
 
 
   
    
  DATE: October 4, 2021 
   For November 4, 2021 Hearing 
 
 
TO: John Iurino FROM: Scott Clark, Director 
 Zoning Examiner  Planning & Development Services  
    
 
SUBJECT: REZONING  
  PLANNING & DEVELOPMENT SERVICES REPORT 

C9-21-14 The Place at Mason Ranch Phase II, SR to R-3 (Ward 2) 
 
Issue – This is a request by Brian Underwood of The Planning Center, on behalf of the property 
owner, Carol Hazel, to rezone approximately 3.6 acres from SR - Suburban Ranch to R-3 - Urban 
Residence Zone. The project is located approximately 500 feet north of Tanque Verde Road and 
700 feet west of Bear Canyon Road (see Case Location Map).  The preliminary development plan 
(PDP) proposes 56 new apartment units in two-story buildings as Phase II of The Place at Mason 
Ranch, a multifamily apartment community.  The adjacent 16.12-acre Phase 1 project area, located 
to the north and east of the rezoning site is currently zoned R-3.  The total project site area, 
including both phases, is 19.75 acres, with a total of 312 apartment units proposed.   
 
Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of R-3 zoning, subject to the attached preliminary conditions. 
 
Background Information 
 
Existing Land Use:  Single-family residence. 
 
Zoning Descriptions: 
 
Existing: Suburban Ranch (SR) - This zone provides for low density principally for single-family 
residences and associated conditional uses on large lots. A wide range of agricultural and ranch 
uses is permitted. The large minimum lot size requirement of this zone ensures a considerable 
reservation of open space. 
 
Proposed: Residence Zone (R-3) – This zone provides for high density, residential development, and 
compatible uses. Civic, educational, recreation, religious uses, and select other uses, such as day care 
and urban agriculture, are also permitted that provide reasonable compatibility with adjoining 
residential uses. 
 
Surrounding Zones and Land Uses: 

MEMORANDUM 
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North: Zoned R-3, Urban Residence, Phase I of The Place at Mason Ranch, currently under 

Development Package review for 256 apartment units   
South: Zoned O-3, Office & C-1 – Commercial, Tanque Verde Casitas, single story 
East: Zoned R-3 – Urban Residence & C-1 – Commercial, A Family Storage, single story 
West: Zoned SR – Suburban Ranch, Tanque Verde Lutheran Church, one-story buildings with the 

closest building measuring 30 feet in height 

Previous Cases on the Property:  None 

Related Cases: 
C9-20-02 Catalina Highway Casitas – Catalina Highway, SR and RX-1 to R-2   
A  rezoning request for approximately 12.44 acres located on the west side of Catalina Highway, 
approximately 1,400 feet north of Tanque Verde Road, to allow development of 126 luxury casitas 
(detached, small single-family residences), including parking, landscaping, common areas and 
stormwater management at a density of 10.13 units per acre.  On August 11, 2020, the Mayor and 
Council voted 7-0 to authorize the rezoning. 
 
Applicant’s Request – Rezoning to R-3 (Residence Zone) is requested for a 3.6-acre parcel. 
 
Planning Considerations – Land use policy direction for this area is provided by Plan Tucson 
(PT) and the Bear Canyon Neighborhood Plan (BCNP).  
 
Plan Tucson (PT): PT identifies the site near to a Mixed-Use Centers Building Block which 
combines a variety of housing options, service, office, and public gathering places, located close 
to each other, providing occupants of the center and residents and workers in the surrounding 
neighborhoods with local access to goods and services. 
 
Plan Tucson policy direction ensures urban design that is sensitive to surrounding scale and 
intensities of existing development and considers prominent viewsheds (LT4 and LT28.5.5). Plan 
Tucson calls to preserve and strengthen the distinctive character of neighborhoods, while 
supporting infill residential development that provides new housing (LT28.1.7 and LT28.5.1).     
 
Bear Canyon Neighborhood Plan (BCNP): The Residential Uses goal of the BCNP is to protect 
and stabilize the character of the neighborhood and encourage an environment compatible for 
family living. The sub goal is to encourage new quality-designed residential development which 
is compatible with the existing neighborhood. 
 
BCNP applicable Residential Uses Policies are:  
 
• Promote high-quality residential infill of vacant land where adequate streets and utilities are 

made available. 
• Ensure the compatibility of new development with existing land uses. 
• Encourage a mixture of housing types emphasizing single-family, owner-occupied dwellings. 
• Allow only residential development in areas designated for that use. 
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BCNP applicable Residential Uses Implementation Techniques are: 
 
• Require buffers (masonry walls, berms, setbacks, and vegetation) where necessary to 

mitigate adverse impact of sound, visibility, traffic, and other elements that may infringe 
upon the integrity of established developments. Buffers should be a visual amenity and in 
context with the character of the neighborhood and represent the best practices of landscape 
architecture. 

 
• Encourage new developments to be architecturally designed to enhance and be compatible 

with the visual character of the neighborhood. (For example, use of natural appearing 
materials and earth tone colors is most appropriate.) 

 
• Require new developments to employ native and adaptive low-water use and low 

maintenance vegetation, except in buffer zones that may require special landscape criteria. 
Require water-saving devices wherever possible. (e.g., drip irrigation systems) 

 
• Encourage the use of vegetation compatible with existing native growth in the area. 
 
• Maximum building height allowed is two stories, not to exceed 30 feet, or the height limit 

imposed by the zoning classification affecting the property, whichever is more restrictive. 
 
The BCNP General Development Map identifies the project site for Medium Density Residential, 
or 6-16 dwelling units per acre.  
 
The proposed rezoning complies with the goals and policies found in the Bear Canyon 
Neighborhood Plan by: 
• Developing a high-quality residential infill project compatible with neighboring land uses; 
• Increasing the mixture of housing in the neighborhood; 
• Utilizing and improving existing infrastructure to benefit the development and surrounding 

neighborhood; and 
• Respecting development standards for density and building height as outlined in the plan. 
 
There are no billboards on the site. 
 
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 Preliminary Development Plan shows four two-story garden-style 
apartment buildings with surface parking along the southern perimeter. Two of the proposed 
buildings each have sixteen units, and the other two have twelve units apiece for a total of 56 units 
on 3.6 acres, for a residential density of 15.56 RAC.  The buildings are generally positioned north-
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south and alternate between the twelve and sixteen-unit building types, starting with a twelve-unit 
building closest to the west boundary. 
 
A slight easterly and westerly rotation of the sixteen-unit and twelve-unit buildings, respectively, 
prevents diminished views from adjacent balconies being lined up directly across from each other. 
It also provides more room for amenity landscaping between buildings, particularly at the ends 
where the openings are wider between them. Given that the four buildings are Phase II of the larger 
256-unit ‘The Place at Mason Ranch’ apartment community already zoned R-3, access is through 
the perimeter parking area in Phase I and out to Bear Canyon Road. 
 
Although the maximum allowable building height per the BCNP is 30 feet, each building will be 
two stories and 25.5 feet tall, with an ornamental tower element approximately 31 feet in height at 
its peak.  
 
The subject property is surrounded by compatible development on all four sides. Its northern 
border and northeast corner are bounded by the already R-3-zoned Phase I portion of this project. 
Buildings in Phase II are approximately 100 feet from the buildings proposed in Phase I or further. 
Although the subject property and the apartments in Phase I to the north are going to be 
incorporated into the same development, the privacy of future Phase I residents was still considered 
in the Phase II design. Staggered setbacks along the north boundary and orienting the northern 
façade of each building slightly east or west to not run parallel to the property line further ensures 
privacy between both phases’ residents. 
 
The building orientation also helps ensure privacy for the adjacent Tanque Verde Casitas to the 
south. A 10-foot landscape border with canopy trees along the south boundary helps screen the 
apartments from view while the proposed parking further separates the buildings from the adjacent 
casitas. 
 
The eastern and western borders of the site are adjacent to a self-storage facility and a Lutheran 
Church, respectively. Although no residences are adjacent to the east or west, proposed building 
setbacks exceed the minimum required by code. A 10-foot landscape border with canopy trees 
every 33 feet is also proposed along the west boundary. 
 
On-site Land Uses – The property contains a single-story home and three horse stable structures, 
all of which will be demolished before the site is redeveloped.  
 
Road Improvements/Vehicular Access/Pedestrian Circulation – The proposed project will create a 
new interior loop road connecting parking and vehicular access to the new buildings to Phase I 
interior roads. Phase I of the Place at Mason Ranch abuts Bear Canyon Road 1,000 feet north of the 
Tanque Verde Road and Bear Canyon Road intersection and will provide future access for the 
subject property. The subject property does not directly abut any local streets and no new connections 
to public streets are proposed.   
 
According to the TIA prepared by Mathieu Engineering, Phase II of the proposed multifamily 
housing (low-rise) community generates approximately 7.32 average daily trips per unit. The 56 
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units in Phase II were estimated to generate 410 daily trips, with 26 occurring in the AM peak hour 
and 32 occurring in the PM peak hour. 
 
Mathieu Engineering’s TIA analyzes the impacts the 56 units in Phase II and 256 units in Phase I 
would have on the surrounding road network and offers the following findings and 
recommendations. 
 
• The conclusions of the report conducted by Mathieu Engineering indicate that the proposed 

residential development, The Place at Mason Ranch, will have minor traffic impacts on the 
existing transportation network, namely Bear Canyon Road and the existing Tanque Verde 
Road/Bear Canyon Road intersection and the proposed site access driveways. 

 
• All study intersections and access drives are anticipated to operate at acceptable LOS in all 

analysis scenarios, and no additional mitigation is recommended. 
 
• Based on anticipated project traffic, a one-way STOP control is recommended with STOP signs 

installed on the driveways. Sufficient gaps in the Bear Canyon Road traffic stream exist, allowing 
for ingressing and egressing left and right-turn movements to and from Bear Canyon Road. 
Therefore, lane movement restrictions for the roadways are not recommended. 

 
• Currently, there are no sidewalks constructed along Bear Canyon Road, and sidewalks will not 

be constructed during The Place at Mason Ranch development process. 
 
• The proposed access drive is to be constructed per City of Tucson Access Management 

Standards. 
 
• The project access drives do not meet right-turn warrants with development traffic. Therefore, a 

right-turn lane is not warranted at the proposed access drives into the project development. 
 
The proposed development will include an interconnected circulation system of sidewalks and 
walkways to provide residents, guests, and employees safe paths from their cars to the buildings. 
Short- and long-term bicycle parking will be provided in accordance with the City of Tucson Unified 
Development Code, Section 7.4.8. The actual location and number of bicycle parking spaces will be 
determined during the development plan process. The proposed development will also comply with 
the regulations and design standards of the Americans with Disabilities Act (ADA).  
 
Conclusion – The proposed rezoning of the site from SR to R-3 is appropriate for this location, is 
compatible with the surrounding land uses, and it is in compliance with the Bear Canyon 
Neighborhood Plan and Plan Tucson.  Subject to compliance with the attached preliminary 
conditions, approval of the requested R-3 zoning is recommended. 
 
 
s:/rezoning/2020/c9-21-09 sr.doc 
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PROCEDURAL 
 
1. A development package in substantial compliance with the preliminary 

development plan, dated August 17, 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. Buildings shall have a maximum height of 25.5 feet 
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ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION 
 
9. All offsite improvements required with the development, such as street 

improvements, curb, sidewalk, and ADA ramps shall be coordinated with the 
City of Tucson’s Department of Transportation. 

   
TUCSON AIRPORT AUTHORITY 
 
10.    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 

 
           Please do not hesitate to contact me if you have any questions or concerns 

regarding this comment letter.  I can be reached by email at 
srobidoux@flytucson.com or by telephone at 520-573-4811.   

 
  Scott Robidoux, Senior Airport Planner 
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Approval – Protest Form 

If you wish to submit a written protest or approval, this form is provided for your convenience. 
Print your comments below, sign your name, and mail to the City of Tucson Planning and 
Development Services Department, Entitlements Section, 201 N. Stone Avenue, P.O. Box 
27210, Tucson, Arizona 85726-7210. The number of approvals and protests along with protest 
calculations will be reported at the Zoning Examiner’s public hearing.  This form is not the City 
of Tucson Public Hearing Notice. 

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’, require an affirmative 
vote of ¾ of the Mayor and Council (5 of 7 council members) to approve the rezoning or special Exception 
ordinance. Public rights-of-way and the area/lot of the proposed rezoning are included in the protest calculations. 
Calculations will be provided to the Mayor and Council. 

Case:  C9-21-14  The Place at Mason Ranch Phase II – Tanque Verde Road,  SR to R-3 (Ward 2)  

_____________________________________         APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 

Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 
____________________________________________________________________________________________________________ 

OWNER(S)  SIGNATURES PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
YOUR MAILING ADDRESS 

Date ____________________ 



 Place 
 Stamp 
 Here 

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

C9-21-14 JB 
Expose this flap - Affix stamp and return 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

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

C9-21-14  JB   
IMPORTANT LAND USE CHANGE NOTICE ENCLOSED 
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