
DATE: August 4, 2021 
For August 19, 2021 Hearing 

TO: John Iurino FROM: Scott Clark, Director 
Zoning Examiner Planning & Development Services 

SUBJECT: REZONING 
PLANNING & DEVELOPMENT SERVICES REPORT 
C9-21-11  Sterling Real Estate – 475 N Granada Avenue, I-1 to C-2  (Ward 1) 

Issue – This is a request by Robin Large and Keri Silvyn, of Lazarus & Silvyn, PC, on behalf of 
the developer, Sterling Real Estate Partners, to rezone a 10.37-acre property at 475 North Granada 
Avenue from I-1 Industrial to C-2 Commercial, for the adaptive reuse of seven buildings, currently 
used as a 279-room hotel, as a multi-family residential development with 210 units, and the 
construction of eight new buildings, six of which will be 3-story and two will be 2-story, with an 
additional 154 residential units, for a total of fifteen buildings with 364 residential units.  An 
additional small building to be used as a community/fitness room is proposed adjacent to the 
swimming pool near the center of the site.  The subject site is located on the east side of Interstate-
10, approximately 300 feet southwest of the Saint Mary’s Road and Granada Avenue intersection 
(see Case Location Map).  With a total of 364 units (145 studios, 150 one-bedroom and 69 two-
bedroom), the preliminary development plan proposes a density of 35 residential units per acre, 
with buildings at a maximum height of approximately 38 feet, and an improved surface vehicle 
parking area with a total of 465 spaces, and improved landscaping.    

The property has split zoning, with the eastern and southern edges of the site currently in C-2 
zoning, and the balance of the site zoned I-1, which does not allow residential uses.  With an 
existing 38-foot-high building to remain, and with new building proposed at a height of 35 feet, 
the request for C-2 zoning for the I-1-zoned portion is appropriate as C-2 allows a structure height 
of up to 40 feet and a density of up to 44 residences per acre.  While C-1 zoning allows a maximum 
density of 36 units per acre, it limits building heights to 30 feet.  

Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of C-2 zoning, subject to the attached preliminary conditions. 

Background Information 

Existing Land Use:  Travelers Accommodation/Lodging (Hotel) 

MEMORANDUM 
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Zoning Descriptions: 

Existing: Industrial Zone (I-1) – This zone provides for industrial uses that do not have offensive 
characteristics in addition to land uses permitted in more restrictive nonresidential zones.  Select 
other agriculture, civic, commercial, industrial, retail, storage, utility, and wholesaling uses may also 
be permitted. 

Proposed: Commercial Zone (C-2) – This zone provides for general commercial uses that serve the 
community and region. Residential and select other agriculture, civic, recreational, and utility uses 
may also be permitted that provide reasonable compatibility with adjoining residential uses. 

Surrounding Zones and Land Uses: 

North: Zoned I-1 and O-3; storage, vehicle rental, educational, and mixed commercial/office uses 
South: Zoned PAD-2; multi-family residential uses   
West:  Zoned I-1, PAD-4, and R-2; Interstate-10 and frontage road with office uses beyond   
East:   Zoned C-2, O-3, and R-2; mixed office, single-family and multi-family residential uses   

Previous Cases on the Property:  None 

Related Cases: 

C9-21-06  ASARCO – 7th and Helen, O-3 to C-2   This was a request to rezone a 1.12-acre property 
at 1150 North 7th Avenue from O-3 Office to C-2 Commercial, for the adaptive reuse of an existing 
three-story office building for a multi-family residential development with 38 units, and the 
construction of a new three-story building with 11 residential units. The site is located 
approximately 600 feet northeast of the Speedway Boulevard and Stone Avenue intersection.  The 
Zoning Examiner report, dated June 10, 2021, recommends approval of the C-2 zoning, subject to 
the preliminary conditions proposed by Planning & Development Services staff.  The rezoning 
case is scheduled to be considered by the Mayor and Council on August 10, 2021. 

Project Background – Sterling Real Estate Partners, a development company with a focus on 
multi‐family residential projects, is under contract to purchase the subject property, currently the 
Hotel Tucson City Center. The Property is developed with several multi‐story buildings and is 
split‐zoned C‐2 (Commercial) and I‐1 (Light Industrial).  Sterling Real Estate Partners is 
requesting a downzoning for the I-1 portion to C-2 for the adaptive reuse of the existing hotel 
buildings by conversion into 210 multi‐family residential units, construction of several new 
buildings to accommodate an additional 154 multi-family residential units, and improvements to 
the parking and landscape areas to provide more vegetation.  Residential uses are permitted in the 
existing C‐2-zoned portion, but they are not permitted in I‐1 zone, therefore the request is to rezone 
so the entire property would be zoned C‐2.  The site is located within the El Presidio 
Neighborhood.  The existing buildings are not historic properties, and the Property is outside of El 
Presidio National Register Historic District. 
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Applicant’s Request – Rezoning to C-2 Commercial to allow adaptive reuse of existing hotel 
buildings, as well as construction of new buildings for a multifamily residential development with 
a density of 35 residences per acre, and with building heights of up to approximately 38 feet.  

Planning Considerations – Land use policy direction for this area is provided by Plan Tucson 
and the El Presidio Neighborhood Plan.     

Plan Tucson - The site lies within the Existing Neighborhoods building block in the Future Growth 
Scenario Map in Plan Tucson. 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’s policy LT28.2.13 requires development to support infill and 
redevelopment projects that reflect sensitivity to site and neighborhood conditions and adhere to 
relevant site and architectural design guidelines. Additionally, Plan Tucson’s policy H11 
encourages residential development, including both market rate and affordable housing projects in 
Tucson, while policy HP1 encourages private property owners to maintain, retrofit, rehabilitate, 
and adaptively reuse historic buildings. 

El Presidio Neighborhood Plan – The El Presidio Neighborhood Plan (EPNP) lays out a number 
of goals pertaining to residential and commercial (multi-family) development.  Tucson’s 
continuing residential growth, has increased demand for housing opportunities.  EPNP supports 
the project and lays out a number of goals and policies related to future commercial development. 
The site is located within the commercial land use designation.  The goal, sub-goal, and policies 
pertaining to residential and commercial uses in the EPNP are as follows: 

Goal #2:  Residential Land Use: 

Present residential land uses should be maintained, and the development of new 
compatible residential uses should be continued. 

Policy 2.1.3:  Encourage the development of new, sensitively designed dwelling 
units to complement the traditional character of the neighborhood. 

Policy 2.2.3:  Prior to public hearings on rezoning requests or prior to review of 
development plans or tentative plats, if rezoning is not required, encourage the 
applicant to consult with the EPNA Council and to provide a project summary.  A 
project summary might include a concept plan, existing site conditions, impacts on 
historic resources, buffering, traffic, sound, lighting, and similar considerations. 

GOAL #3: Non-Residential Land Use: 

Because residential land uses presently exist in delicate balance with both 
professional and commercial land uses, and because the neighborhood is enriched 
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by many quality non-residential uses, and because present zoning provides the 
opportunity for compatible business uses at many locations throughout the 
neighborhood, non-residential land uses should be provided for at locations where 
present zoning permits and where they would support and enhance the character 
and quality of the neighborhood.  

Policy 3.1 Promote appropriate location of non-residential uses. 

3.1.1 Encourage the continuing development of non-residential uses on the 
perimeter of the Neighborhood as a buffer for residential uses where present zoning 
permits. 

3.1.2 New commercial uses should be encouraged only on parcels presently zoned 
B-1, B-2, HB-1, and HB-2 (now C-1, C-2, I-1). Rezoning to B and HB designations
should be discouraged.

This project is consistent with both Plan Tucson and El Presidio Neighborhood Plan in providing 
redevelopment of existing structures in a design compatible with nearby established 
neighborhoods.  The project’s proposed density is consistent with the density standards provided 
in Plan Tucson & EPNP.  The proposed pedestrian thoroughfares and connections to the existing 
neighborhood are consistent with the mixed-used centers building block goals, and the proposed 
bike parking is consistent with goals supporting alternative forms of transportation.  EPNP 
encourages residential and commercial development in a manner consistent with the proposal. 
The site is situated outside of the historic boundaries of the neighborhood, and is therefore not 
subject to historic preservation standards.  

Field inspection by staff indicates there are no billboards on the site, however there is a large Hotel 
Tucson City Center sign, located adjacent to the I-10 frontage road. 

The Pima Association of Governments - Transportation Planning Division (PAG-TPD) estimates 
that the proposed development will generate 1,849 vehicle trips per day. 

Future development must be in substantial conformance with the Preliminary Development Plan. 
Minor changes may be considered.  Major changes require an amendment approved by Mayor and 
Council.   

Design Considerations 

Land Use Compatibility – The site is surrounded by a variety of land uses, which include 
predominately commercial, multifamily residential, office, storage, and educational uses. The 
proposed multifamily residential use is aligned with El Presidio Neighborhood Plan‘s policy, 
which supports redevelopment on the perimeter of residential areas that is compatible with the 
surrounding scale, density and character, helping transition the commercial uses along Saint 
Mary’s Road and Interstate-10 to the residential uses east and south of the site. 
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Design Compatibility – The preliminary development plan shows a total of 8 buildings existing 
on the property, six of which are 2‐story structures with heights ranging from 24 to 31 feet in 
height, and one is 4 stories, approximately 38 feet in height, with a proposed 210 units.  The eighth 
building, which is the existing hotel lobby entrance structure will be demolished, and an 
additional six new three-story buildings, and two new two-story buildings, all of various 
sizes, will be constructed with an additional 154 residential units, for a total of 364 units.  
The site is not adjacent to single‐family residential homes and privacy and views into 
neighborhoods are not an issue.  Surrounding uses include offices, a self-storage facility and I‐10 
on the east, north and west, respectively.  To the south, across Franklin Street, are other multi-
family residential uses similar in density and intensity to the proposed development. 

There is an existing 5‐foot stucco wall along the eastern property boundary adjacent to the alley 
and a 6‐foot chain link fence with slats along the southern boundary.  A portion of the northern 
boundary, near Interstate‐10, includes a 6‐foot stucco wall, and there is a 6‐foot wrought‐iron 
fence with landscaping farther east along the north boundary.  Upgrades to the existing 
screening may be proposed at time of development package submittal.   

El Presidio Neighborhood Association meetings and negotiations – Between May 6, 2021 and 
August 2, 2021 a series of formal meetings and informal discussions were held between the 
applicants and representatives of the El Presidio Neighborhood Association.  At the most recent 
meeting on August 2, 2021 the Neighborhood Association voted to support the rezoning with added 
conditions related to traffic/access/parking, landscaping/amenities, building height, and property 
management.  These are included in the attached preliminary conditions recommended by staff:   

Traffic/Access/Parking: 

• Vehicular access on the southern end of the Property onto Franklin Street shall be gated
emergency ingress/egress only. Keyed pedestrian and bike access may be permitted.

• Ingress/egress shall be permitted with two access points to the city right of way on the
northern edge of the Property (that will provide access to the I-10 Frontage Road and St.
Mary’s) and one access point onto Granada as reflected on the PDP and in the Traffic
Impact Analysis.

• A secure connection (pedestrian/bike) will be provided for residents of the project to access
the El Paso & Southwestern Greenway.

• Property owner shall contribute up to $3,000.00 to the El Presidio Neighborhood
Association (“NA”) as its portion of the cost of installation of a speedhump on Franklin
Street between Granada and Main. The NA will work with City staff on the process to
obtain approval for the speedhump and on the installation.

• Parking is intended on the first floors of buildings H, I, J, K and L to provide direct access
from parking garages into units in those buildings.  Any internal parking garages on the
first floor are included in the heights/number of stories of the buildings.

Amenity Space/Landscaping: 
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• Amenity spaces on the Property shall be appropriate for young professionals and families
to include amenities such as, but not limited to, dog park, playground, family bbq/picnic
areas, fitness room, swimming pool, etc.  Amenities shall be phased acknowledging the
desire to incorporate as many amenity spaces as possible during the Phase I adaptive reuse,
while minimizing disruption of amenity spaces during construction of new buildings.  At
a minimum, Phase I shall include fitness, picnic and bbq areas.

• Landscaping in the parking lot and adjacent to buildings/amenity spaces shall be pursuant
to the Unified Development Code.  Owner agrees that minimum 15-gallon trees shall be
planted in areas where trees are required, with 10% of those trees to be 24-inch box trees.

Building Height: 

• Height shall be limited to two stories for buildings K and L (inclusive of any first floor
parking within the building).

Property Management: 

• Owner agrees that the Property Management company will be an active participant in the
El Presidio Neighborhood Association.

• Owner will not sponsor any events after 10 p.m. weekdays and after 11 p.m. weekends
except for special events that may be approved by the NA.

Road Improvements/Vehicular Access/Transit – Access will be via an existing driveway on Granada 
Avenue to the east and two driveways to the north that intersect with an unnamed City right-of-way 
linking St. Mary’s Road and the Interstate‐10 frontage road.  Access to Franklin Street on the south 
will be maintained as gated emergency‐access only, with keyed pedestrian and bike access allowed.  
All traffic generated by the development will be accommodated by St. Mary’s Road, Granada 
Avenue and Interstate-10.  There are several existing Sun Tran bus stops located on the major City 
streets near the Property, including near the Davis Elementary School, located to the north of Saint 
Mary’s Road and on each side of Granada Avenue to the east near the existing primary access to the 
site.  The Sun Link Streetcar route runs about ¾ of a mile to the east and to the south of the rezoning 
site. 

Drainage/Grading/Vegetation – The rezoning site is completely developed and is relatively flat 
with drainage across the site generally flowing from the northeast to the southwest.  The building 
footprints will largely remain the same and existing grades will be maintained in most areas.  There 
will be minimal grading of the site to facilitate drainage.     

Existing landscaping includes palm trees, turf areas, and other amenity vegetation (shrubs and 
groundcover). The landscaping will be updated as part of the project to incorporate approximately 
118 shade trees in the vehicular use areas and in perimeter landscape borders, located to provide 
shade to reduce the heat island effect.  The new trees will be a combination of native species 
including palo verde, mesquite, desert willow, and other regional drought‐tolerant species commonly 
used in xeriscaping.  Improvements in the parking areas to accommodate canopy trees will result in 
a slight increase of pervious surface on the site.  Planting islands are required within asphalt parking 
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areas to comply with Unified Development Code 7.6.4.B, which requires one canopy tree per every 
four parking spaces. 

There is an existing 5‐foot stucco wall along the eastern property boundary adjacent to the alley and 
a 6‐foot chain link fence with slats along the southern boundary.  A portion of the northern boundary, 
near Interstate‐10, includes a 6‐foot stucco wall, and there is a 6‐foot wrought‐iron fence with 
landscaping farther east along the north boundary.  Upgrades to the existing screening may be 
proposed at time of development package submittal. 

Conclusion –The proposed rezoning of the site from I-1 to C-2 is appropriate for this location, is 
compatible with existing surrounding land uses, and is in compliance with Plan Tucson and the El 
Presidio Neighborhood Plan.  Subject to compliance with the attached preliminary conditions, 
approval of the requested C-2 zoning is recommended. 
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PROCEDURAL 
 

1. A development package in substantial compliance with the preliminary 
development plan, dated July 22, 2021, and required reports, are to be 
submitted and approved in accordance with the Administrative Manual, 
Section 2-06. 

 
2. The property owner shall execute a waiver of potential claims under A.R.S. 

Sec. 12-1134 for this zoning amendment as permitted by A.R.S. Sec. 12-
1134 (I) in the form approved by the City Attorney and titled “Agreement to 
Waive Any Claims Against the City for Zoning Amendment”. The fully 
executed Waiver must be received by the Planning & Development Services 
Department before the item is scheduled for Mayor and Council action. 

 
3. Historic or prehistoric features or artifacts discovered during future ground 

disturbing activities should be reported to the City of Tucson Historic 
Preservation Officer.  Pursuant to A.R.S. 41-865 the discovery of human 
remains and associated objects found on private lands in Arizona must be 
reported to the Director of Arizona State Museum. 

 
4. Any relocation, modification, etc., of existing utilities and/or public 

improvements necessitated by the proposed development shall be at no 
expense to the public. 

 
5. Five years are allowed from the date of initial authorization to implement 

and effectuate all Code requirements and conditions of rezoning. 
 
LAND USE COMPATIBILITY 

6. All walls visible from a public right-of-way and/or adjacent to existing 
residential development, are to be graffiti-resistant and incorporate one 
(1) or more visually appealing design treatments, such as the use of two 
(2) or more decorative materials like stucco, tile stone, or brick; a visually 
interesting design on the wall surface; varied wall alignments, (jog, curve, 
notch, setback, etc); and/or trees and shrubs in voids created by the wall 
variations. 

7. Graffiti shall be removed within seventy-two (72) hours of discovery. 
 

8. No outdoor storage allowed onsite. 
 

9. Height shall be limited to two stories for buildings K and L (inclusive of any 
first floor parking within the building).  
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10. A Commercial Water Harvesting Plan is required in conformance to UDC 
Technical Standards Manual – Section 4-01.0.0. Commercial Rainwater 
Harvesting and Section 5-01.0.0 Landscaping and Screening. Clearly 
show curb inlets on both future grading and landscape plans to allow runoff 
to drain into landscape areas. 

 
11. An existing plant inventory is required with the submittal of a development 

package to ensure that the same or greater quality/quantity of plants are 
planted on-site to offset existing vegetation loss and mitigate increased 
asphalt area and heat island effect. Drought tolerant plants are required, 
and these plants are in addition to the landscape border and vehicular use 
area landscape requirements. 

 
12. Landscape border trees are required, approximately 40 canopy trees along 

the east and south boundaries. The 50% vegetative cover required within 
the 10’ landscape border can be planted elsewhere on the site if existing 
walls/fence are to remain. 

 
13. Amenity spaces on the Property shall be appropriate for young 

professionals and families to include amenities such as, but not limited to, 
dog park, playground, family bbq/picnic areas, fitness room, swimming 
pool, etc.  Amenities shall be phased acknowledging the desire to 
incorporate as many amenity spaces as possible during the Phase I 
adaptive reuse, while minimizing disruption of amenity spaces during 
construction of new buildings.  At a minimum, Phase I shall include fitness, 
picnic and barbeque areas. 

 
14. Landscaping in the parking lot and adjacent to buildings/amenity spaces 

shall be pursuant to the Unified Development Code.  Owner agrees that 
minimum 15-gallon trees shall be planted in areas where trees are 
required, with 10% of those trees to be 24-inch box trees.     

 
ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION 
 

15. All offsite improvements required with the development, such as street 
improvements, bus stop improvements, curb, sidewalk, and ADA ramps 
shall be coordinated with the City of Tucson’s Department of 
Transportation. 

 
16.   Vehicular access on the southern end of the property onto Franklin  St. 
        shall be gated emergency ingress/egress only. Keyed pedestrian and 
        bike access may be permitted.  

  
17.  Ingress/egress shall be permitted with two access points to the city right-

of-way on the northern edge of the property (that will provide access to the 



C9-21-11  Sterling Real Estate – 475 N Granada Avenue, I-1 to C-2 (Ward 1)  
Preliminary Conditions  
  
   3 of 3 
 

 

I-10 Frontage Road and St. Mary’s Road) and one access point onto 
Granada Avenue as reflected on the Preliminary Development Plan, dated 
July 22, 2021, and in the Traffic Impact Analysis. 

 
18.  A secure connection (pedestrian/bike) will be provided for residents of the 

project to access the El Paso & Southwestern Greenway. 
 

19.  Property owner shall contribute up to $3,000.00 to the El Presidio 
Neighborhood Association (“NA”) as its portion of the cost of installation of 
a speedhump on Franklin Street between Granada Avenue and Main 
Avenue. The NA will work with City staff on the process to obtain approval 
for the speedhump and on the installation. 

 
20. Parking is intended on the first floors of buildings H, I, J, K and L to provide 

direct access from parking garages into units in those buildings.  Any 
internal parking garages on the first floor are included in the 
heights/number of stories of the buildings. 

 
PROPERTY MANAGEMENT 
 

21.   Owner agrees that the Property Management company will be an  
  active participant in the El Presidio Neighborhood Association. 

 
22.   Owner will not sponsor any events after 10 p.m. weekdays and after 11 
        p.m. weekends except for special events that may be approved by the 
        Neighborhood Association. 

    
TUCSON AIRPORT AUTHORITY 
 

23.   According to the Federal Aviation Administration (FAA) Notice Criteria 
Tool, this project area is located in proximity to a navigation facility and 
could impact navigation signal reception.  As the project site develops 
every project applicant shall file FAA Form 7460 with the FAA at least 45 
days before construction activities begin for every proposed project 
unless FAA staff, with the Obstruction Evaluation / Airport Airspace 
Analysis (OE/AAA), provides the project applicant with written 
communication that filing FAA Form 7460 is not required.  It is highly 
recommended that the applicant file earlier than 45 days to provide the 
applicant with sufficient time to respond to any concerns which are 
identified by the FAA.  Any cranes which are used must also be identified 
with Form 7460.  Please file Form 7460 at 
https://oeaaa.faa.gov/oeaaa/external/portal.jsp 
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Approval – Protest Form 

If you wish to submit a written protest or approval, this form is provided for your convenience. 
Please print your comments below, sign your name, and mail to the Rezoning Section of the 
Planning and Development Services Department at the address on the reverse side (you will need 
to attach postage).  The number of approvals and protests along with protest calculations will be 
reported at the Zoning Examiner’s public hearing.   

Approvals and protests must have an owner’s signature to be recorded. 

If there are protests from 20% of the property owners within 150’ of the whole perimeter of the property being 
rezoned, including BOTH 20% of the property by area and 20% of the number of lots with 150’, then an 
affirmative vote of ¾ of the Mayor and Council (5 of 7 council members) will be required to approve the rezoning 
ordinance or Mayor and Council Special Exception. Public rights-of-way and the area/lot of the proposed 
rezoning are included in the protest calculations. 

Case:  C9-21-11  Sterling Real Estate – 475 N Granada Avenue 
Ward 1   

_______________________________________        APPROVE the proposed rezoning/special exception 
I/We the undersigned property owners, wish to  PROTEST the proposed rezoning/special exception 

Reason(s): 
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________ 

_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________ 

_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________
_______________________________________________________________________________________________________________________________________ 

PLEASE PRINT 
YOUR NAME  

PLEASE PRINT  
MAILING ADDRESS 

PLEASE PRINT 
LEGAL PROPERTY DESCRIPTION 

Subdivision Block Lot 

Owners’ Signature(s):  _______________________________________________ Date ___________________ 



 Place 
 Stamp 
 Here 

City of Tucson 
Planning and Development Services Department 
Rezoning Section 
201 N. Stone 
P.O. Box 27210 
Tucson, Arizona 85726-7210 

C9-21-11   PMc 
Expose this flap - Affix stamp and return 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

City of Tucson   
Planning and Development Services 
Department -Rezoning Section 
201 N. Stone Avenue 
P.O.  BOX   27210 
Tucson,  Arizona   85726-7210 

C9-21-11   PMc  
IMPORTANT REZONING NOTICE ENCL 


	C9-21-11 Staff Report (with NA-negotiated changes)
	C9-21-11 for web & posting
	C9-21-11 Preliminary Conditions
	C9-21-11 for web & posting
	C9-21-11 LocationMap
	C9-21-11 Aerial Map
	C9-21-11 Rezoning Map
	C9-21-11 400' mailout packet
	C9-21-11 400' Notice & Approval-Protest Form
	Planning and Development Services Department
	P.O. Box 27210







