MEMORANDUM

TO:

Zoning Examiner

SUBJECT:

DATE:

October 4, 2017
For October 19, 2017 Hearing

FROM:

Scott Clark
Interim Director
Planning & Development Services

REZONING: PLANNING & DEVELOPMENT SERVICES REPORT
C9-17-02 22nd & Houghton PAD
SR to PAD (Ward 2)

Issue – This is a request by Linda Morales of The Planning Center, on behalf of the property owner,
Twenty-Second Baptist Church of Tucson, to rezone approximately 16.3 acres from SR to PAD zoning.
The rezoning site is located at the northeast corner of 22nd Street and Houghton Road (see Case Location
Map). The preliminary development plan proposes a Fry’s Food and Drug Store at 99,918 square feet,
with an associated fuel station and kiosk; also proposed are two retail buildings at 12,000 square feet and
6,500 square feet.
Planning & Development Services Recommendation – The Planning & Development Services
Department recommends approval of Planned Area Development (PAD) zoning, subject to the attached
22nd & Houghton PAD document.

Project
Project Description The proposed project consists of an anchor Fry’s grocery and department store,
offering groceries, furniture, apparel, expanded meat counter and dining areas, pharmacy, with a single
drive-through lane, and a potential outdoor display area where products could be displayed in a vestibule
with doors that would remain open during store operated hours. The Fry’s will have an associated fuel
station and kiosk, with nine fuel pumps and 18 fueling locations. The fuel station will operate twentyfour hours, seven days a week, however the kiosk will only be operated during normal business hours.
There will also be two other commercial retail pads at 12,000 square feet and 6,500 square feet. The
project is proposing twenty-five percent consolidated open space that will be along the perimeter of the
site, with the larger areas along the north and east perimeters to also serve as a buffering for adjacent
residential uses. There will be two pedestrian paths from Houghton Road onto the site in which these
paths will provide at least 65 to 70% shade during the major part of the day with canopy trees or other
shading devices. The project site will have two access points onto Houghton Road, and two access points
onto 22nd Street.
Project Site Characteristics The proposed site consists of two rectangular parcels totaling
approximately 13 acres. Both Houghton Road and 22nd Street are identified as arterials on the Major
Streets & Routes Plan. Houghton Road is designated as a scenic arterial street with a projected width of
200 feet. 22nd Street has a projected width of 150 feet, and provides east-west connectivity across
Tucson, with an interchange at I-10. The rezoning site has approximately 600 feet of frontage on
Houghton Road and approximately 1200 feet of frontage along 22nd Street. The Houghton Road Corridor
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is a six-lane roadway south of Speedway Boulevard to I-10 (three lanes in each direction) with improved
intersections and new signalization, bike lanes, sidewalks and multi-use path along the east side of the
corridor, bus pullouts and transit options, and landscaping that maintains the scenic corridor. A bus
pullout is planned at the northeast corner of Houghton and 22nd.
Existing Land Use: Vacant land.
Surrounding Zones and Land Uses:
North:
South:
East:
West:

Zoned RX-1; residential
Zoned SR and RX-1; vacant land and residential
Zoned RX-1; residential
Zoned C-1 and R-1; Commercial and residential

Zoning Descriptions:
Existing
Suburban Ranch Zone (SR) – This zone provides for very low density, large lot, single-family, residential
development and suburban ranch uses. Uses that would adversely affect the open space, agricultural, or
natural characteristics of this zone shall not be permitted.
Proposed
Planned Area Development (PAD) – The purpose of the Planned Area Development (PAD) zone is to
enable and encourage comprehensively planned development in accordance with adopted plans and polices.
The PAD is a zoning classification which provides for the establishment of zoning districts with distinct
standards.
Planned Area Development Zone
The purpose of the PAD Zone is to enable and encourage comprehensively planned development in
accordance with adopted plans and polices. The PAD document allows the flexibility to tailor land uses,
development standards and design to a project’s needs, allowing the project to fit with any site
constraints, and be more compatible with existing neighborhoods.
The PAD will use the C-1 zone designation for its base zone which provides for low-intensity,
commercial and other uses that are compatible with adjacent residential uses. The PAD makes the
following modifications to the C-1 base zone which are typical of and consistent with the marketing
model for newer anchor grocery stores by adding:
 18 fuel dispensing locations for the fuel station (C-1 only allows 12 fuel dispensing locations)
 Outdoor display and sales within the vestibule of the grocery store and at the fuel station kiosk
(C-1 does not allow outdoor display).
 PAD prohibits the following uses: adult rehabilitation, cemetery, golf course, large retail
establishment, shelter care, wireless communication, and multifamily residential.
The PAD then modifies the C-1 base zone to further restrict C-1 uses. This custom zoning has resulted in
a neighborhood commercial and community commercial zone which is appropriate for a site that fronts
the Houghton Road regional corridor and is sensitive to adjacent residential development. The PAD
document allows the applicant the flexibility to create project design guidelines and a design review
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committee to ensure a superior site design and architectural quality. The proposed project will include a
common theme and design elements throughout the property that will unify streetscape design, signage,
materials, colors and architectural styles and will be reviewed and approved by the design review
committee. The design review committee will include one member from the surrounding neighborhoods.
Projects will be required to submit a letter of approval from the design review committee to the City of
Tucson at the time of development package submittal.
Plan Compliance – The request to rezone the site to a PAD is consistent with the land use direction
provided by both Plan Tucson and Houghton East Neighborhood Plan which support nonresidential uses
at arterial intersections, such as Houghton Road and 22nd Street.
Plan Tucson
The proposed rezoning is identified in Plan Tucson Future Growth Scenario Map as ‘Neighborhoods
with Greater Infill Potential’ which are neighborhoods that have potential for new development and
redevelopment in the next several decades. These types of infill projects are characterized by providing
goods and services needed in daily life such as a variety of housing types, grocery stores and other retail
and services. Plan Tucson supports infill that provides a more connected, integrated pattern of land use,
and provides ongoing investment in infrastructure and goods and services. Plan Tucson supports
commercial development at the intersections of arterials. The proposed project is located at the northwest
corner of two arterial streets; Houghton Road is a six-lane roadway south of Speedway Boulevard to I-10.
Houghton East Neighborhood Plan
Mayor and Council on March 8, 2016 approved and adopted Resolution No. 22541 to allow a maximum
building height increase of 26-feet for non-residential uses at the northeast corner of Houghton Road and
22nd Street.
HENP allows nonresidential uses at the northeast corner of Houghton/22nd (HENP, Nonresidential Policy
1.A). Nonresidential development includes commercial development such as retail, service and office
uses which meet the needs of the surrounding residents. The proposed project is a commercial shopping
center that can serve both the immediate neighborhood and a market population greater than a 3-mile
radius. It is consistent with the non-residential land use designation for the site.
The proposed PAD document restricts maximum building height to top of roofline to 26 feet for the
anchor grocery store, with a 4 foot parapet; and all other retail buildings limited to 20 feet top of roofline,
with ultimate height of 30 feet for ornamental features, functional elements and 26 feet for mechanical
equipment. It is consistent with the height restriction for nonresidential uses at this location where
maximum height allowed is 26 feet.
The proposed project is providing 25 percent consolidated open space along the perimeter of the site
which provides a buffer to the residential uses to the north and east, while helping to maintain a suburban
feel along Houghton and 22nd. The design varies the open space / landscape border along the north
perimeter, which has a width between 40 to 110 feet and runs the entire length of the northern property
line, 1,200 feet, and the eastern perimeter has a width between 60 to 95 feet and runs the entire length of
the eastern property line, 600 feet. The project’s consolidated open space when combined with the
proposed right-of-way landscaping along Houghton Road and 22nd Street meets the intent of the HENP’s
definition in creating a sufficient size area for visual diversity and interest that will be linked to other
open space areas, i.e. Houghton Road Greenway Urban Trail, and creates a continuous area around the
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site of undisturbed natural / enhanced vegetation to keep in character with the suburban/rural character of
the area. It is consistent with HENP requirement that neighborhood commercial or offices uses to retain
20 percent of the site as consolidated open space; and community commercial uses to retain 25 percent of
the site as consolidated open space.
It should be noted that the proposed rezoning is approximately two miles away from the Saguaro
National Monument, and one mile outside the Monument Buffer which ends at Melpomene Road. The
proposed project will follow the City’s dark-skies ordinance and enhance natural open space areas.
Public Participation and Comment – A neighborhood meeting was held on January 12, 2017 with 29
neighbors in attendance. The applicant presented project information and overview of PAD document.
The discussion included topics and issues such as building and loading setbacks, size of grocery store,
questions about the other Fry’s store, how trucks with deliver, hours of operation, buffer areas and other
project questions. Key outstanding issues of the protests to the rezoning include concerns about scale,
intensity, and differing opinions on conformance with the HENP. There is also support for the project
from the public as there is a want for more of these types of services in the area, and a belief that the
proposed location is appropriate.
Public input throughout the Plan Amendment and Rezoning process:
Plan Amendment
 Initial neighborhood meeting 4/1/15
 Individual small group meetings 5/15 – 6/16
 Follow up neighborhood meeting 7/23/15
 Planning Commission Study Session 12/2/15
 Planning Commission Public Hearing 1/13/16
 Mayor and Council Public Hearing 3/8/16
Project Changes based on Plan Amendment process and public input:
 Reduction of the Fry’s building footprint by over 20,000 square feet bringing it under the Large
Retail Establishment threshold of 100,000 square feet as regulated in the UDC.
 Increased building setbacks to further reduce impact on the neighbors to the north and east.
 Increased natural open space along north and east property boundaries to fully fulfill 20 percent
contiguous undisturbed open space policy called out in the HENP.
 For purposes of calculating the Large Retail Establishment footprint, only the Fry’s building
footprint, fuel island kiosk, and outdoor Fry’s display area are included per UDC requirements.
Rezoning
 Prior to neighborhood meeting went through pre-PAD review with City departments / outside
agencies, multiple drafts
 Held required neighborhood meeting 1/12/17 designed to show revised plan and gather public
input.
 Applicant has followed up with individual inquiries regarding proposed project and design with
adjacent property owners.
 Presentation on 3/29/17 to Eastside Neighborhood Association’s regularly scheduled meeting
 Zoning Examiner Public Hearing on 4/27/17 (note defect in legal notice – rescheduled ZE public
hearing for 10/19/17).
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Project Changes based on Rezoning process and public input:
 Added a restriction on amplified music or smoking patios within 150' of north and east property
boundaries.
 Clarified and added time restriction on truck idling.
 Added a neighborhood representative to the PAD Design Review Committee.
 Increased natural open space along north and east property boundaries to meet the HENP
requirement of 25 percent for community commercial.
Public Comment Overview
Key outstanding issues of the protests to the rezoning include concerns about scale, intensity, and
differing opinions on conformance with the HENP. There is also support for the project from the public
because there is a want for more of these types of services in the area, and a belief that the proposed
location is appropriate. (see Public Comment attachments)
Discussion – The rezoning site is located at the intersection of two arterials, Houghton Road and 22 nd
Street. With the exception of the northeast corner, this intersection has existing commercial zoning on all
corners. The proposed project will provide goods and services both to the immediate neighborhood and a
larger market area given its proximity on the Houghton Road regional corridor. Plan Tucson supports
infill projects that reflect sensitivity to the site and neighborhood conditions. The proposed project
provides significant open space areas along the perimeter of the site totaling 25 percent of the site
acreage. The project has large building setbacks from the north and east property line, with buildings
designed with four-sided architecture. Loading docks will be enclosed. The project is consistent with
Plan Tucson because the location is appropriate for this automobile-oriented land use, and it incorporates
context sensitive design and buffering features.
HENP identifies on its Land Use Concept Map that nonresidential uses, such as community commercial,
neighborhood commercial and office, are allowed at the northeast corner of Houghton Road and 22 nd
Street. The project site consists of two parcels, with the UDC defining a project as a development,
consisting of one or more contiguous lots, planned and constructed to function as a single entity, utilizing
common or shared facilities, structures, parking, and vehicular and pedestrian access. COT Planning
Department has always interpreted the HENP as identifying these two parcels (especially if developed as
a single project) as allowing nonresidential uses. The project is proposing a commercial development of
community and neighborhood commercial uses, because as a grocery and department store anchored
center, it provides neighborhood services while its scale and location on two cross-town arterials support
community commercial service needs. The HENP only makes a distinction between neighborhood
commercial and community commercial to determine the amount of consolidated open space to be
retained. It should be noted that neighborhood commercial land use designation within area and
neighborhood plans equates to either the NC or C-1 zone; with community commercial or commercial
land use designation expanding to allow C-2 or C-3 zoning.
The HENP calls for new development to provide superior site design that preserves open space and
protects existing neighborhood residential uses. The proposed project is providing 25 percent open space
which meets the nonresidential requirement for community commercial uses, with perimeter open space
having widths varying between 40 to 110 feet. The project’s consolidated open space when combined
with the proposed right-of-way landscaping along Houghton Road and 22nd Street meets the intent of the
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HENP’s definition in creating a sufficient size area for visual diversity and interest that will be linked to
other open space areas and create a continuous area around the site of undisturbed natural / enhanced
vegetation to keep in character with the suburban/rural character of the area. The UDC defines
contiguous as abutting or having a common boundary. HENP calls out that open space should be
contiguous not shall. The proposed project meets the 26 foot building height restriction.
The applicant is proposing to rezone to a PAD zone which is a zoning classification which provides for
distinct standards and land use regulations different from other zoning regulations within the UDC. The
purpose of the PAD Zone is to enable and encourage comprehensively planned development in
accordance with adopted plans and polices. The PAD document allows the flexibility to tailor land uses,
development standards and design to a project’s needs, allowing the project to fit with any site
constraints, and be more compatible with existing neighborhoods. The PAD uses the C-1 zone as a base
zone which is a zone that provides for low-intensity commercial and other uses that are compatible with
adjacent residential uses, while still allowing for larger scale development.
The PAD then modifies the C-1 base zone to further restrict C-1 uses. This custom zoning has resulted in
a PAD zone of commercial uses which are appropriate for a site that fronts the Houghton Road regional
corridor and is sensitive to adjacent residential development.
The PAD document allows the applicant the flexibility to create project design guidelines and a design
review committee to ensure a superior site design and architectural quality. The proposed project will
include a common theme and design elements throughout the property that will unify streetscape design,
signage, materials, colors and architectural styles and will be reviewed and approved by the design
review committee. The design review committee will include one member from the surrounding
neighborhoods. Projects will be required to submit a letter of approval from the design review committee
to the City of Tucson at the time of development package submittal.
Conclusion – The request to rezone the site to a PAD meets the purpose and intent of a PAD zone, and is
consistent with the land use direction provided by both Plan Tucson and the Houghton East
Neighborhood Plan which support nonresidential uses at arterial intersections, such as Houghton Road
and 22nd Street. The PAD is also consistent with the type and scale of commercial development occurring
along the Houghton Corridor e.g., Safeway is located on the intersection of Houghton and Broadway,
Walmart is located at the intersection of Houghton and Golf Links and a second Fry’s is located at the
intersection of Houghton and Rita. The PAD document serves as the rezoning conditions for the
proposed project, therefore no additional conditions are recommended for the 22 nd and Houghton PAD.
This project is an appropriate automobile-oriented land use located at the intersection of two cross-town
arterial roadways, while also incorporating context-sensitive architectural design and landscape buffering
features that are evocative of the natural landscape character theme intended by the HENP. Approval of
the requested PAD zoning is appropriate.

s:/rezoning/2017/c9-07-02 sr.doc
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A. Project Vision & History
The 22nd and Houghton Planned Area Development (the “PAD” or “PAD District”) consists of
approximately 16.2 acres located on an infill site at the northeast corner of 22nd Street and
Houghton Road near the eastern city limits (the “Property”) (See Exhibit I: Location Map).
Over the past several years, eastern Tucson has flourished with new residential and
commercial development. The Houghton Road Corridor, located along the western boundary
of the subject property, was recently widened to a total of six travel lanes with a regional
multipath corridor. 22nd Street was also widened from two to four lanes and the intersection of
22nd and Houghton was improved to increase the traffic capacity. These improvements allow
for increased visibility to this intersection ultimately making this a prime location for a
neighborhood shopping center. The vision for the proposed neighborhood shopping center is
to provide a unique shopping opportunity for the surrounding community that will feature
upscale neighborhood retail establishments and restaurants as well as a Fry’s Food and Drug
Store with an associated gas station and kiosk. The Fry’s store will offer additional amenities
such as a drive-through pharmacy, click list online ordering, a Sushi Island, an enhanced meat
counter and deli, a large selection of organic produce, a Pan Asian bistro, a Starbucks,
outdoor seating and dining areas, and apparel.

Introduction & Policy

6

22nd & Houghton PAD
Exhibit I: Location Map

Introduction & Policy

7

22nd & Houghton PAD

B.

Rationale and Benefits for Use of a PAD
The City of Tucson’s Planned Area Development Zone (PAD) designation allows property
owners to comprehensively develop the land with development standards that would not
otherwise be possible through the traditional Unified Development Code (UDC) zoning
classifications. The City’s current UDC is structured for commercial development without
consideration of the existing physical constraints on the property or surrounding it. The
current development proposal is for a neighborhood shopping center including a grocery
store, associated gas station and two retail pads. Using C-1 as the base zone, this PAD
allows for site specific zoning and design regulations to ensure a quality design that can
protect the integrity of existing neighborhoods. It will:






more effectively address neighborhood concerns through customized land uses
and development and design standards;
design for outdoor sales along the front side of the building with conditions that
require the vestibule doors open during business hours and shut when the store is
closed;
allow for modifications to landscape borders and screening plans to respond to
both neighborhood concerns and consolidated open space provision;
ensure protection for adjacent neighbors with larger buffers and protection of
undisturbed open space areas adjacent to existing single family residential
properties; and
utilize existing infrastructure within near the project site.

This PAD shall serve as the primary mechanism for controlling the development of the
property. In accordance with Section 3.5.5 of the Unified Development Code (UDC), the
PAD standards herein supersede the standards of the UDC. Where specific references
to UDC standards are provided, those reference the UDC standards in existence on the
date this PAD is approved by the Mayor and Council.

C.

Benefits to the Community
The 22nd and Houghton PAD will foster significant benefits to the community, among them
include:






Providing a unique shopping opportunity for the local community that will feature a
Fry’s Food and Drug Store with amenities including, but not limited to, a drivethrough pharmacy with click list online ordering, a Sushi Island, an enhanced meat
counter and deli, a large selection of organic produce, a Pan Asian bistro, a
Starbucks, outdoor seating and dining areas, and apparel;
Developing a neighborhood commercial shopping center to serve the far east-side
neighborhoods, reducing vehicle miles for basic goods and services;
Setting aside open space elements to preserve and protect privacy of adjacent
residents as well as native vegetation and wildlife; and
Advancing the economic sustainability of the area through the creation of
additional tax revenue and quality employment opportunities.
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D.

Conformance with Adopted Plans
The PAD District is consistent with policy recommendations in the City’s Plan Tucson and
the Houghton East Neighborhood Plan. Both stress the compatibility between uses, the
promotion of commercial development along arterials corridors, and the protection of
established neighborhoods.

1. Plan Tucson
As shown on Exhibit I.D.1: Plan Tucson Future Growth Scenario Map, the PAD is
located within an area designated as a Neighborhood of Greater Infill Potential (NGIP).
NGIP are neighborhoods that have the potential for new residential and commercial
development/redevelopment in the next several decades. These neighborhoods
include a mix of uses such as: a variety of housing types, grocery stores, and other
retail and services. The goal of the PAD is to promote the major intersection of 22nd
Street and Houghton Road as an infill site for neighborhood commercial development.
The PAD development regulations and design standards are envisioned to protect
established residential neighborhoods adjacent to the site by orienting new
development to protect the privacy of surrounding residential land uses. Other related
policies include:








LT 1: Integrate land use, transportation, and urban design to achieve an urban
form that supports more effective use of resources, mobility options, more
aesthetically-pleasing and active public spaces, and sensitivity to historic and
natural resources and neighborhood character.
LT 7a: Use the Future Growth Scenario Map as a general guide for determining
the general location of development opportunities, development patterns, and land
use and transportation concepts, while also considering area and site-specific
issues.
LT 9: Plan Tucson supports locating housing, employment, retail, and services in
proximity to each other to allow easy access between uses and reduce
dependence on the car.
RR 4: The Redevelopment and Revitalization element goals of Plan Tucson
support infill projects that build from existing assets of areas identified for
redevelopment and revitalization.
BC 8: The Business Climate element of Plan Tucson promotes continued
economic viability of existing neighborhoods and commercial districts by
supporting a safe, distinctive, well-maintained, and attractive community with
neighborhoods made up of residences and businesses that contribute to Tucson’s
quality of life and economic success.
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Exhibit I.D.1: Plan Tucson Future Growth Scenario Map
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2. Houghton East Neighborhood Plan
The intent of the Houghton East Neighborhood Plan (HENP) is to guide future
development to protect the natural amenities of the area and to enhance existing
neighborhoods. The HENP covers a two-square-mile area bounded by Speedway
Boulevard, Tanque Verde Loop/Melpomene Road, 22nd Street and Houghton Road.
In accordance with the HENP Policy Concepts Map, the HENP supports nonresidential development at the two major intersections located within the HENP, 22nd
Street and Houghton Road, and Broadway Boulevard and Houghton Road (See
Exhibit I.D.2: HENP Policy Concepts Map). Furthermore, the PAD at 22nd and
Houghton is recommended for commercial development and is envisioned to
accommodate a neighborhood shopping center with over 25% of the subject property
to be set aside as open space. See Appendix A for additional information on the
definition of neighborhood commercial. The history of the HENP includes two
amendments, including one for the PAD:



Southeast corner of Broadway and Houghton was approved in 1990 to
increase building height at the to 28 feet.
The 22nd and Houghton and PAD (The Property) was approved for plan
amendment on March 8, 2016 which removed the 20-foot height restriction for
this location. Per this plan amendment, the approved building height is 26 feet.

Other HENP nonresidential policies that apply to the PAD proposal:
 HENP-Policy I: Develop a variety of retail, service and office uses at
appropriate locations.
o HENP- Policy 1.A: Locate nonresidential uses only at the intersections
of Houghton Road with Broadway and 22nd Street.
o HENP Policy 1.B: Require nonresidential uses to provide access
exclusively onto arterial streets.
 HENP Policy 2: Require nonresidential development to be compatible with
adjacent uses.
o HENP Policy 2A: Require security and parking lot lighting to be shielded
and directed away from adjacent residential uses, in accordance with
zoning regulations.
o HENP Policy 2B: Required new nonresidential development to
implement a landscape plan with a mixture of plant size, including
mature trees, understory shrubs and ground cover.
o HENP Policy 2C: Require new nonresidential development to employ
design elements such as masonry walls, earth berms and sufficient
landscaping to buffer adjacent uses.
o HENP Policy 4 C: Require neighborhood commercial or office uses to
retain 20 percent of the Property as consolidated open space.
o HENP Policy 1A: Require developers to submit a hydrology/hydraulic
study of drainage conditions and design of proposed improvements,
considering both upstream and downstream conditions, as established
in the Floodplain Regulations.
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Exhibit I.D.2: HENP Map
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E.

Compatibility to Adjoining Land Uses
The Property is suitable for neighborhood shopping center uses as it is located at the
major intersection of 22nd and Houghton. This intersection and surrounding roadways were
recently improved to widen Houghton Road to 6-lanes and 22nd Street to 4-lanes. In
addition, this intersection has been identified by Plan Tucson, Houghton East Area Plan
and the Rincon Southeast Subregional Plan as a location intended for commercial uses.
The following land uses surround the PAD District:








F.

North: a one-story single-family residential subdivision exists to the north. Natural
open space buffers as well as a masonry wall along the property boundary will
ensure future compatibility with adjoining neighbors.
West: the northwest and southwest corners of the Houghton/22nd intersection are
both zoned for commercial. The northwest corner consists of a one-story
convenience store and the southwest corner is currently vacant. An approximately
35’ wide landscape buffer is provided along the western boundary of the property
adjacent to the Houghton Road Greenway.
South: the site directly to the south is currently vacant but was once zoned for
commercial in 2007. Due to the economic downturn, the proposed retail and office
complex did not develop, and the rezoning expired.
East: a one-story single-family residential exists to the east. Natural open space
buffers as well as a masonry wall along the property boundary will ensure future
compatibility with adjoining neighbors.

Suitability with Existing Infrastructure
The proposed PAD will be an infill development along two major arterials. Infrastructure
improvements have recently been completed in conjunction with the Houghton Road
Corridor and 22nd Street improvements. The following has been approved by the public
agencies:






A Public Sewer Improvement Plan and a Private Sewer Plan have been completed
to enable the Property to connect to the Pima County public sewer system (See
Appendix B).
A Preliminary Water Master Plan was approved by City of Tucson Water
Department as part of the Houghton Road improvement and security water service
to the Property (See Appendix C).
A Traffic Impact Study by Stantec Consultants Inc. was completed as part of the
Houghton Road Corridor planning. Access point locations and traffic
improvements were recommended as part of this study and approved by the City
of Tucson Transportation Department. See TIS that is submitted separately.
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Part II Site Analysis

i
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A.

Significant Natural and Built Constraints
The Property is an infill parcel located on the northeast corner of two arterial streets: 22nd
Street and Houghton Road and is surrounded by existing development to the north, west,
south and east. The Property is currently undisturbed except for a Tucson Electric Power
(TEP) electrical box located in the south-central portion of the property and existing
grading due to the Houghton Road and 22nd roadway widening improvements. In addition,
TEP electrical transmission lines are located along the south and western boundaries of
the Property, within the rights-of-way of Houghton Road and 22nd Street.
A small drainageway runs through the middle of the Property from east to west with flows
of slightly over 100 cfs. The existing vegetation on Property consists largely of upland
desert scrub predominately including Creosote, Foothills Palo Verde, Mesquite, Brittle
Bush, and Prickly Pear. Plant density across much of the Property is medium to low upland
scrub vegetation, typical to the region. The small drainage area near the west end of the
property (near the Houghton Road culvert), consists of more dense vegetation including
Foothills Palo Verdes, Mesquites and a small number of Hackberries. There is no
vegetation type or density on Property that meets the Pima County Xeroriparian “C” habitat
requirements (as mapped). A very small area near the Houghton Road culvert will be
evaluated at time of Development Plan for density and species make up for inclusion in
protected riparian habitat per City requirements.

B.

Transportation and Circulation
1. Surrounding Roadways
As shown on Exhibit II.B.1: Traffic, the PAD is bordered by Houghton Road on the
west and 22nd Street on the south. Houghton Road and 22nd Street are currently
under construction for improvements. The existing right-of-way is 200 feet. The posted
speed limit on Houghton Road is currently 45 mph. Houghton Road was recently
widened from Broadway Boulevard to 22nd Street to include six lanes, improved
access control, bike lanes, sidewalks, landscaping that maintains the scenic corridor,
greenway and improved drainage. Houghton Road Greenway is proposed along the
east side of Houghton Road and will consist of a 12-foot paved path and a landscaped
corridor.
22nd Street is a 2-lane arterial roadway with a striped shoulder and a posted speed
limit of 40 mph. 22nd Street currently has a right-of-way of 150-feet. 22nd Street was
recently improved to include: four lanes, bike lanes and sidewalks east to just beyond
Barbara Place as part of the Houghton Corridor improvement.
The 22nd and Houghton Road intersection was also improved to include dual left turn
lanes and a separate dedicated right turn lane in all four directions. The east/west thru
movement along 22nd Street will remain as a single thru lane.
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2. Major Streets and Routes
The Property is located at the intersection of two major streets within the MS&R plan:
22nd Street and Houghton Road. Houghton Road is classified as a Scenic Arterial
Street in the City of Tucson Major Streets and Routes Plan (2007). 22nd Street is
classified as an Arterial Street in the City of Tucson Major Streets and Routes Plan
(2007). Both roadways and the intersection are undergoing improvements for future
roadway capacity and future development (See Exhibit II.B.2: Major Streets and
Routes).
The existing and planned rights-of-way for all roadways listed on the City of Tucson
Major Streets and Routes Plan within a one-mile radius of the Property are shown on
Exhibit II.B.1: Traffic.

3. Traffic Volumes
Average Daily Traffic (ADT) volumes were derived from Pima Association of
Governments Traffic Count Records as shown on Table II.B.3: Traffic Volumes.
Stantec Consulting Services completed a Traffic Impact Study of the roadways
surrounding the intersection of 22nd Street and Houghton Road and determined that
the intersection currently operates at a Level of Service B, indicating a reasonable
free-flow of traffic. The Traffic Impact Study has been submitted under a separate
cover.
Table II.B.3: Traffic Volumes
Road
Houghton Road
Houghton Road
22nd Street
22nd Street

Segment
Broadway Boulevard to 22nd
Street
22nd Street to Old Spanish Trail
Harrison Road to Houghton
Road
Houghton Road to Melpomene
Way

ADT
18,693

Date
2011

11,972
8,563

2013
2012

9,514

2011

Source: Pima Association of Governments

4. Alternate Modes of Transportation
According to SunTran’s system-wide transit map, Sun Tran Bus Route #7, Route #17,
and Route 201X are all located within one mile of the Property (See Exhibit II.B.1:
Traffic). There is also a Park and Ride lot located within one mile of the Property at the
intersection of Houghton Road and Broadway Boulevard. As a result of coordinating
with City staff on the Houghton Road Corridor improvements, the Traffic Impact Study
(submitted under a separate cover) indicates that there will be a bus stop incorporated
along Houghton Road near the proposed PAD. It is unknown as to when service will
be integrated along Houghton Road.
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There are ± 8 bike routes within a one-mile radius of the site. (See Exhibit II.B.1:
Traffic). As part of the Houghton Road improvements, a multi-use path (greenway) is
under construction along the west boundary of the PAD. The improvements along
22nd Street also include bike lanes on the southern boundary of the PAD.

Site Analysis

17

22nd & Houghton PAD
Exhibit II.B.1: Traffic
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Exhibit II.B.2: Major Streets & Routes
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C.

Zoning
The subject property is currently zoned SR (Suburban Ranch). Zones for the surrounding
properties within 150 feet can be found in Table II.C: Surrounding Zones.
Table II.C: Surrounding Zones
Direction
Zone
North
RX-1 (Residence Zone)
South

East
West

SR (Suburban Ranch) Former C-1
(Commercial Zone) now RX-1
(Residence Zone)
RX-1 (Residence Zone)
C-1 (Commercial), R-1 (Residential)

In addition, both the HENP and the Rincon Southeast Subregional Plan designates the
intersection of 22nd Street and Houghton Road for commercial use. The southeast corner
(Assessor’s Parcel # 136-09-012B) was rezoned to commercial in 2007, (C9-07-18).
However due to the recent recession, the property has since reverted to its original zoning
(See Exhibit II.C: Zoning).
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Exhibit II.C: Zoning
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D.

Adjacent Parcels and Structures
Existing land uses on adjacent parcels within 150 feet of the subject property can be seen
in Table II.D: Existing Land Uses and on Exhibit II.D: Existing Land Uses.
Table II.D: Existing Land Uses
Property
North
South
East
West

Vacant
One-Story Single-Family Residential
Vacant, One-and Two Story Single-Family Residential
One-Story Single-Family Residential
One-Story Commercial, One- and Two-Story Single-Family Residential,
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Exhibit II.D: Existing Land Uses
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E.

Park, Recreation and Open Space
According to the Pima Regional Trail System Master Plan (PRTSMP), there are several
trails located within one mile of the Property: Hidden Hills, Estes Wash, and Houghton
Road Greenways; Old Spanish Trail Path; Hidden Hills, Estes Wash, Coronado Ridge and
Reyes Wash trails; Melpomene Way Alignment; Freeman/Del Este singletrack trails;
Danforth trailhead and the Old Spanish Trail trailhead (See Exhibit II.E: Recreation).
The Houghton Road Greenway lies adjacent to the PAD and features a 10-foot regional
multipath corridor with native plants and landscaping that maintains the scenic corridor.
The Houghton Road Greenway will utilize water harvesting and incorporate wildlifesensitive design.
Case Natural Resource Park is located within one mile of the Property. The 4.1-acre park
features a parking lot, playground, shaded and unshaded picnic tables, barbeque grills,
walking paths, and a butterfly/hummingbird garden.
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Exhibit II.E: Recreation
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F. Public, Educational, Community and Cultural Facilities
The Property is located within the Tucson Unified School District. As indicated on Exhibit
II.F: Community Facilities, two public schools are located within one-mile of the Property:
Dunham Elementary School and Soleng Tom Elementary School. Additionally, one
charter school, Academy of Tucson High, is located within a one-mile radius of the
Property
The Miller-Golf Links Pima County Public Library is located approximately 1.3 miles
southwest of the subject property. The nearest fire station is located at 250 South Harrison
Road, just over one-mile northwest of the subject property. There is one police station
located within the vicinity of the PAD. The City of Tucson Rincon Substation is located at
9670 East Golf Links Road, approximately 1.3 miles southwest of the Property.
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Exhibit II.F: Community Facilities
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G.

Existing Drainage
As shown on Exhibit II.G: Existing Drainage, off-site flows are generated from the south,
east, and north due to the slope of the existing grade contours. There are six off-site
concentration points entering the Property. There are four calculated flows (OS1 through
OS4) coming from the north and east. These flows have been calculated at 25 cfs from
OS1, 8.3 cfs from OS2, 21 cfs from OS3, and 18 cfs from OS4. Additionally, two flows
(OS5 and OS6) are coming from the south (north half of 22nd Street.) The calculated flow
rate of OS5 is 5.6 cfs. The flow of OS6 consists of two portions: the flow coming from the
area of 22nd Street with the calculated flow rate of 8.1 cfs, and the flow coming from the
south of 22nd Street (L1) via a 36” RCP (after the 22nd Street improvement) with a
calculated flow rate of 44 cfs. Thus, the total flow of OS5 and OS6 is approximately 52.1
cfs (See Exhibit II.G: Existing Drainage).
The on-site flows from the east to the west and then into 3-48” RCP culverts located
approximately 420 ft. north of the intersection of 22nd Street and Houghton Road. The
culverts run from east to west under Houghton Road and into the Este Wash. The 100year existing conditions peak discharge for this Property is 116 cfs. The on-site drainage
has been broken down into 5 drainage area’s labeled DA1 thru DA5 and flows generated
in accordance with PC-Hydro (See Drainage Report submitted under a separate cover).
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Exhibit II.G: Existing Drainage
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H.

City of Tucson Ordinances
The Property is subject to the Scenic Overlay Zone and the City of Tucson Major Streets
and Routes Plan.

I.

Existing Infrastructure
The Property is an infill Property surrounded by existing infrastructure that has sufficient
capacity for the proposed PAD development.

1. Electric
Tucson Electric Power services the Houghton/22nd area. There is existing electrical
infrastructure in the form of an electrical box located on the south-central portion of the
Property. In addition, electrical transmission lines are located along the perimeter of
the Property in the Houghton Road and 22nd Street rights-of-way.

2. Sewer
The existing sewer network can be seen on Exhibit II.I.3.a: Sewer Network. The
Property is tributary to the Tres Rios Water Reclamation Facility via the Tanque Verde
Road Interceptor. Capacity is currently available for this Property in the public sewer
line (G-88-038) downstream of 9585-05. The recently constructed Public Sewer
Improvement Plans are included as Appendix B. The existing property owner recently
constructed public sewer across Houghton Road to ensure connections for the subject
property prior the Houghton Road widening. See also Exhibit II.I.3.b: Pima County
Wastewater Reclamation Wastewater Capacity Letter.

3. Water
Per the Tucson Water Service Area Map, the Property is located within the Tucson
Water obligated service area. Tucson Water will provide water service to the Property
and has an assured water supply (AWS) designation from the State of Arizona
Department of Water Resources (ADWR) (See Exhibit II.I.4: Tucson Water Letter).
In addition, in conjunction with the Houghton Road widening, a Preliminary Master
Water Plan was submitted to and accepted by the City of Tucson Water Department
New Development Unit in 2015, for substantial conformance with standard
specifications and details (See Appendix C.)
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Exhibit II.I.3.a: Sewer Network
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Exhibit II.I.3.b: Pima County Wastewater Reclamation Capacity Letter
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Exhibit II.I.4: Tucson Water Letter
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J.

Topography
The topography on the Property ranges from 2,832 feet at the western boundary to 2,866
feet at the southeastern corner of the property. There are no slopes greater than 15%
located on the property (See Exhibit II.J: Topography).
The average cross slope of the parcel is 5.8%, as calculated by performing the following
calculation:
ACS = I x L x 0.0023
A
Interval (I) = 2’
Total length of contours (L) = 20,496
Area (A) = 16.2 acres
ACS = 2 x 20,496 x 0.0023
16.2 acres
ACS = 5.8
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Exhibit II.J: Topography
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K.

Vegetation and Wildlife
As shown on Exhibit II.K: Vegetative Communities, there are two vegetative communities
and/or plant associations located on the Property: Sonoran Desert Scrub and Xeroriparian
Class C.

1. Sonoran Desert Scrub
The Sonoran Desert Scrub community occupies approximately 12.6 acres of the
Property. The plants species predominately consist of Creosote Bush (Larrea
tridentate), Foothills Palo Verde (Parkinsonia microphylla), Velvet Mesquite (Prosopis
velutina), Brittlebush (Encelia farinose), and Prickly Pear Cacti (Opuntia engelmanii).
Plant density throughout much of the Property is medium to low, typical of upland scrub
vegetation in the region.

2. Xeroriparian Class C
Pima County has mapped Xeroriparian C habitat delineated on-site (See Exhibit II.K:
Vegetative Communities). However, the mapped boundary does not correspond to
actual on-site conditions or the aerial photography. Some Xeroriparian habitat does
exist within the 100-Year Floodplain on-site. The limits of the Xeroriparian habitat will
be adjusted, based on an actual inventory of riparian habitat.
The Xeroriparian habitat consists of a mix of Whitethorn Acacia Trees (Acacia
constricta), Foothills Palo Verde Trees (Cercidium microphyllum), Desert Hackberry
Shrubs (Celtis pallida), and Velvet Mesquite Trees (Prosopis velutina). A number of
Fish Hook Barrel Cacti (Ferocactus wizlizennii) also occur in the Xeroriparian area.

3. Arizona Game and Fish Department
As shown on Exhibit II.K.3: Arizona Game and Fish Letter, the Arizona Game and Fish
Department’s Online Environmental Review Tool indicates there are eight special
status species that have been documented within a three-mile radius of the Property:
Mexican Gray Wolf, Mexican Long-Tongued Bat, Yellow-billed Cuckoo, Sonoran
Desert Tortoise, Reticulate Gila Monster, Lesser Long-nosed Bat, Stag-horn Cholla,
Lowland Leopard Frog, and Tumamoc Globeberry.
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Exhibit II.K: Vegetative Communities
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Exhibit II.K.3: Arizona Game and Fish Letter
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L.

Soils
Per data obtained during a soil survey of eastern Pima County performed in 2003 by the
National Resource Conservation Service (NRCS), the soil type across the entire Property
is classified as Palos Verdes-Jaynes Complex. The NRCS indicates that soils of this type
are typically used for home sites and other urban development, as well as for recreation
purposes.

M.

Viewsheds and Visual Analysis
The viewsheds of the Catalina, Rincon and Santa Rita mountains are all visible throughout
most of the Property. See Exhibit II.M: Photo Key Mapand Exhibit II.M.1: Site Photos for
views of the Property and for views looking from the Property to the adjacent properties.
Viewsheds onto the subject property from surrounding parcels and arterial roadways
varies from low to high. The PAD boundaries along the west and south are highly visible
along the major arterials. The inner portions of the property vary from medium to low
visibility due to the lower topography and vegetation in this area. Photos of the Property
are shown below.
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Exhibit II.M: Photo Key Map
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Exhibit II.M.1: Site Photos

Photo 1: View from the southeast Property corner
looking northeast.

Photo 2: View from the southeast corner looking west
along 22nd Street.

Photo 3: View from the southeast Property corner
looking south.

Photo 4: View from south Property boundary looking
south toward the 22nd Street and Barbara Drive.

Photo 5: View from south Property line looking north
across the Property.

Photo 6: View looking from near the center of the
Property toward the wash riparian area.
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Exhibit II.M.1: Site Photos (Cont.)

Photo 7: View from the southwest Property corner
looking toward the 22nd & Houghton intersection.

Photo 8: View from the southwest Property corner
looking west.

Photo 9: View from the southwest Property corner
looking north.

Photo 10: View from northwest Property corner looking
northwest.

Photo 11: View from the northwest Property corner
looking southeast across the site.

Photo 12: View along the north Property boundary
looking north.
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N.

Cultural Sites
1. Arizona State Museum Letter
As shown in Exhibit II.N: Arizona State Museum Archaeological Survey, the Property
has not been previously surveyed for archaeological resources. However, twenty-one
survey projects have been conducted in support of commercial and residential
development, road construction and improvements, and the installation and
maintenance of subsurface gas and water lines within a one-mile radius of the subject
property. One archaeological site has been identified within the one-mile radius of the
Property; however, it is not crossed by the Property. The Arizona State Museum
recommends that a qualified archaeological be consulted prior to ground disturbance.
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Exhibit II.N: Arizona State Museum Archaeological Survey
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Part III PAD District Proposal
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A.

Plan Overview
The 22nd and Houghton Planned Area Development (PAD) is proposed for a
neighborhood-scaled shopping center. It is located at the intersection of two major arterial
roadways. In accordance with the Houghton East Neighborhood Plan (HENP), the
Property is designated for commercial use at this intersection. The principal tenant
includes a proposal for a modern-version of the Fry’s Food & Drug Store, two retail pads
and an associated Fry’s gas station. Fry's primary offerings are groceries and secondary
offerings are pharmacy and health and beauty items typically found in drug stores. The
building may feature an outdoor display area (see photos 1-3) and a pharmacy drive
through. Any outdoor display products must be within a vestibule with doors and shall
remain open only during store operational hours. This new location anticipates offering
additional amenities such as drive-through pharmacy with click list online ordering, a Sushi
Island, an enhanced meat counter and deli, a large selection of organic produce, a Pan
Asian bistro, a Starbucks, an outdoor seating and dining area, and apparel.

Photo 1: View of Fry’s optional outdoor sales garage doors
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Photo 2: View of typical optional interior outdoor sales
area

Photo 3: View of typical optional interior outdoor sales
area

As shown on Exhibit III.A.1: Proposed Architectural Renderings, Exhibit III.A.2: Proposed
Architectural Renderings with Vestibules and Exhibit III.A.3: Proposed Retail Architectural
Renderings, the architecture will be designed to provide visual interest consistent with the
community’s identity, character, and scale. Architectural treatment, similar to that provided
to the front facade, shall be provided to the sides and rear of the building to mitigate any
negative view from adjacent properties and/or streets and the buildings shall have exterior
building materials and colors that are aesthetically pleasing and compatible with materials
and colors that are used in adjoining neighborhoods.. The uses envisioned for the retail
pads include but are not limited to: restaurant, coffee shop, and personal service.
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Exhibit III.A.1: Proposed Architectural Renderings
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Exhibit III.A.2: Proposed Architectural Rendering with Vestibules
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Exhibit III.A.3: Proposed Retail Architectural Renderings
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B.

Proposed Land Uses
The 22nd and Houghton PAD proposes a single zoning district based on a modified C-1
Zone to allow for commercial development. Exhibit III.B.1: Conceptual Land Use Plan
identifies the two designations on the property: open space and commercial. Exhibit
III.B.2: Illustrative Site Plan depicts a site plan primarily for illustrative purposes only.
There are a great number of variations of that plan that could ultimately be utilized on this
Property. The plan is intended to show the overall concept for the Property as a means
of providing direction for traffic and civil engineering studies, relationship of possible
structures to surrounding neighborhoods, the ratio of necessary parking and possible onsite traffic circulation. It is not to be considered an actual proposed development plan.
This document provides regulations relating to uses, physical character and intensity of
development on the Property. Permitted uses for the entire property shall include all uses
that are listed as permitted or as special exception uses in the C-1 zone of the City of
Tucson Unified Development Code (UDC), except as modified in this document. Where
the PAD varies from the UDC or other relevant City standards, the PAD shall control.
Where the PAD is silent, the UDC provisions for the C-1 zone and other relevant city
standards shall control. All development on the Property must be in compliance with the
PAD upon full build-out.

1. Commercial
As identified on Exhibit III.B.1: Conceptual Land Use Plan and Exhibit III.B.2.
Illustrative Site Plan, the PAD will feature a principal tenant (Fry’s Food and Drug
Store) and secondary tenants located in two separate building pads. These pads may
include retail and restaurant uses, including but not limited to a drive through window.
A fueling station with an accompanying kiosk and outdoor display area associated with
the Fry’s Food and Drug Store is also proposed.

2. Open Space
As identified on Exhibit III.B.1, Approximately 4.1 acres will be set aside as open space
around the perimeter of the property, with the majority interfacing between the existing
single family residential and the subject property. The goal of the open space areas
within the PAD is to create a visual screen between the single-family residential
properties and the subject property as well as create visual diversity and interest
and/or passive recreation opportunities. The open space will create a continuous area
of natural vegetation around the Property with at least 20% of the site (3.2 ac) situated
in a natural buffer between the existing neighborhood to the north and east of the site.
The remainder of the open space (between 0.9 and 1.3 acres) will be provided along
the western boundary of the site (adjacent to the Houghton Road Greenway) and the
22nd Street frontage, creating a total open space of a minimum of 25% of the site. This
area will be revegetated using a mix of native and low water use, regionally appropriate
plants, and will be adjacent to the newly replanted areas within the recently completed
Houghton Road improvements. In addition to the aesthetic benefits of softening,
screening and beautifying the edge of the property, this area completes a continuous
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open space ring around the property, interrupted only minimally with necessary access
points along Houghton and 22nd Street.
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Exhibit III.B.1: Conceptual Land Use Plan
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Exhibit III.B. 2: Illustrative Site Plan
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C.

Development Standards
For the purpose of setback requirements and other development standards, the PAD shall
be considered as a single parcel regardless of the ultimate parcel configuration within the
PAD area. All new development within the PAD shall conform to applicable building, fire
and other applicable safety standards. The commercial uses shall be based upon Section
4.8-4: Permitted Uses- Commercial and Mixed Use Zones of the Unified Development
Code for C-1 uses.
1.

Permitted Uses
a.

b.

c.

Agricultural Land Use Group
1. Community Garden, subject to: Section 4.9.2.B
2. Urban Farm, subject to: Section 4.9.2.E
Civic Use Group
1. Civic Assembly
2. Cultural Use (Government Owned and Operated Only)
3. Educational Use: Elementary and Secondary Schools, subject to: Sec.
4.9.3.D.1 – 7 and 4.9.13.O
4. Educational Use: Postsecondary Institution, subject to: Sec. 4.9.3.E and
4.9.13.O
5. Educational Use: Instructional School, subject to: Sec. 4.9.13.O
6. Membership Organization
o Postal Service (government owned and operated only)
7. Protective Service (government owned and operated only)
8. Religious Use, subject to: Sec. 4.9.13.O
Commercial Services Use Group
1. Administrative and Professional Office, subject to: Sec. 4.9.13.O
2. Animal Service, subject to: Sec 4.9.4.D.1, 2, 3, & 4 and 4.9.13.O
3. Artisan Residence, subject to: Sec. 4.9.4.E.1, .2, .3, .4, & .5 and 4.9.13.O
4. Automotive – Minor Service and Repair, subject to: Section 4.9.4.F.2, 3, 4 &
5
5. Commercial Recreation, subject to: Sec. 4.9.13.O
6. Communications, subject to: 4.9.13.O and 4.9.4.I.2, .3, .4a or .4b
o All components and wires shall be integrated into the building design
with limited exposure
o Antennas and appurtenances shall not exceed:
 4 feet above the maximum building height of 26 feet for
Principal tenant; and
 6 feet above the maximum building height of 20 feet for all other
retail buildings.
7. Day Care, subject to: Sec. 4.9.13.O
8. Entertainment, subject to: Sec 4.9.4.C.3 and 4.9.13.O
9. Financial Service, subject to: Sec. 4.9.4.L.1 & 3 and 4.9.4.13.O
10. Food Service with a Microbrewery as an accessory use to a Food Service,
subject to: Sec 4.9.4.M.1 and 4.9.4.13.O
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No smoking patios or amplified music within 150’ of the north or east
property lines
11. Medical Service – Extended Health Care, subject to: Sec. 4.9.13.O
12. Medical Service – Major, subject to: Sec. 4.9.13.O
13. Medical Service – Outpatient, subject to: Sec 4.9.4.O.2 & 4.9.13.O
14. Parking
15. Personal Service, subject to: Sec 4.9.4.T.1 and 4.9.13.O
16. Research and Product Development, subject to: Sec. 4.9.13.O
17. Technical Service, subject to: Sec 4.9.W.1 and 4.9.13.O
18. Trade Service and Repair, Minor, subject to: Sec 4.9.4.X.2 and 4.9.13.O
19. Traveler’s Accommodation, Lodging with Alcoholic Beverage Service as an
accessory use, subject to: Sec. 4.9.13.O
Industrial Use Group
1. Household goods donation center, subject to: 4.9.5.G.2, 6- 12, 4.9.13.A.2, BD, and 4.9.13.O
Recreation Use Group
1. Parks and Recreation
Residential Use Group, Family Dwelling:
1. Duplex
2. Single Family Detached
3. Home Occupation as an accessory use to any permitted Family Dwelling,
subject to: Sec. 4.9.7.D
4. Flexible Lot Development, subject to: 8.7.3
5. Group Dwelling
6. Residential Care Services, Adult Care or Physical and Behavioral Health
Unlimited Number of Residents, subject to: Sec. 4.9.7.J.3.d, .4, & .8 and
4.9.13.O
7. Residential Care Services, Rehabilitation Service - Children’s Facility
(maximum 10 residents), subject to: Sec. 4.9.7.J.1, 3.a, .4 & 4.9.13.O
Retail Trade Use Group
1. Food and Beverage Sales, subject to: Sec 4.9.9.A
o Outdoor sales and display of products will be conducted within the
vestibule
o Hours of operation will be limited from 6 am to 12 midnight.
2. General Merchandise Sales, subject to: Sec 4.9.9.B.1
o Outdoor sales and display of products will be conducted within the
vestibule
o Outdoor sales are permitted within service station area.
o Hours of operation will be limited from 6 am to 12 midnight.
o The Property is limited to a maximum of 18 fuel dispensing locations.
 Hours of operation with a manned employee for the fuel
dispensing station is from 6 am to 12 midnight. Self-service at the
individual pump locations will be open 24 hours.
o Outdoor patio dining
3. Seasonal Sales and Farmers Markets as an accessory use to any permitted
principal use in every land use group, subject to: Sec. 4.9.9.A. 12.a-e
o

d.

e.
f.

g.
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h.

i.

j.

Storage Use Group
1. Hazard Material Storage as an accessory use to any permitted principal use
in every land use group, subject to: Sec. 4.9.11.A.1, .5, &.9 and 4.9.13.O
2. Personal Storage, subject to: Sec. 4.9.10.C.and 4.9.13.O
Utilities Use Group
1. Distribution System, subject to: Sec. 4.9.11.A.1, .5, & .9 & 4.9.13.O
2. Renewable Energy Generation, subject to: Sec. 4.9.11.B and 4.9.13.O
Wholesaling Use Group
1. Business Equipment Supply and Wholesaling, subject to: Sec 4.9.13.P
2. Food and Beverage Wholesaling subject to: Sec 4.9.13.P

2. Prohibited Uses
a. Prohibited Uses
The following primary land uses shall be prohibited within the PAD.
1. Adult Rehabilitation
2. Cemetery
3. Golf Course
4. Large Retail Establishment
5. Shelter Care
6. Stand-Alone Wireless Communication Towers
7. Multifamily Development

3. Open Space Permitted Uses
Typical uses include, but not limited to, unimproved land, that is set aside, dedicated,
or reserved in perpetuity for public or private enjoyment. The permitted uses may also
include but not limited to the following uses. All disturbance associated with these uses
must be revegetated in accordance with Section III.F: Conservation Open Space.
a.
b.
c.
d.
e.

Retaining Walls
Screening Walls
Revegetation
Riparian Mitigation
Recreation Use Group
1. Parks and Recreation
2. Trails
3. Open Space
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D.

Development Standards
1. Property Development
Table III.D.1: Development Area Standards
Non-Residential
Minimum Site Area

none

Maximum FAR

none

Maximum Lot Coverage

none
 Minimum 100 feet adjacent to north boundary
 Minimum 100 feet adjacent to east boundary

Minimum Perimeter Yard

 3 times the height of building exterior wall adjacent to

Houghton Road right-of-way line
 40 feet adjacent to 22nd Street existing right-of-way line
 Up to an 8-foot masonry wall* or combination of

Screening Requirements

masonry and wrought iron fence will be installed along
the north and east property boundaries in consultation
with adjacent property owners.
*Design subject to DRC approval.

Minimum Building
Separation

Per Building Code

2. Building Height Standards
The maximum building height for the principal tenant (grocery store) is 26 feet to the
top of the roofline with ultimate height of 30 feet to top of parapet for ornamental
features. All other retail buildings proposed on-site will be limited to 20 feet to the top
of the roofline, with an ultimate height of 30 feet for ornamental features, functional
elements and 26 feet for mechanical features.

3. Parking Standards
The project will be parked in accordance with UDC requirements, Section 7.4.4.
Required Number of Motor Vehicle Parking Spaces and Section 7.4.4.a for Mixed Use
Development. The total number of required spaces for mixed use development is 90%
of the sum of the amount required for each separate principal use in Section 7.4.4.B.
The square footage of Entertainment, Food Service (i.e., restaurants), and/or Alcoholic
Beverage Service (i.e., bars) uses may not be included in the calculation for multiple
or mixed use parking requirements. Vehicular parking spaces are not required for
patio square footage, such as outdoor seating, farmer’s markets and other outdoor
retail displays. The developer shall report to the Planning and Development Services
Director the ability to use cool pavement techniques or other heat island mitigation
best practices. If determined that the inclusion of cool pavement techniques and other
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heat island mitigation best practices are cost prohibitive for the entire site, the acting
PDSD director shall determine the portions of the site to be retrofitted that will yield the
most benefit for pedestrians.
Vehicle use areas shall be constructed utilizing materials and construction techniques
in accordance with recommendations of the geotechnical engineer and concurrence
from City of Tucson. Per Figure 7.4.6-A of the UDC, the minimum two-way PAAL shall
be 24 feet wide.
Accessible parking will be provided in accordance with the requirements noted in the
2012 IBC Chapter 11 and the ICC A117.1-2009. Accessible spaces and “Van
Accessible” spaces will connect to the accessible route as required by ICC A117.12009 Edition. Newly constructed and modified sidewalks, detectable warnings and
curb ramps will comply with accessibility requirements as required.

4. Scenic Route Standards
Houghton Road is designated as a Scenic Route. The following provisions of the
Scenic Corridor Zone (SCZ) apply to any portion of all real properties or parcels that
are within four hundred (400) feet of the future right-of-way line of Houghton Road.
These provisions supersede the provisions identified in Article 5, Section 5.3 Scenic
Corridor Zone of the Unified Development Code and Section 5.3.11.
a.

b.

Preservation and Reestablishment of Vegetation
i.

A 30-foot wide buffer adjacent to the MS&R right-of-way line of Houghton
Road is proposed for the purposes of this Scenic Corridor Zone. This 30foot-wide buffer is proposed in addition to the 10-foot multi-use path and
landscape buffer within the ROW in accordance with the right-of-way
improvements along Houghton Road as shown on Exhibit III.B.2:
Illustrative Site Plan. Additional plants indigenous to the Property will be
added to this area. The proposed Riparian Mitigation Plan will occur along
this scenic buffer area as the priority area (approximately 0.4 acres), as this
area will contain drainage.

ii.

Modifications to the existing drainageway within the SCZ may occur in
accordance with the City of Tucson Floodplain Ordinance.

Structure Height
In accordance with SCZ requirements, the maximum height of a structure is onethird the distance of the structure from the Houghton right-of-way line not to exceed
a 30-foot building height. The building heights proposed along Houghton Road are
a maximum of 20-feet.

5. Loading
The principal tenant (grocery store) loading area will be depressed 4-feet and
screened with a 9-foot wall for a total 13-foot screen. Once the truck enters the loading
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dock, the door to the dock opens and then the product is unloaded inside of the loading
dock. All other loading areas will be screened in accordance with Section 7.6 of the
UDC standards, Landscaping and Screening.
Deliveries shall be prohibited between 12:00 am and 6:00 am. All delivery trucks shall
turn off back up alarms during deliveries. If the Occupational Safety and Health
Administration provisions require back up alarms be on, an acoustical analysis shall
be performed to determine if mitigation measures are required. If mitigation measures
are deemed necessary, a mitigation plan shall be established and approved by the
DRC and the acting City of Tucson Planning and Development Services director. All
truck idling is prohibited within 300 feet of residential properties. Trucks shall not be
left idling between the hours of 6:00 pm and 6:00 am. Delivery trucks are required to
automatically turn off after two minutes of idling.

6. Solid Waste Disposal
All required Solid Waste and Recycle materials collection and storage shall be located
and screened, to allow for safe access and maneuverability within the development.
Enclosures for the storage of waste containers shall be designed in accordance with
the Unified Development Code, Section 7.15: for solid waste and recycle disposal
collection and storage. The setback for these facilities from existing residential shall
be a minimum of 50 feet from the northern and eastern property lines. Trash pickup
shall be limited to between 6:00 am and 12:00 am.

7. Hours of Operation
The Property is subject to hours of operation limited to 6 am to 12 am.

8. Lighting & Security
Lighting will be installed in accordance with the City of Tucson Dark Sky Ordinance. It
will be downward directed with zero bleed off onto adjacent properties. Parking lot
lighting is proposed for a maximum 25 feet in height. At the rear of the grocery store,
lights will be installed as low as possible, preferably facing downward within the
proposed rear walls, providing the minimal lighting necessary for safety while
minimizing the impact on the adjacent homes. A light dimming plan shall be approved
by the Design Review Committee to ensure the site is appropriately lit while
maintaining compliance with the Dark Skies Ordinance and minimizing visual impacts.
An electronic security monitoring system for the public parking areas will be
incorporated on the site.

9. Walls
Perimeter walls are allowed up to 8 feet without additional approvals. The developer
will work with the Saguaro National Park DRC representative to design the wall to
balance wildlife movement opportunities with the surrounding property owners’ desire
for privacy and security.
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E.

Drainage Plan
1. Response to Hydrologic Characteristics
The proposed land uses will include impervious surfaces associated with buildings,
parking areas, and access lanes, while providing open space in the form of landscape
areas, water harvesting basins, and natural areas. Since the Property is over an acre
in size and proposing a commercial use, both on-site detention and retention will be
required to reduce the developed condition volumes to at, or below, the existing
condition rate volumes for the design storms.
The grading of the Property will direct runoff overland within the Property and toward
curb cuts around the perimeter of the developments paved drives or parking areas
outletting to the proposed diversion channels and/or to low points within the parking
field to catch basins. Catch basins will collect the runoff and convey the storm water
via an underground storm pipe system to proposed underground retention areas.
Proposed retention will be the underground system (See Exhibit III.E: Preliminary
Grading and Drainage Plan).
The water harvesting techniques will include: directing surface flow from the parking
areas into the landscaping areas, using structures to capture runoff for later use,
dispersing run-off into the soils by increasing the amount of exposed surface area and
constructing French drains, utilizing mulch to maximum extent possible to reduce
evaporation and retain moisture in the soil. Decomposed granite (DG) is prohibited in
water harvesting areas due to its ability to clog soil pores and reduce infiltration rates.
The use of drywells may be added to the water harvesting techniques if needed to
obtain required drain down times of 12 to 24 hours. A drainage report has been
submitted under a separate cover.
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Exhibit III.E: Preliminary Grading & Drainage Plan
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F.

Open Space
1. Open Space Development Standards
A minimum of 20% of the Property as identified on Exhibit III.B.1 and Exhibit III.B.2 will
be preserved as consolidated open space, with a target of 25-28% of the site when
the buffers adjacent to the Houghton and 22nd Street frontages are included. Generally,
the open space along the north and east property boundaries, representing 20% of
the site, will remain natural, with some minor exceptions for disturbance required for
wall installation. Other open space along the street frontages will be revegetated to
recreate a natural state.









Per neighborhood input, some of the open space areas along the north and
eastern borders may be supplemented with additional vegetation to provide
additional screening between the project site and adjoining properties. This will
also be a receiving area for mitigation plantings.
A masonry wall up to 8’ high will be installed along the north and east property
boundaries.
Areas graded due to installation of screening walls and retaining walls will be
revegetated using native and low water use, regionally adapted plants.
Water harvesting and retention will be incorporated to the greatest extent
feasible without materially impacting vegetation that is intended to remain in
place.
Native and low water use, regionally adapted plants will be utilized throughout
the development, including within bufferyards and parking lot islands.
The developer shall establish a plan with consultation from Saguaro National
Park to reduce, to the degree practical, harmful interactions between staff and
functions of the development and surrounding wildlife.

2. Riparian Standards
This section shall modify Technical Standards 4.02.0.0, Floodplain, Wash and
Environmental Resource Zone (ERZ) Standard to achieve the intent expressed within
the PAD. The specific sections include, but are not limited to the following:






4-02.2.5.A - Development Restrictions. Impacts as shown in the PAD are
allowed.
4.04.2.5.B –Environmental Resource Report. Determination of mitigation
requirements shall be based on a modified Environmental Resource Report
process (to be agreed upon by City of Tucson staff and the developer). The
modified process will at a minimum include on-site evaluation (quantity and
quality) of the areas of Pima County Xeroriparian habitat (coinciding with
the 100-year Floodplain) that will be disturbed.
4-02.3.0 - Review (No SAC or STAC Review). The PAD Review process
shall serve as the review for the riparian mitigations plans.
The Property shall be permitted to impact existing Regulated Areas and
Protected Riparian Area (PRA) as needed and be allowed to provide
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mitigation for impacts to the Regulated Area and PRA on-site. On-site
mitigation areas may be located within the Open Space.

3. Riparian Resources
The Property contains 100-year floodplain and Xeroriparian area (See Exhibit III.F.3.a
Riparian Resources).
The 100-year floodplain begins near the center of the Property and flows toward
Houghton Road, ending at the culvert under the road. As shown on Exhibit III.F, the
Xeroriparian habitat is found near the Houghton Road culvert, due to the pooling of
water near the roadway. A plant inventory, per the Floodplain, Wash, and ERZ
Standard of the Technical Manual was conducted on June 2, 2016. The actual limits
of the Xeroriparian habitat, per the plant inventory, are shown on Exhibit III.F.3.a. The
actual Xeroriparian habitat area is approximately 0.9 acres in size.
As shown on Exhibit III.F.3.b, the proposed Riparian Mitigation Plan will contain
approximately 0.9 acres of mitigation area. Mitigation will occur along Houghton Road
as the priority area (approximately 0.4 acres), as this area will contain drainage areas.
Any additional mitigation will occur within the open space on the north side of the
Property (second priority area, approximately 0.5 acres).
These mitigation areas will serve a dual purpose. They will maintain the riparian nature
of the current existing riparian area. They will also provide additional landscape
buffering and visual enhancement along Houghton Road and adjacent to existing
properties to the north.
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Exhibit III.F.3.a: Riparian Resources
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Exhibit III.F.3.b: Riparian Mitigation Plan
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G.

Landscape Program
1. Streetscape
The Property is surrounded by two major public roadways, Houghton Road and 22nd
Street. As shown on Exhibit III.G.: Landscape Border Plan, 30-foot wide scenic
corridor landscape borders will be provided adjacent to the Houghton Road scenic
route. The 30-foot landscape border will be supplemented with additional native and
low water use plants as well as riparian mitigation. A 10-foot wide landscape border
will be provided along PAD boundary along 22nd Street. A 30-inch screen will be
located along all parking areas.

2. Parking Area & Pedestrian Path Landscape
The landscape program for parking area landscape shall adhere to the following
requirements:
 Pedestrian Paths from Houghton Road should shade at least 65 to 70% of
the sidewalks/paths during the major part of the day with canopy trees or
other shading devices
 Parking Areas
o Tree Quantities: (1) tree shall be provided for every (4) parking
spaces.
o Tree Species: Medium size trees of native or low water use species,
such as Palo Verdes, Mesquites, Hybrids or similar species shall
be used.
 In accordance with UDC 7.6.6 such that all hard surfaces drain towards
minimum 6" to 9" depressed water harvesting or retention areas

3. Landscape/Screening borders adjacent to residential uses
The PAD borders the Rancho Del Este residential subdivision to the east and north of
the Property. There are no existing screens along most of these boundaries. A large
area of open space will be provided along both boundaries. The east boundary
consists of a 60 to 95-foot open space borders and the north boundary consists of a
40 to 110-foot open space border. Screening from existing residential areas will be
accomplished with an 8-foot screen walls along the north and east boundary with
openings for wildlife movement. The 40 to 110-foot landscape borders along these
two boundaries will be revegetated with planted with trees, shrubs, and accent plants
to efficiently screen the property from adjacent uses as well as provide for riparian
mitigation.
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Exhibit III.G: Landscape Borders
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H.

Circulation Plan
1. Access Points
As shown on Exhibit III.H on page 66, primary access to the Property will be provided
by Houghton Road and 22nd Street. There are four proposed access driveways to the
proposed development. Access #1 and Access #2 are located on Houghton Road,
while the other three access driveways Access #3, and Access #4 are proposed to be
located off 22nd Street. The first proposed access, Access #1, will allow right and left
turns into the development from Houghton Road, but westbound vehicles will only be
allowed to make a right out of the property. A left turn lane and separate northbound
right turn lane are proposed for this access. Access #2 is proposed to be a right in/right
out access only. A separate northbound right turn lane is proposed for this access,
that will be shared with a bus bay per the City of Tucson planned improvements to
Houghton Road. Of the three proposed accesses onto 22nd Street, Access #3 is also
proposed to be a right in/right out access with a dedicated westbound right turn lane,
while Access #4 is proposed to be full access driveways with an eastbound left turn
lane and a separate westbound right turn lane.

2. Planned Improvements
Houghton Road and 22nd Street were recently improved. Improvement plans included
Houghton Road widening to become a 6-lane roadway with a divided median in the
has three thru lanes, two left-turn lanes and a separate right turn lane in both the
northbound and southbound directions. 22nd Street was also improved at the
intersection with Houghton Road to have one thru lane, two left turn lanes and a
separate right turn lane in both eastbound and westbound directions. In addition, there
is a proposed bus shelter pad location within their planned right-turn lane along
Houghton Road. Sun Tran service currently does not serve this section of Houghton
Road, but it is planned for a bus pullout at the northeast corner of 22nd and Houghton.
If the pullout is modified or removed due to future construction, an alternative bus
pullout area (shared right-turn lane) and shelter pad will be required at the time of
development plan. The City of Tucson Department of Transportation has placed a fiveyear moratorium for all new cuts along Houghton Road and at the intersection of
Houghton Road and 22nd Street. However, limited permission has been granted from
the Department of Engineering (refer to Appendix D: Houghton Road and 22nd Street
Intersection Future Modification Letter) allowing the developer to make necessary curb
cuts to access the site prior to the expiration of the five-year moratorium period.

3. Traffic Volumes
A Traffic Impact Analysis generated by Stantec has been submitted under a separate
cover. Table III.H.3 identifies the trip generation provided by this report for the PAD
development.
Table III.H.3: Proposed Use-Trip Generation
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ITE Land Use code

Type

24-hour
Two Way
Volume

Peak
AMIn

Peak
AMOut

Peak
PMIn

Peak
PMOut

850

Supermarket

96

11655

240

147

551

530

826

Specialty
Retail Center
Gasoline
Service
Station
Fast Food
Restaurant
with Drive
through

10

443

0

0

12

15

10

1686

62

60

69

69

4.2

2084

97

93

71

66

Total

15868

400

300

704

680

Internal Trip
Reduction

2380

60

45

106

102

Grand Total

13488

340

255

598

579

944

934

Source: Stantec, 2016

4. Level of Service
The signalized intersection of 22nd Street and Houghton Road currently functions at
a Level of Service (LOS) B under the existing conditions and lane configuration. The
City of Tucson is currently improving Houghton Road, including the intersection with
22nd Street. These improvements will be completed before the 2018 Full Build-Out
Conditions and the new geometrics were used to model Background and Horizon
Conditions. With the improved intersection and the addition of the 22nd Street and
Houghton Road PAD Development, the 22nd Street and Houghton Road intersection
will continue to function at a LOS B, with minor differences in delay times to the
individual movements.

5. Pedestrian Circulation
The proposed on-site pedestrian connections provide an amenity for future users of
the PAD. Pedestrian multi-use trails along Houghton Road, public sidewalks, bike
routes and pedestrian walkways will create an interconnected system to the various
uses within the site. The Property shall provide pedestrian accessibility, safety, and
convenience to reduce traffic impacts and enable the development to project a friendly,
inviting place. The main interior pedestrian walkway connecting from Houghton Road
to the principal tenant shall be at least six feet wide with an adjacent five-foot-wide
landscape strip.
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The following standards will be applied to the PAD District to ensure safe pedestrian
access within and throughout the Property:
 Pedestrian Paths from Houghton Road should shade at least 65 to 70% of the
sidewalks/paths during the major part of the day with canopy trees or other shading
devices
 Sidewalks shall be provided along the full length of any building where it adjoins a
parking lot.
 Pedestrian walkways will be provided from proposed buildings to individual parking
areas via pedestrian crosswalks.
 Connections will be made from parking lots to the closest public sidewalk adjacent
to the Property
 At each point that a designated on-site pedestrian walkway crosses a parking lot,
street or driveway, the walkway will be clearly visible to pedestrians and motorists
using one or more of the following methods:
o A change in paving material, paving height or paving color;
o A painted crosswalk;
o Signage; or
o Median walkway buffered by landscaping
o Any other method approved by the City of Tucson which meet the intent of
this section.
 New sidewalks will be constructed to City of Tucson Standards along Houghton
Road and 22nd Street if not already constructed as part of the recent Houghton and
22nd road improvements.
 All pedestrian connections will be constructed to ADA (Americans with Disabilities
Act) accessibility standards.
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Exhibit III.H.1: Circulation Concept
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I.

Phasing Schedule
The following standards shall be applied to development of the Property along with the
infrastructure required to serve that portion of the PAD development in accordance with
market demands and Traffic Study submitted separately. The PAD is anticipated to be
completed in one phase with full buildout in 2018. Detention and retention will be provided
in accordance with the master hydrology/drainage report.

J.

Cultural Resources
A review of Arizona State Museum records revealed that the Property has not been
previously surveyed for cultural resources. Because the Property has not yet been
inspected for archaeological resources, the Arizona State Museum recommends an onthe-ground cultural resource study be conducted prior to any ground disturbing activities.
Historic or prehistoric features or artifacts discovered during future ground disturbing
activities should be reported to the City of Tucson Historic Preservation Officer. 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.

K.

Water Conservation Standards
Conservation standards will be accomplished via low water use plants, efficient irrigation
and rainwater harvesting.

1. Low Water Use Plants
The plant palette will consist of predominately low water use, native and regionally
adapted plants. The plants will be located relative to their functionality and the uses
associated with the zones within which they are planted. The use of low water use
plants in locations appropriate with their species characteristics provides for the
conservation of potable water while assuring the survivability and long term health of
such plant material.

2. Irrigation
Plants requiring irrigation shall be irrigated by means of an efficient underground drip
irrigation system. Underground drip systems reduce water evaporation and waste,
thereby conserving water. The irrigation system will be controlled by a programmable
controller which can be used to adjust irrigation schedules. The use of different
seasonal irrigation schedules reduces the amount of water applied during cooler and
wetter periods. Irrigation systems shall be fitted with irrigation controllers and shall be
capable of monitoring and responding to plant water needs through the use of soil
moisture gauges, tensiometers, weather stations and/or evapotranspiration data. The
technology chosen should be capable of preventing the irrigation system from running
if sufficient soil moisture is present to support the vegetation. All systems shall include
rain shut-off devices.
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3. Rainwater Harvesting
A water harvesting plan will be prepared at time of development plan submittal in
compliance with Development Standards 10-03, illustrating 50 percent of estimated
landscape water budget is met by water harvesting techniques. It will incorporate UDC
7.6.6 such that all hard surfaces drain towards minimum 6" to 9" depressed water
harvesting or retention areas.
A number of passive rainwater harvesting techniques will be employed to direct
surface water and capture rainfall for the benefit of the landscape: curb cuts, flush
curbs, recessed planting areas, minimized compaction of planting areas and semipervious pavers.

4. Heat Island Mitigation
Several features within the PAD will be used to offset the heat island effect created by
the Planned Area Development. Twenty percent of the Property will be designated as
open space. Open space areas will contain large number of trees and vegetation and
both organic and inorganic ground cover. Interior landscaping is not included in this
designation and will further reduce heat absorption and shade paved areas. Trees
and vegetation will be installed at building perimeters. Parking areas will include one
shade tree for every four parking stalls. Shade trees will be planted along the 22nd
Street right-of-way. Rainwater harvesting will be implemented, further reducing the
heat island effect. The color palette for large areas with solar exposure will reduce the
heat island effect. Roof tops, concrete sidewalks and areas of inorganic ground cover
will be limited to light colors (white, light grey, beige, gold, and tan).

L.

Pima County Wastewater Reclamation
The owner/developer shall obtain written documentation from the Pima County Regional
Wastewater Reclamation Department (PCRWRD) that treatment and conveyance
capacity is available for any development within the rezoning area, no more than 90 days
before submitting any tentative plat, site plan, sewer improvement plan or request for
building permit for review. Should treatment and/or conveyance capacity not be available
at that time, the owner/development shall have the option of funding, designing and
constructing the necessary improvements to Pima County’s public sewerage system at
his or her sole expense or cooperatively with other affected parties. All such improvements
shall be designed and constructed as directly by the PCRWRD.
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Part IV: Implementation & Administration
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A.

Design Review Committee
The Design Review Committee (DRC) shall consist of one (1) member from the developer,
one (1) member from the Property consultant team, and one (1) member from the
surrounding neighborhoods and/or neighborhood associations. The DRC will Ensure
conformance with the building elevations as shown in Exhibit III.A.1 through Exhibit III.A.3
or will review and approve any substantial modifications to building elevations. Approval
will require an affirmative vote of the majority of committee members. A copy of the selfcertification will be provided to the City of Tucson at the time of plan submittal advising
whether the architectural and landscape design conforms to the Houghton & 22nd PAD
Design Guidelines.
In addition to the voting members listed above, a non-voting representative of Saguaro
National Park shall sit on the DRC to:
1. Review the design of the proposed wall along the northern and eastern property
lines to ensure that wildlife movement and site drainage have been adequately
considered to minimize potential adverse impacts caused by the development
and
2. Work with the developer to create a plan that reduces, to the degree practical,
harmful interactions between the staff and functions of the development and
surrounding wildlife.
The DRC shall remain in place through 100% of the initial build-out of the development.
Beyond this point, the Committee’s function will survive through the Homeowners
Associations of the residential subdivision or through the property owners’ association of
the commercial center, at their respective discretion.

B.

Design Standards
Prior to development of any area within Houghton and 22nd PAD, development and design
standards will be submitted as an extension of this document. These standards will follow
the owner’s vision to create a quality neighborhood shopping center. The guidelines will
provide the framework for the design and character of Houghton and 22nd Planned Area
Development and address the following goals:
• A common theme and design elements will be established that will be used
throughout the Property. They will cover unifying site design elements,
including streetscape design, signage, materials, colors and architectural
styles and will be reviewed and approved by the design review committee
established by the Master Developer. Guidelines should be clear, concise and
enforceable.
• Address adjacent neighborhoods and provide for transitions at the edges of
the property.
• Ensure new development does not adversely impact existing neighborhood
character by complying with the Compatible Design policies of the HENP.
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•

Ensuring compatibility with existing Southwestern architectural styles and
building materials of adjacent land uses.
Provide consistency with the PAD and the intentions of the document.

•

C.

Interpretations and Amendments
1. Interpretation
The regulations and guidelines provided within this PAD supersede existing
regulations within the City of Tucson Unified Development Code. If an issue arises
regarding definitions, conditions, standards and/or situations not addressed in this
PAD, those in the UDC or other COT regulations shall prevail, as interpreted by the
COT Zoning Administrator.

2. Amendments
Amendments to this PAD may be necessary over time to respond to the changing
market demands, or financial conditions, or to respond to the unanticipated needs of
new users. Non-substantial changes to the PAD shall be approved pursuant to UDC
Section 3.5.5.I and include the following:


Modifications to the permitted and secondary uses that do not change the
overall intent of the PAD.



Modifications to tax code parcel boundaries, including changes to interior
boundaries or combining parcels. (Except that changes to the PAD perimeter
boundary may not be considered a minor amendment or non-substantial
changes to the PAD).



Modifications to the proposed site plan provided the Development Standards
set forth in the PAD are maintained.



Any other items not expressly defined as substantial based on UDC Section
3.5.5.I

Substantial changes (as defined in UDC Section 3.5.5.I), are subject to the
amendment application process outlined in UDC Section 3.5.5.I.2.
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Appendix A: Neighborhood Shopping Center
The proposed neighborhood shopping center development will serve the immediate area within
a two- to three-mile radius. As shown on Exhibit.A.1: Existing Food and Drug Stores, there is a
Fry’s Food and Drug Store located at 22nd Street and Harrison Road., which is proposed for
closure and releasing upon zoning approval of the new Fry’s location (anchor store) within 22nd
and Houghton PAD). The new Fry’s location at 22nd Street and Houghton will capture this service
area and improve their ability to be more competitive with the current market of grocery stores.
Exhibit.A.2: Existing Fry’s Locations illustrates the existing Fry’s locations throughout eastern
Tucson and displays a three-mile service area around each store. Many of the service areas
overlap, indicating that some customers within a store’s three-mile service area may only
patronize one particular store. Given that many of the existing store’s service areas will overlap
the proposed Fry’s Food and Drug Store service area, it is assumed that the customers within the
three-mile radius closest to the new store will patronize the new store and other customers will
continue to shop at the store they accustomed to using.
In accordance with the Houghton East Neighborhood Plan (HENP) the development of nonresidential uses is to be located at the major intersections along Houghton Road, including the
intersection of 22nd Street and Houghton. The HENP provides the following definition for
Neighborhood Commercial:
“Neighborhood Commercial: Low-intensity commercial uses serving neighborhood retail
and service needs.”
The HENP also provides the following definition for Neighborhood Services:
“Public, semi-public, and commercial services which meet neighborhood needs, such as
schools, churches, banks, and grocery stores.”
The International Council of Shopping Centers and the Urban Land Institute, in the Dollars &
Cents of Shopping Centers, provides the following definition of a neighborhood shopping center:
"The neighborhood shopping center provides merchandise for daily living needs -convenience goods like food, drugs, hardware and personal service. A supermarket is the
principal tenant in this type of shopping center".
In summary, the PAD proposal is for neighborhood shopping center with the principal tenant being
a grocery store. The primary offerings are groceries and secondary offering is pharmacy and
health and beauty items typically found in drug stores. The secondary tenants include an
associated Fry’s gas station with kiosk and two retail building pads. The retail uses may include,
but not limited to, personal service type uses as well as restaurant and/or coffee shop. The PAD
proposal is in line with the above definitions and will service the surrounding neighborhoods for
their convenience needs.
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Appendix B: Public Sewer Improvement Plans
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Appendix C: Water Master Plan
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Appendix D: Houghton Road and 22nd Street Intersection Future
Modifications

Houghton & 22nd PAD

C9-17-02 Houghton/22nd PAD - Houghton Road

6TH AVE

HOUGHTON RD

PALO VERDE RD

TUCSON BL

IRVINGTON RD

SOLDIER TR
FREEMAN RD

MELPOMENE WY

22ND ST

HY

HARRISON RD

PANTANO RD

BROADWAY BL

ESCALANTE RD

TR

RD

SWAN RD

VALENCIA RD

I-10

HUGHES ACCESS RD

HOUGHTON ROAD

HOUGHTON RD

WILMOT RD

I-19

H
IS
AN
SP

LOS REALES RD

TA
RI

NOGALES HY

MISSIO
N

CRAYCROFT RD

SPEEDWAY BL

LD
O

VALENCIA RD

TANQUE VERDE RD

GOLF LINKS RD

RD

IRVINGTON RD

HY

29TH ST

PARK AV

12TH AVE

AJO HY

NA

GRANT RD

CAMINO SECO

N

LI
TA
CA

CLOUD RD

KOLB RD

AT
IO

SNYDER RD

KOLB RD

E
GRANDE AV

AV
I

ALVERNON WAY

IRONWOOD HILL DR

SWAN RD

PRINCE RD

STONE AVE

GORET RD

COUNTRY CLUB RD

ORACLE RD

1ST AVE

I-10

GREASEWOOD RD

SUNRISE DR

ELL

RR
D

CAM
PB

RIV
E

SUNSET RD

AVE

ORANGE GROVE RD

AVENIDA
CONALEA

22ND STREET

Houghton/22nd

¯

HOUGHTON ROAD

22ND STREET

C9-17-02 Houghton/22nd PAD - Houghton Road
2016 Aerial

0

100

200
Feet
1 inch = 200 feet

¯

C9-17-02 22nd & Houghton PAD - Houghton Road
Rezoning Request: SR to PAD
S GRANITE
FALLS DR

M A E C A LL E
G D A L EN A

E CIRCLE
PINES DR

E CALLE DEL

EST

E

AM
SCS
LA

RX-1

PA INO
L

R-1

DE S
A
M

S CA
LAS
MI

N
CO

AL
FF
E BU

O
LI DE
N AS

O

B

E R RY LP

C-1

S HOUGHTON RD

R-1

SR

S BARB ARA DR

VERY DR
IS C O
SD

RX-1

Protest Area (150-foot Radius)

PL

Area of Rezoning: SR to PAD

EE
D

NA

E PL
RD
VE

RX-2

E
EDNA PL

SC
APE

AV S
CO EN
N A ID A
LE
A

O-3

Address: 10325/10395 E. 22nd Street
Base Maps: Twp. 14S R. 15E Sec. 13
Ward: 2

Notification Area (300-foot Radius)
Zone Boundaries
Created by: TC, 09/20/2017

S AVENIDA CONALEA

E 22ND ST

0

200

Feet
400

1 inch = 400 feet

¯

Approval – Protest Form
If you wish to submit a written protest or approval, this form is provided for your
convenience. Please print your comments below, sign your name, and mail to the Rezoning
Section of the Planning and Development Services Department at the address on the reverse
side (you will need to attach postage). The number of approvals and protests along with
protest calculations will be reported at the Zoning Examiner’s public hearing.
Approvals and protests must have an owner’s signature to be recorded.
If protests are filed from property owners representing 20% or more by area in any quadrant of the area located
within a 150 foot radius of the parcel(s) on which the rezoning is proposed, an affirmative vote of ¾ of the
Mayor and Council will be required to approve the rezoning ordinance.
Case: C9-17-02 – 22nd & Houghton PAD – 22nd Street, SR to PAD
(Ward 2)
_____________________________________
I/We the undersigned property owners, wish to

APPROVE the proposed rezoning.
PROTEST the proposed rezoning.

Reason:
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
PLEASE PRINT
YOUR NAME

PLEASE PRINT
MAILING ADDRESS

PLEASE PRINT
LEGAL PROPERTY
DESCRIPTION
Subdivision
Block
Lot

Owner’s Signature: _______________________________________________ Date ____________________
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Place
Stamp
Here

City of Tucson

Planning and Development Services Department
Rezoning Section JB
201 N. Stone
P.O. Box 27210

Tucson, Arizona 85726-7210

C9-17-02
Expose this flap - Affix stamp and return

______________________________________________________________________________________________

______________________________________________________________________________________________

City of Tucson
Planning and Development Services
Department -Rezoning Section JB
201 N. Stone Avenue
P.O. BOX 27210
Tucson, Arizona 85726-7210
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