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EXHIBIT A:  EXECUTIVE SUMMARY  

 

The “Target Neighborhood” identified by the City of Tucson Housing and Community Development 

Department (Applicant) for this Choice Neighborhood Grant is a 2.6-square-mile area bounded by 

Miracle Mile Speedway Boulevard Stone Avenue and Fairview Avenue (see Attachment 22 for 

location maps.). The proposed effort for this grant is being called the Oracle Choice 

Neighborhoods Initiative (OCNI) after Oracle Road, which is the historic gateway arterial 

bisecting the OCNI area.  The “Target Housing” cited for this grant is Tucson House, a distressed 

high-rise public housing facility located in the southwest portion of the OCNI area.  The Applicant is 

seeking a $1.3 million Planning and Action Grant to work with the OCNI community to solidify the 

foundation for the area’s transformation building on past efforts.   

The OCNI area, the historic northern gateway to Tucson, is 1.9 miles north of downtown 

Tucson and 1.8 miles northwest of the University of Arizona, two major employment centers in the 

region. The OCNI area was once a popular mid-century destination for residents and travelers and 

maintains historic significance from that era. In 1961Interstate 10 was constructed just west of the 

area, diverting traffic from Oracle Road, a much-used state and federal highway, and heralding the 

beginning of the OCNI area’s decline.  Despite recent efforts to foster economic development, many 

area residential, commercial and industrial sites remain in need of revitalization.   

The OCNI area is designated as “high-stress” based on the City of Tucson Poverty and Urban 

Stress Index.  The distressed 408-unit Tucson House, the target housing, represents 27% of the 

City’s total public housing inventory.  The rate of violent crime in the OCNI area was 2.29 times 

greater than the City of Tucson’s Part I Violent Crime rates between the years 2014-2016. Many 

factors have deterred redevelopment efforts and presented numerous challenges in the OCNI area, 

including a current Poverty/ELI rate of 50.94%; a Target Neighborhood Vacancy Rate of 14.18%; a 
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Vacancy Rate in the Surrounding County of 4.84%; an estimated shortage ratio of units available to 

VLI renter; households for the Target Area County of 2.51 (higher than the national ratio of 1.8), 

limited street connections; an abundance of dilapidated houses, substandard homes, and mobile 

home parks; piles of debris; and shrinking funding sources. For Part I Violent Crimes, the rates have 

continued to rise since 2014, with a 3-year average rate of 15.70, more than double that of the City 

of Tucson.  See Exhibit D and Attachment 11. 

Among the OCNI area opportunities and assets is its proximity to the US/Mexico border, just 

67 miles to the south, offering binational economic opportunities.  Additionally, the area is 

strategically located within a major international economic development corridors, the Arizona Sun 

Corridor (Sun Corridor). The Sun Corridor -- equivalent to Indiana in both size and population -- is 

one of the fastest growing megaregions in the United States, and is forecasted to double its 

population by 2040.  Tucson and Phoenix are the two largest metropolitan areas in the Sun Corridor.  

Running east/west through the OCNI area is Grant Road, which offers reemerging industries 

easy access to Interstates 10, 19 and 8. In recent years, Global Trade Magazine ranked Tucson as 

“One of America’s Best Cities for Global Trade,” and Money Magazine ranked Tucson as “#4 Best 

City for Millennials.” The $1.3 million Choice Neighborhoods Planning and Action Grant funds 

sought will ensure OCNI’s transformation and benefit the Sun Corridor megaregion.  

Within the OCNI area, there are seven neighborhoods, over 500 businesses, two school 

districts, and an active anchor institution, Pima Community College Downtown Campus. One of the 

neighborhoods, Old Pascua, is a Pascua Yaqui Tribe Recognized Tribal Community encompassing 

76.58 acres. The Pascua Yaqui Tribe has a shortage of 800 housing units needed to house enrolled 

members of the tribe. Some of this tribal housing shortage could be located in the OCNI area.  The 

Assets Map Series provided in Attachment 22 highlights assets within and nearby the OCNI area.  
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The City of Tucson began active efforts to address challenges and opportunities in the OCNI 

area a decade ago when a group of committed residents mobilized to address pressing issues.  The 

group approached the City for planning assistance, which led to the Oracle Area Revitalization 

Project (OARP) in 2007.  The OARP, which included a Citizen Steering Committee; extensive 

public engagement, including bilingual and youth sessions; and an annual Open House and Tour to 

celebrate the area’s rich history and cultural diversity, resulted in a conceptual plan that was adopted 

by Mayor and Council in 2011.  The OARP aligns with the Choice Neighborhoods goals, livability 

principles, and objectives.  In subsequent years, the City has implemented redevelopment initiatives 

to encourage reinvestment in the area, including a commitment of Community Development Block 

Grant (CDBG) funds and development incentives.  Choice Neighborhoods funding would help 

greatly in moving beyond the OARP conceptual plan to a detailed plan with complementary actions 

to catalyze the OCNI area’s transformation. 

In 2013 after a three-year, extensive, community-wide public participation process, City of 

Tucson voters ratified Plan Tucson, the City of Tucson General and Sustainability Plan, which 

reaffirmed goals identified during the OARP, with some key being related to affordable housing, 

food access, green infrastructure, public safety, multi-modal transportation, jobs, and mixed uses.   

On August 4, 2017, the City held an interactive meeting with residents of Tucson House, the 

target housing, to discuss the Choice Neighborhoods Grant opportunity, to conduct a written survey 

on residents’ perception of access to basic services in the OCNI area, and to undertake an exercise 

on residents’ needs and desires regarding Tucson House. Participants were actively engaged and 

their input confirmed both challenges and opportunities identified during the earlier OARP process. 

The process to develop a Transformation Plan for the OCNI area includes robust resident and 

community engagement (see Exhibit E). The indicator of a successful process will be a 
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Transformation Plan that offers a unifying vision for strengthening community capacity to develop a 

vibrant mixed-use district that revitalizes existing assets, provides much needed neighborhood 

services, and honors the past while embracing complementary new facilities and uses.  

The OCNI Organization Chart, presented on the following page, highlights key partners who 

will assist the City of Tucson Housing and Community Development Department (COT-HCD) in 

the development of the Transformation Plan and related action activities. These partners include:  

(a) the Planning Coordinators – the Planning Center and Poster Frost Mirto, who will work closely 

with COT-HCD staff on the daily execution of this initiative; (b) the OCNI Transformation Steering 

Committee members, who represent a cross section of major stakeholders committed to the OCNI 

area; and (c) the leads and key partners associated with the three Transformation Team -- Housing, 

Neighborhoods, and People and Education.  

Simultaneous with the development of the Transformation Plan, COT-HCD will oversee a 

series of action activities intended to foster a sense of pride in the OCNI area and provide tangible 

evidence of progress in the area’s revitalization.  Among the “doing while planning activities” will 

be a workshop on water harvesting in conjunction with the Blue Moon Community Garden located 

next to Tucson House; an oral history project to capture the stories of Tucson House residents; a 

farmers’ market and/or mobile food vendors to make fresh produce available in the OCNI area, and 

a community arts project that pays tribute to the area.      

The OCNI area is ripe with opportunities for immediate positive change.  A Choice 

Neighborhood Planning and Action Grant will allow COT-HCD to work with the OCNI community 

and its committed partners and stakeholder to move forward with detailed planning and with 

concrete actions to strengthen the area’s sense of place while respecting its history, culture, and 

diverse population. 
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EXHIBIT B:  REQUIREMENTS 

 

This Choice Neighborhoods Grant Application complies with all applicable Threshold 

Requirements enumerated in Section III.C of the NOFA as provided below.  The City of Tucson 

Housing and Community Development Department (Applicant) is submitting this FY 2017 Choice 

Neighborhoods Planning Grant as a single “doing while planning” application with early action 

activities described in Exhibit E and Action Activities to be determined during the planning 

process.  The application is consistent with the Consolidated Plan and the Analysis of Impediments 

to Fair Housing.   

III. C.  Threshold Requirements  

1. Timely Submission of Application:  Submitted on Time 

2. Resolution of Civil Rights Matters:  Tucson has no outstanding civil rights matters, no federal 

debarments and/or suspensions, and no delinquent federal debts. 

3. Standard Forms and Certifications:  See Attachment 26, which includes: Application for 

Federal Assistance (SF-424); Disclosure of Lobbying Activities (SF-LLL); 

Applicant/Recipient Disclosure/Update Report (Form HUD-2880 (“HUD Applicant Recipient 

Disclosure Report); and Third Party Documentation Transmittal (HUD-96011)  

4. Choice Neighborhoods Application Certifications (Form HUD 53156). See Attachment 25. 

5. Number of Applications and Public Housing Projects:  Only the OCNI area is being 

submitted for the Choice Neighborhoods Planning Grant Program targeting one public housing 

site (Tucson House).  

6. Relation to prior HOPE VI Revitalization Grants:  The target housing (Tucson House) has 

not received a HOPE VI Revitalization Grant. 
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7. Relation to American Recovery and Reinvestment Act (ARRA) Capital Fund Recovery 

Competition (CFRC) Grants:  Tucson House has not received any ARRA or CFRC funds 

under Category 2 or 3 or Category 4, Option 1. 

8. Relation to Prior Choice Neighborhoods Grants:  No public or assisted housing project in the 

OCNI area has received a prior Choice Neighborhoods Grant. 

9. Relation to Rental Assistance Demonstration (RAD) Applicants: Not applicable.  

10. Resident Involvement:  On August 4, 2017, following release of the Choice Neighborhoods 

Planning Grant Program NOFA, the City of Tucson Housing and Community Development 

Department (Applicant) held an interactive meeting with residents of the target housing 

(Tucson House) to discuss the Choice Neighborhoods grant opportunity, to conduct a written 

survey on residents’ perceptions of access to basic services in the OCNI area, and to undertake 

an exercise on residents’ needs and desires regarding Tucson House.  The meeting location was 

accessible to persons with disabilities, notices for the meeting and survey were provided in 

alternative forms appropriate for residents with communication-related disabilities, language 

assistance was available in English and Spanish on request, and the survey instrument was 

provided in both English and Spanish.  (See Resident Involvement Certification (HUD -53232) 

provided in Attachment 6.) 
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EXHIBIT C:  CAPACITY  

 

1. Capacity to Lead the Planning Process:  The Applicant, the City of Tucson Housing and 

Community Development Department (COT-HCD), has designated The Planning Center and 

Poster Frost Mirto as Planning Coordinators for the development of the Oracle Choice 

Neighborhoods Initiative Transformation Plan (OCNI Transformation Plan). Additionally, COT-

HCD has signed a letter of intent with Arizona State University’s School of Social Work (ASU), 

which will serve as the Research Partner conducting the community assessment and developing the 

evaluation metrics.  The schedule and scope of services outlining how these entities will work with 

COT-HCD are included in Attachment 3.   

Capacity and Experience of COT-HCD (Applicant):  The City of Tucson Housing and 

Community Development Department (COT-HCD) is comprised of 141 employees making safe, 

high-quality, affordable housing possible for thousands of Tucsonans.  COT-HCD is both the 

Public Housing Authority (PHA) and the Community Planning and Development office for the 

City of Tucson, and as such is well positioned to lead the transformation of the Tucson House 

(target housing) and the OCNI area (target neighborhood) via the OCNI Transformation Plan.  

COT-HCD has expertise in planning and administering programs designed to improve 

neighborhood quality of life, supervising community development projects for public services, 

public facilities, economic development and housing, and managing accounting and finance data to 

safeguard assets and resources. COT-HCD manages its public housing and HUD-assisted housing 

through a comprehensive approach, and is mindful of promoting neighborhood stability and 

revitalization.  

COT-HCD’s experience leading efforts with major planning and action components is 

demonstrated through four projects that adopted goals, policies, and strategies and produced 
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outcomes related to affordable housing and mixed-use development.  These efforts, which are 

described in the following paragraphs, incorporated community-wide and area-specific planning, 

needs assessment, resident and community engagement, and outcome-driven implementation.  

COT-HCD First Project Example - Plan Tucson:  Plan Tucson is the City of Tucson 

General and Sustainability Plan, which was ratified by the voters in 2013,  included an intensive, 

multi-year public participation program designed, coordinated and facilitated by City staff to draft 

and vet 25 goals and 188 policies covering elements in four focus areas:  the Social Environment, 

the Economic Environment, the Natural Environment, and the Built Environment.   Plan Tucson 

includes a growth scenario map that shows the portion of Tucson in which the OCNI area and the 

target housing are located as a future mixed-use center.  The center is described as including a 

variety of housing options, public gathering places, local access to goods and services, and public 

mutil-modal transportation facilities.  COT-HCD staff experience, leadership, technical expertise, 

and community engagement skills contributed greatly to this successful citywide planning effort.  

COT-HCD Second Project Example - 2015-2019 5-year Consolidated Plan and HUD PHA 

Plans:  Prepared by the City of Tucson/Pima County HOME Consortium and the local PHA, and 

led by COT-HCD, the Consolidated Plan allows the Consortium to assess affordable housing and 

community development needs and market conditions, and to make data-driven, place-based 

investment decisions.  The 2015 update employed a comprehensive community engagement and 

visioning process led by COT-HCD staff, which included fourteen forums attended by 106 people 

from 48 nonprofits and government agencies, 14 citizen groups, and 16 private sector 

representatives.  The process yielded 229 recommendations to promote decent affordable housing, 

sustainable communities and economic opportunities.  The Consolidated Plan is aligned with Plan 

Tucson’s goals and polices, and the outcomes are used as the benchmark for the COT-HCD 
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Consolidated Annual Performance and Evaluation Report (CAPER) for HUD entitlement grants 

(see Attachment 16).  

COT-HCD Third Project Example - HOPE VI Neighborhood Revitalization Project: Depot 

Plaza (2010):  This project demonstrates capacity to implement plans and projects.  This $60 

million project focused on an obsolete 96-unit public housing facility (Martin Luther King 

Apartments) that was replaced with a new 68-unit LEED certified apartment tower in a transit-

oriented, mixed-use project, plus 28 public housing townhouse units. Additionally, COT-HCD 

partnered with the private sector and the Rio Nuevo Tax Increment Financing (TIF) district to plan 

and build a 285-space underground parking garage; renovate the old public housing building to 

create 85 market-rate and 11 HOME assisted affordable rental units; construct a public plaza; build 

5 HOME scattered-site assisted ownership units, and make improvements to an adjacent mixed-use 

development.  COT-HCD staff led this multi-phased project financed with federal, state, local and 

private funds, including ongoing public engagement in every aspect of the project.  The messaging 

and communication strategies built support at major milestones through an inclusive, empowering, 

and transparent approach customized for the different audiences.   

COT-HCD Fourth Project Example - Oracle Area Revitalization Project (OARP):  The 

OARP, adopted by Mayor and Council in 2011, provides.an ideal springboard for the Oracle 

Choice Neighborhoods Initiative (OCNI) given that the OARP’s boundaries are almost identical to 

the proposed OCNI boundaries. This project was initiated in response to a grassroots effort by 

residents concerned about the steady decline in the area’s neighborhoods.  The preliminary and 

pre-recession market assessment completed as part of this plan will be updated as part of the 

OCNI Transformation Plan.  The OARP goals and recommendations provided direction for 

actions to be taken over time depending on availability of resources.  Key activities that took place 
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during or after the completion of the OARP process included:  (a) the redevelopment of the 

historic Ghost Ranch Lodge as award-winning affordable housing; (b) development of the city’s 

first fully accessible community garden located next to the Tucson House site; (c) renovation of 

the Matus-Meza House, one of the last remaining historic buildings in the Old Pascua Yaqui 

Neighborhood; (c) enhancement of highly used bus stops in the area, (d) a $7.5 million capacity 

improvement at the intersection of Oracle Road and Grant Road in the heart of the OCNI area, and 

(e) annual open houses and tours to celebrate the area’s rich history as the original northern 

gateway to Tucson and introduce participants to current activities underway.  

2.          Resident and Community Engagement:  Past planning efforts of COT-HCD, TPC, PFM 

and ASU have successfully engaged a diverse group of residents, community members and 

stakeholders, utilizing consensus building and engagement activities designed to reach audiences 

of different ages, means, and abilities.  The comprehensive community engagement approach for 

this initiative will include Transformation Team working meetings; park bench interviews; oral 

history projects; neighborhood strategy workshops; bilingual resident surveys; design charrettes; 

and a variety of communications strategies, such as online tools, newsletters, websites, local 

newspaper articles, television, and radio.  In preparation for this Choice Neighborhoods 

application, COT-HCD, TPC, and ASU worked collaboratively to design a survey administered 

during the August 4, 2017, meeting with Tucson House residents.  The results of this preliminary 

resident engagement effort, which was conducted in both English and Spanish, are provided in 

Attachment 6.  Of the residents surveyed, 20.73% identified a need for a grocery store in the OCNI 

area.  In response, a fresh foods initiative to promote farmers markets and mobile fresh food 

vendors has been identified as a potential Early Action Activity.  The proposed resident and 
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community engagement process for OCNI Transformation Plan is described in Exhibit E, Items 1 

and 2.  

3. Capacity of the Planning Partners/Planning Coordinators/ Research Partner:  

For this initiative, COT-HCD (Applicant) is proposing two firms to act as Planning Coordinators 

in close coordination with the Applicant.   These two firms – The Planning Center and Poster Frost 

Mirto -- are locally based, have undertaken previous work in the OCNI area and with the 

Applicant, and bring a range of complementary skills and experience, including public 

engagement, planning, and design. Additionally, The Planning Center will lead the Neighborhood 

Transformation Team, and Poster Frost Mirto will lead the Housing Transformation Team.  (See 

Exhibit A, OCNI Organization Chart.) 

Capacity and Experience of The Planning (Planning Coordinator): The Planning Center (TPC) 

is a leading multi-disciplinary planning and landscape architecture firm in the Southwest with 

offices in Tucson and Tempe, Arizona.  The firm has established a reputation for excellence in all 

aspects of land planning, community visioning, and urban design.   

TPC will augment the Applicant’s planning capacity with 12 highly qualified professionals, 

including six land and policy planners with expertise in redevelopment and revitalization (two 

AICP certified, one LEED professional, two bilingual English/Spanish, and two GIS experts); 

three professional landscape architects and LEED professionals; one landscape designer/illustrator; 

and two administrative staff.  TPC also offers the latest mapping, graphics, analysis, planning, and 

design tools and technologies, including ARC/GIS, and CAD, as well as software needed to 

analyze and assess opportunities and constraints and to produce maps and graphics for the 

community assessment. The firm is SBE/DBE Certified with the City of Tucson, Pima County, 

and the State of Arizona.  
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TPC has more than 30 years of experience in neighborhood, place-based, corridor, and 

comprehensive planning; community revitalization and redevelopment; mixed-use development, 

and community engagement. The firm’s projects range from site specific to neighborhood, 

regional, and state levels. Recently TPC led the 4-mile Tucson Modern Streetcar Land Use and 

Implementation Plan (Streetcar Plan) in partnership with Poster Frost Mirto (see below). TPC 

presented strategies for revitalization; identified opportunities for mixed uses; recommended 

enhancements to the public realm to promote active and healthy lifestyles; and produced guidelines 

related to character and sense of place. TPC’s work on the Streetcar Plan included components 

relevant to the planning that will be required for the OCNI area, including neighborhood planning, 

physical assessment, demographic analysis, land assessment, and community engagement.  For the 

latter, TPC coordinated an extensive interactive, public participation process comprised of a week-

long design and planning charrette with over 500 stakeholders.  The Streetcar Plan Design 

Charrette won the 2014 American Planning Association Arizona Award for Best Public 

Participation, and TPC’s Design Charrette engagement process has received five statewide awards. 

The firm was the lead consultant for Pima Prospers, the Pima County Comprehensive Plan, 

which received the 2015 Arizona Planning Association award for Best Comprehensive Plan.  

TPC’s planning approach included an extensive public engagement process with a wide diversity 

of HUD Target Communities in a 9,000-square mile area. TPC has led many of the region’s 

economic development strategies, including corridor studies such as the improvement plan for 

Grant Road – a  portion of which is within the OCNI area. TPC has worked closely with the 

Pascua Yaqui Tribe since 2002, and in 2015 completed the Tribe’s Land Use Study, which 

addresses Old Pascua, the Recognized Tribal Community located inside the OCNI area.  Old 

Pascua is the historic birthplace of the Pascua Yaqui Tribe in Arizona.  
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Capacity and Experience of Poster Frost Mirto (Planning Coordinator):  A Tucson SBE firm 

with 40 years of architecture, community planning, preservation, housing, and urban design 

experience, Poster Frost Mirto (PFM) will complement the Applicant’s and TPC’s planning 

capacity by adding three architects with expertise in public, workforce, and affordable housing 

design, construction, and remodeling, community engagement, and historic preservation; two 

designers with expertise in all aspects of sustainable design; and one office manager.  

PFM has designed five HUD 202 projects, six Low-Income Housing Tax Credit (LIHTC) 

projects, two HUD 515s, and a variety of other affordable housing programs. PFM has built or 

remodeled nearly 4,000 units of affordable and public housing resulting in approximately 

75,000,000 people-days of individuals and families living in safe, comfortable, affordable housing. 

PFM developed comprehensive community development plans (CCDP) that led directly to three 

HOPE VI projects in Tucson and one HOPE VI project in Phoenix.  The Greater Santa Rosa 

CCDP laid the groundwork for the City of Tucson’s successful Posadas Sentinel/Barrio Santa Rosa 

HOPE VI project. PFM authored the HOPE VI master plan including demolition of 200 units of 

obsolete public housing (Connie Chambers), replacing it one-for-one with 60 new public housing 

units in Santa Rosa, 140 new scattered site public housing units, 60 LIHTC homes, and 60 

affordable homeownership units in Santa Rosa, a new Santa Rosa park, elementary school, 

wellness center, library, daycare, and boulevard improvements.  This project successfully 

transformed a divided neighborhood that has been badly impacted by an obsolete and dangerous 

public housing development; preserved that inventory one-for-one; and created a newly integrated 

mixed-income neighborhood that encouraged new market rate development while protecting the 

history, culture, and affordability of Barrio Santa Rosa.   
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PFM also led a planning effort in the historically segregated African-American 

neighborhood of South Park. Working with the Tucson Urban League, PFM oversaw the 

preparation of the South Park Area Community Development Plan, which led to a successful RFK 

Homes South Park HOPE VI application. PFM authored the HOPE VI Master Plan and was the 

architect for the remodel and replacement of in-neighborhood and scattered site public housing 

units (one-for-one), South Park Avenue Improvements, a 65-unit HUD 202, park improvements, 

artist live/work space, and a new youth center. Like Santa Rosa, this was a national model for a 

successful HOPE VI program.  

PFM worked with the Applicant to do the preliminary planning and subsequent application 

for Tucson’s third HOPE VI application for the redevelopment of the Martin Luther King 

Apartments in downtown Tucson (see project description above under Capacity and Experience of 

COT-HCD - Applicant).  In the span of 15 years, PFM led the planning and design effort for three 

remarkably successful HOPE VI projects in Tucson and co-authored a fourth in Phoenix.  

Capacity and Experience of Arizona State University School of Social Work (Research Partner): 

As the OCNI Research Partner, Arizona State University’s School of Social Work (ASU) will 

lead, coordinate and facilitate the planning and strategy development related to the People and 

Education component of the Transformation Plan within the People and Education 

Transformation Team. Additionally, ASU will prepare the community assessment and define the 

metrics for future implementation and evaluation. Mary Ellen Brown, PhD, will serve as the lead 

researcher. For the past decade, Dr. Brown has worked alongside residents and community 

partners to develop solutions that provide opportunities to promote quality-of-life outcomes in 

place-based initiatives. Since 2010, Dr. Brown has served as the lead researcher and facilitator of 

the People planning process in two previous successful Choice Neighborhoods planning projects, 
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as well as two Byrne Criminal Justice Innovation (BCJI) planning and implementation initiatives, 

the U.S. DOJ’s White House Neighborhood Revitalization Initiative. In this capacity, Dr. Brown 

has facilitated multi-disciplinary, cross-university research teams to conduct needs and capacity 

assessments, plan, implement, and evaluate place-based transformation initiatives. Dr. Brown has 

been invited on multiple occasions by HUD and DOJ to present at national trainings for Choice 

Neighborhoods and BCJI grantees on the topics of community engagement, developing and 

sustaining cross-sector partnerships, and research partnerships. She has served as a subject matter 

expert for DOJ providing technical assistance to BCJI grantees on community engagement and 

participatory action research. In the fall of 2014, the Center for the Study of Social Policy 

recognized one of the CN projects with which Dr. Brown was involved for its approach to 

community engagement and collaboration, interviewing residents and partners for a Choice 

Neighborhoods promising practices guidebook. See Exhibit E and Attachment 3. 
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EXHIBIT D:  NEED  

 

1. Severe Physical Distress of Public and/or Assisted Housing   

(a) Immediate Project Capital Needs:  Michael Becherer, AIA, a Registered Architect in the 

State of Arizona, completed the Tucson House Physical Needs Assessment (PNA) dated February 

5, 2016, and updated it August 24, 2017 for this application.  Mr. Becherer determined, and the 

PNA states, that the Tucson House is severely distressed.  The cost to rehabilitate Tucson House, 

as detailed in Attachment 8, is estimated to exceed $43.1 million in direct construction expenses.  

Using the City of Tucson Housing and Community Development Department Total Development 

Cost (TDC) of all building types, the estimated total development costs for Tucson House will be 

approximately $55 million, 78% of the total development costs in accordance with HUD TDC 

standards.  

(b) Structural Deficiencies:  The PNA also served as the basis for the WSM Architects letter 

in Attachment 9, which outlines the extensive structural, systems, and infrastructure deficiencies at 

the site.  The parking lot paving has failed and needs to be replaced.  The roofing material is 

deteriorating and should be replaced.  The existing two-pipe heating/cooling system is beyond its 

useful life, is inefficient, and needs to be completely replaced.  The hot water boilers are over 31 

years old and need to be replaced.  The entire domestic water supply system, including the booster 

pumps, should be replaced (see also 1. (c) d below).  All of the sanitary sewer piping and the sewer 

mains are deteriorating and failing, creating unsafe and unsanitary conditions within the building.  

All the sewer piping and sewer mains need to be replaced.  Each dwelling unit has a balcony.  

Metal fascia added in 1997 is trapping water on the balconies; the balconies are cracked, allowing 

water to infiltrate the slabs.  Due to sagging slabs the balconies slope toward the building causing 
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water to accumulate and infiltrate the building.  Though three-prong (grounded) type electrical 

receptacles are installed throughout the building, they do not have a ground wire connected.  This 

is a life safety issue and, therefore, the building should be rewired.  The elevators have frequent, as 

often as weekly, service outages and are beyond their useful service life.   

(c) Design Deficiencies:  Tucson House provides housing for elderly and/or disabled public 

housing clients. Design deficiencies are enumerated below.   

a. Inappropriate Building Design or Site Layout:  At 408 units, Tucson House has a 

high density of elderly and disabled persons with multiple needs, including many that use 

aides.  Access to individual units is from internal corridors with 7-foot ceilings.  The International 

Building Code (IBC) minimum ceiling height for these corridors is 7 feet 6 inches.  In addition, the 

stair towers are not compliant with the IBC, the guard rails are not the required 42 inches tall, and 

they do not have the proper lateral strength.  Hand rails are installed on one side only instead of 

both sides of the stairs.  These deficiencies are particularly significant given the elderly and 

disabled population of the building.  All the existing guard and hand rails should be replaced with 

code compliant construction. 

b. Inadequate Room Size and or Building Configuration:  Tucson House has one main 

building entrance.  The access control system does not prevent intrusion by uninvited/unauthorized 

persons who vandalize the building and cause discomfort and safety concerns for the residents.   

c. Lack of Defensible Space Related to Building Layout and Orientation: The 

uncontrolled and poorly designed building entrances do not support natural access control, 

observability, resident and staff safety, or instill a clear sense of arrival.  Reconfiguring the main 

entrance area, stair exits, and sunken courtyards to enhance territorial reinforcement and 

observability would improve security and create a better sense of arrival and sense of place.  
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Restructuring the physical layout to allow residents to control the areas around Tucson House, 

including the building’s driveways and grounds outside and its lobbies and corridors inside, will 

help preserve those areas in which residents can realize their commonly held values and lifestyles. 

d. Disproportionally High and Adverse Environmental Health Effects Associated with 

Ongoing Residency:  The domestic water plumbing contains a mix of the original galvanized steel 

piping and copper piping.  This piping is failing and is causing ongoing and nearly daily issues.  

Due to the age of the galvanized piping, there is a possibility of lead or cadmium contamination in 

the water supply.  The entire domestic water supply system needs to be replaced.  The carpets are 

over 30 years old.  Although maintained regularly, dust and irritants accumulated in the carpet 

fibers over the years exacerbate resident and staff allergies, and the carpets release an undesirable 

odor. All of the sanitary sewer piping and the sewer mains are deteriorating and failing creating 

unsafe and unsanitary conditions within the building.  All the sewer piping and sewer mains need 

to be replaced. 

e. Inaccessibility for Persons with Disabilities:  The guard rails in the stair towers are not 

the required 42 inches tall nor do they have the proper lateral strength. The current code also 

requires hand rails to be installed on both sides of the stairs, which for the elderly and disabled is 

particularly important.  All the existing guard and hand rails should be replaced with code 

compliant construction. 

f. Significant Utility Expenses:  The fundamental design of the HVAC, domestic hot 

water, and lighting systems are out of date and highly inefficient by today’s energy efficiency 

standards. The installation of a modern four-pipe HVAC system, a modern high efficiency boiler, 

and LED light fixtures will increase the energy efficiency of the facility by approximately 30%.  

WSM Architects details these deficiencies in Attachment 10. 
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2 Severe Distress of Targeted Neighborhood   

(a) Neighborhood Poverty:  The Poverty/ELI rate for the Oracle Neighborhood is 50.94% 

(see Attachment 5);  

(b) Long-term Vacancy Rate:  The long-term vacancy rate is 14.18%, which far exceeds the 

4.84% rate for Pima County, the surrounding county (see Attachment 5). 

(c) Part I Violent Crime Rate:  The Tucson Police Department (TPD) collects crime statistics 

utilizing the categories of Operations Divisions, which are the equivalent to a precinct/PSA. There 

are four Operations Divisions in Tucson. The OCNI area is located within Operations Division 

West (ODW). In addition to the ODW and City, crime rates from the OCNI have been presented in 

this application to provide an accurate comparison, as the population represented in the ODW is 

nearly 13 times greater than the OCNI, within a geographic area 8.7 times larger. The ODW is 

22.54 square miles with a population of 110,045; the OCNI target area is 2.6 square miles with a 

population of 8,535. The TPD Records Supervisor certified the Part I Crime rates for the OCNI 

area, the ODW, and for the City of Tucson. Attachment 11 includes a Certification Letter from the 

TPD and Part I Violent Crime rates for the OCNI, ODW, and City for 2014, 2015 and 2016. Part I 

Violent Crime rates indicate a concerning crime trend as violent crime continues to increase in the 

OCNI target area, and the three-year average of Part I violent crime rates from 2014-2016 in the 

OCNI community is 2.29 times higher than crime rates for the City of Tucson.  

3. Need for Affordable Housing in the Community   

The shortage of housing units affordable to very low-income (VLI) renter households in Pima 

County is 2.51, which exceeds the national rate of 1.82 (see Attachment 5). 
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EXHIBIT E: SOUNDNESS OF APPROACH 

 

Planning frameworks are in place for the Oracle Choice Neighborhood Initiative (OCNI) target 

area, including a comprehensive vision of smart growth that promotes compact, mixed-use 

development on infill or existing underutilized properties under the Mixed-use Center designation 

in Plan Tucson, the City of Tucson General & Sustainability Plan, ratified by voters in 2013, and 

the overall direction provided in the Oracle Area Revitalization Project (OARP) conceptual plan, 

adopted by Mayor and Council in 2011.  Both Plan Tucson and the OARP are described in Exhibit 

C.  What the OCNI area is lacking is a concrete approach to redeveloping and revitalizing the 

distressed, historic Tucson House public housing complex (target housing) and capitalizing upon 

the transformation of the OCNI area to the benefit of the target housing residents, the community, 

and the region.  This is the primary reason the City is pursuing a 2017 Choice Neighborhoods 

Planning and Action Grant.  The OCNI planning process will establish and prioritize the 

implementation strategies to best meet resident and community needs, to support residents in 

achieving their full potential and attaining self-sufficiency through better access to healthy foods, 

health/medical and other needed services, job training, employment opportunities, better education 

programs, an enhanced sense of place and pride in their community, and increased safety and 

security.  Building on previous efforts, the OCNI planning process will focus on creating a single, 

integrative vision for the OCNI area with Neighborhoods, Housing, and People and Education 

Transformation strategies designed to improve connectivity, access, mobility, safety, health, goods 

and services, cultural amenities, parks, and recreation facilities, to fulfill the City’s goals as 

enumerated in Plan Tucson.   

In their role as Planning Coordinators, The Planning Center and Poster Frost Mirto, in 

partnership with the Applicant/City of Tucson Housing and Community Development Department 
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(COT-HCD) and Research Partner/Arizona State University School of Social Work (ASU), will 

continue to work with Tucson House residents and the OCNI community to coordinate and 

facilitate an inclusive, collaborative, and empowering planning process that utilizes lessons learned 

from previous planning efforts.  The OCNI Transformation planning process will result in an 

implementable and sustainable Transformation Plan for the target housing, its residents, and the 

OCNI community, capitalizing on existing assets, enhancing the area’s sense of place and, and 

fostering community pride.  See also Attachment 3, Documentation for Planning Coordinators. 

This attachment includes the scope of work for the Planning Coordinators and the Research 

Partner. 

RESIDENTS AND COMMUNITY OUTREACH OVERVIEW   

The overall outreach strategy will focus on residents from the target housing (Tucson House) and 

adjacent neighborhoods that comprise the OCNI area, including Coronado Heights; Miracle 

Manor; Balboa Heights, Old Pascua, the oldest Pascua Yaqui Tribe community in the United 

States; Ocotillo Oracle; and Barrio Blue Moon, together with area business owners; community 

nonprofit organizations with established commitments in the OCNI area; and key partners 

identified in the OCNI Organization Chart included in Exhibit A.  The OCNI Transformation 

Steering Committee (OCNI Steering Committee), in an advisory capacity, will provide a forum 

for educating city departments, local agencies, and consultants and cross-educating its members on 

the needs of the target housing residents and of the OCNI neighborhoods.  The OCNI Steering 

Committee will support education sessions, general discussion, consensus building, and review the 

work produced by the Neighborhoods, Housing, and People and Education Transformation 

Teams (Transformation Teams).  The OCNI Steering Committee, which will function as an 

umbrella organization, will be chaired by COT-HCD and include members representing the target 
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housing residents, neighborhood groups, and each of the three Transformation Teams.  Also 

participating on the committee will be technical advisors from the different City departments, 

agencies, and organizations providing services in the OCNI area.  The OCNI Steering Committee 

will hold monthly meetings and recommend direction through consensus. (See Exhibit A, 

Organization Chart and Attachment 13. Staffing Plan.)   

The Transformation Teams are the working groups focusing on the major components of 

the OCNI Transformation Plan. The OCNI Transformation Teams’ key partners have invested 

time and resources in the area and are committed to creating a Transformation Plan based on 

consensus building.  Transformation Teams will be a resource for information on members’ 

respective areas of knowledge (e.g., housing, economic development, health care, education, 

public safety, food security, multi-modal transportation/complete streets, energy efficiency, 

connectivity, etc.), and will work to gain broad support for the OCNI Transformation planning 

process. The Transformation Teams will share their guidance on neighborhoods, housing, and 

people and education respectively with the OCNI Steering Committee, which in turn will advise 

and recommend direction to the OCNI Planning Coordinators for the preparation of the OCNI 

Transformation Plan. (See the Attachment 13, Staffing Plan.)  

The resident and community engagement strategy will utilize principles of the Consensus 

Organizing Model, uniting residents and community and cross-sector partners to foster a 

community anchored in mutual self-interest.  Formalized engagement of the residents and 

community will take place through multiple platforms to sustain interest and momentum, including 

household-level and community-based surveys, focus groups, Transformation Team working 

sessions, a Planning and Design Charrette, community meetings at major milestones, and “doing 

while planning” activities.  
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OCNI Project Initiation Planning Activities: 

 Activity 1 – OCNI Steering Committee and Transformation Teams Kickoff Meeting:  The 

focus of the kickoff meeting will be a project overview, including roles and commitments, and 

partners will assist in establishing the mission and bylaws needed for the Steering Committee 

to successfully guide the OCNI Transformation Plan.   

 Activity 2 – Residents and Community Engagement Strategy Revisions:  During the first 

week of the OCNI Transformation planning process, The Planning Coordinators -- The 

Planning Center and Poster Frost Mirto -- will refine the resident and community engagement 

strategies described in this exhibit with assistance from residents, community members, and 

Transformation Teams represented on the OCNI Steering Committee.  A user-friendly booklet 

describing the engagement strategy will be prepared in English and Spanish and made 

available on the City website and at COT-HCD and locations throughout the OCNI area.    

1. Resident Engagement:  As part of this OCNI application, COT-HDC, the Planning 

Coordinators, and the Research Partner worked proactively and collaboratively with the Tucson 

House Advisory Board to design and administer a survey during the initial meeting on August 4, 

2017, with residents of Tucson House (target housing).  Attachment 6 includes the Resident 

Involvement Certification (HUD-53151).  The top three needs cited by Tucson House residents 

in the survey included grocery stores (20.73%); family-friendly entertainment (12.20%); and 

medical care and services (10.98%). Lack of access to fresh foods, pharmacies, programs/services 

for seniors, and general shops (clothing, etc.) were also identified as major needs.  While the 

survey highlighted “access” to services in the immediate area, a subsequent preliminary visioning 

exercise focused on residents’ primary concerns within the Tucson House – their home.  The top 

concerns reported during this oral exercise were (1) safety/security at the building entrance; (2) the 
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condition of the carpeting, which is 30 years old; (3) access to grocery stores, especially for people 

with severe disabilities and low mobility; (4) high cost of utilities; and (5) frequent elevator 

malfunctions. 

 Tucson House residents who participated in the OARP -- an earlier planning effort in the 

same area-- have expressed their excitement about using the skills and knowledge they gained to 

continue planning for the Tucson House and the area.  Other residents were involved with planning 

and implementation of the Blue Moon Community Garden, which was an early action identified 

during the OARP effort.  

Continuous target housing resident outreach will be achieved by including two Tucson 

House Resident Council members on the OCNI Steering Committee and one Tucson House 

resident with experience in previous OCNI area projects on each Transformation Team. These 

Tucson House representatives will provide a feedback loop to a wide circle of fellow residents.  

(See Exhibit A, OCNI Organization Chart.).  Meaningful engagement of target housing residents 

will include the following: 

(a) Continuous Education will be provided through presentations on the progress of the 

development of the OCNI Transformation Plan at major milestones, including   

community needs and assets assessment  physical assessment  housing assessment  

neighborhoods housing assessment  market analysis  Transformation Plan vision  

Transformation Plan guiding principles and strategies, including relocation strategies and  

overarching guidelines for redevelopment  design concepts   infill plan  connectivity 

plan and complete streets streetscape concepts. 

(b) Ongoing Feedback Loops through participation on the OCNI Transformation Steering 

Committee and the Transformation Team working groups, and engagement in the Planning 
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and Design Charrette and the “doing while planning” activities. (For additional information 

on participation opportunities, see also Section 6 – Residents “Doing While Planning” 

Activities below. 

2. Community Engagement:  Capacity building is fundamental to the success of any large-

scale plan.  For COT-HCD, the Project Coordinators, and the Research Partner, the community 

engagement process was formalized at the application stage with the commitment from partners 

who have provided ongoing support to the OCNI area over decades.  These partners include Pima 

Community College Downtown Campus; Pima Association of Governments, the region’s federally 

designated metropolitan planning organization; nonprofit affordable housing organizations, such as 

La Frontera, Chicanos Por La Causa, and Habitat for Humanity; the Pascua Yaqui Tribe of 

Arizona; area neighborhood associations; and area businesses.  The community engagement 

process will include extensive training for staff, residents, community members, consultants, and 

community partners.  A part-time Outreach Coordinator will be retained by COT-HCD to handle 

meeting arrangements, update the OCNI website, and distribute information.  The preference is 

that this role be filled by an individual with direct ties to the OCNI area. 

The community engagement process will include  a community kick-off meeting with 

target housing residents, partners, and community stakeholder’s  representation on the OCNI 

Steering Committee  representation on the Transformation Teams  resident leadership and 

participation in research activities using a Participatory Action Research framework  continuing 

education and feedback loops.   (See Section 1. Resident Engagement (a) and (b) above.) 

Planning Activities: 

 Activity 1 – Planning and Design Charrette: Planning Coordinator The Planning Center -

- with the assistance of Planning Coordinator Poster Frost Mirto and Research Partner ASU 



Oracle Choice Neighborhoods Initiative – 2017 Choice Neighborhoods Planning Grant Application  

27 | Exhibit E: Soundness of Approach – City of Tucson Housing and Community Development  

 

-- will lead a planning and design charrette following the National Charrette Institute 

format.  The charrette will follow a three-phase collaborative and transparent planning 

process.  The first phase involves Charrette Preparation, including focused data 

collection and analysis. The second phase, the charrette itself, will be a 4-day event with 

child care and translators.  The charrette will be held at a location in the OCNI area, such as 

the centrally located Ghost Ranch Senior Housing facility, or Pima Community College 

Downtown Campus.  The charrette will include strategy meetings, Transformation Team 

work groups, and visioning sessions to arrive at the vision, guiding principles, strategies, 

and design concepts. The third phase of the charrette process is Implementation, which 

will entail the preparation of the Transformation Plan.  (See also Attachment 14, Planning 

Schedule.) 

 Activity 2 –- Infill Plan: Based on the results of the community needs, physical, and 

housing assessments; the market analysis; and the resident and community engagement 

process undertaken during the  Planning and Design Charrette described in Activity 1 

above, and other residents and community engagement meetings (See Attachment 14, 

Planning Schedule), the Planning Coordinators will (a) prepare an Infill Plan showing 

existing vacant property available for redevelopment, and (b) prepare site profiles 

describing infrastructure availability, access, and other characteristics useful to the master 

developer and partners involved in economic development. 

 Activity 3 – Design Concepts:  Drawing on the results of the Planning and Design 

Charrette described in Activity 1 above, and using the Infill Plan prepared in Activity 2, 

the Planning Coordinators, with the assistance of the Neighborhood Transformation 

Teams, will (a) identify the two best sites and prepare two alternative design concepts for a 
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mixed-used center that includes employment opportunities and a community 

recreation/activities area, (b) obtain resident and community consensus on the preferred 

design concept alternative, and (c) prepare cost estimates for the selected alternative.  

 Activity 4 – Connectivity Plan:  Based on the results of the community needs, assets, and 

physical assessments; the analysis; and the resident and community engagement process 

during the Planning and Design Charrette (see Activity 1 above), the Planning Coordinators 

will (a) prepare a Connectivity Plan for the OCNI area, and (b) prepare three street cross-

sections for arterial, collector, and local roads. 

3. Needs Assessment:    

(a) Resident Needs Assessment:  The needs assessment for Tucson House (target housing), 

which is already underway, will identify the residents’ housing, relocation, health, jobs, and 

education needs, as well as their utilization of related services.  Using surveys and 

interviews to gather information, the resident needs assessment will identify specific  areas 

of need that should be addressed in the Transformation Plan, such as gaps in services, 

support needed to promote self-sufficiency and educational achievement, and community 

assets necessary to help the target housing residents realize their potential in a setting 

where people across a range of incomes, backgrounds, abilities/disabilities, and ages can 

live, work, learn, shop, and play. 

Identification of current needs and assets will be complemented by the Community Needs 

Assessment led by ASU (see (b) below).  Continuous outreach will be provided through 

the OCNI Steering Committee monthly meetings, resident and community major 

milestones updates, and the OCNI Transformation Plan Newsletter to be produced by 

residents of Tucson House (target housing). (See Attachment 14, Planning Schedule.) 
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Needs assessment data will be reviewed by the Transformation Team partners with 

knowledge and expertise in the identified areas of need. (See Exhibit A, OCNI 

Organization Chart and Attachment 13, Staffing Plan.)  

(b) Community Needs Assessment:  ASU School of Social Work (ASU), the OCNI Research 

Partner, will collect and analyze quantitative and qualitative data using a participatory 

action research framework.  ASU will conduct focus groups, interviews, and a 

neighborhood-level and household-level door-to-door survey; develop the instrumentation; 

administer the survey; and analyze the social, educational, workforce, safety, health 

indicators and metrics for evaluation, among other indicators to be determined by the Core 

Planning Team.  (See Section 5 – Partnerships below for makeup of the Core Planning 

Team.)  Systems of trust, openness to transformation, and residents’ willingness to 

contribute to the process will be evaluated.  Data indices that will be also be gathered and 

analyzed include social capital, sense of community, collaborative partnerships, 

functioning and effectiveness of community-servicing organizations and associations, and 

network mapping. Asset mapping and inventories will be conducted by ASU in 

collaboration with the University of Arizona Drachman Institute.  Neighborhood needs and 

assets will be identified through surveys of households, individual stakeholders, 

community groups, nonprofit, governmental agencies, businesses, and other professional 

organizations affiliated with each neighborhood.  A series of open-ended targeted focus 

groups and interviews will triangulate the data gathered from the survey collection effort.  

Through reports, studies and data analysis, secondary and administrative data will be 

collected, including Census, assessor, employment, tax revenue, housing, adjudicated 

properties, transit, public service, crime data, statistics, plans and maps.  Preliminary 
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mapping of community needs and assets was conducted as part of this application by COT-

HCD and is included in Attachment 22. 

(c) Other Needs Assessments. 

Swaim Architects will augment the Public Housing Assessment, to include Tucson House 

and scattered public housing in the area, while Poster Frost Mirto will conduct the OCNI 

neighborhoods housing assessment based on Bureau of the Census block-level data and 

windshield surveys of the OCNI area to determine the number of substandard houses 

showing structural problems, lacking functioning plumbing and kitchens, and/or being 

overcrowded.  Given the desert climate with historic temperatures up to 117 degrees, 

houses without air conditioning are also considered substandard.  The housing assessment 

will also inventory deteriorated mobile home parks in partnership with Pima County 

Development Services Department.  The Planning Center will conduct a physical 

assessment of the OCNI area based on site investigations and regional agency parcel-level 

data on topography, hydrology, land use, zoning, tenure, ownership, and land available for 

infill development.  A third-party specialist will prepare a land use-driven market analysis 

that considers vacancy rates, local absorption rates, area needs, and local, regional, state, 

and national real estate trends utilizing Bureau of the Census, City of Tucson, Pima 

County, Pima Association of Governments, and adjacent jurisdiction market data, vacancy 

rate indexes, and real estate markets.  

Planning Activities: 

 Activity 1 – Collection, Analysis and Use of Data:  To develop an effective, 

implementable, and sustainable Transformation Plan, there must be a common 

understanding of the OCNI area conditions.  The use of consistent baseline data is also 
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essential to accurately measure progress throughout the planning process.  The Planning 

Coordinators and Research Partner have already begun to compile and collect data from 

available sources, including demographics, socio-economic conditions, land use, zoning, 

housing, education, employment, transportation, health, crime, asset, and environmental 

information.  The analysis of such data will be summarized in the OCNI Background and 

Current Conditions Technical Report which will serve as the baseline data and analysis 

informing the OCNI Steering Committee, the Core Planning Team, the Planning 

Coordinators, the Research Partner, and the Transformation Teams. This technical report 

will  (a) include market study, assets and service gap analysis, resident and community 

needs assessment, housing assessments, public housing assessment, physical assessment, 

etc.; (b) present findings using user-friendly text, tables, graphics, and maps; and (c) 

provide information pertaining to specific sub-populations, i.e., the elderly, disabled, 

families with children, non-English speaking families, and Pascua Yaqui Tribe enrolled 

members, and identify populations with the greatest needs as well as the nature of such 

needs.  The technical report will also include a capacity-building section that defines 

planning terms and explains how the local planning process works.  To be completed 

during the first six months after the grant award, the report’s findings will be presented at a 

resident/community workshop, in an open house format with experts staffing “topic 

stations.”  The Planning Coordinators and Research Partner will use the technical report to 

identify challenges, opportunities and assets, understand services and amenity gaps, 

establish the capacity of existing resources, and target strategies to populations with the 

highest needs. 
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 Activity 2 – Other Research Activity:  In addition to the research that will be conducted 

by Research Partner ASU, additional data collection methods will be provided by the 

Planning Coordinators in collaboration with the University of Arizona Drachman Institute 

and the Public Housing Assessment Team.  These methods will include field 

reconnaissance, GIS mapping, analysis and modeling, adaptive reuse analysis, land use and 

brownfield analysis, market assessment, transportation and infrastructure analysis, urban 

design modeling for public land, and assets and constraints analysis.  The Planning 

Coordinators will also prepare a connectivity, parks, recreation and open space analysis.  

Qualitative and quantitative data and analyses will guide the development of the 

Transformation Plan, which will in turn strengthen and maximize neighborhood assets, and 

implement services and redevelopment necessary to address neighborhood needs.  In 

addition, a comprehensive, systematic and inclusive approach will be utilized to further 

involve community members with the revitalization efforts, an important component in the 

long-term sustainability of the changes implemented in the neighborhood.  Data to be 

collected includes school performance, health characteristics, and employment projections 

for the OCNI area compared to the City, County, and State.   

The Planning Coordinators will describe existing neighborhood conditions by 

working with City staff to map the location of existing amenities, including: community 

gardens, fresh foods, retail, community-serving retail, services, and civic community 

facilities.  This background work will also include a review of other planning documents 

and efforts with relevance to the OCNI area, including Plan Tucson, the City of Tucson 

General and Sustainability Plan, adopted neighborhood and area plans, the Pascua Yaqui 

Tribe Land Use Study, the Oracle Area Revitalization Project (OARP), the City of Tucson 
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Infill Incentive District (IID) Overlay Zone, and the proposed Miracle Mile Historic 

District under review for listing on the National Register of Historic Places. Poster Frost 

Mirto will work closely with the Tucson Historic Preservation Foundation to ensure that 

there are no negative impacts on historic districts or structures and that a positive plan for 

preservation of historic resources is incorporated in the Transformation Plan. 

4. Visioning and Decision-Making:  The visioning and decision-making processes are 

fundamental capacity building and knowledge sharing components of the OCNI Transformation 

planning process and will specifically focus on developing the skills of local stakeholders to 

integrate initiatives across disciplines; to develop new and strengthen existing public/private 

partnerships; to engage in open and transparent planning and implementation processes; to use data 

to develop programmatic goals; and to measure outcomes across an array of physical, economic, 

and social indicators.  Prior to conducting the visioning process, the results of the physical, 

housing, market, community, resident and community needs assessments conducted by the Core 

Planning Team and the Transformation Teams will be shared with the OCNI Steering Committee 

and with Tucson House residents and the OCNI community at major milestone project update 

meetings.  This educational component will assist participants in making informed decisions 

during the visioning and prioritization processes that will be part of the Planning and Design 

Charrette (see Section 2 - Community Engagement, Activity 1 above) and that subsequent decision-

making is reality-based.  Knowing where the community is allows participants to envision where 

the community wants to be.  The Planning Coordinators -- The Planning Center and Poster Frost 

Mirto -- and the Research Partner ASU, in partnership with the Transformation Teams, will 

coordinate and facilitate a multi-faceted visioning exercise as part of the Planning and Design 

Charrette (see Section 2, Activity 1 above) including resident and community visioning sessions 
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and vision prioritization to distill the unified vision, guiding principles and implementation 

strategies for inclusion in the OCNI Transformation Plan.  The visioning exercise will guide the 

participants through a scenario ten or more years into the future, and paint a picture in which the 

OCNI area is achieving tremendous success.  This step will serve as the launching point for 

establishing the OCNI Transformation Plan goals and strategies.  The key is to help the 

participants visualize the various areas of success (e.g., housing, employment, services, health, 

character, image, sense of place, recreation, healthy foods etc.).  The Planning Coordinators will 

analyze input from the visioning process and document the results in a draft version of the OCNI 

Transformation Plan.  They will also prepare two mixed-use development alternative design 

concepts for selected sites, as well as a draft circulation and streetscape plan.  These drafts will be 

shared with the OCNI Transformation Teams, the OCNI Steering Committee, Tucson House 

residents, and the OCNI community for selection of the preferred design concept.  The selected 

concept will be used to prepare cost estimates and connectivity plan.  The resulting OCNI 

Transformation Plan will guide COT-HCD, other City departments, service providers, and City 

elected and appointed officials in the various aspects of the decision-making process and in the 

Transformation Plan implementation following its adoption. 

5. Partnerships:  The OCNI Steering Committee includes representatives from Tucson 

House Resident Advisory Board, OARP Citizen Steering Committee, Oracle Business Alliance, 

OCNI neighborhoods and active neighborhood associations, and representatives from the 

Neighborhoods, Housing, and People and Education Transformation Teams. (See OCNI 

Organization Chart included in Exhibit A.)  The partners were selected carefully and include City 

of Tucson and Pima County departments, the regional agency, Pima Association of Governments, 

the OARP Citizen Steering Committee, the Grant Road Steering Committee, Oracle Business 
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Alliance; the Pascua Yaqui Tribe of Arizona, non-profit organizations and area businesses and 

neighborhood organizations. These partners have invested time and resources over the years and 

are committed to seeing the area revitalized. The Neighborhoods Transformation Team partners 

include Coronado Heights, Miracle Manor, Balboa Heights, Old Pascua, Ocotillo Oracle, and 

Barrio Blue Moon neighborhood organizations; Tucson Historic Preservation Foundation; 

Community Gardens of Tucson; Community Food Bank of Southern Arizona; Ward 3 Council 

Office; and other partners included in Attachment 12. The Housing Transformation Team 

partners include:  Tucson House Resident Council; La Frontera, the Low-Income Tax Credit 

(LIHTC) Partners; Southwest Key; the Arizona Housing Alliance – Mobile Home Study Sub-

Committee; other partners included in Attachment 12. The People and Education 

Transformation Team partners include:  Pima Community College as the anchor institution; 

Amphitheater School District; Arizona State University School of Social Work (ASU); Drachman 

Institute, United Way, Tucson Youth Development, Pima County One-Stop & Partners; Pima 

County Health Department, Arizona Association of Community Health Centers; Beacon 

Foundation; and Gospel Rescue Mission.  The Transformation Teams include partners and 

facilitators with areas of expertise in the housing, neighborhood, public safety, education, 

employment, economic development, real estate, architecture, historic preservation, and health 

sectors.  (See Attachment 13, Staffing Plan and Exhibit A, OCNI Organization Chart, and 

Attachment 12, Evidence of Partnership.)  

6.  Doing While Planning:  

To increase confidence among neighborhoods, respond to residents and community concerns in 

real time, and help convince skeptical stakeholders that positive change is possible, the “Doing 

While Planning” approach will include the following: 
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 Fresh Food Initiative Early Action Activity:  The results of a preliminary survey 

conducted among Tucson House residents and an exploratory assets survey of the OCNI 

area completed as part of this application highlighted an unmet need for fresh food and led 

to the concept of a fresh food initiative to promote the establishment of a farmers’ market 

and/or provide mobile fresh food vendors access to Tucson House and adjacent 

neighborhoods.  The OCNI Steering Committee will work with the Community Food Bank 

of Southern Arizona’s Gardening and Fresh Produce programs and Tucson Community 

Supported Agriculture (TCSA) and other partners to establish a farmers’ market/vendor 

area on the underutilized City-owned parking area adjacent to the Blue Moon Community 

Garden at Tucson House.  In addition to food vendors, the fresh food initiative could 

include ongoing workshops on healthy and creative cooking, growing fresh foods, and 

understanding water harvesting. Blue Moon Community Garden is a Tucson Water 

certified Water Harvesting Demonstration Site. 

       

Blue Moon Garden, Community Garden at Tucson House Target Housing. 

 Showcasing Grassroots Driven Hope VI Approach:  Experience and lessons learned 

from three successful HOPE VI projects completed by the City of Tucson PHA and 

partners in three low-income neighborhoods in diverse locations in Tucson will serve as 

local benchmarking instilling confidence and reinforcing positive change.  Each of these 

projects used the leverage of creating a new face for obsolete public housing as a catalyst 
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for neighborhood transformation.  Each informs the OCNI Transformation planning 

process. (See Exhibit C for further description of the Hope VI projects.) 

     

Depot Plaza and Martin Luther King Public Housing Successful HOPE VI Project 

 Capacity Building:  The OCNI Transformation planning process will lead to the 

development of a comprehensive set of implementable strategies addressing 

Neighborhoods, Housing, and People and Education needs and concerns and opportunities 

for improvements. Such strategies will transform the OCNI area neighborhoods into 

neighborhoods of choice and promise.  The OCNI Transformation Plan will also become 

the unifying implementation tool for all the planning activities and efforts previously 

accomplished in this area.  It will not only address the substantial challenges that currently 

affect the target housing residents and neighborhoods in the OCNI area, but will also 

capitalize on renewed momentum supporting the revitalization projects currently 

underway.  The energy and excitement generated by these current projects will ensure that 

(1) the OCNI Transformation planning process incorporates ample engagement from 

residents and other community stakeholders to develop a viable Transformation Plan, and 

(2) the OCNI Transformation planning process secures the support from investors and 

leadership necessary to implement the Transformation Plan.  The collaborative planning 

process is designed to comprehensively address the range of Neighborhoods, Housing, and 

People and Education needs in the OCNI area primarily by acquiring insight into the vision 
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target housing residents and adjacent neighborhoods have for the transformation of their 

community.  This will be achieved through the intensive resident and community outreach 

and engagement process described in previous sections. 

 OCNI Wayfinding Mobile App:  Area businesses suggested the development of a 

wayfinding mobile app to improve the OCNI visitor experience by making it easier to 

navigate the area’s many Gem Show sites (the annual Tucson Gem, Mineral & Fossil 

Showcase is the largest gem and mineral show in the world) and help users find historic 

neon signs, local artisans’ markets, restaurants, lodging, and other area businesses.  This 

activity will be carried out with assistance from the City of Tucson’s Office of Economic 

Initiatives and Pima Community College.  (See Attachment 22, Asset Maps.)   

Tucson House Resident-Identified “Doing While Planning” Activities: 

 Tucson House Oral History Project:  This project was initially suggested at the August 4, 

2017, meeting with Tucson House residents, and would consist of recording selected 

Tucson House residents to create digital oral history podcasts and/or videos with 

assistance from Pima Community College communications students. Podcasts and/or 

videos will be made available to residents and the community throughout the planning 

process via local media to (a) empower target housing residents by giving them a voice in 

the process, (b) encourage community participation in the OCNI Transformation Plan 

(Tucsonans love a strong grassroots approach!), and (c) generate business, employer, and 

investor interest in the area.  

 Tucson House in Perspective:  Another idea that came out of the August 4,  2017, 

meeting with Tucson House residents, was the creation of a booklet, titled preliminarily 

“Tucson House in Perspective,” that showcases the rich history of the Tucson House 
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(one-time home for movie stars such as Lee Marvin), the surrounding neighborhoods, and 

Oracle Road (originally known as Miracle Mile) the historic northern gateway to the City 

of Tucson.  Tucson House residents are ready to get started on this activity, which will be 

carried out with assistance from the Tucson Historic Preservation Foundation, one of 

OCNI’s key partners. 

 Public Art Program:  Arts for All, another of OCNI’s key partners, will organize a public 

art program with local artists, residents of Tucson House, and the OCNI neighborhoods to 

create sense of pride for the residents and an enhanced sense of place within the OCNI area 

through a landmark mural or other creative statement on the exterior of the 195-foot tall 

Tucson House.  

7.  Action Activities Process:  In addition to the early action activities described in the 

previous section and identified as needs or desires by target housing residents in the pre-

application survey, other physical projects and action activities designed to build social cohesion 

will evolve from the planning process based on the results of  (a) community needs and assets 

assessment; (b) physical assessment; (c) housing assessment of public and neighborhood housing; 

(d) market assessment; and (e) resident and community engagement process  These different 

assessments will identify gaps and barriers that will assist in determining action activities.  Maps 

identifying areas of need and community assets will further aid in identifying physical action 

activities designed to build social cohesion and spur economic development.  Action activities 

identified during these planning processes will be scored and prioritized during an Action 

Activities Prioritization exercise to be conducted by the Transformation Team leaders with target 

housing residents and OCNI community using a dot poll system.  Action activities, which will be 

determined through the OCNI Transformation planning process, may include park improvements, 
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bicycle safety improvements, transit stop improvements, landscape improvements, beautification, 

vacant land reclamation, and development project gap funding. 

8.  Staffing Plan:  The Staffing Plan, presented in Attachment 13, identifies the various 

organizations participating in the planning effort and shows their relationship to each other in the 

governance structure (e.g., decision makers, advisors, stakeholders, working groups); and 

highlights the principal staff positions and the percentage of their time that will be dedicated to the 

planning process. As Applicant, COT-HCD will serve as the Project Coordinator for the Choice 

Neighborhoods planning process.  The Core Planning Team will consist of City of Tucson 

Housing and Community Development Department (Applicant), City of Tucson Planning and 

Development Services Department, City of Tucson Department of Transportation, City of Tucson 

Parks and Recreation Department, Arizona State University School of Social Work (ASU), The 

Planning Center and Poster Frost Mirto.  The Planning Center and Poster Frost Mirto, both 

consulting firms, will serve as the Planning Coordinators.  The Planning Center will manage day-

to-day administrative activities of the planning coordination and work closely with the Applicant, 

Poster Frost Mirto and other members of the Core Planning Team, and the Outreach Coordinator 

(part time position under the Applicant) to ensure that an efficient and collaborative process results 

in an effective and viable OCNI Transformation Plan.  The Public Housing Assessment Team 

includes Swaim Architects (Building) and Sabino Community Development (Financing). The 

People and Education Transformation Team lead agencies are Arizona State University School 

of Social Work and the United Way.  The Neighborhood Transformation Team lead agencies 

are the City of Tucson Planning and Development Services Department, the Oracle Citizen 

Steering Committee and Pima Association of Governments (PAG). The Housing Transformation 
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Team is spearheaded by the City of Tucson/Pima County Consortium and Public Housing 

Authority.   

9.  Planning Schedule:  The detailed and feasible schedule for completing all proposed 

planning activities within the first 24 months of the effective date of the Grant Agreement is 

included in Attachment 14; responds to the rating factors included in V.A.1.C.9 of the NOFA; and 

is based on the Applicant’s, Planning Coordinators, and Research Partner’s experience conducting 

similar projects.  The Planning Schedule includes all the required activities listed in Section 

III.E.1.a of the NOFA and other eligible activities proposed as part of the OCNI Transformation 

planning process to develop the OCNI Transformation Plan.  The schedule also includes proposed 

start and completion dates and major milestones for tasks required to complete the planning 

process. 

10.  Budget: The budget and budget narrative, presented in Attachment 15, provides budget 

lines and information for planning activities related to the Choice Neighborhoods Grant, including 

required activities listed in Section II.E.1.a of the NOFA, other activities proposed as part of the 

planning process to develop the OCNI Transformation Plan, proposed “doing while planning” 

activities, and Action Activities to be determined throughout the course of the planning and 

resident/community engagement processes. See also Attachment 19, Cash Leverage 

Documentation and Attachment 20, Action Activities Leverage Documentation. 

11.  Consistency with Consolidated Plan and PHA/MTW Plan:  The proposed project is 

consistent with the Consolidated Plan and PHA/MTW Plan. See Attachment 16 for Certification of 

Consistency with the Consolidated Plan (Form HUD-2991) and letter from the PHA Executive 

Director as per rating factors included in V.A.1.C.11 of the NOFA.   
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Letter of Agreement for Planning Services 

August 2017 Choice Neighborhoods Planning Grant Application 

Lead Applicant: The City of Tucson Department of Housing and Community 

Development (HCD) 

Planning Coordinators: The Planning Center and Poster Frost Mirto 

The Planning Center 

On-Call Contract Number: 140971  

Poster Frost Mirto 

On-Call Contract Number: 141065 

 

This attached proposal submitted on behalf of Planning Coordinator, The Planning Center 

(TPC) and Poster Frost Mirto Planners and Architects (PFM) working in a joint partnership 

outlines the tasks, time lines and budgets related to planning activities in the City of Tucson 

Department of Housing and Community Development (HCD) 2017 Choice Neighborhoods 

Planning Grant application to the U.S. Department of Housing and Urban Development 

(HUD). The Planning Coordinator commits to work collaboratively throughout the entirety 

of the two-year planning process of the grant with the Lead Applicant and other partners 

to develop the Oracle Choice Neighborhood Initiative (OCNI) Transformation Plan. Scope 

of Services is provided in narrative form in Exhibit E of this application. Also see Planning 

Schedule included as Attachment 14 and the Budget included as Attachment 15. 

 

Planning Coordinator, Scope of Work, Budget and Timelines are provided on the following 

page. The Planning Coordinator budget does not include reimbursable expenses/direct 

costs. Direct costs (printing, plotting, postage, meeting room fees, press releases, 

advertising, reproduction, etc.) will be under the City of Tucson Budget portion for this 

project. This agreement assumes that City appointed Project Coordinator will be 

responsible for mailing notices, selecting meeting spaces, preparing meeting agendas, 

recording meetings and preparing meeting minutes and updating the website and social 

media tools with materials provided by the Planning Coordinator and the Core Planning 

Group.  

 

The Scope of Work included in the following page describes planning activities and “doing 

while planning activities described in Exhibit E. An Early Planning Activity, a food initiative 

(farmer’s market and/or food vendor trucks) has been identified by target housing residents 

and community members. Also see Attachment 15: Budget. 
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Task/Planning Activity  Lead Description 

Budget Per Task 

Timeline TPC PFM 

Project Management Coordination (24 Months) 

1.1 Project Management TPC Project management, 
coordination/ preparation of 
monthly invoices and project 
progress reports 

10,460.00 4,968.00 Months 1-24 

1.2 Agency Coordination PFM/TPC Agency coordination and 
liaison 

Task 0. OCNI Transformation Plan Initial Planning Activities (Exhibit E – Page 4) 

A1. SC/TT Kickoff Meeting TPC/PFM OCNI Steering Committee (SC) 
and Transformation Teams (TT) 
Kickoff Meeting 

23,850.00 13,800.00 Months 1 

A2. Engagement Strategy 
Revisions. 

TPC Resident and Community 
Engagement Outreach Strategy 
Revisions 

Months 1 

A3. Steering Committee 
Meetings 

TPC/PFM OCNI Steering Committee 
Monthly Meeting Attendance 
(Total of 24) 

Months 1-24 
 

Task 1.  Resident Engagement (Exhibit E. Section E.1)  

A.1 Resident Engagement 
Mtgs. 

 Resident Engagement Meetings 
(Continuous Education & 
Feedback Loops - Total of 12 
Meetings at Major Milestones) 
Attendance and materials 

Months 1-24 

Task 2.  Community Engagement (Exhibit E – Section E.2)  

A1. Community Engagement 
Mtgs. 

TPC/PFM Community Engagement 
Kickoff, Continuous Education 
& Feedback Loops – Total of 12 
Meetings at Major Milestones) 
Attendance and Materials 

Months 1-24 

A2. TT Training (All Teams) 
 

TPC/PFM Housing, Neighborhoods, 
People and Education 
Transformation Team 
Engagement Training – Total of 
1 meeting  
 
See Task 4 for additional 
meetings as part of the OCNI 
Design Charrette. 

Month 3-4 
 
 
 
 
 

A3. TT Meetings. TPC/PFM Facilitating 6 Neighborhood 
Team and 6 Housing 
Transformation Team Meetings 

Month 1-24 
 
 

Task 3. Needs Assessments (Exhibit E - Section E.3 - Other Needs/Assessments & Other Research Activities)  

A3. Physical Assessment  
Note: See Schedule 
(Attachment 14) for A1, A2 
and A5.  

TPC/PFM Physical Assessment (With 
Support of City of Tucson 
Planning and Development 
Services Department) 

18,400.00 5,740.00 Months 1-5 

A.4. Neighborhoods Housing 
Assessment  

PMF/TPC OCNI Neighborhoods Housing 
Assessment (with support of 
COT HCD and COT Planning and 
Development Services) 
 

Months 1-5 
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Task/Planning Activity 

 
Lead 

 
Description 

 
Budget Per Task  

Timeline TPC PFM 

Other Research Activities 
A6. Connectivity Assessment 

TPC/PFM Connectivity, Access, Parks, 
Recreation, and Shared Paths 
Opportunities and Constraints 
Analysis. 

23,000.00 
 

8,000.00 Months 1-5 

A7. OCNI Technical Report TPC/PFM Preparation of OCNI 
Neighborhoods Background 
and Current Conditions 
Technical Report 

Month 5-6 

Task 4. Visioning and Decision-Making (Exhibit E - E.4) 

A1. 4-Day Design Charrette TPC/PMF 4- Day Housing, 
Neighborhoods, People and 
Education Design Charrette 

30,500.00 15,200.00 Months 6 

A2. Draft Transformation 
Plan 

TPC Draft Transformation Plan 
Preparation 

Months 7-10 

Task 5. Partnerships (Exhibit E – E.5) 

A1. Planning Coordinators 
Mtgs. 
 

TPC/PFM Planning Coordinator in-house 
coordination team meetings (2 
hours per month) 

22,560.00 20,352.00 Months 1-24 

A2. Core Planning Group 
Meetings 

TPC/PFM Core Planning Group Meetings 
(Every two weeks/2 hrs. 
meetings) 

Months 1-24 

A3. Meetings with Partners TPC/PFM Meetings with diverse partners 
and organizations at different 
stages of the process 
(Total of 10 Meetings) 

Months 1-24 

Task 6. Doing While Planning (Exhibit E-E.6) Pro-bono sessions provided at no cost 

A1. Early Action Activity - 
Fresh Food Initiative  

TPC Facilitating 3 organizational 
meetings in partnership with 
local food growers and 
including residents and 
community 

0.00 0.00 Months 1-6 

A2. Showcasing Grassroots 
Driven Hope VI Approach 

PFM Three (3) public presentations 
showcasing the success of 
other city mixed-use centers 
including public housing 

Months 3-6 

A3. Tucson House Oral 
History Project 

TPC Facilitating one (1) 
brainstorming session with 
Tucson residents 

Months 8 

A4. Tucson House in 
Perspective 

PFM Facilitating one (1) 
brainstorming session with 
Tucson residents in Partnership 
with Tucson Historical 
Foundation 
 
 
 
 
 
 
 

Months 11 
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Task/Planning Activity 

 
Lead 

 
Description 

Budget Per Task 

Timeline TPC PFM 

Other Planning Activities 

A1. Infill Plan TPC/PMF Detailed analysis and site 
selection for Adaptive 
Reuse/Infill 

29,500.00 
 

30,572.00 Months 3-6 

A2. Mixed-Use Districts 
Design Concepts 

TPC/PMF Prepare concepts for two 
Mixed-use Districts (2 
alternatives) and obtain 
residents and community 
consensus of preferred design 
alternative 

Months 6-14 

A3. Design Concept 
Refinement 

TPC/PFM Working with Transformation 
Teams to refine Mixed-use 
selected alternative 

Months 17-
18 

A4. Mixed-use Building 
Prototype 

TPC/PFM Building Prototypes Modeling 
(Infill/Adaptive Reuse) for 
selected mixed-use concept 

Months 19-
20 

A5.  Selected Concept Cost 
Estimates 

PFM Prototype Financial Pro-
Formas- preliminary costs 
estimates for selected concept 

Months 20-
21 

A6. Connectivity 
Plan/Complete Streets Cross-
Sections 

 Connectivity Plan for the OCNI 
Area and 3 complete streets 
cross-sections 

  Months 21-
22 

A7. Final OCNI 
Transformation Plan 
Preparation. 

TPC/PFM Preparation of final 
Transformation Plan 

25,000.00 7600.00 Months 20-
24 

Total Professional Services Per Firm: 183,270.00 106,232.00  

Total Professional Services Planning Coordinator Team (Both Firms) 289,502.00  

Note: See Exhibit 14, Schedule. 

 

Our teams look forward to empower and engage residents and community partners to transform 

the OCNI area. 

 

Sincerely, 

     

Linda Morales, Owner/CEO/Planner 

The Planning Center 

          Corky Poster, Owner/Architect 

          Poster Frost Mirto 
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August 22, 2016 

Sally Stang, Director 

Housing and Community Development Department 

City of Tucson 

310 Commerce Park Loop 

Tucson, AZ  85745 

 

Re:  FY2016 Choice Neighborhood Grant Application 

 

Dear Ms. Stang: 

 

The Planning Center, and I, one of the firms’ three Principals, fully support the City of Tucson Housing 

and Community Development Department’s application for Choice Neighborhood Planning funds.   We 

are excited to be part of the development of a comprehensive transformation plan for the Tucson Choice 

Neighborhood Oracle Initiative (OCNI).  We are committed to participating as Planning Coordinator for 

the duration of the planning grant process. 

The Planning Center (TPC), a SBE and DBE certified Tucson-owned and women-owner planning and 

design firm is honored to partner with Poster Frost Mirto in a joint partnership to serve as Project 

Coordinators for OCNI. Our firm is committed to work closely with the City of Tucson, its various 

departments, our research partner, Arizona State University (ASU), the Tucson House Council, the Pascua 

Yaqui Tribe, area neighborhood associations, the project’s anchor institution, Pima Community College, 

the Housing, People and Neighborhood Transformation Teams, preservationists, businesses, developers, 

investors and other key stakeholders in the preparation of a Choice Neighborhoods transformation plan.   

As the designated TPC Principal-in-Charge/Project Manager for the Project Coordinators portion of this 

project, I bring 26 years of experience in project management of high profile projects with budgets ranging 

from hundred-thousand figures to over a million. I also bring 26 years of experience in regional, community 

and neighborhood planning, community engagement, redevelopment and revitalization with also 26 years 

coordinating and facilitating design charrettes and complex community engagement strategies. As a 

Principal Planner in a former post at the North Central Florida Regional Planning Council (NCFRPC) 

during the 1990s, I prepared the comprehensive plans, housing assessments, redevelopment plans, 

revitalization strategies, zoning codes, and conducted community engagement programs for communities 

in the North Central Florida region, including 11 counties and 25 municipalities. At that post, I worked 

closely with the NCFRPC’s partners, the region’s residents and community, and the University of Florida 

Shimberg Center for Affordable Housing, to ensure the provision of affordable housing throughout the 

region.  
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Since I joined The Planning Center team in 2000, I have led and authored numerous comprehensive, 

general, area, neighborhood and area plans, redevelopment revitalization efforts and economic development 

initiatives in our region. A Masters in Urban and Regional planning, coursework in architecture and urban 

design, a bachelor in anthropology, fluency in both English and Spanish, keen appreciation of different 

cultural points of views, previous work on grassroots development in Latin America (10 years), and 

personal experience as someone who grew up in public housing in Latin America inform my work ethics 

and resident/community-centered engagement approach. Knowledge of the regulatory, political and socio-

demographic issues affecting the OCNI area and understanding of local players and political climate allow 

for the formulation of an effective grassroots, resident and community integrated and empowering 

approach.  

The main driver of our success at TPC is that we genuinely care about our communities. TPC takes pride 

in the application of its Comprehensive, Systematic, and Inclusive (CSI) trademark approach to planning 

and design. A fifteen-year partnership with the Pascua Yaqui Tribe and our recent work with the Old Pascua 

Tribally Recognized Community of San Ignacio Yaqui Neighborhood located in the OCNI area, informs 

our firm’s understanding of the complex issues impacting the residents and community members and the 

existing barriers standing in the way of implementing previous efforts. Our firm brings together people with 

seemingly opposing views through listening, analyzing, educating, empowering, engaging, and building 

strategic public/private partnerships. TPC’s award winning design charrettes and community 

engagement/consensus building strategies have successfully assisted many communities in the Southwest 

and have been the recipient of local, state and national awards. 

TPC and our partners at PFM have collaborated often in the past. Most recently our firms worked together 

with the City of Tucson (City) in the preparation of the Tucson Modern Streetcar Land Use and 

Development Implementation Plan (Plan). The Plan assessed and evaluated properties within a quarter mile 

area of the modern streetcar alignment for transit-oriented development by addressing barriers, gaps, and 

needed refinements in the current City land use plans, zoning maps, and development and design standards. 

The study included socio-economic and demographic analysis, historic preservation and housing 

assessment, physical and regulatory opportunities and constraints analysis, as well as identification of key 

stakeholders and formation of strategic partnerships. With the assistance of Poster Frost Mirto, The 

Planning Center coordinated and facilitated a week-long design charrette among groups with diverse 

perspectives, incomes, cultures, and needs.  The design charrette provided opportunity for one-on-one 

interviews, small group strategy sessions, open houses and a variety of other public engagement strategies. 

The resulting input was woven into the preparation of a unified vision for the revitalization of the Tucson 

Streetcar corridor. The vision was embraced unanimously by all constituents. As members of the City of 

Tucson “on-call” professional services team, TPC serves the City of Tucson in a variety of economic 

development, planning and urban design and landscape architecture projects. 
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In addition, TPC have worked in a variety of projects in the selected planning area. The OCNI area includes 

one of the oldest Pascua Yaqui neighborhoods in Arizona, dating to 1900s. The Planning Center worked 

successfully with the Pascua Yaqui Tribe, one of our OCNI partners, on this neighborhood as part of 

the Tribe’s Statewide Land Use Plan. In addition, The Planning Center prepared the Pascua Yaqui Tribe 

General Plan, the Zoning Code and Development Guidelines and has worked with the Tribe since 2000 on 

a variety of land projects. Our firm worked previously with stakeholders and low-income housing projects 

in the selected area and understands the myriad issues ranging from lack of sidewalks, lack of access and 

mobility, crime statistics, old and deteriorated mobile home parks that deter investors, lack of access to 

healthy foods, recreation, jobs, services and resources and high index of deteriorated, dilapidated and 

structurally unsound housing.  

The Planning Center has worked with most of the OCNI partners in our region, prepared numerous area 

and neighborhood plans throughout the City, including the Historic Barrio Anita neighborhood 

revitalization plan. We have working closely with Pima County Development Services Department, one of 

our OCNI partners, in the preparation of Pima Prospers, the County Comprehensive Plan. Working for the 

Choice Neighborhoods program will allow our team to continue to support locally driven strategies to 

address struggling neighborhoods with distressed public or HUD-assisted housing through a comprehensive 

approach to neighborhood transformation. Our team will be instrumental to the partnership in identifying 

and replacing distressed public and assisted housing with high-quality mixed-income integrated housing 

that is well-managed and responsive to the needs of the surrounding neighborhoods. We can assists to 

improve educational outcomes and intergenerational mobility for youth with services and support delivered 

directly to youth and their families such as trails, parks, neighborhood center programs, community gardens, 

art studio space and activities prioritized by the residents and community during the resident and community 

engagement process. Working together with our partners, we can identify the conditions necessary for 

public and private reinvestment in our distressed neighborhoods to offer the kinds of amenities and assets, 

including safety, good schools, and commercial activity, that are important to families’ choices about their 

community. 

To achieve these, we will work with our Neighborhoods, Housing, People and Education partners and our 

community in the development of a comprehensive neighborhood revitalization strategy, or Transformation 

Plan for the OCNI area.  This Transformation Plan will become the guiding document for the revitalization 

of the public and/or assisted housing units, while simultaneously directing the transformation of the 

surrounding neighborhoods and positive outcomes for families.   
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To successfully implement the OCNI transformation plan, our team will work with public and private 

agencies, organizations (including philanthropic organizations), and individuals to gather and leverage 

resources needed to support the financial sustainability of the plan.  These efforts should build community 

support for and involvement in the development of the plan as it happened in previous projects such as the 

Tucson Modern Streetcar and the Grant Road Improvement Plan. Resumes for our three Principals leading 

the major divisions of the firm are included in the following pages. 

The OCNI area has undergone substantial comprehensive local planning via Tucson Plan, the City of 

Tucson General Plan, the Oracle Area Redevelopment Plan (OARP), neighborhood plans, the Development 

Incentive District Overlay (DID) and numerous other local efforts. The OCNI Transformation Plan will 

stitch together all these previous efforts and result in an implementable unifying tool that will allow our 

community to apply to the Implementation Grants to conduct redevelopment efforts. 

Our team is excited about the opportunity to work together in partnership with the City of Tucson Housing 

and Community Development Department, PFM, our Research Partner, ASU, the OCNI Steering 

Committee, all our partners at the OCNI Neighborhoods, Housing, People and Education Transformation 

Teams, Tucson House residents, the OCNI community, The Pascua Yaqui Tribe, Pima Community College 

and Amphitheater School District in bringing together neighborhood associations, residents, community, 

elected and appointed officials, investors, and other key stakeholders to transform the OCNI area and 

become a model Choice Neighborhood community.  

 

 

Sincerely, 

 
Maria Masque 

Principal Community & Regional Planning 

The Planning Center 

www.azplanningcenter.com 

 

 

  

http://www.azplanningcenter.com/
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YEARS OF EXPERIENCE 

 

27 Years in the Planning/Urban Design Field/ 

Community Engagement 

17 Years with The Planning Center 

 

EDUCATION 

 

MA, Urban and Regional Planning  

University of Florida, 1994 

 

BA, Cultural Anthropology  

University of Florida, 1987 

 

College of Architecture,  

University of Florida, 1984–1986  

(completed two years of course work) 

 

AFFILIATIONS 

 

American Planning Association  

Arizona Chapter (AzAPA) 

 

Urban Land Institute (ULI) 

 

Southern Arizona Homebuilders Association (SAHBA) 

 

Metropolitan Pima Alliance (MPA) 

 

UA Tech Parks Arizona Design Review  

Committee Reviewer (17 years) 

 

UA Tech Parks Arizona  

Development Team (17 years) 

 

SELECTED PROJECTS WITH A REVITALIZATION FOCUS  

 

City of Tucson Streetcar Land Use and Development 

Implementation Plan (SLUP), Tucson, Arizona 

 

City of Safford General Plan and Downtown Revitalization 

Safford, Arizona  

 

Sonoran Economic Development Corridor 

Pima County, Arizona 

 

Pima County Comprehensive Plan 

Pima County, Arizona  

 

Kayenta Township Comprehensive Plan & Zoning Ordinance 

Kayenta, Navajo Nation, Arizona 

 

Historic Barrio Anita Revitalization Plan 

Tucson, Arizona 

 

 

MARIA MASQUE 
PRINCIPAL COMMUNITY & REGIONAL PLANNING Principal-In-Charge/PM 

Maria Masque is a Principal with The Planning Center and directs the Community and 

Regional Planning division of the firm. In addition, she coordinates outreach efforts, 

moderates public participation programs, and serves as Principal-in-Charge and quality 

control officer for the long-range and large-scale planning projects of the firm. With 27 

years of experience in the urban design/planning field, she has coordinated the preparation 

of more than 30 comprehensive and general plans; has drafted regulations for zoning codes 

or land development codes in both Arizona and Florida for jurisdictions, university research 

parks, and Native American Nations, and has prepared numerous design guidelines, area 

plans, master plans, specific plans, planned area developments (PAD’s), redevelopment and 

revitalization plans, and historic district overlay zones. She has 17 years of experience 

working with Arizona cities and towns.  

  

Working at different planning scales, from regional redevelopment efforts like the City of 

Tucson Streetcar Land Use and Implementation Plan which addresses redevelopment of a 

3.9-mile corridor, to site specific redevelopment plans such as Historic Barrio Anita and 

West Side Sierra Vista with both the public and private sectors, allows Maria to balance the 

needs of jurisdictions, communities, builders, developers, and investors. Her precise 

attention to detail, knowledge of current and long-range planning processes and 

development review process, public engagement skills and understanding of state and 

federal laws informs her planning and redevelopment approach. 

  

SELECTED PROJECT EXPERIENCE 

 

Envision Safford: City of Safford General Plan  

Safford, Arizona 

 

The Safford General Plan encompasses goals, policy framework, implementation strategies 

and conceptual designs for the redevelopment of Safford Main Street and Safford 

Downtown.  Working Closely with the Safford Downtown Association, business owners and 

other stakeholders, the General Plan helps implement the Downtown Safford Vision Plan 

by defining the redevelopment boundaries, promoting business activity, encouraging 

growth and beautification, supporting downtown revitalization, revitalizing Safford Min 

Street and administering the Façade Grant Program.  

 

Tucson Streetcar Land Use and Implementation Plan  

Tucson, Arizona 

 

The purpose of the Tucson Streetcar Land Use and Implementation Plan is to identify and 

eliminate barriers to mixed-use livable and walkable development, redevelopment and 

revitalization strategies, including infill assessment and development review process 

streamlining by simplify the complex web of overlay zones impacting the 3.9-mile Tucson 

Streetcar corridor. An extensive public engagement process included a week-long design 

charrette and numerous one-on-one meetings and meetings with special interest groups 

and won the APA Arizona 2015 Award for Best Public Participation statewide. 

 

Kayenta Comprehensive Plan and Zoning Ordinance  

Town of Kayenta, Navajo Nation, Arizona 

 

These two documents include the goals, policy direction, implementation strategies, design 

guidelines, economic development strategies and development standards and concepts for 

redevelopment and mixed-used development for the major growth Center of the Navajo 

Nation and the main gateway to Monument Valley, Arizona, a world ecotourism and 

heritage tourism destination manage by the Navajo Nation.  The project included an 

extensive community engagement process in Navajo and English and received the APA 

Arizona 2014 Award for Best Livable Comprehensive Plan. Kayenta was the first Native Tribe 

to adopt a Green Code and a Green Plan in the US. 
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YEARS OF EXPERIENCE 

 

22 Years in the Planning Field 

22 Years with The Planning Center 

 

EDUCATION 

 

MS, Planning, University of Arizona, 1996 

 

BS, Business Administration, Major in Finance,  

University of Arizona, 1990 

 

AFFILIATIONS 

 

Arizona Chapter of the American Planning Association 

(AZAPA), Director at Large, 1999-2000 

 

American Planning Association (APA) 

American Institute of Certified Planners (AICP) 

 

Urban Land Institute (ULI), 

Southern AZ Steering Committee Chair 2010-2011 

 

Metropolitan Pima Alliance, 

Board of Directors (MPA), 2005-current; President, 2006 

 

SELECTED PROJECTS WITH A REVITALIZATION FOCUS  

 

City of Tucson Streetcar Land Use and Development 

Implementation Plan (SLUP), Tucson, Arizona 

 

Sunset Professional Campus 

Pima County, Arizona  

 

Pima County Comprehensive Plan 

Pima County, Arizona 

 

Grant Road Improvement Plan 

El Mirage, Arizona  

 

Kayenta Township Comprehensive Plan  

Kayenta, Navajo Nation, Arizona 

 

Historic Barrio Anita Neighborhood Plan 

Tucson, Arizona 

 

Sonoran Economic Development Corridor 

Pima County, Arizona 

 

Pima County Comprehensive Plan 

Pima County, Arizona 

 

City of Bisbee General Plan 

Bisbee, Arizona 

 

 

 

 

LINDA MORALES, AICP 
PRINCIPAL ENTITLEMENT DIVISION/OWNER/CEO 

Linda is the owner and CEO of The Planning Center and leads the entitlements division of 

the Firm. She holds a Master’s degree in Planning from the University of Arizona and has 

been a planning consultant for over 20 years. Over this time, she gained a wide range of 

consultant experience working for local, state and federal governments, non-profits, 

developers, builders and property owners on a variety of projects, including successful 

master plan communities such as Dove Mountain and Rancho Sahuarita and world resort 

destinations as Miraval. She works with regional partners in a variety of industry attraction 

and economic development initiatives with an infill, revitalization and redevelopment focus, 

such as the Sunset Professional Campus in Pima County and the Tucson Streetcar.  

 

She has worked with numerous jurisdictions in the preparation of their general plans, 

development standards, redevelopment plans, and specific plans. This diverse experience 

gives her a unique perspective that allows her to understand both jurisdictional and 

developer points of view, which brings a balanced perspective to projects. Linda has 

participated in a major project within the OCNI area like the Grant 

 

While she is a skilled, versatile planner, her true strength lies in her ability to negotiate 

diverse viewpoints and build consensus around a project. She is a problem solver, using 

that strength to help guide projects through challenges, whether from physical challenges 

of a site, jurisdictional obstacles or divergent points of view from neighbors. This ability, 

combined with her political sensitivity and savvy has resulted in the successful outcome of 

her projects, and has garnered respect from elected officials, neighborhoods and 

environmental activists and jurisdictional staff/officials throughout the region.  

 

 

 

SELECTED PROJECTS EXPERIENCE 

 

Sunset Professional Campus  

Pima County, Arizona 

 

Linda Morales worked with Pima County in assessing the viability and development options 

for a major walkable, viable, and sustainable business campus along Interstate-10 and the 

new Sunset bridge alignment. The scope of this project included opportunities and 

constraints analysis, conceptual programming, site planning, visioning and community 

engagement, and phase planning. The completed work was used to market and attract 

fortune 100 companies to the local market from around the county. 

 

Tucson Streetcar Land Use and Implementation Plan  

Tucson, Arizona 

 

The purpose of the Tucson Streetcar Land Use and Implementation Plan is to identify and 

eliminate barriers to mixed-use livable and walkable development, redevelopment and 

revitalization strategies, including infill assessment and development review process 

streamlining by simplify the complex web of overlay zones impacting the 3.9-mile Tucson 

Streetcar corridor. An extensive public engagement process included a week-long design 

charrette and numerous one-on-one meetings and meetings with special interest groups. 

  

Grant Road Improvement Plan 

Tucson (includes OCNI Area), Arizona 

 

The Plan enhances the sustainability and vitality of businesses/residential areas along Grant 

Road by significantly improving the streetscape, landscape, transit, bicycle, and pedestrian 

facilities. These goals are accomplished through the creation of a land use inventory and 

assessment, right of way alignment and acquisition strategies, planning and design for key 

intersections, mixed-use development, and landscape and streetscape design for a vital 

economic development corridor. 
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YEARS OF EXPERIENCE 

 

18 Years in the Planning Field 

15 Years with The Planning Center 

 

EDUCATION 

 

MLA Landscape Architecture, Utah State Univeristy, 1999 

 

BA History, Arizona State Univeristy, 1996  

 

AFFILIATIONS 

 

American Sociaty of Landscape Architects (ASLA) 

 

Arizona Chapter ASLA 

 

City of Tucson Resource Preservation Committee 

 

United States Green Building Council (USGBC) 

Southern Arizona Chapter 

 

City of Tucson Water Harvesting Technical Advisory Group 

 

Metropolitan Pima Alliance, 

Board of Directors (MPA), 2005-current; President, 2006 

 

SELECTED PROJECTS WITH A REVITALIZATION FOCUS  

 

City of Tucson Streetcar Land Use and Development 

Implementation Plan (SLUP), Tucson, Arizona 

 

Sunset Professional Campus 

Pima County, Arizona  

 

Grant Road Improvement Plan 

El Mirage, Arizona  

 

City of Tucson Water Harvesting Ordinance  

Tucson, Arizona 

 

Sonoran Economic Development Corridor 

Pima County, Arizona 

 

Pima County Comprehensive Plan 

Pima County, Arizona 

 

City of Bisbee General Plan 

Bisbee, Arizona 

 

 

 

 

TIM JOHNSON, PLA, LEED, AP 
PRINCIPAL LANDSCAPE ARCHITECTURE AND SITE DESIGN  

As the creative mind behind concept development and visioning, Tim translates the 

community’s vision into reality. As the Principal of the Landscape Architecture and Site 

Design Division, Tim balances creative solutions to meet the project’s needs while honoring 

the environment in which they are designed. 

 

With over 18 years of experience, Tim provides oversight of sit design, landscape 

architecture, water harvesting and water conservation, environmental and riparian 

mitigation, as well as recreational planning, connectivity, complete streets design, mixed-

use urban center design, low-impact development and visual communications. Tim is a 

registered landscape architect in Arizona, California, Utah, and New Mexico. Tim’s 

experience with the staff and processes of local jurisdictions enables him to help clients 

navigate the review and approval process in a direct and efficient manner. He can be found 

in design charrettes surrounded by markers and rolls of paper, busily capturing 

stakeholder’s ideas and translating them into the urban design elements that will form the 

foundation of the project. He has prepared numerous viable connectivity plans, mixed-use 

center concepts as part of many revitalization strategies. 

 

 

SELECTED PROJECTS EXPERIENCE 

 

Sunset Professional Campus  

Pima County, Arizona 

 

Tim worked with Pima County in assessing the viability and development options for a 

major walkable, viable, and sustainable business campus along Interstate-10 and the new 

Sunset bridge alignment. The scope of this project included opportunities and constraints 

analysis, conceptual programming, site planning, visioning and community engagement, 

and phase planning. The completed work was used to market and attract fortune 100 

companies to the local market from around the county. 

 

Tucson Streetcar Land Use and Implementation Plan  

Tucson, Arizona 

 

The purpose of the Tucson Streetcar Land Use and Implementation Plan is to identify and 

eliminate barriers to mixed-use livable and walkable development, redevelopment and 

revitalization strategies, including infill assessment and development review process 

streamlining by simplify the complex web of overlay zones impacting the 3.9-mile Tucson 

Streetcar corridor. An extensive public engagement process included a week-long design 

charrette and numerous one-on-one meetings and meetings with special interest groups. 

  

Grant Road Improvement Plan 

Tucson (includes OCNI Area), Arizona 

 

The Plan enhances the sustainability and vitality of businesses/residential areas along Grant 

Road by significantly improving the streetscape, landscape, transit, bicycle, and pedestrian 

facilities. These goals are accomplished through the creation of a land use inventory and 

assessment, right of way alignment and acquisition strategies, planning and design for key 

intersections, mixed-use development, and landscape and streetscape design for a vital 

economic development corridor. 
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Corky Poster 

Architect/Planner/Principal Poster Frost Mirto 

http://www.posterfrostmirto.com/  

 

Role in the Tucson Choice Neighborhoods Oracle Revitalization Project: Project Co-Coordinator 

 

Education: Bachelor of Arts in Architectural Sciences (Magna cum laude) Harvard College (1969) and a Master of 

Architecture from the Harvard University Graduate School of Design (1973). 

. 

Experience: 1984 – Present 

Principal/Architect/Planner, Poster Frost Mirto, Inc.  

Corky Poster is a Registered Architect in the State of Arizona (#10611) since 1976, a Certified Planner (AICP #074511) 

since 1990. He has practiced architecture, planning and urban design in Tucson since 1973 (1973-1984 with the Tucson 

Community Development Design Center.) He is one of three principals at Poster Frost Mirto. Mr. Poster's professional 

work focuses on:  

 

• Social Housing, having designed and built/remodeled more than 3900 units of affordable housing, public housing or 

housing for the homeless. He developed strategic housing plans for more than a dozen communities. At Poster Frost 

Mirto, he has been the Project Architect on two multi-million dollar HOPE VI projects (Posadas Sentinel/Connie 

Chambers/Santa Rosa HOPE VI Revitalization Project and Robert F. Kennedy Homes/South Park Revitalization 

Project) in Tucson, prepared the design for a third successful City of Tucson HOPE VI grant (Depot Plaza Martin 

Luther King HOPE VI Revitalization Plan), and co-authored the successful $35M City of Phoenix HOPE VI grant 

application (Matthew Henson Homes Revitalization Project). He has completed four Arizona LIHTC projects (Tucson 

House, Posadas, South Park, and Escobedo) with two currently under construction (Bowman Senior Residences and 

Esperanza en Escalante), and one in design (Marist at Cathedral Square). In addition, he has developed five HUD 

202/8 senior projects, one HUD 811/8 housing for the disabled, two VA projects, one NSP2 project, and dozens of 

HOME and CDBG-funded projects. Two of our housing projects are LEED Platinum, one LEED Gold, one LEED 

Silver, one Net-Zero. 

▪ Historic Preservation, UA Old Main, Tucson Historic Train Depot, Historic Fort Lowell Park, Stone Avenue Temple, 

Canoa Ranch, Steam Pump Ranch, Roy Place Building, MacArthur Building and Dunbar School.  

▪ Community Planning include dozens of Neighborhood Plans, Area Plans, Community Development Plans, and 

Strategic Plans in Tucson and other Arizona communities.  

▪ Urban Design, Streetcar Land Use and Development Implementation Plan, Allen Hall Base Realignment and Closure 

Act (BRAC) Re-use and Redevelopment Plan, Infill Incentive District Update of the Tucson Land Use Code, Historic 

Warehouse Arts District Master Plan, the Downtown Links Land Use & Urban Design Plan, and Barrio Santa Rosa 

Community Development Plan.  

▪ Community Buildings, Ellie Towne Community Center, the Quincie Douglas Center, the Freedom Park Center, the 

Anamax Park Community Center, the Valenzuela Youth Center and Las Artes Art and Learning Center. 

 

Mr. Poster has won numerous awards including: the Diane LeVan CDBG Lifetime Achievement Award for Community 

Development (1997); the Distinguished Visiting Professor (Universidad de Panama) 1999; Honor Award, National Trust 

for Historic Preservation, 2002; Governors Award for Historic Preservation, 2004, 2011, 2013, 2014, 2015; Best Master 

Plan for 2004 (Arizona Planning Association); the Best Comprehensive/ General Plan for 1992 (Arizona Planning 

Association); National Association of Housing and Redevelopment Officials (NAHRO) Awards of Merit, 1994, 1996, 

2000. He is the co-editor of the book, “Service-Learning in Architecture and Planning,” a project of the American 

Association for Higher Education (AAHE)—in collaboration with the Association of Collegiate Schools of Architecture 

(ACSA), Association of Collegiate Schools of Planning (ACSP), Campus Compact, and the US Department of Housing 

and Urban Development (HUD).  

 

1981- 2009 

The University of Arizona, College of Architecture and Landscape Architecture (CAPLA):  

Various titles concluding with Distinguished Professor (now Emeritus), Director of the Drachman Institute (with two 

successful COPC Grants from HUD, 2003 and 2006). Acting Dean of CALA in 2002 and 2003.

http://www.posterfrostmirto.com/
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Attachment 4 

Eligibility Target Housing Documentation  

Severe Distress of Targeted Project Certification (HUD 53232) 

 

 

City of Tucson 

AZ004-Att4-SevereDistress.pdf 
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Attachment 5 

Eligible Neighborhoods Documentation – Eligible Neighborhoods Data  

Mapping Tool 

 

 

City of Tucson 

AZ004-Att5-EligNeigh.pdf 
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Attachment 6 

Resident Involvement Certification 

 

 

City of Tucson 

AZ004-Att6-ResInvolve.pdf 
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OMB Approval No. 2577-0269 
(exp. 1/31/2015) 

 

CHOICE 
NEIGHBORHOODS 

Inadequate Schools 
Form 

 

Complete the following form, if necessary, in response to one of the criterion of the 

Eligible Neighborhoods threshold which pertains to Inadequate Schools (Section III.C.2 of 

the NOFA). 

 

Lead Applicant:          City of Tucson Housing and Community Development Department                                                                                                                       
 

Name of Targeted Public and/or Assisted Housing Site(s): 
 Tucson House, 1501 N. Oracle Road, Tucson, Arizona 

 

 

Name of School: 
 E.C. Elementary School 

 

 

In accordance with the Department of Education’s definitions (included in Section I.C of the 

NOFA), the school named above is a: 
 

     N/A       Low-performing school 
 

      N/A      Persistently lowest-achieving school 
 

Indicate the school’s relationship with the neighborhood: 
 

       X      The school named above is located within the boundaries of the target neighborhood. 
 

             At least 20% of children from the target public and/or assisted housing attend the 

school named above. 

You must provide evidence from the State Education Agency that the identified school 

meets the relevant definition. Acceptable documentation includes a letter of certification, 

report, or printout from the website listing with URL. 

 

HUD Form 53153 (3/2011) 

 



 

 

 

 

Attachment 7 

Need – Immediate Project Capital Needs  

 

 

City of Tucson 

AZ004-Att7-RehabCost.pdf 
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Attachment 8 

Need - Structural Deficiencies Documentation  

 

 

City of Tucson 

AZ004-Att8-StructDefic.pdf 
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Attachment 9 

Need - Design Deficiencies Documentation  

 

 

City of Tucson 

AZ004-Att9-DesignDefic.pdf 
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Attachment 10 

Need – Substandard Housing Documentation  

N/A 

 

City of Tucson 

AZ004-Att10-SustandHsg.pdf 
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Need – Part I Violent Crimes Documentation  

 

 

City of Tucson 

AZ004-Att11-ViolentCrimes.pdf 
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2014 

 

Crime Categories 

OCNI 

AREA  

 

OCNI 

Crime 

Rate (Per 

1000, 

pop. 

8535
1
) 

Operations 

Division 

West 

(ODW)/PSA 

 

ODW/PSA 

Rate (Per 

1000, pop. 

83,634
2
) 

City of 

Tucson 

City of 

Tucson 

Rate (Per 

1000, pop. 

529,962
3
) 

Homicide/manslaughter 1 0.12 8 0.10 37 0.07 

Aggravated assault  68 7.97 351 4.20 2022 3.82 

Robbery 44 5.20 208
4
 2.49 988 1.86 

Sexual assault 9 1.05 85 1.02 399 0.75 

Part I Violent crime total 122
5
 14.29 652

6
 7.80 3446

7
 6.50 

 

2015 

 

Crime Categories 

OCNI 

AREA 

OCNI 

Rate (Per 

1000, 

pop. 

8535) 

Operations 

Division 

West 

(ODW)/PSA 

ODW/PSA 

Rate (per 

1000, pop. 

83,634) 

City of 

Tucson 

 

City of 

Tucson 

Rate (per 

1000, pop. 

537,129) 

Homicide/manslaughter 1 0.12 9 0.11 31 0.06 

Aggravated assault  78 9.14 331 3.96 1960 3.65 

Robbery 39 4.57 213 2.55 1059 1.97 

Sexual assault 12 1.41 77 0.92 422 0.79 

Part I Violent crime total 130 15.23 630 7.53 3472 6.46 

 

                                                      
1
 Population rate for OCNI obtained using ESRI Community Analyst for the target area (2017) 

2
 Population rate for ODW obtained from Tucson Police Department (2017) 

3
 Population rate for City of Tucson obtained from Tucson Police Department (2017) 

4
 Robbery rates for ODW obtained from Tucson Police Department data from 2014 to 2016, verified by Tucson Police Department 

Records Supervisor http://gisdata.tucsonaz.gov/datasets?group_ids=b6a49faa168647d8b56e1a06bd53600f 
5
 Incident rates determined using shapefile of Tucson Police Department data from 2014 to 2016, verified by Tucson Police Department 

Records Supervisor http://gisdata.tucsonaz.gov/datasets?group_ids=b6a49faa168647d8b56e1a06bd53600f 
6
 Crime data for ODW/Team 2 obtained from Tucson Police Department Records Supervisor (2017) 

7
 Crime data for City of Tucson obtained from Tucson Police Department Records Supervisor (2017) 

http://gisdata.tucsonaz.gov/datasets?group_ids=b6a49faa168647d8b56e1a06bd53600f
http://gisdata.tucsonaz.gov/datasets?group_ids=b6a49faa168647d8b56e1a06bd53600f
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2016 

 

Crime Categories 

OCNI 

AREA 

OCNI 

Rate (Per 

1000, 

pop. 

8535) 

Operations 

Division 

West 

(ODW)/PSA 

ODW/PSA 

Rate (per 

1000, pop. 

110,045
8
) 

City of 

Tucson 

 

City of 

Tucson 

Rate (per 

1000, pop. 

545,092) 

Homicide/manslaughter 1 0.12 8 0.07 31 0.06 

Aggravated assault  75 8.79 528 4.80 2411 4.42 

Robbery 56 6.56 712 6.47 1235 2.27 

Sexual assault 18 2.11 90 0.82 469 0.86 

Part I Violent crime total 150 17.58 1338 12.16 4146 7.61 

 

OCNI 3-yr. average crime rate per 1000 = 15.70 

Operations Division West/PSA 3-yr. average crime rate per 1000 = 9.16 

City-wide 3-yr. average crime rate per 1000 = 6.86 

 

***OCNI area 3-yr. average crime rate per 1000 = 2.29 x the City’s 3-yr average crime rate 

 

 

 

 

 

 

 

 

 

 

 

                                                      
8
 Population rate increase from 2015 to 2016 based on Tucson Police Department redrawing ODW to include downtown Tucson area 

(2017) 
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Evidence of Partnerships  

 

 

City of Tucson 

AZ004-Att12-Partners.pdf 
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97   | O r a c l e  C h o i c e  N e i g h b o r h o o d s  I n i t i a t i v e  ( O C N I )  
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Staffing Plan 

 

 

City of Tucson 

AZ004-Att13-StaffPlan.pdf 
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Planning Schedule 

 

 

City of Tucson 

AZ004-Att14-PlanSchedule.pdf 
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Other than the Early Action Activity (food initiative) identified by residents and community, Action Activities will be identified during 

planning process as provided in the narrative sections. 



 

 

 

 

Attachment 15 

Budget 

 

 

City of Tucson 

AZ004-Att15-Budget.pdf 
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The budget includes $1,300,000 in Choice Neighborhoods Planning and Action Grant funds.  A 

total of $486,702 will be used for development of the Transformation plan by funding the Project 

Coordinator at the City of Tucson Housing and Community Development Department, the 

activities of the Planning Coordinator, the Planning Center and Poster-Frost-Mirto, and the 

activities of the Research Coordinator, ASU School of Social Work. In addition, $813,298 will 

be used for action activities.  The City of Tucson Housing & Community Development 

Department will match $500,000 in CDBG project funds for action activities and $32,645 in 

CDBG administrative funds to fund the 15% of the Planning and Community Development 

Administrator and the 15% of an Accountant in the Housing and Community Development 

Department.  The Central Office Cost Center of the Public Housing Authority will provide 

$12,283 for 10% of the Public Housing Authority Administrator.  The City’s General Fund will 

provide $5,000 for the completion of the Environmental Assessment. 

 In kind contributions include City of Tucson Department of Transportation projects 

totaling $5,236,500 for transportation improvements slated to be completed in the target area in 

the next five years including new buses, bus shelters, roadway improvements, and intersection 

improvements.  Additional in-kind contributions come from a Government Property Lease 

Excise Tax incentive provided by the City’s Economic Initiatives office that is creating 41 jobs 

in the target area.  A final in-kind contribution of $10,000 is from La Frontera who as a member 

of the Housing Transformation Team is providing the market study for Storacle Point to the 

Oracle Choice Neighborhoods Initiative. See also Attachment 19. 
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Attachment 16 

Documentation to Support Consistency with Other Planning Documents 

 

 

City of Tucson 

AZ004-Att16-ConsOtherPlans.pdf 
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The OCNI is also consistent with Plan Tucson, the OARP, and the Pascua Yaqui Tribe Land 

Study and other City efforts listed in the following pages. 
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Attachment 16: Consistency with Other Planning Documents – Integrated Planning Matrix  

City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public 

Safety 

Education Employment Public Health 

2013 Voter-

approved 

General & 

Sustainability 

Plan 

Eleven polices 

in the Housing 

Element 

Neighborhood as ‘Foundation’ 

Seven polices in the Public 

Infrastructure, Facilities and Cost 

of Development Element; and 

seven policies in the 

Redevelopment and Revitalization 

element 

Nine 

policies in 

the Public 

Safety 

element 

Seven 

polices in the 

Education 

element 

Seven polices in Jobs 

and Workforce 

Development element; 

nine policies in the 

Business Climate 

element; ten policies in 

the Tourism & Quality 

of Life element 

Eight polices in 

the Public 

Health element; 

and four 

policies in the 

Urban 

Agricultural 

element 

2011 Oracle 

Area 

Revitalization 

Project 

(OARP) 

Report 

Housing – 

Three goals and 

seven 7 actions 

Historic Preservation – Two  goals 

and eight actions 

Transportation and Circulation – 

Seven  goals and nine  actions 

Land Use and Urban Design –five  

goals and seven  actions 

  Economic Development 

– five goals and seven  

actions 
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City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public Safety Education Employment Public Health 

2015 5-year 

Consolidated 

Plan 

5-year goals for 

mixed affordable 

housing and 

addressing 

homelessness 

5-year goals for 

public facilities and 

infrastructure 

5-year goals for 

demolition of 

unsafe/vacant 

structures; lead 

based paint 

removal and 

housing rehab 

5-year goals for 

human/public 

services and 

employment 

supports 

5-year goals for 

human services, 

employment 

supports and job 

creation 

5-year goals for 

demolition of 

unsafe/vacant 

structures and lead 

based paint removal 

and housing rehab 

2016 5-year 

PHA Plan 

5-year  goals for 

housing and 

addressing 

homelessness 

5-year  goals for 

assisted housing and 

property capital 

improvement 

investments 

 Ross/IDA 

programs 

Section 3 

outreach and 

employment 

plans and 

initiatives 

Site-based and 

supportive services; 

LEED buildings 

2012 Downtown 

Gateway 

Redevelopment 

Area 

Jobs/Housing 

Balance 

Infill Incentives Redevelopment 

of Vacant 

Property 

New Job and 

Career 

Opportunities 

Incentives for 

Business 

Development 

and Expansion 

Brownfield Grants 
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City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public Safety Education Employment Public Health 

2014 CDBG 

Target Area and 

Poverty and 

Urban Stress 

Report  

Benchmarks for 

discussing desired 

outcomes and 

investment  

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

2013 Voter-

approved 

General & 

Sustainability 

Plan 

Eleven polices in 

the Housing 

Element 

Neighborhood as 

‘Foundation’  

Seven polices in the 

Public Infrastructure, 

Facilities and Cost of 

Development 

Element; and seven 

policies in the 

Redevelopment and 

Revitalization 

element 

Nine policies in 

the Public Safety 

element 

Seven polices in 

the Education 

element 

Seven polices in 

Jobs and 

Workforce 

Development 

element; nine 

policies in the 

Business Climate 

element; ten 

policies in the 

Tourism & 

Quality of Life 

element 

Eight polices in 

the Public Health 

element; and four 

policies in the 

Urban 

Agricultural 

element 
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Alignment with Existing Efforts 

 

 

City of Tucson 

AZ004-Att17-AlignExEfforts.pdf 
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Attachment 18 

Evidence of Local Government and School District Support 

 

 

City of Tucson 

AZ004-Att18-GovernSchSup.pdf 
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******* 

 

Note: For additional evidence of local government and school support, please refer to the 

following letters included in Attachment 12, Evidence of Partnerships: a) City of Tucson Ward 3 

Council Member Karin Uhlich; b) City of Tucson Economic Development Division of the City 

Manager’s Office, Economic Initiatives; c) Pima Association of Governments (PAG); d) Pima 

County Development Services Department; e) Office of the Chairman of the Pascua Yaqui Tribe 

of Arizona; f) Pima County Community College District; and g) Pima County Health 

Department. Also, see City of Tucson Planning and Development Services Department letter 

included in Attachment 17, Alignment with Existing Efforts. 
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Planning Process Leverage Documentation  

 

 

City of Tucson 

AZ004-Att19-Leverage.pdf 
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Documentation to Support Consistency with Other Planning Documents 

 

 

City of Tucson 

AZ004-Att16-ConsOtherPlans.pdf 
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The OCNI is also consistent with Plan Tucson, the OARP, and the Pascua Yaqui Tribe Land 

Study and other City efforts listed in the following pages. 
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Attachment 16: Consistency with Other Planning Documents – Integrated Planning Matrix  

City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public 

Safety 

Education Employment Public Health 

2013 Voter-

approved 

General & 

Sustainability 

Plan 

Eleven polices 

in the Housing 

Element 

Neighborhood as ‘Foundation’ 

Seven polices in the Public 

Infrastructure, Facilities and Cost 

of Development Element; and 

seven policies in the 

Redevelopment and Revitalization 

element 

Nine 

policies in 

the Public 

Safety 

element 

Seven 

polices in the 

Education 

element 

Seven polices in Jobs 

and Workforce 

Development element; 

nine policies in the 

Business Climate 

element; ten policies in 

the Tourism & Quality 

of Life element 

Eight polices in 

the Public 

Health element; 

and four 

policies in the 

Urban 

Agricultural 

element 

2011 Oracle 

Area 

Revitalization 

Project 

(OARP) 

Report 

Housing – 

Three goals and 

seven 7 actions 

Historic Preservation – Two  goals 

and eight actions 

Transportation and Circulation – 

Seven  goals and nine  actions 

Land Use and Urban Design –five  

goals and seven  actions 

  Economic Development 

– five goals and seven  

actions 
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City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public Safety Education Employment Public Health 

2015 5-year 

Consolidated 

Plan 

5-year goals for 

mixed affordable 

housing and 

addressing 

homelessness 

5-year goals for 

public facilities and 

infrastructure 

5-year goals for 

demolition of 

unsafe/vacant 

structures; lead 

based paint 

removal and 

housing rehab 

5-year goals for 

human/public 

services and 

employment 

supports 

5-year goals for 

human services, 

employment 

supports and job 

creation 

5-year goals for 

demolition of 

unsafe/vacant 

structures and lead 

based paint removal 

and housing rehab 

2016 5-year 

PHA Plan 

5-year  goals for 

housing and 

addressing 

homelessness 

5-year  goals for 

assisted housing and 

property capital 

improvement 

investments 

 Ross/IDA 

programs 

Section 3 

outreach and 

employment 

plans and 

initiatives 

Site-based and 

supportive services; 

LEED buildings 

2012 Downtown 

Gateway 

Redevelopment 

Area 

Jobs/Housing 

Balance 

Infill Incentives Redevelopment 

of Vacant 

Property 

New Job and 

Career 

Opportunities 

Incentives for 

Business 

Development 

and Expansion 

Brownfield Grants 

 

 

 

 



 

128| O r a c l e  C h o i c e  N e i g h b o r h o o d s  I n i t i a t i v e  ( O C N I )  
 

City of Tucson 

Plans 

Choice Neighborhoods Categories and  

Corresponding Existing Plans for Integrated Planning Approach 

Housing Neighborhoods Public Safety Education Employment Public Health 

2014 CDBG 

Target Area and 

Poverty and 

Urban Stress 

Report  

Benchmarks for 

discussing desired 

outcomes and 

investment  

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

Benchmarks for 

discussing desired 

outcomes and 

investment 

2013 Voter-

approved 

General & 

Sustainability 

Plan 

Eleven polices in 

the Housing 

Element 

Neighborhood as 

‘Foundation’  

Seven polices in the 

Public Infrastructure, 

Facilities and Cost of 

Development 

Element; and seven 

policies in the 

Redevelopment and 

Revitalization 

element 

Nine policies in 

the Public Safety 

element 

Seven polices in 

the Education 

element 

Seven polices in 

Jobs and 

Workforce 

Development 

element; nine 

policies in the 

Business Climate 

element; ten 

policies in the 

Tourism & 

Quality of Life 

element 

Eight polices in 

the Public Health 

element; and four 

policies in the 

Urban 

Agricultural 

element 
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Evidence of Local Government and School District Support 
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******* 

 

Note: For additional evidence of local government and school support, please refer to the 

following letters included in Attachment 12, Evidence of Partnerships: a) City of Tucson Ward 3 

Council Member Karin Uhlich; b) City of Tucson Economic Development Division of the City 

Manager’s Office, Economic Initiatives; c) Pima Association of Governments (PAG); d) Pima 

County Development Services Department; e) Office of the Chairman of the Pascua Yaqui Tribe 

of Arizona; f) Pima County Community College District; and g) Pima County Health 

Department. Also, see City of Tucson Planning and Development Services Department letter 

included in Attachment 17, Alignment with Existing Efforts. 
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Action Activities Leverage Documentation  
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Preference Points  
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City and Neighborhoods Maps  
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Key to Asset Within OCNI Area Provided in Previous Page 
Numbers correspond with assets listed on Asset Map included previous page. 
 
DEVELOPMENTAL ASSETS 

1. Arts for All 
2520 N. Oracle Rd. 

2. Beacon Group 
308 W. Glenn St. 

3. EC Nash Elementary School (in Amphitheater 
School District) 
515 W. Kelso 

4. Gospel Rescue Mission 
707 W. Miracle Mile 

5. House Sonora/La Frontera Center (addiction 
center) 
1367 W. Miracle Mile 

6. Pima Community College Downtown Campus 
1225 N. Stone Ave. 

7. St. Elizabeth’s Health Center 
140 W. Speedway Blvd. 

 

COMMERCIAL ASSETS  

8. Brother John’s (GPLET) 
1801 N. Stone Ave. 

9. Cook Tucson (Community Kitchen) 
1702 N. Stone Ave. 

 

RECREATIONAL ASSETS 

10. Blue Moon Community Garden (located on 
Tucson House site) 
501 N. Oracle Rd. 

11. Francisco Elias Esquer Park 
1331 N. 14th Ave. 

12. Jacinto Park  

2600 N. 15th Ave. 

13. Marty Birdman Neighborhood Center (in the 
Balboa Heights Neighborhood; Naida Jane Baker 
Splash Pad dedicated in 2017) 
2536 N. Castro 

14. Old Pascua Museum and Yaqui Cultural Center 
856 W. Calle Santa Ana 

15. Pascua Neighborhood Center 
785 W. Saguaro St. 

PHYSICAL ASSETS Housing 

16. Tucson House (TARGET HOUSING FOR GRANT) 
1501 N. Oracle Rd. 

17. 870 W. Calle Sur - #1 and #2 (Public housing) 

18. 871 W. Calle Sur - #1 through #4 (Public housing) 
2820 N. Castro Ave. (12 units, targeted to chronically 
homeless w/preference for vets) 

19. 455 W. Kelso - #228, #229, and #230 (City-owned 
affordable units) 
801 W. Miracle Mile 

20. Ghost Ranch (Low income tax credits project; 
received National Trust for Historic Preservation 
Honor) 

21. Miracle Point Apartments 
375 W. Blacklidge Drive  

22. Storacle Point Apartments  
2525 N. Balboa Ave. (21 units total, 11 targeted to 
chronically homeless with preference for vets; 
remaining 10 for low income families) 

Additional Assets Nearby OCNI Area (approx. 

mileage calculated from “asset” to Grant/Oracle) 

 Amphitheatre High School 
125 W. Yavapai Rd., approx. 1.8 miles from Target Area 

 Arizona School for the Deaf & Blind 
1200 W. Speedway, approx. 2.0 miles from Target Area 

 Donna Liggins Recreation Center 
2160 N. 6th Ave., approx. 0.9 miles from Target Area 

 Downtown Tucson 
approx. 2 miles from Target Area 

 El Rio Branch Library  
1390 W. Speedway Blvd., approx.2.43 miles from Target 
Area 

 Estevan Park 
1000 N. Main St., approx. 1.3 miles from Target Area 

 Fire Station #8  
250 W. King Rd., approx. 2.07 miles from Target Area 

 Fry’s Grocery Store  
3920 W. Grant Rd., approx. 4 miles from Target Area 

 Holy Hope Cemetery 
3555 N. Oracle Rd., approx. 2.3 miles from Target Area 

 PSE Archery  

 2727 N. Fairview Ave., approx. 1.2 miles from Target 
Area 

 Police Dept. Westside Service Center 
1310 W Miracle Mile, approx. 1.7 miles from Target Area 

 Salvation Army Hospitality House 
1002 N. Main Ave., approx. 1.2 miles from Target Area 

 University of Arizona 
Approximately 2.5 miles from target area 
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Photographs of The Target Housing and Neighborhoods  
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