
September 10, 2021 

Commissioners 
Planning Commission 
City of Tucson 
PlanningCommission@tucsonaz.gov 

RE:  Proposed Accessory Dwelling Unit Amendment – Public Process 

Dear Commissioners, 

I would like to address the public participation process that the City’s PDSD staff have used to promote 
the ADU ordinance. I acknowledge that PDSD staff have made the legally required efforts to educate 
the public about the current code, and to inform about the proposed changes. But the presentations and 
information given to the public have been one-sided and unbalanced, very much “pro-ADU”. It’s 
unclear to many of us what or whom is pushing the ADU agenda, and this is unsettling and lowers 
our trust in their handling of the issue. 

The majority of Tucsonans are still not aware that this potential change, which amounts to a de facto 
rezoning of R-1 and R-2 lots, is being considered, as evidenced by the small number of people who have 
participated in stakeholder meetings, public meetings, and/or surveys. Neighborhood leaders have done 
at least an equal effort to educate their constituents (and have made more suggestions to staff that have 
not been implemented), but zoning is arcane to most people. More needs to be done, given the large 
impact that this change will have.  

The City’s messaging has improved since the Nov 2020 start of this process, but there are still errors and 
omissions in its educational materials. For example, at the beginning of the process, the PDSD staff 
made errors in a number of meetings when referring to the Group Dwelling Code Amendment: they 
stated that the maximum number of unrelated tenants allowed on an R-1 lot is 5, when it is actually 4. 
This was rectified in mid-February 2021. Even with this correction, it is clear that most members of 
the stakeholder group do not understand the significance of the Group Dwelling Code 
Amendment to the ADU code changes, and staff have not emphasized this. 

Another important omission, only recently rectified, is the clarification of what is currently allowed in 
Tucson. Staff have now included information in the ADU FAQ page that shows that a secondary living 
structure (with full kitchen) can be built on R-1 and R-2 lots meeting certain size standards, plus a 
secondary dwelling structure (half kitchen) on all residential lots. This information was not included in 
early staff presentations to the public and to the stakeholders (e.g. Feb 2021, which only included 
information on secondary dwelling structures). This is important because it leads people to wonder why 
Tucson needs ADUs, and it should have been presented much earlier in the process. (The ADU FAQ 
page was only developed in the last few months, and has undergone constant revisions, many of which 
seem to be in response to neighborhood leaders’ concerns. This is good, but PDSD staff should have 
anticipated these concerns.) 
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Only recently has the City included Spanish materials (a flyer and the survey. The ADU introductory 
page and the ADU FAQ page have no Spanish translation.  
 
Earlier letters to the Planning Commission have brought out the issue of name-calling during 
stakeholder meetings, which the City’s facilitator and staff did not call out. This has the effect of 
reducing participation in meetings.  
 
Postcards were recently sent out by PDSD, but only to neighborhood association leaders. Many of 
these neighborhood associations are defunct. Those that still exist may not have the resources to inform 
all of their residents (City funding to neighborhood associations was cut drastically a number of years 
ago). 
 
The City has just released a video about the ADU ordinance, 10 months after the process was initiated.  
The narrator talks about current zoning restrictions that will not allow for a full kitchen (the “secondary 
dwelling unit”) but fails to point out that a second unit (“guesthouse”) can have a full kitchen on many 
lots. Then the video narration fails to point out that the parking requirement may be waived under 
certain conditions. It is also ethically questionable for PDSD staff to produce a video promoting a 
zoning code rather than merely presenting a balanced viewpoint. It would have been more fair to include 
an alternate point of view.  
 
Given the above concerns, I think the ADU ordinance should go back to PDSD for more public input, 
with the caveat that their future outreach efforts be more balanced. 
 
Sincerely,  
 
Joan Hall 
Jefferson Park Neighborhood 
 
 

https://www.tucsonaz.gov/pdsd/accessory-dwelling-units-code-amendment/FAQ
https://www.tucsonaz.gov/pdsd/accessory-dwelling-units-code-amendment/FAQ
https://www.tucsonaz.gov/pdsd/accessory-dwelling-units-code-amendment/FAQ
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Daniel Bursuck

From: Oscar Lopez <oglopez1250@gmail.com>
Sent: Friday, September 10, 2021 10:35 AM
To: Daniel Bursuck
Subject: [EXTERNAL]In Support of ADU's here in Tucson

Follow Up Flag: Follow up
Flag Status: Flagged

Hello Daniel, 
 
My Name is Oscar Lopez and I am a faculty member at the University of Arizona within the College of 
Architecture and I would like to express my full support in allowing a greater use of ADU zoning as part of the 
zoning & building codes.  
 
This is a vital issue that will benefit the city immensely in terms of urban density, neighborhood quality of life & 
character, housing affordability, etc. This is a critical time and we need to support this. 
 
Thank you, Daniel. I hope that we can have your support and that we can move this forward.  
 
Hope all is well and warm regards. 
 
-Oscar Lopez 
 
‐‐  
Oscar Lopez . Assoc. AIA 
s p a c e BUREAU 
School of Architecture | CAPLA | University of Arizona 
AIA Southern Arizona Associate Director 
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Daniel Bursuck

From: Erin Brunelle <et.brunelle@gmail.com>
Sent: Friday, September 10, 2021 10:45 AM
To: Daniel Bursuck
Subject: [EXTERNAL]Regarding ADUs in Tucson

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Daniel,  
 
Just a brief email voicing my support for more housing options and ADUs in Tucson neighborhoods. 
 
I love Tucson's older neighborhoods and dream of living in one of them someday. But with current housing prices and 
availability (and student loans) I cannot afford to ‐ even with a doctoral degree. 
 
This is a step towards equity and sustainability. It's a change from the norm, yes. But old norms aren't working for new 
problems.  
 
I appreciate your consideration.  
 
Dr. Erin Brunelle, PT, RYT 
 
/tucson resident 
/community member 
/design lover 
 
 
 
 



1

Daniel Bursuck

From: Jeffrey arthur <kyle.arthur.photography@gmail.com>
Sent: Friday, September 10, 2021 11:11 AM
To: Daniel Bursuck
Subject: [EXTERNAL]Tucson's proposed ADU

Follow Up Flag: Follow up
Flag Status: Flagged

Good morning Daniel, 
 
I have recently been reading and familiarizing myself with the proposed changes to the current limitations on ADU 
structures in Tucson neighborhoods. 
 
As an owner of a single family residence who has seen the affordable housing crisis spiral out of control in recent years, I 
would like to make known my enthusiastic support for changes that would make it easier for homeowners to build 
ADUs. 
 
As a high school teacher with quickly ageing parents, I am concerned about my ability to support the impending financial 
needs of my family. An ADU on my property would allow me to afford to look after my family in their later years and 
give them the care that they need. 
 
I appreciate your time, 
 
Jeffrey Kyle Arthur 
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Daniel Bursuck

From: darci hazelbaker <darcihazelbaker@gmail.com>
Sent: Friday, September 10, 2021 11:36 AM
To: Daniel Bursuck
Subject: [EXTERNAL]ADUS - in support of

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Daniel –  
 
Just wanted to send you an email about the upcoming ADU meeting and to let you know I am an architect in town and very much in 
support of ADUs and providing housing options for our city.  
 
Thanks-  
 
 
 
darci hazelbaker, leed AP 
505.353.1114 
hazelbaker rush 
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Daniel Bursuck

From: Amanda Martinez <amandafmartinez22@gmail.com>
Sent: Friday, September 10, 2021 11:59 AM
To: Daniel Bursuck
Subject: [EXTERNAL]Support ADUs

Follow Up Flag: Follow up
Flag Status: Flagged

 
I support ADUs and more affordable housing options. It is extremely important to have equitable and accessible housing 
options in order for Tucson to thrive. 
 
Amanda Martinez 
Tucson Native 
 



Date:  September 9, 2021 
To: Planning Commission, City of Tucson 
From:  Colette Altaffer 
 
RE:  Accessory Dwelling Unit; Amnesty; Sunset Provision; Proposition 207 
_________________________________________________________________________ 
The amnesty elements of the proposed Accessory Dwelling Unit ordinance should be of great concern to you.  
To date, there has been no indication that the city intends to initiate some kind of enforcement criteria that 
would mandate all existing un-permitted structures to be brought up to code. 
 
Instead, it appears the city will rely on the good faith of its citizens to voluntarily come forward and submit their 
un-permitted guest houses and sleeping quarters for inspection, pay the appropriate permit fees and correct any 
deficiencies in said structures. 
 
In the meantime, the city is promoting the proposed ADU ordinance as a way to accommodate those who need 
affordable housing and for the elderly, even as it acknowledges that there are a high number of unpermitted 
structures that will be counted as ADUs.  Furthermore, some of the most prominent proponents of this ADU 
ordinance have freely admitted to engaging in un-permitted construction, and yet the city continues to utilize 
them as their public spokespersons.  This raises our concerns that the city is signaling its intent to look the other 
way while our codes are violated. 
 
Why would a city, which professes to care so much about our most vulnerable citizens, deliberately expose 
them to the possibility of living in substandard housing?   
 
We must do better than this.  With so many issues still unaddressed by this proposed legislation, it should not be 
allowed to move forward.  Until the provisions of the amnesty program have been clearly identified, this 
proposed ADU ordinance is not ready to be moved to Mayor and Council.  Please help to protect our most 
vulnerable citizens by sending this ordinance back to the city so that these important elements can be fleshed 
out.  



Date:  September 10, 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 suggest three possible ways the Planning Commission 

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

 

1. Send This Measure Back:  The problems with this ordinance are numerous, and this needs to be sent back to 

PDSD for revision.  One of the most egregious issues is that the proposed ADU ordinance undermines and 

permanently alters our current zoning code without the knowledge or consent of those residents who are most 

impacted. As a previous letter writer, who is a former city attorney, pointed out, this proposed amendment is 

really a rezoning of ALL residential property in the City to increase density.  For those residents living in 

neighborhoods that lack deed restrictions, the zoning code has been the only means of protecting the integrity of 

those neighborhoods.  If this ordinance passes in its current form, only those neighborhoods that are 

Homeowner’s Associations will have the ability to retain the single-family character of their neighborhood, 

exacerbating the inequity and stress issues for many of our inner-city neighborhoods. 

 

2. Modify the Current Proposal:  If you do not send this proposed ordinance back for revision, send a revised 

version to Mayor and Council.  We have attached a revised version that includes the following details. 

 

 Only one (1) ADU or sleeping quarters permitted per lot  

 Maximum size limited to no more than 600 square feet 

 ADU required to be subordinate to the primary structure 

 Height limited to no more than 12 feet 

 One parking space required per ADU; no waiver of this provision 

 Includes a sunset provision that ensures review 

 

3.  Use Overlays:  Include an added protection by requiring overlay zones for the implementation of ADU 

regulations.  Neighborhood characteristics vary widely across the city and overlay zones would allow the 

regulations to be tailored to better account for these differences.  The city already permits developers to create 

their own regulations through the use of the Planned Area Development (PAD).  As a matter of equity, residents 

should be given the same privilege. 

Sincerely, 

 

Colette Altaffer, resident; Catalina Vista Historic Neighborhood 

Ruth Beeker, resident; Miramonte Neighborhood 

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 

Ronni Kotwica, President; Palo Verde Neighborhood Association 

Steve Poe, Communications; Palo Verde Neighborhood Association 

Candi Filipek, Vice President; Palo Verde Neighborhood Association 

 



Diana Lett, resident; Feldmans Historic Neighborhood 

Joan Hall, resident; Jefferson Park Historic Neighborhood 

Colleen Nichols; Jefferson Park Historic Neighborhood 

Joan Daniels; Jefferson Park Historic Neighborhood 

Rosemary Bolza; Jefferson Park Historic Neighborhood 

Paula Chronister; Palo Verde Neighborhood 

Frances Garcia, resident, Cabrini Neighborhood 

Matt Somers, resident, Rincon Heights Neighborhood 

Travis Teetor, President, Oak Flower Neighborhood Association 

Elizabeth Rusiecki, Communications Director, Oak Flower Neighborhood Association 

Trish Muir, resident, Poets Square Neighborhood 

 

 

 

 

 

 

 

 

 



Attachment: Citizen revised draft proposed ADU code amendment with proposed changes in red text.   

Staff  changes in highlighted text 

 

UNIFIED DEVELOPMENT CODE CHAPTER 23B OF THE TUCSON CODE    

*** 

 

ARTICLE 6: DIMENSIONAL STANDARDS AND MEASUREMENTS 

*** 

 

6.5.  PRINCIPAL LAND USE   

6.5.1.  ONE OR MORE PRINCIPAL USES, SEPARATE PROJECTS  

One or more principal uses conducted as separate projects on a parcel is considered individually 

in determining the respective Land Use Classes and dimensional standards   

  

6.5.2.  TWO OR MORE PRINCIPAL USES, SAME PROJECT  

Two or more principal uses conducted as a single project, which integrates elements of the 

various uses, such as, but not limited to, vehicular parking, vehicular and pedestrian access, 

refuse collection, and loading services, as common use among the various uses in the project, 

shall have dimensional standards applied as follows:   

A. Two or More Uses, Same Dimensional Standards  

On projects with two or more uses that have the same dimensional standards, the 

dimensional standard requirements shall be applied on the site as if there were only one 

use.  

B. Two or More Uses, Different Dimensional Standards  

Projects without a residential component shall calculate the residential density (RAC), 

setbacks and the minimum lot size standards separately for the residential use. All other 

uses shall use the dimensional standards of the principal use having the least restrictive 

dimensional standards.   

 

6.6.  ACCESSORY USES, BUILDINGS, AND STRUCTURES  

Accessory uses and buildings are permitted in all zoning districts. Those land uses and buildings 

associated with and incidental to a principal building are accessory and subject to the provisions 

described below.  

   

6.6.1.  ACCESSORY USES  

In all zones, an accessory use shall comply with the following:    

A. The use shall be incidental or secondary and subordinate to the principal use and is 

located on the same parcel as the principal use;   

B. The use shall be intended for the occupants, residents, customers, employees, lessee, 

or guests of the property owner or principal use;   

C. The use shall not substantially alter the exterior appearance or character of the 

principal use or building to which it is incidental and subordinate; and,   

D. Animals may be kept for personal use in all zones subject to Tucson Code, Chapter 4, 

and any applicable health regulations. 

E. Medical Marijuana Designated Caregiver Cultivation Location  



1. A designated caregiver may cultivate at their residence for a single qualifying 

patient subject to compliance with A.R.S. § 36-2806.01;   

2. All conditions and restrictions for medical marijuana dispensary off-site 

cultivation locations apply except that the designated caregiver cultivation 

location cultivation area is limited to a total 250 square feet maximum, including 

any storage areas; and,   

3. More than one designated caregiver may co-locate cultivation locations as long 

as the total cultivation area does not exceed 250 square feet maximum, including 

storage areas.   

F. Medical Marijuana Qualifying Patient Cultivation Location:  

1. A qualifying patient may cultivate at their place of residence subject to 

compliance with A.R.S. § 36-2806.01; and,   

2. A qualifying patient, cultivating marijuana, shall comply with all lawful, 

applicable health regulations, including those promulgated by the Arizona 

Department of Health Services and any other authorized regulatory agency.   

 

6.6.2. ACCESSORY BUILDINGS AND STRUCTURES  

In all zones, the buildings used for accessory uses shall comply with the following:  

A.  The standards of this Section 6.6.2 apply in all zones to buildings used for accessory uses, 

except as noted in the following:  

1. A structure if five feet or less in height and ten square feet or less in area, such as a 

doghouse, a refuse container enclosure, or play equipment.   

2. A shelter for food producing animals if six feet or less in height and 16 square feet or 

less in area.   

B.  An accessory building shall be built only on a lot occupied by a principal building or use;  

C.  An accessory building shall be developed in accordance with the dimensional standards of 

the principal land use, except as provided by this section and, when applicable, Sections 6.6.3, 

Specifically within Residential Zones Residential Uses, and 6.6.5, Urban Agriculture Uses and 

Activities;  

D.  An accessory structure, except for an accessory dwelling unit, that exceeds the allowable 

height of a wall within a perimeter yard and is detached from a principal structure shall comply 

with the perimeter yard width standards of the principal structure, except that the accessory 

structure may be built to a parcel line with the consent of the adjoining or, when separated by an 

alley, adjacent property owner(s) or as permitted by Section 6.6.5, Urban Agriculture Uses and 

Activities;    

E.  Accessory structures, such as light poles, flagpoles, and other tall and narrow structures that 

are similar, shall be exempt from the setback requirement. Amateur radio towers are exempt 

from the setback requirement and are allowed to a maximum height of 100 feet;  

F.  An accessory building, except for a stable or enclosure for animals, may be attached to a 

principal building, provided that its construction complies with the development requirements of 

the principal building;  

G.  The use of solar energy collectors for the purpose of providing  energy for heating or cooling 

shall be permitted in all zones, whether  as part of a principal building or as an accessory 

building. Such solar collection devices shall not be included in computing lot coverage;  

H.  All structures for livestock and other large farm animals such as ratites, as defined in the 

Tucson Code Chapter 4, Animals and Fowl, shall be set back at least 50 feet from all property 



lines, except corrals that shall be set back ten feet from all property lines. In addition, the 

proximity of corrals and barns or other structures for large farm animals from a dwelling unit on 

adjacent property shall be in accordance with Tucson Code Chapter 4, Section 4-27;   

I. The maximum height of a wall or fence within a perimeter yard shall be six feet; however, the 

wall or fence may be higher than six feet, but no higher than ten feet, if: (See Figure 6.6.1-A, 

Height of Wall or Fence within a Side or Rear Perimeter Yard.)   

1. At least 75% of the area above six feet in height is left unobstructed and open through 

the use of architectural elements, such as arches, columns, or wrought iron;   

2. Part of, or located on top of, a retaining wall no higher than ten feet measured from 

design grade and no higher than six feet measured from the top of the retaining portion of 

the wall;   

3. A greater height is required through the rezoning process or the special exception land 

use process; or,   

4. A greater height is required by a specific UDC standard.   

J. In nonresidential zones, walls or fences, as permitted in Section 6.6.2.I above, may exceed the 

height standards, provided the wall or fence complies with the perimeter yard standards 

applicable to buildings on the site ;  

K. Accessory uses, buildings, and structures are not required to provide additional parking, 

landscaping and screening, or loading spaces beyond what is required of the principal use.   

 

 

  
 

6.6.3.  SPECIFICALLY WITHIN RESIDENTIAL ZONES USES   

The buildings used for an accessory use within to a residential zone use shall comply with the 

following.  Only one sleeping quarters or Accessory Dwelling Unit is permitted per property:   

A. An accessory building shall not be a dwelling unit but may be a building that is used as 

sleeping quarters by the residents of the dwelling unit in accordance with Sections 6.6.1.A and B. 

The sleeping quarters may include bedrooms, bathrooms, and a sitting room, provided the 

building complies with Section 6.6.1.C and is not the dominant use of the property;  



B. An accessory dwelling unit may be used as living quarters in accordance with Sections 

6.6.1.A and B. One accessory dwelling unit is permitted per parcel developed with a Family 

Dwelling as defined in Section 11.3.7.A, with the exception of a Multifamily Development. The 

accessory dwelling unit may include a kitchen, bedrooms, bathrooms, and a sitting room, 

provided the building complies with Section 6.6.1.C. and is not the dominant use of the property. 

The following standards apply to these accessory dwelling units:  

1.  Accessory dwelling units are not subject to maximum residential density standards per   

Section 6.3.4. For new construction developed using the Flexible Lot Development 

(FLD) standards per Section 8.7.3, as of MM.DD.YYYY date, detached accessory 

dwelling units count as .5 dwelling units for the density calculations.   

2.  In addition to parking required for the principal use, one parking space shall be 

provided for the accessory dwelling unit. The parking requirement may be satisfied with 

available on-street parking or waived if the site is within ¼ mile walking distance of a 

transit stop or an enhanced bike route as listed in the Bike Boulevard Master Plan. 

Parking provided is exempt from Section 7.6.4, Landscape Standards.  

3.  If the accessory dwelling unit is built as a new structure it must be developed with a 

high albedo level (>60 SRI) or other cool roof technology per the ICC Green 

Construction Code.   

4. Except as specified above, an accessory dwelling unit shall be developed in accordance 

with the dimensional standards of the principal land use and is limited to 1000 600 square 

feet of gross floor area where the lot size is greater or equal to 7,000 square feet, and 

limited to 750 square feet of gross floor area where the lot size is less than 7,000 square 

feet.;  

BC. Detached accessory buildings, including accessory dwelling units, are not permitted 

in the buildable area extending the full width of the lot  between the principal building 

and the front street lot line, except for terraces and steps not over three feet high above 

the natural grade, paved  areas, and fences or walls;  

CD. Accessory structures, including except for accessory dwelling units shall not exceed 

12 feet in height, unless attached to a principal structure. If attached to the principal 

structure, maximum height permitted shall be the same as for the principal structure; and,  

DE. The total gross floor area (gfa) of all accessory structures shall not exceed 50% of 

the gfa of the principal structure. Accessory structures less than 200 square feet gfa and 

accessory dwelling units are exempt from this requirement. (Am. Ord. 11070, 5/14/2013)   

 

6.6.4.  SPECIFICALLY WITHIN NONRESIDENTIAL ZONES USES  

The building used for an accessory use within to a nonresidential zone use shall comply with the 

following:   

A.  An accessory building shall not be occupied as a dwelling, except as a caretaker’s facility;  

B.  The area of a site occupied by an accessory use or building shall be included as part of the lot 

coverage calculation; and,   

C.  The structure used for an accessory use within a nonresidential zone shall comply with 

dimensional standards of the principal structure.   

 

*** 

 

 



ARTICLE 11: DEFINITIONS AND RULES OF CONSTRUCTION   

*** 

 

11.3.7.  RESIDENTIAL USE GROUP    

 

The Residential Use Group includes Land Use Classes and Land Use Types that are residential on a 

nontransient basis. The following Land Use Classes, Land Use Types, and examples constitute the 

Residential Use Group. 

A.  Family Dwelling 

The occupancy (habitation) of a permanent structure or structures on a lot or parcel  by one or 

more individuals holding the dwelling unit under common property rights, living together as a 

single household, and using common cooking facilities. Typical uses include attached or 

detached dwellings and single-family or multiple- family dwellings.    

1.  Duplex 

A building containing two dwelling units on a single lot or parcel. 

2.  Manufactured Housing 

A multisectional mobile home dwelling manufactured after June 15, 1976, to standards 

established by the U.S. Department of Housing and Urban Development that has external 

dimensions of at least 24 feet by 40 feet and is installed on a permanent foundation. A 

manufactured housing unit is considered equivalent to a single-family dwelling. To be 

considered a manufactured housing unit under this UDC, a wall must be installed 

continuously, except for ventilation and access, along the entire perimeter of the unit 

between the unit and the ground to give it the appearance of a site house. The wall must 

be of masonry construction or similar material.  The tongue, axles, transporting lights, 

and towing apparatus must be removed before occupancy.    

3.  Multifamily Development 

Any residential development consisting of three or more dwelling units on an integrated 

site or single lot.    

4.  Single-Family Dwelling, Attached 

A dwelling unit attached on a horizontal plane to one or more dwelling units by structural 

elements common to the attached units. Each dwelling unit is located on its own 

individual lot or separated by a line denoting a separate ownership of each unit. The 

structural elements include common wall construction, roof, or other similar 

improvement. Elements such as trellises, beams, and patio walls are not included. Single-

family dwelling, attached is not shown as a permitted use in any zone (Sections 4.8.3 

through 4.8.8, Permitted Uses); however, the use may be developed upon approval a 

perimeter yard modification in accordance with Section 3.11.1, Design Development 

Option, for up to two units, and Section 8.7.3, Flexible Lot Development, for projects of 

more than two units.    

5.  Single-Family Dwelling, Detached 

A dwelling unit that is not attached to any other dwelling unit by any structural elements, 

surrounded by open space and located on its own separate lot.    

6.  Accessory Dwelling   

A dwelling unit that is either: (a) detached, located on a lot with a primary single-family 

dwelling, or (b) attached to a single-family dwelling. Accessory dwelling units are 

independent units that are subordinate to the primary dwelling and may include a kitchen, 



bedrooms, bathrooms, and a sitting room.   ADUs must be installed on a permanent 

foundation. 

 

 

 

B.  Group Dwelling  

The residential occupancy of a permanent structure by five or more unrelated persons or by one 

or more individuals where the individual or group of individuals has the exclusive right of 

occupancy of a bedroom. Typical uses include fraternities; sororities; convents; dormitories; 

college student rentals; rooming and boarding; boarding houses, not primarily for travelers; and 

apartments where individual bedrooms are separately leased. Related persons include persons 

related by blood, marriage, domestic partnership as defined in Tucson City Code Chapter 17, 

Article IX or a legal custodial relationship.    

1.  Fraternity or Sorority 

 A building housing five or more student residents belonging to an  organization created 

for scholastic, professional, or extracurricular activities, associated or formally organized 

for a common purpose. These organizations are typically recognized by universities as 

legally chartered fraternities or sororities. 

C.  Mobile Home Dwelling  

A nonmotorized dwelling, transportable in one or more sections, constructed on a permanent 

chassis with wheels, suitable for year-round residential occupancy and requiring the same 

method of water supply, waste disposal, and electrical service as a site-built dwelling. Mobile 

home does not mean a recreational vehicle.  Manufactured housing units that do not meet the 

criteria provided in Section  11.3.7.A.5, Manufactured Housing, and house trailers are considered 

mobile home  dwellings.    

1.  Mobile Home Park 

A development comprised of three or more mobile homes or manufactured housing units, 

or both dwelling types, that are designed to function as a residential community. The 

entire development may be owned by a single entity and rented to individual users or 

have multiple ownership with each mobile home space sold to individual property 

owners. The park may or may not have commonly-owned facilities.    

D.  Residential Care Services  

Residential facilities that provide lodging, meals, and treatment to persons who are unable to be 

cared for as part of a single household. This use includes group homes and institutional living 

arrangements with 24-hour care. Residential Care Services are divided into the following land 

use types: Adult Care Service; Physical and Behavioral Health Service; Rehabilitation Service; 

and Shelter Care. The land use types are exclusive of each other.    

1.  Adult Care Service   

A Residential Care Service providing lodging, meals, supervision, and other support 

services to elderly or physically disabled individuals not related to the owner/manager of 

the facility. Typical uses include adult care homes, adult care facilities, and supervisory 

care facilities.    

2.  Physical and Behavioral Health Service 

A Residential Care Service providing lodging, meals, treatment, counseling, and 

supervision to persons with behavioral disorders or developmental disabilities or to 

physically disabled individuals not related to the owner/manager of the facility. Typical 



uses include group homes for the developmentally disabled, group homes for the 

seriously mentally ill, specialized treatment homes, group foster homes, and recovery 

homes for substance abusers. This category does not include facilities used for penal or 

correctional purposes or for adjudicated delinquents other than status offenders.    

3.  Rehabilitation Service  

A Residential Care Service providing lodging, meals, counseling, treatment, and 

rehabilitation to adjudicated delinquents.    

4.  Shelter Care  

A Residential Care Service providing lodging on a temporary basis, meals,  and 

counseling to homeless persons, pregnant teenagers, victims of domestic  violence, and 

children who need full-time supervision, including those who  are neglected, runaways, 

or status offenders.   

 

 

ACCESSORY DWELLING UNIT TERMINATION 

The provisions of the Accessory Dwelling Unit (ADU) shall end on MM.DD.YY, unless Mayor and 

Council extend the date by a separate ordinance.  Extension of the ADU provisions requires a thorough 

review and evaluation of its impact and efficacy. 
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Daniel Bursuck

From: Kacie Birkmeyer <kacie@kacieleigh.com>
Sent: Saturday, September 11, 2021 8:45 AM
To: Daniel Bursuck
Subject: [EXTERNAL]ADUs

I support ADUs in our city. This is something that makes Tucson more accessible and makes our city more equitable.  
 
Kacie Birkmeyer  
1302 N 4th ave 
Tucson, 85705 
 
Sent from my iPhone 



Planning Commission Members,       September 9, 2021 

I am writing as an individual to ask you to consider an alternative to the PDSD Staff’s recommendation for 

an Accessory Dwelling Unit ordinance.  The operative word here is “Accessory”.  The draft that staff has 

prepared really provides for a blanket citywide rezoning of the R1 zone by allowing for a second residential 

unit on all lots within the City.  The second residential unit need not be accessory to anything.  It can be 

bigger than the primary residence, it can be taller than the primary residence, it does not require on-site 

parking, and it need not be used for any purpose other than generating higher rent or re-sale value.   

Few will deny that accessory dwelling units are a housing option that should be addressed in our land use 

code.  It is obvious from the number of un-permitted “casitas” in Tucson that accessory dwelling units are 

an attractive housing option for some.  And from the lack of enforcement, it is obvious that the City has 

turned a blind eye to these types of units. 

The current Accessory Building ordinance in the Unified Development Code (UDC) is found in Section 6.6 

Accessory Uses, Buildings, and Structures.  The alternative I propose is to simply modify the current code 

to allow for an accessory building to be a dwelling unit, subject to most all of the requirements and 

conditions of other accessory structures.  The only changes to the code would be those listed in the 

following table.  This alternative would allow for Accessory Dwelling units in all zoning districts in the City.  

The only modifications to the current code would be in Sections 6.6.1.B., 6.6.3.A and 6.6.4.A. 

If you read sections 6.6.1 through 6.6.4 you will see that the current accessory building code already 

addresses many of the concerns that have been put forward by others.  Specifically, historic buildings 

(6.6.1.C, 6.6.3.B), parking (6.6.2.K), building mass/height (6.6.1.C, 6.6.2.F, 6.6.3.C, 6.6.3.D) and allowance in 

all zones (6.6).  The issues of amnesty for non-conforming or illegal casitas and pre-approved plans for 

accessory dwelling units need to be addressed, but under a process that is separate from the one before 

you currently. 

I urge you to move this alternative motion to Mayor and Council, with a recommendation to re-visit the 

ordinance in 2-3 years to analyze the effects of these changes on the ability of homeowners to add an 

accessory dwelling unit to their primary residence and on the impacts to surrounding properties.   

Thank you for your consideration of this alternative motion. 

Sincerely, 

Bonnie Poulos 

1208 E Smoot Dr, 85719 

 

UDC Section Proposed Change Wording 

6.6.1.B Insert “lessees” and “or 
property owner” 

The use shall be intended for the occupants, residents, 
customers, lessees, employees, or guests of the principal 
use or property owner 

6.6.3.A Allow “dwelling units” 
as accessory use 

An accessory building may be a dwelling unit in accordance 
with Sections 6.6.1.A and B. The accessory dwelling unit 
may include bedrooms, bathrooms, a kitchen, and a sitting 
room, provided the building complies with Section 6.6.1.C 
and is not the dominant use of the property 

6.6.4.A. Allow for dwelling unit 
in non-residential 
zones 

An accessory building may be occupied as a dwelling unit 



SECTION 6.6. OF THE UDC: Proposed Changes to Allow for Accessory Dwelling Units (highlighted in yellow) 

6.6 ACCESSORY USES, BUILDLINGS, AND STRUCTURES 

Accessory uses and buildings are permitted in all zoning districts.  Those land uses and buildings associated 

with and incidental to a principal building are accessory and subject to the provisions described below. 

Section 6.6.1.  ACCESSORY USES 

In all zones, an accessory use shall comply with the following: 

A. The use shall be incidental to the principal use and is located on the same parcel as the principal use; 

B.  The use shall be intended for the occupants, residents, customers, lessees, employees, or guests of the 

principal use or property owner; 

C. The use shall not substantially alter the exterior appearance or character of the principal use or building 

to which it is incidental; and, 

D. Animals may be kept for personal use in all zones subject to Tucson Code, Chapter 4, and any applicable 

health regulations  

E. Medical Marijuana Designated Caregiver Cultivation Location  

1. A designated caregiver may cultivate at their residence for a single qualifying patient subject to 

compliance with A.R.S. § 36-2806.01;   

2. All conditions and restrictions for medical marijuana dispensary off-site cultivation locations apply 

except that the designated caregiver cultivation location cultivation area is limited to a total 250 

square feet maximum, including any storage areas; and,   

3. More than one designated caregiver may co-locate cultivation locations as long as the total 

cultivation area does not exceed 250 square feet maximum, including storage areas.   

F. Medical Marijuana Qualifying Patient Cultivation Location:  

1. A qualifying patient may cultivate at their place of residence subject to compliance with A.R.S. § 36-

2806.01; and,   

2. A qualifying patient, cultivating marijuana, shall comply with all lawful, applicable health regulations, 

including those promulgated by the Arizona Department of Health Services and any other authorized 

regulatory agency.   

6.6.2. ACCESSORY BUILDINGS AND STRUCTURES  

In all zones, the buildings used for accessory uses shall comply with the following:  

A.  The standards of this Section 6.6.2 apply in all zones to buildings used for accessory uses, except as 

noted in the following:  

1. A structure if five feet or less in height and ten square feet or less in area, such as a doghouse, a 

refuse container enclosure, or play equipment.   

2. A shelter for food producing animals if six feet or less in height and 16 square feet or less in area.   

B.  An accessory building shall be built only on a lot occupied by a principal building or use;  

C.  An accessory building shall be developed in accordance with the dimensional standards of the principal 

land use, except as provided by this section and, when applicable, Sections 6.6.3, Specifically within 

Residential Zones, and 6.6.5, Urban Agriculture Uses and Activities;  

D.  An accessory structure that exceeds the allowable height of a wall within a perimeter yard and is 

detached from a principal structure shall comply with the perimeter yard width standards of the principal 

structure, except that the accessory structure may be built to a parcel line with the consent of the 

adjoining or, when separated by an alley, adjacent property owner(s) or as permitted by Section 6.6.5, 

Urban Agriculture Uses and Activities;   

E.  Accessory structures, such as light poles, flagpoles, and other tall and narrow structures that are similar, 

shall be exempt from the setback requirement. Amateur radio towers are exempt from the setback 

requirement and are allowed to a maximum height of 100 feet;  



F.  An accessory building, except for a stable or enclosure for animals, may be attached to a principal 

building, provided that its construction complies with the development requirements of the principal 

building;  

G.  The use of solar energy collectors for the purpose of providing energy for heating or cooling shall be 

permitted in all zones, whether as part of a principal building or as an accessory building. Such solar 

collection devices shall not be included in computing lot coverage;  

H.  All structures for livestock and other large farm animals such as ratites, as defined in the Tucson Code 

Chapter 4, Animals and Fowl, shall be set back at least 50 feet from all property lines, except corrals that 

shall be set back ten feet from all property lines. In addition, the proximity of corrals and barns or other 

structures for large farm animals from a dwelling unit on adjacent property shall be in accordance with 

Tucson Code Chapter 4, Section 4-27;   

I. The maximum height of a wall or fence within a perimeter yard shall be six feet; however, the wall or 

fence may be higher than six feet, but no higher than ten feet, if: (See Figure 6.6.1-A, Height of Wall or 

Fence within a Side or Rear Perimeter Yard.)   

1. At least 75% of the area above six feet in height is left unobstructed and open through the use of 

architectural elements, such as arches, columns, or wrought iron;   

2. Part of, or located on top of, a retaining wall no higher than ten feet measured from design grade 

and no higher than six feet measured from the top of the retaining portion of the wall;   

3. A greater height is required through the rezoning process or the special exception land use process; 

or,   

4. A greater height is required by a specific UDC standard.   

J. In nonresidential zones, walls or fences, as permitted in Section 6.6.2.I above, may exceed the height 

standards, provided the wall or fence complies with the perimeter yard standards applicable to buildings 

on the site;  

K. Accessory uses, buildings, and structures are not required to provide additional parking, landscaping and 

screening, or loading spaces beyond what is required of the principal use.   

Section 6.6.3.  SPECIFICALLY WITHIN RESIDENTIAL ZONES 

The buildings used for an accessory use within a residential zone shall comply with the following: 

A. An accessory building shall not may be a dwelling unit but may be a building that is used as sleeing 

quarters by the residents of the dwelling unit in accordance with Sections 6.66.1.A and B. The sleeping 

quarters accessory dwelling unit may include bedrooms, bathrooms, a kitchen, and a sitting room, 

provided the building complies with Section 6.6.1.C and is not the dominant use of the property; 

B. Detached accessory buildings are not permitted in the buildable area extending the full width of the lot 

between the principal building and the front street lot line, except for terraces and steps not over three 

feet high above the natural grade, paved areas, and fences or walls; 

C. Accessory structures shall not exceed 12 feet in height, unless attached to a principal structure. If 

attached to the principal structure, maximum height permitted shall be the same as for the principal 

structure; and, 

D. The total gross floor area (gfa) of all structures shall not exceed 50% of the gfa of the principal structure. 

Accessory structures less than 200 square feet gfa are exempt from this requirement.  

 

Section 6.6.4.  SPECIFICALLY WITHIN NONRESIDENTIAL ZONES 

The building used for an accessory use within to a nonresidential zone use shall comply with the following:   

A.  An accessory building shall not may be occupied as a dwelling, except as a caretaker’s facility;  

B.  The area of a site occupied by an accessory use or building shall be included as part of the lot coverage 

calculation; and,   

C.  The structure used for an accessory use within a nonresidential zone shall comply with dimensional 

standards of the principal structure.  



Thank you for allowing public comment on the proposed Accessory Dwelling Unit (ADU) Code 
Amendment.  My comments will be related to the following: 

1. Require owner occupancy 
2. Accessory Dwelling Unit size smaller than original dwelling 
3. Parking space requirement 

Almost all of the reasons that I have heard for allowing ADUs in Tucson are predicated on home 
ownership 

• ADUs are often called Granny Flats or Mother-in-Law units………the name implies a 
relationship of the tenant to the owner of the property. 

• Multi-generational housing and family support………..implies that an owner adds onto 
their house for a child that can’t afford housing or an aging parent that needs 
assistance. 

• Income for homeowners…………the word homeowners is in the reason. 
• Seniors aging in place………..typically means that a senior stays in the home that they 

own and adds an ADU for additional income or gaining needed services from a tenant. 
• Neighborhood stability………..rotating renters does not result in stability, home 

ownership results in stability 

My recommendation is to require the applicant requesting an ADU have lived 
on the property for at least 1 year prior to application. 

 

Allowing ADUS that are larger than the original dwelling are incentives for investors to “more than 
double their profit” on flipping a house. 

• Currently the recommendation is to allow the maximum size of an ADU to be 1,000 
square feet for lots over 7,000 square feet and 750 square feet on lots under 7,000 
square feet 

• The Garden District neighborhood has many 808 square foot, 2 bedroom homes on lots 
that are 9325 square feet.  Under the recommendation, a developer could build a 1000 
square foot home on the lot that would outsize the original dwelling by 200 square feet 

• Most definitions of an ADU state that it is living accommodation for 1 or 2 
people………Do 1 or 2 people need 1000 square feet to live? 

• Almost all of the residential homes in the Garden District are single story………currently 
the proposal allows for 2 story ADUs which again would overshadow the original 
dwelling and block views for all concerned 

My recommendation is to require the newly built ADU to be smaller in square 
footage and not higher than the original dwelling. 

 



Almost everyone owns a car these days.  If ADUs are designed for 1 or 2 people then there should be a 
requirement to provide parking for at least 1, if not 2 cars. 

• The Garden District neighborhood was originally built in the County during the 1950s 
when families shared a car.  Therefore, we are already short parking spaces because 
there is only one parking spot in a single garage or carport that is designated for each 
house. 

• Since pretty much every person has their own car these days, it is imperative to require 
at least 1, if not 2 parking spots for a newly built ADU. 

• As an example, a neighbor got exemptions to at least double the size of their existing 
house……there are regularly 8 cars parking at the house which turns the front yard into 
a parking lot. 

My recommendation is to require at least 1, if not 2 parking places for each new 
ADU. 

 

Some other considerations: 

• If ownership of the original dwelling cannot be required, do not allow ADUs in 
neighborhoods with higher than 50% rental rates……including the apartments and 
multiplex units, the Garden District has a rental occupancy of 74% 
 

• Based upon R-2 designation, do not allow ADUs to be sold separately………we already 
have enough of the awkward winding drive around one house to get to another in our 
neighborhood 
 

• Use vacant commercial buildings along the Grant road expansion or the JC Penney 
property at El Con to provide low cost housing for seniors……..close to shopping and 
on the bus route 
 

• Have a half dozen pre-approved ADU floor plans/designs with a list of City approved 
contractors that have agreed to a negotiated low rate of building cost 
 

• Incentives are huge drivers of future progress………do not provide incentives for 
investors and home flippers to make a quick buck and change our neighborhoods 
 

Thank you for your attention. 

David Miner 
4140 E Waverly St 
Tucson, AZ  85712 
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Daniel Bursuck

From: Sylvia Martinez <sylviamartinez428@gmail.com>
Sent: Sunday, September 12, 2021 6:21 PM
To: Daniel Bursuck
Subject: [EXTERNAL]Support ADUs

I support ADUs. They are beneficial for a diverse community. We need accessible housing options in Tucson. There is a 
housing crisis. 
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City of Tucson Planning & Zoning Commission 
Public Works Building 
201 N. Stone Ave.  
Tucson, AZ 85701 
 
September 13, 2021 
 
Dear Members of the City of Tucson Planning and Zoning Commission,  
 
I write this letter on behalf of Pima Council on Aging in support 
of the current proposed amendments to the City of Tucson’s Unified 
Development Code to allow the development of Accessory Dwelling Units/Casitas in 
residential uses. Founded in 1967, Pima Council on Aging (PCOA) has 
functioned since 1973 as the designated Area Aging on Aging. In this capacity PCOA 
is responsible for the planning, development and operation of an extensive network of 
services and programs in support of the nearly 280,000 people 60 year of age and 
older who live in Pima County, and those countless younger people who care for and 
support them. In addition, PCOA is also charged with serving as an advocate for this 
same population. Our Mision is to promote dignity and respect for aging, and to 
advocate for independence in the lives of Pima County’s older adults and 
their families, now and for generations to come.  
 
There is currently an affordable housing crisis significantly impacting the older adult 
population in the City of Tucson. According to the US Census, of the older adults 
(60+) who rent in the City of Tucson, 53% pay more than 30% of their income on rent, 
meaning they are housing burdened. In other words, a majority of older renters in the 
City of Tucson pay more than they can afford on rental expenses. In the past year, 
according to Zumper’s National Rent Report, a one-bedroom apartment in Tucson 
has increased year over year by 14%. Meanwhile the last cost of living increase to 
Social Security and SSI benefits was 1.3%, with the average social security payment 
being $1,543 per month. Tucson is experiencing a boom in the rental market that is 
slowly pricing older adults on fixed incomes out of affordable rental housing.  
 
ADUs provide a myriad of options for older adults. Older homeowners could build an 
ADU on their property to rent to a tenant to supplement their retirement income, 
helping to increase the net assets of older adults. An older adult, or their family, may 
decide to build an ADU on their property for a parent or caregiver to move into to 
better support aging in place, which upward of 80% of older adults prefer. Finally, 
ADU’s give older adults the accessibility to rent affordable housing units. An increase 
in ADUs will increase Tucson’s affordable/attainable housing stock and will provide 
options for people at risk of homelessness or eviction. They will also provide  



 

 

 
 
 
older adults with the opportunity to downsize. Increasing the ease of developing an 
ADU makes Tucson a more Age-Friendly City – a goal that was affirmed by Mayor and 
Council in 2019.  
 
It is my sincere and urgent hope that you will support this proposal to allow people to 
build ADUs on their property. Should you have any questions or concerns, please feel 
free to contact myself or our Director of Public Policy & Special Projects, Maddy 
Bynes.  
 
Warmest regards,  
 

  
 
W. Mark Clark  
President & CEO  
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