
 

 
DATE: September 2, 2009 
 
TO:  Planning Commission 
 
FROM: Ernie Duarte, Executive Secretary 
 
SUBJECT: West University Neighborhood Plan Amendment, PA-09-02 
  Main Gate V – Increased Building Height 

Study Session (Ward 6) 
 
Issue: This is a request by Tom Warne of The Marshall Foundation, to amend the West 
University Neighborhood Plan to allow an increased building height.  The 0.74-acre Main 
Gate V amendment site is located in the northwest portion of the block bounded by University 
Boulevard on the south, Second Street on the north, Park Avenue on the east, and the Tyndall 
Avenue alignment on the west.  It’s at the western “Main Gate” entrance to the University of 
Arizona (UA).  
 
The applicant wants to redevelop the site with a 9-story, approximately 130-foot high hotel 
that would include parking below ground, commercial and educational uses on the first floor, 
and a theater on the second floor.  A policy in the West University Neighborhood Plan limits 
building heights in this area to 40 feet.  The applicant is seeking to amend the land use plan to 
allow building heights of up to 140 feet on the amendment site, so that the rezoning can 
proceed. 
 
Copies of the location maps are provided as Attachments A-1 and A-2.  A copy of the zoning 
map is provided as Attachment B.  A copy of the land use map is provided as Attachment C.  
A copy of a portion of the plan amendment application is provided as Attachment D.  A copy 
of an aerial photograph of the site and surrounding areas is provided as Attachment E. 
 
Recommendation: Staff recommends the Planning Commission set this item for public 
hearing at the October meeting. 
 
Applicant’s Request:  The applicant is requesting to change Neighborhood Conservation 
Policy 1.B.10 of the West University Neighborhood Plan to allow a building height of up to 
140 feet on the amendment site.  No other changes are proposed. 
 
Area Redevelopment:  The amendment site is located in the two-block “transition area” 
between the UA, which is east of Park Avenue, and the historic, low-density West University 
residential neighborhood, which is west of Euclid Avenue.  Beginning over 20 years ago with 
the renovation of the Geronimo Hotel, and continuing today, this area at the western edge of 
the UA has been undergoing significant redevelopment.  While some of this redevelopment 
has occurred south of University Boulevard, most has occurred to the north, in the immediate 
vicinity of the amendment site. 
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The proposed Main Gate V project is the final phase of a public-private effort between the 
Marshall Foundation and the UA, to redevelop the two-block area north of University 
Boulevard, between Park and Euclid Avenues.  The Tyndall Avenue parking garage, located 
south of University Boulevard, and the Euclid Avenue parking garage located north of 
University, are part of this effort. 
 
Surrounding Zoning and Land Uses:  The site is zoned C-3 and is surrounded by C-3 
zoning to the east, south, southwest (HC-3), and west (see Attachment B).  Areas to the north 
and northwest are zoned R-3 and C-1, however, the R-3 zoned areas are used for non-
residential purposes, including cultural, educational, and related uses.   
 
Land uses surrounding the site are as follows (see Attachment A-2).  East of and adjacent to 
the site is the five-story Main Gate Phase III Building, with retail uses on the first floor, and 
four floors of UA offices above.  South and southeast of the site are the one- and two-story 
Main Gate Buildings I, II, and IV, which are developed with commercial, retail, and restaurant 
uses.  Southwest of the site are one- and two-story buildings developed with commercial and 
retail uses along University Boulevard, east of Euclid.  Directly west of the amendment site, 
across the Tyndall Avenue alignment, is the eight-story Marriott Hotel.  To the northwest are 
one- and two-story UA and related buildings, and the five-story Euclid Avenue parking 
garage.  To the north across Second Street is the two-story Arizona Historical Society 
Museum and Artifact Warehouse.  There are no residential uses in the immediate vicinity of 
the site. 
 
Policy Direction:  Policy direction is provided by the West University Neighborhood Plan 
(1988), the University Area Plan (1989), and the City’s General Plan (2001).  Applicable 
policies are summarized below.  A complete policy listing is provided as Attachment F. 
 
West University Neighborhood Plan policies limit building height to 40 feet between Park and 
Euclid, from University north to Speedway, and that is why this amendment is being pursued.  
Other policies support the intensification and strengthening of existing neighborhood 
commercial nodes in certain locations, including University Boulevard and Tyndall Avenue; 
and the provision of a full range of community service facilities to meet the needs of 
neighborhood residents.  The use of off-street shared parking facilities is encouraged.  Policies 
support the designation and improvement of major pedestrian corridors that link commercial 
and campus uses, and encourage walking and bicycle travel. 
 
University Area Plan goals recognize the nature and potential of the University and its 
immediate surroundings as a relatively compact, pedestrian-oriented regional activity center, 
and promote strengthening the identity and quality of the University area consistent with City-
wide and neighborhood goals.  Policies designate the University Boulevard/Tydall/Main Gate 
area as an established pedestrian commercial district.  Within these districts, the 
intensification of UA campus-oriented commercial services is supported; and the   
consolidation of adjacent development parcels, to provide integrated circulation and access, is 
encouraged.   Enhanced circulation systems are promoted within new commercial/office 
development, to link adjacent uses and provide convenient access to transit facilities.  
Sensitivity to the surrounding uses is to be demonstrated in the design, location, orientation, 
landscaping, screening and transportation planning of new development. 
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The General Plan designates the UA as a major educational activity center within the City of 
Tucson.  Policies support development in or adjacent to community-level activity centers that 
will integrate public and private land uses, including entertainment, retail, restaurants, offices, 
hotels, and other uses, in activity nodes; re-establish pedestrian connections to the street 
network, adjacent to activity centers; promote alternate modes of transportation; and 
encourage the infilling of vacant or underutilized parcels adjacent to activity centers.  Other 
policies support non-residential uses where the scale and intensity of use will be compatible 
with adjacent uses; and promote neighborhood identity and visual character, and quality in 
design, for all new development. 
 
Public Contact: Staff has not been contacted by anyone about this amendment proposal.  The 
applicant held two neighborhood meetings to make neighbors aware of the proposed 
development, including the plan amendment and rezoning processes.  No neighbors attended 
the first meeting, which was held on June 17, 2009.  Three neighbors and two owners of a 
nearby property attended the second meeting, which was held on August 12, 2009.  According 
to the information submitted, attendees voiced support for the project. 
 
Over the past couple of decades, the applicant has worked closely with the West University 
Neighborhood Association on redevelopment in this area.  In May 2009, the Vice President of 
the West University Neighborhood Association submitted a letter of support for the hotel 
proposal (please see page 17 of Attachment D). 
 
Conclusion: Staff recommends the Planning Commission set this item for public hearing in 
October.  This amendment request will be reviewed relative to existing and planned land uses 
in the area, land use plan policy direction, and other relevant information. 
 
Ernie Duarte:JSH 
 
Attachments:  A-1 and A-2 – Location Map 
  B – Zoning Map 
  C – Land Use Map 
  D – Amendment Application 
  E – Aerial Photograph of Site and Surroundings 
  F – Land Use Plan Policies  
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PA-09-02, West University Neighborhood Plan Amendment 
Main Gate V – Increased Building Height 
Planning Commission Study Session - September 2, 2009 
 
LAND USE PLAN POLICIES 

 
 

WEST UNIVERSITY NEIGHBORHOOD PLAN 
 

 NEIGHBORHOOD CONSERVATION 
 

Policy 1.B.10.  Limit building heights west of Euclid Avenue to that allowed by 
zoning on August 1, 1988.  Allow maximum building heights of 40 
feet in the transition area between Park and Euclid Avenues. 

 
Policy 1.D. Maintain the economic and ethnic diversity historically present in the 

West University Neighborhood. 
 
Policy 1.D.1 Provide a full range of recreational, educational and community 

service facilities to fulfill the needs of neighborhood residents. 
 

 COMMERCIAL AND OFFICE DEVELOPMENT 
 

Policy B.1. Support the maintenance, intensification, and strengthening of 
existing neighborhood commercial nodes at University 
Boulevard/Tyndall Avenue and 4th Avenue/6th Street. 

 
Policy C.1. Promote shared off-street parking facilities, the development of 

streetscape improvement programs, and the establishment of 
landscape buffers between commercial uses and adjacent residential 
properties. 

 
Policy C.3. Encourage the development of off-street parking areas with 

appropriate amenities and screening within defined commercial 
districts. 

 
 PUBLIC IMPROVEMENTS 

 
Policy B. Support the development of public transit facilities necessary to serve 

the West University Neighborhood. 
 
Policy C. Upgrade and improve the existing streetscape elements (lights, signs, 

sidewalks) in a manner consistent with the residential and historic 
nature of the West University Neighborhood. 

 
Policy D. Designate and improve major pedestrian corridors that a) link major 

community elements (e.g., residential areas, commercial areas, 
campus) and b) stimulate foot travel and bicycling.
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UNIVERSITY AREA PLAN 
 

 SECTION 1: OVERALL GOALS 
 
3. Recognize the nature and potential of the University and its immediate 

surroundings as a relatively compact, pedestrian-oriented regional activity center, 
and work to strengthen the identity and quality of this area consistent with city-
wide and neighborhood goals. 

 
 SECTION 2: NEIGHBORHOOD CONSERVATION/HISTORIC DISTRICT 

PRESERVATION 
 

3. Support the continued vitality of established pedestrian commercial districts, 
including those areas such as Fourth Avenue, which provide historic and cultural 
value to the University Area and the City. 

 
 SECTION 3.A: GENERAL POLICIES 

 
1. Strongly encourage the development of vacant property throughout the University 

Area to complement the existing scale, character, and identity of the surrounding 
neighborhood. 

 
4. Demonstrate sensitivity to surrounding uses in the design, location, orientation, 

landscaping, screening and transportation planning of new development. 
 

 SECTION 3.C: OFFICE/COMMERCIAL DEVELOPMENT  POLICIES 
 
1. Support the maintenance and intensification of neighborhood and UA campus-

oriented commercial services in the following established pedestrian commercial 
districts: Speedway/Campbell; Sixth Street, Park to Santa Rita; Fourth Avenue 
Shopping District; Park/Speedway; University Boulevard/Tyndall (Main Gate 
area). 

 
2. Support the development of concentrated centers of pedestrian-oriented 

commercial/office activity through the following means: (2.3) Encourage the 
consolidation of adjacent development parcels in order to provide integrated 
circulation and access, while reducing the number of vehicular curb cuts along the 
street.  (2.4) Encourage the establishment of a well-defined pedestrian system 
linking adjacent uses, secure bicycle parking areas, and convenient access to 
transit facilities, as integral components of new office/commercial development. 

 
 SECTION 4: TRANSPORTATION 

 
3.4 Mitigate any existing or potential drainage problems. 

 
 SECTION 5: ENVIRONMENT 

 
1. Support measures throughout the University Area designed to (1.1) improve air 

quality in the community by encouraging the development of alternate modes of 
transportation and pedestrian-oriented regional activity centers. 
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GENERAL PLAN 
 

 ELEMENT 2 (Land Use) Policy 3.8 is to support pedestrian and transit-oriented 
development along major streets and in or adjacent to activity centers and nodes. 

 
Policy 3.9 is to support nonresidential uses where the scale and intensity of use will 
be compatible with adjacent uses. 
 
Policy 5 is to support appropriate locations for commercial uses, with priority for 
development and redevelopment in the urbanized area, to promote the use and 
improvement of existing infrastructure, increase pedestrian and transit use, and meet 
residents’ needs for goods and services in a cost-effective and equitable manner. 
 
Policy 6 is to promote continued development of mixed-use activity centers to 
increase transit use; reduce air pollution; improve delivery of public and private 
services; and create inviting places to live, work and play. 
 
Supporting Policy 6.13 is to support incentives for development in or adjacent to 
existing regional and community-level activity centers that will 1) integrate the mix 
of public and private land uses, including entertainment, recreation, retail, restaurants, 
offices, libraries, hotels, public meeting facilities, child care, transit facilities, and 
other services into mixed-use activity nodes; 2) re-establish pedestrian connections in 
the street network, where they have been lost, adjacent to existing regional and 
community-level activity centers; 3) promote alternate modes of transportation; 4) 
encourage infilling vacant or underutilized parcels adjacent to existing regional and 
community-level activity centers; and 5) provide convenient, comfortable, 
illuminated and accessible bus shelters and an attractive pedestrian environment. 
 
Action 9.4.C is to encourage the development of activity centers as “mixed use areas” 
to integrate land uses and reduce vehicle miles traveled. 
 

 ELEMENT 4 (Community Character and Design) Policy 5 is to promote 
neighborhood identity and visual character.   

 
Policy 5.9 is to promote safer use of public space and facilities through careful 
attention to walkways, paths, streets, lighting, traffic patterns, and location and hours 
of operation. 
 
Policy 6 is to promote quality in design for all development. 
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