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C ITY OF 
TUCSON 
ZONING 
EXAMINER’ S OFFICE 

 
Preliminary Report 
 
 
 
December 10, 2020 
 
Jim Egan 
Heights Properties LLP 
6179 E. Broadway Blvd 
Tucson, AZ 85711 
 
SUBJECT:     C9-20-09 Brake Masters – Grant Road, C-1 to C-2 (Ward 6) 

 Public Hearing: December 3, 2020 
 
Dear Mr. Egan: 
 
Pursuant to the City of Tucson Unified Development Code and the Zoning Examiner’s Rules and 
Procedures (Resolution No. 9428), this letter constitutes written notification of the Zoning Examiner’s 
summary of findings for rezoning case C9-20-09, Brake Masters – Grant Road, C-1 to C-2 (Ward 6). 
 
At the expiration of 14 days of the conclusion of the public hearing, the Zoning Examiner’s Report 
to the Mayor and Council (including background information, public hearing summary, findings of 
fact, conclusion, recommendation, and public hearing minutes) shall be filed with the City Manager. 
A copy of that report can be obtained from the Planning and Development Services Department (791-
5550) or the City Clerk. 
 
If you or 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. 
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SUMMARY OF FINDINGS 
 
This is a request by Jim Egan of Heights Properties LLP on behalf of the property owner, Heights 
Properties LLP, to rezone approximately 0.3 acres from C-1 to C-2 zoning.  The rezoning site is 
located on the south side of Grant Road, approximately 200 feet west of Swan Road (see Case 
Location Map).  The preliminary development plan (PDP) proposes demolition of a former (currently 
closed) vehicle inspection facility, and construction of a new auto service repair structure, with a use 
classification of automotive service and repair–major.  Proposed development includes a 5,100 square 
foot commercial structure with eight (8) service bays, enclosed storage area, customer waiting and 
office areas, with a maximum height of one story at 24 feet, and with required parking and 
landscaping.  Two residential homes located on an existing C-1 zone parcel to the south of the 
rezoning site are proposed for demolition to provide additional parking for the auto repair use.  This 
parcel will remain C-1 and is not part of the C-2 rezoning request. 
 
Background Information 
 
Existing Land Use:  The existing structure was previously used as an auto inspection facility.  Behind 
this structure is a public alley and on a separate parcel, two single-family dwellings, which are proposed 
for demolition. 
 
Zoning Descriptions: 
 
Commercial Zone C-1: This zone provides for low-intensity, commercial and other uses that 
are compatible with adjacent residential uses.  Residential and select other agricultural, civic, 
recreational, and utility uses may also be permitted that provide reasonable compatibility with 
adjoining residential uses. 
 
Commercial Zone C-2: This zone provides for general commercial uses that serve the community and 
region. Residential and select other agriculture, civic, recreational, and utility uses are also permitted 
that provide reasonable compatibility with adjoining residential uses. 
 
Surrounding Zones and Land Uses: 
 
North: Zoned C-1; Commercial retail 
South: Zoned C-1 and R-1; Multi- and single-family residential 
East: Zoned C-1; Food service use/restaurant and non-chartered financial use 
West: Zoned C-1 and R-1; Commercial retail and single-family residential 
 
Planning Considerations  
 
Land use policy direction for this area is provided by the Grant-Alvernon Area Plan (GAAP) and Plan 
Tucson.  The general goal of the GAAP is to preserve, protect and enhance the integrity of established 
neighborhoods.  GAAP policies support development on the perimeter of residential areas which 
serves to protect and enhance the quality of life for neighborhood residents, and that demonstrates 
sensitivity to surrounding uses through the use of design, location, orientation, landscaping, and 
screening.  Policies also support primary access for nonresidential uses, to arterial streets or to a  
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collector street within 300 feet of an arterial street, with vehicular traffic directed away from the 
interior of lower density residential areas. The GAAP encourages a well-defined pedestrian system 
linked to public sidewalks.  GAAP guidelines encourage all parking, loading, and vehicle 
maneuvering requirements to be on-site, and that evenly dispersed canopy trees be planted and 
maintained within parking areas to provide shade and reduce "heat island' effects.  
 
The rezoning site is located within an Existing Neighborhood Building Block as identified on the 
Future Growth Scenario Map of Plan Tucson.  Existing Neighborhoods are primarily developed and 
largely built-out residential neighborhoods and commercial districts in which minimal new 
development and redevelopment is expected in the next several decades.  The goal is to maintain the 
character of these neighborhoods, while accommodating some new development and redevelopment 
and encouraging reinvestment and new services and amenities that contribute further to neighborhood 
stability. 
 
Plan Tucson policy supports infill and redevelopment projects that reflect sensitivity to site and 
neighborhood conditions and adhere to relevant site and architectural guidelines.   Plan policy also 
strives to protect established residential neighborhoods by supporting compatible development, which 
may include other residential, mixed-use infill, and appropriate nonresidential uses.  Appropriate 
locations for commercial uses are supported, with priority for development in the existing urbanized 
area, to promote use and improvement of existing infrastructure, increase pedestrian activity and 
transit use, and meet residents’ needs for goods and services.  A mix of residential, office, and 
commercial uses is supported along major corridors. 
   
Policies for Existing Neighborhoods support the expansion of commercial areas into residential areas 
when logical boundaries, such as existing streets or drainageways, can be established, and adjacent 
residential property can be appropriately screened and buffered.  Commercial expansions or 
consolidations may be an appropriate means of preserving the vitality of the street frontage and the 
character of the neighborhood. 
 
The roughly 0.3-acre rezoning site fronts on the south side of Grant road.  Two residences on a single 
C-1-zoned lot located to the south of the rezoning site are proposed to be demolished to provide for 
additional parking for the auto service use.  North of the rezoning site across Grant Road are retail 
commercial uses, zoned C-1.  Immediately to the east, at the southwest corner of Grant Road and 
Swan Road, are food service uses, zoned C-1.  To the southeast, fronting on Swan Road is a non-
chartered financial institution, zoned C-1.  To the immediate south are two single- and multi-family 
residential uses, zoned C-1.  Immediately to the west are commercial retail uses, zoned C-1, and to 
the southwest and south across North Street are single-family residences, zoned R-1. 
 
Grant Road is designated as an arterial route with a 120-foot right-of-way on the City of Tucson 
Major Streets & Routes Plan., and North Street is a local street that dead-ends to the south of the site, 
at approximately 300 feet west of Swan Road.  A public alley transects the site from Grant Road 
along the west and south sides of the proposed auto repair building, then jogs south through the 
proposed parking lot to connect with North Street.  The north-south trending alley access from North 
street is proposed for abandonment and a new public alley is proposed to allow access to the rezoning 
site from Swan Road to the east. 
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The Pima Association of Governments - Transportation Planning Division (PAG-TPD) estimates that 
the proposed development will generate an average 23 vehicle trips per day. 
 
Design Considerations 
 
Land Use Compatibility – The 5,100-square-foot building will be no more than 24 feet tall.  To 
minimize noise impacts on the nearby residential properties to the south, all bay openings will be on 
the north, east, and west sides of the building.  Staff further recommends that all automatic tools be 
equipment with noise-abating mufflers and that hours of operation be restricted to between the hours 
of 7:00 AM and 7:00 PM. 
 
Due to the proximity of the site to residential properties, staff is recommending limits on the 
placement of signs.  Staff is recommending a condition that no signage be displayed on the south 
elevation of the building. The existing C-1 parcel proposed to be used for additional parking will not 
have any dumpsters or loading areas. 
 
Drainage/Grading/Vegetation – The site is relatively flat and not in a flood plain or hazard area. Storm 
water will be directed to depressed landscape areas.  Neighbors have reported ponding within North 
Street to the south of the southern portion of the proposed parking area.  Planning and Development 
Services Department – Engineering Section recommends that the development of the project include 
measures to eliminate the ponding problem North Street.  Retention and balanced basin detention will 
also be required. 
 
Road Improvements/Vehicular Parking/Access/Circulation/Urban Heat Island Mitigation – Plan 
policy restricts access for non-residential uses to major streets only and discourages traffic from using 
residential streets.  Policies also encourage the consolidation of adjacent development parcels to 
provide integrated circulation and access while reducing the number of vehicular curb cuts along the 
street.  The applicant is proposing access from Grant Road, and potentially a future secondary access 
from Swan Road through a new public alley.  To the south of the rezoning site, there is an existing 
public alley with access from North Street that is proposed to be abandoned to the neighbor and the 
access will be closed off to the Brake Masters rezoning site. This proposed public alley 
reconfiguration will eliminate south-bound traffic infiltrating the neighborhood, and is consistent with 
plan policy to limit access points to arterial streets or to a collector street within 300 feet of an arterial 
street, with vehicular traffic directed away from the interior of lower density residential areas.  This 
is an improvement over the current condition which allows traffic to access the commercial site from 
North Street, which is a local street within a residential neighborhood.  Staff recommends a condition 
prohibiting access onto North Street for the Brake Masters. It will be the responsibility of the applicant 
to coordinate with the adjacent property owner and with the City of Tucson Real Estate Division for 
abandonment of the existing alley and acquisition of the newly proposed alley.  It appears that two 
existing vehicle parking spaces and a carport located on the check-cashing facility to the east do not 
allow a 20-foot width for the new public alley.  It must be demonstrated in the development package 
review process that, if these spaces are to be removed for the new alley access, there is not a deficit 
of parking created for this non-chartered financial use. 
 
Surfaces, such as paving from roadways and asphalt parking areas, contribute to approximately 40% 
of impervious surfaces in a city.  These impervious surfaces, in turn, contribute to increasing urban  
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heat islands.  The unintended consequences include vulnerable people, including the elderly and those 
living alone with limited social networks and income being exposed to heat exhaustion during 
extreme heat events, and increasing energy use due to the need to cool facilities.  Increasing 
reflectivity of these paved surfaces, providing shade (trees and/or shade structures) or pervious 
surfaces mitigate the heat absorption quality of dark pavement. The City encourages developers to 
work with staff to apply best management practices to mitigate urban heat island effects, reduce 
energy consumption and work towards community resiliency. 
 
Unified Development Code Section 7.4.1.B states that one intention of vehicle parking regulations is 
to reduce excessive off-street parking.  To reduce the urban heat island effect, it is generally 
recommended that parking overages be limited to no more than ten (10) to twenty (20) percent more 
than required without some form of mitigation.  This project requires 17 vehicle parking spaces, with 
32 spaces proposed.  This results in a surplus of 15 parking spaces, which is almost 90 percent above 
the requirement. Mitigation can be achieved by incorporating one of the following:  
1) enhanced landscaping with canopy trees (15-gallon container) planted on a one-to-one basis (one 
canopy tree per additional parking space over the 10% surplus);  
2) covered parking (solar panel parking covers are acceptable) to be provided for the over 10% surplus 
spaces;  
3) or the use of light-colored paving materials such as concrete or cool paving coating over asphaltic 
surfaces, or some form of porous paving materials for the over 10% surplus spaces. 
 
In addition to the mitigation options described above, PDSD has recommended a condition limiting 
any overnight parking to only the C-2-proposed rezoning site and the Zoning Examiner agrees with 
this condition. 
 
December 3, 2020 Zoning Examiner Hearing    
 
The Applicant’s representative spoke in support of the application at the December 3, 2020 public 
hearing.  A representative of the Garden District Neighborhood Association spoke in opposition to 
the proposed rezoning, raising concerns about noise, the suitability of the proposed automotive repair 
use, possible removal of mature vegetation on the adjacent lots which will be used for parking and 
existing ponding on adjacent streets following rainfall.  The owner of the adjacent property to the east 
of the proposed rezoning site testified that he was concerned that noise generated by the proposed 
automotive repair use would interfere with the drive through operation for his business. A 
representative of another adjoining property owner also spoke and raised concerns about the possible 
elimination of alley access to his property. 
 
The Applicant’s representative testified that the existing alley access would be improved and 
maintained and that the Applicant would agree to a rezoning condition requiring that the existing 
mature trees on the adjacent lot must be preserved and maintained.  The Applicant’s representative 
testified that the Applicant agrees with all of the preliminary conditions proposed by PDSD.  The 
Zoning Examiner notes that these include conditions which will mitigate ponding on the adjacent 
streets and mitigate noise generated by the proposed use by requiring the use of muffling devices on 
automotive repair tools. 
 
As of the December 3, 2020 Zoning Examiner hearing there were 4 written approvals and 2 written 
protests.  In addition, PDSD received 3 emails protesting the proposed rezoning. 
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Conclusion  
 
The GAAP and Plan Tucson support commercial development at this site, provided site design can 
properly buffer existing residences and preserve the character of the neighborhood.  Plan Tucson also 
supports the retention of jobs in the community.  The proposed project redevelops a site with an 
abandoned vehicle inspection use and a vacant structure, and orients vehicle repair activities and 
noise-generating uses away from residential uses. 
 
The Zoning Examiner has reviewed the sound report submitted by the Applicant and notes that it did 
not directly address the issue of whether noise generated by the proposed use would interfere with the 
drive through operations at the adjacent business to the east.  The Zoning Examiner recommends, as 
a condition of rezoning, that the Applicant be required to conduct a further sound study, and take all 
recommended actions to mitigate any noise impact on the adjacent business.  The Zoning Examiner 
also recommends that, as a condition of rezoning, the Applicant be required to maintain and preserve 
the two mature trees on the adjacent lot which will be used for parking.   
 
Subject to compliance with the preliminary conditions proposed by PDSD, and the additional 
conditions described above, approval of the requested C-2 zoning is appropriate. 
 
Sincerely, 
 
 
 
 
 
John Iurino 
Zoning Examiner 
 
 
ATTACHMENTS: 
Case Location Map 
Zoning Case Map 
 
cc: Mayor and Council 
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