
To: Daniel Bursuck Daniel.Bursuck@tucsonaz.gov, 
PlanningCommission@tucsonaz.gov, 

From: Ronni Kotwica <rkotwica@gmail.com> 
Date: September 13, 2021 
Subject: ADU – PARKING 

Being a lifelong Tucsonan, raised in Blenman Elm, and a resident of Palo Verde 
neighborhood for 45 years, seeing the impassable streets and right of ways in the 
central city that have only been exacerbated by six, seven and eight vehicles.  

As a member of the ADU Working Committee who provided extensive input to this 
issue, there is no reason to rewrite what has already been stated. 

Parking, Health and Safety: 
- Since the ¼ mile waiver provision virtually ensures that no additional parking will

be required for ADUs, how will the City protect pedestrians? Based on the parking
habits we currently witness at rentals in our neighborhoods, vehicles will park in
front yards, on the right-of-way, and along the curb

- Since many of our neighborhoods lack sidewalks, this forces pedestrians, including
those in wheelchairs, people with strollers, and the visually impaired, out into the
traffic lanes.

- With Parkwise currently understaffed and its areas of operation limited to a small
percentage of the City, enforcement is already an issue.

- Will the City increase the personnel and expand the range of Parkwise to help
ensure the health, safety and welfare of pedestrians?

The focus of this is best shown by the following pictures. Not going into the interior of 
this 1.12 sq.mi neighborhood, I have focused on properties with ‘casitas’, and it’s park 
as you wish. This is not Chicago, where condo owners pay $39,000+ for a parking 
space. In Tucson, vehicles are parked in driveways, front yards, right of ways, streets, 
in neighbors’ driveways blocking ingress/egress to the resident who lives there.   

Sidewalks are few and far between, and due to the fact parking spots have not been 
created for these casitas, renters park on sidewalks knowing the police will do nothing, 
and neighborhoods outside of the small area covered by Parkwise also have no 
recourse. 

Addendum 2



 
 
The parking of this property is located directly on Alvernon for six vehicles, one-half 
block from a bus stop on Alvernon, and 3 blocks from bus stops in all four directions at 
Grant & Alvernon. ALL of these cars are gone during the day. 
 

 
 
This property has a car lot in front, and is located one-half block from Grant, and three- 
blocks from Country Club. All cars are gone during the work day – no one is abiding by 
using the poorly thought out ‘use of public transit within ¼ mile. 
 

 
 
This front yard is a parking lot for the house and casita. It is located one-half block 
from Grant, and three- blocks from Country Club. All cars are gone during the work day 
– no one is abiding by using the poorly thought out ‘use of public transit within ¼ mile’. 
 



 
 
Seven vehicles block the right of way and street. It sits on the corner of Pima, right at a 
bus pickup. 
 

 
 
Had to take two pictures to get all the cars (7) parked on the ‘lawn’ and right of way. 
This place is 1.5 blocks from a bus stop, yet there are zero cars at the property during 
the day. 
 
 
 
 
 



 
 
There are eight cars parked in the driveway (3), on the right of way (2), and in the 
street (3) of a house and casita located 3-blocks from a Speedway bus stop, 3 blocks 
from a Pima bus stop, and 3 blocks from Pima & Alvernon. Yet no car is visible during 
the day. 
 

  
 
This front yard, i.e. parking lot is one-half block from Pima & Dodge, and two blocks 
from Pima & Alvernon – where four bus stops are located. 
 
 
 
 
 
 
 



 
This is a miniscule sampling of why the ¼ mile waiver provision virtually ensures 
that no additional parking will be required for ADUs is not working now, and 
certainly with more of these casitas landing in our neighborhoods will impact our quality 
of life. What is more ironic-the fact that Palo Verde neighborhood is the most impacted 
neighborhood on Christmas Wash. It is interesting to observe these cars parked helter-
skelter on our waterways become inundated during a storm! 
 
Thank you. 
 
Ronni Kotwica 
Palo Verde Neighborhood Resident 
Ward 6 
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MEMO TO THE CITY OF TUCSON 

Date: September 13, 2021 

To: 

From: 

Planning Commission, City of Tucson 

c/o Koren Manning, P&DS !l/. 
Debi Chess, Former City ofTucson Planning Commissioner (2019- 2020) J, (1M 

RE: Change to City of Tucson Uniform Development Code for Accessory Dwelling Units (ADU's) 

My name is Debi Chess. I am a former City of Tucson Planning Commissioner, past executive director of 
the Dunbar Pavilion: An African American Center for Art and Culture (located in the historic 

Dunbar/Spring neighborhood), and currently consult on small scale community and cultural 
development proj~cts. I most recently completed a feasibility study for Pima IDA and the Pima Council 
on Aging in the interest of shared housing (homesharing) as an affordable housing option for older 
adults. I participated in the Housing for Older Adults Summit conference in January 2021. 

I am writing in support of the Accessory Dwelling Units Code Amendment as proposed in its current 
draft form. 

In my research on homesharing, an approach to affordable housing that connects those in need of 
housing with individuals or families with un- or underused living space, I found that a number of home 
owners have space available on their properties in the form of Accessory Dwelling Units that could be 
put into full service of housing older adults, individuals, and family members if zoning regulations would 

allow such activity. The social and economic benefits of homesharing are tremendous for all involved 
and ADU's present the perfect scenario for both privacy and connectedness when desired. 

Aside from the economic benefits and added income of having the ability to provide safe and secure 
shelter through renting or leasing space on one's property; and providing low-cost affordable housing 
options for students, individuals, families and older adults; the real benefits of ADU's are that they 
contribute to a sense of community and well-being that is necessary in cultivating a healthy and 
inclusive city - values the City of Tucson purports to be core to its identity. 

It is unfortunate (but not surprising) that the vocal minority opposed to ADU's are the (typical) white, 
middle to upper class older adults who have a very narrow aperture set on the needs of others who do 
not possess their economic or social positionality. 

I strongly urge the Planning Commission to support this amendment. 



      September 13, 2021 

Dear Planning Commissioners:  

Speaking as a citizen who has been involved in land use issues for 25 years and as a member of the 

Stakeholders Committee assembled by Planning and Development Services to help draft the ADU Code 

Amendment, I believe this amendment is far from ready for a vote by Mayor and Council.  I ask that you 

send the amendment back to PDSD for more work.  Below are some of the issues that staff should address. 

1) Effective elimination of R-1 zoning:  One of the most problematic aspects of the draft ADU Code 

Amendment is the elimination of R-1 zoning in practice, if not in the letter of the law.  The construction 

of a second independent dwelling, with a fully equipped kitchen and bath, on an R-1 property renders 

the zoning effectively R-2.   

This major change in zoning is opaque to most citizens.  If Tucson is to eliminate R-1 zoning, then this 

should be done only after robust and honest public debate, as has been done in other cities.  

Homeowners have a right to know if the value of their investment is about to change.  Citizens who 

invested hundreds of hours and thousands of dollars in obtaining historic designation deserve to know 

if the character of their neighborhood is about to change. 

2) The reality of existing ADUs and investor-owned property:  Existing guest houses in Tucson, whether 

properly permitted sleeping quarters or unpermitted ADUs, are sometimes rented at market rate, 

sometimes used as short-term rentals, e.g VRBOs or Air BnBs.  They are occasionally used by friends 

and family of the property owner, and in such cases, rents may be affordable.  However, this is not the 

typical use of guest houses.  The argument that ADUs will increase the supply of low-income housing 

flies in the face of reality.  

It is far more likely that ADUs will depress home ownership.  R-1 properties with room to build a second 

unit have proven attractive to real estate investors, who are easily able to outbid prospective owner-

occupants.  Properties that already have a second unit are even more of a magnet for investors.  Urban 

core neighborhoods don’t need more investors.  We already have low home ownership rates (e.g. 25% 

in Cabrini, 25% in North Dodge, 25% in Oak Flower, 26% in Garden District, 30% in Feldman’s).  At this 

level of home ownership, neighborhoods are hard-pressed to keep rights-of-way neat and sidewalks 

free of obstacles.  Neighborhoods with low home ownership also have difficulty engaging neighbors in 

neighborhood watch and other anti-crime programs.  It is in the best interest of our city to enhance, 

not suppress, civic pride and anti-crime programs.  Therefore, it is in the best interest of our city to 

encourage home ownership.  Requiring owner-occupancy in order to construct an ADU and for a period 

of years after construction would incentivize owner-occupancy and disincentivize investors. 

 

3) The reality of race and R-1 zoning:  It is often stated that R-1 zoning is racist, because it was historically 

paired with racial exclusion.  That may be true in other cities, but it was not true throughout the urban 

core of Tucson.  Tucson has neighborhoods where the original landowner explicitly refused to allow 

exclusionary CCRs (e.g. Feldman’s), neighborhoods that were and are majority Latino (e.g, Menlo Park), 

and neighborhoods that were majority African-American (e.g. Sugar Hill).  In these neighborhoods, R-1 

homeownership was an engine of multigenerational wealth accumulation for people of color.  Current 

demographics in the urban core (other than downtown, where the barrio was bulldozed) are not the 

result of historic exclusion of people of color from the R-1 zone.  Current demographics reflect 

skyrocketing property values and increases in the percentage of rental property.  These phenomena 



were turbo-charged by the growth of the University of Arizona student body in the early 21st century.  

The role of racism is indirect, mediated by the makeup of the U of A student body and by income.  

Racism in Tucson will not be redressed by building ADUs. 

4) Massive scale of ADUs in comparison to primary residences:  The draft ordinance allows ADUs of up to 

1000 sf on lots of 7000 sf or larger.  1000 sf is larger than the primary residence on many properties in 

the urban core.  In no sense is a 1000-sf structure accessory, subordinate, or secondary to the typical 

primary residence in my neighborhood.  Most homes in Feldman’s Neighborhood are 800 to 1000 sf on 

lots of approximately 7500 sf.  Allowing 1000-sf ADUs would more than double the existing density and 

utterly change the character of the neighborhood.  This is true for all historic neighborhoods and many 

other neighborhoods within the urban core. The suggestion of a 550-600-sf size limit, made by Planning 

Commissioner Marc Fink, is far more reasonable.   

5) Densification without infrastructure planning:  Tucson’s roads are crumbling, our storm sewers 

clogged, and our alleys repositories of trash.  At a minimum, any plan for densification needs to be 

accompanied by a plan for infrastructure repair and service improvement.  Thus far, the only 

infrastructure repair done in the urban core has been inserting sleeves into our century-old sanitary 

sewer pipes.  That’s undeniably important to public health.  However, it has the effect of narrowing the 

sewer pipes at a time when increased capacity may be needed. 

6) Densification without adequately mitigating climate effects:  The draft ordinance makes a single 

concession to climate mitigation:  the requirement of a cool roof.  There is no requirement to minimize 

hardscape, maximize tree cover, or require water harvesting.  Such requirements are common in 

Tucson when development is incentivized.  It is widely understood that relaxed regulations should be 

paired with public benefit.  In this case, trees and other landscaping should be required, in quantities 

corresponding to total floor area (e.g. one 5-gallon tree per 200 sf of floor area, tree to be watered for 

the first year after planting).  Trees can be obtained inexpensively from the Trees for Tucson program, 

making tree planting and watering an insignificant portion of the cost of constructing an ADU. 

 

7) Name-calling and accusations of racism:  Throughout the stakeholder meetings and in our local 

newspaper, professionals in architecture and planning – individuals with a vested financial interest in 

the passage of the draft ordinance – have repeatedly accused community volunteers of selfishness, 

NIMBYism, elitism, and racism.  This type of ad hominem argument has no place in public meetings, nor 

is it an appropriate basis for decisions that affect the public broadly.  Neighborhood associations and 

community members living in the urban core, where guest houses already exist, have lived experience 

with ADUs as they actually function in our city.  To dismiss our knowledge does not serve our city well. 

 

Sincerely,  

 

Diana Lett 

1309 N. 1st Ave. 

Tucson, AZ 85719-4004 
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September 14, 2021 
 

Planning Commission Members, 
 
The City’s proposed ADU amendment to increase density will, for all intents and purposes, allow lot 
splits and rezoning of ALL residential property in the City. The only neighborhoods that will be exempt 
will be Homeowners' Associations protected by their covenants.  Central city, low and middle income, 
densely populated neighborhoods like mine will be the ones to bear the brunt of this ordinance.  The 
ordinance as written is not equitable in its impact on all Tucson neighborhoods. 
 
I live in the Grant/Alvernon area in Garden District Neighborhood.  We have almost 7,000 residents and 
only 26% home ownership.   An Arizona Daily Star article on Sunday, September 12 entitled “Individuals 
Losing to Investors When Buying Homes” confirms exactly what I am concerned will be an unintended 
repercussion of the proposed ADU ordinance.  The Star article says: “When you have investors in a 
limited supply market and they’re coming with cash, they’re able to outbid any regular homebuyer,’ said 
Sheharyar Bokahari, senior economist at Redfin.”  “They” ARE coming with cash.  Institutional 
investment companies are purchasing our neighborhood properties at an unprecedented rate.  Within 
the last year, Garden District has lost many owner-occupied properties to investment companies which 
have converted them into long and short term rentals.  For instance, on Louis Lane, a one block stretch 
of twelve 1940’s homes from Pima to Village, there are now 3 vacation rentals, 3 long term rentals, 1 
vacant house that will be a rental, and only 5 owner-occupied homes.   
 
The City’s proposed ADU ordinance with 1000 sq ft ADU with no owner-occupancy requirements further 
incentivizes investor exploitation of low and middle income neighborhoods. Paying cash and over asking 
price, institutional investors make it impossible for the average Tucsonan to be a home owner and are 
raising rents to unaffordable levels in our neighborhood.  Unquestionably, once the ADU ordinance is 
passed, investment companies will double their investment in a property by building a 1000 sq ft 2 or 3 
bedroom ADU on it and renting two units, instead of just one.   
 
Garden District’s high rental rate of 76% has already taken a heavy toll on the appearance, safety, 
property values, livability, and desirability of our neighborhood.  Garden District’s experience is that 
investors will make every penny they can off our backs with cheap, poorly maintained, ugly rentals. 
  
I am in support of ADUs.  I am in support of the City’s stated goals for ADUs. But there is a significant 
difference between a 2 - 3 bedroom 1000 sq ft house and a “casita” or “Granny Flat” which would be 
significantly less attractive to investors.    I don’t believe the current version of the ordinance will 
succeed in meeting the City’s goals and will have devastating, unintended consequences. The ordinance 
is not ready to be sent to the Mayor and Council.   
 
This ordinance will bring sweeping, irrevocable change to the neighborhoods of Tucson.  It deserves 
more input, more discussion, more engagement by the citizens of Tucson to ensure those changes are 
positive.  Please revisit the ordinance.  Rethink and rework the size, height, parking, sustainability, and 
owner occupancy requirements.  Support equitable, genuinely affordable ADU housing that benefits 
neighborhoods, preserves their character, and truly creates additional, affordable housing opportunities 
and ensures a path to home ownership for more Tucsonans. 
  
Meg Johnson 
4102 E. Lester St 
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September 14, 2021 
 
To: Planning Commission members, City of Tucson 
 
Subject: Opposition to proposed ADU ordinance changes 
 
I am writing to urge the Planning Commission NOT to recommend the current proposed changes to the 
ADU ordinance drafted by the City of Tucson Planning Department, to the Mayor and Council.  A vote 
that in effect does not recommend the proposed changes would be in the best interest of the residents 
and home owners of the City of Tucson. 
 
Please take into consideration the following when determining your vote: 
 

• There is still an insignificant number of residents who have provided input as to if they want the 
changes.  With a population of 540,000 residents, anything lest than 10 or 15 percent input 
(54K-81K residents) is not a decision that is representative of the City as a whole. 

• NONE of the issues or proposed changes made by a large portion of residents in the 
neighborhoods where these changes would be affecting have been considered.  In fact, they 
have all been ignored, regardless of the many letters that have been submitted to PDSD pointing 
out issues and negative impacts to the changes. 

• The changes will negatively impact the highest density neighborhoods by ‘stuffing’ more people 
into already dense, medium to high stress areas.  These areas are already struggling to keep 
their heads above water with issues such as high crime, blighted properties, high percentages 
(75 – 90%) of investor landlords (most out of town), lack of amenities (i.e. parks, sidewalks, bike 
paths, etc.), and a severe lack of trees and vegetation. 

• Neighborhood leaders are overtaxed already trying to fight and stay on top of crime and code 
enforcement issues that are the responsibility of City departments, but have been pushed onto 
the neighborhoods to “deal” with.  It is a very well known that Code Enforcement is 
understaffed and that they have given up on trying to take a pro-active, preventive approach to 
code issues (i.e. at least creating a report for a code issue next to one they visit), which has 
turned nice neighborhoods into blighted ones, with owners fleeing to the suburb cities (Oro 
Valley, Marana, Vail) because they are nice and have the outdoor amenities residents want and 
need. 

• It is also a well known fact that TPD doesn’t have enough officers to even cover emergency 
issues (i.e. murders, assaults, robberies), much less provide needed resources for reducing the 
enormous speeding issues on our streets, property theft from our residences and vehicles.  This 
ADU ordinance as proposed WILL RAISE CRIME.  Some supporters of ADUs have stated ‘more 
people will make a neighborhood safer’.  This is a fallacy.   The fact that there is more crime with 
higher density population has been proven and discussed in many media articles with data to 
back it up. 

• Tearing down trees to build more homes will destroy what little tree canopy we have now.  Until 
the City decides to start saving mature trees that are in some cases 60+ years old AND being cut 
down at a whim by the property owner for no good reason, we don’t need to remove any more 
trees due to a change in the ADU ordinance to allow a HUGE “casita”. 

• Casitas are supposed to be small units for relatives to age in place or use for a short time frame.  
“Casitas” should not be single family homes, but this is what is being proposed by PDSD.  This 
will degrade any neighborhood by doubling the density of people and homes.  Especially those 



homes in the highest stressed areas, which is what will happen in Tucson.  Homes in HOAs will 
not be impacted as they already have set rules for what is or isn’t allowed.  This is unfair and 
puts on an undue burden on just some of the residents. 

• Although it may seem simple to some in the City to make this change, this is a very complex 
issue and should be studied for more than a few months, with input from very few, before 
deciding for residents ‘what we need’ in our neighborhoods. 

• There have been too many representatives of ‘for profit’ businesses (architects, investors, 
developers) and large groups (i.e. AARP, etc.) and housing for all advocates that have advocated 
for “affordable housing” for all, when in fact the housing won’t be affordable, but market 
driven, with rents going up steadily. 

• Investors and professional management firms (some nationwide) are salivating waiting for this 
decision so they can double their investment on a single property.  As a home owner, I do not 
want investors owning all of our homes.  Again, our rental rates in most of the neighborhoods 
that will be affected by this are already 75-90% rental.  Why are we adding more rentals? 

• Adding an additional home to a property is an irreversible decision and damage the makeup of 
the City forever.  It is irreversible due to the laws of the State of Arizona.  So there is no fixing 
this when it turns out to be a disaster. 

• I urge you to call for an independent environmental study of the impacts of adding housing to 
Tucson neighborhoods.  No one at the City has even attempted to do even a slightly in depth 
study or find qualified contractor(s) to do it.  Seattle did conduct this study so they were fully 
aware of all of the issues.  Tucson should follow this model. 

 
Please vote no on supporting the PDSD proposal for ADUs being proposed for submission to Mayor & 
Council.  Our City residents depend on you to do this for us. 
 
Sincerely, 
 
Lois Pawlak 
President 
Garden District neighborhood 
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