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tonal professional organization that has grown in

its 125 years from 13 to over 43,000 members. It is
a voluntary nonprofit corporation in which 50 state soci-
eties, nearly 300 local chapters, and more than 125 stu-
dent chapters are active across the nation. Under the di-
rection of its officers, directors, special committees, and
task forces, the AIA's programs and policies are carried
out by members and staff at national, regional, and local
levels.

Many AIA chapters and the cities they represent seek
outside expertise in their efforts to improve community
planning and urban design. This assistance is available
through the natonal AIA's Regional/Urban Design Assis-
tance Team (R/UDAT) program. Local organizations—
working through AIA chapters—can arrange for an assis-
tance team, comprised of AIA members and other spe-
clalists, to visit their communities and advise them on
specific community planning and urban design issues or
on long-range goals in regional planning.

The objectives of the RIUDAT program are to give na-
tional AIA support to chapters in their efforts to take the
initiative and become a more effective influence in com-
munity planning and urban design; to improve the qual-
ity of urban design throughout the nation by involving
architects and other professionals in the process; to dra-
matize problems of urban design to interest the public in
solving them; and 1o assist AlA chapters by suggesting
opportunities for urban design and calling attention to
existing community assets.

The R/IUDAT program is a voluntary service that sends
carefully organized, multidisciplinary teams to commu-
nites across the country that have asked for assistance,
Over 80 such visits have taken place over the past 17
years; team members have been drawn from nearly 30
disciplines or specialties in addition to architecture and
urban design.

T he American Institute of Architects [AIA] is a na-

Bruce M. Kriviskey, AICP
Director of Urban and R/UDAT Programs
American Institute of Architects
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LI-the Urban Land Institute is an independent re-

search organization that conducts research; inter-

prets current land use trends in relation to the
changing economic, social, and civic needs of our soci-
ety; and disseminates pertinent information leading to
the best and most efficient use and development of land.

Established in 1936 as a nonprofit institute supported
by the contributions of its members, ULl has earned rec-
ognition as one of America’s most highly respected and
widely quoted sources of information on urban plan-
ning, growth, and development.

Members of the Washington, D.C.—based Institute in-
clude land developers, builders, architects, city planners,
investors, planning and renewal agencies, financial in-
stitutions, and others interested in land use.

Much of the Institute’s work is accomplished through
its 10 Councils, each headed by an Executive Group of
distinguished authorities:

B Urban DevelopmentMixed-Use Council

B Commercial and Retail Development Council

B Industrial and Office Park Development Council

B Community Development Council

B Residential Development Council

B Recreational Development Council

® Small-Scale Development Council

B Federal Policy Council

B Development Regulations Council

® Development Services Council.

This Panel Advisory Service Report is one of a series of
research publications to further the objectives of the Insti-
tute and to make generally available authoritative infor-
mation to those seeking knowledge in the urban field.
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The Tucson Valley lies amidst several desert mountain ranges and a fragile desert ecological system; the joint ULAIA panel was charged with
making recommendations regarding the planning and preservation of the area in the face of tremendous growth pressures.




FOREWORD

ne of the greatest challenges of urban areas in

the twentieth century is to allow for needed

economic growth and expansion without de-
stroying or irreparably damaging the natural environ-
ment. In many cases, unhappily, the environment has
been altered to the disadvantage of the inhabitants.

The Tucson valley, lying as it does between beautiful
desert mountain ranges, has a mild, salubrious climate
and a fragile desert ecological system. The Tucson metro-
politan area is experiencing rapid urbanization. Because
of these seemingly incompatible factors, the Urban De-
sign and Planning Committee of Tucson Tomorrow (a pri-
vate nonprofit organization of concerned citizens), the
city of Tucson, Pima County, and a number of private cit-
izens commissioned a combined panel of volunteer ex-
perts on land use drawn from the Regional/Urban De-
sign Assistance Team program of the American Institute
of Architects and the Panel Advisory Service of the Urban
Land Institute to develop a strategy for growth that will
result in the least passible environmental degradation.

The impetus for this study began in the late 1970s and
early 1980s, when the citizens of Tucson came to realize
that their community needed to reassess its goals and
values to better plan for future growth and change. In
1981, a group called "Goals for Tucson,” led by a broad
cross section of community leadership, conducted an ex-
tensive analysis to determine what priorities and goals
the citizens of Tucson felt to be important. During the
same period, a nonprofit organization called “Tucson To-
morrow,” made up of key public, business, and neigh-
borhood leaders, was also formed. Its goal is to improve
and enhance Tucson’s economy and the quality of its life.

Although numerous commuittees within Tucson Tomor-
row addressed specific areas of concern, the Urban De-
sign and Planning Committee was charged with the task
of formulating strategies for accommodating Tucson’s
growth while preserving Tucson’s beautiful natural set-
ting and rich cultural heritage. The committee recom-
mended to Tucson Tomorrow that outside professional
expertise be acquired to accomplish these tasks. In late
1983, requests for assistance were sent to ULI-the Urban
Land Institute’s Panel Advisory Service and to the Ameri-
can Institute of Architects’s Regional/Urban Design Assis-
tance Team (R/UDAT) program.

Tucson Tomorrow asked AIA'S RIUDAT to address the
issues of physical planning, design, and the environment
and to provide a concept for organizing growth and
change. It asked the ULI panel to deal with strategies for
providing adequate infrastructure to support the changes
and ideas for implementation. The members of Tucson
Tomorrow felt that this two-team approach could best

respond to the different concerns voiced by various local
interest groups presently in conflict over the impacts of
growth and change on the quality of life in eastern Pima
County. In response to Tucson Tomorrow's request, ULI-
R/UDAT proposed a joint team effort as a first attempt to
bring Tucson’s various local factions together to work on
a common agenda. In March 1984, the citizens and lead-
ers of Tucson and Pima County finally accepted this con-
cept, with some reservations.

In early April 1984, Robert Nahas of ULI and Charles
Redmon, AIA, of RIUDAT met for two days in Tucson to
help plan for the panel’s upcoming study. They met with
numerous representatives of home builders, developers,
city and county officials and staffs, business and neigh-
borhood groups, environmentalists, and home owner as-
sociations. A public meeting was held to hear from the
citizenry at large. The local steering committee was ex-
panded to include neighborhood representation; It pre-
pared briefing documents and helped to identify re-
source people for the panel to interview in May.

The 12-member ULI-R/UDAT panel, the “Tucson
Team,” arrived in Tucson on Wednesday evening, May
16, to begin its assignment. On Thursday, the panel
toured the area by air and on the ground to get first-
hand impressions of Tucson and the vicinity. On Friday
and Saturday, the panel divided into working groups and
interviewed nearly 200 people from all sectors of the Tuc-
son community. (These people, as well as other local par-
ticipants in the study, are listed in Appendix A.) The panel
heard numerous conflicting views on common ISsues as
well as many common views from conflicting groups.

On Saturday and Sunday, the panel met in executive
session to debate the issues heard and to formulate strat-
egies and recommendations for resolving the potental
conflicts between growth and change and the preserva-
tion of Tucson’s beautiful environment. The panel con-
curred on most issues but disagreed on a few. The fol-
lowing report represents the panel’s consensus on what
local actions are necessary to achieve Tucson's goals and
values.

This is the first time that ULI and AlA have collaborated
on a panel assignment. It has been a challenging and
complex assignment, and we hope that the results will
be beneficial to the sponsors of the study and to all of
the residents of the Tucson valley.

All panel members for this assignment have served
voluntarily without financial remuneration. Among the
team members are five architects or land planning pro-
fessionals, three members of development organizations,
one transportation planner, two public officials, and one
professor of urban economics.
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THE PANEL'S ASSIGNMENT

ver the past several years, Tucson has become

one of the fastest growing urban areas in the

United States. It has proven to be a desired loca-
tion for the development of high-tech industries like IBM
and large research and engineering companies like Gar-
rett Air Research. Other similar organizations and their
supporting industries are seriously interested in locating
in the Tucson valley.

As a result, one of the problems Tucson and its 550,000
residents are facing is how to continue providing ample
job opportunities and housing for the current residents
and the approximately 20,000 additional residents com-
ing in each year without seriously damaging its fragile
desert ecology, its cultural heritage, its clean air, and its
pleasant, livable environment. A second problem is how
to improve the overall image and quality of new and ex-
isting development in the Tucson region.

The panel’s assignment was to provide a strategy and
recommendations that would address these general is-
sues. The panel was asked to address the following spe-
cific issues:

® Development planning and urban design—iec-
ommendations for creating an organizing structure
for the metropolitan area, retaining Tucson’s special
character, developing a balanced approach toward
development and the environment, strengthening
elements of the natural and built environment to en-
hance the urban form, and developing and improv-
iNng quality neighborhoods.

B Land supply and infrastructure—ecommenda-
tions on approaches for (1) ensuring a sufficient sup-
ply of properly zoned and serviced land available for
development, (2] promoting infill development and
downtown revitalization, and (3] providing appropri-
ate infrastructure to both accommodate and direct
growth.

B Governmental and other implementation—iec-
ommendations on (1) modifications to taxation and
assessment practices, (2} forms of governance or
methods to direct growth, (3) the use of University of
Arizona resources to bring about quality growth, (4]
beginning a comprehensive planning process, and
(5) options for a metropolitan form of government.

To accomplish the task, the panel was divided into
three teams, each of which focused on one of these
three broad issues. The ultimate goal was o achieve a
development and implementation strategy that could be
promulgated by the whole 12-member team.

\ [ mwlaw
ARIZ | N.M.

Tucson has become one of the fastest growing urban areas in the
United States.

¢ JEFFREY MUIR HAMILTON 1984



SUMMARY OF

RECOMMENDATIONS

| Planning and zoning for the city of Tucson and Pima
County need to be increased n relative importance
and strengthened matenally, supported by elected
officials and citizens in general.

® Detailed general plans for land use in strategic areas
in the metropolitan region need o be developed as
soon as possible, starting with the most crniucal
areas. Qutside professional help should be hired be-
cause present personnel are burdened with the daily
activities of administering this rapidiy growing ared.

m The city and the county should jointly develop this
plan and efficient procedures to enforce the adopted
regulations. Building codes and zoning practices
should be consistent throughout the metropolitan
dared.

B The plan should provide for a planned unit develop-
ment approach to fragile lands with adequate pro-
tection for rivers, dry washes, and natural vegetation.
Clustering improvements on suitable sites would be
advantageous to builders and to the natural terrain.
An ardinance on grading needs to be developed,
controls on signs instituted, and strip commercial de-
velopment discouraged.

i, L. T i =

B A ransportation network for undeveloped lands and
other necessary infrastructure should be planned for
now as structural components of the stratedic arca
plans.

B “Mixed-use activity nodes” to bring residential uses
closer to employment centers should be encour
aged.

® Dry washes. nvers, and flood plains should! be fur
ther protected and used as greenbelt areas

B Designated histonc areas and neighborhoods gener
ally need to be emphasized and given an identity
In-town nerghborhoods n particular shoutd be
maintained and protected. Cnme could be dealt
with more effectively if neighborhood orgamzatons
are strengthened.

B The downtown area should conunue 1o be e
developed for offices, cultural activites. govern
mental functions, and speaahzed retail acuvities 10
make 1t a principal focus of the metopolitan reqgion
Close-in downtown housing should be encouragedd

B Growth will continue in the Tucson metropolitan
area with or without adequate plans and Lind use
regulations, but without them the eventual result
could be disastrous.

N

© JEFFREY MUIR HAMILTON 1984

Panel members (above from right to left) Robert Townsend, Norman Christeller, William Eager, Peter Hasselman, and Jesus Hinojosa, during
presentation of final recommendations.
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FINDINGS, CONCLUSIONS, AND
RECOMMENDATIONS

THE METROPOLITAN PATTERN

o)

metropolitan region. Its geographic differences are

subtle but must be respected; the hazards of flood-
ing, drought, and air and water pollution are the price of
neglect. Current settlement of the basin does not nearly
exhaust its capacity, but continued growth will require far
more attention to the logic of natural systems.

The basin is the result of water and sun working on
the land. The first inhabitants were the plants and ani-
mals of the desert, and many of today’s saguaro date
from the founding of the Old Pueblo. Vegetation is most
prominent along the many rivers, creeks, and washes,
where it stabilizes the soil and allows the runoff to en-
courage the recharge of the groundwater. The major riv-
ers—the Santa Cruz, Rillito, and Pantano—are natural di-
visions of the region, separating foothills from plains.
They also could become the seams that join the growing
human communities on either side.

Rimmed by mountains, the Tucson basin is a natural

. SAN KAVIBR CORONAPO
ANTA RBITA
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DIRECTIONS FOR GROWTH

Based on interviews with local developers and com-
mercial land brokers, we believe the general pattern and
magnitude of growth in the near future can be projected
with some confidence. The key factors influencing the
areas of growth are accessibility, capacities of the existing
infrastructure, recent patterns of growth, and available
sites.

In the industrial sector, it appears that the most signifi-
cant growth will occur in the south, from the area adja-
cent to the airport extending easterly in the direction of
the IBM facility. Secondary industrial growth is likely to
occur on the west side and in the northwest sector, al-
though normal industrial growth in those locations is ex-
pected to be comprised of smaller companies unless a
major employer (8,000 to 10,000 employees) elects to lo-
cate on a large site in those areas.

Significant office expansion is expected to occur in the
east-central and eastern portions of the metropolitan re-
gion. That growth would include service corporations, fi-
nancial institutions, and data-handling firms. Secondary
office growth is expected in the northwest area and, 1o a
more limited extent, in the area immediately north of
Tucson International Airport.

Short-term residential growth is expected to occur in
those areas where significant activity has occurred in the
last three years: the eastern edge of the metropolitan
area where significant middle-income housing has been

WRBAN | 2ZED AREAS

On this desert basin, man has overlaid an even grid of
roadways and highways that depart to follow the paths
of least resistance. The city's arterial roads provide orien-
tation and access to the main shopping and business
areas. Tucson has few generous central city parks, al-
though many areas on its penimeter and beyond warrant
awvisit. As the city has spread, large gaps have been left
in the metropolitan fabric, and they now offer the possi-
bility of infill for new purposes.

Several districts of citywide importance—the down-
town, the university, the medical center areas, the airport
and its industrial neighbors—give special character to the
surrounding areas. Between them, a quilt of commu-
nities Is emerging, partly the accident of development
history, other imes drawn together by common social or
ethnic tes or by threats of neighborhood change. The
communities range from a few blocks (o several square
miles; in only parts of the city have they organized into
formal groups. Yet they represent an emerging social
structure that must be recognized as part of the urban

pattern. MAJOR.
Each element of the metropolitan pattern—natural, TRANSPORTATION
man-made, and social—requires attention if Tucson is to ELEMENTS

get better as it gets larger. The following paragraphs out-
line ways to achieve this goal.




constructed, along the northern tier, and to a lesser ex-
tent in the southwest sector. Over the longer term, we
believe that patterns of housing development will shift
somewhat, with a major thrust of housing into the
southeast and far south sectors of the region.

This presumed shift in pattern rests on our assumption
that the Hughes State Land Trust lands and other sites in
the area will become available and that developers in
those areas will be able to service land either through
major extensions of infrastructure or through interim local
service facilities. It also appears that the south-southeast
sector is highly suitable for development in view of its to-
pography; soils, and hydrological conditions. Construc-
tion of limited-access and arterial roadways to handle
traffic efficiently seems possible at a relatively low cost.
As a result, opportunity exists for the construction of a
substantial amount of moderately priced housing.

Similar opportunities may exist on the far west side
and to a lesser extent in the northwest. But we believe
less residential development will occur in these areas be-
cause of historic housing patterns and because of greater
physical constraints on drainage and sanitary sewers.

LAND SUPPLY

It may seem incongruous to be concerned with the
supply of land in the millions of acres of northern Sonora
desert surrounding metropolitan Tucson. For thousands

—
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of years the amount of land was ample for campsites,
homes, fortifications, trading centers, churches, recre-
ation, agriculture, and even inspiration. But today's con-
straints—steep slopes, drainage patterns, the presence of
water and sanitary sewer facilities, soils, access,
ownership, governmental authorization, maintenance of
the desert environment, and sense of place—beqg the
question of availability.

Industrial Land

Before the recent sale of 13,000 acres by the Howard
Hughes estate, the supply of appropriate industrial land
was dwindling in the Tucson area. That sale, however,
has single-handedly changed the picture. A consensus
now exists, reinforced by zoning maps and utility service
district plans, that land will not constrain the continued
growth of employment in the research, manufacturing,
defense, and industrial sectors of the Tucson region.
While not all of the lands designated for industrial use
are currently served by utilities or transportation net-
works, sufficient land has utilities to take care of the
short- to mid-term needs, and additional lands can be
served by modest extensions of existing infrastructure. In-
dustrial users have a wide selection of sites throughout
the region, with the exception of the northwest and
northerly sections, where fewer areas are available.

Commercial Land
The market has absorbed nearly a million square feet
of office space in the past four years. In addition, expand-



ing retail activity has required an additional 3.000 to
4,000 square feet annually. The total supply of office
space in buildings of 50,000 square feet and larger (ex-
cluding public and institutional buildings] is 2.5 million
square feet. The aggregate size of mall shopping centers
is currently more than 3.4 million square feet.

As with industnal land, an adequate supply of serviced
sites appears to be available for mid-term needs, and ad-
ditional lands are available that could be developed with
the extension of roads and utilites as the region grows.

Residential Land

While thousands of undeveloped acres have been
zoned for residential use, the question of available land
for housing is much more complex than for industrial
and commercial uses. Many acres must be deducted
from the total because of their location or as a result of
solls, slopes, serviceability. and constraints. Nonetheless,
we have identified suitable residential lands throughout
the region that should allow the construction of approxi-
mately 30,000 homes and apartments in the near term.
Set against the demand for housing in metropolitan Tuc-
son over the past decade, this supply is fairly short,
equivalent roughly to three years of housing consump-
tion. Additional land can be made available for four to
seven years by the extension of existing infrastructure.

We believe that the supply of residential land is critical
to maintaining the character of the Tucson community
and its quality of life. So far, a variety of new housing has
been available for the residents of the area, and a partic-
ularly good job has been done in keeping prices down.
If an adequate inventory of available residential land is
not maintained, however, shortages will push land prices
up. and the higher prices of raw land will be reflected di-
rectly in the cost of new housing. If the major road sys-
tem is not extended to connect raw residential areas
with employment and commercial centers, the resultant
traffic congestion will significantly alter land use patterns
and the intensity and character of Tucson’s residential
areas. Over time, significantly higher housing prices and
higher residential densities resulting from increased con-
gestion would have a major negative impact on both
Tucson'’s economy and the area’s quality of life.

To mitigate such negative impacts, the county and the
ity should establish and maintain a land inventory sys-
tem to monitor the supply of developable residential
land throughout the Tucson region. The essential data al-
ready exist for such an inventory. While many aspects of
the supply should be cataloged, the most important roles
of such a system should be to distinguish between levels
of available land and to monitor the supply:

B Short-term inventory—Iland available to accom-
modate demonstrated housing patterns for three to
five years, which should be adequate.

® Mid-term inventory—land for demonstrated hous-
Ing patterns, with approved zoning and pro-
grammed infrastructure, to accommodate demands
for five to ten years. This category of supply is impor-
tant to maintamning stable land values.

- B F T N R "l
The panel believes that ensuring an adequate supply of residential
land is critical to maintaining the character of the Tucson community
and keeping housing prices at a reasonable level.

© JEFFREY MUIR HAMILTON 1984

B Long-term inventory—Iland designated on the re-
gion’s general plans for various residential uses. It is
not critical that the precise intensities of residential
development be established for all lands within this
long-term inventory. In fact, specific zoning actions
should probably be deferred until the area is likely to
be used within 10 years, but it is essential that over-
all densities be established for the major geographic
sectors of the region to aid in projecting needed
roadways, drainage, and water and sanitary sewer
facilities, and financing strategies.

GENERAL INFRASTRUCTURE

After reviewing current and projected requirements for
infrastructure, the panel focused on four areas of infra-
structure not related to transportation—water supply,
wastewater, flood control, and schools. Transportation-
related infrastructure is covered in the following section.

Water Supply

The development of imported water supplies through
the Central Arizona Project combined with active man-
agement of the groundwater basin should provide an
adequate supply of water to meet Tucson’s needs in the
foreseeable future. Conservation programs are an essen-
tial third leg of this strategy. While issues in each of these
areas will require attention over the coming years, stat-
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Flood control facilities and the management of floodplains are
subjects that require urgent and concerted attention.

utory authority for effective action appears adequate.
Equally important is the business and community sup-
port for the development and management of water re-
sources through the Southern Arizona Water Resources
Assaciation.
Nonetheless, several areas need future action to en-
sure an adequate water supply. The panel recommends:
B Developing an effective nonpoint source water pol-
lution management program
B Designating one lead agency for coordinating and
directing management of groundwater
B Matching the quality of water to its specific uses
B Examining connection fees in outlying areas to en-
sure that costs are being allocated fairly.

Wastewater

With the exception of a few privately operated local
area systems, Pima County handles wastewater. We
could identify no significant problems with the current
system. Excess capacity in the system should provide for
continued growth, and an existing plan extends to the
year 2000, based on population projections that are con-
sistent with those used for other elements of infrastruc-
ture. Despite voters’ recent rejection of a bond issue, po-
tential revenue appears adequate for this expansion.

A significant element of current plans involves the re-
use of effluent for irrigation. Such programs should be
continually and carefully monitored to ensure the quality
of groundwater supplies.

Flood Control

Flood control facilities and the management of
floodplains are subjects that require urgent and con-
certed attention if Tucson is to achieve quality urban de-
velopment and avoid unnecessary economic loss and
environmental damage. Four times since 1977, the Presi-
dent has declared Tucson a flood disaster area. It is clear
that intense storms can cause flooding in streambeds
that are otherwise dry river beds.

A vitally important step is to devise a flood control pro-
gram that provides facilities to protect existing properties
and a floodplain management scheme to reduce the
need for expensive capital facilities in future develop-
ment areas.

Tucson also has an opportunity to pursue floodplain
management in combination with an open-space devel-
opment program. Tackling the problem in this way could
provide for the preservation of significant natural areas
adjacent to the flow channels, thereby reducing the
needed capital expenditures for flood control facilities
and increasing the available open space. To accomplish it
will require clear criteria for identifying hazardous loca-
tions and reqgulations and incentives for locating develop-
ment away from the floodplain.

Smaller watercourses, especially in the foothills, should
be dealt with more effectively. In those areas, sites are
often crossed by one or more smaller arroyos. Develop-
ment projects must be scrutinized to ensure that these ar-
royos can perform their original function of providing an
avenue for storm flows.

Schools

The panel believes that existing school districts will be
able to serve the projected growth of the school popula-
tion. Changing demographics, the density of develop-
ment, and future population totals, however, may sug-
gest that a fresh look at the size of schools is necessary.

TRANSPORTATION FACILITIES, SERVICES,
AND MANAGEMENT

The automobile has been vital to Tucson’s develop-
ment, and it will continue to be the dominant means of
transportation in the region. The panel spent many hours
probing the needs and plans for transportation and hear-
ing the comments of citizens and government officials.
We offer several conclusions:

Arterial Streets

Tucson has a well-established grid of arterial streets,
with major roadways generally spaced one mile apart.
This pattern is appropriate to the topography of most of
the area, and it has served the city well for its first
600,000 residents. Trips on the network generally require
a short amount of time, Current traffic operations are at
generally acceptable levels for a city of this size.

In the existing areas, these artenal streets are usually
wide enough to provide adequate traffic capacity. Some
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congestion occurs downtown and in the area to the east
of downtown. In many locations of strip commercial de-
velopment, street capacity is limited by the large number
of curb cuts.

Concern has been expressed that additional highways
will be an inducement to regional growth and that addi-
tional highway capacity will bring about unnecessary
growth in traffic volume. Unquestionably, highway devel-
opment and growth are somewhat related, but the rela-
tionship is not simple. In fact, growth is influenced by a
large number of factors, and access is only one of them.
If this statement were not true, then several large cities
with excess traffic capacity should be experiencing em-
ployment and population growth, yet they are not. Con-
versely, several others with inadequate traffic capacity—
Houston and the Silicon Valley are notable examples—
should not be growing, yet they are. In fact, we believe
that Tucson’s growth will be most strongly influenced by
other factors—its location in the Sunbelt, the availability
of land and labor, and land prices, for example. Road and
highway improvements will be more important in affect-
ing the quality of travel than in determining the amount
of growth.

In existing areas, we believe that the citizens, neigh-
borhood groups, and local government officials are to be
commended for their careful work on the fine tuning of
the existing arterial network. The issues have been com-
plex, and it has not always been possible to find solu-
tions that satisfy all the diverse requirements. The strong
feelings engendered are perfectly natural and under-
standable.

Although new roads and highways lead to some new growth, the
panel believes that highway improvements will be more important in
affecting the quality of travel than in determining the amount of
growth.

We believe that the new and expanded transportation
links have promise and recommend that more detailed
work continue. As plans are refined, they should con-
tinue to balance the needs of the rivers, the neighbors,
and the city as a whole. We have several specific rea-
sons:

| The new arterial links (Kolb, Golf Links/Alvernon,
Kino, Rillito, and Aviation Way) will serve the area
of the city with the highest traffic volumes. The pro-
jected major growth of population and employment
to both the north and south will further increase
these demands (see figure below).

B Together with the links already under construction
[Kolb, Kino, Golf Links/Alvernon), the Rillito and Avia-
tion Way links will reinforce the continuity of the
roadway network.

B \W/hile the existing network could probably handle
future volumes, it would involve less flexibility and
greater volume at existing streets, which will not be
in the city’s best interest.

When terrain permits, the one-mile grid of arterials
should continue into new growth areas. In implementing
this suggestion, we urge:

W Rigid control of access from adjacent property to the
arterials. This control should specify the location of
driveways, the number of driveways, median cuts,
and acceleration/deceleration lanes.

m Expansion of the current 150-foot right-of-way re-
quirement to 180 feet or, better yet, 200 feet to allow
for development of a landscaped strip of meaningful
dimensions (see figure opposite). In addition, any
opportunities to preserve larger portions of the
desert environment should be capitalized upon.
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Panel members Gary Ryan (left] and Pike Oliver and Bill Eager [right) during interview sessions regarding land supply and infrastructure

Transit

The city of Tucson operates the transit service, with ex-
tended service, by contract, into developed areas of Pima
County. These services are and will continue to be an im-
portant element of the transportation system. While en-
joying growth in ridership, the transit system has not yet
been significant in reducing the volume of traffic in the
streets.

The continued expansion of the transit system should
be encouraged. It will provide a choice for those needing
an alternative, an option for some commuters, and a re-
serve of capacity for unexpected growth, fuel prices, or
the availability of fuel. For the foreseeable future, the sys-
tem is unlikely to reduce materially the need for streets
and highways.

The community should expand its range of choice in
transit service. Innovative alternatives should be encour-
aged appropriate to the low density of the Tucson area
and to Arizona’s policy of deregulating transit services.

Traffic Management

Tucson, its employers, and its commuters should be
commended for their efforts to reduce peak-hour traffic.
Continued efforts to limit the growth of demand through
sharing rides, alternative work hours, commuting by bicy-
cle, and walking can reduce long-term construction re-
quirements. More attention to pedestrians’ needs—side-
walks and crosswalks—is needed in the redevelopment
of existing areas and the design of new areas.
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OPEN SPACES

Tucson valley is almost completely ringed by preserved
lands: Coronado National Park, Saguaro National Monu-
ment, the San Xavier Indian Reservation, the Santa Rita
Wild Life Preserve, and Coronado National Forest. If open
spaces along the washes and rivers are extended out-
ward from the metropolitan area to these areas, an out-
standing web of multipurpose recreation lands could be
created. Such a strategy will give Tucson a unique char-
acter and provide a model for open space planning.

Tucson already has an open space plan—the concep-
tual plan for open space and parks of June 1978—and
the panel believes that this guideline is full of timely rec-
ommendations. It should be implemented. Land is not
likely to become less expensive; on the contrary, delay
probably will mean added costs. The Santa Cruz River-
side Master Plan, adopted in 1978, is an excellent exam-
ple of the detail that would be needed before the plan
could be implemented.

The panel strongly recommends the early acquisition
of open areas along the Rillito and Pantano Creeks, at
least to Kolb Road. This ribbon is one of the impaortant re-
charge areas for Tucson’s water aquifer and part of the
proposed alignment of the Rillito Parkway. Acquisition
should include the recreation areas that may be part of
the proposed Rillito Parkway plan.

A second priority for action is maintenance, in an un-
developed state, of the southern edges of the Coronado

Forest and the eastern and western edge of the monu-
ments. A special mountain management zone should be
created to ensure they will continue to serve as recharge
areas for the aquifer and as buffers against downstream
flooding.

Many techniques are available to accomplish these
two proposals. It seems critical, however, that the city
and the county obtain the authority to issue improve-
ment bonds and to enter into long-term purchase agree-
ments for advance acquisition and for flexibility in nego-
tiation.

We also recommend forming a private nonprofit open
space trust—possibly called “Tucson Open“—to actively
pursue the preservation of open space in Tucson and
Pima County. It would facilitate donations of land from
property owners (who would receive benefits in local
and federal taxation) and would pursue a variety of other
methods for obtaining ownership or easements. (Such
easements would require state enabling legislation.) A
number of national foundations, including the Nature
Conservancy Foundation, have shown a willingness to
aid such groups financially.

OVERALL STRATEGY

While the Tucson settlement dates back over a thou-
sand years, it was not until the early 1960s that Tucson
became a large metropolitan area, passing 250,000 in

recreation lands throughout the area.

A plan to maintain open space, both in mountain areas and along washes and rivers, could lead to an outstanding web of multipurpose
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The sector south of the airport and airbase is one location where a conscious strategy 1s essential for the location of land uses, development of
infrastructure, and designation and maintenance of open space areas in combination with flood zones.




population. Since then the population has more than
doubled, to about 550,000.

We believe that the continuing pattern of rapid growth
in the Southwest is likely to result in another doubling of
the Tucson area’s population over the next 30 years. This
prediction is consistent with the projections of the Pima
Association of Governments and the Arizona Depart-
ment of Economic Security. Whether or not Tucsonians
find that growth desirable, pressures of that magnitude
are probably inevitable. The question for Tucson is how
to accommodate it—what conscious or unconscious ac-
tions are necessary to influence its location and bring
about a higher quality environment for Tucson.

To be effective, such a strategy must deal realistically
with market factors and environmental constraints and
opportunities. It must show how to provide adequate
roads, sewers, water distribution facilities, and the other
needed infrastructure for community life. Such a strategy
can help Tucson avoid some of the pitfalls typically as-
sociated with development in the southwestern United
States. It may be possible to influence the mix and loca-
tion of new development so that housing can be made
available near employment centers. While circulation has
been easy in the past, growth will make it impossible to
maintain the ease of travel from business centers o resi-
dential areas without advance planning.

The sector south of the airport and air base is one lo-
cation where a conscious strategy is essential for the lo-
cation of land uses, development of infrastructure, and
designation and maintenance of open space areas in
combination with flood zones. This strategy should en-
compass the areas east of Interstate 19 as well as the San
Xavier Indian Reservation. With the recent availability of
the former Hughes estate primarily for industrial but also
for some residential development (approximately 12,700
acres), momentum for more intensive development of
this area has begun to build. This movement reinforces a
pattern originally set in motion by IBM’s location at the
intersection of 1-10 and Houghton Road. Beyond the
Hughes properties are thousands of acres of state trust
lands that could be made available for urban develop-
ment, not to mention land in the San Xavier Indian Reser-
vation if the tribe chose to pursue urban uses. It appears
that the movement to develop employment in this area
will accelerate significantly in the next few years.
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LAND REQUIREMENT
FOR. 2015

One way to consider the importance of the overall de-
velopment strategy is to consider the amount of land
area that will be needed to accommodate a doubling of
the Tucson metropolitan area’s population. Currently, ur-
ban uses occupy approximately 100,000 acres in the
basin, a relatively low density of development. While
land economics in the region and the life style preferred
are likely to encourage the continuation of relatively low
density, some modest increase in average densities, espe-
cially residential densities, may occur over the coming
years. Nonetheless, we estimate that nearly 100,000 ad-
ditional acres of land will be required to accommodate
the projected growth for the metropolitan area over the
next 30 years. The figure above shows this needed area
overlaid on a map of the greater Tucson region. Sufficient
undeveloped land is available to accommodate the new
settlement, but the choices of land will be greatly re-
stricted. It is therefore imperative to make plans now
rather than leave the pattern of growth to the vagaries of
the market.
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IMAGE AND VALUES

product of many factors, including the quality and

form of major routes, gateways, and corridors, the
character and treatment of the natural landscape, and
the historic nature and design of the architecture.

T he image and values of the Tucson area are a

ROUTES, GATEWAYS, AND OPEN
CORRIDORS

Tucson took its modern form from the demands of the
automobile. While the plain and the foothills contain
many fine residential streets and several neighborhoods
have a distinct and consistent character, the public image
of the city remains largely that of its heavily traveled
routes. The few breaks in the pattern of arterial roads that
occur each half mile are a welcome relief. Speedway,
Broadway, Alvernon, Oracle, and the other major arteries
are the public city most shared by city residents.

If the city’s image is to be improved, the starting point
must be the routes traversed by city residents on their
daily trips. The main roads are now subtly different; their
differences can be emphasized. They need careful and
consistent landscaping along their lengths, although a
different landscape pattern could be adopted for each.
Broadway begs to be a grand ceremonial street lined by
tall palms and desert shade trees to encourage walking
along its length. Office and higher-density housing
should be encouraged along the street to increase the
intensity of its use and justify regular transit service. In
contrast, Twenty-second Street, with its glittering signs, is
the quintessential automobile street. Elements at ground
level like fences and ground cover are more important
there as is the occasional introduction of a densely
planted median to break the deadly pattern of pavement,
metal, and neon. The sense of movement along the
street might be celebrated by banners. Stringent controls
on signs, appropriate along Broadway, seems less perti-
nent on Twenty-second. We suggest instead of citywide
standards, the use of rules governing signs. Other arterial
streets, Alvernon for example, might acquire their special
character from a predominance of a particular plant,
such as acacias, encouraged in private and public front-
ages. Still other arteries in newly developing areas, like
Houghton, might become linear corridors with bicycle
routes and convenience outlets along them.

We recommend detailed and careful attention to the
everyday city of Tucson—its arteries. Built-up areas re-
quire considerable remedial work, not simply landscap-
Ing. As strip frontages are redeveloped, a more logical
pattern of access, which places large parking areas at the
rear, should be insisted upon. The new shopping area at
Broadway and Country Club Road is one good example
of such a form.

In other locations, separate service roads would limit
curb cuts and allow parking to be screened from the
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If the city’s image is to be improved, the starting point must be the
routes traversed by city residents on their daily trips.

street. Each major artery will have its own logic for de-
velopment, and it would be wise to urge property
owners and merchants to form associations to permit co-
ordinated actions to improve their streets. In some areas,

like the Broadway corridor, where possibilities for redevel-

opment and infill abound, creating an authority equiv-
alent to the downtown development authority may be
warranted. Tax increments could then be employed to
improve the street and to consolidate parking and other
facilities.

Perhaps the greatest opportunities for influencing the
future character of the Tucson area are found in the newly
developing areas. The Ina-Skyline-Sunrise artery promises
to become the new connector with much of the foot-
hills area north of the city, yet current construction shows
little evidence that it is being considered as anything
more than lanes to move traffic. Points along its length
offer magnificent views of the city, yet no places to stop
and observe the view have been provided.

Kolb Avenue will become the new connector to the
enormous growth area south of the air base, but its use
or its character has been given no special consideration.

The scenic routes leading to and from the mountains
and the highway gateways to the city also deserve spe-
cial attention, because they are a newcomer’s introduc-
tion to the city. Corridors with views need to be plot-
ted—toward both the mountains and the city—and
development limited accordingly. Current efforts to regu-
late scenic routes seem not to be tied to a careful analy-
sis of the visual character of the routes.

While the “square-mile city” currently dominates the
public view—and we believe it can be capitalized upon
to give distinctive character to the region—the anoma-
lous and accidental breaks in the pattern should be given
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more prominence. University Boulevard is memorable be-
cause it departs from the standard pattern of streets.
Many other such opportunities exist. When arterial
streets cross washes, more can be made of the break in
the built-up pattern, and the eye can be drawn away
from the roadway. Where roads are offset slightly be-
cause of correction lines or accidents of location, a land-
mark structure or fountain or other object can lend a
sense of place.

In some areas, such as that surrounding the university,
streets might be modified to include a web of perma-
nent bicycle lanes on what is now roadway, ultimately
connected to washes and other off-street routes to the
suburbs.

In some districts of the city, opportunities exist to re-
duce the amount of land devoted to roadways, making
streets into linear parks. The broad streets in the Barrio
Historico, once needed for parking wagons and other ve-
hicles, seem inappropriate to the district’s current state. A
number of neighborhood groups have made plans to
transform areas within the major grid into precincts pre-
venting through traffic, yet public agencies have provided
little apparent support for this worthwhile effort.

In some districts of the city, where large-scale develop-
ment is possible or where collections of institutions pre-
dominate, opportunities will exist to make more signifi-
cant additions to the public environment and to create
traffic-free zones. These solutions should be encouraged,
but they should always be part of a district plan where
neighbors and institutions jointly consider the effects of
changes.

© JEFFREY MUIR HAMILTON 1984
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drawings for the final presentation and report.

Panel members Peter Hasselman {left) and Chuck Redmon (lower right), together with Larry Mann of the University of Arizona, preparing
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Thus, we are proposing a two-pronged approach to
improve Tucson’s image—a concerted effort to improve
the character of the arterial streets that are the most used
elements of the city pattern and steps to heighten the
uniqueness of the districts developing between them.
This proposal is not a luxury. We invest great energies
into “decorating” the interiors and exteriors of our
homes; we should demand the same attention to the
public environment.

CHARACTER OF THE LANDSCAPE

The desert landscape in the Tucson basin is extremely
fragile and precious. The native flora and fauna would
require many years to grow back if they were stripped
away by construction and development. Builders and de-
velopers should take special care to preserve what now
is part of the desert environment. We recommend the
development of standards for landscaping in the com-
bined metropolitan subdivision regulations. Careful use
of gravel, rock, and stone with desert plants in lawns and
irrigated areas is an excellent method of landscaping
around buildings.

As development occurs, every effort should be made
to replant and protect what is now a part of the entry
into Tucson from all directions. Trees indigenous to Tuc-
son that are hardy and require minimal watering and
maintenance should be carefully selected and planted to
frame the streets into the area. Desert plants, vines, and
ground cover will enhance the community’s image.

REGIONALLY APPROPRIATE
ARCHITECTURE AND DESIGN

The history of human settlement in the Southwest
spans 25,000 years of adaptability from the lush land of
glacial times to a postglacial environment of a harsh if
beautifully fragile desert environment. The shifting cli-
mate caused plentiful water and game to diminish so
that the nomadic life based primarily on hunting shifted
to the consumption of seeds and plants whose domes-
tication led to permanent settlements in locations where
conditions were most favorable. By 1000 A.D., the village
dwellers, or Pueblo Indians, had reached a golden age.
They viewed land and water as gifts from God to be
held in common as resources for the benefit of the com-
munity, not commodities to be squandered.

The whirlwind arrival of the Spanish conquistadores in
1539 in search of Cibola and the seven cities of gold up-
set the local order by the introduction of their values, cul-
tural influence, and Code of Indies. This comprehensive
code for planning, design, and administration brought
a new structure to the form of cities. The Mexican in-
fluence continued in the Spanish tradition with the
issuance of land grants but perhaps less strict
territorial control.

s
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The desert landscape is fragile in the Tucson Valley, and builders must]
avoid wholesale stripping of land and should take special care to

preserve what now is part of the desert environment.

This tradition of planning clashes with the laissez-faire
tradition of market forces shaping the use of the land
and its resources today. Land and water are now seen
more as commodities than as resources to be husbanded
for the community. Short-term gain replaces the long-
term view of protecting and conserving resources, as evi-
denced by the depletion of groundwater and water
courses as a result of the disappearance of desert
grasslands caused by excessive overgrazing.

The Southwest and Tucson have seen indigenous, re-
gionally appropriate architecture evolve across many cen-
turies of experimentation with architecture and site plan-
ning. The use of site and materials was carefully thought
out to produce a deliberate design whose environmental
awareness reconciled form and function. Energy-
conscious design is the hallmark of indigenous urban
and architectural form. The ancient cliff dwellers dis-
covered the tempering qualities of building into earth,
finding the sheltering cliffs would keep them warm in
the winter and cool in the summer. The use of thick
walls for thermal mass and the clustering of dwelling
units enhanced environmental control and economy in
the use of materials and firewood. The Pueblo and other
Indian settlements emerged as organic urban forms of
beauty and functional utility.

The Spanish cities were by contrast the result of a pre-
scribed set of planning and design guidelines set in the
comprehensive Code of Indies. Fortunately, the Moorish
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influence in Spanish planning and design was readily
adaptable to the desert environment. Main avenues radi-
ated from the midpoints of each side of the central plaza,
and two streets radiated from each corner, forming an
urban grid of streets and blocks. The plan’s onentation
was o take advantage of the angles of the sun and the
prevailing breeze. Streets were [0 be narrow so they
would cast a shadow for cooler walking during the heat
of the day.

The Spanish urban house made unique use of barred
windows to the street, solid wood gates and doors, and
an internal patio shielded by high walls. The dwelling
spaces focused on the patio fountain and gardens. Zero
lot ine development is a feature of this type of architec-
ture, and the land was used intensively without being
oppressive,

These principles of Pueblo and Spanish town planning
and design should be incorporated into contemporary
planning and design as proven, regionally appropriate
solutions that can enhance Tucson’s design character
without being gimmicky. The city of Tucson in coopera-
tion with the University of Arizona should undertake re-
search and applied experimentation to explore contem-
porary uses of these ume-honored principles and
maternials:

B Urban spaces could be enhanced by the use of
metropolitan plazas for large gathenings and smaller
plazas for neighborhoods.

B The concept of thermal mass should be explored
to reduce the need for energy.

® An energy-conscious design should be the under-
lying principle of contemporary architecture and site
planning.

B The use of patios should be explored to enhance
the environment and ensure privacy.

m Neighborhood identity could be addressed from
the standpoint of identifiable urban districts.

® Historic districts can serve as anchors of time and
as an important three-dimensional record of the
city’s heritage. Their cultural value is of unique and
irreplaceable quality.

B Barrio districts have historic and social dimensions
that maintain a glimpse of past life styles and urban
settings trying to exist in a contemporary setting.
They also should be viewed as anchors of culture
and history.

8 Neighborhood districts should be viewed as dis-
tinct social units whose occupants sense a common
historical, environmental, and/or cultural bond.

B Natural or man-made buffers can serve to en-.
hance the environment. Natural buffers can be
native vegetation. Tucson’s dry washes offer a spe-
cial type of buffer; they must remain open to accom-
modate the flash floods they channel. Because of
their unpredictable meanderings, additionai distance
from their banks increases buffering. Man-made
buffers include formalized landscaping, transitional
land uses, walls, berming, and arterial street systems.
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Bruce Kriviskey, Director of the RIUDAT Program at AlA, together with panel member Jesus Hinojosa during a working session regarding

neighborhood dentity and historic preservation issues,
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NEIGHBORHOOD IMPROVEMENT

he sense of attachment to a neighborhood or city

depends In large measure on a resident’s sense of

control over his or her everyday environment. Pro-
tests over zoning, traffic, crime, flooding, and neigh-
borhood changes induced by others have spawned
more than 100 neighborhood groups in Tucson and Pima
County. The panel believes the voluntary energy of these
groups should be harnessed to improve the quality of the
city environment.

CITIZEN INVOLVEMENT

Our country’s democratic tradition rests on the princi-
ple that the will of the people can be expressed through
representative government. This ideal is difficult to
achieve in the heterogeneous communities of the United
States, and the problem is further aggravated by the scale
and complexity of our urban centers. Thus citizens need
to become involved.

Citizen groups in Tucson have complained that they
are avoided or listened to politely and that their views
seldom carry the day in competition with developers’ in-
terests. City or county staff have ignored prepared plans
or proposals for improvements to their neighborhood, or
the proposals have died a quiet death behind closed
doors. Public officials and developers who must deal
with such groups, on the other hand, complain that they
frequently change their minds after agreements have
been reached, that vocal spokesmen often misrepresent
the weight of silent neighborhood opinton, and that
larger, citywide interests are regularly neglected in favor
of special interests.

These debating points are familiar, but the real issue is
the need to find dependable patterns of cooperation that
allow all to get on with the job of improving local areas.

Information and communication are essential to re-
duce, and avoid, unnecessary confusion and quarreling
and to enhance the equitable sharing of costs and bene-
fits. Expernience has shown that after quareling groups
meet and talk, 90 to 95 percent of the disagreement 1s re-
moved. Concentrating on the 5 percent significantly re-
duces acrimony, focuses the discussion, and leads to-
ward effective reasonable compromise.

Participatory democratic forms of decision making rec-
ognize that there is wisdom in the people; their inpult
and recommendations are crucial in the formulation of
pohcy, and in planning, design, and metropolitan man-
agement. Cultural diversity should be seen as an assel
and contribution to the richness of Tucsons life,

The citizens of Tucson must see themselves as a uni-
fied community capable of responding to the environ-
ment with the sensitivity the physical setting demands of
Its occupants—must like the Pueblo learned to do cen-
turies ago.

NEIGHBORHOOD IDENTITY AND
HISTORIC PRESERVATION

Among the areas that have been most active in neigh-
borhood planning and citizen involvement are the his-
toric areas of the central city. Tucson has a rich architec-
tural heritage, much of which is evidenced in a remark-
able series of relatively intact areas within the older, more
central parts of the city. The “architectural growth rings”
that developed as the city moved outward from its center
remain to illustrate the city’s architectural umeline.

The historic areas are now experiencing many disrup-
tions. however. Near the central business district and the
university, many historic buildings and entire older neigh-
borhoods have been cleared wholesale to provide sites
for development and locations for needed public facili-
ties. We observed out-of-scale new development on va-
cant sites in older areas and the modification of existing
structures to meet new needs, often by dressing them in
new and inappropriate architectural styles.

The basic problem is this: Tucson'’s older central neigh-
borhoods—within which are located many fine exam-
ples of historic architectural styles—represent less inten-
sive development in city areas where great pressure
exists for more intensive development. This situation has
created many recurring cankers as residents rally to retain
the historic character of their neighborhoods while the
city’s development community and governmental agen-
cies attempt to meet public needs and sausfy market de-
mands.

Panel members and neighborhood representatives meet prior to
tours of neighborhood areas.
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BARRIO  ACTIVITY.

Efforts to prevent or at least to mitigate these conflicts
have long been an issue in Tucson—as they are in many
older but still growing cities in the United States. The sit-
uation was exacerbated in Tucson during the 1960s,
when many buildings and neighborhoods—particularly
the close-in barrios—were acquired and cleared during
urban renewal. By the late 1960s and early 1970s, much
interest had been generated and energy expended in re-
cording what remained of the city’s architectural history
and in thinking about how this legacy could be pre-
served and put back to use. In 1971, the city of Tucson
prepared and published criteria for preservation and de-
velopment within Tucson'’s identified historic districts. In
that same year, the Tucson Historical Committee was
formed by ordinance; in the following year, the mayor
and council adopted the Tucson Historic Zoning Ordi-
nance. This ordinance has since been substantially modi-
fied and now incorporates several progressive features,

This locally administered historic preservation tool and
the National Register of Historic Places program are the
mechanisms whereby a systematic survey of buildings
and districts of architectural significance could begin. The
National Register program provides for the mandatory re-
view of the impact of federally funded or licensed proj-
ects on a community’s identified historic and cultural re-
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The opportunity to preserve and use the historic character of the
older parts of Tucson is real and should be pursued.
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sources. Certainly this mechanism will alleviate much of
the thoughtless demoalition of architecturally significant
properties that occurred as a result of federally funded ur-
ban renewal or highway development in the past. The
necessity of complying with this review process in the
early stages of development and planning is imperative.
Tucson’s local historic preservation ordinance appears to
be one of the more innovative such ordinances at work
in the country. It has a built-in responsiveness to neigh-
borhood issues by having official review bodies, com-
prised primarily of neighborhood residents or property
owners appointed for each historic district—which has
certainly resulted in the strengthening of neighborhood
associations, particularly within these designated historic
districts.

The opportunity to preserve and use the historic char-
acter of the older parts of Tucson is real; it has shown it-
self in two ways. First, historic preservation has been ef-
fectively used in Tucson as a catalyst for revitalizing
neighborhoods by generating pride in an area and by as-
suring neighborhood residents that their investments of
time and money to improve their own buildings will not
be destroyed by insensitive work nearby. Preservation has
thus served as an insurance policy encouraging stability
and continued investment in older neighborhoods desig-
nated as local historic districts. Second, the design review
and planning process afforded to neighborhood organi-
zations serving historic districts appears to be the only
successful mechanism available that allows residents a
voice in regulating—not merely planning for—the ap-
pearance and traditional quality of their neighborhoods.

Several issues have emerged in the application of his-
toric districts in Tucson. While the architectural integrity of
officially designated districts can be preserved, individual
structures located outside of districts—even if they are
designated as local landmarks under the ordinance—do
not seem to enjoy the same level of protection. This fac-
tor, however, seems to be more the result of market
forces than of preservation efforts. Another issue that
Is sometimes raised by residents of Tucson’s designated
historic districts is displacement. It does not appear to be
a phenomenon that should cause a backlash against
the designation of historic districts, however. Rather, it is
the*introduction of incompatible new uses that changes
the sense of neighborhood that makes many of Tuc-
son’s designated historic districts special places in which
to live.

Tucson’s historic architectural resources are extensive,
and the tools for their protection and continued use are
in place. In fact, Tucson appears to have one of the more
effective and responsive historic preservation programs in
the country. The city’s efforts at historic preservation do
not always work as well as they should, however. Two
mechanisms are needed to make Tucson’s historic preser-
vation program more effective and have an even greater
positive impact on resolving development issues. First, a
countywide, not-for-profit historic preservation organiza-
tion should be formed. While each locally designated
historic district is represented by its own neighborhood

organization, an umbrella group is needed that would
be able to marshal the efforts of the Tucson preservation
constituency on areawide issues and strengthen the
neighborhood organizations. This organization could
provide three key services: a greater public awareness of
the architectural quality of the Tucson area, advocacy for
preservation issues affecting not only individual neigh-
borhoods but also isolated landmark structures, and as-
sistance to individuals and groups interested in re-
habilitating or restoring older buildings or in establish-
ing additional historic districts throughout the region.

The second missing ingredient is an areawide, inten-
sive survey of historic and architectural (as well as ar-
chaeological| resources. This comprehensive data base is
necessary to identify significant elements of the cultural
or man-made environment that should be considered in
any planning recommendations. While extensive surveys
have been conducted within designated local districts
and within other districts throughout the community,
including Tucson’s central business district, a definitive
survey of the entire Tucson-Pima County area remains
to be done.

NEIGHBORHOOD AND LOCAL
AREA PLANNING

Whether historic barrio or outlying subdivision, the
Tucson region exhibits a strong sense of neighborhood
identity and participation that needs to be strengthened
through local area and neighborhood planning. We pro-
pose elsewhere the creation of a new general plan far
the region, beginning incrementally with local area
plans. Public staff need to be allocated to this effort and

*fw9 koUSING OWNERSHIP , SENIOR CITIZENS

IN RESIDENCE |, NO WEIRDOS oR CRIMINALS.

CHARACTERISTICS OF A NEIGHBORHOCD
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The panel noted several fine examples of seif-help efforts in
low-income areas that could be emulated; projects carried out by
local improvement associations should be encouraged whenever

possible.

active attempts made to elicit opinions from all residents,
land owners, and agencies with a stake in such plans.
Once plans are adopted, public bodies need to stick with
them until events require reconsideration of the entire
plan—for at least three or four years in most areas. Piece-
meal amendments should be avoided because they un-
dermine any confidence in the seriousness of the plan.

Many areas of the city and county already have such
plans, and the residents and owners in those areas need
to be provided with better vehicles for followthrough.
Currently, virtually all of Tucson’s community develop-
ment block grant funds are allocated to projects initiated
by or run by public agencies. We suggest that at least 20
percent of the annual budget be reserved for projects
proposed by neighborhood groups in areas where
neighborhood plans have been prepared and adopted.
Further, we suggest a demonstration neighborhood pro-
gram where a block of funds—say $500,000 per year—is
awarded competitively to one neighborhood for im-
provements that could serve as an example for other
neighborhoods. Thus, one neighborhood might be
awarded funds to improve its park in ways that respond
to local needs, and the next year another area might re-
ceive funds to install and test a system of cul de sacs and
throated intersections to discourage through traffic. Over
time the many examples would spur other neighbor-
hood groups to devise better proposals for their own
neighborhoods.

Projects carried out by local improvement associations
should be encouraged whenever possible. We saw sev-
eral fine examples of self-help efforts in low-income
areas that could be emulated. Local development corpo-
rations may be the most effective vehicle for infill devel-
opment. The energy, time, and dedication of volunteers
currently being channeled into protest can be the under-
pinnings for a greatly expanded local improvement pro-
gram.
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QUALITY IN NEW DEVELOPMENT

forms and landscape, which include the broad vis-

tas of the mountains that border the urban region
in almost every direction. In too many cases, unfortu-
nately, uncontrolled signage and uncoordinated architec-
ture obscure these views by drawing attention away
from them. In only a few cases has the desert landscape
been extended into urban development to remind one of
the environment where the development is located.

We have noted other specific problems:

| the unnecessary removal of desert flora and fauna

® heavy density and building mass covering building

sites and restricting neighbors’ views

B drainage and erosion from poor site planning

B dense apartments built on steep terrain

® the building of multifamily and single-family resi-

dences within flood plains.

We believe a great opportunity exists to better empha-
size the dramatic vistas, provide more of a desert feeling
within built-up areas, and generally increase the real and
perceived quality of development within the Tucson re-
gion. We encourage developers and planning and zon-
ing officials to pursue actions to address this concern. Ex-
amples of how they might do so for each type of devel-
opment follow:

T he Tucson area is blessed with distinctive land

RESIDENTIAL

Residential development is by far the largest consumer
of urban land, particularly in an area like Tucson, where
the density of residential development tends to be rela-
tively low. We encourage developers to pursue projects
to allow a greater diversity of residential types within
each project area when parcel sizes are adequate and
where market demand is sufficient. City and county plan-
ning officials can encourage this practice by providing a
variety of zoning designations. The panel recommends
that residential areas of 300 to 500 acres be planned as a
unit when ownership is consistent with this approach.
Focusing on parcels of this size means that an area is
large enough to be planned as a unit to accommodate
several residential types but small enough so that devel-
opment can be absorbed over a relatively few years. It
may be possible to provide organization and focus for
these residential areas by organizing them around local
shopping centers, parks, schools, and other community
facilities.

The panel recommends that design review procedures
be fully implemented using the system provided in exist-
ing zoning ordinances. In that review process, design
professionals employed by the city and county can re-
view the various impacts of development. That review,
however, must be performed promptly as applications for
development proposals are submitted to the munici-




palities. The panel believes that delays in staff review are
as much responsible for the unpopularity of the process
with both developers and neighborhood groups as the

conditions or development standards applied.

Quality is not determined by size of lot or house, price
range, or the availability of expensive recreational ameni-
ties. It is more often determined by the degree to which
the community meets the residents’ needs for safety, pri-
vacy, convenience, and social interaction. The manner in
which housing is placed on a site is as important as the
materials with which it is constructed. The way its spaces
are organized within the residential neighborhood are as
important as the amount of land devoted to each resi-
dent. The safety factor inherent in the street design is as
important as the provision of recreation facilities. And the
aesthetics of exposed boundaries and entries are as im-
portant as the finishes within the home.

We have found many attractive residential neighbor-
hoods within the Tucson region, including many that
serve the residents effectively even though they were de-
veloped in an era of relatively unsophisticated planning
concepts. In each instance, those neighborhoods serve
their occupants well by providing for the needs described
above. In many cases, however, we have observed resi-
dential patterns consisting primarily of unrelated, adja-
cent subdivisions that extend over broad sections of the
community. Such a haphazard sequence of neighbor-
hoods results in several problems: (1) inconsistent and
contradictory means of handling drainage, (2) the lack of
a clear hierarchy in residential streets, (3) inconsistent
treatment of the boundaries, resulting in a disorderly
streetscape along major arterials, and (4) widely dispa-
rate grading and siting patterns that result in abrupt
slopes and conflicting view corridors between adjacent
neighborhoods.

Wherever possible, access to arterial streets should be
limited to the minimum amount adequate to provide the
necessary emergency access. The design of the land-
scape, including monuments and signage, can suitably
identify primary entries to residential neighborhoods, and
traffic can be dispersed on a hierarchy of local streets
rather than only on the major arterials.

Boundaries of residential areas can be treated to bring
the desert into the urban fabric of the metropolitan re-
gion as well as to provide a buffer from adjacent arterial
highways. Because cost factors tend to limit the variety
and distinctiveness of architectural treatment in mass-
produced housing, a boundary of desert landscaping
would reduce the focus on the housing units them-
selves. It would also provide an aesthetically pleasing
view for passing motorists. This recommendation is con-
sistent with others for improving capacity of the arterials
noted earlier.

INDUSTRIAL

Industrial areas are often located adjacent to and visi-
ble from major roadways. As a result, the architectural
and landscaping treatment of such areas can significantly
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The panel encourages developers to pursue residential projects that
allow a greater diversity of residential types within each project area
when parcel sizes are adequate and where market demand is
sufficient.

affect the perceived quality of development. The panel
encourages Tucson'’s developers and regulators to ac-
tively pursue the development of consistent, high-quality
standards for architecture and landscaping in industrial
areas. Such landscaping does not have to be inconsistent
with the desert environment, nor does it have to be in-
consistent with efforts to conserve water. Drought-
tolerant, desert vegetation would satisfy both require-
ments. The key is an overall and consistent application of
landscaping and a consistent use of good architectural
design.

Whether the initiative for consistent application of
landscaping and architectural standards comes from the
development community or from zoning and develop-
ment administrators is inconsequential over the long run,
although in the short run implementation is more likely if
the development sector takes the initiative. In either case,
consistent application is the key. We cannot over-
emphasize how important these standards and their
application can be in achieving a quality urban en-
vironment.

COMMERCIAL

One dominant impression all the members of the pan-
el received is the prevalence of strip commercial develop-
ment in the Tucson area. This type of development is a
part of every metropolitan area in the United States and
particularly those in the Southwest. Even more than in-
dustrial development, it is viewed by everyone traveling
major arterial highways. Probably no single action can be
taken to improve the perceived quality of the physical en-
vironment than a program to regulate strip commercial
development.
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Panel members Gary Hack (left) and Robert O'Donnell [right] who focused on issues related to urban design and quality in new

development, during final report presentation.

The panel strongly recommends that a program of reg-
ulating signs, including an abatement program for exist-
ing signs, be undertaken. In addition, strip commercial
development should be discouraged in newly develop-
ing areas by discouraging access to arterial highways
[providing buffers adjacent to the highways through
which access would not be allowed) and by providing
clustered commercial sites at major intersections.

ALL DEVELOPMENT

Overall, we recommend that the subdivision review
process in the city and county be restudied and that reg-
ulatuons be included for:

B clearing and grading

/8

B hydrology and drainage for onsite or area retention

B performance standards for residential, commercial,
and industrial development

| 3 design review system for both Tucson and Pima
County

B a planned unit development for residential, commer-
cial, and industrial uses in Pima County

B new community and large-scale development for
projects over 1,000 acres

B updated standards for street widths, pavement
widths, access points, and parking for commercial,
residential, and industrial uses in Tucson and Pima
County

B recommendations for landscaping within the sub-
division regulations.




GOVERNMENTAL PROCESS
AND STRUCTURE

ew places in the world have the positive options

open to Tucson. While the character of the job

base is just beginning to broaden, it shows sub-
stantial promise for the future. The amount of available
land has few parallels. The image of the region—and
much of the reality—qgives it truly great potential for
growth. But this growth must be accomplished sensibly
without unduly infringing upon the freedom from gov-
ernmental interference.

IMPERATIVES AND CHOICES

Tucson is a logician's nightmare—but it has worked.
We have noted many positive characteristics:

B Transportation development, by most standards, is
still limited, but typical commuter times would be
the envy of most urban areas. The matrix of reason-
ably wide streets and avenues is a tribute to the
foresight of a previous generation. They may appear
to be stretched close to the bursting point at times,
but they provide, even at peak times, a level of ser-

vice that is better than that found in most metropoli-

tan regions.

Panel members during a full panel working session.

| The division of responsibilities between the county
and city is much more a function of past conflicts
and expedient resolutions to political impasses than
a carefully conceived division along logical lines. The
responsibilities for water, sewerage, and effluent re-
flect this division. While some duplication of costs
and occasional conflicts in service are apparent,
however, the water and sewer division for the most
part works—at least for today’s Tucson.

B Tucson provides excellent, relatively inexpensive
housing. While the location and planning of hous-
ing may be based on haphazard tactics and land
use patterns increasingly costly in terms of delivering
services, the industry has been able to produce a
range of options and costs that can rarely be
matched elsewhere.

B Tucsonians are proud of their environment—and
with good reason. Few locations in the world can
match the grandeur of its surrounding mountains
and the pleasure of being able to see them without
the smog of a Denver or Los Angeles. True, scar
tissue is beginning to show in the foothills, and the
endless strip commercial development of arterial
streets is an offense to the eye and an impediment
to travel. But the environment generally remains a
primary plus for the area.

The measure of Tucson’s competence is the breathtak-

ing growth and vigorous economy it has enjoyed. En-
dowed by nature with a matchless setting, the sheer
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verve of its people has yielded a splendid place in which
to live. And this accomplishment has occurred with rela-
tively little government structure. Without detracting in
any way from the accomplishments of the past, the
issue that must be addressed is whether the area has an
adequate foundation of governance and direction for
OMOorfow.

The Imperatives

Tucson’s future will partially be a function of present
trends. Thus it is necessary to view the present with a
cold eye.

The job base. Employment in Tucson has doubled
in the last decade, roughly four times as fast as the na-
tion as a whole. Subject to the ups and downs of the
national economy, there is good reason to believe that
this pace will continue into the future. Much of this
growth has been in relatively low-paying occupations,
but securing a more remunerative industrial base is a dis-
tinct possibility. Future industrial growth in the United
States will be far different from the past, much less de-
pendent upon natural resources and the requirements
that engendered yesterday’s old smokestack areas. Future
growth will depend rather upon the ability to secure
technical and professional staff—individuals who are no-
toriously footloose. The pressures of competition mean
that salaries are relatively even. The major differential at-
tracting such employees is the quality of the environ-
ment. If Tucson is going to provide not only more jobs for
its people but also more and better jobs, maintaining the
quality of its life and its setting is enormously important.
But the very growth in the job base engenders equiv-
alent pressures of expansion, particularly in the delivery
of services, which cannot be met with the present gov-
ernmental structure.

Population projections. Pima County’s population
will soon be well over 600,000, an increase of 13.3 per-
cent since the 1980 census. And this level of growth oc-
curred during four years in which individual mobility was
inhibited by one of the sharpest recessions since 1929.
Tucson is physically endowed to accommaodate this
growth. But to do it well will require thoughtful plan-
ning and the cooperation of all the elements of the
community, particularly as the revolution in financing re-
sults in more modest housing.

Water and sewage. The costs of water epitomize the
changes that are taking place. The creative political lead-
ership of the state and the development of the Central
Arizona Water Project have yielded a substantial, de-
pendable source for the future. But the source cannot be
wasted; it will be much more expensive in its delivered
form than present resources, and it brings additional
pressure to bear on ensuring the most efficient land use
possible. The provision of sewage facilities and their use
to recycle waste waters are going to require significant
investment. To do so in a fashion that minimizes financial
and aesthetic costs to Tucsonians is well within the state
of the art. As presently structured, however, it may well
be outside present governmental procedures.
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Panel cochairman Chuck Redmon discussing the outline for the final
study report and presentation.

The dynamism of Tucson and its environs should be a
matter of pride rather than concern. It can enhance rather
than detract from the quality of life, enriching the variety
of options for vocation and avocation for the city and its
inhabitants. But it can do so only if given consistent, pre-
dictable guidelines for growth and a responsible and re-
sponsive capacity for governance.

The Choice

The government’s structure and tax policies and their
possible reform have been studied extensively. Such stud-
ies by the League of Women Voters of Tucson, the Office
of State and Community Resources at the University of
Arizona, and the County Government Study Commission
have left a residue of insight but all too infrequently any
follow-up action. Guidelines and structures to avoid the
problems of Phoenix and Los Angeles remain to be put
in place. Tucson is in the fortunate position of having the
experience of others to serve as a guideline and to have
enough vital growth to overcome some of the sins of
omission and commission of the past. Doing so, how-
ever, will require the continuous involvement and com-
mitment of all parties.

At best, however, organization can provide only struc-
ture. The functioning of that structure for good or ill de-
pends upon people, both in and out of government.
Statements of purpose and of goals are very important—
but only when they serve as true focuses of direction.
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who focused on governmental process and structure issues.

Panel members Robert Townsend and Norman Christeller (below],

What is involved is enlisting the skills and vitality of Tuc-

son’s residents in the furtherance of its enhancement, se-
curing additional opportunities for all of its citizenry, and
ensuring that the city and its people lead better lives in a
secure environment.

The measures discussed below are, in our judgment,
efforts that can yield a better framewaork for action. Not
least of their targets is a clarification of responsibility.
Clearing organizational lines is essential, not only to en-
sure appropriate and speedy action but also to provide
citizens and neighborhood groups a much clearer sense
of responsibility. Confused lines of authority like the pres-
ent ones permit too-frequent buckpassing.

Responsibility is a double-edged instrument. It permits
clear-cut action and implementation, but it also requires
attribution. Authority must not be abused. Tucson needs
not more government for its own sake but structures that
can yield positive results, take responsibility, and accept
the applause and criticism. Much of the frustration of the
local groups we interviewed results from the present
failure of organizational structures to clearly define re-
sponsibility, despite the best of intentions. The measures
sketched below can be the beginning of a new cycle of
continuously matching organizations—public and pri-
vate—to needs—present and future.

OPTIMIZING THE REGION

Tucson is a natural metropolitan region. The term
“metropolitan area” is a phrase designed barely a gener-
ation ago to describe a central city and its commuter
shed. In many high-growth areas of the United States,
metropolitan areas have been substantially redefined as
development expanded beyond the original boundaries.
The Bureau of the Census in 1980 thus coined a whole
new set of terminology for “superregions.”

In Tucson’ case, clear-cut physical boundaries define a
region of approximately 1,300 square miles; the metro-
politan entity cannot change over the long term. The in-
clusionary characteristic of the geographic area calls for
an integrated format for planning and a long-term strat-
egy of development. Our major recommendation, there-
fore, is that the physical development of the entire basin
be planned and administered on a unified basis. A com-
prehensive regional plan must provide a guide to devel-
opment that enhances the quality of life in the uniquely
beautiful environs of Tucson. It must be practical and
doable, and it must provide some consistency and pre-
dictability for residents and developers.

In our estimation, crucial to a positive future for the city
and all of its citizens is a process of careful land use plan-
ning and consistent development control based on poli-
cies that are sensitive to environmental issues, compati-
ble elements, and economic factors. Such a regionwide
plan would guide development and policy for transpar-
tation, housing, environmental protection, and other 1s-
sues affecting development. It is essential that this plan
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receive the approval and commitment of the governing
bodies of both jurisdictions.

It is clear that such a comprehensive plan for a region
of this magnitude cannot be brought to fruition in a
short time. A rich store of material can contribute to this
effort, however, and certain steps can be taken to provide
an orderly transition.

m The previous comprehensive planning effort should
not be discarded; rather, it should serve as a starting
point for the regional plan.

® Existing area and neighborhood plans have been
approved (with varying degrees of acceptance) and
can serve as components of the regional plan—if
the relevant governing bodies avoid frequent, piece-
meal amendments while the larger planning is un-
derway.

® Existing zoning codes, subdivision requlations, and
development processes are reliable if they are vig-
orously enforced, pending their modification to in-
corporate innovations proposed by the regional
plan.

m The regional plan itself can be developed incremen-
tally by choosing strategically important locations for
the development of new area plans. In the develop-
ment of such area plans, the relationship to estab-
lished or planned development outside the edges of
the planning area must be carefully considered.
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It is extremely important that such a planning process
be open to public observation and that representatives of
residential communities and area civic and business of-
ganizations participate actively. In some cases, such par-
ticipation may involve development of the neighborhood
plan by present residents and landowners with profes-
sional assistance; in others, the plan may be developed
by professional staff with strong input from residents,
landowners, and developers. Appendix B describes expe-
e Sy riences elsewhere with citizens’ broad participation in the

— planning process.

g The comprehensive plan will provide an opportunity
for a much more detailed overview of problems related
to storm water—in the major stream beds and the dry
washes. Clear guidelines must be provided to preclude
inappropriately located development and to optimize the
use of such watercourses for passive recreation. Tucson's
desert environment requires considerations commensu-
rate with the fragility of the ecology. especially for gaps
in regulations like approprate grading ordinances, given
the very slow recovery rate of desert land. While these
problems are not unique to Tucson, their resolution is im-
portant to the preservation of the area’s special heritage.

Environmental sensitivity is possible without incurring
; inordinate costs. What is required is a comprehensive un-
| derstanding by developers and environmental agencies
of the basic rules of the game—in advance. The plan
downtown area and clear-cut physical boundaries that call for an anq fhe 20ming coues ShQU}d prowdg R thegilanned
integrated format for planning and a long-term strategy of qnlt deve_lopmenr o fragte lands, yvh adequate PIeheE
develapment. tion for rivers, dry washes, and natural vegetation. Clus-
tering development on suitable portions of a site would
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The Tucson area is a natural metropolitan region with a central
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be advantageous to the builder and to the natural ter-
rain. It is especially important to understand, however,
that planned unit development zones will be effective
only if public design review is a strong process.

Tucson is fortunate in the splendid areas available to
those seeking open space and the opportunity to get
away from it all. At present, hikers and equestrians must
often gain access to the trail systems in the national for-
ests and other public lands through undeveloped private
property. As the private property adjacent to the public
lands is developed, it is important to preserve such ac-
cess while protecting the rights of private property
owners. This feat can best be accomplished by providing
for trail easements during the subdivision process. [Again,
it must be noted that such easements would require a
change in state enabling legislation.) Purchasers of
homes in the new community will then be on notice of
the nearby public right-of-way. Equally important is the
need to provide for such a trail system in the required
area plans. In particular, the need to control development
near streams and washes prompts a strong recommen-
dation that these environmentally sensitive areas be en-
hanced for the public by the provision of trails and parks
along their routes.

The comprehensive plan must provide for fiscal impact
analysis. Alternative approaches toward future financing
must be addressed so that the physical parameters of the
plan are matched by realistic fiscal analysis.

It is especially important that the plan determine ap-
propriate land uses for state trust land well ahead of any
state plan for disposition of the land.

If the plan is to be useful, if it is to be believed, and if it
is to be implemented, it must be comprehensive, ad-
dressing the fears, desires, and needs of all the citizens. It
must therefore incorporate realistic projections of future
need, environmental issues, transportation, and other in-
frastructure—particularly water and sewerage—but it
must also include all of the manifold structures and ser-
vices that must be put in place within the community.
Supported by fair, professional market studies and eco-
nomic analyses, the plan must provide for housing of
various types, industrial needs, education, recreational fa-
cilities, and all of the human and job-related services re-
quired to fulfill Tucson's destiny.

Essential to the success of such a plan is a strong com-
mitment by city and county governing bodies and their
planning and zoning agencies to be guided by the plan
in their decisions. If desirable zoning would be contrary
to the general plan and/or an area plan, action on it
should be deferred until the plan has been amended
through a careful participatory process. Consideration
might be given to a system used in some jurisdictions,
where amendments are restricted to a stated frequency.

The planning outlined above, in our judgment, will
take two to three years, during which planning area in-
crements can be adopted. Life must go on during that
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Panel members during presentation of final recommendations to the citizens of Tucson.
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period; at the same time, however, Tucson must Not ex-
perience a stampede of rezonings in anticipation of new
plans. This type of end run can be enormously costly to
the community, to developers, and to other residents.
Wherever possible, therefore, we suggest a very crtical
view—Dbut not necessarily a completely negative one—
toward applications for rezoning.

GOVERNANCE

A number of alternative approaches to the governance
of this plan are possible. These approaches seek to pro-
vide an entity to formulate this growth. They are posed In
the hope that they may serve as a broad base for discus-
sion within the community.

Metropolitan Government

While initial efforts at creating a form of metropolitan
government for the Tucson region have met with difficul-
ties, this format has been successful elsewhere. In recent
years, for example, Indianapolis and Minneapolis-St. Paul
have been joined by cities as diverse as Sacramento and
San Francisco in capturing what former Secretary of
Housing and Urban Development George Romney once
referred to as the “real city.” that is, the forms of urban
settlement that have long burst past traditional municipal
boundaries. This format should certainly be kept in mind
for the future. It may not, however, be feasible in the
short term.

County Assumption of Responsibilities for
Land Use Planning

The county has responsibility for land use planning
everywhere but in the city. Admittedly, land use planning
for the area outside the Tucson basin has a disunctly dif-
ferent set of imperauves from that within the basin, but
the Tucson metropolitan region must be considered a
unified planning area. The county’s assumption of this re-
sponsibility has certain distinct imitations, not least of
which is the division in taxing authority and therefore in
implementation. Further, it may be difficult for the city to
accept responsibility for infrastructure based on plans de-
veloped elsewhere. Moreover, the limitations imposed
upon county governmental authority through the lack of
home rule clearly dictates against this approach.

Annexation by the City

A policy of aggressive annexation by the city may ulti-
mately absorb much of the metropolitan area. While this
policy is more or less presently being undertaken, it has
severe shortcomings. The required concurrence of the
owners of more than 50 percent of the land (by assessed
value| in the area 1o be annexed makes for a piecemeal
approach at best. This approach tends to be pursued
only when there is a strong fiscal advantage to the city.
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Other jurisdictions suffer from a situation in which a

fiscal crisis leads to “fiscal zoning.” A potential parallel sit-
uation exists in Tucson. While we do not believe that the
annexation policy should be reversed, the true realization
of Tucson’s future requires a more comprehensive ap-
proach.

Unified Planning

Perhaps the most quickly achievable method of provid-
ing for coherent unified planning for the region is a uni-
fied planning effort. Such an effort could be undertaken
by intergovernmental agreement, and both jurisdictions
could provide resources. Outside professional resources
should be hired to augment local staff. The most impor-
tant element in the success of such an effort will be the
commitment to conform zoning decisions to the plan
and to fully use present provisions for design review and
development control. Equally important is a meaningful
dialogue between residential groups, business groups,
and government officials and staff

Whatever mechanisms for governance are chosen, sig-
nificant efforts need to be undertaken to resolve the at-
mosphere of conflict that currently exists in the commu-
nity. One of the more difficult problems in physics is the
so-called three-body problem, that is, establishing rival
gravitational pulls and their ultimate effects when one is
dealing with three distinct entities. At the risk of overex-
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George Sternlieb (standing) delivers the final recommendations
regarding governmental process and structure.
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tending an analogy, the panel suggests that the situation
in the community is a three-body problem. The devel-
opers, the government (elected and appointed], and
neighborhood groups act as distinct entities. Too often
they do not hear each other; sometimes they do not
even talk to each other. Bringing the full potential of the
city and its envirans to realization must involve the three
groups working together.

This approach does not mean subservience by any
one of the groups to the wishes of the others, but all par-
ties must fully comprehend the forces and compulsions
at work. Give and take must be much more constructive,
and the groups must exhibit a capacity for something
more than grudging resignation. The atmosphere of fear
of the unknown, of a sense of decision making behind
the scenes that neighborhood groups expressed to us
simply is unworthy of a great community.

Good planning and its long-range successful imple-
mentation require the cooperation of all levels of the pol-
ity. Not only the city and county government but also the
people of the community must have confidence in the
process, even if they may disagree from time to time with
its results. This approach therefore requires a strong com-
mitment to the principles of open meetings, participation
by citizens, and open decision making, even when it
sometimes hurts. The development of the regional plan,
as we have already suggested, must involve meaningful
dialogue and a consensus with neighborhood groups.

Panel co-chairman Robert Nahas presents summary recommendations
during the final report presentation to the Tucson area citizenry.

FISCAL ISSUES

Far more detailed analysis of the realities of taxation
and assessment, in terms of their nominal and real im-
pact, is required before any detailed judgments can be
made. Clearly, Tucson is to be commended for its rela-
tively low level of real property taxation, which has made
possible relatively modest housing costs and more dis-
posable income for residents. Unfortunately, this feat has
not been achieved without some cost. It has permitted
relatively painless land speculation and is in part respon-
sible for the leapfrogging of development that charac-
terizes the area. Thus, in our opinion, current taxation
and assessment practices are clearly unsatisfactory. The
sum of their effects has made it possible for land owners
to secure relatively dense levels of zoning for land, to
hold that land undeveloped for speculation, and to do so
for long periods of time. We suggest that assessment
practices as they relate to this process be studied and the
possibility of reassessment when land is zoned higher
strongly considered.

Equity

Several people we interviewed raised the issue of the
equity involved in requiring the whole community to pay
for infrastructure that is needed to serve newcomers O
the community. The answer is far from simple, It is evi-
dent, however, that the present generation has benefited
from the investments made by their predecessors and,
perhaps more significant, that most major infrastiucture
improvements are financed through bond issues. In turn,
all the residents of the community pay the debt service
on the bonds in the future. Thus, the burden of paying
for infrastructure is practically continuous; present occu-
pants are supported by past contributions and in turn
help create a system for the future.

When unique forms of infrastructure or similar ad-
vanced investments are required, other communities
have occasionally used special assessment districts or
other forms of contributions from developers. We suggest
that the basic infrastructure should be a general fiscal
burden and that exceptional requirements be financed
by a special assessment district. Appendix C s a descrip-
tion of inventive approaches for financing selected ame-
nities.

Special Fees and Assessments for Project Review

Within reason, it is appropriate to charge fees and/or
special assessments to developers upon application for
zoning, site review, subdivisions, and the like. It 1s impor-
tant, however, that these fees be earmarked specifically
for the financing of such activities—and that a profes-
sional staff be provided to ensure their appropriate reso-
lution and to expedite approval. Every effort should be
made to ensure that it does not become an open-ended
source of funds but an appropriate recognition of public
costs. It must always be kept in mind that these fees are
passed on to the ultimate consumer.




INSTITUTIONS OF HIGHER EDUCATION
AND QUALITY GROWTH

The fascination with high technology in the United
States and some of its notable success stories—the Sil-
icon Valley in California and Route 128 around Boston,
for example—have obscured the relatively modest oppor-
tunity for employment that will be available in high-tech
industry. Current estimates by the Department of Labor’s
Bureau of Labor Statistics suggest that in all probability
no more than 1.5 million jobs will be available in high-
tech industry in the year 2000.

This prediction should not derogate the importance of
this sector to the national economy, but it permits some
measure of perspective on the local situation. With few
exceptions, just about every state in the country is now
seeking the same target. The Research Triangle area of
North Carolina, the recent efforts by the University of
Texas, and an $85 million high-tech bond issue in New
Jersey are merely a very few of the efforts to capture this
industry.

We suggest that Tucson’s industrial base has to be
substantially increased before significant growth in high-
tech industries in the area can be anticipated. In this con-
text, therefore, Tucson is fortunate in having the Univer-
sity of Arizona, which increasingly is becoming known
nationally and internationally as a first-rate research es-
tablishment, at its doorstep. The university’s achievements
in optics and in biomedics are substantial. They provide a
base for the community to attract industrial ventures.

As best we can tell from historic data, however, the
new industrial employment of the community lies largely
in less glamorous manufacturing assembly operations.
The firms may be high tech to the casual observer, but
the bulk of the jobs are much more of the meat and po-
tatoes variety. We note this fact not to disparage these
Jobs but to point out that exactly what kind of “high-
tech” employment is feasible and desirable for Tucson
must be clarified.

The panel supports seeking out “clean” industry of all
kinds, while certainly not minimizing the appeal of high-
tech industries and their high-paying occupations as
well. But, at least for the moment, high-tech industries
cannot be viewed as prospective large-scale users of
land. The efforts of the community college to train and
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Panelists responded to many questions from the audience during
the final presentation.

retrain workers at a more basic level certainly are to be
encouraged. This process is increasingly important as the
range of industrial occupation shifts. Pima College, in our
estimation, has done a remarkable job, and its success
certainly enhances the desirability of Tucson as a labor
market.

Both educational institutions provide significant re-
sources; they enhance not only the overall area but also
the concern with the planning process. Their involve-
ment is noteworthy, and it should be even more closely
integrated into the community’s future efforts. The plan-
ning professionals on the university’s staff can be a valu-
able resource in community planning if they are used
under the direction of the public planning agency.
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APPENDIX B

CITIZEN PARTICIPATION IN THE
PLANNING PROCESS

Momgomery County, Maryland, lies northwest of
Washington, D.C. During the nineteenth cen-
tury and the early decades of the twentieth cen-
tury, Montgomery County was an agricultural community
that provided sites for summer homes for well-to-do
Washingtonians. Some small commuter communities
also sprang up along the railroad line out of Washington.
In the 1920s and 1930s, auto-centered suburban com-
munities grew up near the District of Columbia, but dra-
matic growth did not really occur until the years follow-
ing World War |I.

During the 1940s and 1950s, Montgomery County be-
came a burgeoning bedroom suburb of Washington.
Early during this period of rapid growth, a broad-based
and successful drive arose for a home rule charter for the
county, and this drive laid the foundation for a strong
thrust of civic activism throughout community life. Be-
cause many of the new residents were federal employ-
ees and could not engage in local partisan political activ-
ity, their strong interests in local government took the
form, instead, of participation in PTAs, neighborhood
civic associations, and regional or countywide civic orga-
nizations. Such avid participation continues today.

This widespread civic activism by a highly educated,
articulate citizenry has been especially notable in the
land use planning, zoning, and development fields. Cit-
izen participation has taken a number of forms, and the
land use planning process itself now reflects the continu-
ing desire for full and substantive participation. A short
description of several modes of citizen participation in
the land use planning process follows.

ZONING ORDINANCE REVIEW

The county has appointed, for example, two special-
ized advisory committees to review and revise some as-
pects of the zoning ordinance. Anticipating the develop-
ment pressures and opportunities that would accom-
pany construction of rapid rail transit lines, the county
formed a committee to generate new zoning tools for
central business districts and transit station areas. This
committee included persons drawn from the leadership
of the residential civic associations, of the business com-
munity, and of the development industry, as well as aca-
demics and professional experts. These leaders inten-
sively reviewed community experiences elsewhere and
drafted zoning ordinance amendments that introduced
performance zoning to the county.
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A second committee, with similar composition, studied
the entire structure of permitted and special exception
uses and identified explicit standards for each special ex-
ception use.

DEVELOPMENT OF GROWTH POLICY

In the early 1970s, growth was a major issue in the
county. A short early period of free-wheeling spot zoning
contrary to master plans had produced unacceptable in-
trusions into single-family residential areas. Partly as a re-
sult, advocates of a “no-growth” policy grew in number.
An increasing awareness of environmental problems in-
troduced another element into the debate. Recognizing
the need to address these issues directly, the planning
board appointed a growth policy committee and estab-
lished a broad agenda for its consideration.

This committee was drawn from a wide spectrum of
interests and was provided with its own staff to augment
the assistance of the professional planning staff. Three
subcommittees addressed the issues of environmental
protection, transportation, and community planning.
After an extended study period, the committee brought a
preliminary report before a forum of elected officials and
of community and business leaders. The final growth
policy report that resulted from more than a year of in-
tensive effort provided a policy guide and an agenda for
future action toward systematic growth management.

The county disbanded the growth policy committee
after officials had accepted the final report, but work on
the committee’s proposals proceeded with the aid of the
professional staff and of unstructured citizen input. An-
nual public meetings examined various aspects of
growth management. Some of these meetings followed
a chautauqua format; others employed panels of experts
to moderate general discussions.

DEVELOPMENT STAGING

Importantly, out of the growth policy report came new
tools to coordinate private development activity with
provision of the public facilities it needed. After the de-
tails of a staging system were established, a new advi-
sory committee was appointed. This committee included
an equal number of representatives of the residential
civic organizations and of the development industry, and
also comprised a panel of technical experts from local
governments. A series of more than 20 meetings over a
six-month period provided careful analysis of the staging
system and identified some apsects requiring further
study or modification.




COMPREHENSIVE MASTER PLANS

A number of modes of citizen participation have come
into play in creating comprehensive master plans to
quide land use, zoning, transportation, environmental
protection, and provision of community facilities. The
master plan process itself offers chances for wide par-
ticipation. First, a staff draft is presented at a public forum
held to invite public suggestions and comments. Next,
the planning staff and the planning board prepare a pre-
liminary plan that will ultimately be taken to a formal
public hearing. The planning board revises this plan and
forwards a final draft to the county council. After the
public hearing, the county council meets in public work
sessions with the planning board to make any further re-
visions that the council may deem appropriate. These
public work sessions supplement the citizens’ formal op-
portunities to comment at public hearings and forums.

Significantly, every amendment to a master plan must
also go through the three stages named above (staff
draft, preliminary draft, and final draft), with public hear-
ings at each stage.

This basic process has been modified in a variety of
ways to provide for citizen participation at earlier stages.
In many cases, for instance, an advisory committee for a
given area is appointed at the outset of the master plan
process. Usually, the 12 to 15 members come from resi-
dential civic groups, PTAs, business interests, and com-
munity groups. This advisory committee meets often
with the staff to identify issues and to examine alter-

natives. Committee members also carry out liaison with
other members of the affected community, attend plan-
ning board work sessions, and present a final report to
the county council. Sometimes, a member of the plan-
ning board wiill chair such a committee, while on other
occasions the staff member in charge of the plan will
serve as a convenor of informal meetings.

The time span of the planning process, however, poses
a problem for master plan advisory committees. Citizens
may find it difficult to sustain interest and continuity over
a two- to three-year period. Consequently, the county is
now trying a new process. This procedure requires the
planning board or its staff to hold a preliminary forum to
elicit comments on community problems and concerns.
After performing further analysis, the staff then convenes
workshops on different parts of the master plan area or
on specific master plan issues, thus furnishing chances
for exchanges of ideas before the staff draft is written.
This way, better-informed comment usually results at the
planning board’s public hearings on the staff draft and
on the preliminary draft.

In summary, Montgomery County has used a variety of
techniques for inviting citizen contributions to the land
use planning and regulation process. The citizens have
demanded and received a high degree of participation,
and the results have proved invaluable to public officials.
Ultimately, even those citizens who have disagreed with
specific decisions have become more inclined to support
the master plans because the county sought and consid-
ered their opinions and suggestions.
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APPENDIX C

INNOVATIVE METHODS FOR DEVELOPING
RECREATIONAL AMENITIES

recreational amenities on public park lands has

proven a highly effective strategy in San Bernardino
County, California. The process involves land lease ar-
rangements that allow both the private and public sec-
tors to benefit.

The process began in San Bernardino County, when
park officials sought to follow through on a Parks De-
partment plan that called for two 18-hole golf courses on
government park property. The Parks Department went
to private golf course management firms and asked for
their help in preparing a request for proposal (RFP) for the
construction and management of the proposed golf
courses. Several proposals were submitted in response to
the RFP Officials carefully examined the responses, se-
lected a firm, and proceeded with the proposal to de-
velop. The management firm invested $4.5 million to
build the golf courses. When they were completed, in a
mutual agreement with the builder-manager and the
county, the builders deeded the improvement of the golf
course to the county, and the county in turn leased back
the facility to the builders to maintain and operate it. The

T he use of public/private partnerships to develop
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county’s revenue, as a result of this arrangement, is gen-
erated by a minimum ground lease plus a percentage of
the management firm’ intake. In essence, the more
money the management firm makes, the greater the rev-
enue to the county. Since the golf course opened in

1976, every month and every year have generated in-
creased revenue for the county. The investors, managers,
builders, and county officials like the arrangement. More-
over, the county did not have to create additional bu-
reaucracy to manage and maintain the golf course, but it
still receives income from it.

Other amenities that have been or currently are being
developed under a similar process include marinas, recre-
ational vehicle parks, bowling alley/roller skating/gym-
nasium facilities, tennis/racquetball/handball/volleyball fa-
cilities, and equestrian facilities. Most of them are con-
structed within parks or on the fringe of parks, so they
do not conflict with daily park activities. They do, how-
ever, produce additional revenue for the governments
to maintain and operate the parks, thus reducing or
eliminating the fees for other activities in the parks. This
concept is entirely different from the old way of using
concessionaires, and it has yielded much better results. A
concessionaire does not have a vested interest in the
project and frequently does not pursue the activity to his
greatest ability to generate revenue for himself and the
government.




PANEL MEMBERS

ROBERT T. NAHAS, COCHAIRMAN

Mr. Nahas is president of R. T. Nahas Company, cur-
rently involved in a number of projects, including a 700-
acre planned unit development on the shores of Lake Ta-
hoe, Nevada; a 60-acre planned unit development in
California on Lake Tahoe in partnership with the
Weyerhauser Company; and a small, eight-acre industrial
park in Newark, California. The company also owns a
number of shopping centers and other commercial prop-
erty in California and Nevada and is actively engaged in
the cattle and farming business in Idaho. Mr. Nahas is
past president of the Oakland Chamber of Commerce,
president emeritus of the Oakland-Alameda County Coli-
seum, Inc., president of the Urban Land Research Foun-
dation, Washington, D.C., trustee of Wells Fargo Mort-
gage and Equity Investors, director of the Wells Fargo
Bank and Wells Fargo Company, trustee and past chair-
man of the California State Parks Foundation, and presi-
dent of the Oakland-Alameda County Coliseum Founda-
tion. He is also a trustee and past president of ULl and an
executive group member of the Commercial and Retail
Development Council.

CHARLES REDMON, COCHAIRMAN

Mr. Redmon, an architect and urban designer, is a prin-
cipal of Cambridge Seven Associates, Inc., an architec-
tural and design firm located in Cambridge, Massachu-
setts. He has been with the firm since 1965. Before join-
ing Cambridge Seven, he spent a year in Santiago, Chile,
on a Ford Foundation grant to work on the development
of a community facilities program. At Cambridge Seven,
he has been partner in charge of numerous projects for
both the public and private sectors, including station
modernization guidelines for the Boston Transit System,
buildings at the University of Massachusetts—-Boston
campus, the Baltimore Aquarium, the Houston Design
Center, and renovations to the Atlantic City Convention
Center. Mr. Redmon is a member of the national AIA Ur-
ban Planning and Design Committee (since 1977, chair-
man of AIA'S RIUDAT program (since 1979), and on the
board of directors of the Boston Society of Architects. He
has served on five previous R/UDAT studies as team
member or chairman and has assisted in the organiza-
tion of over 30 R/UDAT studies since 1979. He is a gradu-
ate of the Architectural School of Rice University and has
lectured at Harvard’s Graduate School of Design and the
Boston Architectural Center.

NORMAN L. CHRISTELLER

Dr. Christeller serves as chairman of the Planning
Board for Montgomery County, Maryland, and as chair-
man of the Maryland-National Capital Park and Planning
Commission. The planning board is charged with devel-
oping comprehensive master plans for Montgomery
County and recommending land use and zoning to the
Montgomery County Council. It also administers subdivi-
sion requlations and is responsible for the development
and operation of a 26,000-acre park system. Christeller is
a former member and president of the Montgomery
County Council. He is also an executive group member
of ULI's Development Regulations Council.

WILLIAM R. EAGER

Cofounder and president of Transportation Develop-
ment Associates, Inc. (TDA), Dr. Eager has over 20 years
of experience in the transportation field. With offices in
Seattle and Denver, his firm has done transportation re-
search, planning, and design for urban areas and recre-
ational developments throughout the western United
States. He has managed comprehensive regional trans-
portation programs in Seattle and Denver, the latter proj-
ect one of the country’s first major efforts to plan regional
transportation from social, economic, and environmental
perspectives. He also serves as assistant chairman of ULI's
Development Services Council.

GARY A. HACK

Mr. Hack is head of the Department of Urban Studies
and Planning at Massachusetts Institute of Technology
and a consulting principal in Carr Lynch Associates, Cam-
bridge, Massachusetts. Educated as an architect and
planner, he has served as an urban design consultant for
many cities in the United States and Canada. From
1967-69, he was head of planning for Gruen Associates,
New York, and from 1975-78, he headed the Canadian
government’s research and demonstration program in
housing and urban development. Professor Hack has lec-
tured widely and is the coauthor of Site Planning:
Lessons from Local Experience and a number of articles
on urban design. He was responsible for the revitaliza-
tion plans for central Louisville, Kentucky, the Detroit East
Riverfront, and four waterfront development areas in Ca-
nadian cities.
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PETER M. HASSELMAN

Mr. Hasselman is a design principal in Whisler-Patri,
San Francisco-based architects, planners, and interior de-
signers. His professional career includes significant roles
in a wide spectrum of urban projects, including a new
town, ceremonial avenues, interstate highways, regional
rail and rapid transit facilities, high-density offices, and re-
tail, residential, and mixed-use structures.

Mr. Hasselman has been identified with AIA's R/JUDAT
program as a team member or organizer of over 20 such
studies and through his service as a member and former
cochairman of AIA's RIUDAT Committee. He has lectured
before students, professionals, and community groups on
timely urban topics. He is a member of AlA's Urban Plan-
ning and Design Committee and currently serves as
chairman of the national AIA convention to be held in
San Francisco in 1985.

JESUS H. HINOJOSA

Mr. Hinojosa, AICP is on the graduate faculty in the
Department of Urban and Regional Planning of the Col-
lege of Architecture and Environmental Design at Texas
A&M University. He is on the board of directors of the
American Planning Association and a member of the So-
ciedad Interamericana de Planificacion. His professional
experience ranges from working for planning and archi-
tectural firms on large-scale projects to working in South
and Central America on comprehensive planning studies
through programs sponsored by the State Department.
He was principal international advisor of the interdisci-
plinary team working on the Managua reconstruction
planning program. At the university, he has participated
in numerous public service studies, giving technical assis-
tance to cities throughout the state of Texas, including
Cattleman Square 2000, a redevelopment strategy for the
city of San Antonio development agency. He has also
conducted continuing education programs for Texas and
Costa Rican public officials.

ROBERT M. O'DONNELL

Mr. O’'Donnell, AICP/FASLA, is chairman and chief ex-
ecutive officer of HOH Associates, Inc., an internationally
known planning and consulting firm. As president, he
has been responsible for planning Exxon’s new synfuels
town of Battlement Mesa in Colorado and ARCO's new
coal town of Wright, Wyoming. Some of HOH Associ-
ates’s outstanding developments include the Southdale
Shopping Center in Minnesota, the Vail Ski Area, Denver
Technological Center, and Santa Fe, New Mexico. In ad-
dition, the firm was a member of an association of con-
sultants planning Costa Smeralda, Sardinia, Italy. HOH
has had offices at St. Charles, Maryland, for over 12 years,
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designing and guiding growth of one of the few suc-
cessful HUD Title IV and VIl new communities. He is an
executive group member of ULI's Community Develop-
ment Council and chairman of the ULI Panel Advisory
Service Committee.

H. PIKE OLIVER

Mr. Qliver is senior director of advance development
planning for The Irvine Company, developer of master
planned communities on over 60,000 acres of land in
Orange County, California. Before joining the company in
1978, he worked for several public agencies, including
the city of New York and the Governor’s Office of Plan-
ning and Research in California. Oliver is an executive
group member of ULI's Development Regulations Coun-
cil.

GARY M. RYAN

Mr. Ryan is president of Grupe Development Com-
pany-Colorado, a residential development and construc-
tion firm located in Englewood, Colorado. The firm’s
1984 activities include construction of three rental condo-
minium projects (690 units), construction and sales of a
townhouse project (120 units), and development of a 76-
acre mixed-density residential subdivision (344 sites).
Ryan’s previous experience includes single-family and at-
tached houses, large-scale community development, and
development consulting services to homebuilders and
lenders in 15 states.

Mr. Ryan has been active in ULI for 19 years. He has
been an executive group member of the Residential De-
velopment Council for 11 of the past 13 years and has
served multiple terms as vice chairman of that council.

GEORGE STERNLIEB

Mr. Sternlieb is director of The Center for Urban Pol-
icy Research at Rutgers University in New Brunswick,
New Jersey, and professor of Urban and Regional Plan-
ning. He is a member of the U.S. Census Bureau Review
Committee and an editor of American Demographics, Ur-
ban Affairs Quarterly, Cities Magazine, and New York Af-
fairs. His more than 25 books include The Tenement
Landlord, America’s Housing, The Urban Housing Dilem-
ma, The Future of Rental Housing, Shopping Centers:
USA, and Demographic Trends and Economic Reality. He
has served as consultant to numerous government and
private agencies and as a member of President Reagan’s
Urban Affairs Task Force. Mr. Sternlieb is a ULl trustee and
fellow and an executive group member of the Commer-
cial and Retail Development Council.



ROBERT O. TOWNSEND

Mr. Townsend has been a member of the San Bernar-
dino County Board of Supervisors since January 1974; he
served as chairman of the board for two years. Previously,
he served six years on the County Planning Commission,
including a term as vice-chairman and three years as
chairman.

Townsend has served as president of the San Bernar-
dino Associated Governments, first president and
cocreator of the San Bernardino County Transportation
Committee, a member of the Planning Committee on
Water and Air Quality for the Southern California Associa-

tion of Governments, and a member of the Transporta-
tion Committee for the County Supervisors Association of
California. He is currently San Bernardino County's dele-
gate and past president of the Southern California Asso-
ciation of Governments, responsible for regional plan-
ning, etc., in Ventura, Los Angeles, Orange, Imperial,
Riverside, and San Bernardino Counties.

In addition, he currently serves as chairman of the Re-
development Agency of the County of San Bernardino
and chairs the County Industrial Development Authority.
Mr. Townsend initiated the concept for the Chino Hills
Specific Plan, an 18,000-acre property in San Bemardino
County.
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