MEMORANDUM

DATE: October 24,2018

TO:  John lurino FROM:
Zoning Examiner

’& po o/ &F s
Planning & Devimﬁﬁies/

Director

SUBJECT: REZONING
PLANNING & DEVELOPMENT SERVICES REPORT
C9-18-17 U-Haul — E. Broadway Boulevard
C-1to C-2 (Ward 2)

Issue — This is a request by Billy Longenbaugh, MCP, of U-Haul Center of Southern Arizona, on
behalf of the property owners, Amerco Real Estate Company, to rezone approximately 4.1 acres
from C-1 to C-2 zoning. The rezoning site is located at the southeast corner of E. Broadway
Boulevard and S. Camino Seco (see Case Location Map). The preliminary development plan
proposes converting the vacant grocery store to interior personal and commercial storage, retail
sales of moving and storage supplies, and establishing a vehicle rental and display area in the
parking lot.

C-2 zoning is required for this site to accommodate the vehicle rental and the personal and
commercial storage. The UDC limits the size of a personal storage use in the C-1 zone to three
(3) acres.

Planning & Development Services Recommendation — The Planning & Development Services
Department recommends approval of C-2 zoning, subject to the attached preliminary conditions.

Background Information

Existing Land Use: Vacant Grocery Store

Zoning Descriptions:

C-1 Commercial: This zone provides for low-intensity, commercial and other uses that are
compatible with adjacent residential uses. Residential and select other agriculture, civic,
recreational, and utility uses may also be permitted that provide reasonable compatibility with
adjoining residential uses.
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C-2 Commercial: This zone provides for general commercial uses that serve the community and
region. Residential and select other agriculture, civic, recreational, and utility uses may also be

permitted that provide reasonable compatibility with adjoining residential uses.

Surrounding Zones and Land Uses:

North: Zoned C-1; Commercial and Retail, Church
South: Zoned R-3 and O-3; Multi-Family Residential
East: Zoned C-1; Commercial Retail, Church

West: Zoned C-1; Retail

Related Cases: C9-07-06 Safeway — Broadway Boulevard, C-1 to C-2. This was a request by the
owner, Safeway, Inc., to rezone approximately 0.76 acres from C-1 to C-2 zoning. The rezoning
site was located on an out lot at the immediate southeast corner of Camino Seco and Broadway
Boulevard (currently occupied by a fast food restaurant). The applicant proposed to redevelop
the existing gas station site with a larger facility, including 16 fuel dispensing locations and a
5,418 square foot canopy on 0.76 acres. Mayor and Council adopted Ordinance 10423 on June
19, 2007. On May 15, 2012, the owner withdrew the rezoning request, the case was closed, and
the C-1 zoning remained in place. The Development Package for the fast food restaurant was
submitted, by a different owner, later in 2012.

Previous Cases on the Property: C9-17-12 U-Haul — Broadway Boulevard, C-1 to C-2. This was
a request by Billy Longenbaugh, MCP, of U-Haul Center of Southern Arizona, on behalf of
AMERCO Real Estate Company, to rezone approximately 4.1 acres from C-1 to C-2 zoning for
personal storage and vehicle rental. The Zoning Examiner held a public hearing on this case on
November 16, 2017. The Zoning Examiner issued a recommendation for denial in his
preliminary Report (copy attached for reference) and the applicant withdrew the application. The
Zoning Examiner shared his concerns regarding the appropriateness to convert a previous anchor
space into a use with less traffic. In response to the Zoning Examiner’s concerns, the applicant
conducted a Market Study and submitted it with the application. Commenting on the market-
readiness of a proposed use is beyond the purview of staff, however, the Market Study is
provided for your information.

Applicant’s Request — The applicant is requesting C-2 zoning to allow a U-Haul indoor climate
controlled personal and commercial storage facility, rental of moving equipment including
trucks, retail sales of moving and storage materials, and outdoor display of the rental vehicles.

Planning Considerations — Land use policy direction is provided by the Pantano East Area
Plan (PEAP) and Plan Tucson. Policies in the Plans promote development that complements
adjacent land uses, and enhances the overall function and visual quality of the street, adjacent
properties, and the community. PEAP Commercial Policies support commercial
zoning/development at arterial intersections. Rezoning to commercial uses should be predicated
on the proposed use being integrated with other adjacent commercial uses, with adjacent, less
intense land uses, being adequately buffered.
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Plan Tucson identifies the rezoning site as part of a “neighborhood center,” which is one of
twelve grouped building blocks on the Future Growth Scenario Map in the Plan. Neighborhood
Centers are characterized as a mix of small businesses surrounded by housing, and accessed
internally and from nearby neighborhoods. The goal is to maintain the character and privacy of
the neighborhoods while accommodating some new development and encouraging reinvestment,
services, and amenities that contribute to further neighborhood stability.

Plan Tucson also supports redevelopment of existing commercial centers when the project:
stabilizes/enhances the transition to adjacent residential uses; provides all parking, loading and
circulation on site and oriented away from residential properties; provides cross-access to other
commercial parcels, and is accessed from arterial streets.

The proposal is consistent with the policies set forth in both the PEAP and Plan Tucson. This is
discussed below.

The rezoning site was previously a Safeway grocery store. In 2015 Albertsons LLC acquired
Safeway, Inc., and this store was divested to Haggen Food and Pharmacy, which then, in 2015,
filed bankruptcy and closed the store. It has remained closed since that time. As a side note, the
Basha Store at Broadway and Houghton, two miles east of the subject site, closed in 2009, and
remained a vacant structure until redevelopment into movie/dinner complex began in late 2017.
The Walmart Neighborhood Market at the southwest corner of Camino Seco and Broadway
opened in mid — 2013.

The rezoning site is part of a larger development that includes a drug store, fast food restaurants,
and other commercial uses. Vehicular access to the rezoning site exists from both Camino Seco
(across the Walgreens Pharmacy lot) and directly from Broadway Boulevard. Both streets are
identified as arterial roadways, with future rights-of-way of 150 (Camino Seco) and 120 feet
(Broadway Boulevard), on the Major Streets and Routes Plan map.

All four quadrants of the Broadway/ Camino Seco intersection are zoned for, and developed with
a mix of commercial uses. The southwest quadrant is zoned C-2 and includes the Walmart
Neighborhood Market. All of the other quadrants are zoned C-1. Immediately south and
southeast of the rezoning site is mix of single family and multi-family developments. The
nearest single-family development is approximately 80 feet from the rezoning site. The nearest
multi-family development is approximately 50 feet south, across Cooper Street.

The Pima Association of Governments - Transportation Planning Division (PAG-TPD) estimates
that the proposed development will generate 132 vehicle trips per day. Field inspection by staff
indicates there are currently no billboards on the rezoning site.
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Design Considerations

Land Use Compatibility — The applicant is proposing to establish a climate-controlled personal
(43,723SF) and commercial (4,533SF) storage use inside the existing building. In addition to the
storage use, there will be a retail section for moving and storage materials, such as boxes, tape,
shrink wrap, etc.; an area to store rental equipment such as dollies, moving blankets and other
devices used when moving; and, the office. Generally, the exterior of the building will remain the
same.

Proposed changes to the exterior of the building occur at the entrance. The applicant proposes to
create passenger vehicle and small truck loading zones on the north side of the building, to serve
those using the interior storage area. The preliminary development package (PDP) shows three
(3) of each type of loading zone. The passenger vehicle spaces are standard parking spaces, while
the truck loading spaces are 35’ x 12’.

To accommodate these loading spaces, the applicant is proposing to shift the east-west parking
area access lane (PAAL) in front of the building to the north by about 20 feet. The re-configured
PAAL will be 28 feet wide and will maintain access from the commercial center, across the
Walgreens lot, to Camino Seco. Pedestrian circulation from Camino Seco, into the center, will
also be maintained along the front of the building. Landscape islands will be relocated as
necessary to accomplish these changes. Staff finds the re-configured loading area, PAAL,
pedestrian circulation, and landscaping to be acceptable.

The applicant is proposing to use part of the parking area on the U-Haul site to create a “shunting
area” which is an organizing area for vehicles that have been reserved for pick up, or have been
returned, on a given day. This area is shown on the PDP. In addition to the shunting area, eight
(8) parking spaces along the Broadway frontage are proposed to be re-striped to angle spaces to
accommodate “display” vehicles to advertise the truck rental.

Staff required the applicant to conduct a parking study of the entire commercial center to ensure
the creation of the shunting area and display area would not leave the center short of required
parking spaces. The parking study has been included with this report and it shows the center has
more than the required number of parking spaces. Overall, 342 spaces are required for the entire
center, and 535 spaces are provided.

Drainage/Grading/Vegetation — Two landscape islands will be relocated to accommodate the
rerouting of the PAAL along the front of the building. The shunting are is to be screened on the
east and west sides by new and enhanced landscape areas. All of the new landscape areas will be
depressed six (6) inches to allow for storm water collection. The majority of the landscaping and
the grade of the overall U-Haul site will remain undisturbed.
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The applicant is proposing to enhance the landscape border along the south frontage of the site,
along E. Cooper Street. Additional trees and mid-story shrubs are proposed. The applicant will also
be required by condition to ensure the wall is six (6) feet tall along the entire frontage. This
landscape proposal and those in the main parking area are shown on the Landscaping Plan.

Road Improvements/Vehicular Access/Circulation — Broadway Boulevard is under construction
at this time, however, no changes are proposed to the access points to Broadway Boulevard or
Camino Seco as part of this project. The Tucson Department of Transportation notes that no part of
the Broadway right-of-way can be used for the required street landscape border.

Water Service — Water service is available to the site. Tucson Water notes that there is a private
fire hydrant that is privately maintained on the site, and recommends the owner/developer consult
with Tucson Fire to ensure the hydrant is adequate.

Conclusion — The proposed rezoning will allow for the redevelopment of a vacant grocery
anchor store. The project is in substantial compliance with the Pantano East Area Plan and Plan
Tucson regarding the location of the rezoning, redevelopment of a vacant structure, maintaining
access within the commercial center and enhancing and stabilizing the transition to the adjacent
residential properties. Subject to compliance with the attached preliminary conditions, approval
of the requested C-2 zoning is appropriate.

s:/rezoning/2018/c9-18-17 sr.doc
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Preliminary Conditions

PROCEDURAL

1. Conditions of rezoning apply only to rezoning site. A development package in
substantial compliance with the preliminary development package (PDP) dated
September 06, 2018, and required reports, is to be submitted and approved in
accordance with the Administrative Manual, Section 2-06.

2. The property owner shall execute a waiver of potential claims under A.R.S. Sec.
12-1134 for this zoning amendment as permitted by A.R.S. Sec. 12-1134 (l) in the
form approved by the City Attorney and titled “Agreement to Waive Any Claims
Against the City for Zoning Amendment”’. The fully executed Waiver must be
received by the Planning & Development Services Department before the item is
scheduled for Mayor and Council action.

3. 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.

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

5. Five years are allowed from the date of initial authorization to implement and
effectuate all Code requirements and conditions of rezoning.

LAND USE COMPATIBILITY

6. Hours of operation, including access to the personal and commercial storage areas,
shall be between 6:00 AM and 10:00 PM.

7. No maintenance, repairs, or cleaning of rental equipment or vehicles shall be
conducted on site.

8. All indoor self-storage facility units shall be accessed from the north entrance of
existing building, as shown on the PDP.

9. No self-storage containers, such as but not limited to PODS, are permitted outside
of the building.

10.  Any portion of the existing masonry block wall located near the south perimeter of
the rezoning site that is less than six (6) feet tall shall be raised to a height of at
least six (6) feet.

11.  Six (6) inch-wide masonry block or greater shall be used for perimeter walls.
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Preliminary Conditions

12. Any new screen walls visible from a public right-of-way and/or adjacent to existing
residential development, are to be graffiti-resistant and incorporate one (1) or more
visually appealing design treatments, such as the use of two (2) or more decorative
materials like stucco, tile, stone, rustic metal, or brick; a visually interesting design
on the wall surface; varied wall alignments, (jog, curve, notch, setback, etc.); and/or
trees and shrubs in voids created by the wall variations.

13.  Graffiti shall be removed within seventy-two (72) hours of discovery.

14.  Dumpsters, loading zones, and any other outdoor activities shall be located a
minimum of 50 feet from residentially zoned or developed property.

15.  Because the overall commercial center has shared access and integrated parking,
the parking must be maintained as shown on PDP. The vehicle and bicycle parking
and loading zone requirements analysis, submitted with the rezoning application,
must be verified as still accurate and submitted with the development package.

DRAINAGE/GRADING/VEGETATION

16.  The site is required to retain the total 5-year storm runoff from redevelopment areas
in water harvesting areas. Redevelopment areas are areas where the grades have
changed, structures have been demolished or rebuilt and curb or other hardscape
surfacing has been removed, relocated or replaced.

17.  The redevelopment areas of the site shall drain toward depressed landscape areas.

18.  According to the FAA Notice Criteria Tool, this project is located in proximity to a
navigation facility and could impact navigation signal reception. The applicant
shall file Form 7460 with the FAA at least 45 days before construction activities
begin for the project. It is highly recommended that the applicant file earlier than
45 days to provide the applicant with sufficient time to respond to any concerns
which are identified by the FAA. Any cranes used which are used must also be
identified  with Form  7460. Please file Form 7460 at
https://oeaaa.faa.gov/oeaaal/external/portal.jsp



AGREEMENT TO WAIVE ANY CLAIMS
AGAINST THE CITY FOR ZONING AMENDMENT

This agreement ( “Agreement”) is entered into between
, as the owner of the property described herein (“Owner”) and
the City of Tucson(“City”) to waive any and all claims for diminution of value that may be
based upon action by the City in response to a request from the Owner. This Agreement is
entered into in conformance with A.R.S. §12-1134(1).

The Owner is the holder of fee title to the property located at
, Tucson, Arizona, (the “Property”) which is more fully described in
the Owner’s application to the City in Case C9-18-17 and incorporated herein. The Owner,
or the authorized agent of the Owner, has submitted an application to the City requesting
that the City grant a Special Exception Land Use for the Property. The Owner has
requested this action because the Owner has plans for the development of the Property that
require the Special Exception Land Use. The Owner believes that the Special Exception
Land Use for the Property will increase the value and development potential of the Property,
and that this outweighs any rights or remedies that may be obtained under A.R.S. §12-1134
et. seq.

By signing this Agreement, the Owner waives any right or claim that may arise under
A.R.S. §12-1134, including any claim for the reduction in the value of the Property, as a
result of the enactment of the Special Exception Land Use in Case C9-18-17.

The Owner understands that City staff may propose, the Zoning Examiner may
recommend and the Mayor and Council may adopt conditions to the requested Special
Exception Land Use that limit the potential development of the Property. The Owner
acknowledges that the Special Exception Land Use and conditions are a single, integrated
legislative approval. The Owner agrees and consents to all conditions that may be
imposed. The Owner retains the right to withdraw the Special Exception Land Use
application prior to a vote by the Mayor and Council or to decline to implement the
necessary requirements to effectuate the Special Exception Land Use if the Owner
disagrees with any conditions that are proposed or approved. If the Owner does not
withdraw the application, the Owner shall be deemed to have accepted all adopted
conditions to the requested Special Exception Land Use. If the Owner withdraws the
application or does not effectuate the Special Exception Land Use, this Agreement is null
and void.

This Agreement is entered into in Arizona and will be construed and interpreted
under the laws of the State of Arizona. The Owner has agreed to the form of this
Agreement provided and approved by the City Attorney. The Owner has had the
opportunity to consult with an attorney of the Owner’'s choice prior to entering this
Agreement and enters it fully understanding that the Owner is waiving the rights and
remedies as set forth herein.

{A0015786.DOC/4}



Upon execution, this Agreement shall be recorded in the Office of the Pima County

Recorder.

The Owner warrants and represents that the person or persons listed herein as the
Owner is/are the owner in fee title of the Property. The Owner further agrees to indemnify
and hold the City of Tucson, its officers, employees and agents harmless from any and all
claims, causes of action, demands, losses, costs and expenses based upon an alleged
reduction of value of the Property as a result of the City’s action in Case C9-18-17.

Dated this day of

20

Owner:

Owner:

(Name of Individual, Corporation, Partnership, or
LLC, as applicable)

(Name of Individual, Corporation, Partnership, or
LLC, as applicable)

By: By:
(Signature of Owner or Authorized Representative, if (Signature of Owner or Authorized Representative, if
applicable) applicable)

Its: Its:

(Title of Individual Signing in Representative Capacity) (Title of Individual Signing in Representative Capacity)

State of Arizona )

County of )

On this day of , 20 , before me personally appeared

on the basis of satisfactory evidence to be the person who

he or she claims to be, and acknowledged that he or she signed the above/attached document.

My Commission expires:

City of Tucson, an Arizona municipal Corporation:

By:

Notary Public

Planning & Development Services Department

This form has been approved by the City Attorney.

{A0015786.DOC/4}



ZONING
EXAMINER’S
OFFICE

PRELIMINARY REPORT

November 24, 2017

Billy Longenbaugh, MCP

U-Haul Center of Southern Arizona
3801 N Runway Drive

Tucson, AZ 85705

SUBJECT: (9-17-12 U-Haul - Broadway Boulevard
C-1to C-2
Public Hearing: November 16, 2017

Dear Mr. Longenbaugh,

Pursuant to the City of Tucson’s Unified Development Code (UDC) and the
Zoning Examiner’s Rules of Procedures (Resolution No. 9428), this letter is the
Zoning Examiner’s written notification of the summary of rezoning findings for
rezoning case C9-17-12, U-Haul — Broadway Boulevard.

At the expiration of 14 days of the conclusion of the public hearing, the Zoning
Examiner’s Report (complete with background information, public hearing
summary, findings of fact, conclusion, recommendation, and public hearing
minutes) to the Mayor and Council shall be filed with the City Manager. A copy
of that report can be obtained from either the Planning and Development Services
Department (791-5550) or the City Clerk.

If any party believes that the Zoning Examiner’s recommendation is based on
errors of procedure or fact, a written request to the Zoning Examiner for review
and reconsideration may be made within 14 days of the conclusion of the public
hearing.

The public hearing held by the Zoning Examiner shall constitute the public
hearing by the Mayor and Council. However, any person may request a new
public hearing before the Mayor and Council. A request for a new public hearing
must be filed in writing with the City Clerk within 14 days of the close of the
Zoning Examiner’s public hearing.

SUMMARY OF FINDINGS

This is a request by Billy Longenbaugh, MCP, of U-Haul Center of Southern
Arizona, on behalf of AMERCO Real Estate Company, to rezone approximately
4.1 acres from C-1 to C-2 zoning. The rezoning site is part of a commercial

CITY HALL - 255 W. ALAMEDA + P.O. BOX 27210 » TUCSON, AZ 85726-7210
(520) 791-4174 « FAX (520) 791-5198
www.cityoftucson.org



center located at the southeast corner of Broadway Boulevard and Camino Seco.
The preliminary development plan (PDP) shows an indoor U-Haul personal
storage and retail use within a 52,756 square foot building and an outdoor vehicle
staging and rental area fronting Broadway Boulevard. Primary access is from
Broadway Boulevard, an arterial street, with secondary access on Camino Seco,
an arterial street and Cooper Street, a local street. Personal storage is permitted in
a C-1 zone for sites under three acres. The outdoor vehicle staging and rental use,
the “shunting™ area, requires a C-2 zone.

At the November 16, 2017, Zoning Examiner’s Public Hearing, staff reported
seven written approvals and eleven written protests. Staff indicated that a petition
with fourteen approvals was received on the day of the Hearing from a shopping
center across the street from the site. Staff noted that protests amounted to 38% of
property owners and 58% by area within the 150-foot protest area; hence a super
majority will be required at Mayor and Council. Besides the applicant, there were
ten speakers. Three of the speakers spoke in favor of the rezoning: seven spoke
against it.

The applicant showed a power point presentation in which he described the
project and discussed U-Haul’s community involvement and sustainability efforts.
He showed images of shopping centers around the country where U-Haul
equipment rental and self-storage facilities have been successfully completed
including ones that were substantially renovated for the new use. He stated that
U-Haul will resurrect the existing grocery store which had been vacant for over
two years and which was sold in an internet auction, and that U-Haul has made
and will continue to make substantial improvements to the property. All personal
storage services will occur within the building with access only from the north
side (away from residences). Vehicle staging and rental will occur in a designated
area between the parking field and Broadway.

Improvements on the south side include augmenting landscaping and re-
constructing a screen wall, cleaning up trash and a flooded loading dock,
repainting the building, and improving security with installation of cameras. The
preliminary development plan shows landscaping improvements on the north side
and restriping of the parking and shunting areas at as well. No changes will be
made to the building size or height.

The applicant described the project as being integral with the shopping center in
that U-Haul will maintain cross access for all the businesses on site albeit the east-
west driveway from Camino Seco will be relocated about 20 feet northwards to
accommodate loading activities at the front of the building. In response to a
question from the Zoning Examiner, the applicant stated that all business will be
conducted at the front (north) side of the building, and other than trash pick-up
and an occasional delivery of boxes, there will be no business or maintenance of
vehicles on the south side of the building. No propane business will be performed
on the site.
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The applicant held a public meeting with the adjacent property owners that was
only attended by a few people and reached out to an adjacent property owner on
at least three occasions as well as going door to door in the residential
neighborhood.

The applicant stated no objection to the Planning and Development Services’
rezoning conditions.

Speakers in support — The first speaker in support of the project represents the
owner of the U-Haul property. She stated that the area has experienced changes
over the years, particularly since the arrival of a Walmart grocer across Camino
Seco, and that a grocery use would no longer be successful on the site. She said
that U-Haul is a sustainable business that will not generate a lot of traffic and that
will generate jobs and provide a tax base.

The next speaker also recommended approval of the rezoning. He has lived one
half mile from the project for forty years and has seen a lot of businesses come
and go on the site. He indicated that U-Haul has been an important financial
supporter for local little league teams.

In response to a concern expressed by other speakers that the U-Haul use will not
generate enough traffic on the site to support other uses, one speaker in favor of
the rezoning noted that Pima Association of Governments® counts for Broadway
are 35.000 trips per day and 20,000 trips per day for Camino Seco, suggesting that
adequate traffic passing the site daily can be captured.

Speakers in opposition - In general, the speakers in opposition expressed concern
about denigration of the neighborhood, the incompatibility of U-Haul with the
other businesses on the site, and the potential for rental vehicles parked along
Broadway blocking views to the retail shop buildings. They also noted that the
relatively low traffic generated by U-Haul was detrimental to operation of a
shopping center that relies on high traffic counts expected of anchor stores.

The first speaker in opposition, an owner of the adjacent parcel, presented aerial
boards showing the property and indicating the extent of protest by adjacent
owners. He said that while U-Haul is an important and good business, it is not
compatible with the other uses on this property. He was opposed to the staging
area and truck traffic that would occur stating that the CC&R’s require the paved
areas to serve the businesses for customer parking only.

The next speaker presented before and after photographs of the shopping.
Significant improvements were made to the buildings to increase visibility from
Broadway. He said that he was concerned that the U-Haul development would
have a negative impact on the Center, decrease property values, and preclude
another more appropriate anchor tenant from locating on the site. He argued that
the U-Haul business violates the compatibility requirement of the Pantano East
Area Plan.
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Another speaker was concerned about truck traffic crossing her property from
Camino Seco. Her business, a drug store located to the west of the U-Haul
building, attracts pedestrian traffic from the adjacent residential neighborhood.
She also expressed concerns for the safety of children who regularly cross the site
on the way to and from school.

A broker for the property indicated that a rental deal he had formalized with a
new tenant was negatively impacted when U-Haul occupied the anchor space
because that use was not seen as good for their business. He noted that C-2 zoning
does not complement the C-1 zoning in place. The Zoning Examiner asked about
trends today and cited, as an example, an increase in healthcare facilities
happening in retail centers. The speaker responded that uses like urgent care and
other non-traditional shopping center uses are still generating good foot traffic
that cannot be expected from the U-Haul facility.

Another speaker spoke of the drop in business in his insurance business when the
grocery closed. His building is just south of the U-Haul property. He said that U-
Haul businesses are not attractive in general, and it would not help his company to
recover from the downturn.

Existing Land Use and General Location —The rezoning land use is a vacant retail
anchor building (formerly a grocery store) in an existing shopping center. To the
north are retail and commercial uses zoned C-1 (Commercial). The properties to
the south are high density residential and low density residential zoned O-3
(Office), R-3 (Residential), and R-1 (Residential). To the east is are retail,
commercial, and high density residential uses zoned C-1 (Commercial) and O-3
(Office). To the west are retail and commercial uses zoned C-2 (Commercial).

Land Use Plans —
Land use policy direction for this area is provided by Plan Tucson (PT) and the
Pantano East Area Plan (PEAP)

Plan Tucson identifies the rezoning site as part of a “neighborhood center,” which
is one of twelve grouped building blocks on the Future Growth Scenario Map of
Plan Tucson. Neighborhood Centers are characterized in Plan Tucson as a mix of
small businesses surrounded by housing and accessed internally and from nearby
neighborhoods, by pedestrian and bike friendly streets, and by transit. The goal is
to maintain the character and privacy of the neighborhoods while accommodating
some new development and encouraging reinvestment, services, and amenities
that contribute to further neighborhood stability. Urban heat island effects should
be mitigated by expanding and maintaining a healthy drought-tolerant low-water
use landscape design.

The Pantano East Area Plan overall goal is to establish guidelines for new or
re-development, while protecting existing land uses. PEAP provides that
rezoning to commercial uses should be based on the site’s being located on an
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arterial street, and “the proposed use (being) integrated with other adjacent
commercial uses”.

Based on the testimony at the Hearing, it is difficult for the Zoning
Examiner to accept that this use will integrate with the other uses on
site. The rezoning site occurs toward the center of the shopping center
with retail and parking areas to the east and west. The shunting area is
not conducive to the level of use expected in the C-1 zones on either
side of the property.

Site Plan Considerations
Field inspection by staff indicates there are currently no billboards on the
rezoning site.

The preliminary development plan submitted with the rezoning application
proposes modifying the main driveway from Camino Seco through the shopping
center to accommodate a new loading area for the indoor self-storage facility
located directly in front of the building, restriping parking spaces, and relocating
landscape islands for a staging and shunting area for equipment and rental vehicles.
Additional modifications include realignment of some existing parking area access
lanes (PAAL’s). The proposed outdoor vehicle shunting area will be centrally
located within the rezoning site parking lot. The shunting area will provide angled,
longer-than-standard, parking stalls to accommodate rental vehicles which will
include vans and pick-up trucks

The applicant stated that the outdoor shunting area will not be enclosed by any type
of fencing or screening, and the rezoning site parking area will continue to function
as open vehicle parking and PAAL use area with cross access to the overall
shopping center parking area. Per the Design Compatibility Report, maintenance,
truck cleaning, and services will be conducted off-site.

While the U-Haul use on the site may be designed to meet zoning and land use
objectives of the Uniform Development Code (UDC), the Zoning Examiner heard
that the other property and business owners are not satisfied particularly due to the
type, quality, and level of vehicular traffic generated. No resolution to the standoff
between the applicant and the adjacent property owners was evident. The emotional
objections to this project deserve consideration while contemplating the merits of
the change. It can be argued that changes to the nature of the shopping center
tenants could be expected as a result with U-Haul on the site. Such changes do not
appear to be wanted by the other property owners. In the Zoning Examiner’s
professional experience, such a use would not be located at this location in a
neighborhood shopping center.

Pedestrian Access/Circulation — All indoor self-storage units shall be accessed only
from the north building facade of the self-storage facility. Public sidewalks will be
required to provide pedestrian access to the site from the public streets.

Letter to Billy Longenbaugh
November 24, 2017
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Vehicular Access/Circulation — Vehicular access to the rezoning site is proposed
from both Camino Seco and Broadway Boulevard identified as arterial roadways
with future rights-of-way of 150 and 120 feet respectively on the Major Streets
and Routes Plan map. The Pima Association of Governments - Transportation
Planning Division estimates that the proposed development will generate 132
vehicle trips per day. Rental vehicles and equipment entering and leaving the
rezoning site will be directed onto Broadway Boulevard from the site to reduce
impacts to Camino Seco and to mitigate any negative impacts to adjoining
commercial business and area residents.

CONCLUSION
The rezoning appears to comply with Plan Tucson, but the Zoning Examiner
believes that it does not comply with the Pantano East Area Plan.

RECOMMENDATION
The Zoning Examiner recommends denial of the rezoning to the C-2 zone.

Sincerely,

Thmrﬁrown, AIA, NCARB

Zoning Examiner

ATTACHMENTS:
Case Location Map
Rezoning Case Map
Zoning Examiner Conditions

cc: City of Tucson Mayor and Council

Letter to Billy Longenbaugh
November 24, 2017
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C9-17-12 U-Haul — Broadway Boulevard, C-1 to C-2 (Ward 2) 10f2
Preliminary Conditions

PROCEDURAL

1. All conditions of rezoning apply only to rezoning site. A development package in
substantial compliance with the preliminary development plan dated September 11,
2017, and required reports, is to be submitted and approved in accordance with the
Administrative Manual, Section 2-06.

2. The property owner shall execute a waiver of potential claims under A.R.S. Sec.
12-1134 for this zoning amendment as permitted by A.R.S. Sec. 12-1134 (l) in the
form approved by the City Attorney and titled “Agreement to Waive Any Claims
Against the City for Zoning Amendment”. The fully executed Waiver must be
received by the Planning & Development Services Department before the item is
scheduled for Mayor and Council action.

3. 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.

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

5. Five years are allowed from the date of initial authorization to implement and
effectuate all Code requirements and conditions of rezoning.

LAND USE COMPATIBILITY

6. Office hours of operation including vehicle and equipment pick-up or drop-off are
between 7:00 AM and 10:00 PM.

7. No maintenance, repairs, and cleaning of rental equipment and vehicles shall be
conducted on-site.

8. All indoor self-storage facility units shall be accessed from the north facade of
existing building.

Q. No outdoor use of self-storage containers, such as but not limited to; PODS, are
permitted on-site.

10.  Any portion of the existing masonry block wall located near the south perimeter of
the rezoning site with less than six (6) feet in height shall be raised to a height of no
less than six feet.

11.  Six (6) inch wide masonry block or greater shall be used for perimeter walls.



C9-17-12 U-Haul — Broadway Boulevard, C-1 to C-2 (Ward 2) 20f2
Preliminary Conditions

12.  All new screen walls visible from a public right-of-way and/or adjacent to existing
residential development, are to be graffiti-resistant and incorporate one (1) or more
visually appealing design treatments, such as the use of two (2) or more decorative
materials like stucco, tile, stone, rustic metal, or brick; a visually interesting design
on the wall surface; varied wall alignments, (jog, curve, notch, setback, etc.); and/or
trees and shrubs in voids created by the wall variations.

13.  Graffiti shall be removed within seventy-two (72) hours of discovery.

14.  Dumpsters, loading zones, and any other outdoor activities shall be located a
minimum of 50 feet from residentially zoned or developed property.

15.  Because the over-all shopping center has shared access and integrated parking, it
will need to be maintained as shown on preliminary development package dated
September 11, 2017. At the time of development package submittal for the
rezoning site, required calculations shall encompass the entire shopping center
overall site, whether existing or proposed, this includes but is not limited to vehicle
and bicycle parking, loading space requirements etc.

DRAINAGE/GRADING/VEGETATION

16.  The site is required to retain the total 5-year storm runoff from redevelopment areas
in water harvesting areas. Redevelopment areas are areas where the grades have
changed, structures have been demolished or rebuilt and curb or other hardscape
surfacing has been removed, relocated or replaced.

17.  The redevelopment areas of the site are required to drain towards depressed water
harvesting basins.
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Approval — Protest Form

If you wish to submit a written protest or approval, this form is provided for your
convenience. Print your comments below, sign your name, and mail to the City of Tucson

T Planning and Development Services Department, Rezoning Section, 201 N. Stone Avenue,
M P.O. Box 27210, Tucson, Arizona 85726-7210. The number of approvals and protests along
with protest calculations will be reported at the Zoning Examiner’s public hearing. This form
is not the City of Tucson Public Hearing Notice.

Protests from 20% of the property owners within 150° of the whole perimeter of the property being rezoned,
including BOTH 20% of the property by area and 20% of the number of lots with 150, require an affirmative
vote of % of the Mayor and Council (5 of 7 council members) to approve the rezoning or special Exception
ordinance. Public rights-of-way and the area/lot of the proposed rezoning are included in the protest
calculations. Calculations will be provided to the Mayor and Council.

Case: C9-18-17 U-Haul — Broadway Boulevard, C-1 to C-2 (Ward 2)

[ 1 APPROVE the proposed rezoning/special exception

Property Owner(s) (PLEASE PRINT) [ ] PROTEST the proposed rezoning/special exception
Reason:
OWNER(S) SIGNATURES PLEASE PRINT PLEASE PRINT
PROPERTY ADDRESS YOUR MAILING ADDRESS

Date




Place
Stamp
Here

City of Tucson

Planning and Development Services Department
Rezoning Section

201 N. Stone

P.O. Box 27210

Tucson, Arizona 85726-7210

C9-18-17 mww

Expose this flap - Affix stamp and return

City of Tucson

Planning and Development Services
Department -Rezoning Section

201 N. Stone Avenue

P.0O. BOX 27210

Tucson, Arizona 85726-7210

C9-18-17
IMPORTANT REZONING NOTICE ENCLOSED
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Rezoning Request: C-1 to C-2
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