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Thomas Dolan Architecture is an Oakland-based firm whose work has
focused on mixed use urban infill for the last 22 years. Having designed and
built the first purpose-built live-work in the U.S. in the mid 1980’s, the
firm has expanded on that initial set of projects into several areas of urban
infill, including large and small renovations of existing buildings for live-work;
planning, development and code consultations for live-work and mixed use;
legalization of existing artists’ live-work complexes; numerous podium-style
mixed use buildings consisting of housing over liner retail and Flexhouses with
embedded Parklift “kernels;” and urban design work in connection with several
New Urbanist communities in California.
At present, TDA is working on or has completed several green projects
that are either LEED-certified or score high on the Alameda County MultiFamily Guidelines. Among them are Northgate Apartments, recognized by the
Green Affordable Housing Coalition; Temescal Place, at the time of its construction the site of the largest array of photovoltaic panels in Oakland; and the
Berkeley Green Condos, a 40 unit Leed Silver mixed use infill project on San
Pablo Avenue. Perhaps equally important, 100% of TDA’s work is urban infill.
It is arguable that locating development in transit oriented places already served
by existing urban infrastructure makes it “green” for that reason alone. TDA
was involved in the formulation of the new LEED for Neighborhoods rating
system (LEED ND) that in fact gives the importance of an urban infill location
its proper due.
Thomas Dolan is a Charter Member of the Congress for the New
Urbanism. While the firm’s work could be defined as New Urbanist dating to
days before the invention of the term, increasingly the work of Thomas Dolan
Architecture is aligned with or in collaboration with fellow members of CNU.
In 2005, at CNU XIII in Chicago, Thomas Dolan made a presentation on
live-work and infill housing at a panel on infill housing moderated by CNU
co-founder Stephanos Polyzoides. He also made a similar presentation at the 2001
Santa Fe Council for the New Urbanism, an invited meeting of accomplished
CNU practitioners.

In 1997, The Live-Work Institute was founded by Thomas Dolan to
collect and disseminate information about this hybrid land use and building
type. Found on the TDA site at www.live-work.com, The Live-Work Institute lays
out common principles and definitions for the different types of live-work, in an
effort to help developers, regulators and designers to “ace” a common lexicon
and avoid “re-inventing the wheel” each time live-work comes to a new city.
Also in 1997, Tom served as a live-work consultant to the City of
Vancouver, B.C. Not unlike San Francisco, live-work has now spread to all
kinds of users, and it represents a major trend in alternative urban housing.
Work/Live in Vancouver addresses definition, regulation, “social engineering”
through planning regulations, and life safety protection through building
codes. Combined with his work in Oakland, the Vancouver consultancy
gave Tom further insight into the regulatory environment required to make
live-work function well in a larger context.
Thomas Dolan continues to serve on the Advisory Board of ArtHouse in
San Francisco. Through his involvement there he has stayed in close touch with
the ongoing live-work controversy in the San Francisco Planning Department.
While Oakland’s situation is very different, his work in San Francisco, Vancouver
and elsewhere has informed his participation in Oakland’s planning processes.
His efforts to help fellow members of the Congress for the New Urbanism
to better understand live-work are also an emerging focus in his work, and will
doubtless lead to further publications.
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TDA continues to be active in the organization, participating as a
founding member of the Northern California Chapter of CNU. Meanwhile,
Thomas Dolan is working on a forthcoming book that is to be a comprehensive
treatment of live-work its working title is Live-Work Planning & Zoning.
He is also working on a live-work module for the SmartCode, a model formbased code.
In the late 1990’s, Thomas Dolan Architecture was commissioned by
the City of Oakland to prepare Live-Work in Plain English, an online guide
to Oakland’s Live-Work Building Code (which he was instrumental in creating).
Aimed at developers, architects, artists and owners, Live-Work in Plain English
walks the reader through the live-work design, permitting and development
process. Additionally, TDA has worked to assist the California cities of Emeryville,
Berkeley, Richmond, and Sonoma in their efforts to regulate live-work.

Ocean View Lofts, Berkeley, CA
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Introduction:
A Live/Work Primer

O

ur definition of live-work is straightforward: a live-work unit is a building or
buildings that provide both residential and work space on a single property,
some of whose residents might work there, and that might also accommodate
non-resident employees.
Live-work takes a variety of forms and appeals to a wide range of users, from
starving artists sharing a single kitchen and sizeable work spaces in an old warehouse
to wealthy empty nesters paying seven figures for chic lofts in San Francisco. Live-work
can be a townhouse in a new urbanist community such as Kentlands in Maryland,
where the offices of the Town Paper are located on the first floor, and the developer
says he wishes he’d built four times as many live-work units. It can be a home office,
or housing over retail, or a flexible “building that learns,” designed to accommodate
street-fronting live-work and intended to evolve into housing over retail as the market
matures. It can include a plaza-facing shophouse at Seaside, whose downstairs might
double as a storefront, a spare room, or the teenager’s clubhouse. All of these are forms
of live-work. In fact, Andrés Duany stated recently that all residences built in the 21st
century should be designed as live-work.

Live-work units can be for residents who may work there, or workers
who rarely sleep there; in fact the same unit might accommodate both modes
within a few short years. In short, live-work is about flexibility, mixed use,
and proximity. Residents are fiercely loyal to the type for just these reasons:
when their lives change, they don’t have to move; they are in a unit that is
inherently mixed use; and their commute will always be a very short walk.
More than any other building type, each live-work unit is a combination of
uses that is sure to change over time, so it is particularly appropriate in a
mixed use or flexible use district.
It is live-work’s inherent flexibility that makes it difficult to regulate and
even more exasperating to enforce using static zoning and building code models.
Normal land use and building code regulations are based on prediction of use,
from which follow projections of: hazard level, traffic, noise and environmental
impacts, and potential adjacency issues, to name a few factors. A more workable
approach to regulating live-work is to acknowledge the fluid, often-changing
nature of uses within live-work units and projects, and to respond by employing
a far more flexible system of regulation, such as a Form-Based Code.
It is very important that the coordination between live-work zoning
and live-work building codes be very well developed, to a greater extent than
other building types. This is in part because there is no built-in congruity of
use and regulation in live-work as there is, for example, between residential
land use zones and residential building code occupancy groups.
As stated above, live-work’s characteristics of flexibility, mixed use, and
proximity are all values central to the Charter of the New Urbanism. To quote
one of the Charter’s more relevant principles pertaining to live-work (#12),
“Many activities of daily life should occur within walking distance.” In fact,
live-work is sometimes called Zero Commute Housing ™.
Perhaps the greatest regulatory challenge faced by live-work is a familiar
one to New Urbanists: mixed use is not always fully accepted, density is often
opposed, and there is a steep learning curve in some regions for the real estate
and lending communities. On top of this, model building codes specifically
prohibit residential and commercial activities within the same common atmosphere. Fortunately, one can find many regulatory precedents and examples of
successful live-work projects.

A Short History
of Live/Work
Since the time man began to farm land and employ laborers, “work” has often
been seen as an activity somehow separated from “life.” The onset of the industrial revolution and concomitant advances in transportation technology
meant that commuting to work over some distance became the rule rather than
the exception. As early as the middle of the 19th century, the effects of technology and intense urbanization gave rise to movements for social improvement,
one form of which was the notion that the poor should be protected from the
tendency of industry to want workers living nearby (presumably at greater risk
to their health, safety and welfare) through laws requiring that separate sectors
of the city be set aside for industrial and residential uses. Meanwhile, building
officials closed ranks to enforce this separation between residence and work
through codes that separate uses into “occupancies” which–when mixed within
a building — require a fire wall separation and sometimes entirely different construction types.
Meanwhile, commuting, once a short trip by foot or by trolley, has
become an ordeal. Suburban sprawl and segregated use zones now require one
to make sizeable automobile trips to perform every little function of life. This
is a clear case of choice foreclosed at the expense of our environment, air quality,
and any chance for walkable, pedestrian-oriented communities. Commuting
and the constant need for auto travel conspire to make our lives ever more
disconnected and fragmented. Live-work helps to put them back together, and
gives us back the 11.2 weeks a year, now spent commuting, to spend at or near
home with our families and friends, in the garden, taking walks, and generally
enjoying life.
Live-work as we know it today owes its existence to two technological
advances in the second half of the 20th century.
First, the widespread adoption of modular shipping containers meant
that an entire building type — the downtown loft warehouse — became
redundant and essentially surplus. As ports such as New York and San Francisco
containerized, suddenly landlords from SOHO to SOMA couldn’t give the

space away. The first generation of live-work began with artists, who seized
the opportunity and began to colonize loft districts in ports and railheads all
over the industrialized world. Our most effective futurists, artists have always
preferred to live where they work: this was a natural move for them. Most of
these early artists’ live-work spaces were illegal; the first efforts to regulate them
involved rudimentary attempts at preserving a modicum of life safety while
looking the other way as artists colonized derelict areas. Once it became clear
that a trend was emerging, the phenomenon began to attract the attention of
real estate developers and planning and building departments, first in New
York in the 1970’s, and in San Francisco about a decade later. Increasingly,
non-artists saw the appeal of “loft” spaces, and in fact many simply treated
them as spacious open plan apartments. Lofts became hip, lofts appeared in
Hollywood movies, and trendy loft conversions began to pop up in ports and
railheads all over the industrialized world.
By the 1990’s, most cities in North America had loft districts, and the
familiar successional pattern of: artists pioneering, yuppies colonizing, and
the establishment of predominantly (albeit gritty) residential neighborhoods
has become an accepted component of the urban real estate cycle.
The second technological advance was the advent of the computer
modem which, when combined with a scanner, gave us the fax machine in the
late 1980’s, quickly followed by email and the Internet in the 90’s. Suddenly
it was possible to run a small business while appearing to be an established
concern, all from the comfort of one’s home.
In fact, home office constitutes the mainstreaming of live-work and is
increasingly occurring in new buildings (as well as renovations), whether they be
single family houses or purpose-built live-work projects. The numbers of people
who work at home are growing by leaps and bounds, and that work takes many
forms, including telecommuting, consulting, or incubating a business that might
or might not outgrow its home birthplace. All of these home-based business
models are enabled most of all by affordable home office automation.
Many residents of Zero Commute Housing™ have never known an absence
of commuting: they are typically children of the suburbs, and they’re not quite
sure how to handle this new situation. They soon realize that working at home is
quite different from going off to the office every day. They’re not out on the

Rialto, or mixing at the water cooler. They are in one place most of the time, and
mostly alone. What live-work developers, designers and residents often miss is
that this new and fundamentally different relationship between work, residence,
and place gives rise to a need for different modes of socialization. The resulting
building types and settlement patterns, are not unfamiliar to New Urbanists.
Suffice it to say that a Levittown where half the households have no commuters
is a prescription for homegrown hell.
Despite the challenges, several factors conspire to make live-work ever
more attractive today, to the point that new buildings are being designed and
built with this use in mind: commuting is hell—on our time, our pocketbooks
and the environment; fax machines, the internet, instant messaging, and even
teleconferencing make travel to face-to-face meetings less often necessary;
affordability, not only of home and work place but also transportation and
child care are advantages; and as artists have known for years, being able to
work when the spirit moves you, at any hour, also has its advantages.
More recently, aging baby boomers have discovered that they no longer
need that big house in the suburbs: the kids are gone, the big yard and the suburban school systems have lost their appeal, and they want to be where they
can walk to cultural events and night life. As a result, new buildings are being
designed and built with this use in mind, and the conversion and new construction of urban lofts — for aging boomers as well as singles and couples of
all ages — are a major factor driving the reinhabitation of urban downtowns.
Meanwhile, greenfield new urbanist communities have become the
primary locus of second generation live-work. Live-work units are being included
in many such projects, typically in the form of townhouses with work spaces on
the first floor — called a shophouse in some parts of the world — or housing over
retail, an age-old form of live-work. Live-work in such communities is located
near the center, in close proximity to services and in many cases to transit. Home
offices over garages or in alley-fronting outbuildings are also common forms
of live-work in greenfield new urbanist communities. A more recent and
promising type to emerge is the Flexhouse, a “building that learns”: usually it takes
the form of a series of rowhouse bays that are intended and pre-approved to evolve
from fully separated townhouse/home office residences into loft housing over
retail in response to shifting demand and fluctuating economic cycles.

Definitions

Live-Work Basics: Unit Types

Despite its simple definition in the introduction, live-work is not a monolithic phenomenon. Several ways of distinguishing unit types have emerged,
differentiated by:

Predominance of work Activity vs. Residence
In working with Zero Commute Housing™ over the years,
we have observed several approaches to configuring
live-work spaces. The terms we use to describe these
configurations or unit types indicate the relationship
between the work and living activities practiced by their
inhabitants, and which activity is dominant.

1) Predominance of work or residence in the life of the occupant,
which we call Work/live, Live/work (distinguished from the overarching subject through the use of italics), or Home Occupation;
2) Degree of proximity between the work space and the living
portion of the individual unit. This quality has generated three
proximity types, which we call Live-with™, Live-near™, and
Live-nearby ™.

Home Occupation (desk in upper left )

Project Type Definitions

Live/Work
The use of the term live/work indicates that the quiet
enjoyment expectations of the neighbors in the building
or adjacent buildings take precedence over the work
needs of the unit in question. Therefore, the predominant
use of a live/work unit is residential, and commercial
activity is a secondary use; employees and walk-in trade
are not usually permitted. Reversion to work only or live
only may be acceptable, depending on surrounding users.
Flexibility is key in this type. In live/work, work uses
are limited.

The primary types of live-work projects include:
1. Housing over retail or Flexhouse™ types, the prevailing
New Urbanist manifestations of Live/Work.
2. Home occupation/home office
3. Urban infill new construction lofts, which may or
may not be a courtyard type.
4. Loft conversions, usually of older warehouses or
industrial structures in urban loft districts.

Home Occupation
This type of arrangement is what most people think of
when they hear the term “working at home”. The unit is
clearly a residence, and may or may not contain a dedicated workspace in the form of an office or workshop.
Reversion to commercial or work only is not desirable.
In home occupation, work uses are restricted.

Live/Work

5. Artists’ lofts, at once a precursor and a subset of (4) above. (5)
often becomes (4), later accompanied by (3) along with mixed use
improvements to the neighborhood (SOHO, SOMA, etc.). In the
process, artists are often pushed out.
6. Specialty live-work: Cohousing, live-work in rural places, etc.
7. True Artists’ live-work, usually requiring subsidy for it to
be sustainable.

Work/Live

Work/Live
The term work/live means that the needs of the work
component take precedence over the quiet enjoyment
expectations of residents, in that there may be noise,
odors or other impacts generated by the work activity,
and employees, walk-in trade or sales may be present.
The predominant use of a work/live unit is commercial
or industrial work activity, and residence is a secondary
use. Reversion to live only is not desirable and can lead
to “Imported NIMBY” problems. In work/live, work
uses are open or unrestricted.

Live-Work Basics: Proximity Types
The Physical Relationship Between Live Areas and Work Areas

We have coined terms to describe the relationship of proximity between the work space and the living space within
an individual live-work unit. These proximity types are
all forms of what we call Zero Commute Housing™.
Live-With ™:
This type of space is what most people imagine when
they picture a typical “artist’s loft.” A live-with ™ unit is
typically a single space, including a kitchen located below
a mezzanine/sleeping space, which looks out over a large
contiguous working space. This arrangement offers the
greatest flexibility and the fewest interior partitions,
allowing the user to adapt it to many different configurations. The amount of space devoted to the “live” area
and the “work” area depends on the occupant’s needs at
the moment, and will likely vary over time as a result.
Live-Near ™:
Live-Near ™ meets the needs of those who feel that the
proximity afforded by live-work is important, but who
would nevertheless like some separation between living
and working spaces. This can be to minimize exposure
to hazardous materials or high-impact work activity, out
of consideration for family or roommates, or simply to
meet the need for the bit of distance created by a wall or
floor. In a live-near ™ unit, the living portion may more
closely resemble an apartment or townhouse. The work
space is separated from the live portion by a wall (sometimes glazed and sometimes fire rated) or a floor.
Live-Nearby ™:
In this configuration, a short walk separates the living
portion and the work space — across a courtyard, to a
converted garage or other accessory structure, or up or
down an exterior staircase, for example. While this type
may initially appear to be simply mixed use, classification as live-work may permit its existence in places
where a residential or a commercial space alone might
not be permitted.

Typical Live-With ™ Unit Plan

Flexhouse

Typical Live-Near ™ Unit Plan

Typical Live-Nearby ™ Unit Plan

A Flexhouse is a building consisting of a row of what appear to be storefront townhouses,
usually with a bay width of 20 -25 feet and a minimum of three bays (preferably 4 -10).
Flexhouses are designed to be “buildings that learn,” which is to say that their use is intended to change and their configuration is flexible. Flexhouses are a solution to the problem of an immature retail market in a new greenfield project, or in a neighborhood not yet
“there.” Stage One, full townhouses, allows full occupancy even at street level, immediately
providing “eyes on the street.” Later, as the retail market develops, Flexhouses can be “cut
off at the knees,” and the upstairs domain can be rented or sold separately.
The first floor of a flex building is typically a high bay retail style space, 12 to 18
feet tall. While its structural bay is regular, and there can be fire-rated demising walls along
each structural gridline, a Flexhouse is designed so that at least 50% of each demising wall
can be open if desired. This provides flexibility for multiple first floor bays to be combined
under a single tenancy as, for example, one retail establishment.
While Stage One provides an individual stair in each bay to connect the first and
second floors of a townhouse configuration, those stairs would be removable as the building “learns.”
On the second floor of the Flexhouse there is an exit balcony or corridor, permitting
independent access to the second floor in the event the first floor is under separate tenancy.
Each upper level bay/unit also contains a mezzanine accessible from within the unit. While
this configuration has the advantage of being a simple two story building, it would also be
possible to stack units above and make a multi-story project, for example; combining it
with residential or office space above. Flexhouses also work well as street-level liner units
surrounding parking structures, thereby enlivening the streetscape.

T WO
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Ocean View Lofts Courtyard, Berkeley, CA

Live-Work
Courtyard Communities

T

he design of a multi-unit project presents a unique opportunity to make a place
that facilitates a sense of community among residents. The architect’s challenge
is to create common spaces within the project that encourage interaction, invoke a
sense of well-being, are comfortable, and in which one can greet a neighbor, then pause
to chat or move on. As residents cross paths, opportunities to socialize arise. The “entry
situation”, that transition between the moment one enters the complex and the time
one enters one’s unit, provides the greatest opportunities for interaction. Designing
projects whose units open onto common spaces increases the chances for such casual
meetings. This is the most important role design can play in encouraging a sense
of community within a project. The quality of such common spaces can make the
difference between an alienating structure and a fully functioning community.
TDA has performed informal post-occupancy evaluations of our built live-work
projects, and have made the following observation. Three types of interaction typically
take place between the residents: 1) Formal visiting, requiring a definite intention on
the part of the visitor, to which the response may be : “come in”, “go away”, or “return
another time”. 2) Meeting at a common destination, requiring a definite yet spon-

Ocean View Lofts Courtyard Entry, Berkeley, CA

taneous and casual intention to visit that common destination (laundry room,
garden, mail boxes, etc.); and 3) Crossing paths as one goes about one’s dayto-day activities. Crossing paths can lead to interactions that become more or less
regular, thereby contributing to familiarity, safety and security. With the passage
of time, familiarity and the kinds of growing acquaintances lead to a natural,
voluntary sense of community. Therefore, this third kind of interaction is the
most effective.
Those who carry on the activities of both working and living in the same
location do more fully inhabit that place. People who inhabit a place full-time
care more about that place and for the other people with whom they share it.
This may be the great lesson of courtyard communities: the rediscovery of the
power of fully inhabiting a place, and the well-being that results from knowing
your neighbors well.

South Prescott Village

The first live-work complex built from the ground up
in the United States, South Prescott Village is a combination of three projects in four buildings linked by
two courtyards, a garden, and two streets. An exemplary functioning community of artists and artisans,
this twenty-five unit project has been visited by artists
and arts administrators from all over the world. In
1990, South Prescott Village received an “Orchid”
award for design excellence from the Oakland City
Assets Committee, an adjunct of the East Bay Chapter
of the AIA.

developer:
Br uce Beasley,
Pinetree A ssociates
site area:
35,000 sf
built area:
35,000 sf
number of units:
25 Live/Work rental units
and 4 condominiums
project cost:
$3.0 million
project completed:
September 1990

Filbert Court Aerial Perspective, Oakland, California

Ocean View Lofts

Photograph by Dixie Carrillo

Waterpark Lofts

Located in a neighborhood within walking distance of
the Fourth Street District in Berkeley, Ocean View Lofts
sit at the meeting point of a commercial and residential
neighborhood. Virtually all of the units open onto a
generous courtyard containing a combination planter,
fountain and reflecting pool. Softer materials such as
wood beam ceilings and pine floor mezzanines lend the
interior spaces a more residential character than other
more industrial live-work spaces. Similarly, the front
elevation of the building was strongly influenced by the
residential architecture of the neighborhood and a rigorous design review and community outreach process.

developers:
Michael Feiner, Nancy Feiner,
& Herb Schreier
site area:
25,000 sf
built area:
20,000 sf
number of units:
14 Live/Work condominiums
project cost:
$4.0 million
project completed:
October 1993

Set in The Kennedy Tract, a newly revitalizing mixeduse waterfront neighborhood on the Alameda Estuary,
Waterpark Lofts consists of 27 live-work units oriented
around a central courtyard that opens toward the water.

developer:
TJ Enterprises

A waterfront boardwalk, marina docking and kayak
landing facilities are included in the design of Waterpark Lofts, which is within easy walking distance of
Alameda’s Park Street across a historic drawbridge, and
is within a ten minute walk of the Fruitvale BART
transit village.

built area:
41,656 sf

The project has served as a catalyst for numerous larger
projects, whose completion implements the Oakland
Estuary Plan’s Vision of a continuous waterfront,
creating a vibrant new mixed use neighborhood.

site area:
40,155 sf

number of units:
27 Live/Work and
commercial condominiums
project cost:
$5 million
project completed:
June 2001

C H A P T E R
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Westside Place
Greenfield Flexhouses as Buffer

developer:
New Urban Builders
site area:
102,400 sf
number of units:
64
estimated project cost:
$10 million

Organized as eight-unit courtyard buildings, the Flexhouses at Westside are three-level townhouses whose
first floor is intended to be work space, spare room,
office, or recreation room, depending on the needs of
the current resident. Upstairs are living spaces that can
be accessed directly from the interior of the units or via
a separate entrance. Six out of eight units in each building open onto the central, semi-public courtyard; the
other two relate directly to the street. The eight buildings comprise a strong street wall defining the edge of
the residential portion of the project while buffering the
sound of the passing freight trains. All parking is
shielded from the street with adjacent Flexhouse buildings sharing both driveways and aisle ways.

Courtyard

Freehand drawings and 3D modeling on this page by Alix Ogilvie

Transit Oriented
Urban Infill

Courtyard

Set in Chico, California, a small city in the northern
Central Valley and home to a state university, Westside
Place is a mixed-use project located between an arterial
road and a rail freight line. It consists of attached and
detached single family and duplex units and a small
amount of convenience retail. In part because the railroad tracks are raised on a berm and their potential
noise and vibration are an issue, TDA was engaged to
design transitional buildings to buffer the housing from
the rail line. These Flexhouses or adaptable “Buildings
that Learn,” help to meet the significant local demand
for home-based businesses and workspaces.

T

DA has been involved in the design or planning of portions of several transit
villages adjacent to BART stations in Oakland, and is working on a major affordable housing projects adjacent to another BART station, which has as a transit village
plan in place. Other such projects are simply urban infill on transit corridors, streets
in Oakland and Berkeley with names like Telegraph, Broadway and San Pablo.
Important goals of transit oriented development are to create a real community through mixed use, connectivity and density. At locations where huge public investments have been made in heavy rail, light rail or rapid busses, it is essential to build
at density in order to achieve both a vibrant eighteen-hour-a-day community and
provide the ridership that the transit requires to be viable.
Along transit corridors, one of the greatest challenges in many cities are the
conflicts between often one-lot-deep commercial zones that line the corridors, and
the single family houses immediately behind them. While a form based code and today’s
best practices would create a zone of intermediate density between the two, in our
experience such is not the case in many existing urban neighborhoods whose corridors

were once served by trolleys and whose commercial fronts are now largely
underutilized. Those who live in the houses behind the commercial corridors
vehemently resist 4-5 story buildings looming over them; nevertheless, city
plans, regional growth guidelines, smart growth practices and even global
warming concerns all suggest that such density is appropriate.
On the following pages are examples in which TDA has met the challenge
of this “impossible” adjacency problem, by designing buildings that step down,
break up their massing, or otherwise mitigate their impact on smaller buildings,
while at the same time providing a strong facade presence on the street front
that defines the street as a “room,” typically at a boulevard scale. Among them
are Temescal Place, which received a Gold Nugget Award for Best Workforce
Housing Project in the West in 2005; and 2747 SPA, a mixed use green project
in Berkeley that incorporates stepped podium top gardens designed to attract
butterflies and hummingbirds, and is designed to achieve LEED Silver status.

Selected Infill Projects by TDA
Northgate Apartments

Livermore Village

Oakland, CA
completed 2004
42 units of green affordable residential
units for a non-profit developer.

Livermore, CA
Entitled 2006
Urban infill catalyst project including 281
housing units, retail and extensive sitework,
landscape design, public improvements.
Predominantly Podium with ParkLift
and Townhouse types.

Cotton Mill Lofts
Oakland, CA
completed 2006
74 unit renovation into work/live units
in a landmark building

Temescal Place
Oakland, CA
completed 2004
25 units of stacked solar powered townhouses
over ParkLift parking and retail

2747 SPA
Berkeley, CA
Entitled 2007
39 unit mixed use podium project
with Parklift, residential, retail and
live-work units.

The Telegraph
Oakland, CA
completed 2004
45 units of loft residential over retail;
ParkLift system employed.

North Oakland Cohousing
Oakland, CA
Entitled 2007

27 unit Cohousing mixed use podium
project with ParkLift, residential, retail
and live-work.
Temescal Place, Oakland, CA

Fruitvale Pointe
Oakland, CA
in entitlement
47 units of housing over 46 units of work/live.
adjacent to Fruitvale BART & transit village.

Henry Street Mews
Oakland, CA
Completed 2007
10 unit tight site infill project adjacent
to BART, employing density bonuses

Emerald Parc
Oakland, CA
entitled 2006

56 unit mixed use Flexhouse & townhouse
community around a large central green

The Phoenix Lofts
Oakland, CA
completed 2001
28 unit mixed use live-work condominium
renovation including office, ground floor
café & parking

Ocean View Lofts
Berkeley, CA
completed 1993
17 unit new live-work courtyard
condominium complex.

South Prescott Village
Oakland, CA
complete and occupied 1989
25 unit new artists’ live-work complex
with extensive common gardens.

Fruitvale Pointe
Combining Two Great American Dreams:
owning my own home and being my own boss
Fruitvale Pointe will be an innovative mixed use building
that combines 46 work/live units on its ground floor and
podium levels combined with 47 residential units on the
top two floors. Located within a five minute walk of
the Fruitvale BART station and numerous bus lines
on International Boulevard, Fruitvale Pointe will be a
transit oriented, Zero Commute Housing™ exemplar of
environmentally responsible urban infill.
Fruitvale Point’s ground floor street-oriented businesses
will enliven Fruitvale Avenue as well as the podium-top
“Mercado,” while providing employment, housing, and
home ownership for its occupants, services for the
neighborhood’s residents, and a strong and handsome
presence as a gateway building to the Fruitvale. The
small businesses that this project will incubate are sure
to provide needed services, and in some cases to grow
into significant employers.
Parking — employing the latest “puzzle system” Parklift
technology for residents combined with convenient
access off Fruitvale Avenue for commercial customers
and clients — will be entirely hidden within the
building behind “liner” work/live units facing
Fruitvale Avenue, which are designed as
storefront Flexhouses.

developer:
Scotland-Lane, LLC
built area:
50,000 sf
site area:
180,000 sf
number of units:
93
project cost:
$40 Million
project completed:
in entitlement

Temescal Place
Temescal Place is a new construction mixed-use project
on a consummate urban infill site, served by numerous
transit lines and located within walking distance of a
variety of neighborhood services. Designed to be both
contextual and vanguard, Temescal Place makes use of
local vernacular forms while adapting them to this high
density podium building type.
Twenty-five townhouse - style units sit atop structural
parklift parking and ground floor retail. The units are
priced to meet workforce housing needs, defined as
affordable to teachers, mailpersons, firemen and nurses
at nearby Children’s Hospital, and others at 120% of
the median area income.

Temescal Place
developer:
Temescal Place, Inc.
site area:
11,000 sf
built area:
50,000 sf
number of units:
25 Stacked Townhouses,
Ground Floor Retail
project cost:
$6 million
project completed:
June 2004

Recently a large strip retail center was built in the neighborhood despite pleas from a unified community for
greater density and mixed-use, including housing over
retail. By contrast, the community was highly receptive
to Temescal Place, calling it “the project we should have
gotten instead of that strip mall.” In an affirmation of
the Oakland General Plan’s designation of the area as
“Grow and Change,” the local merchants’ group endorsed
the project’s application for a variance to increase its
height by twenty feet, a request approved by unanimous
vote of the City Planning Commission.
The first of several projects in the neighborhood by the
same developer, Temescal Place is serving as a catalyst.
Since its completion, six new restaurants and many
other neighborhood serving retail establishments have
opened nearby: signs of a true renaissance in Temescal.

Temescal Place received a Gold Nugget Grand
Award for Workforce Housing in 2005

continued

2747 SPA

2747 SPA
Located on a newly revitalizing flatlands transit corridor
in Berkeley, 2747 SPA (San Pablo Avenue) is a 40-unit,
LEED Silver-Certified green condominium community.
As urban infill on a one-lot deep transit corridor bordering the rear yards of older single family residences, a
tough design challenge faced TDA: how to reinforce
the street wall of the San Pablo Avenue boulevard units
with a strong, mixed-use, pedestrian friendly facade
whose height and build-to line makes the street a
“room”; while— within the depth of one lot —transitioning to a form that respects the residential scale of its
neighbors to the rear. TDA’s design solution, which
starts at a street front 50 feet tall, trifurcates the building form’s implied rectangular prism by: 1) carving out
two podium courtyards 2) stepping the building down
to a height of 32 feet for the rear 46 feet of the lot, and
3) wrapping four residential townhouses over the rear
of the parking podium down to grade level, facing
thirteen foot deep private gardens. The result is a building
that rises to its urban design challenge while respecting
—and reflecting— its context.
The units of 2747 Spa vary from flats and lofts facing
San Pablo Avenue to studios and townhouses that give
out onto the podium courtyards. Opportunities for
casual interaction as residents come and go are designed
into the project in the form of courtyards planted with
native vegetation— some chosen to specifically attract
hummingbirds and butterflies. Virtually all units at
2747 SPA benefit from natural cross ventilation and
natural light on at least two, usually three sides. Two
live-work units face San Pablo Avenue, which, along
with a café in the commercial space, will ensure an
activated pedestrian front.
As a green project— beyond its contribution to sprawlreduction as a LEED certified transit-oriented,
high-density infill development, 2747 SPA also
scores high marks under the Alameda
County Stop Waste Multi-family Green
Design Guidelines.

continued

developer:
San Pablo Avenue 2747, LLC
site area:
17,386 sf
built area:
46,660 sf
number of units:
4 retail with Cafe or
2 live-work with Cafe

Freehand drawings and 3D modeling on this page by Alix Ogilvie

North Oakland Cohousing

The Telegraph

Kingfish House will be an urban infill Cohousing community centrally located in the Temescal District of
Oakland, at the intersection of three major arterials.
Located on a complex polygonal lot, the design of
Kingfish House requires all of the tools at an infill
designer’s disposal, i.e. height at the maximum for wood
frame (maybe more with the help of a code consultant),
no-build and access easements to allow openings and
access from adjacent properties, cooperative and knowledgeable planning staff at the city, and a strong constituency in support of the project. The latter, in the
form of a fully constituted Cohousing group that was
actively engaged in the community, was essential as the
project progressed through the approval process in an
aroused NIMBY territory.
In taking on this project, TDA has been mindful of its
obligation to design mixed-use infill housing that is :
1) good for the region by helping Oakland to provide
its fair share of higher density housing in transit-oriented
locations; 2) sensitive to its context : the building is
designed as a craftsman adaptation, taking its cue from
larger craftsman houses, apartments and commercial
buildings; and 3) a real asset to the neighborhood
through the accommodation of a Cohousing group
that will contribute to and participate in the community as a community.
TDA was chosen to design Kingfish House based on
their prior experience designing projects whose common
spaces successfully facilitate interaction and strengthen a
sense of community. As a Cohousing community with
dedicated common dining, living and working spaces at
the podium level, the courtyards onto which these spaces
open will create a continuum of interaction as residents
spill out onto them after meals, or perhaps take their
common dinner alfresco.
Along the Telegraph Avenue facade of Kingfish House
are two commercial spaces that will accommodate
walk-in trade or employees, serving two or more of the
Cohousing community’s residents and saving them a
commute. This is an arrangement TDA refers to as
Live-Nearby™.

The Telegraph is a new-construction, five-story, 45-unit
mixed-use infill project located five blocks from BART
in the Northgate District of Downtown Oakland. The
building contains four floors of flats, 5,000 square feet
of ground floor retail “liners” and residential units wrapping around the second floor parking. Due to the compact parking footprint or “kernel” enabled by the use of
the Parklift system, liner units enliven the streetfront
and the 50 parking spaces are only evident at the driveway entrance. Above are three levels of residential units,
opening out onto a central courtyard that encourages
casual interaction and a sense of community. A fully developed roof garden provides a respite for residents.

North Oakland Co-Housing
Telegraph Avenue
30 march 2007

developer:
Project king fish, LLC
site area:
11,777 sf
built area:
42,536 sf
number of units:
33 Condominiums+ 3750 sf common space and 2300 sf
commercial space
project status:
entitled in 2007

The Telegraph was built on a busy urban corner lot,
and the building’s elevations specifically reinforce the
“street walls” of both Telegraph Avenue and 24th Street
with lively, well-articulated and continuous facades.
The Telegraph Gateway Neighborhood Association
supported the numerous zoning variances required to
accomplish these goals, and numerous members have
since expressed their appreciation.

developer:
Telegraph Gateway
Apar tments, Inc.
built area:
70,000 sf
number of units:
45 Condominiums
5,000 sf of retail
project cost:
$11 million
project completed:
Summer 2004

C H A P T E R

F O U R

Phoenix Lofts, Oakland, CA

Live-Work
Renovations

T

he renovation of existing industrial or commercial buildings for live-work is
one of the most common, viable building types in our urban centers, ports and
railheads. Ever since the adoption of shipping containers, multi-story buildings of
this type have been orphans, structures whose intended function has been supplanted
by a modular technology that completely cuts them out. Artists were the first to discover
such spaces, and the names of the neighborhoods they adopted are legendary: SoHo,
LoDo, SoMa, Tribeca, etc. Artists have always worked where they lived, so to move
their studios into spacious, well-lit former warehouses meant living there too. On
the heels of the artists followed many who came to realize that working at home is a
great solution aided by the inexpensive home office automation. The above-mentioned
neighborhoods are at this point filled with strollers and pediatricians’s offices.
Most of the artists have moved on to pioneer new neighborhoods, leaving behind
well heeled successors who have played important roles — as do artists — in revitalizing downtowns.

Live-work is a land use and building type that combines residential and
commercial use, yet is at once neither and both. While TDA’s early live-work
projects have included the nations’s first new construction live-work, the firm has
been involved in a number of major live-work conversions. The buildings being
converted vary from a former high end department store to a former plumbing
supply warehouse, to the largest cotton mill west of the Mississippi. Some have
been historic buildings that benefitted from historic tax credits and whose
essential character was important to retain. In each case, TDA has applied the
basics of live-work: unit types, proximity types, and how to provide the
opportunities for interaction that are essential to meet live-work’s unique needs.

California Cotton Mills Studios
Work/Live in an Oakland Landmark
site area:
2.64 Acres
built area:
108,000 sq. ft. existing
plus 20,000 sq. ft. of new
mezzanines and lofts
number of units:
74 Work/Live units

Located in the largest cotton mill west of the Mississippi,
California Cotton Mills Studios serve as an incubator for
various enterprises, and add diversity to this mixed-use
industrial neighborhood.
This City of Oakland Landmark is now a community of
artisans and small business people occupying 74 work/live
studios. A small museum devoted to the history of the
Cotton Mill is located in the lobby of the building.
TDA’s design for the project responded to numerous
challenges of this highly impacted site, not least its
immediate proximity to a major freeway. The project
was designed to meet the Secretary of Interior’s Standards
for the Historic Tax Credit Program. Toward that same
end, the building’s significant seismic retrofit was accomplished with interior concrete shear walls, thereby
avoiding frames visible from the exterior, Over one million was spent on new sound attenuating windows.

Willow Court, Oakland, CA

project cost:
$12 million
project completed:
March 2006

California Cotton Mills Studios

continued

I. Magnin Lofts

Work/Live in an Oakland Landmark
This re-use and rehabilitation of an abandoned Oakland
icon, the landmark Art-Deco I. Magnin department
store was designed as a mixed-use community at a transit
MODE, and includes retail/commercial space on the
first floor, a central courtyard and 41 units of live-work
space on the upper three floors. Located above a BART
station, I. Magnin Lofts was specifically designed to
attract both street level traffic and a sizeable number of
new residents. With the exception of the restoration of
the storefront windows to more resemble their original
size and proportion, the original green terra-cotta tile
facade is preserved intact. The design of I. Magnin Lofts
was a joint venture between Thomas Dolan Architecture
and Rossington Architecture.

developer:
2001 Broadway, LLC
site area:
11,000 sf
built area:
74,000 sf
number of unit s:
41 Live/Work condominiums
and retail space
project val ue:
$20 million

The Phoenix Lofts

Willow Court
developer:
XP Development
number of units:
20Live/Work units

developer:
New Horizon Properties, LLC

project cost:
$4 million

site area:
17,500 sf

project completed:
completed 2007

built area:
74,000 sf

The Phoenix Lofts, located at the western terminus
of the burgeoning Jack London Square District, was
designed to be a mixed use community of live-work loft
units and ground floor commercial spaces, thereby
ensuring pedestrian activity throughout the day. Named
for the vestigial profile of the former Phoenix Ironworks
on its eastern elevation — a feature retained, and
evolved on the west wall as a 200 foot long mural —this
building enjoys panoramic views of the Port of Oakland
and Downtown Oakland. This very urban project is softened by roof gardens, both common and private, and
two skylit atrium courtyards. A portion of the top floor
is occupied by a large “owner’s unit” with extensive roof
gardens and a conservatory.

number of units:
28 Live/Work condominiums,
4,000 sf of commercial and
office space
project cost:
$7.5 million
project completed:
Winter 2000

Willow Court is a project whose design concept was
sketched by the architect, Thomas Dolan, on the first
day he visited the site. A 100 foot clear span one story
warehouse, its ten foot high bowstring trusses provided
the opportunity for dramatic curved roofs and exposed
structure within each unit. Designed as townhouses,
the mezzanines and upper levels of each unit sit within
the space between the trusses. The simple design
sketched on that first day is based on a single spine
down the middle of the building, punctuated by two
courtyards onto which all 20 units enter. The original
trusses arch across the center of each courtyard, and a
spiral labyrinth fountain provides a calming sound
environment in each court. The courtyards are designed
to facilitate interaction among residents as they come
and go about their daily lives, a common theme in the
work of Thomas Dolan Architecture.

CH A P T E R F I VE

Northgate Apartments, Oakland, CA

Affordable Housing

A

just and well-functioning society provides housing choices for people at all income
levels. It follows that a well-planned community provides opportunities for people
of different income levels to live in safe, diverse, walkable neighborhoods within a
ten-minute walk of a commercial center serving local needs and served by good
public transit. For this to be possible, one must be able to live in the same general area
throughout the different stages of one’s life and not be forced to move to entirely
different, economically homogeneous districts (or gated communities) each time one
moves from, say, post-college single to child-rearing family. To have no choice but to
do so is a prescription for a fragmented society, disconnected from any place. If I can
walk to the commercial center of my town from all of the different places where I might
live throughout my life, that tells me I’m in a place with a fighting chance of being a
cohesive community.
It is not uncommon today for a two-income family to live in Tracy and find
one spouse commuting to Sacramento and the other to San Francisco, both grueling
two-hour one-way rush hour drives of 75 miles. We at TDA consider this an untenable
Northgate Apartments Interior Courtyard, Oakland, CA

situation that must change. In The Next American Metropolis, Peter Calthorpe
points out that, according to a study generated by the Sierra Club and the Bank
of America, the average automobile costs $9,000 a year to own and operate.
Living in proximity to transit or one’s place of work can make owning an automobile not necessary, resulting in what he calls a “Land Use Housing Subsidy” of
roughly $750 per month.
TDA’s work has historically been focused on the idea of proximity between
residence and work. Such proximity typically takes two forms: 1) transit-oriented,
mixed–use medium to high density infill buildings, and 2) true live-work, which
enables the occupant to enjoy low overhead combined with the potential for
incubating and pursuing entrepreneurial activity. Zero Commute Housing™ gives
back to its residents not only the cost savings mentioned above, but a significant
amount of time every day. The average American worker’s commute takes 11.2
weeks (at 40 hours) of time per year. We have found in many of the live-work
projects we have built and the urban infill housing projects we have designed, that
— in the case of a working couple who might otherwise need two cars —
they are often able to get along well with just one. This is how the Land Use
Housing Subsidy works for our clients and residents, and thus how it enhances
housing affordability.
Not everyone can work at home, although the number who do so
is increasing dramatically. From the point of view of providing proximity and
easy access to one’s work, multi-family urban infill projects within close
walking distance of transit and employment centers are a good solution. Even
without formal housing subsidies, the Land Use Housing Subsidy can make
a real difference. However, at this point in Bay Area history, this still may not
be enough for the mailman, the schoolteacher, the janitor or the laborer —
and their families. These are the folks who are doubled up in substandard
inner city housing, or — perhaps worse — commuting two hours each way,
everyday, ie. 20 hours a week.
The provision of housing that is affordable, accessible to job centers and
located in safe, thriving neighborhoods is a challenge anywhere in the country.

TDA has been fortunate to work with a number of non-profit developers on
projects that are financed in part with public funds. They include artists’ livework communities and multi-unit affordable infill housing in close proximity
to Oakland BART stations. We have found that the cost per square foot of
building luxury condominiums and affordable housing units are about the
same; subsidized housing’s prevailing wage requirements and the added costs of
layers of paperwork more or less balance out the more expensive finishes found
in a market rate unit. There simply aren’t enough public funds being made
available to build huge amounts of subsidized housing, so we must employ
additional strategies that address a larger view of affordability such as the Land
Use Housing Subsidy described above. The projects on the following pages
include examples of how TDA has addressed the critical issue of building
communities that are affordable to people of diverse incomes. It is a task we
take seriously, one that must be addressed using different tools and strategies,
from land use proximity to efficient, livable designs, to financial subsidies.
Each project is different, and we at TDA welcome the opportunity to apply
our experience as we approach each new challenge.

Lion Creek Crossings, Interior Podium Courtyard, Oakland, CA

Lion Creek Crossings

TDA’s work at Lion Creek Crossings is the fourth phase
of an effort to replace the blighted Coliseum Gardens
public housing project. The funding comes through a
federal program called Hope VI, originated in 1996
as a collaboration between the Congress for the New
Urbanism and the U.S. Department of Housing and
Urban Development. The intention of Hope VI is to
replace the nation’s most dangerous, dysfunctional
public housing projects with pedestrian scale, walkable,
humane communities for those who can least afford
market rate housing. Lion Creek Crossings IV stands to
become even more affordable than its government subsidies suggest: it is immediately adjacent to and will be
an integral part of the Coliseum BART Transit Village.
Studies have shown that low income people who must
depend on automobiles to get to work spend up to 40%
of their income on transportation. Ready access to mass
transit and buses should go a long way toward helping
the residents to realize additional benefits in the form
of affordable living, not just affordable housing.
The client’s original sketch design for the project, occupying an entire city block, consisted of a podium covering 100% of the site, with four story buildings at each
end and townhouse units on the sides and atop the
podium. When TDA took on the project, significant
changes were proposed and accepted by the client.
Employing the Parklift pit system, TDA was able to cut
the size of the podium by almost half, thus allowing

Lion Creek Crossings

continued

developer:
East Bay Asian Local
Development Corporation
in partnership with The
Related California
site area:
52,683 sf
built area:
101,366 sf
number of units:
72 units,
1 office/retail space

the remainder of the site to be on-grade landscape for the enjoyment of the tenants. The
compressed parking volume enabled by the Parklift enabled TDA to design stacked, nesting liner townhouses along the sides of the parking garage, presenting a pedestrian-friendly
front to the street. The four story building at the north end of the project faces Lion Way,
a newly created street that is intended to be a gateway to the transit village for Lion Creek
Crossings residents. Consequently, that portion of the building is the most urban in nature.
Transitioning down past the liner townhouses that address both the street and the podium
courtyard, the lower garden is surrounded by on-grade townhouses that, while they can be
accessed from the rear through patios off the garden, specifically address and activate the
street at their main entries, porches and stoops.
Lion Creek Crossings promises to be an exemplary project within the Hope VI firmament,
providing individual street entries to the majority of residents, highly designed internal open
space, a street-enlivening presence on all four fronts, and a design that takes full advantage
of he walkability promised by the Coliseum Transit Village. The high quality design and
execution throughout this project would not have been possible without the able project
leadership of Theresa Dias and her emerging firm, Struthers Dias Architecture.

Northgate Apartments

Northgate Apartments

Green Affordable Family Housing

Green Affordable Family Housing

The design and construction of Northgate Apartments
is a synthesis of numerous threads running through
TDA’s history: it houses 42 affordable family units, a
multi-family courtyard housing located on a highly
impacted brownfield site; and it is constructed as a green
building a in a transit-oriented urban infill location. It’s
highly articulated street facade is composed of multiple
forms in a composition of color and massing that echoes
the scale of its existing residential context.
Located on a triangular site bounded by a major elevated
freeway, multiple BART lines entering a tunnel, and a
newly constructed arterial “commuter shortcut”, TDA’s
design challenge was to maximize the number of
affordable units and social support service spaces while
ameliorating the not inconsiderable constraints of the
site. Their solution is a building that wraps around a
podium top courtyard while doubling as a sound wall.
Included on that courtyard is a tot lot play structure
open to the eastern morning sun, but in that court and
on the balconies and roof gardens above, the sounds of
freeway & BART are barely evident. Below the podium,
use of the Parklift system enabled compression of the
parking footprint and an increased unit count, while
also saving space for a community room and other
social support services.
Northgate Apartments’ green design elements are detailed
on a website hosted by the Green Affordable Housing
Coalition at http://frontierassoc.net/green-affordablehousing/CaseStudies/BayArea.shtml

Northgate Apartments Roof Deck

developer:
Resources for
Community Development
site area:
19,000 sf
number of units:
42 Apar tments,
project cost:
$9 million
project completed:
Febr uar y 2004

continued

CH A P T E R SI X

Nevin Court
Nevin Court will be a new community of ten affordable
townhouses in Richmond, California, located on a vacant
infill site in the famed “Iron Triangle” neighborhood.
Its building forms are arranged around a wide mews
that functions both as highly designed communal open
space and as a driveway serving the private garages.
While the project is focused on this interior court, or
mews, Nevin Court is also a very urban place in that it
both connects well to its street corner site and provides
secure and convivial semi-public open space. A single
driveway entrance, enabling all garages to be located on
the mews rather than facing the street, results in a far
more pedestrian-friendly streetscape than a typical frontloaded townhouse scheme. All of the street-facing townhouses at Nevin Court have porch entries, providing
both a visual connection to the street and sidewalk and
an opportunity for direct interactions with passersby.
Aimed at families who are of moderate means yet desire
to be owners of small home-based businesses, these “career homes” are the first affordable live-work units in
Richmond. Reinforcing this design approach have been
workshops with the community regarding design,
housing affordability and sustainable building methods. TDA is working closely with the developer, Community Housing Development Corporation of North
Richmond, the City of Richmond, and Global Green,
the green building consultant on the project. Nevin
Court will be the first residential project in Richmond
certified under the Alameda County Multifamily
“Build It Green™” Guidelines.

developer:
Community Development
Corporation of North Richmond
site area:
14,400sf

Emerald Parc, West Oakland, CA

built area:
16,120sf
number of units:
10

Mews, Townhouses,
Compounds and Flexhouses

project cost:
$3.0 million
project status:
in entitlement process

I

n his seminal work, How Buildings Learn, Stewart Brand persuasively argued that
buildings “learn” over time as economic and social factors cause their uses to evolve.
Likewise, their form may change over time as required by changing use, prevailing
tastes, and the influence of changing surroundings. The Flexhouse, an invention shared
with a number of new urbanists and other designers, is truly a building that learns, and
one designed and built to change over time.
It is often true that in urban areas, government agencies require retail to be
included on the ground floor of all projects facing major streets. The aim is clear and
admirable — to activate the street. However, in a neighborhood that is not yet ready
for retail of the type envisioned by the city, vacant storefronts’ black glass stares out at
a desolate sidewalk, and nobody wins short-term, least of all a convivial street life.
Enter the Flexhouse, treated in greater detail on a the following page. Its basic
premise is that once it is built, there are immediately eyes on the street because people
are allowed to live in Flexhouses and also do business. Over time, as the market
matures, retail supplants live-work, and the upstairs remains residential.

Henry Street Mews, Oakland, CA

TDA has designed a number of mews, townhouse, compound and flexhouse projects, seen on the following pages. All share a finer grained approach
to their sites and surroundings. Henry Street Mews, for example, contains ten
units on a 7,500 square foot lot very close to a mass transit stop. Emerald Parc
includes single family houses, granny flats over garages, and Flexhouses facing
more commercial neighbors to the south, all surrounding a private park in the
center of the project.
Also seen in chapter five are mews projects and townhouses designed as
affordable housing.

Flexhouse
A Flexhouse is a building consisting of a row of what appear to be storefront townhouses,
usually with a bay width of 20 -25 feet and a minimum of three bays (preferably 4 -10).
Flexhouses are designed to be “buildings that learn,” which is to say that their use is intended to change and their configuration is flexible. Flexhouses are a solution to the problem of an immature retail market in a new greenfield project, or in a neighborhood not yet
“there.” Stage One, full townhouses, allows full occupancy even at street level, immediately
providing “eyes on the street.” Later, as the retail market develops, Flexhouses can be “cut
off at the knees,” and the upstairs domain can be rented or sold separately.
The first floor of a flex building is typically a high bay retail style space, 12 to 18
feet tall. While its structural bay is regular, and there can be fire-rated demising walls along
each structural gridline, a Flexhouse is designed so that at least 50% of each demising wall
can be open if desired. This provides flexibility for multiple first floor bays to be combined
under a single tenancy as, for example, one retail establishment.
While Stage One provides an individual stair in each bay to connect the first and
second floors of a townhouse configuration, those stairs would be removable as the building “learns.”
On the second floor of the Flexhouse there is an exit balcony or corridor, permitting
independent access to the second floor in the event the first floor is under separate tenancy.
Each upper level bay/unit also contains a mezzanine accessible from within the unit. While
this configuration has the advantage of being a simple two story building, it would also be
possible to stack units above and make a multi-story project, for example; combining it
with residential or office space above. Flexhouses also work well as street-level liner units
surrounding parking structures, thereby enlivening the streetscape.

Henry Street Mews

Emerald Parc

Located on a very tight interior lot within a block of the
East Bay’s busiest BART station, Henry St. Mews falls
squarely within the definition of a mews, a term originally
used to describe back streets often fronted by stables and
servant’s quarters, where pedestrian life is of equal importance to vehicular use. In a modern adaptation of
this typology, TDA designed Henry St. Mews as a
double row of four two-bedroom townhouses fronting
on a central mews. Essential to the success of this type is
the quality of the space between the buildings: that is,
the mews. Garage entries are clustered such that they alternate rhythmically with paired pedestrian entries
fronting onto turfstone and planting areas, creating
truly usable, livable space. Located in Oakland’s earliest
settled neighborhood, the buildings are designed and
detailed to strongly evoke West Oakland’s predominantly
Victorian housing stock.

Emerald Parc is a 56 unit townhouse community occupying a half block in a transitional neighborhood of
West Oakland. At its approval hearing, the project was
complemented by the Oakland Planning Commission
for its contextual design, which includes two story houses
fronting onto residential streets graced by porches and
pedestrian entries, and a large central green for which the
Emerald Parc project is named. That green, located in
the center of the block, is bounded by vehicular and
pedestrian circulation as well as a townhouse -overgarage configuration whose ground floor is easily adaptable to home office or commercial uses.

Henry St. Mews experienced a beneficial revision during
design development due to newly enacted state legislation that provides density bonuses and development
standard relaxations in exchange for the provision of
affordable housing units. Making use of this law for the
first time in Oakland, TDA worked closely with the developer, planning department and city attorney to a favorable
conclusion, resulting in a unanimous approval from the
Planning Commission. This legal innovation added two
1-bedroom units to the project — an increase of 20% —
without adding extra parking spaces due to the site’s proximity to BART.

developer:
Vital Building &
Enterprises, Inc.
site area:
9,375 sf
built area:
12,370 sf
number of units:
10 units
project cost:
$4 million
project under construction:
Complete in Spring 2007

Emerald Parc’s 24th street front, which faces a formidable
industrial complex, is configured as three level Flexhouse
units or “buildings that learn”. Buyers of these units will
be able to use them in a variety of ways, including ground
floor commercial with living above. Adjacent to a crossblock passage fronting 24th Street will be a café designed
to be both open to the street and also to the Emerald Parc
block interior. In addition to garage parking under the
units facing the park and surface parallel parking along
the perimeter of the park, a free-standing carport will
shelter Parklift spaces, thereby reducing the overall parking footprint and allowing for the entirely pedestrianoriented residential streetfronts.

developer:
Bay Cities
Real Estate Investments
site area:
63,375 sf
built area:
63,985 sf
number of units:
56 units
project cost:
$16 million
project:
fully entitled
and available

5275 James Avenue
In 1999, Thomas Dolan and Jennifer Cooper were living in the Rockridge neighborhood of Oakland, recently
married and in search of a project and a new home.
They found it in a neglected 1930’s era corner storefront
with a triple south-facing lot and two apartments upstairs.
Drawing on Tom’s long experience with courtyards and
the couple’s travels to Oaxaca, Islamic gardens and the
Mediterranean, they designed the entire ground level
as a series of large rooms, connected by hallways and
passages inside the house and linked by trellises, pergolas
and paths in the garden. The result is a place that feels
far larger than its 60 x 100 foot lot, uses every possible
portion of the lot, and packs in a tremendous variety of
experiences, vistas and surprises.
The storefront was converted to a great room, encompassing kitchen and living areas; it actually stands alone
as a live-work unit. What began as the apartment behind
the store became laundry, kids bedroom and
studio/playroom. A master suite addition with porch fills
out the remainder of the 2,200 square foot downstairs
unit. Upstairs, the two apartments accommodate a tenant,
an au pair and Jennifer’s office. Over time their uses no
doubt will adapt as the building “learns.”

Garden House

owner:
Thomas Dolan &
Jennifer Cooper
lot area:
6006 sf
built area:
3900 sf
Courtyard and Garden Wall

project cost:
Withheld at owner’s request
project completed:
1999-2003

Two accessory buildings have been constructed, the first
being a garden house and — terminating the main axis
of the garden—a roofed play structure with slide flanked
by swings hung from a main beam. A vegetable garden
as well as a circle of grass surrounded by fruit trees
planted in honor of the couple’s marriage and one for
each of their two children round out the first joint project completed by Jennifer Cooper Designer and Thomas
Dolan Architecture.

(before)

Great Room Fireplace

Garden Dining

Master Bath

Porch as Outdoor Room

The “Pumpkin House,” so named by their children for
its exterior stucco color, has been published frequently
and received an award for Distinguished Adaptive Reuse
of an Historic Building in 2005 from the Oakland
Heritage Alliance.
Storefront great room with new arches,
stained concrete floors, and new kitchen island

(after)

5275 James Avenue Site Plan

Image Courtesy of Opticos Design, Inc.

C H A P T E R S EVE N

Livermore Village, Livermore Valley, CA

TDA has had the good fortune to work on several projects that are
exemplars of mixed use, pedestrian oriented, and transit-friendly development. Generally located near BART stations or, in one case, an outer Bay
Area BART feeder, the projects mix ground floor retail or flexhouses with
upper level housing, some of which could easily be finished as office.
The contexts vary from a small town annex in the Salinas Valley, to
a major grayfield mixed use project immediately adjacent to a newly revitalizing main street. In all of the projects, attention is paid to the space
between buildings and how they define the public realm, as well as semipublic spaces that primarily serve the residents of a particular project and
their guests.

Mixed Use Urban Design

Graphics Courtesy of Moule & Polyzoides

T

he making of town centers and mixed use urban concentrations has been a
naturally evolving element of human settlement patterns for the past 5,000 years.
Unfortunately, the rise of modernism early in the last century, and the “triumph” of
universally imposed Euclidean Zoning has — in most of the US and Canada —
segregated uses and virtually outlawed mixed use urbanism.
TDA’s work over the years has always been focused on proximity, most fully
expressed within individual units as live-work space. While there is some live-work
in the projects that follow, this portion of the firm’s work expands the definition
of proximity to mean a relatively dense, mixed use community whose variety of
buildings and use types encourages an 18 hour presence of people on the street.
The goal is the creation of public and semi-public spaces where residents and
passersby are likely to cross paths with many people who are familiar, if not known
to them. This kind of casual interaction within the public realm may appear and
feel accidental to those who inhabit and pass through these spaces, but creating
places that encourage such encounters is the fundamental skill that a good urban
designer brings to a project. Making spaces that have meaning for their users is the
true definition of placemaking.

Street Perspective of Proposed Transit Village

Livermore Village

Livermore Village

Livermore Village is a pioneering infill project that will
serve as a model for downtown revitalization of a small
California city. The entire project design and entitlement process was a joint effort of Opticos Design and
Thomas Dolan Architecture. Opticos led the site planning, urban design, and character development, and
worked with TDA the entire time to develop the building types, unit plans and landscape design.

Livermore Village was envisioned in a downtown plan
that identified three contiguous catalyst sites adjacent to
Livermore’s newly improved main street. It is a grayfield
project, making use of the most central location, a six
acre site of a former supermarket. In a city with few
buildings over two stories, this public/private partnership
was spearheaded by the city’s planning director as the
full implementation of a re-invention of Livermore’s
downtown. Entitlement of Livermore Village, achieved
in an astoundingly short nine month period, was not
without its challenges. During the process, some who
opposed the project actually evolved into supporters as
they began — through the efforts of the project team
— to realize the benefits of this urban infill effort as
an important and livable alternate to the suburban
sprawl that is rapidly filling the Livermore Valley.

One of the podium buildings is designated as affordable
housing for artists; it includes shared studio and gallery
space at the ground level. The design team worked
closely with the local arts community to craft the form
and use of that building. Across the southern end of the
green from the artists’ building is another podium building whose crescent-shaped arcade includes a restaurant
and other retail spaces (see perspective drawing).

All 3-D Images Courtesy of Opticos Design, Inc.

built area:
approx. 500,000 sf
number of units:
281
project cost:
$100 million
project entitled:
November 2006

All Livermore Village Images Courtesy of Opticos Design, Inc.

Traversed by two re-opened streets that cross at a central
green and serve to reconnect the finer grained street grid
of the downtown, Livermore Village includes five multistory podium-style buildings with live-work liner FlexHouses facing the green. The liner units are designed to
flex into retail at a later time, and they also surround and
shield the internal parking kernel, which is equipped
with the Parklift system. Atop the podium are three levels of courtyard housing, most of whose units are accessed directly or via stairs from the landscaped courtyard
level. Rooftop gardens afford panoramic views of the city,
the Livermore Valley and the hills beyond. Rounding out
the 281 units of housing at Livermore Village will be several townhouse and townhouse-over-flat building types,
as well as stand-alone live-work townhouses.

developer:
Anderson Pacific, LLC

continued

All 3-D Images Courtesy of Opticos Design, Inc.

MacArthur BART Transit Village
Working on the development team headed by Creative
Housing Associates as developers and Moule & Polyzoides
as urban planners, the office of Thomas Dolan Architecture
designed multi-unit housing for the new MacArthur
BART Transit Village. The 8.8 brownfield acres that
surround the existing BART station are to be developed
with a mix of retail, office and residential uses plus a
large structured parking garage (1440 spaces), for which
TDA conceived “liner” live-work units. 350 units of
apartments and lofts above commercial storefronts in
courtyard podium buildings and along the front of the
parking structure will bring the high-use intensity and
residential density needed to support the transit station
and village. A business incubator and day care center
will provide additional services and flexible space for
live-work practitioners and others desiring freedom
from dependence on the automobile.

Marcus Garvey Transit Village

developer:
Creative Housing Associates
site area:
8.8 Acres
number of units:
350 Housing Units
40,000 sf of commercial space
1440 parking spaces
(incl. BART parking)
built area:
(incl.parking)
850,000 square feet

Proposed MacArthur BART
Transit Village

developer:
Mike R amstrom
& Joint Venture Par tners
site area:
53,100 sf
number of units:
122 Residential
24 Ar tist’s Studios
28,000 sf Retail
15,000 sf Office

In the mid-20th century the Grove Shafter Freeway
and BART were constructed, effectively dividing North
Oakland in half. To the west of the BART station lies
estimated project cost:
the 1.22 acre, three-block site of the Marcus Garvey
$35 million
Transit Village, a locus of serious urban disinvestment,
paradoxically adjacent to an important transportation
node. TDA envisions this project as mixed-use, transit-oriented, high-density, and urban,
positioning it to serve the needs of a diverse cross section of income levels, occupations
and users.

Graphics Courtesy of Moule & Polyzoides

The massing of the project steps up to the east, echoing the freeway embankment’s landform, such that the taller portion of the building serves as a sound wall for the remainder of the units; many of the units actually adjacent to the freeway will be used as
live-work music practice studios. The corner entrance to Marcus Garvey Transit Village
is adjacent to a child care center for residents and commuters alike, and the stairs give onto
a series of interlocking podium-level courtyards above the structured parking employing
the ParkLift system.
There will be a mixture of market rate ownership and affordable rental and ownership units
on the site. A newly forming Co-Housing group has expressed interest in the project.
Street Perspective of Proposed Transit Village

Section Extending from Freeway-Buffering Parking Structure to Telegraph Avenue Traffic Calming

The terminus of Apgar Street, seen in the drawing, will form a plaza adjacent to a planned
passageway under the freeway to the MacArthur BART station and Transit Village. Significant streetscape improvements, including traffic calming, extensive planting, facade
improvements and Flexhouse retail will help to revitalize this now-forlorn stretch of
Martin Luther King Boulevard; the Marcus Garvey Transit Village will provide a muchneeded boost to its neighborhood.

CH A P T E R E I G HT

Arroyo Seco Town Center
Flexhouse & Mixed-Use Urban Design

Dutch Boy Studios, Oakland, CA

The junction of the square is the site of a Mercado, at
which a festival market day takes place several times
a week. Nearby in the park are an ampitheatre with
covered bandstand, open lawn areas and playgrounds.
Parking surrounds the square and provides a large portion
of the residential units’ needs, thereby saving significantly
over an apartment building model that would require
either structured parking or the use of an entire interior
block.
The flexhouses, or “Buildings that Learn” are intended
to serve the changing neighborhood where the need
for retail may be a long way from mature. Configured
initially as townhouses, the flexhouses are designed to
be initially occupied as residences or live-work units
encompassing the entire unit, and as demand shifts to
later accommodate ground floor retail and upstairs loft
apartments.

developer:
Creekbridge Homes
site area:
Six Blocks, including park

Live-Work Legalization

built area:
84,000 sf Residential
33,000 sf Retail

O

number of units:
46 Flexhouse units
97 Residential units
estimated project cost:
$15 million
project status:
constructed 2006
Graphics Courtesy of Moule & Polyzoides

Set in a small town in the Salinas valley of Central
California, TDA adapted the Montery-style design
vocabulary developed by Moule Polyzoides in nearby
Arboleda into a six-block mixed-use town center
featuring Flexhouses, apartments over retail, and a central
square encompassing an entire block. The intended
market for Arroyo Seco is young families, empty nesters,
self-employed home-based entrepreneurs, and Hispanic
farm workers.

ver the years, TDA has been involved in numerous legalizations of larger live-work
projects, most of which had been originally converted without benefit of proper
permit yet were (and are) vibrant communities of artists and other small business
entrepreneurs. Many such projects were created in 1970’s & 1980’s, when the City of
Oakland was relatively lax in enforcing code violations, in part because no live-work
building code existed. Many artists fled San Francisco’s higher rents to Oakland, and
it is claimed that there are more artists per capita in Oakland than in any other city
except New York.
An inherent inequity— true in live-work everywhere — was built into most
leases signed by tenants in illegal live-work. In exchange for affordable rent and a space
in which to do just about anything, artists signed commercial leases that in fact forbade
residential use of the space or were silent on the subject. Thus the landlord had the
power to enforce the non-live provision in regard to any tenant whom he or she
perceived to be a problem. On the other hand, the building owners were vulnerable, because anyone could “drop a dime” on the landlord to turn their illegal operation
in to the city. The most likely person to do this is a disgruntled tenant, and in fact reports to the city by tenants in landlord-tenant disputes have been the primary catalyst
for the live-work legalizations with which TDA has been involved.

The City of Oakland has been quite cooperative in most cases TDA has
encountered. The fact is that nobody wants to see people thrown out on the
street, especially artists. Occasionally — though rarely — truly egregious,
dangerous code violations are discovered. In 1996, the City of Oakland (with
assistance from TDA) adopted a truly workable live-work building code.
Through interpretation of residential and commercial codes as they apply, the
new code addresses living and working in the same “common atmosphere,” creates
exceptions to seismic retrofit requirements, and makes achieving emergency
escape and rescue more relaxed. However, this new code does label the conversion of a commercial building to live-work a “change of occupancy.” This means
that in most cases the building will need to be brought up to 75% of current
seismic code, an automatic sprinkler system is also likely to be required.
Such systemic upgrades to a building are 1) expensive, 2) disruptive
and, as a result, 3) not conducive to the continuity of a community of tenants.
Owners have tried different techniques to address the disruption and inconvenience of this process, and in fact the City of Oakland has adopted an informal amnesty program, which states that if:
1. The building is presently occupied without proper
code clearances.
2. The building is in a zone that would allow live-work.
3. The landlord is willing to have meetings with tenants, keep
them informed, and offer them their spaces back at a fair rent
increase reflective of the cost of the improvements made.
4. The tenants are willing to be moved into temporary quarters
within the project in order to facilitate work on the legalization,
then the city will agree to be flexible regarding certain code provisions; will waive
normal code compliance penalties; will — in the interest of the continuity of the
community in the building — allow as many tenants as possible to remain in the
building during the work unless truly hazardous conditions are present; and will
grant an extended period of time to elapse for all of the work to be done, allowing
for natural attrition of tenants and keeping a minimum number of units vacant.
On the following pages are two examples of live-work legalizations in
progress in Oakland.
Dutch Boy Studios, Oakland, CA

The Vulcan Foundry Studios
illegal bedrooms without sufficient natural light & ventilation or legal means of emergency escape & rescue.
developer:
Madison Park, LLC
site area:
20 acres
built area:
100,000 sf

Originally an iron foundry, The Vulcan is located in East
Oakland on what has been dubbed “Studio Row.” Like
a number of larger buildings on Studio Row, the Vulcan
was converted into live-work and demised into 60 units
at a time when the codes were less well articulated, and
persistence was often enough to get a project approved
and signed off. The Vulcan has existed as live-work since
the early 1980’s, and for much of its first 10-15 years it
was occupied almost exclusively by artists. Early on a Thai
Restaurant was established, including an outdoor seating
deck facing a quasi-abandoned street that borders one
side of the property. Its presence has been a great asset
to the residents of The Vulcan and its neighbors.
Towards the mid nineties several converging factors
caused The Vulcan and many early projects like it to
stray from renting only to artists. First, California experienced a serious real estate bust in 1994-5, which meant
that the owners at the time simply could not keep the
building full unless they allowed anyone who showed
up to become a tenant. Towards the end of the nineties,
the Bay Area’s go-go dot.com economy had its effect.
Rents went way up, and a simple calculation was upset.
At the time The Vulcan was converted to live-work almost 30 years ago, a 1,500-2,500 square foot studio
built on several levels with skylights and industrial
clerestories was affordable to a single artist or a couple.
With rents topping $1.00 per square foot (per month),
most units at the Vulcan began to be occupied by anywhere from four to six people. Since privacy was an issue
in the original open plan spaces, tenants began to build

number of units:
90
project cost:
$8 million
project constr uction
in planning approval

As is often the case in live-work legalizations, a landlord tenant dispute escalated into
visits by code enforcement officials, and the owners found themselves being served with
orders to vacate, stiff fines, etc. In the case of the Vulcan, the prior owner stonewalled the
city, and the new owner (whom TDA is assisting) took the building with full knowledge
of its problems and has coordinated with the city.
Unlike many larger commercial and industrial buildings in larger cities, most of the
buildings on Studio Row are one and two stories, lending themselves to unit entries off
single level corridors and courtyards. After discussions with the city regarding this and
other projects, it became clear that most of the illegal bedrooms would have to go. The
solution: a larger number of smaller units within the same building envelope, fronting
on a larger umber of courtyards to access the 90 units. The owner — with advice from
TDA — was able to negotiate significant code concessions from the city in exchange for
sprinklering the entire project. Ultimately the project will be fully legal and converted
to 50% more units, opening onto eight courtyards (shown in pink) as opposed to the
five that exist today (shown in green).

Proposed 90 Unit Scheme (Vignette)

Existing 60 Unit Scheme (Vignette)

Dutch Boy Studios

Located on East Oakland’s famed Studio Row, Dutch
Boy produced the paint that graced the bottoms of
America’s warships during the Second World War. Sometimes called the mother of all live-work conversions, the
sprawling complex was bought by a young art school
graduate who created a thriving community of artists,
some of whom have been there since 1979.
Issues of lead contamination on the property were
raised over the years, and the owner’s leases specifically
forbade children to live at Dutch Boy. Unfortunately, in
1996 a child did live there briefly, was tested for lead,
and allegedly showed high levels. Within a short time,
an informal task force of city, county, state and federal
officials showed up, 47 strong.

Dutch Boy Studios

developer:
Francis Collins
site area:
1.5 acres
built area:
110,000 sf
number of units:
83
project cost:
$10 million
project status:
under constr uction

continued

It was at about this time that TDA became involved in
the code compliance issues involved in legalizing Dutch
Boy, which had been converted with virtually no permits.
As lead remediation proceeded on a parallel track, TDA
began to sort out how to legalize 53 existing units. Few
egregious code violations existed, and by 1996, Oakland
had in place an excellent live-work building code (written
in part by TDA). Nevertheless, seismic work was needed
in some buildings, sprinklers were needed in others, and
the owner attempted to retain as many members of this
unique community of artists as possible.
Planning permits for the existing 53 units were obtained,
and some work began in 2000. At about this time the
owner, as at The Vulcan and elsewhere — realized that
he needed a larger number of smaller units to meet the
price point most artists are willing to commit to. The
Use Permit was modified to allow 83 units. At this point
(2010) a little more than half of the units are completely
legalized, fourteen years after TDA first became involved
in the project. Nevertheless, the project’s legalization has
been a success.

Press & Accolades

Thomas Dolan Architecture
Thomas Dolan Architecture is a pioneer designer of live-work residences, infill multi-family
housing, and mixed-use projects. With twenty-two years of practice in the Bay Area, TDA has
an extensive portfolio of built projects that includes the first new-construction live-work community
in the United States. This depth of experience gives the firm a unique understanding of the needs
of live-work, multi-family housing, and other mixed-use types, and has led to the invention of a
new building type: the New Construction Urban Infill Live-Work Courtyard Community. The
firm’s projects have received numerous design awards and have been visited by developers and
public officials from across the country.
TDA offers a wide range of services at a variety of scales. We are an interdisciplinary team of professionals with experience in:
Architecture
Urban Design and Planning
Landscape Architecture
Real Estate and Development
Construction and Construction Administration
Building and Planning Code Writing
Mini-Feasibility Studies
To date, TDA has completed scores of multi-family affordable, market rate mixed-use residential,
and Zero Commute Housing (live-work) projects, directing construction valued at over $300
million in both new construction and renovation. As architects and urban designers, we currently
have or will have in 2009 approximately 100 units under construction.
In addition, TDA offers our experience to city planning and building departments desiring to
implement innovative mixed-use planning practices in their cities. TDA wrote and continues to
provide interpretation of Oakland’s Live-Work Building Code, arguably the most comprehensive
in the U.S., and the firm co-authored Work/Live in Vancouver, a planning and building code study
to encourage work/live in that vibrant Canadian city.
The heart of TDA’s work embraces mixed-use, live-work, and medium to high-density residential
projects, both affordable and market rate. We provide full architectural services from initial design
schematics and proformas to full construction documents and administration. We also provide
landscape design services, an important component of all TDA projects.
As development consultants, TDA has created the Mini-Feasibility Study, an abbreviated process
that results in a report giving a prospective developer an efficient tool for go/no-go decisions as
well as a tool to use at investor, lender and government agency presentations.
Our experience in mixed-use environments and buildings designed to promote a sense of community
informs our urban design work. As a charter member of The Congress for New Urbanism, TDA is
on the forefront of infill design innovations in the West, pioneering planning and building
code that allow higher density and relaxed requirements for transit-oriented locations, innovative
regulations that encourage the proximity so vital to pedestrian-oriented communities, and Zero
Commute Housing ™ in all its forms.
™

thomas dolan architecture
www.live-work.com

5253 College Avenue, Oakland, CA 94618

PH (510) 839-7200

