
 
 
                                                                            
   
 
 
  DATE: January 12, 2022 
   For January 27, 2022 Hearing 
 
 
TO: John Iurino FROM: Scott Clark, Director 
 Zoning Examiner  Planning & Development Services  
    
 
SUBJECT: REZONING  
  PLANNING & DEVELOPMENT SERVICES REPORT 

C9-21-24  Vivo Tucson Apartments – Freeway Drive, I-1 to C-1  (Ward 1) 
 
Issue – This is a request by Paul Oland of Paradigm Land Design LLC, on behalf of the property 
owner, Jai Kuber Ventures LLC, to rezone a single 3.33-acre parcel located at 665 North Freeway 
Drive from I-1 Industrial to C-1 Commercial, to allow the conversion of an existing motel to 
workforce housing (apartments).  The existing structures are two-story, ranging between 25 feet 
to 30 feet in height, and totaling approximately 29,000 square feet in floor area.  The existing 
buildings and outdoor swimming pool area will be preserved and renovated, and a total of 114 new 
rental apartments will be provided.  No new structures are proposed.  The rezoning site is located 
northwest of the intersection of Interstate-10 and Saint Mary’s Road between the Santa Cruz River 
Park to the west and the Interstate-10 eastbound frontage road to the east (see Case Location Map).  
With a total of 114 units, the preliminary development plan proposes a density of approximately 
34 residential units per acre, with buildings heights to remain at a maximum of 30 feet as allowed 
in the C-1 Zone.  The vehicle parking area will be improved as will the site landscaping.    
 
Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of C-1 zoning, subject to the attached preliminary conditions. 
 
Background Information 
 
Existing Land Use:  Travelers Accommodation/Lodging (Motel) 
 
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. 
 

MEMORANDUM 
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Proposed: Commercial Zone (C-1) – This zone provides for low-intensity, commercial and other 
uses that are compatible with adjacent residential uses.  Residential and select other agricultural, 
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; Travelers accommodation/lodging 
South: Zoned I-1; Food service, retail (convenience market with fueling station)   
West:  Zoned I-1, R-2; Santa Cruz River Park, with residential uses beyond   
East:   Zoned I-1, R-3; Interstate-10, with residential and City Park uses beyond   

Previous Cases on the Property:  None 

Related Cases: 

C9-21-11 Sterling Real Estate – 475 N Granada Avenue, I-1 to C-2   This was a request to rezone 
a 10.37-acre property 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.  The site is located on the east side 
of Interstate-10, approximately 300 feet southwest of the Saint Mary’s Road and Granada Avenue 
intersection.  On October 19, 2021, Mayor and Council voted 7-0 to authorize the requested 
rezoning. 

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.  On 
August 10, 2021, Mayor and Council voted 7-0 to authorize the requested rezoning. 

Project Background – The applicant is requesting a downzoning from I-1 to C-1 for the adaptive 
reuse of the existing motel buildings by conversion into 114 multi‐family residential units 
(workforce housing apartments). 
  
Applicant’s Request – Rezoning to C-1 Commercial to allow adaptive reuse of existing motel 
buildings for a multifamily residential development with a density of 34 residences per acre, and 
with building heights of up to 30 feet.  
 
Planning Considerations – Land use policy direction for this area is provided by Plan Tucson, 
and the Santa Cruz Area 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-

javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3990-pop$t=document-frame.htm$3.0$p=%22,%22Zone%22,6495,3105);
javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3420-pop$t=document-frame.htm$3.0$p=%22,%22Compatible%22,6435,2250);
javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3300-pop$t=document-frame.htm$3.0$p=%22,%22Adjacent%22,8820,5235);


Rezoning – Planning & Development Services Report Page 3 of 5 
C9-21-24  Vivo Tucson Apartments – Freeway Drive, I-1 to C-1  (Ward 1) 
 

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. 
 
Santa Cruz Area Plan (SCAP) – SCAP policies state that new development within or near existing 
neighborhoods should be designed and scaled to be compatible with existing neighborhood 
characteristics.  The SCAP encourages pedestrian linkages between neighborhoods and services, 
with a policy stating that street and pedestrian improvements should be made in conjunction with 
new development to facilitate accessibility to the surrounding area and park system. 
 
This project is consistent with Plan Tucson, and the Santa Cruz Area Plan in providing 
redevelopment of existing structures in a design compatible with surrounding uses.  The project’s 
proposed density is consistent with the density standards provided in the Plans. 
 
A virtual neighborhood meeting was held on September 16, 2021.  The only attendees were 
representatives for the project, the current owner, a representative for the buyer, and the Ward 6 
councilmember.  No neighbors or neighborhood representatives attended the meeting.   
 
Field inspection by staff indicates there are no billboards on the site.  The site currently has one 
large pole sign for the motel use located on the north side of the parking lot adjacent to the Interstate 
10 frontage road.  This sign will remain in place as the main sign for the Vivo Tucson Apartments 
redevelopment.  One additional small monument sign will be installed at the existing entrance 
drive along Saint Mary’s Road. 
 
There is a large TEP lattice electrical transmission tower located near the west edge of the rezoning 
site between the parking area and the Santa Cruz River Park. 
 
The submitted Design Compatibility Report estimates that the proposed redevelopment project 
will generate approximately 1,330 average 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 the Mayor 
and Council.  
 
Design Considerations 
 
Land Use Compatibility – The site is surrounded by various land uses, which include 
predominately commercial, traveler’s accommodation/lodging, food service, public recreational 
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and educational uses.  To the north is a hotel in I-1 zoning.  Immediately to the east is Interstate-
10, zoned I-1, with residential uses, the David G. Herrera-Ramon Quiroz City Park, and Davis 
Elementary School in R-3 zoning across the interstate.  To the south are a restaurant and a gas 
station with a retail convenience store, zoned I-1, with another restaurant and multifamily uses 
across St. Mary’s Road in I-1 and R-3 zoning respectively.  Adjacent to the west is the Santa Cruz 
River Park in I-1 and R-2 zoning with residential uses across the river, zoned R-2.  The site is not 
immediately adjacent to single‐family residential homes and privacy and views into neighborhoods 
are not issues.    
 
Design Compatibility – The motel was built in 1972 but was recently closed due to slowing of 
hotel bookings caused by the recent ongoing Covid pandemic.  The preliminary development plan 
shows the existing buildings will be renovated, with kitchenettes in each unit, new common areas 
with a remodeled fitness center, laundry room, co-work space, lobby/reception area, sundry area, 
and new interior finishes throughout.  There are a total of 114 apartments proposed, including 82 
studio units, 27 one-bedroom units, and 5 two-bedroom units.  Tucson Fire Review comments 
state that installation of an automatic sprinkler system and fire alarm system will be required.  The 
applicant states that the exterior façade and existing porte cochere will also be remodeled.   
 
Road Improvements/Access – Vehicular access will be via two existing driveways along the I-10 
eastbound frontage road on the east side of the property, and one existing access drive from St. 
Mary’s Road to the south.  No new curb-cuts are proposed.  The existing cross-access will continue 
between the rezoning site and the hotel property to the north, as well as to the restaurant and gas 
station to the south.  The PDP show a total of 146 vehicle parking spaces will be provided on site, 
with 133 spaces required.  A new 12-foot by 35-foot loading zone is proposed near the center of 
the site, north of the main building entrance/porte cochere.  
 
Drainage/Grading/Vegetation – The rezoning site is completely graded and developed and is 
relatively flat with drainage across the site generally flowing from the southeast to the northwest 
towards the Santa Cruz River.  The building footprints will remain the same and existing grades 
will be maintained.  There will be minimal grading of the site to facilitate drainage.  The 
Environmental Resource Report submitted as part of the application materials states that there is 
stormwater infrastructure currently in place to facilitate the proposed redevelopment of the 
property and that there will be no changes to upstream or downstream stormwater flows. 
 
The Santa Cruz River is just west of the subject property and will not be disturbed by the 
redevelopment project.  The Santa Cruz River is an Important Riparian Area that provides an 
uninterrupted wildlife corridor throughout the greater Tucson metropolitan area.  The habitat 
associated with the Santa Cruz River is fairly contained along the watercourse and within the Santa 
Cruz River Park that runs along the banks of the river.  The river has been channelized and 
reinforced with bank protection to help mitigate flooding events.       
 
There is no significant native vegetation and there are no undisturbed areas on the rezoning site.  The 
entire property was graded with the construction of the original hotel and parking area.  The existing 
landscaping is sparce and consists of oleander, mesquite trees, tamarisk trees, fan palms, and olive 
trees, all of which appear to have been installed.  The PDP states that landscaping will be updated to 
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meet the City of Tucson’s Landscape Code.  The Design Compatibility Report states that new 
landscaping materials will consist of native drought tolerant vegetation and that the site will 
contain approximately 25 canopy trees located throughout the parking areas.  Planting islands will 
be required within asphalt parking areas to comply with Unified Development Code 7.6.4.B, which 
requires one canopy tree per every four parking spaces. 
 
Conclusion –The proposed rezoning of the site from I-1 to C-1 to allow the conversion of an 
underutilized motel to residential apartment units is appropriate for this location, is compatible 
with existing surrounding land uses, and is in compliance with Plan Tucson, and the Santa Cruz 
Area Plan.  Subject to compliance with the attached preliminary conditions, approval of the 
requested C-1 zoning is recommended. 
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PROCEDURAL 
 

1. A development package in substantial compliance with the preliminary 
development plan, dated November 16, 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. 
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ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION 
 

8. 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 and Mobility. 

 
TUCSON AIRPORT AUTHORITY 
 

9. 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:  C9-21-24  Vivo Tucson Apartments – Freeway Drive, I-1 to C-1 zoning 
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 
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