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Daniel Bursuck

From: PlanningCommission
Sent: Monday, July 26, 2021 10:16 AM
To: Daniel Bursuck
Subject: FW: postpone sending the ADU Ordinance 

From: Christopher Broughton <cbroughton@wlbgroup.com> 
Sent: Monday, July 26, 2021 10:16:00 AM (UTC-07:00) Arizona 
To: PlanningCommission <PlanningCommission@tucsonaz.gov> 
Subject: [EXTERNAL]postpone sending the ADU Ordinance  

postpone sending the ADU Ordinance to the Mayor and Council to allow for more public input and 
education. 

More people to need know about this. Call the news’s stations. Kgun 9. Kvoa 4. Kold 13. And Az 
Daily Star. 

Christopher Broughton 
Native Plant Preservation 
Landscape Design 
The WLB Group, Inc. 
Engineering • Planning • Surveying • Urban Design • Landscape Architecture 
Tucson • Phoenix • Flagstaff • Las Vegas • www.wlbgroup.com 
4444 E. Broadway Blvd. • Tucson, AZ 85711-3508 
520.881.7480 • 520.881.7492 (fax) 
cbroughton@wlbgroup.com
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27 July 2021 
 
Re: Public Hearing ADU Ordinance 
 
To the Planning Commission: 
 
Thank you for the opportunity to present some concerns and ideas regarding the process and 
ordinance of Accessory Dwelling Units. 
 
At this time I feel there are too many broad strokes regarding a city-wide zoning change and 
would like to see a more nuanced and creative approach. 
 
I have lived for 33 years in the Blenman-Elm historic neighborhood. 
We have been working hard over the past many years to improve our neighborhood and 
expand home ownership. We have raised money through home tours  
to showcase our neighborhood; have participated in mayor-sponsored programs where we 
manned tables to let people know of mortgage help  
they could qualify for to purchase in the neighborhood; have applied for and received historic 
district status and worked to inform new buyers about the property tax credit  
available if they participate in keeping their historic property listed on the state historic registry.  
We have created the Tucson’s Historic Neighborhoods Map which has gone through two 
printings and hope to put together a new edition. 
Again, this was and is to highlight the unique architecture and history of our neighborhoods, 
the fabric of the inner city, a place where people can feel rooted. 
  
Maintaining our neighborhood flavor has been an uphill battle. We have had developers erect 
mini dorms, we have 
had flippers who don’t necessarily care about the historic designation, we have numerous 
empty homes with out-of-state owners. Home ownership, as of 2015, according to the 
Drachman Institute, was only 38% in Blenman-Elm. Now we are battling high prices which will 
undoubtedly increase with secondary units. 
 
Over the years, like many neighborhoods, we have battled meth houses, empty houses, 
vandalism, robberies. We have cut-through traffic and overflow restaurant parking.  
Our alleys have often become dumpsites for contractors and landscapers trying to avoid dump 
fees. We have been in and out of neighborhood watches, have met with community police,  
gone to neighborhood meetings. Our streets are currently in serious disrepair and our 
elementary school needs funds for a variety 
of physical projects, not to mention help with ongoing educational needs. Grant Road is 
widening on our northern edge and many of our basic services 
on Speedway have been replaced with fast food and fast phone shops. But we persist.  
 



We are not new to ADUs. We have numerous backyard units in the neighborhood already, 
some permitted, some perhaps not.  
My own 10,000 sq. foot lot allowed the building of an accessory building. My mother 
and my husband designed and built a passive solar 700 sq. foot home for her where she lived 
until she passed. 
It is currently being used as a long-term rental (minimum 30 day). I am not opposed to 
accessory buildings;  
I just believe that they should be done on a smaller footprint--currently the size of 1000 sq. feet  
for a 7000 sq foot lot is too large as is 750 sq feet for anything smaller. 
 
ADUs should be positioned so that they do not impact the criteria necessary to maintain our 
historic designation.  
I would like to see more attention paid to adding additions to homes if these are truly for family 
use as has been mentioned numerous times in 
planning meetings. I am not in favor of a second story allowance either on the front, side or in 
the rear. Any or all of these could threaten our historic status. 
While it may seem like our state historic preservation zone is protected, we need to keep the 
integrity of the historic look and maintain a certain number of  
contributing buildings to keep our status which translates into a property tax reduction allowing 
many of our elderly to stay in their homes. 
 
I also do not want to see a parking requirement removed if property is near alternative 
transportation. Now that we supported the Treat Street bike boulevard—recently paved— 
we would now actually be penalized by having additional on-street parking. People who live in 
the inner city have bikes, but most of them 
also have cars, so the on-site parking requirement is a must. I personally do not want to see 
more on street parking. We do not have consistent sidewalks and with cars 
parking in the street there is literally nowhere to walk, push a carriage or bike safely on the 
streets. 
 
I understand ADUs are a trend nationwide in a desire to quickly address affordable housing. I 
have looked at the zoning other cities 
have passed as well as the buildings many have built. I think it behooves us to see how some of 
these cities fare with the ADU policies that have been put in place.  
Do we want to regulate/outlaw Airbnbs like Flagstaff? Do we want the ability to split the lots 
after a second building is built like Austin?  
Do we just make a blanket zoning code, or do we recognize the pressures of historic university 
area neighborhoods and grant them some options?  
 
I would like to see an opportunity for neighborhoods to “opt in” to any proposal that is passed 
and with that opt in, be able to “sunset” the decision. In other words, 
give the zoning change a period of time and allow building to go on during that time with the 
ability to pull out of it after 5-7 years if neighborhoods 
feel they are being negatively impacted. 



 
I also urge the city to look at and help fund expanding the number of historic neighborhoods; 
identify and purchase empty houses in neighborhoods; upgrade streets and add  
pocket parks to encourage people to move to existing buildings in our neighborhoods.  
 
I would also like to note that I have noticed the unfortunate pitting of one generation against 
another during meetings.  My baby boom generation does not want to work against other 
generations,  
we look forward to working with them. Younger generation members are our colleagues, our 
allies, our children, our neighbors, and our friends. We want to walk side by side with them to 
make our  
community better for all of us. I am not opposed to the idea of people adding onto their 
dwellings so they can accommodate family or generate some income. What I don’t want to see 
are numerous buildings  
that become motel units that take away what a neighborhood is. I already know of too many 
homes that are being used only as Airbnbs and it has become disconcerting to the neighbors 
and destabilizing to the neighborhoods. 
 
Finally, public hearings in the middle of the summer in our desert city guarantee that not a lot 
of voices will be heard. Many people are out of 
town, for all the reasons summer brings, and they too deserve an opportunity to speak. Slow 
down the process. I understand there is money to fund permits and plans and perhaps maybe 
some building.  
This is a good thing. Unless there is a reason to hurry the process, which I don’t think there is, I 
think we should have some town halls to discuss something as wide-ranging as a citywide 
zoning code change. 
 
Thank you for your work, 
 
Hannah Glasston 
 
2619 E. Mabel Street 
Tucson, AZ  85716 
520-270-1576 
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Planning and Zoning Public Hearing on Accessory Dwelling Units  July 28, 2021 

My name is Vicki France.  I live in the 3400 Blk of E. Seneca.   

1. Our Central city NHs should have an important say in the issue of ADU’s.  Many of our 

neighborhoods were built in the 30’s-60’s.  The streets carry the runoff, our houses are 

old as is the infrastructure, public and private.  Much of the City residents are in HOA’s 

and don’t care about this issue. 

 

2. My concern is the flooding that all ready exists in our central neighborhoods.  Can the 

streets and Pima County Flood Control District handle more run off if the density is 

doubled as would allow two DU per lot.  This is increasing the impermeable surface.  Will 

this flood more houses downstream? 

 

3. Limit the number in some way as a compromise 

 Limit the # per block or sq mile (use Township and Range Grid),  

  Auction off permits 

 Limit them ALL to within 300 feet of Sun Tran lines.  (as it is, walking ¼ of a 

mile in the heat is no incentive to get out of your car in the summer) 

 

4. Use this as an opportunity to upgrade existing outdated structures built over 50 – 

70 years ago.  Require upgrade to code for existing old building. 

  

5. Can Water and Sewer handle the extra capacity (On site and public) Age of them 

again? 

 

6. Adding more stress by increasing density to solve one problem is contradictory to 

so many CoT policies trying to solve greater problems than affordable housing: 

Green Infrastructure mini grants  

Water Harvesting 

Grey water reuse 

One Million Trees 

Sustainability in General Plan 

Flood Control issues  

Urban Farming, Food Security 

The central city neighborhoods could become a living breathing mitigating factor for 

the city if the above policies were allowed to flourish on the parcels as they are. 

 

7. Finally in the Current GAAP maintaining the residential nature of our 7 neighborhoods 

is the top priority. I chair the committee to update it and it is still a very strong 

priority.  Adoption of the ADU ordinance in its current form significantly alters our 

residential character.  Shouldn’t you be getting a Plan Amendment adopted first? 
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Date:  July 21, 2021 

 

To: Planning Commission, City of Tucson 

 

From:  Concerned Residents 

 

RE:  Accessory Dwelling Unit; Proposed Zoning Code Changes  

_________________________________________________________________________ 

 
We, the undersigned residents of Tucson, are writing to express our concerns, questions, and recommendations 

regarding the proposed Accessory Dwelling Unit (ADU) zoning code changes. 

 

We would like to start with our observations on the ADU Stakeholder process.  We were appalled by the lack of 

professionalism demonstrated by some members of the stakeholder group.  These members resorted to repeated 

name-calling.  Words like racist, elitist, NIMBY, classist and selfish were used to attack their fellow 

stakeholders when they did not agree with their point of view.  This created a hostile environment that was 

compounded by the silence of both staff and the paid moderator.  The sole purpose of name-calling is to devalue 

the opinions of those with whom one does not agree, shutting down any meaningful debate and limiting input.  

The hostility of these individuals is misplaced.  They chose to attack their neighbors and fellow citizens, even as 

those very citizens are struggling to preserve neighborhoods that are under siege from institutional investors, 

who purchase multiple homes, turning them into expensive rental properties and pricing existing long-time 

residents/tenants out of the neighborhood. 

 

We are asking that this commission extend the public hearing process.  City staff cites the 189 survey responses, 

as of July 14th, as evidence of sufficient input on a zoning ordinance that will, in all likelihood, impact every 

Tucson neighborhood except those built under HOA’s.  However, the Ward 6 office received 800 responses to a 

recent survey and the Barnum Hill/zoo issue received at least 14,000 responses.  The complexity of zoning 

mixes, variety of lot sizes, unique issues such as student housing and institutional investors, historic districts, 

etc. that make up Tucson’s neighborhoods are not adequately addressed with the one-size-fits-all approach that 

the current ADU ordinance proposes.  Since this ordinance will fundamentally alter the zoning requirements of 

RH, SR, SH, RX-1 RX-2 and R-1 zoning, it is imperative that our citizens receive the benefit of better outreach, 

preferably in person, and that it be done in an environment that is respectful and allows their voices to be fully 

heard. 

 

Concerns 

The following is a non-inclusive list of issues that need greater clarity and better code language to adequately 

address our concerns about the potential impacts the proposed ADU ordinance may have on our neighborhoods.  

  

1. Federal Historic Districts:  We approached the State Historic Preservation Office (SHPO) and learned 

that they routinely de-list properties with historic designations if additions to those properties fail to be 

subservient and/or deferential in height, scale and mass and compatible in design direction.   
We know the city has discussed the proposed ADU regulations with SHPO and should be aware of these 

requirements.  And yet, the city continues to propose regulations that would clearly violate these 

requirements and place individual properties, and ultimately, entire historic districts, at risk of losing 

their historic designations.   

When the city first pursued Federal Historic Designation for neighborhoods, it did so to revitalize older 

neighborhoods that were in decline as residents were drawn to new subdivisions on the edge of town.  

Tucson accepted federal grant dollars for this endeavor and continues to do so today.  To enact 

legislation that deliberately undermines historic properties and districts is an absolute betrayal of those 

citizens who invested time, money and resources to obtain Federal Historic designation. 



 

2. Building Size:  The proposed 1000 sq. ft. is essentially a small home, equivalent to, or larger than, many 

existing homes in Tucson.  It is not the “casita” that staff would have us believe.  Two of the prominent 

reasons that the city has given for this ADU ordinance are affordability and aging-in-place.  This does 

not align with a building of this size.  The larger the building, the more expensive it is to construct and 

the more that must be charged in rent.  From the renter’s perspective, a larger footprint means higher 

utility bills.  The City’s Housing Market Study states that 40,000 renter households need housing that 

costs $500 or less per month – why not tailor the ADU ordinance for this market by making ADUs 

smaller?  

 

3. Prices and Square Footage:  Tucson provides a number of incentives, including 8-year property tax 

abatements and construction fee waivers, to developers who build housing downtown.  This has helped 

to fuel the displacement of residents in the surrounding neighborhoods. 

The following is a sampling of what those developers are charging and the size of their units.  These are 

not affordable to many of our residents.  One can appreciate the irony of the city expecting ordinary 

citizens to address the issues of displacement and affordability after it provided a multi-billion dollar 

company like Greystar, which built the Union and Urbane, with tax abatements. 

  

Apartment Bedroom/Size Price Parking 
The Flin 

110 S Church 

1 Bedroom – 592 sq ft $1400/month Assigned space; garage  

$95-$125 

2 Bedroom – 1107 sq ft $2200/month 

 

ditto 

Union on 6
th 

218 N 4th Avenue  

 

Studio – 401 sq ft $1135/month unknown 

2 Bedroom – 776 sq ft $1590/person 

Or $3180/month 

ditto 

Cadence 

350 E Congress 

Studio – 431 sq ft $1209 - $1,279/month Unassigned – use 

ParkTucson garage 

2 bedroom – 748 sq ft 

 

$754 - $827/person ditto 

Urbane 

1023 N Tyndall 

Studio – 266 sq ft $1385/month unknown 

3 bedroom – 981 sq ft $1280/person 

Or  $3840/month 

 

ditto 

RendezVous  

20 S Stone Ave 

1 bedroom – 833 sq ft $2333/month Assigned space; garage 

$100 

2 bedroom – 1170 sq ft $3510/month 

 

ditto 

 

  

4. Parking:  The city would have us believe that tenants will use public transit, so parking can be waived.   

This is not being borne out in neighborhoods where investors have purchased homes and turned them 

into expensive rentals.  Several people will rent a single home and the front yard quickly turns into a 

defacto parking lot.  These yards become degraded sites that do not make a positive contribution to our 

community.  In addition, as the size of the ADUs increases, the likelihood that more than one person 

will be renting the unit increases.  This adds to the parking problem.   ADUs need parking requirements 

and there should be no waiver provision.  
  

5. Affordability and Section 8 Housing:  The ADU is being promoted as one means of addressing the 

affordability issue, with the city suggesting these would be ideal for housing Section 8 recipients.  We 

https://mapazdashboard.arizona.edu/gap-analysis-overview


believe it is important to understand some of the issues with the Section 8 program in order to make an 

informed decision on this.   Based on a conversation several of us recently had with a person who 

specializes in assisting veterans who need affordable housing, these are some of the issues that Section 8 

recipients are dealing with. 

 $772 per month is the most that Section 8 will pay.  This is called the Payment Standard. 

 Market Rate is the amount that HUD believes is reasonable for an area.  Current Market Rate for 

Tucson is $848 per month.  That figure will soon be increasing to $895.  However, Section 8 will 

still only pay $722.  The Section 8 tenant must make up the difference.  That is currently $76 

dollars and will increase to $123 dollars. 

 Apartment complexes are better providers because they can rely on volume to keep the rental 

rates down.  

 Stand-alone units are typically higher in rent.   

 If the Section 8 recipient wants a unit that charges more than the $772, and they are able to pay 

the difference, they may get penalized and be required to pay 40% of their monthly household 

income vs the standard 30%. 

Due to all these issues, they are advising their clients to find units that charge no more than $772 per 

month and that include utilities in that cost. 

In general, we believe it is important to keep in mind that upzoning, which will occur when R-1 zoning 

is, for all practical purposes, eliminated by the addition of an ADU, actually increases the underlying 

land’s value, making properties less affordable.  You can read about a growing backlash in California 

about this at  https://www.latimes.com/opinion/story/2021-07-09/california-affordable-housing-

sb9?utm_id=32936&sfmc_id=624279 

 

4 Urban Heat Island:  Staff has assured us that all ADUs will be required to have cool roofs and that this 

will compensate for the removal of trees and open space.  However, Irene Ogata, the city’s urban 

landscape manager, produced a power point on Urban Heat Islands.  Among the information she 

provided were these interesting figures. 

 Buildings contribute approximately 40% of CO2 from concrete production.  Contrast that with 

cars, which contribute approximately 30% of CO2. 

 Greater density means greater energy usage and increased CO2 production through the use of air 

conditioning 

 The two main areas of concern are the Surface Heat Island and the Canopy Heat Island.  Surface 

temperatures can be considerably hotter than the Canopy temperatures. 

 

 
 

While the focus has been on cool roofs, what Ms. Ogata’s material demonstrates is that we have to 

consider the walls and sidewalks and everything else that is below that roof in the surface zone.  

Humans do not walk up in the canopy zone.  They walk in the surface zone.  If the city is going to waive 

the parking requirement under the pretense that the ADU occupant will walk to the bus stop, then they 

need to consider what that pedestrian will be subjected to when we add more structures that radiate heat 

https://www.latimes.com/opinion/story/2021-07-09/california-affordable-housing-sb9?utm_id=32936&sfmc_id=624279
https://www.latimes.com/opinion/story/2021-07-09/california-affordable-housing-sb9?utm_id=32936&sfmc_id=624279


off their walls while removing trees that provide shade and help to mitigate the surface heat. 

 

5 Regulation:  We are well aware that the state does not permit municipalities to regulate Airbnb’s.  

However, there are certain statutory provisions that allow a municipality to require licensing of the 

Airbnb.  Phoenix has such an ordinance and we would like to see Tucson adopt a similar ordinance prior 

to enacting an ADU ordinance.  This would at least provide some measure of local control to ensure that 

the ADUs do not become problem properties.   

In addition, HOAs have private contractual agreements or deed restrictions.  This permits the HOA to 

forbid the construction of an ADU.  Since older neighborhoods within the central city do not have deed 

restrictions, they will bear a disproportionate amount of the impact from the increased density, loss of 

valuable open space and increased parking and student rentals.  There needs to be a broader discussion 

about this inequity and what measures the city can take to ensure that our older neighborhoods, with 

their older infrastructure, do not bear the brunt of the potential problems that come with greater density. 

 

 

 

Recommendations 

Given the numerous issues that are still unresolved with the proposed ADU ordinance, we recommend the 

following. 

 

 Delay sending the ADU ordinance on to the Mayor and Council for the maximum allowable time 

and continue to hold public hearings.   

 Ensure that Federal Historic Districts will not be negatively impacted by the proposed ADU 

regulations. 

 Apply the State Historic Preservation (SHPO) guidelines to ALL Tucson neighborhoods, 

regardless of whether or not the neighborhood has historic designation.  Every neighborhood 

deserves to be protected. 

 Require the ADU to be a Special Exception process so that unique communities of interest will 

have their issues addressed.  

 Encourage the city to seek realistic options for affordable housing.  We cannot solve affordable 

housing one backyard at a time. 

 Verify whether properties that already contain sleeping quarters or a guest house may also be 

permitted to add an ADU. How many structures can a property actually have? 

 Factor in HOA deed restrictions so that central city neighborhoods do not bear the brunt of the 

ADU regulations 

 

 

 

 

Signed:  

 

Colette Altaffer, resident; Catalina Vista Historic Neighborhood 

Joan Hall, resident; Jefferson Park Historic Neighborhood 

Ronni Kotwica, resident; Palo Verde Neighborhood 

Steve Poe, resident; Palo Verde Neighborhood 

Candi Filipek, Vice President; Palo Verde Neighborhood 

Trish Muir 

Diana Lett, resident; Feldmans Historic Neighborhood 

Mark Mayor, resident; Julia Keene Neighborhood 

Travis Teetor, President; Oak Flower Neighborhood Association 

Elizabeth Rusiecki, Communications Director; Oak Flower Neighborhood Association 



Frances Garcia, resident; Cabrini Neighborhood Association 

Lois Pawlak, President; Garden District Neighborhood Association 

Deborah Bicksler, Vice President; Garden District Neighborhood Association 

Lisa Maher, Treasurer; Garden District Neighborhood Association 

Meg Johnson, Secretary; Garden District Neighborhood Association 

Bill Dupont, resident; Colonia Solana Historic Neighborhood 

Nancy Huff, resident; Peter Howell Neighborhood 

Kris Yarter, Vice Chair; TRRG; signing as an individual 

Anna Marie Patti, President, Treasurer, Vice President emeritus; Garden District Neighborhood Association  

 


	Email to Planning Commission from Christopher Broughton
	Email to Planning Commission from Christopher Broughton - 2
	ADU 7.28.21
	ADU letter
	Email to Planning Commission from Aviva Zelter-Zubida
	Email to Planning Commission from Colby Henley
	Email to Planning Commission from Irit Askira Gelman
	Email to Planning Commission from Matt Somers
	Email to Planning Commission from Ronen More
	Email to Planning Commission from Tidhar Ozeri
	Email to Planning Commission from Karan Schreiber
	Ltr Planning Commission_Group_07-28-21_Group_Short



