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Bear Canyon Neighborhood Plan Amendment  
Application Attachment   
 

Proposed Modifications to the Bear Canyon Neighborhood Plan (BCNP) 

The Bear Canyon Neighborhood Plan designates the subject property as Commercial. The proposed plan 

amendment request is to amend Nonresidential Uses – Implementation Techniques 11.b.1 and 11.b.2 

for nonresidential community commercial uses, specifically related to the 100-foot scenic route setback 

and the 350-foot building setback from suburban or low-density residentially zoned parcels. This plan 

amendment request does not require any revisions to the “Bear Canyon General Development Map” or 

“Neighborhood Community Center Development Plan.” 

Nonresidential uses – Implementation Technique 11.b.1 reads “Building is located a minimum of 100 

feet from the right-of-way line of a scenic route.” 

As demonstrated on the concept plan submitted with this application, the proposed building 

(approximately 20% of the proposed building) is located within the 100-foot scenic corridor 

setback.  

Nonresidential uses – Implementation Technique 11.b.2 reads “Building is located a minimum of 350 

feet from suburban and low-density residentially zoned land parcels.” 

As demonstrated on the concept plan submitted with this application, the proposed building is 

approximately 200 feet from a suburban or low-density residentially zoned land parcel. 

Therefore, the proposed building is 150 feet inside the 350-foot required setback.  

 

Proposed Revisions to Applicable Policies  

Representatives of the Bear Canyon Neighborhood have expressed the desire to limit these policy 

changes to only apply to this parcel, and not extend to other properties in the BCNP. Therefore, to 

ensure that the proposed modifications to the aforementioned policies are solely applicable to the 

subject property, the following revisions to Nonresidential Uses – Implementation Technique 11.b.1 and 

11.b.2 are suggested. 

• Nonresidential Uses – Implementation Technique 11.b.1: “Building is located a minimum of 100 

feet from the right-of-way line of a scenic route, except for on the parcel identified by Assessor 

Parcel Number (APN) 114-51-218A subject to Resolution No. XXX, where the building is located 

a minimum of 60 feet from the right-of-way line of a scenic route.” 

• Nonresidential uses – Implementation Technique 11.b.2: “Building is located a minimum of 350 

feet from suburban and low-density residentially zoned land parcels, except for on the parcel 

identified by Assessor Parcel Number (APN) 114-51-218A subject to Resolution No. XXX, where 

the building is located a minimum of 200 feet from suburban and low-density residentially 

zoned land parcels.” 

 

Justification for the Proposed Amendment 

A modification to the 100-foot scenic route is justifiable for the following reasons: 

1. The Fast-Med Urgent Care building located just west of the subject property is located within 

approximately 30 feet of the Tanque Verde Road right-of-way. Additionally, the Public Self-

Storage is situated within the 100-foot scenic route setback.  
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2. The proposed site plan situates the building so that majority of the structure satisfies the 100-

foot setback. However, a small portion of the building is within the 100-foot scenic route 

setback. With recognition that the neighboring uses are subject to the neighborhood 

commercial use standards of the area plan and the proposed use is considered a community 

commercial use, the proposed site configuration positions the structure so that the automotive, 

noise generating uses are internalized on the site while the offices, customer waiting areas, 

parking and landscaping are positioned facing Tanque Verde Road. The effect of this is that the 

portion of the building visible from Tanque Verde has the appearance and character of a retail 

storefront. A large landscape buffer would further enhance the visual effect from Tanque Verde.  

A modification to the 350-foot building setback from suburban or low-density residentially zoned parcels 

is justifiable for the following reasons:  

1. The proposed building encroaches into the 350-foot setback only on three low density 

residentially zoned parcels; two of which are common area, landscaping and/or the entry gate 

for the Lakes at Castle Rock.   

2. The proposed site plan positions the building so that the automotive, noise generating elements 

are located internally on the site, therefore, creating a significant buffer from the low-density 

residential north, east and south of the property. Additionally, the Public Storage, Coronado 

Villas and the Tanque Verde Road right-of-way, in conjunction with the proposed site design, 

provides sufficient transition and buffering from both the low density residential uses on the 

south side of Tanque Verde, as well as the higher density apartments to the east.   All services 

would be performed inside the building and fully screened from view.  BRAKEmax’s automotive 

services are generally an in-and-out type of service, with little to no need to keep vehicles 

overnight, so there would not be after hours storage of cars in the parking lot. The hours of 

operation are daytime only.  Additionally, BRAKEmax uses mufflers on their impact tools, and 

the building itself is designed with soundproofing to significantly reduce noise outside of the 

shop.  

  

BNCP Consistency and Support 

The BCNP provides guidance for an approximately 925-acre area in the northeast portion of 

metropolitan Tucson. The planning area is generally located north of the Tanque Verde Creek, west of 

Houghton Road and south of Tanque Verde Road.  

The intent of the BCNP is to guide future development and inform the assignment of zone classifications 

as land is annexed into the City of Tucson. The primary goal of the neighborhood plan is to preserve the 

character of the neighborhood while encouraging high quality-designed residential and commercial 

developments that are compatible with the existing neighborhood. The proposed plan will conform to 

the Bear Canyon Neighborhood Plan by: 

• Promoting nonresidential developments in appropriate locations where similar uses exist.  The 

proposed automotive repair shop is located within an existing shopping center adjacent to self-

storage and other commercial uses.  

• Discouraging commercial uses which do not service neighborhood needs. BRAKEmax has 

mapped the locations of their existing customers and has found that a large number of 

customers live in the vicinity of this site. These customers currently use the shop at Speedway 

Boulevard and Pantano Road, which is currently operating above capacity. This proposed shop 

would reduce miles driven by their customers, and solve the capacity issues, improving 

customer service (see Exhibit 2). 
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• Encouraging quality-designed and architecturally compatible commercial development to serve 

the neighborhood. The proposed BRAKEmax building will be designed to match the existing 

shopping center and other commercial uses in the neighborhood. Ample landscaping will be 

provided throughout the parking areas and adjacent to  Tanque Verde Road to enhance the curb 

appeal and conform to the scenic route status.  

• Allowing office and commercial development in areas designated for those uses. The subject 

property is currently zoned C-1 and is designated as an appropriate location for commercial uses 

on the Bear Canyon General Development Map and Neighborhood Community Center 

Development Plan. 

• Locating at a site with access to two arterial streets, Tanque Verde Road and Catalina Highway 

(via existing cross access easements with the existing shopping center).Encouraging 

architectural continuity and a gradual transition to the surrounding residential developments. 

The proposed BRAKEmax will be limited to a single-story and will be designed to mimic the 

appearance of the existing retail storefronts in the area. Signage on the building and hours of 

sign illumination will be limited.  

• Providing a large enhanced landscaped buffer consisting of a mixture of low-water use, drought 

tolerant trees, shrubs and ground-cover adjacent to Tanque Verde Road, the building, and 

throughout the parking areas.  

• Providing low-profile, downward-directed light fixtures throughout the parking area.  

• Utilizing muffled impact tools and performing all services inside the building to attenuate noise 

impacts.  

• Limiting the hours of operation to minimize noise intrusion into the neighboring residential uses.  

• Prohibiting the use of billboards on the site.  

• Prohibiting outdoor storage of customer vehicles on the site overnight.  

• Containing automotive operations within an enclosed and roofed structure. 

 

Plan Tucson Consistency and Support 

According to Plan Tucson (PT), the requested plan amendment and subsequent rezoning to C-2 is 

consistent with surrounding properties, and the proposed land use conforms to the plan. PT identifies 

the site within the “Mixed-Use Centers” category. The following policies apply to the subject site: 

• LT28.5.1 supports development in or adjacent to existing commercial activity centers that 

encourages infilling vacant or underutilized parcels.  

• LT28.5.7 supports environmentally sensitive design that protects the integrity of existing 

neighborhoods, complements adjacent land uses, and enhances the overall function and visual 

quality of the street, adjacent properties, and the community. 

• LT28.5.8 supports infill development projects that reflect sensitivity to site and neighborhood 

condition. 

• LT28.5.9 supports compatible development that protects the overall character of the 

neighborhood and provides appropriate nonresidential uses that serve the area.  
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Exhibit 1: Current Aerial Photograph 
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Exhibit 2: Customers of Speedway Boulevard and Pantano Road BRAKEmax 













 

 

 

April 20, 2018 

 

 

Dear Neighbor: 

 

The Planning Center invites you to attend a 

neighborhood meeting regarding a plan 

amendment proposal for a one-acre parcel  

on Tanque Verde Road within the Madera 

Village Shopping Center, approximately 900 

feet east of the intersection of Catalina 

Highway and Tanque Verde Road (See 

property location map). The proposed 

request entails amending policies pertaining 

to community commercial uses within the 

Bear Canyon Neighborhood Plan to allow 

for a BRAKEmax location. 

The Bear Canyon Neighborhood Plan was 

developed in 1984 to guide land use and 

policy decisions for a thirty-three (33) 

square mile area generally located north of 

Tanque Verde Creek, west of Houghton 

Road and south of Tanque Verde Road. The Bear Canyon Neighborhood Plan features a 

variety of land uses ranging from low- to medium-density residential and 

neighborhood/community commercial uses. Because of the prominence of residential uses, the 

Bear Canyon Neighborhood Plan establishes distinct policies to ensure development 

compatibility between the existing low-density residential uses and commercial uses that serve 

the neighborhood.  

The request is to amend the following items within the Bear Canyon Neighborhood Plan only for 

the subject property:  

• Nonresidential Uses Implementation Technique #11.b.1 – “Building is located a 

minimum of 100 feet from the right-of-way line of the scenic route.”  

 

The request is to allow for the proposed BRAKEmax building to minimally encroach into 

the 100-foot scenic route setback. The proposed site plan orients the garage doors at 

the rear of the building (facing the existing self-storage). The portion of the building 

visible from Tanque Verde would have the appearance and character of a retail 

storefront. Although a portion of the front of the proposed building encroaches into the 

100-foot setback, the building would actually sit further back from Tanque Verde Road 

than the existing urgent care to the west. Landscaping between the building and Tanque 

Verde Road will also enhance the curb appeal and reflect the scenic route status.  

 
See Reverse Side. 
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• Nonresidential Uses Implementation Technique #11.b.2 – “Building is located a 

minimum of 350 feet from suburban and low-density residentially zoned land parcels.” 

 

The request is to allow for the proposed BRAKEmax building to encroach into the 350-

foot setback from low-density residentially zoned parcels. The design of the store with 

the bays to the rear provides both a visual and sound buffer for residential properties to 

the south. The site is surrounded on the north and east by the self-storage units, 

providing a sound and visual buffer to the apartments to the east. All services will be 

performed inside the building and fully screened from view. Impact tools will be equipped 

with mufflers which dramatically reduce the noise generally associated with auto shops.   

BRAKEmax’s automotive services are generally an in-and-out type of service, with little 

to no need to keep vehicles overnight, with no after-hours storage of cars in the parking 

lot. The hours of operation are Monday – Saturday, 7:30am to 5:30pm.   

 

An amendment to the Bear Canyon Neighborhood Plan does not allow for the outright 

development of the proposed use, but rather, allows for a future rezoning request to permit the 

development of the BRAKEmax.  

Market studies show that there are a substantial number of BRAKEmax clients in the general 

vicinity who are now being served by the very busy store located at Speedway Boulevard and 

Pantano Road. A store in this location would provide greater convenience and shorter wait 

times for customers. Through thoughtful design and architecture, BRAKEmax has successfully 

integrated into other neighborhood shopping centers, such as at Camp Lowell Road and Swan 

Road, Oracle Crossings at Oracle Road and Suffolk Drive, and the Rooney Ranch Center in 

Oro Valley. BRAKEmax is committed to working with the Bear Canyon community to ensure this 

location also fits into the quality and character of the neighborhood and does not have negative 

impacts on its neighbors. 

The Planning Center and BRAKEmax will host a meeting to discuss the proposed use, give an 

overview of the plan amendment process, present a conceptual site plan, and address any 

questions or comments that you may have. Please join us:  

 

Wednesday, May 2, 2018 at 5:45 pm 

Kirk-Bear Canyon Library Large Meeting Room 

8959 East Tanque Verde Road 

 

Comments on the proposed plan amendment may be submitted to the City of Tucson Planning 

and Development Services Department, P.O. Box 27210, Tucson, AZ 85726, Phone 

520.791.5550. Additionally, comments may be made verbally and/or in writing at an upcoming 

Planning Commission public hearing to be announced.  

If you cannot attend the meeting or have questions prior to the meeting, please contact Linda 

Morales or Lexy Wellott at The Planning Center at (520) 623-6146 or 

lmorales@azplanningcenter.com or lwellott@azplanningcenter.com.  

mailto:lmorales@azplanningcenter.com
mailto:lwellott@azplanningcenter.com










 

 

 

 
BRAKEmax –  Bear Canyon Neighborhood Plan Amendment  
Neighborhood Meeting  
May 2, 2018 
6:05 PM Start Time 

 
In attendance: 
Linda Morales, The Planning Center 
Lexy Wellott, The Planning Center 
Ray Pisciotta, BRAKEmax 
Ed Messing, President of Bear Canyon Neighborhood Association 
John and Sally Dickinson 
Brenda Peters (Mike Peters was not in attendance) 
 
Meeting Notes: 
 
This meeting was a requirement of the plan amendment process for the City of Tucson. All 
neighbors within 300 feet and all neighborhood associations within one-mile were invited to 
this meeting. 
 
A PowerPoint presentation was then presented and included the following slides:  
 

• A surrounding context map  

• An aerial display showing the site and surrounding properties 

• An existing zoning display showing the existing property zoning and surrounding 
zoning 

• Bear Canyon Neighborhood Plan policies to be amended 

• Sample language for the amended Bear Canyon Neighborhood Plan policies 

• Conceptual Site Plan  

• Photographs of existing BRAKEmax locations in Tucson.  

• Plan Amendment Process Slide 
 

Linda Morales gave the presentation. She began her presentation with a brief discussion 
about the history of the property and the surrounding area, BRAKEmax’s vison for the 
proposed development. She then described the regional context of the site and provided a 
discussion in regard to the existing zoning, the background of the Bear Canyon 
Neighborhood Plan, and why an amendment was being requested. Mrs. Morales then 
provided sample language of how the policy can be changed and emphasized that the 
policy changes would only be applicable to the subject property.  The proposed conceptual 
land use plan was shown as well as several pictures of existing BRAKEmax locations in 
Tucson.  Mrs. Morales then provided an extensive discussion in regards to the process and 
the upcoming public hearings. 
 
The following is a list of questions and comments from the neighbors in attendance and 
responses from The Planning Center team.  
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1. Neighbor Question: What is going to happen to the internal roadway adjacent to the 

urgent care and the self-storage? Does that go away? 
 
Response: No, it would still act as a driveway through the shopping center. We do 
not have any intention of closing that off as there is an existing access easement 
and trash is accessed there.  

 
2. Neighbor Question: Is there going to be a traffic study required with the rezoning? 

 
Response: Yes, we will be required to hire a traffic engineer to study the potential 
impacts of the proposed rezoning.   

 
3. Neighbor Question: How many trips do you anticipate the BRAKEmax will generate?  

 

• Response: We anticipate that there will be about 30 trips a day, most of which 
will happen first thing in the morning when people drop off their cars between 
7AM and 9AM and then when they pick them back up between 4:30 PM and 
5:30 PM.  
 

4. Neighbor Question: Where will the front of the store be located? 
 

• Response: The front of the store will face Tanque Verde Road and will 
designed to mimic the other retail store front along the street. All the offices, 
waiting rooms and other front-of-house operations will occur in the front 
portion of the building, while the bays will be tucked away in the back. All 
work will happen inside the building and impact tools will be muffled. Cars are 
not typically held overnight, but in the instance that a car would need to be 
kept overnight, the cars would be kept inside the building. Internally lit signs 
will also be turned off somewhere between 9-10 PM. 
 

5. Neighbor Question: What about your menu signs above the bays that list your 
services. Will those be illuminated? 
 

• Response: The newer stores do not typically contain menu signs. That was a 
feature of the older stores. We are amenable to establishing provisions that 
limit the signage on the building to “BRAKEmax” and “Car Care Service” and 
no menu signs or pedestal/monument sign. We will be required to comply 
with the signage requirements for scenic corridors as well.   
 

6. Neighbor Question: What determines the kind of vegetation that will go in the area 
adjacent to the roadway? 

 

• Response: The city has a set of requirements that permit certain plants within 
scenic corridor setback. The plants are typically drought-tolerant low water 
use plants. The landscaping may be supplemented to enhance the street 
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appeal. We would like to work with neighbors during the rezoning on these 
types of details. 

 
7. Neighbor Question: Is there a requirement for the number of trees you must have on 

the property?  
 

• Response: The city requires that there be one tree for every four parking 
spaces and then one tree for every 33-feet along the road.  
 

8. Neighbor Question: What is the building height?  
 

• Response: 20 to 22 feet.  
 

9. Neighbor Question: How long does the C-2 zone stay if the property does not 
develop?  
 

• Response: The zoning will expire after 5 years. The property owner can apply 
for an additional 5-year extension; however, if the rezoning conditions are not 
met within the extension period, the zone would revert back to the previous 
zone, which in this case would be C-1.  

 
10. Neighbor Question: Who owns the property?  

 

• Response: The property is owned by the Mead Family Trust.   
 

11. Neighbor Question: What is the percentage of probability that you will build the 
BRAKEmax store once this is through?  
 

• Response: If the rezoning is approved, BRAKEmax is 100% committed to 
building here. 
  

12. Neighbor Question: What is the time frame on the approval process? 
 

• Response: The plan amendment will take 4-6 months once we submit our 
application. The rezoning process will be another 5-7 months.  The 
development plan process will take another 3-5 months. Once we start 
building, it takes about 100 days to complete the construction of the 
BRAKEmax.  
 

13. Neighbor Question: How many neighborhood meetings are you required to have? 
 

• Response: We are required to hold a neighborhood meeting and two public 
hearing for the plan amendment process. We will be required to do the same 
during the rezoning process.  
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14. Neighbor Question: Do you have architectural elevations of the proposed 
BRAKEmax? 
 

• Response: We do not have architectural elevations at this time. They will be 
prepared by the time we meet with you all during the rezoning process.  We 
just have the conceptual site plan that we showed you with this presentation.  

 
15. Neighbor Question: What’s your next step in the process? 

 

• Response: We will be submitting an application to the city in the next couple 
weeks.  

 
16. Neighbor Question: Will you send a copy to Ed Messing of what you submitted to the 

City? 

• Response: Yes, absolutely.  
 
Meeting End Time: 7:10 PM   
Author: Lexy Wellott, The Planning Center 
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BRAKEmax –  Bear Canyon Neighborhood Plan Amendment  
Meeting at Ward 2  
January 22, 2018 
2:30PM 

 
In attendance: 
Linda Morales, The Planning Center 
Ray Pisciotta, BRAKEmax 
Ted Prezelski, Ward 2 
Ed Messing, President of Bear Canyon Neighborhood Association 
Mel Silverman, neighbor across Tanque Verde 
 
Meeting Notes: 
This was an informal small meeting to introduce the project to Mr. Messing, head of the 
Bear Canyon Neighborhood Association. Mr. Messing invited Mr. Silverman to join us, as he 
lives directly south of the project site, across Tanque Verde Road in the Lakes at Castle 
Rock community.    
 
Mr. Piscotta and Ms. Morales explained that Brakemax would like to build a new location at 
the above address. The lot is just under an acre and the building will be about 6,100 square 
feet. The lot is currently zoned C-1, but an automotive use would require the zoning to be C-
2. In order to rezone to C-2, there are policies that would need to be amended in the Bear 
Canyon Neighborhood Plan, so both a plan amendment and rezoning would be required.   
  
A site plan was shown and it was explained that building will be oriented so that the garage 
bays will be facing north. This will mitigate noise into residential areas and also follow the 
restrictions of the scenic corridor along Tanque Verde Road. Also, mufflers and sound 
proofing of the building will keep the noise to a minimum. This location will also follow the 
precedent from other Brakemax locations of no outside displays of tires et cetera. 
Landscaping (which will follow CoT's water harvesting ordinance) will also mitigate noise to 
the nearby apartment complex. 
  
A traffic study has yet to be done, but concerns were expressed about the main 
entrance/exit on Tanque Verde. The current estimate is that this location would get 
approximately thirty cars per day. The location is between two retention basins. A hydrology 
study will be done before a rezoning. 
  
Both Mr. Prezelski and Ms. Morales let the group know that many of the things being done 
to allay possible residents' concerns can be written into either the rezoning or the plan 
amendment to lock them in. 
  
Mr. Silverman stated that he didn’t have any concerns about the proposed use. Mr. Messing 
said that he will call a meeting of the Bear Canyon NA where Ms. Morales and Mr. Piscotta 
can make a presentation. 
 



 

 

 
BRAKEmax –  Bear Canyon Neighborhood Plan (BCNP) Amendment  
Presentation at Bear Canyon Neighborhood Association Meeting 
March 5, 2018 
6:30pm 
 

 
 
Meeting Notes: 
This was an opportunity to present this proposed plan amendment and subsequent 
rezoning request at a meeting of the BCNA.   
 
A PowerPoint presentation was then presented by Linda Morales and included the following 
slides:  
 

• A surrounding context map  

• An aerial display showing the site and surrounding properties 

• An existing zoning display showing the existing property zoning and surrounding 
zoning 

• Bear Canyon Neighborhood Plan policies to be amended 

• Conceptual Site Plan  

• Photographs of existing BRAKEmax locations in Tucson.  

• Plan Amendment Process Slide 
 
Linda also introduced the BRAKEMax team, and let the attendees know they were also 
available to provide information and answer questions. The floor was then opened for 
discussion and questions. Questions included: 
 

• Traffic and Circulation: concern over in and out traffic on Tanque Verde.  Asked if 
traffic light could be installed at the intersection. We explained that it’s too close to 
the intersection of Catalina Highway & Tanque Verde and it doesn’t meet warrants.  
Also, it was explained that the trip generation from the proposed use is very light 
compared to most commercial uses that are currently allowed under the existing C-1 
zoning. There was also a concern that school buses use the site now to turnaround, 
although there were some conflicting reports about that. Regardless, the proposed 
site plan maintains through access, and the development team will work with the 
school district during the rezoning process if there are any concerns.   

• Commercial Use: there were questions about the differences between C-1 and C-2. 
Linda and Ed explained the two zones. Linda pointed out that conditions can be 
worked out and placed on the rezoning to ensure compatibility with the 
neighborhood, and that we will still comply with all the other recommendations and 
policies in the BCNP.   

• Questions about hours of operation, lighting, signage, and building height were 
answered.  
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• Other questions related to why BRAKEMax wants to build in the area. The 
development team explained that they have a large number of existing customers in 
the vicinity and that the next closest shop at Speedway Boulevard and Pantano 
Road is too busy to optimally serve their customers.  

• One attendee stated that she was totally against the proposed amendment and 
rezoning when she walked into the meeting, but by the time we presented the plan 
and answered questions, she changed her mind and is not opposed.    
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