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I.

INTRODUCTION

The Grant Road Coalition (GRC) is an advisory committee composed of representatives
from five neighborhoods bordering the Grant Road corridor between First Avenue and
Tucson Boulevard.1 These key residentially-sensitive stretches of the corridor are known
as the “Central Segments”, and have been the geographic focus of the coalition’s efforts
to protect and enhance quality of life for the residents during and after the major road
renovations. Since May 2015, the coalition has been dedicated to providing
neighborhood-centric input in the dialogue between elected and appointed city
officials, their staff, neighborhood residents and business owners affected by the
widening project.
Slicing through a collection of central, mid-town historic residential neighborhoods, the
Grant Road Improvement Plan2 widens a key, central east/west arterial roadway.
(Exhibit 2) Both the opportunity and challenge of the project are to achieve an updated
cross-town transportation improvement while enhancing2 and honoring the historic
residential neighborhoods3 through which it passes. (Exhibit 3)
The GRC has developed a larger vision concept for the Central Segments that would
incorporate and tie together the neighborhood gateways, the Campbell Avenue
shopping district, and future greenways. It proposes adopting comprehensive and
inclusive urban planning for health, historic preservation, wellbeing, environmental
protection, community, local business development and greenspace improvement.
The GRC presents this white paper as a synthesized vision incorporating the voices of all
5 neighborhoods and the local business district in advocating for a thoughtful, creative,
sustainable, neighborhood-enhancing and commercially successful, re-development at
the intersection of Grant Road and Campbell Avenue.
Our commitment to this project remains strong and we hope through continued
conversation to further encourage the thoughtful development of future phases of the
Grant Road project, including the redevelopment of critical intersections at the heart of
where we live, work and play.

II. THE VISION: CAMPBELL/GRANT SE CORNER
In presenting the vision for re-development at the Grant Road and Campbell Avenue
intersection, the Coalition engaged in a process to establish basic philosophies and
incorporate key components. Representing all of the neighborhoods along the Central
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Segments stretch of Grant Road east of First Avenue to Tucson Boulevard, the Coalition
speaks with a unified voice in support of its vision. A graphic representation including a
site map and a concept drawing was created by Treehouse Designs from our
discussions. (Exhibit 4)
To establish re-development goals, the Coalition Neighborhood Associations, residents
and businesses were offered an on-line survey that yielded a set of desired development
attributes listed below. These 2017 survey data are remarkably consistent with the
content of the Catalina Vista Neighborhood’s response to earlier proposals for
redevelopment in 2007. (Exhibit 5) These components are consistent with and reflect
the Grant Road Citizens Task Force Recommendations, and the RTA and City of Tucson
objectives outlined in the Grant Road Improvement Plan. (Exhibit 2)
The underlying philosophy of the Coalition’s vision advocates a walkable gathering
place, with an eco-friendly village marketplace, a sustainable hub of active
neighborhood retail and services, including comfortable indoor/outdoor food and
beverage options, and an urban wellness partnership.

III.

THE BENEFITS – Health and Economic Vitality

A unique opportunity is presenting itself in these “Central Segments” of Grant Road! As
early as 2016 Banner Health supported the concept of an Rx Health Walk which would
extend from their campus to the Grant Road proposed Health and Heritage Linear Park
(HHLP). Their motto - “Prescribe a walk and not an Rx! “(Exhibit 6). Banner is currently
creating a green space along its northern border that will encourage walking/biking
and be inclusive of historic signage. Banner has partnered on several grants to that end.
Created in collaboration with Banner University Medical Center, the Coalition's Health
and Heritage Linear Park proposal4 has widespread support from the Regional
Transportation Authority (RTA), the City of Tucson, the University of Arizona, as well as
federal and state agencies and many local organizations. (Exhibit 7). There was also
widespread multi-agency support for the park and trail concept in the USFS grant
submitted in September 2017, which was not funded. (Exhibit 8) However, in the 2018
election, voters approved Proposition 407 to fund improvements to parks, trails and
connectivity, of which the proposed section of the HHLP from Park to Santa Rita was
part. This solidifies the funding through COT, Tucson Clean and Beautiful - it will
happen.
Small businesses, in turn, would benefit from the proposed Health and Heritage Linear
Park along Grant Road (Exhibit 9). As evidenced by the greenway path that surrounds
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Randolph Park, this greenway will attract numerous individuals, who in turn, are more
likely to patronize the local coffee shop or ice cream parlor.
The potential renovation of the Catalina Theater and parking garage by Banner for
health clinics is consistent with the vision and would provide customers for any small
businesses adjacent to the clinic.
It is universally recognized that climate change will impact food security, human health and
well-being, water management issues, and the economy in the coming decades. Projections
for Tucson’s simmering summer climate reveal that we can expect an additional 35 hot days
by the end of the century5, a trend that could inevitably bring more illnesses, deaths and
economic losses in the City. The Fourth National Climate Assessment6 published in 2018
emphasizes that climate-related risks will continue to grow without additional action. Our
goal as collaborating neighborhoods is to bolster community resilience by working together
to create an environment that will provide a legacy for future generations of Tucsonans.
Looking to the future, we envision for mid-town Tucson, a health corridor on Campbell
Avenue that stretches from Speedway to River Road, and includes Grant Road between
Santa Rita Avenue moving eastward to Campbell Avenue as far as Tucson Boulevard or
Country Club Road. The major goal of the health corridor is to promote public health
through walking, to increase access to illness prevention and medical treatment, to generate
innovative, inner-city food production alternatives, and to reduce greenhouse gases that
contribute to the warming of Tucson.
A brief inventory of some existing health and public health-related spaces on Campbell
Avenue weaves together a logical network of health-related and economic opportunities on
which the health corridor model is built. Driving north on Campbell Avenue beginning at
Speedway Boulevard, located on the west side are four University of Arizona (UA) healthrelated colleges which are integrated into the University of Arizona Health Sciences (UAHS)
campus. These four colleges are nursing, medicine, pharmacy and public health, which taken
together garner $140 million in research grants and contracts annually, an economic boon
to the area.
The well-known DuVal Auditorium in the UA College of Medicine has for decades served as a
gathering place for student trainings and public lectures that draw thousands of Tucsonans
eager to learn how to manage their health and prevent illness. The Arizona Telemedicine
Program, one of the first in the country to use advanced telehealth technology to bring
specialty health care to rural and remote areas of the state, is located in the College of
Medicine. Also on the UAHS campus is the Bio5 Institute focusing on scientific, biomedical
and engineering research, and the soon to be completed nine-story Health Sciences
Innovation Building that is poised to offer instructional spaces for teams of students, faculty
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and health professionals in medicine, nursing, pharmacy, and public health. Due north of
the UAHS colleges is the former UA hospital, and the brand new 487 bed Banner-University
of Arizona hospital and its nearby 2700 parking spaces.
The hospital entry will be located on Campbell Avenue at Elm Street. At the hospital entry, a
small park and community gathering place are being constructed to honor the history of the
area and the surrounding neighborhoods. A ring road surrounds the hospital and is used by
walkers, bicyclists, and automobiles. (As of this publication, plans for the former hospital
building are as yet unknown.)
Stretching from Helen Street to Elm Street, the volume of users in the AHSC campus complex,
combined with those in Banner/University hospital is growing exponentially. In effect, we
have a mini-city within a city which offers endless opportunities to construct a new vision for
this area of town.
Further north at 3838 North Campbell Avenue is Banner-University Medicine North, a new
campus housing medical offices and the University of Arizona Cancer Center. A Banner
Urgent Care center is located at 3611 Campbell, at Campbell and Allen; at 4291 N. Campbell
is Banner’s Medical Imaging Center.
Another important aspect of this health corridor concept can be seen through the lens of the
UA’s important Experiment Station located at Campbell Avenue between Roger Road and
Limberlost where some 80 acres of land are used for Agriculture and Life Science education,
bioscience research, and training students. As a land-grant institution7, the UA is able to
adhere to its land-grant mission as a means of bonding with communities as well as
expanding educational opportunities. In this area are located Tucson Village Farm, Pima
Master Gardeners, Pima County 4-H, UA Cooperative Extension offices. Importantly, the
School of Animal and Comparative Biomedical Sciences (ASBS) bridges medicine and animal
science to advance education and research in dual use animals important for our health and
wellbeing and that of our animals. Also in this area at Campbell/Allen is the Ronald
McDonald House, a renowned community service program that houses sick or injured
children in need of medical care.
Access to a variety of health care expertise and opportunities is imperative as we face the
future. Exercise, nutrition, illness prevention activities, primary health care, and specialty care,
new food sources, and the will to save our community’s well-being for future generations is
at the core of our vision for re-development.
We envision Campbell Avenue as a health corridor that is futuristic and innovative in nature -futuristic in that a mix of walking areas combined with health-related facilities, eating
establishments, offices, and shops located in this space are part of an integrated whole;
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innovative in that the latest advances in technology are available to keep us healthy, prevent
illness, eat well, build bonds between community, university, private and public sectors, and
reduce our carbon footprint in the soil we call Tucson.
At the southeast corner of Campbell and Grant lies the Catalina movie theater, a dormant
structure that once entertained thousands of Tucsonans. The theater and its attached
parking lot that borders Edison Street from Campbell Avenue east to Norris Avenue, is also
owned by Banner Health. The parking garage is currently in use by Banner for construction
workers who are building the new hospital and its supporting structures. The vacant piece of
land at the corner where once stood a Walgreen’s pharmacy and Bookman’s book store is
owned by the Holualua Group, an investment company with assets throughout the country.
The north portion of this vacant lot is a right-of-way owned by the City of Tucson.
The potential renovation of the Catalina Theater and parking areas to house a health clinic or
“medical village” is consistent with this vision statement. It would provide its users access to
the economic benefits of adjacent small businesses. The architecture of the “village” would
respect the integrity and historic nature of the surrounding neighborhoods, and its resources
would strengthen the health and economic well-being of Tucson residents and our city as a
whole.

IV.

FUTURE REALITY - FUTURE OPPORTUNITY

The widening of Grant Road provides Tucson with an opportunity to chart an innovative and
forward-thinking approach to redevelopment. The downtown Tucson model of leveraging
public funding to construct tall buildings along narrow streets, may prove unsustainable in
this context. Challenges from climate change, technology, reduced tax revenues and
gentrification may render these current practices obsolete. Combining those challenges with
outside-the-box approaches may provide us with a way to remain viable and resilient in the
coming years.
Some of these challenges include:
 Climate Change: Arizona sits at the bullseye of climate change, and Tucson faces
increasing urban heat island effect and the possibility of future water shortages.
Downtown Tucson’s built environment of tall, dense buildings located in a grid
pattern exacerbates the heat island effect8. The multifaceted building surfaces of
concrete and glass reflect heat back and forth, and the aerodynamic roughness
created by this compact configuration of multiple tall structures generates and traps
hot, dry air. Even single tall buildings, such as those we see at some intersections,
alter wind patterns, creating downdrafts and suction that increase wind speeds,
heating the surrounding area9.
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Constructing lower buildings and adding a fine mesh of green spaces can work to
mitigate excessive heat and drying winds and contribute to the long-term viability of
redeveloped areas.
The neighborhoods that surround the Campbell/Grant
intersection provide a perfect foundation for charting a more sustainable course.
Consisting primarily of low buildings, they contain the fine mesh of green spaces,
from public parks to individual yards. The proposed, and now funded, portion of the
Heritage Park and Health Trail near the Jefferson Park neighborhood will create
additional areas of shade and cooling. Maintaining that pattern of lower buildings
during redevelopment of the Campbell/Grant intersection is essential to reducing the
hot, dry wind effect that taller structures create. The overall result is an area that is
more attractive to potential customers and clients for new businesses.


Technology and the Internet: The internet has changed the way many of us shop,
with 51% of Americans choosing online purchases over brick-and-mortar stores.
Among millennials, that figure rises to 67%10. Local retailers are finding ways to
counter this trend by offering unique products and personal service that the internet
cannot match. Corporate entities answer to their shareholders, and the bulk of their
profits leave the community. Local retailers, on the other hand, pour more of their
profits back into the community through local taxes, purchases from other local
businesses and community involvement11. In this current political climate it is unlikely
that another Rio Nuevo-type of tax incentive program will be implemented.
By creating smaller, affordable buildings as part of any redevelopment, we encourage
and enable local business entrepreneurs and contribute to the long-term viability of
these redeveloped areas.



Technology and Education: The internet is changing the way colleges educate their
students, as more classes become available online. As more students discover the
advantages that come with on-line education, from reduced costs to access to multiple
universities, the need for increasing the physical infrastructure of universities will
diminish12. The need for additional student housing also decreases.



Transit Oriented Development and Gentrification: Communities are finding that
Transit Oriented Development is exacerbating poverty among their poorer citizens.
This type of redevelopment has been facilitated through reduced regulations and tax
breaks in the mistaken belief that the increased transit opportunities would benefit
the working poor who lived in the adjoining neighborhoods. Instead, it is having the
opposite effect by driving up the cost of living and forcing low-income citizens to seek
housing that is often further away from, or inaccessible to, public transit13.
The neighborhoods that surround the Campbell/Grant intersection contain a mix of
housing sizes and costs. They provide opportunities for people from a broad income
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range to find affordable housing that is located within walking distance of existing
bus lines.
Preserving this neighborhood character through thoughtful
redevelopment policies will help to reduce the severe economic stratification that is
harmful to our community.


Historic Preservation and Sustainability: Historic preservation is one of the most
effective ways to achieve sustainability. There is the obvious element of reducing
landfill waste. But one element that is overlooked is the Embodied Energy contained
within older structures. That energy represents the total amount of energy that went
into the construction of the building and building materials. Older buildings are
often made of materials, such as wood and stone, which required low amounts of
energy to produce. By contrast, newer building materials, such as steel and vinyl,
require high amounts of energy to produce. By the time a LEED certified building is
constructed, its Embodied Energy can be significantly higher than its annual energy
use14.
Preserving and repurposing existing buildings brings multiple benefits to the
community, from greater sustainability to more affordable housing. It strongly
supports Mayor Rothschild’s commitment to revitalize neighborhoods around the
University, by increasing owner-occupied residents. One such initiative is through the
mayor’s Help for Homebuyers program designed to assist low and middle income,
first-time home buyers with mortgage and credit assistance15.

The Central Segment of Grant Road, which includes the intersection of Campbell and Grant,
has enormous potential to be the model for what future redevelopment could look like. It is
surrounded by neighborhoods that consist of numerous low structures surrounded by an
extensive fine mesh of greenery. These open areas offer extensive locations to implement
water harvesting.
A wide range of housing types facilitates greater socio-economic opportunities, and the age
of these structures capitalizes their embodied energy. Creating the Health and Heritage
Linear park along Grant Road will strengthen the health of the community and bring more
potential customers into local businesses. With careful planning and minimal disturbance, it
is the perfect incubator in which to explore a new way of thinking about, and approaching,
redevelopment and sustainability in a manner that ensures the long-term resiliency and
viability of our community.
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V. RECOMMENDATIONS
The Grant Road Coalition invites private developers, the Regional Transportation
Authority, the City of Tucson, and Grant Road Citizen's Task Force, to engage with the
Coalition in an on-going process, initiating strong collaboration, defining resources and
creating incentives to achieve the envisioned Campbell Grant commercial center.
To achieve these goals, the Grant Road Coalition proposes and advocates the following
attributes and components for the re-development of this key commercial intersection:
1. Maximize small
Develop a low-rise, small-scale, village-style commercial center comprised
of three or fewer stories with varying building heights.
2. Support local businesses
Create vibrant, high quality, non-residential commercial development to
augment, not replace, local and regional small businesses.
3. Establish sense of place
Harmonize with surrounding architecture, and establish a sense of place
by maintaining the integrity of, and respect for, the historic status of adjacent
neighborhoods, businesses and street corridors.
4. Buffer historic neighborhoods
Create a buffer between commercial space and neighborhoods,
disallowing vehicular access from development into neighborhoods.
5. Enhance walkability
Provide ample parking, maximize pedestrian environment, encourage
bicycle access, and enhance neighborhood walkability.
6. Emphasize green infrastructure
Create green, park-like outdoor environment with ease of pedestrian
access and movement within and around the site.
7. Prioritize sustainable practices
Prioritize energy efficiency, good air quality, green space with low water
use systems and vegetation, and implement non-intrusive lighting.
8. Promote health and wellness partnerships
Affiliate with and promote related greenway, health trail, and health
provider partnerships between private, public, and non-profit stakeholders.
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Signatory Page -- Reviewed and Approved by the boards of the following
neighborhood associations

Campbell/Grant Neighborhood
Brian Silverstein, representative

Catalina Vista Neighborhood
Janet Fischer, representative

Jefferson Park Neighborhood
Joan Daniels, representative

Mountain-First Neighborhood
Sarah Studd, representative

SAMOS Neighborhood
Barbara Miller, representative

Writing Committee:
Catalina Vista: Colette Altaffer, Alison Hughes
Jefferson Park: Minnette D. Burges, Joan Daniels
Mountain/First: Sarah Studd
SAMOS: Katherine Lancaster
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Appendices
EXHIBIT #1 Contact Us: Grant Road Coalition Co-Chairs
Grant Road Coalition/Central Segments
Tucson, AZ
Website: grantroadcoaliltion.com
Chairpersons:
Joan Daniels, Jefferson Park Neighborhood
Telephone: (520) 300-1980
Email: jdchama@msn.com
Janet Fisher, Catalina Vista Neighborhood
Telephone: (520) 909-5217
Email: janet@jfischerdesign.com
Brian Silverstein, Campbell/Grant Neighborhood
Telephone: -Email: silversteinbrian@gmail.com
Bam Miller, SAMOS Neighborhood
Telephone: (520) 850-7054
Email: bammillertucson@yahoo.com
Sarah Studd, Mountain First Neighborhood
Telephone: (520) 882-4698
Email: mountainfirstassoc@gmail.com
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EXHIBIT #2. Extracts from the Grant Road Community Character and Vitality Corridor

Vision: Oracle to Swan Road showing the Central Segments portion and the Campbell
Center.
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EXHIBIT #3. A guide to Tucson’s Historic Neighborhoods – cover page.

http://www.downtowntucson.org/wp-content/uploads/2011/05/THS_map_FP.pdf
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EXHIBIT #4 Grant-Campbell concept sketch and site map, ©Treehouse Design Group, Tucson, Arizona, used
with permission.
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EXHIBIT #4 – Continued.

*This concept plan is a proposed option. Further discussion with the Catalina Vista neighbors,
in addition to consultation with the Association’s attorney regarding the neighborhood
Covenants, Conditions and Restrictions (CCR’s), would need to occur before final approval to
close off Norton Avenue.
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EXHIBIT #5. Catalina Vista neighborhood association minutes, 2006-2007.
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EXHIBIT #6. Letter of support for the Health & History Trail and Park from Banner Health.
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EXHIBIT #7. Grant Road Heritage Landscape Corridor proposal – Cover page.

Entire text available at http://www.grantroadcoalition.com/proposals.html.
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EXHIBIT #8. USFS – Western LSR grant application cover page, submitted 2017, not

funded.
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EXHIBIT #9. Map of proposed Health and History trail (from Grant Road Heritage

Landscape Corridor proposal).
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