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A WHITE PAPER O THE MEED
70 LEGITIMIZE ARTISTS' STUDIO-RESIDENCES
I3 THE SOUTE HOUSTON AREA
Artists in Now York ity are asm indusiry that gemeraies over $100 million
worth of business sctividy a year. An importsat aspeot of this indwsiry
is the kimd of spese ii nseds to flourisk. HEssentially this means large
open spaces, suffioisnt steregs, and the possibllity ithat the artist
ean live where he works. -

More and more artisis sre sclving this problem by teking over the smaller,
narginal left spases being abandoned by indusiry and therefore available
st nominal rent. Alaosd all ef ¥his type of space exists in commeroisl
sones (designated Ci) and light-manufeoturing somes (designated ¥M1-5).

" Mosh of the lofts svailedls to srtists are concenirated in the South
Houston aresa - the 47 bloaks hounded by Canel and Houston Streeis on the
south and worth and Ly West Broadwey and Lafayette Street om the west
and east. In this some, studios are legal, but living is not.

Thoussnds of artisic heve converied these lefts into studio-residences,
and this has brought them into confliet with fire and building
regulations. This sevement has slzo besu observed by the City Flanning
Commigsion, whieh iv somsermed that artista are displacing, rether than
zeplasing, the small, blwe-scllesr-employing industries thet have used
these spasces in the jast.

In the last few yoars, $here has besz & saoit understanding between the
artists and the City that thoee artists living iz relatively safe
buildings could csntimue %o do so, ¥Yhe Uity did thie, however, because
it believed that omiy a hendful of artists were involved, and that
therefore thers was 10 serious violation of satablished codes.

Today, however, the Jiiy snd the ariisis have beccme aware that both
their number and thelr sonoentreatiom im the Scuth-Houston area demands
s formal solution that will proteot both the artisis and the City.

AFFILIATED WITH ARTISTS TENANTS ASSOCIATION
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As a first step, the artistis have formed the Sclo Artistis Association,
which represents all the ariists of the area and has enlisted the
support of oultural, oivio and political leaders.

The SoHeo Artiste Association proposes: To have the City Pilanning
Commiseion permit - now — the conversionm of loft space in old
manufacturing bulldings into artisis' studio-residences &a it does
in C6 diatriots, and that the ocoperation of the Fire and Building
Departments be enlisted in meking this conversion poesible,

The artists are aware that there are many ramifications to this
proposal, and so ther have investigated and analyzed the following
five factors whioh a~e central to 2 smolution of the problems involved.

1, SUEMARY

1, Artists are an e3sential factor im the well-being of New York City,
both oulturally and scomomically. Their cultural value is obvious.
Their economic walue lies no% only im the volume of trade and employment
in the art industry - some £100 million worth - but also in the fact that
their presence contributes %o making the City en atiractiwe place

to be. This "glamour" attracts, among others, the office and exeoutive
elite, whose exodus would disiniegrate the healthiest elements in

the City's economic sitruoturs.

2. To stay in Few York City im large numbers, artists must have adequate
spaces in which to work and live. Suoh spaces are only sconomically
available in the City's o0ld industrial loft buildings. Although lofis
are available throughout the central business district, the cheapest
and most available l:fts are in the SoHo area. As & result, a large
consentration of artiste has settled there and has formed a2 genuine
community, whose memhers are noined together by common interests,
goals, life style ani now, political aotion. OCalleries and private
art dealers are slasc moving their businesses intc SoHo, oreating a true
self-generated art conter, suiteble to the City's status zs the

art center of the wo-ld.

3. The City is alsc ooncerned that legitimization of the artists'
presence in the ares may displace sn industrial community which employs
large numbers of blua collsr workers.
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Most of this concern is based on the Rapkin report of 1963, whose
findings prevented the razing of the area for middle-income housing.
The data in that report, however, also delineated serious elements of
decay at work in SoHo., Six years later, the effecis of these elements
was demonstrated by a considerable rise in the vacancy rate, despite
the fact that artists were in occupancy in almost half of SoHo's
buildings. Obviously, the artists are not pushing out industry dbut
replacing it, giving the traditional incubator area a new industry to
nurture and a new reason for being.

4., The fire, safety and health hazards that the area presents are, on
the one hand, no worse than that presented by many of the older but
treasured areas of the city. On the other, conditions could be oon-
siderably improved by legitimization of the artists' studio-residences,
as proper fire and building code enforcement would be made possible,

5. To ensure that SoHo is not opened ic the general publio for residence,
a role for which its consiruction is inadequate, a system for ensuring
that only benafide artists become occupants is required. This need has
been fulfilled by the City's Office of Cultural Affairs, which will
screen all studio-residence occupents in the area before permission to
occupy is granted.

11. DISCUSSION
A, THE ARTIST AS A PRIMARY CITY ASSET

The first factor is the artist's value to this city. Little can be
sald here about his inirinsic worth, except that it lies in hias '
constant evocation of the hidden aspects of our life -- its fulness and
its emptiness — which the world and the City can only ignore at the
peril of ending in utter banality.

Artists are alsc a cultural asset to New York City - an asset the

oity can ill afford to lose. Nothing could state this more emphatically
than the amendment ¥ to the State Multiple Dwelling law, which permits
the conversion of old manufacturing bulldings to artisis' centers

"It is hereby declared... that the cultural life of cities ... is
enhanced by the residence ... of large numbers of persons regularly

* Chapter 939, Article 7-B, dated April 24, 1964.
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engsged in the visuasl fine arts (amd that the diffioulty of cbtaining
adeguate spase) threatens to lead to am exodus of such persons to the
detriment of the cultural life thereof and of ths state.,"

Pigures are not yet available on the direct ecomomioc value of art to

this oity, but informed guesses put it in the hundred-million-dollar
range, not including fixed costs, such as invesiment in plants, eto.

It does imclude the volume of trade in works and objects of arty direct
omployment in the fine arts industirys sales and employment in supporting
industries; and sales and employment in the art materisla industry and in
art publiocation. Art's direci oomtribution to the City's gross product
is not %o be overlooked.

Heither is that share of the City's incomes confribuied by other scurces,
suoch as commercial oonstruotion, rental of office espace, and the inoome
and expenditure of the office elite. 4ind it iz precimsely in these latter,
larger fTigures that the indirooi eococnomic importance of the artist lies
hidden -~ bacause in great part it is artisis, of all kinds, who have
brought and kept ihese «ffices hers,

A City Planning Comumission report of 1362 states: "New York Uity remains
the nation's most important office center; tha veasons include prestige,
the need for faoo-to-face work relations, 2nd the availability of very
special servioss.” ¥ Wote that the leading item is prestige, and that
derives directly from the faot that New York is the oultural center of
this country. And s major resson that New York has remained in thias
preeminent position is thet sinmce the mid-1950's it has been the art
center of the world.

Kore artists from foreign couniries are ocoming here svery day, and
Anerioen artists are viewed with & kind of awe abroad. Today “"American
artist” is wvirtually synonymous with “New York Artist", because most
artists end up in ¥ew York as =3con as they get some recognitionm in their
own part of the country - or soomer; if they oan. It is to New York
that the world locke for new direotion in contemporary art, and it is
the glamour deriving from this positiom thet attracts people and keeps
them here, despits the dirt, smog, orime and iraffic jams.

#A Summary and Analymsis of the Vernon Studyy An Expension of the Polioy

digios Watrix, Oot. 1962,
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B, THE ARTIST'S WEED FOR SPACE IN Ml-5 ZONWES, ESPECIALLY SOHO

The seoond faotor is the artist's need for mpace, particularly the kind
of space that is now found primarily in M1-5 zones, and especially in
SoHo. The artist necds this kind of space for four reasons. One is
that the art for whioh the United States, and especially New York

is famous, is usuall done on & very large scale. The second is that
artiste need large siounte of storage space., The third ie that few
artists make a substintial income from their work, so that they need
to combine living sn¢ working spsce. Most importantly, an artist is
involved with his wo:k 24 hours & day, so that he must have aocess to
bis studio both day or night. O0ld menufaciuring lofts are the only
economical answer awv: ilable in this oity.

Most of the City's lcft buildings are concentrated in the central
business distriot of Nanhattan., * The loft space suitable for artists
is further concentraed in two main areass; the area north of 1l4th to
34%h Streets, west of Park Avenue esnd eest of Bth Avenue, and the
area south of Houstor to Chambers Street and west of the Bowery.

The area north of 14ta Strest is primarily commercial. The loft
buildings are newer and in better condition than thoss in the area south
of Houaton. Theme are ocoupled by the garment and printing industries,
which are still very much a factor in the City's business picture.
Although there are hundreds of artists living in lofts in thies area,

the lofts they occupy are relatively soattered, oomsisting primarily

of spaces in the older, smaller loft buildings,.

‘ The area south of Houston Streeti presents a different picture., A large

rerceniage of the loft buildings date from the days when cast iron was
& modern building materisl. The area im considerably run down, the
lof'ta are smaller, th: businesses more marginal, and many are leaving.
When the Rapkin study ** of a 12-block area of SoHo was donse in 1962,
there wes a considersble diversity of businesses, but over 55% had a net
worth of less than $503,000,

*City Planning Commission Bulletin, Commercisl and Industrial Floor Space
and Inventory, Dec. 1957, placed over 93% of the loft epace in Manhattan
in the ceniral businiss district. The relative pioture has not changed
radically.

#% Rapkin, Chesier, Tue South Houston Industrial Area, & report propared

for the City Planning Commiseion,
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Over 53% of the buildings required heavy rehabilitation, and of the
balance, over 25% required at least moderate rehabilitation. While
many of the businesmes were solid, almost half were either in trouble
or ready to move out. Artists were not thought of as a faotor,
although there was a considerable number of them by that time.

Today the business ard the artists' picture has changed radiocally.

A survey oonducoted ir the summer of 1969 found artiste ococcupying over

a quarter of SoHo's 1ofts, located in over 40f of the buildings.

There are fifteen ariists' cooperstives, including 22 buildings.

Seven more are owned oy individual artists for privete oocupancy. To
date, the artiste’ ccumunity within SoHo alone includes over 2000

people. If the artiste living illegally in lofis in the areas peripheral
to SoHo proper are added, the size of the community affected by the
propesed legalizatior is estimated to bhs hetween five and six thoussnd
strong.

Now art dealers are moving intc SoHo, Last ysar, two galleries moved
their storage locations into it, and soon after, one of these - the
Richard Feigen Gallery - opened a downtown branch. Now Ivan Karp,
the former assistant direotor of the prominent Castelli Gallery, has
chosen SoHe to open his own. Several private dealers such as Pauls
Cooper, are using SoHo lofts for their exhibitions, and several other
dealers, some well-kmown in the ert world are currently looking for
exibition speace in the area. There are rumors of others following
suit,

The picture, then, is one of a natural development, If allowed to
progress on ite present course, it is sxtremely likely that SoHo, with
its unique combination of art and industry, will become one of the most
interesting areas of the city.

C. ARTISTS AND INDUSTRY — VERSUS OR PLUS 7

The third factor is the guestion of whether artists are displacing or
Zeplacing indusiry in the area. The single most important question
regarding the legslization of studio-residences in SoHo has been the
City Planning Commission's concern that this step would cause mass
displacement of the area's businesses and destroy blue-collar jobs
that the City badly noeds. Muoh of this concern has been based on
the conclusions of thes Repkin report, oonclusions which were made on
very different considerations.



~ SOHO WHITE PAPER PAGE T

These were: was the area atill preforming an essential funotion or
should it be razed %o make room for middls-—income housing?

SoHo is located inm the "valley”, the ares of old, low-rise buildings
that Palls between the high-rise hills of lower Manbhatien end of mid-
towmn. This valley has traditionally been an "inoubator" of new
industry and the home of many of the small supporting businessea that
are the roots of a met-opolis. When he conducted his study, Dr. Rapkin
found the area in good shape in many ways. It included 650 businesaes
with grose receipts of $203 million, employing slmost 13,000 workers,
most of them in blue-collar jobe. The wacanoy rate was only slighily
higher than other, similar sress of the City st 5.7%. This data was
sufficient to save the area from being rezed, and both the City and
its artiets were obvicualy fortunate thet this finding was made,

But the Rapkin report also foumd thinge that indicated decay rather

than growth or stability. The sericusly dilapidated condition of most of the
buildings, noted above, was one faotor. The report also recorded the

high fire hsgzards, due to both numsrous viclations of fire laws and

the presence of medium and high~fire-hazard industry in decayed, non-
fireprcof buildings. Another factor was this: although two-thirds of

the firme had inoreased their volume of businese between 1957 and 1962,

there was one~third that had not grown, or had gome downhill., The
inadequacy of the old-fashioned loft space for moderm business uase

wae also noted.

In the light of these facte, it is not surprising that 30% of the firms
surveyed in 1962 had moving plens. Although one-third of these, or
104 of the total, hoped to move within the ares, that left 20% who
wanted to move out. Now, as it seems unlikely that those who wanied to
move inoluded very many of thet other third who had no inoreass or a
decrease in their volume of businsss, we have 50% who were either in
trouble or wanted to get out of ScHo,

The expectations indioated by these statistics were confirmed in a survey
of the same area conducted in 1968. By that time, alwmost 104 of the
businesses surveyed had gone baukrupt and over one third had moved out
of the area. Although hal? of the vacancies thus oreated were filled,
that still left a reduction of 20% in the number of busineasses in the
intervening six years,
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With this background, it should not be surprising that the vacancy rate
increased significanitly desplte s massive influx of artistis into the
area, But more importent than the general veocancy rate is the relation-
ship between the size of a loft, the probability of artiste' oocupancy,
and the likelihood that a loft is vacant.

This last summer, in August 1969, the SoHo Artisis Associeation conduoted
a survey of 20 blocke of the South Houston area. What the survey found

wee thiss the larger the lofis in a building, the less likely it was to

have vacanoies, and the less like it was thet artisis would be in ocou-

panoy. Conversely, the smaller the lofts in a building, the more likely
it waes to have vacancies, and the more likely it was that artiets would

be in ocoupancy.

Now if 1t were true that artisis were displaocing industry, there would
be a struggle for a given type of space, and the vacancy rate for that
space would be very low, For wxampls, if both artists and industry
sought the 2500 ag. ft. lofits, they would by vying for them, and even

if the artists were winning and pushipg industiry out, the vaocsnoy

rate would be very low. However, slthcugh the buildings with 2500

8q. ft. lofte have the highest rate of artists' ocoupancy (over half
have artists in them), they also have the highest vacanoy rate (close

to 10#). It is thus obvious thaei although artists want these spaces,
nobody else does. Ewen for buildings in the 5100 to 7500 sq. ft. range,
where artists' are in occoupancy in almost ome-~third of the buildings,
the vacancy rate is s%ill close to that of the buildings in the 2500

8q. ft. olass, But in the last category of buildings, those with

lofts of 7500 mgq. ft. or more, there is no ocontest. Industry still wants
them and atill has them.. None are wecent, and artists don't have a
single unit.

Thus industry is leaving SoHo fester than artiste are entering it.

(This is also reflected in their rentals, because industry now pays

over a dollar per mq. foot of space, while artists pay less than a dol-
lar. 1IFf there were competition for the spsoce, the two rates would either
be comparable, or avtisis would be paying more,) At this point the 1969
survey indioates thet although artista occcupy over a guarter of ScHo's
lofts, over 10% of its buildings mtill have vaodnoies.
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Thus, if there were no artists in SoHo, the vacency rate would be sbout
one~third, Jeopardizing ths survival of the entire area.

The area is umquestinably worth keeping in ite present state, It still
provides about 11,500 jobs, almost 8000 of which are held by Negro and
Puerto Rican workers. It still ocontains many of the small supporting
businesses that are assentlal to our metropolitan sconomy. And it is
becoming a new art cemter for the City, ss it provides the last

place that New York's artists can utilize for the making of art. In
SoHo, art and industry complement each other, smd their mutual
oocupanocy should be sctively encouraged for the City's benefit.

D. PIRE, SAFETY, HEALTH AND COMMUNITY PACTLITIES

The fourth factor is the question of whether the fire, safety and health
provision and the ocommunity facilities of SoHo are adequate to meet the
needs of artists and their families, Unfortunately, despite the City's
conoern about these matters, it has been the City's refusal to legi~-
timise the artists' preasence in SoHo that has make it impossible to met
and meet any kind of standards in these respeocts. As long as the City
has only been willing to let artists live here sub ros&, it has been
unable to eafoxce any of its codes without joopardizing the entire
status quo. The result of code snforoement without eviotions would
have been de facio acknowledgement of the artists' presence in these
lofts as residents. We will examine each aspsct separately.

1. Fire Hassrds. Almost all the buildings in SoHo are non-fireproof,
Most of the buildings have masonry walls and masonry or cast iron
facades, with wooden floors and stairwellsa, ' Struocturally, the area is
no more hagardous than any of the older residemtial seoctions of New York.
The difference is the degree of deteriomstion and the presance of

more hasgardous indusiry. Regarding the degree of deteriowation, every-
one is aware that artists improve their lofts radioally. And the art-
ists' cooperatives have all removated their entire buildings.

Regarding fire hazard, artisis themselves are classed as low-hazard
ocoupants,
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The 1968 survey found that SoHo buildings with ertists in them had
substantially fewer fires tham buildings without artists. And the Fire
Department generally views artiets' ceoupanoy favorably despite the

fact that they have lives to worry about tha® they did mot have %o
consider previously,. This is becsumss artists ave in their bhuildings

at nighis and on weskends end thus snsure early detection of any fire
that does siart and bacause they provide the Fire Department with

aoccess Yo the buildings and thus reduse foroible damage, Barly deteotion
is one of the most important fectors in determiming the seriousness of

& fire,

2, Safety and Healtk. The problam of safety and health is olosely

linked to that of legitimisation. Although artists usually install

new plumbing, replace the wiring, replace the existing matchatiok pertitions
with new and sound omes, and :oa.:l.:;.t their lofts, their lack of legitimaoy
discourages the high standards the code requires. Sinoce even a long

lease does mot emsure that an artiet will be able to sitay in a loft, he
tends to limit his investment in it to the minimum compatible with

his personal standarde of safety and comfort.

The artists' cooperatives are another story, one that is partioularly
pertinent to this paper., There are mow 15 cooperatives in SoHe,
sonsisting of groups of artists who have purchased one or & group of
buildings for use as studio-residences. Dsspite their lack of legitimaocy,
these artists have done major renovations on their buildings, inoluding
sompletely mew plumbing snd wiring, and repair and fireproofing of
elevators and ballways., Within the lofts, eachk artist has done extensive
interior decoration that usually compares favorably with modern olity
dwellings. Yet aven theme renovations have boen limited by lack of
funds. It has been fousd that private funds for artists® housing,

which would make full renovation possible, srs available, but the
granting organizations are uswilling to give this money as long as the
artists cannot be essured of legitimisation.

Health is not a significant problem in SoHo. We are concernsd here
with serious, working artists who have an importent goal in their 1lifs,
not with the poor, or with young pecple in simplistic rebsllion against
their middle clase backgrounds.
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Essentially, ihen, the enitive problem of safety and health comes dows %0
logitimisation and code enforssment., Standards for oonversion of the
type of duildiegs irvolved have bheon sot by amentment of the State
mltiple dwelling lew. legitinmisatiomn will make application of these
standards poseible. Artiess recognise their imporisemsce and are eager

to oomply with them.

3. Ocopmmity Fegiliiles, Artiste consider the oommwnity faoilities
ef Bolis entirely adejuate to their purpowes, Samitation, in terms of
waste removal is periaps the momt serious problem they face. The
osoperatives pay primte garbage collestons. Remting artists make the
best arrengements thkoy cam. If irtu_tn' studlo-renidences were '
legitinised, they could qualify for wb)l.in gexrbage collection, The

- 1968 study estimaied that oven if every loft im the area were cooupied
by artists, they would gemsrate oumly 2000 tons of garbage a year..
Relative to0 the city es & whole 1&1- does not represent a signifiosnt
izoresase iz demend upon the ssmitation feoilities. I fact, i% is
doubtful if artists will ever ccsupy muck more than 60% of the lefts,
ag soms business would always vemain, 8o that the demand would be
mch less,

Fasilities for childven are & consideratiom, but not & serious ems.
Because artista’ ohildred tend to be high achievers, magy are able teo
ot scholarships o private soheols, and some artists are able to affond
them, Many send their ehildren to ohurch and ciher community servioe
opereied nursery schools, %o P.8. 41 om West 1lth Street and o I.S. _
70 en West 17ih Birest, both ameng the betier publie sokools of the oity.
Pley feolilities are as close &8 they ere to many residential areas, .

and like most New York paveats, artists make apeoial provisioms for
thelir ohildrens’ play. In fast, ariists’ shildveam teméd to be better
off than most childrsa in the oity, bhecsuse the large loft space makes
i% possible io provide pley and living areaa of their own.

Furthermore, ariists in Solo have developsd & resl sense of community,
They like the disirici and valus the varied supply of materials,
equipment and serviges needed for their work and provided by their
industrial peighbo=s. The meny artists who share the omnership of
their buildings in Selo aleo have a vested interest in maintaining
cleanliness and safetly az well as izproving the physioal appearance
of the buildings smd preserving the unique ocast lrom architeoture,
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E., IUENTIFICATION OF BONAFIDE ARTISTS

To make the legitimate presemce of artists im SoHo a workable reality, it
is mandatory that studio-residence ocoupancy be strictly limited to
&rtiasts and their immediate families and that ocoupanoy by non-artists
be prevented., Aside from the importance of keeping the area's lofts
available only to the artisis and industry that has nowhere else to

g0, the depth of the buildings and lack of adequate rear space make
SoHo's buildings inocapable of meeting standard multiple dwelling
requirements.

To ensure that mo other residencial ocoupancy will ooour, every aritist
will have to be certified, Fortunately for both the artists and the
City, Mrs. Doris Freedman, Director of the City's Office of Cultural
Affairs, has agreed to make ithis & funotion of her office. As each
building applies for approval of artists' oocoupancy, the Office of
Cultural Affairs will evaluate the date submitted for each artist.

If all applicants are certified as bonafide, permission for artists'
ocoupanoy in a specific loft or entire bullding will be gramted, subjeot,
of course, to applicable fire and building requirements.

FHN TR AT W

SoHo is an integrated community of artiste and industry. The
presence of artists in SoHo's lofts is both an ornament and a
necesaity for New York City. Its artisis do not ask for sny kind of
subsidy or other finanocial support. Taey want only to be able to work
and live in these areas as self-supporiing, comtributing individuals.
The legitimization of their presencsc in SoHo, by permitting studio-
residences to be established there am they are in 06 districts is
vital now.



	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_1
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_2
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_3
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_4
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_5
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_6
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_7
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_8
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_9
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_10
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_11
	2017_02_16_documents_informational_SAA_white_paper_need_to_legitimate_artists_studio-residences_1970_12

