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I.A Forward
This PAD applies to an existing 2.49-acre privately-held proper ty (the 
“Proper ty”, the “Subject Proper ty” or the “Site”) located near the nor thwest 
corner of Speedway Boulevard at Campbell Avenue, an intersection which is 
one of the busiest in the entire metropolitan Tucson region and which serves 
as the effective “gateway” to the University of Arizona (UA) main campus. The 
Proper ty is zoned C-1 and R-3, sits adjacent to the southern edge of the UA’s 
Arizona Health Sciences Center (AHSC), and is less than two hundred fifty feet 
(250’) from the Helen-Warren Station of the Tucson Streetcar system.

Since 1998, the Proper ty has been owned and operated by the Palm Shadows 
Joint Venture and been the home of Palm Shadows Apar tments (PSA), a two-
story apar tment complex comprised of 152 rental units. While quite dated 
by today’s standards, PSA remains one of the more popular privately-held 
housing options for UA students due to its close proximity to the campus and 
the nearby complement of fast-food restaurants and basic services that lie 
within easy walking distance. 

This local appeal notwithstanding, the proper ty has clearly attained a state 
of functional obsolescence, a condition wherein the basic design features, 
amenities, and living arrangements within the complex are so out of date by 
modern apar tment standards that any fur ther investment in the remodeling 
or renovation of the units cannot be economically justified. Even a complete 
renovation program would still not raise the units to a level that is commensurate 
with modern apar tment living due to the inherent limitations of the shell 
structures themselves. The cost-benefit equation of any such reinvestment is 
a wholly negative one.

For this reason, the owners have long envisioned the redevelopment of the 
Proper ty into a much more intensive and vibrant activity center due to its key 
strategic location at the University’s gateway, the generally underdeveloped 
nature of the private proper ties comprising the Speedway/Campbell corners 
and, most recently, the Site’s adjacency to the eastern terminus (Helen-
Warren Station) of the Tucson Streetcar system. The Streetcar’s presence now 
provides a direct and efficient linkage of the Proper ty with Tucson’s central 
core and with all of the other major activity centers established along the 
Streetcar’s four-mile route.

Early conceptual renderings of the 
proposed project; its proximity to 

the Tucson Streetcar is key. 

There is no question that the Streetcar is a key component of this proposed 
Planned Area Development (PAD). This major investment in transit was first 
approved by the citizenry as a formal element of the Regional Transpor tation 
Authority (RTA) Plan in 2006. The City and RTA subsequently under took 
extensive studies, public workshops, and lengthy interactions with the Federal 
Transit Administration (FTA) to pursue more than sixty million dollars in 
grant funds from the FTA’s Transpor tation Investments Generating Economic 
Recovery (TIGER) program. In 2010, the FTA awarded the City a sixty-three 
million dollar ($63M) TIGER grant, which was combined with significant 
local RTA and City funds to facilitate the final design and construction of the 
Streetcar’s first phase. 
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In pursuit of the aforementioned TIGER funds, significant specific attention 
was given to the Subject Proper ty by federal and local representatives alike, 
their focus being intently upon confirming the owner’s plans to redevelop the 
Site in a high-intensity, multi-use manner. Such intensive and high-density 
activity centers are essential to the long-term success and viability of all 
modern streetcars, with it being especially critical that these activity centers 
be located near streetcar stops. To suppor t this effor t, the owner prepared 
myriad conceptual plans and programming analyses to illustrate various 
redevelopment scenarios for the Proper ty that would robustly suppor t the 
Streetcar system and thereby help justify the investment of significant and 
diverse public funds in its construction.

The owners’ vision to create an intensive multi-use activity center on the 
Proper ty was already well known in local circles, pre-dating the entire Streetcar 
effor t by several years. The advent and reality of the Tucson Streetcar has now 
only fur ther strengthened the appropriateness and suitability of the Site for its 
intended redevelopment as proposed in this PAD.

To effectuate the first step in their redevelopment program, the owners 
successfully completed a formal amendment to the University Area Plan (UAP) 
in 2014. This amendment detailed a multi-use, transit-oriented development 
(TOD) project featuring a ground-level grocery, retail, and restaurant plaza, 
together with integrated above-ground and sub-surface parking structures, 
and upwards of a twenty-story high-rise providing first-class office space and 
higher-end residential units.

This PAD and accompanying rezoning is the next step in the entitlement 
process, outlining the specific design elements, guidelines, and development 
standards for the project. The PAD also contains a detailed regulatory protocol 
that will both guide the Site’s redevelopment and will assist the City Planning 
and Development Services Depar tment (PDSD) to oversee all final design 
and construction activities and ensure full follow-through by the developer 
on public promises and representations made during the legislative process.

I.A.1 Rationale for Using the Planned Area Development (PAD) 
Zone
The Planned Area Development (PAD) zone is the only appropriate zoning 
district for this project. Mixed-use developments inherently embody unique 
parameters that require highly specialized development standards and 
regulatory protocols. For example, vehicle parking requirements, especially 
when applied to a transit-oriented development (TOD) environment, must 
consider the varying demand-times and intensities of the specific uses that 
comprise the overall project program, as well as the appropriate overall 
parking reductions that should inure due to the proximity of alternative multi-
modal oppor tunities. Parking in the mixed-use and TOD realm simply cannot 
be promulgated based upon a mere aggregation of the traditional parking 
demands for each individual use. 

Beyond such customized project parameters, this par ticular redevelopment 
also includes several unique aspects, such as the need to assess the visual 
impacts of a tall building high-rise upon surrounding residential neighborhoods, 
the sun reflection and shade characteristics associated with such an element, 
and the manner in which the proposed project can integrate into the larger 
Speedway/ Campbell intersection when the other corners are redeveloped and 
an ultimate building massing occurs there over time.

The PAD zone clearly provides the best vehicle by which such specialized 
parameters can be delineated and organized into an integrated whole that 
not only embodies and protects the developer’s interests and preserves the 
integrity of the proposed project, but which also provides the best mechanism 
for proper and efficient regulation by the City of Tucson. It is appropriate to 
note that the Planned Area Development zoning option was originally adopted 
by the City with the express purpose of facilitating the exact type of unique and 
customized development that this rezoning intends.

The Streetcar provides essential 
connectivity to the downtown Tucson core 
and other activity centers. 
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I.A.2 Economic, Physical and Environmental Suitability of the 
PAD
From an economic perspective, the PAD Proper ty is located within a 
surrounding area that is already experiencing intensive redevelopment and 
construction activity. Banner Health is currently constructing its brand new 
Banner/University Medical Center (BUMC) Hospital approximately one-quar ter 
mile nor th of the Site. This facility will ultimately comprise more than 1.8 
million square feet of floor area, be upwards of one hundred eighty-five feet 
(185’) tall, and contain approximately eight hundred (800) patient beds. When 
completed, it will provide a complete replacement of the existing UMC hospital. 

Within the Arizona Health Sciences Center (AHSC), to the immediate nor th 
of the Subject Proper ty, several major construction projects are currently 
underway:

• The Health Sciences Innovation Building, an eight-story, two 
hundred twenty thousand square-foot (220,000 SF) facility for 
multi-disciplinary, inter-professional education, and simulated 
medical practice, 

• The Bioscience Research Laboratory (BSRL) Building, a 
four-story, one hundred thousand square foot (100,000 SF) 
collaborative research facility to advance the understanding of 
human health, aging and disease, and

• The realignment and reconstruction of significant por tions of 
the existing Ring Road that serves the BUMC Hospital and the 
entire AHSC campus. The Ring Road also abuts the nor thern 
boundary (Helen Street) of the Subject Proper ty.

At the time of this writing, private development interests are also actively 
attempting to assemble the individual proper ties in and around the southwest 
quadrant of the Speedway/Campbell intersection toward an ultimate objective 
of redeveloping and intensifying this adjacent corner.

With all of the above in mind, redevelopment of the Subject Proper ty as intended 
is appropriate, timely, and even essential. In its presently outdated form, the 
Site is far from its highest and best use, especially when contemplated against 
the type of intensive, multi-use activity centers that are essential to fur thering 
the City of Tucson’s goals for a vibrant, economically successful Streetcar line, 
a more walkable community, and a true multi-modal transpor tation system.

From a physical and environmental standpoint, this is the redevelopment of 
an existing proper ty that is comprised of 100% impervious surface (buildings 
and concrete/asphalt pavements). When completed as proposed, the Site 
will feature substantial green spaces and a pedestrian-oriented plaza, as well 
as modern components for the catchment and harvesting of stormflows. 
Given the Proper ty’s present impervious/paved nature, there are no natural 
environmental issues (e.g. sensitive habitats, natural resources) that come 
into play.

For all of the above reasons, most notably the emerging intensification of the 
surrounding area and its significant on-going construction activities, together 
with the essential need to provide the kind of high-density, multi-use activity 
centers that are essential to a viable and economically successful Tucson 
Streetcar, the Proper ty is wholly suitable for redevelopment as intended under 
this Planned Area Development program.

Artist’s rendering of the new Banner/UMC Hospital | Banner/UMC PAD, 2015
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I.A.3 General Compatibility of the PAD with Adjoining Land Uses
Any consideration of this PAD’s compatibility with its adjoining land uses must 
recognize, from the onset, that this project is an entirely forward-looking land 
use proposal. This future perspective is not only acceptable in this par ticular 
case, but is appropriate and logical given the facts of the Site and the emerging 
nature of this key location.

The Speedway Boulevard/Campbell Avenue intersection, while inarguably 
one of the busiest in the metropolitan area and the effective gateway to the 
University of Arizona main campus, remains one of our most underutilized and 
underdeveloped set of private proper ties anywhere in Tucson. At present, only 
the Aloft Hotel, at the southeast corner of this major intersection, approaches 
the type of land use intensity that is proper for such a robust and impor tant 
transpor tation node. The need for redeveloping and intensifying this node is 
made even more manifest by the fact that the Tucson Streetcar’s eastern 
terminus (Helen-Warren Station) is located here. 

This PAD proposal is the first step in the private redevelopment process of the 
entire Speedway/Campbell intersection and its adjoining corridor proper ties. 
Such redevelopments will raise the profile of this key node and provide a more 
appropriate and deserved gateway sequence for the University of Arizona, 
while also working synergistically with the Tucson Streetcar to both energize 
it and ensure its long-term economic success.

With the above perspective in mind, the compatibility of this PAD with its 
adjoining uses is assured. The PAD’s entire immediate surroundings, even in 
their present state, are wholly non-residential in character, being comprised of 
various commercial enterprises (restaurants, strip centers) or institutional uses 
(several administrative buildings and a major medical campus) administered 
by the University of Arizona and the Arizona Health Sciences Center. 

Multi-story buildings are common in the surrounding context.  While one-
story commercial structures characterize the adjacent proper ties to the 
south and east (with building heights of up to 30’), the seven-story A-Loft 
Hotel lies to the southeast and the two-story Babcock Hall administrative and 
residence complex sits to the adjacent west. To the nor thwest and nor th are 
numerous institutional buildings within the Arizona Health Sciences Center, 
ranging in height from four (4) to eight (8) stories. Fur ther nor th, within 
Banner-University Medical Center, a new eleven-story hospital is presently 
under construction. The nearest residential neighborhoods are outlying from 
this immediate context and are effectively buffered from the PAD Site by the 
intervening commercial and institutional makeup. 

The compatibility of the proposed PAD Project within this context will only 
increase over time as the various private proper ties in and around the 
Speedway/Campbell intersection and in proximity to the Helen-Warren 
Streetcar station are redeveloped in the coming years into more intensive and 
high-density uses.

The above justification notwithstanding, it remains essential that all 
intensification and redevelopment in and around the Speedway/Campbell 
intersection give due and just consideration to the more outlying residential 
neighborhoods that will be impacted by the redevelopment process. This PAD 
is highly sensitive to this essential need and includes a variety of special 
studies and parameters designed specifically to identify such impacts and 
provide mitigative measures as appropriate.

With that being the case, the proposed project can proceed in a manner 
that balances both long-range planning principles and larger community 
objectives, while still demonstrating appropriate sensitivity to those nearby 
neighborhoods wishing to preserve their existing character and desirable 
qualities. This equation ensures the compatibility that must underlie any 
unique and bold PAD proposal.

UA Campus Main Mall

University / Tucson Aloft Hotel 

Birdseye view of the Speedway/Campbell intersection looking northwest
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I.B. Introduction and Guiding Principles
This PAD represents a first step in advocating a new direction and urban 
form for Tucson. It is a depar ture from the primary growth model which has 
characterized our metropolitan area for nearly a century, wherein densities 
were low, and building heights shor t, while growth spread out across our 
readily available Sonoran Deser t. Decades of this approach have brought 
us to a community where we have stretched across and razed nearly three 
hundred square miles of natural deser t, while populating that huge impacted 
area with barely one million people. This may sound like a large number, but 
it represents a population density of less than 3,500 people per square mile, 
which is almost unheard of by any reasonable urban standard.

While there are those who may suppor t and even applaud such a low-
density community, the negative effects and inefficiencies of it have now 
become palpable. The impacts have been mounting from this form of growth 
for decades, and have now brought us to the place where all of our public 
infrastructure systems (transpor tation, sewer, potable water, etc.) are stretched 
beyond their functional and budgetary capacities. This condition is inevitable 
when we are forced to construct and maintain infrastructure systems over a 
huge geographic area, while serving only a comparatively small number of 
people. City and County municipalities struggle annually just to keep up, even 
resor ting to bond initiates and tax increases simply to provide such basic 
services as routine road repairs. This condition represents only the municipal 
aspects of our historical growth paradigm. The environmental consequences 
of it, in the form of our wanton destruction of the natural deser t environment, 
are arguably even more substantial.

From a land use planning perspective, it is necessary that we pursue a new and 
more appropriate urban form, one which accepts and even embraces density 
and height as things which are positive rather than things which must be fought. 
More recently, and admirably, our leaders have expounded the impor tance of 
creating a more walkable City, one where basic goods and services, activity 
centers, and restaurant/retail venues all lie within easy walking distance of the 
user. Concentrated population densities are fundamentally essential to this 
objective. In point of fact, all of the great walkable cities in the world are 
built upon a high-density, high-intensity urban form. In the simplest terms, the 
creation of a truly walkable environment and the sustaining of viable public 
transit systems requires high concentrations of people. 

This proposed PAD is driven by these principles and by the desire to create a 
new, vibrant, and high-density activity center that, together with other similar 
redevelopment effor ts, will provide retail goods & services, employment, and 
residential oppor tunities in a truly walkable framework and in close proximity 
to the Tucson Streetcar. It embodies transit-oriented development in its fullest 
sense and represents a critical first step toward defining a new urban form 
for the City of Tucson and our subsequent generations. In practical terms, our 
community stands at a threshold moment.

I.B.1 Project Location
The PAD site is 2.49 acres in size and is located in the nor thwest quadrant 
of the Speedway Boulevard/Campbell Avenue intersection. It also fronts upon 
Helen Street to the nor th. The University of Arizona (UA) owns a small piece 
of proper ty to the immediate east of the site that has frontage along Campbell 
Avenue and which contains a small office building. The UA also owns the 
proper ty to the immediate west, this containing the Babcock Residences 
and the Babcock Administration Building. Exhibits No. 1 and 2 illustrate the 
regional and site-specific contexts of the Proper ty.

The 300 square mile Tucson metro region
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Exhibit No. 1 | Regional Location Map
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Exhibit No. 2 | Site Location Map
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I.B.2 Historic Uses of the Site
The Proper ty has housed the Palm Shadows Apar tments (PSA) since the 
early 1960’s. This complex is two (2) stories in height and contains one 
hundred fifty-two (152) rental units within four (4) buildings. While dated in 
its architecture and amenities, the complex remains desirable to University 
students due to its direct accessibility to the campus (via the Warren Avenue 
underpass) and the complement of nearby fast-food restaurants and retail 
outlets that lie within easy walking distance.

I.B.3 Proposed Multi-Use Project - General Description
The proposed PAD is a mixed-use project that provides ground-level retail, 
grocery, and restaurants organized around an open pedestrian plaza and 
gathering area that provides direct access to the adjacent Speedway Boulevard 
and Campbell Avenue streetscapes, as well as to the Helen-Warren station of 
the Tucson Streetcar. Upper-story components of the project provide first-
class office space, higher-end residential suites, and a potential hospitality 
component so as to round out a live-work-play equation on the Proper ty. The 
architecture of the project and the treatment of its public plaza spaces will 
draw upon design references from around the world, all towards creating a 
truly unique destination activity center.

Photo montage of the existing Palm 
Shadows Apartments



11S p e e d w a y  +  C a m p b e l l  |  PA D

The Project is currently programmed to provide the following uses (the 
specific regulatory use parameters are provided in Section IV [PAD District 
Proposal] of this document): 

• 30,000 to 40,000 square feet (SF) of retail trade and 
restaurants (food services)

• 20,000 to 30,000 SF of grocery (food and beverage sales)

• 100,000 SF (approximately 80 units) of residential or hotel 
(travelers’ accommodations, lodging)

• 250,000 SF of professional offices and/or medical outpatient 
services, including medical offices and health clinics

• Approximately 1,350 parking spaces (both above-ground and 
sub-surface structures)

The above square-footage will be organized within three (3) different 
height districts on the proper ty (also refer to Section I.C.2; Exhibit No. 5: 
UAP Allowable Building Envelopes and Heights): 1) a maximum seven-
story element (one hundred four foot maximum building height) along 
Speedway Boulevard and the southern por tion of the site’s Campbell 
Avenue frontage; 2) a maximum six-story element (ninety foot maximum 
building height) for the parking structure (that includes lower-story retail) 
along Helen Street and the nor thern por tion of the Campbell Avenue 
frontage; and 3) a maximum twenty-story high-rise element (two hundred 
fifty-foot maximum building height) within the Site’s interior. This twenty-
story element is limited to no more than 33% of the defined 20-story 
building envelope (shown on Exhibit No. 5) and no more than 25% of the 
Project’s total building envelope. The proposed high-rise element must 
satisfy both of these percentage maximums.

Thumbnail sketches and photographic references have been incorporated 
throughout this Section of the document so as to provide a sense of the 
design, character and quality of the proposed Project.
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I.B.4 Project Goals 
In the largest sense, a primary project goal of this PAD is to help fur ther a 
new urban form and development paradigm in the City of Tucson. We have 
evolved significantly over the past several years toward a desire to create 
a more walkable and transit-oriented/multi-modal community. Embracing 
increased density, building height, and higher-intensity activity centers is a 
basic requirement of achieving this objective, especially when it comes to 
the redevelopment of sites nearest the designated stations of the Tucson 
Streetcar. This PAD represents one step in establishing a first-class, high-
intensity activity center that will specifically feed and energize the nearby 
Helen-Warren streetcar station by providing a critical mass of retail, restaurant, 
enter tainment, office and residential components in an integrated whole and 
within a prominent and distinctive architectural statement that serves to 
elevate the standard of Tucson’s built environment.

a. Project Guiding Objectives & Vision 

The owners of the Proper ty have, for decades, envisioned its redevelopment 
into something that is commensurate and appropriate for a location that is 
the effective gateway to the University of Arizona and which sits at one of 
the most impor tant street intersections in the entire metropolitan Tucson 
region. While still viable as a small apar tment complex, the Proper ty is 
grossly underutilized, as is the case with many of the private holdings in 
and around the Speedway Boulevard/Campbell Avenue intersection. 

In visioning their ultimate development program, the owners have never 
simply embraced density and land-use intensity as ends in themselves. 
They have held from the onset that any redevelopment project at this 
location must constitute an architectural statement that will help raise 
the bar on our City’s built environment. Specific design guidelines and 
parameters have therefore included in Section IV (PAD District Proposal) of 
this document to ensure follow-through on this basic objective in the final 
constructed product.

b. Tucson’s Urban Growth Paradigm – Historic and Emerging

As alluded to previously, Tucson is currently in a paradigm shift in terms 
of it predominant philosophy on growth and development. The prior grow-
low-and-spread-out mindset is being replaced by a new paradigm that 
embraces a fresh and more appropriate urban form, one which accepts 
and even encourages density and height as things which are positive 

community elements. Our leaders have repeatedly expounded and 
suppor ted the notion of creating a more walkable City, one where basic 
goods and services, activity centers, and restaurant/retail venues all lie 
within easy walking distance of the user. This proposed PAD is in alignment 
with these positive community objectives and seeks to be a first step in 
their fulfillment. 

c. Specific Goals of this PAD 

The specific goals of this PAD are the following:

• Establish a PAD district which provides a clear framework of 
zoning regulation that fully accommodates all proposed site 
improvements and uses as envisioned, while still providing 
reasonable flexibility to the owner to respond to fluid market 
conditions over time,

• Establish a PAD district which accommodates the unique 
design requirements, development standards and operational 
par ticulars of a destination activity center that integrates 
grocery, retail, restaurant, office, and residential uses into a 
synergistic whole, 

• Establish a PAD district that clearly communicates the 
proposed development program to the University of Arizona as 
a basis for integrating and coordinating with UA as it proceeds 
with the update of its current Comprehensive Campus Plan,

• Establish a PAD district that reflects a formalized, on-going 
dialogue and coordination effor t with the leadership of the 
most directly-affected, adjacent residential neighborhoods, 
and which provides an oppor tunity for their material input into 
the project.

• Establish a PAD district that, in the end, facilitates and ensures 
a high-quality architectural statement for the larger community 
and which serves to elevate the local standard of our built 
environment.
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I.C Conformance with General Plan, Area Plans and 
Policy Documents
The applicable policy guidance from the City of Tucson as it per tains to the PAD 
Site is discussed and detailed in the Sections that follow.

I.C.1 Plan Tucson
Plan Tucson identifies the PAD Proper ty as par t of a “Campus Area” on its Future 
Growth Scenario map (see Exhibit No.3). Campus Areas, by definition, include 
those proper ties that are within or are in close proximity to established master-
planned educational, medical, and/or business facilities. The University of Arizona 
main campus and the immediately adjacent Arizona Health Sciences Center are 
both examples of established Campus Areas. Based on this designation and as 
detailed below, Plan Tucson suppor ts the redevelopment of the PAD Site into an 
integrated multi-use project and activity center.

Chapter 3 (Built Environment section; pp. 3.129 through 3.131) goes to great 
lengths to emphasize the impor tance of integrating land use, transpor tation, and 
urban design in a holistic manner. The multi-use activity center proposed by this 
PAD is a quintessential example of this integration. The City Council, at the owner/
developer’s request, has previously amended the University Area Plan (UAP) to 
specifically allow for the kind of transit-oriented development on this Proper ty 
under a detailed set of policies that will ensure the proper linkage between a new 
and intensive commercial, office and high-rise residential development with the 
nearby Helen-Warren streetcar station. It will also include numerous elements 
to enhance and encourage multi-modal transpor tation oppor tunities. The 
driving goal is to create a unique, vibrant, and welcoming pedestrian-oriented 
destination. This three-way integration of land use, transpor tation and urban 
design is a fundamental plank in the Built Environment platform of Plan Tucson 
2013.

The following Land Use, Transpor tation & Urban Design policies from Plan 
Tucson are also relevant:

• LT 28.5.7: Support environmentally sensitive design that protects 
the integrity of existing neighborhoods, complements adjacent 
land uses, and enhances the overall function and visual quality 
of the street, adjacent properties, and the community.

• LT 28.5.8: Support infill and redevelopment projects that reflect 
sensitivity to site and neighborhood conditions and adhere to 
relevant site and architectural design guidelines.

• LT 29.5.9: Protect established residential neighborhoods by 
supporting compatible development, which may include other 
residential, mixed-used infill and appropriate non-residential 
uses.

Design par ticulars, safeguards and regulatory parameters in accordance with 
the above policies are provided in Section IV (PAD District Proposal).

Exhibit No. 3 | Plan Tucson Excerpt
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Exhibit No. 4 | University Area Plan - Section 3.GI.C.2 University Area Plan
In October of 2014, the Mayor and Council approved an 
amendment to the University Area Plan (UAP), Resolution 
No. 22310, to provide the specific parameters and 
guidelines for redevelopment of the Subject Proper ty 
as a multi-use activity center as proposed in this PAD 
document. This approval was in suppor t of a new vision 
for the Proper ty and its surrounding area.

The approved plan amendment formally established 
the Helen-Warren Station Area (HWSA) under Section 
3.G of the UAP, in recognition of the then-new Helen-
Warren streetcar station located on the south side of 
Helen Street, approximately three hundred feet (300’) 
from the Project. The purpose of the HWSA is to provide 
a framework for the development of proper ties near the 
station in a way that is consistent with the oppor tunities 
which the streetcar provides, as well as to promote other 
multi-modal transpor tation oppor tunities in conjunction 
with it.

The Subject Proper ty PAD Site is designated as “Sub-
Area 1” of the HWSA by the amended UAP (See Exhibit 
No. 4, this page).

L E G E N D
ABOR PROPERTIES FOR POTENTIAL FUTURE 

INCORPORATION INTO SUB-AREA 1 AT TIME OF 
REZONING AND AT ABOR/UA DISCRETION*

PAD DISTRICT BOUNDARY (SUB AREA 1)

Proposed PAD Site 
(HWSA Sub-Area 1)

UNIVERSITY AREA PLAN | EXHIBIT 3.G.1
HELEN-WARREN STATION AREA

SUB-AREA 1 LOCATION

SUB-AREA 1

EXISTING BUILDINGS

EXISTING STREET CAR ROUTE and 
HELEN-WARREN STATION

*AS ALLOWED FOR IN LAND USE AND 
COMPATIBILITY POLICY #2

UA EXISTING BUILDINGS

ARIZONA HEALTH SCIENCES/ABOR EXISTING 
BUILDINGS

UA 2009 COMPREHENSIVE PLAN 
PROPOSED MASSING

NOTE: UA PROPOSED MASSING NOT SHOWN FOR 
THE POTENTIAL UA/ABOR INCLUSION AREAS

N
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The HWSA does not have a strict physical boundary, but is generally comprised 
of the area in and around the intersection of Speedway Boulevard and 
Campbell Avenue, with par ticular recognition being given to those proper ties 
nor th and west of the intersection. The HWSA will be definitively comprised 
of a set of formally delineated Sub-Areas, each of which will constitute a 
future amendment to UAP Section 3.G and which will proceed through the 
established plan amendment public process.

This HWSA will be implemented by a series of Sub-Goals, Policies and 
Guidelines adopted for each Sub-Area that may ultimately be delineated within 
it. The subject PAD Proper ty is designated as Sub-Area 1 of the HWSA. The 
UAP sub-goals, policies and guidelines for Sub-Area 1 are detailed below.

Sub-Area 1 Intent Statement: The intent of Sub-Area 1 is to provide 
for a mixed-use development, consistent with the primary Sub-Goals 
defined below, that complements the Helen-Warren streetcar station. 

Sub-Goals: 
Promote a complement of land uses that is appropriate for a transit-
oriented infill development; this mix of uses could include indoor 
and outdoor commercial retail and services, restaurants, a full-
size grocery, professional offices, and residential condominiums 
or leased apartments.

Promote compatibility with the surrounding commercial, retail, 
University of Arizona, and Arizona Health Sciences Center land-
use context as it currently exists and as it is planned for the future.

Promote access to and facilitate various modes of transportation, 
including vehicular, bicycle, pedestrian, bus transit, and streetcar.

Promote recognition and the consideration of the established 
residential neighborhoods located to the north, east/northeast, 
and southeast of the Sub-Area by establishing a vehicle for 
on-going communication and interaction; use this vehicle to 
reasonably address pertinent neighborhood issues and provide for 
appropriate safeguards.

Incorporate pedestrian spaces and streetscapes into the project 
that provide for both active and passive outdoor activities and 
which also complement and benefit the mix of land uses provided.

Provide appropriate design guidelines and a coordinated plan, 
in both architecture and landscape architecture, that creates an 
integrated, urban environment. 

The above Sub-Goals will be advanced by the specific Policies 
and Guidelines presented below. These Policies and Guidelines 
supersede any others, elsewhere within the University Area Plan, 
in the event that conflicts arise between the two.

As explained in the UAP, a Policy is a statement of principle or of guiding 
action that implies a clear, specific commitment and which is viewed as a firm 
standard; a Policy must be demonstratively met at the time of any rezoning. 
A Guideline, on the other hand, expands on the overall policy direction by 
providing complementary or supplemental direction or by illustrating ways 
to meet the policy objectives. While Guidelines provide direction, alternative 
methods and approaches can be utilized to achieve the overall Policy direction 
if sufficient justification is provided. Section III.B (p. 60) of this PAD describes 
the manner in which the UAP policies outlined below have been addressed by 
the proposed Project.

Land Use and Compatibility
Policy 1: Provide for commercial/retail, restaurant, office, grocery 
and residential uses in a mixed-use, integrated mid-rise and high-
rise building framework.

Policy 2: Allow for the inclusion of adjacent Arizona Board of 
Regents (“ABOR”) lands into the project in the event that UA elects 
to participate. In this event, the UA’s participation is considered 
in accordance with this Section and with the policies of this Sub-
Area 1, such that incorporation of ABOR lands into the project can 
occur in conjunction with a rezoning/Planned Area Development 
application and shall not require a separate plan amendment to 
the UAP.

Guideline 1: In accordance with the spirit and intent of established 
policies within the University Area Plan (see Section 7), on-going 
coordination and interaction by the owner/developer of Sub-Area 
1 is encouraged with University of Arizona regarding its adjacent 
properties, UA plans for same, and their potential incorporation into 
the project by way of a public-private partnership or appropriate 
alternative mechanism.
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Guideline 2: Ensure coordination with the UA Comprehensive 
Campus Plan as it exists and as it is periodically updated by the 
University.

Transportation: Vehicular Circulation and Access to 
Various Modes
Policy 1: Principal vehicular access to and from the site shall occur 
via Helen Street; fire/emergency, disabled and grocery delivery 
access only shall be allowed to and from Speedway Boulevard.

Policy 2: Traffic and transportation impacts of the proposed 
development, as well as provisions for alternative modes, shall be 
studied in detail; the proposed development shall proceed subject 
to a Traffic Impact Analysis (TIA) as reviewed and approved by the 
Department of Transportation.

Policy 3: The developer shall pay its fair share cost of off-site 
transportation or traffic improvements necessary to serve the 
proposed development and address its impacts; the extent of the 
contribution shall be determined in conjunction with a TIA approved 
by the Department of Transportation.

Policy 4: Parking facilities as required to serve the proposed 
complement of land uses will be wholly accommodated on-site. 
Within the rezoning/Planned Area Development process, parking 
calculations and analyses shall be furnished to reflect the mixed-
use nature of the project so as to insure that the parking provided 
is based upon actual usage, not upon a mere aggregation of the 
normal Unified Development Code (UDC) parking requirements for 
each individual use. The actual-usage calculations shall account 
for the varying demand times associated with the mix of uses, 
existing and planned transit facilities in the vicinity, existing bike 
routes, and other multi-modal opportunities. 

Coordination with and Protection of Surrounding 
Neighborhoods
Policy 1: Promote the creation of a neighborhood liaison group, 
with individuals from the surrounding neighborhood associations, 
to insure neighborhood input and feedback throughout the design 
and rezoning process. The specific membership structure, 
procedures and duties of the group will be detailed in the future 

Planned Area Development (PAD) document during the rezoning 
process. The liaison group and the developer shall work together 
in mutual good faith to reasonably address the specific issues 
outlined in the Guidelines below. 

Guideline 1: An analysis will be provided that assesses viewshed 
impacts and illustrates project visibility from a variety of surrounding 
vantage points, most notably from those in the existing residential 
neighborhoods to the north, northeast, east, and southeast.

Guideline 2: Sun-reflection and shade studies will be provided as 
necessary to understand the impacts of the development on the 
above residential neighborhoods. The results of the studies will be 
shared and discussed with the neighborhood liaison group during 
the rezoning/PAD process to determine associated mitigation 
measures, if any.

Guideline 3: In recognition of existing drainage issues impacting 
neighborhood areas downstream of Sub-Area 1, a drainage 
analysis will be prepared at the time of rezoning. In addition to 
standard measures required by the Planning & Development 
Services Department (PDSD), additional methods of containment 
will be evaluated to accommodate run-off on-site, including water 
harvesting features, both passive and active. The results of this 
evaluation will be discussed with the neighborhood liaison group 
during the rezoning/PAD process as it relates to the mitigation of 
downstream drainage impacts attributable to Sub-Area 1, if any.

Guideline 4: Building windows and balconies are permitted 
to face in all directions, with the attendant understanding that 
consideration of, and provisions for, privacy protection will be 
given to those outlying neighborhood residents whose properties 
are visible from the high-rise portion of the project.

Guideline 5: An assessment will be provided as to the impacts, 
if any, of the proposed high-rise building on the flight paths and 
associated noise of the helicopters serving the Arizona Health 
Sciences Center. The results of this assessment will be shared and 
discussed with the neighborhood liaison group during the rezoning/
PAD process to determine associated mitigation measures, if any.
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Exhibit No. 5 | UAP Allowable Building 
Envelopes and Heights

20 STORIES: MAX HEIGHT = 250’*

12 STORIES: MAX HEIGHT = 154’

STREET CAR ROUTE and 
HELEN-WARREN STATION

* NOTE: PER URBAN DESIGN POLICY #4, THE 20-STORY, 250’ HEIGHT ALLOWANCE IS LIMITED TO:
1. NO MORE THAN 33% OF THE ENVELOPE SHOWN HEREON

2. NO MORE THAN 25% OF THE ENTIRE PROPERTY

10 STORIES: MAX HEIGHT = 130’
UA 2009 COMPREHENSIVE PLAN 

PROPOSED MASSING

20

12

10

Urban Design
Policy 1: Building massing and placement shall be organized so 
as to provide visual variety and create urban open spaces or plaza 
areas.

Policy 2: Building massing and placement shall be organized so as 
to provide view penetration into the project from perimeter vantage 
points.

Policy 3: Efficient and easily-identifiable pedestrian and bicycle way-
finding shall be provided between principal building entrances and 
nearby transportation facilities, including the Helen Street streetcar 
station, Sun Tran bus stops, established bike routes, and existing 
pedestrian linkages to major nearby uses, such as the University of 
Arizona campus and Arizona Health Sciences Center. 

Policy 4: Building heights, number of stories, and massing envelopes 
shall be limited in accordance with Exhibit 3.G.2. (See Exhibit No. 
5 on this page) The twenty-story, 250’ building height allowance 
illustrated on this Exhibit shall be limited as follows: 

1) it shall comprise no more than 33% of the 20-story building 
envelope’s ground area as delineated on the Exhibit, and 

2) it shall comprise no more than 25% of the entire property’s 
ground area.

Policy 5: In the event that adjacent ABOR parcels are incorporated 
into Sub-Area 1 during the rezoning/PAD process as allowed for under 
Land Use and Compatibility Policy #2, building placement, massing 
and heights shall be in keeping with the spirit and intent of the relevant 
Urban Design Policies and Guidelines herein and shall be finalized in 
conjunction with the neighborhood liaison group as part of the rezoning/
PAD process.

Guideline 1: The project will demonstrate an architecture that recognizes 
and respects the Sonoran Desert environment by addressing climate, 
consideration of sun angles and shading, and incorporation of energy 
and water conservation building principles on a high-rise scale.

L E G E N D
N

PAD DISTRICT BOUNDARY (SUB AREA 1)

UNIVERSITY AREA PLAN | EXHIBIT 3.G.2
HELEN-WARREN STATION AREA

ALLOWABLE BUILDING ENVELOPES and HEIGHTS 
SUB-AREA 1 LOCATION
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Guideline 2: Building design and organization will ensure appropriate 
transitions (in terms of height and massing), recognize existing 
project perimeters, interface well with adjacent streets, and generally 
demonstrate a sense of proportion with the project’s surroundings.

Guideline 3: The project design will demonstrate a recognition of the 
specific site conditions, both existing and planned, and represent a 
building profile and form that integrates with this context.

Guideline 4: The project will generally provide for a pedestrian-friendly 
environment that facilitates both the active and passive pedestrian 
enjoyment of functional and well-designed outdoor spaces and which 
provides for a comfortable and interesting pedestrian experience that 
complements the mix of land uses provided.

Guideline 5: Principal building entrances will be provided from the 
interior pedestrian spaces or plazas, and not solely from the exterior/
perimeter sidewalk locations. 

Guideline 6: The design of building facades will foster a streetscape 
setting that is enjoyable and interesting for the pedestrian. The perimeter 
sidewalks along the site’s Speedway Boulevard frontage should be a 
comfortable pedestrian environment. 

Guideline 7: The design of all pedestrian areas and outdoor spaces 
shall incorporate design elements, street furniture, and landscaping 
materials that complement the building designs and which demonstrate 
a coordinated, cohesive design statement and plan for the entire project.

Guideline 8: The project shall recognize the potential need for 
pedestrian and bicycle connectivity to the other three corners of the 
Speedway Boulevard/Campbell Avenue intersection as all four of these 
corners redevelop over time in more dense and intensive ways. As part 
of the rezoning/PAD process, a conceptual projection of redevelopment 
massing for the four corners shall be developed and shall identify 
appropriate points of pedestrian and bicycle linkage between the 
developments.

I.C.3 Applicable Overlay Zones
Both Speedway Boulevard and Campbell Avenue are designated on the City of 
Tucson Major Streets & Routes Plan (MSRP) as Major Ar terial Streets, while 
Campbell Avenue is also a designated Gateway Route.

I.C.4 Related Plans and Policy Documents 
a. University of Arizona Comprehensive Campus Plan 

The City’s University Area Plan (UAP) recognizes the impor tance of the 
University of Arizona Comprehensive Campus Plan (UACCP) and stresses the 
need to enhance coordination between its policies and those of the UAP in 
the best interests of UA, the surrounding established neighborhoods, and the 
community at large (see Exhibit No. 6 for an excerpt of the UAP Land Use Plan, 
on which the PAD Site has been delineated). 

It should be noted that interactions occurred with UA representatives during the 
aforementioned amendment process of the University Area Plan which added 
the Section 3.G and which specifically outlined the redevelopment parameters 
for this Subject Proper ty as a multi-use activity center. UA is presently in the 
early stages of updating its UACCP and the PAD owner/developer is committed 
to coordinating with their representatives as par t of this PAD process and 
subsequent redevelopment of the Subject Proper ty.

The UACCP features several over-arching elements and themes which guide the 
entire University of Arizona campus plan. The following ones are par ticularly 
relevant to the PAD site:

Infill. Many current University programs are challenged by significant 
space deficiencies while, at the same time, there is precious little campus 
acreage available and limited capacity for outward campus expansion. 
Current space deficiencies must primarily be met by building new 
facilities on underdeveloped real estate throughout the campus proper. 
The PAD Site represents a substantial redevelopment endeavor that 
will create substantial professional office and/or medical outpatient/
clinic space that may provide a significant oppor tunity toward 
addressing this goal.
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Connections. The UACCP-designated Warren Avenue Corridor, now 
replete with the City of Tucson Streetcar route and Helen-Warren 
station, represents a primary oppor tunity to link the proposed PAD 
Site with the balance of the UA campus, as well as with more distant 
points and activity centers toward the City’s downtown core.

Edges & Gateways. The Campbell Avenue frontage along the current 
Arizona Health Sciences Center is designated as an “enhanced edge 
and gateway” zone of the UACCP. For all intents and purposes, this 
zone is one of the “front doors” of the proposed PAD Site and will, as 
such, represent an oppor tunity for significant aesthetic enhancements 
in conjunction with the proposed PAD’s redevelopment program.

b. Banner/University Medical Center PAD

The Banner/University Medical Center (BUMC) PAD was approved by the 
Mayor & Council in December, 2015, allowing the private acquisition of 
the former University Medical Center (UMC) campus and surroundings 
by Banner Health, a non-profit healthcare company. As par t of this 
acquisition, the BUMC PAD provided the requisite development guidelines 
and parameters to allow for regulation of the now-private proper ty by the 
City of Tucson.

While the BUMC PAD has no regulatory bearing on the Subject Proper ty, it 
is impor tant to note the significant redevelopment effor ts that are occurring 
therein, not the least of which is the current construction of a brand new, 
800-bed state-of-the-ar t hospital that, when completed, will fully replace 
the former UMC Hospital. The new facility will encompass more than 1.8 
million square feet of floor area and will rise to a height of one hundred 
eighty-five feet (185’). The significant height of this new structure, along 
with many other operational realities of the new Banner Health campus, 
were coordinated carefully with representatives of the adjacent Jefferson 
Park Neighborhood Association and the other Associations in the 
surrounding area.

Exhibit No. 6 | UACCP Land Use Plan

PAD DISTRICT BOUNDARY
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3   Tucson Streetcar Corridor Investment Guide  www.tucsonaz.gov/streetcar-investment

Character Areas     and Opportunities
The streetcar travels through 7 distinct areas called out on the map below. In 
each, there are opportunities to provide high quality infill and redevelopment that 
respects and contributes to the area’s special character.  

HErITAGE
GATEWAy

DOWNTOWN

uNIVErSITy OF 
ArIzONA

4TH AVENuE

WEST 
uNIVErSITy

uNIVErSITy
MEDICAL/rESEArCH 

CAMPuS

MAIN
GATE

N

TUCSON STREETCAR CORRIDOR 
INVESTMENT GUIDE (TSCIG)

c. Tucson Streetcar Corridor Investment Guide

While not a regulatory document, the Tucson Streetcar Corridor Investment 
Guide (TSCIG, or the “Guide”) provides valuable insight into the public 
goals of the streetcar system and the high priority which the City places on 
the investment and redevelopment oppor tunities it can spur throughout the 
corridor. To stimulate activity in this regard, the Guide describes numerous 
economic development tools in cer tain areas, including tax incentive 
districts, overlay zones, and primary job incentive programs.

Exhibit No. 7 illustrates the seven (7) distinct character areas that the TSCIG 
has identified along the entire Streetcar route; the Subject PAD Proper ty 
lies within the designated University Medical/Research Campus Area at the 
eastern terminus of the system. Within this area, the TSCIG identifies a sole 
oppor tunity for investment by private interests, namely, the “underutilized 
sites at the intersection of Campbell Avenue and Speedway Boulevard”. 

The proposed PAD represents the first significant investment by a private 
interest to redevelop one of these underutilized sites, feed and energize 
the nearby Helen-Warren streetcar station, link the redevelopment Site to 
the downtown core and other activity centers within the streetcar corridor, 
and generally change the fundamental character and direction of the entire 
Speedway/Campbell intersection.

Exhibit No. 7 | TSCIG’s Seven (7) Character Areas

Denotes Subject PAD Site* 

* 
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d. COT Transit-Oriented Development Handbook

The City of Tucson Transit-Oriented Development Handbook (the “TOD 
Handbook”) is an invaluable guide for design and development within 
the Tucson Streetcar corridor, especially for those proper ties in close 
proximity to streetcar stops. The following notable principles put for th in 
the TOD Handbook are especially relevant to the subject PAD Site and so 
are presented here verbatim:

• Tucson’s Modern Streetcar line represents a new era of vibrancy 
in the City – one where neighborhoods and people are connected 
better than ever and where new opportunities for development and 
revitalization exist at every streetcar stop (p. 2),

• TOD is a development pattern that is characterized by a mix of uses 
where buildings and uses cater to the pedestrian accessing the area 
via alternative modes of transportation. It typically incorporates 
compact development and dense activity centers within easy walking 
distance of transit stops. It generally includes a mix of residential, 
employment and shopping opportunities … (p. 4),

• The City of Tucson and its residents have expressed a vision of 
walkable vibrancy for the City, where goods and services can be 
obtained without an automobile, where pedestrians are respected 
and encouraged, where residents live close to other uses, and where 
public spaces are popular destinations (p. 5),

• Concentrating retail uses in the TOD area surrounding the streetcar 
stops helps focus activity and development there. Retail is essential 
to creating a high activity level in the TOD’s stop areas (p. 8),

• With diverse building types and architecture, higher densities 
are possible without negative visual impacts and, with adequate 
planning, can fit into a neighborhood. Surrounding the streetcar stops 
with higher density uses is important for the pedestrian-oriented 
environment along the corridor (p. 10).

The subject PAD Proper ty is specifically identified in the TOD Handbook 
as an “oppor tunity site” for redevelopment due to its proximity to the 
Helen-Warren streetcar station. Per the Handbook, this station area 
offers significant positive characteristics for new development, including 

the relatively higher incomes and home prices that characterize the 
surroundings, close proximity to the Arizona Health Sciences Center and 
Banner/University Medical Center, and the existing presence of larger 
buildings that suggest an oppor tunity for higher densities.

The proposed redevelopment project, as described in this PAD, fur thers 
all of the principles outlined above and is poised to leverage its location 
near the Helen-Warren streetcar station by creating a high-intensity, vibrant 
activity center. Such redevelopment will significantly contribute to the 
long-term financial viability and success of the Streetcar, while advancing 
the guiding principles of transit-oriented development promoted in the 
Handbook.

The Proposed PAD will link a new and 
vibrant urban activity center with the 
entire Streetcar corridor. 
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I.D Community Benefits
The proposed PAD will result in significant community benefits while involving 
neighborhood and community leadership in the PAD process in a substantive 
and meaningful way.

I.D.1 Benefits to the Community
This PAD will foster the following significant community benefits:

• It will provide the first private, high-intensity activity center 
near the Helen-Warren station of the Tucson Streetcar, thereby 
helping to feed and energize the streetcar system and fur ther 
the long-term viability and financial success of this critical 
community asset,

• It will integrate restaurant, enter tainment, retail goods & 
services, work, and residential components into an integrated 
whole and live-work-play equation,

• It will embody all of the basic tenets of transit-oriented 
development and help fur ther Tucson’s goals for a true multi-
modal community,

• It will provide significant potential toward helping the University 
of Arizona address its severe deficiency of quality professional 
office and medical clinic/lab space for all on-going UA campus 
functions and research,

• It will serve as an impor tant catalyst for fur ther planning 
and redevelopment of the underutilized private proper ties 
in and around the Speedway Boulevard/Campbell Avenue 
intersection, thereby fur ther enhancing this area’s function as 
a key transit activity center and more suitable gateway for the 
University of Arizona.

• It will provide strong consideration of the surrounding 
residential neighborhoods by establishing a formal platform for 
their material input and feedback throughout the PAD process, 

• It will ensure a multi-use activity center that is a strong and 
positive architectural statement that provides exciting and 
inviting exterior spaces and activities to the surrounding 
community, and which sets a high aesthetic standard for 
Tucson’s built environment.

I.D.2 Recognition of Nearby Established Neighborhoods
The PAD Site is proximate to several established residential neighborhoods, 
including Jefferson Park, Catalina Vista, Blenman/Elm, Sam Hughes, and 
Nor th University. As a routine matter of course, the owner/developer and 
their consultant team will interact with these neighborhoods in a manner 
that far exceeds the City of Tucson minimum requirements. As was the case 
during the amendment process for the University Area Plan (UAP), the PAD 
team has again conducted meetings and presentations with each individual 
neighborhood association and individual/small-group discussions with their 
leadership, as warranted, through this PAD process. Based on the successful 
foundation this approach laid during the prior plan amendment effor t, it was 
clearly the most appropriate route to underlie this present PAD endeavor.

Architectural concept of the redeveloped PAD Site from the 
Speedway/Campbell intersection.
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I.D.3 Formal Public Participation and Outreach Program
Beyond the above recognition of the nearby neighborhoods, and so as to 
ensure substantive neighborhood input and feedback as par t of the rezoning 
process, this PAD effor t has included on-going coordination and discussion 
with a formal group of leadership individuals from the most directly impacted 
nearby neighborhood associations. This interaction demonstrated follow-
through on a formal commitment that was made during the University Area 
Plan amendment process. A specific policy for this PAD Site was incorporated 
into that amendment, stating:

The owner/developer will promote the creation of a neighborhood liaison 
group, with individuals from the surrounding neighborhood associations, 
to insure neighborhood input and feedback throughout the design and 
rezoning process. The specific membership structure, procedures and 
duties of the group will be detailed in the Planned Area Development (PAD) 
document as part of the rezoning process. The liaison group and the 
developer will work together in mutual good faith to reasonably address 
the specific issues outlined under five (5) specific guidelines enumerated 
in the UAP (see p. 16 of this PAD for a listing of the guidelines).

The neighborhood liaison group, the owner, and the consultant team have 
worked together in mutual good faith to reasonably address the specific issues 
enumerated in the University Area Plan, including the several special studies 
described therein. The results of this formal outreach effor t, and the findings 
of the special studies, are discussed more fully in Sections IV.A.2 and IV.C.5 
of this PAD document. 





Section Two | Site Analysis
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II.A  Land Uses and Zoning
The Speedway + Campbell Gateway PAD District is comprised entirely of 
the two (2) parcels that contain the existing Palm Shadows Apar tments 
(PSA) complex. This Site is 2.49 acres in area and contains four (4) two-
story apar tment buildings, providing a total of 152 rental units, together with 
parking and basic on-site amenities for its residents.

II.A.1 Existing/Surrounding Site Context and Land Uses
Exhibit No. 8 illustrates the PAD District and its surroundings, as well as the 
existing on-site (PSA) and nearby off-site improvements. The PAD’s context is 
comprised of the following:

• To the immediate nor th (across Helen Street) is the Arizona 
Health Sciences Center (AHSC) campus. Two (2) AHSC surface 
parking lots lie adjacent to Helen Street, with the predominant 
campus buildings lying fur ther to the nor th. Presently under 
construction within the AHSC, just to the nor thwest of the PAD 
Site, are the new Health Sciences Innovation Building and the 
Bioscience Research Laboratory.

• To the south (across Speedway Boulevard) are established 
commercial uses in the form of fast-food restaurants (Taco Bell, 
Wendy’s), a spor ts bar (Dir tbag’s), a 7-Eleven convenience 
store, and a strip commercial center.

• To the immediate east is proper ty owned by the Arizona Board 
of Regents (ABOR) containing an existing UA administrative 
office, together with excess holdings that provide continuous 
frontage along Campbell Avenue. Fur ther east (across 
Campbell) are an existing church and its parking lot, together 
with a Boston Market restaurant and strip commercial center.

• To the southeast (kitty-corner to the Speedway/Campbell 
intersection), is the 7-story Aloft Tucson/University Hotel

• To the immediate west is proper ty owned by the Arizona 
Board of Regents (ABOR), which contains the UA’s Babcock 
Residence Hall and associated Babcock Administrative Office. 
Fur ther westward are privately owned proper ties containing a 
McDonald’s Restaurant and Wells Fargo Bank branch office.

Exhibit No. 8 | Existing Site Context
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a. Established Non-Residential Context

The PAD Proper ty clearly lies within a well-established urbanized context of 
non-residential and institutional uses, including a significant massing of private 
commercial enterprises, a large 7-story hotel, the Arizona Health Sciences 
Center (AHSC) campus, and the UA main campus via the Warren Avenue 
underpass beneath Speedway Boulevard, a public street which generally 
embodies one of the longest and most intense commercial/ar terial corridors 
in the entire Tucson metropolitan region. Campbell Avenue, for its own par t, 
serves as a major nor th-south transpor tation corridor within the metro area, 
extending to the Catalina Foothills region in the nor th and directly linking the 
PAD District to significant points south, including Tucson International Airpor t. 
Exhibit No. 9 illustrates the immediate zoning context of the PAD Site, together 
with its more outlying areas. 
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Exhibit No. 9 | Existing Zoning
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b. Helen-Warren Streetcar Station and Streetcar Route 

Prior Exhibit No. 8 identifies the location of the nearby Helen-Warren 
streetcar station, which sits less than three hundred feet (300’) from the 
nor thwest corner of the PAD Site. The station provides a convenient and 
direct linkage to Tucson’s downtown core and to the various activity centers 
that lie along the streetcar’s 4-mile corridor. The Helen-Warren station is a 
fundamental component in fostering the proposed PAD’s transit-oriented, 
multi-modal and high-intensity mixed-use redevelopment program.

c. Outlying Residential Neighborhoods

Exhibit No.10 illustrates the established neighborhood associations lying 
in relative proximity to the PAD Site. These neighborhoods were consulted 
when the proposed Project was first brought forward in 2014 to amend the 
University Area Plan (UAP). The ultimate approval of that UAP amendment 
contains language requiring the establishment of a formal Neighborhood 
Liaison Group (NLG) to engage the proximate neighborhood association 
entities more formally in this PAD process. The NLG and its input are 
discussed fur ther in Sections I.D.3, IV.A.2 and IV.C.5 of this PAD document.
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II.A.2 Natural and Built Constraints 
There are no natural environmental constraints impacting the PAD Site’s 
redevelopment. The Proper ty lies within a completely urbanized context. The 
basic network of public and private infrastructure necessary to redevelop and 
serve it is already project convenient within adjacent street rights-of-way or 
within easements on adjoining proper ties. 

The built constraints impacting this proposed redevelopment come in the 
form of those rather standard issues that attend any large urban infill project, 
namely the extreme limitations on physical space that come into play when 
constructing a high-density project, with a high-rise element of up to twenty 
(20) stories tall, on a 2.49-acre site that has neighboring development in 
close proximity. While challenging, these matters fall into the realm of routine 
within the urban environment and do not constitute anything uncommon or 
extraordinary.

II.B. Existing Educational, Community and 
Cultural Resources
The PAD District is located within a surrounding area that is rich in impor tant 
educational, community and cultural resources. Exhibit No. 11 provides a 
comprehensive annotated depiction of the resources surrounding the Site.

II.B.1 Arizona Health Sciences Center
The AHSC lies immediately nor th of the PAD Site and contains facilities for 
the UA Colleges of Medicine, Nursing, Pharmacy, and Public Health, along 
with numerous operations of the UA’s Facilities Management Depar tment. 
Significant new development is also occurring just nor thwest of the PAD Site, 
where the AHSC’s new Health Sciences Innovation Building and Bioscience 
Research Laboratory are presently under construction. 

II.B.2 Banner-University Medical Center
Banner-University Medical Center (BUMC), located approximately 1/2 mile 
nor th of the PAD Proper ty, is currently being redeveloped into a state-of-the-
ar t medical campus that will feature, among other things, a brand new hospital 
and trauma-center facility to replace the original University Medical Center 

(UMC) hospital. The latter dated back to the 1960’s and is simply obsolete by 
today’s healthcare standards. In its ultimate build-out, the redeveloped BUMC 
campus will provide more than 1.6 million square feet of hospital space, 
comprising more than 750 beds, and will retain all of the Diamond Children’s 
Medical Center (DCMC) square footage as it exists today, while repurposing 
much of the other existing campus buildings into suppor ting administrative 
functions or clinics.

II.B.3 University of Arizona Main Campus 
The University of Arizona campus proper, lying to the south and west of the 
PAD Site, represents the most significant educational, community, and cultural 
resource in the vicinity of the proposed Project. The campus has a total 
population of more than 50,000 students, offers more than 300 accredited 
degree programs, and consistently ranks in the top twenty (20) national 
institutions, in terms of total research funding, according to annual rankings 
promulgated by the National Science Foundation. In real terms, the University 
brings national and worldwide notoriety to Tucson. 

In addition to the profound academic qualities of the institution, UA also 
provides significant cultural offerings to the larger community, including the 
Arizona State Museum, the University Poetry Center, the Campus Arboretum, 
the UA Center for Creative Photography, and Centennial Hall. 

The University of Arizona 
Main Campus
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Exhibit No. 11 | Educational, Community and Cultural Resources
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II.B.4 Public Schools and Other Educational Facilities 
Exhibit No. 11 also depicts the following public schools and private educational 
facilities located within the PAD vicinity:

Public Schools

• Keeling Elementary School, located 1-1/2 miles to the 
nor thwest

• Doolen Middle School, located 1-1/2 miles to the nor theast

• Blenman Elementary School, located 1 mile to the east/
nor theast

• Hughes Elementary School, located ½ mile to the southeast

• Mansfield Middle School, located ¼ mile to the south

• Tucson High School, located 1 mile to the southwest

• Roskruge Bilingual K-8 Magnet School, located ¾ mile to the 
southwest

• The University of Arizona Main Campus, located to the 
immediate south/southwest

Private Schools

• St. Peter & Paul Catholic School, located ½ mile to the 
nor theast 

• International School of Tucson (former site of Jefferson Park 
Elementary), located ½ mile to the nor th

II.B.5 Cultural Resources 
Exhibit No. 11 fur ther illustrates the location of various cultural facilities 
that exist in and around the University of Arizona campus, including the 
UA Museum of Ar t, the Center for Creative Photography, the Arizona State 
Museum, and other popular community venues. The Exhibit also shows the 
location of the historic Arizona Inn Hotel, on Elm Street, approximately one-
half mile nor theast of the PAD Site and east of Campbell Avenue. The Inn 
was built in 1930 by Isabella Greenway, Arizona’s first congresswoman. It 
was added to the National Register of Historic Places in 1988 and remains 
a highly popular destination for those seeking a quintessentially Tucson and 
Southwestern lodging and dining experience.

II.B.6 Jefferson Park Historic District
The Jefferson Park Historic District (JPHD) lies to the immediate nor th of the 
Banner-University Medical Center and is approximately ¾ mile nor th of the 
PAD Site. The BUMC redevelopment under took intensive coordination with 
the JPHD to establish and construct a new greenway that effectively buffers 
the District from the BUMC while also providing a shared community park 
amenity. The proposed PAD will have no material impact on the JPHD.

II.C Existing Open Space, Recreation and Trails 

II.C.1 On-Site Open Space Areas, Recreation and 
Pedestrian Ways
The existing Palm Shadows Apar tments proper ty is comprised almost 
exclusively of buildings, paving, and hardscape, a characteristic that is not 
uncommon for projects that were constructed in the early 1960’s. Each of the 
four (4) on-site apar tment buildings contains a small interior cour tyard, two 
(2) of which feature pools and two (2) of which have small ramadas. Even 
these interior cour tyards are still primarily comprised of hardscape. Minimal 
landscape areas and tree specimens are found within the cour tyards, as well 
as along the Proper ty’s Helen Street and Speedway Boulevard frontages.

Existing pedestrian ways within the Proper ty are marginally defined, with 
most circulation occurring in self-directed fashion from the parking areas to 
the various buildings. Circulation within and around each of the individual 
building clusters is sufficient. The site has excellent connectivity to the larger 
surrounding circulation network, in that it has easy and direct access to 
Speedway Boulevard, Helen Street, and Campbell Avenue and their existing 
framework of sidewalks, street crossings, bus stops, and bikeways. Helen 
Street also provides an easy linkage to the Helen-Warren station of the Tucson 
Streetcar and, by extension, to Tucson’s downtown core and all existing 
activity centers along the streetcar route. As mentioned previously, the PAD 
Site is also directly linked to the University main campus by the Warren Avenue 
pedestrian underpass beneath Speedway Boulevard. 
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II.C.2 Off-Site Parks, Recreation Areas and Urban Trails 
The most significant public recreation facility located in relative proximity to 
the PAD Site is Himmel Park, approximately ½ mile to the east/southeast. This 
public community park contains athletic fields, tennis cour ts, and walking 
paths, and is also home to the Himmel Park branch of the public library 
system. Beyond Himmel Park, there are no other large or significant recreation 
or park facilities in the general vicinity of the PAD Site. Exhibit No. 12 provides 
a map of those which do exist.

At one time, an intergovernmental agreement was in place between the City 
of Tucson Depar tment of Parks & Recreation and the Tucson Unified School 
District (TUSD), wherein the grounds of the former Jefferson Park Elementary 
School (approximately one (1) mile nor th of the PAD) was designated and 
maintained as a neighborhood park. That agreement lapsed when the TUSD 
elected to close the school in 2011.

The Likins Lester Street Landscape is a small, private pocket park presented 
in honor of retired UA former-president Dr. Peter Likins. It is located 
approximately  3/4 miles nor th of the PAD Proper ty between two (2) existing 
residential lots within the Jefferson Park Neighborhood. The only other park 
in relative proximity to the PAD site is Tahoe Park, which is a small public 
neighborhood green located southeast of the Campbell Avenue/Grant Road 
intersection within the Catalina Vista Neighborhood. 

In conjunction with the Campbell Avenue street improvement project completed 
by TDOT several years ago, a continuous frontage road and landscape border 
was constructed along the west side of Campbell Avenue, between Chauncey 
Lane and Grant Road, together with a small pocket park just nor th of Elm 
Street. These improvements provide a quality streetscape border and are 
popular with Jefferson Park residents. 

With respect to designated urban trails, the nearest ones are on Elm Street (1/2 
mile nor th of the PAD Site) and 3rd Street (1/2 mile to the south), both of which 
are formally identified on the Pima County Regional Trails System Master Plan 
(August, 2010) as “Enhanced Corridors”. The Master Plan defines enhanced 
corridors as routes that, “generally follow existing local or collector streets that 
carry a relatively low volume of automobile traffic”. They are envisioned as 
primary pedestrian and bicycle ar teries, and so commonly feature continuous 
bicycle lanes and accessible sidewalks, amenity landscaping, site furniture, 
connections to other modes of transit, and public ar t. Mountain Avenue and 

Tucson Boulevard are the nearest nor th-south enhanced corridors; these 
nor th-south linkages ultimately connect to the Rillito Riverpark Path, which is 
a primary multi-use component of the regional Pima County Loop Trail. 

II.C.3 Pedestrian Connectivity to Off-Site Recreation and 
Trails
As mentioned above, the PAD Site has excellent connectivity to the larger 
surrounding pedestrian and bicycle network, in that it has immediate and 
direct access to Speedway Boulevard, Helen Street, and Campbell Avenue and 
their existing network of sidewalks, street crossings, and nearby designated 
bikeways and urban trails. 

Pima County Loop Trail and 
Rillito River Park (above);

Himmel Park (right).
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II.D Existing Transportation and Circulation
A number of public streets provide direct access or facilitate impor tant 
circulation functions to and from the PAD Proper ty. In addition, significant 
multi-modal oppor tunities exist within the general vicinity, including bus/
transit service, streetcar access, and bicycle and pedestrian routes.

II.D.1 Relevant Public Streets, Lanes, and Capacities 
Streets that provide general mobility and which facilitate access to and from 
the PAD Site are the following (refer to Exhibit No. 13): 

Speedway Boulevard

Speedway Boulevard is the major east-west ar terial roadway in 
the vicinity and comprises the south boundary of the PAD District. 
Speedway Boulevard is a six-lane ar terial roadway with raised medians, 
bike lanes, and continuous sidewalks and has a 35 MPH posted speed 
limit. The roadway is constructed to the maximum cross-section 
suppor ted by the City of Tucson Major Streets and Routes Plan.

Campbell Avenue

Campbell Avenue is the major nor th-south ar terial roadway in the 
vicinity and lies approximately sixty feet (60’) east of the PAD Site (a 
sliver of UA proper ty intervenes and has direct frontage onto Campbell 
Avenue). It is a six-lane ar terial roadway with raised medians, bike 
lanes, and continuous sidewalks and has a 35 MPH posted speed limit. 
The road is constructed to the maximum cross-section suppor ted by 
the City of Tucson Major Streets and Routes Plan.

Local Public Streets 

Helen Street serves as a minor east-west collector street and 
comprises the nor th boundary of the PAD Site. It provides access to 
many of the existing parking facilities and buildings within the Arizona 
Health Sciences Center (AHSC) campus nor th of the PAD Proper ty, 
and will also provide the primary ingress and egress for the proposed 
PAD Project. 

Cherry Avenue serves as a minor nor th-south collector street, 
providing access to the main University of Arizona campus, south of 
Speedway Boulevard, as well as nor thward to the AHSC campus. The 
intersection of Cherry Avenue and Speedway Boulevard is signalized.

Elm Street is a minor east-west collector street, providing access 
through the Banner-University Medical Center (BUMC) campus and 
circulation through the Blenman-Elm and Catalina Vista neighborhoods 
east of Campbell Avenue. In conjunction with the BUMC redevelopment 
project and construction of the new hospital thereon, the Elm/Campbell 
signalized intersection is being reconstructed to provide two (2) 
eastbound-to-nor thbound left-turn lanes, providing much improved 
nor thbound circulation than has previously been available to vehicles 
exiting the AHSC/BUMC proper ties.

Arizona Health Sciences Center (AHSC) Ring Road 

Internal circulation within the AHSC campus and the BUMC campus 
is provided by a one-mile long Ring Road. This Ring Road is a low 
speed, two-lane roadway with a speed limit of approximately 20 MPH. 
It extends from Cherry Avenue, beginning at Drachman Street, nor th 
to Elm Street and then south to Mabel Street. The por tion of Helen 
Street that abuts the PAD Site also connects directly to this Ring 
Road, providing a direct linkage nor thbound to Elm Street and (see 
immediately above) to the reconstructed Campbell Avenue/Elm Street 
intersection and its dual nor thbound left-turn lanes.
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Exhibit No. 13 | Relevant Streets
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II.D.2 Major Streets and Routes Considerations 
The City of Tucson Major Streets and Routes Plan (MS&R) identifies the general 
location and size of existing and proposed freeways, ar terial and collector 
streets, future rights-of-way, setback requirements, typical intersections 
and cross sections, and gateway and scenic routes. The MS&R defines the 
ultimate right-of-way requirement for both Speedway Boulevard and Campbell 
Avenue as one hundred twenty feet (120’). The existing respective Speedway 
and Campbell right-of-way widths in place adjacent to the PAD Site are already 
at this maximum MS&R width; no additional rights-of-way are required.

Campbell Avenue is also formally designated as a Gateway Ar terial, which 
identifies it as an especially impor tant route to and from major employment 
centers, shopping areas, recreational areas, and transpor tation centers and 
which is accordingly used regularly by a large number of residents and 
visitors. The purpose of this formal designation is to generally improve the 
appearance of the City’s built environment through the use of quality standards 
for the design and landscaping of the roadway, as well as for adjacent private 
developments.

The existing lane configurations and traffic-control features for all of the 
primary intersections in the PAD Site vicinity are illustrated in Exhibit No. 
14. These elements are taken from a comprehensive Traffic Impact Analysis 
(TIA) prepared by Kimley-Horn Associates in conjunction with this PAD. The 
findings and recommendation of the TIA are summarized in Section IV.D of 
this PAD document; the full Speedway+Campbell TIA is found in Appendix D.

Exhibit No. 14 | Existing Traffic Control Configurations 
at Relevant Intersections
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Downtown Insert

*Map Official for City of Tucson Streets Only.  
Contact for Pima County for official street designations within the County.

1.     Right-of-way widths are measured at mid-block and are used to establish
         the future right-of-way line locations in the Major Streets and Routes Setback
         Zone, Division 26 of the Zoning Code.

2.     The right-of-way widths may be exceeded:
            a.  Within 600 feet of any intersection of two major streets.
            b.  At the location of a change of right-of-way width, where the taper for
                  transition may extend 600 feet from the point of change.
            c.  In locations where the prevailing existing City-owned right-of-way along the
                  block or section is greater.

3.      Except as provided below, the future right-of-way area is generally measured
         midblock from the survey centerline of the street. It is generally equal to one-
         half the right-of-way width designated for that street.

4.     The mid-block right-of-way widths and centerline locations may be modified by
         corridor study maps and street right-of-way/improvement plans on file with the
         Department of Transportation (see Appendix). For such maps or plans, the right-
         of-way setback is measured from the future right-of-way line as shown on the
         corridor study maps or street right-of-way/improvement plans.

5.     Under the provision of the MS&R Setback Zone, no structure, off-street parking,
         vehicular circulation, off-street loading, or maneuvering space, landscaping, or
         screening improvements required by the Zoning Code, may be constructed, erected,
         placed, or extended in the future half right-of-way area unless specifically allowed.
         The future right-of-way area that is not publicly owned may be included in the
         site coverage calculation and used to meet landscaping requirements or reduce
         required parking.

6.     In compliance with the requirement of the MS&R Setback Zone, plans submitted
         for the issuance of building permits and development plans and tentative plats
         submitted for review must show the applicable setback from the future right-of-
         way line as a condition of approval. In cases of hardship, a variance may be
         requested from the MS&R Setback Zone requirements.

Ê 0 1 2

Miles

Specific Engineering Plan - 
See Page 24 of MS&R Plan
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! County Scenic, Not Major Route
STATE & INTERSTATE ROUTE

Note: Streets without
labeled future rights-
of-way widths are at 
ultimate right-of-way
width, as existing in 
Engineering records.

SP

Future Arterial Street Future Collector Street

100 Planned Width

Adopted 11-15-82
Amended 7-5-83 (map and text)
Amended 1-23-84 (map)
Amended 8-6-84 (map)
Amended 4-28-86 (map and text)
Amended 3-16-87 (map and text)
Amended 5-11-92 (map and text)
Amended 12-12-94 (map)
Amended 7-10-95 (map and text)
Amended 9-9-96 (map)
Update 10-14-96 (map)
Amended 2-2-98 (map)
Amended 12-14-98 (map and text)
Update 01-11-99 (map and appendix)

Update 5-22-99 (map)
Update 1-10-00 (map)
Amended 3-20-00 (map)
Amended 5-22-00 (map)
Amended 6-26-00 (map) 
Amended 4-23-01 (map) 
Amended 10-1-01 (map)
Amended 1-14-02 (map)
Update  3-27-02  (map)
Amended  9-9-02 (map and appendix)
Amended  7-6-05 (effective 8-5-05)
Amended 4-24-07 (map)
Amended 7-10-07 (map, effective 8-20-07)

Arterial Street
Scenic Arterial Street
Gateway Arterial
Collector Street
Gateway Collector

Parks and National Forests

Other Incorporated Areas

Native American Jurisdictions

Unincorporated Pima County

Tucson City Limits
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II.D.3 Public Transportation Components 
The PAD Proper ty benefits from a robust set of multi-modal oppor tunities 
located within close proximity to the Site. Exhibit No.15 provides a composite 
graphic illustrating these various transpor tation modes, which are fur ther 
discussed below and also addressed in even finer supplemental detail within 
Section IV.D.1.c. (Public Transit and Multi-Modal Considerations) of this PAD 
document.

Sun Tran provides transit service to the PAD Proper ty, with designated bus 
stops on both Campbell Avenue and Speedway Boulevard, one of which on 
Speedway is located directly in front of the Site. A full complement of standard 
and express routes is available, including Speedway Boulevard Route Nos. 4, 
5, 102X, 103X, 105X and 109X. Numbered bus routes on Campbell Avenue 
include Nos. 9, 15, 20 and 103X. The University of Arizona Cat Tran system 
also circulates between the UA Main campus and the nearby Arizona Health 
Sciences Center (AHSC) campus. 

The University’s Cat Tran shuttle has multiple established routes providing 
regular service between the Main campus and 
AHSC.

Downtown linkage 
via 4th Avenue 

underpass

Suntran 
Bus and 

U of A 
Cat Tran 

Shuttle 
Bus

Tucson 
Streetcar

Warren 
Avenue + 
Helen Street 
Streetcar 
Station
(left)

Bike Share 
Station in 
proximity 
to streetcar 
(below)
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Exhibit No. 15 | Public Transportation
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Construction of the 3.9-mile first phase of the Tucson Streetcar system 
was completed in the summer of 2014. The Streetcar’s eastern terminus is 
presently the Helen-Warren station, located less than three hundred feet (300’) 
west of the PAD Site. This station provides direct access through the University 
of Arizona main campus and ultimately to the downtown Tucson core and all 
intervening activity centers along the alignment, ultimately terminating west of 
Interstate 10. Future Phases 2 and 3 of the Streetcar are respectively planned 
nor thward to the foothills and southward to Tucson International Airpor t.

Lastly, an extensive network of designated urban trails (“enhanced corridors”), 
bicycle routes and bike lanes are also in place. Both Speedway Boulevard 
and Campbell Avenue provide continuous striped bike lanes on both sides of 
the street prism. The designated Elm Street bikeway corridor (approximately  
1/2 mile to the nor th) traverses through the Banner-University Medical Center 
and AHSC campus, and is fur ther supplemented with striped bike lanes along 
significant por tions of the Ring Road therein. In addition, existing shared-use 
paths along the Warren Avenue street alignment (1/4 mile to the west) and 
Mountain Avenue (1/2 mile to the west) serve as a nor th-south routes for both 
cyclists and pedestrians. The Warren Avenue underpass provides a grade-
separated crossing beneath Speedway Boulevard to facilitate direct access to 
and from the University of Arizona main campus.

According to the City of Tucson and the University of Arizona, there are no 
current plans for the designation or construction of any other new or expanded 
bicycle routes in the PAD vicinity.

II.D.4 Existing Parking Facilities and Structures
Given the Site’s proximity to the AHSC and UA main campuses, significant 
existing parking facilities exist in close proximity; Exhibit No. 16 illustrates 
these various surface lots and parking structures. These existing parking lots 
and structures are generally private in nature, providing spaces for either 
existing businesses or for UA and/or AHSC facilities. The UA/AHSC parking 
sites have some limited paid public parking, but the majority of their available 
spaces require formal permits. These existing facilities notwithstanding, it is 
the PAD’s intent to meet its own parking requirements wholly on-site.

Exhibit No. 16 | Existing Parking Lots and Structures
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II.E Existing Utility Infrastructure
In that this is an urban infill redevelopment project, the basic utility infrastructure 
necessary to service the PAD Site is already in place and project convenient. 
Per tinent utility detail is provided in the Sections that follow.

II.E.1 Existing Utilities
Exhibit No. 17 illustrates, in schematic format, the existing wet and dry utilities 
adjacent to and servicing the PAD site.

a. Public and Private Sewer

Public Sewer

Public wastewater conveyance and treatment (wastewater) is currently 
being provided to the existing Palm Shadows Apar tments complex on 
the PAD Site by the Pima County Regional Wastewater Reclamation 
Depar tment (PCRWRD), which will also be providing wastewater 
services to the proposed PAD Project.  The following Table details the 
current existing public sewer mains adjacent to the PAD Site:

Sewer Main 
Location

*Sewer 
Plan No.

Conveyance 
Method

*Main
Size

*Pipe
Material

*Year
Built

Helen 
Street

G-098 Gravity 8” **VCP 1939

Campbell 
Avenue

G-098 Gravity 8” **VCP 1939

Speedway 
Boulevard

G-098 Gravity 8” **VCP 1922

*Information per Pima County MapGuide website.
**Vitrified Clay Pipe.

Water Main 
Location

Water Plan 
No.

Main
Size

Pipe
Material

Year
Built

Helen 
Street

003-1938 6” CA 1938

Campbell 
Avenue

091-1978 12” CA 1978

Speedway 
Boulevard

202-1988 12” PC 1988

The current Palm Shadows Apar tments complex is comprised of four (4) 
separate apar tment buildings. Per PCRWRD records, the nor thern two (2) 
buildings are sewered via two (2) private six inch (6”) house connection sewer 
(HCS) lines (one for each building) to Sewer No. G-098, while the southern 
two (2) buildings are sewered via two private six inch (6”) HCS lines (one for 
each building) to Sewer No. G-049.

Private Sewer

Other than the above referenced building HCS’s, there are no known 
private sewers on-site.

c. Gas, Water, Electric Service

The following summary details the dry utility providers that currently 
service the PAD Site, along with providing a brief description of their 
adjacent facilities:

b. Potable Water 

Public domestic (potable) and fire-flow water service is currently being 
provided to the Palm Shadows Apar tments by the City of Tucson Water 
Depar tment (a.k.a. Tucson Water). It is anticipated that Tucson Water will 
also be providing these same water services to the proposed PAD Project 
redevelopment. The following summary details the existing public water 
mains adjacent to and servicing the PAD site:

Per Tucson Water’s valve maps, it appears that the Palm Shadows 
Apar tments proper ty utilizes four (4) 1” water services and four (4) 2” 
water services, together with a single irrigation service and a single 6” 
private fire service connection.

Utility Provider Facilities

Electric Tucson Electric Power Three Phase overhead service within 
the Site

Natural Gas Southwest Gas Four (4) on-site meters fed by a 2” PE 
line in Helen Street

Telecom Century Link Service to site

Cable TV Cox Communication Service to site

The above providers have confirmed that they can provide service to the 
proposed PAD Project. All attendant facility adjustments, relocations, and 
extensions, together with necessary easements and service agreements, 
will be coordinated as a routine par t of the final design and engineering of 
the proposed PAD improvements.
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Exhibit No. 17 | Existing Utility Infrastructure
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II.E.2 Conclusions and Statement of Overall Project 
Serviceability
The proposed PAD Project will depend upon the use of the existing utility 
infrastructure framework that is presently in place and which serves the Palm 
Shadows Apar tments. Fur ther, preliminary discussions initiated with PCRWRD 
indicate that downstream augmentation of their existing conveyance facilities 
should be anticipated as a par t of this Project.

The extent of this augmentation has yet to be defined and thus, it will need to 
be determined at the time of future project engineering. The utility upgrades 
and modifications anticipated with the Project are considered to be within 
the typical range of improvements expected with this type of urban infill 
redevelopment in this location. 

II.F Environmental Factors
The PAD Site is somewhat limited in any salient environmental factors due to 
the wholly urbanized context of its entire surroundings.  The following Sections 
discuss the per tinent elements. 

II.F. 1 Existing Drainage Patterns and Site Hydrology 
The PAD Site, as has been previously discussed, is a fully developed residential 
apar tment complex consisting of four (4) multi-story buildings, parking 
lots, and vehicular driveways. As a result, the surface area of the proper ty 
is close to one hundred percent (100%) impervious, with the exception of 
small pervious areas located in and around por tions of the buildings where 
minimal landscaping is in place. Most of the existing stormwater runoff from 
the PAD Site exits in a nor therly direction as surface flow into Helen Street. 
The remaining smaller por tion of stormwater runoff is discharged as surface 
flow into Speedway Boulevard. 

a. Off-Site Characteristics and Downstream Issues

Exhibit No. 18 illustrates the drainage characteristics off-site and 
downstream of the PAD Proper ty. The majority of the Site (approximately 
its nor thern two-thirds) is located within the Flowing Wells Wash regional 
watershed. Stormwater runoff from this watershed flows in a nor thwesterly 
direction and ultimately outfalls into the Santa Cruz River. The PAD Site is 
located at the upstream limit of this watershed.

The runoff from the Site’s nor thern por tion discharges into Helen Street and 
therefrom flows westerly to Mar tin Street, where surface flows continue 
nor therly to an existing detention basin at Mabel Street within the Banner-
University Medical Center (BUMC) campus. Outflows from the Mabel Street 
basin are then discharged nor therly and will ultimately be collected by two 
(2) new proposed Lester Street retention basins that are being constructed 
on the BUMC proper ty in conjunction with its new hospital.

The existing and proposed drainage infrastructure located on the BUMC 
campus has been designed to capture and reduce the downstream 100-year 
storm flows that had historically plagued the Jefferson Park Neighborhood 
and caused significant flooding issues there. This BUMC infrastructure 
engineering has fully accounted for the anticipated surface run-off from 
the redeveloped PAD Proper ty.

The southern one-third of the PAD Site lies within the Bronx Wash regional 
watershed. Stormwater runoff from this watershed flows westerly, through 
the existing surface street network, and ultimately outfalls into the Santa 
Cruz River.

Since the PAD Site is essentially located on the topographic divide between 
these two (2) existing regional watersheds, no incoming surface runoff 
from any off-site source impacts the Proper ty. 



45S p e e d w a y  +  C a m p b e l l  |  PA D

Exhibit No. 18 | Off-Site Drainage
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b. On-Site Characteristics

Exhibit No. 19 illustrates the previously discussed two-thirds/one-third 
split of the surface stormflows exiting the Proper ty, along with their 
associated concentration points and 100-year volumes. Since the Site is 
a fully developed residential apar tment complex with nearly one hundred 
percent (100%) impervious surface, it is generally anticipated that the post-
development outflows from the redeveloped proper ty will be essentially the 
same as those in the existing condition.

The existing stormwater discharges from the Proper ty indicated on Exhibit 
No. 19 were calculated based upon the current apar tment use and their 
ancillary on-site features (parking lots, driveways, etc.). The calculations 
were completed in conformance with adopted City of Tucson guidelines 
and policies and utilized 2015 topographic data, 2016 aerial photography, 
and supplemental field reconnaissance. Peak flows were derived using the 
City of Tucson Method (Chapter IV of the “Standards Manual for Drainage 
Design and Floodplain Management in Tucson, Arizona,” April, 1998).  

The hydrologic analysis presented in this PAD document is intended to 
provide a reliable basis for comprehensive stormwater planning. These 
hydrologic results will be fur ther refined as par t of a full Final Drainage 
Repor t provided at the time of final engineering and Development Package 
submittal to PDSD.

c. Solutions Effectuated by Prior Planning Efforts 

Prior planning effor ts by the University of Arizona and the City of Tucson 
have recognized the adverse impacts of runoff exiting the Arizona Health 
Sciences Center (AHSC) and BUMC campus into the downstream Jefferson 
Park Neighborhood. As a result, a multi-use greenway and retention/
detention facility was integrated into the BUMC planning and engineering 
so as to provide a buffer and flood-control facility for Jefferson Park. This 
proposed series of basins within the greenway (refer to prior Exhibit No. 
18) will collect 100% of the on-site runoff from the eastern por tion of the 
BUMC campus (and upstream por tion of the AHSC) and meter it into the 
downstream neighborhood in a volume that can be accommodated within 
its street prisms.

The upstream por tion of watersheds contributing to these proposed basins 
includes most of the PAD Site. The 100-year runoff from the PAD Proper ty 
has been wholly accounted for in the design and construction of the new 
BUMC flood-control greenway.

Excerpt from the Banner-UMC PAD document; a plan view 
of the proposed multi-use greenway and detention facility 

bordering the Jefferson Park Neighborhood
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Exhibit No. 19 | On-Site Drainage Plan
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II.F.2 Landscape Inventory 
In practical terms, the existing landscaping and plant materials within the PAD 
Site are nominal at best. The existing Palm Shadows Apar tment complex is 
comprised largely of buildings, parking areas, driveways, and hardscape.  
Landscape areas are limited to small por tions of the interior building 
cour tyards and to the project frontages along Helen Street and Speedway 
Boulevard. Nonetheless, an inventory of protected/native plants within the 
Proper ty has been completed and is provided in the Table to the right. These 
inventory plants will be removed and included in the Development Package 
landscape plan as mitigation.

Existing landscaping at the Palm 
Shadows Apartments

Botanical Name Common Name Quantity

Parkinsonia florida Blue Palo Verde 2

Prosopis velutina Velvet Mesquite 1

Yucca elata Soaptree Yucca 2

 Native Plant Inventory
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Exhibit No. 20 | Soils MapII.F.3 Underlying Geology, Soils and Geotechnical 
Considerations
The soil conditions underlying this wholly urbanized and developed Proper ty 
are unremarkable (see Exhibit No. 20). The Site is underlain by a single soil 
type, namely Soil Group HSG Type “D” (Cave Soils & Urban Land). This Group 
is common throughout the Tucson metropolitan region. All geotechnical 
preparations necessary to facilitate the redevelopment of the PAD Site fall into 
the realm of routine.
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II.G Visual Analysis 
This Section discusses the visibility of the PAD Site from the immediately 
surrounding proper ties, as well as the primary outward vistas that are available 
from it. 

A fur ther viewshed analysis is also presented in Section IV.C.1 of this 
PAD document; that analysis provides views of the site from fur ther-out 
neighborhood locations. The amended University Area Plan (UAP) mandated 
that this specialized viewshed study be conducted in conjunction with the 
rezoning and redevelopment of the PAD Proper ty. 

The study presented therein, replete with post-development photo-simulations 
from numerous residential vantage points around the Site, provides evidence 
as to the impact the new buildings will have on surrounding vistas. The study 
also addresses outward views from PAD Site itself, at various heights typical 
of the post-development Project.

II.G.1 Visibility from Surrounding Properties and Land Uses
The PAD Site is primarily visible from the numerous non-residential uses that 
abut it and which comprise its entire surrounding context.  These include UA 
administrative offices and residence halls, the Arizona Health Sciences Center, 
the commercial/restaurant uses that populate the nor theast and southwest 
corners of the Speedway/Campbell intersection, and the mid-rise hotel located 
at the intersection’s southeast corner. 

Exhibit No. 21 provides a photo key and pictorial survey of the PAD Site (and 
the existing Palm Shadows Apar tments thereon) from all of these surrounding 
vantage points.
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PSA from SEC of Speedway Boulevard + Campbell Avenue
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PSA - Looking North from Speedway Boulevard
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II.G.2 Viewsheds 
The primary viewsheds available from the Proper ty are the distant Santa 
Catalina Mountains view to the nor th and the distant Rincon Mountains view 
to the east; these are illustrated in Exhibit No. 22. Due to the expansive area 
of non-residential uses that surround the PAD Site, these vistas are available 
primarily to the nor thbound motorists within the Campbell Avenue ar terial 
corridor and, respectively, the eastbound motorists within the Speedway 
Boulevard corridor. Views of these distant vistas from the outlying residential 
neighborhoods lying to the nor th, nor theast, and directly east of the PAD Site 
will not be impacted by the redevelopment of the PAD Proper ty. From the 
outlying residential neighborhoods lying southeast of the PAD Site, there will 
be some minor impact upon the nor thern vista, but no impact upon the eastern 
one. The aforementioned viewshed analysis presented in Section IV.C.1 of 
this PAD document provides fur ther illustration as to the post-development 
Project’s impact upon surrounding viewsheds.
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II.H Site Analysis Findings and Conclusions 
Exhibit No. 23 provides an illustrative depiction of the above Site Analysis 
primary findings, as well as the PAD Site’s most salient oppor tunities and 
constraints. The items represented thereon are fur ther amplified below.

II.H.1 Site Opportunities
The Speedway + Campbell Gateway PAD offers the following significant 
oppor tunities:

• The proximity of the Helen-Warren station of the Tucson 
Streetcar provides easy and direct connectivity to the 
downtown Tucson core and to all activity centers along the 
4-mile streetcar route.

• The proposed PAD Project provides the precise type of high-
intensity, high-density mixed-use development that is essential 
to energizing the Streetcar and to densifying its overall corridor, 
thereby ensuring the Streetcar’s self-sustaining economic 
viability.  Such development is especially critical in close 
proximity to existing streetcar stations.

• The proposed PAD Project helps fur ther a new and more 
intelligent urban growth paradigm for Tucson, one that 
embraces height and density as acceptable, even preferred 
elements that fur ther the efficiency and wise use of precious 
infrastructural resources and public services.

• The proposed PAD Project is served off of the existing 
framework of utility infrastructure and public services that 
is already in place and in no way requires or promotes the 
outward expansion same.

• The PAD Site is centrally located within a robust multi-modal 
environment, affording the proposed Project the oppor tunity to 
leverage these available modes into an integrated development 
that not only significantly fur thers our community’s transit-
oriented goals, but also effectively provides a living laboratory 
for on-going TOD study and refinement.

• The proposed Project provides an exceptional oppor tunity to 
develop a true gateway statement for the University of Arizona’s 
main campus, one that is appropriate for this strategic node 
and which provides a more appropriate and welcoming entry 
sequence for the UA visitor.

• The proposed Project embodies a true and vibrant urban 
activity center for its occupants, for the residents of the nearby 
neighborhoods, and for visitors from the entire metropolitan 
region. 

• The proposed PAD Project provides the oppor tunity to 
demonstrate that bold, innovative and intelligent architecture 
is a positive addition to a community, one that can serve to 
significantly heighten the quality of its built environment and 
that can afford its citizenry a point of community pride.

II.H.2 Built and Environmental Constraints and Conceptual 
PAD Responses 
The following constraints impacting the PAD Site’s redevelopment are wor thy 
of note: 

• The 2.49-acre PAD Site, with its immediately adjacent urban 
development on all four (4) sides, provides the normal 
challenges that come with constructing a high-density, 
complicated project within an urban infill environment. That 
being said, such challenges have become commonplace in 
urbanized areas across the country.  Those to be encountered 
with this Project, while complex, fall into the realm of routine 
construction management. 

• The introduction of a significant traffic-generator within an 
already high-traffic environment requires the optimization of 
all modes of transpor tation, while still affording and ensuring 
the efficient movement of traditional vehicular traffic.  The 
PAD’s response to this issue is addressed in Section IV.D of 
this document.

• The siting of a 20-story high-rise element in an urbanized 
setting possessing outlying residential neighborhoods requires 
careful thought and sensitivity to balance Project needs 
against the goal of minimizing visual impacts upon existing 
residents. The PAD’s consideration and response to this issue 
is addressed in Section IV.C of this document.
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Exhibit No. 23 | Site Opportunities and Constraints
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III.A The Redevelopment of Palm Shadows -       
A Brief History
This proposed PAD is the culmination of many years of prior planning, 
visioning, and project conceptualization by the present owners. The intended 
development program for this PAD Site and all of its attendant regulatory 
par ticulars will be presented in Section IV, but a brief discussion of the 
Proper ty’s prior conceptualization effor ts is helpful to gain a full appreciation 
of the proposed design and the manner in which it integrates with and promotes 
other larger community objectives.

Shor tly after the current owners acquired the Palm Shadows Apar tments 
proper ty in 1998, they initiated a series of discussions with the University 
of Arizona (UA) to explore the possibility of a public-private par tnership 
that would potentially incorporate the Subject PAD proper ty and the UA’s 
adjacent holdings into a collaborative redevelopment effor t. These exploratory 
conversations were coordinated through the UA’s Office of Business Affairs 
and ultimately engaged the President’s Office directly. The goal of this effor t 
was to conceive a comprehensive redevelopment program that could create a 
fitting gateway and arrival experience for the UA main campus at the Speedway/
Campbell intersection.

In 2003, these discussions were formalized into a written narrative that 
contained alternative potential development scenarios for the combined UA 
and Palm Shadows proper ties, each of which exemplified a high-intensity, 
high-density mixed-use project to achieve the desired gateway function. 

SPEEDWAY BOULEVARD

CAM
PBELL

 A
VENUE

Development 
concept from 

the 2003 
narrative 

presented to 
the University; 

concept 
sketch (above) 

and three-
dimensional 

massing 
model (right)



58 S p e e d w a y  +  C a m p b e l l  |  PA D

In June, 2004, the same proper ties were the subject of an organized design 
charrette attended by representatives of Palm Shadows, UA, and the City of 
Tucson. Additional concepts were developed that envisioned the same type 
of high-intensity, mixed-use program for the entire nor thwest corner of the 
intersection. Major project elements included a hotel and conference center 
tower, multi-tenant professional offices and research laboratories, and multiple 
residential clusters.

Development Option 
2 from the 2004 
design charette; 
concept sketch 
(above) and three-
dimensional massing 
model looking north/
northwest (left), Leo A. 
Daly Architects
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Project design effor ts continued in 2010, wherein a new conceptual 
masterplan was developed for the PAD Site and its surroundings. This 
updated concept included the same hotel, restaurant/retail, office, clinic, and 
residential components of prior designs, but also incorporated the significant 
new element of a full-service grocer. The design reflected the then-proposed 
nearby station of the Tucson Streetcar system, Helen-Warren Station.
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2010 conceptual 
masterplan (right) and 

architect’s rendering of 
same looking eastward 
from the top floor of the 
UA Foundation Building 
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In the ensuing years, the City of Tucson and the Regional Transit Authority 
(RTA) formalized its proposal for the modern streetcar; this major transit 
improvement was ultimately approved by the citizenry in 2006 as a formal 
element of the RTA Plan. The City and RTA subsequently under took a series 
of studies, public workshops, and lengthy interactions with the Federal Transit 
Administration (FTA) in pursuit of more than sixty million dollars in grant funds 
from the FTA’s Transpor tation Investments Generating Economic Recovery 
(TIGER) program. The FTA ultimately awarded the City a sixty-three million 
dollar ($63M) TIGER grant, which was combined with significant RTA and 
City funds to facilitate the final design and construction of the Streetcar’s first 
phase. 

In justifying the aforementioned TIGER funds, significant specific attention 
was paid to the Palm Shadows proper ty by federal and local representatives, 
the intent being to confirm the owner’s commitment to redevelop the Site 
in a high-intensity, multi-use manner. Such intense and high-density activity 
centers are generally accepted as being essential to the long-term success 
and viability of all modern streetcars, with it being especially critical that such 
activity centers be located near streetcar stops. 

In 2013, the City of Tucson held its own design charrette and series of public 
meetings, all of which culminated in the Tucson Modern Streetcar Land Use 
and Development Implementation Plan (TMSLUDIP, or The Plan), a document 
that addressed the entire four-mile streetcar corridor. The charrette’s vision 
statement for the Speedway/Campbell intersection recommended that, “the 
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 a variety 
of transpor tation modes.” The Plan goes on to recommend that the City’s 
underlying regulatory area plans and nearby neighborhood plans for the 
Speedway/Campbell node be amended, incorporating appropriate special-area 
policies, to promote and encourage this type of high-intensity urban mixed-
used redevelopment at the intersection.

In keeping with this recommendation, the owners of the PAD Site successfully 
completed their own formal amendment to the University Area Plan (UAP) 
in 2014. This amendment detailed a multi-use, transit-oriented development 
(TOD) project featuring a ground-level grocery, retail, and restaurant plaza, 
together with integrated above-ground and sub-surface parking structures, 
and upwards of a twenty-story tower providing first-class office space and 
higher-end residential units.

This approved plan amendment, together with the many years of prior work 
and visioning described above by the City of Tucson and UA, provide a clear 
foundation for the specific project proposed in this PAD document. A high-
intensity, high-density urban mixed-used project at this location is clearly 
justified, and will serve to robustly energize the Tucson Streetcar and fur ther 
our larger community goals for this key public transit improvement.

III.B Policy Compliance
As discussed in detail in Section I.C.2 of this PAD, the University Area Plan 
(UAP) designates the Palm Shadows Proper ty as Sub-Area 1 of the Helen-
Warren Station Area (HSWA) and, as such, specifies numerous policies and 
guidelines to govern the redevelopment of the Site. These policies and guidelines 
fall into four (4) categories: 1) Land Use and Compatibility; 2) Transpor tation: 
Vehicular Circulation and Access to Various Modes; 3) Coordination with and 
Protection of Surrounding Neighborhoods; and 4) Urban Design.

This Section provides a series of tables (Table Nos. 1 through 4) which detail 
the manner in which these policies and guidelines have been addressed with 
this PAD proposal and throughout this PAD document.

East Terminus – Innovation Gateway 

Visioning concept for the Speedway/Campbell eastern gateway; from the City of 
Tucson 2014 streetcar design charrette.
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UAP POLICIES/
GUIDELINES 
REGARDING 
LAND USE & 

COMPATIBILITY

POLICY/GUIDELINE DIRECTION SPEEDWAY + CAMPBELL GATEWAY
PAD DISTRICT RESPONSE

Policy No. 1 Provide for commercial/retail, restaurant, office, grocery and residential 
uses in a mixed-use, integrated mid-rise and high-rise building 
framework.

Section I.B of this PAD provides a description of the Project’s guiding 
principles and general mixed-use nature. Section I.B.3 specifically 
provides the envisioned use mix of the Project at the time of this writing.

Policy No. 2 Allow for the inclusion of adjacent Arizona Board of Regents (“ABOR”) 
lands into the project in the event that UA elects to participate. In this 
event, the UA’s participation is considered in accordance with this Section 
and with the policies of this Sub-Area 1, such that incorporation of ABOR 
lands into the project can occur in conjunction with a rezoning/Planned 
Area Development application and shall not require a separate plan 
amendment to the UAP.

On-going coordination has occurred with UA prior to and during the 
preparation of this PAD. At this time, UA is not participating. However, 
should participation occur in the future, this PAD allows for same as a 
major amendment to this PAD. This provision is specifically mentioned in 
Section IV.I.2.b.

Guideline No. 1 In accordance with the spirit and intent of established policies within the 
University Area Plan (see Section 7), on-going coordination and interaction 
by the owner/developer of Sub-Area 1 is encouraged with University 
of Arizona regarding its adjacent properties, UA plans for same, and 
their potential incorporation into the project by way of a public-private 
partnership or appropriate alternative mechanism.

As mentioned above, coordination with UA has been on-going and will 
continue throughout the remainder of this PAD process and beyond. 
In the event UA elects to participate and the owner/developer come to 
an agreement as to a workable partnership, this PAD allows for UA’s 
participation as a major amendment (see Section IV.I.2.b)

Guideline No. 2 Ensure coordination with the UA Comprehensive Campus Plan as it exists 
and as it is periodically updated by the University.

UA is in the incipient stage of its next update to the CCP (the last having 
occurred in 2009). They are well aware of this PAD’s intentions; our 
efforts in coordinating with them on their update will remain on-going.

Table No. 1 | University Area Plan Land Use Compatibility Policies and Guidelines
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UAP POLICIES/ 
GUIDELINES 
REGARDING 

TRANSPORTATION, 
VEHICULAR 

CIRCULATION AND 
ACCESS TO VARIOUS 

MODES

POLICY/GUIDELINE DIRECTION SPEEDWAY + CAMPBELL GATEWAY
PAD DISTRICT RESPONSE

Policy No. 1 Principal vehicular access to and from the site shall occur via Helen 
Street; fire/emergency, disabled and grocery delivery access only shall be 
allowed to and from Speedway Boulevard.

See Exhibit No. 24 (PAD Master Site Plan). On-site Keynote 2 describes 
primary access from Helen Street. On-site Keynote 11 describes the 
limitations to Speedway Boulevard access. We assume that Environmental 
Services access will also be permitted from Speedway.

Policy No. 2 Traffic and transportation impacts of the proposed development, as 
well as provisions for alternative modes, shall be studied in detail; the 
proposed development shall proceed subject to a Traffic Impact Analysis 
(TIA) as reviewed and approved by the Department of Transportation.

The full TIA was provided for TDOT review in conjunction with the initial 
submittal of this PAD to the City (the full TIA is also included as Appendix 
D of the PAD). Section IV.D of the PAD summarizes the Transportation 
Infrastructure and the PAD’s impacts upon it. Section IV.D.2.b specifically 
discusses alternative modes.

Policy No. 3 The developer shall pay its fair share cost of off-site transportation or 
traffic improvements necessary to serve the proposed development and 
address its impacts; the extent of the contribution shall be determined in 
conjunction with a TIA approved by the Department of Transportation.

The owner/developer will pay substantial City impacts fees (including 
transportation impact fees) in conjunction with this Project. Routine 
coordination and negotiations with TDOT will occur to finalize the 
developer’s specific fair-share responsibilities.

Policy No. 4 Parking facilities as required to serve the proposed complement of land 
uses will be wholly accommodated on-site. Within the rezoning/Planned 
Area Development process, parking calculations and analyses shall be 
furnished to reflect the mixed-use nature of the project so as to insure 
that the parking provided is based upon actual usage, not upon a mere 
aggregation of the normal Unified Development Code (UDC) parking 
requirements for each individual use. The actual-usage calculations shall 
account for the varying demand times associated with the mix of uses, 
existing and planned transit facilities in the vicinity, existing bike routes, 
and other multi-modal opportunities. 

Parking will be accommodated on-site. Section IV.B.3.d provides the 
applicable motor vehicle parking requirements for the Project; these 
account for its mixed-use construct. Section IV.I.2.a also allows for the 
modification of these parking requirements, as a minor amendment to the 
PAD, so as to accommodate the Project’s final/ultimate land use mix and 
to reflect the shared-use reductions which may then become appropriate.

No UAP Guidelines 
Stipulated

Table No. 2 | University Area Plan Transportation/Vehicular Circulation Policies and Guidelines
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UAP POLICIES/
GUIDELINES 
REGARDING 

COORDINATION WITH 
AND PROTECTION 
OF SURROUNDING 
NEIGHBORHOODS

POLICY/GUIDELINE DIRECTION SPEEDWAY + CAMPBELL GATEWAY
PAD DISTRICT RESPONSE

Policy No. 1 Promote the creation of a neighborhood liaison group, with individuals 
from the surrounding neighborhood associations, to insure neighborhood 
input and feedback throughout the design and rezoning process. The 
specific membership structure, procedures and duties of the group will be 
detailed in the future Planned Area Development (PAD) document during 
the rezoning process. The liaison group and the developer shall work 
together in mutual good faith to reasonably address the specific issues 
outlined in the Guidelines below. 

This assemblage of neighborhood leadership has been named the 
“Neighborhood Liaison Group” (NLG) by this PAD. Its structure and 
membership is described in Section IV.C.5. 

This Section also describes how the methodology and findings of the 
various special studies (outlined in the Guidelines below) have been 
discussed with the NLG in detail. This working meeting occurred on 
August 15, 2017. Minutes of this meeting are contained in Appendix 
E. Future NLG meetings will be similarly documented and included in 
Appendix E.

Guideline No. 1 An analysis will be provided that assesses viewshed impacts and 
illustrates project visibility from a variety of surrounding vantage points, 
most notably from those in the existing residential neighborhoods to the 
north, northeast, east, and southeast.

The methodology and findings of this Study are contained in Section 
IV.C.1. Supplemental materials pertaining to the Study are found in 
Appendix A.

Guideline No. 2 Sun-reflection and shade studies will be provided as necessary to 
understand the impacts of the development on the above residential 
neighborhoods. The results of the studies will be shared and discussed 
with the neighborhood liaison group during the rezoning/PAD process to 
determine associated mitigation measures, if any.

The methodology and findings of this Study are contained in Section 
IV.C.2. 

Guideline No. 3 In recognition of existing drainage issues impacting neighborhood 
areas downstream of Sub-Area 1, a drainage analysis will be prepared 
at the time of rezoning. In addition to standard measures required by 
the Planning & Development Services Department (PDSD), additional 
methods of containment will be evaluated to accommodate run-off on-
site, including water harvesting features, both passive and active. The 
results of this evaluation will be discussed with the neighborhood liaison 
group during the rezoning/PAD process as it relates to the mitigation of 
downstream drainage impacts attributable to Sub-Area 1, if any.

The post-development drainage study for the Project is found in Section 
IV.E. There are no downstream impacts, in part due to the fact that we 
are doing 5-year threshold retention on our Project, together with the 
fact that the Banner-University Medical Center (BUMC) is constructing 
a major set of flood-control basins to protect the downstream Jefferson 
Park Neighborhood. The post-development runoff from our Project was 
accounted for in the sizing of the BUMC basins.

Section IV.E. also discusses water-harvesting and containment measures, 
with references to Section IV.G.3.b (Conservation Measures). In reality, 
such needed measures are minimal, in that the primary concern (i.e. the 
historical flooding of downstream neighborhoods) has been satisfactorily 
addressed by this and other projects (BUMC).

Guideline No. 4 Building windows and balconies are permitted to face in all directions, 
with the attendant understanding that consideration of, and provisions for, 
privacy protection will be given to those outlying neighborhood residents 
whose properties are visible from the high-rise portion of the project.

The special study in Section IV.C.1 also addresses privacy. Outward 
views into the neighborhoods from the proposed Project high-rise were 
assessed in detail from three different heights. The findings presented 
demonstrate no material visual intrusion into off-site private windows 
or outdoor spaces due to intervening buildings and significant mature 
vegetation. Supplemental materials documenting the outward views are 
contained in Appendix B.

Guideline No. 5 An assessment will be provided as to the impacts, if any, of the proposed 
high-rise building on the flight paths and associated noise of the 
helicopters serving the Arizona Health Sciences Center.  The results of this 
assessment will be shared and discussed with the neighborhood liaison 
group during the rezoning/PAD process to determine associated mitigation 
measures, if any.

This Study is summarized in Section IV.C.3 and demonstrates no material 
change in off-site noise and reverberation compared to the existing 
condition.  The full study methodology and findings are provided in 
Appendix C.

Table No. 3 | University Area Plan Neighborhood Coordination/Protection Policies and Guidelines
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URBAN DESIGN 
POLICIES AND 

GUIDELINES PER 
UNIVERSITY AREA 

PLAN

POLICY DIRECTION SPEEDWAY + CAMPBELL GATEWAY
PAD DISTRICT RESPONSE

Policy No. 1 Building massing and placement shall be organized so as to provide visual 
variety and create urban open spaces or plaza areas.

Building volumes and their orientation within the Site provide horizontal 
and vertical variety and provide for a ground-level central plaza, together 
with interior, open-air courtyards on select upper levels of the building 
base. See Section IV.H.1 of this PAD.

Policy No. 2 Building massing and placement shall be organized so as to provide view 
penetration into the project from perimeter vantage points.

The central plaza provides deep view penetration from Campbell Avenue; 
a north-south breezeway allows views into the central plaza from Helen 
Street; a north-south access drive parallels the Site’s west boundary and 
provides pass-through views from Helen Street and Speedway Boulevard.

Policy No. 3 Efficient and easily-identifiable pedestrian and bicycle wayfinding shall be 
provided between principal building entrances and nearby transportation 
facilities, including the Helen-Warren streetcar station, Sun Tran bus 
stops, established bike routes, and existing pedestrian linkages to major 
nearby uses, such as the University of Arizona campus and Arizona Health 
Sciences Center.

Wayfinding signage to meet this policy shall be provided throughout the 
Project’s central plaza and, as needed, along Site perimeter locations. 
It shall be visually integrated into the overall Project aesthetic and use 
the same design and materials vocabulary as other plaza features and 
amenities. Section IV.B.3.k of this PAD.

Policy No. 4 Building heights, number of stories, and massing envelopes shall be in 
accordance with Exhibit 3.G.2 of the UAP. The twenty-story, 250’ building 
height allowance illustrated on the Exhibit shall be limited as follows: 1) 
it shall comprise no more than 33% of the 20-story building envelope’s 
ground area as delineated on the Exhibit, and 2) it shall comprise no more 
than 25% of the entire property’s ground area.

The proposed Project architecture is in full conformance with the height 
limitations and massing envelopes stipulated by the University Area Plan. 
The “tower” component has been positioned within the southern portion 
of the UAP overall/allowed 20-story building envelope, as this positioning 
was determined to best minimize this element’s off-site visibility, privacy 
considerations, etc.

Policy No. 5 In the event that adjacent ABOR parcels are incorporated into Sub-Area 
1 during the rezoning/PAD process as allowed for under Land Use and 
Compatibility Policy #2, building placement, massing and heights shall 
be in keeping with the spirit and intent of the relevant Urban Design 
Policies and Guidelines herein and shall be finalized in conjunction with the 
neighborhood liaison group as part of the rezoning/PAD process.

ABOR is not participating in this PAD/rezoning process.

Table No. 4 | University Area Plan Urban Design Policies and Guidelines

Guideline No. 1 The project will demonstrate an architecture that recognizes and respects 
the Sonoran Desert environment by addressing climate, consideration 
of sun angles and shading, and incorporation of energy and water 
conservation building principles on a high-rise scale.

The Project architecture and site planning have been extensively driven by 
an understanding and recognition of the prevailing desert environmental 
and climatic factors. Section IV.G.1 of the PAD addresses this Guideline in 
detail.

Guideline No. 2 Building design and organization will ensure appropriate transitions (in 
terms of height and massing), recognize existing project perimeters, 
interface well with adjacent streets, and generally demonstrate a sense of 
proportion with the project’s surroundings.

The maximum height and massing envelopes mandated by the University 
Area Plan intentionally contemplated the transitions necessary to ensure 
conformance with this Guideline. The Project architecture conforms fully 
with these UAP height/stepping provisions. In fact, the proposed 7-story 
and 6-story elements along the project’s Speedway Boulevard, Campbell 
Avenue and Helen Street perimeters are significantly less than the 
12-story and 10-story heights allowed under the UAP, thereby ensuring 
an even more sensitive transition to street level. Section IV.H.1 of this PAD 
further discusses this issue and describes the proposed ground-level 
interface of the Project with its adjacent streets.
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Table No. 4| University Area Plan Urban Design Policies and Guidelines [Continued] 

Guideline No. 3 The project design will demonstrate a recognition of the specific site 
conditions, both existing and planned, and represent a building profile and 
form that integrates with this context.

Significant new construction and building massing is already underway 
at Banner-UMC and the Arizona Health Sciences Center. The UA 
Comprehensive Campus Plan indicates a build-out that further expands 
this massing. The Speedway/Campbell intersection is recognized as 
an underdeveloped set of properties that is more appropriate for high-
intensity and high-density uses to promote transit-oriented development 
and feed the nearby Helen-Warren streetcar station. The proposed PAD is 
in keeping with all of the above.

Guideline No. 4 The project will generally provide for a pedestrian-friendly environment 
that facilitates both the active and passive pedestrian enjoyment of 
functional and well-designed outdoor spaces and which provide for a 
comfortable and interesting pedestrian experience that complements the 
mix of land uses provided.

This Guideline is a fundamental driver of the Project’s entire vision and 
design. Sections I.A, I.B.3, I.B.4 and IV.A of this PAD provide full detail on 
how this Guideline has been satisfied.

Guideline No. 5 Principal building entrances will be provided from the interior pedestrian 
spaces or plazas, and not solely from the exterior/perimeter sidewalk 
locations. 

The Project is designed for the free flow of visitors and patrons between 
the main plaza and all of the retail, restaurant/café, commercial, and 
grocery uses that adjoin it. This porosity is described in more detail in 
Section IV.A.1.a of this PAD.

Guideline No. 6 The design of building facades will foster a streetscape setting that is 
enjoyable and interesting for the pedestrian. The perimeter sidewalks 
along the site’s Speedway Boulevard frontage should be a comfortable 
pedestrian environment. 

The Project design incorporates several material elements to ensure that 
the streetscape interface is a comfortable, vibrant, and enjoyable one for 
the pedestrian. Sections IV.A.1.d and IV.H.1 of the PAD provide further 
detail on this aspect.

Guideline No. 7 The design of all pedestrian areas and outdoor spaces shall incorporate 
design elements, street furniture, and landscaping materials that 
complement the building designs and which demonstrate a coordinated, 
cohesive design statement and plan for the entire project.

All outdoor spaces and pedestrian areas will receive intensive treatment 
in terms of active and passive design elements and be highly vibrant and 
interesting environments for human activity. See Sections IV.A.1.a, IV.A.1.d 
and IV.B.3.c of this PAD document for more detail.

Guideline No. 8 The project shall recognize the potential need for pedestrian and bicycle 
connectivity to the other three corners of the Speedway Boulevard/
Campbell Avenue intersection as all four of these corners redevelop 
over time in more dense and intensive ways. As part of the rezoning/
PAD process, a conceptual projection of redevelopment massing for the 
four corners shall be developed and shall identify appropriate points of 
pedestrian and bicycle linkage between the developments.

A massing study of the potential four-corner build-out of the Speedway/
Campbell intersection has been prepared in conjunction with this 
PAD. It is anticipated that this potential massing diagram will initiate a 
larger, community-wide discussion amongst the City, UA and private-
development community to begin addressing this node in a more 
comprehensive fashion that addresses inter-connectivity between 
developments, as well as pedestrian, bicycle, and transit linkages. See 
Section IV.C.4 of this PAD for more detail.

URBAN DESIGN 
POLICIES AND 

GUIDELINES PER 
UNIVERSITY AREA 

PLAN

POLICY DIRECTION SPEEDWAY + CAMPBELL GATEWAY
PAD DISTRICT RESPONSE
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IV.A Proposed PAD Conceptual Overview
The redevelopment project presented in this PAD document is in complete 
conformance with the 2014 amendment to the University Area Plan as 
procured by the proper ty owners. That amendment described a transit-
oriented development that would feature a mix of residential, commercial, 
grocery, restaurant/retail, and office uses, together with integrated above-
ground and/or sub-surface parking structures, all of which would proceed 
under a detailed set of development restrictions, policies, guidelines, and 
performance standards. Exhibit 24 provides the Master Site Plan for this PAD 
Site. The par ticulars of the Project, and its adherence to the applicable policies 
and guidelines, are detailed throughout this Section IV.

At present, the Project is envisioned as having a land use mix that breaks 
down as follows, with the understanding that this mix will be refined over time, 
based upon market forces, as the Project nears actual site development and 
construction: 

• 30,000 to 40,000 square feet (SF) of retail space

• 20,000 to 30,000 SF of grocery (food & beverage sales)

• 100,000 SF of residential or hospitality (approximately 80 
units)

• 250,000 SF of professional offices and/or medical outpatient 
services, including medical offices and health clinics
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L E G E N D

PAD DISTRICT BOUNDARY
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Exhibit No. 24 | PAD Master Site Plan
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IV.A.1 Primary Project Components and Land Uses
What follows below is a general description of the major elements that 
comprise the proposed PAD Project. While specific development standards and 
regulatory requirements are provided in detail for all project elements within 
Section IV.B (Land Use Regulations) of this PAD, this Section provides an 
overview of the Project’s basic development framework and design construct. 
Section IV.H (Architectural Standards and Design Guidelines) provides a 
graphic vocabulary of the Project’s proposed architectural character.

a. Ground Level and Activity Center/Plaza 

The ground-level interior plaza of the proposed PAD represents one of the 
most fundamental and impor tant components of the Project. This plaza will 
be an exciting, active public space which is energized by the restaurant/
cafe, grocery, and retail venues that frame it. These businesses will open 
onto the plaza to clearly showcase the attractions available, while also 
allowing their sights, sounds, and smells to permeate the plaza space and 
foster the constant movement of people. This porosity encourages a lively 
atmosphere that serves to energize the entire Project. The space is intended 
to not only serve the occupants of the Project itself, but to also function 
as a year-round destination and activity center for those residing outside 
of the Project, providing a comfor table and vibrant place for socializing 
with friends, enjoying unique restaurant and retail experiences, or simply 
par taking in passive people watching. 

This Section presents one (1) potential design concept for this main plaza. 
While not intended to be a representation of the final constructed version, 
it embodies many of the primary elements that will likely comprise the 
finished product, including a lounging area with cushioned furniture, fixed 
and movable seating, outdoor dining patios, a potential water feature 
or reflecting pool, a small performance area, a lively hardscape paving 
pattern, accent lighting, and ver tical components such as vined trellises 
or an overhead fabric shade structure. All of these elements foster a 
decidedly human-scale environment that possesses the character of an 
intimate “urban room”. The hardscape geometrics and materials of the 
space will complement those of the predominant building architecture, 
ensuring that the building facades and plaza effectively knit together both 
functionally and aesthetically.

It must be emphasized that this space has never been envisioned as one 
for primarily passive uses. It will also possess a programming element to 
accommodate special events and/or small-scale activities such as ar tist/
musical displays and performances, community or group gatherings, 
or a weekend farmer’s market. Such activities provide yet another draw 
for communal involvement and par ticipation by nearby neighborhood 
residents, streetcar riders, or by those from the City’s more outlying 
areas. The basic design framework for the space must ensure that this 
programming element is easily accommodated. A second plan view for 
the plaza concept has also been included in this Section to demonstrate 
how these kinds of active elements can be easily incorporated into the 
primary design framework, while still accommodating general pedestrian 
circulation and other more passive uses within the space.

Shopping Area - Granada, Spain 
(left) The Stradun in Dubrovink, 
Croatia (above) 

Lacarno Film Festival - 
Locarno, Switzerland
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To ensure strong transit and pedestrian connectivity to the larger community, 
the plaza design will provide for easy, direct and shaded linkages to both 
the Helen-Warren streetcar station (through a designated pedestrian 
breezeway framed with commercial/retail store frontage), as well as to the 
nearby Speedway/Campbell intersection.

Section IV.B.3.C later in this document provides the actual regulatory 
development standards for the plaza. This Section affords some preliminary 
concepts and thematic representations to illustrate the dominant character 
and feel of this impor tant project element. The plaza’s ultimate final design 
will be contained within the Project’s future Development Package as 
submitted to the Planning and Development Services Depar tment (PDSD). 
While the specifics of the final design will surely evolve, there are manifold 
possible combinations that can ensure the desired excitement, vibrancy, 
and aesthetic of this space is successfully achieved in the finished product.

Paley Park, New 
York , NY (top right) 

Choorstraat-Papenhuls in 
Hertogenbosch,Netherlands 

(bottom right)

central plaza
concept (daily use scenario)

flexible 
seating (typ)

movable 
planter 

bench (typ)

movable 
planter 

(typ)

focal point
 water wall 
and green 

wall

flexible 
performance 

stage

decorative 
paving

flexible patio space

movable planter 
bench seating (typ)

elevator

breezeway

escalator

central plaza
concept (weekend market scenario)

performance 
stage

tents for 
market 
vendors

8’ 16’ 32’

elevator

breezeway

escalator

8’ 16’ 32’
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b. Underground and Above-Ground Integrated Parking Structures 

The very limited area of the PAD Site (2.49 acres), together with the 
magnitude and intensity of the proposed mix of ver tical uses, places a high 
premium on literally every square foot of ground plane. With this in mind, 
there is almost no oppor tunity, nor wisdom, in relying upon conventional 
surface parking. The Project parking options include a multi-story above-
ground parking structure (up to five [5] levels of parking above a street-level 
commercial/retail floor), as well as two (2) to four (4) levels of sub-surface 
parking that will lie beneath the entire Proper ty. Direct access from the 
sub-surface parking to all upper-story uses will be provided via integrated 
elevator cores. Any above-ground parking structure will be located within 
the nor thern sector of the PAD Site and will be visually screened from 
Speedway Boulevard; it will take its primary vehicular access from the 
Project’s private driveway off of Helen Street. In order to ensure that the 
structure is not seen or perceived as a distinct parking facility, but as a 
geometric por tion of larger, cohesive architectural whole, the structure’s 
four-sided façade will incorporate the same design aesthetic and building 
materials that characterize the Project’s buildings (i.e. exterior shading 
louvers; more below).

c. Upper-Story Elements 

The Project architecture features a building base of lower stories, together 
with a slender high-rise of significant height above the base structure. The 
base building along Speedway Boulevard and the southern por tion of the 
site’s Campbell Avenue frontage will be a maximum of seven (7) stories 
tall, while the base along the nor thern por tion of Campbell Avenue and 
along Helen Street will be no more than six (6) stories. These bases will 
contain restaurant, retail, grocery and various commercial uses on their 
street levels (and perhaps on cer tain select por tions of their second floors), 
above which they will be primarily comprised of professional offices and/
or clinics. The upper stories of the aforementioned 6-story base will be a 
parking structure. The high-rise element is limited to a maximum of twenty 
(20) stories and will contain a mix of professional offices, together with 
residences and a potential hospitality component on its highest floors.

All buildings will feature a double-layered façade, the outer element of 
which will be a face of terracotta, metal or composite resin shade louvers 
that will not only provide shadowing and stack ventilation cooling of the 
inner building face, but will also minimize sun reflection onto off-site areas 
and nearby neighborhoods. To help ensure privacy of outlying residences, 
projected balconies will not be an element of the design, only loggias and 
terraces integrated within the building volume. For the best protection from 
summer sun and the best harvesting of winter solar energy, the louvers will 
be oriented horizontally on the southern faces of the buildings, ver tically on 
the east and west faces (with the option of making these louvers operable), 
and ver tically fixed (with wider spacing) on the nor thern facades.
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d. Street-Level Pedestrian Interface 

The PAD proposes significant building massing immediately adjacent to 
the Site’s perimeter streets. With this in mind, the street-level interface 
must foster a comfor table pedestrian environment and feature appropriate 
design elements that ensure a proper human scale for the user. Seating 
elements (both fixed and movable) will be located along the perimeter 
building street frontages. The interior building spaces adjoining these 
seating areas will be populated by retailers and restaurants/cafes, thereby 
allowing customers and patrons to populate and activate the perimeters 
of the PAD Site. The Speedway Boulevard, Campbell Avenue, and Helen 
Street ground-level façades will all feature significant transparency. With all 
of the above being the case, visitors to the Project will be presented with 
a lively, porous urban environment along the Project perimeter before they 
ever enter the buildings themselves or the main internal plaza. The Site’s 
night-time experience will utilize understated urban lighting elements, with 
a focus on the activities taking place rather than the building, so as to 
create a soft, warm and inviting atmosphere.

More detail on this element is also provided in Section IV.B.3.l (Landscape 
Requirements) and Section IV.H (Architectural Standards and Design 
Guidelines).

Places des Vosges, Paris (top) 
Podium Isles, Amsterdam (middle left) 

Boulevard 9 de Julio, Buenos Aires 
(lower right) 

Urban alleyway (bottom left) Sidewalk Cafes in Cape Cod, Massachusetts
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e. Transit-Oriented Focus and Design Elements 

The proposed PAD has a decidedly transit-heavy focus. Not only is the 
Helen-Warren Streetcar Station located within a few hundred feet of the 
Site, but its location at the intersection of two (2) major ar terials also 
ties it directly to myriad public transit routes, designated bikeways, and 
major pedestrian linkages. While the private vehicle will still, by necessity, 
play a major role in transpor tation to and from the Site, there is also 
heavy reliance on multi-modal forms of transpor tation and the significant 
reduction in private-vehicle trips and required parking that will result from 
these multiple modes. The Project will feature clear, simple and intuitive 
wayfinding signage to ensure that access is well facilitated to all nearby 
transit oppor tunities, bikeways, and pedestrian routes to and from the 
Site. These wayfinding elements will echo the same design vocabulary 
and feel of the Project’s architecture and landscape design. More detail on 
the transit-oriented aspects of the project is also provided in Section IV.D 
(Transpor tation Infrastructure).

IV.A.2 Compatibility with Adjoining Land Uses and Neighbor 
Coordination 
To assist with the development and preparation of this PAD, the owners and 
their consultant team interacted extensively with a group of leaders from the 
immediate surrounding neighborhood associations, including representatives 
from the Jefferson Park, Nor th University, Blenman-Elm, Catalina Vista, 
Campus Farms, Feldman’s, Miramonte, West University, and Sam Hughes 
Neighborhood Associations. The creation of this leadership group was 
incorporated by the owners into their amendment of the University Area Plan 
approved in 2014. The neighborhood liaison group and the owners worked 
in mutual good faith to discuss and reasonably address all specific issues 
raised by the group during their review of the Project and this PAD document. 
A total of two (2) working meetings were held over the course of developing 
and finalizing this PAD prior to its formal submittal and rezoning filing with the 
City of Tucson. Specific issues discussed with the group include the following:

• The applicable requirements of the University Area Plan (UAP) 
for Sub-Area 1 (the Project Site) of the Helen-Warren Special 
Area (HWSA).

• The par ticulars of the proposed Site Plan and redevelopment 
effor t presented in this PAD document, including the street-
level and upper-story design elements of the Project, access 
provisions, outdoor plaza, anticipated land-use mix, etc.

• The applicable building height restrictions of the UAP and the 
manner in which the anticipated/ultimate building massing and 
heights will comply with same.

• Transpor tation considerations of the Project, including its 
traffic impacts upon the existing street system, associated/
needed street improvements, and multi-modal/transit-oriented 
development provisions.

• A review of the various special studies (post-development 
visibility, shade and shadow, privacy impacts, etc.) as 
prescribed by the UAP; these are presented in detail in Section 
IV.C of this PAD document.

• The established flight paths of emergency helicopters servicing 
the Banner-University Medical Center trauma helipad, including 
an acoustic study of the impacts on nearby residential noise 
levels and whether reverberation can be expected from the 
proposed project’s high-rise. 

• Project architectural concepts, double-façade design, and 
sustainability features.

• A review of post-development architectural renderings 
depicting the proposed Project within the existing Speedway 
Boulevard, Helen Street, and Campbell Avenue streetscape 
corridors.

In addition to the above interactions, the neighborhood-association leadership, 
the owner and their consultant team have also been in on-going contact with 
representatives of the University of Arizona (UA) so as to keep them informed 
of Project progress, discuss coordination issues that might per tain to UA’s 
adjacent proper ty holdings, and to ensure necessary interactions vis-à-vis 
UA’s Comprehensive Campus Plan (CCP). The latter was last updated in 2009 
and a new update effor t is in its early stages as of this writing. Continued 
interactions with UA will occur throughout the CCP update process.
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IV.B. Land Use Regulations
This Section of the document details the specific regulations and parameters 
that will govern the Speedway + Campbell Gateway Planned Area Development. 
Whenever a conflict arises between the PAD and the Unified Development Code 
(UDC), the PAD shall control. When the PAD does not specifically address, or 
is otherwise silent on a par ticular topic, it is understood that the UDC and 
Administrative Manual shall control. This Section IV.B details the various PAD-
specific regulations and standards that will govern the Project.

IV.B.1 Establishment of UDC Base Zoning Designation for 
the PAD District
The Unified Development Code (UDC) base zoning for the Speedway + 
Campbell Gateway PAD is OCR-2 (Office, Commercial, Residential), in 
accordance with UDC Ar ticle 4.7.27 and related UDC Section 4.8.6, Use Table 
4.8-4 (Commercial and Mixed Use Zones). PAD-specific modifications to the 
permitted uses and development standards contained therein are provided in 
Sections IV.B.2 and IV.B.3 below.

IV.B.2 Proposed Uses
a. Restatement of Overall Proposed Mix of Uses + Improvements

This PAD proposes a Project and a mix of uses that is consistent with 
the 2014 amendment to the University Area Plan (Mayor and Council 
Resolution No. 22310) as procured by the proper ty owners. As such, 
this PAD describes a transit-oriented development that will feature a mix 
of residential and potential hotel (travelers’ accommodations, lodging) 
component, retail trade, grocery (food and beverage sales), restaurant/
cafe, and professional offices and clinic space, together with integrated 
above-ground and sub-surface parking structures, all of which are 
organized around a central public plaza space. 

b. List of Permitted Uses per the Designated Base Zone

Permitted uses for the PAD Site are those uses as allowed per UDC Ar ticle 
4.7.27 (OCR-2 Zone) and related UDC Section 4.8.6, Use Table 4.8-
4 (Commercial and Mixed Use Zones), except for those uses expressly 
prohibited in Section IV.B.2.e below.

c. Special Exception Uses Allowed by Right

The following uses that are listed as Special Exception uses in UDC 
Section 4.8.6 and Use Table 4.8-4 are expressly authorized as permitted 
uses within this PAD District, without the need for any separate Special-
Exception application or public hearing process:

• Micro-brewery
• Wireless Communication Antennas (including suppor ting 

equipment; this use limited to roof-top locations only). See 
Section IV.B.3.a for use-specific standards.

d. Supplemental Permitted Uses within the PAD District

The following supplemental uses are permitted within the Project beyond 
those specifically authorized in UDC Section 4.8.6, Use Table 4.8-4:

• Research and Product Development

This additional use is expressly authorized to accommodate potential 
occupancy of the Project’s building space by any University of Arizona 
depar tment, or by any private research entity, that may pursue research 
and development activities in conjunction with its work.

e. Prohibited Uses 

The following uses from UDC Section 4.8.6, Use Table 4.8-4 are expressly 
prohibited within the PAD District:

• Group Dwellings
• Commercial and Personal Storage
• Correctional Facility (Custodial or Supervision)
• Animal Service
• Automotive Service, Major or Minor
• Billboards
• Large Bars
• Dance Halls
• Large Retail Establishment
• General Manufacturing
• Hazardous Material Storage
• Heavy Equipment Manufacturing
• Maintenance and Environmental Services
• Renewable Energy Generation
• Salvaging and Recycling Center



78 S p e e d w a y  +  C a m p b e l l  |  PA D

IV.B.3 Development Standards
a. Building Criteria

The following standards apply specifically to the above-ground building 
structures on the Site; these include both the occupied buildings, as well 
as, where appropriate, the proposed above-ground parking structure.

1. Building Setbacks

The PAD Site will have a building setback distance of zero feet (0’) on 
all four (4) boundaries. The Project is urban in nature and form. It will 
recognize the ultimate build-out and redevelopment of the proper ties to 
the immediate west owned by the Arizona Board of Regents (ABOR). 
The ABOR-owned proper ty to the immediate east is anticipated to be 
ultimately recast by UA as some manner of gateway feature, potentially 
containing campus entry signage and/or landscaping.

2.Building Heights 

Building heights will be in conformance with the University Area Plan 
(UAP), as amended, per Mayor and Council Resolution No. 22310. The 
UAP prescribes the following:

Building heights, number of stories, and massing envelopes shall be in 
accordance with Exhibit No. 25 (inserted here directly from the UAP). 
The twenty-story, two hundred fifty feet (250’) building height allowance 
illustrated on this Exhibit shall be limited as follows: 1) it shall comprise 
no more than 33% of the 20-story building envelope’s ground area as 
delineated on the Exhibit, and 2) it shall comprise no more than 25% of 
the entire property’s ground area.

Exhibit No. 26 conceptually illustrates the anticipated building volume 
for the Project and demonstrates accordance with the above UAP 
parameters. The proposed high-rise element complies with the UAP’s 
33%/25% special requirements, while the proposed perimeter building 
bases (7-stories and 6-stories, respectively) are significantly less than 
the 12-story and 10-story allowances prescribed in the UAP.

Exhibit 26 integrates the PAD’s proposed building envelope within a 
matrix of both the existing and future anticipated building massing. As is 
evident, significant massing and height already exist nor th of Speedway 
Boulevard in the form of current UA buildings and those within the 
Arizona Health Sciences Center. Fur ther nor th (beyond the exhibit’s 
frame), within the Banner-University Medical Center, a new eleven-story 
hospital is under construction at the time of this writing. 

Exhibit No. 25 | UAP Allowable Building 
Envelopes and Heights

In addition, Exhibit No. 26 visually depicts a reasonable projection of future 
build-out massing at the immediate Speedway/Campbell intersection when 
these presently underutilized sites are redeveloped and intensified over time. 
More discussion on this lattermost topic can be found in Section IV.C.4 of this 
PAD (Potential Build-out at Speedway/Campbell Intersection).

20 STORIES: MAX HEIGHT = 250’*

12 STORIES: MAX HEIGHT = 154’

STREET CAR ROUTE + HELEN-WARREN STATION

10 STORIES: MAX HEIGHT = 130’
UA 2009 COMPREHENSIVE PLAN PROPOSED MASSING

20

12

10

L E G E N D
N

UNIVERSITY AREA PLAN | EXHIBIT 3.G.2
HELEN-WARREN STATION AREA

ALLOWABLE BUILDING ENVELOPES + HEIGHTS 
SUB-AREA 1 LOCATION
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Exhibit No. 26 | Anticipated Project Building Volume 
in Conformance with UAP Height Limitations

The Project’s 20-story component depicted in Exhibit No. 26 is positioned 
nearer to the southernmost por tion of the 20-story envelope allowed in the 
UAP. This positioning was found to appropriately address the overall visibility 
of the tower from the surrounding neighborhoods, as well as balance privacy 
considerations and shadow/sun-reflection considerations for all concerned. 
The proposed 7-story and 6-story perimeter building bases then provide a 
sensitive and effective transition to street level.

The following parameters of this PAD fur ther define the maximum building 
heights and enumerate cer tain permitted rooftop features and appur tenances:

• Building heights shall be measured from the finished floor 
elevation (FFE) of the ground floor to the top of the finished 
roof deck.

• Building parapets or the building’s outer façade of shading 
louvers shall be allowed to extend above the top of the finished 
roof deck by a maximum of ten feet (10’).

• Roof-top appur tenances are allowed to extend above the top of 
finished roof deck a maximum of eighteen feet (18’).

• Roof-top appur tenance include: elevator over-runs, architectural 
accent features, solar panels, solar water heaters, building 
mechanical equipment, wireless communications antennas, and 
any visual screening structures associated with the above.

• The following use-specific height standards apply to roof-top 
wireless communications antennas and shall supersede those 
found in UDC Section 4.9.4.I.4.a(1-3): a) wireless antennas 
and their support structures are permitted on roof-top locations 
only; b) wireless antennas are limited to a height of no more than 
six feet (6’) above the top of the building parapet, c) wireless 
antennas may extend to a height of up to fifteen feet (15’) above 
the top of the building parapet, subject to the building roof-deck 
height being a minimum of sixty feet (60’) and no more than 
six feet (6’) of the antennae can be seen, above the top of the 
building parapet, from any vantage point on a public street that 
is a distance away equal to the height at the top of the building 
parapet.

• Roof-top appur tenances shall cover no more than fifty percent 
(50%) of the total roof-top surface area. 

* UA 2009 COMPREHENSIVE CAMPUS PLAN; 
PROPOSED MASSING. 

L E G E N D
N

PAD DISTRICT BOUNDARY

PROPOSED SPEEDWAY + CAMPBELL GATEWAY PROJECT

UNIVERSITY OF ARIZONA, EXISTING BUILDINGS

ARIZONA HEALTH SCIENCES/ABOR, EXISTING BUILDINGS

POTENTIAL/FUTURE UA MASSING*
POTENTIAL FUTURE BUILD-OUT AT SPEEDWAY/ 

CAMPBELL INTERSECTION
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3. Perimeter Height/Stepping Standards 

Standards for the appropriate stepping in building heights, from the 
Project’s high-rise element to the shor ter building bases at its perimeters, 
were contemplated in the above height limitations and in the associated 
building envelopes prescribed under the amended UAP. The proposed 
PAD will actually exceed these stepping parameters in final design.

While the UAP allows for upwards of twelve-story massing along 
Speedway Boulevard and a ten-story massing along Campbell Avenue, 
the Project proposes much shor ter 7-story and 6-story perimeter 
elements. These reduced perimeter heights provide for a more sensitive 
and effective transition from the high-rise to street level and fully mirror 
the height standard established by the nearby Aloft Hotel.

In the end, the Project’s final form and propor tions will be determined by 
the overall amount of interior building square footage that it must achieve 
to ensure economic viability, the final land-use mix being housed, and the 
physical ability to provide required parking for this mix in a cost-effective 
manner. This is a highly fluid equation that mandates flexibility within this 
PAD document. Under any scenario, however, the above 20-story high-
rise, combined with the aforementioned 7-story and 6-story perimeter 
elements, will ensure the appropriate fit of the Project into its existing 
context.

Exhibit 24 (PAD Master Site Plan) indicates horizontal dimensions 
attendant to the perimeter building bases, as well as for the proposed 
high-rise element and its setbacks in relationship to both Speedway 
Boulevard and Campbell Avenue. Reasonable modifications to these 
dimensions are acceptable at the time of future Development Package and 
building-permit submittals, with the understanding that the dimensions 
and the propor tions they achieve shall be in substantial conformance 
with that depicted on the Exhibit and as discussed above.

b. Above-Ground Parking Structure

Any above-ground parking structure will be subject to the following design 
considerations and requirements:

• Private-vehicle access to the parking structure for Project 
occupants (residents, office and retail/restaurant employees) 
and visitors shall occur via the Project’s private drive off of 
Helen Street.

• The east façade of the parking structure shall comprise a linear 
distance that is no more than one-third (33%) of the Site’s total 
Campbell Avenue frontage.

• The total height of the structure shall not exceed six (6) stories 
or ninety feet (90’).

• The structure’s external facades will receive the same 
treatment, in style and materials, as the Project’s occupied 
buildings, i.e. feature terracotta shading louvers, with the intent 
being that the parking structure seamlessly integrates into the 
Project in a holistic fashion and maintains a consistent, pure 
architectural elevation.
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c. Central Plaza Component 

The central plaza will conform to the following requirements:

• The minimum overall ground area of the plaza will be seven 
thousand five hundred (7,500) square feet. This total area 
includes that which is necessary to accommodate up and 
down escalators to the sub-surface parking structure.

• The plaza shall have open access to its east side; the adjacent 
ABOR proper ty along Campbell Avenue shall be considered as 
a streetscape frontage (in anticipation of the UA’s future build-
out of the proper ty) and the PAD’s landscape design shall 
attempt to best integrate with UA’s ultimate plans.

• The plaza shall be open to the sky and not be an air-conditioned 
“mall-type” space. Par tial shading through plant materials or 
fabric, etc. structures is permissible, but shall not wholly 
eclipse skyward visibility.

• The final design of the plaza will be provided in the formal 
Development Package as submitted to the Planning and 
Development Services Depar tment (PDSD). The plaza must 
include a minimum of ten (10) programmatic elements/
amenities from the menu presented to the right, the satisfaction 
of which will be confirmed by PDSD at the time of Development 
Package review:

• Flexible seating
• Flexible group space (e.g. Bali 

beds)
• Fixed seating
• Community tables
• Stage/Performance space
• Water element
• Green/living wall
• Landscape containers; raised 

or at-grade planters
• Shade elements
• Ar t or sculpture

• Accent lighting
• Movie screen/wall
• Audio-visual/speakers for 

music
• Outdoor fireplace or feature
• Passive recreation elements 

(e.g. chess table)
• Misters/fans
• Pop-up shops, kiosks, street 

vendor spaces
• Skateboard parking 
• Splash pad

Exhibit No. 27 provides a series of schematic representations to illustrate how 
these various programmatic elements can integrate in a single, holistic design.

High Line - New York, NY (above) 
Eduardo Chillida Sculpture (left)

MOMA 
Sculptural 

Garden- New 
York (above) 
Jardin de la 

Noria, France 
(far right) 

Dilworth Park- 
Philadelphia, 

PA(right)
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Exhibit No. 27 | Central Plaza Programmatic Elements

CIRCULATION GATHERING + 
SEATING
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ELEMENT
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PERFORMANCE 
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escalator

escalator

escalator

escalator

escalator

escalator

grocery
grocery

grocery

grocery

grocery

grocery

cafe

cafe

cafe
cafe

cafe

cafe

elevators

elevators

elevators

elevators

elevators

elevators
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d. Individualized Vehicle Parking Requirements 

This PAD will not be subject to standard UDC parking requirements (as 
found in UDC Section 7.4.4 and attendant Table 7.4.4-1) and will instead 
be governed by specialized parking requirements that are reflective of its 
multi-use nature, TOD characteristics, and the shared-parking realities that 
will define it. 

The vehicular parking calculations and requirements for this PAD are 
presented in Table 5. These parking requirements employ the Urban 
Land Institute’s (ULI’s) standard parking generation rates, while fur ther 
considering cer tain established ULI shared-parking methodologies and 
reductions for mixed-use projects.

ULI’s Time-of-Day Parking Demand Reduction was applied to the parking 
requirements shown in Table 5. This is the primary reduction mechanism 
within ULI and recognizes how specific land uses peak at different times 
during the day within a mixture of uses.

In order to ensure a conservative approach to the parking equation for 
this Project, the following two (2) ULI reduction mechanisms were not 
employed in Table 5, but may be appropriate in the future: 

1.Internal Capture Reduction – This reduction identifies trends where 
on-site users might frequent another use (or uses) without generating 
new parking demand.

2.Multi-modal Reduction – This reduction assumes a percentage of trips 
that are generated not necessarily by automobile, but rather by walking, 
biking, or transit. The location of the proposed PAD is likely to generate 
multi-modal trips, as it is within the UA area and also adjacent to the 
streetcar’s Helen-Warren station. 

The parking requirements presented in Table 5 are based upon the currently 
envisioned land use mix for the Project. The ultimate use mix will, of 
course, be more accurately known at the time of actual development and 
will be driven by market forces then in play. At that time, the above Internal 
Capture and Multi-modal reduction mechanisms may become relevant.

With this in mind, Section IV.I.2.a of this document specifically authorizes 
the owner/developer to modify the parking calculations presented in Table 
5 as a minor amendment to this PAD.

Table No. 5 | Vehicular Parking Requirements

LAND USES
PARKING REQUIREMENT 

PER 1,000 SF (KSF) OF GROSS 
FLOOR AREA (GFA)

COMMUNITY 
SHOPPING CENTER

(UDC LAND USES: RETAIL TRADE, FOOD & 
BEVERAGE SALES)

3.60 SPACES PER KSF OF GFA

FINE DINING, RESTAURANT 
OR CAFÉ

(UDC LAND USE: FOOD SERVICES)

18.00 SPACES PER KSF OF GFA

HOTEL/HOSPITALITY
(UDC LAND USE: TRAVELERS’ 

ACCOMMODATIONS, LODGING) 

1.25 SPACES PER KSF OF GFA

RESIDENTIAL CONDOMINIUMS 
OR APARTMENTS 

(UDC LAND USE: MULTI-FAMILY DWELLINGS)

1.85 SPACES PER
KSF OF GFA

OFFICE
(UDC LAND USE: ADMINISTRATIVE & 

PROFESSIONAL OFFICES)

3.64 SPACES PER KSF OF GFA

MEDICAL/DENTAL OFFICE OR 
CLINIC

(UDC LAND USE: MEDICAL OUTPATIENT)

4.50 SPACES PER KSF OF GFA
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Table No. 6 | Bicycle Parking Requirements

LAND USES
LONG-TERM 
REQUIRED 
PER PAD

SHORT TERM 
REQUIRED 
PER PAD

COMMUNITY SHOPPING 
CENTER (RETAIL)

(UDC LAND USE: RETAIL TRADE)

1 SPACE / 10,000 SF PER UDC

GROCERY STORE 
(UDC LAND USE: FOOD AND 

BEVERAGE SALES) 

1 SPACE / 10,000 SF 1 SPACE / 12,000 SF 
OF GFA, 
MIN. 2

RESTAURANT OR CAFÉ
(UDC LAND USE: FOOD SERVICES)

1 SPACE / 5,000 SF PER UDC

HOSPITALITY/HOTEL
(UDC LAND USE: TRAVELERS’ 

ACCOMMODATIONS, LODGING)

PER UDC 1 SPACE / 50 GUEST 
ROOMS, 

MIN 2

RESIDENTIAL 
(CONDOMINIUMS OR 

APARTMENTS)
(UDC LAND USE: MULTIFAMILY 

DWELLINGS)

PER UDC .15 SPACE / 
BEDROOM

OFFICE
(UDC LAND USE: ADMINISTRATIVE 

AND 
PROFESSIONAL OFFICE)

PER UDC 1 SPACE / 15,000 SF 
OF GFA

MEDICAL/DENTAL OFFICE 
OR CLINIC

(UDC LAND USE: MEDICAL 
OUTPATIENT)

1 SPACE / 10,000 SF 1 SPACE / 15,000 SF 
OF GFA

e. Individualized Bike Parking Requirements

Given the mixed-use and transit-oriented development (TOD) aspects of 
the Project, specialized bicycle parking requirements are herein established 
for the PAD which attempt to right-size parking provisions for the PAD’s 
proposed mix of land uses. These specialized requirements recognize that 
the PAD Site is located in close proximity to several designated bicycle 
routes, together with the fact that the arrival and depar ture of many Project 
occupants, employees and visitors to and from the Site will occur by foot, 
private vehicle, or via the Tucson Streetcar. With all of the above in mind, the 
PAD will be subject to the specific bicycle parking requirements presented 
in Table No. 6, which supersede UDC Section 7.4.8. The par ticular areas 
where these specialized requirements diverge from Section 7.4.8 are also 
indicated in the Table. The final bicycle-parking calculations and provisions 
for the Project will be detailed within the future Development Package (DP) 
provided to PDSD; these final calculations will be reflective of the Project’s 
final use breakdown at the time of actual development.

Beyond the PAD’s specialized bike parking provisions as shown in Table 
No. 6, the following additional bike-parking specifics apply to the Project:

• All long-term bicycle parking spaces will be provided within 
secured areas within the Project’s parking structures or 
buildings. Project residents, occupants, and employees will be 
afforded individual access to these secured areas via keycard 
or similar mechanism. Secured areas include rooms and 
offices for long term spaces.

• All shor t-term bicycle parking spaces will be integrated into 
the Project’s perimeter street frontages. 

• Bicycle storage lockers are prohibited along the public street 
façades of all Project buildings.

• Bicycle parking is prohibited within the Project’s central plaza.
• The total number of long-term bicycle parking spaces provided 

by the Project may be reduced from the specific requirements 
in Table No. 6 through a formal Bicycle Share program, subject 
to the review and acceptance of same by the Director of PDSD 
at the time of formal Development Package (DP) review. Input 
on any such Bicycle Share program may be sought from the 
TDOT Bicycle/Pedestrian Coordinator at the PDSD Director’s 
discretion.
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f. Individualized Loading Zone Requirements 

Loading zone requirements for the Project shall be deemed fully satisfied 
by the following facilities (please also refer to Exhibit No. 24, PAD Master 
Site Plan on p. 70 and 71 of this document):

• Two (2) loading bays of sufficient size to accommodate full-
sized semi-tractor trailer vehicles, each with a depressed 
loading dock. 

• A large, unstriped area in front of the above semi-tractor trailer 
loading dock, which shall be deemed available for smaller 
delivery vehicles to park as they see fit to service the Project’s 
restaurant, retail, office, etc. functions.

• Delivery vehicle access to the Site and to the above loading-
zone areas is permitted directly from Speedway Boulevard 
only.

g. Site Lighting 

The PAD District will adhere to the requirements of the 2012 City of Tucson/
Pima County Outdoor Lighting Code (OLC). In general, the Project’s 
lighting design will focus on soft and atmospheric illumination, with lesser 
emphasis on building lighting and a primary focus on human activity in a 
human-scale environment.

h. Privacy Considerations for Outlying Areas 

Concerns with respect to privacy are materially addressed with the Project’s 
double-façade architectural design (see Section IV.A.1.c, p.74). The outer 
façades of the buildings feature exterior shade louvers, which not only 
shield the inner building face, but also serve to limit outward lines of sight 
and prevent unfettered views into outlying neighborhoods. In addition, the 
building design shall incorporate the following elements to fur ther respect 
and address privacy concerns:

• No protruding balconies are permitted; only loggias and terraces 
integrated within the building volume are permitted.

• The permitted loggias and terraces are allowed primarily on the 
nor th and south-facing elevations of the buildings, respectively. 
Such features are permitted on the east and west-facing 
elevations only in corner offices or residential/hospitality units.

• In accordance with the University Area Plan, visibility and privacy 
factors were specifically studied in detail in conjunction with 
this PAD. The results and findings of this work are presented in 
Section IV.C.1 of this document.

i. Sun-reflection Considerations

The Project’s double-façade design, as referenced in the prior Section and 
elsewhere in this document, effectively mitigates impacts with respect to sun 
reflection onto adjacent proper ties. The exterior façade of louvers shields 
the inner façade from direct sunlight, while also obstructing the outward 
reflection of whatever limited direct light may have penetrated the outer 
façade. This issue is discussed within a special study presented in Section 
IV.C.2 of this PAD document. 

Examples of secured 
bicycle parking. Princeton 

University Bike Storage- 
Princeton, New Jersey (right) 

Short-term (below).
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j. Pedestrian Circulation and Connectivity to Adjacent Properties

Pedestrian connectivity throughout the PAD Site and with all adjacent 
proper ties is a fundamental component of the Project. Direct linkages will be 
provided from the Site and its interior plaza to all of the following:

• The Helen-Warren streetcar station
• Helen Street sidewalk network
• Campbell Avenue sidewalk network
• Speedway Boulevard sidewalk network
• By extension of the above, access is assured to all adjacent 

bus transit stops, designated bicycle routes, pedestrian street 
crossings, Cat Tran stops, and the like.

These linkages shall be incorporated as inherent components of an overall project 
design, such that their availability and ease-of-use for the pedestrian is clear. 
These linkages are intended to provide far more than basic physical walking 
routes. For example, the connection to the Helen-Warren streetcar station will 
be via a dedicated breezeway/corridor that extends nor th/south from the central 
plaza and which is flanked by retail/store frontage to draw the pedestrian into 
the Project from Helen Street. 

The connections along the respective Campbell Avenue and Speedway 
Boulevard frontages will be similarly vibrant, incorporating seating areas, highly 
transparent store-fronts, and street landscape elements that create a perimeter 
project energy to similarly invite visitors into the Site. These street elements 
not withstanding, the sidewalks along these two (2) streetscape frontages 
will ensure a minimum four foot (4’) wide unobstructed pedestrian route and 
otherwise meet applicable UDC standards. Overall pedestrian connectivity is 
illustrated in Exhibit No. 28.
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Exhibit No. 28 | Pedestrian Connectivity
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k. Transit-Oriented Wayfinding and Associated Signage 

The Project will feature clear, simple and intuitive wayfinding signage to 
ensure that access is well facilitated to the Helen-Warren streetcar station 
and to all off-site bus-transit routes, bikeways, and pedestrian connections 
near the Proper ty (as depicted on Exhibit No. 28, p. 87). These wayfinding 
elements will reflect the same design vocabulary and feel of the Project’s 
architecture and landscape design. As such, it is the specific intent of 
the Project that this wayfinding signage will not appear overly formal or 
“institutional”, but instead integrate aesthetically with its surroundings as 
one element in an overall holistic and consistent design theme.
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l. Landscape Requirements 

The following landscape and screening requirements for the Speedway + 
Campbell Gateway PAD District supersede Section 7.6 (Landscape and 
Screening) of the UDC. The PAD District is expected to meet or exceed the 
base performance criteria established below. These performance criteria 
include cer tain modifications of standard UDC requirements so as to 
better accommodate the specialized constraints, oppor tunities, and needs 
for flexibility that address urban mixed-use developments. This design 
flexibility will best promote and achieve the high-intensity, high-density 
and high-quality vision that is intended for the Project.

1. Landscape Concept and Plant Palette 

The PAD District will implement a regionally adapted and native plant 
palette that will feature varying textures and colors to create a welcoming, 
comfor table and pedestrian-scale environment for users of the Project. 
The landscape design will help highlight pedestrian circulation routes 
and the primary entries into the central plaza, while creating shaded 
pedestrian paths and gathering places along the streetscape building 
frontages.

The landscape design generally focuses on maximizing shade in all 
landscape areas through the integrated use of building overhangs, shading 
elements/structures, and/or the concentrated placement of street trees 
to establish an urban canopy. Plant selection and placement will be key 
to minimize any heat island effects of the small on-street parking area 
along Helen Street and within all hardscape areas throughout the Project. 
Canopy trees, planted within and adjacent to the Helen Street vehicular 
use area, should be sited in a manner that, upon maturity, affords the 
greatest amount of shade to the parking spaces.

A low-water use irrigation system will be utilized for all landscape areas 
within the PAD Proper ty. The system will incorporate an automatic 
controller, flow sensing valves, rain shut-off capability, and will be 
metered separately to monitor water usage thought the Project. Site 
lighting will be incorporated as an essential landscape element, not only 
to create a soft and warm aesthetic, but also to ensure visitor safety, 
security monitoring, and to visually aid all pedestrian circulation routes 
and gathering spaces. 
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2. Perimeter Landscape Borders and Screening Requirements and 
Standards

The Project is entirely urban in its nature and form, with two of the four 
Project boundaries being defined by public streets (Helen Street to the 
nor th, Speedway Boulevard to the south). 

As such, and given the other adjacent uses fur ther described below, 
none of the normal screening requirements of the UDC to visually protect 
adjacent proper ties (per UDC Section 7.6.5) shall apply to any boundary 
of the PAD Site. 

Exhibit No. 29 presents a Landscape Framework Plan (see p. 93) 
illustrating the various perimeter landscape areas that comprise the 
Project. The development standards for each of these areas are as 
follows:

Speedway Boulevard Streetscape Area

The Speedway Boulevard frontage is perhaps the most challenging from 
a design standpoint, given its south-facing exposure and the relatively 
narrow width available between the PAD Site’s boundary and the existing 
edge of curb. With these factors in mind:
• The street landscape border adjacent to Speedway Boulevard 

shall be a minimum of ten feet (10’) in width, as measured from 
the edge of the public right-of-way (which also constitutes the 
PAD’s southern boundary) to the Project’s street-level building 
face.

• A specific Design Zone is hereby established along the Project’s 
Speedway Boulevard frontage. This Design Zone is comprised 
of the above ten foot (10’) landscape border, together with that 
por tion of the adjacent Speedway Boulevard public right-of-
way that extends to the street’s existing back of curb.

• This Design Zone establishes that which is necessary to 
create the type of vibrant, pedestrian-friendly environment 
and storefront experience that is envisioned for the Project, 
the intended feel and character of which has been previously 
described in Section IV.A.1.d.

• The owner/developer of the PAD Site will be responsible for 
the design, construction and maintenance of the streetscape 
improvements within the Speedway Boulevard Design Zone, 
to include all landscape plantings, street furniture elements, 
specialty paving, and shade structures. A formal license 
agreement will be executed with the City to allow the owner/
developer’s attention to these duties.

• The second-story and upper building floors are permitted to 
overhang the ten foot (10’) street landscape border so as to 
facilitate a pedestrian refuge corridor and shaded gathering 
areas within the Design Zone.

• The final details of the Speedway Boulevard Design Zone, 
illustrating all hardscape, landscape, and street furniture 
elements, shall be provided in the formal Development 
Package (DP) submitted to PDSD. Prior to actual DP submittal, 
the Project landscape architect shall conduct pre-coordination 
with PDSD and TDOT representatives to review the design 
and allow for appropriate input regarding that por tion of the 
improvements which lies within the Speedway Boulevard 
public right-of-way. 

• In conjunction with the above Design Zone pre-coordination 
effor t, the owner/developer and their consultant representatives 
shall specifically meet with TDOT Transit to effectuate the 
westward relocation of the existing Sun Tran bus stop on 
Speedway Boulevard, as well as the siting of a new saguaro-
style bus shelter and associated amenities. While there is ample 
room for these improvements to be accommodated within 
the existing City right-of-way, this pre-coordination work will 
ensure that the Project’s other proposed streetscape elements 
along Speedway Boulevard (landscaping, street furniture, etc.) 
are designed harmoniously with the new bus shelter.

• Within the Design Zone, a minimum total number of trees 
shall be provided, calculated as one (1) canopy tree for every 
for ty (40) linear feet of landscape border or fraction thereof, 
excluding vehicular ingress or egress points.

• Canopy trees provided per the above will be a minimum of 24” 
box in size.

• The distance between the required canopy trees may vary 
within the Design Zone and they may be clustered in final 
design. 

• Plantings within the Design Zone will ensure all visual 
clearances mandated by applicable sight visibility triangles at 
the Project’s driveway/intersection locations.

• The Project’s service drive and loading/delivery area will be 
visually screened from Speedway Boulevard by the intervening 
building mass and the above plantings within the design zone. 
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Helen Street Streetscape Area

The Helen Street frontage is a very constrained area presently containing 
only a narrow sidewalk that is in significant disrepair and in need of 
replacement. This entire frontage must be redeveloped to properly integrate 
with the proposed Project. With these factors in mind:

• The street landscape border adjacent to Helen Street shall be a 
minimum of ten feet (10’) in width, as measured from the edge 
of the public right-of-way (which also constitutes the PAD’s 
nor thern boundary) to the Project’s street-level building face.

• A specific Design Zone is hereby established along the 
Project’s Helen Street frontage. This Design Zone is comprised 
of the above ten foot (10’) landscape border, together with that 
por tion of the adjacent Helen Street public street right-of-way 
that wholly includes the proposed row of on-street parking 
spaces (see Exhibit No. 24; PAD Master Site Plan) located 
along the Project’s nor thern boundary.

• This Design Zone establishes the minimum area that is 
necessary to create an appropriate pedestrian-friendly 
environment, storefront experience, and Project edge within 
this highly constrained area. It also affords the oppor tunity to 
properly design and integrate the proposed row of on-street 
parking spaces, landscape elements, and sidewalk corridor in 
holistic fashion.

• The owner/developer of the PAD Site will be responsible for 
the design, construction and maintenance of the streetscape 
improvements within the Helen Street Design Zone, to include 
all landscape plantings, parking spaces (and their curbing and 
pavement), street furniture elements, specialty paving, etc.. 
A formal license agreement will be executed with the City to 
allow the owner/developer’s attention of these duties.

• The second-story and upper building floors are permitted to 
overhang the ten foot (10’) street landscape border so as to 
facilitate a pedestrian refuge corridor and shaded gathering 
areas within the Design Zone.

• The final details of the Helen Street Design Zone, illustrating all 
hardscape, landscape, street furniture, and parking elements 
shall be provided in the formal Development Package (DP) 

submitted to PDSD. Prior to actual DP submittal, the Project 
landscape architect shall conduct pre-coordination with PDSD 
and TDOT representatives to review the design and allow for 
appropriate input regarding that por tion of the improvements 
which lies within the Helen Street public right-of-way. 

• Within the Design Zone, a minimum total number of trees 
shall be provided, calculated as one (1) canopy tree for every 
for ty (40) linear feet of landscape border or fraction thereof, 
excluding vehicular ingress or egress points.

• Canopy trees provided per the above will be a minimum of 24” 
box in size.

• The distance between the required canopy trees may vary 
within the Design Zone and may be clustered in final design. 

• Plantings within the Design Zone will ensure all visual 
clearances mandated by applicable sight visibility triangles at 
the Project’s driveway/intersection location.
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Project Eastern Boundary

The PAD Site’s eastern boundary adjoins proper ty owned by the Arizona 
Board of Regents (ABOR) and which contains a single UA administrative 
office building. It is anticipated that this ABOR proper ty will ultimately be 
repurposed by UA as a landscaped area or gateway feature containing 
some manner of campus entry signage or monumentation. With these 
factors in mind:

• No formal landscape border is required along the PAD’s 
eastern boundary.

• A continuous pedestrian connection will be provided along the 
PAD’s entire east boundary, providing a direct linkage between 
the Project’s central plaza, Helen Street, and Speedway 
Boulevard.

• This pedestrian connection will feature a decorative hardscape 
that complements that of the central plaza, and may integrate 
tree wells, landscape planters (raised or at-grade), and seat 
walls.

• Within the pedestrian connection, a minimum total number 
of trees shall be provided, calculated as one (1) canopy tree 
for every fifty (50) linear feet of building frontage or fraction 
thereof.

• Canopy trees provided per the above will be a minimum of 24” 
box in size.

• The distance between the required canopy trees may vary 
within the pedestrian connection and they may be clustered 
in final design. 

Project Western Boundary 

The proper ty to the immediate west of the PAD Site is also owned by 
ABOR and contains the UA Babcock Hall administrative and residence 
hall buildings. A new on-site private entry drive will parallel this western 
boundary of the PAD and will function as the service drive for the Project, 
provide delivery and emergency access, as well as private-vehicle ingress 
and egress to the new above-ground and sub-surface parking structures. 
No landscape border is required along the PAD’s entire west boundary. 
Instead, a continuous vined trellis will be provided along the entire western 
proper ty line to visually screen the ABOR proper ty from the Project’s 
service drive and loading area.

m. Environmental Services

Centralized trash collection and pick-up facilities, in accordance with the 
prescriptions of Technical Services Manual Section 8, will be provided within 
the project’s identified joint-use area that contains its service drive, loading/
delivery zone, and semi-tractor/trailer loading docks (refer to On-site Keynote 
5 on Exhibit No. 24; PAD Master Site Plan). A minimum twenty-five foot (25’) 
ver tical/overhead clearance will be provided throughout this area. Access to 
this area by Environmental Services (ES) is expressly allowed from Speedway 
Boulevard; ES shall be permitted to utilize both the Speedway and Helen Street 
project entrances for ingress and egress, as it sees fit, as necessary to ensure 
a safe and maneuverable route for entering, servicing, and exiting the site.



93S p e e d w a y  +  C a m p b e l l  |  PA D

Exhibit No. 29 | Landscape Framework Plan
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IV.C Specialized Requirements and Studies Per 
The University Area Plan 
In accordance with the amended University Area Plan (UAP), this PAD Site 
constitutes Sub-Area 1 of the UAP’s designated Helen Warren Station Area 
(HWSA) and is therefore subject to a series of special requirements and 
studies to be addressed at the time of rezoning. These special studies are 
individually addressed in the Sub-sections that follow.

IV.C.1 Viewshed Impacts, Project Visibility and Privacy 
Study
During the UAP amendment process, some residents expressed questions and 
concerns as to the overall visibility of the proposed Project (especially from 
the taller high-rise element) from their respective neighborhoods, together 
with the extent to which occupants of the high-rise might impact the privacy 
of outlying neighborhood residents. This Section addresses the analyses that 
were under taken to address these issues and the findings which resulted.

a. Study Methodologies

Viewshed Impacts and Project Visibility Methodology

To assess these parameters, the PAD Site was used as a centerpoint from 
which concentric circles were established at outward distances of ¼ mile, 
½ mile and ¾ mile. The outermost ¾-mile circle captured all per tinent 
surrounding residential neighborhoods. A series of radial lines (ten-degree 
spacing) was then extended outward from the centerpoint at the PAD Site. 
Specific photo points were randomly established at those locations where 
the radial lines and the aforementioned concentric circles intersected in 
closest proximity to local street rights-of-way or at street intersections 
within the neighborhoods. Photographs were then taken toward the PAD 
Site from each specific photo point. A three-dimensional massing model 
of the proposed PAD Site’s building outline was then spatially aligned 
and inser ted into the photographs using 3D graphic and rendering 
software, providing a simulation of the future building volume within each 
photographic panorama.

In those locations where the proposed PAD buildings were wholly 
obscured by intervening obstacles, the outline of the building volume was 
nonetheless integrated into the photograph so as to communicate the 
spatial positioning of the buildings within the larger panorama.

This systematic, random methodology fostered a representative sampling 
of visibility from the surroundings and ensured that the proposed PAD 
Site and its building improvements were objectively por trayed from 
every direction and from essentially every surrounding neighborhood 
(giving appropriate consideration to existing intervening structures and 
landscaping), and done so in a manner that was unbiased toward any 
individual residence or neighborhood.

Privacy Impacts Methodology

Drone photos were taken in all compass directions from respective heights 
of eighty-five feet (85’), one hundred sixty-five feet (165’), and two 
hundred fifty feet (250’), the maximum permitted height of the proposed 
tower. These photos document the clear, unobstructed views that would be 
available from these various heights. 

b. Results 

Viewshed Impacts and Project Visibility Results

In general, due to the distance of the surrounding neighborhoods from 
the PAD Site, together with the substantial non-residential development 
that surrounds and intervenes between it and the single-family residential 
areas, the overall visibility of the future PAD buildings is marginal and, in 
many cases, not visible at all.

Exhibit No. 30 is a one-page representative summary of the photo-
simulation results. The photo location with the greatest visibility is at the 
intersection of E. 2nd Street at N. Norris Avenue, within the Sam Hughes 
neighborhood. This point is ¼ mile from the PAD Site and the upper por tion 
of the proposed tower’s volume is visible above the tree canopy and just to 
the west of the ALoft Hotel. 

For those wishing to review the complete array of photo-simulations 
prepared, together with a breakdown of all the photo locations from within 
all of the respective surrounding neighborhoods, these items have been 
included as Appendix A of this PAD document.
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Exhibit No. 30 | Summary of Viewshed Impacts and Project Visibility Study

Privacy Impact Results

As mentioned above, the drone photos taken in all compass directions represent 
clear and unobstructed lines of sight. It should be emphasized that such unfettered 
views will not be available from the tower due to the outer façade of louvers that 
will intervene in the outward lines of sight from the building high-rise. 

Even with that being the case, the representative drone photos provided in Exhibit 
No. 31 illustrate the extent to which existing mature vegetation throughout the 
outlying neighborhoods serves to already significantly screen the majority of 
residential windows and outdoor private spaces therein. In material terms, the 
level of potential privacy invasion from the PAD tower is minimal even in the 

unfettered views portrayed in the drone photos. Visibility of the residential areas 
and individual residences from the proposed tower will be even further reduced by: 
1) the aforementioned outer building façade comprised of horizontal and vertical 
louvers; and 2) the fact that outward views are primarily available only from the 
north and south elevations of the tower, with only corner units having views from 
its east or west elevations.

The drone photos in Exhibit No. 31 below were chosen as a representative sample 
of outward views into the most visible residential areas. For those desiring to 
review the entire set of photos in all directions and at all three (3) of the prescribed 
heights, they are provided as Appendix B of this PAD.

Viewshed Impacts & Project Visibility Study
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Exhibit No. 31 | Privacy Study Summary Representative Views From Varying Building Heights
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Exhibit No. 31 | Privacy Study Summary Representative Views From Varying Building Heights
[continued]

Looking East
(from ~250’ height)

Looking North
(from ~165’ height)

Looking South
(from ~165’ height)

Looking West
(from ~250’ height)

Looking Southeast
(from ~165’ height)

Looking Northwest
(from ~250’ height)
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IV.C.2 Sun Reflection and Shadow Study
The UAP amendment process also raised concerns in the minds of some 
regarding the shadow impacts resulting from the proposed building volume, 
as well as the potential for the reflection of sunlight into the nearby residential 
areas. This Section addresses the analysis that was under taken to address 
these matters and the resultant findings.

a. Methodology 

With respect to the matter of shading, the shadow envelope of the proposed 
building volume for the entire calendar year was plotted on a rectified aerial 
photograph using Google SketchUp and Rhino software. The nor thern and 
southern limits of the overall shadow envelope are defined by the winter 
(21 December) and summer (21 June) solstices, respectively. The east-
west “center” of the envelope is reflective of the Spring and Fall equinoxes 
(21 March, 20 September). For these four defining dates, shadow patterns 
were calculated and mapped for every hour, from approximately thir ty (30) 
minutes after sunrise to approximately thir ty (30) minutes before sunset. 

With respect to reflectivity, the extent of reflection from the structure was 
calculated and plotted for the same winter/summer solstices and the 
Spring/Fall equinoxes. The reflection envelopes were promulgated under 
two circumstances for each date: 1) that reflection which would emanate 
from the building without an outer façade of ver tical/horizontal shade 
louvers; and 2) that which would emanate with the proposed façade of 
building louvers in place.

b. Results 

Shadow Study Results

Exhibit No. 32 provides a graphic summary of findings under the 
winter solstice, summer solstice, and equinox conditions. These three 
illustrations outline the total extent of the shadow envelope occurring 
under each condition. Also provided are duration times for the shade 
occurring throughout the day as the sun travels across the sky. It must be 
emphasized that the overall shadow envelopes depicted here are just that: 
the boundaries of the total area that will receive shade at some point in the 
day during the winter/summer solstice or equinox condition. 

As the sun is always in continual movement, the shade impact of the 
proposed Project at any point in time will be that of a narrow sliver that 
migrates through the overall shade envelope over the course of the day. The 
duration times indicated on the exhibits (e.g. 2 hours, 1 hour, 15 minutes) 
communicate the maximum length of time shade will be sustained within 
a given area.

The practical shade and shadow effects of the PAD’s building volume are 
clear: the most significant shading and longest duration times all affect that 
area which is in immediate proximity to the proposed buildings, all of which 
is comprised of non-residential uses. Outlying residential neighborhoods 
experience the weakest shadowing and shor test duration times.

Reflectivity Study Results

Exhibit Nos. 33, 34 and 35 respectively provide graphic summaries of the 
reflections occurring during the winter/summer solstices and the equinox. 
Two reflectivity envelopes are illustrated for each of these three conditions: 
one without any exterior façade of louvers on the proposed building, and 
one with the proposed exterior louvers in place. Duration times of the 
reflection are also provided.

In reviewing these various plots, it is clear that sun reflectivity off of the 
proposed building face is significantly reduced by the proposed double-
façade architecture. The overall geographic extent of the area receiving 
reflection, as well as the duration times associated with it, are both 
markedly diminished (upwards of a 50% reduction) over that which would 
occur with a more traditional building face.

As was also the case with shade and shadow, the most intense reflectivity 
and longest duration times all affect that geographic area which is in 
closest proximity to the proposed Project (all of which is comprised of 
non-residential uses). Outlying residential neighborhoods experience the 
weakest reflectivity and shor test duration times.
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 Winter Solstice , December 21

Exhibit No. 32 | Shadow Study Summary

Summer Solstice, June 21

Equinox, March 21 and September 20 L E G E N D
N

PAD DISTRICT BOUNDARY
TOTAL AREA OF SHADOW OVER THE 

COURSE OF THE ENTIRE DAY

MAXIMUM YEARLY SHADOW RANGE

TIME OF DAY MARKER
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Exhibit No. 33 | Reflection Study: Winter Solstice, With and Without Louvers

Extent of Reflection Without Exterior Louvers
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Reduced Reflection With Exterior Louvers In Place
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Exhibit No. 34 | Reflection Study: Equinox, With and Without Louvers

Extent of Reflection Without Exterior Louvers

Reduced Reflection With Exterior Louvers In Place
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TOTAL ANNUAL LIMIT OF 
REFLECTION
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Exhibit No. 35 | Reflection Study: Summer Solstice, With and Without Louvers

Extent of Reflection Without Exterior Louvers

L E G E N D
N

PAD DISTRICT BOUNDARY

5:45 AM
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6:30 AM

7:30 AM
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7:00 PM

TOTAL ANNUAL LIMIT OF 
REFLECTION

Reduced Reflection With Exterior Louvers In Place
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IV.C.3 Helicopter Flight Path Impacts Study
The proposed PAD will have no impact on the routing or flight path of medical 
transpor t helicopters to and from the Banner-University Medical Center 
(BUMC) hospital.

a. Existing Routing Per Approved MOU 

During the PAD process for Banner-University Medical Center (BUMC), 
that developer pledged to honor and operate in full accordance with the 
existing Memorandum of Understanding (MOU) that was already in place 
between University Medical Center and the Jefferson Park Neighborhood to 
the immediate nor th. 

Exhibit No. 36 is taken directly from the aforementioned MOU. The 
proposed PAD Project and its associated ver tical elements will not disrupt 
the established arrival and depar ture routes as depicted thereon. While the 
arrival route for “Landing to the West” depicted on the exhibit graphically 
appears to be near the proposed PAD Site, there is more than sufficient 
horizontal separation between the arrival route and the PAD’s proposed 
high-rise element to ensure avoidance by incoming helicopters.

More recently, a temporary flight path has been established, in coordination 
with the Jefferson Park Neighborhood Association, to address the significant 
on-going construction that is occurring with the Banner-University 
Medical Center (BUMC) Hospital, as well as with the new Health Sciences 
Innovation Building and the Bioscience Research Laboratory on the Arizona 
Health Sciences Center (AHSC) campus. The numerous construction 
cranes and active ver tical elements associated with this construction have 
yielded the new, temporary flight pattern that is illustrated in Exhibit No. 37. 
This temporary routing may also stay in force beyond the completion of 
construction, until such time that the new helipad location is in place atop 
the new BUMC Hospital. The proposed PAD Project will have no impact on 
these revised arrival and depar ture paths.

Exhibit No. 36 | Existing Helicopter Flight Patterns
(Excerpt from MOU)
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b. Noise Reflectivity/Reverberation Upon Neighborhoods 

An independent acoustical analysis was completed to address neighbor 
concerns regarding the potential for increase in helicopter noise and/or 
reverberation upon residential areas. These concerns per tained to the 
introduction of a twenty-story high-rise building near the flight paths of the 
incoming and outgoing helicopters.

BUMCT 
Construction Site

UA 
Construction 
Site

SPEEDWAY BLVD.

UNIVERSITY OF 
ARIZONA

C
A

M
P

B
EL

L 
A

V
E. Flights on the east side of the 

helipad should be west of 

Campbell Avenue.

Flights on the west side of the 

helipad should be between the 

hospital and the construction 

sites.

“Fly-Friendly” Flight Corridor - Altitude 
at Speedway Blvd. = 3,200’ 

Fly-Avoidance Areas

N Updated May 2016

Fly Friendly Flight Corridor - 
Under Construction 2016-2019
CONTACT:  Banner Development & Construction (520) 694-4428    

or Banner Security (520) 694-6533    

Exhibit No. 37 | Temporary Helicopter Flight Patterns 
During Construction

The basic orientation of the proposed high-rise is such that its predominant 
elevations face nor th and south, with only a narrow face oriented eastward 
in the direction of the nearest residential areas. Given this orientation and 
the slender nature of the east facade, only the nor th and south building 
faces afford any potential for significant sound reflection.

In addition, the helicopter’s flying altitude/elevation at Speedway Boulevard 
must be kept in mind. The prescribed flying altitude is 3,200 feet. The 
ground elevation of the PAD Site is approximately 2,500 feet and its high-
rise is limited to a height of 250 feet, placing its top at an elevation of 
approximately 2,750 feet. With this in mind, any incoming helicopter, even 
if directly overhead, will pass the high-rise significantly above its highest 
point when in compliance with the prescribed flying altitude.

To ensure a worst-case analysis with the acoustical study, the proposed 
high-rise has been analyzed as a perfect reflector of sound and no 
atmospheric sound absorption has been contemplated. The basic flight 
paths used in the analysis are the incoming and outgoing ones under the 
existing Memorandum of Understanding (MOU), as the incoming path 
therein traverses closest to the proposed high-rise element. To even fur ther 
ensure maximum sound potential, the incoming flight was routed and 
analyzed as proceeding directly over the proposed high-rise (see Exhibit 
No. 38).

The following points summarize the methodology and findings of the 
acoustical analysis:

• Four (4) ground-level field points were analyzed for impacts 
(labeled G1 through G4 on Exhibit No. 38), representing 
the closest residential proper ties to the east. Two (2) of the 
field points are located nor th of Speedway Boulevard within 
the Blenman-Elm neighborhood, while the other two (2) are 
located south of Speedway within Sam Hughes.

• At the prescribed 8.0-degree angle of descent, the helicopters 
would pass the proposed high-rise significantly above the 
building’s highest point. This relationship ensures that any 
helicopter noise will be reflected downward, impinging upon 
the proper ties nearest to the building base. Exhibit No. 38 
depicts this incoming flight scenario and illustrates that the 
primary receiver of reflected sound will be the A-Loft Hotel at 
the southeast corner of the Speedway/Campbell intersection. 

• In the incoming flight condition, the resultant change in sound 
pressure level (SPL) at the four (4) analysis field points is 
insignificant, with the worst-case increase at any of the field 

* 

* 

Subject PAD Site
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Exhibit No. 38 | Acoustic Study Particulars

points being 1.1 decibels (field point G4) over the existing 
flight/noise condition. This increase is imperceptible to the 
unaided ear.

• The same basic result is true of the depar ture flight. Given its 
traverse fur ther to the west, the worst-case increase at the 
four (4) analysis field points is 0.8 decibels (field point G2) 
over the existing flight/noise condition.

With respect to reverberation, the acoustic study indicates that there is 
no potential for same given the lack of sufficient other structures in the 
immediate area of similar height or mass as that of the proposed high-
rise. Reverberation requires a “canyon” or other form of contained sound 
environment necessary for reverberation to occur. No such condition will 
be created with the new high-rise.

For those readers desiring more detail, the entire acoustical study 
summarized above has been included in Appendix C of this PAD.

7.2
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IV.C.4 Potential Build-out at Speedway/Campbell 
Intersection
It became apparent during the UAP amendment process that some manner 
of build-out visioning for the larger Speedway/Campbell intersection should 
commence. Given the nodal significance, key gateway location, and sheer traffic 
volume that characterizes the Speedway/Campbell location, it is commonly 
held that this is one of the most underutilized set of proper ties anywhere in the 
Tucson metropolitan region. The reality of this sentiment was fur ther reinforced 
at the time the City of Tucson underwent its extensive effor ts in visioning and 
planning for the Tucson Streetcar, wherein this intersection was highlighted as a 
prime location for the kind of intensive redevelopment that would robustly feed 
and support the streetcar’s long-term viability. 

The City’s Tucson Modern Streetcar Land Use and Development Implementation 
Plan took things one step fur ther, formally recommending that the City’s 
underlying regulatory area plans and nearby neighborhood plans for the 
Speedway/Campbell node be amended and incorporate appropriate special-area 
policies that would promote and encourage high-intensity, urban mixed-used 
redevelopment at the intersection.

a. Future/Potential Four-Corner Building Massing 

Exhibit No. 39 provides a depiction of one potential massing vision for the 
intersection at build-out. While the ultimate redevelopment of the intersection 
will obviously depend upon the assembly of multiple parcels by private 
developers, as well as significant integration with UA’s long-term plans for its 
own holdings, this graphic illustrates reasonable ultimate building volumes 
and heights for a transportation node of this major import.

In addition to depicting the potential massing/build-out of the intersection 
itself, this Exhibit also graphically integrates the projected massing from 
the most recent version of the UA’s Comprehensive Campus Plan. This 
integration provides a sense of the longer-term context that may ultimately 
characterize the larger surroundings.

At the very least, it is hoped that this massing and build-out visioning 
acknowledges the importance of this major intersection and spurs 
productive discussions between City, UA, and the development community. 
Such interactions can be of great mutual benefit to all concerned and ensure 
that larger issues such as pedestrian circulation, neighborhood connectivity, 
and multi-modal functioning are optimized and addressed in comprehensive 
rather than piecemeal fashion. 

Exhibit No. 39 | Speedway/Campbell Intersection 
Potential Build-out Massing Study

* UA 2009 COMPREHENSIVE CAMPUS PLAN; 
PROPOSED MASSING. 
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b. Potential Points of Pedestrian/Bike Connectivity

Strong consideration should be given to the notion that the safest and most 
efficient places for primary neighborhood linkages and ar terial crossings 
may not be at the intersection proper, but at off-corner locations. Multiple 
factors must be balanced in the overall pedestrian/bike equation for the 
ultimate intersection; successfully addressing the matter will require input 
from all affected stakeholders, including the City, UA, private developers, 
and residents of the nearby residential neighborhoods.

IV.C.5 Neighborhood Liaison Group Interactions on the 
Above Special Studies
The University Area Plan, as amended in 2014 to include the PAD Site as 
Sub-Area 1 of the Helen-Warren Station Area (HWSA), expressly required the 
establishment of a neighborhood liaison group (NLG) comprised of selected 
representatives from the Jefferson Park, Nor th University, Blenman Elm, 
Catalina Vista, Sam Hughes, Feldman’s, West University, and Campus Farms 
neighborhood associations. One of the NLG’s primary prescribed duties was 
to review and provide input on the special studies discussed in this Section. 

a. Group Structure and Participation in PAD Process 

As a result of direct coordination with the leadership of the above 
neighborhood associations, the NLG is comprised of the following 
individuals:

• Alice Roe (Blenman-Elm NA)
• Dan Schnoll and/or Alison Hughes (Catalina Vista NA)
• Minette Burgess and/or Joan Hall (Jefferson Park NA)
• Diana Lett (Feldman’s NA)
• Grace Rich (Nor th University NA)
• Bill Craig (Sam Hughes NA)
• Chris Gans and/or Richard Mayer (West University NA)
• Bonnie Poulos (Campus Farms NA)

• Ruth Beeker (Miramonte NA)

b. Group Review Regarding The Special Studies

In keeping with the prescriptions and the spirit of the UAP, the owner/
developer and their consultant team held a series of formal meetings with 
the Neighborhood Liaison Group (NLG) to comprehensively discuss the 
proposed Project and to review the various special studies presented 
above.

The first NLG meeting was held prior to submittal of the PAD document to 
PDSD for its required pre-formal review process. Subsequent meetings 
were held during the pre-formal review as staff’s comments became 
available and were being addressed. To ensure on-going input, dialogue, 
and sharing of all content with the NLG throughout the PAD preparation 
process, representatives were provided with a download link for all in-
progress draft versions of the PAD document leading up to its final/formal 
filing in conjunction with the project’s rezoning application package.

The initial NLG meeting (held prior to initiating the PDSD pre-formal staff 
review) provided a comprehensive presentation on the entire Project, as 
well as a review of the applicable requirements of the UAP. A detailed 
explanation of each of the above special studies was also presented, 
including the methodologies employed and the resultant findings. The NLG 
was free to ask questions on the studies throughout their explanation, of 
which there were relatively few.

Those wishing to gain a fuller understanding of the specific content and 
points of discussion at each NLG meeting are referred to Appendix E of this 
PAD document, wherein a detailed summary of every meeting is provided.

The owner/developer and consultant team also extended the offer to 
meet with individual neighborhood associations, at their discretion, to 
fur ther discuss the Project and present it to their individual membership 
constituencies. 
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IV.D Transportation Infrastructure
This Section contains substantial detail as to the findings and recommendations 
of the Traffic Impact Analysis (TIA) that has been prepared in conjunction with 
this PAD. Nonetheless, this material should be viewed only as a summarization 
rather than a comprehensive presentation. For those readers desiring complete 
detail and all of the study’s suppor ting material, the entire TIA is included as 
Appendix D of this PAD document. 

IV.D.1 TIA Scope of Study and Summary of Existing 
Conditions 
As a basis for this TIA, the proposed multi-use development of the PAD Site is 
projected to contain more than 360,000 square feet of total gross floor area 
on approximately 2.5 acres. The total square footage will be comprised of a 
variety of potential uses, including retail shops, a grocery store, residential 
units, a potential hospitality/hotel component, professional offices, and clinic 
spaces. Above-ground and sub-surface parking structures will serve the 
Project.

The scope of the TIA analysis completed for the Project includes the following 
tasks:

• Develop trip-generation estimates for the proposed development 
to promulgate an “Analysis Scenario”. The Analysis Scenario 
represents an assumed, best-guess land-use breakdown that 
is reasonably likely to ultimately comprise the project. It should 
be emphasized that the exact tenant breakdown and intensity 
of each proposed use cannot be known at this time, as the 
final use breakdown will also be driven by market conditions 
at the time of actual development. Nonetheless, the Analysis 
Scenario employed herein represents a conservative, yet 
realistic set of land use assumptions that is a reliable basis for 
the accurate assessment of post-development impacts.

• Distribute and assign generated post-development traffic to 
adjacent roadway network.

• Analyze the traffic impacts of the proposed development 
on surrounding transpor tation infrastructure. The following 
signalized intersections are analyzed:

-Speedway Boulevard at Cherry Avenue
-Speedway Boulevard at Campbell Avenue
-Campbell Avenue at Elm Street

• Document transpor tation improvements and recommendations 
for each study area intersection and roadway segments.

• Calculate parking requirements considering the various uses 
and their peak demands.

a. Relevant Public Street Network 

The following public streets are within the immediate vicinity of the Project 
and provide access and circulation to and from it:

Campbell Avenue

Campbell Avenue is the major nor th-south ar terial roadway that lies directly 
east of the PAD Site. It is a six-lane ar terial with raised medians and has 
a 35 MPH posted speed limit. The road is constructed to the maximum 
cross-section suppor ted by the City of Tucson Major Streets and Routes 
Plan.

Speedway Boulevard

Speedway Boulevard is a major east-west ar terial roadway that abuts the 
south boundary of the PAD Site. It is a six-lane ar terial roadway with raised 
medians and has a 35 MPH posted speed limit. The road is constructed to 
the maximum cross-section suppor ted by the City of Tucson Major Streets 
and Routes Plan. Delivery, emergency, and handicapped access to the PAD 
Site will occur to and from this major ar terial.

Local Public Streets

• Helen Street serves as a minor east-west collector street that 
provides access to not only the PAD Site, but to numerous 
buildings and parking facilities owned by the University of 
Arizona (UA) and the Arizona Health Sciences Center (AHSC). 
Helen Street defines the Site’s nor th boundary and will serve 
as the primary access point for private vehicular traffic to and 
from the PAD Site.
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• Cherry Avenue serves as a minor nor th-south collector street 
providing access to the main University of Arizona campus (to 
the south of Speedway), and to the Banner University Medical 
Center (nor th of Speedway). It lies approximately 1/4 mile west 
of the Site. The intersection of Cherry Avenue and Speedway 
Boulevard is signalized.

• The 0.8 mile Ring Road within the AHSC (to the immediate 
nor th) is a low speed, two-lane corridor with a speed limit 
of approximately 20 MPH. It essentially forms a loop through 
AHSC and the Banner-UMC (BUMC) proper ty to the adjacent 
nor th. The Road extends from Cherry Avenue, at Drachman 
Street, then nor th to Elm Street, and ultimately south to Mabel 
Street. As par t of BUMC’s construction of a new hospital 
(currently in progress), the Ring Road will be realigned with 
Elm Street to create a new, primary access point and signalized 
intersection for the hospital and for users within AHSC. 

b. Summary of Existing Traffic Conditions 

The existing traffic control configurations at the primary intersections within 
the study area are illustrated in Exhibit No. 40. The signalized intersections 
of greatest impor tance to the proposed Project are located at Campbell 
Avenue/Elm Street, Campbell Avenue/Speedway Boulevard and Speedway 
Boulevard /Cherry Avenue.

Traffic volume data was previously collected in 2012 as par t of studies 
completed for AHSC and for the Banner University Medical Center (BUMC). 
Table No. 7 provides a comparison of those 2012 traffic volumes with 
2015 and 2016 traffic volumes procured from the Pima Association of 
Governments’ Transpor tation Data Management System. This comparison 
shows that the 2015/2016 peak-hour traffic volumes for both the AM and 
PM period at the study intersections are lower than those collected in 
2012. It should be noted, however, that several new buildings are presently 
under construction nearby, including the new BUMC hospital and two (2) 
new teaching and research buildings on the AHSC campus. These may 
ultimately alter traffic patterns within the study area. As such, the more 
conservative 2012 peak-hour traffic volumes were used as the existing-
condition volumes for this TIA. 

Exhibit No. 40 | Existing Traffic Control Configuration 
at Nearby Intersections

PAD DISTRICT BOUNDARY

PROJECT INTERNAL ACCESS DRIVE
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Exhibit No. 41 | Existing Peak-Hour Traffic Volumes
CAMPBELL AVENUE/ SPEEDWAY BOULEVARD

2012 (APRIL) AND 2016 (OCTOBER) TRAFFIC VOLUMES (INTERSECTION 
ENTERING VEHICLES)

AM

2012: 6,024 VPH

2016: 5,521 VPH 8.3% DECREASE

PM

2012: 6,946 VPH

2016: 6,428 VPH 8.1% DECREASE

CHERRY AVENUE/ SPEEDWAY BOULEVARD

2012 (APRIL) AND 2015 (SEPTEMBER) TRAFFIC VOLUMES (INTERSECTION 
ENTERING VEHICLES)

AM

2012: 4,061 VPH

2015: 3,539 VPH 14.7% DECREASE

PM

2012: 4,276 VPH

2015: 4,306 VPH ~1% DECREASE

CAMPBELL AVENUE/ ELM STREET

2012 (APRIL) AND 2015 (SEPTEMBER) TRAFFIC VOLUMES (INTERSECTION 
ENTERING VEHICLES)

PM

2012: 3,481 VPH 12.3% DECREASE

2015: 3,052 VPH

TABLE No. 7 | Comparison Of 2012 and 2015/2016 
Traffic Volumes

Exhibit No. 41 below graphically illustrates the existing peak-hour traffic 
volumes for all through traffic and turning movements at all of the 
intersections, both major and minor, within the study area.

PAD DISTRICT BOUNDARY

PROJECT INTERNAL ACCESS DRIVE
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A capacity analysis of the study area’s public streets and intersections was 
also conducted consistent with the methodologies outlined in the Highway 
Capacity Manual (HCM) from the Transpor tation Research Board (2010 
version). The HCM employs methodologies to calculate intersection Level 
of Service (LOS), which is a qualitative assessment of the quantitative 
effect of factors such as intersection geometry, lane configuration, and 
traffic volumes. Operating conditions are categorized as “A” through “F,” 
with “A” representing the most favorable conditions and “F” representing 
the least favorable. The City of Tucson requires that traffic impact upon 
streets/intersections from all new development be mitigated to a Level of 
Service “D” or better. 

Intersection LOS is computed as a weighted average of vehicle delay. 
An intersection may have an acceptable overall LOS, but may also have 
individual movements (through traffic or turning movements) with an 
unacceptable LOS. As a result, all movements are analyzed individually, 
and recommendations are made to reduce delay and increase capacity 
on the critical ones. A summary of the resulting capacity analysis for the 
peak-hour existing conditions is found in Table No. 8.

The stop-controlled intersection of Mabel Street/Campbell Avenue is the 
only intersection within the study area that operates at an LOS of “F” in the 
existing condition. This is due to the delay incurred by vehicles attempting 
to make a left turn from eastbound Mabel Street onto nor thbound Campbell 
Avenue. An LOS of “F” on a minor street that is stop-controlled at an 
intersection with a major ar terial is a common condition in busy urban 
environments. 

c. Public Transit and Multi-Modal Considerations 

The PAD Site’s location at the intersection of two (2) major ar terials 
provides for a rich alternative-modes environment. The various transit and 
transpor tation options available in close proximity to the Site are described 
below. The Project is designed to ensure direct pedestrian connectivity to 
this vibrant multi-modal framework.

Sun Tran Bus Routes

Sun Tran provides transit service bordering the PAD Site, with bus stops 
on both Campbell Avenue and Speedway Boulevard. Routes on Speedway 
Boulevard include Nos. 4, 5, 102X, 103X, 105X, and 109X. Routes on 
Campbell Avenue include Nos. 9, 15, 20, and 103X (see Exhibit No. 42).

LOCAL 

INTERSECTION

INTERSECTION 

LOS

INTERSECTION 

DELAY (S)

TRAFFIC 

CONTROL

ELM STREET/ CAMPBELL AVENUE

AM PEAK HOUR B 18.4
SIGNALIZED

PM PEAK HOUR C 28.5

MABEL STREET/ CAMPBELL AVENUE*

AM PEAK HOUR F 86.0
UNSIGNALIZED

PM PEAK HOUR F 147.2

SPEEDWAY BOULEVARD/ CAMPBELL AVENUE

AM PEAK HOUR D 45.8
SIGNALIZED

PM PEAK HOUR D 52.7

CHERRY AVENUE/ SPEEDWAY BOULEVARD

AM PEAK HOUR C 20.2
SIGNALIZED

PM PEAK HOUR C 26.9

HELEN STREET/ CHERRY AVENUE*

AM PEAK HOUR C 22.4
UNSIGNALIZED

PM PEAK HOUR B 10.8

HELEN STREET/ MARTIN STREET*

AM PEAK HOUR A 9.2
UNSIGNALIZED

PM PEAK HOUR A 9.1

WARREN AVENUE/ SPEEDWAY BOULEVARD*

AM PEAK HOUR D 27.9
UNSIGNALIZED

PM PEAK HOUR D 25.9

HELEN STREET/ CAMPBELL AVENUE*

AM PEAK HOUR C 18.1
UNSIGNALIZED

PM PEAK HOUR D 29.4

*INTERSECTION LOS AND DELAY FOR UNSIGNALIZED INTERSECTIONS IS 

REPORTED AS “WORST-MOVEMENT LOS”

TABLE No. 8| Existing Peak-Hour Intersection LOS 
Summary
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Exhibit No. 42 | SunTran Bus Service and 
Nearby Routes

Cat Tran Shuttle Service

The University of Arizona Cat Tran system circulates within the UA campus 
and near the proposed PAD Site. The Green, Yellow, and Purple routes run 
along Cherry Avenue, approximately 1/4 mile west of the Site (see Exhibit 
No. 43).

Tucson Streetcar Facilities

Phase I of the City of Tucson’s 3.9-mile modern streetcar system was 
completed in the summer of 2014. The streetcar line begins at Warren 
Avenue and Helen Street, within a few hundred feet of the PAD Site, and 
provides direct access to the University of Arizona campus and to the 
downtown Tucson core, terminating on the west side of I-10 (see Exhibit 
No. 44). The Streetcar provides 10-15 minute service frequency during the 
weekday and weekend peak periods, and 20-30 minute frequency during 
off-peak periods. The system operates from 7:00 am to 10:00 pm on 
Monday to Thursday, from 7:00 am to 12:00 am on Friday, from 8:00 am 
to 12:00 am on Saturday, and from 8:00 am to 8:00 pm on Sunday. Phase 
I of the City of Tucson’s 3.9-mile modern streetcar system was completed 
in the summer of 2014.

Designated Bike Routes

The PAD Site is surrounded by a robust network of designated bicycle routes 
and striped bike lanes (see Exhibit No. 45). Both Speedway Boulevard and 
Campbell Avenue are designated as Bike Routes with Striped Shoulders 
on the Pima County Regional Bike Map (PCRBM), while Helen Street is 
designated as a Residential Street.

An existing shared-use path along the Warren Avenue alignment serves as 
a primary nor th-south bicycle route for both cyclists and pedestrians. Both 
Warren Avenue and Highland Avenue feature underpasses that provide safe, 
grade-separated crossings beneath Speedway Boulevard and facilitate safe 
and direct access to the UA main Campus. The Warren Avenue underpass 
also provides passage for the streetcar; bikes must be walked through 
the underpass along with pedestrians. The Highland Avenue underpass 
accommodates both pedestrians and bicycle riders, making it a prime 
southward connective route to the main campus.

According to data obtained from the City of Tucson and UA, there are no 
current plans for the designation or construction of any new bicycle routes 
in the study area vicinity.

* 

* 

http://www.sunlinkstreetcar.com

SUBJECT PAD SITE
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Exhibit No. 43 | University of Arizona Cat-Tran 
Shuttle Service

Exhibit No. 44 | Tucson Streetcar (Sunlink System) 
in Vicinity of PAD Site

Exhibit No. 45 | Pima County Regional Bike Map/UA 
Campus Bike Map

PAD DISTRICT BOUNDARY

* 

* 

SUBJECT PAD SITE

HELEN-WARREN STREETCAR 
STATION

19

* 

* 

SUBJECT PAD SITE

https://parking.arizona.edu/pdf/maps/cat-tran-shuttle-guide-web.pdf

http://www.sunlinkstreetcar.com

https://webcms.pima.gov/UserFiles/Servers/Server_6/File/Government/
Transportation/Bike%20Maps/Pima%20County%20bike%20map%20cover%20
side%202015.pdf
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IV.D.2 Post-Development Impacts Analysis and TIA 
Recommended Modifications 
As mentioned earlier, the Analysis Scenario used for this TIA represents 
an assumed, best-guess land-use breakdown that is reasonably likely to 
ultimately comprise the project. The exact tenant breakdown and intensity of 
each proposed use cannot be known at this time, as the final use breakdown 
will also be driven by market conditions at the time of actual development. 
Nonetheless, the Analysis Scenario employed herein represents a conservative, 
yet realistic set of land use assumptions that is a reliable basis for the accurate 
assessment of post-development impacts. If necessary at the time of actual 
development, an updated TIA will be prepared and provided to TDOT if the final 
land-use mix for the Project significantly diverges from that of the Analysis 
Scenario used herein.

a. Future Conditions Analysis

Traffic impact analysis procedures utilize a four-step process to forecast 
travel demands. Trip generation is the first step in the process; it estimates 
the number of trips to be “produced” or “generated” by a par ticular land 
use type within a specific traffic analysis zone. Traffic analysis zones are 
also “destinations” of trips, or trip “attractors.” Examples of attractors are 
land uses such as commercial establishments and employment centers; 
the proposed PAD Project constitutes an attractor.

Trip generation is then followed by trip distribution (i.e. from which 
direction(s) are people traveling), mode choice (i.e. how they travel; by 
vehicle, walking/biking, or by bus/transit), and route assignment (which 
streets they utilize). 

Upon completion of this four-step process, a capacity analysis of the 
roadway network (streets/intersections) is performed to evaluate their 
operational performance. Each of these steps is described in more detail 
below.

Project Trip Generation

In addition to the existing traffic volumes on the street network, the 
analysis of future conditions reflects trips that will be generated from future 
surrounding developments, including the new BUMC hospital, medical 
clinics, and associated offices, as well as on-going and future academic 
and research building construction on the Arizona Health Sciences Center 
(AHSC) campus.

The trip generation from these nearby developments was referenced in 
this study from the prior TIA completed for the BUMC project. As such, 
the background traffic element in this present analysis is represented by 
the total traffic previously estimated for Phase II of the BUMC development 
(year 2035), less the traffic that was then estimated (in the prior BUMC 
TIA) for the anticipated build-out of the subject PAD Site. The total trip 
generation used to represent the background traffic is therefore summarized 
in Table No. 9 below. The background trips distributed and assigned within 
the study area are illustrated in Exhibit No. 46.

With the above in mind, trip generation was calculated from qualitative 
measures associated with the proposed PAD’s mix of land uses, such as 
the estimated number of employees of a facility or business, development 
square footages, and number of residential dwelling or hospitality units. 
Trip generation estimates reflect the number of trips entering or exiting a 
site or development during a specified time period (e.g. daily, or during 
the morning and afternoon peak-periods). The Institute of Transpor tation 
Engineers (ITE) Trip Generation Manual contains trip-generation rates 
developed from an aggregation of more than 4,000 traffic studies and for 
dozens of land use categories. The ITE trip generation categories, rates, 
and in-out distributions used for the proposed PAD Project’s mix of uses 
are presented in Table No. 10.

AM PEAK PM PEAK

IN OUT TOTAL IN OUT TOTAL

1,761 436 2,196 412 1,660 2,099

DAILY TOTAL: 19,849

Table No. 9 | Background Trip Generation 
(Phase 2, 2035, Banner University Medical Center Traffic Study)
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Exhibit No. 46 | Background Peak-Hour Traffic Table No. 10 | Trip Generation Land Uses,
ITE Codes and Rates

HIGH-RISE RESIDENTIAL

ITE 9TH EDITION CATEGORY: 232

DAILY T=4.18*(UNITS) 50% IN 50% OUT

AM PEAK HOUR T=0.34*(UNITS) 19% IN 81% OUT

PM PEAK HOUR T=0.78*(UNITS) 62% IN 38% OUT

HOTEL

ITE 9TH EDITION CATEGORY: 310

DAILY T=8.17*(ROOMS) 50% IN 50% OUT

AM PEAK HOUR T=0.53*(ROOMS) 59% IN 41% OUT

PM PEAK HOUR T=0.60*(ROOMS) 51% IN 49% OUT

MEDICAL-DENTAL OFFICE BUILDING

ITE 9TH EDITION CATEGORY: 720

DAILY T=36.13*(1000 SF) 50% IN 50% OUT

AM PEAK HOUR T=2.39*(1000 SF) 79% IN 21% OUT

PM PEAK HOUR T=3.57*(1000 SF) 28% IN 72% OUT

GENERAL OFFICE BUILDING

ITE 9TH EDITION CATEGORY: 710

DAILY T=11.03*(1000 SF) 50% IN 50% OUT

AM PEAK HOUR T=1.56*(1000 SF) 88% IN 12% OUT

PM PEAK HOUR T=1.49*(1000 SF) 28% IN 72% OUT

SUPERMARKET

ITE 9TH EDITION CATEGORY: 850

DAILY T=102.24*(1000 SF) 50% IN 50% OUT

AM PEAK HOUR T=3.40*(1000 SF) 62% IN 38% OUT

PM PEAK HOUR T=9.48*(1000 SF) 51% IN 49% OUT

HIGH-TURNOVER (SIT-DOWN) RESTAURANT

ITE 9TH EDITION CATEGORY: 932

DAILY T=127.15*(1000 SF) 50% IN 50% OUT

AM PEAK HOUR T=10.81*(1000 SF) 55% IN 45% OUT

PM PEAK HOUR T=9.85*(1000 SF) 60% IN 40% OUTPAD DISTRICT BOUNDARY

PROJECT INTERNAL ACCESS DRIVE
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Based on guidance provided by the ITE Trip Generation Manual, the 
weighted average rate was used to then forecast the trips generated by 
the Project. Table No. 11 provides a breakdown of the total baseline trip 
generation for the fully developed PAD Site; this breakdown is based upon 
the Analysis Scenario discussed earlier in this Section and which is a best-
guess land-use breakdown that is reasonably likely to ultimately comprise 
the Project. While the final magnitude of each individual proposed use 
cannot be known at this time, the Analysis Scenario employed herein 
represents a conservative, realistic set of land use assumptions that is a 
reliable basis for the accurate assessment of post-development impacts.

Pass-by Trips and Internal Capture

It is impor tant to note that, for many land uses, not all trips generated 
represent a new trip added to the roadway system. A percentage of all 
trips, referred to as “pass-by”, is from traffic already using the adjacent 
roadway and entering the Site as an intermediate stop on the way to or 

from another destination. From ITE data, a supermarket (grocery) land-use 
would have a pass-by rate of 36%, while a restaurant would have a pass-
by rate of 43% in the PM peak period.

In addition, mixed-use developments have trip interactions between the 
various land-uses within the development itself. An individual makes a trip 
to a retail establishment, and then makes a trip to a restaurant, without 
making an additional trip on the adjacent street network.

To account for these types of internal trips within a multi-use development, 
internal capture rates were applied based on the National Cooperative 
Highway Research Program (NCHRP) publication, Enhancing Internal Trip 
Capture Estimation for Mixed-Use Developments. NCHRP Project 8-51 was 
used in this TIA. The NCHRP internal capture worksheet is provided in the 
full TIA repor t which is provided in Appendix D of this PAD document.

Table No. 11 | Project Trip Generation (Analysis Scenario)

LAND USES
(ITE CATEGORY) INTENSITY UNITS DAILY TOTAL AM PEAK PM PEAK

IN OUT TOTAL IN OUT TOTAL

HIGH-RISE RESIDENTIAL (232) 28 DU 118 2 8 10 8 7 11

HOTEL (310) 92 ROOMS 752 29 20 49 28 27 55

MEDICAL-DENTAL OFFICE (720) 155 1000 SF 5,614 293 78 371 155 400 555

GENERAL OFFICE (710) 55 1000 SF 608 76 10 86 14 68 82

SUPERMARKET (850) 40 1000 SF 4,090 84 52 136 193 186 379

HIGH-TURNOVER (SIT-DOWN) 
RESTAURANT (932) 19 1000 SF 2,472 116 94 210 115 76 191

TOTAL 13,654 600 262 862 513 764 1,273
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b. Alternative Mode Considerations 

The proposed PAD possesses transit-oriented development (TOD) 
characteristics, being located near the Helen-Warren station of the 
streetcar, and within the immediate proximity of numerous transit/bus 
routes, designated bicycle routes, and established pedestrian sidewalks 
and street crossings.

As such, it is anticipated that a significant percentage of trips to and from 
the development will be made by walking, bicycling, riding the bus, and/
or streetcar. Based on a review of American Community Survey data 
(their five-year estimate for Year 2011–2015), the Tucson area generally 
showed an 11% use of alternative transpor tation modes, and a 36% use 
of alternative modes for the area within an approximately one-mile radius 
around the proposed PAD Site (this higher percentage being influenced by 
students in the UA environment). 

The TOD characteristics of the proposed PAD notwithstanding, the Project 
will also represent a more regional shopping and employment destination. 
The percentage of individuals who arrive by non-vehicular modes will 
always vary by land use. Hospitality/hotel patrons, for example, may rely 
on non-private-vehicle modes, while the percentage of employees and 
clinic patrons who use alternative modes will be less. It is reasonable to 
assume that the overall percentage of those who use alternative modes 
with the proposed PAD Project will be higher than the regional average of 
11%, but not as high as the 36% that is reflective of more student usage. 
Multimodal percentages for the proposed PAD by land use were assumed 
as follows:

• Residential Use: 15% of trips will arrive by alternative modes. 
This recognizes that the residents will not primarily be affiliated 
with Banner Health or the UA/AHSC, but have employment 
outside the study area.

• Hospitality/Hotel Use: 35% of trips will arrive by alternative 
modes. Many hotel patrons will choose to stay at the hotel 
because of its location within walking distance to the UA and 
the BUMC hospital facilities. In addition, most higher-end hotels 
now offer a car-share program or on-site rentals that fur ther 
reduce trip counts. The streetcar will also provide convenient 
access to the downtown core and other activity centers.

• Retail Land Use: 35% of trips will arrive by alternative modes, 
this being attendant to the street-level uses allocated for 
restaurants, retail shops, and grocery. The project area already 
has a high alternative mode use percentage, such that this 
por tion of the development will attract a significant percentage 
of those trip types. 

• Professional Office and Clinic Land Use: 10% of trips will 
arrive by alternative modes. It was assumed that these trips 
would generally originate outside of the project area of greater 
Tucson rather than be by UA students and faculty, and this 
alternative mode usage is consistent with the regional average.

A summary of these alternative mode use percentages is provided in Table 
No. 12. A summary of the trip generation, with the reductions associated 
with alternative mode usage, is provided in Table No. 13.

LAND USE 
(ITE CATEGORY)

PERCENTAGE OF TRIPS MADE BY 
ALTERNATIVE MODES

HIGH-RISE RESIDENTIAL (232)

HOTEL (310)

MEDICAL/DENTAL OFFICE 
(720)

GENERAL OFFICE (710)

SUPERMARKET (850)

HIGH-TURNOVER (SIT-DOWN) 
RESTAURANT (932)

5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Table No. 12 | Alternative Mode Use 
Percentages of Trips
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c. Trip Distribution and Route-Choice Assignment 

Directional Trip Distribution

The next step in the analysis process is to estimate from which direction 
the trips are originating and to which they are traveling. The directional 
distribution for the proposed PAD Site is based on the most recent traffic 
volumes from the Pima Association of Government’s (PAG’s ) traffic data 
management system (TDMS). Table No. 14 summarizes the trip distribution 
anticipated for the proposed PAD Site.

Route Choice/Traffic Assignment

Traffic assignment is the next step of the traffic forecast procedure and 
involves determining the amount of traffic that will use specific routes 
within the overall analysis network. The result of traffic assignment is the 
total number of projected trips, by direction and turning movements, at 
each of the study’s street intersections. Traffic assignment is determined 
by considering logical routings, available roadway capacities, left turns at 
critical intersections, and perceived travel times. The anticipated delay for 
vehicles making a left-turn at the eastbound approach at Mabel/Campbell 

Table No. 14 | Project Trip Distribution

Table No. 13 | Reduced Trip Generation (Discounted for Multi-Modal Usage)

LAND USES
(ITE CATEGORY) INTENSITY UNITS DAILY TOTAL*

AM PEAK PM PEAK

IN OUT TOTAL IN OUT TOTAL

HIGH-RISE RESIDENTIAL (232) 28 DU 100 2 5 7 3 1 4

HOTEL (310) 92 ROOMS 489 18 3 21 12 11 23

MEDICAL-DENTAL OFFICE (720) 155 1000 SF 5,053 224 29 253 134 346 480

GENERAL OFFICE (710) 55 1000 SF 547 58 4 62 12 59 71

SUPERMARKET (850) 40 1000 SF 3,068 37 23 59 68 68 135

HIGH-TURNOVER (SIT-DOWN) 
RESTAURANT (932)

19 1000 SF 1,854 58 43 101 31 16 47

TOTAL 11,110 397 106 503 259 501 760

*DAILY TOTAL REFLECTS REDUCTIONS FOR MULTI-MODAL ONLY AND DOES NOT REFLECT REDUCTIONS DUE TO PASS-BY TRIPS OR INTERNAL CAPTURE

ROUTE AVERAGE DAILY 
TRAFFIC (ADT)

PERCENTAGE OF 
ADT ON ROUTE

CAMPBELL AVENUE (FROM 
THE NORTH)

36,000 22%

SPEEDWAY BOULEVARD
(FROM THE EAST)

40,100 25%

CAMPBELL AVENUE 
(FROM THE SOUTH)

37,500 23%

SPEEDWAY BOULEVARD
(FROM THE WEST)

40,000 25%

PARK AVENUE 
(FROM THE SOUTH)

9,000 5%

TOTAL 100%
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was considered in the assignment during the PM peak period (since this 
was the only intersection with an “F” LOS). It was assumed that 90% would 
therefore utilize Elm Street, from the Ring Road, or utilize Cherry Avenue 
for alternative nor thbound routes. Total peak-hour traffic assignment for 
the Project-generated traffic and all projected background traffic is shown 
in Exhibit No. 47.

d. Intersection Operational Analysis

Capacity analysis was performed for each study area intersection for 
background traffic, as well as for total traffic conditions (i.e. background 
traffic plus the PAD Project’s traffic).

With the addition of the background traffic from the BUMC Phase II hospital 
development and new UA/AHSC campus facilities alone (i.e. without the 
additional traffic from the PAD Project), traffic operations at several study 
area intersections are negatively impacted.

Side note: The Elm Street at Campbell Avenue intersection 
will soon undergo capacity and design improvements by 
Banner Health. As such, it is assumed in this traffic-operations 
analysis that this intersection will be operating under the 
updated configuration, wherein eastbound dual left-turns and a 
southbound dedicated right-turn lane will be in place.

The intersection of Cherry Avenue at Speedway Boulevard shows a 
significant decrease in operational performance during the PM peak 
period. Over five hundred (500) trips during the peak hours are forecasted 
to make a southbound left-turn. It is recommended to provide southbound 
dual left-turn lanes at this approach. During the AM period, eastbound 
traffic entering into the study area exceed the capacity of the single left-
turn lane. An eastbound dual left-turn lane is needed to accommodate 
the increased vehicular traffic. The southbound dual left-turn movement 
should be permitted/protected, if sight-distance is adequate.

The Cherry Avenue at Helen Street intersection, currently an east/west 
two-way stop controlled intersection, is anticipated to operate at LOS “F” 
with the additional background traffic. To accommodate the AM right-turn 
traffic, a dedicated nor thbound right-turn lane is recommended; this also 
improves westbound operations. In addition, a westbound left-turn lane is 
recommended, with approximately two hundred (200) linear feet of storage 
to accommodate left-turn queues.

Exhibit No. 47 | Total (Project and Background) 
Peak-Hour Traffic Assignment

PAD DISTRICT BOUNDARY

PROJECT INTERNAL ACCESS DRIVE
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The Speedway Boulevard at Campbell Avenue intersection shows high delay 
due to the heavy traffic volumes during peak periods. It is recommended 
that an additional left-turn lane be constructed for the westbound approach 
on Speedway Boulevard. The storage length should be extended to two 
hundred sixty feet (260’) for both left-turn lanes.

The Mabel Street at Campbell Avenue intersection has failing operational 
performance due to eastbound left-turn movements. High delays are 
common when a minor street intersects with a major ar terial possessing 
the heavy traffic volume that characterizes Campbell Avenue. Additional 
improvements for the intersection are not recommended.

A summary of intersection performance and LOS ratings under background 
conditions is provided in Table No. 15.

Total Traffic Intersection Operations

Two tables are presented below providing summaries of intersection 
performance and LOS ratings under total traffic conditions (i.e. background 
traffic plus that from the proposed PAD Project). Table 15 reflects 
LOS performance without the necessary intersection improvements 
recommended above being in place. Table 15 assumes these recommended 
necessary intersection improvements are in place.

Table Nos. 16 and 17 illustrate that, with the above recommended 
intersection improvements being in place, traffic operations LOS levels 
will improve at the key intersections within the study area. These 
improvements will ensure an overall LOS of “D” or better at each per tinent 
signalized intersection (please note, however, that some of individual traffic 
movements within these intersections do not meet this LOS standard).

Table No. 15 | Background Peak-Hour Traffic LOS 
Summary

LOCAL 
INTERSECTION

INTERSECTION 
LOS

INTERSECTION 
DELAY (S)

TRAFFIC 
CONTROL

ELM STREET/ CAMPBELL AVENUE

AM PEAK HOUR C 23.7
SIGNALIZED

PM PEAK HOUR C 30.2

MABEL STREET/ CAMPBELL AVENUE*

AM PEAK HOUR F 181.3
UNSIGNALIZED

PM PEAK HOUR F 529.4

SPEEDWAY BOULEVARD/ CAMPBELL AVENUE

AM PEAK HOUR D 45.2
SIGNALIZED

PM PEAK HOUR E 60.7

CHERRY AVENUE/ SPEEDWAY BOULEVARD

AM PEAK HOUR D 35.6
SIGNALIZED

PM PEAK HOUR E 67.1

HELEN STREET/ CHERRY AVENUE*

AM PEAK HOUR F 92.2
UNSIGNALIZED

PM PEAK HOUR F 134.6

HELEN STREET/ MARTIN STREET*

AM PEAK HOUR A 9.7
UNSIGNALIZED

PM PEAK HOUR A 9.8

WARREN AVENUE/ SPEEDWAY BOULEVARD*

AM PEAK HOUR E 45.9
UNSIGNALIZED

PM PEAK HOUR D 32.2

HELEN STREET/ CAMPBELL AVENUE*

AM PEAK HOUR C 22.2
UNSIGNALIZED

PM PEAK HOUR F 64.8

*INTERSECTION LOS AND DELAY FOR UNSIGNALIZED INTERSECTIONS IS 
REPORTED AS “WORST-MOVEMENT LOS”
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Table No. 16 | Total (Project and Background) Peak-
Hour LOS Summary (Without Improvements)

LOCAL 
INTERSECTION

INTERSECTION 
LOS

INTERSECTION 
DELAY (S)

TRAFFIC 
CONTROL

ELM STREET/ CAMPBELL AVENUE

AM PEAK HOUR C 24.3
SIGNALIZED

PM PEAK HOUR C 30.5

MABEL STREET/ CAMPBELL AVENUE*

AM PEAK HOUR F 173.0
UNSIGNALIZED

PM PEAK HOUR F 762.8

SPEEDWAY BOULEVARD/ CAMPBELL AVENUE

AM PEAK HOUR D 53.7
SIGNALIZED

PM PEAK HOUR E 68.6

CHERRY AVENUE/ SPEEDWAY BOULEVARD

AM PEAK HOUR D 49.5
SIGNALIZED

PM PEAK HOUR E 78.3

HELEN STREET/ CHERRY AVENUE*

AM PEAK HOUR F 170.8
UNSIGNALIZED

PM PEAK HOUR F 284.5

HELEN STREET/ MARTIN STREET*

AM PEAK HOUR A 9.44
UNSIGNALIZED

PM PEAK HOUR C 23.13

WARREN AVENUE/ SPEEDWAY BOULEVARD*

AM PEAK HOUR F 56.3
UNSIGNALIZED

PM PEAK HOUR D 34.7

HELEN STREET/ CAMPBELL AVENUE*

AM PEAK HOUR D 31.8
UNSIGNALIZED

PM PEAK HOUR F 104.4

*INTERSECTION LOS AND DELAY FOR UNSIGNALIZED INTERSECTIONS IS 
REPORTED AS “WORST-MOVEMENT LOS”

Table No. 17 | Total (Project and Background) Peak-
Hour LOS Summary (With Improvements)

LOCAL 
INTERSECTION

INTERSECTION 
LOS

INTERSECTION 
DELAY (S)

TRAFFIC 
CONTROL

ELM STREET/ CAMPBELL AVENUE

AM PEAK HOUR C 23.7
SIGNALIZED

PM PEAK HOUR C 30.2

MABEL STREET/ CAMPBELL AVENUE*

AM PEAK HOUR F 181.3
UNSIGNALIZED

PM PEAK HOUR F 529.4

SPEEDWAY BOULEVARD/ CAMPBELL AVENUE

AM PEAK HOUR D 46.7
SIGNALIZED

PM PEAK HOUR D 49.5

CHERRY AVENUE/ SPEEDWAY BOULEVARD

AM PEAK HOUR C 27.1
SIGNALIZED

PM PEAK HOUR C 32.3

HELEN STREET/ CHERRY AVENUE*

AM PEAK HOUR E 37.1
UNSIGNALIZED

PM PEAK HOUR F 175.5

HELEN STREET/ MARTIN STREET*

AM PEAK HOUR A 9.7
UNSIGNALIZED

PM PEAK HOUR A 9.8

WARREN AVENUE/ SPEEDWAY BOULEVARD*

AM PEAK HOUR F 56.3
UNSIGNALIZED

PM PEAK HOUR D 34.7

HELEN STREET/ CAMPBELL AVENUE*

AM PEAK HOUR D 31.8
UNSIGNALIZED

PM PEAK HOUR F 104.4

*INTERSECTION LOS AND DELAY FOR UNSIGNALIZED INTERSECTIONS IS 
REPORTED AS “WORST-MOVEMENT LOS”
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e. Recommendations for Transportation Improvements

As shown in Exhibit No. 24 (the PAD Master Site Plan; p. 70-71), the 
Project proposes new access points off of Speedway Boulevard and Helen 
Street. Both access points are proposed to be approximately three hundred 
feet (300’) west of Campbell Avenue. The Speedway Boulevard access 
point will be located in proximity to a Sun Tran bus pullout and will be 
used for delivery, emergency, and disabled access only, while the Helen 
Street access will be the Project’s primary one for private vehicle ingress/
egress. It is recommended that the Helen Street access entry be expanded 
to accommodate the high inbound/outbound traffic volumes. This includes 
providing a nor thbound dedicated left-turn lane exiting the Project and 
featuring the standard minimum storage length of one hundred twenty 
feet (120’). All-way stop control is recommended to be established at this 
entry/intersection with Helen Street. These improvements will, of course, 
be the responsibility of the PAD developer.

The following Table No. 18 provides recommendations for needed 
improvements at the study area’s respective intersections. These 
improvements are the result of all projected future traffic increases, 
including those from background traffic (i.e. the ultimate development of 
the BUMC campus and the AHSC campus), together with that from the 
subject PAD Proper ty. 

Responsibility for the provision of these various intersection improvements 
is addressed under the “Comments” heading. With respect to the proposed 
PAD Project, the associated impact fees will be substantial. It is anticipated 
that these impact fee monies will fully address the owner/developers’ 
financial responsibility for whatever needed improvements result directly 
from their project’s impact.
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Table No. 18 | Recommended Improvements 

CAMPBELL AVENUE / ELM STREET

RECOMMENDATIONS
Campbell Avenue at Elm Street will be reconstructed, by others, as part 
of the Banner University Medical Center hospital/ redevelopment project. 
Improvements include:

• Improve Elm Street to a 5-lane roadway (2 inbound lanes, and 3 outbound 
lanes) between Campbell Avenue and Ring Road. One eastbound lane 
transitions to a dedicated left-turn lane at Elm Street/Campbell Avenue. 
West of the NE parking garage entrance, Elm Street continues as a 2-lane 
roadway with a raised median island and left turn lanes. 

• Configure the Eastbound through lane to be a shared through/left 
movement to provide sufficient capacity for left-turning traffic.

• Extend existing northbound left turn lane on Campbell Avenue to 200’.
• Add a dedicated right-turn lane on southbound Campbell Avenue.

COMMENTS
Improvements by others; no additional improvements are recommended.

CAMPBELL AVENUE / MABEL STREET

RECOMMENDATIONS 
No improvements recommended.

CAMPBELL AVENUE / HELEN STREET

RECOMMENDATIONS 
No improvements recommended.

CAMPBELL AVENUE / SPEEDWAY BOULEVARD

RECOMMENDATIONS 
• Add an additional 480’ left-turn lane on eastbound Speedway Boulevard 

(for two total) to accommodate vehicles turning to northbound Campbell 
Avenue.

• Add an additional 260’ left-turn lane on westbound Speedway Boulevard 
(for two total) to accommodate vehicles turning to southbound Campbell 
Avenue. 

COMMENTS
Recommended as a City of Tucson project, as it is outside of the Speedway + 
Campbell Gateway Site. It is recommended that impact fees associated with the 
Project be applied toward these improvements.

SPEEDWAY BOULEVARD / WARREN AVENUE

RECOMMENDATIONS 
No improvements recommended.

SPEEDWAY BOULEVARD / CHERRY AVENUE

RECOMMENDATIONS 
• Extend left-turn lane on southbound Cherry Avenue to 200’ (existing is 80’). 
• Add an additional 200’ left-turn lane (for two total) on southbound Cherry 

Avenue to accommodate vehicles turning to eastbound Speedway 
Boulevard.

• Add an additional 350’ left-turn lane on eastbound Speedway Boulevard.
• Add new receiving lane on Cherry Avenue.

COMMENTS
These improvements already warranted under Background Conditions.

HELEN STREET / MARTIN AVENUE

RECOMMENDATIONS 

• Reconfigure Helen/Martin to four-way intersection. 

COMMENTS
Recommended improvements by this PAD.

HELEN STREET / CHERRY AVENUE

RECOMMENDATIONS 
• Add a 150’ left-turn lane on westbound Helen street.
• Restripe Cherry Avenue to add a 120’ dedicated right-turn lane on 

northbound Cherry Avenue.

COMMENTS
These improvements already warranted under Background Conditions.
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IV.E Conceptual Drainage Solution and 
Associated Improvements
This Section presents a conceptual master drainage plan for the PAD Site. A 
full hydrology and hydraulic report will be prepared for review in conjunction 
with the Development Package. That full report will detail all proposed drainage 
infrastructure and the water harvesting measures.

IV.E.1 Master Drainage Plan
The Master Drainage Plan for the PAD Site focuses on three (3) primary objectives: 

1. Discharge the on-site post-development stormwater runoff in a 
manner that is consistent with the objectives of the prior Banner-
UMC PAD to the north, and which utilizes the existing and proposed 
drainage infrastructure designed within it to reduce the downstream 
100-year stormwater flows that have historically impacted the 
Jefferson Park Neighborhood.

2. Collect, convey, and discharge on-site stormwater runoff from the 
PAD Site in a manner that is consistent with existing flow patterns.

3. In recognition of the aforementioned historical drainage issues 
impacting downstream neighborhoods, evaluate potential 
supplemental methods of stormwater containment, including both 
passive and active water harvesting features. 

The Master Drainage Plan for the Banner-UMC PAD (City of Tucson Rezoning 
Case No. C9-15-06), located approximately one-half mile north of the Subject 
Property, provided a framework of drainage-related improvements and proposed 
mitigation measures to address historical drainage issues impacting the 
downstream Jefferson Park neighborhood. This mitigation framework, which 
included a network of new retention/detention basins, was implemented as part 
of the formal Development Package and Final Drainage Report for the Banner-
UMC PAD that was approved by the City’s Planning & Development Services 
Department (PDSD). These elements will be built in accordance with the 
project’s construction schedule for the new BUMC Hospital, which is already 
well underway.

The aforementioned network of flood-control basins also incorporated a 
greenway element along the northernmost portion of the BUMC site to act as a 
buffer for the Jefferson Park Neighborhood. The proposed retention basins within 
the greenway will collect 100% of the on-site runoff from the eastern portion of 

the entire BUMC PAD property, as well as from upstream portions of the medical 
campus, in order to ameliorate the historical flooding that has afflicted Jefferson 
Park from surface flows exiting the medical campus. The upstream portion of the 
watershed contributing to this runoff includes most of the Subject PAD Property.

Existing stormwater discharges from the Speedway+Campbell Gateway PAD 
Site were calculated, in conjunction with those of the BUMC project, based on its 
fully developed condition. With respect to the Subject PAD, it is significant to note 
that its hydrologic parameters are the same in both the current and proposed 
condition, i.e. it is essentially 100% impervious surface. As such, there will be 
no increase in stormwater discharges from the PAD Project Site, in the post-
development circumstance, over that of the present condition.

New on-site water containment measures will also serve to fur ther meet the 
objectives of the PAD’s Master Drainage Plan. Both passive and active water 
harvesting features will be incorporated into the project landscape plans during 
the preparation of the formal Development Package for the PAD Site. 

Exhibit No. 48 provides an illustration of the off-site watersheds and drainage 
facilities that are an integral part of the Master Drainage Plan for this PAD. 
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Exhibit No. 48 | Off-Site Watershed and Drainage Infrastructure
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IV.E.2 Post-Development Outfall Locations from the PAD 
Property
On-site stormwater runoff from the PAD Site will be collected, conveyed, and 
discharged at outfall locations in a manner that is consistent with existing 
surface flow patterns and which is in compliance with the master drainage 
plan prepared for the Banner-UMC PAD (see Exhibit No. 49, Master Drainage 
Plan).

The majority of existing stormwater runoff from the subject PAD Site is 
discharged nor therly into Helen Street, where it proceeds westerly to Mar tin 
Street, then nor therly to an existing detention basin at Mabel Street. Outflows 
from the Mabel Street basin are discharged nor therly as both surface and 
storm-drain flows that are ultimately collected by two (2) new Lester Street 
retention basins located in the nor thern por tion of the BUMC project. The 
runoff from the Subject PAD Site (both present and future) was wholly 
accounted for in the design and construction of these Lester Street basins, 
as well as in the ancillary storm drains proposed by the BUMC project. These 
mitigation measures were all proactively promulgated to reduce the 100-year 
storm flows exiting the BUMC PAD site into Jefferson Park.

A small por tion of existing stormwater runoff from the Subject PAD Site flows 
southerly into Speedway Boulevard. This minor flow and the existing southerly 
flow pattern will be maintained in the post-development condition.

IV.E.3 Retention/Detention Requirements
The City of Tucson’s detention/retention requirements are outlined in Chapter 
XIV of the “Standards Manual for Drainage Design and Floodplain Management 
in Tucson, Arizona.” In accordance with these requirements, the PAD Site 
is not located within a designated Balanced or Critical Basin. Consequently, 
per the Manual, “detention/retention requirements may be waived for new 
development provided new or existing stormwater conveyance facilities can 
safely release and convey the increased on-site runoff without increasing 
flood hazards to adjacent proper ties.” 

Chapter XIV of the Standards Manual also includes the statement that, “new 
developments are required to practice stormwater harvesting to the maximum 
extent reasonably possible.”

Additional detention/retention requirements are outlined in Section 1.4 of 
the Stormwater Detention/Retention Manual (Pima County Depar tment of 

Transpor tation & Flood Control District, City of Tucson). For all new commercial 
or industrial developments larger than one (1) acre in size, a threshold retention 
system is required which, “retains, at a minimum, the volumetric difference 
between the developed and existing 5-year runoff or the difference in peak 
discharge, whichever is greater.” The proposed PAD will conform with this 
requirement and provide all necessary calculations to verify same with the 
Final Drainage Repor t provided at the time of Development Package submittal 
to PDSD.

IV.E.4 Additional Methods of Runoff Containment
In response to concerns regarding the historical drainage problems in the 
neighborhoods downstream of the Project Site and the BUMC campus, requests 
have been made that this PAD attempt to go beyond standard measures and 
to contemplate the use of active and passive water harvesting features. In 
response, a policy was added as par t of a the recent amendment to the 
University Area Plan to address these concerns and explore water harvesting 
measures at the time of rezoning. Water harvesting provisions are discussed 
in Section IV.G (Conservation Measures and Environmental Considerations) of 
this PAD Document.

Final water harvesting measures, including both active and passive features, 
will be incorporated into the landscape plans within the formal future 
Development Package as submitted to PDSD. 

IV.E.5 Statement of Downstream Impacts 
Post-development stormwater runoff from the proposed PAD Site will cause 
no downstream impacts to any residential neighborhood, to the downstream 
Arizona Health Sciences Center (AHSC), nor to the proposed Banner-UMC 
medical campus. 

New drainage facilities being constructed within the BUMC campus, together 
with the existing detention basin and storm drain network already in place, 
have been designed and sized based on the existing flows from the proposed 
PAD Site. Since the existing and proposed use of the PAD Proper ty share 
the same hydrologic parameters (i.e. essentially 100% impervious surface), 
the post-development runoff values from the PAD Site will not result in any 
increase in discharges over existing levels. In fact, post-development volumes 
from the PAD Project Site may actually decrease a nominal amount as a result 
of planned water harvesting features.
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Exhibit No. 49 | Master Drainage Plan
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IV.F Proposed Utility Infrastructure
Exhibit No. 50 depicts a comprehensive Master Utility Plan that identifies 
both existing known utilities serving the PAD Site, as well as proposed utility 
installations/extensions anticipated to be required to provide service to the 
PAD Site.

IV.F.1 Public and Private Sewer System
The Pima County Regional Wastewater Reclamation Depar tment (PCRWRD) 
has indicated during initial coordination that:

• It is most likely that sewer service to the PAD Site will utilize one 
(1) or both of the two (2) public mains that currently provide 
sewer service to the existing Palm Shadows Apar tments (PSA) 
located on the PAD Site. One of the sewer mains is located 
within Helen Street (PN G-098), while the other sewer is 
located in Speedway Blvd. (PN G-049).

• The two (2) above existing sewer mains are currently very 
close to their conveyance capacity and thus it is anticipated 
that downstream conveyance augmentation of either one or 
both of the mains will be required should the proposed PAD 
development produce wastewater flows that exceed those 
of the existing PSA complex and/or if the small amount of 
currently available excess capacity is no longer available at 
the time of development.

Prior to submittal of the future Development Package (DP) to the City of 
Tucson, the Owner/Developer will obtain a Type I Capacity Letter from PCRWRD 
verifying that capacity exists in the downstream public sewer system. 

The following items shall constitute applicable PCRWRD rezoning conditions 
for this PAD:

1. The Owner/Developer shall not construe any action by Pima 
County as a commitment to provide sewer service to any 
new development within the rezoning area until Pima County 
executes an agreement with the Owner/Developer to that effect.

2. The Owner/Developer shall obtain written documentation 
from the Pima County Regional Wastewater Reclamation 
Depar tment (PCRWRD) that treatment and conveyance 

capacity is available for any new development within the 
rezoning area, no more than ninety (90) days before submitting 
any tentative plat, development plan, preliminary sewer layout, 
sewer improvement plan, or request for building permit for 
review. Should treatment and/or conveyance capacity not 
be available at that time, the Owner/Developer shall enter 
into a written agreement addressing the option of funding, 
designing and constructing the necessary improvements 
to Pima County’s public sewerage system at his or her sole 
expense or cooperatively with other affected par ties. All such 
improvements shall be designed and constructed as directed 
by the PCRWRD.

3. The Owner/Developer shall time all new development within 
the rezoning area to coincide with the availability of treatment 
and conveyance capacity in the downstream public sewerage 
system.

4. The Owner/Developer shall connect all development within 
the rezoning area to Pima County’s public sewer system at 
the location and in the manner specified by the PCRWRD in 
its capacity response letter and as specified by PCRWRD at 
the time of review of the tentative plat, development plan, 
preliminary sewer layout, sewer construction plan, or request 
for building permit.

5. The Owner/Developer shall fund, design and construct all off-
site and on-site sewers necessary to serve the rezoning area, 
in the manner specified at the time of review of the tentative 
plat, development plan, preliminary sewer layout, sewer 
construction plan or request for building permit

6. The Owner/Developer shall complete the construction of 
all necessary public and/or private sewerage facilities as 
required by all applicable agreements with Pima County, and 
all applicable regulations, including the Clean Water Act and 
those promulgated by ADEQ, before treatment and conveyance 
capacity in the downstream public sewerage system will be 
permanently committed for any new development within the 
rezoning area.
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Exhibit No. 50 | Master Utility Plan
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IV.F.2 Potable Water System 
As discussed within Section II.E.1.b of this document, the PAD Site is currently 
provided with domestic potable water and fire flow water service by the City of 
Tucson Water Depar tment (Tucson Water).

It is anticipated that Tucson Water will continue to provide water service to the 
PAD Site development, subject to its standard review and approval process 
which will include the submittal of a Water System Master Plan that will be 
modeled and modified accordingly for final approval by Tucson Water.

Based upon the above coordination with Tucson Water, as well as City of 
Tucson Fire Depar tment, it is anticipated that domestic and fire flow service 
to the Site will utilize the following connections/improvements to the existing 
12” public main (PN 202-1988) located beneath the pavement of Speedway 
Boulevard’s westbound lanes. The following specifics apply:

IV.F.3 Dry Utilities
Currently, all dry utilities (electric, gas, telephone and cable television) are 
project-convenient and the associated service providers have all indicated that 
they are able, with standard conditions, to continue to provide services to the 
proposed PAD Site.

These conditions include largely routine matters, such as the establishment of 
on-site alignments, sizes, and easements and will be addressed during final 
site engineering, as is typical with any large-scale redevelopment endeavor.

IV.F.4 Phasing of Utility Construction
All on-site utility infrastructure required to provide service to the PAD Site will 
be constructed in a single phase.

IV.F.5 Maintenance Responsibilities for Utility 
Infrastructure 
Maintenance of public utility infrastructure located within and/or adjacent to 
the PAD Site will be the responsibility of the servicing public utility provider or 
public agency.

All private sewers/BCS’s, water lines, fire lines, electric services, and irrigation 
systems shall be the responsibility of the PAD owner.

IV.G Conservation Measures and Environmental 
Considerations 
In conceptualizing this PAD Site and its architecture, numerous sustainability 
principles and practices are envisioned, including an environmentally 
conscious design framework, energy and water conservation strategies, and 
various efficiencies in construction methods and building materials. These are 
discussed in more detail below.

IV.G.1 Conservation Standards
a. Energy Efficiency Provisions and Standards 

The Project design incorporates a series of both active and passive 
strategies to best fur ther community goals and objectives for energy 
efficiency and sustainability. These are enumerated below.

Passive Strategies

The most profound and substantive results with respect to sustainability 
are achieved when the basic design of a project is driven by fundamental 
principles which account for and optimize environmental conditions, that 
recognize the impor tance of energy efficiencies from the onset, and which 
wisely balance these factors within architectural aesthetics. This PAD 
manifests such principles in the following design features:

• Primary building volumes are positioned in east-west fashion 
to optimize solar orientation; this approach faces the smaller 
building elevations to the east and west, with the larger, 
predominant faces oriented to the nor th and south so as to 

SERVICE TYPE CONNECTION/IMPROVEMENT

DOMESTIC SERVICE 4” MASTER METER WITH A 4” SERVICE LINE

IRRIGATION SERVICE 1” IRRIGATION METER

FIRE FLOW DUAL 6” FIRE SERVICE LINE CONNECTIONS
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best manage solar exposure. This approach best protects the 
east and west elevations from harsh summer conditions, while 
allowing the nor th and south elevations to harvest winter sun 
and optimize internal natural light. 

• The building volumes are crafted in long, thin envelopes 
rather than massive blocks so as to maximize the availability 
of natural light into interior building areas, thereby reducing 
energy consumption and enhancing human comfor t.

• Comfor table, microclimatic outdoor spaces are incorporated 
into the Project by way of a large ground-level central open 
space and plaza, roof terraces, select internal cour tyards 
integrated into the building base, and perimeter streetscapes 
employing human-scale details to create shaded refuge and 
gathering areas.

Active Strategies

The above passive elements provide for a natural sustainability that is 
inherent in the basic building and site design. Supplementing these inherent 
elements are the intended active energy-efficiency and sustainability 
features enumerated below. The following items will be studied in 
conjunction with select specialty consultants in engineering and energy 
conservation to determine their respective effectiveness and to best 
coordinate their holistic performance in conjunction with each other and 
with the Project’s identified passive strategies:

• The building architecture employs a double façade that features 
an outer “skin” of louvers, constructed of composite resin, 
metal, or terracotta material, which shields the inner building’s 
glass and steel surface. For all intents and purposes, this 
louvered outer façade shades the entire inner building that 
lies behind it and creates a ver tical “breezeway” for passive 
convection cooling.

• The double façade minimizes the impacts of harsh summer 
sunlight and maximizes the harvesting of solar energy during 
the winter months. To achieve this objective, the louvers are 
oriented horizontally stationary on the south-facing elevations, 
ver tically on the east and west elevations (with the option of 
being mechanically movable), and ver tically stationary (with 
wider spacing) on the nor th-facing elevations.

• The proposed buildings will utilize efficient HVAC systems 
featuring condensate water collection.

• Low energy and energy-star rated appliances and MEP 
equipment. 

• During final design, the following additional items will be 
evaluated on a cost-benefit basis to determine their feasibility 
for use on the Project:

• Low or no-flow plumbing fixtures
• Solar photovoltaic panels on the roof-top of the 20-story 

high-rise and other roof-top areas where appropriate
• A roof top solar water heating system
• Sub-surface geothermal energy systems

Exhibit No. 51 summarizes the Project’s active sustainability strategies, 
while Exhibit No. 52 illustrates how the Project’s double-façade design 
facilitates passive cooling and optimizes/manages solar exposure. 

Architectural Elements | Double Facade
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Exhibit No. 51 | Active Conservation Strategies
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Exhibit No. 52 | Double Façade Concept and Passive Cooling Strategy
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General Strategies

In addition to the above active and passive strategies, the following general 
design and construction guidelines will apply to the Project:

• New design shall seek to exceed ASHRAE 90.1 2007 
requirements by a target of ten percent (10%). In the event 
that incentives may be offered by local utility companies for 
exceeding the above threshold, and to the extent such incentives 
have a positive cost-benefit characteristic, the Project design 
team shall submit the application for the incentives. 

• Utilize LED outdoor lighting of less than or equal to 3600 kelvin. 
• Building materials shall be purchased from local manufacturers 

and suppliers whenever possible and to the extent that they meet 
or exceed the owner’s and architect’s standards for quality, 
durability and cost-competitiveness. 

• Materials which can be cost-effectively re-used shall be 
harvested where feasible.

• Waste materials will be sor ted and recycled, to the extent 
practical, to reduce the total amount of landfill waste generated 
by the Project.

• Materials specifications calling for the following will be stressed 
wherever possible:

1. Products containing high post-consumer content,
2. Wood products that are from rapidly renewable sources, 

and 
3. Materials that are easily reusable, recyclable or 

biodegradable. 

b. Outdoor Potable Water Conservation Standards 

The following water conservation elements will be incorporated into the 
PAD’s outdoor areas:

• Plant materials and landscape accents will be limited to climate-
adaptive species.

• A low water-use irrigation system will be utilized for all landscape 
areas. The system will incorporate automatic controllers, flow-
sensing valves, rain-sensor shut-off capability, and will be 
metered separately to record historical water usage throughout 
the site (see landscape-related standards in Section IV.G.3 
below for fur ther detail).

• Rainwater harvesting techniques will be used in ground-level 
landscape areas and raised terraces, as well as in containerized 
storage systems where feasible (also see Section IV.G.3 below).

IV.G.2 Heat Island Considerations and Mitigation Measures 
The PAD Project, for all practical considerations, provides a material improvement 
in heat island characteristics when compared to the existing site conditions. The 
current Palm Shadows Apar tments project is essentially an unshaded asphalt 
parking lot and community pool surrounded by a cluster of apar tment buildings. 
There is negligible landscaping and no legitimate microclimate areas anywhere 
on the proper ty.

The proposed Project, on the other hand, introduces vegetation and shade within 
microclimatic cour tyards, plazas, terraces, and pedestrian streetscapes and has 
vir tually no surface parking, since nearly all will be provided in above-ground 
and/or sub-surface structures. The double-façade design of the buildings fur ther 
reduces reflectivity and solar heating of the Site and its surroundings.

For all of these reasons, no special heat island mitigation measures are stipulated 
for the PAD Site.

IV.G.3 Irrigation, Smart Controllers, Water Harvesting, etc. 
a. Irrigation and Smart Controllers

A low water use irrigation system will be utilized for all landscape areas, 
including streetscape plantings and the Project’s central plaza. The system 
will incorporate an automatic controller, flow sensing valves, rain shut-
off capability, and will be metered separately to monitor water usage in 
the different landscape zones (streetscape, plaza) within the Project. The 
irrigation system will include an enviro-transpiration module to enhance 
the system’s ability to connect with local weather stations and thereby 
automatically adjust for seasonal weather changes. The use of a smar t 
irrigation system will provide a performance system to maximize the 
management of water and water conservation. Details of the system will 
be provided in the formal Development Package (DP) submitted to PDSD.
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b. Rainwater Harvesting

The PAD District will integrate passive water harvesting techniques 
where feasible throughout the PAD District. The City of Tucson Technical 
Standards Manual Section 4-01.0.0 establishes the standards for meeting 
the requirements of the Rainwater Harvesting Ordinance, with the stipulation 
that theses standards apply to all commercial development plans submitted 
after June 1, 2010. “Commercial Development” is defined in Section 12-
01.0.0 as “any new non-residential development that is intended to be used 
primarily for commercial activities, and is subject to the requirements of the 
International Building Code.” While technically a mixed-use development, the 
Speedway + Campbell Gateway PAD possesses a significant commercial/
retail component, all of which occurs at street-level. 

The above notwithstanding, it is appropriate to nonetheless recognize that the 
PAD is occurring on an infill proper ty that is constrained by its surroundings 
and by the demands of its high-intensity, high-density urban focus. The 
amount of actual on-the-ground landscape areas will be at a high premium 
and will be strategically integrated within the urban plazas and promenades 
along the Project’s street frontages. 

With this in mind, the PAD District will maximize water harvesting in areas 
with the capability to effectively and intelligently integrate such features in 
reasonable fashion. It is understood that the water harvesting elements may 
or may not meet the full percentage of supplemental irrigation per the UDC and 
per the City of Tucson Technical Standards Manual Section 4-01.0.0. Passive 
water harvesting elements (e.g. depressed planters) will be implemented 
where such conditions facilitate same in new landscape areas. The Project 
will fur ther evaluate the following active water harvesting measures at the 
time of development to determine their cost-benefit characteristics and their 
feasibility for incorporation into Project:

• Curb-less catchments to facilitate sheet flow into landscape 
areas 

• Design site elements including curb cuts, flush curbs and 
pervious/semi-pervious pavers

• Micro-basins in landscape areas
• Routing mechanisms of roof / canopy / shade structure 

drainage into landscape areas
• Pipe or tank containments integrated within the sub-surface 

parking structure

The specific water-harvesting methods employed shall be appropriately 
detailed and annotated as such on the final civil plans and landscape drawings 
submitted to PDSD as par t of the project’s Development Package.

IV.G.4 Self-Certification of Conservation and Sustainability 
Measures 
Concurrent with the submittal of the future Development Package (DP) to 
PDSD, or with the submittal of architectural plans to PDSD for building permits, 
the owner/developer’s appropriate registered design professional shall submit 
a letter detailing the par ticular measures employed in final design to address 
and promote the above Conservation Standards described in Sections IV.G.1 
or IV.G.3, as appropriate.

The architect’s self-cer tification letter accompanying the future architectural 
plans submitted to PDSD for building permits shall describe the par ticular 
measures being employed to fur ther the Active, Passive, and General intended 
sustainability strategies found in Section IV.G.1.a above. 

The specific methods employed to accomplish the objectives of prior 
Section IV.G.1.b (Outdoor Potable Water Conservation) and Section IV.G.3.b 
(Rainwater Harvesting) shall be appropriately detailed and annotated as such 
on the final civil plans and landscape drawings submitted to PDSD as par t of 
the project’s Development Package. PDSD’s Engineering Section shall utilize 
the approved civil/landscape drawings to conduct a site inspection, at the time 
of construction, to confirm installation of the specific rainwater harvesting 
provisions detailed on the aforementioned plans.
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IV.H Architectural Standards and Design Guidelines 
The Project’s driving architectural concept proposes a significant contemporary 
lifestyle addition to Tucson’s urban environment. This Section details its 
par ticulars.

IV.H.1 Architectural Design Concept and Building Massing
The surrounding context of the PAD Site is one of the busiest ar terial 
intersections in the entire Tucson metropolitan region and, at the same time, 
is one of its most underdeveloped and underutilized collection of proper ties. 
This Project is a first and major step in transforming this underutilized area 
and in helping to create the type of vibrant activity center that will energize the 
nearby Tucson Streetcar and stimulate fur ther investment and redevelopment.

The University of Arizona, through its 2009 Comprehensive Campus Plan 
(CCP) update, has similarly envisioned the growth and intensification of its 
nearby holdings, proposing significant new building massing and height 
throughout the PAD’s surroundings (refer to prior Exhibit No. 26). This CCP 
massing complements the intensive development and construction activity 
that is already underway within the Arizona Health Sciences Center and at 
Banner-University Medical Center. 

This nascent activity provides the appropriate platform for a project that 
features the sor t of building massing and height that is inherent in this PAD. 
While making a strong high-rise statement, the proposed architecture ensures 
proper propor tioning and transitioning with its present surroundings through 
the careful stepping of shor ter building bases around the project’s entire 
perimeter. This attention to propor tioning notwithstanding, the vision of this 
Project is clearly a forward-looking one. The extent to which it “fits” within its 
context will only be enhanced over time as the anticipated redevelopment and 
fur ther intensification of its surroundings becomes reality. 

Within this emerging context, the Speedway + Campbell Gateway PAD will 
foster a close relationship between living, working, enter taining, dining, and 
shopping for those who occupy the Project, those who work there, and those 
who visit it. The stage for this environment is one of vibrant interaction and 
aesthetic spatial experiences brought for th in a warm and inviting setting. 
A primary focus on human activity and the use of space, rather than on the 
buildings themselves, will create a unique sense of place that is grounded in a 
strong understanding of the local climate and Southwest lifestyle. 

The architectural framework of the Project employs an integrated series of 
slender building envelopes as opposed to more massive or monolithic ones. 
These slender volumes are purposefully positioned in east-west fashion 
so as to not only optimize their solar orientation and energy efficiency, but 
to also maximize the entry of indirect natural light into the interior building 
areas, creating more comfor table and vibrant indoor environments for their 
occupants. Lastly, this spatial arrangement creates intervening, open-air gaps 
between the building envelopes that yield both ground-level plaza and upper-
level cour tyard oppor tunities. The building envelopes themselves provide 
direct shade and microclimate benefit to these open-air areas.

Exhibit No. 53 provides an architectural rendering of the Project looking 
westward from the east side of Campbell Avenue. This view clearly illustrates 
the aforementioned slender building envelopes, their east-west orientation, 
and the open-air spaces that intervene. Exhibit No. 54 por trays the central 
open-air plaza sited adjacent to the Project’s high-rise component. While 
the final design of this key component will evolve over time, this rendering 
nonetheless rightly conveys the type of character, energy, and feel this plaza 
will embody.

Along the Site’s perimeters, the Project architecture utilizes shor ter building 
heights that better relate to adjacent Speedway Boulevard and Campbell 
Avenue. These shor ter heights provide a proper transition to the Project’s 
high-rise component, which is appropriately setback fur ther from the adjoining 
street frontages. At the Site’s street-level interfaces, all buildings will employ 
strategic variations in their façade to create visual variety, human-scale 
spaces, shaded understory corridors, vibrant storefronts, and inviting areas 
for walking and gathering. 
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Exhibit No. 53 | Architectural Renderings of the 
Completed Project

Exhibit No. 54 | Central Courtyard/Plaza

The massing of the U of A buildings are based on the 2009 update of the Comprehensive Campus Plan. The 
U of A will update the CCP within the next year, so changes might be applicable.

shenkarow realty advisors and rick joy architectsMasterplan  |  Conceptual Diagrams2.1

Open Space

Masterplan  |  Conceptual Diagrams2.1

The massing of the U of A buildings are based on the 2009 update of the Comprehensive Campus Plan. The 
U of A will update the CCP within the next year, so changes might be applicable.

shenkarow realty advisors and rick joy architects

Covered ParkingView from the Helen-Warren 
Streetcar Station

View of the Central Courtyard and 
Plaza from the Project’s Campbell 
Avenue Frontage

View from the Southeast 
Corner of the Speedway + 
Campbell Intersection

NOTE: For contextual purposes, these renderings also incorporate the anticipated future 
building massing per the University of Arizona Comprehensive Campus Plan, 2009 Update.
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Exhibit No. 55 | Façade Elevations and Orientation of Louvers

IV.H.2 Building Materials, Colors and Special Features 
With respect to materials, the Project architecture employs a double façade 
that features an outer structure of louvers constructed of ceramic terracotta, 
powder coated metal, or composite resin. This outer façade shields the inner 
building’s surface, minimizes the impacts of harsh summer sunlight, and 
maximizes the harvesting of solar energy during the winter months. 

Beyond these clear energy-efficiency aspects, however, the louvers represent a 
unique aesthetic element that eliminates any semblance of monolithic building 
faces and instead introduces continuous visual variety throughout the Project. 
Exhibit No. 55 illustrates various styles of louvers, as well as the orientation 
that will be used on the nor th, south, and east/west building elevations. This 
respective variation in horizontal and ver tical louvering best optimizes solar 
impacts and oppor tunities and is deeply rooted in local climatic realities.

The use of shading louvers as a primary aesthetic and functional element 
pays homage to the historic use of extensive architectural climate-control 
features that dates back to Tucson’s earliest days. Recessed windows, 
shaded walkways and por ticos, and building overhangs similarly sheltered 
people from the Southwest’s harsh summer conditions while welcoming 
the winter sun’s warmth. While the PAD Project’s proposed architecture is 
unquestionably contemporary, it is nonetheless grounded in a deep respect 
for this history.

In keeping with this same approach, the project’s color and materials palette 
(see Exhibit 56) utilizes an architectural vocabulary which features traditional 
colors and materials used in innovative and contemporary ways. 

SOUTHERN EXPOSURE EASTERN AND WESTERN EXPOSURE NORTHERN EXPOSURE

Architectural Elements | Double Facade

3.0

Southern Exposure Eastern and Western Exposure Northern Exposure

shenkarow realty advisors and rick joy architectsArchitectural Elements  |  Double Facade

Architectural Elements | Double Facade

3.0

Southern Exposure Eastern and Western Exposure Northern Exposure

shenkarow realty advisors and rick joy architectsArchitectural Elements  |  Double Facade

Architectural Elements | Double Facade

3.0

Southern Exposure Eastern and Western Exposure Northern Exposure

shenkarow realty advisors and rick joy architectsArchitectural Elements  |  Double Facade

Examples of 
horizontal and 
vertical louver 
orientations
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Exhibit No. 56 | Conceptual Colors and Materials Palette

L E G E N D

WOOD ACCENTS

ANODIZED BRONZE WINDOW 
SYSTEMS

TERRACOTTA LOUVERS & 
TEXTURES

WHITE ARCHITECTURAL 
CONCRETE

NATIVE AND REGIONALLY 
ADAPTIVE PLANTS 

PUBLIC ART

REFLECTION POOLS & FOUNTAINS

TEXAS LIMESTONE FLOORING

EXTERIOR LOUNGE FURNITURE

EXPOSED AGGREGATE CONCRETE 
SURFACES

1

2

3

5

6

7

8

9
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4

1

2

3

5

6

6

78

9

10

4
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Other key building materials and features that characterize the Project 
architecture include the following:

• The exposed, refined concrete of major structural elements will 
often be left plainly visible to provide an authentic expression 
of the building’s construction,

• Refined inser ts and elements of wood and stone will be 
provided in those areas where people are in closest contact 
with exterior building areas,

• Outdoor stationary and movable furniture elements will match 
the wood and stone accents of the buildings,

• Metal façade elements will integrate with window profiles to 
emphasize a simple and clean complement of materials,

• Full-height, low-energy insulated glass elements will allow for 
deep visibility into the buildings at ground level and minimize 
the need for ar tificial illumination,

• Floors will commonly utilize stone and concrete to solidify a 
sense of groundedness, refinement, and indigenous materials,

• The consideration of exterior façade shade louvers comprised 
of materials such as terracotta, while clearly contemporary, 
also harkens back to the same base materials of clay and brick 
that have characterized the traditional University of Arizona 
material palette.

IV.H.3 Architectural Design Self-Certification Procedures
Given the architectural renderings, elevations, and detail presented in this PAD 
document, no future, separate or subsequent architectural review process is 
required for the Project. This provision is subject only to the requirement that the 
final architectural design of the Project which is presented at the time of building 
permits is in substantial conformance with the aesthetics, architectural concept, 
building elevations, and materials presented herein. 

Concurrent with the submittal of the building plans for review by the Planning 
and Development Services Depar tment (PDSD), the architect of record shall 
submit a letter, signed and sealed with his or her Arizona registration, cer tifying 
that the plans are in general conformance with the PAD prescriptions ar ticulated 
in Sections IV.H.1 and IV.H.2 above.

Prior to submittal of the architect’s cer tification letter and building plans to 

PDSD, the owner/developer and their architect shall hold a meeting with the 
project’s Neighborhood Liaison Group (NLG) to present and discuss the final 
architectural design. The purpose of this meeting is not to provide a forum for 
detailed critique, but rather to ensure that the NLG is informed as to the project’s 
final architectural design and, most importantly, to provide confirmation to the 
NLG that the owner/ developer has duly followed through on the architectural 
representations that have been made to the NLG and illustrated within this PAD 
document.

IV.I Interpretation and Modification of PAD District 
Regulations 
Section IV (Land Use Proposal) of this PAD, in par ticular the Land Use 
Regulations presented within Section IV.B, have been structured to provide 
for clear interpretation and application by the City of Tucson in regulating a 
specialized land use and zoning framework for the PAD District. In the event that 
supplemental PAD changes or interpretations become necessary in the future, 
they shall proceed in accordance with the parameters below.

IV.I.1 General Administration and Interpretation Authority 
The PAD will not result in the modification or change of any existing City of 
Tucson adopted building code or other ordinances, except those por tions of the 
City Unified Development Code (UDC) and Administrative Manual as specifically 
modified in this PAD document, together with the modification of the applicable 
City of Tucson Zoning Map.

The PAD shall be generally administered under the authority of the Director of the 
Planning and Development Services Depar tment (PDSD). Whenever a conflict 
arises between the Speedway + Campbell Gateway Planned Area Development 
(PAD) and the Unified Development Code, the PAD shall control. When the PAD 
does not specifically address a par ticular topic, the UDC and Administrative 
Manual shall control.

a. Anticipated Phasing

Due to the inherent space limitations of the PAD Proper ty, together with the 
near impossibility that attends phasing improvements in a ver tical fashion, 
the Project is envisioned as a single-phase construction process.
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b. Street Improvements/Modifications within the Public Right-of-Way

The PAD Site is highly constrained by public streets to the nor th, south 
and east and, given the magnitude and intensity of the uses proposed, 
cer tain improvements to the adjacent public streets will attend the Project. 
These will be comprised of par ticular material improvements that per tain to 
the larger transpor tation system, including potential modifications to turn 
lanes at the Speedway/Campbell intersection. More detail on transpor tation 
impacts and project-related street-improvements is provided in Section 
IV.D (Transpor tation Infrastructure) of this PAD document.

The Project also includes pedestrian streetscape improvements along its 
two (2) immediately adjacent public-street frontages (Speedway Boulevard 
and Helen Street). These will occur within identified Design Zones that 
par tially extend into the actual public street rights-of-way. The par ticulars 
of these Design Zones are discussed in Section IV.B.3.l (Landscape 
Requirements). 

c. Owner Maintenance Responsibilities 

All facilities and site improvements on the PAD Proper ty will be the sole 
maintenance responsibility of the owners. The maintenance of any public 
utility improvements on the Site, whether above-ground or sub-surface, 
will remain the responsibility of the servicing utility company.

d. Financial Assurances

Following the adoption of a zoning ordinance approving this PAD, the owners 
shall submit a form of financial assurances for review and acceptance by 
the City of Tucson. This form of assurances may be a performance bond or 
similar financial instrument, or may be a formal Development Agreement, 
and shall address the on-site and/or off-site infrastructure and any new 
street improvements or modifications as necessary to ensure the proper 
functioning of the Project as depicted on the detailed Master PAD Site Plan 
presented above in Exhibit No. 24. 

e. City of Tucson Waiver of Claims 

The owners shall execute and record a separate agreement, per adopted 
City of Tucson format, to waive any claims against the City for zoning 
amendments in conformance with A.R.S. Sec. 12-1134(I).

IV.I.2 Amendments to the PAD District
The Director of the Planning and Development Services Depar tment may 
administratively approve minor changes to the specialized land use regulations 
and development standards set for th in this PAD, provided such changes are not 
in conflict with the overall intent, goals and objectives of the PAD as presented 
herein. 

a. Criteria for Minor Amendments and Associated Process 

The following shall be considered minor changes that fall within the 
administrative purview of the Director of Planning and Development Services:

• Addition of new information to the PAD, Master Site Plan, 
maps, or text that does not change the effect of any regulation, 
development standard, or guideline.

• Changes to the public or private infrastructure as presented 
herein as necessary to properly serve the intended Master Site 
Plan and which do not significantly increase the development 
capacity of the presented Site Plan nor alter the guiding goals 
and objectives of same.

• The addition of permitted uses that may not be specifically 
enumerated in Sections IV.B.2.b and IV.B.2.c of this document, 
but which are determined to be sufficiently similar in type and 
nature to those explicitly listed as permitted.

• Adjustments to the Development Standards in Section IV.B.3 
(Development Standards) of this document that are not 
harmful to the interests of the larger community or affected 
neighborhoods, or which are not explicitly stated in the PAD, but 
which are consistent with the guiding goals and objectives of 
the Project and which do not create any public health or safety 
issues.

• Specifically, adjustments to section IV.B.3.d (Individualized 
Vehicle Parking Requirements) as necessary to properly reflect 
the required parking and appropriate mixed-use reductions 
based upon the Project’s ultimate/final land-use composition. 

• Adjustments to any aspect of Section IV of this PAD that is 
required in order to comply with changes in local, state or 
federal safety and/or health codes.

• The following PDSD administrative procedures may be 
processed, as necessary, through the minor amendment 
process of this PAD: 1) Technical Standard Modification 
Requests (TSMR’s); 2) Design Development Options (DDO’s) 
for landscaping and screening requirements.
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b. Criteria for Major Amendments and Associated Process 

Major amendments to this PAD shall be those changes or modifications that 
materially alter the guiding goals, objectives, or Master Site Plan presented in 
the PAD. The PDSD Director will determine if a proposed amendment would 
result in a major change per the enumerated criteria established in UDC 
Section 3.5.5.J.2.c. Major amendments shall be processed in accordance 
with UDC Section 3.5.3, Zoning Examiner Legislative Procedure.

The University Area Plan (UAP) contains cer tain provisions that allow for 
the incorporation of adjacent Arizona Board of Regents (ABOR) proper ties 
into this PAD without the need for an amendment to the UAP. Any such 
incorporation of ABOR proper ties will be processed as a major amendment 
to the Speedway + Campbell Gateway PAD.
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Viewshed Impacts & Project Visibility Study
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Viewshed Impacts & Project Visibility Study
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Viewshed Impacts & Project Visibility Study
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Viewshed Impacts & Project Visibility Study
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Viewshed Impacts & Project Visibility Study
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Viewshed Impacts & Project Visibility Study
Rincon Heights
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Viewshed Impacts & Project Visibility Study
Sam Hughes
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Proposed Building Heights into Outlying 
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Appendix D | Draft Traffic Impact 
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1. INTRODUCTION 
 

Background Information 

A proposed 19-story mixed-use building is proposed to be constructed on the northwest corner 
of Speedway Boulevard and Campbell Avenue, near the University of Arizona, in Tucson, 
Arizona. 

The proposed development will consist of 368,814 square feet, on approximately 2.5 acres in the 
northwest corner of Campbell Avenue and Speedway Boulevard where the Palm Shadows 
Apartments are currently located. The building will include a variety of uses including residential, 
hotel, a major grocery store, office and clinic spaces and retail shops. Parking facilities will also 
be included in the development. 

A vicinity map of the proposed development is provided in Figure 1. 

Study Purpose 

The scope of the analysis includes the following: 

Develop trip generation estimates for the proposed development for an “Analysis 
Scenario”.  The “Analysis Scenario” is represents an assumed and likely set of land-uses and 
intensities that will ultimately occupy the project. It should be emphasized that the exact 
tenant’s, and intensity of each proposed land use is not known at this time; the “Analysis 
Scenario” represents conservative, yet realistic land use assumptions. 
Distribute and assign generated traffic to adjacent roadway network. 
Analyze the traffic impacts of the proposed development on surrounding transportation 
infrastructure. The following signalized intersections are analyzed: 

Speedway Boulevard and Cherry Avenue 
Speedway Boulevard and Campbell Avenue 
Campbell Avenue and Elm Street 

Document transportation improvements and recommendations for each study area 
intersection and roadway segments. 
Calculate parking requirements considering the various uses and their peak demands. 

The proposed Speedway Boulevard & Campbell Avenue site plan is provided in Appendix A. 
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Figure 1. Vicinity Map 
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2. EXISTING CONDITIONS 
 

City of Tucson Major Streets and Routes 

The City of Tucson Major Streets and Routes Plan (MS&RP) identifies the general location and 
width of existing and proposed freeways, arterial and collector streets. The MS&RP also 
identifies future rights-of-way, setback requirements, typical intersections and cross sections, 
and gateway and scenic routes. The MS&RP (Figure 2) defines future right of way of Campbell 
Avenue and Speedway Boulevard to be 120 feet.  Campbell Avenue is identified as a Gateway 
Arterial. 

Gateway Arterials are routes to major employment centers, shopping areas, recreational areas, 
and transportation centers which are used regularly by large numbers of residents and visitors. 
The purpose of this designation is to improve the appearance of the built environment through 
the use of standards for the design and landscaping of the roadway and adjacent 
developments. 

Figure 2. City of Tucson Major Streets and Routes Plan 

 

Existing Roadway Network 

Streets that are within the immediate vicinity of the project and provide access and circulation 
are described below. 

Campbell Avenue 
Campbell Avenue is the major north-south arterial roadway that runs directly east of the 
proposed development. Campbell Avenue is a six-lane arterial with raised medians and has a 35 
MPH posted speed limit. The road is constructed to the maximum cross-section supported by 
the City of Tucson Major Streets and Routes Plan. 
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Speedway Boulevard 
Speedway Boulevard is a major east-west arterial roadway directly south of the proposed 
development.  Speedway Boulevard is a six-lane arterial roadway with raised medians and has a 
35 MPH posted speed limit. The road is constructed to the maximum cross-section supported 
by the City of Tucson Major Streets and Routes Plan. 

Local Public Streets 
Helen Street serves as a minor east-west collector street that provides access to several 
University of Arizona buildings and parking facilities on the north side of Speedway Boulevard. 
Helen Street will serve as one of the primary access points directly north of the proposed 
development. 

Cherry Avenue serves as a minor north-south collector street providing access to the main 
University of Arizona campus (to the south of Speedway), and to the Banner University Medical 
Center (north of Speedway).  It lies approximately 1/4 mile west of the Site. The intersection of 
Cherry Avenue and Speedway Boulevard is signalized. 

Ring Road 
The 0.8 mile Ring Road within the AHSC (to the immediate north) is a low speed, two-lane 
corridor with a speed limit of approximately 20 MPH. 
 
It essentially forms a loop through AHSC and the Banner-UMC (BUMC) property to the adjacent 
north. The Road extends from Cherry Avenue, at Drachman Street, then north to Elm Street, 
and ultimately south to Mabel Street. As part of BUMC’s construction of a new hospital 
(currently in progress), the Ring Road will be realigned with Elm Street to create a new, primary 
access point and signalized intersection for the hospital and for users within AHSC, as illustrated 
in Figure 3. 
 
Multimodal Connectivity 

The proposed mixed-use development will be served by Sun Tran and Cat Tran bus services, the 
Modern Streetcar, and bicycle and pedestrian facilities.   
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Sun Tran Bus Routes 
Sun Tran provides transit service 
bordering the proposed development 
with bus stops on Campbell Avenue and 
Speedway Boulevard.  Bus routes on 
Speedway Boulevard include Routes 4, 
5, 102X, 103X, 105X, and 109X.  Bus 
routes on Campbell Avenue include 
Route 9, 15, 20, and 103X.  

Cat Tran Shuttle Service 
The University of Arizona Cat Tran 
system circulates within the UA campus 
and near the proposed project site. The Green, Yellow, and 
Purple routes run along Cherry Avenue, west of the project site. 

 

 

 

http://www.sunlinkstreetcar.com 

https://parking.arizona.edu/pdf/
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Sun Link Streetcar Facilities 

The 3.9-mile modern streetcar system, known as Sun Link, was completed in the summer of 
2014. The streetcar line begins at Warren Avenue and Helen Street on the northwest corner of 
the proposed development and provides direct access 
to the University of Arizona campus and to downtown 
Tucson, terminating on the west side of I-10. Sun 
Link’s service provides 10 to 15 frequency during the 
weekday and weekend peak periods and 20 to 30 
minute frequency during off-peak periods.  The 
streetcar operates from 7:00 am to 10:00 pm on 
Monday to Thursday, from 7:00 am to 12:00 am on 
Friday, from 8:00 am to 12:00 am on Saturday, and 
from 8:00 am to 8:00 pm on Sunday. 

Existing & Planned Bike Routes 
The proposed development is surrounded by a robust 
network of designated bicycle routes and bicycle lanes. Both Speedway Boulevard and 
Campbell Avenue are designated as Bike Routes with Striped Shoulder on the Pima County 
Regional Bike Map.  Helen Street is designated as a Residential Street on the Pima County 
Regional Bike Map. 

An existing shared-use path along the Warren Avenue alignment serves as a north-south bicycle 
route for both cyclists and pedestrians. The Warren 
Avenue and Highland Avenue underpasses (directly 
west of the proposed project) provides a grade-
separated crossing beneath Speedway Boulevard to 
facilitate direct access to the UA main Campus. The 
Warren Avenue underpass provides a link for the 
streetcar and is a pedestrian-only connection (bikes 
must be walked). Highland Avenue underpass 
accommodates both pedestrians and bicyclists, 
making it the best southward connective route to 
the main campus. 

According to data obtained from the City of Tucson 
and UA, there are no current plans for the 
designation or construction of any new bicycle 
routes in the study area vicinity. 

Existing Configurations and Traffic Conditions  

Existing traffic control configuration at primary intersections within the study area are 
illustrated in Figure 3.  Signalized intersections that will serve the proposed development are at 

http://www.sunlinkstreetcar.com 

www.tucsonaz.gov 
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Campbell Avenue/Elm Street, Campbell Avenue/Speedway Boulevard and Speedway Boulevard 
/Cherry Avenue. 

Traffic volume data was collected in 2012 as part of the AHSC Traffic and Circulation Study and 
the Banner University Medical Center Traffic Impact Analysis. A comparison (Table 1) of the 
2012 traffic volumes with 2015 and 2016 traffic volumes (from Pima Association of 
Governments Transportation Data Management System) shows that 2015/2016 peak-hour 
traffic volumes for both the AM and PM period at the study intersections are lower than that 
collected in 2012. Furthermore, several University of Arizona building are under construction 
within the project vicinity, including the Banner University Medical Center, which may alter 
traffic patterns within the study area. As such, the 2012 peak-hour traffic volumes are used in 
this analysis. The 2012 peak-hour traffic volumes, which represent current volumes in this 
analysis, are summarized in Figure 4. 
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Table 1.  Comparison of 2012 and 2015/2016 Traffic Volumes 

Campbell Avenue / Speedway Boulevard 

2012 (April) and 2016 (October traffic volumes (intersection entering vehicles) 
AM   
2012: 6,024 VPH  
2016: 5,521 VPH 8.3% decrease 
PM   
2012: 6,946 VPH  
2016: 6,428 VPH 8.1% decrease 

 

Cherry Avenue / Speedway Boulevard 

2012 (April) and 2015 (September) traffic volumes (intersection entering vehicles) 
AM   
2012: 4,061 VPH  
2015: 3,539 VPH 14.7% decrease 
PM   
2012: 4,276 VPH  
2015: 4,306 VPH ~1% decrease 

 

Campbell Avenue / Elm Street 

2012 (April) and 2015 (September) traffic volumes (intersection entering vehicles) 
PM   
2012: 3,481 VPH 12.3% decrease 
2015: 3,052 VPH  

 

A capacity analysis of existing study area streets and intersections was conducted. Capacity 
analysis is performed consistent with methodologies outlined in the Highway Capacity Manual 
(Transportation Research Board, 2010). The Highway Capacity Manual (HCM) employs 
methodologies to calculate intersection Level of Service (LOS). LOS is a qualitative assessment 
of the quantitative effect of factors such as intersection geometry, lane configuration, and 
traffic volumes. Operating conditions are categorized as “A” through “F,” with “A” representing 
the most favorable conditions and “F” representing the least favorable.  

The City of Tucson requires the traffic impact of new development on streets and intersections 
to be mitigated to a Level of Service D or better.    
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Table 2 shows the delay (wait time thresholds) for each LOS grade. 
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Table 2.  Level of Service Delay Thresholds 

LOS Signalized Intersection Unsignalized Intersection 
A ≤10 sec ≤10 sec 
B 10-20 sec 10-15 sec 
C 20-35 sec 15-25 sec 
D 35-55 sec 25-35 sec 
E 55-80 sec 35-50 sec 
F ≥80 sec ≥50 sec 

 

Intersection LOS is computed as a weighted average of vehicle delay. An intersection may have 
an acceptable overall LOS but may also have individual movements with unacceptable LOS. As a 
result, all movements are analyzed individually, and recommendations are made to reduce 
delay and increase capacity on critical movements. 

A summary of the resulting capacity analysis for peak-hour existing conditions are found in 
Table 3.  

The stop-controlled intersection of Mabel Street/Campbell Avenue operate at LOS “F”. This is 
due to the delay incurred by vehicles attempting to make a left turn from eastbound Mabel 
Street to Northbound Campbell Avenue.  LOS “F” on a minor street that is stop-controlled at its 
intersection with a major arterial is a common condition in busy urban environments.
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Figure 3. Existing Traffic Configuration 
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Figure 4. Existing Peak-Hour Traffic Volumes 
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Table 3. Existing Peak-Hour LOS Summary 

Local Intersection
EB WB NB SB 

Intersection LOS Intersection Delay 
(s) Traffic Control 

L T R L T R L T R L T R

Elm Street / Campbell Avenue 
AM Peak Hour C A C C A C C C C B B B B 18.4 

Signalized 
PM Peak Hour D A C C A C C C C D C C C 28.5 
Mabel Street / Campbell Avenue* 
AM Peak Hour F C - - F 86.0 

Unsignalized 
PM Peak Hour F C - - F 147.2 
Speedway Boulevard / Campbell Avenue 
AM Peak Hour E D D E D C D D C D D D D 45.8 

Signalized 
PM Peak Hour D D C E D C D E D F D D D 52.7 
Cherry Avenue / Speedway Boulevard 
AM Peak Hour D A A C D D D D D D D D C 20.2 

Signalized 
PM Peak Hour D C C D C C C C C D C C C 26.9 
Helen Street / Cherry Avenue* 
AM Peak Hour C C - - C 22.4 

Unsignalized 
PM Peak Hour A B - - B 10.8 
Helen Street / Martin Street* 
AM Peak Hour - - - A A 9.2 

Unsignalized 
PM Peak Hour - - - A A 9.1 
Warren Avenue / Speedway Boulevard* 
AM Peak Hour - - - D D 27.9 

Unsignalized 
PM Peak Hour - - - D D 25.9 
Helen Street / Campbell Avenue* 
AM Peak Hour C C - - C 18.1 

Unsignalized 
PM Peak Hour D C - - D 29.4 
* Intersection LOS and Delay for unsignalized intersections is reported as "Worst-Movement LOS" 
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3. FUTURE CONDITIONS ANALYSIS 
 

Traffic impact analysis procedures utilize a four-step process to forecast travel demands.  Trip 
generation is the first step in the process that estimates the number of trips to be “produced” 
or “generated” by a particular land use type within a specific traffic analysis zone.  Traffic 
analysis zones are also “destinations” of trips, or trip “attractors.” Examples of attractors are 
land uses such as commercial establishments and employment centers. 

Trip generation is followed by trip distribution (from which direction are people traveling), 
mode choice (how do they travel – by vehicle, walking/biking, or by bus), and route assignment 
(which streets do they utilize).  

Upon completion of the four-step process, a capacity analysis of the roadway network 
(streets/intersections) is performed to evaluate their operational performance. Each of these 
steps is described in more detail below. 

Background Traffic 

In addition to the existing traffic volumes on the street network, the analysis of future 
conditions reflects trips that will be generated from future surrounding developments including 
the Banner University Medical Center, medical clinics, and offices, and on-going and future 
academic and research building construction by the University of Arizona.  

The trip generation from these surrounding developments were referenced from the Banner 
University Medical Center traffic analysis. As such, background traffic in this analysis is 
represented by the total traffic estimated for the Phase II Banner University Medical Center 
development (year 2035), less the traffic estimated to be generated by the Speedway/Campbell 
development. The total trip generation used to represent the background traffic is summarized 
in Table 4. The background trips distributed and assigned within the study area are shown in 
Figure 5. 

Table 4. Background Trip Generation (Phase 2, 2035, Banner University Medical Center Traffic Study) 

 Daily Total 
AM Peak PM Peak 

In Out Total In Out Total 

Total 19,849 1,761 436 2,196 412 1,660 2,099 
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Figure 5. Background Peak-Hour Traffic 
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Trip Generation 

Trip-generation is calculated from qualitative measures associated with the development land 
uses such as number of employees of a facility, development square footage, number of 
residential units, or number of dwelling units. Trip generation estimates reflect the number of 
trips entering or exiting a site or development during a specified time period (e.g., daily, or 
during the morning peak-period). The Institute of Transportation Engineers (ITE) Trip 
Generation Manual contains trip-generation rates developed from an aggregation of over 4,000 
traffic studies, for dozens of land uses. Trip generation rates for Speedway/Campbell 
development proposed uses are outlined in Table 5.  

Table 5. Trip Generation Land Uses, ITE Codes and Rates 

High-Rise Residential               
ITE 9th Edition:  232               
Daily T = 4.18*(Dwelling Units)   50% In 50% Out 
AM Peak Hour T = 0.34*(Dwelling Units)   19% In 81% Out 
PM Peak Hour T = 0.78*(Dwelling Units)   62% In 38% Out 
 
Hotel                 
ITE 9th Edition:  310               
Daily T = 8.17*(Rooms)   50% In 50% Out 
AM Peak Hour T = 0.53*(Rooms)   59% In 41% Out 
PM Peak Hour T = 0.60*(Rooms)   51% In 49% Out 
 
Medical-Dental Office Building               
ITE 9th Edition:  720               
Daily T = 36.13*(1000 SF)   50% In 50% Out 
AM Peak Hour T = 2.39*(1000 SF)     79% In 21% Out 
PM Peak Hour T = 3.57*(1000 SF)   28% In 72% Out 
       
General Office Building               
ITE 9th Edition:  710               
Daily T = 11.03*(1000 SF)   50% In 50% Out 
AM Peak Hour T = 1.56*(1000 SF)   88% In 12% Out 
PM Peak Hour T = 1.49*(1000 SF)   28% In 72% Out 
 
Supermarket               
ITE 9th Edition:  850               
Daily T = 102.24*(1000 SF)   50% In 50% Out 
AM Peak Hour T = 3.40*(1000 SF)   62% In 38% Out 
PM Peak Hour T = 9.48*(1000 SF)   51% In 49% Out 
 
High-Turnover (Sit-Down) Restaurant               
ITE 9th Edition:  932               
Daily T = 127.15*(1000 SF)   50% In 50% Out 
AM Peak Hour T = 10.81*(1000 SF)   55% In 45% Out 
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Based on guidance provided by the Trip Generation Handbook, the weighted average rate was 
used to forecast the trips generated for the proposed land uses. Table 6 provides a summary of 
the total baseline trip generation. 

Table 6. Project Trip Generation (Analysis Scenario) 

Land Uses Intensity Units Daily Total 
AM Peak PM Peak 

In Out Total In Out Total 

High-Rise Residential (232) 28 DU 118 2 8 10 8 7 11 

Hotel (310) 92 Rooms 752 29 20 49 28 27 55 

Medical-Dental Office (720) 155 1000 SF 5,614 293 78 371 155 400 555 

General Office (710) 55 1000 SF 608 76 10 86 14 68 82 

Supermarket (850) 40 1000 SF 4,090 84 52 136 193 186 379 

High-Turnover (Sit-Down) Restaurant (932) 19 1000 SF 2,472 116 94 210 115 76 191 

Total 13,654 600 262 862 513 764 1,273 

 

Pass-by Trips and Internal Capture 
For many land-uses, not all trips generated by a development represents a new trip added to 
the roadway.  A percentage of trips, referred to “pass-by” trips, are made by traffic already 
using the adjacent roadway and enter the site as an intermediate stop on the way from another 
destination. From ITE data, a supermarket land-use would have a pass-by percentage of 36 
percent and a restaurant would have a pass-by percentage of 43 percent for the PM peak 
period only. 

In addition, mixed-use developments generally have trip interactions between the various land-
uses within the development. An individual makes a trip to a retail establishment, and then 
makes a trip to the restaurant, without making an addition trip on the adjacent street network. 

To account for those internal trips within a multi-use development, internal capture rates were 
applied based on National Cooperative Highway Research Program (NCHRP) publication, 
Enhancing Internal Trip Capture Estimation for Mixed-Use Developments: NCHRP Project 8-51, 
was used.  The NCHRP internal capture worksheet is provided in Appendix B. 

Alternative Transportation Considerations 
The proposed development consists of transit oriented development (TOD) characteristics, 
located at the end of the Streetcar, and is within the immediate vicinity of the University of 
Arizona and Banner University Medical Center.  

It is anticipated that a high percentage of trips to and from the development will be made by 
walking, bicycling, riding the bus, or streetcar.  Based on the review of American Community 

PM Peak Hour T = 9.85*(1000 SF)   60% In 40% Out 
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Survey data (5-year estimate for 2011 – 2015), the Tucson area showed a 11 percent use of 
alternative transportation modes and 36 percent use of alternative transportation modes for 
the area approximately 1-mile around the proposed development (mainly influenced by 
students around the UA).  

The proposed development will be served by the Streetcar, as well as the significant bicycling 
and walking infrastructure associated with the University of Arizona.  However, the 
development will also serve as a regional shopping and employment destination.  The 
percentage of individuals who arrive by non-vehicular modes will vary by land use: hotel 
patrons will rely significantly on non-vehicular modes, while the percentage of employees and 
clinic patrons who use alternative modes will be less.  It is reasonable to assume that the 
overall percentage of those who use alternative modes will be higher than the regional average 
of 11%, but not quite has high as for buildings directly on the University of Arizona Campus 
(36%).   Multimodal percentages by land use were assumed as follows: 

Residential Land Use: 15% of trips arrive by alternative modes.  This recognizes that the 
residents will not primarily be affiliated with Banner Health or the UA but have 
employment outside the study area. 
Hotel Land Use: 35% of trips arrive by alternative modes.  Many hotel patrons will 
choose to stay at the hotel its location within walking distance to the UA and Banner 
Health facilities. The street car will also provide convenient access to downtown.  
Retail Land Use: 35% of trips arrive by alternative modes, for street-level development 
allocated for restaurant and grocery. The project area already has a high alternative 
mode use percentage such that the retail portion of the development will attract a 
significant portion of those trip types.  
Office and Clinic Land Use: 10% of trips arrive by alternative modes.  It was assumed 
that the trips would generally originate outside of the project area of greater Tucson 
rather than UA students and faculty, and alternative mode usage is consistent with the 
regional average. 

A summary of the alternative mode use percentages is provided in Table 7. 

Table 7. Alternative Mode Use Percentages of Trips 

Land Use (ITE Code) Percentage of Trips made by 
Alternative Mode 

High-Rise Residential (232) 15% 

Hotel (310) 35% 

Medical-Dental Office (720) 10% 

General Office (710) 10% 

Supermarket (850) 25% 

High-Turnover (Sit-Down) Restaurant (932) 25% 
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A summary of the trip generation with the reductions associated with internal capture, pass-by 
trips, and alternative mode usage is provided in Table 8.  

Table 8. Reduced Trip Generation (Discounted for Pass-by, Internal Capture and Multi-Modal) 

Land Uses Intensity Units Daily Total* AM Peak PM Peak 

In  Out Total In  Out Total 
High-Rise Residential (232) 28 DU 100 2 5 7 3 1 4 

Hotel (310) 92 Rooms 489 18 3 21 12 11 23 
Medical-Dental Office (720) 155 1000 SF 5,053 224 29 253 134 346 480 

General Office (710) 55 1000 SF 547 58 4 62 12 59 71 
Supermarket (850) 40 1000 SF 3,068 37 23 59 68 68 135 

High-Turnover (Sit-Down) Restaurant 
(932) 19 1000 SF 1,854 58 43 101 31 16 47 

Total 11,110 397 106 503 259 501 760 
                           *Daily total does not include reductions due to pass-by trips and internal capture  

Directional Trip Distribution 
The next step in the analysis process is to estimate from which direction that the trips are 
originating and traveling to. The directional distribution for the proposed development is based 
on the most recent traffic volumes from PAG’s TDMS. The distribution assumes that 22 and 23 
percent of trips that will access the study area will travel from the north and south on Campbell 
Avenue, respectively. From east and west, 25 percent of trips will access the study area from 
both directions on Speedway Boulevard. Table 9 summarizes the trip distribution assumed for 
the proposed development. 

Table 9. Project Trip Distribution 
Route Average Daily Traffic (ADT) Percentage of ADT on Route 

Campbell Avenue (from the north) 36,000 22% 
Speedway (from the east) 40,100 25% 

Campbell Ave (from the south) 37,500 23% 
Speedway Blvd (from the west) 40,000 25% 
Cherry Avenue (from the south) 9,000 5% 

Total - 100% 

 

Route Choice/Traffic Assignment 
Traffic assignment is the next step of the traffic forecast procedure and it involves determining 
the amount of traffic that will use specific routes within the analysis network. The result of 
traffic assignment is total projected trips, by direction and turning movements, at each of the 
study intersections. Traffic assignment is determined by considering logical routings, available 
roadway capacities, left turns at critical intersections, and perceived travel times. The 
anticipated delay for vehicles making a left-turn at the eastbound approach at Mable/Campbell 
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was considered in the assignment during the PM peak period. It was assumed that 90 percent 
would utilize Elm Street from the Ring Road or utilize Cherry Avenue to head north of the 
development alternative northbound routes. Site generated traffic assignment is shown in 
Figure 6.
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Figure 6. Site Generated Peak-Hour Traffic Assignment 
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Figure 7. Total (Project + Background) Peak-Hour Traffic Assignment 
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Study Area Intersection Operations Analysis 

The City of Tucson requires the traffic impact of new development on roadways and 
intersections to be mitigated to a Level of Service D or better (equivalent to being delayed at 
the intersection for less than 35-55 seconds per vehicle). Capacity analysis was performed for 
each study area intersection for Background traffic and Total (Project + Background) traffic 
conditions. 

Table 11 summarizes the capacity analysis results for Project and Background Traffic.  Table 12  
summarizes the capacity analysis results for Project and Background Traffic with the 
recommended improvements. Table 13 summarizes the recommended improvements.  

Background Traffic Operations 
With the addition of the background traffic from the Banner University Medical Center Phase II 
development and other UA facilities, traffic operations at several study area intersections are 
impacted by the increase in traffic volumes.  

Note the Elm & Campbell intersection, which will soon undergo improvements by Banner, is 
assumed to operate with the updated configuration with eastbound dual left-turns and a 
southbound dedicated right-turn lane.  

The intersection of Cherry Avenue / Speedway Boulevard showed a significant decrease in 
operational performance. During the PM peak period. Over 500 trips during the peak hour were 
forecasted to make a southbound left-turn. It is recommended to provide southbound dual left-
turn lanes at the approach. During the AM period, eastbound traffic entering into the study 
area exceed the capacity of the single left-turn lane. An eastbound dual left-turn lane is needed 
to accommodate the increased vehicular traffic. The southbound dual left-turn movement 
should be permitted/protected, if sight-distance is adequate. 

The Cherry Avenue / Helen Avenue intersection, currently an east/west two-way stop 
controlled intersection, is anticipated to operate at a LOS F with the additional background 
traffic. To accommodate the AM right-turn traffic a dedicated northbound right-turn lane is 
recommended. This also improves westbound operations. In addition, a westbound left-turn 
lane is recommended with 150’ of storage to accommodate left-turn queues. 

The Speedway Boulevard / Campbell Avenue shows high delay due to the heavy traffic volumes 
during peak periods. It is recommended that an additional left-turn lane be constructed for the 
westbound approach on Speedway Boulevard. To accommodate the anticipated queues, the 
storage should be extended to 260’ for both left-turn lanes  

It should be noted that the Mabel Street / Campbell Avenue intersection has failing operational 
performance due to eastbound left-turn movements. High delays are common when a minor 
street intersects with a major street with heavy traffic volumes such as Campbell Avenue. 
Additional improvements for the intersection are not recommended. 
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Total Traffic Operations 
The recommended improvements will improve traffic operations performance at the key 
intersections. The improvements lead to LOS D or better at each study area signalized 
intersection. However, note that some of the individual movements perform at LOS D or worse.  

As shown in the site plan, the development proposes new access points on Speedway 
Boulevard and on Helen Street. Both are proposed to be approximately 300’ west of Campbell 
Avenue. The Speedway Boulevard access point will be located adjacent to a Sun Tran bus 
pullout.  

It is recommended that the Helen Street access point be expanded to accommodate the high 
inbound/outbound traffic volumes. This includes providing a northbound dedicated left-turn 
lane with the standard minimum storage requirements (120’). All-Way Stop control is 
recommended to be maintained at the intersection. 
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Table 10. Background Peak-Hour Traffic LOS Summary 

Local Intersection
EB WB NB SB 

Intersection 
LOS 

Intersection Delay 
(s) 

Traffic 
Control L T R L T R L T R L T R

Elm Street / Campbell Avenue 
AM Peak Hour D A D D A D C C C B B A C 23.7 

Signalized 
PM Peak Hour C A D D A D D C C D C C C 30.2 
Mabel Street / Campbell Avenue* 
AM Peak Hour F C - - F 181.3 

Unsignalized 
PM Peak Hour F C - - F 529.4 
Speedway Boulevard / Campbell Avenue 
AM Peak Hour E C A E D B E D A D D C D 45.2 

Signalized 
PM Peak Hour F E D F D D E E D F D D E 60.7 
Cherry Avenue / Speedway Boulevard 
AM Peak Hour F B B B C C D D D E D D D 35.6 

Signalized 
PM Peak Hour E F F E F F C B B F B B E 67.1 
Helen Street / Cherry Avenue* 
AM Peak Hour B F - - F 92.2 

Unsignalized 
PM Peak Hour B F - - F 134.6 
Helen Street / Martin Street* 
AM Peak Hour - - - A A 9.7 

Unsignalized 
PM Peak Hour - - - A A 9.8 
Warren Avenue / Speedway Boulevard* 
AM Peak Hour - - - E E 45.9 

Unsignalized 
PM Peak Hour - - - D D 32.2 
Helen Street / Campbell Avenue* 
AM Peak Hour C C - - C 22.2 

Unsignalized 
PM Peak Hour F C - - F 64.8 
* Intersection LOS and Delay for unsignalized intersections is reported as "Worst-Movement LOS" 
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Table 11. Total (Project + Background) Peak-Hour Traffic LOS Summary 

Local Intersection
EB WB NB SB 

Intersection 
LOS 

Intersection Delay 
(s) 

Traffic 
Control L T R L T R L T R L T R

Elm Street / Campbell Avenue 
AM Peak Hour D A D D A D C C C B C A C 24.3 

Signalized 
PM Peak Hour D A D D A D D C C D C C C 30.5 
Mabel Street / Campbell Avenue* 
AM Peak Hour F A - - F 173.0 

Unsignalized 
PM Peak Hour F C - - F 762.8 
Speedway Boulevard / Campbell Avenue 
AM Peak Hour F D D D E C F D C D D E D 53.7 

Signalized 
PM Peak Hour F F D F E D F E D F D D E 68.6 
Cherry Avenue / Speedway Boulevard 
AM Peak Hour F B B C F F D D D F D D D 49.5 

Signalized 
PM Peak Hour F F F E F F C B B F B B E 78.3 
Helen Street / Cherry Avenue* 
AM Peak Hour B F - - F 170.8 

Unsignalized 
PM Peak Hour B F - - F 284.5 
Helen Street / Martin Street* 
AM Peak Hour A A A A A 9.44 

Unsignalized 
PM Peak Hour D B C B C 23.13 
Warren Avenue / Speedway Boulevard* 
AM Peak Hour - - - F F 56.3 

Unsignalized 
PM Peak Hour - - - D D 34.7 
Helen Street / Campbell Avenue* 
AM Peak Hour D C - - D 31.8 

Unsignalized 
PM Peak Hour F C - - F 104.4 
* Intersection LOS and Delay for unsignalized intersections is reported as "Worst-Movement LOS" 
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Table 12. Total (Project + Background) Peak-Hour LOS Summary (with Improvements) 

Local Intersection
EB WB NB SB 

Intersection 
LOS 

Intersection Delay 
(s) 

Traffic 
Control L T R L T R L T R L T R

Elm Street / Campbell Avenue 
AM Peak Hour D A D D A D C C C B B A C 23.7 

Signalized 
PM Peak Hour D A D D A D D C C D C C C 30.2 
Mabel Street / Campbell Avenue* 
AM Peak Hour F C - - F 181.3 

Unsignalized 
PM Peak Hour F C - - F 529.4 
Speedway Boulevard / Campbell Avenue 
AM Peak Hour E D D D D C E D C D D E D 46.7 

Signalized 
PM Peak Hour E D D F D B E D C E D D D 49.5 
Cherry Avenue / Speedway Boulevard 
AM Peak Hour D A B B C D D D D D D D C 27.1 

Signalized 
PM Peak Hour D C C D C C D C D D C C C 32.3 
Helen Street / Cherry Avenue* 
AM Peak Hour B E - - E 37.1 

Unsignalized 
PM Peak Hour B F - - F 175.5 
Helen Street / Martin Street* 
AM Peak Hour - - - A A 9.7 

Unsignalized 
PM Peak Hour - - - A A 9.8 
Warren Avenue / Speedway Boulevard* 
AM Peak Hour - - - F F 56.3 

Unsignalized 
PM Peak Hour - - - D D 34.7 
Helen Street / Campbell Avenue* 
AM Peak Hour D C - - D 31.8 

Unsignalized 
PM Peak Hour F C - - F 104.4 
* Intersection LOS and Delay for unsignalized intersections is reported as "Worst-Movement LOS" 
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Table 13. Recommendations Summary 

ID Intersection Recommendations Comments 
1 Campbell Ave / 

Elm St 
Campbell / Elem is will be reconstructed (by others) as 
part of the Banner University Medical Center 
redevelopment project. Improvements include: 

Improve Elm Street to a 5-lane roadway (2 inbound 
lane, and 3 outbound lanes) between Campbell 
Avenue and Ring Road.  One EB lane transitions to a 
dedicated left-turn lane at Elm Street/Campbell 
Avenue.  West of the NE Parking Garage entrance, 
Elm Street continues as a 2-lane roadway with a 
raised median island and left turn lanes.  
Configure the EB through lane to be a shared 
through/left movement to provide sufficient capacity 
for left-turning traffic. 
Extend existing northbound left turn lane on 
Campbell Avenue to 200’. 
Add a dedicated right-turn lane on southbound 
Campbell Avenue. 

Improvements by others; no additional improvements 
are recommended. 

2 Campbell Ave / 
Mabel St 

No improvements recommended. - 

3 Campbell Ave / 
Helen St 

No improvements recommended. - 

4 Campbell Ave / 
Speedway Blvd 

Add an additional 480’ left-turn lane on eastbound 
Speedway Blvd (for two total) to accommodate 
vehicles turning to northbound Campbell Ave. 
Add an additional 260’ left-turn lane on westbound 
Speedway Blvd (for two total to accommodate 
vehicles turning to southbound Campbell Ave. 

Recommended as a City of Tucson project, as it is 
outside of the Speedway/Campbell site. It is 
recommended that impact fees associated with the 
project be applied toward these improvements. 

5 Speedway Blvd / 
Warren Ave 

No improvements recommended. - 

6 Speedway Blvd / 
Cherry Ave 

Extend left-turn lane on southbound Cherry Avenue 
to 200’ (existing is 80’).  

Recommended 
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ID Intersection Recommendations Comments 
Add an additional 200’ left-turn lane (for two total) 
on southbound Cherry Ave to accommodate vehicles 
turning to eastbound Speedway Blvd. 
Add an additional 350’ left-turn lane on eastbound 
Speedway Blvd. 
Add new receiving lane on Cherry Ave. 

These improvements are already warranted under 
background future conditions which considers 
Banner Medical Center improvements and the 
University of Arizona campus expansion programs. 

7 Helen St / 
Martin Ave 

Reconfigure Helen/Martin to four-way intersection.  
Consider a roundabout intersection in place of a four-
way stop-controlled intersection. 

Recommended improvements by 
Speedway/Campbell project. 

8 Helen & Cherry Add a 150’ left-turn lane on westbound Helen St. 
Restripe Cherry to add a 120’ dedicated right-turn 
lane on northbound Cherry Ave. 

These improvements are already warranted under 
background future conditions which considers 
Banner Medical Center improvements and the 
University of Arizona campus expansion programs. 
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Parking Calculations and Reductions 

This section provides a summary of the shared parking analysis for the proposed mixed-use 
development. The parking analysis uses Urban Land Institute (ULI) standard parking generation 
rates. ULI shared parking analysis typically include multiple components to evaluate reductions 
in demand, including: 

1. Time of Day Parking Demand Reductions – This is the primary reduction mechanism 
within ULI and identifies how specific land uses peak within a mixture of uses. For this 
analysis, ULI time of day factors were used for both weekend and weekday conditions 

2. Internal Capture Reductions – Similar to the internal capture estimated for vehicular 
trip generation. This reduction identifies a trend that users on site might frequent 
another use without generating new parking demand. For a conservative estimate, the 
internal capture reduction was not included. 

3. Multimodal Reductions – This reduction assumes a percentage of trips are generated 
not only by automobile but rather by walking, biking, or transit trips. The location of the 
proposed development is likely to generate multi-modal trips as it is within the UA area 
and also adjacent to the streetcar terminus. For this analysis, a multimodal reduction 
was not included 

Based on these inputs, the following results were determined for the shared parking capability 
of the proposed development: 

The peak parking demand occurs on a weekday at 2 pm, with a total estimated 
parking demand of 1,373 parking spaces. 
Weekend peak demand occurs at 11 am with 1,015 spaces of demand. 

Table 14 provides a summary of the parking analysis 

Table 14. Parking Analysis Summary 

 
 

ULI Land Use 

 
 
 

Weekday Weekend 

Estimated Parking 
Demand 

Estimated Parking 
Demand 

Quantity Unit 
Community Shopping Center 40,000 SF GLA 144 120 
Fine/Casual Restaurant 19,000 SF GLA 236 91 
Hotel-Business 92 Rooms 60 50 
Residential, Owned, Shared Spaces 28 Units 35 35 
Office 25ksf to 100ksf 55,000 SF GLA 200 21 
Medical/Dental Office 155,000 SF GLA 698 698 

Total 1,373 1,015 
Shared Parking Reduction 14% 37% 
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Figure 8. Recommended Improvements 
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Appendix A – Site Plan 
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The Neighborhood Liaison Group (“NLG”) is a working group of neighborhood 
leaders formed to provide guidance on the Speedway + Campbell Gateway 
Project (“Project”) Planned Area Development (the “PAD”). The University Area 
Plan (“UAP”) established the NLG as par t of the Helen-Warren Station Area 
(“HWSA”) policies to ensure neighborhood input and feedback throughout the 
Project’s design and rezoning process. The HWSA identifies several areas 
where the developer and the NLG will work in mutual good faith to assess:

• The Project’s viewshed impacts and illustrate its post-
development visibility from the surrounding neighborhoods;

• Privacy considerations for the neighborhoods based on 
outward views from the Project’s high-rise element; 

• Sun-reflection and shade/shadow impacts on the surrounding 
neighborhoods;

• Impacts of Project’s height on helicopter flight paths to/from 
Banner-University Medical Center, along with how the Project’s 
height will modify the noise from those helicopters; 

• How the Project will impact drainage, if at all, on downstream 
neighborhoods. 

• The above five items collectively comprise the Project’s 
“Special Studies” as prescribed by the UAP. 

• In addition, the HWSA required an analysis of the traffic and 
transpor tation impacts the Project will have on the surrounding 
area. 

The NLG members represent the Project’s surrounding neighborhoods, as well 
as several nearby neighborhoods, as follows: 

Beginning in August 2017, the Project team initiated formal meetings with the 
NLG to discuss the Project and the content of its PAD. Below are summaries 
of each meeting, including date/time, location, and NLG and Project team 
attendees. In addition to the NLG meetings, the Project team will hold a formal 
neighborhood meeting and present at neighborhood association meetings 
upon request. 

NLG Meeting One
Date/Time: August 15, 2017, beginning at 6:05pm

Location: Home of Mr. Richard Shenkarow | 2049 E. Elm Street

NLG Attendees: Alice Roe (Blenman-Elm); Bill Craig (Sam Hughes); Bonnie 
Poulos (Campus Farms); Chris Gans (WUNA); Diana Lett (Feldman’s); Minette 
Burgess (Jefferson Park); Richard Mayers (WUNA); Ruth Beeker (Miramonte). 
Also in attendance were Councilmember Steve Kozachik and Alison Miller 
from the Ward 6 Council office.

Project Team: Richard Shenkarow and John Galen (Shenkarow Realty 
Advisors); Jim Por tner (Projects International); Keri Silvyn and Rory Juneman 
(Lazarus, Silvyn & Bangs); Philipp Neher and Colby Ritter (Rick Joy Architects); 
and Vince Catalano (Kimley Horn).

Meeting Synopsis: The initial NLG meeting began with a welcome from 
Richard Shenkarow. Keri Silvyn gave a review of the UAP amendment process, 
and the purpose of the NLG, including reviewing the Special Studies required 
by the UAP/HWSA. Ms. Silvyn also discussed how feedback from the NLG 
would be incorporated into the PAD as it goes through the City’s pre-formal 
review process. 

Jim Por tner provided an overview of the project (e.g., site plan, massing), 
and the traffic and transpor tation considerations. He explained the Project’s 
allowed heights and our desire to maintain flexibility for the heights during 
the design phase. He then provided an explanation of the methodology and 
results from each of the Special Studies prepared by the Project team and 
consultants. 

Philipp Neher concluded the formal presentation with an overview of 
the Project’s architecture and design, including environmental design 
considerations specific to the deser t southwest. Mr. Neher detailed the 

NEIGHBORHOOD / 
ORGANIZATION REPRESENTATIVE(S)

Blenman Elm Alice Roe

Catalina Vista Dan Schnoll and/or Alison Hughes

Campus Farms Bonnie Poulos

Feldman’s Diana Lett

Jefferson Park Minette Burgess and/or Joan Hall

Miramonte Ruth Beeker

North University Grace Rich

Sam Hughes Bill Craig

West University Chris Gans and/or Richard Mayer
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Project’s double façade with outer louvers, which provides both aesthetic and 
functional benefits to the Project (e.g., creates shade to help cool the interior 
building and fosters various energy-efficiency and sustainability benefits). 

The NLG members asked questions throughout the presentation, as detailed 
below. After all questions, Ms. Silvyn stated that the desire is to time the 
next NLG meeting when the City’s first round of pre-review comments 
become available, mostly likely in early October. Until then, NLG members are 
encouraged to contact the Project team with any questions or concerns. The 
meeting ended at 8:05pm. 

NLG Questions & Project Team Answers: 
1.Relating to the traffic impacts, will there be a light installed at Mabel 
and Campbell? (Roe)

Answer: A traffic signal at Mabel and Campbell would benefit the Project 
by allowing easier egress, but would not improve the street system’s 
overall circulation. A signal here also will likely disrupt the green-light 
signal timing along Campbell, which TDOT would likely oppose.

2.How will the Project impact Helen St. and Cherry Ave., and how will 
this area accommodate the new traffic? (Burgess) 

Answer: The Project’s Traffic Impact Analysis (TIA) defines all of the traffic 
volumes and stacking in the streets around the Project, including Helen 
and Cherry. The TIA recommends widening of several intersections/turn 
lanes, but does not recommend widening of any streets, including Helen 
and Cherry. The TIA is summarized in the PAD (currently pp. 103-14), and 
the full TIA document is also included as an appendix to the PAD. 

3. How does the Arizona Board of Regents’ (“ABOR” or “University”) 
control of some of the surrounding streets impact the Project? (Roe)

Answer: All of the streets adjacent to the Project are City owned. The 
University-owned streets that are near the Project provide public access, 
so the fact they are owned by ABOR is not a practical issue. We will 
coordinate with the University regarding any improvements in these 
instances. 

4. For southbound Campbell traffic at Speedway, is there a back-up 
option if the Project has underestimated the traffic? (Craig)

Answer: The TIA’s background traffic volumes incorporate the future 
traffic generated by the new Banner-University Medical Center hospital 
and clinics, as well as that from the buildings currently under construction 
within the Arizona Health Sciences Center. The TIA’s assessment of the 
Speedway/Campbell intersection – including the Project’s impact and 
that from the aforementioned future background traffic – found adequate 
capacity for southbound Campbell turn lanes at Speedway. The TIA also 
recommends adding double-left turns on east-and-west bound Speedway 
at Campbell. 

5.Adding double-left turns on Speedway will make it more difficult for 
pedestrians to make it across Speedway safely. Also, a lot of people 
cross Campbell at Helen. How will these be addressed? (Mayer)

Answer: The Project team acknowledged these concerns and the 
pedestrian difficulties that inherently arise from 6-lane intersections. At 
the Speedway crossings, there will be pedestrian refuge at the median. 
This intersection also has been identified by TDOT as a test location for 
a protected left-turn, which improves pedestrian safety without slowing 
down traffic volumes. The Project team agreed to coordinate with TDOT 
to review the pedestrian crossings at Speedway and those that occur at 
Helen. 

6.Regarding the shadow study, what is the farthest distance shown on 
the study? (Roe)

Answer: The maximum distance for any shade from the building is ½ mile, 
and the duration of shadows at that furthest distance was approximately 
one minute over the course of the entire day. The Project team also clarified 
that the shadow study assumed a wholly flat topography, and did not take 
into any consideration of intervening objects such as buildings or trees 
that will cast their own shadows. 



293S p e e d w a y  +  C a m p b e l l  |  PA D

7. Regarding the noise reflectivity study, how was the noise reflecting 
off the building considered? (Roe)

Answer: The study analyzed noise as if the building was a flat glass/
steel surface (i.e., a perfectly reflective surface). The noise study found 
that even with this conservative approach, the Project will only increase 
helicopter noise by 1.1 decibels in the worst-case condition, which is 
imperceptible to the human ear. Note: Ms. Roe indicated that the current 
alternate fly-friendly helicopter paths to and from B-UMCT may become 
the permanent flight paths. The Project team clarified that the noise study 
considered both the standard and alternate flight paths; the study analyzed 
the path most proximate to the neighborhoods, since it possessed the 
greatest potential impact. 

8. The Project’s potential to create updrafts from its elevated green 
space could endanger birds of prey by attracting them to the building 
and creating possible helicopter hazards. Have you thought about this? 
(Lett)

Answer: We have not looked at this possibility, and will investigate further. 
Participants acknowledged that this area does not have a high population 
of these types of birds.

9. Clarify the heights at the Project’s edges, and the courtyard 
dimensions. (Beeker)

Answer: The courtyard, as currently designed, is approximately 60 ft. wide 
and more than 100 ft. deep. The PAD is written to require the central 
courtyard to be a minimum of 7,500 square feet in area. 

Regarding building heights, the UAP allows the Campbell frontage 10 
stories and up to 130 feet in height. On Speedway, the UAP allows heights 
of 12 stories, up to 154 feet. For the high-rise portion, the UAP allows up 
to 20 stories and a maximum height of 250 feet. This height is limited to: 
1) no more than 33 percent of the envelope shown on the HWSA Exhibit 
3.G.2, and 2) no more than 25 percent of the entire property’s ground 
area. 

The Project team’s preference is for the high-rise element to be essentially 
at its center, with lower heights around the perimeters, creating a balanced, 
attractive design and appropriate height transition. Ultimately the mix of 

uses will determine the Project’s height, in that any reduction in height of 
the high-rise will require raising the perimeter buildings to accommodate 
the Project’s need for square footage, creating a less appealing and more 
“boxy” design. 

10. Will furniture be permanent or moveable, as there is a concern with 
crime and homeless people in this area? 

Answer: The furniture will likely be a combination of permanent and 
movable. Regarding restricting accessibility and managing the homeless 
issue, the Project will be private property that is open to the public. Private 
security will be an on-going part of the Project program so as to address 
these issues. 

11. Some in Sam Hughes would like to cap Project’s height at 10 stories. 
(Craig) 

Answer: With the UAP Amendment, the allowed height came with the 
obligation to provide studies showing the impact of the height. We have 
completed these studies, which were presented here tonight and which are 
also documented in the PAD. They demonstrate that the proposed height 
has very little impact on the surrounding neighborhoods. The Project team 
is happy to come to any neighborhood meeting to present the studies and 
further discuss the Project. 

12. Will the exterior louvers be fixed or movable? (Gans)

Answer: We are too early in the design to have made that decision, although 
it would be optimal to allow for some movement, as long as the cost-
benefit factors make economic sense. Note: Mr. Gans commented that he 
likes the idea of a tall building that is thoughtfully and uniquely designed, 
and he feels this design sets a higher standard for other projects. 

13. Is there any indication of the types of tenants that will be included 
in the Project? (Burgess)

Answer: Our goal and vision for the Project is to include higher-end 
tenants, similar to the tenant mix at Casas Adobes Plaza. Note: Ms. Beeker 
complimented the elegance of the Project’s architecture and hoped the 
mix of uses would reflect that design. 
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14. Will there be ample, adequate accessible parking close to the 
grocery/shopping area?

Answer: Yes. Our initial design places the accessible parking spaces next 
to the elevators and escalators within the parking structures. 

NLG Meeting Two
Date/Time: November 13, 2017 beginning at 6:00pm

Location: Home of Mr. Richard Shenkarow | 2049 E. Elm Street

NLG Attendees:  Alice Roe (Blenman-Elm); Bill Craig (Sam Hughes); Chris 
Gans (WUNA); Richard Mayers (WUNA); Alison Hughes (Catalina Vista); Dan 
Schnoll (Catalina Vista); Ruth Beeker (Miramonte). Also in attendance were 
Councilmember Steve Kozachik and Ann Charles from the Ward 6 Council 
office.

Project Team: Richard Shenkarow and John Galen (Shenkarow Realty 
Advisors); Jim Por tner (Projects International); Keri Silvyn (Lazarus, Silvyn & 
Bangs); Philipp Neher and Colby Ritter (Rick Joy Architects). 

Meeting Synopsis: Richard Shenkarow opened the meeting welcoming the 
NLG and thanking them for their time on the project. 

Keri Silvyn reminded the NLG that the last meeting was an in-depth discussion 
of all of the special studies relative to the height that are in the draft PAD. The 
project team wanted to find out if there were any questions relative to those 
studies that need to be addressed. There were none. 

Jim Por tner then gave a summary of the City’s first round of comments and 
the modifications made to the PAD document in response to those comments. 
The NLG was emailed a link to the red-lined PAD that was resubmitted to 
the City capturing those modifications. Most of the comments from the City 
required basic clarification and additional detail; there were no substantive 
changes. Mr. Por tner highlighted a set of comments from a City staff person 
who did not understand the commitments made by Banner relative to capturing 
drainage within this water basin. Once the City internally explained the work 
being accomplished by Banner to handle the drainage/water run-off, those 
comments were retracted as not necessary for this project.

Keri Silvyn then reminded everyone of the PAD process and timing, which 
includes an official neighborhood meeting in early 2018, a Zoning Examiner 
hearing in March/April and targeted City Council in May. The project team 
also reiterated the desire to speak to individual neighborhood associations 
throughout the process to understand concerns and address those concerns. 
The team has spoken already to Blenman Elm NA, Catalina Vista NA Board and 
is scheduled to speak at the Catalina Vista NA annual meeting.

NLG Questions & Project Team Answers: 
1. Is the UA willing to sell or otherwise incorporate the eastern property 
sliver into the project?

Answer: Palm Shadows has been meeting with the UA as the adjacent 
owner on this rezoning to keep them informed. Those discussions have 
included dialogue about the eastern parcel. While we don’t know where 
those conversations will land, they are very productive. 

2. At what point in the process will we know how many living units will 
be in the building?

Answer: At this point, we have estimated approximately 100 living units 
in order to complete the studies (Traffic Impact Analysis (“TIA”), etc.) We 
have language in the PAD that indicates that if the mix of uses increases 
the traffic by a certain percentage (once the mix of uses is finalized), 
then a new TIA and other reports may be required. The actual mix of uses 
will be determined once zoning entitlements are complete and contracts 
signed with other uses within the building. Project costs and marketability 
of uses are all factors to create a successful mix of uses. All of this will be 
determined after the zoning entitlements are in place.

3. What is the condominium/living space pricing? Are they so high-end 
that people won’t be able to afford to buy/lease?

Answer: Obviously we need to ensure that the units are priced within 
the Tucson market. These will not be rented by the bed and will not be 
marketed to students. The goal is to find the “sweet spot” on price where 
it is not too high for the market and is attracting a certain age demographic 
and maturity.
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4. There is still a lot of concern about traffic and parking in this area and 
this development making congestion and traffic issues worse.

Answer: We understand the existing traffic concerns. This project has 
prepared a TIA that analyzed the existing conditions and the conditions 
after the project. Certain improvements are necessary as a direct result of 
the project. There are other traffic issues that exist today and will continue 
after the project. This project is not responsible for those issues; however, 
this project will pay significant transportation impact fees that can be 
targeted to use in this immediate area. 

In addition, this project is meant to be Transit Oriented Development 
(“TOD”), which means it should attract people who want to use the 
significant amount of public transit available at or near the project site. The 
goal is to create a place where people can work, live and play all without 
needing to rely on the automobile for transportation. We would never 
suggest this project will reduce automobile traffic, but the hope is that it 
reduces daily trips for those who live, work and play in the immediate area 
due to access to amenities and public transit.

5. Is the City Council comfortable with the height request? (This question 
caused the development team to ask what the NLG is hearing about 
height concerns and a good discussion summarized below about the 
need to set appropriate context for height at this corner.)

Answer: The City Council, when adopting the UAP amendment, certainly 
acknowledged that this is an area of the City that makes sense to densify 
and encourage TOD. The studies required within the UAP amendment 
for the high-rise building were a direct result of the neighborhood and 
City Council concerns with the height being requested at that time. We 
have now accomplished those studies, and believe demonstrated that the 
concerns about unintended consequences of the height are unfounded. 
That being said, we have not presented these findings nor had further 
discussions with the City Council members at this time.

Keri Silvyn then asked the NLG to share what they are hearing about the 
height. NLG members indicated there is concern about the height simply 
being out of context with the way Tucson has grown, and concern in setting 
precedent for the other three corners. 

• NLG and project team members discussed the fact that this is meant 
to create a new and different growth pattern in the Tucson region – 

up instead of out – which is more sustainable. Everyone understands 
that this change will feel scary to some people, but it is both bold and 
necessary.  

•NLG members also discussed the difference between this corner and 
the other corners of Speedway and Campbell. This corner is surrounded 
by University uses, other commercial uses, two large rights-of-way and 
Banner Hospital. The neighborhoods are on the other sides of these 
uses. The other corners do not have this significant buffer between the 
corner uses and the neighborhoods. 

•It was suggested that whenever this project is presented, the context 
of this corner as compared to others and the vision of the TOD and 
new (more sustainable) growth patters should be discussed. More 
than 20 minutes is really necessary within individual NA meetings to 
appropriately explain this project.
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