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THE VISION 
 

Over several years a City Project Team, a Citizen Task Force, 
and neighbors, businesses, institutions, and others who live, 
work, shop, or travel along Grant Road by car, bus, bicycle, 
or foot, worked together to develop a vision of how they 
would like to see the Grant Road Corridor evolve with the 
completion of the Grant Road roadway widening project and 
the implementation of land use planning.    

 

The vision that came out of this intensive effort reflects a 
continually heard refrain that the corridor should have an 
overarching identity that recognizes and builds upon the 
ŎƻǊǊƛŘƻǊΩǎ ŎƘŀǊŀŎǘŜǊΦ  Creating the vision began with 

developing a Vision Statement and Guiding Principles, followed by a set of Key Objectives for the future of 
the corridor.  Together these components became the foundation for a concept of Centers and Segments 
with the goal of providing a vibrant, multi-modal urban corridor that reflects the scale, character, and 
diversity of the area neighborhoods and businesses.  
 

The Grant Road Corridor Vision is intended to serve as policy-level guidance in the ongoing exploration 
and development of appropriate land use planning tools taking into account the roadway widening phases 
and the need to work further with adjacent neighborhoods to determine whether and how Area and 
Neighborhood Plans may need to be amended. 
 

The Centers & Segments 
 

Exhibit I.1 presents the Centers & Segment Concept in the context of the Grant Road Corridor between 
Oracle Road and Swan Road, while Exhibit I.2 provides similar information in the form of a table. Both the 
map and the table include a brief character descriptor of each Center and Segment. The following two 
sections describe the Center and Segment character types.   
 

Together the Centers and Segments offer a variety of uses and building types, complemented by unifying 
elements, such as landscaping and pedestrian facilities. The character focus for each of the Centers and 
Segments is based on a combination of existing conditions, market feasibility, and the desires and needs of 
the property owners, residents, and businesses as identified through the interactive public process.  This 
concept should be a key reference for land use planning in the corridor, with the understanding that 
elements such as the boundaries, uses, and urban form, may be adjusted and refined.  
 

The Centers 
 

In the Centers and Segments Concept, the Centers are areas where 
concentrations of activities occur around the intersection of Grant Road with 
other major roads, such as Oracle Road, Tucson Boulevard, and Alvernon Way.   
Centers are destinations with a mix of uses that vary in size, scale, and diversity of 
uses. Centers may provide services to the region, and may also be designed to be 
compatible with the residential neighborhoods around them. 
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EXHIBIT I.1:  THE CENTERS & SEGMENTS CONCEPT FOR THE GRANT ROAD STUDY AREA:  ORACLE ROAD  
TO SWAN ROAD 

 



 

Sept. 9, 2015 Á Grant Road Community Character & Vitality Corridor Vision Á Executive Summary Á Pg. 4 

  

Following are types of Centers envisioned: 
 

Á Neighborhood Centers created by refocusing auto-oriented commercial strips 
 

Á Mixed-Use Centers created through the revitalization of older shopping centers whose larger size 
and relatively low intensity of development contribute to the potential for intensification and reuse. 
In cases where there is existing active retail use serving community needs, more incremental improvements to such 
elements as the pedestrian environment could contribute to achieving a more neighborhood friendly character.  
 

Á Revitalized Centers that have specific focuses that already define the centers and that are generally supported 
by market economics and the public 

 

Á Enhanced Centers:  Many centers have uses that are unlikely to change soon, but could be enhanced 
with a better pedestrian environment, open space and landscape improvements, and in some cases 
by new development in limited locations. 

 
EXHIBIT I.2:  The Envisioned Grant Road Centers and Segments 

 

CENTER OR SEGMENT CHARACTER 

ORACLE CENTER Keep focus of center with some enhancements 

STONE CENTER Keep focus of center with some enhancements 

WESTERN PORTION SEGMENTS:  Oracle Rd. to 
Stone Ave., Stone Ave. to Fontana Ave., & 
Fontana Ave. to 1st Ave.  

A balanced and supportive mix of uses:  residential, 
student housing, commercial, industrial 

 
 

FONTANA CENTER Refocus auto-oriented commercial strips into 
neighborhood center 

1ST AVENUE CENTER Revitalize shopping centers into mixed-use centers 

CENTRAL PORTION SEGMENTS:  1st Ave. to 
Campbell Ave. & Campbell Ave. to Tucson Blvd. 

Active and engaging neighborhood buffers 

CAMPBELL CENTER Revitalize to capitalize on existing focus of center 

TUCSON CENTER Keep focus of center with some enhancements 

EASTERN PORTION SEGMENTS:  Tucson Blvd. 
to Country Club Rd., Country Club Rd. to 
Alvernon Way, Alvernon Way to Columbus 
Blvd., & Columbus Rd. to Swan Ave. 

Support retail viability and enhance community 
character 

COUNTRY CLUB CENTER Revitalize to capitalize on existing focus 

ALVERNON CENTER Revitalize to capitalize on existing focus 

COLUMBUS CENTER Refocus auto-oriented commercial strips into 
neighborhood center 

SWAN CENTER Keep focus of center with some enhancements 
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The Segments 
 

In the Centers and Segments Concept, the Segments are the more 
linear areas that line Grant Road between the Centers and provide 
support uses. Segments have a certain character and set of uses 
that typically include a smaller scale and different building 
orientation. While some segments contain auto-serving uses, they 
also should support pedestrian and bicycle movement along Grant 
Road. 
 

Following are types of Segments envisioned: 
 

Á Segments serving as active and engaging neighborhood 
buffers:  A major concern for segments in the Central Portion of 
the corridor is ensuring that additional noise and other effects of the Grant Road improvements do 
not burden adjacent neighborhoods. However, buffering of neighborhoods needs to be balanced 
with the creation of an active street frontage along Grant Road for vitality and safety. 

Á Segments providing balanced and supportive mix of uses, including residential, student housing, 
commercial, and industrial. The segments In the Western portion of the corridor currently include 
several types of uses, including residential, commercial and industrial, many of them side-by-side.   

Á Segments supporting retail viability and community character enhancement:   In the primarily 
commercial segments of the Eastern Portion of the corridor, the public has expressed support both 
for the viability of independent businesses on Grant Road, as well as improved identity and 
character of these segments. The handling of critical issues such as parking, building design and 
orientation, and future land use will need to support both of these goals.  

 

CREATING THE VISION 
 

The current focus on the Grant Road Corridor began 
with ǾƻǘŜǊǎΩ approval of the Regional Transportation 
Authority projects in May 2006, which included 
improvements to Grant Road between Oracle Road 
ŀƴŘ {ǿŀƴ wƻŀŘΦ  !ƴ ŀǇǇǊƻŀŎƘ ŎŀƭƭŜŘ ά/ƻƴǘŜȄǘ 
Sensitive Soluǘƛƻƴǎέ ǿŀǎ ǳǎŜŘ ǘƻ ƛƴƛǘƛŀǘŜ ǘƘŜ ǇƭŀƴƴƛƴƎ 
phase of the roadway design.  This approach looked 
beyond the curbs to consider the context in which 
the roadway was located.   
 

The CSS approach included the preparation of a 
Vision Statement and Guiding Principles in 2008.   
The Statement and Guiding Principles became the 
foundation for creating a set of Key Vision Objectives 
for the establishment of the community character 
and vitality sought for the Grant Road Corridor. 
These objectives were then used in the development 
of a physical concept of Centers and Segments.  
Exhibit I.3 shows the components of the Grant Road 
Corridor Vision and the factors that informed their 
preparation. 

 

Exhibit I.3:  Visioning  
Process & Products  
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Vision Statement & Guiding Principles 
 
 

Vision Statement  
  

The improvements resulting from the Grant Road Improvement Plan*  will enhance safety and balance 
mobility and accessibility for all users including motorists, pedestrians, bicyclists, transit riders, and 
those with disabilities. The plan will direct the widening of Grant Road to six lanes, also improving its 
function as an urban arterial street within TucsonΩs network of streets. The plan will balance the needs 
of those traveling through the area on Grant Road with those who live, work, and shop along Grant 
Road. 
 

The community values the scale, character, and diversity of the neighborhoods and businesses along 
Grant Road and the plan will reflect these values. The plan will recognize the diversity of residents and 
independent businesses along Grant Road, and will help them to revitalize the places in which they live 
and work. 
 

The plan will strive to improve the visual character and quality of Grant Road and the land uses along 
it, and it will define Grant Road as a unique and vital place that ultimately enhances the community 
and region as a whole. 
 

The Grant Road planning process and its implementation will balance a long-range vision with the 
definition of improvements and programs that fit within the financial resources identified for this 
project. It will be forward-thinking in its design, consider likely future trends and work to effect 
positive change to the environment and public health. It will set high standards for community 
involvement while providing an inspirational model for future Tucson roadway enhancements. 
 

¶ άDǊŀƴǘ wƻŀŘ LƳǇǊƻǾŜƳŜƴǘ tƭŀƴέ ƛǎ ŀ ǊŜŦŜǊŜƴŎŜ ǘƻ ǘƘŜ ƻǾŜǊŀƭƭ ǇǊƻƧŜŎǘΣ ƛƴŎƭǳŘƛƴƎ ōƻǘƘ ǘƘŜ ǊƻŀŘǿŀȅ ǿƛŘŜƴƛƴƎ ŀƴŘ ƭŀƴŘ ǳǎŜ ǇƭŀƴƴƛƴƎ. 

 

 

Guiding Principles 

The Guiding Principles, which are organized into four topic areas, are highlighted below.  
 

1. Mobility & Access 
 
 

Á Balance the transportation needs of those traveling locally with those passing through Grant Road 
 

Á Improve mobility and safety for all those traveling along and across Grant Road 
 

Á Balance mobility along and across Grant Road with access to businesses, residences, and other 
destinations 

 

Á 9ƴǎǳǊŜ ǘƘŀǘ ǊƻŀŘǿŀȅ ƛƳǇǊƻǾŜƳŜƴǘǎ ǎǳǇǇƻǊǘ ŀƴŘ ŜƴƘŀƴŎŜ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǾŀƭǳŜǎ 
 

Á Provide the potential for future transit options 
 

2. Character & Vitality 
 

Á For residential neighborhoods, provide appropriate transitions and buffering from Grant Road and 
the uses fronting onto it to the neighborhoods behind. 

 

Á Support opportunities for a range of options for housing tenancy and housing types 
 

Á Support the viability of small, local, and independent businesses 
 

Á Preserve and enhance opportunities for a range of employment 
 

Á Create a cohesive public realm 
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Á Build on the attraction and strengths of community and social service organizations 
 

Á Develop segments with multiple uses and shared parking 
 

Á Recognize the differences in demographics, environment, scale, neighborhoods, business types, 
and other aspects of character 

 

Á Work to create safer environments that discourage crime 
 

Á Support and build upon ethnic diversity 
 

Á Encourage private investment 
 

3. Aesthetics & Environment 
 

Á Create an aesthetically pleasing, comfortable, and inviting environment 
 

Á 9ƴƘŀƴŎŜ ǘƘŜ ƛŘŜƴǘƛŦƛŜǎ ƻŦ DǊŀƴǘ wƻŀŘΩǎ community character portions of the Grant Road Corridor 
 

Á Capitalize on Grant wƻŀŘΩǎ ƴŀǘǳǊŀƭ ŜƴǾƛǊƻƴƳŜƴǘ ŀƴŘ ǊŜƎƛƻƴŀƭ ǎŎŜƴŜǊȅ 
 

Á  Capitalize ƻƴ ¢ǳŎǎƻƴΩǎ ŎǳƭǘǳǊŜ 
 

Á Mitigate utility issues 
 

Á Mitigate watershed issues 
 

Á Mitigate noise impacts  
 

4. Vision & Implementation 
 

Á Define a long-range vision as well as priorities 
 

Á Define cost-efficient and effective phases 
 

Á Protect the viability of businesses during construction 
 

Á Provide information and technical assistance to residential and business property owners 
 

Á Define the improvements so that the vision can be achieved incrementally 
 

Á Rely on policies and programs in addition to physical improvements in achieving the vision 
 

Á Coordinate new development and revitalization  
 

Key Vision Objectives  
 

Building on the Vision Statement and Guiding Principles, the Project Team worked with the Citizen Task 
Force and the public through a series of workshops to create a set of Key Vision Objectives that were 
then used in the development of the Centers and Segments Concept.  These objectives, for which useful 
illustrative drawings and descriptive text are presented in Section III of this document, include: 
 

Objective A: Encourage viable and compatible uses 

Objective B: Create context-appropriate building heights and massing 

Objective C Contribute to street activity and safety 

Objective D: Protect and enhance neighborhoods 

Objective E: Support small & independent businesses 

Objective F: Provide, improve, and connect public spaces 

Objective G: Balance 0needs of regional- and local-serving businesses 

Objective H: Strengthen community identity 
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Objective I: Provide adequate and well-designed parking 

Objective J: Complement the Tucson environment 

Objective K: Make Tucson history and culture more evident 

Objective L: Integrate watershed management in site design 

Objective M: Respect important views 

Objective N: Increase Multi-Modal Access to Places along Grant Road 
 

 

PURSUING THE VISION 
 

The Corridor Vision will serve as the guiding document for the ongoing land use planning that will take 
place in coordination with the phasing of the roadway widening project.  This planning will focus on 
identifying the appropriate tools to implement the vision, ranging from regulatory changes, to overlays, 
to economic incentives, and remnant re-use strategies.  As in the development of the Grant Road 
Improvement Plan for the roadway design and this Community Character & Vitality Corridor Vision, the 
land use planning will include active engagement with the Grant Road Citizen Task Force, public, adjacent 
neighborhoods, and potentially affected property owners and tenants. 
 
 



 

Sept. 9, 2015 Á Grant Road Community Character & Vitality Corridor Vision Á Purpose & Project Á Pg. 9 

 

 

 

 A. Purpose 
 B. Grant Road Improvement 

  Project Overview 
 C. Contents 
 D. Study Area 

  


