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Profile 
 
Rio Nuevo covers approximately 240 acres. The boundary of the Plan jogs to include land parcels 
between St. Mary's Road and Mission Lane and between I-10 and Grande Avenue. Congress Street 
splits the Plan into two separate areas, north and south. 
 
Purpose 
 
The Redevelopment Plan/Planned Area Development establishes the type, location, intensity and 
character of development to take place. Subsequently, it reduces the need for further duplicating 
detailed planning and environmental review procedures for development within the Plan area. 
Primarily the Plan's design concepts and development standards and criteria focus on the site's 
physical characteristics, providing the necessary framework to implement the City's adopted 
General Plan Land Use Element and guide development of land parcels in the Plan areas. 
 
Plan Background 
 
There is a long history of planning efforts that have taken place in and around this general area. 
While these efforts encompassed land parcels in the Central Business District and on both the east 
and west side of Interstate 10, their primary objective was to provide a physical land use and a 
functionally supportive link between the two areas. 
  
Following are several of these efforts: 
 
• Urban Renewal Plan - (expired) 
• Pueblo Center Redevelopment Project (1965) - (expired) 
• Rio Nuevo Redevelopment Project Redevelopment Plan (1979)  
• Rio Nuevo Redevelopment Plan (1982) 
• Rio Nuevo Redevelopment Plan/Planned Area Development (1987)  
• Tucson Community Center Planned Area Development (1987) 
 
In sorting these efforts in order, an Urban Renewal Plan was adopted and covered a 180 acre area 
west of the Interstate. An Urban Renewal Plan was the necessary management and regulatory tool 
to serve as an umbrella, whereas "Project" plans were prepared to create significant redevelopment 
opportunities and address issues unique to specific areas targeted for redevelopment. 
 
The first "Project" undertaken was the Pueblo Center Redevelopment Project. It covered parcels east 
of the Interstate and focused on the Governmental Complex and construction of the Tucson 
Convention (Community) Center. 
 
The next "Project" was the Rio Nuevo Redevelopment Project Redevelopment Plan. Emerging in 
1979 as an amendment to the Urban Renewal Plan, it created four area components:  Riverpark 
Components I, II and III located west of the Santa Cruz River/Interstate 10 and the Downtown West 
Component (previously named the El Centro Component) located east of the Interstate between 
Cushing St. and Congress St. No significant development occurred as a result of this Plan and, 
consequently, the Riverpark Components were superseded by this current Rio Nuevo Redevelopment 
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Plan adopted in 1982. The Downtown West Component is, however, still operative (see Table of 
Contents For page reference).  
 
This 1982 Plan established 20 significant parcels shown on Exhibit C and proposed a more 
comprehensive approach for development of the area than the Riverpark Components by delineating 
particular land uses for each parcel. 
 
Of these 20, six of the parcels labeled A, B, C, D, H, and R shown on the Exhibit were, 
subsequently, improved and redeveloped with office, retail and commercial service uses. Together 
with development of these parcels, this Plan facilitated other improvements such as major bank 
protection of the Santa Cruz River and extensive infrastructure including construction of the spine 
street and loop road, through 1985. 
 
Economic conditions changed and as a result, private sector interest in developing the remaining 14 
parcels in the Plan area weakened. In an effort to stimulate further development interest in the 14 
parcels, another major plan effort was undertaken. This effort became the Rio Nuevo Redevelopment 
Plan/Planned Area Development adopted in 1987. It was designed to provide financing 
opportunities that parallel up-to-date financing methods, and proper planning and design of the site 
to restore its potential as a highly productive activity center. 
 
The following pages contain the Plan's land uses recommendations. 
 
Remember, the 1982 Plan is still in effect for some of this area but, as mentioned above, now only 
covers the six parcels A, B, C, D, H, and R. See the Table of Contents for the Plan's page reference. 
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I 
 

INTRODUCTION 
 
The Rio Nuevo Redevelopment Plan was adopted by the Mayor and Council of the City of Tucson 
on March 15, 1982. Since then over 640 residential units have been developed, primarily along St. 
Mary’s road in Rio Nuevo-North. In addition, numerous conditions, including soils, landfill and 
changing market have indicated the appropriateness of a business park development in Rio Nuevo-
North and an urban activity center in Rio Nuevo-South, to include residential, retail and hotel 
development. The best implementation mechanism for the proposed mixed-use development is the 
Planned Area Development, which provides for a cohesive, integrated, and phased approach to 
development. 
 
The Redevelopment Plan/Planned Area Development for the Rio Nuevo Redevelopment Project, 
hereinafter referred to as the "Plan", consists of 171 pages and nine Exhibits (A through I). The Plan 
is prepared in accordance with the State of Arizona Slum Clearance and Redevelopment Act, A.R.S. 
Sections 36-1471 et seq.; the City of Tucson Land Use Code, including the "Planned Area 
Development PAD Zone Regulations". It is intended that the RP/PAD amends and supersedes the 
1982 RNRP, except for those land uses and standards for development associated with parcels A, B, 
C, D, H, & R. 
 

A. Location 
 
 Rio Nuevo consists of approximately 240 acres (of which 90 acres are presently vacant) 

located on the west side of I-10 north and south of Congress Street between St. Mary’s Road 
and Mission Lane. For purposes of identification, property north of Congress Street is 
referred to as Rio Nuevo-North; property south of Congress Street is referred to as Rio 
Nuevo-South (see Exhibits A and B). The project area boundary is shown on “Exhibit A,” 
and the legal description is included as Appendix A.  This location and its proximity to the 
Tucson downtown, as well as the exposure to the Interstate-10 corridor, makes the site well-
suited for the creation of an urban mixed-use activity center. It is in this enthusiasm and spirit 
that the Rio Nuevo Redevelopment Plan/Planned Area Development is undertaken. 

 
B. Background 
 

 The property, since pre-colonial times, has been a center for human activity. During the 18th 
century, the Spaniards used the site for agricultural uses and later constructed the Convento 
and San Augustin Mission. The modern day use of the land included a brick-making plant 
and quarry, which were active until the mid-1900s. During the 1950’s and the 1960’s, some 
of the property was utilized for landfill purposes and presently is vacant. Through proper 
planning and design, the site has the potential to be restored to a highly productive and 
aesthetically pleasing environment, reminiscent of its historical basis as an activity center. 

 

C. Existing Land Uses and Conditions of Real Property 
 
Numerous site improvements have been completed in Rio Nuevo. The Santa Cruz Riverpark 
flood control improvements were completed in 1983 at a cost of $4.8 million. 
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The improvements include low flow soil cement bank protection and an upper flow 
landscaped bench area that is part of the City's Santa Cruz Riverpark. Bike paths and an 
Exer-Trail facility have been constructed in the Riverpark. The Garden of Gethsemane in 
Felix Lucero Park on Congress Street was relocated and reconstructed as part of the flood 
control project. Much of the site was cleared and graded as part of the flood control work. 
Portions of the site have been filled with engineered fill. 

 

 Bonita Avenue has been extended through Rio Nuevo-North to St. Mary's Road from 
Congress Street. The road includes 36 feet of paving width, curbs, gutters, and sewer (8" 
VCP) and water lines (8"). Sewer and water stub outs (6") have been extended to the 
property lines at various locations. Drainage pipes have also been constructed under the 
roadway to accommodate drainage flow to the river. A concrete-lined drainageway has been 
installed along the north property lines of Parcels 2 and 3. An inlet has been installed on the 
west side of Bonita Avenue at the southern intersection of the loop road and Bonita. Street 
trees have been installed along the eastern right-of-way of Bonita. The balance of 
landscaping improvements will be subject to the Conceptual Streetscape Program for Rio 
Nuevo included as Appendix F. Plans for the construction of public street lights along Bonita 
have been prepared, but no construction has occurred. Project monumentation has been 
constructed along Bonita Avenue at St. Mary's Road, Congress Street and Alameda Street. 
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 The property south of Congress Street will be divided by the City's planned extension of 
Mission Road from 22nd Street to Congress Street. Mission Road will be a six-lane divided 
roadway through Rio Nuevo - South. Conceptual design plans have been completed. 
Construction is scheduled to begin in 1987 and be completed by July, 1988. 

 
 In addition to the numerous site improvements completed in Rio Nuevo, 640 new housing 

units have been constructed. 
 
 Numerous and extensive studies have been conducted during the planned phases of Rio 

Nuevo. These project documents are described in the bibliography (Appendix D). 
 
D. Goals and Objectives 
 
 Several objectives have been defined to guide future development and to create a mix of land 

uses which will be harmonious in its setting and, at the same time, meet standards of open 
space, circulation, intensity of use, and development character. In addition to creating an 
activity center, the project objectives include the following: 

 
 1. Land Use Objectives 
 
  a. Utilize presently vacant and/or underutilized land and existing infrastructure 

located at the gateway to the downtown area along I-10. 
 
  b. Create a focal core, which establishes open space features and provides 

recreation amenities in conjunction with new urban development. 
 
  c. Develop land uses logically on the property (considering clustering, massing, 

and intensity of scale), to achieve continuity of design and establish a sense 
of identity. 

 
  d. Provide for continued development of a linear park system through the 

project area and for associated pedestrian and bikeway networks throughout 
the project area to create a unifying element to and within the project. 

 
  e. Set the urban character by employing a variety of architectural designs while 

maintaining a consistent theme, and by assuring continuity through 
coordinated landscaping, signage, street furniture, and lighting. 

 
  f. Create an environment in keeping with the important cultural, historic and 

archaeological features of the River area. 
 
  g. Provide opportunities for low and moderate income housing. 
 
  h. Intensify human activity through the development of new residential 

communities close to the downtown in the central area of the Riverpark. 
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  i. Develop innovative financing methods to encourage private investment and 
reduce the cost of housing to the consumer. 

 
  j. Buffer the existing neighborhoods from the higher intensity uses planned for 

portions of the project, using setback and height restrictions. 
 

  k. Mitigate the impact of landfills by implementing a master methane control 
program. 

 

  l. Improve local and regional transportation mobility with the construction of 
Mission Road in Rio Nuevo-South. 

 

  m. Enhance the economic base of the City of Tucson with the development of 
Rio Nuevo. 

 

  n. Orient office uses adjacent to landfills, where possible, to buffer existing and 
proposed residential uses and to provide a compatible day-use only use in 
close proximity to the landfills. 

 

  o. Situate commercial uses in Rio Nuevo-South for exposure, accessibility, 
market feasibility, and as a neighborhood amenity. 

 

  p. Create a functionally and aesthetically integrated development that enhances 
the image of the City. 

 

 2. Relationship of the Plan to Local Objectives 
 

  a. Conformance with the General Plan and General Plan∗ for the City of 
Tucson with respect to land use, thoroughfares and redevelopment. 

 

  b. Furtherance of the goals and policies set forth in the Inner City Revitalization 
Study, adopted December 23, 1974, which, among other things, encourages 
medium to high density residential development in appropriate areas of the 
downtown area. 

 

  c. Conformance to and furtherance of the policies of The Santa Cruz Riverpark 
Plan, adopted February 13, 1978, and Parks and Open Space Recreation 
Plan, 1981. 

 

E. Purpose and Intent 
 

 The most suitable control mechanism to implement development in Rio Nuevo is the 
Redevelopment Plan/Planned Area Development, which, when adopted by City legislative 
action, serves both a planning function and a regulatory function. The Redevelopment 
Plan/Planned Area Development, as a result, becomes an implementation tool of the City's 
adopted General Plan Land Use Element. 

 

                                                 
∗ The General Plan was originally adopted as the "Comprehensive Plan" pursuant to the Tucson Zoning Code and, 
subsequently, the Tucson Land Use Code.  The term "Comprehensive Plan (CP)" was changed to the "General 
Plan" by Ordinance 9517, which was adopted by Mayor and Council on February 12, 2001.  This change in title 
does not affect the content of the Plan. 
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 The Rio Nuevo Redevelopment Plan/Planned Area Development, when adopted, establishes 
the type, location, intensity and character of development to take place. It functions as a 
general blueprint of future development, a site specific document focusing on the physical 
characteristics of the site and the development standards which will guide development 
within the Plan area. 

 
 A key function of the Redevelopment Plan/Planned Area Development is to reduce the need 

for subsequent detailed planning and environmental review procedures for development of 
Rio Nuevo. The Redevelopment Plan/Planned Area Development, Draft Environmental 
Impact Statement, and supplemental EIS provide the necessary regulations and 
environmental documentation for the project area so that future development proposals 
consistent with the Redevelopment Plan/Planned Area Development may proceed with 
tentative plats, site plans, and/or other discretionary permits without a requirement for new 
environmental documentation and/or rezoning processes. 

 
 The primary objective of the Rio Nuevo Redevelopment Plan/Planned Area Development is 

to implement the City's General Plan through the translation of the City's broader 
development policies into design concepts and development controls tailored to the Plan 
area. All City policies, standards, criteria and procedures are incorporated by reference into 
this Redevelopment Plan/ Planned Area Development, except where deviations are 
warranted to improve design quality, flexibility, or harmony as specified in this document. 

 
F. Definitions 
 
 The terms and definitions used in this Plan shall mean those defined in Section 23-21 of the 

City of Tucson Zoning Ordinance, with the following exceptions: 
 
 Building. Any structure or building for the support, shelter, or enclosure of persons, or 

property of any kind, including accessory/maintenance facility. 
 
 Business Park Uses. A business classification to include production, service and distribution 

businesses, whose activities are conducted within a completely enclosed building and 
produce no noxious fumes, obtrusive noises, and/or negative visual elements. Examples of 
acceptable uses are blueprinting, lithography, printing or publishing; research and 
development, including fabrication or component assembly; retail showroom; school or 
college (operated as a commercial enterprise); medical or dental laboratory; or other similar 
uses. 

 
 City. The City of Tucson, Arizona. 
 
 Commercial. A blanket classification including office, restaurant, personal and business 

services, retail sales, specialty retail and entertainment, recreational, and cultural uses, but 
excluding manufacturing or warehousing uses. 
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 Developer. An individual or entity who acquires or leases development areas in the Rio 
Nuevo Redevelopment Project for the purpose of developing in accordance with the Plan. 

 
 Development Areas. Development parcels "1 through 14" as described on the Land Use Plan 

to which specific land uses and regulations, including other applicable City codes, governing 
their development have been applied. 

 
 Development Plan. A document which shall provide the information necessary for City of 

Tucson review and approval and shall include plans for the location of buildings, energy 
conservation, parking areas, traffic circulation, landscaping, elevations, areas and treatment 
of refuse collection, fire hydrant locations, site drainage and utility easements. The site plan 
shall conform in all basic aspects to the Redevelopment Plan/Planned Area Development, 
and, when approved, shall authorize the development of the site. Applications of City 
permits shall be reviewed for appropriate City Code compliance, including but not limited to 
building permits, sign permits, grading permits, road and parking lot permits and certificates 
of occupancy shall be issued by the City if the application conforms to the approved site 
plan. 

 
 Floor Area. The sum of the gross horizontal areas of the several floors of all buildings, 

including accessory buildings on a lot measured from the exterior faces of the exterior walls 
or from the centerline of walls separating two buildings, and shall include elevator shafts and 
enclosed stairwells at each story, floor space with structural head-room of six feet, six inches 
or more used for mechanical equipment, penthouses, attic space, interior balconies, 
mezzanines and enclosed porches, but shall not include any interior space used for parking, 
loading, lobbies (limited to 2% of floor area), atriums, or recreational space for employee 
use, such as exercise/health facilities and cafeteria/kitchens. 

 
 Floor Area Ratio. The result of dividing the floor area of a building (in square feet) by the 

square footage of the development area or parcel on which it is to be constructed. A measure, 
for comparative purposes, of the intensity of the use of land. 

 
 General Plan. The City of Tucson General Plan. 
 
 Hotel. An establishment that provides primarily lodging and which may contain ancillary 

convention facilities, dining, entertainment, recreational facilities and personal services for 
the public. 

 
 Master Methane Control Plan. A document identifying conditions of methane gas generation 

from existing solid waste disposal sites within the redevelopment project area, discussing 
alternative means and systems to control methane gas generation and/or migration, defining 
monitoring procedures and setting forth organization and responsibilities for system 
installation and operation. 

  
 Office. A place where professional or semi-professional services are provided, or a particular 

kind of business is transacted, excluding retail and wholesale trade as a principle use. Support 
retail functions such as athletic clubs, pharmacies, restaurants, and  
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 other limited retail uses, not to exceed 25 percent of the gross floor area, are permitted as 
secondary or accessory uses. Banks, savings and loan institutions, and brokerages, 
campus/garden office and corporate office are permitted uses. 

 
 Owner. Any individual or entity owning real property within the Rio Nuevo Redevelopment 

Project. 
 
 Plan. The Redevelopment Plan/Planned Area Development for the Rio Nuevo 

Redevelopment Project. 
 
 Project. The Rio Nuevo Redevelopment Project. 
 
 Property Owners Association. An Arizona nonprofit corporation formed by the 

Redevelopment Entity or Rio Nuevo property owners in order to administer and enforce the 
project covenants and maintenance districts. 

 
 Redevelopment Administrator. The administrative head of the Redevelopment Entity. 
 
 Redevelopment Entity. The Downtown Development Corporation of Tucson, Arizona, or 

other entity officially designated by City of Tucson to be responsible for implementation of 
the Rio Nuevo Redevelopment Project. 

 
 Redevelopment Law. The Slum Clearance and Redevelopment Act of the State of Arizona, 

A.R.S., Sec. 36-1471 et seq. 
 
 Redevelopment Project Area. The area included within the boundaries of the Rio Nuevo 

Redevelopment Projects as shown in the Boundary Description, "Appendix A". 
 
 Restaurant. A public eating place, indoors or outdoors, which may allow service of alcoholic 

beverages, dancing and live entertainment. 
 
 Site Area. The land area in acres or square feet within the existing boundaries of a 

development area or parcel. 
 
 State. The State of Arizona. 
 
 Usable Open Space. Includes open space in private or common areas, yards, courts, deck 

areas, landscaped areas, balconies, ramadas, and porches which are usable and accessible for 
active/passive recreational purposes. It does not include areas set aside for vehicular parking, 
maneuvering, driveways, loading, trash collection, exterior stairwells, or exterior corridor 
areas less than six feet wide used primarily to gain access to buildings. 
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II 
 

SPECIFIC DEVELOPMENT PLAN 
 
A. Development Concept 
 
 1. Land Use 
 
  The Rio Nuevo Land Use Plan, shown as Exhibit C, calls for retaining and 

environmentally upgrading existing uses east of the Santa Cruz River, and 
developing commercial/office/residential projects on approximately 90 acres of 
vacant land west of the river, north and south of Congress Street adjacent to the 
already-improved Santa Cruz Riverpark. 

 
  Residential development is intended to accommodate approximately 900 - 1,200 

dwelling units and housing 1,000 to 2,000 persons, depending on final density and 
product mix determinations developed in response to market factors over the six to 
eight-year development period. 

 
  Commercial and other non-residential uses are included as primary or alternative 

uses. Rio Nuevo-South will be divided by Mission Road and oriented to several 
market and design opportunities:  commercial, office, residential, and recreational 
uses. Freeway interchange orientation will be a major factor in use determination. 
Architectural characteristics to attain a "Tucson identity" will be carefully devised. A 
multi-family development element will also be included subject to marketability, 
financing considerations, and surrounding land use compatibility. 

 
  Between Congress and St. Mary's, Rio Nuevo-North will contain a major increment 

of the project's residential development, oriented primarily to St. Mary's Road. In 
internal areas and along the Riverpark, the land-use pattern will be "mixed-use", 
consisting of office and research/development, plus limited retail, with an allowance 
for multi-family residential as site conditions and market dictate. 

 
  All areas will be subject to site development and design guidelines and performance 

criteria. 
 
  Existing motel uses east of the Santa Cruz Riverpark will continue in their present 

status. 
 
Exhibit C highlights development parcels 1 through 14. Also shown are parcels A, B, C, D, H, and 
R. 
 
The planned area development portion of this Plan incorporates only parcels 1 through 14 while the 
redevelopment plan portion encompasses the 14 numbered parcels and the six lettered parcels. 
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 2. Access/Circulation 
   
  Various streets will be dedicated to the City of Tucson as redevelopment of the site 

proceeds. Most important will be the north-south arterial, Mission Road through Rio 
Nuevo-South. Mission Road will have 120 feet of right-of-way, six lanes. The north-
south street, Bonita Avenue, in Rio Nuevo-North has been dedicated to the City and 
presently consists of two lanes (36 feet) of paving (with no on-street parking) in a 
fifty foot right-of-way, plus turn lanes at Congress and St. Mary's (Exhibit E). 

 

  Other streets, which will be local streets feeding the primary north-south street, may 
also be dedicated to the City of Tucson. Local streets within parcels of the project 
area may be privately held and maintained by means of the property owners' 
association. 

 

  The City of Tucson will have basic responsibility for maintaining portions of the 
Riverpark, designated landfill areas and street landscape. An improvement district 
for enhanced municipal maintenance services may be created to provide for 
enhanced maintenance services of portions of the Riverpark, designated landfill areas 
and streetscape areas. The services provided by the district will be at a higher level or 
to a greater degree than those normally and customarily provided by the City of 
Tucson. All property owners within the Rio Nuevo Project benefiting from the 
enhanced services will participate in the district. In addition to the private streets, all 
open spaces, pedestrian pathways, parking and landscaped areas held in common 
will be maintained by the association(s). Standards for streets, pedestrian pathways, 
landscaping, and signage will be detailed in subsequent development plans submitted 
to the Redevelopment Entity and the City of Tucson for approval. No local streets 
within the project area will connect with existing neighborhood streets to the west, 
thus reducing potential traffic impacts on these neighborhoods. 

 
  Bonita Avenue functions as the major entryway to Rio Nuevo-North from Congress. 

Existing residences and businesses on Bonita Avenue are shielded from the impact of 
Rio Nuevo traffic by the use of a landscaped traffic island. 

 
  Both public and private open spaces will be provided in the project. It is the intent of 

this Plan that open spaces be usable, attractive and  contribute to the image of the 
project and the well being of its residents. In addition, developers will be encouraged 
to design the open spaces as a series of nodes linked by pathways, so that clearly 
defined corridors result. 

 
  A traffic study (Appendix G) projects estimated traffic volumes and patterns. Land 

use intensity will be limited to the capacity of intersections serving the area. 
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3. Open Space/Recreation 
 
 The open space and recreation concept (Exhibit F) for Rio Nuevo is oriented to urban 

amenities rather than large natural open space areas. The intent of this element of the Plan is 
to establish a system of open space features and recreation opportunities within the Plan 
area. Features may include pedestrian and bicycle trails as well as passive amenities such as 
park benches and tables, and other ingredients deemed suitable to complement the desired 
open space element. This system is an integral part of the community structure and provides 
another set of linkages between the land use areas of the Plan. 

 
 Central to this system of open space features is the Santa Cruz River itself, with a linear trail 

system/Riverpark along the east and west banks. Within the site, a system of open malls and 
a central plaza may be constructed to provide both linkages between use areas and a central 
open space focal point to be enjoyed by employees and residents. (Refer to Santa Cruz 
Riverpark Master Plan, City of Tucson, 1982 and Parks and Open Space Recreation Plan, 
City of Tucson, 1981.) 

 
4. Landscape Concept 
 
 The landscape concept for Rio Nuevo will unify and set the character for this urban space; 

repetition of a common theme and drought resistant, low maintenance plant materials will 
strengthen and enhance this image (Exhibit G). (The guiding document for the landscape 
concept is the Streetscape Program for Rio Nuevo, 1983, Appendix F.)  Where a variety of 
architectural approaches are permitted for buildings, continuity will be assured by 
coordinated landscaping, signage, street furniture and lighting. 

 
 Several elements are proposed in the landscape concept, including: 
 

• project entries/streetscape 
• buffering 
• perimeter landscaping/parking 
• major pedestrian ways/plaza area 
• open space 
• Riverpark 

 
 In addition to these elements, design guidelines strongly encourage individual site designs to 

incorporate features that help modify the local microclimate to conserve energy and water 
and to create a comfortable and healthful human environment. This is termed the "oasis" 
design concept, and calls for creation of areas that are shaded in summer and sunlit in winter, 
use of plant materials as windbreaks, harvesting of rainwater for irrigation and building 
orientation for energy efficiency. 



Rio Nuevo Redevelopment Plan/ Planned Area Development 

 XI-16   

 



Rio Nuevo Redevelopment Plan/ Planned Area Development 

XI-17  

 

 



Rio Nuevo Redevelopment Plan/ Planned Area Development 

 XI-18   

  5. Infrastructure 
 
   Overhead power lines of 138, 46 and 14 kV now span the redevelopment area. 

Redevelopment activities to date have made minor modifications to these lines. A 
tower supporting the 138 kV lines that traverse the site from north to south along the 
Santa Cruz River has been adjusted 50 feet westward in the vicinity of the Congress 
Street Bridge to allow for channel widening for flood control. The 46 kV lines that 
cross the site from Fresno Street east to the river may be relocated on site, if 
necessary, and will most likely remain above ground. Various 14 kV distribution 
lines at the boundaries of the project area may be placed underground or relocated as 
future detailed site planning may determine. 

 
   All other utilities constructed to serve the redevelopment shall be placed 

underground to promote health, safety and an uncluttered appearance. 
 
   Sewer and water mains; storm drain and bank protection facilities; streets, pedestrian 

and bicycle routes; and utilities will be provided to serve the project. A master plan 
will be developed which identifies, sizes and locates all the sewer and water mains 
and storm drain facilities. All development and infrastructure facilities discussed 
above will be constructed to all City, DOT, and other applicable building, health and 
safety standards. 

 
   The City of Tucson will be responsible for designing and constructing the Mission 

Road realignment. The Redevelopment Entity and/or developer of Rio Nuevo will be 
responsible for installation of public improvements, quality control, and overall 
project management for all other phases and elements of the development program. 
The Redevelopment Entity and/or developer shall construct, install, or otherwise 
provide all other public street, utility, and landscaping improvements pursuant to 
standards and specifications approved by the City of Tucson. All designated public 
improvements are to be dedicated, upon completion by phase of construction, to the 
City of Tucson, subject to City approval of design and construction and acceptance 
of maintenance responsibilities. 

 
  6. Phasing 
 
   Phasing of development at Rio Nuevo shall reflect a number of conditions and factors 

influencing project implementation, including: 
 

• Current and future trends in residential, office and commercial demand and 
absorption rates. 

 
• Development and timing of infrastructure and other improvements, and available 

financing mechanisms. 
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• Relationships between the phasing of development within Rio Nuevo and 

implementation of the regional circulation system (i.e., new alignment of Mission 
Road). 

 
   A conceptual phasing plan, developed in response to the above factors is described 

herein (see Exhibit H). Infrastructure improvements and policy conditions shall be 
successfully resolved prior to or concurrent with each increment of development. 
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DEVELOPMENT AREA:  1 1.5 acres 
 
Primary Use Quasi-public/Social 
Permitted: Service Agency/ 
 Multi-family -  
 Residential 
 
Alternate Uses Office 
Permitted: Community Service 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of 
building height, not less than 20' 

 
b) Minimum building setback of non-

residential uses from existing residential 
development areas: 20’ 

 
c) Maximum floor area ratio: 0.5 
 
d) Maximum building height:  30' 
 
e) Parking requirements:  Per design guidelines, Section IIIA 
 
Additional Development Standards for Residential Uses: 
 
a) Maximum Density:  11 residences per acre. 
 
b) Minimum usable open space per residential dwelling unit:  300 sf. 
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DEVELOPMENT AREA:  2  5.2 acres 
 
Primary Use Campus/Garden 
Permitted: Office, Business Park 
 
Alternate Uses Multi-Family 
Permitted: Residential/Elderly Housing 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Minimum building setback from existing  
 residential development areas:  20' 
 
c) Maximum floor area ratio:  0.5 
 
d) Maximum building height:   
 25' within 100' of  R-1 or R-2; 30' within 

100' - 200' of R-1 or  R-2; 40' elsewhere 
 
e) Minimum landscape requirements:  10% of 

gross site area excluding up to 5' width of 
landscape areas along public rights-of-way 

 
f) Special screening or buffering:  5' wide landscape strip/5' high vegetative screen along 

northside drainageway 
 
h) Parking requirements:  Per design guidelines, Section IIIA 
 
Additional Development Standards for Residential Uses: 
 
a) Maximum density:  40 residences per acre 
 
b) Minimum usable open space per residential dwelling unit:  300 sf. 
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DEVELOPMENT AREA:  3      7.8 acres 
 
Primary Use Office, Business Park 
Permitted: 
 
Alternate Uses Multi-Family 
Permitted: Residential 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Minimum building setback from existing  
 residential development areas:  20' 
 
c) Maximum floor area ratio:  0.6 
 
d) Maximum building height:  75' 
 
e) Minimum landscape requirements:   
 10% of gross site area excluding  
 up to 5' width of landscape areas 
 along public rights-of-way 
 
f) Special screening or buffering:  5' wide landscape strip/5' high vegetative screen along  

northside drainageway 
 
g) Parking requirements:  Per design guidelines, Section IIIA 
 
Additional Development Standards for Residential Uses: 
 
a) Maximum density:  60 residences per acre 
 
b) Minimum usable open space per residential dwelling unit:  300 sf 
 
c) Maximum building height:  40' 
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DEVELOPMENT AREA:   4A 3.3 acres 
 
Primary Use Corporate Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Maximum floor area ratio:  0.7 
 
c) Maximum building height:  40' 
 
d) Minimum landscape requirements:   
 10% of gross site area excluding  up to 5'  
 width of landscape areas along public  
 rights-of-way 
 
e) Parking requirements: Per design guidelines, Section IIIA 
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DEVELOPMENT AREA:   4B   7.4 acres 
 
Primary Use  Parking/Landscaped 
Permitted: Open Space 
 
Alternate Uses Office 
Permitted: (conditioned upon landfill 
  excavation/mitigation) 
 
General Development Standards: 
 
a) Minimum building setback from 

public streets: Distance equal to 60% 
of building height, not less than 20' 

 
b) Maximum floor area ratio:  1.0 
 
c) Maximum building height:  75' 
 
d) Minimum landscape requirements for 

parking or office uses:   
 10% of gross site area excluding up to 

5' width of  landscape areas along 
public rights-of-way 

 
e) Parking requirements:  Per design guidelines, Section IIIA 
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DEVELOPMENT AREA:   4C 3.8 acres 
 
Primary Uses Corporate Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Maximum floor area ratio:  1.0 
 
c) Maximum building height:  75' 
 
d) Minimum landscape requirements:   
 10% of gross site area excluding up to 5' 

width of landscape areas along public 
rights-of-way 

 
e) Parking requirements:   
 Per design guidelines, Section IIIA  
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DEVELOPMENT AREA:   5  19.5 acres 
 
Primary Uses Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Minimum building setback from existing  
 residential development areas:  20' 
 
c) Maximum floor area ratio:  0.6 
 
d) Maximum building height:   
 25' within 100' of R-1 or R-2; 30' within 

100' - 200' of R-1 or R-2; 40' elsewhere 
 
e) Minimum landscape requirements: 10% of 

gross site area excluding up to 5' width of landscape areas along public rights-of-way 
 
f) Special screening or buffering:  A 6' high wall and a 5' wide  planting strip buffer on west 

and south property lines, where a 5' high wall does not exist. 
 
g) Parking requirements:  Per design guidelines, Section IIIA 
 
The Development Regulations for Development Area 5, Lots 16 and 17 are as follows: 
[C9-07-14, Ordinance No. 10461, 10-9-07] 
 
Primary Uses Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public streets: Distance equal to 60% of building height, 

not less than 20' 
 
b) Minimum building setback from existing  
 residential development areas: ' 75'  
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c) Maximum floor area ratio:  0.6 
 
d) Maximum building height:   
 Allow 48-feet measured to roof with structural elements such as commercial structures and 

mechanical equipment allowed to extend 16 feet above the maximum height – with a 100-
foot setback from west property line and 190-foot setback from south property line, 25 feet 
height elsewhere. 

 
e) Minimum landscape requirements: 10% of gross site area excluding up to 5' width of landscape 

areas along public rights-of-way; trees to be a minimum15 gallon - spaced every twenty-five 
feet (25’) on center; the north parking lot should have at least one (1) tree to every four (4) 
spaces; site to be surveyed for buffelgrass, if any found then buffelgrass to be remediated from 
site. 

 
f) Special screening or buffering: A 6’ high wall and a 5’ wide planting strip buffer on west and 

south property lines, where a 5’ high wall does not exist; allow for a perimeter wall greater than 
6’, not to exceed 8’, where the wall is located on residential property line; individual residential 
property owners to be consulted regarding design of wall; all dumpsters and loading zones to be 
located at least 50’ away from residential property lines. 

 
g) Parking requirements shall be determined by a parking study completed for the proposed use. If 

this analysis determines that the proposed facility requires less parking than required by the 
Land Use Code, the parking onsite will be reduced accordingly.  Parking closet to the 
residential property lines at the west and south will be eliminated first and replaced with 
landscaping.  None of these areas, once landscaped, can be converted to parking without a 
revised development plan 

 
h)  Parking requirements: Per design guidelines, Section IIIA; parking areas located adjacent to 

residential property lines shall include no more than ten (10) consecutive parking spaces with the 
interruption of a landscaped island that is a minimum ten-feet (10’) wide, 

 
i) The property owner/developer shall provide all weather, unrestricted vehicular access to all new, 

existing and/or relocated public sewer manholes within the rezoning area. 
 
j) The property owner/developer shall bring all existing public sewer easements (and/or public 

utility easements containing public sewer lines) within the rezoning area into compliance with 
the most recent Pima County Wastewater Management Department’s standards for such 
easements, as specified at the time of review of the development plan, sewer construction plan, 
or request for building permit. 

 
m) l)  Six (6) inch wide fence block or greater shall be used for perimeter walls. The screen wall 

adjacent to the residential property lines at the south and west will be attractively finished on 
both sides.  The wall will be constructed prior to the start of construction.  Existing mature 
landscaping along the wall will be preserved in place.  The wall will be jogged as required to 
accommodate this landscaping. Historic or prehistoric features or artifacts discovered during 
future ground disturbing activities should be reported to the City of Tucson Archaeologist.  
Pursuant to A.R.S. 41-865 the discovery of human remains and associated objects found on 
private lands in Arizona must be reported to the Director of Arizona State Museum. 
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n) The property owner/developer shall submit a Category I Traffic Impact Analysis prior to 

development plan approval. 
 

o) Any relocation, modification, etc., of existing utilities and/or public improvements necessitated 
by the proposed development shall be at no expense to the public. 

 
p) Site Lighting:  Fully shielded lighting will be used to minimize light pollution on residential 

properties.  No noisy sodium arc lights or other noisy/buzzing lights will be installed.  Site 
lighting along the west and south property lines shall not exceed 24’ in height.  Lighting shall 
be set on timers and light levels will be reduced to the minimum levels allowable at 10 p.m. 

 
q) Noise Equipment:  Noise-producing mechanical units, generators, etc., shall be fully shielded 

by the building, by parapets or by masonry walls to minimize the impact on adjacent 
residential properties. 

 
r) The property owner shall execute a waiver of potential claims under A.R.S. Sec. 12-1134 for this 

zoning amendment as permitted by A.R.S. Sec. 12-1134 (I) in the form approved by the City 
Attorney and titled “Agreement to Waive Any Claims Against the City for Zoning 
Amendment”. 
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DEVELOPMENT AREA:   6      1.9 acres 
 
Primary Use  Commercial 
Permitted: 
 
Alternate Uses  Residential 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: 10' (average) 
 
b) Maximum floor area ratio:  0.4 
 
c) Maximum building height:  25' 
 
d) Minimum landscape requirements: 
 10% of gross site area excluding up to 5' 

width of landscape areas along public 
rights-of-way 

 
e) Special landscape requirements: 
     Structural retaining wall may be required 

by Floodplain Management along 
Riverpark to prevent erosion 

 
f) Parking requirements:  Per design guidelines, Section IIIA 
 
Additional Development Standards for Residential Uses: 
 
a) Maximum density:  22 residences per acre 
 
b) Minimum usable open space per residential dwelling unit:  300 sf 
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DEVELOPMENT AREA:   7      1.0 acres 
 
Primary Use Open Space 
Permitted: 
 
Alternate Uses Project ID Signage 
Permitted:   
 
General Development Standards: 
 
a) Minimum landscape requirements:   
 10% of gross site area excluding up to 5' 

width of landscape areas along public 
rights-of-way 

 
b) Special landscape requirements: 
 Prime site for work of art 















Rio Nuevo Redevelopment Plan/ Planned Area Development 

 XI-58   

 validity of the remaining portion or portions of this Plan. 
 
H. Nondiscrimination  
 
 No person shall, on the grounds of race, creed, color, sex, age or national origin, be excluded 

from participation in, be denied the benefits of, or be subjected to, discrimination in the sale, 
lease, use or occupancy of any portion of this Project. 

 
 Appropriate covenants running with the land to prohibit such restrictions shall be included in 

the disposition instruments. 
 
The following appendices adopted as a part of this Redevelopment Plan are on file and available 
from the City Planning Department, City Hall, 255 W. Alameda, Tucson, Arizona, 520-791-4505. 
 
Appendix A - Legal Description 
 
Appendix B - Recommended Landscape Plant Materials 
 
THIS PLANT LIST WAS ADOPTED AS A PART OF THE RIO NUEVO REDEVELOPMENT 
PLAN/ PLANNED AREA DEVELOPMENT.  SINCE ADOPTION, A LOW-WATER 
USE/DROUGHT TOLERANT PLANT LIST MEETING THE SOUTHERN ARIZONA WATER 
RESOURCES ASSOCIATION AND THE ARIZONA DEPARTMENT OF WATER 
RESOURCES STANDARDS HAS BEEN APPROVED BY THE CITY OF TUCSON AND PIMA 
COUNTY.  IT IS RECOMMENDED THAT THE LOW WATER USE/DROUGHT TOLERANT 
PLANT LIST BE REFERENCED FOR USE IN NEW DEVELOPMENT AND REVEGETATING 
EXISTING DEVELOPMENT PROJECTS. 
 
Appendix C - Index of State of Arizona Redevelopment Plan and City 
        of Tucson Planned Area Development Requirements 
 
Appendix D - Bibliography 
 
Master Methane Control Plan 
 
Streetscape Program 
 
Traffic Study  -  Mission Road/Congress Street 
 -  10th to 22nd Street 




