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DATE:    December 1, 2021 
 
TO:  Planning Commission 
 
FROM: Scott Clark  

Executive Secretary 
 
SUBJECT: Concurrent Plan Amendment and Rezoning: Santa Cruz Area Plan Amendment 

PA-21-01, Amendment to Key Parcel 4, Land Use Map 3 to Allow Commercial 
Uses – Public Hearing (Ward 1) 

 
Issue – This is a proposed amendment to the Santa Cruz Area Plan (SCAP) Key Parcel 4, Land Use 
Map 3 to change the land use designation on the subject parcel from Office/High Density Residential 
Uses to Commercial. The change in land use designation would allow residential, office and 
commercial uses. The application was submitted by Keri Silvyn of Lazarus & Silvyn, P.C., on behalf 
of the developer of the subject parcel, CenterPointe Real Estate Group LLC. The proposed amendment 
site is a 4.88-acre parcel located at 1511 W. Valencia Road near the southeast corner of Midvale Park 
Road and Valencia Road; the proposed rezoning covers the northern 1.7 acres of the parcel. (See 
Attachment A for location and aerial maps).  
 
This is a concurrent plan amendment (PA-21-01) / rezoning (C9-21-19) process in which an 
application for a plan amendment and rezoning are reviewed concurrently. The applicant held a 
combined neighborhood meeting for both the plan amendment and rezoning request. The concurrent 
process includes review of the plan amendment request by the Planning Commission, including the 
required public hearing, as well as a review of the rezoning request and public hearing by the Zoning 
Examiner. Each of these bodies reviews the application subject to their purview. Mayor and Council 
will then consider both requests at the same meeting.  
 
If the concurrent plan amendment and rezoning request is successful, the applicant will seek to 
develop a drive-through restaurant and car wash on the northern 1.7 acres of the larger 4.88-acre 
parcel.  
 
Recommendation – Staff recommends that the Planning Commission forward the proposed plan 
amendment to the Mayor and Council with a recommendation to approve the applicants request to 
amend the Santa Cruz Area Plan, Key Parcel 4, Land Use Map 3 from Office/High Density 
Residential to Commercial land use designation for the amendment site.  
 
Applicant’s Request: The concurrent plan amendment request is to change the designation on SCAP 
Key Parcel 4, Land Use Map 3 to allow commercial uses on the entire 4.88-acre parcel, and to rezone 
the 1.7-acre project site to C-2 to allow for the drive-through restaurant and car wash uses. The 
amendment site is part of the Santa Cruz Area Plan, and is currently designated for Office/High-
Density Residential land uses. The applicant is requesting a plan amendment to Commercial (see 
Attachments B and C) which supports a rezoning to C-2 and commercial uses for the proposed project. 
A rezoning of the northern 1.7-acre project site from O-3 and C-1 to C-2 is required to allow for the 
development of a car wash and the drive-through restaurant. Any proposed commercial use in the 
remainder 4.88-acre parcel will require a future rezoning.  
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Planning Commission Action:   Planning Commission held a study session on November 3, 2021 in 
which a recommendation was voted on (9-0) in favor to set this item for a public hearing on December 
1, 2021. 
 
Public Contact:   Due to the impacts of the COVID-19 pandemic, the applicant held the required 
neighborhood meeting remotely using the WebEx virtual platform on Thursday, July 8, 2021 at 6:00 
pm. The meeting invitation was sent to all property owners within 400-feet of the property and all 
registered neighborhood associations within one mile of the property. In attendance were six members 
of the development team, two PDSD staff members, and two representatives from the Tucson Police 
Department. There were no neighbors or adjacent property owners in attendance. The applicant 
introduced the project and explained the concurrent plan amendment and rezoning process. The 
applicant outlined the amendment to the Santa Cruz Area Plan and the proposed rezoning to the 1.7 
acres closest to Valencia Road from O-3 to C-2. Discussion focused on the security of the premises 
after hours.  
 
Background:  The Santa Cruz Area Plan, Key Parcel 4, Land Use Map 3 was amended November 14, 
1994 (Resolution # 16759) to allow commercial uses on the adjacent parcel to the west of the 
proposed amendment site. That site was subject to rezoning case C9-94-28 to rezone to C-1 to allow 
for a convenience store and gas station with Mayor and Council adopting Ordinance No. 8658 on 
January 9, 1995 for the rezoning. In 2011, a rezoning request (C9-11-10) for C-2 zoning to update and 
expand the convenience store expand to eight pumps and sixteen fuel dispensing locations was 
processed and approved. Conditions for the rezoning case (C9-11-10), as established by Ordinance 
No. 10945, were met and zoning changed to C-2 with the issuance of a building permit 
(T11CM03209) on February 21, 2012.  
 
Land Use Policy Direction:  Policy direction is provided by Plan Tucson (2013) and the Santa Cruz 
Area Plan (SCAP, 1987) and key policies are summarized below; a complete listing of relevant 
policies is provided as Attachment E. 
 
Plan Tucson (2013):  In Plan Tucson, the Future Growth Scenario Map designates the area of the 
amendment site as Existing Neighborhoods Building Block. Existing neighborhoods are primarily 
developed and largely built-out residential neighborhoods and commercial districts in which minimal 
new development and redevelopment is expected in the next several decades. The goal is to maintain 
the character of these neighborhoods, while accommodating some new development and 
redevelopment and encouraging reinvestment and new services and amenities that contribute further to 
neighborhood stability. Plan Tucson supports community commercial and office uses at the 
intersections of arterial streets, arterial and collector streets and collector intersections. It supports 
infill and redevelopment projects that reflect sensitivity to site and neighborhood conditions and 
adhere to relevant site and architectural design guidelines.      
 
Santa Cruz Area Plan (1987):  The purpose of the Santa Cruz Area Plan is to provide land use 
guidance for proposed rezoning request. The amendment site is located within Key Parcel 4 of the 
Santa Cruz Area Plan in which Land Use Map 3 identifies the amendment site as appropriate for 
Office/High Density Residential uses. A plan amendment is required to permit development of 
commercial uses on the amendment site.  
 
Key Parcel 4 is generally known within the SCAP as “Midvale Farms” in which this area is called out 
to develop as a mixed-use community. The compatibility of proposed commercial development should 
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be evaluated on the basis of the project successfully addressing potential noise and visual impacts, 
height considerations, enhanced setbacks, and landscaping and buffering elements, depending on 
specific market conditions.  
 
Major Streets and Routes Plan (1982): The Major Streets and Routes Plan (MS&R) purpose is to 
identify street classifications, the width of public rights-of-way, to designate special routes, and to 
guide land use decisions. The MS&R has two components: the map and a set of related policies. The 
MS&R identifies Valencia Road and Midvale Park Road as designated arterials, with Valencia Road 
also called out as a gateway arterial.  
 
Gateway routes are defined as a street or parkway that is a heavily trave led entrance to and through 
the City, and is designed as a Gateway Route on the Major Streets and Routes Plan map. These routes 
link major employment areas, shopping centers, and recreational areas used regularly by a large 
number of residents and visitors and present a visual impression of Ticson’s character. Per 5.5 of the 
Unified Development Code, billboards are not permitted within 400 feet of a designated gateway route 
and utilities are required to be underground.  
 
Discussion: The issue to be considered is whether a change from Office/High Density Residential to 
Commercial land use is appropriate on the subject site which is located at the intersection of two 
arterial streets. Both Plan Tucson and the Santa Cruz Area Plan support commercial uses in 
appropriate locations, if compatibility issues can be addressed.   
 
The 4.88-acre amendment site is vacant, and the property directly west (Circle K store and fuel 
pumps) is an existing commercial-zoned property that went through a similar amendment to the Santa 
Cruz Area Plan to allow for commercial uses and future rezoning to C-1 and subsequently C-2. The 
need for commercial services along Valencia Road is supported by nearby residential neighborhoods, 
including Midvale Park, a master planned community and Mission Manor, a low to medium density 
subdivision with approximately 1,000 units built in the late 1950’s. Within a ¼ mile radius of the 
amendment site, there are 10 restaurants with drive-throughs and 8 auto-related businesses, including 
tire shops, auto repair shops, a gas station, a vehicle emissions testing center and a rental car agency. 
The properties to the south of the amendment site are zoned I-1, and the properties further to the west 
are zoned C-1 and C-2 (see Attachment D, Existing Zoning Map).  
 
As illustrated on the Preliminary Development Plan (see Attachment F) the project proposes two 
separate commercial uses: a drive-through restaurant and a self-service car wash. Both of these uses 
will be located within the Rezoning Area in the northern 1.7-acre portion of the amendment site. The 
proposed land uses are compatible within the surrounding business park and along Valencia Road. 
There are no residential uses located adjacent to the amendment / rezoning site. The proposed project 
will help facilitate a land use transition between the office and higher-intensity industrial 
developments to the south and the commercial uses closer to Valencia Road, given the amendment site 
is surrounded by one- and two-story commercial buildings with varying uses and intensities, including 
commercial, office, retail and industrial.  
 
The applicant has requested a concurrent plan amendment and rezoning (see Attachment G for 
complete Application and Materials). The requested plan amendment to change the land use 
designation for the site to commercial is the subject of the this review by the Planning Commission, 
while the requested rezoningto C-2 will be reviewed by the Zoning Examiner, with a Public Hearing 
scheduled for December 16, 2021. Commercial drive-through uses are permitted in C-2 zones 
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provided use specific standards may be met and appropriate conditions for such use would be subject 
of the Zoning Examiner recommendation and Mayor and Council decision. 
 
Conclusion:  The proposed concurrent plan amendment and rezoning are supported by both Plan 
Tucson and the Santa Cruz Area Plan based on the findings below: 
 
The proposed plan amendment: 

• Is consistent with Plan Tucson land use policies which support redevelopment of vacant sites 
and locating commercial uses along arterial corridors, such as Valencia Road and Midvale 
Park Road, 

• Is consistent with a previous amendment to the Santa Cruz Area Plan, Key Parcel 4, Land Use 
Map 3 to allow commercial uses on the adjacent parcel to the west 

• Is consistent with the land use patterns in the area, which includes commercial, retail, 
restaurants, and auto-oriented uses along Valencia Road  

• Would provide additional commercial services along Valencia Road to support nearby 
residential neighborhoods, including Midvale Park and Mission Manor 

 
Therefor, staff recommends the Planning Commission forward the proposed plan amendment to the 
Mayor and Council with a recommendation to approve the applicants request yo amend the Sant Cruz 
Area Plan to Commercial land use designation for the amendment site. 
 
Attachments:        
A:   Location Map 
B:  Current SCAP,Key Parcel 4, Land Use Map 3 
C:  Proposed Changes to SCAP,Key Parcel 4, Land Use Map 3 
D:  Existing Zoning Map 
E:   Land Use Plan Policies 
F:   Preliminary Development Plan 
G:  Application and Materials 
 


