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The historic Fox Tucson Theatre, constructed in 1930, acts

as a cultural hub and an anchor institution in Downtown
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Executive Summary

¢ dz0a2yQa 2f RSNE avYl f
mixed-vintage blocks play a unique and

economic vitality, neighborhood livability,
and residential density. Noted for lending
the city a sense of place and history, these
modest, ofteroverlooked buildings also
support morewalkable transitaccessible
neighborhoods and provide space for
creative entrepreneurship and job growth.

Confirming observations about cities made

thuiRliNgs andrza fingrdinédndix of ojfAnd  Areas of Tucson with older, smaller

new buildings have greater tree canopy and puildings are more walkable and more
gl tdz2 6t S NRBES Ay O2ydbddr dvelnpd sfirhceliepetatids tfad (£ Q8-ar accessible.

areas with newer, larger buildings. On

average, the oldest parts of the city have Areas with older buildings and mix of old
more than twice asnuch tree canopy as and new buildings are significantly more

areas of the city with the newest building ~ walkabler yR Y2 NB | OO0S&aaAiof

stock. In areas of the city with older Sun Link streetcar. Sixtywo percent of
buildings and blocks, the average surface  areas with older, smaller buildings and
temperature is nearly a full degree cooler  mixedvintage blocks outperform the

than in areas with mostly newer buildings.

by urban theorist Jane Jacobs in her 1961
book,The Death and Life of Great American
Cite€ (GKAA& &addzReée aK2 g3
smaller buildings are essential elements of
GKS OAGeQa Y2al agdA:z
RAAGNARAOGaDPE aAay3ad f 2
a2dz2NOSasx GKS Dbl aAzyl
Green Lab conducted an analysis of

¢ dz0a2yQa odzif RAy3aa |
connections between the character of the

OAG&Qa odAf RAY3 &i(2d a5

measures of economic, social, and
environmental sustainabilityKey findings
from this research include:

¢dz0az2yQa 2f RSNJ I yR
neighborhoods and commercial
districts are cooler

Areas of the city with older, smaller
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Areas of Tucson with older,
smaller buildings and
mixedvintage blocks are
colored red and orange.
Areas with mostly large,
new buildings are colored
blue and green



citywide average walkability composite
score, compared to just 34 percent of areas
with predominantly large, new buildings.

¢KS a.Sald 27F ¢dz0az
where old and new buildings sit side by
side.

¢ dz0az2yQa 2f RSNJ 02YYS
more than 65 percent of the businesses and
public spaces listed ohucson Week{y a
G.Sad 2F ¢dz0az2y Hnwmp
neighborhoods with tograted Tucson
Weeklyor Tucson Lifestylestaurants were
twice as likely to also contain buildings
constructed before 1945, compared to the
citywide average.

and 2013) than areas with mostly new
buildings.

Areas of Tucson with older, smaller
buildings are resilient job generators.
Areas of Tucson with older, smaller
buildings support concentrations of
jobs in small businesses, creative
companies, and startups.

Areas of Tucson with older, smaller
buildings and mixedintage blocks have
greater concentrations of jobs per square
foot of commercial space than in areas with
predominantly large, new buildings. Forty
one percent of these areas have more jobs
per square foot than the citywide average.
Only 26 percent of areas with mostly large,
new buildings perform as well. On a per
commerciaisquarefoot basis, areas of
Tucson with older buildings and areas with
a mix of old and new buildings gained
significantly more jobs during the beginning
of the economic recovery (between 2009

On average, areas with older, smaller
buildings and mixedintage blocks have
about 49 percent more jobs in small
businesses than areas with mostly large,
new buildings. While only five percent of
¢ dz0az2yQa O2YYSNDALI
building constructed before 1920, that

GKS OAleqa G20l ¢

The Sun Link streetcar
which launched service in
July 2014, connects
Downtown Tucson with the
University of Arizona
campus and passes through
historic neighborhoods and
Y historic commercial
corridors along its route.
Photo Credit: David Wilson
(Flickr) under Chky-2.0
License.

industries. Areas with at least one building
constructed before 1920 have an average
of 5.6 jobs in new businesses, compared to
an average of 2.5 jobs in new businesses
citywide. Compared to the rest of the city,
areas with smaller, older buildings
experienced a significantly greater increase
in the proportion of jobs in new businesses
between 2011 and 2013.

Areas with older buildings support
distinctive local businesses.

Wdregtham 80 pekcengof restaurants and (i
retailers in high Character Score areas, and

small portion supports nearly 11 percent of more than 90 percent in areas with
y dzY lguimgs gorstr@edsbafore 1g20,aeS | (1 A €
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independently owned rather than chains.  Adapting existing buildings to new A KEY CONCLUSION: ADAPTIVE REUSE
This compares to a citywide average of 66  uses is cheaper than new construction, SHOULD BE ENCOURAGED
percent of restaurants and retailers being  5nd is a more stable construction

non-chains. While only five percentofthe  ,ctivity during economic downturns. In addition to highlightinghe valuable role
commercial fabric of the city has at least that older, smaller buildings play in

one structure built before 1920, Between 2005 and 2014, rehabilitations of @ dzLJLJZZ NUA Yy 3 ¢ dzOaz2y Qa a2
this small total area houses more than 14 existing buildings cost an average of 60 vitality and livability, he Preservation

LISNDSy G 2F G(KS OAd & QpercenBebSo¥r squafdoodtdr yommdicaleDNB SY [ 6Qa NBaSHNDK L
owned businesses. Similarly, while just over buildings, and 26 percent less for residential importance of conserving, retrofitting and
Hp LISNOSyid 2F GKS ORAsuldings, tharen¥wcBmidedkill &nd I NI I rausing older buildings to achieve a more

have at least one building constructed residential construction. Renovation work ~ sustainable Tucson in the future. Below are
before 1945, this ongjuarter of the city on commercial buildings was more stable  strategies to help encourage building
O2ydl Aya ySINI& KI{ Tdulngthdidicat REckssiénaad tétal R S aabnservation and reuse:
businesses. dollars invested in renovating existing o

. houses increased during that period, while Recommendatlon. Cor_lduct_ o_utreach to
Neighborhoods of older, smaller investment in new housing plunged. These developers interested in building reuse
buildings and mixeevintage blocks trends show how the adaptive reuse of , . ,
have denser, younger, and more age existing buildings helps bEI)ffel‘ the local City .Of Tucson officials coulq beneflt from
diverse populations economy from economic downturns holding facilitated conversations with

' ' developers, community organizations,

On average, areas of Tucson with older, Older and historic areas of the city preservation groups, and building owners
smaller buildings and mixedntage blocks attract more investment in who are interested in reusing older and
have nearly 40 percent greater population .o nstruction. KAau2NARO 0dAt RAY3IaA Ay
density and a 16 percent greater density of ¥20dzda 3INRdzL)E OZ2YOSNRI U
housing units than areas with mostly, large  During the recovery from the recession, barriers to building reuse which may not be
new buildings. In areas with at least one construction dollars invested in older areas familiar or obvious to those who have not
building constructed before 1920, an of the city has surpassed investment in been involved in such projects. Such

average of 45 percent of the populationis  newer areas. Over the last decade, building diScussions could point to the need to

between the age of 18 and 34, compared to activity has been more widespread in areas '€fine or streamline development review

a citywide average of 26 percent. with older building stock. Since the and permitting processes, provide flexibility
recession, construction has become more  In building and zoning codes, and create

focused in those areas than in the rest of  financial incentive programs to reduce the
the city. obstacles, costs, and time associated with

building reuse projects.

Older, Smaller, Better in Tucsén



The Preservation Gredn |- @P&taership
for Building Reusweith the Urban Land
Institute provides a model to consider.

Recommendation: Create an Adaptive
Reuse Program.

affordable spaces for residents, businesses,
and nonprofit organizations. Vacant and
blighted buildings can be stabilized, cleaned
up, and used as community centers,
incubator spaces for small businesses and
pop-ups, and affordable housing. National
organizations such asrtspace the Local

The City of Tucson should consider creating Initiatives Support Corporation (LISC),

an adaptive reuse program that supports
and streamlines permitting and plan review
for building reuse projects, reduces or
waives additional parking requirements
following major investment in an existing
building, and reduces or waives permitting
fees for building reuse projects. The City of
[2a ! y3aSft SaQa
YR GKS / AGe 27
Program offer national best practices that

' RFLIGA GBS wSdza S
t K2 SThe BresérvatioRGreai alpsdengitensihé

NeighborWork#America, and Habitat for
Humanity offer an array of successful
models that could be adopted in Tucson to
provide neighborhood anchors that are
catalysts for revitalization.

About the Preservation Green Lab
hNRAYlFYyOS

fabric of communities by leveraging the

could serve as models for such a program in value of existing buildings to reduce

Tucson.

Recommendation: Encourage building
reuse in struggling areas with older
fabric.

Though the reuse of older and historic
buildings is sometimes associated with
boutique development and upscale living,
building reuse can be a cesffective
strategy for community development
organizations and ncprofit developers as
well. In areas facing social, economic, and
community development challenges,
building reuse helps retain and provide

resource waste, create jobs, and bolster a
strong sense of community. The
Preservation Green Lab integrates
sustainability with historic preservation
through research, demonstration projects,
and policies that decrease demolition and
promote building reuse.

Funding Support for this Study

This study was supported by funding from
the Arizona State Historic Preservation
Office, the City of Tucson, and the Tueson
Pima County Historical Commission. Public
presentations at the beginning and
completion of the study were sponsored by
Hotel Congress; Visit Tucson; The University
of ArizonaDrachmarinstitute and College

of Architecture, Planning and Landscape
Architecture; Tucson Historic Preservation
Foundation; Herbert Residential; and
Downtown Tucson Partnership.
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Introduction: Older, Smaller, Better in Tucson

Many cities are looking for innovative ways D.C., this research finds that established and argued that the healthiest areas of
to stimulate investment, reduce vacancy, neighborhoods with a mix of older, smaller cities need not just old buildings, but new

increase employment, and decrease carbon buildings outperform districts with larger, buildings interspersed with the old (1961, p.
emissions. Recent Preservation Green Lab newer structures when tested against a 187). Jacobs observed that old buildings
research shows that reusing existing range of economic, social, and and new buildings require differing levels of
buildings is a powerful strategy for environmental indicators. Taken together, economic yield the financial return

achieving these goals. A 2012 Green Lab  these recent Preservation Green Lab generated in the buildingsand that new
report, TheGreenest Building: Quantifying  reports document how conserving and businesses often naturally emerge in

the environmental value of building reyse  retrofitting existing buildings and buildings with low economic overhead.
documents how building reuse conserves  neighborhoods can help cities achieve .

energy and natural resources. Using-life  sustainable development. By now, more than fifty years later, many
cycleassessment analysis, the study researchers have demonstrated that older,
compares the relative environmental TheOlder, Smaller, Betteeport tests smaller structures have positive

impacts of building reuse and renovation  theories about the role of older buildings associations with social, economic, and
versus demolition and new construction. that were first articulated in one of the cultural diversity and vitality. In recent

The results show that it takes from 10 to 80 Most revered and widely read urban _years, a number of scholars have theorized
years for a new building to overcome, LX | yY A yzq 92N az _ Wi y Sathl_f tixaua ﬁéldewbdﬂldimgs w2212
through efficient operations, the negative ~ 1he Death and Life of Great American Cities.creating a sense of history, a sense of place,
climate change impacts related to the An outsider to the planning profession, ~ and a shared cultural legacy in cities.
demolition and construction process. WEO2d06a OIFfftSR UUSYUpA@FgoluRL 0KSI WHeSEBiRmgh@MNI 0 z

3SR o0dzAf RAY3&aé¢ Ay dANBrhsfowytlal ol dulidnEs2irtiRding
The value of existing buildings extends
beyond environmental sustainability.
Another Preservation Green Lab report,
Older, Smaller, Better: Measuring how the
character of buildings and blocks influences
urban vitality, examines the relationship
between the physical character of existing
buildings and a range of social and
economic performance data. Based upon
statistical analysis of the built fabric of
Seattle, San Francisco, and Washington,

In 2015, a local entrepreneur
opened Johnny Gibson's
Downtown Market, a grocery
store, in an old building by
using City of Tucson incentives.
Photo Credit: PaiBableman
(Flick) under C&@y-2.0 license.
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those without obvious architectural or older commercial districts across the city. C( CNRY ¢ %NM l:l o
historical significance, amaore flexible and  These populaculinary enterprises .
adaptable to multiple uses and expansions contribute to the distinctive food scene that adoberowhousesin

and contractions of businesses. Urban led Tucson to become the first U.S. city to ; A ;
design researchers Reid Ewing and Otto be recognized as anternationalCity of Barrio VIeJO to mid
Clemente, meanv_vhile, establish metr'ics for Gastronomy by the United Nations ce ntury Modern
quality urban design through regression Educational, Scientific, and Cultural

analysis and field validation Measuring Organization (UNESCO) in 2015. A recently Su bd|V|S|OnS, Tucson
Urban Desigmand find that older buildings opened streetcar provides transit service to i i i
are statistically tied to greater pedestrian (i KS O A iné&ghbo@dods Auining wears I:[,S ,I:] IStOI’y W!,th
activity and constitute an important past historic institutions like the Hotel LINA RS | y R 3 dza
component of the distinctiveness of a Congress. From Territoriperiod adobe
LX  OSQa dzNbFy RSaA 3ydwhausedrkBarNdRVie[ad nideaniRily > (1 K S
ONBIFG2N 2F K S 02 y O SMiderrgstibdivisioss, TacSddIdarns ks@ S
Of aaxé¢ KIFa 0SSy 2 dzilstds with gridé anodaiio. § KS @ f dzS
of older buildings.
This report explores the relationship

Older, Smaller, Better: Tucson between aspects of the built environment

. L and various measures of livability,
L dZAf RAY3 dzZLll2Y dKS t N&éndrhdditality\ ahd/resRdhBald¥nsity I 0 Q&
research on Seattle, San Francisco,and  and diversity. Funded through the generous
Washington, D.C., this report focuses on a  support ofthe Arizona State Historic
Southwestern city with a very different Preservation Office, th€ity of Tucson, and
history and development pattern. Yet even  the TucsorPima County Historical
in this much more aut@riented city, there Commissionthis report represents the
is evidence of a connection between urban  cyimination of more than a year of research

vitality and older buildings and blocks. collaboration between the City of Tucson

More than 50 restaurants and bars in and the National Trust for Historic

¢ dzOaz2yQa R2oyiz26y 2000BBSKBAGRNIQa t NSASNDI A2y DNBSY [F0d ¢KS
0dAf RAYI&Z |-if-fRe-ol St fzsgﬁ!dTect%&L%éd Mapping of the entire

caes and coffee shops are clusteredin QA 12 Q& o0dAf G SYGANRYYSyd | OO02NRAy3 G2 (KS

older, smaller buildings in the Nortf4 age and size of buildings and the diversity

Avenue commercial district, in of building age.

neighborhoods surrounding the University
of Arizona campus, and in a variety of other

Older, Smaller, Better in Tucs8n



Methodology: Measuring the Urban Landscape

Using geographic information sciences (GlS)measures, and analysis of the full city to The Preservation Green Lab analyzed this
and spatial statistics, the Preservation Greenrmodels focused on livability measures. data using spatial regression models,

Lab aimed to test the hypothesis that older Finally, this study includes new types of dataincluding spatial lag and spatial error
building age, greater diversity of building  that were not available in other cities, analysis, to assess the relationships between
age, and smallesized buildings are including sales tax revenues generated by the predictors of building age, diversity of
associated with greater livability, economic businesses over time, detailed data on the building age, and the average building size,
vitality, and residential density and diversity. locations and openings of Tucson businessesy granularity, of the built environment on
The study identified significant statistical the locations and values of construction various outcome measures of social and
fAyla 0SGs6SSy GKS OAhact®iQ for new verSidléxistigighouiléingsy G 2dedomic density and diversity. Additional
neighborhoods and commercial districts and over time (calculated from building permit  statistical models focused on the percent of
more than 80 measures of livability, vitality, data), a custordesignedvalkabilityindex, buildings constructed before 1945 and 1920.
density, and diversity. The report includes and relative shade and surface temperaturedn keeping with the methodology established

maps that spotlight sections of the city (calculated from LIDAR and satellite data). in the originalOlder, Smaller, Bettestudy,
where these statistical links are especially o ) ] the research team also combined data on
prominent, as well as areas of opportunity to 1 © Statistically assess the relationship key characteristics of building fabric into a
leverage existing built character to achieve P&tween characteristics of the built O2YLRAAGS &/ KIFNFOGSNI { O
community development goals. environment and measures of livability, a single measure for testing the role of older,
economic vitality, and residential density andsmga|ier buildings and mixedntage blocks.
This study extends the methodology diversity, this study focuses on 20eter In order to statistically control for other key
SaulFot AaKSR Ay UKS thy08 saetddedidnof thelxiydS-6rackh |'pr@0q%é)rs of vitality, statistical models also
Older, Smaller, Betteeport, which was square section, Preservation Green Lab  accounted for private investment in
published in 2014. Whereas that report researchers analyzed parcel and building  ~onstruction and median income.
focused on Seattle, San Francisco, and information using GIS software to compute
Washington, DC, this study tests the the median age of all buildings in the sectionAs with other forms of multivariate

performance of older, smaller buildings and the diversity of building age for all buildings regression, spatial lag and spatial error
mixedvintage blocks in a midsized city with in the section, and the number of buildings regression models calculate the extent to

a relatively new building stock and a very  (or partial buildings) that fall within the which variation in a dependent variable can
different development patteraTucson, boundaries of the section. The research be accounted for by variation in an array of
Arizona. Where th®©Ider, Smaller, Better team also calculated the percent of all independent predictor variables. As such,
report focused solely on mixegse and buildings within a grid square that were built the results of this analysis alone do not signal
commercial areas, this study also includes before 1945 and before 1920. causal relationships. Furthermore, the
residential areas in models focused on social research team does not imply that the

Older, Smaller, Better in Tucs®n



buildings by themselves predict or lead to
social and economic outcomes. Rather,
building on the longstanding theories of
Jane Jacobs, Oscar Newman, William H.
Whyte, and others, we argue that
characteristics of the built environment
tend to play a limited but importantt role
in influencing behaviors and outcomes.

The methodology employed in this study
was recently validated by way of

GNRPGSY ahft R ARSI &
buildings. New ideas must use old

O | gbmpaRdrik liahgeé Sndl distebuBion ¢fS &

building age within each grid square. The

6dzAf RAyIadé C2NJ KA & mensuezBf diersily bfbuilding sge i6 dzA £ R A
38 A& RNI 6y TFNRBY LIN@ulbIBte the sthrdSdida\aatioh ot

records, which were drawn from the Pima
/| 2dzye ! aaSaaz2Nna
for building age for each grid square
represents the median age of all primary

buildings in that grid square.

Diversity of building age;, Related to the

building ages within a grid square.
NeligbbbrioSd® with & ®mbih&tibréotiasis
and old buildings were assigned higher
diversity of building age scores than
neighborhoods composed of buildings
constructed at around the same time.

LJdzo £ AOF GA2y 2F | NI tokicéRof rettiding dderddildingsid y S Gvn@aRitycGranularity refers to the size
YR GKS +£FfdzS 2F ht REND2¢ &Rt X B . b If R A K S BLibdiags and $1a siz& af he\daress Bpbn

in the peerreviewedJournal of the
American Planning AssociationFebruary
2016

Defining Terms and Measures

Building ageg In The Death and Life of
Great American Citie§ane Jacobs points to
the importance of older buildings in part
because they offer more affordable rents
for small and starup businesses. As she

and communities must "mingle buildings
that vary in age and condition, including a
good proportion of old ones." This is in
contrast to districts that are constructed all
at once and points to the importance of
allowing neighborhoods to change over
time at an incremental rateDiversity of
building ages also drawn from property
FaaSaaz2Nna NSO2NRa®
was built into the grid squares, the
PreservatiorGreen Lab tearanalyzed and

-

Median Building Age + Diversity of Building Aget

Granularity

which they are located. Areas of high

granularity have mangmall buildings on

small lots, while areas of low granularity

have fewer, bigger buildings occupying

large lots, sometimes in the form of

superblocks. The ability to measure

granularity varied in each city according to

the data available. In Tucson, granularity is
eqyaliGthemuaibér & bufidihgslin®h§ridR | 4 |
square.

From left to right: Maps of

¢ dz0az2yQad YSRALFY 0
diversity of building age, and

built granularity. The Character

Score measure used in this

report combines data on the

median age, diversity of

building age, and granularity in

each grid square.

Character Score
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