CITY OF
TUCSON

PLANNING &
DEVELOPMENT
SERVICES
DEPARTMENT

September 10, 2009

To: Subscriber to the Tucson Land Use Code (LUC)

SUBJECT: CORRECTIONS TO SUPPLEMENT NO. 45 TO THE LAND
USE CODE (LUC)

Dear Subscriber:

Enclosed are the following corrections to scrivener’s errors in Supplement No.
45 (Flexible Lot Development):

1. Section 3.2.10.2.D — “...Development Designators “FLD-1" through “FLD-
810”...”

2. Section 3.6.1.4.D.3.b.i (end of first sentence) — “...and in accordance with
Section 3.7.4.3;-and.

Please recycle and replace pages in your LUC as follows:

Article III. Development Regulations

Item Remove Old Pages | Insert New Pages
Division 2: Development Criteria 211212 211-212
Division 6: Development 283-284 283-284
Incentives

Please insert and maintain this instruction sheet in the front of your copy of the
LULC,

Should you have any questions while replacing these pages, please call me at 791-
4505.

Sincerely,

Norma J. Stevens
Secretary

Enclosures: Corrections to Supplement No. 45

201 N. STONE AVE. . P.O. BOX 27210 . TUCSON, AZ 85726-7210
(520) 791-4505, « FAX (520) 791-4130 . TTY (520) 791-2639
www.tucsonaz.gov » E-Mail: web(@tucsonaz.gov



CITY OF TUCSON LAND USE CODE Sec. 3.2.10.2
ARTICLE III. DEVELOPMENT REGULATIONS
DIVISION 2. DEVELOPMENT CRITERIA

3.2.11

3.2.11.1

3212

b.  Such dedication was not a condition of approval for applications, such as, but not limited to,
rezonings or variance requests;

c.  Such dedication does not include right-of-way dedicated as part of a subdivision plat; and

d. A legally binding agreement to dedicate or sell at nominal cost to the City is submitted as part
of the application.

Residential density for residential projects developed under Development Designators "W" through "Z",
as listed in Sec. 3.2.3.1.E, is based on a Floor Area Ratio (FAR), in accordance with Sec. 3.2.11.2.B.

Residential density in residential projects developed under Development Designators "FLD-1" through
"FLD-1Q", as listed in Sec. 3.2.3.1.F, is based on the developable area of the site (refer to Sec. 6.2.4. for
definition of developable area). (Ord. No. 9138, §1, 10/5/98, Ord. No. 10636, §12, 2/24/(9)

FLOOR AREA RATIO (FAR) CALCULATION.

Purpose. This Section provides a uniform method for calculating the maximum amount of floor area that may
be achieved on a site, when the floor area is based on a ratio. The ratio, or Floor Area Ratio (FAR), is defined
in Sec. 6.2.6. FARs are used in conjunction with lot coverage, perimeter yard requirements, and height
limitations to determine and define the building bulk that may occur on a given site.

Floor Area (FA), as defined, does not include any interior motor vehicle parking or off-street loading that is
accessory to the principal use.

Applicability. FARs are applicable when listed as part of the development criteria of a Development
Designator. Land use intensity for all nonresidential uses and residential density for high-rise residential uses
are calculated using FARs. The calculations are as follows.

Al

General Rule of Application. In general, the FAR assigned to each Development Designator is based on
the most favorable situation, so the maximum FA will not be achieved on all projects. To achieve the
maximum possible FA permitted by the FAR, the other development criteria (perimeter yard requirement,
lot coverage, motor vehicle parking, etc.) would have to be at their least restrictive levels.

Example:

A commercial development adjacent to a residential zone would have perimeter yard
requirements which would prohibit maximizing the permitted FA. The same commercial
development located adjacent to a commercial zone or another nonresidential zone would not
have perimeter yard requirements and would have a greater opportunity to achieve the
maximum permitted FA.

Residential Projects. Residential density calculations for residential projects developed under
Development Designators "W" through "Z", as listed in Sec. 3.2.3.1.E, are based on a FAR, The FAR
provides the maximum amount of FA that can be developed on a site. The FA can be divided into any
number of units or accessory buildings, provided the combined square footage of all units and accessory
buildings does not exceed the permitted FA of the site. (See Illustration 3.2.11. Example 1)

1. Standard Calculation. To obtain the amount of FA permitted on a site, the area of the site, expressed
in square feet, is multiplied by the FAR listed for the assigned Development Designator. The result
is the maximum amount of FA permitted on the site. The FA permitted on a site may be divided into
any number of dwelling units and accessory buildings.
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Sec. 3.2.11.2

CITY OF TUCSON LAND USE CODE
ARTICLEIII. DEVELOPMENT REGULATIONS
DIVISION 2. DEVELOPMENT CRITERIA

The resulting FA includes all floor area, except interior motor vehicle parking and loading areas. To
obtain an approximate number of units that could be developed, all areas not specifically allocated to
a dwelling unit, such as interior corridors, lobbies, and janitorial areas, must be deducted from the
total FA. The remaining FA could then be divided by the average size unit to obtain the approximate
number of dwelling units for the site. For example, if thirty (30) percent of the FA is for non-
dwelling uses and seventy (70) percent for dwelling units, then multiply the FA by 0.70. Divide that
amount by the average size unit. The result is the approximate number of units.

Exception. Any site area dedicated or sold at nominal cost to the City for public purposes is included
as part of the site area for calculation of density, provided:

a.  The additional density is less than ten (10) percent of the density permissible for the rest of the
site area;

b.  Such dedication was not a condition of approval for applications, such as, but not limited to,
rezonings or variance requests;

¢.  Such dedication does not include right-of-way dedicated as part of a subdivision plat; and

d. A legally binding agreement to dedicate or sell at nominal cost to the City is submitted as part
of the application.

ExaMPLE 1: Residential Project

Development Designator: W
FAR: 6
Site Area: 50,000 5Q FT

CALCULATION:

Site area x FAR = Floor Area (FA)
50,000 SQFT X 6 = FA
300,000 SQ FT = FA

6TH FLOOR
5TH FLOOR
4TH FLOOR
3RD FLOOR
2ND FLOOR

1ST FLOOR

3.2.11 Floor Area Ratio (FAR) Calculation
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CITY OF TUCSON LAND USE CODE Sec. 3.6.1.4
ARTICLE III. DEVELOPMENT REGULATIONS
DIVISION 6. DEVELOPMENT INCENTIVES

i.  To the greatest degree practicable, detention and retention basins within an FLD shall be
designed as Functional Open Space by incorporating the Multiple-Use Concepts and
Aesthetic Design Guidelines described in Chapter IV of the Stormwater
Detention/Retention Manual (Development Standard 10-01.0.0), and in accordance with
Section 3.7.4.3. Functional Open Space amenities within detention and retention basins
may count toward meeting Functional Open Space requirements,

it. Detention and retention basins shall be:
a) located in a common area, outside the boundaries of a residential lot;

b) owned and maintained by the homeowners organization or management organization
established by the developer:;

c) located within the perimeter wall, fence, or screening surrounding the FLD project site
boundaries, if provided; and,

d) designed and constructed in compliance with the Stormwater Detention/Retention
Manual.

iii. Slopes should be no steeper than 4:1 where water depths exceed two (2) feet within a
detention or retention basin so that a safety barrier is not required.

E. Calculation of Maximum Unit Yield. The method for calculating residential density as described
in Section 3.2.10 (Residential Density Calculation) shall be used in calculating the maximum unit
yield of FLD projects.

F. Flexible Lot Development (FLD) Density Matrix. FLD projects must comply with the density
limits pursuant to the density matrix provided in Section 3.2.3.1.F.

(Ord. No 10636, §4. 2/24/09)
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Sec. 3.6.1.5

CITY OF TUCSON LAND USE CODE
ARTICLE III. DEVELOPMENT REGULATIONS
DIVISION 6. DEVELOPMENT INCENTIVES

3.6.1.5

Site Specific Development Criteria. An FLD shall comply with the following criteria:

A. Transition Edge Treatment and Mitigation for Adjacent Properties.

1.

Transition Edge Treatment. Where a single-family attached or multi-family FLD project is adjacent
to existing single-family residential development, the FLD must provide buffering in order to
preserve the privacy of the existing residential development, Examples of buffering include, but are
not limited to, landscaping, a fence, or a wall. The proposed buffering shall be included as
conditions on the approved subdivision plat.

Privacy Mitigation

a. The following are required where multistory residences are proposed adjacent to existing single
story residential and the existing residences are zoned R-2 or more restrictive:

i.  Balconies, windows (except for clerestory and translucent windows), or any other feature on an
upper floor that overlook the rear and side yards of an adjacent residence are prohibited.

ii. A Privacy Mitigation Plan is required demonstrating that adequate measures, such as
screening, setbacks, building mass, solar access, air circulation, and light access are
incorporated into the design of the project to preserve the existing residents’ privacy.

iii. The Privacy Mitigation Plan must be prepared, submitted, processed, and approved in
compliance with Chapter 23A-35 and Development Standard 2-10.0.

B. Landscaping, Screening and Wall Requirements.

1.

FLD projects must comply with Section 3.7.0 (Landscaping and Screening Requirements) except as
otherwise provided by this section.

One (1) canopy tree must be provided every forty (40) feet of pedestrian circulation systems,
excluding crossings with streets, alleys, and driveways. If providing canopy trees every 40 feet is
not achievable, the applicant must:

a. Provide the equivalent number of trees that would be obtained using the 40-foot increment
measure; and,

b. Distribute the trees within the FLD project site along pedestrian circulation systems and within
Functional Open Space areas.

Landscape plans shall incorporate water-conserving design as defined in Section 3.7.4 and as
described in Development Standard 2-06.0.

Water harvesting techniques shall be incorporated as part of the landscape design based on the
Water Harvesting Guidance Manual! prepared for the City of Tucson Transportation Department
Stormwater Section.

Mechanical equipment, utility boxes, irrigation equipment and similar elements shall be screened
from adjacent streets exterior to the project and from adjacent existing residential development.
Screening shall be architecturally integrated with the overall design of the FLD.

If a perimeter wall is proposed along a public right-of-way, it shall be constructed of. or painted
with, graffiti-resistant materials. The wall shall incorporate one or more of the following decorative
materials:

(Ord. No. 10636, §4, 2/24/09)
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