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LIVE/WORK AS AN URBAN STRATEGY

THESIS STATEMENT  1.1

 ‘Live/Work’ is a traditional form 
of mixed-use development which has 
become a recent trend in the revitalization 
of many cities throughout the United States. 
Although several models of live/work date 
back to the 1970’s, very little has been 
written or documented concerning this 
subject. Planning and design strategies 
related to this type of development seem 
to have been inconsistent and sometimes 
problematic or controversial. At this stage 
in the progression of the live/work typology, 
a research based investigation resulting in 
appropriate development guidelines could 
prove beneficial for both designers, planners, 
and developers.
 
 This thesis investigation will attempt 
to identify the potential benefits and/or 
drawbacks of ‘live/work’ development in the 
American urban environment, and develop 
a set of clear, informed guidelines by which 
cities might better handle this typology.

PHOTO 1.1: Roo Pho Realty

PHOTO 1.1 Corson-Heinser live/work project, San Francisco CA



INTRODUCTION1.2 RESEARCH QUESTION 3

SECTION 1: INTRODUCTION

1.2  RESEARCH QUESTION

CAN LIVE/WORK UNITS EFFECTIVELY CONTRIBUTE TO THE GOALS OF A 
MIXED-USE URBAN REVITALIZATION STRATEGY?

“If you have a mixed-use 
building, then often times 
the people who are work-
ing are coming from far 
away, so there’s no real tie 
in... A lot of times, truthfully, 
the people who are work-
ing in or owning the shops 
can’t even afford to live in 
the units that are up above. 
That’s what we find a lot 
here. The property prices 
just go up high, and people 
who have started up a shop 
live out in suburban areas 
and drive in.”
                                      
  (Neil Grey, Oakland Planning)  

PHOTO 1.2 Ropeworks live/work project, New Bedford MA
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I. LITERATURE RESEARCH

 1. DESIGN/PLANNING JOURNALS
 2. NEWSPAPER ARTICLES
 3. PLANNING/RESEARCH ORGANIZATIONS

II. INTERVIEWS: SELECTED CITIES

 1. NEW YORK CITY, NY  (PLANNING)
 2. BOSTON, MA  (PLANNING, DEVELOPMENT, DESIGN) 
 3. SAN FRANCISCO, CA  (PLANNING)
 4. OAKLAND, CA (PLANNING)
 5. PORTLAND, OR  (PLANNING)
 6. PHOENIX, AZ  (PLANNING, REAL ESTATE)
 7. TEMPE, AZ (PLANNING) 
 8. TUCSON, AZ  (PLANNING, DEVELOPMENT, DESIGN)

III. CASE STUDY RESEARCH: SELECTED CITES

 1. BOSTON, MA  
 2. SAN FRANCISCO, CA
 3. PORTLAND, OR
 4. PHOENIX, AZ
           5. TEMPE, AZ
 6. SCOTTSDALE, AZ 
 7. LOS ANGELES, CA
 8. ST CHARLES, MO
 9. NEW BEDFORD, MA

RESEARCH METHODS  1.3

 This thesis uses both primary and secondary research methods for 
data collection. Data gathering methods exist in the form of a literature 
review, interviews with professionals in related fields, and case studies.  
 
Literature Review
 
 Existing information related to the topic of live/work is presented in 
the form of an organized literature review. Available sources of information 
on the live/work land use was limited to journal articles, major newspaper 
articles, and related information from various city planning agencies and 
design firms. 

Interview Process
 
 Primary data was acquired through an interview process directed at 
planning and design professionals experienced in issues related to the topic 
of live/work. Data gathered through the literature review allowed a series of 
questions related to the topic and the research question to be developed. 
The results of the interviews have been synthesized and appropriately 
documented.

Case Studies
 
 Information obtained through the literature review and interview 
process aided in the appropriate selection and analysis of a series of 
architectural case studies. Results of the case study process have also been 
synthesized and documented.

 General conclusions have been drawn from the results of these three 
research processes. Conclusions have also been synthesized through the 
drafting of appropriate guidelines for the use of the live/work model of land 
use, and the subsequent development of a site specific prototype design for 
the city of Tucson, Arizona.
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  1.4  LIVE/WORK DEFINITIONS

“Live-work units are a type of mixed-use development, 
combining commercial or manufacturing space 
within the same structure as a residential living space 
for the business owner. They have similar benefits to 
mixed-use development and eliminate altogether 
the need to commute to work. In addition, they 
can provide affordable work and housing space, 
meet the needs of special groups such as artists, 
and serve to incubate new businesses.”       
 

(Municipal Research and Services Center of Washington) 

“Live/work unit” or “live/work space” means a building 
or spaces within a building used jointly for commercial 
and residential purposes where the residential use of the 
space is secondary or accessory to the primary use as a 
place of work.”

[or]

“Live-work unit” means a structure or portion of a 
structure:
(a) That combines a commercial or manufacturing 
activity allowed in the zone with a residential living space 
for the owner of the commercial or manufacturing 
business, or the owner’s employee, and that person’s 
household;
(b) Where the resident owner or employee of the business 
is responsible for the commercial or manufacturing 
activity performed; and
(c) Where the commercial or manufacturing activity 
conducted takes place subject to a valid business 
license associated with the premises.

(American Planning Association)

“Communities today are once again embracing many 
features of traditional town planning, including allowing 
a mix of land uses both within a district and within a 
building. The modern iteration of the live/work option 
exists in two distinct forms: (1) home occupations and (2) 
live/work units. A home occupation ordinance is intended 
to allow modest, low-impact business or commercial uses 
within a residence in a residential zone. Such uses are 
subject to significant limitations on the permitted extent 
of commercial activities, hours of operation, parking, 
and number of employees to ensure that such uses do 
not upset the residential character of the neighborhood. 
In contrast, a live/work ordinance may allow incidental 
residential uses within commercial, office, or industrial 
buildings and zones.”
         
                    (American Planning Association)

 Since the introduction of the contemporary live/work model in 
American cities, government agencies have begun to define the typology 
for the purpose of zoning and building classification. Definitions of live/
work tend to vary from one city to another, and typically depend on the 
different uses that are allowed. Several organizations have attempted 
to derive more standardized definitions of live/work. Limited research on 
the live/work typology has been done by the Municipal Research Center 
of Washington. The American Planning Association has also attempted to 
develop standardized descriptions of live/work and its various permutations. 
It is the intention of this thesis to ultimately derive a planning definition for live/
work. 
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FIG 1.1 LIVE-WITH: “This type of space is what 
most people imagine when they picture a 
typical artists loft. A  live-with unit is typically a 
single space, usually including a mezzanine and 
sleeping space, with kitchen below, looking out 
over a large work space.” 

FIG 1.2 LIVE-NEAR: “In a live-near unit, the living 
portion may more closely resemble an apartment 
or townhouse. The work space is separated by a 
wall or a floor.” 

FIG 1.3 LIVE-NEARBY: “Here the living portion and 
the work space are separated by a short walk, 
across a  courtyard to a converted garage or 
other accessory structure, or up and down an 
exterior staircase.”  

“Live/work is a strange animal which combines residential 
and commercial use, and is at once neither and both. It is 
intrinsically mixed-use, in ways that fly in the face of planning 
regulatuions and building codes. Definitions of live work use 
are far from standardized; for this and other reasons, most 
jurisdictions have elected to reinvent the wheel when it 
comes to regulating live/work.”
         

(Thomas Dolan, Live/Work Institute)

FIG 1.1, 1.2, 1.3: Dolan, Thomas. The Live/Work Institute

 Thomas Dolan, an architect in Oakland CA, founded the Live/work 
Institute to help promote a better understanding of live/work development. 
“The Live/Work Institute is a non-profit organization which was founded 
by Thomas Dolan to advocate, encourage, and assist the development 
of Live/Work and Zero Commute Housing™, and to collect, organize and 
disseminate information about it.” (Dolan, The Live/Work Institute) The Institute 
deals primarily with live/work development in the city of Oakland, but Dolan 
has developed a standard explanation of  the live/work typology, including 
three distinct live/work proximity types. These proximity diagrams may be 
helpful in pursuing the design and approval of a live/work project. 
 

LIVE/WORK DEFINITIONS
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LITERATURE REVIEW  2.1

 Existing literature on the topic of live/work land use and development 
is limited mainly to articles written for major design/developments journals and 
newspapers. Supporting materials include related information from various 
city planning agencies, design firms, and research organizations. This review 
will organize existing literature into three basic areas: (a) history of live/work, 
(b) positive outcomes of the contemporary live/work model, (c) negative 
outcomes of the contemporary live/work model. This review is limited to 
literature related to live/work in the context of urban redevelopment, within 
a selected group of American cities.

(a) The History of Live/Work

 The idea of living and working in close proximity; a home based 
business, or the traditional model of a small shop with living quarters above, 
was quite common in American society up until the late nineteenth to early 
twentieth centuries. With the onset of land-use zoning, designated industrial 
and commercial zones began to displace residential uses. (American 
Planning Association 2003; Urban Land 1999; Dolan *; Dietsch 2008) It was 
also at this time that “stand-alone office buildings began to rise in cities from 
New York to Chicago, to San Francisco.” (Dietsch, 2008, p.23) “In the postwar 
era, facilitated by light rail and the proliferation of automobiles, housing 
moved increasingly outwards from the urban core.” (Urban Land, February 
1999, p.128) Suburbanization became a standard, preferred alternative to 
life in the city, and across the United States, the city became segregated 
into defined land-use zones, as described by Allan B. Jacobs and Donald 
Appleyard in their 1989 essay entitled Towards and Urban Design Manifesto:
 
 Advanced industrial societies took work out of the home, and then out of 
the neighborhood, while the automobile and the growing scale of commerce have 
taken shopping out of the local economy. Thus the city has spread out and separated 
to form extensive monocultures and specialized destinations reachable often only 
by long journeys... Housing was to be removed from its traditional relationship 
facing streets, and the whole circulation system was to be revised to meet the needs 
of emerging mechanization (the automobile). (A.Jacobs/Appleyard)

SoHo
 American cities did not witness a reemergence of live/work until the 
late 1960’s in Manhattan when groups of artists seeking large, inexpensive 
places to work began to occupy abandoned warehouses in a declining 
industrial area now known as SoHo. At that time, spaces were typically 
rented for legitimate work use, but were lived in illegally. (Metroplolis, 1994; 
The New York Times, 1983) “After the trucks that had choked the streets all 
day had left and the factory workers had deserted the area for the Lower 
East Side or Little Italy, artists would pull down black window shades, cook on 
camping stoves, and haul out folding beds. If an inspector showed up, he was 
bribed.” (Metropolis, December 1994, p.40) As city planning officials began 
to move towards various demolition strategies, one of which would have 
replaced the district with a large freeway system, artists and urbanists began 
to advocate for the preservation of the SoHo area as an ‘arts district’. “The 
confrontation turned SoHo into a battleground of urban ideologies whose 
outcome would transform the future of planning in New York and many other 

“The two story Field Pacheo Building in Brownsville Texas exemplifies how 
residential and commercial uses were combined during the early 1900’s. 
A general store occupied the the ground floor... while the living quarters 
were located on the second level. The brick building came to house 
a variety of businesses, including government offices, a dress making 
factory, and an electrical shop - testifying to the adaptablilty of its simple 
design.
                   (Dietsch, pg.23)

FIG 2.1: Dietch, Deborah. Live/Work. 2008, pg.23

FIG 2.1 Field Pacheo Building
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cities. Emboldened by Jane Jacob’s then subversive attacks on large scale 
utopian planning, a coalition of artists (by then thousands had moved into the 
district) and surrounding neighborhood groups had emerged.” (Metropolis, 
December 1994, p.41) Jacob’s critiques on the urban renewal policies of the 
time supported the protection of local neighborhoods and the importance 
of mixed uses, as described in her 1961 The Death and Life of Great American 
Cities: 

The district, and indeed as many of its internal parts as possible, must serve more than one 
primary function; preferably more than two. This must insure the presence of people who go 
outdoors on different schedules and are in the place for different purposes, but who are able 
to use many facilities in common. (J.Jacobs)

 The city eventually approved the preservation of the SoHo district 
and the conversion of its steel industrial buildings into legal live/work loft 
spaces intended for artists. The earliest live/work related ordinance was 
called the Multiple Dwelling Law, passed by the New York City in 1964. This 
made it possible for artists to live in designated manufacturing zoned districts. 
(New York Times, 1986; Metropolis, 1994) “Since 1971, when the city adopted 
a zoning resolution allowing joint living-working quarters for artists certified by 
the Department of Cultural Affairs, it has been legal to live in SoHo only if at 
least one member of a household was certified. By 1976, another amendment 
increased the number of buildings that could be converted to residential 
use...” (The New York Times, January 16, 1983) 

 The artist’s live/work model in SoHo began to serve as model for the 
redevelopment of dying industrial areas in cities throughout the country. 
“Press coverage of the fight drew attention to the area, romanticizing the 
mystique of the lonely, hard working artist. The spatial expression of the 
mystique was the loft, a housing fashion that quickly spread throughout the 
country, and even to the waterside districts in London and Amsterdam.” 
(Metropolis, December 1994, p.41) This “artist’s loft” live/work typology has 
become a common component of modern urban redevelopment.

San Francisco

 As the success of the SoHo arts district began to serve as a 
redevelopment model for other American cities, San Francisco was 
experiencing a similar movement by local artists then occupying it’s ‘South 
of Market’ district in the late 1970’s and 1980’s. “Responding to a national 
campaign by the arts advocacy organization Artist’s Equity, the city revised 
its housing code in 1979 to allow for live/work occupancy. But the revision 
mandated a number of residential features, such as backyard access for 
tenants, that proved unrealistic in urban warehouse districts.” (Architecture, 
July 1996, p.117) It was not until 1988 that the city issued a new live/work 
ordinance specifically permitting the use in industrially zoned districts. As 
residential loans became available to those interested in lower priced live/
work units in this area, San Francisco began to experience rapid development 
of live/work projects. During this period of time between 1988 and 2002, about 
4000 live/work units were developed throughout the city (San Francisco 7x7, 
2002) In an effort to regulate the use and occupancy of these units, the city 
planning commission defined “artists” as the only allowable occupant type, 
and only artists were to be eligible to receive loans for purchase of the live/
work units. “The regulations extend live/work throughout SOMA, but narrowly 
define the type of tenant who can occupy certain spaces.” (Architecture, 
July 1996, p.117) For this and other reasons related to the loosely defined 
ordinance, live/work development would ultimately become an issue in San 
Francisco that to this day has not been fully resolved.

Gentrification and Misuse

 Both the SoHo and SOMA models for artist’s live/work redevelopment 
of urban industrial zones quickly became examples of unforeseen 
developmental success as local ordinances began to permit legal 
conversions of industrial buildings into projects of a more residential nature. 
SoHo was quickly transformed into a “central symbol for the city’s avant-
guard culture. The neighborhood’s success has also made things difficult for 
the small community of artists who first moved there in the late 1960’s. These 
artists, most of whom came to SoHo for its exceptionally large, cheap living 
and working space, have seen rents soar far beyond their reach.” (The New 
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York Times, January 16, 1983) Loosely defined regulations governing artist’s 
certification by the Department of Cultural Affairs resulted in many of the 
artist’s loft units being occupied solely for residential purposes, and in this 
way “laws governing use of the live/work lofts have been violated ever since 
the Loft Law first went into effect.” (The New York Times, August 11, 1996) 
Some tend to see this gentrification process as part of a successful urban 
revitalization cycle, while others feel that the artist’s situation in SoHo was 
poorly handled by the City of New York. 

 In the case of the SOMA district of San Francisco, issues of misuse 
were more severe SoHo gentrification cycle. As residential loan money 
became available, developers were able to promote and sell live/work 
projects to ready and willing buyers, and it soon became clear that the 
projects were not being effectively used for live/work purposes. (Architecture, 
1996; The New York Times, 1997; Urban Action, 2001) “Many of the laws initial 
proponents charge that developers had taken advantage of loopholes in 
the law to produce high-priced designer lofts rather than projects affordable 
to working artists... what appears to have happened is that buyers priced 
out of more established neighborhoods have obtained live/work units under 
false, or at least questionable, pretenses” (The New York Times, April 27, 1997) 
What eventually led to the ultimate demise of this SOMA live/work model 
was the failure of these residential and commercial uses to blend with the 
machine noise and pollution of remaining industrial users in the area. Most 
of the projects in this case have been developed as new construction, 
with a large number of the units contributing to what has become known 
as the ‘dot-com boom’. “The dot-com boom brought hordes or young 
technophiles to the city, and they took up residence in SOMA, working out of 
their lofts. They were followed by single professionals and couples who liked 
the modern aesthetic of the lofts but commuted to their jobs elsewhere.” 
(San Francisco 7x7, 2006) These issues led to the eventual repeal of the 1988 
ordinance allowing live/work projects in San Francisco in 2002. (San Francisco 
Business Times, 2002; San Francisco 7x7, 2006) Of the 4000 live/work units built 
between 1988 and 2002, it is estimated that between 5 and 30 percent of the 
units are effectively being used for live/work uses. (The New York Times, 1997; 
San Francisco 7x7, 2006)

The Spread of Live/Work

 Despite the various issues experienced as a result of the artist’s live/
work movements in New York City and San Francisco, the live/work model 
continued to develop in American cities. Many cities around the country 
have recently adopted live/work ordinances to compliment mixed-use 
redevelopment strategies. (Dietsch, 2008) In most of the earliest examples, 
live/work projects were developed as conversions of existing warehouse 
stock, following the SoHo model. In many cities, live/work was initially only 
permitted as a use in existing building renovations. “Most live/work projects are 
in converted buildings because of the economics: It is less costly to renovate 
a building than to start from scratch. But as live/work developments become 
increasingly popular, scattered projects are developing specifically for live/
work.” (Commercial Investment Real Estate, November/December 1997) It 
can also be noted that the recent demand for live/work has come with the 
increased ability of professionals to work from computer stations in smaller 
work spaces. “While the Industrial Revolution separated the workplace from 
the home, the information age has reconnected them.” (Dietsch, p.23)

  Portland, Oregon’s ‘Pearl District’ serves as another example of a 
former industrial area transformed by artist’s live/work uses. Many of the area’s 
developers claim that live/work units have served as a “key building block” 
in the overall revitalization of the district. (Daily Journal of Commerce, August 
25, 2004)  “In the past, developers have used artists to promote their projects 
and then raised their rents and forced the artists out.” (Portland Tribune, April 
22, 2008) Although gentrification has been met with mixed responses in the 
Pearl District, it is generally felt that urban revitalization in the area has been 
successful. In recent years, artist specific affordable live/work projects have 
been developed in Portland and surrounding areas in an attempt to retain 
an artist’s community. (Portland Tribune, 2008) 

 The City of Boston is another case of a city interested in retaining 
its artist’s population through the promotion of affordable live/work space. 
“Mayor Menino launched the city’s Artist Space Initiative in 2002 to survey artist 
space needs in the city and cultivate more live/work space opportunities. 
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Several city agencies, including the Boston Redevelopment Authority (BRA), 
Department of Neighborhood Development (DND), Inspectional Services 
Department (ISD), the Mayor’s Office of the Arts, Tourism and Special Events, 
and the Environmental Department are working on creating new spaces 
for artists to live and work.” (Boston Redevelopment Authority) This initiative 
followed the 2001 “artists mixed-use” designation, which allows artists live/
work projects to be developed in industrially zoned areas in the city. Artists 
must be certified with the BRA on five year cycles in order to be eligible for the 
live/work spaces. The Boston Redevelopment Authority has complimented 
this with a set of design guidelines aimed at creating safer, more effective 
artist live/work units. Currently, Boston has not devised provisions for non-artist 
live/work projects, but does permit limited home occupation uses. (Boston 
Redevelopment Authority) The city’s goals are aimed at creating an artist’s 
presence in the city rather than using live/work as an urban redevelopment 
strategy.

 The Bay Area cities of Berkeley and Oakland have both crafted 
live/work allowances with a careful eye on the situation experienced by 
San Francisco. In 1999 Berkeley issued a live/work ordinance entitled “Live/
Work Provisions”, carefully describing the legal requirements for any live/
work unit, not limited to artists use. Berkeley’s ordinance requires that the 
live/work resident to hold a valid business license in order to legally occupy 
the unit. (City of Berkeley Planning and Development Department) Up until 
2003, Oakland only allowed live/work to occur in building conversions, and 
not in new construction projects. The city defines live/work as “Joint Living 
and Working Quarters” in a 2003 planning provision. (Oakland City Planning 
Commission)

 As larger established cities have incorporated live/work into arts 
related redevelopment strategies, many smaller towns have begun to adopt 
provisions for live/work as a means of promoting economic development. 
New Urbanist developments such as Kentlands, Maryland, and New Town, 
Missouri, have returned to a more traditional model of live/work, placing 
living quarters above a storefront retail unit. (Dietsch, 2008; Inman News, 2001) 
These New Urbanist models are aimed at creating pedestrian environments 

through the model of a traditional town structure. 

(b) Live/Work: Positive Outcomes

 Although the contemporary live/work model is relatively young, 
there are many who feel that it has had measurable positive impacts on 
the redevelopment of cities and towns in America. The typology’s earliest 
existence as artist loft spaces has proven its potential for revitalizing urban 
areas through arts uses in many different cities. More recent developments 
have shown that different variations of non-arts related live/work projects can 
also be successful. “In his recent book Common Place, Douglas Kelbaugh 
argues that when used strategically in developing new towns or in urban 
revitalization, live/work structures can serve as a buffer between residential 
and commercial areas, and that the flexible space on the ground floor ‘is 
easily adaptable for use as a home office, small daycare facility, or rental 
unit’” (Urban Land, February 1999, p.128)  Live/work has been viewed as a 
building block for pedestrian oriented neighborhoods, as well as a ‘bridge’ 
to active retail or commercial uses. (Portland Development Commission)  
“On another front, new urbanists have advocated live/work as a sustainable, 
commuter friendly model for creating human scale places.” (Urban Land, 
February 1999 p.128) “Advocates of smart growth claim that mixing stores, 
offices, and housing reduces sprawl and saves natural resources by limiting 
residential and commercial development to a single location. It also helps 
improve air quality by reducing the number of commuters and cars on the 
road.” (Dietsch, p.26) The live/work model occurs in many forms, and this 
may be one of its virtues. “Perhaps one of the most attractive features of the 
live/work model is its adaptability to a variety of settings and land use plans.” 
(Urban Land, February 1999, p.128)

(c) Live/Work: Negative Outcomes

 The development of a contemporary live/work model has not been 
without its issues, and most of these problems have resulted from the misuse 
of the unit type on the part of developers, banks, and occupants. In most 
cases, it has been a lack of clarity in the adopted live/work provisions that 
have allowed this misuse to occur. (New York Times, 1997) The case of San 
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Francisco exemplifies these issues surrounding misuse of live/work projects.  
“The (San Francisco) ordinance had lax regulations that were easily subverted 
by a real-estate industry eager to covert warehouses and workshops into 
overpriced commercial or residential spaces.” (Metropolis, June 2002, p.60)

 Enforcement of live/work regulations has been another problem 
for San Francisco. It became important for the SOMA district to regulate 
the intended use of live/work in order to maintain the integrity of a still 
functioning industrial zone. The result of this is well expressed by local arts 
activist Deborah Walker as she states “The group recommended a repeal of 
the 1988 ordinance. All of us agreed that the ordinance, as it was written – 
and for the intention it was written – failed because it was unenforceable.” 
(Deborah Walker, Metropolis, June 2002, p.60)  

 It should also be noted that even today, many cities have not clearly 
defined the live/work land use with a specific provision or ordinance, which 
can make it very difficult for designers and developers to realize these types of 
projects.“Some zoning boards and city agencies are still reluctant to approve 
businesses in residential areas or living spaces in commercial districts. Even 
when approved, a live/work building must often comply with commercial 
building codes, resulting in costly construction of fire rated separations, 
staircases, ramps, and parking spaces to meet local requirements.” (Dietsch, 
p.28)

Conclusions

 There are many variations of this contemporary model of live/work 
development, ranging from the all inclusive loft, to a home office, to a 
variation with separate living quarters above a storefront retail unit. It is clear 
that the contemporary live/work model was first introduced by artists looking 
to economize by combining living and working spaces. This type of artists 
live work seems to have successfully aided the revitalization of urban areas 
in major cities throughout the United States. Many cities have developed 
zoning designations to accommodate live/work development; however 
definitions of the use have not been standardized. Zoning regulations vary 

greatly, and it is unclear whether any city has devised a set of planning 
regulations for live/work that can successfully avoid the misuse issues that 
have affected San Francisco. The City of Berkeley’s live/work ordinance 
seems to be the most clear and complete designation of those looked at 
in this review. Some cities, such as Boston, have clearly defined their live/
work needs, and have complimented those needs with a clear set of design 
guidelines. In addition to its potential effectiveness in promoting urban 
revitalization, more traditional forms of live/work also may be capable of 
promoting economic development in new or smaller developing cities and 
towns. The potential for various different forms of live/work development to 
be effective in urban revitalization efforts seem promising in some cases, but 
certainly must depend on a variety of different factors, including location, 
unit type, and local economy.
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2.1.2  LIVE/WORK PLANNING In 1964, New York City passed the first zoning legislation to effectively 
allow live and work uses within the same unit. Since that time, most major 
cities in the United States have developed a legal allowance for live/work 
development. Given the different planning motivations behind these com-
bined uses, and the varying zoning conditions within American cites, zoning 
designations for live work vary greatly from one city to another. Where some 
cities have defined specific legislation defining live/work allowances, others 
have chosen to simply allow it under a broader mixed-use category. Similarly, 
the zones in which live/work uses are permitted also vary between different 
cities. In the chart below (FIG 2.2) the major cites chosen for this research are 
listed according to the year live/work was incorporated into zoning code. 
On the next page (FIG 2.3) is a matrix comparing the cities live/work zoning 
allowances.

“Certification is required by the city’s zoning resolution, which permits 
artists to live and work in Soho and Noho, manufacturing-zoned 
districts. The State Legislature made this arrangement possible in 
1964, when it ammended the Multiple Dwelling Law to permit joint 
living-working quarters for artists in commercial and industrial lofts in 
locally designated areas.”        
                          (The New York Times, January 16, 1983)

NEW YORK CITY, NY - 1964  ARTICLE 7-B ‘JOINT LIVING AND WORKING QUARTERS’

SAN FRANCISCO, CA - 1988  LIVE/WORK ORDINANCE FOR INDUSTRIAL ZONES

PORTLAND, OR - 1997  M-U ZONE IN RIVER DISTRICT, 2004 LIVE/WORK ORDINANCE 33.583.280

BERKELEY, CA - 1999  CHAPTER 23E.20 LIVE/WORK PROVISIONS

BOSTON, MA - 2001 ‘ARTIST’S MIXED USE’ DEFINED AS A RESIDENTIAL USE IN INDUSTRIAL AREAS

SEATTLE, WA - 2003  CITY ORDINANCE #121196 ‘LIVE-WORK UNIT’ LEGISLATION

OAKLAND, CA - 2003  ZONING AMMENDMENT 17.102.090 JOINT LIVING AND WORKING QUARTERS

PHOENIX, AZ - 2004  GENERAL PLAN DEFINES LIVE/WORK AS MIXED-USE

TEMPE, AZ - 2007  SECTION 3-414 (AMMENDMENT) LIVE-WORK DESIGNATION

TUCSON, AZ -  2008  ‘ARTISAN RESIDENCE’ DESIGNATION IN COMMERCIAL ZONES

FIG 2.2  Timeline of live/work zoning designations for selected American cities
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FIG 2.3  Comparison matrix: Zoning designations for selected American cities
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LIVE/WORK LEGISLATION  2.1.2

 (FIG) 2.3 A matrix has been 
developed in order to compare live/work 
legislation in the cities examined for this 
research. Cities are listed in order of the 
conception legislation permitting live/
work uses. 
 The first comparison category 
indicates the types of live/work that are 
being accommodated by the particular 
city. The “Artist Restricted” category in 
this column refers to live/work allowances 
that are restricted to working artists. 
“Professional” live/work units refer to 
market rate live/work units that are not 
necessarily restricted to artists. 
 The second category defines 
whether or not the ordinance allowing 
live/work for the particular city actually 
defines/addresses live/work. Some cites 
allow live/work as mixed-use, and do 
not specifically address live/work in the 
ordinance. 
 The matrix also includes an 
indication of which zones allow live/work 
uses for the particular city. Commercial, 
Mixed-Use, and Industrial zones tend to 
allow live/work units. Residential zones 
tend to allow some less intensive form 
of live/work as a “home occupation” 
allowance. Currently, the city of Somerville 
has only approved live/work projects 
under the home occupation allowance.
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2.1.2  PLANNING GUIDELINES

103. Where Live/Work Units Are Permitted:
(1) Live/work units are permitted in all commercial [and manufacturing] zones.
Comment: This provision allows the option of allowing live/work units in 
manufacturing or industrial zones. The city of Oakland authorizes this; Seattle 
does not. Seattle’s decision to limit such uses to commercial districts reflects 
a city policy of protecting manufacturing districts from encroachment and 
displacement from residential or other uses. Seattle does, however, conditionally 
permit artist’s studio/dwellings—which are regulated separately from general 
live/work units—in manufacturing zones.
(2) Any commercial use permitted in the zoning district applicable to the property 
is permitted in the live/work unit.
(3) Live/work units at street level are prohibited where single-purpose residential 
structures are prohibited.
(4) Where permitted, live/work units located at street level are subject to the 
development standards for ground-floor retail or commercial establishments as 
follows, and any additional standards for ground-floor commercial establishments 
provided in section ___ of the [zoning ordinance]:
 (a) A minimum of 80 percent of a structure’s street front facade at  
 street level shall be occupied by nonresidential uses.
 (b) A minimum of 51 percent of the portion of a structure’s street front  
 facade that contains required nonresidential use shall be at or above  
 sidewalk grade.

 (c) In districts where live/work units are permitted at street level, the  
 live/work unit shall have a minimum floor-to-floor height of [13] feet.
 (d) In districts where live/work units are permitted at street level,  
 parking for live-work units on neighborhood commercial streets and in  
 mixed-use zones is prohibited in front of the building.
 (e) Live/work units that exceed [2,000] square feet must have at least  
 two exits.
 [(f) Within each live/work unit, the living area shall not exceed [one- 
 third] of the total floor area of the unit.]

104. Business License Required
At least one resident in each live/work unit shall maintain a valid business 
license and [zoning permit] for a business on the premises.

105. Parking
For live/work units of less than [2,500] square feet, one parking space is 
required for each unit. For live/work units greater than [2,500] square feet, 
required parking will be based on the applicable parking standard for the non-
residential use or the closest similar use as determined by the [zoning adminis-
trator].

FIG 2.4  American Planning Association: A Model Live/Work Ordinance

 In 2006 The American Planning Association issued Model Smart 
Land Development Regulations, a series of guidelines dedicated to sensible 
development practices. Included in this study was a set of guidelines 
targeting live/work development entitled A Model Live/Work Ordinance. The 
guidelines attempt to address the current live/work development situation 

being faced by major American cities, and lay out a set of regulations that 
may be applied to city zoning ordinances. It should be noted that the study 
makes references to live/work allowances in Seattle and Oakland. It is unclear 
whether any other cities were included in research for these guidelines.

AMERICAN PLANNING ASSOCIATION: MODEL LIVE/WORK ORDINANCE

FIG 2.4 : American Planning Association, Smart Land Development Regulations, Sec. 4.2 Model Live/Work Ordinance, 2006
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DESIGN GUIDELINES  2.1.3

 Of the cities chosen for this research, two have developed live/
work design guidelines; New York and Boston. Oakland is currently in the 
process of developing similar design guidelines. Figure 2.5 below shows the 
Boston Redevelopment Artist Live/Work Guidelines as drafted in 2003 for the 
city’s Artist Space Initiative. 

“We’re really being careful about the live/work that we want to possibly 
permit in the industrial areas. We don’t want the same thing to happen 
(that happened in San Francsico) so we’re developing design guidelines 
for the units, to try to make sure that they’re work/live. It’s a little bit difficult 
in terms of the strict separation between the live and the work parts.” 
                (Neil Grey, Oakland City Planning Commission)

FIG 2.5  Boston Redevelopment Authority: Artist live/work design guidelines

1. Space Requirements:(i) A minimum of 1,000 square feet of live/work space for one 
artist is required.
(ii) Work-only spaces must be at least 150 SF.
(iii) Where separate live and work spaces are provided, the minimum
combined area must be 1,000 SF.
2. Accessibility: (i) Studios and hallways should be of oversize width to accommodate
the shipping of large works.
(ii) Loading bays should be located directly adjacent to a direct route
to elevators.
(iii) Freight elevators should be provided to carry oversize/overweight
objects; and allow for noise, weekend and late night deliveries.
(iv) All space should be ADA adaptable and a reasonable number
should be ADA accessible.
3. Security: Security should reflect the needs of artists who have on-site sales,
employees and customers.
4. Fire Safety: (i) Fire protection systems should include the ability to address
industrial accidents.
(ii) Fire insulation should be adequate for open flames.
(iii) Live-work space, particularly those where there are children living
in the unit, should include an appropriate separation between
live and work areas (such as a fire wall).
(iv) Electrical capacity should meet the various needs of different art
forms.
5. Lighting: (i) The window-to-room ratio needs to be adequate for natural light.
The ideal source of light for workspace is from the north.
(ii) Interior or “borrowed light” is especially important for deep spaces.
Track lighting for studio photography/ dance/theater is
preferred.
6. Noise: Wall and floor construction needs appropriate “sound transmission coefficient”

to prevent the transmission of sound from machinery, equipment or
repetitive tasks.
7. Indoor air quality:
(i) Special ventilation and air handling techniques should be tailored
to ensure the safety and health of resident, visitors and neighbors.
(ii) All spaces need to provide venting via the outside wall while
providing a central ventilation system to the roof.
8. Ceiling heights: Should allow for the creation of large works and large equipment,
including machinery and lighting.
9. Floors: (i) Should be constructed to provide extra weight-bearing capacity. It is
not necessary that they be highly finished.
(ii) An upgrade package (sprung wood floors) for dance/theater
performers should be included.
10. Minimum Fit-Out: (i) The minimum level of fit-out that is required to obtain a 
Certificate of Occupancy Permit from the Inspectional Services Department
and that meets artists’ needs for open and flexible space is desired.
(ii) Plumbing should include easy installation of slop sinks if needed.
(iii) Project should be fully wired for new technologies.
11. Dumpster Capacity: Oversize dumpster capacity should be provided.
12. Toxic and Hazardous Material Disposal: Containers should be provided for the
disposal of toxic/hazardous materials (such as turpentine/paints).
13. Common Areas: (i) Common space or meeting space may include display space for
both art work and rehearsal.
(ii) On-site laundry should be provided.
(iii) Some artists will consider shared baths/kitchens
if it reduces unit cost.
(iv) Access for outdoor work area should be provided to all tenants.

BOSTON REDEVELOPMENT AUTHORITY: ARTIST LIVE/WORK SPECIFIC DESIGN GUIDELINES

FIG 2.5: City of Boston, Boston Redevelopment Authority, Artist Space Initiative, 2003
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2.1.4  LITERATURE FINDINGS
 Existing literature on the topic of live/work has yielded 6 major points 
that should be noted as findings of the research. These points are illustrated 
below (FIG 2.6). 

“Live/work... is seen by its advocates not just as an amenity for artists, but 
as a key economic tool for the post-industrial age. In fact, the concept 
largely exists in its modern form thanks to the slow-motion death of 
America’s manufacturing sector. In the ‘70s, planners, developers, artists 
and architects pushed for changes that would legalize new uses for the 
abandoned factories, warehouses and workshops festering in cities across 
the country.”    
             (Willamette Week, June 8, 2005)       

I. “LIVE/WORK” IS A TRADITIONAL TYPE OF URBAN “MIXED-USE” THAT HAS BEEN REINTRODUCED IN 
U.S. CITIES SINCE THE 1970’S.

II. MANY CITIES ORIGINALLY INTRODUCED “LIVE/WORK” TO ACCOMMODATE THE NEEDS OF LOCAL 
ARTISTS, AND SEVERAL OF THESE CITIES HAVE DEVELOPED ARTIST CERTIFICATION PROCESSES.  

III.  MOST CITIES HAVE NOW DEVELOPED ZONING DESIGNATIONS TO ACCOMODATE “LIVE/WORK”, 
ALTHOUGH THE PLANNING DEFINITION FOR “LIVE/WORK” HAS NOT BEEN STANDARDIZED. 

IV. “LIVE/WORK” DEVELOPMENT HAS RESULTED IN SOME SUCCESSES, AND SOME CONTROVERSY 
FOLLOWING ITS RECENT POPULARITY AS A MODERN LAND-USE.

V. SOME CITIES HAVE BEGUN TO DEVELOP DESIGN GUIDELINES AIMED AT CREATING SAFER, MORE 
FUNCTIONAL “LIVE/WORK” SPACES.

VI. “LIVE/WORK” MAY BE AN EFFECTIVE MEANS OF PROMOTING ECONOMIC DEVELOPMENT WHEN 
USED PROPERLY IN AN URBAN SETTING.

FIG 2.6  Findings from literature research

6 IMPORTANT POINTS IDENTIFIED THROUGH LITERATURE RESEARCH:
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FIG 2.7  Sample interview questions: Bold indicates questions aimed at research focus

INTERVIEW PROCESS  2.2.1

1. Can you explain how the City of ___________ has classified “live/
work” from a planning standpoint, and describe what types of live/
work development have been allowed thus far?

2. Are there certain zones within the city that “live/work” is restricted 
to?
 
3. Has the city looked favorably upon live/work projects, and has 
that view changed over time?

4. I have found that in certain cities, “live/work” development has 
only been permitted in the reuse/conversion of existing buildings. 
Does the City of _________ allow “live/work” in new construction?

5. Are there any live/work projects currently up for approval with 
the city?

6. Many live/work projects around the country are only available 
to artists, either by the developer’s designation, or due to the city’s 
live/work ordinance, does the city of __________ restrict the types of 
work that can occur in these units?

7. Does the City of __________ allow a home occupation in 
residential zones? How does this designation compare to the “live/
work” allowances?

8. Has the City of __________ issued any design guidelines for live/
work development? 

9. What kind of urban impact to you feel that “live/work” 
development could have on cities and towns if it were to become 
more standard and widely accepted?

10. Do you feel that any of the completed live/work projects in the 
City of ____________ have begun to contribute to a revitalization 
of urban communities, or a movement away from the commuter 
lifestyle?

11. Mixed-use projects have become very popular as cities and 
towns try to breathe life back into urban areas by allowing residential 
and commercial activities in the same building. Do you think that 
having actual “live/work” units offer any further advantages over 
mixed-use in revitalizing urban communities? 

12. Do you feel that there is a need for subsidized or affordable live/
work projects? 

13. “Live/work” luxury condos seem to be a new urban trend. 
Do you think that in some cases, units that don’t really have an 
adequate work space are being falsely promoted by developers 
as a marketing strategy? 

 A series of interviews were conducted in order to gather additional 
information about the contemporary live/work land use model. This primary 
research is intended to compliment the limited information gathered through 
literary research. Interviews were given to a series of planning, development, 
and design professionals experienced in the topic of live/work. 
 Individuals were selected from the already researched cities of New 
York, Boston, San Francisco, Oakland, Portland, Phoenix, Tempe, and Tucson. 
Major cities were chosen based on their unique live/work history and/or 
unique current live/work situation. The chosen cities are intended to represent 

a basic spectrum of the existing American live/work models. Arizona cities 
were chosen due to their proximity and developmental similarity to the target 
city of Tucson. 
 Interview questions were crafted in an attempt to gain a general 
sense of the live/work scenario within the given city, and then to focus on 
issues of live/work and it’s potential for urban redevelopment. Although a 
standard set of questions was constructed, each interview was individually 
tailored towards the specific area of expertise of the given professional. 
During most interviews questions shifted as unanticipated topics surfaced.

SAMPLE INTERVIEW QUESTIONS
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2.2.2  INTERVIEW FINDINGS
1. Demand For Live/Work

 In most of the cites examined, professionals in the field of planning, 
development, and real estate felt that there is a current demand for live/
work units in the form of artist lofts and also in the form of professional live/work 
units. In many cases this demand may be stifled by the current economic 
conditions in the housing market. It should also be noted that the demand for 
professional live/work units is limited to a specialized niche of the population; 
those pursuing small businesses. Typically these individuals require a relatively 

I. DEMAND: THERE IS A REASONABLE DEMAND FOR LIVE/WORK UNITS AMONG A CERTAIN  PERCENTAGE OF SMALL 
BUSINESS OWNERS AND ARTISANS.

II. MOTIVATIONS:  AMERICAN CITIES SEEM TO HAVE TWO MAIN MOTIVATIONS TO PURSUE LIVE/WORK DEVELOPMENT. 
A GIVEN CITY MAY DISPLAY ONE OR BOTH OF THESE MOTIVATIONS:
 1. ATTRACT ARTISTS TO STAY IN/MOVE TO THE CITY
 2. ECONOMIC DEVELOPMENT/REDEVELOPMENT

III. LIVE/WORK TYPES: DIFFERENT NEEDS/MOTIVATIONS HAVE RESULTED IN A VARIETY OF TYPES OF LIVE/WORK UNITS. 
ONE OR SEVERAL OF THESE TYPES MAY BE PREDOMINANT IN A GIVEN CITY OR CITY DISTRICT.

IV. MISUSE ISSUES: MISUSE OF LIVE/WORK ON THE PART OF RESIDENTS AND DEVELOPERS SEEMS TO BE PRESENT IN 
MOST CITIES OBSERVED. NO REAL ENFORCEMENT POLICIES HAVE BEEN PUT IN PLACE IN ANY OF THE INTERVIEWEE’S 
CITIES.

V. MIXED-USE VS. LIVE/WORK: LIVE/WORK PROJECTS MAY OFFER SOME BENEFITS NOT ACHIEVED BY MIXED-USE ALONE. 
THESE CAN INCLUDE AN ELIMINATION OF THE AUTOMOBILE COMMUTE, AND MORE AFFORDABLE COMMERCIAL 
SPACES.

VI. URBAN REVITALIZATION:  DEVELOPMENT OF CERTAIN TYPES OF LIVE/WORK PROJECTS OR UNITS IN A CERTAIN 
URBAN DISTRICT MAY HELP TO REVITALIZE THAT DISTRICT, OR CONTRIBUTE TO THE ‘INCUBATOR CYCLE’

FIG 2.8  Findings from interview process

6 IMPORTANT POINTS IDENTIFIED THROUGH INTERVIEW PROCESS:

affordable live/work situation. Artists also tend to require affordable live/work 
units, and typically purchase smaller units with a combined live and work 
space.

“We do see a demand for live/work spaces that is a much broader demand. 
It’s out there already, the massage therapist, the architect, the tech 
designer… lots of people are already doing it. We get a lot of people who 
try to apply who are working other jobs, and they may or may not fit into the 
guidelines that we have established. But I see the demand.”
   (Heidi Burbidge, Boston Redevelopment Authority)
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2. Live/Work Motivations

 The interview process revealed the presence of at least two distinct 
goals that have motivated cites to pursue live/work as a type of land-use. 
(1) A strategy for providing affordable housing and work space for artists 
to make it attractive for them to stay in or move into the city, and (2) As an 
economic development strategy. It was relatively consistent that older, more 
established cities, seemed fall into the first category. New York City, Boston, 
and San Francisco all were primarily motivated to provide space that would 
be strictly available to artists. New York and Boston have recently developed 
extensive certification processes to assure that occupants are serious artists. 
Portland, Oregon has displayed a mix of both of these motivations for 
allowing live/work. Many smaller cities and towns surrounding Boston, such 
as Lowell and New Bedford, mainly fall into the second category. Both of 
these cities have a surplus of warehouse stock, and are open to many forms 
of economic development, making it very easy for developers to pursue a 
live/work project in these areas. Phoenix, as well as neighboring Tempe, both 
cities with less dense downtown areas, also fall into the second category. 
Several live/work projects have been completed in these areas as part of 
strategies intended to stimulate urban development. Tucson may effectively 
fit into both the first and second category, although no live/work projects 
have yet been developed in this city.

“I think... that it depends what your goals are, and it depends what the 
context is. Different cities have different goals and different projects have 
different goals. I’ve noticed a big difference in what we’re doing and what 
other cities in Massachusetts are doing. A lot of the formally or still industrial 
cities like Lowell have existing building stock, and their goal is economic 
development.... In Boston, there is just so much demand for space that our 
goals, at least with this initiative, is how can we keep artists here, so we want 
to be strict about it. Some of the other benefits, the walking lifestyle, come 
along with that.”
   (Heidi Burbidge, Boston Redevelopment Authority)

3. Variety of Live/Work Types

 The interview process revealed the existence of several different 
variations of the live/work unit. These include, but may not be limited to: 
artisan loft style live/work units, ‘luxury’ loft live/work units, storefront style 
live/work units, and home occupations. Several of the cities examined also 
revealed the presence of projects that are marketed as live/work buildings, 

but may or may not be effectively designed as live/work. The ‘luxury’ style 
units are a variation of the artisan loft, marketed towards higher income 
individuals using the appeal of the industrial style urban loft. These units seem 
to be the most common in the examined cities, and it is unclear whether or 
not many of these live/work units are really being used for both residential 
and commercial uses. Many of the ‘luxury’ loft projects can be found in the 
SOMA district of San Francisco, and may have contributed to misuse issues 
in this area. Some of the more clear and successful live/work projects exist 
in the form or storefront units with a live space combined. Examples of these 
live/work units can be found in Portland, Phoenix, and the new urbanist 
communities of Kentlands and New Town.

“As the boundaries between personal and professional lives blur, that is almost 
a rhetorical question. In my inspections, I see increasing evidence of this. Most 
of the tenants who occupy the lofts now are highly affluent professionals in all 
kinds of fields (not just creative or artistic) and they all seem to use the space 
for work (in most cases with an array of assistants and cohorts also working 
alongside), since the large open expanse is easily demarcated.”
               (Sumeet Sood, New York Loft Board)

4. Misuse of Live/Work

 One of the most widely discussed topics throughout the interview 
process was the misuse of live/work and enforcement of live/work legislation. 
Since the earliest days of artists’ lofts in New York, the city has revised its artist 
certification process in order to assure that affordable live/work units are made 
available only to working artists. Previously discussed issues with live/work in 
San Francisco were reinforced by interviews with the planning commission. 
The city has since developed Industrial Protection Zones, and repealed its 
live/work allowances. Where the adjacent Bay Area cities of Berkeley and 
Oakland are aware of these problems and have appropriately proceeded 
with caution in their own live/work allowances, cities in the southwest, such 
as Phoenix, Tempe, and Tucson, seemed oblivious to the potential planning 
issues associated with the misuse of live/work. It appears that many of the 
issues of misuse have stemmed from a lack of clarity in zoning, building codes, 
and code enforcement related to live/work uses. Smaller or less established 
cities are interested in using mixed-use and live/work to stimulate economic 
development, and tend to be much more lenient in building allowances in 
hopes of promoting any type of growth. It is possible that allowing live/work 
in these cities could result in future urban development problems. Tempe’s 
live/work policy provides a perfect of example of a lack of clarity in this 



RESEARCH 212.2.2 INTERVIEW FINDINGS

SECTION 2: RESEARCH

situation. Tempe has defined a mixed-use designation that allows projects to 
be built in specific zones and affords the developer certain density benefits. 
The city also allows live/work to qualify as a mixed-use project; a live/work 
component effectively allows a project to be built in a mixed-use zone. 
Several interviewees described a tendency of developers to promote a 
fundamentally residential project as ‘live/work’, and then allow it to revert to 
residential use once it has been approved by the city. Currently Tempe does 
not have a means for enforcing commercial uses in live/work, and could be 
effectively allowing residential projects to infiltrate a mixed-use zone, similar 
to the case of the SOMA district. Tempe planners seem unconcerned with 
this possibility. City planner Ryan Leveque explains this: “We have our zoning 
districts called ‘MU’ districts, mixed-use zoning districts. Whenever someone 
requests to get into a mixed-use category, we require a commercial and a 
residential component. You can’t have one and not the other; you have 
to have both to meet the mixed-use designation. We’ve allowed the live/
work component to be determined for allowing mixed-use.”  Leveque later 
claims that: “For a designated mixed use district that allows both uses on site, 
I don’t think we would really get into regulating, because we design it so that 
it is a viable component, but if the market is not there and they’re not using 
it, we don’t see it as a big hindrance by just allowing it as a residence.” It is 
potentially dangerous for these younger cities not to learn from the mistakes 
made by cities like San Francisco.
     
“I think it happens a lot as a strategy to get projects adopted. They’ll say  it’s 
live/work and people like that idea and it’s a sort of new type of housing and 
it’s a way of selling it. Sometimes we’ll only allow it in certain areas, we won’t 
allow residential; we only allow live/work. So they sell this live/work to us, and 
then it ends up not being that.  A lot of times, we find that it gets approved 
as ‘live/work’, and then they’ll call it luxury lofts or they’ll call it lofts, and the 
work part of it gets toned down.”
          (Neil Grey, Oakland City Planning Commission)

5. Live/Work and Urban Revitalization
 There were many indications throughout the interview process that 
live/work is a type of land use that could be effective in contributing to urban 
redevelopment or revitalization. This seems to be most readily apparent in 
the redevelopment of Portland, Oregon. It seems that live/work has been 
used as a very effective strategy for establishing retail/commercial activity 
in urban redevelopment areas. Barbara Shaw, of Portland Development 
Commission states “...It’s actually a quite popular building form right now. 

It is my impression that a lot of times it is used when the retail market hasn’t 
necessarily been established, and so it’s a bridge use. In the beginning they 
advertise it as live/work, and meet that need of having active retail on the 
ground floor. Then as that market picks up and the use for that first floor 
might be more profitable as more of a retail focus then that use might shift.” 
This type of live/work use is more appropriate for cities with less established 
downtown areas looking to establish more of an urban environment. Phoenix 
has begun to allow these sorts of projects, with noticeable success in a project 
situated north of the downtown on Roosevelt St, Artisan Village. The project 
has effectively transformed a section of the street into a pedestrian oriented 
retail environment, with several successful shops and cafes occupying the 
live/work spaces, and a commercially zoned corner condition. 

“I can see it as an urban design strategy, and in areas like Phoenix and 
Tucson, which have much more of an urban mindset, I can understand why 
they would want to have people coming into downtown to live and liven 
the downtown to make it hip to be downtown again. And it’s a reasonable 
strategy like I say; Los Angeles did this pretty effectively on Spring Street. “
         (Paul Lord, San Francisco Planning Department)
                                                                
6. Live/Work and Affordability
 
 One prominent topic that appears to have affected the development 
of the live/work typology is the issue of affordability. As artist’s loft live/work 
spaces became a sought-after form of urban housing, artists themselves 
had a tendency of being priced out of the units. Typically the type of small 
business owner that would effectively utilize and benefit from a live/work unit 
will be a lower or moderate income individual. The growing popularity of live/
work could make these units financially inaccessible to those for whom they 
are intended. Cities interested in providing live/work space for artists, or using 
live/work as a means of economic development, should carefully consider 
the projected price of units. Lower cost building methods or affordable 
housing strategies could help to make live/work units more accessible to their 
target occupants.

“I think there are a lot of people that want (live/work). I get them all the time 
coming in here wanting it. But when I tell them there are none available and 
not even for rent they are disappointed, and then when I tell them what I 
think the value would be, which I say is around 400, quite a few of them say 
they can’t afford that.”
                  (Chris F Campbell, Roo Pho Realty)
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5 TYPES OF LIVE/WORK  2.2.3

1. ARTISAN LOFT
-COMBINES LIVE AND WORK SPACES IN ONE SPACIOUS UNIT
-CONTAINS A LOFT SPACE WHICH MAY BE DESIGNATED FOR THE   
LIVE OR WORK ACTIVITIES
-TYPICALLY FOUND IN OLDER WAREHOUSE STYLE REUSE PROJECTS
-HIGH CIELINGS UTILIZE NATURAL NORTH DAYLIGHTING
-TYPICALLY DO NOT HAVE A PUBLIC COMMERCIAL INTERFACE
-LIVE TO WORK RATIO TYPICALLY DETERMINED BY OCCUPANT
-MAY BE AFFORDABLE HOUSING
-INDUSTRIAL, RESIDENTIAL, OR MIXED USE CLASSIFICATION

2. LUXURY CONDO

-USUALLY PART OF A LARGER CONDOMINUM COMPLEX
-MAY BE ONE OR TWO LEVELS, MAY HAVE A LOFT
-TYPICALLY DOES NOT HAVE A PUBLIC COMMERCIAL INTERFACE
-CAN BE ONE OR TWO LEVELS, MAY HAVE A LOFT SPACE
-WORK SPACE IS TYPICALLY 25% OR LESS OF TOTAL AREA
-MARKET RATE PRICE RANGE
-MANY OF THESE UNITS MAY NOT BE EFFECTIVELY USED FOR WORK
-MIXED-USE CLASSIFICATION

 At this stage in the project, it became important to clearly define 
and describe each of the types of live/work units that had been identified 
through the literature review and interview process. Each description is 
accompanied by a diagram. The red portion of each diagram indicates an 
approximate work area to give a general estimation of the proportion of 

the live area to the work space. These diagrams will be used throughout 
the remainder of the project to indicate live/work types. Diagrams are not 
to scale, do not indicate partitions, and should not be viewed as accurate 
representations of unit layout.
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3. TRADITIONAL STOREFRONT

-UNIT HAS TRADITIONAL STREET LEVEL STOREFRONT
-LIVING QUARTERS BEHIND/ABOVE A COMMERCIAL AREA
-WORK AREA TYPICALLY 50% OR LESS OF TOTAL AREA
-DOOR TYPICALLY SEPARATES LIVE AND WORK AREAS
-CAN BE ONE OR TWO LEVELS
-TYPCALLY SOLD AS MARKET RATE AS ONE SINGULAR PROPERTY
-MIXED-USE CLASSIFICATION

4. HOME OCCUPATION

-TYPICALLY CONSISTS OF A WORK ROOM/OFFICE WITHIN A HOME 
IN A RESIDENTIALLY ZONED BUILDING OR NEIGHBORHOOD
-LOCAL RESTRICTIONS ON EMPLOYEES AND PARKING
-MAY INVOLVE SEPARATE ACCESS
-RESIDENTIAL CLASSIFICATION

5. FALSELY ADVERTISED

-ADVERTISED AS LIVE/WORK WITH LITTLE OR NO DESIGNATED 
WORK AREA
-TYPICALLY PART OF LARGER BUILDING COMPLEX
-ACCESS ONLY TO BUILDING CIRCULATION
-TYPICALLY SMALLER SIZED, STUDIO UNITS 800 SF OR LESS
-USUALLY MIXED-USE CLASSIFICATION
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CASE STUDIES RESEARCH  2.3.1

ARTBLOCK, BOSTON MA

MILEPOST FIVE, PORTLAND OR

THE JEFFERSON, PORTLAND OR

REGATTA POINTE, TEMPE AZ

COMPLETED: 2006
DESIGN/DEVELOPMENT: ICON ARCHITECTURE/BATES HARRISON
NUMBER OF UNITS: 165 TOTAL, 54 AFFORDABLE LIVE/WORK
CONSTRUCTION TYPE: NEW AND CONVERSION
OCCUPANT TARGET: ARTIST (AFFORDABLE UNITS), PROFESSIONAL (MARKET RATE)
UNIT PRICE: $180,000 - $450,000

COMPLETED: 2008
DESIGN/DEVELOPMENT: WORKS PARTNERSHIP/BEAM DEVELOPMENT
NUMBER OF UNITS: 85 TOTAL LIVE/WORK
CONSTRUCTION TYPE: CONVERSION
OCCUPANT TARGET: ARTIST ONLY
UNIT PRICE: $250-$700 (RENTAL), $105,000 - $309,000 (PURCHASE)

COMPLETED: NOT YET COMPLETED
DESIGN/DEVELOPMENT: PARALLEL DEVELOPMENT/ VALLASTER AND CORL
NUMBER OF UNITS: 36 TOTAL UNITS, 6-8 MARKET LIVE/WORK
CONSTRUCTION TYPED: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL (MARKET)
UNIT PRICE: $200,000 - $900,000

COMPLETED: 2004
DESIGN/DEVELOPMENT: UNKNOWN
NUMBER OF UNITS: 136 TOTAL UNITS, 12 LIVE/WORK
CONSTRUCTION TYPED: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL
UNIT PRICE: $275,000 - $625,000

 The research process involved the analysis of a series of live/work 
project case studies. For the synthesis of the focused research question, nine 
of these case studies have been chosen to clearly represent the five identified 

types of live/work. Each of these case studies is breifly outlined below, with a 
live/work icon to indicate it’s respective type. Full case studies can be found 
in Appendix B.

(PHOTO 2.1) 

(PHOTO 2.2) 

(PHOTO 2.3) 

(PHOTO 2.4) 
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ARTISAN VILLAGE, PHOENIX AZ

NEW TOWN, ST CHARLES MO

LALOMA 5, SCOTTSDALE AZ

THREE IN ONE HOUSE, LOS ANGELES CA

THE METROPOLITAN, PORTLAND OR

COMPLETED: 2006
DESIGN/DEVELOPMENT: ERIC BROWN (DEVELOPER)
NUMBER OF UNITS: 75 TOTAL, 10 LIVE/WORK
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL (MARKET RATE)
UNIT PRICE: $229,000 (ORIGINAL), $450,000 (CURRENT)

COMPLETED: 2007
DESIGN/DEVELOPMENT: DUANY/PLATER ZYBERK/WHITTAKER BUILDERS
NUMBER OF UNITS: UNKNOWN, VARIOUS PROJECTS
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL (MARKET RATE)
UNIT PRICE: $459,000

COMPLETED: 2004
DESIGN/DEVELOPMENT: WILL BRUDER + PARTNERS
NUMBER OF UNITS: 5 LIVE/WORK
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: OFFICE/PROFESSIONAL (MARKET RATE)
UNIT PRICE: $800,000

COMPLETED: 2004
DESIGN/DEVELOPMENT: ROGER SHERMAN ARCHITECTURE+ URBAN DESIGN
NUMBER OF UNITS: 1 LIVE/WORK, 1 RENTAL ARPARTMENT
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: OFFICE/PROFESSIONAL (MARKET RATE)
UNIT PRICE: UNKNOWN

COMPLETION: 2009
DESIGN/DEVELOPMENT: BOORA ARCHITECTS/HOYT STREET PROPERTIES
NUMBER OF UNITS: 121 TOTAL, 15 LIVE/WORK
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: OFFICE/PROFESSIONAL (MARKET RATE)
UNIT PRICE: $500,000 - $1,000,000+

(PHOTO 2.6) 

(PHOTO 2.7) 

(PHOTO 2.8) 

(PHOTO 2.9) 

(PHOTO 2.5) 
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CASE STUDIES ANALYSIS  2.3.2

FIG 2.9  Questions used in urban analysis of selected case studies

I. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-USE?
 Although by nature, a live/work project or unit includes both a live and a work component, not all of these types of projects 
fit into a true mixed-use category. The clearly defined existence of mutliple types of uses in a mixed-use building can be an important 
element in the creation of successful urban neighborhoods. It will be useful to understand which live/work projects can truly be defined 
as mixed-use.

II. IS THE LIVE/WORK PROJECT LOCATED IN A MIXED-USE URBAN DISTRICT OR AREA WITH FUTURE POTENTIAL FOR 
MIXED-USE URBAN REVITALIZATION?
 Location of the Live/Work project or unit should have a direct on its effectiveness as mixed-use. Many cities are encouraging 
mixed-use projects in development or redevelopment areas that where they intend to promote a more urban or pedestrian oriented 
environment. The urban proximity of a live/work project could serve as an indication as to whether the project can serve as a 
component of a larger redevelopment strategy. 

III. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO CHARACTERISTICS OF AN ACTIVE URBAN 
ENVIRONMENT? 
 Through research and observation, it should be important to determine which of the selected Live/Work projects or units seem 
to have a positive impact on their immediate urban environment, and to what degree this impact is consistent with the mixed-use or 
urban revitalization goals of the given city. It should be useful to understand which particular projects have had the most beneficial 
effects on their urban environments.

 The selected case studies have been subjected to an analysis 
process aimed at exploring the original research question. Three topics, 
outlined in (FIG 2.9) were used to determine the overall potential for the 
live/work project to contribute to mixed-use urban revitalization. (FIG 2.10)  

illustrates the results of this analytical process in matrix form. Results of this 
analysis describe these projects only in terms of their apparent successes in 
relation to this specific research question, and should not be viewed as a 
commentary on the overall success of the project.

CASE STUDIES ANALYSIS QUESTIONS
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2.3.3.  CASE STUDIES COMPARISON

FIG 2.10  Comparison Matrix: Case Studes

ARTBLOCK
BOSTON, MA

MILEPOST 5
PORTLAND, OR

THE JEFFERSON
PORTLAND, OR

REGATTA POINTE
TEMPE, AZ

NEW TOWN
ST CHARLES, MO

ARTISAN VILLAGE
PHOENIX, AZ

LOLOMA 5
SCOTTSDALE, AZ

3 IN 1 HOUSE
LOS ANGELES, CA

THE METROPOLITAN
PORTLAND, OR

CAN THE PROJECT 
BE DEFINED AS 

MIXED-USE?

OVERALL POTENTIAL 
FOR URBAN 

REVITALIZATION

 IS THE PROJECT 
LOCATED IN A 

MIXED-USE URBAN 
DISTRICT?

DOES THE PROJECT 
CONTRIBUTE TO AN 

ACTIVE URBAN 
ENVIRONMENT?

PROJECTLIVE/WORK
TYPOLOGY

NO NO NOMAYBE MAYBE MAYBE SOMEYES YES YES NONE STRONG
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CASE STUDY FINDINGS  2.3.4

 The urban analysis of the selected case studies proved to be difficult 
and was limited to the three, very clear questions in order to assure an 
effective result. Of the nine case studies used in the portion of the research, 
four of the projects were visited on site: ArtBlock (Boston MA), Regatta Pointe 
(Tempe AZ), Artisan Village (Phoenix AZ), and Laloma 5 (Scottsdale AZ). 

FIG 2.11  Findings from literature research

Several other live/work projects were also visited, but were not examined 
for this portion of the research process. The case studies allowed for a clear 
organization of the different types of live/work untis and their respective 
impact of potential urban revitalization. For a full urban analysis of each of 
the five live/work types, see Appendix B.6. 

I. LIVE/WORK UNITS INTENDING TO HAVE AN IMPACT ON URBAN REDEVELOPMENT MAY BE MOST 
EFFECTIVE AS A COMPONENT OF A MIXED-USE PROJECT SITUATED IN A PROPER URBAN LOCATION.

II. OF THE FIVE TYPES OF LIVE/WORK, TRADITIONAL STOREFRONT UNITS ARE MOST LIKELY TO HAVE AN 
IMPACT ON THE MIXED-USE REDEVELOPMENT OF AN URBAN NEIGHBORHOOD.

III. ARTISAN LOFT LIVE/WORK UNITS MAY INDIRECTLY CONTRIBUTE TO MIXED-USE URBAN 
REDEVELOPMENT BY PROVIDING EFFICENT SPACE FOR ARTISTS.

IV. THE RESIDENTIALLY ZONED “HOME OCCUPATION” DESIGN TYPOLOGY CAN BE AN EFFECTIVE 
FORM OF LIVE/WORK DEVELOPMENT, BUT IS LEAST LIKELY TO CONTRIBUTE TO MIXED-USE URBAN 
REDEVELOPMENT.

V. DUE TO A LACK OF PROPER ENFORCEMENT STRATEGIES, IT IS UNCLEAR WHETHER THE LUXURY 
CONDO LIVE/WORK TYPOLOGY CAN BE TRUSTED AS AN EFFECTIVE FORM OF LIVE/WORK 
DEVELOPMENT.

VI. CITY PLANNING AGENCIES SHOULD BE AWARE OF A TENDENCY FOR PROJECTS TO INCLUDE 
QUESTIONABLE LIVE/WORK UNITS IN ORDER TO IMPROVE MARKETABILTY OR TO GAIN APPROVAL IN 
OTHERWISE RESTRICTED ZONES.

6 IMPORTANT POINTS IDENTIFIED THROUGH CASE STUDY RESEARCH:
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GENERAL CONCLUSIONS  3.1

CAN LIVE/WORK UNITS EFFECTIVELY CONTRIBUTE TO THE GOALS OF A MIXED-USE URBAN REVITALIZATION STRATEGY?

TWO OF THE FIVE IDENTIFIED TYPES OF LIVE/WORK UNITS HAVE THE POTENTIAL TO CONTRIBUTE TO 
REVITALIZATION GOALS OF A MIXED-USE URBAN DESIGN STRATEGY:

1. TRADITIONAL STOREFRONT LIVE/WORK UNITS
2. ARTISAN LOFT LIVE/WORK UNITS

RESEARCH QUESTION:

CONCLUSION:

LIVE/WORK PLANNING DEFINITION:  (DERIVED THROUGH RESEARCH PROCESS)

THE CONCEPT OF LIVE/WORK INVOLVES A DEVELOPMENT SCENARIO WHERE BOTH THE PRIMARY LIVING ACTIVITY, AND THE PRIMARY WORKING 
ACTIVITY FOR A GIVEN INDIVIDUAL OCCUR ON THE SAME PROPERTY, AND WHERE- THIS PROPERTY HAS BEEN ZONED IN SUCH A WAY THAT THESE USES 

MAY BE LEGALLY SEPARATED.

STOREFRONT/RETAIL UNIT -  MOST LIKELY CONTRIBUTION
Traditional style storefront/retail live/work units, with living quarters behind or above, will be very likely to help 
to foster urban livability when located appropriately. These types of units are appropriate for small business 
owners, and in areas that are just beginning to promote street level retail and walkable communities. These 
units seems to be more successful when located near to existing commercial areas, but can be effective 
as a means of activating mixed-use in less traveled areas. These units seem to be most successful when 
living and working spaces are physically separated in some way from one another. It also seems that 
flexibiliy should be an important factor in determining the commercial component, if not both the live and 
the work aspects.

ARTISAN LOFT -  INDIRECT CONTRIBUTION
Artisan Loft projects tend to contribute to ‘art incubation’ and the fostering of ‘art districts in underutilized 
zones of existing cities. This can indirectly lead to the overall urban revitalization of these areas, including 
higher density, mixed-use, and more pedestrian friendly and walkable environments. However, this has 
not always been the case for every city that has attempted to promote art incubation. Artisan Lofts can 
indirectly support revitalization in cities, but should not be developed for this specific reason. Artisan lofts 
should be developed primarily in order to provide space for and to retain artists within the city.
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3.2  PLANNING RECOMMENDATIONS

FIG 3.1  Planning recommendations for urban live/work projects

1. LOCATION: Projects should be appropriately located in 
currently developing or redeveloping areas showing potential 
for walkability and urbanity. Proximity to areas that have 
already begun to exhibit signs of pedestrian traffic and a mix of 
residential and commercial uses is desireable.

2. ACTIVE STREET LEVEL: The ground floor should be mainly 
occupied by active commercial spaces, and there should 
be an intelligent relationship with the street and sidewalk 
conditions.

3. MIX OF SPACES AND USES: The project should 
appropriately mix storefront style live/work units with strictly 
commercial units, and strictly residential units. This mix of 
properties can help to assure the success of the project 
economically and logistically. The project should also provide 
a variety of different live/work, residential, and commercial unit 
configurations.

4. AFFORDABILITY: In order to accommodate the target 
market of small business owners and artisans, economical 
building materials and construction methods should be used 
whenever appropriate. 

5. ZONING CLARITY: City/County Government should 
clearly define zoning regulations on live/work units. Live/work 
ordinances should separately define regulations for ground 
level storefront live/work units and loft style artisan live/work 
units. Storefront units should have at least 500 sf of strictly 
commercially zoned storefront space. Allowable activities 
should be clearly defined for work specific areas. 

6. CHANGE OF USE: Street level, commercially zoned work 
spaces in live/work units should not be allowed to change 
over to residential uses. In some cases live/work units can be 
successful as a “bridge”to more active commercial uses. In such 
cases, a live/work unit could be allowed to change over to a 
strictly commercial space. City planners should define change 
of use policies clearly. 

7. VALID BUSINESS LICENSE: Occupants of Storefront Live/
Work units should be required to hold a valid business license 
for the ground level commercial work space at all times. In an 
Artisan Loft Live/Work unit, it may or may not be necessary to 
require a business license. This will be dependent on the the 

LIVE/WORK PLANNING RECOMMENDATIONS:
FOR LIVE/WORK PROJECTS INTENDING TO CONTRIBUTE TO URBAN REDEVELOPMENT

 The research process has resulted in a set of planning 
recommendations aimed at promoting successful live/work 
development in urban neighborhoods. The seven points listed in (FIG 
3.1) represent the most important factors that have been found to 
impact the live/work development model.
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1. PHYSICAL SEPARATION: Design of a successful Storefront 
Live/Work unit should include a clear physical separation 
between the live and work components, including separate 
commercial and residential access, along with an intermediary 
zone between the two spaces.

2. ACTIVE CONNECTION TO STREET LEVEL: Storefront 
Live/Work units should create an active public interface with 
the sidewalk/street condition. Storefronts should not include 
any barriers or private courtyard conditions along any street 
connections. They should be designed such that it clearly 
appears to be a public retail/commercial space. 

3. COMMERCIALLY ZONED GROUND LEVEL: At least 
500 sf of the ground floor storefront area should be permanently 
zoned for commercial. It should be standard to require that the 
occupant of this space retain a valid business license for this 
space. It is possible that the back wall of this commercial space 
be allowed to fluctuate to accomodat possible residential 
uses in the back half of the ground floor. Residential use should 
not be allowed in the front 500 sf of this ground level space.

4. APPROPRIATE SIGNAGE: The design of a Storefront 
Live/Work unit should accommodate for appropriate business 
signage

5. VERSATILITY: Storefront Live/Work units should not be 
designed in such a way that interior spaces cannot be adapted 
within or connected to other adjacent spaces. These units 
should be capable of interacting within the changing nature 
of local economics, and the need for smaller businesses to 
reconfigure or expand.

DESIGN GUIDELINES: STOREFRONT UNITS  3.3.1

Design of Storefront Live/Work Units

 Storefront style live/work units are a traditional type of mixed-use 
development commonly found in pre-industrial American and European 
cities. It will be important to design these units in a way that creates a clear 
separation between the live and work uses, while at the same time allowing 
it to be identified and utilized as a live/work configuration. Proper design 
of these units can effectively distinguish the live/work use from a typical 
mixed-use relationship. Retail flexibility is one issue that has proven to be a 
problem for the Artisan Village project in Phoenix, and the circulation core 
has effectively been the culprit. (see Appendix B p.78) Project resident Chris 
Campbell of Roo Pho Realty speaks of this issue: “Right behind that wall is a 
staircase. If he’d have put the staircase in the back, because this is a long 
narrow unit, basically you could have put this wall anywhere you wanted so 
I could have made my office bigger; lord knows you wouldn’t want it much 
smaller. For me this is perfect as a real estate office. There are other people 
(here) that have businesses that could use more floor space, and you can’t.” 
This issue of circulation between the ground floor retail and the live space 
above should be considered in the design of these units. The storefront units 
should also be situated with an active connection to a street with existing 
or projected commercial activity. In order to effectively contribute to 
urban redevelopment, storefront live/work units should generally distinguish 
themselves as an active place of business, and not as residential projects. 
Live/work projects in the New Town new urbanist developments tend to serve 
as positive examples of this idea, although the traditional architectural style 
of these projects is not essential. (see Appendix B p.76)Clear public entrances 
and prominent signage should be integrated into the design of these units. 

STOREFRONT GUIDELINES:
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(FIG 3.2) The model storefront live/work unit, shown 
with double commercial door configuration.
(FIG3.3) Ist floor plan, shown with commercial 
bathroom option. (scale 1/16”= 1’)
(FIG 3.4) 1st floor plan, shown with double com-
mercial door option (scale 1/32”= 1’)
(FIG 3.5) 1st floor plan, shown with half commercial 
space. (scale 1/32”= 1’)
(FIG 3.6) 2nd floor plan shown with single bedroom 
(scale 1/32”= 1’)
(FIG 3.7) The model storefront live/work unit, shown 
with half commercial space option.

FIG 3.2  Model storefront live/work unit FIG 3.3  storefront live/work unit plan

FIG 3.4  FIG 3.5  FIG 3.6  FIG 3.7  

WORK SPACE
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DESIGN GUIDELINES: ARTISAN LOFT UNITS  3.3.2

Design of Artisan Loft Live/Work Units

 The artisan loft style live/work unit was the vehicle that propelled 
the modern live/work into being a widely accepted form of urban land-use 
today, and the aspects that once made it successful in the 1970’s are still 
highly sought after today. One of the characteristics that made many of 
the earliest loft style live/work units successful was the flexibility of a large 
open space. This allowed the occupant to configure the unit to their specific 
needs, and to then adapt the space as those needs change. The “loftiness” 
of the original artisan loft spaces in SoHo and San Francisco is also a design 
feature that remains very attractive to artists today. Typically these high 
ceilings allow for abundant natural light, which is highly desirable in creative 
fields of work. American industrial buildings of the late nineteenth century, 
many of which have been reused for artist spaces, tend to provide all of 
these design features. “The strength of the cast-iron facades made larger 
windows possible, allowing natural light to shine into traditionally dim, gas 
lit factory spaces; cast iron columns could also support heavy machinery 
and higher ceilings. In the next century, these architectural traits would 
lead to both the districts demise and eventual revitalization.” (Metropolis, 
December 1994, p.40) Many of the successful artist live/work projects today 
are either developed in industrial buildings, or attempt to recreate these 
design elements in a new building. Properly designed artisan loft live/work 
units should utilize as many of these architectural features as possible, while 
at the same time looking towards methods of creating a potential separation 

1. PERCEIVED OR PHYSICAL SEPARATION: Artisan 
Loft Live/Work units are typically designed as a combined 
space in order provide artisans with a economical, efficient 
living/working scenario. These units can be more successful 
if opportunities can be provided for the artisan to create a 
sense of separation between uses. 

2.OPEN PLAN LAYOUT: A simple open rectangular space 
has been the most sought after and effective method for 
providing artisans with ample space to divide and utilize in 
respect to their varying individual needs. 

3. HIGHER WORK SPACE CEILINGS: Artisans tend to 
appreciate ceilings that are higher than traditional 8’ ceiling 
levels. Higher ceilings create what may be considered a 
more creative work space. Units that make use of this type of 
design can be more sought after as artists spaces. This will be 
inherent in a true loft space.

4. NORTH LIGHT: Artists tend to appreciate work spaces 
with an abundance of natural north light. If possible, 
appropriate north side fenestration can provide a more 
functional creative environment. This should be considered 
when locating Artisan Loft Live/Work units within a larger 
mixed-use or live/work project. 

5. COMMERCIAL WORK  ENTRANCE/ACCESS: A 
successful Artisan Loft Live/Work unit should provide a 
standard commercial entrance in addition to the residential 
entrance. The commercial entrance will be best as a double 
door that can allow for larger peices of work to brought in an 
out of the potential work space. If the unit is part of a larger 
project, access through the entire building should also be 
considered.

ARTSIAN LOFT GUIDELINES:
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(FIG 3.8) The model artisan loft live/work unit, 
shown with combined live and work spaces.
(FIG3.9) Ist floor plan, shown with combined live 
and work spaces. (scale 1/16”= 1’)
(FIG 3.10) 1st floor + loft plan, shown with divided 
live and work spaces (scale 1/32”= 1’)
(FIG 3.11) The model artisan loft unit, shown with 
divided live and work spaces

50
’

25’

FIG 3.8  Model artisan loft live/work unit

FIG 3.9  Artisan loft unit plan

FIG 3.10  FIG 3.11  

WORK SPACE
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CAN LIVE/WORK UNITS EFFECTIVELY CONTRIBUTE TO THE GOALS OF A 
MIXED-USE URBAN REVITALIZATION STRATEGY FOR DOWNTOWN TUCSON, AZ?

APPLICATION: TUCSON, AZ  4.1

1. A SCHEMATIC DESIGN PROTOTYPE WILL BE BENEFICIAL FOR TESTING THE POTENTIAL 
EFFECTIVENESS OF LIVE/WORK AS A LAND-USE IN TUCSON.

2. USE OF BOTH STOREFRONT LIVE/WORK UNITS AND ARTISAN LOFT LIVE/WORK UNITS COULD 
HAVE A POSITIVE IMPACT ON URBAN REVITALIZATION AND/OR ECONOMIC DEVELOPMENT OF 
DOWNTOWN TUCSON. A SITE ANALYSIS WILL BE BENEFICIAL IN THIS DETERMINATION. 

 The research process has resulted in certain design recommendations 
that may be explored in a prototype live/work building configuration to 
be sited in Tucson, Arizona, a southwestern American city attempting to 
redevelop its downtown as a mixed-use urban environment. The intention of 

this design prototype is to provide a framework by which a live/work project 
may be effectively designed and developed. Stylistic considerations will be 
omitted from this design study.  
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FIG 4.1  Artisan Residence Code, City of Tucson AZ

 On November 13, 2007, The City of Tucson passed the ‘Artisan 
Residence’ land use ammendment. This ammendment permits artisan- 
specific live/work uses in commercial zones. The full ammendment is provided 
below (FIG 4.1)

CITY OF TUCSON, ARTISAN RESIDENCE LAND USE CODE AMMENDMENT, 2007
Sec. 2.5.2 NC, Neighborhood Commercial Zone
Sec. 2.5.3 C-1, Commercial Zone
Sec. 2.5.4 C-2, Commercial Zone
Sec. 2.5.5 C-3, Commercial Zone

Sec. 3.2.3.2.B Development Designator #33 subject to Artisan Residence Performance Criteria 

Sec. 6.3.5.5 Artisan Residence.

A. Purpose. To provide an artisan residence use in the NC, C-1, C-2 and C-3 commercial zones designed to be used as both a dwelling and work space by an 
artist, artisan, or craftsperson, including persons engaged in the application, teaching, or performance of fine arts such as, but not limited to drawing, vocal or 
instrumental music, painting, sculpture, and writing; and the accessory sale of art objects produced on the premises. Buildings or spaces within buildings shall be 
used jointly for commercial and residential purposes. Nothing is this subsection shall limit principal uses as otherwise permitted by the applicable zoning.
B. Combined Uses. A building or a tenant space in a commercial zone may be used as an artisan workshop with a residential dwelling. The workshop and 
workshop activities must be located indoors except to the extent that such activities could be conducted outdoors as a principal use under the applicable zoning. 
The on-site sale of the artist’s products, including occasional shows of the artist’s works, are permitted secondary uses.

Sec 3.5.5.5 Artisan Residence Performance Criteria. 

A. Separation and Access. Access to the residential use shall be only through the same access that is provided for the artisan use.
B. Operational Requirements. The operation of the artisan residence shall not create noise, vibrations, smoke, fumes, dust, odors, vapors, other noxious 
emissions, or any other similar nuisances that are discernible beyond the boundaries of the structure enclosing the artisan residence.
C. Parking. Each artisan residence unit shall provide two on-site motor vehicle parking spaces for each residential component and one on-site parking space for 
each 500 square feet of gross floor area (GFA) of the work space area. The GFA of the residential component shall not be included in the parking calculation.

Sec. 6.2.1 Definitions – A 

Artisan Residence Unit. A structure or portion of a structure used as both a residential dwelling
for an artist and any artistic nonresidential use permitted in the zoning district in which the unit is
located by that same artist. The dwelling unit shall be not be separately leased.

“The Artisan Residence category provides new benefits for artists... The include 
allowing a residential component with an artisan use that would include craft-
work as a permitted use; the ability to include retail sales of the artist’s work as 
a secondary use...”                                  (City of Tucson Department of Urban Planning and Design)
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A building site was chosen at 
300 E 7th Street, Tucson, AZ. 
The site is approximately 1 
acre in size and falls within an 
area defined by the city as a 
potentially positive mixed-use 
infill district. (FIG 4.2) Many of 
the characteristics of this site 
lend themselves to supporting 
a successful live/work proj-
ect. The site is situated on the 
corner of a block adjacent 
to existing commercial and 

“There’s been a lot of discussion 
about the property south of 6th 
Street, and west of 4th Avenue 
as it runs to Stone. That has 
been talked about as a major 
redevelopment area. There are 
multiple property owners there, 
there is a kind of industrial, 
mixed with some residences, 
mixed with some kind of funky 
commercial. Rejuvenating 
that area with part multistory 
building, mixed use, artisan 
residences, all mixed together 
in kind of a new neighborhood, 
that would be much more 
intensive than it is now.”    
             
             (Jim Mazzocco, City of Tucson)     

FIG 4.2 Site map indicating target infill area
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pedestrian activity on 4th Av-
enue, and is in close walking 
distance to the retail and en-
tertainment activities on Con-
gress St.  A future street car 
transportation route will ser-
vice both of these commer-
cial areas. (FIG 4.3) The site is 
also immediately adjacent to 
the established Warehouse 
Arts District, with arts related 
buildings already existing in 
the immediate area. (FIG 4.4) 
Proximity to these types of ac-
tivity presents an opportunity 
to develop both storefront 
live/work units and artisan loft 
live/work units as an urban 
redevelopment strategy. The 
corner condition affords the 
building street-front commer-
cial opportunities on the north 
and west edges of the site. An 
alley on the east side of the 
site presents an opportunity 
for less a less active commer-
cial interface. This site is zoned 
for light industrial uses, which 

FIG 4.3 Site map indicating active commercial corridors



APPLICATION 4.2 SITE ANALYSIS42

LIVE/WORK AS AN URBAN STRATEGY

WAREHOUSE ARTS DISTRICT
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FIG 4.4 Site map indicating Warehouse Arts District

will not permit a residential 
use, however, due to infill in-
centives and Tucson’s cur-
rent mixed-use goals, it is likely 
that the project would be ap-
proved by the city.

“Site selection and project 
conceptualization stand to-
gether at the very beginning 
of the developer’s role. This first 
step is clearly very important to 
the city building process, since 
the developer is inscribing his 
or her judgement and interpre-
tation onto the landscape.”    
             
                     (Paul Knox, Peter Ozolins)     
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300 NORTH SEVENTH STREET

FIG 4.5 Aerial view of the site

FIG 4.9 7th Street retail, north of the siteFIG 4.6 legal site information

FIG 4.8 7TH Street retail, east of the site

FIG 4.7 Auto Center, south of the site

SITE INFORMATION:
PARCEL NUMBER: 117-05-074A
LOCATION: 300 E 7TH STREET
OWNER: ERIN PROPERTIES, TUCSON, AZ
ZONING: I-1 (LIGHT INDUSTRIAL)
DEFINED USES: COMMERCIAL, OTHER
SIZE: .9 ACRES

-LOCATION WITHIN DEFINED INFILL INCENTIVE DISTRICT
-PROXIMITY TO 4TH AVE AND 6TH AVE COMMERCIAL CORRIDORS
-POTENTIAL FOR 30-40 VARYING STYLE UNITS

FIG 4.5: Google Earth
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DESIGN CASE STUDIES  4.3

ROPEWORKS BUILDING, NEW BEDFORD MA

NATOMA ST LOFTS, SAN FRANCISCO CA

G2 LOFTS, SAN FRANCISCO CA

CORSON-HEINSER PROJECT, SAN FRANCISCO CA

COMPLETED: 2008
DESIGN/DEVELOPMENT: NORM AND ADAM BUCK
NUMBER OF UNITS: 13
CONSTRUCTION TYPE: BUILDING CONVERSION
OCCUPANT TARGET: ARTIST ONLY (MARKET RATE)
UNIT PRICE: $275,000

COMPLETED: 1994
DESIGN/DEVELOPMENT: STANLEY SAITOWITZ ARCHITECTS
NUMBER OF UNITS: 3
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: OFFICE/PROFESSIONAL
UNIT PRICE: UNKNOWN

COMPLETED: 1994
DESIGN/DEVELOPMENT: DAVID BAKER + PARTNERS
NUMBER OF UNITS: 98 TOTAL, 30 LIVE/WORK (MARKET), 29 LIVE/WORK (AFFORDABLE)
CONSTRUCTION TYPE: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL (MARKET), ARTIST ONLY (AFFORDABLE)
UNIT PRICE: UNKNOWN

COMPLETED: 1992
DESIGN/DEVELOPMENT: LEDDY/MAYTUM/STACY ARCHITECTS
NUMBER OF UNITS: 1
CONSTRUCTION TYPED: NEW CONSTRUCTION
OCCUPANT TARGET: PROFESSIONAL ARTIST (MARKET)
UNIT PRICE: UNKNOWN

 Several of the case studies exist as interesting design projects 
that were too unique to fit into the previous research analysis process. 
Some of these projects seemed to fit into more than one live/work 

category. These case studies proved to be very helpful during the 
design process, and all serve as examples of well designed live/work 
projects. Full case studies can be found in Appendix B.

(PHOTO 4.1) 

(PHOTO 4.2) 

(PHOTO 4.3) 

(PHOTO 4.4) 
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BUILDING DIAGRAM
 Early analysis of the site conditions indicated that a mixed-use building 
including live/work units could be successful on the site. This building can 
attempt to fit into its surrounding context while at the same time achieving 
higher density and creating an urban street condition. In response to these 
needs, it was decided that the building would be around four levels, allowing 
a density of about 30 dwelling units per acre. An urban street condition can 
initially be created by allowing the building to front the street corner. In this 
case, it was decided to also wrap the building fascade around into the east 
alley condition, creating three active building faces. Parking is situated in 
behind these three building segments, and can exist as surface parking with 
the option for multiple levels. It is unlikely that underground parking would be 
cost effective for this project. FIG 4.10 Plan diagram of building form

FIG 4.11 Diagram of building form in downtown site
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EARLY DESIGN CONCEPTS
 Early design sketches began to deal with a concept of dividing 
uses between the building levels. There was also a recurring idea of 
interchangeable modular units that could comprise the mixed-use building 
system. Striclty commercial uses would be most effective, whereas natural 
lighting considerations resulted in artisan lofts being situated on the top 
level.
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1ST LEVEL:
COMMERCIAL

2ND LEVEL:
RESIDENTIAL/COMMERCIAL

3RD LEVEL:
RESIDENTIAL

4TH LEVEL:
ARTISAN LOFT

ROOF/SHADING SYSTEM

PROJECT ZONING

 The proposed mixed-use building configuration, including a live/work 
component, will have four levels separated by distinct zoning designations. 
Four levels should result in a reasonable building scale for the area, while 
introducing a density around 30 dwelling units per acre. (FIG 4.12) The first floor 
should be designated for commercial use only. Zoning the first level as strictly 
commercial ensures that storefront live/work units will maintain a ground floor 
commercial presence, while also allowing for strictly commercial units. Units 
on the second level should allow for either commercial or residential uses.  In 
this way, the second level can exist as a combination of offices, upper retail, 

or the upper level residential component of a storefront live/work unit. The 
third level should be zoned for strictly residential uses. This may effectively 
combine strictly residential units with the residential component of possible 
three level storefront live/work units. Finally, the fourth level will be designated 
for ‘artisan residence’ as defined by Tucson’s existing zoning allowance. 
These zoning designations have been chosen in order to promote the proper 
use of live/work units in combination with strictly commercial uses, and strictly 
residential uses. Artisan loft live/work units are reserved for the top level, 
where they can benefit from higher ceilings and north facing skylights. 

FIG 4.12  Building levels by zoning designation
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FIG 4.13  Modular building form resulting from designated zoning levels

MODULAR BUILDING SYSTEM
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FIG 4.14  Plan showing “double circulation corridor” system  scale: 1/64”= 1’ BUILDING FEATURES:
-“BOX” STYLE - 25’ STRUCTURAL GRID ALLOWS FOR VARIETY OF 
UNIT LAYOUTS
-APPX 30 GROUND LEVEL PARKING SPACES
-“DOUBLE LAYER” CIRCULATION PATTERN
-STREET CORNER WITH SOLID BUILDING FRONTAGE
-ALLEY CONDITION WITH POTENTIAL LIGHT INDUSTRIAL LIVE/WORK 
USES
-15’ SIDEWALK CONDITION TO SET NEW URBAN STANDARD FOR THE 
FORMERLY INDUSTRIAL NEIGHBORHOOD

Circulation System

 The building system is designed with a ‘double’ circulation 
corridor along the inside edge. The inner ‘live/work’ circulation corridor 
accommodates the internal circulation within units of two or more levels. The 
outside circulation corridor accommodates movement around the entire 
building, between the units. The live/work circulation corridor would allow 
for any of the units to be vertically connected, with live and work spaces 
physically separated, but also privately connected by an internal stairwell. 

BUILDING CIRCULATION
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The internal ‘live/work’ circulation corridor can be activated or deactivated 
based on the project needs, and would also allow future changes to take 
place in the unit configurations.

Modular Unit Concept
 
 The building system is laid out on a 25’ grid system, and is comprised 
of three 50’ deep ‘boxes’ arranged along the north, east, and west street 
conditions of the site. A modular structural system is used to delineate unit 
boundaries, and also to clearly define and support the ‘double’ circulation 

 “I think that the mixed-use building is a great model. We’ve done 
all of this work to look at the live/work requirement where the live and the 
work is in the same unit, but we have also moved towards recommending 
in some buildings, and approving in some buildings, a situation where 
they have additional work space on one floor that people can get so 
that they can have something separate.”
        (Heidi Burbidge, Boston Redevelopment Authority)

GROUND LEVEL

corridor. This organizational system is intended to allow different types of 
units to be assembled in varying configurations. Commercial units on the 

FIG 4.15  Ground level plan  scale: 1/64”= 1’
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ground level have the opportunity to configure horizontally or vertically, or 
to add a residential component above to create a storefront live/work unit. 
The modular units have the opportunity to expand either the residential or 
commercial component horizontally, or even to expand vertically into a 
three level unit, with the third level for residential use. In this way, the building 
structure can allow for a versatile mixed use configuration engineered around 
the potential for live/work uses. The flexible nature of the system would allow 
the project to be customized to meet the needs of prospective buyers as 
units are initially sold. A fundamentally mixed-use building system thus allows 
the integration of live/work units with ease.

Design Motivations

 The prototype building is inspired by the successful use of industrial 
buildings for urban live/work and mixed-use projects. It is the intention 
that a building following this configuration could be adapted and styled 
according to the wishes of the designer and client, but that the fundamental 
concept would allow for the functional integration of live/work into an urban 
environment. The simplified modular system could support lower budget 
projects and the use of raw materials or simple facade treatments. “Indeed, 

SECOND LEVEL

FIG 4.16  Second level plan  scale: 1/64”= 1’
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the appeal of live/work space is the rough, unfinished, industrial look. To 
personalize their spaces, many tenants install their own improvements. In 
fact, this is a desirable feature of live/work units.” (Commercial Investment 
Real Estate Magazine, November/December 1997) Ultimately, a return to the 
simplicity and flexibility of the industrial warehouse live/work model, coupled 
with a clear zoning organization, can result in a highly effective mixed-use 
building system that allows an intelligently integrated live/work component. 
The proposed building prototype is intended to be used as a guideline for 
mised-use live/work projects.

“In live/work space, its the engineering inside you’re selling to people. On 
the inside it’s all post and beam, so except for the laundry/boiler rooms 
in each unit, you can put the walls wherever you want, including your 
bathrooms and your kitchens. I worked with every single buyer, and we 
just laid out they’re units any way they wanted.     

        (Richard Graff, Live/Work Design Consultant, Mass Cultural Council)

THIRD LEVEL

FIG 4.17 Third level plan  scale: 1/64”= 1’
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“Just that model of; you’ve got a box and walls can move, things can 
change quite a bit, and the use of it can change too. To me that’s kind 
of interesting... Then take that box and figure out how to proportion it, 
keeping the retail extremely flexible. The living units, since you’ve got all 
of the plumbing, those can be static. It’s really more flexible. It also allows 
you to buy your condo to live in, and then you could lease an area to 
expand with your business.”
               (Rob Paulus, Rob Paulus Architecture)

ARTISAN LEVEL

FIG 4.18  Artisan level plan  scale: 1/64”= 1’

FIG 4.19  Building section  scale: 1/64”= 1’
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LIVE/WORK UNIT CONFIGURATIONS  4.4.5

(TOP LEFT) Traditional storefront unit with single commercial module and single 
residential module above
(BOTTOM LEFT) Storefront unit with double commercial module and single 
residential module above
(TOP RIGHT) Storefront unit with single commercial module and double residential 
module above
(BOTTOM RIGHT) Storefront unit with single commercial module and one and a half 
residential module above

 The proposed building structure allows for both live/work units, 
resaidential units, and commercial units. The modular system is designed 
to accommodate a variety of live/work unit configurations with spaces 
vertically connected through the internal ‘live/work circulation corridor’. This 
page illustrates several iterations of the traditional two level storefront live/
work unit. The 25’x 25’ structural system could allow units to incorporate half 
modules dependent on neighboring unit layouts.
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(TOP LEFT) Storefront unit with three modules combined. The second level module 
may be used as commercial or residential
(BOTTOM LEFT) Live/work configuration with a single residential module separated 
from a double commercial module.
(TOP RIGHT) Live/work configuration with a one and a half residential module 
separated from a double commercial module
(BOTTOM RIGHT) An artisan loft live/work unit could also be owned with a half or 
full commercial module for an artisan needing gallery space.

 The flexibility of the proposed building system allows for unique live/
work configurations to occur within the structure. The circulation system can 
allow for live/work units to be configured spanning three levels. The modules 
may also be easily sealed off into single units, allowing an occupant to 
have live and work spaces completely separated. The building prototype is 
designed to allow this flexibilty of units, and to easily accommodate changes 
in the layout of units over the life of the project.
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FIG 4.20  PLANNING RECOMMENDATIONS FOR TUCSON

1. INCLUDE STOREFRONT UNITS: Currently the local 
Tucson Artisan Residence Ordinance only addresses 
Artisan Loft style Live/Work units. This should be 
expnaded to also address Live/Work units of the 
Storefront configuration.

2. ALLOW SEPARATE ACCESS: Currently the Artisan 
Residence Ordinance requires that the live and 
work areas be accessed through a single entrance. 
Allowing separate access for these two uses can 
benefit the functionality of the live/work unit.

3. ZONING VARIANCE: The infill area identified by 
the City of Tucson is primarily composed of land 
that is zoned as Light Industrial. The current Artisan 
Residence Ordinance only permits live/work style 
units in Commercial zones. This particular area should 
be addressed either with rezoning, or an allowance 
for live/work units in some industrially zoned areas.

4. REEVALUTE FIRE SEPARATIONS: Commercial fire 
separations tend to limit the flexibility of units, and 
tend to bring costs of commercial units above the 
means of the typical live/work occupant. Redefining 
fire separation codes could result in a more 
economically feasible and more versatile live/work 
project.  

5. REEVALUATE PARKING REQUIREMENTS: Currently 
the Tucson Artisan Residence Ordinance requires 
that each live/work style unit include two designated 
parking spaces. This would result in a substantial 
parking requirement for a larger mixed-use or live/
work project, requiring costly parking structures or 
underground parking. Easing parking regulations 
would make these projects more feasible.particular 
nature of the unit, and regulations should be defined 
by the city on a case by case basis.

SUGGESTED ADJUSTMENTS TO TUCSON AZ CURRENT LIVE/WORK LEGISLATION:
FOR THE PROPOSED MIXED-USE LIVE/WORK PROJECT AT 300 EAST SEVENTH STREET

PLANNING RECOMMENDATIONS  4.4.6

 The live/work prototype building was specifically designed for the 
urban fabric of Tucson, although many of it’s main principles may be used 
for live/work projects in any major American city. In order for a project like 
this to be approved by the City of Tucson, adjustments would have to be 

made ot the existing Artisan Residence Ordinance. (FIG 4.20) provides five 
adaptations to Tucson’s  current live/work legislation that would allow for this 
proposed building to be successfully realized. 
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SELECTED QUOTATIONS  A.1
MARKET DEMAND FOR LIVE/WORK

“We do see a demand for live/work spaces that is a much 
broader demand. It’s out there already, the massage therapist, 
the architect, the tech designer… lots of people are already 
doing it. We get a lot of people who try to apply who are 
working other jobs, and you can understand their argument 
for why they should be considered an artist, and they may or 
may not fit into the guidelines that we have established. But I 
see the demand.”
         
                                            (Heidi Burbidge, Boston Redevelopment Authority)

“That would have huge market acceptance, you bet. I 
mean, live/work though, it takes a lot of space, and to get 
the footprint to do that in the downtown, its tough to get 
the numbers to work. But definitely if you had something 
anywhere in the area, it would be pounced on, there would 
be no question on the market part of it. So there’s definitely 
in Tucson demand for that, and then there’s the functional 
demand for the artists. The market is there but it is just so 
problematic with the city.”
                           
                                      (Ron Schwabe, Peach Properties)

“I think that before the market went south, there was a lot of 
demand. There were several projects that were either rehabs 
of existing buildings or new projects that were kind of billing 
themselves as live/work, artists lofts, and they’ve kind of been 
put on hold.”
             
                                   (Alina Torres, City of Tucson Urban Planning and Design)
   

“I think there are a lot of people that want to. I get them all the 
time coming in here wanting it. But when I tell them there are 
none available and not even for rent they are disappointed, 
and then when I tell them what I think the value would be, 
which I say is around 400, quite a few of them say they can’t 
afford that.”
            
                                                       (Chris F Campbell, Roo Pho Realty)

“It’s a way to address density, and complimenting it with 
a live/work component. The live/work projects that we are 
seeing are less intensive that say our 200 ft high rise proposals 
we’re seeing in downtown. Its a lower key density, but I think 
it kind of transitions well, and its providing alternate options to 
consider.”
 
             (Ryan Leveque, Tempe City Planning Department)

“We want to see it, but its not a matter of the city promoting 
that or designating an area. I think its just part of the idea that 
much of the downtown will be mixed use. We’ll see that either 
naturally occur in existing buildings, or we’ll see it in some of 
the new development.”
         
                                          (Dean Brennan, Phoenix City Planning Department)
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SELECTED QUOTATIONS  A.2
LIVE/WORK AND URBAN REVITALIZATION

“While it can be a valuable tool for revitalizing “under-
developed” neighborhoods (that term used to refer to 
countries!), the development of live/work, lofts, -- or whatever 
one calls them -- must be balanced with the valid need for 
the kinds of small and medium-sized businesses that are 
needed to make a city work, and for the larger commercial 
and industrial companies that employ her citizens.”
         
                                      (Thomas Dolan, The Live/Work Institute)

“I can see it as an urban design strategy, and in areas like 
Phoenix and Tucson, which have much more of an urban 
mindset, I can understand why they would want to have 
people coming into downtown to live and liven the downtown 
to make it hip to be downtown again. And its a reasonable 
strategy, like I say, Los Angeles did this pretty effectively on 
Spring Street. “
                                      
                          (Paul Lord, San Francisco Planning Department)

“It’s actually a quite popular building form right now. It is my 
impression that a lot of times it is used when the retail market 
hasn’t necessarily been established, and so its a bridge use. In 
the beginning they advertise it as live/work, and sort of meet 
that need of having active retail on the ground floor. And then 
as that market picks up and the use for that first floor might be 
more profitable as more of a retail focus then that use might 
shift... I think the intent though, is that over the longer term if 
the retail does improve then you get more active use. It’s a 
stepping stone to more active use.”
                                         (Barbara Shaw, Portland Development Commission)
   

“Live/work plays an important part in what The Live/Work 
Institute calls The Incubator Cycle. Ideas for small businesses 
often progress through different work spaces, from a spare 
room at home, to the garage (of Apple Computer and 
Hewlett Packard fable and fame), and often next to a live/
work space. In fact, for some, the progression from home 
occupation to live/work to work/live space is part of the 
cycle.” 
         
                           (Thomas Dolan, The Live/Work Institute)

“What it’s obviously intending to do is promote more of a 
heterogenous environment where you are commuting less, 
less trip generations. To work from home, to establish your 
residence as the work environment,  it’s all ‘plus plus’ for 
creating a sustainable community, which is a part of our goals 
and objectives of the General Plan.”
               
                            (Ryan Leveque, Tempe City Planning Department)
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SELECTED QUOTATIONS  A.3
MISUSE OF LIVE/WORK 

“There is a demonstrated tendency for live/work or work/live 
space to revert to purely residential use,regardless of how it 
was permitted or represented. In some areas this is tolerable, in 
others it can cause great harm. Residential reversion should be 
discouraged strenuously in those areas where pure residential 
use is undesirable due to incompatibilities with other uses, 
lack of residential amenities, etc. Residential reversion can 
be slowed down, if not entirely stopped, through the use of a 
combination of regulations, sanctions, financial incentives, tax 
policy incentives and, perhaps most importantly, the design 
of units for the appropriate level of proximity between living 
and working spaces. Residential reversion is a central issue of 
concern to The Live/Work Institute...”                          
      
                                                        (Thomas Dolan, Live/Work Institute)

“I think it happens a lot as a strategy to get projects adopted. 
They’ll say ‘well, its live/work’ and people like that idea and its 
a sort of new type of (urban strategy) and its a way of selling 
it. Some times we’ll only allow it in certain areas, we won’t 
allow residential, we only allow live/work so they sell this live/
work to us, and then it ends up not being that.  A lot of times, 
we find that it gets approved as ‘live/work’, and then they’ll 
call it luxury lofts or they’ll call it lofts, and the work part of it 
gets toned down.”
              
                              (Neil Grey, Oakland Department of City Planning)

“We want to make sure that when people do it, they’re 
actually really doing it. Because there were cases where 
people where saying ‘oh look I can do this, and say these 
are for artists, but that’s really not defined’ and then they 
were building regular residential. They were doing it because 
the residential market  was really strong and they had an 
opportunity to make money off of it”
         
                             (Heidi Burbidge, Boston Redevelopment Authority)
   

“I’ve got one project that I’m working on right now that is 
very questionable. They came in, they’re student housing 
developers and they didn’t even have live/work in there, 
but for them to get more density, they are proposing for a 
mixed use district and now they’ve got this token live/work on 
it which is questionable at best.”
         
                             (Ryan Leveque, Tempe City Planning Department)

“We want to see it, but its not a matter of the city promoting 
that or designating an area. I think its just part of the idea that 
much of the downtown will be mixed use. We’ll see that either 
naturally occur in existing buildings, or we’ll see it in some of 
the new development.”
         
                                          (Dean Brennan, Phoenix City Planning Department)

“The city entered into a community planning effort which is 
still not done to this day, which started with the first industrial 
protection zones being put in place. And to keep live/work out 
of those areas, back in 1996 I think the first IPZ was created... 
It was halted throughout the city.”
         
                                 (Paul Lord, San Francisco Planning Department)

“We’ve had a problem just in general, because we consider 
live/work to be commercial facilities, and that can be a 
problem with the banks, where they want it to be called 
residential in order to get them loans. They need to be called 
a residential facility. There are a lot of issues. You asked me 
before what issues come up, that’s been a big one, and 
we’ve had some live/work converted buildings (where) if 
they got a loan, in order to pass as a residential building... 
they can’t actually work out of the (unit), and that’s the way 
they get their bank loan, and so we’re sort of working out 
some of those issues.”
           
               (Neil Grey, Oakland Department of City Planning)
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   “The residential money had hit, the live/work projects were 
starting to come into this department fast and furious in 96, 97, 
98, 99. It was going gangbusters because a market that was 
really constricted in terms of housing construction, these things 
were being allowed to be built where no other housing was 
being allowed to be built, and there was no neighborhood 
resistance to them, because the neighbors were industrial 
users. It wasn’t until the residences got built, and the residents 
started complaining about the noise of the industrial users, 
that the industrial users became concerned.”
                                                        
   (Paul Lord, San Francisco Planning Department) 

“What would be more problematic is if the residential 
left, and you put more commercial in there, and it wasn’t 
approved for building codes for commercial. That’s where 
that would be a problem. But having a commercial building 
turn into a residence, that’s not a public safety issue. It’s more 
of a character issue that you’re trying to preserve, so it’s 
problematic, I’d say that’s problematic. ”         
               
              (Jim Mazzocco, City of Tucson Urban Planning and Design)

“Every single one of these things has been, you know, run 
through the city. Their deal now is that they have a lot of 
violations piled in a pile down there, and they just leave them 
alone. So I guess they’re comfortable enough that if something 
happened that was a liability to them, that they can go ‘oh 
well, there’s all of these violations and (we just haven’t gotten 
to it yet)  And from my end, at least they haven’t just put them 
out of business and just shut them down.”
         
            (Ron Schwabe, Peach Properties)

“I’ve looked at a couple different lots, sort of infill lots, and 
I’ve gone so far as doing plans for live/work stuff, and that’s 
where I said like the fire separation, and the different things 
(you need to) get into, I don’t really want to go through all of 
that, I mean, its hard enough to make something (affordable) 
when you’re building under residential specs, versus trying to 
have this magnified commercial spec because you’ve got 
residential attached, so you just get into, you know it gets cost 
prohibitive.”
         
            (Ron Schwabe, Peach Properties)
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SELECTED QUOTATIONS  A.4
DESIGN OF LIVE/WORK 

“You know, understand what is commercial and what is 
residential, and allow the two to be totally separate so if 
someone wants to commute home they can go through a 
door and close the door, and they’re home.”
         
                                        (Chris F. Campbell, Roo Pho Realty)

“I don’t know if there’s a precedent for it, and it is such an 
interesting thing if you could isolate the living from the work. 
We’ve always though that the work is separate from the live, 
but its close by...    
 ...Just that model of; you’ve got a box and walls move, 
things can change quite a bit, and the use of it change too, 
to me is kind of interesting. Then take that box and figure out 
how to proportion it. Keep the retail extremely flexible. The 
living units, since you’ve got all of the plumbing, those can 
be static.  You could buy your condo to live in, and then you 
could lease an area to expand with your business...”  
         
                                    (Rob Paulus, Rob Paulus Architecture)

“One thing about live/work buildings is that every space 
doesn’t have to have the same... you can have a lot of 
variations... 
 ...In live/work space, its the engineering inside you’re 
selling to people. So on the inside its all post and beam, so 
except for the laundry/boiler rooms in each unit, you can put 
the walls wherever you want, including your bathrooms and 
your kitchens. And so I worked with every single buyer, and 
we just laid out they’re units any way they wanted. And so 
we had an allowance of so many feet of wall, and so much 
plumbing, and we just kept track of it.
     
            (Richard Graff, Live/Work Consultant, Mass Cultural Council)

“I really feel like I have left. Maybe I have just done it 
psychologically. If I don’t have an appointment all day, if I 
don’t go anywhere that evening, and I haven’t left the house, 
I still feel like I’ve been at work, and I went home. I think you 
need some kind of division, and I think that something like this 
really does it because, I know when I go through the door, I 
set the alarm, and I’m gone. I think this is great.”
         
                         (Chris F. Campbell, Roo Pho Realty)
   

“There’s been a lot of discussion about the property south of 
6th Street, and west of 4th Avenue as it runs to Stone. So you 
have railway line, 6th St., 4th Avenue, and Stone. That has 
been talked about as a major redevelopment area. There 
are multiple property owners there, there is a kind of industrial, 
mixed with some residences, mixed with some kind of funky 
commercial. Rejuvenating that area with part multistory 
building, mixed use, artisan residences, all mixed together 
in kind of a new neighborhood, that would be much more 
intensive than it is now. That’s been talked about.”
         
              (Jim Mazzacco, City of Tucson Urban Planning and Design) 
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LIVE/WORK AS AN URBAN STRATEGY

ARTBLOCK, BOSTON MA 
B.1.1

DESCRIPTION: This project was done in conjunction with the BRA’s 
artists live/work space initiative. Affordable live/work units, available 
only to BRA certified artists, occupy a new building built between 
two historic Bates School buildings containing market rate condo 
units. The artists building also contains a 2000 sf gallery space.

UNIT TYPE(S): ARTISAN LOFT
YEAR: 2006
LOCATION: South End, Boston MA
DESIGN: ICON Architecture
DEVELOPMENT: Bates Harrison
# LIVE/WORK UNITS: 165 Total 54 Affordable
CONST. TYPE: New and Conversion
OCCUPANT TYPE: Artist, Market
UNIT PRICE: $180,000 - $450,000

(PHOTO B.3) Artblock exterior(PHOTO B.2) Artblock exterior

(PHOTO B.1) Artblock exterior

PHOTO B.1-B.3: New Atlantic, ArtBlock LLC, 2006
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APPENDIX B: ARTISAN LIVE/WORK PROJECTS

DESIGN IMPLICATIONS: This is a good example of an Affordable Artisan 
‘Loft’ live/work space. These are smaller than traditional artist lofts, and 
the units do not really have an actual loft. Higher cielings are meant to be 
inspiring and condusinve to artistic work.The project has been successful 
in bringing artists to the South End of Boston, and has provided residents 
with a creative working environment. Artist units are only available in the 
newly construction protion of the project. Odd shapes and sizes of these 
units do not serve as overly impressive examples of Artisan Loft spaces, 
but as an example of efficient, successful design for affordable live/work 
housing.

LIVE SF: 950-1200 sf combined
WORK SF: 950-1200 sf combined
NUMBER OF ROOMS: 1 + Bath
DESIGN FEATURES: 
-Open Floor Plan
-Smaller Affordable Art Units
-Artist ‘Community’ Feeling

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
Artblock contains a 2000 square foot gallery/performance space that 
is currently being used by a performance group for rehearsal space. 
There is not an active ground floor commercial component in this 
project, and it should not be considered a mixed-use project.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
This project has helped to revitalize the South End district of Boston 
by adding artists affordable space combined with market rate 
condos. This is probably a good example of a project that has 
effectively helped to introduce a residential component to an 
area in need of revitalization. 

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Possibly.
In many instances, artists have been regarded as a type of 
occupant responsible for changing the nature of previously run 
down neighborhoods. This type of ‘art incubation’ has been 
attempted in many cities as a way of revamping urban areas. 
It would appear that this project has the potential to have a 
similar effect on the immediate neighborhood. In this sense, ‘art 
incubation’ of this sort may indirectly contribute to revitalization.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.1) Example of an Artblock floorplan

FIG B.1: ArtBlock LLC, 2006
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MILEPOST 5, PORTLAND OR 
B.1.2

UNIT TYPE(S): ARTISAN LOFT
YEAR: 2008-2009
LOCATION: Portland, OR
DESIGN: ArtPlace Development
DEVELOPMENT: ArtPlace Development
# LIVE/WORK UNITS: 85
CONST. TYPE: Conversion
OCCUPANT TYPE: Artist Only
UNIT PRICE: Rentals $250-$700 Purchase $105-$309,000

(PHOTO B.6) Milepost 5 unit interior(PHOTO B.5) Milepost 5 exterior

(PHOTO B.4) Milepost 5 rendering

DESCRIPTION: “Milepost 5’s mission is to provide a long-term artistic 
and economic sanctuary to support and sustain working artists and 
their art. Milepost 5 is dedicated to building and enhancing the arts 
community on its campus, in the City of Portland, and throughout the 
Northwest region by serving as a hub of activity and connectivity.”   
            
               (Milepost5.com)

PHOTO B.4-B.6: Milepost 5/ArtPlace Development
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APPENDIX B: ARTISAN LIVE/WORK PROJECTS

DESIGN IMPLICATIONS: These units have been immediately successful 
in creating an artists environment in a formerly run down Portland 
neighborhood. This is a good example of an Affordable Artisan ‘Loft’ live/
work space. As with most affordable live/work spaces, these are smaller 
than traditional artist lofts, and the units do not really have an actual loft. 
With combined spaces ranging from around 450 sf to 900 sf, these units 
do not offer a large amount of extra space for an effective work space 
Higher cielings are meant to be inspiring and condusinve to artistic work. 
The existing concrete form offers an industrial feel with joists visible on the 
cielings. 

LIVE SF: 450-900 sf combined
WORK SF: 450-900 sf combined
NUMBER OF ROOMS: 1 + Bath
DESIGN FEATURES: 
-Open Floor Plan
-Smaller Affordable Art Units
-Artist ‘Community’ Feeling

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
This project does not have a commercial/public component, but 
exists strictly as a live/work unit building. Although ground floor units 
may be accessed from a storefront condition, these units are mainly 
residential.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Possibly.
This project is part of a revitalization effort in the Montavilla 
neighbrohood outside of Portland. It is a conversion project that has 
been developed in relative proximity to basic ammenities appropriate 
to this type of project.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Possibly.
This project is intended to be an ‘artists community’, and seems 
to be internally oriented. It is possible that by generating a local 
artists community, other economic and social activities might 
follow. This is another variation of ‘art incubation’. However, 
this project is not directly dealing with any potential factors of 
livability.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.2) Milepost 5 fourth level plan

401
402
403

404 2
405 2

406
407

408 2

REV DATE

unit floor sq.ft type price location terrace size 5/28/08

(approx)
401 4 670 Loft $274,995 SW Corner 484 Prices are subject to change
402 4 857 Loft $314,995 West side 328
403 4 791 Loft $304,995 West side 324

404 2 4 667 Loft $309,995 NW Corner 327
405 2 4 807 Loft SALE PENDING NE Corner 328
406 4 712 Loft $294,995 East side 269
407 4 712 Loft $284,995 East side 301

408 2 4 671 Loft $309,995 SE Corner 396

r. Reserved unit. (we are still accepting reservations for reserved units)

2. These Penthouse Units also include oversized corner decks.
NOTES:          1. A limited number of double-sized storage units are available for additional cost

* Units priced under $150,000 qualify for the Pay it Forward Program. Buyers receive a $2,500 grant towards closing costs when purchasing these units. Upon resale these units may be sold for up 

to  2x CPI (Consumer Price Index) or market rate- whichever is lower. Adjustments for improvements may be included in the resale price.

Grants are available to buyers who meet one or more of the following qualifiers. Each grant is worth $2,500 and each buyer may receive a maximum of $5,000 in grants.
Grant Qualifiers: 1. Pay It Forward units. 2. Working artist as qualified by selection committee. 3) Households earning less than 100% of MFI (Median Family Income for a household of 1 person is $47,250 per year)

FIG B.2: Milepost 5/ArtPlace Development
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ROPEWORKS, NEW BEDFORD MA
B.1.3

UNIT TYPE(S): ARTISAN LOFT
YEAR: 2007
LOCATION: New Bedford, MA
DESIGN: Adam/Norm Buck
DEVELOPMENT: Adam/Norm Buck
# LIVE/WORK UNITS: 13
CONST. TYPE: Conversion
OCCUPANT TYPE: Artist Only
UNIT PRICE: $275,000

(PHOTO B.10) Ropeworks exterior(PHOTO B.8) Ropeworks interior (PHOTO B.9) Ropeworks interior

(PHOTO B.7) Ropeworks building exterior

DESCRIPTION: This project boasts large, spacious artists units with 
large loft spaces. This is one of the first projects to make use of 
an abandoned factory space in the extensive industrial district of 
historic New Bedford. Abundant light and true flexibility make these 
units very functional examples of traditional artist loft spaces.

PHOTO B.8-B.9: 123 Sawtooth LLC
PHOTO B.7,B.10 author credit
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APPENDIX B: ARTISAN LIVE/WORK PROJECTS

LIVE SF: 1690 + Loft, Combined
WORK SF: 1690 + Loft, Combined
NUMBER OF ROOMS: 1 + Bath
DESIGN FEATURES: 
-Open Floor Plan
-Large, North Skylight Windows
-Built in Loft Space

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Possibly.
Ropeworks is zoned as a mixed-use building by the City of New 
Bedford, and does still house a very small rope manufacturing 
operation. Residents are permitted to cinduct business within the units 
as well. However, the buildings does not offer a public commercial 
interface, and seems to function predominantly as a building of 
residential character. 

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Possibly.
This project has begun to revitalize a little used industrial area about 
a mile west of the central downtown area. Residents are located in 
a reasonable walking distance from basic ammentites, although it 

should not be considered a ‘walkable’ neighborhood at this point in 
time. 
3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Possibly.
In many instances, artists have been regarded as a type of 
occupant responsible for changing the nature of previously run down 
neighborhoods. This type of ‘art incubation’ has been attempted in 
many cities as a way of revamping urban areas. It would appear that 
this project has the potential to have a similar effect on the immediate 
neighborhood. In this sense, ‘art incubation’ of this sort may indirectly 
contribute to revitalization.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.3) Ropeworks building elevations

DESIGN DESCRIPTION: This is a good example of an Artisan Loft live/work 
space. The artist is granted a very large floor area which is mostly open 
and incredibly flexible. High cielings are inspiring and very condusinve 
to artistic work. The most interesting feature is the abundance of pure 
north light provided by extensive skylights, fenestrated with a translucent 
insulating plastic material. Skylights are part of the original building 
structure, and run at a slight diagonal to the orientation of the building 
itself.

FIG B.3: 123 Sawtooth LLC
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G2 LOFTS, SAN FRANCISCO CA
B.1.4

(PHOTO B.13) G2 Lofts exterior(PHOTO B.12) G2 Lofts interior

(PHOTO B.11) G2 Lofts exterior

DESCRIPTION: “The g2 Lofts are an affordable non-profit artists’  live/
work development. The project consists of 29 live/work artist’s lofts, 
gallery, studio, and performance spaces.  An experimental live the-
ater forms the street edge, encouraging public participation in this 
diverse community. Sharing the site is the 18th + Arkansas Lofts that 
includes an additional 30 market rate lofts in new industrial type 
buildings.”
                      (dbarchitect.com)

UNIT TYPE(S): ARTISAN LOFT
YEAR: 1995
LOCATION: San Francisco, CA
DESIGN: David Baker + Partners
# LIVE/WORK UNITS: 29 Affordable 30 Market
TOTAL UNITS: 94
CONST. TYPE: New Construction
OCCUPANT TYPE: Artist Only
UNIT PRICE: Unknown

PHOTO B.11-B.13: David Baker + Partners Architects
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APPENDIX B: ARTISAN LIVE/WORK PROJECTS

DESIGN IMPLICATIONS: Although intended for artists, many of these 
spaces would be considered luxury loft spaces by modern standards. 
These luxury lofts are similar in nature to artists lofts, but typically are 
done in new construction buildings, and are mainly out of an artists 
price range, beginning at around $300,000, and going up from 
there. These units open some live/work opportunities up to non artist 
professions. 

LIVE SF: 800-1800 sf + Loft, Combined
WORK SF: 800 - 1800+ Loft, Combined
NUMBER OF ROOMS: 1 or 2 + Bath
DESIGN FEATURES: 
-Open Floor Plan
-High Ceilings
-Built in Loft Space

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Yes.
“The project’s mixed-use program includes indoor and outdoor 
performance facilities, a multimedia training lab, and extensive 
gallery space in addition to the apartments and underground 
parking.”       (Architecture, July 1996)

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
This project was built on the site of an abandoned railway 
tunnel. Situated at 18th and Arkansas St., the project effectively 
occupies an urban corner, and has seemingly provided a 
residential neighborhood with unique ammenities.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Yes.
Despite the assumed failure of the live/work movement in San 
Francisco, several of Bakers projects stand apart. Subsidized by 
the city and developed in conjunction with 19 artists, this project 
continues to be successful. Elements of art incubation, mixed-
use, and community related opportunities set this project apart 
as an interesting fusion of an artist community, and a mixed-use 
revitalization project.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.4) G2 Lofts ground roof plan (FIG B.5) G2 Lofts ground floor plan

FIG B.4, B.5: David Baker + Partners Architects
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UNIT TYPE(S): LUXURY LOFT
YEAR: 2003
LOCATION: Tempe, AZ
DEVELOPMENT: Unknown
DESIGN: Unknown
# LIVE/WORK UNITS: 10-12
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Home Office
UNIT PRICE: $205,000-$500,000

REGATTA POINTE, TEMPE AZ 
B.2.1

(PHOTO B.16) Regatta Pointe exterior(PHOTO B.15) Regatta Pointe exterior

(PHOTO B.14) Regatta Pointe view from Tempe Town Lake

DESCRIPTION: “At the heart of the Valley, Regatta Pointe 
Condominiums at Tempe Town Lake is surrounded by some of the 
most exciting entertainment, recreation, sport and cultural activities 
in the Valley. Enjoy living in a luxury condominium with unique style 
and interior upgrades throughout. Come live the good life…”
                 
      (regattapointecondos.com)

PHOTO B.14-B.16: Regatta Pointe Condos/Picerne Real Estate Group
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APPENDIX B: LUXURY CONDO LIVE/WORK PROJECTS

LIVE SF: 650 SF
WORK SF: 650 SF
NUMBER OF ROOMS: 4 + 2 Bath 
DESIGN FEATURES: 
-Two Level Condo Configuration
-Potential Workspace Occupies Entire 
1st Level
-Seperate Workspace Bathroom

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
The City of Tempe does consider this project to be mixed-
use due to its live/work component. However, this is a gated 
community, and it is unclear as to how many home businesses 
are currently effective.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Possibly.
This project is part of the Tempe Town Lake area, and has been 
built on previously industrial land. This project has provided 
residential options closer to downtown. However, the various 
condo projects in the area seem unintegrated and isolated from 
one another.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Unlikely.
Regatta Pointe has provided some of its residents with the 
option to run a business from home, and to invite customers 
on the premesis. Aside from this live/work element, the project 
exists as a gated, private residential community. It is unlikely that 
this project will result in a pedestrian oriented, mixed-use urban 
environment.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.6) Ground level work space (FIG B.7) Second level residential space

DESIGN IMPLICATIONS: This is an example of a luxury/loft townhouse 
live/work unit with a large commercially zoned first level. Although this is 
situated in a private residential development, the unit design still provides 
some postive urban live/work design elements. There is a clear separation 
between the live and work areas, including a door to close off the work 
area. The work area could be effectively occupied as a business without 
visual connection to the live space upstairs.  

FIG B.6, B.7: Regatta Pointe Condos/Picerne Real Estate Group
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LIVE/WORK AS AN URBAN STRATEGY

THE JEFFERSON, PORTLAND OR 
B.2.2

(PHOTO B.19) The Jefferson live/work floor plans(PHOTO B.18) The Jefferson conceptual rendering

(PHOTO B.17) The Jefferson exterior rendering

UNIT TYPE(S): LUXURY LOFT
YEAR: 2009 (unbuilt)
LOCATION: Portland, OR
DEVELOPMENT: Parallel Development
DESIGN: Vallaster and Corl Architects
# LIVE/WORK UNITS: 6-8
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Home Office
UNIT PRICE: $200,000 - $900,000 

DESCRIPTION: “Live-Work-Luxury: The bold and visionary design of 
The Jefferson Condominiums represents the finest in urban living. A 
place where stylish comfort and convenience reign supreme, every 
unit is equipped with all the luxuries and amenities you’d expect in an 
innovative 21st century building. Enjoy full height glass windows, spacious 
rooms, high ceilings, sustainable bamboo flooring, usable outdoor decks, 
energy-efficient design, and a living green roof...” 
                (www.thejeffersoncondos.com)

PHOTO B.17-B.19: Parallel Development LLC, 2008



APPENDIX BB.2.2 THE JEFFERSON 75

APPENDIX B: LUXURY CONDO LIVE/WORK PROJECTS

LIVE SF: 500-800 SF
WORK SF: 200-500 SF
NUMBER OF ROOMS: 2 + 2 Bath 
DESIGN FEATURES: 
-Two Level Condo Configuration
-Workspace Occupies Front of 1st Level
-Residential Option for Work Space
-Ground Level Has Commercial Look

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Yes.
This project mixes live/work units with residential and purely 
commercial spaces. The ground level is designed for active 
commercial uses.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
This project is situated in Portland’s Goose Hollow district, in 
close proximity to many existing urban features. The site borders 
Portland’s recent light rail system.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Unlikely.
Although the building incorporates a strictly commercial unit 
on the corner, the live/work component of this project is of 
questionable design and promotion. The first floor plan indicates 
a kitchen and living space, rather than a true work space. 
Although the ground level is zoned for commercial uses, it is 
unlikely that all or many of these units will be used for work 
purposes. 

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN IMPLICATIONS: This is an example of a luxury/loft townhouse 
live/work unit with a commercially zoned first level. Units have a ground 
level work space that is designed with a storefront look and feel. There 
can be a separation between the live and work areas between the two 
levels, although the kitchen is situated on the first floor. The units are being 
sold as either live/work units, or as purely residential units. 

(FIG B.8) Live/work unit floorplans

FIG B.8: Parallel Development LLC, 2008
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LIVE/WORK AS AN URBAN STRATEGY

NEW TOWN, ST CHARLES MO 
B.3.1

UNIT TYPE(S): STOREFRONT
YEAR: 2007
LOCATION: St. Charles, MO
DEVELOPMENT: Whittaker Builders
DESIGN: Duany/Plater-Zyberk
# LIVE/WORK UNITS: Unknown
CONST. TYPE: New Construction
OCCUPANT TYPE:
UNIT PRICE: $459,000

(PHOTO B.22) Rear exterior view of another New Town live/work project in (PHOTO B.21) Exterior view of live/work units

(PHOTO B.20) Live/work building in New Town

DESCRIPTION: “By imposing a structure based on the distance covered in 
a five minute walk, five neighborhood centers were formed from the site’s 
four quadrants and center. The team saw the potential of the lakes, and 
their encyclopedic knowledge of design references opened a world of 
design possibilities. Andres Duany suggested that every residential street 
could end with water views and that all commercial centers be placed 
near a lake or canal, and with that, the designers were off.
            (newtownatstcharles.com)

PHOTO B.20-B.22: New Town at St Charles, 2007
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APPENDIX B: STOREFRONT LIVE/WORK PROJECTS

LIVE SF: 1000 SF
WORK SF: 1000 SF
NUMBER OF ROOMS: 3 + 3 Bath + Work
DESIGN FEATURES: 
-Clear Separation of Components
-Effective Entry and Passage
-Flexible Ground Floor Commercial
-Combines Live/Work with Residential Units

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Yes.
As with many of the Duany Plater-Zyberk New Urbanist schemes, 
mixed use is promoted as a downtown component. These 
buildings are mixed-use and/or live/work in the traditional sense. 
Small shops on the first level are complimented by residences 
above.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
These buildings are, in a sense, what give this community its 
urban feel.  The live/work units create that traditional small 
town atmosphere. This is aside to any commentary on the New 
Urbanist concept.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Yes.
Again, the New Urbanist concept is one that may or may not 
be an effective urban strategy. Within this particular strategy, 
live/work units seem to be an incredibly effective method of 
activating the downtown business district, and contributing 
to the different aspects of livability within the development. 
Given that this is an entirely new development, their application 
outside of this particular situation is unclear.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.9) New Town live/work unit floor plans

DESIGN IMPLICATIONS:  This project provides a very useful example 
for potential live/work development in Tucson. A large ground floor 
commercial spaces provides ample space and flexibility with entrances/
exits on three sides. The living space above is paired with a second 
residential unit, also above the same commercial unit. The commercial 
space is also equipped with a public restroom. All of these design 
elements should be considered in the design for a protype live/work 
project for downtown Tucson. 

FIG B.9: New Town at St Charles, 2007
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LIVE/WORK AS AN URBAN STRATEGY

ARTISAN VILLAGE, PHOENIX AZ
B.3.2

UNIT TYPE(S): STOREFRONT
YEAR: 2006
LOCATION: Phoenix, AZ
DEVELOPMENT: Eric Brown
DESIGN: Various
# LIVE/WORK UNITS: 10
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Retail
UNIT PRICE: Original $229,000 Current $450,000

(PHOTO B.24) Exterior view of live/work buildings(PHOTO B.23) Street level view of live/work units

DESCRIPTION: “Artisan village will offer a place where people can walk 
along storefront shops, where artists can live, create and display their 
works for all to see. A community where 105 townhome, rowhouse, 
and retail live/work homewners share community greenbelts, a private 
dogpark, and a fabulous grand ramada...” 
                   (www.artisanhomes.net)

PHOTO B.23-B.24: author credit
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APPENDIX B: STOREFRONT LIVE/WORK PROJECTS
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LIVE SF: 990 SF
WORK SF: 300 SF 
NUMBER OF ROOMS: 3 + 2 Bath + Work
DESIGN FEATURES: 
-Clear Separation of Components
-Effective Entry and Passage
-Ground Floor Commercial

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Yes.
The ten live/work units are fundamentally mixed-use. A 300 
sf storefront space is zoned as commercial and can only be 
legally used as commercial. A linked residential component 
exists behind and above the commercial component.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
This two year old project was intented to compliment and 
to draw off of the artists district around Roosevelt St. and 
has effectively done so. Each of these units currently has an 
operating business, and the project has begun to transform the 
feel of the street.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
Yes.
As an urban infill development, this project has effectively 
transformed a formerly desolate section of Roosevelt St. into a 
walkable area through the introduction of mixed-use as a live/
work project. With a second live/work project completed down 
the road, it is probable that small businesses, in combination with 
art incubation, will contribute to the creation of active retail use 
and livability for downtown Phoenix.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.11) Second level residential plan

(FIG B.10) Ground level commercial/residential plan DESIGN IMPLICATIONS:  This project provides a very useful example for 
potential live/work development in Tucson. A ground floor commercial 
spaces provides an effective storefront conditon with separate entrances 
for live and work. The work space is separated from the live space by a 
stairwell with a commercial grade door. The commercial space is smaller, 
and does not allow any flexibility to change the floorplan. All of these 
design elements should be considered in the design for a protype live/
work project for downtown Tucson. 

FIG B.10, B.11: Roo Pho Realty
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LIVE/WORK AS AN URBAN STRATEGY

NATOMA ST LOFTS, SAN FRANCISCO CA
B.3.3

UNIT TYPE/(S): HOME OCC.
WITH STOREFRONT ACCESS
YEAR: 1994
LOCATION: San Francisco, CA
DESIGN: Stanley Saitowitz 
# LIVE/WORK UNITS: 3
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Office
UNIT PRICE: Unknown

(PHOTO B.26) Interior view of moveable joist system(PHOTO B.25) Front building facade

DESCRIPTION: “Completed in 1994, the building contains three units, each 
with a different plan and multilevel section featuring mezzanines opening 
onto double-height central volumes. The 7500 square foot building is a 
study in efficency, driven by a tight bidget and an even tighter site (25 
by 80 feet). Saitowitz thickened the two party walls into 5-foot service 
cores containing kitchens, bathrooms, storage units, access stairs, and 
fire escapes (which also serve as outdoor space), and left the remaining 
15-foot width as clear-span, multipurpose space.”
          (Architecture, July 1996, p.118)

PHOTO B.25,B.26: Natoma Street Architects
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APPENDIX B: STOREFRONT LIVE/WORK PROJECTS

LIVE SF: 2500 SF Combined
WORK SF: 2500 SF Combined
NUMBER OF ROOMS: Variable
DESIGN FEATURES: 
-Variable Open Floor Plan
-Two Level Loft Style Units
-Public Access to Businesses
-Inexpensive Materials/Construction Methods

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Possibly.
This project combines residential units with professional work 
space. Although the businesses are opne to the public and 
accessible by side stairways, there is not a defined commercial 
zone or an active connection at the street level.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
No.
This project is situated in an established residential district. An 
industrial flavor reflects the building typology, however the land 
uses in surrounding projects are predominantly residential in a 
previously established neighborhood.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
No.
Although there is a public commercial interface, this live/work 
project does not activate the street level, and exists mostly as 
a home occupation. Clients of these businesses are likely to be 
visiting these units by appointment.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN DESCRIPTION: “The floors are supported by trussed joists visible 
along the front elevation as well as within the building. The joists are hung 
from an exposed, trabeated framing system of composite beams and 
columns. Sections of each floor can easily be removed to reconfigure 
each loft. The exposition of the entire structural system, combined with the 
architect’s budget-driven choice of untreated finish materials, lends the 
project an industrial quality which compliments the gritty urban context 
of Natoma Street... The building’s tailored skin and precision detailing, 
however, demonstrate that industrial can indeed connote elegance as 
well as function.” 
                        (Architecture, July 1996, p.118)

(FIG B.12) Building Section

FIG B.12: Natoma Street Architects
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LIVE/WORK AS AN URBAN STRATEGY

LALOMA 5, SCOTTSDALE AZ 
B.4.1

UNIT TYPE(S): HOME OCCUPATION
YEAR: 2004
LOCATION: Scottsdale, AZ
DEVELOPMENT: Unknown
DESIGN: Will Bruder + Partners
# LIVE/WORK UNITS: 5
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Office
UNIT PRICE: Unknown

(PHOTO B.29) Live/work client entrance (PHOTO B.30) Exterior rear view(PHOTO B.29) Laloma 5 exterior detail

(PHOTO B.27) Laloma 5 exterior view

DESCRIPTION: “The architecture of Loloma 5 is a thoughtful and 
sophisticated acknowledgement of the traditional and modern roots of its 
Old Town Scottsdale context - a place with pride in its false-front, covered 
boardwalk, ‘old west’ friendly downtown image. This project creates a 
live work environment in the heart of Scottsdale that celebrates both the 
historic and physical context of the place. The building’s vertical scale is 
tempered with a entry courtyard for the work spaces, along the project’s 
southern edge and a landscaped auto court along the northern edge 
of the site is veiled behind a perforated metal gate and a living ocotillo 
fence.”
                                 (www.willbruder.com)

PHOTO B.27-B.30: Author credit
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APPENDIX B: HOME OCCUPATION PROJECTS

DESIGN IMPLICATIONS: This is an example of a luxury/loft townhouse 
live/work unit with a home office. The project provides a clear separation 
between the ground floor office and the live space above. Although this 
office is closed off from the public and affords only limited space, it does 
provide some possible design ideas for an urban live/work, storefront 
unit. 

LIVE SF: 2400 SF
WORK SF: 150 SF
NUMBER OF ROOMS: 5 + 2 Bath + 
DESIGN FEATURES: 
-Three Level Townhouse
-Ground Floor Office and Garage
-‘Back Alley’ Entrance to Office

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
It is unclear whether the City of Scottsdale considers this 
project to be mixed-use. A first level work component is only 
accessible by private gate access. This is fundamentally a home 
occupation.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Possibly.
This project stands somewhat isolated in a non- urban area. Its 
layout does not engage the street level, and parking is gated. 
The project does effectively introduce a different approach to 
density to this neighborhood.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
No.
This project seems to be a very successful residential project, 
introducting high-end denstity into a high income area typically 
devleoped with single family homes. It does not seem to 
contribute to any existing movement towards urban livability, 
nor does it attempt to provide the basis for any such movement.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.13) Ground floor plan showing carport and home office

FIG B.13: Will Bruder + Partners
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LIVE/WORK AS AN URBAN STRATEGY

UNIT TYPE(S): HOME OCCUPATION
YEAR: 2004
LOCATION: Los Angeles, CA
DEVELOPMENT: Unknown
DESIGN: Roger Sherman
# LIVE/WORK UNITS: 1
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Office
UNIT PRICE: Unknown

3 in 1 HOUSE, LOS ANGELES CA
B.4.2

(FIG B.14-B.15) Interocking volumes, Zoning as form(PHOTO B.31) 3 in 1 House exterior view (PHOTO B.32) 3 in 1 House office exterior view

DESCRIPTION: “Completed in late 2004, this 2,730 square foot project on 
50’ by 114’ hillside lot in Santa Monica, CA, includes a 3-bedroom and 2 
1/2-bath house (1,830 SF); a 3-person professional office (250 SF); and a 
1-bedroom rental unit (650 SF). The effect is one of surprising spaciousness, 
both inside and out. Through a cleverly efficient use of the sloping site, 
as well as by contriving to open the interior spaces to each other and to 
the adjacent outdoor space as much as possible, a sense of larger scale 
and expansive views is created that allows each of the spaces to be in 
actuality smaller than normal, without feeling that way.”
          (rsaud.com)

FIG B.14, B.15: Roger Sherman Architecture + Urban Design
PHOTO B.31-B.32: Roger Sherman Architecture + Urban Design
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APPENDIX B: HOME OCCUPATION PROJECTS

LIVE SF: 2730 SF
WORK SF: 250 SF
NUMBER OF ROOMS: 5 + office + rental
DESIGN FEATURES: 
-Clear Separation of Components
-Effective Entry and Passage
-Effective Use of Light
-Efficent Use of Space (Public/Private)

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
This is fundamentally a residential project, which ingeniously 
integrates a home occupation. 

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
No.
The intention of this project is not to fit into an urban setting. It is 
designed as a residential project.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
No.
Although this is not an urban project, its design elements present 
some very interesting ideas in terms of the integration of live, 
work, and additional residents. It seems that livability here has 
been created within its own boundaries. The lessons learned 
with this project should be helpful in integratinf live/work into a 
potentially livable urban setting.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN IMPLICATIONS: Although effectively this design is for a home 
occupation, the project serves as an example of a well designed live/
work unit, with proper attention being paid to the separation of home, 
work space, and a rentable unit within the house. The design incorporates 
seperate volumes that ‘interlock’ with different points of passage and 
entry fof the three components. Despite it being a residential project, 
this example should aid the design of physically separated, yet efficiently 
connected live and work spaces within a different urban condition.

(FIG B.16)  3 in 1 House general floor plan

FIG B.16: Roger Sherman Architecture + Urban Design
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LIVE/WORK AS AN URBAN STRATEGY

(PHOTO B.34) A blend of materials (PHOTO B.35) Exterior view(PHOTO B.33) Corson-Heinser Project exterior view

DESCRIPTION:  “This combined design studio, residence, and photography 
studio reflects an austere budget and a rigorous aesthetic sensibility. The 
building occupies a narrow alley site in the South of Market area of San 
Francisco. 
 Inexpensive, maintenance-free industrial materials - carefully 
detailed and deliberately revealed - come together to enclose simple, 
high volume spaces”
                   (www.lmsarch.com)

CORSON-HEINSER, SAN FRANCISCO CA
B.4.3

UNIT TYPE/(S): HOME OCCUPATION YEAR: 1992
LOCATION: San Francisco, CA
DEVELOPMENT: Unknown
DESIGN: Leddy/Maytum/Stacy Architects
# LIVE/WORK UNITS: 1
CONST. TYPE: New Construction
OCCUPANT: Graphics/Photography
UNIT PRICE: Unknown

PHOTO B.33-B.35: Architectural Record, April 1992
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APPENDIX B: HOME OCCUPATION PROJECTS

LIVE SF: 1100 SF
WORK SF: 2600 SF Combined
NUMBER OF ROOMS: 4 + Bath
DESIGN FEATURES: 
-Versatile Open Floor Plan
-Efficent Circulation/Utility Core
-No Public Access to Work Spaces
-Inexpensive Materials/Methods

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
No.
This project is designed as a residence with design and 
photography studios intergated into the vast open spaces. 
Although the zoning qualifies the building as commercial use, 
there is not a separated mix of commercial and residential 
spaces.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
No.
This project is situated in an industrially zoned distrcit amongst 
existing light industrial buildings. The project was built during a 
period of time where artists were being allowed to occupy these 
areas with live/work buildings.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
No.
This project does not include any active commercial connection 
at the street level. All of the work spaces are private studios 
accessible only to clients of the occupants. Although the design 
appears very successful as a home occupation, the project 
does not appear to contribute to an active urban environment. 

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(PHOTO B.34) Upper level photography studio (FIG B.18) 

DESIGN IMPLICATIONS:  “Vertical circulation and core facilities such 
as bathrooms and dumbwaiter hug the long southern edge of the 20 
by 75 foot lot, while the living and work spaces take advantage of views 
to downtown San Francisco on the north side of the property. Architect 
Richard Stacy... clearly marks this separation of functions on the east and 
west elevations, splitting the building into two narrow blocks that seem to 
slide past each other. Holding the two slices together is a sophisticated 
compostion of inexpensive, low maintenance materials: light-gauge 
galvanized sheet metal, steel frame, quarter-inch thick cement boards, 
metal-mesh panels, stained marine plywood, and aluminum windows.”
                             (Architectural Record, April 1992, p.126)

PHOTO B.34: Architectural Record, April 1992
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LIVE/WORK AS AN URBAN STRATEGY

METROPOLITAN, PORTLAND OR 
B.5.1

UNIT TYPE/(S): FALSE AD
YEAR: 2009
LOCATION: Portland, OR
DEVELOPMENT: Hoyt Street Properties
DESIGN: BOORA Architects
# LIVE/WORK UNITS: 15
CONST. TYPE: New Construction
OCCUPANT TYPE: Any/Office
UNIT PRICE: $500,000 - $1,000,000+

(PHOTO B.38) The Metroplitan under construction(PHOTO B.37) The Metropolitan exterior rendering

(PHOTO B.4) Milepost 5 exterior

DESCRIPTION: “Hoyt Street Properties envisioned this high-rise project as 
an icon in the city, and it has become Portland’s most luxurious urban 
condominium building. The Metropolitan is one of the city’s first truly 
mixed-use projects - 121 large, luxury units, in a 19-story tower paired with 
a 4-story, 20,000-square-foot boutique live/work building. The live/work 
building contains approximately 12 loft-style units and the main tower 
contains both single level and townhome style units. These two sections 
are joined by over 20,000-square feet of retail space at street level and 
two floors of underground parking.”
    (metropolitanpearl.com)

PHOTO B.37,B.38: Hoyt St Properties, 2008
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APPENDIX B: FALSELY ADVERTISED

DESIGN IMPLICATIONS: These units serve as an example of a typical 
condo/apartment unit labeled as a live/work unit in an attempt to sell 
the product. The units have not effectively been designed to combine 
living and working activities. Any work activites occuring within these 
units could legally be considered a ‘home occupation’ by most city 
standards, and therefore there is no reason to label these as live/work 
units at all.

LIVE SF: 850-1200 SF Combined
WORK SF: 850-1200 SF Combined
NUMBER OF ROOMS: 1 + bath
DESIGN FEATURES: 
-Smaller Sized Open Floor Plan
-Small ‘Corner’ for Work Space
-No Public Access
-Units are Small Percentage of Project

1. CAN THE LIVE/WORK PROJECT BE DEFINED AS MIXED-
USE?
Yes.
This project is being integrated into the progressive development 
plan in the Pearl District of Portland, OR. This is a fundamentally 
mixed-use building with commercially zoned sapces on the first 
two levels, and strorefront activity at street level.

2. IS THE PROJECT EFFECTIVELY SITUATED IN A  DISTRICT 
TARGETED FOR MIXED-USE URBAN DEVELOPMENT?
Yes.
This is the highest building element to be added to the Pearl 
District. Its elevation had been met with mixed approval 
from area residents. As a mixed use project, it appears to be 
consistent with the current nature of the district.

3. DOES THE LIVE/WORK PROJECT APPEAR TO CONTRIBUTE TO 
CHARACTERISTICS OF AN ACTIVE URBAN ENVIRONMENT?    
No.
Despite the fact that this is probably a good example of an 
urban livability strategy component, its live/work element is 
clearly non existent. Units that are fundamentally studio units 
have been labeled as live/work inj order to promote some 
aspect of that typology. These units will be permitted to have 
ahome occupation just like any regular apartment or condo 
might. Here, the live/work aspect itself does not promote 
livability.

URBAN ANALYSIS OF THE LIVE/WORK PROJECT:

DESIGN ANALYSIS OF THE LIVE/WORK PROJECT:

(FIG B.17) Sample live/work floor plan

FIG B.17: Hoyt St Properties, 2008
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LIVE/WORK AS AN URBAN STRATEGY

OVERALL ANALYSIS  B.6

1. ARTISAN LOFT - INDIRECT CONTRIBUTION
Artisan Loft projects tend to contribute to ‘art incubation’ and the 
fostering of ‘art districts in underutilized zones of existing cities. This can 
indirectly lead to the overall urban revitalization of these areas, including 
higher density, mixed-use, and more pedestrian friendly and walkable 
environments. However, this has not always been the case for every 
city that has attempted to promote art incubation. Artisan Lofts can 
indirectly affect livability in cities, but should not be developed for this 
specific reason. Artisan lofts should be developed primarily in order to 
provide space for artists within the city.

2. LUXURY CONDO - VERY LITTLE CONTRIBUTION
Luxury Loft live/work units tend to be designed into high end lifestyle 
communities, sometimes gated, but typically not interacting with any 
active or potentially active street condition. These types of units typically 
end up existing as more of a home occupation element, where a 
professional might have several clients who are given private access 
to the work space. Ultimately, the work spaces seem to become very 
private, and in most cases the work space seems to be underutilized, 
or not used at all. In some instances, a live/work component might be 
added to a luxury project in order to meet the mixed-use requirement in a 
particular zone. In some case where these units are combined with other 
forms of live/work, they may begin to contribute to urban livability.

 Urban analysis of the case studies ultimately led to an urban analysis 
of each of the live/work types. The following diagrams describe the overall 
predicted contributuion to mixed-use urban revitalization for each of these 
live/work scenarios. 
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3. STOREFRONT UNIT-  STRONG CONTRIBUTION
Traditional style storefront/retail live/work units, with living quarters 
behind or above, will be very likely to help to foster urban livability when 
located appropriately. These types of units are appropriate for small 
business owners, and in areas that are just beginning to promote street 
level retail and walkable communities. These units seems to be more 
successful when located near to existing commercial areas, but can be 
effective as a means of activating mixed-use in less traveled areas. These 
units seem to be most successful when living and working spaces are 
physically separated in some way from one another. It also seems that 
flexibiliy should be an important factor in determining the commercial 
component, if not both the live and the work aspects.

4. HOME OCCUPATION - NO CONTRIBUTION
Although Home Occupation has always been around, and has recently 
grown in popularity, it is fundamentally a residential use without a 
traditional urban street relationship, and possibly should not be considered 
true live/work. Whereas most residential districts fall outside of infill and 
mixed-use urban areas, home occupation is not likely to contribute to 
the livability of urban neighborhoods.

5. FALSELY ADVERTISED - NO CONTRIBUTION
Although many of these falsely promoted live/work units are part of 
mixed-use projects that may contribute to livability, the addition of these 
particular units does not provide any additonal contribution. These units 
are essentially residential, and any work occuring within them would be 
considered at the level of a home occupation.
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C.1 PLANNING AGENCY INTERVIEWS 

Dan: “From what I hear, San Francisco has quite a long history of live/work 
and there have been quite a few issues over the years.”
Paul: “Yes, unfortunately I was one of the founding fathers of this, and I’m 
now considering it to be my greatest planning Frankenstein. The intent was 
honorable, what happened to it was something else.” 
Dan: “From what I know of the history of it, it was begun sometime in the 80’s, 
and it kind of started with the artist lofts in the industrial area there. So I was 
wondering how it came about, and how did the city handle it then, and 
then how that has transformed today?”
Paul: “Well, the first live/work legislation was considered and adopted in the 
late eighties. The research on it began as early as the mid-eighties. There were 
some very limited examples of things that were like live/work called Project 
Artaud, and Project Artaud has a website that you can see the American 
Can Company building that was converted by artists into various living and 
working spaces. It has a theater associated with it, the Cush Theater, it has a 
gallery associated with it. But it was clearly done by and for artists in an old 
industrial building. Near that, again, before live/work legislation was put into 
place is another project, which actually a woman by the name of Deborah 
Walker, she lives in this building which is near Project Artaud, which is actually 
deemed by the city to be what’s called a ‘single room occupancy hotel’, or 
a ‘residential hotel’. But nonetheless, in some cases some of the units have 
private bathrooms and in other cases they don’t. So it was done not as a 
live/work situation. It was done as something else but nonetheless serves that 
function. When we started doing the research on live/work, we had fewer 
examples to draw from than you have at your ready now. Basically, New 
York had been through something, particularly in the SoHo District where 
they had started to do live/work loft conversions. A lot of artists were doing it 
in renegade fashion. They were moving into under-utilized industrial buildings, 
and without code permission, building partitions, throwing in extension cords, 
doing all sorts of things that might have noxious qualities without proper 
ventilation, and there were all sorts of issues associated with the renegade 

aspects of artists moving into these light industrial buildings that were under 
utilized in cities and taking them over. Landlords thought it was a good way 
to get income for a building that they didn’t have any other use for, artists 
found it to be flexible space that they could do basically anything they damn 
well pleased in it, but nonetheless it posed all sorts of code problems from 
the standpoint of fires and exiting, ventilation and plumbing, etc. In the 80’s 
San Francisco had just gone through the adoption of the Downtown Plan 
and the economy was on the move. Property values were going sky high. 
By city standards, they were still reasonable, but by those standards in those 
days, there was an extreme escalation in the property values. And we found, 
through various efforts, the South of Market Plan being one of those (and my 
efforts to create what was called an ‘art element’ of the general plan), that 
artists were leaving the city in great numbers, and they were going to places 
like Richmond, West Oakland, and places beyond, because they were being 
priced out of San Francisco. We thought that giving them the opportunity 
to both live and work, rather than to live someplace and have a studio 
space somewhere else would afford more artists the opportunity to stay in 
San Francisco, and that was the reason we started the legislation. When we 
crafted the legislation originally, it was crafted for a conversion of industrial 
buildings and not for new construction. When it got the element thrown at it 
that we had to include the opportunity for new construction, we added all 
sorts of elements to the legislation like minimum size requirements because of 
all of the things that we were allowing. These were considered commercial 
occupancy. They were not residential units, they were commercial 
occupancies. So, we threw minimum size requirements into them because 
we were afraid that there was the possibility that we would end up with 
tenements, in new construction. So we threw the size requirements in, we 
threw some open space requirements in, and some other provisions to make 
them more livable from the standpoint of quality of life issues. The legislation 
went through pretty much without a political wrench being thrown into the 
works in any way shape or form. Nobody saw it as threatening, nobody saw 
it as a great solution to anything at that point. In fact there was a group 
in the city at that time that was called Bay Area Lawyers for the Arts, or 
California Lawyers for the Arts. Because I was doing the arts element for the 
general plan, which is still an element of the San Francisco General Plan, it 
has references to all of these considerations in it, so you might want to take 
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a look at the San Francisco General Plan and the arts element, as it relates 
to this issue. But I was doing that plan and I was working very closely with 
the arts commission. We had created the live work provisions, and yet, there 
was no way for an artist to make a single phone call and say ‘where do I 
find one of these things?’ We created something through California Lawyers 
for the Arts, which is located out in Fort Mason. We created an organization 
called Art House. Art House then acted as a broker for trying to put together 
building owners, developers, and artists to create these spaces. We adopted 
the legislation in 88. I would say until 1993 or 4, we had very very limited use 
of the ordinance, because it was a commercial occupancy and because 
there was no residential mortgage money associated with it. In 1993, 1994, 
something happened, and I don’t know exactly what, but somehow, I guess 
we had done enough workshops with developers, things like that, that they 
convinced the financial institutions that residential mortgage money should 
be made available for these things, and then the process took off like 
gangbusters. That was about the time that Wolly Brown came into office, he 
came into office in 1996. The residential money had hit, the live/work projects 
were starting to come into this department fast and furious in 96, 97, 98, and 
99. It was going gangbusters because a market that was really constricted 
in terms of housing construction, these things were being allowed to be built 
where no other housing was being allowed to be built, and there was no 
neighborhood resistance to them, because the neighbors were industrial 
users. It wasn’t until the residences got built, and the residents started 
complaining about the noise of the industrial users, that the industrial users 
became concerned. So it was really the freeing up of residential mortgage 
money that took this away from being what it was intended to be: artists 
getting together with a developer and buying a building and doing a legal 
conversion of it - before there was no way for them to legally do this, and 
they were doing it in a renegade fashion. So with the residential mortgage 
money, all of a sudden, builders could start building in industrial areas where 
there wasn’t organized neighborhood opposition, to standards which were 
not residential standards. There were no density standards, there were no 
size requirements, limited yard requirements, limited parking requirements, 
and a whole lot of other things that made them very very profitable to build, 
and once the residential mortgage money became available, they just went 
wild. And just went absolutely nuts for this city, particularly in the light industrial 
areas on the eastern side.” 
Dan: “These buildings were still classified as commercial buildings?”
Paul: “Yes.”
Dan: “Do you feel that developers were sort of taking advantage of those 

changes, and designing buildings that were essentially residential in order to 
make the money off of them?”
Paul: “Well, I hate to talk about what is somebody else’s intent. It was a very 
lucrative development form, they were intended for arts related activities. 
Outside of the South of Market zoning, the only commercial activities that 
could take place in these things were arts related uses a defined by zoning 
code. In the South of Market, any use that was allowed in that district could 
do live/work. That was the only area that you could do something that was 
not art related. You know, you could do an auto body shop in theory, and 
you could do it, you know, as a live/work situation. But that didn’t happen 
that much. Basically, a group of builders started building these things, and 
they were very, very lucrative. All of a sudden housing was being provided in 
San Francisco where the market has been very restricted and it was a lifestyle 
situation. We had to actually have the buildings posted ‘this is a live/work 
building’ so that the fire department would know that people were living in 
it. So that was one thing that we had to do because otherwise they would 
treat it just as an industrial building and deal with it differently than if they 
knew that it was an apartment building. The other thing that started to come 
about as a result of this was that complaints started to come in that people 
were just living in these things and not conducting business in them, and it 
was very difficult to enforce. For example me, I’m a city planner, but I’m also 
a photographer and a sculptor. How do you say that I shouldn’t be living in 
a live/work loft building if I do photography on the weekends, or paint on the 
weekends? Am I an artist or am I not an artist? To what degree do you have 
to be an artist or how are you acknowledged, a registry somewhere of all 
of the artists in town and only those people can do it? That’s fine. But then 
even at that point, the planning commission said ‘why are we doing this for 
artists and not for teachers?’ And they felt that it was ridiculous to restrict it 
only to artists. So the planning commission itself had a hand in undermining 
the intent of the legislation, by feeling that other people of modest income, 
teachers, firefighters, whatever, needed to have this housing, and why 
should the artists have such an advantage to this situation. What that did 
was it compelled the city to go into a rezoning effort. It took ten years for 
the entire eastern side of San Francisco because all of these live/work units 
were cropping up. Industrial preservation zones started getting put in place, 
and the city entered into a community planning effort which is still not done 
to this day, which started with the first industrial protection zones being put 
in place. And to keep live/work out of those areas, back in 1996 I think the 
first IPZ was created. Legislation or a report was issued by this department 
and it became a nightmare. And Dan here, as a young guy in the planning 
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department, is still dealing with it, because he was involved with dealing with 
the code revisions for the entire eastern neighborhoods. The planning effort, 
it was going on for the eastern neighborhoods, which was still a response 
to the live/work units that were banned as a use in this city ten years ago. 
Deborah Walker had a hand with the live/work task force of basically calling 
a halt to all live/work development and removing it as a use classification 
from our planning code.”
Dan: “So those units in the industrial zones, did any of them have ground 
floor, storefront retail?”
Paul: “None of them. They were all done as condo projects. And the 
developer sometimes to make sure that they were complying with the letter 
of the law, when the unit was sold, the title was sold, they applied for a 
business license for the person who had bought the unit. With the unit came 
a business license. That was one of the ways they circumvented the law.” 
Dan: “So this issue pertained mostly to that industrial zone, and then you 
mentioned that it was possible to also do live/work projects in other parts of 
the city, was that also taken to a halt?”
Paul: “It was halted throughout the city. Applications for doing them in other 
parts of the city was really limited to commercial zones, and industrial zones. 
They were not allowed in residential zones, because they were considered a 
commercial occupancy.”
Dan: “Is there a home occupation allowance in San Francisco?”
Paul: Yes.
Dan: “Does that allow anyone to have an employee, or is it limited to one 
person?”
Paul: “No, no employees, no signage, only 25% of the floor area. Can’t 
be open to the general public. It is really designed as a home office for a 
single person. I can do land use consulting at home, as long as I don’t have 
any clients come there, as long as I don’t put a sign up on the front of the 
building.”
Dan: “I don’t know if you mentioned were any of the live/work projects that 
were done in the 90’s new construction or were they all reuse?”
Paul: “Most of them were new construction.”
Dan: “From what I have read with various newspaper articles was that a 
lot of them were bought by individuals just to live in or a company might 
have bought a couple of units to run a dot com company out of, is that 
accurate?”
Paul: “Yes.”
Dan: “So essentially yours is an example of city that really had sort of a 
nightmare with this whole thing. With a lot of cities that never really had a 

densely developed downtown there is kind of a new modern movement 
towards looking at this live/work typology, and designing live/work units that 
have a small retail space connected to a live space above. A lot of them 
are being used by professionals like real estate agents or insurance agents. 
Has any of that sort of thing happened recently, or is San Francisco still being 
cautious about these projects happening?”
Paul: “I don’t know about combined spaces being something that’s really... 
There’s still actually a provision where somebody could do live/work in San 
Francisco, but the living would have to be accessory to the working. In other 
words what I talked about in terms of the amount of limited area in a home 
occupation that can be devoted to the work activities. There is a provision 
that allows for a living accessory use in an industrial or retail operation. I don’t 
know if any projects have really come forward, because it says you can only 
use 25% of the floor area for residential purpose. It really restricts it it’s like it 
flips it on its head. That hasn’t really come into play, it’s still out there. But 
what has happened more in San Francisco recently, is this phenomenon 
of what’s being called active spaces, and the company actually started 
in Seattle. What is happening is, people are providing these sort of like 
micro shells, like 250 sf for somebody to use as a studio or as a warehouse 
for hat manufacturing or selling lace or any number of things. And they’re 
being used very ingeniously right now for small startup entrepreneurs. So 
that they’re living is totally separate and they can still afford one of these 
micro commercial units. If you were to ‘Google’ Active Spaces, you would 
probably find some examples of that. But in terms of combined living and 
working in the same space in San Francisco, its seldom done other than a 
home occupation situation at this point in time.” 
Dan: “So essentially the city is still recovering from that difficulty, and has not 
reissued a live/work ordinance?” 
Paul: “Correct.”
Dan: “Do you see this as something that might comeback in the future if 
other cities have successes with it?”
Paul; “Possibly. I would like to say maybe. I think again the big question with 
live/work is enforcement. How do you enforce if this is going to be for artists 
and is that fair to the other people that might have artist type incomes. 
Some cities have used it. Los Angeles for example on Spring Street used it 
as an urban revitalization tool where they would bring artists into loft spaces 
in an area to try to help make the area more attractive for people. If you 
know Spring St. in Los Angeles you know of what I speak. But they did it down 
there as an urban revitalization strategy. San Francisco does not need urban 
revitalization. It’s already a theme park for the super rich.”   
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Dan: “And that’s the interesting thing. I noticed the same thing with Boston. 
Even though they have gotten on this a little bit late, they’re motivation is the 
same, to keep the artists in the city, and so, they even have a process that is 
certifying the artists to allow people to be eligible for the live/work units.”
Paul; “That would be great if San Francisco would go down that road. And 
I sort of advocated that as a solution. We had a mayor and four supervisors 
at the time when this was all happening, that wanted to hear nothing about 
that. All they wanted to do was let their friends and buddies get rich.” 
Dan: “Now, I have come across two articles recently in the Chronicle that 
talked about a possibility to have a fee situation for people that improperly 
use the units. That would refer to the existing units that are still out there?”
Paul: “Yes. For them to legally be considered residential units and escape the 
commercial occupancy standards, there’s a woman in town who is arguing 
and making her case heard through one of the four supervisors, Sophie 
Maxwell is the most likely sponsor of this legislation, to require that they pay 
all of the same sorts of fees that the residential owner would pay in terms of 
school fees and things of that nature. I don’t know exactly the extent of the 
fee structure that she’s looking at, but she’s saying ‘if you’re a commercial 
occupancy, you can’t claim you’re a residential use and insist on all of the 
residential amenities when you haven’t even paid into the city’s coffers 
because it’s those services that you’re now demanding.” 
Dan: “So this is way of dealing with people who have settled into those units 
and don’t run any kind of business.”
Paul: “Absolutely.” 
Dan: “This is really interesting for me to compare and contrast how larger much 
older developed cities that already have the density have a completely 
different issue than we have in Tucson, and in Phoenix, where really they just 
want to get residents in the downtown. I mentioned these sorts of problems 
to them and it really doesn’t faze them at all. They say ‘ if we have misuse, 
we don’t really care, we just want to get the bodies down there in any way 
we can.’”
Paul: “I can see it as an urban design strategy, and in areas like Phoenix and 
Tucson, which have much more of an urban mindset, I can understand why 
they would want to have people coming into downtown to live and liven 
the downtown to make it hip to be downtown again. And it’s a reasonable 
strategy like I say; Los Angeles did this pretty effectively on Spring Street. I 
would be interested in seeing what you come up with Dan.”
Dan: “One of the last things that I’m looking at, and I don’t know if this applies, 
but affordability. Were any of the projects in that zone done as affordable 
housing?” 

Paul: “Nope. That’s one of the other complaints about them is that they 
weren’t subject to the cities inclusionary housing requirement because they 
were commercial occupancies.” 
Dan: “Well it’s interesting because now in many cities, the live/work somehow 
fits into mixed use, so they are able to have a split deed with part of the unit 
being commercial, and part of it being residential. So it changes how they 
are able to come in and enforce certain things in those units.”
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Sometimes there’s a developer, maybe a nonprofit artists organization, 
and their whole mission is to do artists space. And then maybe sometimes 
we’re working with a developer who’s in one of those neighborhoods that 
is changing, and we’re encouraging that developer to include artist’s live/
work spaces in the building mix. Really we just look for any opportunity that 
we can. 
We also use zoning. On the live/work issue the city has identified buffer areas. 
Some of my colleagues are working to create industrial jobs. In Boston the 
residential demand has been so strong that a lot of the neighborhoods that 
have served industrial purposes have turned over to residential. They often 
feel iffy about the artists moving in. So the industrial businesses have their own 
interests, and those things all have to be in a balance when we are looking 
at zoning decisions.
For the artist’s buildings, because we want them to be permanent for artists, 
there are a few different ways that we feel it can be permanent. One is if 
it’s owned or controlled by artists, or an art organization. We also use deed 
restrictions, and I think it’s unusual, I haven’t heard of other cities using this. The 
deed restrictions we have modeled after affordability restrictions, so if there 
is a developer who says they want to build affordable housing, well there’s a 
requirement for affordable housing. If somebody builds more than ten units, 
some percentage of them has to be affordable. The way the city maintains 
that is by putting the requirement on the deed. The artist’s requirements we 
modeled after that, so we were already doing this thing where we write 
something into the deed. Now for the artist space, we want to make sure 
that it stays artist space, we can put on the deed that whoever buys it has to 
stay in compliance with whatever we put on the deed for the artists.
We have also introduced this thing called ‘artist certification’, so if someone 
wants to be in the space, then they document that they have a body of 
work as an artist, and we have a whole process for that…The people that 
review the applications are artists and arts professionals from different 
neighborhoods of Boston.”
Dan: “So they don’t have to be making a certain income off of the artwork 
to be eligible?”
Heidi: “No, some of them actually rely on other jobs.”
Dan: “Well, you seem to have touched on a lot of the things that I am 
interested in. One of the things that I am most interested in at this point in 
my research has to do with zoning issues. What are the building codes and 
zoning laws that have been adopted in this city into order to allow for live/
work development, or does it fall under a previously existing category?”
Heidi: “We did make a change to the zoning code when we started to use 

Dan: “What is the nature of the involvement of the Boston Redevelopment 
Authority in the development of live/work projects in the city, what exactly 
does your job entail?”
Heidi: “Boston is lucky in that we do have quite a number of artist live/work 
buildings that suit different artist’s needs. Some of them have been around 
since the 1980’s. Some of them are spaces where the artists were very 
creative in finding space. The problem with that is that sometimes artists find 
that space and it’s working for them, and they are either working there, or 
living and working there, and they often come into a project like that without 
actually having the capital to buy the building and bring it up to code, and 
so in a lot of cases, the situation has been where artists are living illegally in 
a building… and they don’t control the space, and so after a period of time 
let’s say the neighborhood changes, sometimes because of the presence of 
the artists - then the value of the building goes up, and the rent goes up, and 
then the artists have to leave. 
The BRA is the agency that does development review, so we review any 
proposed project and move it along for permitting. We also do economic 
development, and look at what sort of industries are in Boston, and what 
kind of housing, and what kind of jobs. The mayor sees the artists, and sees 
the value of them, both as jobs, and as entrepreneurs that are supporting 
themselves and paying taxes, or creating small businesses, or adding to the 
sort of  ‘cultural life’ of the city, and creating a place that people want to be. 
For all of those different reasons, the mayor asked the BRA to look at this issue 
- how can we make things more stable for artists. They really ask us to look at 
new models, and to try to build off of the old ones that are successful. 
So there are a couple different things that we do. One is that we have design 
guidelines. We have done a survey of artists, to ask them what kinds of space 
they need, and we have learned from buildings either in Boston or around 
the country that have been designed for artist space. The guidelines are 
pretty broad; they cover a variety of different disciplines. Our initiative is also 
interested in supporting theater artists, and dancers. Their needs are much 
different from someone who is a painter. So the design guidelines are broad, 
and we use them when we have opportunities for space… and they are 
applied differently for every kind of building. We use them on a case by case 
basis, but we try to maximize every building’s compliance with them. 

INTERVIEW C.1.2
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are doing some sales on site, then the property is taxed at a blend of the 
two tax rates, and the blend is seventy percent residential, thirty percent 
commercial.”
Dan: “Well I guess this brings me to one of my major questions that I’m dealing 
with in my research, and that concerns live/work spaces that are not actually 
limited to use only by artists. Do you feel that allowing professions other than 
artists to live in these units would be a success in Boston?  Mainly that’s the 
thing that I have found interesting about the Boston model, where many 
cities such as Portland and Oakland have begun to push live/work as a type 
of space that can be used by any number of professions. Do you see that 
ever happening in Boston?”
Heidi: “I do. I think that the work that we have done, we were asked to that 
on behalf of the artists. We want to make sure that we keep serving them and 
looking at their interests, because we want to keep that as a part of Boston, 
and we want to keep Boston as a center for the arts. We do see a demand 
for live/work spaces that is a much broader demand. It’s out there already, 
the massage therapist, the architect, the tech designer… lots of people are 
already doing it. We get a lot of people who try to apply who are working 
other jobs, and you can understand their argument for why they should be 
considered an artist, and they may or may not fit into the guidelines that we 
have established. But I see the demand. I know that the BRA has already 
instituted programs to support the industries that are represented by these 
people, like Boston has an initiative called “Create Boston” for its creative 
industries. And the city, of course, wants to support any kind of economic 
investment. The city also has initiatives related to how the city can be more 
‘green’ and the idea of people not having to commute adds to the quality 
of life and lessens the environmental impact. Boston does not necessarily 
have a live/work program that’s out there promoting it for people, but I think 
that our urban designers, that’s something that’s in their head when they 
are trying to create mixed use neighborhoods or buildings. I think the city 
supports the idea of that, and supports what people want. I think what we 
need to look at is, well, how are people prevented from doing it? One issue 
is the property tax issue. You have people out there with ‘home businesses’ 
and they are not being taxed at the commercial rate.”
Dan: “Obviously in this city, as in many others, there are people who are 
involved in a live/work scenario from their own home, but it’s not necessarily 
legal. At this point, in Boston, the zoning rules don’t allow for a profession 
other than artists to legally be involved in a live/work situation.”
Heidi: “Right. And the reason they separate those uses is that commercial 
uses usually introduce things like more traffic or parking. Traffic and parking is 

these new tools. When our current initiative started which was in 2001, the 
issue was already out there. Sometime in the nineties, there was a definition in 
the Boston zoning code called an ‘occupancy category’, and that’s called 
‘artists mixed-use’. So if you look in the Boston zoning code, there are a whole 
bunch of tables divided up by neighborhood. For every neighborhood there’s 
a table that lists all of the different uses, and then it says whether its allowed, 
conditional, or forbidden. If it’s allowed, then someone can just build it right 
away, they don’t have to get a variance or pursue any other expensive 
process to try to fit it in. If it’s conditional, then they do have to appeal. If 
it’s forbidden, then there’s more of a threshold that they have to pass. The 
‘artist’s mixed-use’ was all ready when we started this initiative. It was already 
considered an industrial use. All of the different occupancies are categorized. 
There is residential, there is industrial, commercial, etc. They had already put 
‘artist’s mixed-use’ meaning live/work, under the industrial categories, and 
that meant that artists live/work was the only residential use that was allowed 
without a variance in industrial neighborhoods. So that helped to promote 
the use, make it easier, and get rid of some of the barriers.
When we started this initiative, we sort of built on that. We want to make sure 
that when people do it, they’re actually really doing it. Because there were 
cases where people were saying ‘oh look I can do this, and say these are 
for artists, but that’s really not defined’ and then they were building regular 
residential. They were doing it because the residential market was really 
strong and they had an opportunity to make money off of it.”
Dan: “And so they had the problem of people living in the units and not 
actually working in them, or even being artists at all, where originally they 
were given the go ahead to develop under those conditions?”
Heidi: “Exactly. So that’s why we tightened it up. So now that zoning code 
definition doesn’t just say artists living and working, it says that someone has to 
be a BRA certified artist and there has to be an agreement that they comply 
without design requirements. So that’s what we did to change the zoning, 
and we did have to go to our zoning commission and make a change to the 
code, and it was a long process. We did some research on it.”
Dan: “Does the zoning code for the ‘artist’s mixed-use’ dictate a ratio of the 
work space to live space or is that open to the artist living in the unit?”
Heidi: “It’s open to the artist living in the unit. There are some cases where 
it comes down to taxes. When I came on board artists were paying the 
commercial rates, which are higher than the residential property taxes. 
That was then negotiated, and it was changed, and that was the assessing 
department. It was changed so if there are no sales happening on site, then 
they can get the 100 percent residential tax rate. If there is a mix, and they 
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probably one of the number one issues that people complain about. That’s 
often a concern in a residential neighborhood… but many of the live/work 
uses aren’t like that anyway… I think that there are probably some businesses 
like that under the radar, and there are probably some that aren’t under the 
radar. I think that the lower impact business endeavors are the ones that are 
best suited for live/work, from the neighborhood perspective.”
Dan: “The other issue that seems to be a big one for most cities has to do 
with the buildings that are allowed to be zoned for live/work. It would seem 
from what I have found so far, that Boston only allows live/work in rehab or 
renovated buildings and not in new construction. Is that correct?”
Heidi: “No, it is allowed in new construction. One example is ArtBlock. And this 
is also in a residential neighborhood; it’s not an industrial neighborhood, so it’s 
a different case from what I have been describing. This is in a neighborhood in 
the South End where there have been a lot of artists, and the neighborhood 
has gentrified significantly. It’s very expensive to live there. There was site that 
the city owned and it was old school buildings, and so there was one existing 
building there. The city also owned two vacant lots on either side, and so we 
put it out for a request for proposals, and we put it out to developers that 
we wanted it developed as artist’s space. The proposals that we got back 
were for affordable artist’s live/work space. Everything that was submitted 
was for one-half artists live work space, and one-half market rate residential, 
along with space for an arts organization. All of the affordable live/work 
space is new construction. We could have done a better job with the design 
guidelines with this building. There is some sound transmission between units, 
and there are also odors that come through, and for an artist’s space you 
would be concerned about things like chemicals being used. So with the 
design guidelines we have gotten more specific. What we give out people, 
they are guidelines, but they don’t set any kind of a threshold. By learning 
from existing projects, we’ve started to ask ‘how big are the vents, how strong 
is the vent fan’, all of those questions that start to add cost. We are really 
pushing the developers to not just say ‘oh it’s going to be fine’. Now we are 
getting to some actual performance standards… but those standards aren’t 
part of building code. The state has a building code, so we get pushed back 
from developers who say well, you can’t make us do this thing, it’s not part 
of the building code. I have been working with some attorneys on that issue 
and the feedback that I have gotten is that actually we can, as long as we 
are not asking them to do something that is less than the building code. We 
are giving them the land at a really cheap price, and so we have some 
expectations. So even though the design guidelines don’t spell out that, say, 
your wall needs to have a sound transmission coefficient of 60, during design 

review we do ask that, and its different for every building. And it’s sound 
proofing, ventilation, unit size, disposal of hazardous materials, etc.
Some of the other projects that are new are part of buildings that are mostly 
residential, but the developers had to do the affordable units anyway and 
they got permission to have their affordable units be for artists. The city doesn’t 
always let them do that, because our fair housing department, they’re not 
sure whether they like the idea or not, and they are worried about the artist 
affordable units not being available to people of all different backgrounds. 
So we have to work with the fair housing department to make sure that when 
we have these restrictions that all people, whether they are a member of a 
protected class based on race or age or presence of children, that we are 
getting the opportunity out there for them too.”
Dan: “And I think it’s important to start to educate these different agencies 
as to why it might be important to begin to include live/work units in different 
neighborhoods around the city. This is related to another question that I have, 
which has to do with mixed use projects, and I understand that there a quite 
a few mixed use projects being done around the city, which can include 
residential, commercial, and retail uses, all within the same building. So my 
question is, well, with a mixed use building, one could conceivably have 
someone who would own a business on the ground level, and a residence 
up above it. What do you think if any would be the benefits of having a 
live/work designation in a project as opposed to simply having a mixed use 
project? Does live/work as a designation offer any further benefit for the city 
or the community?”
Heidi: “That’s a really interesting question, and I guess what it would come 
down to in the end would be different people’s preferences. There are some 
people who with the work they are doing, they can do it in one space. 
Maybe it also comes down to a question of being able to afford that amount 
of space, and so its economically better for them to just buy the one space, 
it may end up just being more expensive to have two spaces. I definitely see 
that there are a lot of people who would prefer to have their work close by, 
but separate. So I think that the mixed use building is a great model. We’ve 
done all of this work to look at the live/work requirement where the live and 
the work is in the same unit, but we have also moved towards recommending 
in some buildings and approving in some buildings, (a situation) where they 
have additional work space on one floor that people can get so that they 
can have something separate, and that is for more high impact uses. Or the 
work is on one level, and the live is on a different level.”
Dan: “And that’s something that has been explored in other cities, and that’s 
really one of the things I have been focusing on, and it seems that in a mixed 
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use building, on the one hand it doesn’t necessarily require the owner or 
tenant to work or live in the same building. Whereas with live/work, you have 
a situation where you are promoting and requiring that the resident does not 
commute to work. Then you have a situation where you say, this is what we 
are promoting in this neighborhood, and now how do we monitor whether or 
not the units are being used as they were intended to be used. And I guess 
also that by simply having the existence of live work buildings, a city can 
begin to advertise in a way, and get people thinking in terms of now having 
the possibility to easily work where they live. If it was simply labeled mixed-
use, people might not quite catch on as quickly. So you could essentially do 
a mixed use building, but potentially have a situation where the zoning code 
dictates that owners or tenants must have a both live space and a work 
space within the building.”
Heidi: “We have a project called Westinghouse, which is already permitted, 
and they’re going to start construction, and it’s in an industrial park, it was a 
former GE factory. A whole bunch of industrial businesses are already there, 
and they also have a lease with a charter school. So in one of the buildings 
they’re putting in an artist space. So I asked them to have their attorneys look 
into having a situation where if you buy a certain living space, you are also 
buying a particular work space, even though they aren’t adjacent to each 
other, they are deeded together. Or maybe you buy a live space, and then 
you get your choice of a work space, or you get a share of a group work 
space. We have a lot of woodworkers in Boston and they share space. So I’d 
really like to see some interesting models for that, I like them all, depending 
on what people need. There’s another building that is under review right 
now, and I think it’s going to have work space on the first floor, and residential 
space above, and so we’re still looking at how that will be legally modeled. 
So the issue of, do you really make sure they are doing something in it or not. 
We do have requirements that when somebody purchases, or when they 
rent it, they do have to show that they are actively in pursuit of something 
that fits within our program. Once they buy, then they can do whatever they 
want.” 
Dan:  “So you don’t monitor it afterwards?”
Heidi: “No, except for the rental units when they turn over. And our 
certification is good for five years. So even if they have been renting the 
same unit, after five years they have to get a current certification. On a ‘for 
sale’ unit, it’s only for when they first buy. With a rental, they have to keep 
something current. And I don’t think it’s a good conversation to be having 
without addressing the fair housing issue. A lot of times, you can create this 
great program and it runs into the barrier of people saying, well, how can 

you target these artists only, how come you are putting all of this effort into 
a particular profession. And it’s an important issue because when you look 
at anything that’s residential, or having to do with housing, it’s governed by 
federal fair housing law, and people often want to say you’re discriminating. 
But federal fair housing law protects people based on certain classes like 
race and ethnicity, family status, handicap. We see our live/work housing 
program as creating opportunities for people of all of those backgrounds, so 
we are trying to create the opportunities. And we make sure that when the 
opportunities are created, that they are marketed broadly. So we want to 
tackle the fair housing issue, and do it successfully.
In Boston they are very strict with affordable housing and they want them 
opportunities to be available for anyone of any background... Some people 
classify discrimination as being based on any unchangeable characteristic. 
But there’s nothing that’s illegal about designing something that’s for a 
particular use and then having it used in the way that it was designed for.” 
Dan:  “Well it would be interesting to see what would happen if the live/work 
spaces were opened up to all professionals, rather than just artists, whether 
that perception would change. And then the plumber could say, ‘well that 
unit is now available to me, but I don’t need ground floor retail space, and I 
don’t need a work space in my home, so I don’t need that, but it is available 
to me now if I chose to buy it’.” 
Heidi: “Yeah, I’m not sure what the demand would be. We have the interest 
of creating space that works for artists, and so we want it to be used by 
artists, and for the projects that we have done so far, I don’t think we would 
be interested in opening it up, because they are intended for artists. I think 
that we support the concept of live work as a...”
Dan: “As an urban design strategy...”
Heidi: “Yeah...”
Dan: “It’s interesting because two of the cities that started doing this early 
on are San Francisco and Boston, and in San Francisco, it’s a similar situation 
where the movement came about as a response to a need for artists housing. 
And now you have a situations where smaller towns in South Carolina and 
Virginia that have started doing live/work as parts of new developments and 
new communities that are trying to promote walkable and non-commuter 
culture, and they are really integrating live/work spaces into new urban and 
downtown areas. In that sense, a city like Boston or San Francisco as much 
of an issue of saying, well, we want to create more of a cohesive downtown; 
they already have a cohesive urban system for the most part.” 
Heidi: “Yeah, I think it’s exactly what you’re saying, that it depends what your 
goals are, and it depends what the context is. Different cities have different 
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Dan: “First of all, I was hoping that you could talk a little bit about how the 
City of Oakland classifies, and has classified, live/work development through 
zoning designation?”
Neil: “Well basically in the zoning part of it we’ve just, for a long time we 
only allowed conversions of commercial buildings to be live/work, and 
those conversions were permitted by right in every zone, except for zones 
where residential was not permitted, then you needed a use permit. Then 
around the year 2000 there were small areas, buffer areas at the edge of 
light industrial areas, sort of interfaced between a residential area and a light 
industrial area, we allowed the new construction of live/work.” 
Dan: “And so the new construction live/work is only allowed in what you call 
a buffer zone?”
Neil: “Yes, there’s an overlay zone, and then a couple years ago we had 
another zone that was passed called HPX which also allowed live/work. Well, 
it allowed what we call the HPX live/work and HPX work/live. And live/work 
was pretty much residential but it allowed more in and out traffic than a 
regular residence would allow. Then there was work/live which was meant 
to allow what you would think of as work/live – smaller living space versus 
the working space in a more commercial type of building. New construction 
would be allowed there.”
Dan: “So when somebody comes to the city with a project, do they have to 
get it approved as either live/work or work/live, and is there a different set of 
regulations for each type?”
Neil: “Just in HPX. Everywhere else, there is nothing called work/live or live 
work right now in the zoning ordinance, it’s called ‘Joint Living and Working 
Quarters’, except in HPX. In HPX there’s something called HPX live/work, HPX 
work/live.”
Dan: “Is there anywhere I can access the zoning information online?”
Neil: “Sure, just go to oaklandnet.com and you can circuit around there.”
Dan: “How has the City of Oakland viewed live/work development, both 
currently and historically, has it been looked upon favorably, as a benefit?”
Neil: “I think that overall it’s been a very good thing. It’s allowed the reuse of 
a lot of industrial buildings. It’s becoming more of a headache now because 
there’s been a push to get it allowed in industrial areas, particularly for artists, 
you know and artisans, and light industrial kinds of things in industrial zones, 

goals and different projects have different goals. I’ve noticed a big difference 
in what we’re doing and what other cities in Massachusetts are doing. A lot 
of the formally or still industrial cities like Lowell have existing building stock, 
and their goal is economic development. So if they launch this program, and 
they are trying to get artists there, they may not have a problem if someone 
who isn’t an artist is interested, they’re just happy that something is selling. In 
Boston, there is just so much demand for space that our goals, at least with 
this initiative, is how can we keep artists here, so we want to be strict about it. 
Some of the other benefits, the walking lifestyle, come along with that.”
Dan:  “Do you have any final thoughts on what you hope to see with live/
work development here in the future?”
Heidi: “There are some neighborhoods that I would like to see us bring artists 
into and create permanent space for artists where artists can help, like 
in Mattapan. I think there are artists in Mattapan. I don’t think that we’re 
helping them very well. Dudley Square in Roxbury and this building is mostly 
residential and has a lot of subsidized housing, but we have six of the total 
66 units that have preference to artists. Only two of the six with a preference 
for artist actually have artists in them because the artists haven’t wanted 
to live there. Dudley Square is an area where the city is trying to do a lot of 
investment. There are a lot of beautiful old buildings, but it’s been an area 
that in the past had a crime problem. When you look at what artists can do 
for a neighborhood, a lot of times they are bringing a whole vision, and they 
really can be a force of neighborhood change. I’d like to see more of that in 
Boston’s neighborhoods. 
Another thing is the state. When the state gives out money for affordable 
housing projects, the state has not considered artist’s projects. If they change 
their mind, which we are trying to get them to do, then that would free up a 
lot of money that could be invested in projects like this. Right now their goal is 
to create the most number of units that they can. Live/work are bigger units, 
and it’s a little bit more complicated. I’d like to see a little more money made 
available to help some of these projects happen.”
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which seems good on the surface, but it becomes difficult because we’re 
trying to figure out ways to assure that they’re not just going to become 
residential, and that messes up industrial zones. That part of it is becoming 
a headache, even though it hasn’t been adopted, just figuring out how to 
do it. Politically it’s just really sticky. Other than that, there hasn’t been too 
much. I mean, there have been a few new live/work buildings constructed 
that a lot of people complain aren’t really working, it’s just mostly living, luxury 
loft type of things. There have been some issues with that. People complain 
about it a lot, but it hasn’t become so widespread that it’s a real issue. It’s 
more of an emotional issue rather than an actual issue. There’s a concern 
that if we allow it in the industrial areas that it’s going to become a huge 
deal, so people are worried about that. Overall, I think that people have 
been pretty happy with the ways it’s worked, especially with the conversions. 
Those tend not to become luxury loft type residences, because they’re from 
old industrial lofts in the first place.” 
Dan: “It’s interesting that you bring up some of those points, as I have noticed 
in several other cities such as Boston where it is almost the opposite situation, 
and the only zoning that allows for true live/work development is actually 
in the industrial areas, and it is strictly limited to artists.  There is actually an 
approval process that you have to go through if you want to buy a unit.”
Neil: “How do they found that has worked out?”
Dan: “Well, I think it really depends on the motivation of the city, and what 
are their needs. Some of the smaller cities surrounding Boston are much 
looser, where they have a large existing stock of old industrial space, and 
they are really looking to revamp urban areas in any way possible. Boston 
itself doesn’t really have that need; their motivation is to actually try to keep 
the artist population in the city.” 
Neil: “Yeah, we’re trying to do that too, and there’s a big push for that here in 
Oakland, it’s just difficult for us to figure out ways for it not to turn into regular 
residential. We’re battling that and we don’t have the money to sort of set 
up a whole process to evaluate what it is someone’s doing, it would have to 
be this ongoing thing, and that’s why I’m wondering, did Boston find a way 
to actually keep track of everyone that was living in these units, and what 
they are doing in them?”
Dan: “The only way they’re able to keep track is they have a five year 
certification process, where an occupant or someone interested in buying 
or renting a unit has to prove that they are a working artist, and they 
are evaluated by a jury. Every five years, someone renting a space must 
become recertified. Unfortunately, this doesn’t work when someone actually 
purchases a space.”

Neil: “How does the city make sure these people come back in every five 
years?”
Dan: “I’m not entirely sure on that, but this is also a topic that I’m very interested 
in – If a city has the motivation to incorporate live/work as a typology, how 
exactly do you monitor that it’s being used properly?   And I have read about 
what was called the ‘dot com boom’ in San Francisco where a lot of live/
work lofts were developed in industrial areas, and there was an extreme 
amount of misuse of the units. What do you know about that, and how has 
that effected the situation in Oakland?”
Neil: “That’s what we’re scared of. So we’re definitely aware of it and that’s 
why we’re really being careful about the live/work that we want to possibly 
permit in the industrial areas. We don’t want the same thing to happen so 
we’re developing sort of, design guidelines for the units, to try to make sure 
that they’re work/live. It’s a little bit difficult in terms of the space used for 
work and the space used for live and the strict separation between the live 
and the work parts and the kitchens... and we’re also looking at, and I don’t 
know if it’s going to go through politically but we’re looking at saying if a 
space is over a certain size, that it would have to be sort of a grouped setup, 
with common bathrooms and common kitchens. So you would have lots of 
bedrooms in a place, or maybe just places where you put your mattress, and 
real large open units. We’re thinking that would be more apt to be used by 
artists or artisans, rather than as a luxury condo or loft. The only reason people 
would want to live like that is because it would be affordable to them.”
Dan: “You mentioned that Oakland does have a motivation to keep artists in 
the city, and that might be one of the reasons to adopt or promote live/work. 
Do you see any motivation to also provide live/work for other more office 
oriented types of professionals?”
Neil: “Yeah, absolutely, but we actually have a really liberal home occupation 
regulation were you can do a lot of things out of your house. You can even 
have your own hair salon in your house in Oakland if it’s below a certain size. 
And you can give classes in your house as long as it’s below a certain size. 
We also have a long term task that’s figuring out how to make new live/work 
work in other places too, throughout Oakland, but the hot issue is what to do 
about the industrial areas.” 
Dan: “So within the residential zones, people do have quite a bit of freedom 
to create a live/work situation, even as a new building and without going 
through a whole mess with the city?”
Neil: “Yes, as long as you’re not going to create a nuisance in the neighborhood 
we’re pretty liberal about what you’re allowed to do out of your house. You 
can even have a doctor’s office out of your house.”
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Dan: “I have a question now that I have been looking at quite a bit, having 
to do with mixed-use buildings. In a mixed-use building, a resident could 
effectively own a business in the same building by their own choice, and 
create their own live/work situation. Where many cities have begun to pursue 
these types of mixed-use buildings already, why also incorporate live/work 
buildings or units. What benefits does a live/work project offer to the resident 
owner or the city itself?”
Neil: “Well, if you have a mixed use building, then often times the people 
who are working are coming from far away, so there’s no real tie in.” 
Dan: “So by setting up a live/work situation, the city is dictating that the 
person both live and work in the same building, and then they are avoiding 
that commute, which is better for the city on multiple levels?”
Neil: “Yes, that would probably be the biggest difference between the two. 
Anyway, a lot of times truthfully the people who are working in, or even owning 
the shops can’t even afford to live in the units that are up above. That’s what 
we find a lot here. The property prices just go up high and, people who have 
started up a shop live out in suburban areas and drive in.”
Dan: “And those are some of the points that I’m really trying to dig into, and 
that is – Who is really interested in a live/work scenario, and how can it be 
made accessible to people who are actually working in the city, or want to 
have a small business in the city. And is it something that could ever become 
accessible to a lower income person who probably won’t be interested in 
actually running their own business?”
Neil: “Well, we see a lot of people in Oakland, I don’t know if you would 
consider it the same as live/work, but there are a lot of people opening 
up home occupations. Internet businesses, graphic arts businesses, just all 
the time, every day there are people getting zoning clearances for that. 
Especially when the economy kicked a little bit, you suddenly see more of 
that because people are trying to figure out what they can do out of their 
house.”
Dan: “So when someone opens a home occupation like that, they have to 
come before the city and get it approved?”
Neil: “Well, whenever there’s a new business, in order to get your business 
license, you’ve got to get a zoning clearance, it’s just a simple thing, just 
twenty bucks, just to show that what you’re doing is OK for the location you’re 
doing it in, and then they go and get their business license.” 
Dan: “Do any of these home occupations ever require that they have 
additional parking available?”
Neil: “No. If it ever gets the point where we feel like they need that then we 
sort of say, you’re no longer eligible to be a home occupation, and you 

have to figure out another place to do it. Sometimes you have limo drivers or 
something where we just let them park the car or truck at their house.”
Dan: “So you said that you are developing some design guidelines for live/
work in the city?”
Neil: “We’re developing some regulations for... just design related regulations 
for the live/work in industrial areas. This is specifically in reaction to artists 
saying that they want to have that opportunity.”
Dan: “On the topic of affordable housing, do you think that there is a need 
for subsidized, affordable live/work units in the city?”
Neil: “We’ve had some of that. Yeah, I don’t see why not, I think it would be 
great for artists. I think it’s something that’s needed.”
Dan: “And you have some of that happening in the city?”
Neil: “Yeah, I can think of one, I don’t know if there have been any other 
ones.”
Dan: “Well, from what I have heard so far, it seems like affordable live/work 
projects can be a very sticky situation, where typically the organizations 
that are funding the projects like affordable units to be very traditional and 
economical bedroom style units that can be easily quantified.”
Neil: “Yeah, well we’ve had a problem just in general with that because we 
consider live/work to be commercial facilities, and that can be a problem 
with the banks, where they want it to be called residential in order to get 
them loans. They need to be called a residential facility. There are a lot of 
issues. You asked me before what issues come up, that been a big one. 
We’ve had some live/work converted buildings where in order to pass as a 
residential building they can’t actually work out of the building. That’s the 
way they get their bank loan, and so we’re sort of working out some of those 
issues.” 
Dan: “I’m not sure how familiar you are with some of the newer urban 
development that has been happening in cities such as Portland, where 
large areas of the inner city are being revamped with lots of mixed use and 
residential. I have noticed a lot of talk about live/work units being available 
in these new developments. Have you gotten the sense that live/work has 
become a kind of trend in some of these cities, and that it is being used by 
developers as a way to market projects to potential buyers, when really the 
unit might simply have an extra room, and probably won’t even be used as 
a true live/work unit?”
Neil: “Yeah, I think that happens a lot. It happens a lot as a strategy to get 
projects adopted. They’ll say ‘well, it’s live/work’ and people like that idea 
and it’s a sort of new type of housing and it’s a way of selling it. Sometimes 
we’ll only allow it in certain areas. We won’t allow residential; we only allow 
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live/work. So they sell this live/work to us, and then it ends up not being that. 
In terms of marketing, I don’t know, after it gets approved, I’m not that 
acquainted with what goes on. A lot of times, it gets approved, we find that 
it gets approved as ‘live/work’, and then they’ll call it luxury lofts or they’ll call 
it lofts, and the work part of it gets toned down.”  
Dan: “And certainly artists aren’t able to afford it. So did you mention some 
areas of the city where you only allow live/work to be done?”
Neil: “Yeah, that would be those border areas, in industrial zones.”
Dan: “So those are only being promoted as live/work districts?”
Neil: “Well, no, it’s live/work and light industrial, but not pure residential.”
Dan: “Do you personally, or speaking for the City of Oakland, have any hope 
for the future of live/work development? And I know you mentioned being 
able to devise some way to monitor units in a way that wouldn’t be intrusive, 
do you have any hopes to see this transform in other ways in the future?”
Neil: “Well, I would like to, sort of like with Boston, but maybe not with the 
same bureaucracy, just to really allow artists and light industrial type people 
to have a cheap place to live without getting pushed out. A lot of the live/
work sort of takes care of itself because mostly what people do is just use 
computers and talk on the phone a lot which you can kind of do anyway 
out of your unit. I think my big hope for the city council is to get a big push 
towards figuring out a way to use live/work to keep artists and light industrial 
people in the city.”
Dan: “Well, Neil, thank you very much for devoting this time to me and I wish 
you luck in developing your artist live/work program.”
Neil: “You’re welcome. Give me a call if you have any more questions.”

INTERVIEW C.1.4
BARBARA SHAW, PORTLAND DEVELOPMENT COMMISSION 
09.09.08

Dan: “Can you talk a little bit about the evolution of live/work development 
in Portland?”
Matt: “I haven’t seen any old live/work projects in Portland. Most of them 
have been done in the last ten years. There is one project that’s about ten 
years old; it’s a pretty innovative project, not even a renovation, but a historic 
upgrade. It turned into an artist live/work space where artists have galleries 
on the ground floor, and they have apartments above. A lot of them are 
disconnected from the retail space, you have to walk through a hallway, and 
so they’re live/work in the same building but they’re not exactly connected 
directly. Those have been extremely successful and we’ve seen waiting lists 
of a year to two years sometimes for those made affordable artist space. 
It was probably one of the first ones that happened in Portland. And then 
you’ve seen others that have come along in new construction, and you see 
more of those recently, in the Pearl District for example.”
Barbara: “Yeah, it’s actually a quite popular building form right now.  A lot 
of times in Portland, the zoning requires that there be retail on the first floor, if 
it’s on any kind of main street or in the downtown area. So it’s my impression 
that it is used frequently when the retail market hasn’t necessarily been 
established, and so it’s a bridge use. In the beginning they advertise it as live/
work, and sort of meet that need of having active retail on the ground floor. 
And then as that market picks up and the use for that first floor might be more 
profitable as more of a retail focus then that use might shift. So I think in the 
Pearl District down here, a lot of the live/work stuff is like a real estate agent. 
I see a lot of stuff like that which really doesn’t activate the street that much. 
But as that neighborhood evolves even more I think that the use might get 
changed to a more typical active retail use, storefront use. I’m not so sure 
about that conclusion, but...”
Dan: “One of the hunches that I have about the Pearl District is that in some 
cases, some of the newer development is being marketed as live/work and 
it may not really be true live/work, but something like and extra room where 
the developer is trying to take advantage of a hot new type of housing unit. 
Do you see this happening?” 
Matt: “There’s two things I think Barbara was right in that you need to have 
an active storefront engine from a financial perspective, if the retail market 
isn’t there, it’s better to go in with some kind of income generating use like 
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live/work, where you can actually sell part of it as housing then it would be 
just to do straight retail. So I think a lot of developers do that out of necessity 
because of the market not being there at this point. But I do feel like there’s 
a design, some of the projects it seems like there’s an intentional. They’re not 
just doing it to get the building built, I actually think they’re trying to market 
it and design it as live/work. It seems like it is true live/work space. The issue 
that we found is that it hasn’t been active live/work space in all cases and 
that it’s been more of your insurance agents or your real estate agents type 
thing versus like a small coffee shop or a yoga studio. I think that may be an 
overgeneralization I don’t know.”
Dan: “So are you seeing that some of the projects are literally a live/work 
unit where they have street front retail or commercial space and that’s 
connected to a live space that is either behind it or above it?”
Matt: “That’s very prevalent. I would say now, most buildings that I see that 
are being built maybe have some retail component, just strait retail, but then 
some live/work component. A good example of that would be the Jefferson. 
I think they are trying to divert the 580 market risk by doing some retail and 
then some live/work on the ground floor. “
Barbara: “And we actually were going to put another project here that was 
a live/work project and decided against it because we weren’t sure about 
the viability and we were more certain about traditional retail and traditional 
residential rather than live/work models. 
 I don’t think that the buildings that are getting built, with the steel 
and concrete construction, that most of them are intending to flip to a full 
retail use. Because they are individual units I don’t think that they can be 
recombined or anything like that.”
Matt: “I think the intent though, is that over the longer term if the retail does 
improve then you get more active use, that it’s a stepping stone to more 
active use.”
Barbara: “Or literally a more successful use that in the beginning is not even 
successful it’s just somebody who’s selling something that isn’t selling. It’s just 
there, the retail component, but it’s not successful.” 
Dan: “Would you say from what you have observed that in Portland live/work 
started out as an artist’s typology.” 
Barbara: “I would say yes, but these are opinions you are getting here. At last 
the ones that we know of. If you are interested in the art angle there’s the 
project that Sam Adams just did, Mile Post Five, that’s a kind of new format of 
doing... although it’s not really live/work. It’s live/artist studio.”
Matt: “And that’s in the neighborhood. It’s live/work it’s just not a vertically 
integrated type.” 

Dan: “A lot of my questions now have to do with price and affordability 
because some of my fears with some of the cities like Tucson here, is that 
ultimately as prices go up, these things become inaccessible to the smaller 
businesses that might want to use them. And if they aren’t being controlled 
or code enforced in some way, if someone is just buying it to live in it, then 
ultimately the projects can become just residential.” 
Matt: “Well, I would say that I think live/work projects sell less easily than 
whatever is in the actual building. Live/work is not the easiest thing to sell. 
And I would say that anything that is new construction in any city, whether 
its Portland or Tucson, is going to be expensive, especially if its high rise 
construction or steel and concrete construction. I would argue that in most 
markets, the cost of that construction is much higher than anything a small 
business or artist in particular, maybe some small businesses with some form 
or cash flow, but most small businesses won’t be able to afford any new 
construction.” 
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INTERVIEW C.1.5
DEAN BRENNAN, PHOENIX PLANNING DEPARTMENT 
09.05.08

Dan: “In some ways Phoenix has served as a model for development in 
Tucson, either through positive or negative examples, and given that both 
of the cities have smaller, spread out, business oriented downtowns that are 
now looking towards residential and mixed-use development, I’d like to know 
how Phoenix has dealt with the issue of live/work. How has it been defined or 
classified, and have any zoning codes or ordinances been devised to guide 
its development?”
Dean: “It doesn’t have a live/work designation, and is actually more a result 
of developers taking a specific approach to how a project is developed, 
so it’s not a situation where the city is actively encouraging it. We’d like to 
see it happen, but it’s not where we have a live/work ordinance. It’s more a 
matter of, what is the base zoning, and does that accommodate a mixed 
use. Let me get a map, because really I think it would be helpful to talk about 
the downtown. For examples of live/work, there aren’t a lot of examples in 
Phoenix. We had one example, and this is at 7th Street and Roosevelt. This is a 
mixed-use live/work project, and the live/work units are all along the north side 
of Roosevelt Street and then there is commercial, and this is restaurant, and 
the rest of this is residential. That didn’t happen because we have a live/work 
ordinance. It happened because this developer wanted to try something 
unique and try a live/work product, try a mixed use with the residential, 
and the non live/work retail. And it was just a matter of, the zoning, there 
was a place which I think was probably C-2 which is a commercial district, 
our commercial zoning districts allow retail uses as well as residential uses. 
Typically what happens is that in a commercial zone you get either a retail 
project, or you get residential, when I say residential it would be multifamily? 
So this is probably the first time that we’ve seen that actual combination of 
the residential and the retail in live/work units.” 
Dan: “So these units combine within one unit a work space and a live 
space?”
Dean: “Yes, there are these along the north side of Roosevelt, there’s a 
bakery and a couple of restaurants. I’m trying to recall if there are any artist 
studios, but that’s the live/work are along Roosevelt. They live upstairs and 
work downstairs.”
Dan: “So these might be detached by a staircase or a floor.”
Dean: “Yes, right.”

Dan: “And do you know, are there any actual businesses that are occupying 
them and using the space like that?”
Dean: “Yes, there’s a bakery, I’m trying to recall what else is there, I know 
there’s a bakery, there’s either one or two restaurants.”
Dan: “That’s interesting, so you buy the spaces as a single property?”
Dean: “That’s my understanding.” 
Dan: “That’s good because I’ve been having a real hard time finding actual 
live/work projects that are being used that have a street front presence, and 
are being actually used as such, and aren’t just for artists.”
Dean: “That’s one example, it may be the only example. There may be 
situations where, I’m trying to recall if there are any warehouses over in 
our warehouse district. I know over on Grand Avenue there are some artist 
studios. I don’t know if anybody, if there are any artists actually living. I’m 
guessing that some may be, but I don’t know for sure. But again that’s a 
situation where those are older buildings, and the artists have bought those 
buildings, and turned them into studios in the building and they also have 
some retail sale space. I know most of them are not living in those buildings.
 Something that we’re working on right now is a new downtown 
plan which was adopted in July, and we’re now working on a form based 
code which will change the zoning in much of downtown. It would change 
the zoning from what it is now (we’ve got commercial zoning and we’ve 
got residential zoning) and basically create a mixed-use zone so that 
theoretically, in any of these neighborhoods you can have a retail use 
as part of a residential corridor. It could be adaptive reuse of an existing 
structure or it could be put into a new structure. Through that process we’re 
identifying different building types for each of the so-called ‘character 
areas’. And one of the building types we’ve identified is live/work, so I guess 
what we’re hoping is that over time we’ll see more live/work uses occurring 
throughout downtown. Obviously it’s a good opportunity for those incubator 
type businesses to get started, and also it helps activate the neighborhoods, 
from the standpoint of providing services that don’t exist today.”
Dan: “So what exactly would that be called if retail was allowed within a 
residential unit?”
Dean: “It would be a mixed-use zoning district. And we’re again switching 
from current zoning which is what we call Euclidian zoning to a new zoning 
which would be form based code.” 
Dan: “So as mixed-use, that could be live/work in terms of ‘you buy a 
residential space and you also by a commercial space below’, but not 
linked as the same property?”
Dean: “Yes, well, it could be.” 
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Dan: “That actually seems very nicely flexible. Are there any residential uses 
permitted in the warehouse industrial zone?”
Dean: “Yes, residential uses are allowed in a warehouse. And again this is, 
the warehouse district. The warehouse zone is primarily non- residential, and 
residential is permitted with a use permit. But we’re going to change that so 
residential is permitted by right. There’s one project that was completed in 
the last five years. Right now it’s currently primarily residential units but the first, 
the ground floor was designed so that over time those could be converted 
to non-residential. So we expect that there will be more residential in there. 
The warehouse district in Phoenix is kind of sad. There is a lot of vacant land, 
and a lot of buildings have been torn down. There are some old buildings 
remaining that are pretty nice, but it’s not a warehouse district where you 
have eight or ten story warehouse buildings. They’re only single and two level 
buildings, so it’s different than warehouse districts in older larger cities. But 
again, we see that certainly as an area where you have that opportunity for 
people to live in the same building where they work, and we’re encouraging 
the mix of uses. This is (points to map) Central Park neighborhood which 
is a primarily residential neighborhood, and they want to maintain that 
residential character, but they want to allow some non residential uses. You 
know, small restaurants or offices, again, uses that appeal to the rest of the 
neighborhood. So I think we may see some conversions of existing residential 
structures, or some may take the living room or the dining room where that 
becomes their studio for their art, but that they live in the structure. And then 
what we’re encouraging is that new development occurs, and they may 
want to provide space for non residential uses, and those uses be accessible 
to the residents.” 
Dan: “That was one of my other questions. Does Phoenix have a home 
occupation allowance in the residential zoning?”
Dean: “Yes.”
Dan: “And does that allow for them to have an employee, or is it just for the 
resident?”
Dean: “They can have one employee. But they would have to go through a 
use permit process.”
Dan: “And usually they have to be something that doesn’t require a lot of 
parking.”
Dean: “Correct. And not a lot of deliveries.”
Dan: “I’d like to get into one of the issues that has happened with live/work. 
San Francisco had a development boom in the South of Market district in 
the 1990’s and a large number of artist live/work lofts were rehabbed and 
brought up to code. Eventually the units became too expensive for a lot of the 

intended users, and were bought by larger companies for office work space, 
or just as luxury condos and used only as residential. From what I understand, 
developers also began to use that live/work vehicle to get projects built in 
the zone that may not have really been live/work. This was ultimately found 
to be a problem for the formerly, and still light industrial district. The city felt 
that it was destroying the nature of that district, and this led to a halt in 
development and live/work allowances. Now the city is looking at ways to 
more effectively control and even monitor the use of this type of unit. In cities 
like Phoenix, where live/work is relatively brand new, the issue doesn’t exist 
yet, but do you think there could be problems in the future with this type of 
use, and should there be stricter regulations or a monitoring process?”
Dean: “Not really, in a sense I guess it’s a problem that I wish we had because 
I think there’s a real need for more people to be living downtown, and to 
provide that opportunity for people to have a live/work living arrangement. I 
think the issue with regards to artists being forced out, that certainly has been 
an issue in the past and there were artists in the warehouse zone or artists in an 
urban area, and most of those artists have left. Roosevelt Street, and, well not 
Roosevelt Street but Grand Avenue has become an area where artists are 
actually buying the buildings, and they have some insurance that over time 
they won’t get forced out. So that has been an issue, but there’s been no effort 
to try and address that from the standpoint of trying to maintain an active 
arts area or an arts community. And it’s more a matter of letting the artists; 
if they get forced out of one area then they got to another area. The whole 
issue of, we have live/work, again we’re not designating areas specifically for 
live/work, we’re allowing mixed-use projects and development. I think that, if 
somebody wants to call something live/work, they can, but I don’t think that 
the city is necessarily going to get into the business of governing that ‘if you 
have a business on the first floor you have to live upstairs’.” 
Dan: “Well, the only time it could potentially become a problem is if you had 
a situation where, you really wanted to see an area become a mixed-use 
area, and a lot of live/work projects happened, and ultimately the live/work 
spaces were all used primarily as residential, which has happened before. 
Then you would have created another residential zone by allowing live/work 
to happen as mixed-use, and it wasn’t effectively monitored. For instance 
in Oakland, they are really trying to actively avoid what happened in San 
Francisco, and they have had cases where they have a mixed use zone, and 
a developer proposed a live/work project, and when the project is done, it’s 
just advertised as luxury lofts, and it’s not used as mixed-use.”
Dean: “So the problem is that it becomes a residential space.”
Dan: “Right. However they designed it, it is marketed to the city as a live/work 
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project in order to get it into that zone, and then it doesn’t end up being that. 
So the mixed-use starts to fall out of the picture, and that’s the only place 
that I could see it being an issue. So I guess it is something to think about. 
But from what I’m hearing in Phoenix, which is a lot like Tucson, the interest is 
just to get developers to get people to live there, at this point, so maybe it’s 
something to keep in mind.”
Dean: “Well in some areas, some streets, we’re going to require, the zoning 
ordinance will require that there be an active use on the ground level, 
there can’t be residential use on the ground level. But that’s not going to 
be throughout the whole area, because, you can say that you want to get 
mixed-use, but we’re not going to get mixed-use in the whole area because 
there’s just not enough people to support it. So here, Fillmore Street, this is 
probably one of the streets where we’ll have a requirement that the ground 
level be commercial. Right now we really want to see bodies, people living 
in downtown, and to be quite honest, if somebody built a live/work and 
converted it into residential units on the first floor, I don’t think we would be 
that concerned.” 
Dan: “That seems to be what the case will be in Tucson as well. And actually 
it is kind of interesting to mandate commercial activity on the ground floor, 
because ultimately, my live/work model for Tucson, could simply be saying 
‘it’s just mixed-use’, and we don’t need to say ‘you have to do live work 
and this and that’. But it could be designed in such a way that really allows 
that to happen very easily. It’s interesting to look at some of the much more 
developed and concentrated cities, they really have to control it, and 
they really have to know what they are allowing, whereas what I’m finding 
in these southwestern cities that have been more based on the car, the 
downtown is not nearly as concentrated. So the goal then is to get as much 
new mixed development as they can. But one question that I do have is, how 
much would you say the city should be responsible for directing the types 
of development that happen, and how much is the city just allowing the 
market to determine that?”
Dean: “I think the city puts in place certain parameters, and then leaves it 
up to the market. For example we’ve got Roosevelt South, this area is about 
a story, so it’s a fairly low intensity area, the densities are fairly low, whereas 
you get into the Van Buren character area, and densities are over 200 units 
per acre, heights are at least 250 feet. So what we’re saying is; within those 
parameters, we see this as being mixed-use. You can do a residential tower, 
you can do an office tower, you can do an office residential tower with 
retail on the first floor, because it’s mixed-use – you decide. And when we 
say mixed-use, it doesn’t require every building to be mixed-use either, you 

could do a strictly residential tower, and that would be fine, that would fit 
within our definition of mixed-use. The city is more focused on what happens 
at the street level, what’s the street-scape going to look like, how do we 
provide shade and comfort for pedestrians. Which streets do we want to see 
as active streets.”
Dan: “So some streets in particular are being promoted for mixed-use more 
than others?”
Dean: “Yeah, because realistically, we could say that all of Van Buren is 
mixed-use, that’s great, but we know that there’s not enough bodies to 
support retail uses on every one of these streets. So we recognize that there 
are certain streets, and this case of Van Buren. We’re looking at like Fourth 
Avenue and seeing that as a possibility for a pedestrian corridor, which we 
think would provide the opportunity for retail uses on the ground level. Once 
you start getting over to some of these other areas, Fillmore, we’re already 
seeing some of these older structures on Fillmore we’re seeing restaurants, 
adaptive reuse. So again we’re seeing this is becoming a pedestrian 
connector, and there are opportunities for regional development. A couple 
of other streets, 1st St and 2nd St we see as pedestrian corridors, and as part 
of that we’d like to see some ground floor activities. Central Avenue is a light 
rail street as is First. So we’re going to see retail development at the ground 
level of much of that street, as we get the light rail and lot of stations with 
people coming and going.”
Dan: “Has the city looked into affordable housing for downtown?”
Dean: “Yes, we’ve talked about a couple of things. The city has purchased 
land downtown, and ultimately what I believe is that land will be used for 
affordable housing. I don’t know that we’re going to see any affordable units 
provided by the private sector, I know we had one project over on Roosevelt 
and they were doing tax credits for affordable housing, for rental. And they 
had applied for, and I’m not sure how this works, but you can apply through 
the state for so many units, and they were not successful. So that project isn’t 
going forward. That was going to be a mixed-use project with residential and 
commercial uses at the ground level. That was a pretty exciting project. But I 
think ultimately the city is generally going to provide affordable housing in the 
downtown. We’ve talked about requiring affordable housing as part of new 
projects, depending on the amount of units – you’re requiring it but on the 
other hand if they provide affordable units they might get a density bonus or 
a height bonus. I know that Tempe has an affordable housing requirement. 
And they originally set it up, and they may have changed this, where you 
either provide the affordable units, or you pay the city so many dollars per 
unit. And almost every project that had gone on they were paying the city 
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rather than providing the units. And the city was putting that money, they’ve 
got a land trust fund, and they’ve actually bought land and they’re building 
housing. I don’t see us moving in that direction, I think it’s more of a matter of 
the city is going to provide the housing on land, work with the private sector 
to provide housing on land that the city owns, or we may through the form 
based code at least consider affordable housing as some kind of means for 
getting a bonus. One of the issues that we have encountered in phoenix is 
that Phoenix does not have a method for monitoring affordable housing to 
make sure that if a private developer builds affordable housing today,  it 
remains affordable housing either as rental units or as for sale units. So that’s 
an internal issue that needs to be resolved before we go forward.” 
Dan: “That’s one of the things that comes up with a lot of live/work projects, 
especially new construction, where a lot of time the cities are trying to do 
live/work projects for artists, and the people that are attracted to the units 
are starting up small businesses, and they don’t need a lot of space. But one 
of the problems that happens is if you do a live/work project, a lot of times 
those people can’t pay for it. Originally a lot of the live/work things were not 
code legal, and were being done quietly. So a lot of places are trying to 
approach it form the affordable side, including Tucson, to try to do the live/
work spaces as affordable housing. Right now I know of two such projects, 
one in Ajo, and one in Albuquerque, and from what I have seen from looking 
at the plans, is that there is no real work space. So they are affordable, and 
they are calling it artists live/work, but they don’t have much more space 
than they would get in a typical affordable apartment. So from what I have 
seen so far, It hasn’t really been done successfully.”
Dean: “So they have a place to live but they don’t have a place to work.”
Dan: “Well, they’re saying it’s a place to work. It’s just such a strange thing, the 
way the term gets kind of thrown around. And then one of my other topics 
is new construction vs. reuse. And I guess there aren’t any reuse projects 
here, unless you can think of any warehouse live/work projects that may 
have gone under the radar. But I get the feeling that live/work is going to be 
welcome here, and that it will be up to the developers to catch on to that.”
Dean: “Yeah, we want to see it, but it’s not a matter of the city promoting 
that or designating an area. I think it’s just part of the idea that much of the 
downtown will be mixed use. We’ll see that either naturally occur in existing 
buildings, or we’ll see it in some of the new development. I would suggest that 
you got take a look at this project. And then on the south side of Roosevelt, 
there were two blocks where some of the last bungalows are left. And there 
may be some, I’m not sure but there may be some situations
where some artists live in them, and they maybe have retail. There are a lot 

of artists and other uses in this area. This is the area where they have the ‘First 
Friday’ artist’s effort.” 
Dan: “Well, I think this has been really helpful. Some of the last discussions that 
I have had in Tucson and here have really showed me that the approach 
should be very loose in a city like this, and it doesn’t have to be so specific.” 
Dean: “I think if we were in the same situation as Tucson with the warehouse 
district, there might be some movement in the direction of providing live/
work situations for artists, because the artists would be really excited if the 
city did own some of those buildings. But that’s not the case, and at least 
along Grand Avenue, they really recognized that they really need to own 
the buildings and own the space or they’re just going to be in the same 
situation that they were in the past.” 
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INTERVIEW C.1.6
RYAN LEVEQUE, CITY OF TEMPE PLANNING DIVISION 
09.08.08

Dan: “Can you talk a little bit about how Tempe has defined live/work, and 
how it has been fit into the existing zoning?”
Ryan: “When we first introduced the formal adoption of live/work in our 
zoning and development code was when we rewrote the code book back 
in 1995, and at that time it was only just a concept, but we would mainly 
want to see it in the downtown where we had space for residential and 
office type use. What we’ve basically done is we have expanded to allow 
it in almost all of our commercial districts. There is a process, permitted by 
some rights in our mixed-use zone and in the downtown. And it was also 
introduced it into our multifamily districts. We’ve got some neighborhoods 
which are more single family in character and would potentially promote 
the use of live/work. We’ve got provisions for the use of home occupations in 
our code, and it’s very limited, in terms of signage and the amount of traffic 
frequency. It couldn’t have any outside employees, now we’ve expanded 
it to one. So our live/work provisions take it just one step further, in that we 
allow two employees outside of the family. And I think anything beyond that 
would be full fledged commercial. And the reason that we’re doing this, what 
we had to struggle with is how these provisions are interpreted for building 
code purposes. If you’re using it for office, you’re using it for office. So we’re 
trying to create some flexibility and it basically comes down to the amount 
of employees that you have to determine what’s building code going to 
require for occupancy. It really puts some burden or some constraints on 
how they design the project. So, we’ve got a section in our code, section 
3-414 that describes live/work. We’ve had a few projects that are currently 
built and some coming on the way that will have live/work provisions in the 
projects. I think our truest example of live/work is we’ve got some along First 
Street just outside the downtown. One’s called Regatta Point, the other one 
is, I forget the name but it’s just 100 feet down in the same location. And 
they’ve got some live/work units fronting the street, and then the rest of the 
project is either condos or multifamily.” 
Dan: “So those buildings, do they generally fall under the mixed-use zoning 
code?”
Ryan: “Yes. We’ve allowed them to identify those as mixed use. We have our 
zoning districts called MU districts, mixed-use zoning districts, one two three 
and four, and whenever someone requests to get into a mixed use category, 

we require a commercial and residential component. You can’t have one 
and not the other; you have to have both in order to meet the mixed-use 
designation. We’ve allowed the live/work component to be determined for 
allowing mixed use, describing a project as mixed use. It’s more of a token 
mixed use, not really full fledged mixed use, but we certainly consider it that 
in terms of it’s location and whatnot. We do allow that to count as a mixed-
use development.” 
Dan: “So these live/work units that are fronting the street do they have a 
commercial component that involves a storefront condition?”
Ryan: “Yeah, I think that what we would like to see and assure is that there 
is a room or a floor that is more dedicated towards a working environment, 
where you still have say, separated living facilities in addition to a front door 
work space. And usually that occurs on the entry level where you’ve got 
maybe an open room area for office use. The projects that we have on 1st St. 
are either two or three stories in height. So you’ve got your ground floor office 
area, and then above that you should actually have your living space, and 
above that on the third floor is the bedrooms, and it’s usually a two bedroom 
unit. So it’s designed in a way that we can identify a dedicated space for 
the office. That’s not in our provisions. It’s more a planner review on a case by 
case basis, making sure that it functions as a live/work. Because we want to 
make sure we don’t have people just saying ‘oh yeah it’s live/work’ but then 
it’s designed as an apartment complex and no one’s going to work there. 
Because then we’re really not getting that live/work element. We just want 
to make sure it’s viable.”
Dan: “It seems then that the city has already dealt with some of these issues 
of monitoring the project as a live/work, and that the city does see a need 
for it to really be live/work. Phoenix has a similar project in which the city does 
not control that aspect, but the CC&R’s of the development do regulate 
it.”
Ryan: “That’s good too that you get the CC&R’s involved because a lot 
of times the business can get too busy, too successful and create space 
for parking or traffic issues and/or maybe they just go away and don’t get 
utilized for that type of use.” 
Dan: “And also there have been cases, and San Francisco is an example 
of this, where developer’s are looking to get into a special area, and do a 
project that is presented to the city as a live/work project, and then ultimately 
once is has been built they market it just as luxury condos.” 
Ryan: “Yeah, I tell you I’ve got one project that I’m working on right now that 
is very questionable. They came in, they’re student housing developers and 
they didn’t even have live/work in there, but for them to get more density, 
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they are proposing for a mixed use district and now they’ve got this token 
live/work on it which is questionable at best. But initially their floor plans show 
a combination of a work area plus the whole kitchen facility is on the first 
floor, and I thought, ‘that’s not going to work’. That’s not going to function. 
You’ve got the living room, with your big screen TV right next to your office? 
So we made them expand the floor plan to have that space upstairs.”
Dan: “Actually I have a question that has to do with that. One of the 
questions that commonly comes up has to do with the control of the units, 
and determining if it is important to the city whether or not the live/work units 
are used effectively for both. Is that something that the city is keeping up 
with?”
Ryan: “Yeah, I don’t think we would get into too much regulatory with how 
it’s being used. We wouldn’t want to have them totally separate. I don’t 
think we would be too concerned in terms of the control of whether or not 
someone lives and works there, or if one is being heavily used more than the 
other. I’d let the market dictate that.”
Dan: “On these existing units, are the live space and the work space bought 
together as a single deed?”
Ryan: “Yes. Access is integral, so it’s not like you have a separate unit. You 
would access
 both through the front door to get up to the second level.” 
Dan: “Are they required to have a current business license connected to the 
work space?”
Ryan: “No we don’t require that.”
Dan: “But then would they get into some kind of trouble of they were using 
the commercial space for a live space, or vice-versa, would that become a 
code problem?”
Ryan: “Probably not. Unless we really strictly enforced it or if they put something 
into the CC&R’s that restricts that type of use then it could get more into 
that. In some cases where we have live/work requiring a use permit, like in 
a multifamily district, or commercial, any intensification of the use would 
require a use permit process. So for the residential component or the live/
work component, in order to expand, there would be additional processing 
for them to request the intensification of it. But for a designated mixed-use 
district that allows both uses on site, I don’t think we would really get into 
regulating, because we design it so that it is a viable component, but if the 
market is not there and they’re not using it, we don’t see it as a big hindrance 
by just allowing it as a residence. But it may get into issues of more parking 
needs if we’re creating more bedrooms as a result if they are allowed to 
convert it to additional bedrooms or something.” 

Dan: “But if a developer does want to do a project in a mixed-use zone, they 
have to have both commercial and residential uses in the project?”
Ryan: “Well, yeah, they have to have residential as well as commercial, 
but sometimes what we’ve seen is using live/work as the commercial 
component.” 
Dan: “So theoretically if you had a live/work project go into a mixed use 
zone, and the building wasn’t effectively used as live/work, then it wouldn’t 
really be complying with the zoning code, and that might be a problem?”
Ryan: “We haven’t really been faced with that issue. The projects that we’ve 
seen developed so far have been successful for that use. This one project at 
1949 East University Drive might be a case in point, for example, but it is yet 
to be developed.”
Dan: “Many southwestern cities are doing a lot of what we call urban renewal, 
and trying to enliven their downtown core. The introduction of these live/
work projects, is this something that the developers came to the city with, 
or was it something that the city wanted to use as part of an overall urban 
design strategy?”
Ryan: “I’d say a little of both, maybe more so from the government aspect. 
What it’s obviously intending to do is promote more of a heterogeneous 
environment where you are commuting less, less trip generations. To work 
from home, to establish your residence as the work environment as well, 
it’s all plus plus for creating a sustainable community, which is a part of our 
goals and objectives of the General Plan. I recently had a project come in 
that had seven units and they were all live/work style units. Some developers 
come in wanting specifically to do that product type. Others use it to just 
take advantage of the density bonuses which may occur by getting the 
mixed-use zoning.”
Dan: “A lot of the original live/work projects that were done in older, more 
densely developed cities were really meant to be artist lofts, that is another 
side of the typology. Did Tempe ever have any of that type of development, 
and are any of the current projects designed more in that loft style without 
any ground floor business interface?”
Ryan: “Not necessarily, certainly that’s my goal, to have some arts incubators 
... and we’ve had our neighborhoods west of the downtown have been 
labeled an artsy place where we do have arts residences there. One project 
in downtown Tempe, the Brickyard, that’s a project where the residential is 
on floors 2-7, and there is a mix of residences and office type units in there. 
There are people using them as residences in there and small offices, I don’t 
think anyone’s taken advantage of living and sleeping in the same one. So I 
haven’t quite come across that sort of arts lofts yet.”
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Dan: “So you’ve found that mainly the live/work focus in Tempe has been 
office type businesses or professional businesses?”
Ryan: “Yes. Not really your restaurant or something that serves food. It’s 
more of an office that doesn’t really require a street frontage or a point of 
destination. They can do all of their services there and they are limited to 
customer stop-by’s. One focus and, I kind of realized this over the past two 
years; we haven’t specifically designated a parking requirement. What we 
have interpreted in the past for somebody was. Well, calculate that space 
for office parking regulations, and then the rest by the residential parking 
requirements, two bedrooms, two parking spaces. But we’ve somewhat 
taken a shift because it was an interpretation and so we interpreted it again 
as, well, it’s not in the code so we’re going to require parking for the work 
component of it. So we are at a transition point right not whether or not, do 
we calculate parking for the live/work component in addition to it, or not. Do 
we want less parking, (we don’t want it to be as much as office but does it 
need to have some), or is on-street parking enough? I don’t know what you 
have found out about parking requirements for live/work?”
Dan: “Well it’s kind of interesting because really the first projects that I have 
come across that have this storefront condition have been in Arizona, although 
I know they exist in Portland as well. So I haven’t seen many that need to add 
parking in addition to residential requirements. In Phoenix, the developer 
was able to use the on street parking for the additional requirement. Those 
spaces were given to the city.”
Ryan: “Well if you have a chance to come back to Tempe I would suggest you 
take a look at those projects at 1st St. and Farmer, we felt that some of those 
live/work units there have been successful, and the street has been packed 
with cars, the street parking spaces. Maybe not so much the customer but 
more of the employees that are brought into that business.” 
Dan: “One of the other points that I have been looking at has to do with the 
affordability issue. I’m wondering what the price points for these units are. Do 
you have any thoughts about how affordability might be an issue with the 
success of these types of units in the long run?”
Ryan: “Yes. I think affordability becomes an issue, I guess, if it’s successful. 
That’s always been the result of that. It comes in as a new niche, and so 
the market is not tested yet so, they’re at a reasonable price and now it’s 
being marketed as a successful component and so, they’ll mark up the 
price to reap the benefits of the product. It definitely is affordable for new 
construction living.”
Dan: “And in a way, the market can regulate the price, where if no one is 
buying, then the price comes down. But my fear lies in the fact that if there 

is no movement to control the use of these units, and they can be used 
just as residential, then the whole building just becomes high-end residential, 
and the live/work component will disappear. Or it will be a typology that is 
only accessible to lawyers and high income businesses that need very little 
space.”
Ryan: “It just happens that way, like what we were thinking and envisioning, 
‘Hey we’re going to allow more density because it will make it more 
affordable the more units they have, and well, that just means more money 
for pocketbooks, going into their pockets. It doesn’t always pencil out that 
way. So we are seeing that transition. A transitional zone where you’re not 
actually in the downtown but you’re just on the transitional boarder of the 
residential neighborhood and the downtown.  We’re getting this mix of ‘Hey, 
you can say you have an office in downtown Tempe, and you’re living there 
at the same time’.” 
Dan: “So would you say that the city is really pushing this kind of urban 
development and trying to get people living in the area?” 
Ryan: “It’s a way to address density, and complimenting it with a live/work 
component. The live/work projects that we are seeing are less intensive that 
say our 200 ft high rise proposals we’re seeing in downtown. It’s a lower key 
density, but I think it kind of transitions well, and it’s providing alternate options 
to consider.” 
Dan: “In many cities the question I have is whether live/work can be done in 
new buildings. With Tempe, I will ask, have any live/work projects been done 
in existing building rehabs?”
Ryan: “I believe mostly new projects. We did have that concern when we did 
the rewrite of the code and we proposed to allow live/work in the multifamily 
areas, and actually the multifamily housing society approached us and 
said ‘oh, we don’t like this, we don’t want people working in the apartment 
complexes’. We said ‘well that’s fine you are still allowed to regulate your own 
housing projects, but we’re still giving people the opportunity to consider it.’ 
But we haven’t seen that where anyone has converted existing apartment 
complex into a live/work.” 
Dan: “Well, in most cases it is old warehouses that have that happen, but I 
don’t know that you guys really have that type of building around.” 
Ryan: ‘We have specific areas that are just that, just industrial. It may be 
hard to envision that. We haven’t seen our industrial areas transition into 
residential.” 
Dan: “Is that permissible, would you have to get some kind of variance to do 
that?”
Ryan: “You would have to get it rezoned. The zoning district, general industrial 
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Dan: “Has the City of Tucson developed any zoning that allows for live/work 
projects to be developed in commercial, industrial, or mixed-use areas in the 
city?”
Alina: “Actually the zoning that we have in place does allow for what we 
call ‘artisan residence’ uses. What we did recently was we just formalized the 
regulations and requirements and formalized the process so that it would be 
easier for people who wanted to develop live/work or artisan residence uses. 
It would be easier for them to go through the process over at Development 
Services to get a permit. Because our zoning already allowed it, we didn’t 
really have to do anything in terms of creating a new zone or category. We 
just fit the regulations for the ‘artisan residence’ into the existing zoning code 
regulations that we have.”
Jim: “And what we are talking about are commercial zones, not industrial 
zones. There is a concept that I’m sure you know of or you’ve come across, 
that’s home occupations, which are allowed in our residential zones. Some 
communities have really thought that through, and others haven’t thought it 
through as much. We do have a home occupation requirement that allows 
certain types of uses that are compatible with a residential property. And 
the change that we just made, with the artisan residence, this artisan’s issue, 
was brought forth by a group of artisans who lobbied for it. The issue that we 
found was not so much a zoning issue, because businesses were allowed 
in the zone, and residences were allowed in the zone, and so you put the 
business and the residence together, we weren’t actually saying ‘you can’t 
do that’. What became the issue was the building codes, how you separate 
an artisan kind of almost a light industrial use, from a residence. And that was 
a building safety right, so what the artisans kept running into was that issue, 
which wasn’t a zoning issue, it was really a safety issue.” 
Dan: “OK, so here you call them ‘artisan residences’?”
Jim: “Well, we’ve never really used the term ‘live/work’ in our commercial 
zones. When these guys came in, they were all artisans, they were craftsman, 
they weren’t asking ‘can I have an office in a house’ they were asking, ‘can 
I make pottery’ or paint in the back room, so, they were artisans. And so we 
were trying to separate them from just an industrial use. In industrial zones, we 
would say no, generally, to residential uses, and the only residences we said 
yes to in an industrial zone is a caretaker’s unit, which is pretty common in 

districts wouldn’t allow residential use. Actually that area along 1st St., that 
whole block, was originally zoned general industrial. We had projects come 
in and they’re bringing in the mixed use, so that’s an area where we’re seeing 
that old industrial use kind of go away. It’s transitioned into residential and 
having some live/work. The general plan identified that area as mixed-use.” 
Dan: “Well I think that you have more than covered the questions that I had. 
I really appreciate your help.”
Ryan: “You’re welcome. Good luck.”
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most zoning codes. You have a caretaker that watches over it in the evenings. 
But when you get into unit type spaces in an industrial park, you can have 
incompatible uses. The reason you have industrial zoning is because it’s noisy 
and it has vapors and its odors and vibrations and all the things you don’t 
want next to a residence. That’s why you have industrial zones, so you can 
separate the residential.”
Dan: “So as with many cities, there are permissible home occupations within 
the residential zoning, how exactly does that differ from what has been 
allowed in commercial zones now with the artisan residence?”
Alina: “Home occupations are mostly just an office, with one outside 
employee, and the person who runs the office has to live there, and it’s only 
25% of the floor area of the residence. There is a very narrow set of uses that 
is allowed in that situation. With the artisan residence, like Jim was saying, it 
was particularly geared towards the artist studios, and that was pretty much 
the principle use, and they wanted to have, kind of, the secondary use as 
their living thing, separated, but in the same building. So that’s kind of where 
in the artisan residence, the commercial space is a larger space than in the 
home occupation.” 
Jim: “The other type of use that can be compared to home occupation 
would be a therapist, where you have a patient coming in, that’s OK, but 
where you get into trouble are the ones that run classes, and a bunch of 
people need parking. So the ones I’ve known have been tai chi classes or 
karate classes and they all of a sudden have ten people there and ten cars 
in the neighborhood, and the amount of traffic that is coming into their home 
is not what is traditional for a residential property, and that’s where they run 
into trouble. And the other ones are wedding chapels and things like that.”
Dan: “So with the ‘artisan residence’ in the commercial zoning, have any 
guidelines or restrictions been written that might dictate the proportion of 
residential space versus commercial space within the unit?”
Alina: “The thing that we got more specific about was the types of uses, and 
the zones that they were going to be allowed in. Like Jim said, nothing in 
residential, and nothing in industrial. But, as far as the amount of space... we 
have separation and access, operational requirements and parking. That’s 
really it, and then a list of uses. Like Jim said, we were pretty much gearing 
this towards the artists community so that they would be able to live by their 
studios, you know, we’re not talking about welding or anything like that.” 
Dan: “I’ve noticed, and I’m not entirely sure, some loft projects that have 
gone up near the railroad tracks south of Broadway. Are they in industrial 
zones?”
Alina: “That was down-zoned to C-3 zone. That was industrially zoned, and 

they down-zoned it to C-3 so that they would have commercial zoning, 
so that they would be allowed to have that combination of uses. And it is 
supposed to be a mixed-use development, there is supposed to be, I think 
some office and commercial on the first floor, I don’t know of that was ever 
closed out that way.”
Jim: “I don’t know of that’s even, it’s almost an aberration. Although, it 
is occurring more and more, where developers as there’s less and less 
greenfields, they start looking to industrial land, to down-zone to residential. 
So that particular project is probably now indirectly in an industrial area, 
it’s not that common but, it is becoming more prominent for developers to 
rezone industrial land into residential.” 
Dan: “I think this already came up a little bit when you mentioned how the 
artisans at one point came to the city looking for new zoning. One of the 
first questions that might come up when considering a live/work project for 
Tucson would concern whether or not there is enough local demand. Do you 
think that the demand is there?”
Alina: “I think that before the market went south, there was a lot of demand. 
There were several projects that were either rehabs of existing buildings or 
new projects that were kind of billing themselves as live/work, artists’ lofts, 
and they’ve kind of been put on hold.”
Dan: “So the projects that did go through in downtown Tucson, were they 
mostly done as rehabs of some of the old warehouse buildings?”
Alina: “Well, the warehouse situation kind of went up in smoke because... 
now they’re going to be demolished. So what they were doing was trying 
to rehab the existing buildings, and there were two new projects that were 
going to be going up, one which was The Post on Congress (Street), and then 
there was another one that was going in behind the water building, and that 
was going to be mixed-use, the Studio Terrace. Those were both mixed-use 
projects.”
Dan: “Are there any buildings that you know of that have actually utilized the 
‘artisan residence’ classification?”
Jim: “I would say no, but there are other people in town who would know 
that better than me.” 
Dan: “In many of the cities that I’ve looked at so far, artists are targeted as 
the primary focus of live/work projects, and they will develop programs that 
are designed to make it easier to develop these projects if they are intended 
for artist’s residences. Their motivation is typically to make sure that the artists 
stay in town. Whereas in some smaller cities and towns, they have adopted 
live/work as a way to encourage urban living and a pedestrian environment. 
So there are many different motivations for cities to accommodate this 
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development. Do you think Tucson has a motivation to support this type of 
development, and what would that motivation be?”
Alina: “Well, we are doing a lot of investigating to find out what is going on 
in other cities with live/work but, a lot of the projects that were underway, or 
even were very close to being built just sort of took a dive because of the 
market. But I think there’s a lot of interest in it. When the Ice House Lofts were 
being built, they had already sold a lot of the units, and there was nothing 
to look at except a virtual tour. But I think that there’s a movement in that 
direction.” 
Jim: “And the term live/work is a very broad term. That can be office in home, 
or it can be artisan in home. So those are two different things and they can’t 
always be put together. There’s nothing that the city is doing that’s stopping 
either of those uses from occurring. If they’re not occurring then it’s because 
there’s not a demand for it. But if there’s a huge demand for it then it would 
occur because, our rules are not stopping them from doing it. We’re getting 
closer and closer to mixed-use. That may help the less intensive side of live/
work happen more easily. But we’re not calling it live/work, let’s say mixed-
use. So if that happens to be a live/work situation, great. But the artisan stuff, 
we did specifically address that in the commercial zones, that’s what they 
asked us about. There were some people who asked us to loosen it up in 
the industrial zones, and we have been reluctant to so that because, once 
you start putting residences in industrial zones, you have no control over the 
environment in that zone, you don’t know what’s happening next to them, so 
they can be in an industrial zone with lots of heavy duty stuff, and we can’t 
tell (the industry) ‘you can’t do that in this zone’. So we could say ‘you can 
put that live/work there’ but if they get some kind of chemical operation, 
that has fumes and everything, and you can smell it inside the building, what 
are we going to say? So that would be the problem in industrial zones.”
Dan: “Where I’m coming from a design standpoint, I would hope in the end 
to provide some guidance in terms of how a project might be designed. So 
two of the things that I’m really digging for in Tucson are – What is the type 
of professional that is really going to be interested in this lifestyle, is it always 
going to predominantly something artists are interested in, or will other small 
business owners also be interested? And then, is there a motivation in Tucson 
to promote live/work as an urban revitalization strategy as opposed to simply 
developing mixed-use?”
Jim: “Well, the way you’re wording that, promote. Normally what we do is, 
we try to come up with ways so there’s not an obstacle for the market, and 
we let the market promote its product. Now if somebody came in and they 
had a great idea, you know, we’d like to do an artisan’s colony. And we’d 

like to have several types of crafts going on in there, and all live there, and it 
might get into some light industrial uses. We would say, ‘well, there’s no zone 
that allows that per say, but you could do a planned area development 
zone, and you could devise your own artist colony zoning district, if you want 
to do that. So, if anybody had the idea, and walked in the door today, that 
would be our response to them. Bought some property, we zone it, and we let 
them do their thing. We’re not stopping it or promoting it or inspiring it. We’re 
just telling them that you can do that here, or the area code says you can’t 
do that. Then you’ve got to change the zoning. That’s one thing you can do 
right now, even with the clunkiness of the Tucson code requirements, and 
without it specifically saying live/work and some kind of desire to see that as 
some kind of prized use that we want to occur. We’re kind of neutral. We’re 
going to allow it to happen at a very basic level. And where there was a 
problem, the market came to us and said, ‘you’re creating an obstacle here, 
remove that obstacle’, and we might have looked ahead and removed 
that obstacle for them. So we’re usually reactive in a certain way to what the 
market is. We respond by loosening something up or rewriting something or 
reconfiguring something to allow it.” 
Dan: “So the city doesn’t necessarily take a position and say ‘We don’t feel 
that this project is going to be appropriate for this part of the city and we 
don’t feel that it is in tune with the vision that we have for Tucson’?”
Jim: “We would say that. It depends, I guess, what part of the city you’re going 
into. If you’re going to some part of the city where want to put something in 
that currently is not allowed, and you want to make it allowed, then we would 
go through all that, and say ‘well, right now it’s not allowed, and you want 
to make it so it is, and the big issue for us is going to be, would it fit in there, 
and is it appropriate for there’. So those are the kinds of issues we would go 
through then. If it’s already allowed, we’re not even going to comment on it. 
There is kind of a movement, if you look out the window there, and you see 
the warehouse district there. That’s an issue in itself, but that was cheap real 
estate for a lot of artisans to get into very easily and quickly, and because it 
was next to a railroad, they didn’t run into any zoning. The problem they’re 
running into is they don’t own the buildings, the buildings are falling apart, 
and it’s becoming a safety hazard, they’ve got to go someplace else. So 
that’s a completely different issue, in that the city’s view, their view is ‘we think 
you’re a great asset to the community, and you’ve actually created a kind 
of character in that area that is something that may actually be interactive 
or responsive to putting more residences and creating a neighborhood, a 
new urban neighborhood over there. So, in that sense, that’s where the city 
might get involved again, and so to answer the question ‘is the city trying 
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to inspire this’, when it has occurred, and there’s something to be desired 
about it, and it can create something even more desirable as far as an urban 
neighborhood, then I think the city is all for it. There is a problem because of 
all of the legalities and public safety issues, and ownership issues and all of 
that going on over there, but it is a different issue than just talking about this 
as a live/work policy being put into practice as part of a land use code, a 
zoning code.”
Dan: “I do have another question that relates to that topic. In many other cities 
that have adopted live/work programs that have been aimed at housing 
artists, when the process became legal and official, and the buildings were 
all brought up to code, the spaces all became too expensive for the artists 
themselves to afford, and ultimately many of the units were bought and 
used in ways that they weren’t intended to be used, sometimes turning areas 
that were meant to be a combination of light industry and commerce into 
completely residential zones. So now some cities, like Boston, have adopted 
artist specific programs, where live/work projects are permitted in industrial 
areas and are strictly limited to artists at an affordable price, in an effort to 
keep them there in the city. 
         Do you think that in Tucson, given that the existing artists presence is 
recognized by the city but currently is threatened, is there an incentive to 
try to provide new or rehab live/work spaces to these artists at a price that 
would be affordable to them, and wouldn’t run the risk of being bought and 
sold as luxury lofts to higher income individuals?”
Jim: “Well, you’re kind of getting into another level of looking at this as a 
special district, and a character area – and if they provide a character, and 
a part of the community that we think is worth preserving. I don’t know. I 
know there’s a certain support by the mayor and council for a certain 
amount of protection of what we call the warehouse district. And it is a kind 
of character area that has implications of turning into a bigger area that 
has an urban neighborhood feel, that could actually be a great asset to the 
downtown. The downtown is struggling trying to get people to move into it. 
When you create these kinds of areas that have their own kind of feel and 
character, and they make people feel like they’re part of something original 
and unique and inspiring, then, you know, sometimes the city will move in 
and do something. Whether the city is actually willing to spend money to 
actually move people into city owned buildings or create things like that, 
that’s out of our purpose, that gets into other parts of the city organization – 
to put money into kind of making these areas to encourage that particular 
kind of character area development.” 
Dan: “And that is also something that could be done as affordable housing, 

where rather than being funded by the city, it could become something 
that is a state or federal subsidized project. That could be done through a 
developer, and possibly encouraged or made easier by the city through 
incentives. Have any affordable housing projects been looked at for the 
downtown Tucson area?”
Jim: “Yes, right over by Hotel Congress, there is a building called the McAurthur 
Building, and right behind it, there is a development going on, and part of 
that is going to be market housing, and parts are going to be affordable 
housing for seniors.”
Dan:  “In some cities live/work development has been restricted to adaptive 
reuse projects in existing mill buildings, while other cities have begun to allow 
live/work units to be developed in new construction. Does Tucson allow this 
to occur in new construction, and from what you’ve already said the answer 
is yes, and, do you have any feelings about that? Is there a benefit to one 
over the other?”
Jim: “I don’t know about that. Again, the complication with the warehouse 
district in Tucson is that you also have a key regional transportation connective 
project that is bypassing that area, going right next to it, and requiring the 
city to be knocking down some buildings that have been live/work artisan 
type buildings. I don’t know if they’re live/work, but at least working. So I think 
it’s a more complicated issue in the city. And there are tons of other issues 
in the city. It’s not like, ‘oh there’s this great new area’, and ‘lets encourage 
it’, and... make it happen. There’s no area like that that I’m aware of around 
here. Everything is kind of happening by market and by zoning adjustments. 
I don’t really feel like either of us can really speak to it in much more depth 
than we’re already going, because there are people that just know more 
about it than we do.”
Dan: “Do you know of any sites in the downtown district that have either 
been discussed as locations for this type of project, or even for a mixed 
use project, or any potentially prime rehab buildings. Have any sites been 
recently discussed as areas of immediate interest?”
Jim: “There’s been a lot of discussion about the property south of 6th Street 
and west of 4th Avenue as it runs to Stone. So you have railway line, 6th St., 4th 
Avenue, and Stone. That has been talked about as a major redevelopment 
area. There are multiple property owners there; there is a kind of industrial, 
mixed with some residences, mixed with some kind of funky commercial. 
Rejuvenating that area with part multistory building, mixed-use, artisan 
residences, all mixed together in kind of a new neighborhood, that would 
be much more intensive than it is now. That’s been talked about. And a 
couple of project developers have seriously looked at it, but nothing’s really 
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happened.” 
Dan: “So these buildings that we see along the railroad here, are they going 
to be knocked down?” 
Jim: “Some of them will. And the State of Arizona owns a lot of them. They 
bought them because they couldn’t decide on the alignment of the 
connecting point from Broadway all the way over to I-10. So again, you’re 
asking an Andrew Singolakus question, and what’s being saved and what’s 
being torn down, and what’s been talked about for the use of those buildings. 
It may not all be live/work. It may be for commercial uses or residential 
uses.”
Dan: “One last question. San Francisco had a problem in the 1990’s where 
live/work lofts began to overrun one of the zones in the city and units were 
not being used as they were intended. In fact, it seems developers were 
using the classification falsely to get luxury lofts put up in areas where they 
wouldn’t have been allowed. They are now looking at fees and penalties 
for individuals who aren’t properly following the zoning structure. Do you 
think misuse of a building or unit that is established as a live/work or artisan 
residence could have a negative impact on the urban development of the 
city, and can you think of any ways that the city could avoid this problem?”
Jim: “We’re not even at the point of having live/work as a fairly common 
entity here to consider a transition to just residential from live/work. We’re 
just not at the point of looking at it as a problem. Because we haven’t even 
reached the first level, I mean, live/work alone is a rarity around town. So 
that’s not a problem.” 
Dan: “Well, just in terms of looking ahead, and looking at what has already 
been happening in other cities, and seeing that that’s been one of the big 
problems to avoid. I’m just wondering if it would be sensible to decide right 
from the beginning whether the city really thinks it to be important for this unit 
type to be used properly, and is there a system that could be implemented 
to avoid the misuse issues that other cities have experienced?”
Jim: “Well, I think that the answer is zoning code enforcement, and building 
inspections.” 
Alina: “And that’s already in place, and its being done, so if they wanted 
to get a Certificate of occupancy, they would have to be using it properly, 
and if they aren’t then they wouldn’t have one, and it would just be a code 
enforcement issue.” 
Jim: “Well then, my problem would be if you’re allowing residential uses to 
occur on that site, and then the business goes out of business, and they 
started using the other part of it for a residence, how do really stop that? 
You’ve already allowed residential.”

Alina: “Well, you’re right. I mean it would be a code enforcement issue almost 
on a case by case basis.” 
Jim: “Yeah, because there wouldn’t be any public safety issue. What would 
be more problematic is if the residential left, and you put more commercial 
in there, and it wasn’t approved for building codes for commercial. That’s 
where that would be a problem. But having a commercial building turn into 
a residence, that’s not a public safety issue. And, from a zoning point of view, 
normally, it’s hard to go after that. It’s more of a character issue that you’re 
trying to preserve, so it’s problematic, I’d say that’s problematic.” 
Dan: “And I think that is why it’s become a problem in so many places, 
especially when somebody has actually bought the unit.”
Jim: “And to say ‘you must have a business here is very problematic for the 
city to do, because maybe they can’t afford it. So they say ‘so you’re telling 
us either a business or an empty space’.”
Dan: “And with this ‘artisan residence’ classification you’ve got, it seems to 
be very open ended right now, as far as whatever anyone wants to use that 
for, it isn’t overly specific.”
Jim: “We had a position when this was first coming out that, ‘you don’t need 
this change, it’s already allowed’. But what the artisans were telling us was 
‘we hear you say that to us, but when we go to the counter, nobody seems 
to understand us’. So we created this, and it now kind of very clearly says 
what the rules are, but our position originally was, ‘you can already do this’. 
Now our position is, ‘you can still do this, but now were clearly telling you’. So 
when you go to the counter, there’s no dispute as to, ‘well, what are you’, 
because now the code says what you are.” 
Dan: “Well I think that certainly you’ve answered the questions that I have for 
right now, so thank you very much.”
Jim: “You’re welcome and good luck with the project.”
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and cohorts also working alongside), since the large open expanse is easily 
demarcated.”
Dan: “Are live/work situations allowed in new construction projects in New 
York City?”
Sumeet: “There is no prohibition against it as far as I know.”

INTERVIEW C.1.8
SUMEET SOOD, NEW YORK CITY LOFT BOARD 
09.11.08

Dan: “Can you explain a little bit about the New York Loft Law, and how it 
deals with live/work uses in the city?”
Sumeet: “In New York City the loft law has been the scene of great and in 
some cases legendary acrimony between the traditional adversaries; the 
landlords and the tenants. Initially, the Loft Law was enacted to protect 
tenants who were illegally occupying commercial or industrial buildings 
which were unoccupied or derelict due to the city’s economic crisis and 
near-bankruptcy in the late 1970s. The City government had no place to 
accommodate the displaced tenants and hence decided to legitimize their 
status (or rather status-quo). In the meantime, the owners were to bring their 
buildings up to the residential code and fire egress requirements. Now, some 
thirty years later, of course, SoHo and Tribeca are amongst the zip codes with 
the highest per capita income in New York City.”
Dan: “I have read about some of the issues with tenants illegally occupying 
these industrial spaces as residences. Has this continued, or are most of the 
live/work lofts legalized at this point?” 
Sumeet: “There are thousands of illegal lofts which are springing up in the 
new ‘hipster’ areas in Brooklyn as we speak; Williamsburg, Bushwick, etc. 
The situation is being repeated once more. The process of gentrification is 
enhanced by the fact that NYC is no longer as gritty, dangerous and crime-
ridden as it used to be in the 70s. So the element of risk and danger of being 
a residential pioneer in a mainly commercial neighborhood is no longer 
as great as it used to be. The major problems encountered are long walks 
from the nearest subway stop, and a lack of restaurants, laundrettes and 
grocery stores. The basic problem that the city has is one of fire egress non-
compliance, what we call 7-B compliance. Of course, this is separate from 
the occupancy contrary to Certificate of Occupancy.”
Dan: “It has been widely publicized that many of the lofts are occupied by 
residents who aren’t using the space for the intended arts uses. Does the city 
see this as a problem?”
Sumeet: “Well, as the boundaries between personal and professional lives 
blur, that is almost a rhetorical question. In my inspections, I see increasing 
evidence of this. Most of the tenants who occupy the lofts now are highly 
affluent professionals in all kinds of fields (not just creative or artistic) and they 
all seem to use the space for work (in most cases with an array of assistants 
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INTERVIEW C.2.1
CHRIS F CAMPBELL, ROO PHO REALTY, PHOENIX AZ 
09.05.08

C.2 REAL ESTATE/DEVELOPMENT INTERVIEWS 

Dan: “So these units here with the commercial below and the residential 
above, are they linked on a single deed?”
Chris: “Yes. It’s all on one deed. This space is about 300 SF and it is zoned 
commercial. It is also against the CCR’s for me not to have a business. So there 
are zoning laws as well as CC&R laws that require me to have a business. The 
CCR’s they require me to have 25 hours a week office hours, on average, I 
have to be open seven months out of twelve a year, so I can be closed for 
five. We cannot cook here, I can cook somewhere else and bring the food 
in, they don’t want the smells of cooking to interfere with the residents. You 
can warm up the food with a toaster oven or a microwave, but you’re not 
supposed to have a skillet or an oven. You can’t have bars, you can’t sell 
liquor. Somebody came in here and wanted to know if they could open 
little wine and cheese bar, and liking wine and cheese I thought it would 
be great, but I can see why they want to keep bars out. There are work 
hours. You can only be open from about 6 AM, I’m thinking, to about ten. I 
think it’s a little bit later on Friday and Saturday nights. They’re trying to mix 
of course the residents with whatever kind of business might come in. There 
can’t be any sexually explicit businesses. Someone wanted to open up a 
tattoo parlor, which is not necessarily against our CCR’s, but then they found 
out the health department rules and all that, and that person said ‘forget it’. 
But there is no requirement that if I own this that I have to live there. I can rent 
that out separately. I do live there, so I think this is about the coolest thing. 
You know, the floor plan isn’t the greatest. As far as the design goes, there 
are many mistakes. I don’t think the developer had given the commercial 
space as much thought as you might if you were building a commercial 
building. He planted trees directly in line with my sign so if you drive by my 
sign is you know, not seen. I’m waiting for the tree to grow and I’ll thin it out so 
I’m hoping you can see under the tree branches. That is a commercial grade 
door that separates us from the residence. I put the peephole in because I 
figured, if I’m ever robbed, I don’t want to just barge in. Right behind that 
wall is a staircase. If he’d have put the staircase in the back, because this 

is a long narrow unit, basically you could have put this wall anywhere you 
wanted so I could have made my office bigger; lord knows you wouldn’t 
want it much smaller. For me this is perfect as a real estate office. There are 
other people (here) that have businesses that could use more floor space, 
and you can’t. One guy looked into redirecting the staircase into the retail 
here and found out that this wall is a shear wall, and so he can’t. Well, you 
can with a lot of money. Forty, fifty thousand dollars.”
Dan: “You said that you don’t necessarily have to live in the residence and 
run the business?”
Chris: “Right.” 
Dan: “But there has to be a business here?”
Chris: “Right. I don’t know what the mixed use zoning codes are, I’m going 
of the CCR rules. I would think that they made them compatible. I don’t think 
the builder; I think he felt like this was just another room in the house, so he 
made the commercial grade doors open in. And I complained when they 
were still building that they should open out, and they told me that they only 
have to open out if the commercial space is greater than 500 SF. I said ‘so 
what, flip ‘em around because...’ and I lived here for six months with them 
backwards, and everyone that walked up tried to pull and then, you know 
they think I’m closed and, I even did it myself forever so finally I paid to have 
them flipped. Half of these units have them flipped and then the other half 
have not done it yet so... It’s natural nowadays to walk up to a retail store 
and pull, and we all do it without thinking, and so that was kind of a screwball 
thing.” 
Dan: “So do you think that this commercial and residential interface, as a 
live/work unit, would be successful if they did more of them?”
Chris: “Yes. I think the problem that we’re having now is the price. What does 
it cost to build it, and who can afford to buy it. Starving artists cannot afford 
it. Some of these owners, there’s ten of them, some of them think that our 
values are going to be worth a million bucks in a few years. We only paid 
about 250. That would be a great return on my investment.” 
Dan: “For the residential?”
Chris: “For the two, you can’t sell them separate, they’re one deed. I think 
they’re wrong. I think there is a glass ceiling on our values because a small 
business can’t afford a million bucks and if you can afford a million bucks, 
you’d probably have a bigger business or you’re a realtor. Realtors, insurance 
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agents, professionals, lawyers... you could have a small law office in here. 
You could have a small doctor’s office. They make enough money to maybe 
pay that million bucks. There are not a lot of them that want this. This is only a 
one bedroom. So I don’t have a yard we have this little side yard where we 
let the dog do her business, but if I had a million dollars to buy a home, and 
I was a successful doctor or a lawyer, this is probably not what I would do. I 
think this is great for the small mom and pop businesses who unfortunately 
can’t afford it. I get a lot of people that come in here because I’m a real 
estate office; they come in here wondering about what do they cost, etc. 
First of all, none of them have sold since we bought them from the builder. 
Nobody’s resold. One of them, two doors down, tried to sell. He started at 575 
which I thought was high. This is a year and a half ago. He left it on the market 
for at least six months. He got an offer for 420 and said no, which I think might 
have been the right price. Actually I think 400ish is about the right price for 
these in today’s market. Then he reduced the price to 475 and it still didn’t 
sell. Because who can afford 475, not a starving artist or a business startup. 
These women down here that have Spoken, little custom clothing boutique, 
they can’t afford that. They’ve had good sales, they’ve been there a couple 
years, they tell me they’ve been successful but they’re renting from the 
owner, who lives in the space, and they rent the commercial space.” 
Dan: “How many businesses here have an owner living in the space?”
Chris: “Doing both? Me, Tammy (she and her husband live there). Two doors 
down they do both, but they only open up on ‘First Friday’ and they’re 
breaking the CCR’s so we’re sending them letters saying ‘you’ve got to open 
25 hours a week’. But they’re business can’t support it. They both have regular 
jobs outside that are supporting their payment, their business isn’t supporting 
it, so they can’t afford to quit their jobs and stay at home, whereas my job is 
here. So that makes three, and that’s it. Three out of ten, which I understand 
we can all do what we want with our property but I think the original intent 
was to have people like us living here, and working here, and I get so many 
people that come in the door that want it but they can’t afford it, even the 
400 they can’t afford.”
Dan: “Those are two of the major questions that I’m looking at. Should it be 
monitored or controlled, and is there a way to make it more affordable?”
Chris: “I’d love to find it more affordable. I’m not real familiar with rent 
controls, I think that what they should do is investigate the buyers better than 
these were investigated. These should have been bought by people like me. 
Yes, I’m a realtor but I’m not a wealthy one, trust me. And they should have 
been bought by people who weren’t wealthy. They were not supposed to 
be bought by investors, they were supposed to bought by owner occupied’s, 

and people were supposed to open up a business within a couple of months, 
most of them did not and the developer didn’t enforce the contract. The 
first two units are now owned by one guy because his brother bought the 
second one, and we couldn’t sell it in the first year, and when the year was 
up the first brother bought it from the second brother. The next guy never 
opened a business for a year or so and then he rented to Spoken. The guy 
next door tried a couple of businesses, he tried a dive shop, and now he’s got 
a frame shop He rents that out. He owns the business but he has someone 
else running it, and he does live in the unit, so he kind of is doing what we’re 
doing. But he has his own landscaping business, so he doesn’t really work at 
the business.
Two guys next door, they started out complying with all the rules, and then 
they moved out, and they have one renter in the residential portion and one 
renter in the office. The next guy, he never did live there, he used it himself, 
and now he’s got the whole thing rented. And the first one is a lawyer. He 
bought it, he did open up a guitar store. He had his son living upstairs, and 
then the guitar store didn’t make it, so he’s got the whole thing rented 
out. Actually he’s got a lease option on that. Eric Brown is the developer 
on this, this was city property originally. I don’t know the whole agreement 
between him and the city, but they agreed to sell him the property if he did 
affordable housing, which I think this is considered. You could have gotten a 
two bedroom two bath 1237 sf, the cheapest price they started at was about 
120,000, including your two car garage.” 
Dan: “This was true affordable, you had to qualify for it?”
Chris: “No, they just made it cheap. So I think a lot of investors lied and said 
they were moving downtown, and there were quite a few investors that got 
in here. I think that if you do affordable housing, that you should qualify the 
people, and make sure. Like me, I had a home, but I had to sell it in order to 
qualify for this. I didn’t have, and still don’t have a lot of investments. I think 
you should check the person out financially. This is a great opportunity for a 
lot of middle income, lower income people to get into a nice new place, 
and make some decent equity, but a lot of wealthier people got in here, 
and there are a couple of them that to this day have not been lived in. So 
my big beef is, if you’re going to do affordable housing, check the people 
out and make sure that’s all they can afford, and almost put a ceiling on it for 
what they can sell it for. But that’s not really fair to the little guy who just made 
a good investment. There was a requirement for live/works, and I don’t know 
who came up with this idea, but I think they should have wrapped the whole 
community in them. The funny thing is, they had a hard time selling these 
things at first. And what I heard from some people that wanted to buy them 
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and didn’t is that the salesman was so strong in his delivery of saying ‘it’s got 
to be 25 hours a week’ they made it sound like the rules were going to be so 
strict, that some people thought, ‘well I can’t do that’. When I went in to buy, 
I told the guy ‘ I’m a one man operation, if I have an appointment, I have 
to put will be back on my door’. He said ‘Oh that’s fine’. So I bought it. Well, 
what I’ve heard through the grapevine is, that wasn’t always the message 
that was given. So some buyers thought they had to have the doors unlocked 
and open 25 hours a week. We’ve lived here three years I’ve had probably 
about a half a dozen homeless people actually come in here and ask for 
money or a bus fare or something. I don’t feel comfortable leaving the door 
unlocked all the time with laptops and things lying around in here. I have 
been robbed once; my partner left his laptop lying on the desk one night, so 
someone bashed through the window grabbed it. By the time I even got to 
the peephole they were gone. And that was that. So we learned that you 
can’t accidentally leave anything out here. 
 Developers come in here and I give them this whole schpiel, and I 
say ‘do it’, and they say ‘well, it’s not going to fit into my project’. Drive down 
the street to Roosevelt and 9th St, have you seen that one. They have much 
much smaller floor plans, they’re three stories, a one car garage, and they’re 
not selling. The whole project is done. I don’t think they have sold any, they 
may have sold one. They’re trying to promote the first floor as a live/work 
like these, and they came in here, and I said well a lot of live works don’t 
look like an office, and don’t allow you to put signage. And they don’t look 
like an office front or a retail store. And theirs don’t really either but more 
than others. So they were going to change the CC&R’s so they can have 
signage and stuff. Their office space, is about half of this. I mean you can’t do 
anything in that. They didn’t really say it, but I have to think they have regrets 
on their design. They should have done something more like this.” 
Dan: “Do you feel that the physical division, even just being able to shut the 
door, is what has made this successful?”
Chris: “Yes, for me, I really feel like I have left. I think; maybe I have just done it 
psychologically. If I don’t have an appointment all day, if I don’t go anywhere 
that evening and I haven’t left the house, I still feel like I’ve been at work and I 
went home. I think you need some kind of division, and I think that something 
like that really does it. I know when I go through the door, I set the alarm, and 
I’m gone. I think this is great, I wish that this little thing across the street, I say 
just tear that down and do something like this all the way across that side of 
the street.  That would make this just the coolest little block area. I think that 
we’ve had a lot of good luck after buying this place with the location and 
the economy, yes we’re in a down slope but when it picks back up, we have 

not slowed down any of our marketing. I feel very fortunate.”
Dan: “And you said that from a design standpoint what could be better 
would be to have the ground floor commercial space more flexible, so you 
could expand it or tailor it to the needs of the business?”
Chris: “Yes. And a bathroom for customers. I send my customers upstairs, 
because the one downstairs is our bathroom and I send people upstairs, so I 
have people going through my home. But again, I don’t think they thought 
of that. And when we first took ownership of these the city wanted one of 
them down there to put in a bathroom and we were like ‘Ahh, you know, you 
guys were inspecting these throughout construction and you didn’t raise this’. 
Again no one looked at these as having retail and so they gave us a waiver. 
So we don’t need to have a bathroom, but that would have been the way 
to go. You know, understand what is commercial and what is residential, and 
allow the two to be totally separate so if someone wants to commute home 
they can go through a door and close the door, and they’re home. That 
might not help it sell, I didn’t think of it when I bought it, but it certainly made 
me happy once I was in it. And I realize that I have a commute, it may be ten 
feet long, but once I’m home, I’m home. 
 And I think there are a lot of people that want to. I get them all the 
time coming in here wanting it. But when I tell them there are none available 
and not even for rent they are disappointed, and then when I tell them what 
I think the value would be, which I say is around 400, quite a few of them say 
they can’t afford that.” 
Dan: “Well I think this is a great model like you said, for a lawyer, or a solo 
architect, or a graphic designer, a web designer, anybody that just needs a 
small space.”
Chris: “If you can make enough money to pay the mortgage without 
pedestrian traffic, then it’s a good deal. Pedestrian traffic is just extra. If you 
require pedestrian traffic, we don’t have enough for you right now. We may 
someday, but I think that’s one of my concerns is that by the time we have 
pedestrian traffic, then the prices are going to be too high. So if you get 
people in today with some sort of financially assisted program, then they 
could maybe limp along for a few years while the pedestrians start to come 
out. In two or three years, this could be a hustle bustle area. 
 I think this is the kind of thing that could work in any city that has 
pedestrian, and I’ve been in downtown Tucson. It’s very cool. But it could be 
better.” 
Dan: “Well, it’s so minimal right now, and it’s only active during business hours 
generally. No residential.”
Chris: “Oh, so it’s kind of like Phoenix. That’s interesting, because we stopped 
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there a while ago, and we had lunch, and I said ‘This downtown is so much 
better than ours’.” 
Dan: “Well it can be artsy, and it has a more cultural feel, it’s a more intimate 
downtown. It’s got a little bit more of an industrial feel to it with the railroad 
and warehouses. A lot of us like it for that reason, but the development is so 
slow in that city, and some bad choices may have been made in the past. 
We’re hoping to see residential start infilling there.” 
Chris: “A lot of bad choices have been made in Arizona for the last fifty years. 
My parents moved here in ‘59, and in the sixties they built I-17. It wasn’t until 
the mid eighties that we got any of the other freeways that you see in here. 
They’re all new. And then you have the Rio Salado project, Tempe did theirs. 
They were fighting for that for fifty years. The last time it got shut down was 
in the eighties. A lot of people don’t want it because they say ‘I don’t want 
my tax dollars going to that because I live out in Surprise and I’ll never use it’. 
Not to mention it was a county project and the money that was generated 
taxed the whole county not just downtown. And then the other argument 
was what to do with the waste, there was a lot of garbage along the river. 
Arizona has been backwards for my whole life.” 

Dan: “Peach Properties has been know for doing projects that attempt 
to revive or produce some urban activity in Tucson, especially through 
renovation spaces. Were you involved in any live/work projects in Tucson 
before the Artisan Residence clarification was recently issued?”
Ron: “What we’ve done, and our web page is real dated, but there’s stuff 
that we’ve done in the last six or seven years. We did south 4th, south 6th, 
Sash, Husser Electric. They’ve all been commercial buildings that have been, 
you know, anything from condemned to pretty crappy buildings, and not 
really buyable for real retail. And we’ve just kind of gone in and just kind of 
divided them up into spaces and, you know, put showers in them. And you 
know, taken as few inspections from the city as possible. And we’ve called 
them anything from storage, to office space, to whatever. Most of them 
are in commercial zones. And we have been busted by the city, because 
people start living in them, and that’s what they really, I mean, that’s the 
attraction; you can have a work area, and a place to sleep and shower. We 
stub out for the kitchens, and it’s easy to put their own in. But that’s a really 
ass backwards way to do it. You know, there’s great demand for it.” 
Dan: “So you feel that you’ve been avoiding the city with these 
developments?”
Ron: “Yeah, I mean it would be great to be able to make nice kitchens, and 
double compartment sinks, and be done with it, but it’s just not feasible.”
Dan: “Do you market those units as live/work spaces?”
Ron: “No we would market them as commercial, and, no I take that back, 
three years ago we marketed them as live/work loft space and after getting 
just run through the grinder with the city, you know, we don’t do that anymore. 
I mean, I’m a partner in three out of the five that we did, and the ones that 
we still have we just market them on Craig’s List under commercial. Because 
people are looking, if it’s got plumbing, I mean people are looking to do their 
own shower and stuff like that, and you know live in it. Especially in Tucson, 
there’s been a lot of art production. It’s just a kind of perfect setup. I’ve 
looked at a couple different lots, sort of infill lots, and I’ve gone so far as doing 
plans for live/work stuff, and that’s where I said like the fire separation, and 
the different things (you need to) get into, I don’t really want to go through 
all of that, I mean, it’s hard enough to make something (affordable) when 
you’re building under residential specs, versus trying to have this magnified 
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commercial spec because you’ve got residential attached, so you just get 
into, you know it gets cost prohibitive.” 
Dan: “So in your experience, the zoning has been a hold up, and it’s not 
allowing you to do what you want with live/work units? But you haven’t yet 
pursued anything under this new artisan residence designation?”
Ron: “No, I think it’s fairly new, but I think it... I don’t know if you’ve met Vorte 
who is the head of Development Services, but they were trying to craft 
something that would kind of halfway work for the spaces, and I think that 
artisan residence thing is kind of what came out of that. Most of the stuff the 
city does, like the Jersey code, which they adopted to allow the reuse of a lot 
of old buildings, and the biggest flaw is that if it’s a change of use, you can’t 
use the universal code. Nine out of ten times you’re going to want to have 
some change of use, some level of a different function, and then you can’t 
use it. We actually did use it on a couple of Arizona Sash buildings down by St. 
Mary’s and the Freeway. It was helpful because nobody understood it, and 
so they just kind of allowed it because they didn’t want to try to figure it out. 
That was a manufacturing storage sort of thing and we were able to sort of 
pretend, you know, that we didn’t have a change of use. In Portland I had a 
lot of support for a bunch of years and did a lot of preexisting non conforming 
code things that would allow you to do a lot of non conforming stuff. Not 
here, even with the Jersey Code, you just get into so much unbelievable 
nonsense. It’s just really (difficult) to do reuses of a whole building. I mean, to 
do it above board and totally permitted and everything. Like on the Arizona 
Sash building, we wanted the long shed building that runs along St. Mary’s 
split into twelve spaces, but we held off four inches with everything inside, 
and if we touched the existing building, we would have to approve the thing 
structurally. In Portland, I did a bunch of reuses in warehouses and stuff, and 
it was a whole different deal.” 
Dan: “So this building on St. Mary’s, was this done as a live/work type of 
building?”
Ron: “Actually, we did self storage in the main house, about 40,000 SF and 
then all of those out buildings we split into, originally they were artist shop kind 
of spaces, and then a lot of people started living in them. That was when 
we had issues with the city, because there was a common bathroom and 
shower kind of thing, and a lot of these guys wanted to put their own showers 
and bathrooms in, because there was plumbing, there was a utility sink, and 
we had a four inch waste line going out of each space. So out of fourteen, 
fifteen spaces, they probably had six or seven that had full bathrooms, and 
that’s where. We did these things as real budget kind of, they’re 35 foot high 
ceilings and real inspiring spaces. They’re real rough, but yeah people lived in 

them for probably... we got called out by the city with probably six different 
people living in them.” 
Dan: “Was that in an industrial zone?”
Ron: “That was in a C-3.  It was a combination zone but we were able to do 
the individual spaces under the craft, workman, or craftsman, space, where 
they are allowed to have 15% of the space for retail and the rest for working. 
And that actually worked. It didn’t work for them to live in but it worked for 
them to maintain their businesses. I think their trying to turn the whole thing 
into storage now because of just what we’re talking about.”
Dan: “In a lot of cities, live/work is either restricted to artists or it becomes 
popular among the artists and craftsman. Are there other types of professionals 
in Tucson that you have found are interested in owning or renting a live work 
space?”
Ron: “Yeah, I mean Tucson is unique in that there’s a lot of that kind of, local 
artists per capita. So you get that, and then you get the ones who just want 
to have the feel of living in an artist’s loft kind of thing. We did the Firestone 
Building, and in the original cycle, at 6th and 6th we did three different corners, 
or blocks there. The first building was sort of like a 36,000 square foot former 
Firestone Building, and we split it into a bunch of spaces, and it was almost 
completely people living there with a common bathroom and shower and 
lockers and the people lived there. Some of the larger spaces, the big open 
spaces with the sort of old, beat up looking brick wall, they were going for 
2000 a month, and there was a guy who just put his bed in the middle, and 
he was just looking for the urban loft kind of feel, and he paid crazy money 
for a very uncomfortable space. We had two or three spaces like that, and 
it was the lure of the urban loft kind of thing. So there’s definitely in Tucson 
demand for that, and then there’s the functional demand for the artists. The 
market is there but it is just so problematic with the city. But I can almost bet 
you that if you built that, if you go through that artisan residence code it 
probably works for a build from scratch, but if it’s any kind of conversion...”
Dan: “Right, I can see that... And that is one if the other issues that I’m 
looking at, have you worked with any live/work projects that were new 
construction?”
Ron: “No, not in Tucson. But I told you I looked at building on this lot that’s 
down on Main St. there by the railroad tracks, and went through planning on 
it, and the requirements to mix the commercial and the residential, and with 
the fire separations and everything else. It’s tough enough just to do it without 
those additional expenses...”
Dan: “Well, many cities have started out with a lot of these under the radar 
rehab projects. And there are some cities that just have such a surplus of 
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mill building space that they are willing to let people just do whatever. Then 
there are other cities that are now doing new live/work projects, because 
they are more concerned with putting them in the right locations as an 
urban design strategy. Do you think that a new live/work project that was 
right in the downtown area, that had a combination of types of units, would 
be successful for the city?”
Ron: “That would have huge market acceptance, you bet. I mean, live/work 
though, it takes a lot of space, and to get the footprint to do that in the 
downtown, it’s tough to get the numbers to work. But definitely if you had 
something anywhere in the area, it would be pounced on; there would be 
no question on the market part of it.” 
Dan: “Now, even though my research is looking ahead to more stable times, 
is there currently a housing market crisis in Tucson?”
Ron: “No, I mean, in rental properties city wide its about 10% vacancies, 
in residential rentals, so it’s not smoking hot, but close to the U of A and 
Downtown its about 5%, so that’s better than city wide. But in the loft kind 
of venue, if you don’t get completely crazy on the price of it, they’ll just go. 
That’s where the market is real strong.” 
Dan: “So have you been involved in any just regular mixed-use projects?”
Ron: “Yeah.”
Dan: “And have you found that those have been easier to get passed 
through with the city...?”
Ron: “Oh yeah, we’re doing mixed use right now with the One North Fifth. And 
it’s a real clear separation, its two different permits; you know it’s residential 
and commercial. It’s a lot easier to do that way. And in Portland they have 
a pretty good live/work, in the Pearl District. And those live/work spaces, if 
you’ve worked in them for long, you know, what the evolution will be, is those 
have become pretty much all commercial, the ones that were originally kind 
of on that street. You know their commercial, hair salons and restaurants, and 
they’ve really pretty much gone totally over to commercial, which is kind of 
an evolution thing.” 
Dan: “One of the things that happened in San Francisco that they found 
was really a problem, was that when they began to convert industrial mill 
buildings with the intention of making them live/work for artisans, the prices 
for the code legal units became too high for lower income artists, and the 
units were bought out by individuals or dot-com companies that began to 
use them for unintended uses that may not have fit into the district. So they 
found this misuse to be a disaster for that district, and now are looking into 
ways to control and monitor the live/work usage. Do you think that would 
be an issue worth planning for if live/work was to become more common in 

some districts of Tucson?”
Ron: “I guess I’m of the school where, every time you try to control something, 
it ends up being a real nightmare. I mean, if that’s going to naturally happen, 
and people are going to speculate. That area in San Francisco down 
towards the ball park there’s a bunch of buildings, and that’s exactly what 
happened, and nothing’s going to happen on them, I mean, people are just 
stymied by the price. You know one of the things that we’re dealing with, you 
know we’re kind of keyed in to the warehouse district here, and we’re trying 
to get this ADOT property to be put in safe hands with the artist organization. 
Because it potentially could create a sustainable kind of art incubation, 
because they’ve got like 17 or 18 buildings, which is unheard of for an arts 
organization to control them and to kind of keep a vibrant arts thing going. 
The Pearl District, it was an arts district, and you know its long gone now, and 
that’s just the natural process that happens. I mean, SoHo, there’s galleries 
there but artists can’t afford to be there.” 
Dan: “So do you think that it’s important for the city to devise a way to keep 
the artists in the downtown area?”
Ron: “Well I think they have an opportunity in the area. I don’t think the city 
can ever just do it, short of, you know a socialist thing where they just own 
everything and then just dole out the uses. They just have a unique opportunity 
down here with these ADOT buildings.” 
Dan: “So there’s an artist organization that’s involved with this district?”
Ron: “WAMO. Warehouse Arts Management Organization. We’re working 
real hard with the city and with WAMO and trying to negotiate that whole 
thing with the state, who’s going to give the properties to the city for nothing, 
and the city gives them to WAMO for nothing.”
Dan: “Are these warehouses that the artists are currently occupying.” 
Ron: “A lot of them, yeah, are already in them. We’re working because we 
already have properties in that area, and the alternative to some sort of a 
bundled plan like that happening where they take these 17, 18 buildings 
and they go to WAMO, and then we’re working with WAMO. They’ve been 
working their asses off for the last six weekends and they’re putting together a 
vision, a plan with criteria and guidelines and the whole deal, and modeling 
after some other ones around the country. If the thing works and WAMO 
can get these buildings then we would help to get the some financing, with 
historic tax credits and then there’s some state, then there’s like, five different 
buckets to try to cobble together some financing to bring the buildings back 
to good shape and it could be a phenomenal district.” 
Dan: “So there are definitely efforts being made to turn this into a real code 
legal arts district that might really help to prime some city redevelopment?”
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Ron: “Yeah. Our feeling is that we own a lot of stuff around there. And that’s 
really the plan (points to presentation board) you know the first step in the 
warehouse district. The idea is if it’s a real viable, vibrant arts scene, you 
know, the restaurant next door is going to be very successful. That whole 
thing is, you just can’t get a better generator for living or vitality, so hopefully 
it’ll come together, because it’s a neat deal. And WAMO has plans for some 
of the vacant land for a bunch of live/work stuff.” 
Dan: “That seems really positive for the city, and that may be an area where 
I might begin to focus my research and ultimately my design attention in 
this process, but right now I am really trying to absorb the whole picture. 
Given that the artists involvement with this type of development tends to get 
so much attention, I am also trying to determine how live/work can benefit 
more of the office type professional, and how that type of live/work unit 
might fit in and become a positive addition to an urban neighborhood in 
addition to the artist loft.”
Ron: “Well, the central reality is that it is more viable for what you just 
described, the professionals and non artist types, because they can afford 
it. The concept is believed to be cheap open space for live/work and, you 
know, in an urban setting, you can’t afford it.”
Dan: “With this warehouse district, do you think there is any possibility for some 
projects to become affordable housing?”
Ron: “WAMO’s charter is totally for affordable, or subsidized. And the state is 
just basically going to sign over the property. WAMO’s going to be on their 
own to get financing.”
Dan: “With some of the other cities that I have looked at that have tried for 
affordable housing projects, not only is there commonly a problem with the 
funding of reuse projects, but the entities that provide subsidies tend to have 
a real hard time understanding live/work spaces, and really just want to fund 
regular bedroom style housing to help low income individuals to own a roof 
over their head. Do you think they will run into those issues here?”
Ron: “Well, on the state level there’s a 9% tax credit, which usually provides 
enough juice to get the project running, and it can be done for artists, they 
call it affordable artist space, affordable artist live space or something like 
that. The guy who is a real expert on that, they did a project in Ajo. And he 
applied for the property at Speedway and Stone, and he made it through 
the first round, for the credits for affordable artist spaces, and then on the final 
thing I don’t think he got the credits but he just knows that backwards and 
forwards. So there is a category for affordable artists space. And that Curly 
Building project in Ajo did get the credits. It’s a school that was converted into 
affordable artist spaces; they have criteria. You have to show your work.”

Dan: “Can you give me any locations for buildings that I might be able to 
drive by and look at that have at least been conceived of as live/work 
spaces?”
Ron: “The Firestone building doesn’t have anyone living in it anymore, and 
the only other ones. The one right up the street here I split into six spaces as a 
commercial zone, commercial leases. There are six different residences over 
there that have full kitchens, full bathrooms and showers and everything. It’s 
at Park and 10th? Its one block north of Broadway.  And then I did three 
different buildings on the south side, and only one of them do I still own a 
percent, but, it’s on 4th and 23rd, right on the west part of 4th and 23rd. I did 
the one at 23rd and 6th too, and there’s some real cool spaces in there.” 
Dan: “So those are all spaces that at one point were living and working 
spaces?”
Ron: “This one on Park is, there’s one office in there, there’s six units and one 
office that’s just office, and everything else is live/work. They’re just like little 
spaces with a little loft kind of area. And south 4th Avenue is probably two 
thirds live/work and the rest is commercial. And south 6th, 6th and 23rd was 
100% live/work, and they were good live/work spaces. They a lot of space, 
big yards, they were the big sort of artist spaces, you could store all of your 
junk and metal in the yard. They were good spaces for that. The ones on 
the north end, their living areas were kind of above, air conditioned, and 
kitchens kind of down below. They were real functional, but, I’m not sure 
what’s going on with them now. Every single one of these things has been, 
you know, run through the city. Their deal now is that they have a lot of 
violations piled in a pile down there, and they just leave them alone. So I 
guess they’re comfortable enough that if something happened that was a 
liability to them, that they can go ‘oh well, there’s all of these violations and 
we just haven’t gotten to it yet’.  And from my end, at least they haven’t 
put them out of business and just shut them down. The city has been, there 
have been different characters through there, but most of them have seen 
me as being a good influence overall. Especially on the south side it’s a little 
bit of a rough area, and these were boarded up. One of the buildings was 
condemned, so they had a little mercy, but I mean its still, they’re kind of in 
limbo until they figure out, you know, just what you’re doing. Figure out some 
code that fits and allows it to be legal.” 
Dan: “One of the sites that I looked at last semester was this vacant site 
behind the Rialto area. I have seen some Peach Properties signs over there. 
Can you tell me anything about that site?”
Ron: “You’re talking about the Powell property. It’s just a vacant lot but 
we manage the property. It’s a great site but a very unrealistic owner that 
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probably won’t do anything on it for twenty years.” 
Dan: “What I’m going to be doing will be very conceptual, but it would be 
nice to do it somewhere that something could actually happen.”
Ron: “Yeah, you should do it on a... we should talk and I can direct you 
to a site that’s, you know, probably it will actually happen on. In the ADOT 
properties there are probably some sites that are actually going to happen, 
and there’s some stuff kind of further in different directions, just sites that I 
know about. If you put together a great plan we’ll figure it out and develop 
it. But yeah, as long as you’re doing it, do it on something that may actually 
happen. The Powell lot is just...  I know the Powell’s, I talk to them all the time, 
but they’re not going to... and when they do do something, their new thing 
is that they want to give someone a fifty or one hundred year ground lease. 
That’s kind of good in Manhattan, but usually people here like to own the 
land. They’re pretty unrealistic.”
Dan: “Well this has been great information, so thanks for meeting with me.”
Ron: “Yeah, well your subject is... something I’ve had a lot of time burning 
on... But that’s great, putting something together, a plan and everything. 
You’re approaching it with a great methodology.”

Dan: “First off, can you talk a little bit about your organization and the work 
that you do?”
Roy: “Well I just started doing this two years ago, and I have now only done 
two projects that we identified going in as live/work space. I don’t define 
what art is, so I don’t define what an artist is. So, when I’m trying to tell 
people what I’m doing, which is not always an easy thing for people to get 
there head around it, is that I’m trying to create space that is conducive to 
creativity. This project in Pittsfield that I’m doing, or hope to do, is seventy 
live/work spaces, and a one hundred seat theater for the local community 
players, and foreign films on Tuesday nights, or whatever anyone wants to 
use it for, and a yoga studio, and we’re talking to the local food co-op about 
actually opening a 6000 square foot grocery store in the space. There are no 
walls or gates around it; it’s open to the local neighborhood. And if someone 
asks, ‘can I live there, I’m not an artist’ we would say, well are you a creative 
person? That’s the only rule, and it isn’t really even a rule, create your own 
reason to move in, and you’ve created something. I don’t think that artists 
really want to live with all artists, and I don’t think that all people over fifty-five 
want to live with senior citizens in a retirement community
 I started renovating houses when my non-profit organization cashed 
out. I had done two or three of my own over twenty years, and I liked it. I 
was into contemporary so I would be foolish enough to take a truck down 
to New Jersey and fill it up with IKEA stuff and distribute it to people up here 
who had me help them. That’s how I got into development and renovation. 
After two or three years of that I got pretty tired of just doing 700,000 dollar 
condominiums for people, it just really wasn’t where I was at, so we started 
looking for old industrial buildings in the Boston area that we could convert 
into spaces for artists, I’ll call them artists for general purposes. I found very 
quickly that there was nothing in the Boston area that you could renovate 
into artists live work spaces that artists could afford once you were done. 
And this is becoming a problem everywhere, but in cities like Boston or San 
Francisco, if they are artists, they are probably married to a very wealthy 
attorney. Then I really started to develop my neighborhood concepts. I’ve 
been the president of four different neighborhood associations through my 
grown up years, and I really have a lot of ideas on how people can live 
together in urban neighborhoods and actually enjoy living next to people in 
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urban neighborhoods. So I was trying to find places that were large enough 
that you could actually implement some of these social concepts rather 
than just creating a physical space. But physical space is really important. 
So many of the old mills, like Brickbottom in Somerville, hundreds of units, and 
its great it was an early artists space, and still going strong, but what I found 
is that it really doesn’t really do anything. It has a common gallery and they 
have gatherings, but it has no goal to create more of a community with its 
residents, and part of that is the design. It’s the typical big building made into 
loft spaces with this big hallway down the middle like a Holiday Inn. There’s 
no place to interact really... there was no real design put into. Whereas I look 
at places like in (my project in) Pittsfield, it is equally easy to get in your car 
and go out for a cup of coffee, or to come down to village center and get 
a cup of coffee in the cafe. So I won’t put the cars right outside the door so 
people can just jump in and drive away. 
 So anyway, back to Boston, Sam and I looked at an 89,000 square 
foot old Wonderbread bakery in Dorchester, and the guy wanted four and 
a half million dollars... and finding something that size near the city was just 
amazing. And I brought the city in, and the Boston Housing Authority, and 
Mass Cultural Council came over with their definitions of who’s an artist, 
and who can move in there, and all of their rules and regulations, and it just 
became a joke. By the time we were done putting in X number of units and 
paying for the building... they couldn’t afford it, not even close. I mean, we 
could have made a very nice upper class village, for folks who have money. 
So instead, Richard Graff, who you’re meeting this afternoon, he consults for 
a state agency called Mass Cultural Council, and they have a program that 
is funded by the state, and their main purpose is to create artists live/work 
space in the Commonwealth of Massachusetts that is their charge. We saw 
two buildings in Lowell, and the three acre site in Pittsfield the same week, 
and that was in 2006. And since then I have been trying to do both projects, 
and we don’t have enough money to do both projects.”
Dan: “And it’s too hard to get the funding?”
Roy: “Yes, especially for projects that don’t fit the normal banker’s brain, and 
I won’t define for you what I think of banker’s brains, but they are generally 
very limited in their... Sometimes it’s that they have to be, it’s not that they’re 
terrible people, it’s just, they’re in an industry that is very defined and, very 
regulated and, not very well managed. And that’s been my problem 
because I’m trying to combine, like in this Pittsfield project I’m trying to do 
some rentals and some sales. And the banker’s say ‘Oh my God, you can’t 
do that -  Are we giving you a construction loan to do condominiums, live/
work spaces, or, are you going to have a commercial business where you 

rent things.’ And I want to do both in the same space. So I’m finding that 
most of the projects that are similar to what I’m trying to do are mainly done 
by very wealthy people who have this idea, and just go ahead and fund it 
and do it themselves. Because if they needed other people’s money, it’s just 
asking people to stretch their brains a little too much, or to take a risk. Now in 
Pittsfield, I’m down to the point where I’m asking people to invest, and there 
are a lot of wealthy people in the Berkshires, so now I am focusing on finding 
people who love the Berkshires and think this is a good idea, and maybe 
would like to have a place there themselves. So much of what I have done 
has centered around the social aspects. We’re going to have some rentals 
so in the summertime, and I think this is important, in creative communities, if 
you’re not separating the live/work just as a physical space, and I’m working 
really hard to get some of the local art that’s only there for the summer, 
Shakespeare and Co., Tanglewood (Boston Symphony Orchestra), a lot of 
the younger players rent for the summer, and I want them renting in our 
village to bring that energy in.  
 Well way back in the early 1970’s, I was lucky enough to be introduced 
to Buckminster Fuller, and spent a lot of time with him until he died in ‘82. I 
attribute most of the way I look at things to him. 
And of course, Jane Jacobs is sort of an idol of a person without degrees. I 
just think it’s really important that we start focusing more on how we live, and 
the physical aspect of where we live is also important. 
 In Pittsfield we agreed to go 40-R, which is a zoning designation in 
the Commonwealth of Massachusetts... which I don’t know too much about, 
other than that it was designed to allow mixed-use development, and to 
get rid of all of the zoning headaches. Like in Boston, when they passed all 
of their ordinances to allow artists to move into transitional areas, generally 
those areas had been industrial, so rather than changing the underlying 
zoning from industrial, they decided to do these overlay districts. And they 
said ‘ well you can do the underlying zoning, or...’ and then they defined 
the artist’s live/work thing. And they had to, in order to get it passed by the 
legislature; they had to make it pretty narrow. 40-R is much more open and 
wider; it really sets design standards and gets rid of all of the underlying 
zoning, and building codes that the city might have for an area. In our case, 
it didn’t matter; our design actually fit the underlying zoning. By going 40-R, 
the city gets money from the state, and, they were going to be nicer to 
us by bringing infrastructure to the three acre site because they had some 
money to help pay for sidewalks and new water and sewer and all that sort 
of stuff. It required us to have 20 percent of our live/work units be affordable. 
And in our case we didn’t care, because we really are struggling to make 
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this a mixed income, multi-generational community. So we agreed to that, 
because it was just easier to get on the better side of the city. 
 In Boston I find the city to be really, really difficult and impossible to 
work in. It took us nine and a half months to make a space for an artist on 
the garden level of a 6000 square foot building in Jamaica Plain. We wanted 
to add a small, under $200,000 artist’s unit in the basement, which is really 
cheap for Jamaica Plain and it took almost ten months to get permission 
to do that. And it ended up costing us about $45,000 more, because all of 
the construction had to be done in parallel because all of the other units 
were done. It’s a really difficult thing to do in cities where the economy is 
already good. Cities like Fitchburg, Lowell, Pittsfield, smaller cities that died, 
or came close to dying, have huge amounts of square footage in these 
old brick buildings that anything that’s done in them would be better than 
what’s happening. Then you find them open to almost any ideas to make 
them succeed on the tax role instead of the tax burden. Then you usually 
run into the same thing in Lowell or Pittsfield; whoever comes up with this 
new idea, you’ve got X percentage of old timers who have lived there all 
their lives who have no interest in seeing the city change whatsoever. My 
approach in Pittsfield has been getting a hugely positive reaction because I 
don’t say that it’s just for artists. There’s a whole bunch of people in Pittsfield 
who don’t want to see the city overrun by artists. Because then you know 
what happens... their property values go up and the city changes.” 
Dan: “It’s interesting now that I have started to piece together the situation 
in Massachusetts and it seems like I’m hearing about projects popping up all 
over the place. It really seems that in the smaller cities, live/work ideas are 
being embraced and allowed to go through without a whole lot of hassle. 
They are helping to revamp areas of the cities, and yet in the larger cities, 
they don’t necessarily need that. In Boston, with the artists live/work, their 
primary interest is in keeping artists in the city... and not necessarily as an 
urban design strategy or as a way to create urban communities that are 
pedestrian based. - They already seem to have that anyway.” 
Roy: “Well Boston, and I don’t know how unique it is in terms of an 
understanding of how grouped people become, but here it was naturally 
kind of grouped around the university structure. You have naturally here, or in 
Cambridge, Union Square, or Davis Square, those are lifestyle communities, 
in essence.  I think people are really starving for lifestyle communities. The 
exodus to suburbia was to get into a lifestyle community, turned out to be 
a pretty bad one, I think, because it spread people out, but it was based 
on the desire to have a certain lifestyle that they couldn’t have where they 
were. I don’t know why we’re not focusing more energy on creating lifestyle 

communities, like with the over fifty-fives. If I wanted to make money, I would 
be creating over-fifty-five lifestyle communities. But I wouldn’t want to do 
that if it meant saying, under fifty-fives can’t live here. And under fifty-fives is 
a legal designation right now. It’s no better than the city saying, ‘you can’t 
live here because you’re not an artist’”
Dan: “So to achieve your goals, which involve not only live/work, but also 
creating the place that people actually ‘live’ and have a community, you 
found that that’s very difficult to do in the city, and that going out to some of 
the older, formally industrial towns has made it easier to achieve?”
Roy: “Yeah, but it’s still... there are no jobs for people in Pittsfield between 
the ages of twenty and thirty. So it’s definitely easier to create it, but you 
are going to have to have a very specific type of person who has enough 
confidence in their own entrepreneurial ability, whether they are writing a 
software program, or making a pot, if they can’t rely on their own creativity 
to survive, finding real jobs in the Berkshires is almost impossible right now. 
And I’m counting on twenty to thirty percent of the population in this project 
in Pittsfield to be under thirty-five because there’s not a lot to do out there. 
That’s really the tough part, I mean people who are in and around Boston or 
within a commute of Boston, that’s why I had high hopes for Lowell, it’s really 
close enough. Our building (in Lowell) is a third of a mile walk to the commuter 
rail station. So that kind of was nice... where one person in a couple could 
commute into the city.”
Dan: “So are you still working on the development in Lowell?”
Roy: “Well the Lowell thing is, I’ve got an empty building finished and nobody’s 
buying anything in Lowell.”
Dan: “So that project went through, and the units are all done?”
Roy: “They’re done. We got out certificate of occupancy. We’ve got another 
empty building across the street that we paid $10,000 for that the bank said 
they’ll give us a construction loan to rehab as soon as we sell half of the other 
building which we haven’t done. We built a building... when we started it 
was in 2006 before the crash. What happened in Lowell last July and August 
was amazing, I mean, units were selling. People were spending between 
$180,000 and $200,000 for some pretty nice spaces, the condos they were 
selling in Lowell, in some of the mill buildings. We made, according to Richard 
Graff, some of the nicest lofts, true lofts, not spaces with high ceilings that sort 
of look like lofts, these were , big wide open spaces with lots of windows and 
we spent huge amounts of money on energy efficiency and $160,000 for 
windows, and they work. So much what happens in live/work space, when 
you get, what has happened in Lowell, there’s this developer Karl Frey, he 
did a project in Lowell called Western Ave Studios. He took some industrial 
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buildings, with some freight elevators in it, and turned three floors of the main 
building into artist work space, rentable works space, you know the chicken 
wire above the six feet up to the ceiling, and you can rent it rather cheap. 
Didn’t redo any of the windows, the heat sucks, a typical artist work space. 
And then in a different one of his buildings he wanted to make some live 
space, really inexpensively for people. Well you try that nowadays with code, 
you can’t. And he was going to go so far – you can’t sell a condominium 
without a kitchen, so he was going to go to IKEA, just buy flat pack boxes, 
and leave them in the middle of the floor and tell people, make your own, 
here’s the kitchen... Which I think is great, if that’s the only way that can 
happen. But then I get really pissed at society for saying, well, look at what 
we do to our creative people. It’s like, they deserve to have windows that 
work. And we put in 92.5% efficient hot air furnaces, and 14 air conditioners 
up on the roof, and we didn’t go the cheap route at all and still thought we 
could sell them in the low 200,000’s, which is OK for artists that are based in 
Boston. But artists that live in Lowell, they probably couldn’t get an $80,000 
mortgage from a bank. Our goal going in to Lowell, was not to make these 
for Lowell artists... we really wanted to increase the artist space in Lowell, 
by getting Boston artists who were evicted from their spaces in Four Point 
Channel to give them really good, less expensive alternatives because most 
of them couldn’t afford to stay in Boston. But nothing was selling, even in the 
low 2’s, so we just made a decision two weeks ago to pull them all off of the 
market, and rent them all, and hold them for the fifteen months, eighteen 
months that some semi-optimistic people think it’s going to take the housing 
market to turn around.”
Dan: “So the live/work units in Lowell, are they specifically limited to artists?”
Roy: “No, when the city sold us the buildings, it was with the understanding 
that we were going to work with them to try to create a new artists district 
in Lowell. We worked with a couple of the other big land owners and mill 
owners, and they loved the idea. But without any rules and regulations, we 
were literally going to do marketing and focus on that.. Then what happened, 
the city built a 900 car parking facility right next door to us with retail on the 
first floor, and that’s when people started realizing, maybe this neighborhood 
can change, because it’s really a transitional neighborhood with a shelter 
right near our building, which we found to be quite harmless. 
 Anyway, what happened in Lowell was the state announced they 
were going to build this 175 million dollar judicial center about a hundred yards 
from out building, with four court houses. Well, there goes the neighborhood 
because it’s not going to be an artist’s district after this happened. So now 
we’re selling to anybody. They’re designed for... they’re really good live/work 

spaces, but that neighborhood won’t become; it’s not going to happen. 
Now we’re hoping that Karl Frey, who got rejected by the city twice when he 
wanted to do the work space, they’re now under a lot of pressure and they 
may say yes to it.” 
Dan: “So Karl’s building was a situation where you would rent a work space in 
one building, and a live space in an adjacent building?”
Roy: “Well in another building he was going to make condo live/work spaces 
for artists to be able to buy in the mid 100’s. 150 to 175. Once you reach a 
certain percentage of renovation, in an old building, you then have to bring 
it up to code. If you keep it under a certain amount, then you don’t, and 
that’s where he was just at that threshold – to stay under it, so he could keep 
it less expensive. 
 But I’ve talked to a lot of people that live in lofts, the work and some 
live in lofts in North Adams. There’s this guy Eric Rudd... now that’s a city that 
made a huge attempt to become the new artist center in New England, and 
with live/work space. The Blackton Mills, The Eclipse Mill, and Mass MOCA is 
there, it’s this huge, huge state museum of contemporary art, and it is really 
unique. And that was going to be the big draw that would draw all of these 
artists to North Adams. And it almost worked. So many artists came when 
they heard about the building we were going to be doing, and said ‘Oh 
my God, I would much rather be in Pittsfield than North Adams’ because 
we’re half an hour closer to things. Basically these artists were telling me that 
to work in the wintertime in their studio space they had to have Bose sound 
deadening headphones on because the heating, the furnace was so loud... 
so I guess if you want to make a space for 40,000 for somebody to buy and 
do their art in, that’s really nice, if that’s all people can afford is 40,000 dollars, 
and I appreciate what he did. But I don’t want to make those spaces; I want 
to make good spaces. And to do that so people can afford it is really, really 
hard.”
Dan: “This brings up a good question that I’m going to be faced with 
eventually. Tucson is just now beginning to begin to redevelop its downtown 
which was almost 100% commercial high rise.  There aren’t too many older 
buildings available in that target district. And looking around the Boston 
area, almost all of the live/work projects have been done in old mill buildings. 
From what I have learned about doing housing projects, banks and lenders 
are more likely to be attracted to new construction projects, because they 
are usually cheaper, and run into less unknown issues, and are more likely to 
make the money back in the long run. Do you have any feelings on live/work 
being done in new buildings?”
Roy: “Yeah, I think that really, my instinctive answer to that is it depends more 
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on where you are, because in Lowell for instance, they have hundreds of 
thousands of square feet of existing buildings that are empty, so you should 
try to reuse them. But if you have other uses for buildings, and just want 
to convert them because you need residential, I’d suggest building new. 
Most of the rehabbing we do is gut rehab, I would never think of doing the 
minimum amount, not replacing the windows so they leak like sieves... and 
some people might want to live that way.
 I like this whole concept of envelope housing, and I don’t know 
the Tucson area, but if you can think about, and I would guess that there 
are some old malls being closed. Well, I would like to turn, and there was 
this New Urbanism thing back, fifteen years ago... why not live in the malls. 
And when I was at Mass Mocha, that’s when this idea really hit me about 
envelope housing – they have a building there, that is 160 yards long, by 
it looks proportionally like a football field but its bigger, and they took out 
the middle floor of this two floor mill... and I envisioned taking the roof, and 
putting in huge amounts of skylights, and then plop individual houses inside 
this building, and you could plant trees and have birds, and all winter, and 
I would heat it to about 55 degrees in the wintertime. I don’t think we’ve 
thought very hard about how we live, and I know it’s very difficult for people 
to stretch.” 
Dan: “So have you ever considered doing a live/work project that was a new 
building?”
Roy: “Well, other than, I haven’t done one. My architect tells me it’s easier. 
And I must say that I am much more of a contemporary fan than I am a 
Victorian fan. I would very much consider new, but my thing is creating and 
doing something new and then I want to do something else, I don’t want to 
stick around and run it. The idea, the thought process, and talking to people 
and finding out how they live, and how they like to live and what’s important 
to them, and I think that’s very important.
 My role would be to convince the old fuddy- dud city council 
because I’m a likeable kind of guy; people feel comfortable talking to me. 
I’d like to spend my time convincing them to kind of loosen up a little bit, 
and let people live the way they want to live. As long as they’re not hurting 
anyone else, what do they need all of these rules and regulations for.”
Dan: “So, I final topic that I would like to bring up. We seem to have this 
designation called ‘live/work’ that has in many ways been attached to artists, 
but now is being used to describe a variety of different home office situations, 
and then we have a home like yours here, where you have set up an office, 
and you run a legitimate legal business here out of your home, and this simply 
falls under a residential designation. Then we also have mixed-use buildings, 

where you could conceivably have a separate live and work space in the 
same building, but it isn’t called live/work either. So given that we have these 
two alternative extremes, why do we have live/work, and why do we really 
need that classification, and what are the potential benefits of that?”
Roy: “Other than the social suggestion of commuting less and working more 
at home, I think it’s really dangerous if everybody just works at home. It’s like 
home schooling. It can be really marvelous, but without the social interaction 
of being with other people either with your own interests for work, or your own 
interests for school, it’s going to be a pretty lonely society. That’s one of the 
things where, I don’t want to create physical spaces where people can just 
go and lock the door and work. The whole concept of live/work to me, is 
basically saying to people, ‘live where you want, work where you want’, and 
the line that’s drawn between them, the slash that’s usually between the live 
and the work, is a mental boundary, that our society has made into a legal 
boundary for years and years. I do see some validity to zoning though; I’m 
not saying that anything should ‘happen where it happens’. (My wife) Susan 
runs a textiles conservation business out of the front here, it’s totally legal, but 
if she were to try to sell textile supplies and have a retail store, it wouldn’t be 
legal, because then you’re impacting the neighbors with parking and noise 
and hours, and other things, so I’m not saying it should be a free-for-all, but 
commercial and retail are not the same, and I know in the 40-R designation 
in Pittsfield, they purposely did not use the term commercial, they use the 
term ‘non-residential’.” 
Dan: “So does having your offices here at home affect how you pay your 
property taxes?”
Roy: “Nope. It’s residential. And live/work space is generally classified as 
residential, pretty much everywhere I know of. In Pittsfield we were creating 
some work only spaces, that we felt surely, some people would want to only 
live in their live/work space, but to be able to commute in your stocking 
feet in a snowstorm to your workspace, but in a different place, or if you are 
a painter who painted with solvents and you didn’t want them in your live 
space, that’s one of the really nice things. 
 In Pittsfield we’re about a quarter mile away from this thirty acre site 
left by General Electric when they left town, left to the city, and GE spent 
fifty something million dollars cleaning up the PCP’s and making it a useable 
space, and it’s now called the Stanley Business Park. The city is trying to get 
small twenty to fifty to one hundred employee businesses to move to this 
district, and giving all of these incentives, and I thought that a bunch of nice 
entrepreneurial and creative types might move into our village, and start 
their little business right in their work space, and then when it had more than 
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Dan: “What were some of the zoning issues when doing this project in Ajo?”
Jim: “In Pima County, we had to get our project in Ajo zoned as high density 
mixed-use, you know the highest density that Pima County allows, just for our 
school site, in order to get live/work in the units legally.” 
Dan: “A lot of cities nestle the live/work into the mixed-use zoning areas, and 
some, like Tucson, allow it in commercial zones as well. Then there have been 
those that have allowed it for artists in industrial zones.” 
Jim: “Most artists who live in live/work spaces only sell from the units when 
they want to. They’ll have an open studio weekend and they’ll be open one 
weekend a month, which is what they’re trying to get up to at Ajo. We do 
have a little store there, and the idea is to get people in the front door of 
the school, look at the store... every artist can have a work or two in there, 
and then with their name is their unit number... so people can see what’s 
available, or go up to the units. Artists who are open put a sign in front of their 
door saying they are open. Some of the leave the door open to let people 
know they are there. We’re in a school so we have huge wide halls. On those 
open studio days they bring a work or two out into the hall to try to help push, 
and then have their door open and invite them in as a way to help sell. 
 We actually started our project not as an arts project but as an 
economic development project. To make units affordable, it was a nine 
million dollar project for thirty units. The historic people required 40 percent of 
the building to be left open to the public, because it was historic. So we only 
got 60 percent efficiency. So we have a huge auditorium, we have ten foot 
wide halls, which they wouldn’t let us narrow, and there was an old library in 
the building that they decided was special and should be left. So the library 
got left as an empty room sitting there, the tenants use it once a month. The 
auditorium is available for lease to the community. So that’s one reason that 
this is so expensive the construction is 200,000 dollars a unit. 
(brings out a list) These were all of the sources of money it took to do one 9 
million dollar project. The low income tax credits, these are dollars that the 
investor buys and in fifteen years he owns 99 percent of the project, but he 
walks, at the end we pay him a hundred dollars and he walks, and so 6 million 
dollars of debt disappears on your fifteen. So that’s nice that’s how you keep 
them affordable long term. And then these next ones are all governmental 
programs. This one is, we earn a million dollar developer fee when we do 

2 or 3 employees and needed to grow more, gee, were so close and it’s a 
nice commute. So it’s like city planning from the inside out”
 (Going over plans for the Pittsfield project) “We have two different 
plans, one calls for moving the barn, and building three of these new 
buildings, these are new prefab buildings... built in sections and moved to 
the site. But they’re structurally sound for green roofs, these flat parts. I have 
designed 140,000 dollar units right next to 340,000 units, really the next door in 
the hall, because I really want it mixed up. And these two buildings will have 
40 something (parking) spaces underneath them.”
Dan: “So, when you design the units, do you specify live and work areas, is 
there a specific ratio of space that you use, or is it up to the resident?”
Roy: “Well, the concept... I’m a one discreet bedroom, one discreet bathroom 
and the rest open kind of person, and the rest we can either build to suit, or 
leave it that way for people. We’ve also done some interesting things, were 
going to have this huge hole in the ground when we take out the number 
six fuel oil that were going to use to capture the rainwater that’s coming off 
the roofs of most of these buildings, and reuse it for the gardens, and any 
other stuff. The food co-op that I’ve been talking to.. they’re interested in 
opening in Pittsfield, and they’re very interested in this barn. And I am looking 
at radiant heating throughout the entire building, because its typical mill 
construction, we’re probably going to end up either, for sound, covering the 
ceiling below, or the floor above. And we’ll probably cover the floor above, 
which while we’re doing it why don’t we do radiant heating. 
 The vast majority of the units will be in the low 200’s like 210, 220. All 
different sizes from 850 square feet up to 2300m square feet, most of them 
being about 1250 square feet. The lower level of this building is going to be 
commercial in terms of small rentable offices if you’re a graphic designer, 
you want a separate space, you’re an architect, some professional rentable 
or buyable spaces. And there will be a shipping facility. This is an outside 
patio area. The farmers market had to move outside of Pittsfield about three 
years ago, they lost their space so I’m creating a space to bring the farmers 
market back into town.” 
Dan: “So in addition to live/work units, are you going to have strictly residential 
units in the building?”
Roy: “I’m not defining it. This isn’t a legal designation of live/work even. 
 We figure this is about an 18 million dollar project in Pittsfield that 
were doing in phases, we’ve spent a lot of time developing the phases, think 
that we need a maximum of  6 and 6.5 million to complete the project, using 
the same money over again.” 
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they used to teach woodworking, that building we’ve converted into shared 
artist studio space. For artists that have work that’s too dirty to do. Not every 
artwork can you do in your home. We also bought the old downtown retail 
plaza. The nice thing about these deals was that 600,000 dollars. We used 
the first 200,000 to buy the rest of the campus. Then we used another 200,000 
dollars to put down on a major commercial deal, we bought the downtown 
retail section of Ajo.” 
Dan: “One thing that I read was that this project was marketed across the 
country, was that successful?”
Jim: “Absolutely. I have tenants who came from Washington, Oregon, San 
Francisco Bay area, Flagstaff, Tucson, Phoenix, Kansas; two came from 
Kansas, Illinois.”
Dan: “What is the typical age range?”
Jim: “Older. The market study we did said it was likely. Second career people 
are what has happened. Young retirees, people in their fifties retiring. With 
the low income housing tax credits, if you have assets, the government just 
says two percent of your asset is income. So if you sell a house for a half a 
million dollars in California to move to an artist community in Tucson, you 
qualify as low income. If you have half a million in cash, the government 
says two percent of that is income. That’s ten thousand dollars. So if you 
retire early, and you’re old enough to get social security, then your income 
is exactly ten thousand dollars. We have a good range but two thirds of the 
people are fifty and above. But then there’s another set of young 20’s recent 
college grads from art schools that decided to try to make it on their art. 
They find little jobs making like 8 dollars an hour so they qualify as low income 
residents. We have five of those fairly young kids.” 
Dan: “Looking at the plans for the units in the building, I got the sense that the 
floor area was smaller than typical artist loft, live/work units. Doing a live/work 
project as affordable housing, were you limited to the typical affordable 
floor areas?”
Jim: “The state traditionally has a cap that it provides for affordable units. We 
asked for and got a waiver in Ajo. So my units depending on whether they’re 
little units or big units, are three hundred to four hundred square feet bigger 
than the state caps. To maximize that we made open floor plan kitchens, 
combine that to the living room and put all of that three hundred square 
feet in that space. So you now have a grand living space. In the corner is 
the kitchen. So now the person can divide that space up as they see fit. The 
interesting thing for me though, and some artists do use it that way, for how 
common it is for an artist to take one bedroom bigger than they needed 
for their own use, and put the studio in the bedroom. When you’re in low 

the project, and to make it work we had to put 372,000 back in. So we really 
could only take out 600,000 so that got left in the deal. Then you see where 
the money went and what was acquisitioned and other fees. When you do 
these two projects with your other fees, you’re almost 100,000 dollars in cost 
that you wouldn’t have otherwise for syndication issues. And then you have 
project reserves and that is nice as an asset, project reserves to make sure the 
project succeeds. We can draw on those reserves if rent doesn’t run up fast 
enough, we can run up on those reserves to keep up operating expenses. 
We used about 20,000 in that first year to cover our operating losses. And 
then the rest is there for long term issues... We have a cap on the rent we can 
charge, and rent includes utilities. So in a period like this where utility costs 
are rising rapidly there can actually be downward pressure on rent. If I can 
only charge 500 dollars on rent and the state says the utility allowance is 75 
dollars, than the max I can charge a tenant is 425 dollars. If the state raises 
the utility allowance to 100 dollars, I have to lower my rents. You can’t raise 
the rent plus utility over the max allowed by the law. This is a timeline of how 
long it took to put the deal together from when we first applied for funding 
and when we succeeded. This is Dec 1, 2004 and we opened in June of 
2006.” 
Dan: “And so Artspace aided you in devising the funding structure?”
Jim: “I chased all of the funding. Artspace came in and convinced Pima 
County that this was a good program to use and they were successful. 
Artspace also worked with the city of Tucson to convince Tucson that this 
was a doable deal. I looked when I got here and realized that one of the 
problems with the City of Tucson; most cities have big out of date buildings. 
Tucson doesn’t have very many of those... Those are the buildings that get 
converted for artists, and there are lots of them in Philadelphia. And you just 
don’t have those buildings, and so we started looking for the ideal building 
we wanted to convert and we realized if we really wanted to do something 
ideal for artists here, we had to build new. The state encourages rehab and 
awards extra points if we could go rehab.”
Dan: “So you approached the Ajo project as a regular development project 
at first?”
Jim: “It was economic development because there is no economy in Ajo. 
There are no real jobs there. The mine closed years ago and there was no 
economy. A few artists had found a cheap town to live in and we built on 
that concept. And the Curley School is a whole campus, so we’ve taken 
the two main buildings and made them into housing then we just converted 
the old cafeteria building into an art gallery, and it’s got some offices in it, 
and then there’s the old, what they call the old manual arts building where 
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income housing, you can take one bedroom bigger than you need. I don’t 
know what the rules are... in the tax credit program they are pretty generous 
though. It’s not true if you have section 8 subsidies. The other advantage to 
tax credit is they can take that extra room; they can have one room bigger 
than they need, I don’t know why, but also, if your income goes up you’re 
not evicted.... Provided you qualify the day you came in, your income can 
go up to 140 percent of median income and you still don’t have to leave. 
Pima County’s median income is in the mid forties. You could go into the 
mid fifties and still stay in low income housing if you chose to stay. Your rent 
will rise to the highest rent in the building, but it won’t go above market rate 
and it won’t go above the cap that the program set for that building. So our 
highest rent is like 650 dollars for three bedrooms and two bathrooms, 2400 
square foot apartments. And the max is like 725, so no matter how high your 
income, you would never go over 725.”
Dan: “And if there are three people living in there do they all...”
Jim: “They all have to income qualify. A family of size three living in a three 
bedroom can only make 29,700. Max, all three incomes. When they move 
in. 
Dan: Do you not only have to show that you have low income, but also show 
that you are able to pay the rent?”
Jim:“Yes. We have a family on here their income was 3800 dollars. They had 
to show they could pay. Not only do we make them show it, on move in they 
have to give us six months in advance. 
 That’s the other thing. We offer units at 30, 40, 50, and 60, percent 
of median income, so if you’re really low income, I have rents; we have 30 
percent units, a one bedroom apartment that runs for 207 dollars.” 
Dan: “Have most of them taken on an extra bedroom?”
Jim: “Most that could afford it have taken an extra bedroom. It’s interesting. 
Some of them do their thinking part of their work in their extra bedroom so 
they have like an office. And they want to work in a bigger space. 
 At the school, the artists run their own gallery, there’s an old office 
building, and they’re open on Saturdays and Sundays. Because that’s when 
Ajo gets the through traffic to the beaches. On the weekend, the artists 
volunteer to keep the gallery open and they share it.” 
Dan: “Now, they’re talking about doing the buildings in Tucson’s warehouse 
district as affordable artist’s live/work space. My concern after having seen 
your project, where the units are bigger, but still look like normal apartments, 
is that the different state funding sources will have a hard time with the 
unique types of warehouse units being made affordable and will look at 
them differently.”

Jim: ‘You know, they tried to order us to lower our ceilings. Because they 
wanted energy efficiency. A twelve foot ceiling is not cheap to operate. And 
they wanted it and we had to go ahead and convince them that there was 
no way, if you were targeting our market, that if we lowered the ceilings they 
would be crazy. And they finally consented. And I have heard that when 
other people have tried to do this and provide nicer units they have ordered 
them to drop ceilings. The nice thing about tax credit buildings is they are 
income restricted for thirty years.” 
Dan: “You mentioned something over the phone about being asked to open 
the project up to all low income individuals and not just artists. Can you talk 
about that?”
Jim: “That just got changed. Under the low income tax credit rules, the IRS ruled 
that the tax credits were available to the general public, and when people 
started restricting the buildings, they started challenging art... Because there 
is two kinds of restrictions people wanted to do on tax credit buildings. There 
are some cities that are really expensive like Aspen Colorado, the school 
teachers can’t afford to live in Aspen, so they wanted to build what they call 
workforce housing using tax credits and restrict it to their own employees. And 
they were ruled against. You can build it and market to your employees, but 
you have to market to everybody in the town.  They were saying the same 
thing for us. And so we did what we called positive and negative marketing. 
We made sure everybody understood this was live/work/sell, so you can’t 
complain when your neighbor has six guests in on Saturday back and forth 
all day long looking at their art and selling to them. You can’t complain when 
the guy next door who is a woodworker is pounding and sawing all day long 
because it is his job.  We would market that way to say, ‘do you understand 
this is an arts community?’. We are going to let people at normal hours do 
the normal job for their art. It’s a mixed-use project. So a lot of non artists 
chose not to apply. And it’s interesting the few that got in who were not 
artists, they have all started doing art. Ours is arts and crafts people artisans. 
We weren’t always looking for fine painters. We were looking for people who 
make products to sell. It will help Ajo better if you’re making products to sell, 
because then you’re going to buy that at the local hardware store and the 
local lumber yard, you’ll be buying their products and you’ll be recycling 
money. If you’re just painting, you’re not spending any money in Ajo because 
nobody has the fancy paints you need, here you’re buying the paints online 
and you’re selling your art online. How is that helping the economy of Ajo? 
It’s not. So we actually market aggressively for craftspeople, and artisans, not 
just artists. And we probably have about half and half, a mix.” 
Dan: “Given that there was a waiver, which allowed more square feet as a 
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work space, do the non-artists have to have a business in there?”
Jim: “No, they benefit. Now... in the emergency housing bill they passed this 
summer, Artspace actually did the lobbying, they’re the biggest producers. 
They probably have fifty of these buildings around the country. They got 
congress to direct the IRS to rule that artists are the general public, and that 
we can self screen for artists without violating the fair housing law.  Because 
we weren’t violating racial discrimination or sexist discrimination laws. We 
weren’t violating those kinds of laws; we were saying we want someone with 
a home business. So congress ordered the IRS to allow artists to be called 
general public. So now the people who are harassing us will back off.” 
Dan: “Do they actually have to have a business license to live in the unit?”
Jim: “Not to live in the unit but they technically need one to sell in Pima 
County. You can’t sell your own work without a business license. We have 
instructed our tenants that that is the law, but we don’t monitor it. The town 
is beginning to open up events where the artists can come and sell. Some of 
the event holders demand that they show their business license. So we run 
a class on how to get it and where to get it. Our cooperative gallery got the 
license.” 
Dan: “Given that this is considered a live/work building, did you need and 
special zoning variances?”
Jim: “Yeah, ours is, the zoning for Pima County is mixed-use. Its high density 
mixed-use, I forgot the number that they call it. It’s the same density as 
downtown Tucson; it’s the same zoning as downtown Tucson.” 
Dan: “Have any other mixed-use projects gone through in Ajo?”
Jim: “Only on the one we bought. The plaza downtown, we have some 
apartments within the plaza as well. It’s mostly a retail plaza, and we have 
some art work studios there and a couple of apartments. We have another 
space there that we might make another twelve residences, and we’re 
debating. We’re actually thinking we won’t make that one artists. It could 
be artist or others. We’re still debating whether we’re going to make it low 
income or whether we’re going to try to make it market rate. You help retail 
better by bringing rich people to town not poor people. A lot of people 
complained that our families are so poor that they’re not really helping the 
economy in Ajo that much. Our hope is that enough of the incomes go up 
while they are there and that they are successful in selling their art, and they 
actually will help the economy. We do hold the business classes for them, and 
we found an agency in Tucson that agreed to partner with us. That agency 
has a loan fund for artists, for new business people. And if you graduate from 
this class that costs a hundred bucks, and you write a business plan, you can 
then borrow five thousand dollars from this agency to start your business. So 

all of these families had access to a loan to help get their business started.” 
Dan: “Well, thank you very much for speaking with me.”
Jim: “Thank You, and good luck on it.”
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Paul: “Yeah, we had this PAD which is a Planned Area Development. So we 
told the city, there are four builders in here plus the developer. And we told 
the city what we wanted. And we pretty much feel that having commercial 
access in a residential neighborhood could only benefit. And so the city 
allowed that and there were a lot of issues. A lot of things in here are things 
that the city would never do, like our alleys in the back are 16 foot wide alleys 
and the city minimum for that is usually 22 feet.” 
Dan: “So the units that you are developing, I saw the plan online, and it 
showed an office. Is that the room we’re in now?”
Paul: “Yes. That’s this one right here. We’ve got fourteen more lots to do in 
here. Four of them we’re going to try to do more affordable, and then we’re 
doing seven more of a custom type home. They’re going to start at 450,000 
and go up to 900. We’ve got a three story building on this triangular lot. We 
haven’t started marketing those yet but we’re going to when we get a full 
set of plans. We’re getting the construction docs worked out right now.” 
Dan: “And those are all zoned to have fifty percent as a business?”
Paul: “Yes. They’re not necessarily designed... I mean you can always 
designate a room.” 
Dan: “So they’re not really designed to have fifty percent as a work space.”
Paul: “No, I mean if we were to presell these and we met somebody that said 
‘hey, we want fifty percent of the house to be separated and have it pure 
retail, commercial’ that’s something we could do. Provided that it doesn’t 
completely screw up the rest of the floor plan.” 
Dan: “What’s the price point around the whole area?”
Paul: “One just sold for around, last Friday, for new construction, for 840. So 
probably the cheapest one would be the one we sold next door and that’s 
435.” 
Dan: “So definitely, small startup business type people probably can’t afford 
it?”
Paul: “No that’s why we want to try to start to build some more affordable 
stock, starting at 299. That’s what our plan is, and 299 is not necessarily 
affordable but, getting rid of new construction at 299 is not that much profit 
margin.”
Dan: “These are built with ICF right?”
Paul: “No, this is all CMU. The one next door is a combination of ICF. We’ve 
built quite a few ICF homes. I’m not 100 percent exactly sold on it.” 
Dan: “Is there a signage allowance on all of the homes?”
Paul: “Yes, there is. You’ve got to go to the city and do that, it has to go 
through the architectural review board here. But you can definitely put a sign 
out on the house and light it up.”

Dan: “So your newest project here is in the Mercado District, and it has both 
live and work allowed. Can you speak a little bit about how the City of Tucson 
handled the zoning in order to allow both uses? From what I know this is a 
mixed-use zone?”
Paul: “Yes.”
Dan: “But these seem to be very much residential. Did they require any type 
of special zoning or is it just a home occupation?”
Paul: “Well, there’s 99 units in here, and out of those 99, two of those are 
zoned pure commercial, and those are down on this walking street. And 
then the other 97 units they are all zoned residential, and there is 50 percent 
commercial out of it. So you can run an office out of here. You can’t run 
a bar, a tattoo shop; it’s more of an art gallery, lawyer’s office, architect’s 
office.”
Dan: “So all of the residential units have that allowance?”
Paul: “Yes.”
Dan: “But they’re not all being designed that way?”
Paul: “No, some of them are, like for example the lots directly north of here, 
those have been designed as a, you can pick. They are two story brick 
buildings that are only sixteen feet wide; they kind of mimic the brick building 
here on the eastern end. So what they’ll have is two plans for those, there’s 
the pure residential where you have kitchen and one bedroom downstairs, 
and two bedrooms upstairs with a bath. And you can have a work/live space 
where you eliminate the bedroom downstairs, that turns into an office. The 
kitchen remains on the bottom, and upstairs is purely residential.” 
Dan: “Are they going to look at all like a retail shop, or is it going to look kind 
of like a home?”
Paul: “No, it will look like a retail shop. Even if you just pick the residential unit, 
in the front it’s got metal divided light doors with 8 foot casement windows, 
so it will look like retail. But that’s really about it. Everything else will offer an 
additional guest house on the back of the garage where you can designate 
that as your office. Down here is a walking street, this is a pedestrian only 
road. What they’re planning for that is, it’s going to be two story masonry 
construction, this pedestrian road I think is 16 feet wide.” 
Dan: “It sounds like with the way the city arranged these allowances, it was 
kind of a new structure?”
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Dan: “And this building used to be a…?”
Norm: “Rope factory and we still have a small operation going on here. It 
used to have three shifts in the whole building, now it’s down to one guy, 
and one shift.”
Dan: “So how many units do you have here in the building?”
Norm: “Thirteen units.”
Dan: “And are they all live/work units?”
Norm: “Yes, they’re all live/work.”
Dan: “And what year did you start the process of converting this building?”
Norm: “In 2000, November of 2000.”
Dan: “So at that time, were there any existing codes in New Bedford that 
allowed for live/work spaces at that time?”
Norm: “No, we got the zoning changed on this to a ‘mixed-use business’ 
which allowed us to do what we wanted with it. And we wrote into the 
master plan that every unit had to have a working artist living in it.”
Dan: “And so is there a process that they have to go through to determine 
whether they meet this criteria?”
Norm: “Yes, my son and I, we get together and decide whether or not they 
are sufficiently… enough of an artist. Not based on quality of work, but 
whether or not they are doing something.”
Dan: “Making money?”
Norm: “Not necessarily making money, but that they are really making art, 
that’s what it is. So this unit is almost done. She’s going to paint and do a lot 
of things herself, so it’s almost done. This is unit four. We’ve just got a couple 
more items to put in.”
Dan: “Now, when you design the layouts for these units, is there a certain 
percentage that is meant to be for the living space versus the working 
space?”
Norm: “No, it’s whatever the individual wants. We build them custom. She 
works with fiber, and so she wanted this concrete slab here, and she wanted 
a cork floor, and so that’s what we did.”
Dan: “And so how many square feet is this?”
Norm: “Well the entire building is 26,000 square feet. And there is probably 
three or four thousand additional square feet of mezzanine level now added 
to that. All of the units have these high north facing windows, and artists love 

Dan: “Do the CCR’s spell out any rules pertaining to the businesses?”
Paul: “They do. There are certain restrictions to the type of business that you 
want to run. You can’t run a bar.”
Dan: “Sometimes they have cooking restrictions if you don’t have a 
commercial kitchen?”
Paul: “Well, you can do it as long as you have the commercial kitchen... 
It’s more set up to have, you being an architect if you want to work out of 
your home. You can do that if you want to have your office space at home.
Like this house here, you have this whole area over here that’s completely 
detached from the house. We built two houses like this down in the Barrio, 
and both of the people that live there run their business out of that. One’s a 
graphic designer and the other is a lawyer. So they run this portion here as 
strict, that’s where they run their business from.” 
Dan: “What I’m hearing from other developers around town is that the 
new artisan residence classification potentially doesn’t help very much in 
creating affordable live/work space because it subjects the spaces to full 
commercial codes with fire separations and other additional costs that make 
it too expensive for the people that are seen as the market.”
Paul: “Well you know we run into that issue here too, having that aspect 
of commercial in these homes. The homes can’t share any common wall, 
they are all separated by fire separations. We actually have to have sprinkler 
systems; we have to have a minimum of four foot parapets in between the 
homes.”
Dan: “Would you say that the fact that they are allowing a commercial 
activity in the homes made it more expensive to build due to the codes?”
Paul: “Yes, not uncontrollably more expensive, but more expensive. Sprinkler 
system you need a 1” water meter instead of 5/8”, and that’s a 6000 dollar 
difference, and four grand for the sprinkler system, so there’s ten grand right 
there.” 
Dan: “So anyway, thanks for taking the time to meet with me today.”
Paul: “Hey, no problem. If you have any questions, call me.”
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that.”
Dan: “So is the whole ceiling new, the roof structure?”
Norm: “No that’s the original concrete, but we put three inches of ‘iso’ 
insulation on top, so it’s over the standards. And this is around 2000 square 
feet, plus the mezzanine, so probably about 2300, 2400 square feet.
This unit here we’re building to spec. This is what most of the units look like. This 
one is on the smaller side. We’ve got Ikea kitchens for most of them… a living 
area, and a mezzanine. This is about 1400 square feet.” 
Dan: “Are there any other buildings in this city that are considered live/work 
buildings?”
Norm: “No. There are some mixed-use, and there are a number of artist’s 
work spaces in the city, but not live/work yet. There are some that are on the 
drawing boards but they’re not there yet.”
Dan: “Now in Boston, with the current live/work policies, it is only available to 
artists, and you seem to have the same situation going on here, was that a 
choice that you made, or something that the city decided for you?”
Norm: “We made it - the city had no idea what was going on.”
Dan: “Do you think the City of New Bedford would have allowed for a live/
work building like this to be used for professions other than artists?”
Norm: “Sure. Fifty-five plus buildings like this are around, all vacant.”
Dan: “So again, this falls under a mixed-use classification?”
Norm: “With the zoning in New Bedford, ‘mixed-use business’ lets you do 
residential, commercial, retail all in the same unit. This was industrial, and then 
changed.”
Dan: “So would they allow this mixed use classification on new 
construction?”
Norm: “Yes, old or new construction… anywhere they feel that it is appropriate. 
New Bedford has a lot of mill building space, 10 or 12 million square feet of it, 
so really this is just a drop in the bucket.”
Dan: “So you have bamboo flooring in all the units, and you’ve installed 
energy efficient window panels on the large north windows. Were there any 
other environmentally sensitive design principles that you used in the building 
rehab?”
Norm: “No, the major one was the north light, which was already there, and 
was the main reason that we liked the building. For the windows we used a 
double plated, honeycomb plastic which has an R rating of 4, and high light 
transmission, and it’s worked out quite well. Even on a dark day we never 
have lights on.”
Dan: “How long did the whole buying and permitting process take for the 
building?”

Norm: “About three months. The city was very good. We just walked right 
through it. Actually took about three months but that’s about as fast as you 
can get through that whole process, and they were just very happy to see 
us do it.”
Dan: “Sounds like the process was a whole lot easier than it might have been 
in other cities!”
Norm: “Well, yes. I think it was because they’ve got so much mill space in the 
city and they hadn’t run into anybody like us, and they said ‘well that sounds 
like a good idea’.”
Dan: “How close is the building to downtown amenities or shopping?”
Norm: “A little over a mile. There’s a major street just a block up, it’s on the 
north side of town, and there’s all kinds of shops and restaurants.”
Dan: “What is the typical income level for a resident one of these live/work 
spaces?”
Norm: “Most of them are owned by people who are established… people 
who have some money, they’re usually in their fifties, they’ve accumulated 
some money, they’ve gone through changes in their life, they’re looking for 
a lifestyle. Most of the people are not scraping by.”
Dan: “So what price do most of these units sell for?”
Norm: “Most of these units are about 2000 square feet with a mezzanine, and 
we might sell that for around $275,000.”
Dan: “And all of these units are accessed from the inside of the building, do 
any have an exterior exit?”
Norm: “All of these are accessed from the inside; no one has an exterior exit. 
We’re looking to make it a community, and its working out so far.”
Dan: “Thank you very much; this is a very interesting project.”
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Dan: “Have you been involved with any live/work type projects here in 
Tucson?”
Rob: “Well when we did the Icehouse, it was industrial, it was I-1 which is 
the most intensive industrial. We looked at a lot of options, and the whole 
concept of live/work, was kind of difficult to make it work out here in this car 
culture. Because I know in Phoenix, they have a couple projects that are live/
work and it’s kind of a marketing thing. The zoning in Scottsdale, we had a 
project that did get built and it was approved, and the set of drawings was 
permitted, and then the market went to hell, but Scottsdale would actually 
give you a credit if you had kind of a live/work arrangement with a certain 
amount of square footage on the lower floor, and living above. It would allow 
you more square footage to build or, maybe less parking. Yeah, you could 
build out more and then have less parking, I don’t know what the project 
was but you could check it out.”
Dan: “You have the potential problem then of the developer coming before 
the city and claiming they are going to do it, and then marketing it as 
condos.”
Rob: “I think it really was just a certain amount of square footage on the 
bottom floor that could be office.”
Dan: “Like Bruder’s project?”
Rob: “Yeah, Laloma 5, I guess you know all about it. We’re working on a 
project a couple blocks away, Orange Row condominiums. That was one 
where we tried to use that, and it actually didn’t even help us with the lot 
size we had. But with the Ice House it was interesting because we wanted to 
explore every possible avenue we had and one of them was live/work, and 
really the zoning isn’t set up to do it. So I think that with like, Ron, who is really 
good at ‘under the radar stuff’ he’s just going to put something together and 
if it works it works. Actually, there are a couple of people in the Ice House 
that use it as an office, but it’s all hit or miss stuff. They might have a couple of 
people a week that come in to see what’s going on, it’s not a big deal. I’m 
up for just, whatever works, as long as nobody gets hurt, why not?”

Dan: “And that’s really the reason that I’m doing this, I guess I have a notion 
that it could be part of an overall urban design strategy that could help to 
get people living a more urban lifestyle in the city. And with the Warehouse 
Arts District, and that’s something that may or may not happen, and they 
are hoping to do artists live/work there. They want to do it as affordable, 
which is a whole other issue. So Ron has properties all around there and he 
wants to get the whole thing straightened out, so that he can do that kind of 
project as a compliment to the warehouse district, and try to get a residential 
trend happening. I think that could be a really great way to get it started. 
That’s where the whole conflict begins because with the ‘artisan residence’ 
ordinance, from what he knows, for him to be able to do a project that meets 
all of those requirements that they have, he is never going to be able to sell 
the units to the right people.” 
Rob: “That’s happening a lot because, there are zoning concerns obviously, 
how do you make it legit, or how do you create a framework where you 
make something happen that’s not quite to the level of the law but no one 
notices. But there’s also the financial aspect too where if someone wants 
to buy a unit that they own with commercial, officially commercial where 
you’ve got customers coming in, and you’re also living there. I’m not sure 
how the banks even look at that. It’s hard enough just to create a simple 
project, like condos for instance are really hard to sell right now, there’s such 
a bigger risk and all of the fallout and it’s just easier to buy a single house. 
That’s one thing that we learned developing; everyone talks about design, 
architects that don’t practice, and they’re all complaining. Well, reality is not 
just design; there’s financing, there’s zoning, there are so many pieces that 
go into it. Even in some cases building codes effect what you can achieve. 
We used to talk about, you know, maximize density, and this notion that you 
can have density that is responsible, and that’s our whole mantra with the 
whole concept of sustainable architecture and design. If you don’t have 
density, it’s not sustainable. And if you can build a 100% off grid house but 
you have to drive your SUV 20 miles to get there, and just the distance for the 
construction crews to get there, and you’ve got four walls that are exposed to 
the elements, its bullshit. This whole investigation into live/work, and anything 
else that pertains to getting people interested in  living on top of each other, 
working on top or whatever is, it needs to happen sooner than later. - What 
do you want to achieve with this?”
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Dan: “There are phases to what I’m doing, and this is the gathering phase, 
finding as much information about the topic as I can, and keeping an 
unbiased view along the way. And then I will apply it to the City of Tucson, 
which may end up with an answer of ‘ No, it’s not a good solution for Tucson’. 
Because the idea of live/work doesn’t necessarily have to be an inclusive unit, 
it could be a situation where you have two separate spaces in one building 
or two adjacent buildings. It’s mixed-use versus ‘what is live/work’. But the 
point is, I will be drawing up guidelines or recommendations for or against it, 
and what are things that might be helpful to bridge the gap between what 
the city thinks is happening and what developers think is happening. And 
then ultimately I will provide some kind of building prototype that shows what 
I have found to be the best design solution.”
Ron: “And now it’s such a great idea, we always look at it. For instance the 
MLK building out here, the city wanted to tear that down, and some architects 
that will go unnamed, did an analysis saying that it was worth tearing down 
and the ceilings were too low. Williams and Dame got the project and we 
started looking at it, and ceiling height was 8’9” and it was completely 
salvageable, and there’s thousands of tons of material left in place. So even 
though it stayed basically the same use, to reuse an old building, I think that’s 
what you’re getting at. You know how we design things is the whole modern 
notion of every piece has to be a separate function that is a separate size 
but reality is and old building that’s just a box with windows on a structural 
grid is a really efficient way to put something up. With the Ice House, it was 
‘work’ for 80 years, and now it’s going to be ‘live’ for the next fifty years to 100 
years. There’s huge opportunity. We’re looking at the Rialto block right now, 
and one of the thoughts now is there’s offices above, retail below, there are 
so many options. One is hotel, could go back to apartments. That’s the thing, 
I don’t know how to do that. How do you build a live/work project? I think 
it almost has to be more of a rental situation. Because I think there would 
be very few people, first of all who have business small enough, to allocate 
within that space...”
Dan: “That’s why a lot of times it’s the artisans and small time, computer 
based companies, and they are all over the place now. A lot of them work 
from home but might really benefit to have some kind of small storefront 
commercial presence.” 
Rob: “It’s almost like an incubator type situation whether it’s artistic, maybe 
there’s a trust fund involved, but I agree, there’s a certain type of business.”
Dan: “Yeah it’s a really hard topic to nail down.”
Rob: “My sister, she wants to get back to being a seamstress 100%, she just 
kind of moonlights, and she was actually saying how great it would be to 

have a shop down below, where there are three or four people potentially, 
and you live above. So I do think even first hand that, there are people who 
would have that type of business. It could be something that you could 
potentially market. But then, I think, what if the business goes under, and 
what if you want to move and keep your business, what happens then. I 
don’t know if there’s a precedent for it, and it is such an interesting thing if 
you could isolate the living from the work. We’ve always thought that the 
work is separate from the live, but its close by. Like, we’re building our office 
right across from the Ice House, I’m a minute thirteen seconds door to door, 
so I’m going to get that much closer, it’s going to be cool actually to walk 
to work.”
Dan: “That’s a really interesting point and it kind of jumps ahead to one of my 
later questions. But when you talk about mixed-use and you talk about live/
work, is there really a difference, and is it an ‘artist loft’ that is what we think of 
as live/work. Or is live/work something else, where you really link two spaces 
together in a way that creates a different level of modern urbanity? Some 
cities have one type of artists live/work, and they are reactive in a sense to 
accommodate a need. Some other cities are on a newer trend, where live/
work is potentially being used, like you say, as an incubator, or a way to try 
to really push the idea of mixed use to another level, and somehow they feel 
that it is important that you are both living and working in this building, and 
that it begins to support a trend of really living in the city without a tremendous 
commute. So maybe it is something that just happens in the beginning as a 
way to begin to promote a different lifestyle, and then later on, that same 
type of thing just happens on its own within the mixed-use buildings, and it 
doesn’t need to be labeled as live/work anymore.”
Rob: “That’s interesting. I was just thinking too, that there are a couple of 
attorneys that are renting units at One North Fifth, and they work downtown, 
so that’s another form of live/work.” 
Dan: “So I guess in an ideal situation you would have an inner city where 
people all do live and work in the same kind of walking distance. And in that 
case, you may not need to have something that’s called live/work because 
people can create it on their own. Maybe then you need it for people that 
can’t really afford to have two spaces and want some sort of combination 
that might be more efficient. And that’s what a lot of it is and where it came 
from, is an artist saying, I need some space in my house to work, and I can’t 
afford to have a separate studio space. And then what happened like 
in New York and San Francisco, they become so nice, that these people 
couldn’t afford it anymore.”
Rob: “Yeah, just that model of, you’ve got a box and walls move, things can 
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change quite a bit, and the use of it change too, to me is kind of interesting. 
And if I was to approach it, we would probably do some type of centralized 
plug in. You can access plumbing and electrical, kitchen. It really comes 
down to the kitchen and bath. You could even approach it from building 
code, in the sense of the amount if light that’s required. And now the rules 
are even more lax with the bedroom area. With the old code you had 
certain square foot requirements to have natural light, but now they don’t 
even have that. You can do the mechanical venting. If you can verify there’s 
a fresh air intake for the mechanical, you can have a bedroom that basically 
doesn’t have window. The zoning has to be there to allow it, but who cares, 
as long as people are occupying it and doing something. I don’t know how 
you do that, it’s a tough thing because it gets into ownership and deeds, 
how to allocate. Even just your business license, which I think is something a 
lot of people fly under the radar, even a certificate of occupancy, based 
on that you have a shop versus calling it a warehouse. And then typically 
with Tucson there are different parking requirements. I was in San Diego; 
one thing they did in the downtown is there’s no minimum lot size, no height 
restriction, and no parking requirement for commercial. And for residential, 
its one car you have to provide. Trying to get the city to say ‘we don’t need 
to have all of these meetings, just adopt someone else’s code that works’, 
it could be amazing. I do see that, just talking about locally, there’s kind of, 
some new paradigms being created. I know the new city manager, his new 
thing is, if the market will support retail that doesn’t have parking, why not let 
it happen. They’ve created ways, like with the MDR process. I think they just 
drew a line around a certain area of the town and it’s kind of a variance, 
but it’s been pretty lax in terms of some of the projects, like One North Fifth, 
doesn’t have a parking requirement, but the parking structure that they are 
building, the big hole, they have access to those spaces if they want to get 
them at a cost.” 
Dan: “That’s nice because if somebody wants to live there and not have car, 
the city doesn’t have the extra parking spot taking up extra space in the 
downtown just sitting there.  Have any of the loft or condo projects that 
you have done been designed with live/work in mind?”
Rob: “Not intentionally, but it’s really interesting that there are three people 
that I know of that use the Ice House as that.”
Dan: “That’s a home occupation, that’s legal. You can even have one 
employee. That’s in residential zones though.”
Rob: “Sometimes as long as you’re quiet, no one cares. I always think of rules, 
codes it’s for people that don’t want to cheap out, but ultimately you can 
get away with a lot. 

Dan: I even saw one of your Barrio Metallico lofts being marketed as a live/
work space on a local real estate website.”
Rob: “Which you could, you could set something up either in the loft or down 
below. That’s another advantage. I think live/work is two stories, I don’t know 
of that’s just a cliché. I love having all the sleeping and bath stuff upstairs, 
and our kitchen, dining and living downstairs. I just think the whole kind of 
template is based on that, like in Phoenix, or even in Scottsdale has got the 
ground floors where business will take place, and upstairs is where you live.” 
Dan: “One of the things that I noticed, and you mentioned the term density, 
is that some of the projects that you’ve done are multifamily buildings, 
and some of the projects are complexes of individual units. What are the 
motivations behind doing one or the other?”
Rob: “ It’s zoning and insurance. It really comes down to that. Because to do 
a new project there’s what’s called a ‘wrap’ policy, and its actually gone 
down a lot in cost. On the Ice House we spent multiple hundreds of thousands 
of dollars just to have this insurance. In Arizona the statute of limitations is 8 
years plus one that you’re on the hook as a developer, architect is actually 
ten years. When we did Indigo, we could have, even by zoning put in perhaps 
twenty or thirty units. With a ‘for sale’ project, we would have had to do it 
like a condo, and it just didn’t make sense, within the market, within that 
neighborhood. Just with what people want in the southwest, it was kind of 
a push. Ice House on the other hand, it’s interesting because it was a much 
bigger risk, doing a fifty unit project in this kind of hollowed out shell and it was 
an eighty year old building. But we realized that it was fifty-one units, there’s 
enough critical mass and we could get enough people interested, you 
know, we live there and I love it - being right on the tracks and being kind of 
off in this funky little industrial neighborhood, but it’s still close, it’s a mile and 
a quarter from U of A, it’s a mile from downtown. Even the financing comes 
into play too, like the financing as a condo, we couldn’t do that as a small 
project. Like right now, to get condo financing, it’s either fifty or sixty percent 
because you’ve got to have contracts. You’ve got to have someone with 
money down and a contract signed, just to get financing. When we did the 
Ice House it was reservations because there was still a market and it was 
getting better and better every day. But it was financing, zoning a little bit, 
it’s really just looking at the market too.
 That’s another thing too, with any live/work project; it has to be 
someone who has either live in a bigger city, or travels a lot. There are so 
many pieces that have to come together to create something, and you 
have to have the money available, and the market has to be there, you 
know, you make your money on the buy and not the sell. It’s just stupid simple 
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but, the Ice House is such a weird thing. With that said though, even what 
happens in the warehouse district, it’s gratifying to have Williams and Dame 
and investors behind that when they’re assembling stuff, they’ve got thirty 
years of experience doing this and everyone recognizes that. Now there are 
some people who have actually done this before and have some patience. 
They realize too that to make something work of this scale, they’re going to 
need to build a community, it’s going to take ten or twenty years, you know 
you probably know more than me what’s going on now.
 And you can have one of these. (hands over a folder) This project 
we’re working on, which includes this block, and we’ve been working with 
the city and the developer on this as well who owns a good portion of the 
block but, it’s one of the few projects that can actually be sold in this market. 
It’s small units just studio and one bedroom, so the price point is low 100’s to 
mid 100’s. There seems to be pretty good interest in it already.  It’s exciting 
too because initially we would be converting 53 apartment units into condos 
and then rework the whole facade of the building and look at ultimately 
what happens on this lower floor. It shouldn’t be office, it should be more of a 
public restaurant or retail, I’m not sure.  Then in-between is 9000 square feet 
which could even be a live/work opportunity, to be honest. That’s something 
to really start exploring.”
Dan: “One of things that I have been asking everybody that I talk to has to 
with the common view of live/work as being something that is mostly done 
for artists, and what I would ask is – Do you think this is something that also 
works for the office type professional, and then also do you think it’s then 
important that people are using them for both live and work?”
Rob: “I think they need to open it up, even to go to one of these meetings 
where they talk about what the plan will be for fourth avenue, and they say 
we’re going to limit it to two stories fifty feet out, I mean, nothing’s happening 
right now, and you’re going to put more limitations on it, why would you do 
that? I don’t get it. There’s the whole concept of form based code and, I’m 
completely for that. I was just thinking too, we’re friends with this guy who, 
he writes textbooks for a living, so he’s in his loft, he’s got a two story loft, and 
what he’s doing is, he’s going to rent a studio unit that’s 150 feet away from 
his loft to do his work, because he wants to separate it. My wife Randy and 
I, we do development together, and Randy has her office in our loft. I’ve 
always had six to ten people in our firm over the last five years. With our new 
office going in across the street then she’s going to move her stuff over there 
just to have that little bit of separation. I think it’s more of a bohemian culture 
to have it all in one space. Just the whole European model of retail below, 
your shop below and you live above. It wasn’t an open loft space, it was a 

separate stairwell to get to that.  If you can bike or walk to it, it’s no different 
to me than being in the same space. I prefer a little bit of distance. We’ve 
actually talked about this in terms of, you take a box, multi story, you’ve 
got living units up above, and I’m always thinking in terms of Paris, which is 
five stories. Create a concrete building with retail below and five or six floors 
above it, in wood frame or steel frame and make that work, and that’s the 
model that.  All the low-rise stuff in San Diego like in little Italy, it’s a really 
efficient way to build and give it a marketplace. Then to take that box and 
figure out how to proportion it, keep the retail extremely flexible. The living 
units, since you’ve got all of the plumbing, those can be static. It’s really 
more flexible. It also allows you to buy your condo to live in, and then you 
could lease an area to expand with your business. Even with some of the 
startup companies its, easily like a couple of people, and then you go to ten, 
and once you’re past that, to have the flexibility. Like you said the dot-com 
type of stuff in San Francisco, to keep that more flexible, because who has 
just one shop? Just because of how transient everyone is too, there’s none of 
the hand- crafted business anymore.” 
Dan: “Really it seems that what we’re getting at is that flexibility would be 
the key. Just even being able to break down walls and reconfigure things as 
they change.
 And I guess that’s about all of the time that we have, but thank you 
very much for speaking with me today.”
Rob: “Yeah, and you can e-mail me if you have anything else.”
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Dan: “So in this building do you have similar rules to those in Boston, where it 
must be occupied by artists who meet a certain requirement?”
Richard: “Yes.”
Dan: “And is that handled through the BRA?”
Richard: “No, we’re completely private, and we didn’t take any public 
lending either, because we didn’t want any restrictions on the resale. With this 
project, I saw a building that I’d like to buy in the early eighties and turn it into 
an arts building. Kathy and Jane had art studios that were in danger of being 
turned into office space, and it was the middle of the eighties and real estate 
was booming along and we decided one morning just to do it. People had 
been looking for space for quite a while and we took a look at one building 
and then another. In Boston it was hard to get permits and in Somerville it 
was not, so it became a matter of consequence that a lot of these buildings 
were developed in Somerville. We still had to get some zoning variances, but 
it didn’t really bother us that much, because live/work can usually slip right 
into residential zoning. Usually in residential, you’re allowed to have an office 
or a workshop by right, as long as it’s a residential district. So in a lot of cases 
it just sort of falls right in there. We had known that zoning variances would 
allow us to do live/work. The building was an old industrial building that was 
totally out of compliance for a residential area, but we ended up needing 
a whole passel of variances anyway, because we were too close to lot lines 
and too big for the lot, and this and that and everything, the existing building 
was. But when I did the live/work project across the street, it fit right into the 
residential, and we didn’t need any variances.” 
Dan: “So does Somerville currently have a zoning classification for live/work 
building, or do they fit the projects into existing zoning codes?”
Richard: “Well, they have an artist’s district that they have set some new zoning 
for in Union Square. But actually it was voted down. They spent lots and lots 
of money and effort to make Union Square this live/work space where you 
didn’t have to put in parking. That’s what stops everything in Union Square, 
there’s no parking. So they said with art space, you wouldn’t have to put in 
parking. But for some reason, the city of Somerville having commissioned all 
this work, they didn’t pass it. So now it’s back to the old zoning, the regular 
zoning still applies, which says that if you’re going to do residential, you have 
to have two parking spaces per unit. If you’re grandfathered, whatever it 

is, you don’t need to have parking. If you want to change the use then you 
have to start complying with the zoning. It really comes down to people, it’s 
really, you need some artists, and I know you’re looking at broadening it, but 
let’s say we’re artists, you need people who want to do it. We did this building 
as a group, Kathy and I, and a bunch of people,  we all came together, and 
we had a bunch of people who really wanted the space, and we did it. One 
mistake cities make is they think, well, if we make some zoning things and this 
and that, then all of these people will show up and they’ll move right in. But 
if you want to keep the price down, the people who are going to live in it 
have to be involved, and they have to be looking at ways to keep the price 
down. Otherwise it gets to be just an expensive project, and it’s not that easy 
to find artists to move into them sometimes. It’s much better if there’s some 
local, real strong local interest. And also people have to be willing to play 
with their money some. And the new generations have been beaten up so 
much and they’re saving money for old age. It’s getting harder and harder 
to get younger people to do anything out of the ordinary, in my opinion. The 
architects help, and they shoulder a lot of it. We had three in our group.” 
Dan: “So in addition to artists, there are some architects with units in the 
building?”
Richard: “Yes, I’m one of them. And Michael and Olivia are both architects. 
They actually did the working drawings. And I was more of the development 
type of person.”
Dan: “Have you been involved in any buildings in Massachusetts that have 
separate ground floor retail work spaces?”
Richard: “Yes, Roy’s building in Lowell. And there’s also building on Washington 
Street. It took years and years for them to get a permit for the property. And 
they all got into these units for 100,000 or 150,000 and they thought they were 
spending a fortune. What it came down to is the restrictions on resale caused 
a lot of friction.” 
Dan: “What I’ve found with Boston now, is that all of their official live/work 
projects fall under the industrial zoning ordinances, and they are classified 
as ‘artist’s mixed-use’. They seem to have very rigid system by which they 
approach the projects. And I’m finding that with many of the surrounding 
cities, it is a much looser system.”
Richard: “Well, the ones that come under Heidi, she has a program she runs 
that is pretty rigid. But there are plenty of other buildings in Boston that were 
done outside of  Heidi’s system, either before Heidi’s program was put into 
action or they’re just completely separate from it. And they don’t have to 
be in industrial zones. I did a live/work building across the street, and the 
city knew it was live work and that was nice, but that was as of right in a 

INTERVIEW C.3.2
RICHARD GRAFF, MASSACHUSETTS CULTURAL COUNCIL
08.11.08 



APPENDIX C C.3.2 RICHARD GRAFF144

LIVE/WORK AS AN URBAN STRATEGY

residential district. So it’s in residential districts that you can do live work. You 
can work out of your house, as long as you don’t have a whole bunch of 
employees. And there a certain things that you aren’t allowed. You might 
be able to have wood shops, but you might not. And it keeps turning out 
that the ones that are really successful are the ones that have people in the 
development process that are really going to live in them. The less successful 
ones are where somebody is acting as a developer. 
 There’s another artist studio space and condo in Needam, there was 
this cool potter guy, had been in the building for decades, and when the 
building came up for sale, he got the owner of the building, instead of selling 
it for residential condos, got together and turned it into studio condos, and 
it’s a big big success. And if he hadn’t been such a strong proponent of it, 
and put his money where his mouth was, I’m not sure how much of a success 
it would have been. And so having people that want to get into the space 
from the beginning, is really, so much better than building a spectacle and 
hoping artists will show up. 
 In a co-op you actually own the building together. A co-op is a 
different legal structure. A co-op is like the pure form of a condo association. 
In a condo, you pretend that you own a piece of real estate, even though 
it’s all stacked up and interwoven, and has all sorts of communal pipes and 
wires. In a co-op you dispense of that fiction. There’s a corporation that owns 
the building, and the people own the corporation.” 
Dan:  “Now, when you have worked with live/work projects that aren’t co-
ops, do they tend to be more private and less communal, the owners and 
the units?”
Richard: “It depends on the bylaws. The reason that we made this a condo, 
in Massachusetts, it’s a dubious legality as to whether a condo can restrict 
people, the choice of buyer. When you are selling. That’s the only real reason. 
In a condo it’s the legality of saying that you can only sell a unit to a person 
that fits certain criteria, its, well people do it, and they write it into the condo 
docs, but so far it hasn’t been pushed, nobody had really tested it. It’s not 
certain that it will hold up. In co-ops, they were looking at making it illegal to 
discriminate as to who could come in, as long as they could pay the price, 
they couldn’t say anything about it. But it’s a much more logical structure 
than a condo. Co-ops are a much cleaner logically. In a co-op you don’t 
have to keep remapping the building and filing the papers, according to the 
government, we’re a corporation, so we can endlessly internally restructure 
the spaces. With a condo you have to go back and refile the papers with the 
state, drawings and stuff like that.” 
Dan: “Have you worked with any live/work projects in the South Shore 

area?”
Richard: “Well, if you go down as far as New Bedford, there’s a very cool live/
work building.”
Dan: “I did, I went there.”
Richard: “Did you go to Ropeworks? We worked on that, we sort of helped 
in the beginning. That’s an unusual project. It’s amazing, there’s never a 
shadow, it’s perfect, just.. They kept row after row of these skylights then they 
laid out units underneath them. So you have these little bitty windows at the 
ends, and then they have this just incredible slab of pure north light that 
comes down through the roof. And they did it with no bank, with barely an 
architect, no real contractor, just the father and his son, and his girlfriend.”
Dan: “And in that building they chose to make it an artist’s building.”
Richard: “Yeah, a real artists building, they’re real picky about who they let 
in there.
Dan: Have you worked with any of these projects that have opened up those 
types of units to other professions?”
Richard: “Yeah, there was one in Marlboro that we did where they had to 
ditch their artists certification because the bank, they had this lender, and 
they weren’t positive that they could sell the units where they had an artist’s 
restriction of them, so they had to make it open to everybody.” 
Dan: “So Boston’s the only place that really restricts the use to artists.”
Richard: “If you use that program, you can go into an industrial area, and put 
in residential, if you use Heidi’s program.” 
Dan: “But otherwise if you go to a residential district, you can just do a 
building…”
Richard: “Yeah, you can just do a building and call it live/work, and you can 
have a home occupation, and they usually do it by number of employees. 
If you have two employees or three or something like that, it’s not allowed 
within your residence.” 
 (showing me around the building) “So this is the building... and this 
was kind of a rough and ready neighborhood, but you could tell it was going 
to gentrify. One thing about live/work buildings is that every space doesn’t 
have to have the same... you can have a lot of variations. So we have 
space that’s only for work. Like this is a work space right here, well, right now 
nobody’s working in it. This is a painting studio.”
Dan: “So some people live in one space, and have a work space...”
Richard: “Down here, or they’ll have two work spaces. Like this one turned 
into nothing but painting storage. Artists need a lot of storage because 
they’ve always got to park they’re inventory. So this is just stacked paintings. 
This is a really good painter, you know, million dollars worth of paintings in 
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here. And we have all of the boilers down here to keep them out of the units. 
This is kind of important, you really want to save money then have shared 
laundry facilities, then you save a lot of energy too. And these people were 
big into woodworking, now they’re retired, and this is their wood shop. Now 
we all use it. And then Kath and Jane own this very professional print making 
workshop together, and rent space in it to outsiders, and they do their own 
work in it too.”
Dan: “So they have customers coming in and out of here?”
Richard: “Well they have, not so much customers, but you know renters, 
people making artwork. A lot of people don’t have a studio of their own and 
so they come in here and do their work. Or, also, very established artists who 
want to make prints can come in here because there’s a lot of good stuff in 
here, it’s really well run. This is all crap space, its half underground, there’s a 
low ceiling, it works really well for a work space. People would live here, but 
it’s not great living space.” 
Dan: “So how many live/work units are there in the building?”
Richard: “Seven, there’s seven units, seven owners, and then we rent studios 
also. And this, we were in Jane’s house, so she has on top of her flat roof she 
built this, this is her upstairs studio. This is just work space. Although, if this were 
in Davis Square right now if you sold it as a condo it would be worth a lot 
of money. And this is the co-op’s roof deck, some years get more use than 
others. And this is my house and Kathy’s house, this is her upstairs studio, and 
she was doing a big project last spring so we took everything out of the living 
room and turned this into more studio space.” 
Dan: “So it’s very flexible.”
Richard: “It’s very flexible, and it’s nice building on top of roofs, because you 
can do whatever you want.” 
Dan: “And so who is it that you actually work for?”
Richard: “I consult for Mass Cultural Council, on live/work space. When 
we were doing this building I was project manager for a big development 
company in town. My main career is in the reuse of great big industrial 
properties, and I consult on them and I partner and I have a company that 
gets involved in them early and changes zoning and gets the environmental 
stuff cleaned up and then we sell them on to subsequent developers. And a 
lot of times things are historic, and there’s a lot of historic preservation.”
Dan: “It seems like now a lot of the newer live/work projects have been put 
into new construction, do you have any experience with that?”
Richard: “Yeah, I did a new construction across the street. I’ll show you it from 
the outside. We built this one, and then we put a group of people together 
to do a development over there. We wanted to see if we could do another 

one. It was like an experiment.” 
Dan: “So both of the buildings fall under the normal residential zoning?”
Richard: “Yeah, but this one (the original) took a whole passel of variances. 
But that one, the grey one (the new one) took no variances. We stayed 
within the zoning, and so, we didn’t need any variances. Most people would 
have gotten a bunch of variances because they would have tried to put in 
a lot more units. But we just put six units on this site.” 
Dan: “Are they all artist units?”
Richard: “They are all artist units, although they just voted, on their own to 
get rid of their artist restriction. So this building would allow for people who 
are not artists to buy in. It’s still a co-op. But they got rid of the artist restriction 
because they can just vote it in, and they decided that. The person that 
owned that unit in the middle there, she decided to move and she had a 
buyer, and they wanted them to move in and, they did it really fast.” 
Dan: “Now, they had restrictions that said you had to be an artist’s to move 
in, are there any restrictions that keep you from buying a unit a moving in if 
you aren’t going to be working in the space?”
Richard: “Well, the original restrictions said that one person in the space had 
to be planning on using the space as a primary work space. I like to keep 
these things a little loose, there’s nothing religiously fabulous about being a 
full time working artist. What’s really important is to have people who really 
support each other, and the nice thing about a co-op is that you can vote 
on the incoming members. If you get the feeling that somebody’s going to 
be just awful, you can vote against them. Or you get two people that want in 
and the co-op gets to pick. These buildings have sold... she bought in for like, 
500,000 and sold for close to 900,000. These things are worth; well it depends 
on where you are, the location. I also don’t really quite, the income restriction 
thing, or the sales price restriction thing, and income restrictions, they kind of 
go together, if its income restricted, and you’re getting subsidies, I think it 
makes sense to cap the resale value, but if you’re not getting subsidies, I just 
don’t get along with too much meddling around inside peoples business. 
You know, if the real estate value of your place rises up.. Like over here 
though (motions to the old building) we hang onto our artist restriction, and 
the prices are easily as high as they are over here (the new building) and 
they sell fast. And usually there will be two or three people who want the unit 
who are artists, so...”
Dan: “So the artists tend to maintain the demand for live/work units all on 
their own?”
Richard: “Well, it’s kind of rare to be able to buy into a building that is 
restricted to artists use. They might find in here that it’s not as great a thing to 
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be (a non artist)...  In live/work space, it’s the engineering inside you’re selling 
to people. So on the inside it’s all post and beam, so except for the laundry/
boiler rooms in each unit, you can put the walls wherever you want, including 
your bathrooms and your kitchens. And so I worked with every single buyer, 
and we just laid out they’re units any way they wanted. And so we had an 
allowance of so many feet of wall, and so much plumbing, and we just kept 
track of it. And over here, recognizing that people tend to buy and stay put, 
we put an elevator in. The city forced us to put in two spaces per unit. So 
there’s twelve parking spaces, six units, and an elevator that goes from the 
parking level.”
Dan: “So there’s parking under the building?”
Richard: “Yes, there’s an elevator with a front and back door so it can stop 
there, it can stop there and pick up handicapped people.”
Dan: “And this was a totally privately funded project?”
Richard: “Yeah, commercial bank loan, but yeah. No subsidies at all, for 
either of these. For the most part, on most small projects, the subsidies are... 
unless the city is giving you the land. Like with Roy’s project they basically 
gave him a good deal on the buildings, that was worth it. But unless you’re 
doing a really big project...  There are people that can work the subsidies 
on a small project, but they don’t tend to be artist projects, they tend to 
be projects that are done by city agencies, or CDC’s of some sort, that are 
aimed at artists, but the artists aren’t really involved at the beginning. So most 
of the subsidy things are very cumbersome, and they have an awful lot of 
overhead and legal fees and things like that, most of them, not all of them. 
There are some certain historic credits that are pretty easy to use if you’re 
doing a historic rehab. There are some affordable credits that fit here and 
there, but for the most part, the best way to subsidize and artist live/work 
project is not to spend money. Hire cheap, work really hard to economize, 
keep the finishes stripped down, let people finish the units themselves, that 
kind of thing. A lot of things like affordable housing tax credits don’t work that 
well because they want you to build basically one, two, and three bedroom 
units. And they don’t work that well for loft units. 
 So, I hope it’s been helpful.”
Dan: “Yes it’s been very helpful, thank you very much for spending this time 
on your busy day.”

Dan: “So WAMO is Warehouse Arts Management Organization, is that a 
national organization?”
Susan: “No, it’s just a local Tucson organization, just local artists here.”
Dan: “Is this something that you developed?”
Susan: “No, it was an organizing method, a result of the master plan, the 
Tucson Historic Warehouse Arts District Master Plan. And that was developed 
by Poster Frost. He was hired in 2003 by the Tucson Arts District Partnership to 
do a master plan for this geographical area. This is north of the railroad tracks 
and a concentration of artists. A lot of these warehouse properties were 
bought by ADOT back in 1980’s.  ADOT had planned an alignment that went 
right through downtown. They were just going to tear it all down and make 
a division down here. So that got stopped, and that was probably about 
‘89, sometime in there. Then the city developed a downtown land use and 
circulation study. And actually I was a consultant on the lots for the public 
art aspect of that. That was the first attempt to come up with a realignment 
downtown. At that point in time the properties weren’t really occupied yet, 
because they had been bought by ADOT. A lot of the art activities were down 
on Congress Street at the time. So the alignment had come kind of north of 
the depot, and then came along Toole, and then came this way. As artists 
migrated out of the downtown and into these warehouses, and established 
long term occupancy of those warehouses for their studios and businesses 
and stuff, then it became evident that this alignment wasn’t really good, 
especially because the courthouse was going to go in there. There were 
number of factors. So the city expressed interest, the arts district hired Poster 
Frost, and we together came up with an alignment that moved the roadway 
off of there, and north of the tracks. With that happening, and without the 
need for ADOT to own those properties for easement, they threatened and 
they did evict people out of warehouses, because they were just going to 
put them up for auction. Part of the master plan identified through the public 
input was to formally create an organization of artists to manage the property. 
And that was WAMO. WAMO never got that organized to actually manage 
the properties. But what we did continue on was looking for implementation 
of our district master plan, which was getting the buildings. And that’s where 
we’ve focused our efforts, particularly in the last year and a half. We pushed 
to either get an RFP going for the district in conjunction with the city but we 
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never got a good response out of the city so, pretty much what happened is 
we had an open house and said we’re going to develop this district, and we 
got a developer that stepped up to the plate, and said we think this is a good 
idea, and that was Williams and Dame and Ron Schwabe together. They 
own quite a bit in the land surrounding the arts district, so they see the benefit 
of developing the arts district as their draw for their own development. So 
they have been assisting us in doing all of the technical things that we don’t 
have a clue really how to do, which is really examining what the steps are 
with the city, if we need to get zoning changed, and how to put together a 
financial package to even get the money to do the rehab of the buildings 
and that sort of thing.” 
Dan: “Is that zone still industrial, or has it been changed?”
Susan: “I think it’s still industrial, although now, I’m not sure how they’re going 
to do it. There’s been talk about doing a different kind of industrial zone, 
there’s talk about doing a Planned Area Development. They proposed an 
overlay zone that would accommodate the stuff, so how exactly that will be 
done.”
Dan: “It seems like that with the city interested, they will eventually find a way 
to approve it. Ron was saying that somehow, ADOT will find a way to turn the 
properties over to WAMO, has that already happened?”
Susan: “No, it hasn’t happened yet, and they won’t turn them directly over to 
WAMO. What has happened is where we’ve been successful is convincing 
the city. When we first tried to get ADOT to turn the properties directly over 
to WAMO under the idea that there was a public purpose, they said that 
wasn’t sufficient public purpose for state land. What happened was, it was 
recognized that Tucson did have land, easement land along I-10 that ADOT 
wanted, and that they could effectively trade for it and no money had to 
go. So the city has to acquire the property, and it has to be the city that 
transfers it to us. We might have a step in between there. Our transition plan 
is what we’re working out... Can we get the city to keep it for us long enough 
to get things in place. They don’t want the liability, can it go into someone 
else’s hands, WAMO is a 501C3, we did that so it could go into our hands. 
How we’re going to line that up and cover the liability of the buildings while 
rehab is going on, we’re not sure yet, that’s the plan.” 
Dan: “And the market has to be ready for it as well.”
Susan: “The good thing, for everything that I understand, is the market is 
in a perfect place for this sort of green rehabbing, rehabbing of buildings, 
because it works with the historic preservation. And the rest of ours is going 
to be affordable live/work space, and affordable housing, and the market is 
right for that. In fact, if we got this built right now, I think that we could have 

a great success. As we’re sort of in the middle of it, or finishing, I think the 
rest of the market is going to come up and we could have a really vibrant 
downtown. But I think that if we don’t move on this piece of it, and this is a 
big part because we are in the market for affordable housing. That’s the 
phase we’re in right now, and that’s what you can get the financing for right 
now.” 
Dan: “So the plan is for most of the property to become sort of an artist in 
residence, live/work district?
Susan: Well, no, not necessarily most of the property. There are a lot of 
warehouses that would just become work space, performance space, 
rehearsal space, and a combination. What we see is how the long term 
financing will have to work into market rate cafes and galleries, that sort 
of thing. So that’s what we’re going from is an affordable rate, to a prime 
market, hopefully within the whole district, and maybe in some places within 
the same building. We’re going to focus on the warehouses, but then there’s 
also a big empty space right here. This is a huge block. A little bit is owned 
by Q-west, the rest is owned by the city. That’s one of the lots that the master 
plan covered. That’s a perfect place for artist’s live/work space, retail bottom, 
studio back, living above, that sort of thing.” 
Dan: “With the financing, and looking at subsidies to do affordable, that’s the 
plan, in order to make it affordable to artists. Do you know of any projects, 
as artists live/work have gone through as affordable housing in the State of 
Arizona yet?”
Susan: “In the State of Arizona I do not know about any.”
Dan: “I only ask because I know that in some of the other cities that I 
have looked at have had trouble getting live/work projects approved for 
affordable housing subsidies, because they are not a traditional form of 
housing, and they require more floor area than a typical affordable unit. 
These are just some of the things that I am investigating. San Francisco also 
has had what they have considered to be a disaster, where a lot of their 
artists loft neighborhoods began to gentrify and were not affordable to the 
artists anymore. A lot of office type professionals and companies then bought 
many of the spaces, and ended up not using them as live/work.” 
Susan: “That’s exactly why we’re taking a different approach. We want 
to guard against gentrification as much as possible. We’re seeing this as 
affordable artist space in perpetuity. WAMO’s mission is to provide space for 
all of these things, as well as incubate artists and bring them up. Hopefully 
we see this as a place, you know some people might end up being there 
longer term just because of the life of an artist; you may not be able to make 
it up and out. Other artists may be able to do that. And if they can, then 
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Dan: “This begins to touch on one of the big questions that I have been 
looking at, and where I’m researching this topic from a very broad, non 
specific standpoint, at least for my initial research. I have been asking the 
question ‘what are the professions that tend to occupy live/work spaces 
around the country, and in many cases they tend to be creative persons 
just by nature. But I’m really interested in revealing whether or not it would 
be beneficial for Tucson to direct some of its future live/work development 
towards other more office type professions, and whether this variation could 
even be used in combination with some of the artist live/work spaces. What 
are your feelings on that? Is this artist warehouse district really meant to be 
exclusive, and where do you draw the line as to what a creative or artistic 
field is?”
Susan: “Well, that’s an interesting term when I hear people use the term artist 
that it usually gets restricted down even further down to visual artist. I have 
had people in city staff and council staff say, when I refer to musicians or 
performance space, ‘oh is that what you’re talking about?’ Yeah, we’re talking 
about artists, it’s not just visual artists. You know, graphic arts, architecture, it’s 
all part of the package. I would probably even consider body art, further 
along. I think where we’re trying to be restrictive is not to allow the property 
to go and have happen what you described in San Francisco, a dot com or 
something that can afford to be someplace else. I see service workers living 
here too, because the district is going to be grounded more on pedestrian 
and public transportation, and usually wait service, bartenders, all of that, 
they’re artists anyway, a lot of them. They’re doing that during the day, and 
trying to struggle along at night, so I don’t know exactly how restrictive it 
will be at this point. Our intent is to keep it for the people that need the 
affordable live/work space. The other thing, I don’t know if you’ve talked to 
Emily Nottingham or any of the trust people over at the city, they are looking 
very seriously right now at Community Land Trust. They got a grant for an 
expert from HUD to come in and help them sort through this. I’ve been to a 
couple of their meetings, even the idea that we might consider taking some 
of the land that we will acquire, the warehouses, and putting that into the 
Community Land Trust for affordable housing, but keep it under a subset for 
artists or workforce kinds of things. I know the housing people right now in 
the City of Tucson have a goal of increasing their housing, and in particular 
introducing live/work space in downtown Tucson, and would like to see fifty 
units built in the next fifteen years.” 
Dan: “Well, the nice thing is that if you could really do these live/work projects 
as affordable units, and again I’m not sure exactly how that works, then that 
in itself could really limit those who would be allowed to live in the spaces, 

that’s what we want. We don’t know what our model is yet, if we’re going 
to become a Community Land Trust. We don’t know if we deed all of the 
property, if we’re going to retain all of the land, rent some of the buildings, if 
we’re going to just deed the heck out of it, and just lease it. If WAMO retains 
it all and just leases everything and just make sure that we have the structure 
with some market rate placements in there, we’ll still have the ability to be 
able to lease the market rate in order to subsidize without having to go back 
to government for anything beyond the original tax incentives. That’s why we 
are very carefully looking at what model we’re going to take to guarantee 
as much as we can. We have even a greater advantage in Tucson, we have 
multiple buildings with people who have already been in them up to seven 
years, doing it, and cooperating together. I mean, ADOT has done this for this 
many years on month to month. And people have still put in the sweat equity. 
One guy brought his entire building up to code. No one has put in anything, 
which is really sad to me, especially the historic buildings, any preservation 
money into them. So we already have that population. We don’t have to go 
out and find that group. We’ve got the people standing in line. We’ve even 
got more people that we have gotten letters from saying ‘you’ve got to get 
this going and I want in’. And with WAMO being a 501C3 non-profit, we figure 
we’ll be right there to field the deal no matter which way it goes. Because 
we can be that non-profit that holds the property, and that particular let’s 
say warehouse or building that has multiple residents, they can govern their 
own building, but we just want to make sure that however it works, even if 
we allowed for ownership within, like a Community Land Trust, they would 
only own their portion, with the same kind of restrictions that a Community 
Land Trust has, meaning if you put in to your space, you can recover what 
you put in for upgrade, plus 20% or whatever, some limit to percentage so 
that every time you turn it you’re not just going with the market rate. You 
know, hopefully Tucson will grow a little bit and get more software people 
and things with better pay, but they’re not going to be the people who are 
going to be able to occupy the units. I understand in some of this, what is 
hard with tax credits, we have to watch what we take with our financing, 
that the financing we take allows us to make the deed restrictions that we 
need to make sure that it goes to artists. My understanding of some other 
spaces like this, like ArtSpace, the Curly School out in Ajo, with their financing 
they could not limit it to artists. It had to be affordable housing. But, I guess 
there are ways that you can make it more desirable for artists. One of their 
tactics is to advertise and get a wait list of artists that are already interested 
so that when it comes to filling the space, you potentially have it as an artist 
space.”
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say, ‘oh we’ll just put up a bunch more warehouses’.”
Dan: “Just look at the Pearl District. And that may not be the best model for 
Tucson, but maybe it was in the beginning. It is very possible that if we want 
to see the rest of the downtown become an area where people want to live, 
and not just be predominantly commercial, this is the way to get that started 
and really make it appealing.” 
Susan: “And that’s where developers are. And they’re smart enough to see, 
they help us go where we want to go, and they’ll have that core to do that. 
And hopefully they’re being able to show people.”
Dan: “There is a small time developer who is doing a live/work project in 
western Massachusetts where he has bought a giant complex of GE 
warehouses, and he is creating what he calls a community for ‘creative 
persons’ and the reason that I bring this up is that he has an interesting way 
of promoting the units and identifying the type of people who will be able to 
live there. So he would say, ‘Well you’re a lawyer and you want to run a small 
office out of your unit, well, do you consider yourself a creative person? Do 
you like to do... you know... paint by number on the weekend’ So he doesn’t 
restrict it to artists per say, but is directing it in terms of the type of residents 
he is aiming at. And in that case I think the units will sell themselves to those 
types of people.”
Susan: “Exactly. Because there is going to be the lawyer who considers 
themselves creative and does want to be in a creative community, and 
surrounded by creative people rather than lock themselves away in a gated 
community. I think that we are addressing that, and maybe our language 
isn’t there yet. But for instance, one of the buildings that will be knocked 
down is the Small Planet Bakery. She’s had that bakery I think since the sixties 
or seventies there. I consider her a creative person, she’s not an artist, she’s a 
baker. Culinary arts, it’s a creative industry. We’re hoping that she retains that 
bakery within the warehouse arts district, because that is exactly what you’re 
talking about. She would bring a whole industry in there that is compatible. 
I think we do have those people within us, and most of us would readily 
accept that. How to write it, maybe that term creative person, how to write 
it and get us there.”
Dan: “Well then one of the issues that I’m most interested in right now is how 
important is it to maintain or monitor that a given project remains a live/
work building. Maybe one of the biggest reasons for Tucson to revitalize the 
downtown area with infill and mixed-use would be to try to provide a walkable 
lifestyle where so much of the city is about commuting. It seems that live/
work, if occupied properly, could be a very effective way of promoting that. 
Right now, there really aren’t any opportunities to live nearby to where you 

and typically someone who runs a small business and is in that income 
bracket is going to be some kind of creative professional anyway. I’m not 
sure how someone who is applying for an affordable space can also show 
that they need a work space connected to it, but maybe there is a system 
in place for that.”
Susan: “And the smart thing that we have here is that we have all of the 
vacant land surrounding the district, and that can all become market 
value. And we can have a good combination and show that people can 
live together. What we see is that we can have a diverse area of town that 
works.” 
Dan: “One of the issues that I have come across is if it is in fact a success, 
and it becomes what you might consider a hip area, is there a motivation or 
importance to making sure that it maintains itself as a live/work area and that 
it doesn’t just become residential. There are some problems that can come 
with that. Some people think it should be controlled and others believe in 
letting growth and change take its course.”
Susan: “And I think you can argue that if you are looking to make a gain, or 
receive something from the public sphere, then you have to agree to have 
that a little bit examined.”
Dan: “Have any conceptual plans been drawn up for the district yet?”
Susan: “Not yet, we have not drawn anything up yet. I see the potential 
that our existing warehouses could remain studio, office, performance, multi-
use spaces, and that our empty properties could be developed as new live 
or live/work spaces. I’m hoping that as we re-look at this... we want to be 
flexible enough that we can entertain new ideas and new solutions, and not 
just things that have worked in other places, because we are different. The 
other thing is that for our lots over here, especially in this housing market, if it 
got to the point where ADOT put those buildings on the auction block, my 
understanding is that the people who would invest in those properties would 
see them for the great use of ‘U-store it’ places, because apparently that’s 
the new hot investment that gives you a return on your dollar.” 
Dan: “So that’s a risk?”
Susan: “Yeah, I mean I would hate to see, and I harp on this because I want 
other people that are working in the downtown area for revitalization of 
downtown to understand that if this area doesn’t get developed as an arts 
district, think about it, what do you think is going to happen in this area? Do 
you want a bunch of storage buildings on the north end of your downtown 
that you are trying to revitalize? How will that serve the mission of Rio Nuevo, 
of the Tucson Arts District Partnership, of the Southern Arizona Leadership? It 
won’t. To some people it makes a lot of sense, they see warehouses and they 
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work. If the effort is put forth to provide those opportunities, how important is 
it to maintain their intended use?”
Susan: “Well I think we’re starting to have some kind of turn on that. I know 
that the Gadson development over on the west side, I know that they got 
the zoning on that so that you could work at home. I see a bigger hindrance 
to that through our own development services here in Tucson. I think they got 
the award for being the least business friendly development services in the 
entire state. I think that’s one of the major things that we need to change in 
this town. And the mindset. I think getting that streetcar in downtown, I guess 
I’m seeing some things come together and some people have worked very 
hard at changing that mindset. If we get something like this going at the 
same time that the streetcar hits. People right now, besides the fact that 
the condo market isn’t there. I think the ambition of the condo market in 
downtown Tucson is way over the top. Especially when there aren’t any of 
the things that would keep a person in the downtown, or give up their car.”
Dan: “Right, you need an overall strategy that’s going to incorporate all of 
the elements that can create a livable downtown. And the problem that I 
found when I met with Urban Planning and Design is that they had no strong 
feeling one way or another about how the development of the downtown 
should be guided. There seemed to be an attitude that ‘We’re here to 
remove reasonable obstacles for developers, and we’re going to let the 
market determine what will happen’. In most cities, the planners seem to 
have at least some strategy for how they would like to see the city grow and 
develop, the extreme opposite being Portland, a city the seems to promote 
an incredible amount of intentional development. They make agreements 
with the developers in order to get them to do things that they thing will 
appropriate for the district.”
Susan: “I think that’s why we’re lucky to have Williams and Dame, who come 
in saying ‘No no, you don’t want to do that, you want us to do the right 
thing’. We don’t have leadership in this town. We don’t have any leadership 
in a department like that with someone who gets enthusiastic about an 
idea... Tucson is really lacking leadership at all kinds of levels. That’s again 
why I’m really happy with Ron Schwabe. Because he does smart stuff, and 
he does it quietly because that’s what he believes, and he likes old buildings 
and there’s no need to come in and put a ton of money into them. You can 
go to Gerson’s and you can find the old doors and windows and you can 
rehab them, and you can get a local welder to do things, and that’s what 
he’s done. And that’s not a model that a lot of developers take. A lot of 
developers I’m sure look at Ron and think that he’s being silly. Because he’s 
not spending a ton of money on studies and plans and, you know, rehabs.” 

Dan: “The artists that you have in line to live in the warehouse district, are 
most of them artists that make a living off of their artwork?”
Susan: “Most of them now are people who are already in the district, they 
may not live in the district, or they may do so without letting people know 
because they aren’t allowed to right now. But a lot of them do, they are 
primary full time artists. Most of those subsidize that with teaching, at the 
University or Pima College, or they hold their own classes.”
Dan: “There was one project that you mentioned that Ron also mentioned, 
and that was the Curley School project. What do you know about that?”
Susan: “Curley Street is an Artspace project, and their model was kind of 
identifying places, and this happened to be a school, an abandoned school 
in Ajo. Artspace, they’re a non-profit development group. So they came 
here and did a study for us, and they solicited artists from across the country, 
and say ‘hey this is going to be a cheap place to live, you can come and 
live here and work here’. And that’s the way they start, they don’t necessarily 
start off with a community of artists. They come in and do the development 
and very often they work with people. The other one I think you should take 
a look at is more interesting to me, because it’s different. There’s a new place 
in New Mexico, the Sawmill.”
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