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Land Use and Implementation Plan Scope 

Land Use and Development Implementation Plan Project Goals 

• Analyze properties within the ¼ mile focus area to best prepare them for the 
appropriate land use plan, zoning, and design. 

• Identify subareas with unique characteristics and concerns. 

• Collect and review input from stakeholders regarding their concerns, issues and 
priorities for development along the streetcar line.  

• Prepare an innovative and solution-oriented land use approach that leads directly 
to legislative amendments that expedite high-quality development. 

• Identify areas along the streetcar line where higher density/intensity mixed-use 
development is appropriate.  

• Recommend policies and standards for the legislative process to seek 
development approval. 

• Prepare planning area supplemental strategies on streetscapes, parking and 
affordable housing. 

• Identify financing mechanisms to implement the land use plan.  
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We have been listening… 

• Week-long charrette in January 

 

• Nearly 50 meetings 

 

• More than 650 conversations 
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And here is what we heard: 
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Charrette Conclusion 

 

 

 

“Our community is supportive of 

higher intensity land uses along 

the streetcar corridor………… 
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Charrette Conclusion 

 

 

 

 

 

..…as long as “it is done right.”  
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Doing it Right… 
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Streetcar Corridor Neighborhoods 
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Streetcar Corridor Neighborhoods 
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Streetcar Corridor Character Areas 
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Eastern Terminus 

Eastern Terminus – Innovation Gateway 

• New development north and south of Speedway and Campbell serves as 
the UA eastern gateway, providing a high quality mixed-use, place-making 
urban environment. 

• That gateway serves adjacent neighborhoods, the University of Arizona, the 
University of Arizona Health Network, and the business community.  

• This area provides access to different modal choices - walking, biking, 
transit and the streetcar. Adjacent neighborhoods have easy, safe access.  

• It has a network of urban open space - courtyards and plazas - and a 
hierarchy of shaded pedestrian streets with housing, medical, retail and 
service.  

• Urban plazas, courtyards, pocket parks connect to the University of Arizona 
public space network and to adjacent neighborhoods.  

• This area features highest-quality design, incorporating sustainable 
features such as green roofs and solar energy.  

• Structured parking is sufficient for the development within this area.  

• Bicycle park-and-ride corrals provide Streetcar connectivity. 
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Main Gate District 

Main Gate District 

• Main Gate builds out as a vibrant area offering residential, retail, 
employment, hospitality and convention services in a university campus 
environment. 

• New development within this area is high-quality; walkable; sensitive to 
adjacent neighborhoods; offers a strong definition of the public realm, active 
living streets, plazas and courtyards, in an inviting campus atmosphere.  

• Auto ownership by student residents is minimal; the streetcar, walking, 
biking, car-share are incentivized and are the preferred modal choices.  

• Historic residential structures are protected and maintained with 
residential or adaptive re-uses. 
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Implementing the Vision 
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Historic Properties 
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Eastern Terminus – Existing Land Uses 
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Eastern Terminus – Vacant/Underutilized Land  
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Main Gate – Existing Land Use 
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Streetscape 
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     Streetscape Design Manual 

 
 

• Will govern what private improvements are permissible within the 
public ROW (geared toward private development) 

• Scheduled to be implemented in late 2013 following stakeholder 
outreach, city staff, and mayor and council review 

• Will provide detail to developer and consultant on process for 
application and approval, and provide city staff with standards for 
review 
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Streetscape Guiding Principles 

 
• Character / Historic Preservation / Heritage and Culture 

• High Quality and High Functioning Streetscapes / Activated 

• Pedestrian Connectivity 

• Parking Needs 

• Bicycle Infrastructure Needs 

• Sustainability of streetscape elements 
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Implementation Strategies 
 

• Balance uniformity with uniqueness/character 

• Well planned use of TREs for street activation 

• Use of long lasting and regionally appropriate materials 

• Thoughtful balance of modes of transportation and 

infrastructure 

•  Use of cost effective sustainable practices  
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General Streetscape Zones and Amenities 



General Streetscape Zones and Amenities 

FRONTAGE  

ZONE 
CLEAR  

ZONE 

FURNISHING 

ZONE STREETSIDE PARKING  

OR 

EXTENDED FURNISHING ZONE BICYCLE LANE 



TRE in Extended Furnishing Zone 
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TRE in Frontage Zone 
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Parklets in Parking Zone 



Main Gate – Streetscape Typologies 

UNIVERSITY BLVD 

SECONDARY STREET 



Main Gate – Existing Materials 



Main Gate – Proposed Materials 

CONCRETE WALK w/  

BANDS OF PAVERS (Red where established, can 

vary color  away from established areas) 
BLACK FURNITURE 

LAVA ROCK WATER HARVESTING TREE GRATE 



Main Gate – Hub (Core) 



Shade - Trees 

TREES IN R.O.W. 



Shade – Awnings (Zero Lot Line) 

AWNINGS IN R.O.W. 



Shade – Pedestrian Portal (Zero Lot Line) 

PORTAL IN R.O.W. 



Shade – Arcade (Zero Lot Line) 

ARCADE IN R.O.W. 



Shade – Free Standing Pergola (Zero Lot Line) 

PERGOLA IN R.O.W. 



Pedestrian Street Lighting Alternatives 



Street Tree Grate and Planting Detail 
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Hardscape 

HARDSCAPE TYPES 
 

• Historic and Established Use/Context 

• Concrete 

• Treatments – Grey, Colored, Broom, Salt, 

Exposed Aggregate, etc. 

• Location – Corners and Adjacent to Building 

(Frontage Zone) 

• Pavers 

• Red Brick Pavers – Patterns, Finishes, etc. 

• Concrete Pavers – Colors, Patterns, etc. 

• Location – Curbside (Furnishing Zone) 

 



Concrete and Pavers in Streetscape 
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Concrete and Pavers in Streetscape 

FRONTAGE  

ZONE 
CLEAR  

ZONE 

FURNISHING 

ZONE STREETSIDE PARKING  
OR 

EXTENDED STREESCAPE ZONE BICYCLE LANE 



Potential Street Tree Species 

TREE SPECIES HEIGHT WIDTH WATER USE HARDINESS HABIT TRUNK ADWR

ACACIA SALICINA WILLOW ACACIA 40 30 LOW-MODERATE SEMI WEEPING SINGLE YES

BRACHYCHITON POPULNEUS BOTTLE TREE 45 30 LOW-MODERATE HARDY ERECT SINGLE YES

CELTIS RETICULATA NET LEAF HACKBERRY 30 30 MODERATE HARDY TWISTED CANOPY SINGE YES

CHILOPSIS LINEARIS DESERT WILLOW 25 25 MODERATE HARDY WEEPING SINGLE/MULTI YES

DALBERGIA SISSOO INDIAN ROSEWOOD 40 30 MODERATE HARDY ROUND CANOPY SINGLE NOT LISTED

EUCALYPTUS CAMALDULENSIS RED GUM 100 40 MODERATE HARDY ERECT SINGLE YES

EUCALYPTUS PAPUANA GHOST GUM 50 30 LOW-MODERATE SEMI ERECT SINGLE YES

FRAXINUS VELUTINA 'FAN TEX' FAN TEX ASH 40 40 MODERATE HARDY ROUND CANOPY SINGLE NOT LISTED

PARKINSONIA PRAECOX PALO BREA 30 25 LOW-MODERATE SEMI VASE SINGLE/MULTI YES

PARKINSONIA FLORIDA BLUE PALO VERDE 30 30 LOW-MODERATE HARDY VASE SINGLE/MULTI YES

PARKINSONIA 'DESERT MUSEUM' DESERT MUSEUM 30 30 LOW-MODERATE HARDY VASE MULTI YES

PARKINSONIA MICROPHYLLA FOOTHILL PALO VERDE 20 20 LOW HARDY VASE SINGLE/MULTI YES

PARKINSONIA x SONORAE SONORAN PALO VERDE 20 20 LOW HARDY VASE SINGLE/MULTI YES

PHOENIX CANARIENSIS CANARY ISLAND PALM 60 30 LOW-MODERATE HARDY ERECT SINGLE YES

PHOENIX DACTYLIFERA DATE PALM 100 20 LOW-MODERATE HARDY ERECT SINGLE YES

PISTACIA ATLANTICA x INTEGERRIMA RED PUSH PISTACHE 35 35 MODERATE HARDY ROUND CANOPY SINGLE YES

PISTACIA CHINENSIS CHINESE PISTACHE 50 40 MODERATE HARDY ROUND CANOPY SINGLE YES

PLATANUS ACERFOLIA LONDON PLANE 60 40 MODERATE-AMPLE HARDY OPEN SINGLE NOT LISTED

PLATANUS WRIGHTII ARIZONA SYCAMORE 50 40 MODERATE-AMPLE HARY OPEN SINGLE DENIED

PROSOPIS HYBRID SOUTH AMERICAN MESQUITE 40 40 LOW-MODERATE HARDY OPEN CANOPY SINGLE/MULTI YES

PROSOPIS GLANDULOSA TEXAS HONEY MESQUITE 30 30 LOW-MODERATE HARDY OPEN/WEEPING SINGLE/MULTI YES

PROSOPIS VELUTINA VELVET MESQUITE 30 30 LOW-MODERATE HARDY OPEN CANOPY SINGLE/MULTI YES

QUERCUS VIRGINIANA LIVE OAK 50 50 MODERATE HARDY ROUND CANOPY SINGLE YES

ULMUS PUMILA SIBERIAN ELM 40 40 MODERATE-AMPLE HARDY ROUND, OPEN SINGLE NOT LISTED

VITEX AGNUS CASTUS MONKS PEPPER TREE 25 25 LOW-MODERATE HARDY VASE MULTI YES

WASHINGTONIA FILIFERA CALIFONRIA FAN PALM 45 15 LOW-MODERATE HARDY ERECT SINGLE YES

WASHINGTONIA ROBUSTA MEXICAN FAN PALM 75 10 LOW-MODERATE SEMI ERECT SINGLE YES



Potential Street Tree Species – Size and Form 

SINGLE TRUNK SINGLE/MULTI TRUNK MULTI TRUNK

SMALL SONORAN PALO VERDE MONKS PEPPER TREE

FOOTHILL PALO VERDE

DESERT WILLOW

MEDIUM LIVE OAK PALO BREA DESERT MUSEUM

NET LEAF HACKBERRY BLUE PALO VERDE

RED PUSH PISTACHE TEXAS HONEY MESQUITE

FAN TEX ASH VELVET MESQUITE

WILLOW ACACIA

BOTTLE TREE

INDIAN ROSEWOOD 'SISSOO'

CALIFONRIA FAN PALM

LARGE ARIZONA SYCAMORE SOUTH AMERICAN MESQUITE

LONDON PLANETREE

CHINESE PISTACHE

GHOST GUM

RED GUM

CANARY ISLAND PALM

DATE PALM

MEXICAN FAN PALM
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City Partnerships and Funding Mechanisms for Streetscape  

•City can pay for some improvements for the corridor, but nothing is 
currently funded 

•City can facilitate formation of improvement districts to share in the 
costs and benefits 

•Areas with vision in place likely to have priority on CDBGs 

•Potential local partnerships for local improvements—merchant 
associations and institutions  

•City can use new development to help pay for improvements 

•Use of possible/proposed 2014 Pima County Pedestrian Bond  

Partnerships and Funding Mechanisms 
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Regulatory/Land Use Recommendations 
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Development Strategy – Main Gate 

Main Gate Vision (Charrette):  
Main Gate builds out as a vibrant, 

high quality, mixed-use district, 

protecting and incorporating the 

existing historic structures, with 

inviting, walkable streetscapes and 

an emphasis on alternative modes of 

transportation. 
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Development Strategy – Main Gate 
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Development Strategy – Campbell and Speedway 

Eastern Terminus Vision 

(Charrette):  
Speedway and Campbell area 

develops as a UA eastern gateway, 

providing a high quality mixed-use 

urban environment that 

incorporates sustainable design 

elements, a network of urban open 

spaces, and access to variety of 

transportation modes. 
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Development Strategy – Campbell and Speedway 

SPEEDWAY 
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Development Strategy – Campbell and Speedway 

BLENMAN-ELM N’HOOD PLAN 

UA COMPREHENSIVE PLAN 

SAM HUGHES N’HOOD PLAN 

UNIVERSITY AREA PLAN SPEEDWAY 
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Development Strategy – Campbell and Speedway 

There have been continuing 

conversations and an evolution of 

these concepts as the University of 

Arizona, various private property 

owners, and neighborhoods consider 

finance, respective needs and options.  
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Eastern Terminus – Zoning 
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Regulatory Structure – Campbell and Speedway 



Streetcar Land Use Plan 

Design Charrette Followup Meeting 

Development Strategy – Campbell and Speedway 
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Regulatory Structure – Campbell and Speedway 
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Development Strategy – Campbell and Speedway 

SAM HUGHES NEIGHBORHOOD PLAN 
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Development Strategy – Campbell and Speedway 
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Eastern Terminus – Ownership Eastern Terminus – Ownership 
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Ownership – Campbell and Speedway 

UA 

UA 

UA 

UA Our Saviours Church 

Our Saviours Church 

VAM Realty 

VAM  

Realty 

Shenkarow Group 

MacD 

(HIM) 

Wells  

Fargo 

DJM  

Realty 

(Taco B) 

ROMBRO 
Malisewski 

Starwood Realty 

Mavin 

Capital 

(Wendy’s) 
UA 

UA 

Greek 
UA 

Greek 

SPEEDWAY BOULEVARD 

C
A
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P

B
E

L
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V

E
N

U
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Eastern Terminus – Special Area Policy 
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Eastern Terminus – Ownership 
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Development Strategy – Campbell and Speedway 

NEXT STEPS: 
1. Investigate UDC text amendment needed to enable a “Special Area Policy” to amend adjoining 

Neighborhood/Area Plans (Sam Hughes, Blenman Vista, UA Area, UA Campus Comprehensive). A 
“Special Area Policy” =  a consensus amendment to “set the table” for desired development PAD. 
 

2. Work with UA, all land-owners, adjoining neighborhoods, and Ward 6 to develop a first draft 
“Special Area Policy” document for the Speedway and Campbell intersection to carry out the high 
quality, mixed-use, transit-oriented, urban gateway vision.  Address parking issues, bicycle park-
and-ride, a network of urban open spaces connecting to UA and adjacent neighborhoods, and 
sustainable features. 
 

3. If agreement exists in concept, pursue the “Special Area Policy” / simultaneous Plan(s) Amendment 
through the prescribed public process.  
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Main Gate – Property Ownership 
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Allowable Heights – Main Gate 
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Multi-modal Transportation 
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Planned/Recommended Improvements 

Promote 

Multi-modal 

Traffic 
  

Bike 

Boulevards, 

other low-stress 

facilities. 

  
 

 

 

 

 Bicycle Route Preference 
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Typical Bike 

Boulevard 
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Planned/Recommended Improvements 
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Planned/Recommended Improvements 
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Planned/Recommended Improvements 
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Planned/Recommended Improvements 

• Bike Parking 

 

• Bike/Car Share  

 Programs 
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Planned/Recommended Improvements 

• Pedestrian Accessibility Improvements 

• Unsignalized 
• Raised intersections 

• Raised Crosswalks 

• Advance Yield Markings 

• Pedestrian Signals 

• Flashing Lights 

• Signalized  
• High Visibility Crosswalks 

• Leading Pedestrian Intervals 

• Pedestrian Scramble Phase 

• Yield to Pedestrian 

• Curb Extensions 

• Streetscape Improvements to Enhance Overall Experience 
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Planned/Recommended Improvements 

• Transit 

• UA Subsidized Streetcar Passes 

• Promotion of transit services 

• Easy access to schedules, routes to increase ridership 

 

• Multi-modal Connectivity 

• Lighting  

• Safety 

• Shade 

• Aesthetics 
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Planned/Recommended Improvements 

• Parking 
 

• Possible temporary Park and Ride at west end of 

Streetcar route 

• Discussion about using UA garages after hours? 

• Parking still integral to this area 

• Mode shift for new incoming students important 
• Car share/biking/walking/streetcar/transit 

• University of Arizona Parking and Transportation Services 

(PTS) may limit or charge more for overnight parking; 

enforcement and monitoring will be key 
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Next Steps 
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• Diagnostic Report for Main Gate 

•  Comprehensive Strategy Document  

•  Streetscape Manual 

•  Streetcar-wide Organizational Structure Plan 

•  Special Area Policy Process and Draft Principles 

 

Next Steps 

Work Products 
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Community meetings   

Downtown Entertainment Districts & Downtown Cultural/Convention District –  

Date/Time: Monday, August 19th 6:00 PM 

Location: Public Works Building, 201 N Stone Av., Basement Conf. Rm. C 

  

Western Terminus  (Origins) –  

Date/Time: Monday, August 26th 6:00 PM 

Location: Public Works Building, 201 N Stone Av., Basement Conf. Rm. C 

 

Planning Commission Presentation:  Aug. 21, 6 pm 

Mayor & Council Presentation:  Sept. 10 

Historic Commission:  TBD 

Next Steps 

Meeting Dates 
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Community Conversation 1       Design Charrette June 16-19, 2011 

Comments/Questions? 


