This Chapter of the Design Concept Report provides an overview of the existing conditions of the study area
based on past work done during the planning of the project; this link provides access to the full report Land
Use, Urban Form, and Significant Buildings Existing Conditions Report.1 Some elements of the Existing
Conditions Report have been updated in this summary, and are noted as such.
The chapter begins with a summary of the existing land use patterns, form of built development (i.e.; height,
relationship to the street, etc.), an overview of existing land use policies, and a description of the historic
resources in the area that all contribute the the community character and sense of place along Broadway
and in the project study area. This is followed by a review of the transportation, utilities, and environmental
conditions that exist along Broadway. Chapter 1 provides a map of the project study area, Figure 1.1, which
extends ½-mile north and south of Broadway.

Northwest of the Campbell Avenue and Broadway Boulevard intersection 18 blocks exceed densities of 8
dwelling units per acre and 7 blocks exceed densities of 15 dwelling units per acre. By contrast, the rest of
the project area contains only three blocks with more than 8 dwelling units per acre and one with more than
10 units to the acre. Multi-family housing in this area primarily consists of apartment buildings.

Only 5 percent of corridor-adjacent parcel acreage is devoted to housing. These corridor-fronting residences
are primarily isolated single family houses between Park Avenue and Campbell Avenue. A 2-story senior
housing development, Casitas on East Broadway, was completed at Plumer Avenue and Broadway in 2010.

In the overall Study Area, 53.2 percent of acreage is residential, with large all-residential neighborhoods to
the north and south of Broadway; see Figure 3.19 for a mapping of neighborhood boundaries. There is
significantly less residential development to the south of Broadway between Kino and Tucson Boulevard.

Figure 3.1 – Residential Land Uses

81 percent of the study area’s nearly 1,500 housing units are single family homes. Larger lots tend to be
located east of Tucson Boulevard, where a tight, traditional street grid begins to give way to longer, less
connected blocks.
Figure 3.2 – Single family home

Figure 3.3 – Casitas on East Broadway

1

The report, maps, and appendix can also be found on the project website at
http://broadwayboulevard.info/planning.
November 13, 2015
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Apart from a mobile home park in the Arroyo Chico subarea, the project area has few residential uses apart
from single family homes, multifamily buildings, and senior housing.

Commercial uses, including retail, wholesale, restaurants, and services, comprise almost half (49.2 percent)
of total acreage of lots fronting Broadway.

The majority of commercial uses are independent retail stores on small lots, though what they sell varies
greatly. Notable uses include the Safeway at Campbell Avenue; Broadway Village at Country Club Road;
home furnishings businesses west of Country Club Road; and Chaffin’s Diner west of Park Avenue.

There are small segments of commercial that extend north and south of Broadway, most notably at Park
Avenue (Lost Barrio), Campbell Avenue, Plumer Avenue, and Tucson Boulevard. Euclid Avenue and Country
Club Road, are largely devoid of active commercial uses within one mile to the north and south of Broadway.
Figure 3.4 – Commercial Land Uses

The Western Segment contains a large amount of vacant and underutilized land, while the Central Segment
contains mostly small parcels. The Eastern Segment, however, has a more consistent commercial character
of commercial strip development and shopping centers.

Particularly from Campbell to Country Club, commercial strips are home to assortments of stores, with a
diversity of storefronts opening to an informal strip of parking. In the majority of these strip commercial
centers buildings are on individual parcels and parking is shared, informally, between adjacent businesses.
For example, in Solot Plaza, Belly Dance Tucson sits shoulder-to-shoulder with Yong Sheng Herbs and More,
Perimeter Bicycling Association of America, Duran’s Income Tax, Rex Hair and Nail and Metaphysics World.

Figure 3.5 – Typical Commercial Strip
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Figure 3.6 – Broadway Village
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Unlike other parts of Tucson, no significant clusters of medical office or financial services/real estate exist
along Broadway or in the study area. However, the study area is a major location for education offices (see
“Education” land use category below). It also has several legal offices.
The diversity of use is apparent even within buildings. One typical office building houses a counseling
service, a tailor, a union, a media lab, a security company, and many others.

Most office space that is not located directly along Broadway Boulevard is concentrated in several larger
buildings one to two blocks north of Broadway on the east side of Tucson Boulevard.

West of Campbell Avenue, most office buildings are single-tenant newer buildings housing firms such as
1202 Studio Architecture or AKA Employment Studios. East of Campbell, older, multi-tenant buildings are
more common, with some housing up to two dozen tenants.
Figure 3.7 – Office Land Uses

Figure 3.8 – Mid-Century Office Building
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Figure 3.9 – Two-Story Office Building
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10.2 percent of acreage in the study area is classified as educational, which includes school facilities as well
as school district offices.

The Tucson Unified School District (TUSD) has a strong and diverse presence in the study area. TUSD
properties include major offices at 1010 E. 10th Street and 75-77 N. Park Avenue north of Broadway and at
2025 E. Winsett, as well as the new Cherry Fields sports and flood detention facility.
In addition, TUSD offices are present along Broadway in strip malls or storefronts.

While few public schools exist in the study area, there are many alternative schools such as Tucson
International Academy, St. Ambrose Catholic School, Edge Charter School, and Pass Alternative High School.

These include Child and Family Resources and El Rio Community Health Center.

Figure 3.10 – Education Land Uses

The study area has small and medium-sized places of worship on and off Broadway
The largest community uses in the study area are places of worship, including the First Assembly of God
Church at Martin Avenue, and the Church of Jesus Christ of Latter-day Saints ward at Norton Avenue.

Area and neighborhood plans do address these uses, including the University of Arizona athletic fields, Miles
Exploratory Learning Center, Howenstein High School, several neighborhood parks, and churches, if only to
encourage the continued use and utilization of existing public facilities and their compatibility with
surrounding development. Most of the non-open space public and semi-public uses are included in other
residential zones such as residential and commercial.

Figure 3.11 – Miles Exploratory Learning Center
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Figure 3.12 – First Assembly of God Church
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Industrial uses are concentrated in two main portions of the study area. The first is a mixed-use area south
of Broadway Boulevard between the Kino Parkway, Tucson Boulevard, and Arroyo Chico. This industrial
mixed-use area is interspersed with commercial, office and residential uses.

This area is concentrated around Park Avenue south of Broadway. While fewer current industrial uses lie in
this area, many of the non-residential buildings appear to be former industrial buildings which have been
converted to artist space, specialty retail and cafes.

Most industrial-designated land consists of warehousing/storage facilities. This use’s low noise and pollution
levels make it a relatively attractive industrial type in mixed-use areas like those around Broadway, unless
distribution activities attract high-levels of truck traffic.

Figure 3.13 – Industrial Uses
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The open space that is discussed here is not the vacant land along Broadway that is owned by people who
intend to develop upon it in the future. Open space is land that is intentionally used as undeveloped space
for public parks, recreation, drainages, water courses, or similar use of open land.

Almost no open spaces abut Broadway itself, and few open spaces exist within the study area. The only open
space directly on Broadway is the series of small plazas that connect to the Diamondback Bridge and Iron
Horse Park at Euclid Avenue. A possible addition is the space between the Casitas on Broadway to the north
of the street and between Plumer and Olsen Avenues; this space is not developed for open space use at this
point, beyond having some desert landscaping and informal pathways.

Arroyo Chico is the study area’s largest open space, and the future recreational use of it is linked to Pima
County’s flood control measures. The City of Tucson and Pima County own much of the area surrounding
Arroyo Chico between Park Avenue and Kino Parkway. Cherry Fields is another open space amenity that is
also used for flood control. While it is an open space amenity, it is fenced and public access is controlled.

Figure 3.14 – Open Space
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and the commercial arterial using transitional diagonal streets.
However, the Broadway study area is near to many regionally important open space resources and bisected
by accessways to them. Reid Park, one of the city’s largest, is less than half a mile east of the study area. A
multi-use path to connect Reid Park with downtown Tucson via Arroyo Chico is under development and
improvements associated with the Downtown Links project will also improve pedestrian and bicycle access
from the Downtown through the study area to larger open spaces in the area. Meanwhile, an existing
multiuse path connects southeast Tucson to downtown and Northwest Tucson via the Diamondback Bridge
over Broadway.

While few official neighborhood parks exist in the study area, neighborhoods have used volunteers, grants
and city resources to create or enhance what they have. The Broadmoor-Broadway Village neighborhood
has built a neighborhood plaza out of excess road right-of-way (Malvern Plaza) and created a plan for
enhancement of its pedestrian walkway along the Treat Boulevard right-of-way, see Figures 3.15 and 3.16.

The pedestrian experience along the two miles of Broadway from Euclid to Country Club is uneven. Few
areas have sidewalks with trees along them while others do not have a sidewalk and pedestrians must walk
on crude parking areas or move over to often discontinuous walkways along the fronts of businesses.

With the exception of single family homes between Park Avenue and Campbell Avenue, almost all buildings
are set back from the street to include some type of parking, whether it is an informal strip for one row of
cars or a deeper parking lot.

Most commercial buildings along Broadway are one-story. However, the study area has several two-story
office buildings. Several of the two-story office buildings are of a mid-century building style.

Several examples of urban form point to potential for replication, incorporation and further development in
the Broadway study area. These are both small and large, historic and recent.

The City of Tucson and neighbors of the Rincon Heights area received a Pima County grant to build bulb outs
along 9th and 10th Streets between Campbell and Park that will help infiltrate stormwater into the ground,
see Figure 3.17. Other benefits include safer streets because of reduced traffic speed, trees that will add
shade to sidewalk areas and reduce ambient temperatures, landscaping will beautify the neighborhood,
water harvesting that will make use of storm water and lessen street flooding, and native vegetation that
will provide habitat for wildlife.
Figure 3.15: Malvern Plaza

Figure 3.16: Treat Pedestrian Path Improvements

Development in the two miles of Broadway study area spans the history of 20th century development
patterns. While neighborhoods in the northwestern part of the study area were laid out around the turn of
the century, and those in the southwestern part in the 1920s, the eastern areas were platted after World
War II, and some infill areas were built as late as the 1980s. This explains the transition between the tight
grid in the west and the curvy, more irregular pattern in the east. In general, the western area’s grid
provides better access to and from Broadway with more connections and shorter blocks, but the
Broadmoor-Broadway Village's street pattern provides an interesting connection between the neighborhood
3.6
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Figure 3.17: Stormwater Management in Rincon Heights
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Construction began over the winter of 2008-09 by the city. Neighbors have worked to plant the bulb-outs
through a Back to Basics grant.

The Broadmoor-Broadway Village Neighborhood Association and the city worked together to build this small
park/plaza in the free right hand turn lane of Malvern Street where it meets Arroyo Chico, see Figure 3.15.
The plaza includes a decomposed granite-type surface with a few concrete tables, one of which has been
covered by tiles painted by local children. The edges of the plaza contain stormwater infiltration trenches
and young trees. The neighborhood seems to be actively using the plaza for events and organized playtimes
for children.

This is a positive precedent because it is similar to a local access lane, which is an element used in the
proposed Broadway improvements. While a local access lane can help to support a high-quality pedestrian
environment, this frontage road is mostly a wide swath of asphalt separated from the main Broadway travel
lanes by an unkempt strip of dirt and weeds, which includes a bus stop. The frontage road runs on the north
side of Broadway for 900 feet on either side of Treat Avenue and is about 30 feet wide. Various commercial
and office uses front onto it. The local access lanes utilized in the Broadway improvements are one-way
rather than two-way as in the precedent, and will be designed to better manage traffic speed, provide onstreet parking where viable, and generally create a better pedestrian environment.

This development, see Figure 3.18, demonstrates the potential of accommodating office development in a
shallow lot, similar to those that may be left over following the widening of Broadway. The lot is about 135
feet deep, but it shows how a lot about 80 feet deep could accommodate a 70-foot deep building that fronts
directly onto a sidewalk adjacent to a 60 foot deep parking lot buffered from the sidewalk by a 15-foot wide
landscape strip and buffered from properties behind by a 5-foot landscape strip in back of the parking lot.
The result is an office building that fronts onto the street, enough parking and a treed, landscaped street
frontage for the parking lot.

The Broadmoor-Broadway Village neighborhood also contains a central pedestrian path running along the
Treat Avenue alignment between a block off Broadway south to Arroyo Chico, see Figure 3.16. This is a
positive precedent mainly because of the existence of the right-of-way, though the City of Tucson has
recently enhanced the once-barren path with paving, landscaping, and pedestrian amenities which have
turned it into a positive element in the neighborhood.

November 13, 2015

Figure 3.18: Positive Office Development Precedent

Land use policy in the Broadway study area is defined by policies stated in general city-wide, area, and
neighborhood plans and regulations codified in local zoning ordinances. At a middle policy level are the city’s
area and neighborhood plans, which include the most policy stipulations relating to land use. While area
plans describe goals, policies, and guidelines for a group of neighborhoods, neighborhood plans overlay area
plans with goals, policies, and guidelines for individual neighborhoods.
Plan Tucson, and the area and neighborhood plans relevant to the Broadway Project address the design of
Broadway to varying degrees, but in no case to a comprehensive degree that communicates neighborhood
preferences or a clear vision for the future conditions along Broadway and how it relates to surrounding
neighborhoods. The Broadmoor-Broadway Village Neighborhood Plan provides the clearest vision and clarity
in issues of concern to the neighborhood. These existing policies were written with consideration of the
planned Broadway improvements that would result from the 1987 Broadway Corridor Study, an eight-lane
much wider street, as compared with the design that has resulted from the current Broadway Project
efforts, still they provide some context to the relationship of adjacent development to the street. The
following are highlights of land use policies and mentions in Plan Tucson, and the project area’s area and
neighborhood plans:

On November 5, 2013, Tucson voters ratified the city’s new General Plan, entitled Plan Tucson: City of
Tucson’s General & Sustainability Plan. The document lays out goals and policies to help guide more specific
planning, program and project decisions affecting key elements that shape Tucson and allow it to function
successfully, such as housing, water, and transportation. Plan Tucson reflects priorities determined through
an extensive public participation process that considered competing needs and desires on how public dollars
should be spent. The Plan includes 25 overarching goals and is organized into four, interrelated focus areas,
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including the Social Environment, the Economic Environment, the Environmental Environment, and the Built
Environment. Each focus area begins with the Plan goals most relevant to that focus area, followed by a
series of elements and policies related to the focus area. With respect to the Broadway improvement
project, goals and policies included in the Built Environment Focus Area and its Land, Transportation, and
Urban Design Element are particularly applicable as highlighted below.

redevelopment and encouraging reinvestment and new services and amenities that contribute further to
neighborhood stability. “

Built Environment Goals
“The City strives for…”:
 Well-maintained public facilities and infrastructure that support coordinated cost-effective service
delivery for current and future residents.
 A community that respects and integrates historic resources into the built environment and uses them
for the advancement of multiple community goals.
 Strategic public and private investments for long-term economic, social, and environmental
sustainability.
 An urban form that conserves natural resources, improves and builds on existing public infrastructure
and facilities, and provides an interconnected multi-modal transportation system to enhance the
mobility of people and goods.
Land Use, Transportation, and Urban Design Element Policies
The Land Use, Transportation, and Urban Design Element includes 28 policies together with an illustrative
Future Growth Scenario Map that reflects Plan Tucson’s policies that “promote an emphasis on more
sustainable approaches, such as focusing on use of existing infrastructure, fostering more transportation
alternatives, and encouraging more mixed-use development.” The map features a set of building blocks that
provide opportunities for enhanced development to move toward a more connected, integrated pattern of
land use. To that end, the Broadway project study area is shown as:
 A corridor supporting local bus, BRT or express, and/or modern streetcar.
 A Mixed-Use Corridor Building Block between Campbell Avenue and Country Club Road, providing a

“higher intensity mix of jobs, services, and housing along major streets,” and where “businesses and
residences within these corridors will be served by a mix of high-frequency transit options, as well as
pedestrian and bicycle facilities.”
 A corridor linking key activity centers immediate to the project study area: at the west end,
Downtown; and at the east end, the El Con Mall Mixed-use Center and Reid Park.
 Intersecting with important north-south Transit corridors, namely Euclid Avenue and Campbell
Avenue, providing links to Business Centers, Mixed Use Centers, and Campus Areas.
Plan Tucson’s Future Growth Scenario Map also includes Existing Neighborhoods Building Blocks, which are
“primarily developed and largely built-out residential neighborhoods and commercial districts in which
minimal new development and redevelopment is expected in the next several decades. The goal is to
maintain the character of these neighborhoods, while accommodating some new development and
3.8
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Figure 3.19: Plan Tucson Future Growth Scenario Map
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The Miles Neighborhood Plan mentions the Broadway Boulevard Project in several instances, and is assertive
in protecting neighborhood interests that may be affected by the project.
The Plan describes Broadway as “both a major commercial strip and a barrier to greater connectivity with
neighborhoods to the north.” The Plan expresses concern that the previously planned 8-lane project could
“further isolate the neighborhood from pedestrian connectivity.”
The Plan includes in its list of potential impacts of the Broadway project, “impacts to the businesses and
homes along the Broadway Boulevard and indirect impacts to the Neighborhood as a whole”; and
endangerment of its “reasonably good pedestrian and bike connectivity to the University of Arizona.” The
Plan calls for working “with public agencies to ensure that vehicle egress to commercial establishments is
from Broadway Boulevard only.”
The Plan also mentions specific places or aspects of the Broadway study area. It calls for pursuing listing on
the National Register of Historic Places for the Miles Exploratory Learning Center (ELC) building, and
ensuring that “the Miles ELC is protected from the impact of the Broadway Corridor Improvement Project.”
It calls for the creation of neighborhood gateways through the installation of neighborhood signage,
gateway monuments and public art on Highland Avenue at Broadway Boulevard and on Cherry Avenue at
Broadway Boulevard it calls for working with the owner(s) of the commercial property at the southwest
corner of Broadway Boulevard and Kino Parkway to provide safe and comfortable pedestrian access from
12th Street into the shopping area.

Transportation Policy 4 states to “Mitigate the impacts of traffic from the proposed Broadway Corridor and
Aviation Parkway projects on neighborhood streets, residences, and businesses.”

into larger sites, to allow for flexible site design, to ensure viability of the site after Broadway is widened,
and to limit the number of access points onto Broadway.” Subarea sections also encourage compatible
development along Broadway.

Overall, this plan recommends for specific parameters of the new Broadway alignment, coordinated design
and landscape and other improvements in conjunction with the widening, and against encroachment of
commercial uses into the neighborhood as a result of the widening.
From Transportation Policy III: “Property owners and neighborhood representatives should coordinate with
the Department of Transportation during the design phase of the Broadway widening project to unify the
Broadway frontage. Excess right-of-way could be utilized for landscaping, pedestrian walkways, bus turnouts, bus shelters, and/or additional parking for adjacent business area. Unified theme of landscaping should
be used along Broadway to be compatible with the area…The landscaping theme along Broadway should
relate not only to other portions of the Broadway Corridor but to the landscape conditions of BroadmoorBroadway Village Neighborhood.”
From Transportation Policy V: “The following are recommendations, if changes on Broadway Boulevard do
occur: A. Widening of Broadway Boulevard to a maximum 150-foot right-of-way including landscaping on
both sides; B. Widening to occur on the north side of Broadway between Euclid and Randolph Way; C.
Divided grade separations at the major intersections of Campbell, Alvernon, Swan, Craycroft and/or Kolb; D.
Synchronizing of all traffic signals; E. Improving bus transit including park-and-ride lots in outlying areas of
the City.”
From Transportation Policy VI: “If Broadway Boulevard is widened, encourage residents to pursue
implementation of the mitigation measures presented to the City to lessen the impact of the street widening
on the existing residential uses and to ensure that commercial uses do not encroach into the residential
portion of the neighborhood.”

This plan mentions the Broadway widening in the context of commercial uses’ impact on the neighborhood,
in Goal 1, Policy 1, Implementation 2. “General commercial uses are appropriate provided new
developments furnish required access, off-street parking, and circulation which will not be eliminated or
adversely affected by future dedications for, and construction of, any projects recommended by the
Broadway Corridor Study.”

Policy 3 of the “Development Along Major Streets” section provides direction related to Broadway widening:
“Monitor the progress and recommendations of the [1987] Broadway Corridor Study. Implementation
Techniques: A. Protect established residential areas from commercial encroachment due to the Broadway
Corridor widening; B. Analyze rezoning requests along Broadway in conjunction with possible Broadway
Corridor Study recommendations; C. Encourage new and proposed developments to assemble small parcels
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This summary of the historic resources along the 2 mile stretch of Broadway is based on the existing Historic
Building Inventory Report, completed in October of 2012, with a minor update noted in February 2013, note
that the date on the cover remains 2012.2 The project team acknowledges that the passage of time during
the project uniquely impacts the assessment of historic resources and that conditions may have changed
from the time that the report was completed. When the project goes into Final Design and intersection
impacts at the east and west ends of the project limits are known, an update to the Historic Buildings
Inventory Report is to be conducted and will include impacts to the neighborhoods and properties around
the intersections. This is written in the current report as a task to be completed.

Figure 3.20: Broadway Boulevard Project Segments and Subareas

The Broadway project corridor can be divided into areas of distinct character, as can the areas around it
within the defined study area, see Figure 3.20. We have defined segments along the boulevard as well as
major intersections which are distinct because of their investment and opportunity. The character of
surrounding areas play into the character and potential of the uses along Broadway.
Segments:
 Western (From Euclid to Park)
 Central (From Park to Campbell)
 Eastern (From Campbell to Country Club)
Major Intersections:
 Park Avenue
 Campbell Avenue
 Country Club Road

Subareas:
 Rincon Heights/Pie Allen
 Sam Hughes
 Broadmoor-Broadway Village
 Arroyo Chico Industrial Area
 Miles East-West
 Lost Barrio/San Antonio

As part of the report preparation, all parcels that are directly adjacent to the project corridor on both the
north and south sides of the street were inventoried. For each parcel, a preliminary State of Arizona Historic
Property Inventory Form was created with enough information to determine the eligibility of the property
for the National Register. Each property was analyzed to determine if it could be listed on the National
Register of Historic Places (NRHP) as either an individually eligible property or a contributor to a potential or
existing historic district. The Rincon Heights Historic District was pending at the time that the initial report
was published and was listed on the National Register in February 2013. This information was updated with
notations on the report published online. Additionally, the Continental Building located at 2343 E Broadway
was elevated in status to Individually Eligible (noted on Figure 3.20 with a yellow star); and, El Parador
Restaurant, located at 2744 E Broadway (noted with a purple star) was purchased by a private developer in
2014 and demolished to make room for a new infill commercial development. During the design phase
update, the edits will be incorporated into the new draft.) Recommendations of eligibility were based upon
NRHP standards for age, significance, and integrity, under the guidelines established by the National Park
Service. Eligible properties have to meet 3 criteria:
1. be at least 50 years old;
2. convey significance related to one or more of the following - American history, architecture,
archaeology, engineering, and/or culture; and
3. possess integrity of location, design, setting, materials, workmanship, feeling, and association.

For the purposes of this inventory, the age criterion was extended to include properties built prior to 1965
that would age into eligibility as the project progressed. All Inventory Forms were published with the report
in Volume II.

2

report, maps, and appendix can also be found on the project website at
http://broadwayboulevard.info/planning
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Figure 3.21 Historic Resources Mapping
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This section of Broadway Boulevard displays an array of historic and contemporary architectural styles and
building types that is a physical illustration of the history of Tucson's urban development. Out of 226 parcels
that were inventoried for the historic report, 120 properties were found to be eligible as contributors to a
historic district, 6 were found to be individually eligible, and 9 were found to be architecturally significant
and/or future eligible. See Figure 3.21 for a mapping of historic resources along Broadway within the project
planning area.

The western segment has a variety of commercial uses with extensive redevelopment and open space. The
unique upswept roof and unusual patterns along the west side of the Chaffin Diner offer the most notable
architectural presence.

The central segment of Broadway is primarily defined by the proximity of long-established residential
neighborhoods, including Rincon Heights/Pie Allen on the north and Miles on the south. The most notable
individually eligible building in this stretch is the Miles Elementary School, designed by Lyman & Place and
built in 1920.

The eastern segment of Broadway is primarily defined by one- and two-story commercial buildings. Many of
the structures are located close to the street, with parking in front. Design quality, material, and texture vary
greatly and many lots have narrow street frontage. The remainder of the individually eligible properties are
located in this segment, including Broadway Village, designed by Josias Joesler and built in 1939, Child &
Family Resources, designed by Ralph Haver and built in 1957, and the Continental Building, designed by
Nicholas Sakellar and built in 1965. This segment also features several architecturally significant buildings,
including Chase Bank, designed by Friedman-Jobusch Architects and built in 1971.
This Historic Buildings Inventory Report was submitted to the State Historic Preservation Office (SHPO) for
review at the time of its completion. SHPO gave their signed approval that the report “adequately identifies
the historic properties located in the project Area of Potential Effect as currently defined” and concurred
with all the evaluations of eligibility.
The report was reviewed by the Plans Review Subcommittee of the Tucson-Pima County Historical
Commission between July-September 2012 in an effort to obtain their comments and input. The
subcommittee ultimately supported the changes incorporated into the October 2012 report.

The Rincon Heights Historic District, located on the north side of Broadway between Fremont and Campbell
Avenues, was listed in the National Register of Historic Places in February 2013. Most of the houses in the
neighborhood were built in the 1920s and 1930s with designs reflecting the Bungalow and revivalist-style
trends of the period. Several properties that front Broadway in this neighborhood are listed as contributing
properties. To be listed, historic districts must be comprised of at least 51% contributing historic properties.
Rincon Heights Historic District was listed with 442 properties within its boundaries, of which 288 (65%) are
contributing properties, 132 (30%) are non-contributing properties, and 22 (5%) are vacant (neither
contributing nor non-contributing). There are 42 properties bordering Broadway: 17 (3.8%) are contributing
properties, 25 (5.7%) are non-contributing, and 0 are vacant properties.

The existing roadway, the space between the curbs of the street, has a "five-lane" section consisting of two
travel lanes in each direction separated by a continuous center left turn lane. The width of the existing
roadway is nominally 60' west of Highland, transitions to 64' over the block from Highland and Vine, and
remains 64' eastward through Stewart. The roadway widens from Euclid to Park to match the six lane
section west of Euclid. It also widens from Stewart to Country Club to match the six-lane section east of that
point. This is the only section of Broadway in the urbanized area that has not been widened to six lanes.

Demolition of structures along the north side of Broadway, to accommodate the widening of the street,
could result in lowering the district’s percentage of contributing buildings from 65% to 61%. This change
would not jeopardize the district’s listed status, because it would not fall below 51%, but it would result in
loss of buildings and historic fabric to the district. All existing contributing properties, and those that are
eligible as contributing properties in a future historic district that could be formed for properties along
Broadway, that are subject to demolition for the widening of the street will be architecturally documented
according to the Arizona State Historic Preservation Office standards prior to demolition.

The space within the right of way outside of the curbs is sometimes developed with sidewalks, but is also
often a continuous asphalt area providing access to adjacent commercial parking.

The travel and continuous left turn lanes vary from 10 to 11 feet in width. Additionally, there are 5-foot wide
bike lanes on either side of the roadway. The existing right-of-way width varies in width from 78.5 to 145
feet. The nominal 78.5 foot width west of Campbell and 80 foot east of Campbell have been augmented
through dedications from individual or groups of parcels over time.

Existing traffic conditions were evaluated and are documented in the following report which can be access
through the TDOT website via this hyperlink “Traffic Study Final Report for Broadway Blvd, Euclid Ave to
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Country Club Rd”, March 2012.3 Additional traffic analyses were conducted during the course of the project
planning phase and are documented in several technical memoranda. Broadway serves a broad range of
multi-modal users and functions as a principal arterial within the regional transportation system, the
following summarizes the existing conditions and projected future demands for all the modes that travel
along and across Broadway.

PAG 2040 Projections Low Growth Projections
PAG 2045 Projections
(33% Growth)
(22% Growth)

Recent traffic counts taken in October 2014 show average daily traffic volumes of 30,200 between Euclid
Avenue and Campbell Avenue, and 39,000 between Campbell Avenue and Country Club Road. Large truck
volumes are very low, approximately 1% of total traffic.
Traffic flow during morning and evening peak periods is often congested due to several factors, including
insufficient capacity at the Campbell Avenue intersection, interruptions in traffic progression created when
the HAWK pedestrian/bicycle crossings are activated, and buses blocking the outside through lanes at transit
stops that do not include bus pullouts.
The initial traffic study for the project (March 2010) used traffic projections from the Pima Association of
Governments (PAG) 2040 regional travel demand model. These projections are provided in Table 3.1. During
the course of the Broadway planning phase, population growth projections for Pima County, set by the State
of Arizona, were reduced by 25% from those used to develop the 2040 traffic projections. As such, traffic
projections reflecting lower growth were developed and used in subsequent traffic analysis and modeling. At
the completion of the project planning phase, PAG had developed 2045 traffic projections, reflecting the
lower expected population growth in the region. These 2045 projections presented in Table 3.1, are very
comparable to the low growth projections used for the evaluation of capacity needs on Broadway.

The west side of the study area already has relatively high transit use; up to 12% of residents of the
surrounding areas commute by transit according to the 2010 Census. The east side of the study area has
lower ridership, according to the Census.
Transit ridership on Broadway (Route 8) is the highest in the region. Daily ridership in 2012 was roughly
5,800. There are 16 transit stops (8 in each direction) between Euclid Avenue and Country Club Road. During
the morning and evening peak periods, buses run on 10 minute headways. Based on the spacing of transit
stops, frequency of service, amenities provided at each stop, and transit operating speed, transit service
along Broadway can be considered excellent based on Multi-modal Level of Service (MMLOS) criteria
provided in the Highway Capacity Manual4.

3

report, executive summary, and additional Special Traffic Analysis (8/30/12) can also be found on the
project website at http://broadwayboulevard.info/planning
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East of Country Club

52,000

48,000

47,000

Country Club to Tucson

47,000

45,000

47,000

Tucson to Campbell

56,000

50,000

51,000

Campbell to Highland

46,000

42,000

38,000

Highland to Euclid

45,000

41,000

35,000

West of Maclovio Baraza Pkwy

41,000

39,000

37,000

According to the Transit Improvements Map of the 2006 RTA Plan, Broadway is a candidate for an enhanced
bus express route as well as enhanced regular routes. According to this plan, a Modern Streetcar alignment
could skirt the study area to the northwest on its way between downtown and the University of Arizona. The
PAG Short Term Transportation Plan identifies Broadway as a likely corridor for more intensive transit. The
alternatives developed in the Broadway project planning phase gave consideration to allowing for future Bus
Rapid Transit and/or streetcar.

Continuous 5-foot wide bicycle lanes are currently provided along this section of Broadway. Daily bicycle
volumes traveling along this section of Broadway were not available during the planning phase. However,
peak hour bicycle counts collected in 2011 indicate that recent bicycle activity on Broadway can be
characterized as relatively is low when compared to activity on collector roadways and bicycle boulevards in
Tucson. The low bicycle volume is partially a result of a poor environment for bicyclists created by the close
proximity of high speed traffic in the adjacent through lanes and the high number of driveways and side
streets. Data from the 2010 Census suggests that bicycle demand within the Broadway corridor is much
higher than what has been observed. Up to 11 percent of residents in the surrounding project area commute
by bicycle, according to the 2010 Census a full 10 percent higher than when compared to the City of Tucson
as a whole.

The 2010 Census revealed that up to 35 percent of those who reside in the study area commute to work on
foot, which is a noteworthy 32 percent higher when compared to the City of Tucson as a whole.

4

Highway Capacity Manual, Transportation Research Board, 2010;
http://www.trb.org/Main/Blurbs/164718.aspx .
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Pedestrian activity along Broadway varies, with greater pedestrian volumes in commercial areas (e.g.
Safeway Center, Broadway Village, etc.). However pedestrian crossing activity is relatively high when
compared with other sections of Broadway to the east and other arterials in Tucson. The existing five HAWK
signals reflect this high pedestrian crossing demand. The current environment for pedestrian travel along
this section of Broadway can generally be characterized as poor to good depending upon the location.
Deficiencies include gaps in sidewalk, close proximity of pedestrian walkways to the adjacent high speed
traffic, undesignated pedestrian walkways within parking areas, and lack of ADA ramps. While pedestrian
facilities along Broadway need improvement to bring them to current City and ADA standards, the relatively
close spacing of signalized crossings (10 locations) provides convenience and enhanced pedestrian/bicycle
safety. This section of Broadway had the highest density of signalized crossings of any arterial in the region.

Along this section of Broadway, there are five (5) signalized intersections and sixteen (16) unsignalized
intersections. HAWK beacons are provided at five (5) unsignalized intersections. Phasing at the traffic signals
at Euclid Avenue, Campbell Avenue, and Country Club Road include permitted/protected left-turn phases
with a lagging protected left-turns. At the Tucson Boulevard and Highland Avenue signals, only permitted
left-turn phasing is provided on Broadway. Pedestrian phasing is provided at all signalized intersections with
the pedestrian phases timed to allow for full crossing of each street without stopping in the median. The five
HAWK signals are operated to allow the pedestrian or bicyclist to fully cross Broadway.
Timing of the five signalized intersections is coordinated during the morning and evening peak periods to
improve progression and traffic flow along Broadway. Operations of the HAWK signals are not coordinated
with the traffic signals.

The City of Tucson Police Department provided historical crash data for the 3-year period from January 1,
2008 to December 31, 2010. The data included the number of crashes and crash type, but not severity.
During this period 434 crashes were reported. Rear-end crashes accounted for approximately 40% of all
crashes. Rear-end crashes are typically the most common on streets that experience congestion and which
have frequent driveways and side streets.
The 3-year intersection accident rates ranged from 0.30 to 1.21 accidents per million vehicles entering the
intersection. The highest number of accidents occurred at the Campbell Avenue intersection. Of the 101
accidents, 41 were rear end crashes.
The 3-year segment accident rates along Broadway range from 0.77 to 2.69 accidents per million vehicle
miles travelled on a segment. The segment from Campbell Avenue to Tucson Boulevard experienced the
highest number of crashes (59) with rear-end crashes being the most predominant (33).
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While review of historical crashes is useful in identifying hot spots and factors that may have contributed to
crashes, it does not necessarily provide an informative assessment of the safety of a street for its various
users. While the data needed to perform a quantitative safety performance evaluation was not available,
several characteristics of the existing street that are known to influence safety can be noted. The impacts of
these characteristics are documented in the AASHTO Highway Safety Manual.
 Two-way Left-turn Lane – Considering the volume of traffic on Broadway (30,000 to 39,000 vehicles

per day), the frequency of crashes per mile on an urban arterial with a two-way left-turn lane is
expected to be at least twice the frequency of a 4-lane divided arterial.
 Driveway Density – The number of driveways, particularly major commercial and major residential
significantly influences the number of crashes that can be expected. More driveways produce more
crashes. Minor commercial parking spaces and minor residential driveways (serving less than 50
parking spaces) have a much lower impact on expected crashes.
 Continuous street lighting lowers expected crashes by 6%.
Several features of the existing street specifically relative to bicycle and pedestrian safety are notable. The
dedicated 5-foot bicycle lanes improve bicycle safety, however the high number of driveways and side
streets have an adverse effect. Sidewalks and paved walkways improve safety for pedestrians walking along
Broadway, but there are portions of Broadway that have no existing public sidewalks. The relatively high
frequency of signalized crossings (signals and HAWKS) significantly improves the safety for both pedestrians
and bicyclists.

There are substantial amounts of offsite drainage affecting Broadway, unfortunately mostly at the eastern
(upstream) end of the project. For example, the 100-year flow along the north side of Broadway reaching
Country Club Road is about 160 cubic feet per second (cfs). The flow reaching Broadway from the north in
Stewart Avenue and Treat Avenue are 285 cfs and 85 cfs respectively.
These flow currently are carried westward in Broadway to a sag, or low point, in the profile at Stratford
Avenue. A small storm drain system collects lower flows reaching Broadway and carries them southward in
Tucson Boulevard to Arroyo Chico. The size of that storm drain, as well as of any new storm drain, is limited
by the shallow depth of the Arroyo Chico channel and the need to cross under a shallow sanitary sewer that
passes through the area between Broadway and Arroyo Chico. Flows exceeding the existing storm drain
capacity will flow on the surface across Broadway into Stratford, continue in Stratford to Tucson Boulevard,
and then southward in Tucson Boulevard to Arroyo Chico.
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The west end of Broadway, extending to approximately Fremont Avenue, is currently located within the
Tucson Arroyo FEMA 100-year regulatory floodplain. Recent completion of the Tucson Drainage Project by
the Pima County Regional Flood Control District and the U.S. Army Corps of Engineers has resolved the
flooding issue. That project entailed construction of a series of large detention basins upstream on Tucson
Arroyo. The district is processing a map revision which is expected to remove Broadway form the regulatory
floodplain as well.

Existing underground utilities include water, sanitary sewer, gas, and some cable and electric service lines.
Except for sewers, these can typically be lowered or moved if necessary to facilitate the improvements
associated with the Broadway project. The ability to relocate sewers will be limited by the shallow depths
and flat longitudinal slopes that generally exist.
Overhead utilities include electrical transmission and distribution lines as well various telephone and cable
facilities, and may be relocated but not put underground as part of the Broadway Improvement Project,
given that RTA does not fund undergrounding of utilities as part of the regionally funded improvement
projects. Except for water and sewer, most of the utilities services to property fronting on Broadway are
from the rear.

Direct environmental impacts from the implementation of the Broadway project are expected to be minimal
since the project area has been urbanized for many years, and all of the area within the existing and future
right of way of Broadway is urbanized and has been disturbed previously. Therefore, the majority of
environmental issues relate to existing development of the area:
 Native Plants – there is some possibility of native plants being present within the area that will be

disturbed by improvement of the street. As the design is refined as construction documents are
prepared and the landscape design is advanced, an identification and assessment of native plants will
be undertaken and steps will be taken to preserve, relocate, or remove native plants as appropriate
and required by city ordinance.
 Underground Storage Tanks – underground storage tanks are known to be located at gas stations
along this segment of Broadway and may be found on other properties. The street alignment and
general design seeks to avoid direct impacts to these tanks. There is the possibility that some
properties with underground storage tanks could be acquired in relation to the project and potential
environmental issues would be assessed and resolved at that time.
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