PLANNING COMMISSION

Planning & Development Services Department « 201 N. Stone Ave. ¢ Tucson, AZ 85701

DATE: April 6, 2011

TO: Planning Commissio {% é
FROM:; Ernie Duarte I / v

Executive Secre
SUBJECT: Article S — Overlay Zones
Issue — This item is for discussion by the Planning Commission in a Study Session. The
article represents a preliminary draft of Article 5 - Overlay Zones, one of the eleven articles of

the proposed Unified Development Code.

Recommendation — No action required.

Background — Staff has reviewed this article and sent comments to the consultant to continue
to reformat and improve it. Staff will present a PowerPoint presentation on the key issues that
have arisen as part of the LUC Simplification Project.

In addition, attached to this memo is a copy of the preliminary draft of the article. Staff has
written comments notes in red ink to indicate sections of the article that have special issues.
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Land Use Code Simplification

Project
Article 5 Overlay Zones

Planning & Development Services Department
April 6, 2011

Purpose of Article 5

* Current wording Article provides for overlays
that impose standards and procedures in
addition to the underlying zone.

* But UOD and IID are options.

« Revised wording needed Based on individual
overlays purpose it may impose standards or it
may provide a zoning option in exchange for
improved infill design standards.

Planning & Development Services Department
April 6. 2011




What are the overlay zones?

Hillside Development *  Drachman School
Scenic Corridor * Rio Nuevo and
Major Streets and Downtown
Routes *  Neighborhood
Gateway Corridor Preservation
Airport Environs ¢ Downtown Infill
Environmental Incentive
Resource + Urban Overlay

Historic Preservation

Planning & Development Services Department
April 6, 2011 .

Article 5 Issues

Opverall — standardize terms — use ‘standards’ and
‘requirements’

HDZ -

+ Average Cross Slope Calculation to Tech Manual

= Clarify building height with rest of UDC

* Reorganize enforcement and variance sections
Scenic Corridor (SCZ)

+ Staff intends to revise street overlays in the future

*  Gateway and SCZ overlap and restrictiveness

+ Landscaping along SCZs

» Expansions of existing development — future revision effort

Planning & Development Services Department
- April 6, 2001 i




Article 5 Issues continued (1)
Major Streets (MSR) —

* Coordinate lot coverage w/Article 6

Airport Environs (AE)

+ Sound attenuation standard leave in UDC for now
Environmental Resource (ERZ)

* Put ERZ report in Tech Manual

WASH

e Put staff review section in Admin Manual

Planning & Development Services Department
April 6, 2011

Article S Issues continued (2)

Historic (HPZ) —

+  Keep HPZ design standards in Tech Manual

«  Streamline initiation process similar to NPZ

+  For permitting align public notice with current practices

Rio Nuevo (RND)

«  Simplify name to Rio Nuevo District

* Reorganize Design Standards

+  Put ERZ report in Tech Manual

»  Review dated district site and supplemental plan references for

current relevance

*+  Add vehicular queuing standard to modification of development
requirements

+  Add Downtown historic contributing structure list to the Tech
Manual

«  Move application review to Admin Manual

Planning & Development Services Department
T — Aprile, 2011




Article 5 Issues continued (3)

* Neighborhood Preservation (NPZ)
* Revise district establishment section for clarity
+  23A Design Review Board section added here
+ Infill Incentive District (IID)
* No changes made
» Urban Overlay District (UOD)
* No changes made

Planning & Development Services Department
i April 6. 2011
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This_article provides for overlays that(impose standards éind procedures that are in_addition to those
required under base zoning standards. Ta gonfli_clbe'rwee-rrfhe standards of a base district
and an overlay district, the standards of ’rhe/ajerlqy disfmm
———

HILLSIDE DEVELOPMENT ZONE (HDZ)

5.2.1. INTRODUCTION

Tucson is surrounded by mountains. These mountdinous areas exhibit steep slopes which-that
may contain unstable rock and soils. Development on potentially unstable soils or rock can be
hazardous to life and property. Development in these areas should utilize construction
methods which-that ensure slope stabilization and minimize soil erosion. Tucson's mountains and
foothills are valuable scenic resources which-that should be preserved. Dominant peaks and
ridges should be protected in order to preserve the city's unique visual setting, promote its
economic well-being, and encourage tourism. Regulating the intensity of development
according to the natural characteristics of hillside terrain, such as degree of slope, significant
vegetation and landforms, and soil stability and existing drainage patterns, will allow for
development in hillside areas while minimizing the physical impacts of such development.

5.2.2. PURPOSE

This zone provides for the reasonable use of hillside areas and related lands while protecting
the public health, safety, and general welfare by:

A. Determining whether certain types of soil conditions exist, such as loose or easily
eroded soils or rocky soils which-that may require blasting, and vtilizing appropriate
engineering technology to result in stable slopes during and subsequent to
development.

B. Reducing water runoff, soil erosion, and rock slides by minimizing grading and by
requiring revegetation.

C; Permitting intensity of development compatible with the natural characteristics of
hillside terrain, such as degree of slope, significant landforms, soil suitability, and
existing drainage patterns.

D. Preserving the scenic quality of the desert and mountain environment through the
retention of dominant peaks and ridges in their natural states.

E. Reducing the physical impact of hillside development by encouraging innovative site
and architectural design, minimizing grading, and requiring restoration of graded
areaqs.

F. Providing safe and convenient vehicular access by encouraging development on the

less steeply sloped terrain.
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5.2 Hillside Development Zone (HDZ)
5.2.3 Applicability

G. Promoting cost-efficient public services by encouraging development on the less
steeply sloped terrain, thereby minimizing service extensions and utility costs and
maximizing access for all necessary life safety services.

5.2.3. APPLICABILITY

The provisions of the Hillside Development Zone (HDZ) apply to development in the areas
listed below. (See llustration 5.24-A2:81-3)

A. Protected Peak and Ridge Areas
Any lot or parcel containing protected peak and ridge areas designated for
protection by the Mayor and Council, as shown on the City Zoning Maps._The whole
parcel is included if any portion of the parcel is within the Protected Peak and Ridge
Aredq.

B. Slope Areas of Fifteen{15} Percent or Greater

Any lot or parcel containing slopes of fifteen+15} percent or greater, as shown on the
HDZ Maps. The whole parcel is included if any portion of the parcel is over 15
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5.2 Hillside Development Zone (HDZ)
5.2.3 Applicability
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Figure 5.21-1-A: Applicability of Hillside Development Zone
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C. Approved Subdivisions
Any recorded subdivision plat approved in compliance with the Pima County HDZ or
the City of Tucson HDZ may be developed in compliance with the conditions and
stipulations as approved. If the plat is resubdivided, it mustshall comply with all
provisions of the HDZ currently in effect.

D. New Development
New development whichthat occurs on parcels or proposed subdivisions whiehthat
include property designated as ERZ wash willshall be reviewed for compliance with
these reguletienstandards in accordance with the PDSD — Full Notice Procedure,
Sec.23A-50 and 23A-51.

E. Exceptions
1. The HDZ regutationstandards de—shall ret-apply only to those eany—lots or
parcels located within the city limits south of the Rillito River/Tanque Verde,

east of the Silverbell Road-Congress Street-Grande Avenue-Mission Road
NE alignment, west of Harrison Road, and north of the Los Reales-Interstate 10

</ 3 alignment; urtess-that are etherwise-identified on the HDZ maps.
LAY Wz( el Lg/lt The HDZ reguletienstandards de-shall not apply to vacant residentially-zoned
ﬂ(,ul/ﬂ\ - wh oA by lots or parcels, legally created as of September 15, 1980, and containing an

. W, TR 80 area of sixteen—theuvsene—{16,000} square feet or less, unless, after July 19,
B /\,cq Cvm o i 1989, the lot or parcel is divided into two {2}-or more parcels or used for

Ap ! ,L Fat rvw‘\-x_ F‘ s C-Lé,»’) other than one {H-single-family dwelling.

" . : .

5 ;.%)_.,i_i-zi > _t'" 2. ik 3. The Hillside-Develepment-Zone{HDZ} reguletienstandards de-shall not apply
' P Acodd | to lots or parcels annexed from Pima County whichthat were exempt from the

Pima County HDZ at the time of annexation, unless the lot or parcel is divided

into two {2}-or more parcels or used for other than one {H-single-family
dwelling.

4. The density restrictions of Sec. 2.8.1.6 do-shall not apply to any lot or parcel
whichthat was zoned R-1, R-2, R-3, or R-4 and located within the city limits
prior to December 10, 1979, unless the lot or parcel is divided into two {2-or
more parcels or used for other than one {1}-single-family dwelling.
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Article 5: Overlay Zoness
5.2 Hillside Development Zone (HDZ)
5.2.4 Permitied Uses

\
5. The HHa‘side—Dew‘ele-pmem—Zeﬁg—(HDZ-} regulettenstandards de-shall not apply

in the following situations if ’rhe structure or vehicular circulation area existed
prior to September 15, 1980/

; ~
ﬁ”'« pf hr - e u.JAny w%thm does not exceed one theusend

e {1,000} square feet or twenty-five{25} percent of the enclosed area of
& s ‘VL_ 'LM"/‘" 1 .
Cf/ o endi et the structure, whichever is greater. Additions ere—teshall be cumulative
b !/vt“—wé/{ o P Z(‘( after September 15, 1980.
AL L
f ALA 2( ‘_u/w-ff—'{ b. Any alteration of, or addition to, a vehicular circulation area whichthat
' does not exceed ene—theusend—+1,000} square feet or #wentyfive {25}
percent of the existing vehicular circulation area, whichever is greater.
Additions ereteshall be cumulative after September 15, 1980.
c. Any paving of an existing vehicular circulation area.
F. Designation, amendment, or change of boundaries for a Hillside Development
Zone, a Protected Peak, or Ridge
1. Designation
The Mavyor and Council may designate new property as subject to this Hillside
Development 7Zone or a new peak or ridge for protection by the
establishment of a 300 foot setback. Consideration shall be in accordance
with the Zoning Examiner Legislative Procedure, Sec. 5.4.1 and Sec. 5.4.3.
The change to an existing designation, amendment to or change of the
boundaries of an existing HDZ area shall be through the same process.
2. Standard _for Designation
Peaks or ridges or new HDZ areas designated for protection shall:
a. Have been designated by Pima County as a Hillside Development Zone
or as o protected peak or ridge prior to annexation by the City;
b. Contain significant slopes which should be protected;
¢. Be significant in relationship to the surrounding property;
d. Be highly visible from lower elevations; or
e. Form a silhouette against the sky when viewed from a Scenic Route.
5.2.4. PERMITTED USES
Any use permitted by the underlying zone isshall be allowed.
5.2.5. REVIEW REQUIRED
All subdivisions and all development on any lot or parcel identified on the Hillside
Development Zone (HDZ) Maps as an HDZ lot or parcel shall be reviewed and approved in
accordance with the DSD Full Notice Procedure, Sec. 23A-50 and 23A-51.
5.2.6. DEVELOPMENT STANDARDS
The following development standards shall apply to lots and parcels that are affected by this
zone. Any lot or parcel created mustshall meet the slope/size requirementstandards of Table
2.8.1-1 except as provided below. All development is—shall be subject to o #hree—hundred
£300; foot setback from each protected peck or ridge as delinedated on the City Zoning Maps.
City of Tucson 5
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5.2 Hillside Development Zone (HDZ)
5.2.6 Development Standards

A.

Single-Family Residential Development

1.

Existing Lot or Parcel Where No Land Division Occurs

The average natural cross-slope (ACS) is-shall be calculated for the entire lot
or parcel. [If the ACS is fifteen{15} percent or greater, Columns A, B, and D
of Table 2.8.1-l shall apply. If the minimum land area required for the lot or
parcel, based on the ACS, is greater than the area of the lot or parcel,
natural areas may be designated on the lot or parcel, in accordance with Sec.
2.8.1.7, to reduce the ACS percentage. Such designated natural areas
willshall be excluded from the ACS caleulation but wilishall be included in the
land area for the lot or parcel. (See llusiration 2.8-7-6.5.21-1-B)

Existing Lot or Parcel Where Land Division Occurs

The average natural cross-slope is—shall be calculated for the entire lot or
parcel. If the ACS is fifteen+{15} percent or greater, Columns A and C of
Table 2.8.1-1 apply. Natural areas may be designated on the lot or parcel in
accordance with Sec. 2.8.1.7 to reduce the ACS percentage. Such natural
areas willshall be excluded from the ACS calculation but willshall be included
in the land area for the lot or parcel. (See illustration 2.8-1-6:5.21-1-B)

a. [f the land division requires a subdivision plat, all areas of fifteen{15)
percent or greater slope within the lot or parcel, except within natural
areas, ere—shall be delineated. These sloped areas shall then determine
the design of the development according to the following standards.

(1) For any proposed lot within the parcel where the areas of_—fifteen
{15} percent or greater slope eare—shall be located outside the
buildable area, the minimum lot size requirementsiandards of the
underlying zone apply. The buildable area may be redefined to
exclude areas of steeper slope in order to comply with this
requirementstandard.  Grading mery—shall occur only within the
buildable area and access to the buildable area. Grading for access
may cross a delineated sloped area.

(2) For any proposed lot within the parcel where the buildable area
contains areas of fifteen{15} percent or greater slope, the minimum
size required for that lot is-shall be one {Hacre unless a greater size
is required by the underlying zone. The amount of grading permitted
is indicated in Column D of Table 2.8.1-1, based on the area of the
lot, Column B.

(3) Yard setbacks for the applicable zone ere—shall be applied to the
entire parcel or to each lot within the parcel if the parcel is divided
into lots.

b. If a subdivision plat is not submitted, the land area of each lot created
mustshall comply with Columns A, B, and D of Table 2.8.1-1.
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Figure 5.21-1-B: Natural Areas in HDZ
B. Multifamily Residential Development
1. The ACS is-shall be calculated for the entire lot or parcel. If the ACS is fifieen

{15} percent or greater, Columns A, B, C, and D of Table 2.8.1-I shall apply.

2. Natural areas may be designated on the lot or parcel, in accordance with
Sec. 2.8.1.7, to reduce the ACS percentage. Such natural areas willshall be
excluded from the ACS calculation but willshall be included for the density

and lot size calculations. (See Illustration 2.8.1.6.)

a. [If the ACS of the remaining portion of the lot or parcel is less than fifteen
{15} percent and contains no areas of fifteen—-{15} percent or greater
slope, ere-hundred-{100} percent of that portion may be graded, subject

to Development Standard 9-04.0,
b. If the ACS of the remaining portion of the lot or pa

rcel is less than fifteen

£153 percent but contains areas of fifteen415} percent or greater slope,

etghty{80} percent of that portion may be graded.

c. If the ACS of the remaining portion of the lot or
percent or greater, Columns B, C, and D of Table 2
the entire area of the lot or parcel.

parcel is fifteen—15}
.8.1-1 apply, based on
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A D

Average Natural Maximum Grading
Cross Slope (Percent) MinimomTAreatiAcre Density* (Percent)
Less Than 15 As Permitted by Underlying Zoning
15.0-15.9 1.0812 0.891-60 40.0
16.0-16.9 108612 0.891-60 40.0
17.0-17.9 1:25 0.80 32.0
18.0-18.9 1.37 0.73 29.2
19.0-19.9 1.50 0.67 21.3
20.0-20.9 2.00 0.50 20.0
21.0-21.9 2.25 0.44 17.7
22.0-22.9 2.50 0.40 16.0
23.0-23.9 3.50 0.29 13.3
24.0-24.9 4.50 0.22 11.9
25.0-25.9 6.00 0.17 9.3
26.0-26.9 7.00 0.14 9.3
27.0-27.9 8.60 0.12 9.3
28.0-28.9 10.40 0.09 9.3
29.0-29.9 12.80 0.08 9.3
30.0-30.9 16.00 0.06 8.8
31.0-31.9 23.50 0.04 6.7
32.0-32.9 31.00 0.03 6.7
33.0 and Greater 36.00 0.027 4.0
*Or as permitted by underlying zoning, whichever is more restrictive.
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5.2.6 Development Standards

(3 Individuald ; bt ,
C. Flexible Lot Development (FLD)
The purpose of the FLD in the HDZ is to preserve the sloped areas while encouraging
development on the flatter portions of a lot or parcel. An FLD must—shall meet the

reguirementstandards of Sec. 3.6.1, FtB—as well as the following standards. (See
lllustration 5.23+3F-C2:8:1-6:C)

1. All structures must—shall be located outside the three—hundred—300} foot
protected peak or ridge sethack areq, and the protected area mustshall be
preserved ds a natural area as listed in Sec. 2.8.1.7.

2. The FLD application may be used for either single-family or multifamily
development. In order to apply the FLD, the Average—CressSlepe+{ACS} of
the area to be developed must-shall be less than fifteen—{15} percent. This
may require excluding steeper slopes as natural areas in order to reduce the
ACS of the remaining portion. Such natural areas wishall be excluded from
the ACS calculation but will—shall be included for density and lot size

calculations. Density is-shall be regulated by the underlying zone, based on
the entire area.

3. For property within the HDZ}, sloped areas in
excess of 15 Sopercent with an area greater than or equal to 7,000 square
feet shall be delineated and set aside as Natural Undisturbed Open Space
and designated as common area.
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Figure 5.21-1-C: Flexible Lot Development in HDZ

D. Nonresidential Development
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5.2.7 Natural Areas

1. The ACS isshall be calculated for the entire lot or parcel. If the ACS is fifteen
{15} percent or greater, Columns A, B, and D of Table 2.8.1-1 apply. Column
C does not apply.

2. Natural areas may be designated on the lot or parcel, in accordance with
Sec. 2.8.1.7, to reduce the ACS percentage.

a. [If the ACS of the remaining portion of the lot or parcel is less than fifteen
{15} percent and contains no areas of fifteen+15} percent or greater

slope, ene-hundred{100} percent of that portion may be graded, subject
to Development Standard 9-01.0.

b. If the ACS of the remaining portion of the lot or parcel is less than £ifteen
{15} percent but contains areas of fifteen{15} percent or greater slope,
etghty{80} percent of that portion may be graded.

c. If the ACS of the remaining portion of the lot or parcel is fifteen-{15)
percent or greater, Columns B and D of Table 2.8.1-l shall apply, based
on the entire area of the lot or parcel.

E. Mixed Development

When o mix of development is proposed, each type of development mustshall meet
all standards for that development, as required by this Ssection.

5.27. NATURAL AREAS

Natural areas may be designated on any lot or parcel, subject to the following standards.

A. Development other than hiking trails wil—shall not be permitted within the legally
described boundaries of a natural area. (See Hustration 5.24-F-D2:8-1-7.)

Hiking trails are allowed within Designated
designated natural areas. Natural Area

Natural areas may
be part of a lot.

Figure 5.21-1-D: Hiking Trails in Designated Nalural Areas in HDZ

B. The natural area wiltshall be delineated in o surveyable manner on the tentative and
final plats of a subdivision or on the development plan required for development
other than a subdivision and designated by legal description on a document recorded
with the Pima County Recorder-feretei-divisien.
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5.2.8 Hillside Site Improvement Standard
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C. /A[(tural area may be designated as a deed-restricted portion of a prwa’rel_x_n\c!‘-
“lot _or as a separate parcel. This parcel may be under the ownership of «
homeowners' association or deeded to any organization willing to accept
responsibility for the perpetual preservation of the natural areq, subject to approval

and acceptance by the City of Tucson. (See lllustration 5.24-F-C32.8-1-4)

D. To protect the natural areas, covenants whichthat run with the land willshall be
provided in favor of the City of Tucson and of all owners with record interest in the
natural area.

E. If natural areas are designated, then at least one E4-such natural areq, if in a parcel
of four {4}-acres or more in size, shall be at least one-half {44} acre in size or
immediately adjacent and contiguous to other land also designated as natural area
whiehthat, in the aggregate, is at least one-half Y%} acre in size. Sec. 2.8.1.7 shall
appliesy only to natural areas and not to other common areas and open spaces, such
as recreation areas, road medians, etc., whichthat are not designated as required
natural area.

5.2.8. . HILLSIDE SITE IMPROVEMENT STANDARD
A
8 ‘{ﬂ A. Building Height

/‘[L,Jb’yé e - o .
]~ i I~ ‘ (_f » Buildings ere—shall be limited to a building height of #wenty-fevr—{24} feet for
/ {4 e [ ‘ residential development and #hirty—{30} feet for nonresidential development or the
hﬁ;-«f" ,é,w"‘f/ ., ovd maximum height permitted by the underlying zone, whichever is more restrictive. If
Al ,)IW‘U"V"""' the building is also falls-located within the boundaries of other overlay zones, the
& A b J more restrictive of the reguiremenistandards shall appliesy. (See Hlustration 5.21-1-
N o grreng povmtof Lot s Top peq ls
fx/- _j'ff 3 s ~-j——£:¢_}w_/£,-;:f-'1_-»/ - ‘/_ . g N ) " L'_/" “
g AT " ' L .
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/ Figure 5.21-1-E: Height Building
B. Site Improvement Standard
All proposed site work, including grading, wiHshall comply with_the standards below
Pevelopment-Stenderd 8-01.0.
1. Grading
a. Site or Lot Grading
All development subject to the provisions of the HDZ ordinance mustshall
have a grading scheme approved by the City Engineer or designee. The
review process for the grading plan may coincide with either the
subdivision plat review process or the development plan review process.
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5.2 Hillside Development Zone (HDZ)
5.2.8 Hillside Site Improvement Standard

The grading scheme may be shown on a site plan or as a separate
grading plan. All development mustshall meet the following standards.

(m

(2)

The portions of the site or lot to be graded willshall be clearly shown
by the developer's engineer or land surveyor, both on a site or
grading plan and by staking on the site or lot. The site or grading
plan and the grading staking will-shall be approved by the City
Engineer or designee prior to any grubbing, grading, or clearing.
Grubbing, grading, and clearing ere—shall te-occur only within the
areas identified on the grading plan and staked on the site or lot.

The portions of the site or lot to be left ungraded are—teshall remain
undisturbed and ere-shall not te-be used for stockpiling of materials
or excess fill, construction vehicle access, storage of vehicles during
construction,-or_similar uses. If natural areas are designated on a site

~ or lot, temporary fencing as approved and Inspected by the City

Engineer or designee, will—shall be installed prior o construction
where they abut construction areas in order to prevent encroachment

B ;\ into the natural areas.
W \ i b. Cut and Fill
WA Cut and fill slopes mustshall meet the following requirementstandards.
\’k/ (1) The maximum amount of cut is-shall not te-exceed #hirty+£30} feet.

(2) The uppermost point of an exposed cut slope is+eshall be no higher
than fifteen-{15} feet above design grade.

(3) The uppermost point of a nonexposed cut slope is-teshall be no higher
than the highest point of any building set into the cut, provided that:
(a) This cut is—shall be concealed from view by o method such as

backfilling; and
(b) The backfilled area is—shall revegetated in compliance with
Development Standard 9-01.5.2.B.

(4) The vertical distance of exposed fill and/or exposed retaining
material is-shall not te-exceed fifteen{15} feet.

(5) Exposed cut and fill slopes will—shall either be revegetated or
protected by constructed means, such as riprapping or retaining
walls.

(6) Any cut or fill slopes whichthat encroach into a floodplain muest—shall
be approved by the City Engineer or designee.

2. Vegetation Retention and Revegetation
a. Vegetation Retention

(1)

Existing viable and transplantable trees with four {4}-inch or greater
trunk diometer and cacti willshall be preserved in their original
locations, except for building sites and access and utilities serving
building sites.
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5.2 Hillside Development Zone {HDZ)
5.2.8 Hillside Site Improvement Standard

(2) When retention of the above trees and cacti in their original locations
is not possible due to building sife location, the trees and cacti will
shall be salvaged and replanted in areas requiring revegetation,
whenever possible.

Revegetation

All cut or fill slopes whichthat are no steeper than three horizontal to one
vertical{3-H and all utility trenches or septic leaching fields whichthat are
not located in parking or driveway areas willshall be revegetated in
compliance with the following requiremenistandards.

(1) All plants used in revegetation must—shall be the same as the native
vegetation on the site or any adjacent site prior to grading or
clearing.

(2) Revegetation will-shall be accomplished with the following minimum
requirementstandards for plants.

(a) Desert trees, a minimum of fifieent{15} gallon size with a minimum
trunk diameter of two—{2} inches measured at the scil level, or
large specimen cactus withshall be placed at the same vegetation
density found on the site prior to any clearing, grubbing, or
grading.

(b) Seeds for trees, desert shrubs, and grasses wilkshall be planted
with a density adequate to control erosion and may use one of
the following methods of planting: Raked into the soil with
appropriate mulch materials; hydroseeding; anchored mulches; or
established on jute, rolled straw, or similar material. Another emy

ether-method may be approved by theZeningReview-Section-at
PDSD.

GiR ' il ; | jerks;
v Hydreseeding;
o —resieresbmulches—er
.., AT SRR ’ o ok

(3) A temporary watering system must—shall be installed until the
revegetation materials are established.

Slope Stabilization

All slopes steeper than a ratio of three horizontal to one vertical-3:H, with
the exception of retaining walls, will—shall be stabilized with properly
engineered stone riprapping or sculptured rock as follows,

a.

b.

c.

Stone riprapping witk-shall be hand-placed on the slope.

The stabilizing material used willshall blend with the natural appearance
of the site or lot and the surrounding terrain.

Yegetation retention and revegetation should be used in conjunction with
riprapping.

City of Tucson

13

Land Use Code Reformat/Reorganization

Draft | January 2011



\V“’Wﬂ\ /l‘f 1 \L/

Article 5: Overlay Zoness
5.2 Hillside Development Zone (HDZ)
5.2.9 Maintenance and Profection

Color

All exposed exterior walls and roofs of structures, retaining walls, and accessory
structures, except satellite dishes, shall be earth tone in color and wilishall blend with
the predeminant natural colors found on the lot or parcel. Satellite dishes may be
black. White is-shall not be permitted.

5.2.9. MAINTENANCE AND PROTECTION

Measures may be required prior to approval of a subdivision plat or issuance of building
permits, such as covenants, assurances, or homeowners’ associations, as may be necessary to
ensure the long-term maintenance of slope control measures.

5.2.10: ENFORCEMENT

AT

ﬁ}’ A9

w’“ Lo

The developer and/or property owner shall be responsible for the following.

1 Submitting average natural cross-slope and sloped area analyses, certified
by an Arizona registered professional, such as an engineer, land survevor,
architect, or landscape architect, for review and verification by the City
Engineer or designee.

2. . Surveying, staking, and inspection of the lot or parcel by a certified engineer
4" or land surveyor to determine compliance with the provisions of this Section.

</ g A
ravd Y,
/V,c)’/w /‘v“/t/& On-site enforcement by certifying to the City Engineer or designee that the
)

-

development complies with the Hillside Development Zone (HDZ) standards
during the period of development.

If violation of any provision of the HDZ occurs, the property owner shall be
responsible for bringing the violation into compliance with the standards of this zone.
This _may require restoration of the site as closely as possible to its original
undisturbed condition, topography, and vegetation, in order to remove the violation.

5.2.11. VARIANCES

A request for a variance from the three-hundred{300} foot setback from a protected peak or
ridge as provided for in Sec. 2.8.1.6 shall meet, in addition to the findings required for «
e/ ,t)@,x\ variance, the following conditions. Consideration shall be in accordance with the Board of

/\’ o \Q Adijustment Full Notice Procedure, Sec. 23A-50 and Sec. 23A-52.
A v —
- &

G W

C/\' JN’)B

L"L'f e «.L’

! ‘ 9/\",3 C
a1y
o t’

D.

E.

F.

The proposed development is for a single-family residence.

The only area to be graded within the protected peak and ridge setback area is for
a building pad and access to the building.

The visible external portion of the building or structure, except for doors, windows,
and mechanical equipment, shall be constructed of materials whichthat will blend with
the predominant natural colors found on the lot or parcel.

The highest portion of the structure shall be no higher than the elevation of the peak
or ridge.

No more than six {6}-feet of the external portion of the structure shall be exposed,
except at points of ingress and egress.

All utilities on the lot or parcel shall be located underground.

City of Tucson
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Article 5: Overlay Zoness
5.2 Hillside Development Zone {HDZ)
5.2.11 Variances

The project shall be designed so that glass surfaces do not reflect beyond the lot or
parcel boundaries. This can be accomplished by methods such as using nonreflective
glass or providing overhangs or other window shading, structural elements, or
landscaping whiehthat, when mature, will screen windows.

City of Tucson

Land Use Code Reformat/Reorganization

Draft | January 2011
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5.3. SCENIC CORRIDOR ZONE (SCZ)

5.3.1.
5.3.2.
5.3.3.

-4 ‘/

| ﬂ_,t',’LL’"" {’
L'd WV'

INTRODUCTION

Tucson is located on a magnificent city site, with mountain ranges in all directions and
attractive foothills leading up to the mountains. This setting is a scenic resource of great valve
for the city, for its inhabitants, and for its economy. Specifically, beautiful surroundings help to
attract tourists to the city, and nafionwide experience indicates that the most desirable new
sources of employment have been locating in areas with the most attractive environments.
Preservation of scenic resources is, therefore, important for both aesthetic and economic
reasons. These valuable scenic resources inclide—encompass views up to and into the
mountains, including the mountain profiles and their foothills, and views from the mountains
across the valley. They also include significant natural vegetation and geological formations
along designated Scenic Routes.

PURPOSE

To protect the city's unique visual setting and promote its economic well-being, performance
regutatienstandards are required fo assure design sensitivity to the natural scenic quality.
These regulatienstandards are established to provide for the preservation of:

A, Views of prominent mountain ridge lines that form the limits of scenic viewsheds and
provide a natural backdrop for sensitively designed development.

B. Viewsheds whichthat provide the observer with a visual perspective of the area in
terms of foreground, middle ground, and background.

C. The scenic quality of the desert and mountain environment through the retention of
native vegetation and natural topography.

D. Yiew windows through an aesthetic screening or siting of developmental elements that
are incompatible with the natural qualities of the surrounding area.

APPLICABILITY

The provisions of the Scenic Corridor Zone (SCZ) apply to any portion of all real properties or

parcels whickthat are located within fevrthundred-{400} feet of the future right-of-way line of
any Scenic Route designated on the Major Streets and Routes (MS&R) Plan. (See Illustration
2:8235.31-2-A)

A. Utility facilities constructed or installed pursuant to a certificate of environmental
compatibility issued prior to the adoption of this Section, under the authority of

A Arizona Revised Statutes (ARS), Title 40, Chapter 2, Article 6.2, ere—shall be exempi
w\_ from the provisions of this Ssection. — L e gL 0l

On street intersections where both the SCZ /and the Gateway Route overlap, the
/Q, Lji applicability of the SCZ starts 700} feet from the Gateway Ro

R
ps g4 Jm/\"l future rlghf-of way line. The reguirementstandards of the Gc’rewuy Roufe hal

e applicable within the described seven-hundred(700} feet.
\_,-—_——-—-—._‘_____/
C: New development whichthat occurs on parcels or proposed subdivisions whiehthat

> include property designated as ERZ wash willshall be reviewed for compliance with
these regulatienstandards in accordance with the PDSD — Full Notice Procedure,

Sec.23A-50 and 23A-51.
City of Tucson 16
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Article 5: Overlay Zoness
5.3 Scenic Corridor Zone (SCZ)
5.3.4 Landscaping Preservation and Reestablishment of VegetationStandards

Designation, amendment, or change of boundaries for a Scenic Corridor Zone e+e
shall be established through the amendment to the designation on the MS&R Map in
accordance with Sec. 2.8.3.3.

30 FT
Buffer

=
| | w: °§|'=“
| K TI§
i ; 3 é i
mﬁm : ! _ Street & . EEEI'Im !E‘ FWT' Ti %c‘f‘?tl':
400 FT ,‘
Scenic Corridor Zone |
30 FT
Buffer
~ e
! ! ! :.f t-“t!g g}
| | | ki ES
::l i Street i I:: i\{ 'ﬁi&!;o‘g Scenic
: ‘ g 7|5 Route
| L
| | | |
400 ET |
Scenic Corridor Zone
Figure 5.31-2--A: Scenic Corridor Zone
STANDARDS

5.3.4. LANDSCAPING

5.3.5. THE FOLLOWING LANDSCAPE STANDARDS SHALL APPLY TO STREETS DESIGNATED AS

+~BCENIC ROUTES BY THE CITY'S ADOPTED MS&R PLAN AND REGULATED UNDER SEC.

Scenic Routes Buffer Area

A buffer area #hirty{30} feet wide, adjacent to the MS&R right-of-way line, is-teshall
be preserved and maintained in its natural state. The buffer area shall be in lieu of
the landscape border required along streetf frontages under Sec 3.7.0, Landscaping
and Screening ReguletienStandards. In areas where public safety or the delivery of
public services precludes preservation of existing vegetation, the buffer area shall be
restored as closely to its natural state as possible. No development shall occur in a
Scenic_Route buffer area except as provided in Sec. 3.7.5.2.C. (See lllustration
2:8:2-445.31-2-B.)

City of Tucson
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Article 5: Overlay Zoness
5.3 Scenic Corridor Zone (SCZ)
5.3.5 The following landscape standards shall apply to streets designaled as Scenic Routes by the City's adopted MS&R Plan and regulated L

Buffer area must be preserved or reestablished
and maintained as a natural area.

s F '
Ul
A
2

'F_ut-u;‘e—r"irg t;o-f-wa; —
Existing right-of-way

Scenic Route

Existing right-of-way

BUMTE TR RSO WY i i B

s 30 FT
buffer

Figure 5.31-2-B: Preservation and Reestablishment of
Vegetation Adjacent to Scenic Route

e
S

B. Measurement of the Scenic Routes Buffer Area
Where the ultimate MS&R roadway design includes installation of o sidewalk,
pedestrian way, or bike path, the buffer may be measured from the MS&R projected
back of the sidewalk, pedestrian way, or bike path if the buffer does not encroach
more than ten feet into the MS&R right-of-way. The use of the MS&R right-of-way
shall be permitted only if the area can be landscaped.

C. Permitted Improvements
The following improvements may be located in the Scenic Route buffer area.

1% Driveways, if they do not exceed 20 percent of the Scenic Routes buffer
area. If, due to topographical or engineering constraints, the driveway area
exceeds 20 percent of the buffer area, the width of the buffer area shall be
increased so that the area, exclusive of driveways, is at least 24 times the
frontage dlong the Scenic Route measured at the MS&R right-of-way line.

2. Trenching for the placement of utility lines, if the area is revegetated in
accordance with Sec. 3.7.5.2.D.

3. An area not larger than 18 square feet and not exceeding 30 inches in height
per lot or parcel for the placement of uiility transformers, pedestals, and
service meters and hookups for uiilities.

4, Selected vegetation may be removed when the Department of Transportation
determines that removal is necessary for public safety, if the removed plants
are replaced with native vegetation.

D. Revegetation of Site

City of Tucson 18
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Article 5: Overlay Zoness
5.3 Scenic Corridor Zone (SCZ)
5.3.6 Structure Height

i Any portion of the Scenic Route buffer area and the MS&R right-of-way
disturbed by development activity shall be revegetated with native
vegetation.

2. Within the SCZ, excluding the Scenic Routes buffer area, all disturbed areas

on the site that are visible from the Scenic Route and are not covered by
permanent improvements shall be revegetated with native plants, plants from
the Drought Tolerant Plant List, or a combination of both.

3. In_areas not visible from the Scenic Corridor Zone, vegetation may consist of
native plants indigenous to the site or drought tolerant plant material. Qasis
ared landscaping material may also be planted within this area at the levels
permitted by the landscaping ordinance.

E. Cut and Fill
Exposed cut or fill slopes shall be no greater than a one foot rise or fall over o three

foot length.

5.3.6. STRUCTURE HEIGHT

A. The maximum height of a structure willshall be one-third {1-/3}-the distance of the
structure from the future right-of-way line, with the following exceptions. (See
Hustrafion 2:8:2:55.31-2-C.)

1. Principal structures, with a maximum height of fwelve{12} feet-zere{O}inches,

may be constructed anywhere within the buildable area of the parcel.
2. Nonresidential structures may not exceed thirty{30} feet in height.
3. Residential structures willshall not exceed twenty—four{24} feet in height.

B. Where there is a conflict between these structure height regutetienstandards and
those of the existing underlying zone or Hillside Development Zone (HDZ), i#

eppheablewhicheveristhe most restrictive standard willshall apply.

Height not to exceed
24 FT residential/30 T commercial

& .
© | £  Maximum HEIGHT = 1/3 X DISTANCE
]
g
3 =
l 20 3
|7 =
Scenic Route | B = & Ea|
’ Scenic Corridor Zone t

400 ¢T from future right-of-way
Figure 5.31-2-C: Maximum Structure Height in Scenic Corridor Zone

5.37. SITING

A. Siting of structures willshall be such that existing natural topography and vegetation is
minimally disturbed. No grading beyond that necessary for siting of buildings,
parking, private yards, and structural improvements willshall be allowed. All existing

City of Tucson 19
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!// ) Article 5: Overlay Zoness
P 5.3 Scenic Corridor Zone (SCZ)
/i ol 5.3.8 Parking Areas
F o \J ’/
W (R
A h 6 ) vigble and transplantable vegetation with a caliper of four {4}-inches or greater and
7 : all saguaro cacti mustshall be preserved or relocated on the site.

B. Any development site whiehthat has at least two hundred{200} feet of frontage along
a Scenic Route willshall have view corridors, with a combined width of at least twenty
{20} percent of that frontage, which-that allow vision from at least one H-point into

and through that portion of the project that lies within the SCZ, from the Scenic Route.
(See llustration 2-:8:2:6-85.31-2-D.)

View corridors must have a combined width of
at least 20 percent of the width of the frontage.

A+B+C+D
WIDTH OF FRONTAGE

= 20 PERCENT OR MORE

| 200 FT OR MORE
Frontage on Scenic Route

Figure 5.31-2-D: View Corridors in Scenic Corridor

C. Drainageways are-shall te-be maintained in their natural states where possible, and
the discretionary authority shall be exercised only under unusual circumstances. In
situations where the discretionary authority is exercised by the City Engineer or
designee, modifications willshall be in accordance with the "Floodplain and Erosion
Hazard Area Regulations.”

5.3.8. PARKING AREAS

Landscaping and screening of parking areas shall comply with Sec. 3.7.2.3, Vehicular Use
Areas.

5.3.9. SCREENING
Screening shall comply with Sec.3.7.3, Screening ReguirementStandards.

5.3.10. UTILITIES

A. All new utilities for development on private property and on public right-of-way
along Scenic Routes willshall be underground.

City of Tucson 20
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Article 5: Overlay Zoness
5.3 Scenic Corridor Zone (SCZ)
5.3.11 Additional Design Considerations

B. Where possible, existing poles willshall be used to provide the required transition to
underground service to new developments adjacent to scenic corridors. However, a
new pole set in line with the existing overhead system, when necessary to serve
approved new developments, shall not be deemed to be a new utility. Upgrades and
reinforcements of existing overhead facilities ere-shall be allowed to the extent that
the total number of electrical circuits or communication cables is not increased.
Relocation of overhead utility facilities required by public improvement districts along
scenic corridors willshall conform with existing franchise requirementstandards.

C. Where an existing development is expanded by fif#—{50} percent or more in floor
area or land area, new and existing utilities to all portions of the development
willshall be located underground. Incremental expansion wilishall be cumulative.
Additions to single-family dwellings ere-shall be exempt.

5.3.11. ADDITIONAL DESIGN CONSIDERATIONS

A. Building or structure surfaces, whichthat are visible from the Scenic Route, willshall
have colors whichthat are predominant within the surrounding landscape, such as
desert and earth tones. Single-family dwellings, except in subdivisions recorded after
May 28, 1985, ere-shall be exempt.

B. Fencing and freestanding walls facing the Scenic Route willshall meet the material
restrictions in Sec.3.7.3, Screening ReguirementStandards.

C. ReguletienStandards for signs are stipulated in Section 3-32, Scenic Route District, of
Chapter 3, Advertising and Outdoor Signs, of the Tucson Code, and ere—shall be
further supplemented by the following.

1. On any conflict in reguirementistandards between this Section and Section 3-
32, the more strict of the two prevails.

2. Signs ere—teshall use those colors whichthat are predominant within the
surrounding landscape, such as desert and earth tones.

3. No commercial advertising sign, except a sign pertaining to a use conducted
on the premises or a sign advertising the sale or lease of the property upon
which the sign is located, and no billboard shall be erected within feur
hundred{400} feet of the right-of-way line on any street or roufe designated
as "scenic" on the major thoroughfare system approved and adopted by the
Mayor and Council.

5.3.12, SITE DESIGN REVIEW

6, @ 5 h V‘"l Applications for projects within the SCZ shall be reviewed in accordance with the PDSD Full

Notice Procedure, Sec. 23A-50 and 23A-51.

2 4
- V\_/ﬁ ‘) . tc '

»,
/ L L,ﬁl’ At the request of the PDSD Director or applicant, the Design Review Board (DRB) shall
doY 1 review building elevations, landscaping, parking areas, and other contributing design
-'V‘l N g features to substantiate compliance with the standards_required in making a decision.
i . —7
. t 5 ¥ B. 4 The decision to approve or deny the project willshall be based on the purpose, intent,
. ‘/\/I_/ / and specific reguletienstandards of this Ssection, on the objectives specified in the
¢ Wy Moajor Streets and Routes (MS&R) Plan for scenic corridor development, and on the
N i &L /b,«(' { following standards whiehthat provide for the preservation of:
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Article 5: Overlay Zoness
5.4 Major Street and Routes Setback Zone (MS&R)
5.3.13 Submittals

1. Views of prominent mountain ridge lines that form the limits of scenic
viewsheds and provide a natural backdrop for sensitively designed
development.

2. Viewsheds whichthat provide the observer with a visual perspective of the
area in terms of foreground, middle ground, and background.

3. The scenic quality of the desert and mountain environment through the
retention of native vegetation and natural topography.

4. View windows through an aesthetic screening or siting of developmental
elements that are incompatible with the natural qualifies of the surrounding
area.

5.3.13. SUBMITTALS

Submittals shall be in compliance with standards established in the administrative manual.

5.3.14. GRADING

No grading can occur until thirky+{30} days prior to construction. Construction plans mustshall
be in the review process for permits, or construction permits mustshall have already been
issued. Grading permits ere—teshall cover only those areas for which building permits are
granted.

5.3.15. VARIANCES

The DRB shall review all requests for variances from SCZ standards as provided in Sec.
5.1.8.3.B and shall forward its recommendations in accordance with Sec. 5.1.8.2.F.

5.4. MAJOR STREET AND ROUTES SETBACK ZONE (MS&R)

5.4.1. PURPOSE

The purpose of this overlay zone is to implement policies in the City's General Plan, the
Regional Transportation Plan, and the Air Quality Plan, with specific emphasis on the Major
Streets and Routes (MS&R) Plan. The MS&R Plan projects the future arterial and collector
street needs of the community and is a tool to implement the development of a safe and
efficient street system and the design of all land uses serviced by that system, while assuring
the economic viability of new and expanding land uses and the continued economic stability of
the community. These goals are achieved by providing for the:

A. Capability of street widening in a timely manner in order to increase the safety of the
street system, allow for adequate street capacity, and provide for the movement of
traffic safely and efficiently.

B. Capability of timely improvement of the street system to assist in reducing air pollution
whichthat:
1. Poses a significant threat to the health of the residents; and
2. Negatively impacts on sectors of the economy dealing with astronomical
observation, research, tourism and convention, health, and filmmaking; and
3. Adversely affects the quality of life.
City of Tucson 22
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Article 5: Overlay Zoness
5.4 Major Street and Routes Setback Zone (MS&R)
5.4.2 Applicability

C. Economic viability of new land uses located on the MS&R system by establishing
design standards whiehthat will provide adequate on-site facilities to accommodate
and serve those land uses after street widening and improvement.

D. Improvement of the MS&R system by establishing reguletienstandards whichthat
assure availability of land for street widening purposes, including alternate modes of
transportation such as bicycle, pedestrian, and mass transit.

E. Stability of residential neighborhoods that are in close proximity to streets on the
MS&R system, minimizing any unsafe encroachment into adjacent neighborhoods by
requiring all new and expanding land uses located on the MS&R system to maintain
adequate facilities to serve their needs after any street improvement.

F. Community's continued economic stability by establishing design standards to provide
for the economic viability of all properties located along the MS&R system after street
improvements.

5.4.2. APPLICABILITY

The provisions of the MS&R setback zone shall apply to the following uses on all property, any
portion of which abuts or is adjacent to a street designated on the City's or County's MS&R
Plan. (See Hllustration 2:8-:3-25.41-3--A.)

All new structures.

\ : \ C / B. All new uses of land, including new structures occurring on vacant land.
e T L
X A’ 1. B 4
J H > C. - [l uses of land or structures legally existing as of June 27, 1988, whichthat are
oy = /( y “Yexpan in_floor area, lot coverage, parking, seating capacity, or any other
il b 0 v 7 J t’b (expansion of use, as listed below. However, on a nonconforming existing use, any
/'U‘i o F /(-""‘ expansion of off-street parking that would increase the number of spaces to the

LY N;’{f’/""y minimum required by the Code for that use is-shall be exempt from counting toward

If the expansion is less than twenty—five—+{25} percent, the MS&R provisions
shall apply to the proposed expansion. The remainder of the use or structure
is-shall be governed by provisions in force at the time of initial approval for
the use or structure.

If the expansion istwenty—five {25} percent or more, the MS&R provisions shall
apply to the proposed expansion and to any parking and landscaping
reguirementstandards whicehthat apply to the overall development.

/{Z’LQ ! 3. All expansions whiehthat occur after the adeoption of this Code ere-shall be
g cumulated in determining the fwenty-five{25} percent expansion,
D. In a case where one—H or more of the reguiremenistandards of the MS&R setback

zone, the Gateway Route, or the Scenic Corridor Zone (SCZ) apply to the same street,
the strictest requirementstandards willshall apply.

E. Designation, amendment, or change of boundaries for a Major Street and Route ere
shall be established through the amendment to the designation on the MS&R Map in
accordance with Sec. 2.8.3.3.
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Article 5: Overlay Zoness
5.4 Maijor Street and Routes Setback Zone (MS&R)
5.4.3 MS&R Map Adoption and Amendment

5.4.4.

5.4.5.

Expansion less than 25% Expansion 25% or more

T )

Parking

.

D e e e e e e

Building Building 1777, ]
97
77

’ ’ Legend

: . P
O @
MS & R provisions MS & R provisions apply to building
apply to expansion. expansion and all parking and expansion area

landscaping on site.

Figure 5.413-A: Applicability of MS&R Seiback Provisions

MS&R MAP ADOPTION AND AMENDMENT

Q} The major streets and routes applicable under these provisions are established by the MS&R

sl

Map, which is adopted as a component of the MS&R Plan. The MS&R Plan, including
designations of Scenic Routes and Gateway Routes, and changes to existing designations are
adopted and amended through the legislative process as a specific plan as set forth in the
Planning Commission Legislative Procedure, Sec. 5.4.1 and Sec. 5.4.2. Designations of
extensions of Scenic Routes and Gateway Routes may also bhe adopted with the adoption of
original city zoning in _accordance with the Zoning Examiner Legislative Procedure, Sec. 5.4.1
and Sec. 5.4.3.

ESTABLISHMENT OF MS&R RIGHT-OF-WAY LINES AND GATEWAY ROUTES

MS&R right-of-way line locations are established utilizing the future right-of-way width for
those streets identified in the MS&R Plan. The widths are measured in accordance with the
method established by the MS&R Plan. Gateway Routes are those major streets or routes
designated as Gateway Routes by the MS&R Plan.

PERMITTED USE OF MS&R RIGHT-OF-WAY AREA

The area between the MS&R right-of-way lines is also referred to as the MS&R right-of-way
area, whether publicly or privately owned. It may be used in addition to roadway
improvements in conjunction with and accessory to development on abutting properties, as
follows.
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Article 5: Overlay Zoness
5.4 Major Street and Routes Setback Zone (MS&R)
5.4.5 Permitted Use of MS&R Right-of-Way Area

C.

No portion of the MS&R right-of-way area that is publicly owned wilshall be used

toward complying with Lend—UseCeode{HHCIUDC requirementstandards, unless
specifically stipulated.

For landscaping in compliance with Sec. 3.7.0, Landscaping and Screening
RegvlatienStandards.

For structural improvements, provided:

1. The MS&R is not a Scenic Route.

2: The structure is not a building.

3. That, if the improvement is for off-street parking, such parking mustshall be in

addition to the amount required for the existing use(s), and the area mustshall
be fully improved as required for any parking area. The screening and
landscaping required by Sec. 3.7.0, Landscaping and Screening
ReguletienStandards, for vehicular use areas, street landscape borders, and

afewd aWd temporarily in the MS&R right-of-way area
until such fime as this area—~is_used for right-of-way purposes. Upon
elimination of the parking areq, #h&-dll parking-related improvements, such as

required screening and landscaping, as specified on the site plan required by
Sec. 2.8.3.5.F, wilishall be moved to the location specified on the site plan at

The structural improvement, other than landscaping, access, or public improvements, is

not located closer than eight feet to the edge of the existing roadway [(curb).

Such improvement does not obstruct the existing street's sight visibility triangle.

That, if the improvement is a sign, it is permitted as an on-site sign by the Sign Code.

Such sign shall be removed at the time of street widening at no expense to the City.

Approval is granted by the Mayor and Council for any structural improvement located

within publicly owned right-of-way.
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Article 5: Overlay Zoness
5.4 Major Street and Routes Setback Zone (MS&R)
5.4.5 Permitted Use of MS&R Right-of-Way Area

Required
Parking
o g‘%ﬂ Future Right-of-Way
1 ¥ A Excess parking, not
N ;_*:, needed to meet
.30 £ code requirement.
Major Street or Route
Existing Condition
ture Right-of-Way
| Street Widening
Major Street or Route
Future Condition
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Article 5: Overlay Zoness
5.4 Maijor Street and Routes Setback Zone (MS&R)
5.4.5 Permitted Use of MS&R Right-of-Way Area

Required

Parking

Excess parking, not
needed to meet
code requirement.

Major Street or Route

Existing Condition

Required
Parking

1) uture Right-of-Way

E Street Widening

Major Street or Route

Future Condition

Figure 5.41-3-B: Permitted Uses of the Major Street and Route Right-of-Way Area
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Article 5: Overlay Zoness
5.4 Mdjor Street and Routes Setback Zone (MS&R)
5.4.6 MS&R Street Building Sethack and Parking Adjustment

5 YR EE,'!E.’ ]'EI. e [E.’d EFE“EI_ YRS

H. For calculation of site reguirementstandards.

On development projects that are not part of o subdivision plat or rezoning
application, the site area within the MS&R right-of-way may be used as
follows.

a. For calculation of lot coverage or open space as non-lot coverage or
open space ared, regardless of what improvements are located within
that area.

b. For calculatien of an adjustment, in nonresidential projects, to off-street
parking or floor area reequirementstandards per Sec. 2.8.3.7, provided
the adjustment does not reduce the amount of required parking by twenty
{20} percent or more of the amount that would be required without the
adjustment.

c. For calculation as part of the site, floor area, and density calculations. [If
the entire MS&R right-of-way area, excluding access and public
improvements, to the edge of the paved roadway is landscaped, that
part of the site within the MS&R right-of-way area may be included at
one and one-eighth {-125}-its size (multiply the area size by 1.125),
provided:

(1) The landscaping is visible from the public right-of-way.
(2) The landscaping is over and above that required by the tUCUDC.

(3) The street is not scheduled for construction within a period of three {3}
years from the date of issuance of a building permit.

d. If, in addition to landscaping the entire MS&R area, that area is
dedicated to the City at nominal cost, the area may be included at one
and one-fourth H=25)its size (multiply the area dedicated by 1.25) in

lieu of the 1.125. In this situation, Sec. 2.8.3.5.D.1.c.3 would not apply.
2. On development projects that are part of a subdivision plat application but
not part of a rezoning application, Sec. 2.8.3.5.D.1.c may be utilized.
L. Landscaping that is provided to achieve additional density or floor area is-shall be

considered a requirement of the HH#&-UDC and is-toshall be maintained in compliance.

J. An approved site plan is-shall be required indicating how the project will comply with
HIS-UDC reguirementstandards when the MS&R right-of-way can no longer be used
as part of the site. Such plan isteshall be an exhibit to an executed covenant for
recordation stating the responsibility of the property owner, successor, or assignee as
to the removal of improvements and compliance with the HHE-UDC at no cost to the
City.

5.4.6. MS&R STREET BUILDING SETBACK AND PARKING ADJUSTMENT

The required minimum building setback along o street that is designated o major street or
route on the MS&R Map shall be the same as the setback for the base zoning district is
reguteted-under Sec. 3.2.6.5.B_[reqular 20” setback]; if the street is not a designated Scenic
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Route on the MS&R Map. Along o street that is designated a Scenic Route, the required
building setback is-shall be regulated under Sec. 2.8.2, Scenic Corridor Zone (SCZ).

A. Adjustment
As per Sec. 2.8.3.5, in nonresidential projects, an adjustment to the amount of
required off-street parking is—shall be permitted to compensate for the setting aside
of property for eventual use as part of an MS&R improvement. The amount of
adjustment depends on the individual situation. To determine the amount, an
adjustment factor is applied and calculated as fellewsprovided below.
B. Applying Adjustment Factor
The adijustment factor (percentage) is—shall be utilized to accomplish one H-of the
following.
1. To lower the ratio of required off-street parking spaces to the square
footage of use.
2. To increase the square footage of use for the amount of off-street parking
provided.
3. To increase the seating capacity of a use for the amount of off-street parking
provided.

EXAMPLE_1: Application of Adjustment Factor

*Required Parking Ratio: One -space for every twe-hundred-{200} square feet of floor area.
*Adjustment Factor: Eleven-end-twe—tenths{11.2} percent. (Refer to Sec. 2.8.3.7.B.)

*Proposed Building Square Footage: Fhirtytheusendfeurhundredforiy{30,440} square feet.

Application 1. Adjustment to the Parking Ratio. If the adjustment factor is applied to the parking
ratio, then the ratio (200) is multiplied by the adjustment factor (0.112). The result (22.4) is
added to the normally required ratio (200) to provide the new adijusted ratio (222.4) that would
be applicable.

Application 2. Adjustment to Building Size. 1 the adjustment factor (11.2%) is applied to the
floor area (30,440), first the parking would be calculated on the thirty—theusend-feurhundred
forty—{30,440) square feet whichthat, at one (H-space per two-hunered+{200} square feet,
would equal ere-hurdred-fifty—twe{152} parking spaces that mustshall be provided. Then, the
thirkytheusendtourhundred—foriy {30,440} square feet is multiplied by the adjustment factor
(0.112). The result (3,409) is then added to #hirkythousandfevrhundredferty{30,440} square

feet to provide a total building square footage of thirty—threethousend-eight-hundred-fortynine
{33,849} that could be placed on the property.

Application 3. Adjustment to Seating Capacify. To apply the adjustment factor in a situation
where the required off-street parking is calculated by the number of seats, such as one space for
every five seats, the adjustment factor (0.112) is multiplied by the number of seats (5). The
result (0.56) is added to the number of seats (5) to provide the new adjusted ratio of one {H

C.

Calculation of Adjustment Factor
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The adijustment on each project is—shall be based on the amount (by
percentage) of site area that is within the MS&R right-of-way area (A). This
adjustment factor is-shall be caleulated by dividing that area (A) by the gross
site area whichthat includes area A. The adjustment factor is calculated to the
nearest thousandth as shown below. (See lllustration 2:8:3-785.41-3-C.)

Centerline of Street

T— —— — — — — . — —— — 0 S— S S S R — S— — —

Existing right-of-way line

MS & R right-of-way line R T e Gl 'l """

Building Site: (Area A + Area B)

Area B

N U ey B e S T ey |
Figure 5.41.3-C: Adjusiment of Off-streel Parking Requirements
Formula: A + (A + B) = Adjustment factor
Where:
A = Site area within MS&R right-of-way
B = Site area outside the MS&R right-of-way
A+B = Site area or gross site area
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EXAMPLE_2: Application-of Adjustment-FactorUtilization of Formula
A = 15,000 square feet
B = 75,000 square feet
A~ (A + B) = Adjustment factor (percentage)

15,000 + (15,000 + 75,000) Adjustment factor

15,000 +90,000 = Adjustment factor

167 = 16.7% = Adjustment factor

EXAMPLE 3. Adjustment Utilizing Sec. 2.8.3.5.D.1.d.

If area A were dedicated to the City, then area A would be allowed to count gt

one and one-fourth its size in the adjustment calculation as provided in Sec.

2.8.3.5.D0.1.d. For example, utilizing the site conditions in Example 1, where A is

equal to 15,000 sqguare feet utilizing the provision of Sec. 2.8.3.5.D.1.d, area A

would now be equal to 18,750 square feet (15,000 multiplied by 1.25).

The

calculation would be as follows with B = 75,000 square feet:

A+ (A +B) = Adjustment factor

18,750 + (18,750 + 75,000) Adjustment factor

18,750 + 23,750 Adjustment factor

0.20 = 20% = Adjustment factor
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A = 15000 sevearefest
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3.5. GATEWAY CORRIDOR ZONE (GCZ)

5.5.1. PURPOSE

The purpose of this overlay zone is to implement policies in the City's General Plan, the
Regional Transportation Plan, and the Air Quality Plan, with specific emphasis on the Major
Streets and Routes (MS&R) Plan. The MS&R Plan projects the future arterial and collector
street needs of the community and is a tool to implement the development of a safe and
efficient street system and the design of all land uses serviced by that system, while assuring
the economic viability of new and expanding land uses and the continued economic stability of
the community. These goals are achieved by providing for the visual improvement of major
streets and routes designated as Gateway Routes by implementing standards for the design
and landscaping of the roadway and adjacent development, thereby providing:

A.

A favorable visual impression of Tucson to tourists and visitors at entry points to the
city and on routes leading to major recreation attractions.

Enhancement of the built environment aleng routes of important commercial
development,

Incentives for private investment and economic development by providing an
attractive streetscape.

Aesthetic buffering through the implementation of screening or siting of developmental
elements that are incompatible with the urban character of adjacent uses.

The improvement and use of the pedestrian environment along major transit routes.

Some measure of air quality control by requiring landscaping with live vegetation to
assist in purifying the air of carbon dioxide through oxygenation and dilution.

5.5.2. APPLICABILITY

The provisions of the Gateway Corridor Zone shall apply to the following uses on all property,
any portion of which abuts or is adjacent to a sireet designated on the City's or County's

MS&R Plan.

A, All new structures.

B. All new uses of land, including new structures occurring on vacant land.

G: All uses of land or structures legally existing as of June 27, 1988, whichthat are

expanded in floor areq, lot coverage, parking, seating capacity, or any other
expansion of use, as listed below. However, on a nonconforming existing use, any
expansion of off-street parking that would increase the number of spaces to the
minimum required by the Code for that use is—shall be exempt from counting toward

the-twenty-five {25} percent expansion.

1. If the expansion is less than swenty—Five{25} percent, the Gateway Corridor
Zone provisions shall apply to the propesed expansion. The remainder of the
use or structure isshall be governed by provisions in force at the time of initial
approval for the use or structure.

2. If the expansion is twenty—five{25} percent or more, the Gateway Corridor
Zone provisions shall apply to the proposed expansion and to any parking
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and landscaping reguirementstandards whiehthat apply to the overall
development.

3. All expansions whichthat occur after June 27, 1988, aereshall be cumulated in
determining the fwentyFive{25} percent expansion.

In a case where one {}-or more of the reguiremenistandards of the MS&R setback
zone, the Gateway Route, or the Scenic Corridor Zone (SCZ) apply to the same street,
the strictest requirementstandards willshall apply.

On street intersections where a Scenic Route and Gateway Route intersect,
development review and standards of the Gateway Route apply for seven-hundred
{700} feet along the Scenic Route from each side of the intersection. The seven

hurdred{700} feet is—shall be measured from the MS&R right-of-way line of the
Gateway Route.

The following ere—shall be exempt from the application of the Gateway Route
reguiremenistandard.

1: Utility facilities constructed or installed pursuant to o certificate of
environmental compatibility issued prior to June 27, 1988, under the authority
of Arizona Revised Statutes (ARS), Title 40, Chapter 2, Article 6.2.

2. Any single-family lot legally existing on June 27, 1988.
3. Any development within the Downtown Redevelopment District.

Where widening of a Gateway Route is planned for construction within three {3}
years after the date of a building permit application, landscaping willshall not be
required to be implemented until the road project has been completed, provided the
developer shall posts financial assurances to ensure compliance.

Designation, amendment, or change of boundaries for a Gateway Route ere—shall be
established through the amendment to the designation on the MS&R Map in
accordance with Sec. 2.8.3.3.

5.5.3. GATEWAY ROUTE DEVELOPMENT REVIEW

The City wilishall not issue any type of approval or construction permit, nor is—shall any
improvement, construction, or alteration of a building or structure be allowed along a
Gateway Route, until approval is granted.

5.5.4. DEVELOPMENT STANDARDS FOR GATEWAY ROUTES

The following development standards ere—teshall be applied on projects located on a major
_~ street or route whichthat is designated as a Gateway Route.

| & A.

C.

Landscaping
The landscaping reguirementstandards are listed in Sec. 3.7.0, Landscaping and
Screening RegulatienStandards_and the MS&R Plan.

Screening
Screening reguirementstandards are listed in Sec. 3.7.3 and Sec. 3.7.5.1.

Signs
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Signs as permitted by Chapter 3 of the Tucson Code ere-shall be allowed within the
required landscaped area with the exception of billboards. Billboards ere—shall not
be permitted within fevr-hundred-{400} feet of the MS&R right-of-way line.

D. Utilities

1.

5.5.5. VARIANCES

New Utilities

All new utilities for development on private and on public right-of-way along
Gateway Routes willshall be underground.

a. Existing poles willshall be used to provide the required transition to
underground service to new development adjacent to Gateway Routes.
When necessary to serve new development, a new pole set in line with,
but not extending, an existing overhead system used to serve new
development is-shall not be considered o new utility.

b. Upgrades and reinforcements of existing overhead facilities ere-shall be
allowed to the extent that the total number of electrical circuits or
communication cables is not increased.

Existing Utilities
Where an existing development is expanded in floor area or land area to
any degree, new and existing utilities to all portions of the development
willshall be located underground. Additions to single-family dwellings are
shall be exempt.

Relocation of Utilities

Relocation of overhead utility facilities required by public improvement
districts along Gateway Routes willshall conform with existing franchise
requirements.

The Design Review Board (DRB) shall review all requests for variances from Gateway Route
reguletienstandards as provided in Sec.5.21.8.3.H and shall forward its recommendations in
accordance with Sec. 5.2+.8.2.F.
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3.6. AIRPORT ENVIRONS ZONE (AEZ)

5.6.1. PURPOSE

The purpose of this overlay zone is to protect the health, safety, and welfare of persons and
property in the vicinity of Tucson International Airport (TIA) and Davis-Monthan Air Force Base
(DMAFB) and protect the long term viability of DMAFB. This is accomplished by: (1)
tReducing noise and safety hazards associated with aircraft operations; (2) preserving the
operational stability of these airports; and (3) assisting in the implementation of policies and
recommendations in the City's General Plan and Airport Environs Plan, the Air Installation
Compatible Use Zone Report (AICUZ), and the Airport Noise Control, Land Use Compatibility
(ANCLUC) Study and the Davis-Monthan Joint Land Study (DMJLUS). The overlay district
further:

A. Promotes the compatibility of uses with aircraft operations through the establishment
of standards for the regulation of building height and density.

B. Addresses potentially life-threatening situations in areas exposed to aircraft accident
potential through restrictions on the congregation of large numbers of people or high
concentrations of people and by restrictions on concentrations of people who are
unable to respond to emergency situations, such as children, the elderly, the
handicapped, and persons undergoing medical treatment.

C. Increases the protection of persons exposed to high levels of aircraft noise by
requiring acoustical treatment in buildings located within these areas and regulating
those uses whiehthat are sensitive to such noise.

D. Prohibits uses whichthat create potential hazards to the safe approach and departure
of aircraft.

E. Recognizes the role of Davis-Monthan Air Force Base in the Tucson community and
protects the City's interest in ensuring the continued viability and operation of Davis-
Monthan AFB by limiting incompatible land uses in the Approach-Departure Corridor
(ADC).

5.6.2. MAPS ESTABLISHED

The Airport Environs Zone (AEZ) includes districts and zones that do not necessarily have the
same boundaries. The boundaries of these districts and zones are identified for Tucson
International Airport (TIA) and for Davis-Monthan Air Force Base (DMAFB) by the Airport
Environs Zone (AEZ) Overlay Map series kept on file in the offices of the City Clerk, the
Planning and Development Services Department (PDSD), and the Housing and Community
Development Department_(HCDD)-ef-Yrben—Plenning—and-—DBesign. The AEZ Overlay Map
series is hereby established as the official AEZ Overlay Map series and becomes effective on
May 16, 1990, as amended on January 28, 1991, April 27, 1992, October 28, 2002 and
January 1, 2005. The AEZ is made up of eleven—{11} zones and districts. (See illusirative
Maps 5.6+5-B 2:8:5:2-1—and 5.61-5-C2852-1) Following are the zones and districts
applicable to TIA environs and DMAFB environs.

A. The following zones and districts are established in the TIA environs:
1. Compatible Use Zone-One (CUZ-1)
2. Compatible Use Zone-Two (CUZ-2)
City of Tucson 48

Land Use Code Reformai/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.6 Airport Environs Zone (AEZ)
5.6.3 Applicability

Compatible Use Zone-Three (CUZ-3)

Noise Control District 65 {NCD 65) — High Noise District with exposures of 65-
70 Ldn designated af TIA

5. Noise Control District 70 (NCD 70 — High Noise District with exposures of
70+ Ldn designated at TIA
B. The following zones and districts are established in the DMAFB environs:
1. Approach Departure Corridor One {ADC-1) — Northwest end of DMAFB
runway
2. Approach Departure Corridor Two (ADC-2) — Southeast end of DMAFB
runway up to 30,000 feet from end of runway.
3. Approach Departure Corridor Three (ADC-3) — Southeast end of DMAFB
runway 30,000 te 50,200 feet from end of runway.
4. Noise Control District -A (NCD A) - High Noise District with exposures of 65-
70 Ldn designated at DMAFB.
5. 5+—Noise Control District = B (NCD B) - High Noise District with exposures of
70+ Ldn designated at DMAFB
C: The following district applies to both the TIA environs and the DMAFB environs:
1. Airport Hazard Districts (AHD) - A specifically designated area of land where

5.6.3. APPLICABILITY

uses; which-that constitute hazards to aircraft operations; are prohibited and
heights are limited.

Sections 2.8.5.3, 2.8.5.4, 2.8.5.5 and 2.8.5.6 apply to the TIA environs. Where more than
one {H-district or zone is applicable to a property, the reguiremenistandards of all applicable
districts or zones shall apply. Where requirementstandards conflict, the most restrictive
standards shall appliesy. The provisions of the Airport Environs Zone (AEZ) shall apply to the
following on all property located within the TIA boundaries established by Sec. 2.8.5.2.A. For
property partially within the TIA, the provisions apply to only those portions within the
boundaries of the AEZ. For areas outside the city limits, which have not been annexed by the
City, the AEZ overlay provisions apply upon annexation,

A. New development.
B. A change in, expansion of, or addition to the use of an existing structure as follows.
1. The residential density, employee density, and emergency evacuation plan

and fraining regvirementstandards of Sec. 2.8.5.5 shall apply to the entire
existing structure if the change, expansion, or addition results in an increase in
any of the following.

a. Employee density.
b. Residential density.
c. Number of employees.

d. Number of persons of the general public for whom the structure was
intended or designed to accommodate.

City of Tucson

49

Land Use Code Reformat/Reorganization

Draft | January 2011



Article 5: Overlay Zoness
5.6 Airport Environs Zone (AEZ)
5.6.4 TIA Environs

2. The noise attenuation requiremenistandards of Sec. 2.8.5.6 shall apply to the
entire existing structure if the use of the existing structure is changed from any
other land use to one {H-or more of the following uses.

a. Residential.
b. Place of public accommodation.
Administrative or Professional Office.

pansion of an existing development as follows.

v,~~ C kEx
;_/u ki l\—’/H:/
P :é the gross floor area of a structure or the gross floer area on a project site is
’I

expanded by less than #fa—{50} percent, the provisions of the Airpert
EnvironsZene{AEZ} shall apply only to the areas of expansion.

2. If the gross floor area of a structure is expanded by fifty—{50} percent or
more, the reguiremenistandards of Sec. 2.8.5.6 shall apply to the entire
structure. The sound attenuation reguirementstandard in this Ssection dees
shall not, however, apply to an expansion of the following types of structures
existing prior to May 16, 1990.

a. A single-family or duplex dwelling.
b. A mobile home.
¢. A manufactured housing unit.

3. If the gross floor area on a project site is expanded by fif##{50} percent or
more, the employee density, lot coverage, and emergency evacuation plan

and training reguirementstandards of Sec. 2.8.5.5 shall apply to the entire
project site.

4. Cumulation of Expansiens. Expansions are cumulated over time from May 16,
1990. Once a structure or project site is brought into confoermance with the
provisions of this Ssection, subsequent expansions ere-shall be accumulated as
of the date the existing structure or project site is brought into conformance.

Nothing contained in this Ssection shall affects existing property or the right to its
continued use for the purpose legally used at the time these regulatienrequirements
become effective, nor de—shall these regulationrequirements affect any reasonable
repairs to, or alterations of, buildings or property used for such existing purposes.

Designation, amendment, or change of boundaries for an Airport Environs Zone ere
shall be established through the amendment to the designation on the AEZ Maps in
accordance with Sec. 2.8.5.2.

5.64. TIA ENVIRONS

The following provisions apply to the TIA Environs.

A.

Permitted Uses

The land uses permitted ere-shall be those permitted by the underlying zone, except
as restricted by this Ssection.

Posting of Occupancy Limitations
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5.6.5.

Any restriction of cccupancy required under this ordinance as o condition of building
permit issuance or certificate of occupancy willshall be posted on the premises. The
owner/manager(s) of the premises may not permit the limitation to be exceeded.

COMPATIBLE USE ZONES FOR THE TIA ENVIRONS
Land use regulatienstandards within the Compatible Use Zones ere-shall be as follows.

A. CUZ-1
1.

C. CUZ-3

Single-family and multifamily dwellings and mobile homes ere—shall be
permitted, only if the property is zoned IR, RH, SR, RX-1 {UR), RX-2, R-1, R-2,
MH-1 (MH), MH-2 (MHP), or R-3 and such zone was in place prior to May 16,
1990. Other uses allowed by the underlying zoning ere-shall be permitied,
except as modified by Sec. 2.8.5.5.E.

a. Flexible Lot Development (FLD) Residentietelustering-optiens—as described
in Sec. 3.6.1Residentiel-ClusterPrejectRER); ere-shall not be permitted.

b. Residential development mery—shall occur in compliance with underlying
zoning, with no more than+wenty—five {25} dwelling units per building.

No more than one-{}} employee for every twe—hundred—fifiy{250} square
feet of gross floor area of all buildings on a project site at any time mesy
shall be accommodated by intention, design, or in fact.

Structures or uses with fify—{£50} or more employees mustshall develop an
emergency evacuation plan and training program and implement it as
approved by the Fire Department.

The maximum height limit isshall be seventyfive{75)} feet, except where Sec.
2.8.5.7 reduces that limit,but shall not in any case exceed the height of the
underlying zoning.:

Single-family and multifamily dwellings and mobile homes ere—shall be
permitted, only if the property is zoned IR, RH, SR, RX-1 (UR), RX-2, R-1, R-2,
MH-T (MH), MH-2 (MHP), or R-3 and such zone was in place prior to May 16,
1990. Other uses allowed by the underlying zoning ere—shall be permitted,
except as modified by Sec. 2.8.5.5.E.

a. Flexible Lot Development (FLD) Residentielclusteringoptiensas described
in Sec. 3.6.1;Restdentiet-Closter Project-{(RCP); are-shall not be permitted.

b. Residential development mey—shall occur in compliance with underlying
zoning, with no more than+wenty-five {25} dwelling units per building.

Structures or uses with fif#-{50} or more employees mustshall develop an
emergency evacuation plan and training program and implement it as
approved by the Fire Department.

The maximum height limit is-shall be seventy-five{75} feet, except where Sec.

2.8.5.7 reduces that limit, but shall not in any case exceed the height of the
underlying zoning..
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In CUZ-3, single-family and multifamily dwellings and mobile homes ere-shall
be permitted, only if the property is zoned IR, RH, SR, RX-1 (UR), RX-2, R-1, R-
2, MH-1 (MH), MH-2 (MHP), or R-3 and such zone was in place prior to May
16, 1990. Other uses allowed by the underlying zoning ere—shall be
permitted, except as modified by Sec. 2.8.5.5.E.

a. Flexible Lot Development (FLD) Residentietclustering-eptions-as described
in Sec. 3.6.1;Residentiel-Cluster ProjeetH{RCPR); are-shall not be permitted.

b. Minimum lot area per dwelling unit is—shall be enehungredfortyfour
theusend-{144,000} square feet.

In CUZ-3, no development mey—shall exceed seventy-five—{75) percent lot
coverage and 0.375 Floor Area Ratio (FAR).

In CUZ-3, no structure or use or contiguous structure or use mey—shall
accommodate, by intention or design, in whole or in part, at any one time,
more than fif##y{50} employees.

D. Prohibited Uses

1.

Public assembly is-shall be prohibited within CUZ-1, CUZ-2, and CUZ-3.

a. Exception: Accessory Food Service uses for employees only; such uses
willshall be provided on-site entirely within a structure devoted to a
permitted principal use.

In addition to public assembly, the following uses ere—shall be prohibited
within CUZ-1 and CUZ-2,

da. Adult care homes, adult care facilities, specialized treatment homes, and
aroup homes for the seriously mentally ill.

b. Civic Assembly of fif#50} or more persons.
c. Day Care.

d. Educational Use: Elementary and Secondary Schools.

Medical Service.

In addition to public assembly, the following uses ere—shall be prohibited
within CUZ-3.

a. Alcoholic Beverage Service (on premises).
Civic Assembly.
c. Cultural Use.

d. Day Care.

¢

Educational Use.

f. Entertainment (indoor and outdoor).
g. Financial Service (except automated teller).
h. Food Service (on premises, except as accessory use).
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i. General Merchandise Sales (retail stores over 2,500 square feet gross
floor area).

i- Medical Service - Major.

k. Membership Organization.

.  Medical Service - Qutpatient.

m. Recreation (indoor and outdoor).

n. Religious Use.

0. Swap Meet or Auction.

p. Travelers' Accommodation.
5.6.6. NOISE CONTROL DISTRICTS

A. NCD-65
1. Within Noise Control District-65, the following uses mustshall be provided with
sound attenuation, to reduce the interior noise level to an Ldn of 45 or less, as
specified by Development Standard 9-05.0.

a. All site-built residential uses.
b. All places of public accommodation.
c. All Administrative and Professional Offices.

2. A manufactured housing unit willshall not be considered equivalent to a single-
family dwelling within the boundaries of NCD-65, unless located on a
property zoned MH-1 or MH-2 or unless it can be demonstrated that the unit
provides adequate sound attenuation to reduce the interior noise level to Ldn

45.
3. Prohibited Uses: Within NCD-65, Day Care the—fellewing-uses ere—shall be
prohibited.
ey Cares
B. NCD-70
1. Within Noise Control District-70, the following uses mustshall be provided with

sound attenuation to reduce the interior noise level to an Ldn of 45 or less, as
specified by Development Standard 9-05.0.

a. All site-built residential uses.
b. All places of public accommodation.
c. All Administrative and Professional Offices,

2, Single-family and multifamily dwellings ere-shall be permitted, provided the
property is residentfially zoned as of May 16, 1990, and provided the
interior noise level is reduced to an Ldn of 45 or less as specified in Sec.
2.8.5.6.B.1.

3. A manufactured housing unit willshall not be considered equivalent to a single-
family dwelling within the boundaries of NCD-70, unless located on a
property zoned MH-1 or MH-2 or unless it can be demonstrated that the unit
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5.6.7.

provides adequate sound attenuation to reduce the interior noise level to Ldn
45.

4, Special Exception Land Uses.

a. The following uses ere-shall be generally considered to be inappropriate
within the high noise area, NCD-70. They may be dpproved as Special
Exception Land Uses upon application, review, and approval in
accordance with Sec. 23A-50, 23A-53, Full Notice Procedure, Zoning
Examiner Special Exceptions. In addition fo the standard notice required
for Special Exception Land Use applications, the Tucson Airport Authority
and Davis-Monthan Air Force Base willshall be notified of all such
applications within the boundaries of the Airport Environs Zone (AEZ).

(1) Civic Assembly.

(2) Cultural Use.

(3) Educational Use: Postsecondary Institution.
(4) Entertainment.

(5) Medical Service - Mgjor.

(6) Swap Meet or Auction.

b. In addition to the required findings and conditions specified in Section
23A-50, 23A-53, Full Notice Procedure, Zoning Examiner Special
Exceptions, these uses mustshall be shown to be consistent with the intent
of the Airport Environs Zone (AEZ) and the Airport Environs Plan or the Air
Installation Compatible Use Zone (AICUZ) Report and musishall be
capable of sound attenuation to mitigate the effects of high noise. In
addition, all activity associated with the use mustshall be shown to take
place within an enclosed building. An acoustical engineer mustshall
demonstrate that the proposed use is neise-insulated to an interior noise
level of an Ldn of 45 or less.

5. Prohibited Uses. Within NCD-70, the following uses ere-shall be prohibited.
a. Day Care.

b. Educational Use: Elementary and Secondary Schools.
APPLICABILITY

Sections 2.8.5.7, 2.8.5.8, 2.8.5.9 and 2.8.5.10 shall apply to the DMAFB Environs. Where
more than one {H-district or zone is applicable to a property, the requiremenistandards of all
applicable districts or zones shall apply. Where reguirementstandards conflict, the most
restrictive shall epphesapply. The provisions of the Airport Environs Zone (AEZ) shall apply to
the following on all property located within the DMAFB Environs boundaries established by
Sec. 2.8.5.2.B. For property partially within the AEZ, the provisions shall apply to only those
portions within the boundaries of the AEZ. For areas outside the city limits, which have not
been annexed by the City, the AEZ overlay provisions shall apply upon annexation.

A. New Development
+—For property located within the zones and districts ADC-1. ADC-2, ADC-3, NCD-A
and NCD-B, the provisions established by Section 2.8.5.8, Approach-Departure
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G.

Corridors for DMAFB Envirens and Section 2.8.5.9, Noise Control Districts for DMAFB
Environs willshall apply on lanuary 1, 2005.

Changes, Expansions and Additions to Use of Existing Development
—The following provisions willshall apply on January 1, 2005.

1: +—For a change of use of an existing structure, the provisions of Section
2.8.5.8, Approach-Departure Corridors for DMAFB Environs, applies to the
entire existing structure if it results in an increase in the number of employees.

2. 2—The noise attenuation reguirementstandards and performance standards
established by Section 2.8.5.9, Noise Control Districts for DMAFB Environs,
applies to the entire existing structure if the use of the existing structure is
changed to one or more allowed uses requiring sound attenuation.

3. Dwelling units existing within the AEZ on January 1, 2005 may expand or
reconstruct provided that the new construction conforms to AEZ
reguirementstandards.

Nothing contained in this Ssection shall affects existing property or the right to its
continued use for the purpose legally used at the time these regulatiens—standards
become effective, nor de—shall these regulatienstandards affect any reasonable
repairs to, or alterations of, buildings or property used for such existing purposes.

Nothing in these provisions shall preclude the renovation of existing structures.

Proposed expansion of a nonconforming use or structure is—shall be subject to the
provisions of Section 5.3.6.2.B.

Owners of property within the DMAFB Environs and in the vicinity of the military
airport should be aware that Arizona Revised Statufes (A.R.S.), Title 28, and A.R.S.,
Title 32, contain provisions whiehthat may apply to some properties regulated under
this Ssection. The provisions require property owners to inform potential purchasers,
lessees, and renters that o property is in an airport zoning district. Nothing herein shall
require any notice be provided by property owners that would be in addition to the
reguirementstandards provided by state law.

The land uses permitted are-shall be those permitted by the underlying zone, except
as restricted by Sections 2.8.5.8 and 2.8.5.9.

5.6.8. APPROACH DEPARTURE CORRIDORS (ADC) FOR DMAFB
The land use regulatienstandard within the ADCs are-shall be as follows.

A.

ADC-1
1. Performance Standards
The following Pperformance Cstandards shall eppties-apply to ADC-1
a. No more than #hiriy<{30} employees per acre of site area.
b. The minimum project site area is-shall be three {3}-acres.
c. The maximum FAR isshall be .50 of the project site area.

2. Prohibited Land Uses
The following land uses ere-shall be prohibited in ADC-1
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a.

Sa ™o

-
.

Civic Use Group
(1) Civic Assembly- Outdoor and Indoor

(2) Cultural Use
(3) Religious Use
(4) Educational Use

Commercial Services Use Group
(1) Administrative and Professional Offices

(2) Alcoholic Beverage Service

(3) Day Care

(4) Entertainment — Outdoor & Indoor

{5) Food Service

(6) Medical Services

(7) Personal Service

(8) Transportation Service — Air Carrier
(9) Travelers Accommodation-Campsite
(10)  Travelers Accommodation-Lodging

Industrial Use Group
(1) Hazardous Material Manufacturing

Recreational Use Group
(1) Neighborhood Recreation

(2) Recreation

Residential Use Group

Restricted Adult Activities Use Group
Retail Trade Use Group

Storage Use Group

(1) Hazardous Material Storage

Wholesaling Use Group
(1) Hazardous Material Wholesaling

Exceptions

The following provisions allow for exceptions to Prohibited Uses in ADC-1
under certain circumstances.

a.

Land uses in the Commercial Services Use Group and Retail Trade Use
Group ere—shall be permitted in ADC-1 only if the property was zoned
RCV, NC, C-1, C-2, C-3, C-3, P or RV prior to January 1, 2005.
(Rezoning from these zones to zones whichthat provide for allowed uses in
ADC-1 is encouraged).

Land uses in the Commercial Services Use Group and the Retail Trade Use
Group ere-shall be permitted on property zoned P-I, I-1 or I-2 in ADC-1
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only if a protected development right plan was approved by Mayor and
Council specifically for such use prior to June 30, 2005.

¢. Developments that are not in conformance with the performance
standards of 2.8.5.8. A. ere-shall be permitted only if a protected
development right plan, was approved by Mayor and Council specifically
for such development prior to June 30, 2005.

d. Single Family dwelling units ere-shall be permitted only if the property is
zoned IR, RH, SR, RX-1, RX-2, R-1, R-2, or R-3, MH-1 or MH-2 and such
zone was in place prior to January 1, 2005. (Rezoning from these zones
to zones whichthat provide for allowed uses in ADC-1 is encouraged).

(1) Flexible lot Development (FLD) Residential—clustering—options—as
described in Sec. 3.6.1Residentiet-Cluster Projeet {RCP-are-shall be

not permitted.

(2) Residential development is-shall be limited to a density of not more
than {Hone dwelling unit per acre.

e. Parcels less than the minimum size required in ADC-1 and recorded prior
to January 1, 2005 may be developed in conformance with all other
reguirementstandards specified in Section 2.8.5.8 A. 1., 2., and 3.

f. Individual parcels of less than three {3}-acres may be separately owned
provided each such parcel is part of a development plan and covenants
provided in this subsection whichthat encompasses at lease three {3}-acres.
The City mustshall be a party for notification purposes to the covenants.

g. Non-contiguous parcels located within ADC-1 may be included within a
single plat or development plan for the purpose of determining employee
limits, floor area ratios and other performance standards provided there
are recorded covenants requiring conformance with the approved plat or
development plan in the form approved by the PDSD Director. Non-
contiguous parcels that do not meet the above standards may be

considered through Special Exception process as specified in Section
2.8.5.10 A.

B. ADC-2
1. Performance Standards
The following Pperformance Estandards shall epplies-apply to ADC-2,

a. No more than twenty+{20} employees per acre of site area at any time
may be accommodated by intention, design, or in fact.

b. The minimum project site area is-shall be five {5}-acres.

c. The maximum FAR isshall be .30 of the project site area.

2. Prohibited Land Uses

The following land uses are-shall be prohibited in ADC-2.

a. Civic Use Group
(1) Civic Assembly- Qutdoor and Indoor
(2) Cultural Use
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(3) Religious Use
(4) Educational Use

Commercial Services Use Group
(1) Administrative and Professional Offices

(2) Alcoholic Beverage Service

(3) Day Care

(4) Entertainment — Qutdoor and Indoor
(5) Food Service

(6) Medical Services

(7) Personal Service

(8) Transportation Service — Air Carrier
(9) Travelers Accommodation-Campsite
(10)  Travelers Accommedation-Lodging

Industrial Use Group
(1) Hazardous Material Manufacturing

Recreational Use Group
(1) Neighborhood Recreation

(2) Recreation

Residential Use Group

Restricted Adult Activities Use Group
Retail Trade Use Group

Storage Use Group

(1) Hazardous Material Storage

Wholesaling Use Group
(1) Hazardous Material Wholesaling

Exceptions
The following provisions allow for exceptions to Prohibited Land Uses in ADC-
2 under certain circumstances.

a.

Land uses in the Commercial Services Use Group and Retail Trade Use
Group are-shall be permitted in ADC-2 only if the property was zoned
RCV, NC, C-1, C-2, C-3, C-3, P or RV prior to January 1, 2005.
(Rezoning from the previously mentioned zones to zones whichthat
provide for allowed uses in ADC-2 is encouraged).

Land uses in the Commercial Services Use Group and the Retail Trade Use
Group ere—shall be permitted in P-l, I-1 or -2 in ADC-2 only if a
protected development right plan was approved by Mayor and Council
specifically for such use prior to June 30, 2005.

Developments that are not in conformance with the performance
standards of 2.8.5.7.B.1 eare—shall be permitted only if a protected
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C.

ADC-3

development right plan, was approved by Mayor and Council specifically
for such development prior to June 30, 2005.

Single Family dwelling units ere-shall be permitted only if the property is
zoned IR, RH, SR, RX-1, RX-2, R-T, R-2, R-3, MH-1 or MH-2 and such zone
was in place prior to January 1, 2005. {Rezoning from the previously
mentioned zones to zones whichthat provide for allowed uses in ADC-2 is
encouraged).

(1) Flexible Lot Development (FLD) Residentiel—elustering—eptions—as
described in Sec. 3.6.1; Residential-ClusterPreject{RCP) ere-shall not

be permitted.

(2) Residential development is—shall be limited to a density of not more
than {Hone dwelling unit per acre.

Parcels less than the minimum size required in ADC-2, recorded prior to
January 1, 2005 may be developed in conformance with all other
reguirementstandards specified in Section 2.8.5.8 B. 1., 2., and 3.

Individual parcels of less than five {5}-acres may be separately owned
provided each such parcel is part of a development plan and covenants
provided in this subsection whichthat encompasses at lease five (5-acres.
The City mustshall be a party for notification purposes to the covenants.

Non-contiguous parcels located within ADC-2 may be included within «
single plat or development plan for the purpose of determining employee
limits, floor area ratios and other performance standards provided there
are recorded covenants requiring conformance with the approved plat or
development plan in the form approved by the DSD Director. Non-
contiguous parcels that do not meet the above standards may be
considered through Special Exception process as specified in Section
2.8.5.10 A.

Performance Standards
The following Pperformance Estandards shall appliesy to ADC-3.

C.

The maximum FAR is-shall be .40 of the project site area for land uses in
the Industrial, Wholesaling and Storage land use groups.

The maximum FAR for all other non-residential land use groups is-shall be
.20 of the project site area.

The minimum project site area isshall be five {5}--acres.

The maximum building height isshall be -sixty—twe (62} feet from design
grade elevation, but shall not exceed height limit of underlying zone

Any meeting space and function areas where people gather in excess of
5,000 square feet in area willshall be located underground.

Prohibited Land Uses
The following land uses ere-shall be prohibited in ADC-3.
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a. Civic Use Group
(1) Education Use, Elementary and Secondary Schools
b. Commercial Use Group
(1) Day Care
(2) Medical Service, Major and Extended Care
c. Industrial Use Group
(1) Hazardous Material Manufacturing
d. Residential Use Group
e. Storage Use Group
(1) Hazardous Material Storage
f. Wholesaling Use Group
(1) Hazardous Material Wholesaling
g. Landfills or facilities providing services that are critical for public health
and safety, such as fire protection, police communications, sewage and
water treatment or storage ere-shall not be permitted.
Exceptions

The following provisions shall allow for exceptions to Prohibited Uses in ADC-
3 under certain circumstances.

Developments that are not in conformance with the performance
standards of 2.8.5.8., Approach Departure Corridors (ADC) for DMAFB
shall be ere—permitted only if a protected development right plan was
approved by Mayor and Council specifically for such development prior
to June 30, 2005.

Single Family dwelling units shall be ere-permitted only if the property is
zoned IR, RH, SR, RX-1, RX-2, R-1, R-2, R-3, MH-1 or MH-2 and such zone
was in place prior to January 1, 2005. (Rezoning from the previously
mentfioned zones to zones whichthat provide for allowed uses in ADCs is
encouraged).

(1) Flexible Lot Development (FLD) Residentied—clustering—eptions—as
described in Sec. 3.6.1Residentieh-Cluster Projeet{RCP}-are-shall not

be permitted.

(2) Residential development shall be is-limited to a density of not more
than HHone dwelling unit per acre.

Parcels, less than the minimum size required in ADC-3 and recorded prior
to January 1, 2005 may be developed in conformance with all other
requirementstandards specified in Section 2.8.5.8 C,, 1., 2., and 3.

Individual parcels of less than five {5+-acres may be separately owned
provided each such parcel is part of a development plan and covenants
provided in this subsection whichthat encompasses at lease five (5)-acres.
The City mustshall be a party for notification purposes to the covenants.

Non-centiguous parcels located within ADC-3 may be included within o
single plat or development plan for the purpose of determining employee
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limits, floor area ratios and other performance standards provided there
are recorded covenants requiring conformance with the approved plat or
development plan in the form approved by the DSD Director. Non-
contiguous parcels that do not meet the above standards may be

considered through Special Exception process as specified in Section
2.8.5.10 A.

5.6.9. NOISE CONTROL DISTRICT FOR DMAFB ENVIRONS
NCD-A = 65-70 Ldn

A.

1.

Performance Standards
The following Pperformance €standards shall appliesy to NCD-A.

a. Within Noise Control District A (NCD-A), the following uses mustshall be
sound attenuated, to reduce the interior noise level by-twentyfive {25)
decibels, to 40-45 Ldn, per Development Standard 9-05.0.

(1) All site-built residential uses.
(2) All places of public accommodation.
(3) All Administrative and Professional Offices.

b. A manufactured housing unit wilishall not be considered equivalent to a
single-family dwelling within the boundaries of NCD-A, unless located on
a property zoned MH-1 or MH-2 or unless it can be demonstrated that
the unit provides sound attenuation to reduce the interior noise level by
25 decibels per Development Standard 9-05.0.

Prohibited Uses
The following land uses ere-shall not be permitted within NCD-A.

a. Civic Use Group.
(1) Civil Assembly — Qutdoor
(2) Educational Use — Elementary and Secondary

b. Commercial Use
(1) Day Care

(2) Medical Services — Major and Extended Care
(3) Entertainment — Outdoor

c. Residential Use Group

Exceptions

The following provision shall allow for exceptions to Prohibited Land Uses in
NCD-A under certain circumstances.

a. Single Family dwellings shall be ere-permitted only if the property is
zoned IR, RH, SR, RX-1, RX-2, R-1, R-2, R-3, MH-1 and MH-2 and such
zone was in place prior to Januvary 1, 2005.

NCD-B - 70+ Ldn

1+

Performance Standards
The following Pperformance Cstandards shall epplies-apply to NCD-B,
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a. Within Noise Control District B (NCD-B), the following uses mustshall be
provided with sound attenuation to reduce the interior noise level by
pventy-five {25} decibels per Development Standard 9-05.0.

(1) All site-built residential uses.

(2) All places of public accommodation.
(3) All Administrative and Professional Offices.

2. A manufactured housing unit wilishall not be considered equivalent to a single-
family dwelling within the boundaries of NCD-B, unless located on a property
zoned MH-1 or MH-2 or unless it can be demonstrated that the unit provides
sound attenuation to reduce the interior noise level by 25 decibels per
Development Standard 9-05.0.

3. Prohibited Uses
The following uses ere-shall not be permitted within NCD-B.
a. Civic Uses Group
(1) Cemetery
(2) Civic Assembly — Qutdoor
(3) Cultural Use
(4) Educational Use
(5) Religious

b. Commercial Use
1) Day Care

(
(2) Medical Services — Major and Extended Care
(3) Entertainment — Indoor and Qutdoor

¢. Residential Use Group

4., Exceptions
The following provision shall allows for exceptions to Prohibited Land Uses in
NCD-B under certain circumstances.

a. Single Family dwellings are—shall be permitted only if the property is
zoned IR, RH, SR, RX-1, RX-2, R-1, R-2, R-3, MH-1 or MH-2 and such zone
was in place prior to January 1, 2005.

5.6.10. SPECIAL EXCEPTION LAND USES

A. All developments that are proposed to exceed the limits of Performance Standards
established in_Section 2.8.5.8., A, B. and C, shall be approved as Special Fxception
Land Uses upon application, review, and approval in accordance with Sec. 23A-40,
Limited Notice Procedure. These dapplications shall be analyzed for: 1) land use
compatibility with base operations, 2) proximity to the end of the runway, 3) location
in relationship to major flight tracks, and 4) compliance with the intent of the DM Joint
Land Use Study.
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In_addition to the notice required for Special Exception Land Use applications, the

Davis-Monthan Air Force Base shall be notified of all such applications within the

boundaries of the DMAFB Environs.

5.6.11. AIRPORT HAZARD DISTRICTS FOR TIA AND DMAFB ENVIRONS

No structure, use of land, or tree may exceed the height limitations by the Airport Hazard
Districts within the Airport Environs Zone (AEZ). Refer to official maps established. Certain
uses shall be ere-prohibited from these districts as noted below and as determined by the
Federal Aviation Administration (FAA).

A.

The Airport Hazard Districts are identified on the Airport Environs Zone (AEZ) Maps
and are established as follows.

1.

Tucson International Airport

The height limits around Tucson International Airport are based on distances
away from established ends of runways. The M.S.L. elevations of the
established ends of runways are as follows.

a. NE end of runway 21 is 2,567 feet M.S.L.

b. SW end of runway 3 is 2,561 feet M.S.L.

c. NW end of runway 11L1s 2,575 feet M.S.L.

d. SE end of runway 29R is 2,641 feet M.S.L.

e. NW end of runway 11R is 2,583 feet M.S.L.

f. SEend of runway 29L is 2,660 feet M.S.L.

Davis-Monthan Air Force Base

The height limits around Davis-Monthan Air Force Base are based on distances
away from established ends of runways and also on a conical or inclined
surface extending outward and upward from the established runway
elevation at a ratio of 60:1. The established ends of runway M.S.L
elevations shall be ere-as follows.

a. NW end of the NW/SE runway is 2,590 M.S.L.
b. SE end of the NW/SE runway is 2,705 M.S.L.

Height Measurement

The height of a building, structure, or tree shall be is—measured from the M.S.L.
elevation at the end of the runway to a point specified in Sec. 3.2.7 or to the highest
point of a tree. (See lllustration 2:8:5A11-8.5.61-5--A.)
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C. Conflict Figure 5.61-5-A: Height Measurement in Airporl Hazard Districts
Where two {zf-or more height restrictions are placed on o parcel, the more restrictive
height limit shall prevails. Height limit exceptions noted in Sec. 3.2.7.3 de-shall not
apply within the Airport Environs Zone (AEZ).

D. Prohibited Uses
Airport hazards as defined in Sec. 6.2.1 ere-shall be prohibited within the boundaries
of the Airport Hazard Districts.

E. Variances
Variances from the provisions of Sec. 2.8.5.11 shall be a#re-allowed as set forth in the
provisions established by Arizona Revised Statutes (ARS), Title 28.
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5.6_Airport Environs Zone (AEZ)
5.1.1_Sound Attenuation Standards

Figure 5.21-5-B: AEZ Base Map
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5.7 _Environmental Resource Zone (ERZ)
5.7.1_Purpose

3.7

5.7.1. AMENDED APRIL 27, 1392, BY ORDINANCE NO. 7805
AMENDED OCTOBER 28, 2002, BY ORDINANCE NO. 9781

AMENREBUPEdS BE Briteultitty BThER AT EdIY 188Rsitive wildlife habitat of eastern Pima County

5.7.2.

MAPS ORIGINALLY ADOPTED BY THE MAYOR AND COUNCIL, _
M8l APRIL 16, 1990, BY ORDINANCE NO. 7399.

597

the value of Tucson's natural open space

associated with public monuments, forests, and preserves. These reguletienstandards relate to
areas associated with Tucson's public lands and preserves, including Saguaro National Park,
Coronado National Forest, and Tucson Mountain Park. It is the intent of these
regutetionstandards fo protect valuable habitat resources to the greatest extent possible.
Development, compatible with these public resources, is allowed. This overlay zone specifically
serves to:

A, Recognize the social, economic, environmental, biologic, and cultural importance of
Saguaro National Park and Tucson Mountain Park to the city of Tucson.

B. Buffer Saguaro National Park and Tucson Mountain Park from the impacts of new
development by allowing development whichthat is compatible with preservation of
critical wildlife habitat and the Park environs.

C. Conserve certain designated washes whichthat extend from the Parks as areas of
natural and scenic resources and provide valuable wildlife habitat.

D. Complement the City of Tucson Interim Watercourse Improvement Policy whichthat
provides for flood control, erosion mitigation, and groundwater recharge through the
preservation of designated washes in natural and undisturbed states.

E. Assist in implementing the General Plan policies whichthat call for the preservation of
Tucson's significant natural areas along designated watercourses where identified in
adopted area and neighborhood plans.

APPLICABILITY

A. Areas Mapped

Parcels whiehthat may contain critical riparian habitat are shown on o series of maps
approved by the Mayor and Council called the Environmental Resource Zone Overlay
Maps (ERZ Maps) whichthat are an exhibit to this ordinance incorporated herein by
reference and kept on file in the Planning and Development Services Department
(PDSD). ERZ Maps wilishall include all parcels along the subject washes whiehthat may
contain riparian habitat, including those parcels that are not vacant. These maps are
based on the Critical and Sensitive Wildlife Habitat Map whiehthat the Mayor and
Council adopted by Resolution #15149.

B. Resource Corridors
Critical riparian habitat is associated with resource corridors along the following
washes and their tributaries; whichthat are shown on the Environmental Resource Zone
Overlay Maps (ERZ Maps): 1) Agua Caliente; 2) Ajo; 3) Anklam; 4) Camino de
Qeste; 5) Coronado Ridge; 6) Cuprite; 7) Enchanted Hills; 8) Escalante; 9) Este; 10)
Fagan; 11) Flato; 12) Franco; 13) Greasewood; 14) Julian; 15) North Fork Airport;
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16) Petty Ranch; 17) Race Track; 18) Reyes; 19) Rincon Creek; 20) San Juan; 21)
Silvercroft; 22) South Fork Airport; 23) Summit; 24) Tanque Verde Creek; 25) Thomas
Sousa; 26) portions of the West Branch of the Santa Cruz; and 27) West Speedway
(Painted Hills).

New Development

New development whichthat occurs on parcels or proposed subdivisions whiehthat
include property designated as ERZ wash willshall be reviewed for compliance with
these reguletienstandards in accordance with the PDSD — Full Notice Procedure,
Sec.23A-50 and 23A-51.

Designation, Amendment and Change of Boundaries for ERZ Washes

Designations of new areas subject to this section and changes to existing designations
shall be in conformance with the Zoning Examiner Legislative Procedures, Sec. 5.4.1
and 5.4.3. For designation of new area within the City, the proposed designation
shall be reviewed by the Stormwater Advisory Committee (SAC) and Stormwater
Technical Advisory Committee (STAC) prior to the public hearing before the Zoning
Examiner. The recommendations of the SAC and STAC shall be forwarded to the
Zoning Examiner prior to the public hearing.

Approved Subdivisions
Where a recorded plat shown on the
{ERZ Maps} is resubdivided, it mustshall comply with these regulatienstandards.

Annexation
As annexation occurs, additional resource corridors or extensions of resource corridors

may be added to the Envirenmental-ResourceZone-Overleryr-Meps{ERZ Maps).

Exceptions
These reguletienstandards de-shall not apply to the following.

1 Any single-family residence or other development existing as of July 3, 1990,

or any expansion of up to hwesty-five{25} percent of either an existing
residence or other development.

2. Any lot or parcel to be developed with one +}single-family residence where
all development and the residence and any accessory structures are located
outside of the critical riparian habitat area.

3. Any subdivision whiehthat was recorded prior to August 3, 1990, as long as:

a. Substantial construction occurs within five {5}-years after August 3, 1990,
and

b. Construction occurs in accordance with the approved plat.

4. Where these reguletienstandards affect a parcel whichthat is also subject to
the Hillside Development Zone (HDZ) reguletionstandards, these
regutetienstandards do not apply as long as there is no encroachment into the

ene-hundred{100}-year floodplain.
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5.7.3. REVIEW AND APPROVAL REQUIRED
Two {2)-options ere-shall be available for development under these regulatieastandards.

A. No Encroachment in Floodplain
Where the owner of a lot or parcel affected by these regutetienstandards chooses to
leave the ene—hundreed—{100}-year floodplain undisturbed, the ERZ dees—shall not
apply except that temporary fencing wilishall be placed between the project site and
the floodplain area as provided in Sec. 2.8.6.6.B;—. wWhere permitted by the
floodplain ordinance, development in this floodplain area is—shall be allowed as
provided in Sec. 2.8.6.6. (See lllustration 2-8-6-4-A-5.71-4-A)

Area to be undisturbed

///////////
G / 100-year floodplain i

Figure 5.71-6-A: No Encroachment in Floodplain (ERZ)

B. Study of Resource Corridor
Where the owner of a lot or parcel affected by these reguletienstandards chooses to
do a study of the resource corridor, a development submittal containing the following
information is provided in accordance with the PDSD — Full Notice Procedure, Sec.
23A-50 and 23A-51. All applications under this subsection shall also be reviewed by
the Stormwater Advisory Committee (SAC), which shall make recommendations on the
application to the PDSD Director.

1. Submittal material shall include an Environmental Resource Report as
established in administrative manual. This Report presents a study of the
resource corridor and documents locations of the resource corridor and critical
riparian habitat.

2. If preservation of the critical riparian habitat cannot be accomplished as
provided in these regulatienstandards, the submittal shall include a mitigation
plan as required in Sec. 2.8.6.5.D.

3. Permits for grubbing, grading, construction, or any other improvements shall

not be issued until all applicable reguirementstandards of Sec. 2.8.6.5 and
Sec. 2.8.6.6 are met.

5.7.4. DEVELOPMENT REGULATIONSTANDARDS

A. Preservation of Critical Riparian Habitat
Preservation of erethundred+{100} percent of critical riparian habitat areas within the
resource corridors for parcels shown on the EnvirenmenteResource—Zeone—Overlay
Meps—ERZ Mapsj is-shall be required, except as provided in Sec. 2.8.6.4 and Sec.
2.8.6.6. The critical riparian habitat area may be included as part of any required
open space on the site.
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Residential Development

Residential development of four £4}-or more dwelling units is-shall be allowed only as
provided in Sec. 3.6.1, ResidentialCluster—Prejeet—(RCP}Flexible Lot Development
(FLD), except as provided in Sec. 2.8.6.3.B. Use of the REP-FLD shall provides for the
maximum amount of critical riparian habitat preservation while preserving density
options.

Nonresidential Development
Nonresidential development is-shall be allowed based on underlying zoning.

Mitigation Plan

Where preservation of the critical riparian habitat area cannot be accomplished as
provided in these reguletienstandards, the owner is required to submit a mitigation
plan; whiehthat wilshall be reviewed in accordance with the PDSD — Full Notice
Procedure, Sec. 23A-50 and 23A-51, contdining the following.

1. A statement of findings as to why enehundred{100} percent preservation of
the critical riparian habitat area cannot be accomplished.

2, The plan willshall document the specific impact of the development on existing
critical riparian habitat areas within the resource corridor.

3. The mitigation plan willshall present the techniques considered to lessen the
impacts of the development on the critical riparian habitat areas. The
techniques employed by the development project should protect remaining
critical riparian habitat and restore critical riparian habitat areas disturbed
during construction. This may be done through clustering development away
from substantial amounts of critical riparian habitat, enhancement of
degraded critical riparian habitat areas through revegetation or restoration,
or other means appropriate to the type of project. (See Hlustration
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Critical Crossing at narrowest point
Riparian
Habitat Restored area

——— e —

Figure 5.71-6-B: Mitigation Options

4, The plan willshall provide for ene—hundred—{100} percent restoration of the
critical riparian habitat area disturbed during construction as detailed in Sec.
2.8.6.6.A.6, Sec. 2.8.6.6.A.7, and Sec. 2.8.6.6.A.8.

5. In reviewing the statement of findings and the mitigation plan, such factors as
the amount, quality, and predisturbance condition of the critical riparian
habitat within the resource corridor; the contiguity of the eritical riparian
habitat; the presence of any endangered species; the upstream or
downstream characteristics of the designated wash; the alternatives to the
layout and design of the project; and any other pertinent factors relating to
the proposed development or the critical riparian habitat that may be
provided by the owner and the reviewing parties willshall be taken into
consideration.

E. Temporary Fencing Required
No grubbing, grading, or construction willshall occur on a project site whichthat
includes areas designated to be retained in a natural state, until those designated
areas are temporarily fenced.

E: Inspection of Fencing
All temporary fencing wiishall be field inspected by PDSD before any construction on
the site begins. Fencing willshall be removed only on completion of construction.

5.7.5. STANDARDS FOR ROADWAY /UTILITY ENCROACHMENT

A. Standards
The following standards ere-shall be required as part of the mitigation plan, where
applicable. They are—shall also be required for any allowed encroachment into
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critical riparian habitat areas.

Encroachment whichthat may be allowed is—shall be

limited to utilities, roadway improvements, walkways, or bike paths.

1.

Roadway, bike path, and walkway improvements and utility encroachments
into critical riparian habitat areas willshall be limited and approved only if
there are no other alternatives in the design of the project. Where allowed,
roadway, bike path, and walkway improvements and utility encroachments
willshall cross critical riparian habitat areas, not run parallel to the critical
riparian habitat.

Where roadway, bike path, and walkway improvements are allowed to
encroach into critical riparian habitat areas, they ere-shall be allowed only at
the narrowest point of the critical riparian habitat.  (See llustration
2:8:6:6A425.716-C.)

~N 7 K
Crossing at

Critical Riparian Habitat narrowest POL']E_—,-.--,-'--\_

Figure 5.71-6-C: Riparian Crossing

All utilities in critical riparian habitat areas willshall be located underground;
utilities willshall be placed either along roadway, bike path, or walkway
improvements or within approved easements.

Any roadway, bike path, or walkway improvement whichthat impedes the
movement of wildlife mustshall be constructed in such @ manner as to provide
means for safe and accessible passage. Improvements or encroachments into
critical riparian habitat areas sheuld—shall be constructed to minimize
disruption of vegetation and critical riparian habitat. Where culverts are
used, they should be box culverts a minimum of six {6}-feet in height.

Where a roadway, walkway, or bike path improvement or utility
encroachment occurs within the critical riparian habitat area, revegetation is
shall be required for any area disturbed because of such construction.

Revegetation should include plant material salvaged from the site.

Revegetation should recreate the critical riparian habitat through the planting
of trees, shrubs, and seed mix native to the site and be equal to the
predisturbance plant density, diversity, and volume on the net site.
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8. A maintenance program is—shall be required for revegetated/restored or
enhanced areas so that plant material is replaced as needed.

B. Temporary Fencing Required
No grubbing, grading, or construction willshall occur on a project site whiehthat
includes areas designated to be retained in a natural state until those designated
areas are temporarily fenced.

5.7.6. STANDARDS FOR FENCES, WALLS, AND EXTERIOR LIGHTING
The following willshall be reviewed as provided in Sec. 2.8.6.5.

A. Fences and Walls
Neither fences nor walls willshall be allowed whiehthat impede wildlife movement
through designated critical riparian habitat areas except for temporary fencing. If
barbed wire fencing is used, the bottom and top wire musishall be barbless; bottom
clearance of at least etghteen{18} inches from the ground is required.

B. Exterior Lighting
Lighting sources wilshall be confined to wall-mounted fixtures or standards a
maximum of ferty—+we{42} inches in height, spaced to create pools of light rather than
a saturated condition. Neither high-pressure sodium nor mercury vapor lighting
willshall be used. All lighting sources wilishall be shielded to reduce dispersed light.

57.7. VARIANCES AND APPEALS
A. Variance Requests
1. The Design Review Board (DRB) shall review all requests for variances from

Environmental Resource Zone (ERZ) reguletienstandards as provided in Sec.
5.2+.8.3.F and shall forward its recommendations to the Board of Adjustment
in accordance with the Board of Adjustment Full Notice Procedure, Sec. 23A-
50 and Sec. 23A-52.

2. If the City Engineer or designee, a notified property owner, or the applicant
for the variance requests consideration of stormwater management issues
related to the variance, the Stormwater Technical Advisory Committee (STAC)
may review the variance request concurrently with the DRB and may provide
written or oral testimony at the public hearing for the variance request. Any
such testimony shall address the required findings.

B. ——Appeals of the DSD Director’s Decision
1. Appeals of the Planning and Development Services Department (PDSD)
Director's decision shall be reviewed by the DRB if the DRB did not review the
application prior to the PDSD Director’'s Decision. The DRB shall forward a
recommendation to the Mayor and Council in accordance with the Mayor and
Council Appeal Procedure, Sec. 23A-62.

2. The Mayor and Council shall decide appeals in accordance with the Mayor
and Council Appeal Procedure, Sec. 23A-62, based on the record and on any
recommendations received from the DRB.

C. Proposed Land-Yse-Code{EUC}Unified Development Code (UDC) Amendments
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The Stormwater Advisory Committee (SAC) may review all proposed amendments to
this Ssection and may provide written conclusions and recommendations to the Director
of the Department of Transportation to be forwarded to the Planning Commission and
the Mayor and Council prior te public hearings on the proposed amendments.

5.7.8. FLOODPLAIN, WASH, AND ENVIRONMENTAL RESOURCE ZONE (ERZ) STANDARD?
A. General
1. Purpose

a. This Standerd-section has been established for the purpose of informing
applicants of the preparation, submittal, and review procedures for
development within areas that have environmentally valuable habitat in
conformance with Article 1, Division 1, Floodplain and Erosion Hazard
Area Regulations, Chapter 26, Tucson Code; Article VI, Watercourse
Amenities, Safety and Habitat (WASH), Chapter 29, Tucson Code; and
Section 2.8.6, Environmental Resource Zone (ERZ), Land Use Code (LUC),
Chapter 23, all of the Tucson Code; so that proper and adequate
information is presented in a consistent manner, ’thereby providing the
basis for an efficient and timely review.

b. This stenderd-section is further to iensure that the adopted policies of the
Mayor and Council and adopted recommendations of the City's
Stormwater Advisory Committee are accurately reflected in  the
implementation of existing regutetienstandards.

c. The areas subject to reguletion—under—this—develepment—standardthe

standards of this section include the floodplain and floodway fringe
areas as defined in Sec. 26-2, and the adjacent banks and associated
riparian habitat as provided in Sec. 26-5.2 (3) and (4), whickthat are
established as the “Regulated Areas”. If there is no encroachment within
these Regulated Areas, the documentation requirements, development
restrictions and mitigation reguirementstandards de-shall not apply.

d. Where the Regulated Areas are based upon maps prepared for the
TSMS Phase Il Stormwater Master Plan, the Critical and Sensitive Wildlife
Habitat Map, or similar maps prepared by Pima County, there is a
presumption that riparian habitat that should be preserved has been
documented on the property. Any development must—shall therefore
comply with this standard to establish the precise location of riparian
habitat., It is, however, the actual documentation of the location of the
habitat pursuant to this standard that willshall determine where the
development may occur, not the maps.

e. If there is encroachment into the Regulated Areas, the—stenderethis section
requires that the riparian habitat be identified and delineated as the
“Protected Riparian Area”. This willshall include the submittal of an

3 Text from DS 9-06.0. Please note that Hewever~DS 9-06.0 addresses all of the city’s major riparian-related code provisions,
some of which are outside of LUC Ch. 23 (e.g.,, WASH regs are in Ch. 29 and Floodplain regs are in Ch. 26), and so involves
material that is not part of this reorganization. Following staff direction,_however, we integrated all of DS 9-06.0 withkave
recommendationsed that highly technical information be reloccﬂed 1o the techmcql munucl whtle the rest remains, wnh strecmllmng
the-meterielthalremeinsas necessary. Weh 8 rificen Fre—Hh A—GA

wentintegrate DS 00460 intethe UBG
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B.

Environmental Resource Report that willshall document (1) the areas that
contain riparian and wildlife habitat that is-are to be preserved and (2)
those areas without such habitat. Development is—shall be permitted
within the Regulated Areas that are outside the Protected Riparian Areas.
Development within the Protected Riparian Area is-shall be limited as set
forth in this standerdsection.

f. It is the intent of this stenderd-section that the Protected Riparian Area
incorporate the Critical Riparian Habitat in ERZ watercourses, the
Resource Areas in WASH watercourses, and riparian habitat within the
undesignated regulatory floodplains so that there is a single process for
review with consistent eriterie-standards for application.

g. This Sterderd—section dees—shall not waive any applicable City
reguietiens standards or codes.

Application and Exemptions

This develepmentstandeardsection applies in conformance with LUC Sec. 5.3.8
to all applications submitted after November 7, 2006, and accepted by
PDSD. Exceptions to this applicability include:

a. This—ThePevelepment—Stendard standards in this section shall not be
applied to single family residential lots with dwellings constructed
pursuant to building permits issued before November 7, 2006.

b. TFhis—The standards in this section Develepment—Standard—shall not be

applied in a manner that conflicts with a rezoning or special exception
approved by ordinance by the Mayor and Council after November 7,
2001.

¢. This-The standards in this section Pevelopment-Stendard-may be applied
to an exempt application at the request of the applicant.

Development Regulatiens-Standards

1.

Plan Requirements

The information required as part of a submittal under this develepment
standardsection willshall be shown graphically or provided as notes on a
plan, as appropriate. The required information is in addition to the plan or
plat requirements of the applicable process, such as, but not limited to, a plat,
a development plan, a site plan, or a plot plan.

Regulated Areas Subject to Review
The Regulated Areas are listed below.

a. ERZ Watercourses
The Regulated Area for ERZ watercourses includes the eone—hundred
{100)--year floodplain for all watercourses. ERZ watercourses include:

(1) Watercourses zoned as ERZ.

(2) Watercourses that have been designated for preservation in the
Tucson Stormwater Management Study and are delineated as
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proposed for ERZ designation or as under review for ERZ designation
shall be considered as ERZ watercourses.

(3) The designated, proposed and under review watercourses are shown
on the Hydrologic Data and Wash Information maps on the Tucson
Department of Transportation internet web site.

b. WASH Watercourses
The Regulated Area for WASH watercourses includes channel and banks
of a watercourse and the area within fift—{50} feet of the top of the
bank, or where there is no defined bank, fif+y{50} feet from the ten}o-
year flood boundary. WASH watercourses include:

(1) Watercourses designated by name in the Watercourse Amenities,
Safety and Habitat reguletienstandards in Article VIII of Chapter 29.

(2) Watercourses that have been designated for preservation in the
Tucson Stormwater Management Study and delineated as proposed
for WASH designation or as under review for WASH designation
shall be considered as WASH designated watercourses.

(3) The designated, proposed and under review watercourses are shown
on the Hydrologic Data and Wash Infermation maps on the Tucson
Department of Transportation internet web site.

(4) The Regulated Area for watercourses under this Development
Standard 9-06.2.2.B.2 and 3 above shall not extend beyond the ere
hundred100--year floodplain.

c. Regulatory Floodplain Watercourses
Within floodplains that are not designated as ERZ or WASH watercourses
Development Standard 92-06.2.2.A and B above, the Regulated Area is
shall be the area within the ene—hurdred—{100}-—year floodplain for

watercourses with flows of ere—hurdred-{100} cfs or more including, by
but not limited to, those areas whichthat contain any of the following:

(1) Hydroriparian, Mesoriparian, or Xeroriparian Types A, B or C
habitats as delineated by Pima County as part of Article X of the
Pima County floodplain and Erosion Hazard Ordinance.

(2) Hydroriparian, Meseriparian, or Xeroriparian High or Xeroriparian
Intermediate Habitats as delineated in the TSMS Phase Il Stormwater
Master Plan,

(3) Xeroriparian Low Habitats as delineated in the TSMS Phase I
Stormwater Master Plan or Type D habitat as delineated by Pima
County for connectivity between higher habitat classes, if low-volume,
high-value habitats are present, including tabosa swales or similar
habitats.

(4) Unclassified or undocumented riparian habitat of equivalent value to
the above eriteriastandards.
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Protected Riparian Area (PRA)

The Protected Riparian Area is-shall be the area that has riparian habitat that
is to be preserved. Except for watercourses designated by ordinance as
subject to ERZ and WASH regulationstandards, the Protected Riparian Area
shall not exceed the ere—hundred]00--year floodplain. Protected Riparian
Areas include areas that provide habitat structure, wildlife food and shelter,
and that also aid in supporting wildlife connectivity, erosion control and help
to improve stormwater quality. Riparian habitat may include the vegetative
resources, mapped dareas and wildlife habitat and corridors listed below
where such habitat is riparian in nature and function.

a. Vegetative Resources
Vegetative Resources ere—shall be groups of three or more individual
plants in close proximity to each other representing any of the plant
species (and any combination of associated vegetative structure) listed
below.

(1) Mesoriparian plant species, including Arizona walnut, Fremont
cottonwood, Goodding (black) willow, Arizena sycamore, Arizona
ash.

(2) Over-story vegetation consisting of closely spaced, perennial, woody
(e.g., mesquite, foothill palo verde, Mexican palo verde, ironwood,
netleaf hackberry), that are generally six feet or more in total height,
and where the distance between canopy margins of individuals of the
predominant over-story plant species is less than two times the height
of the tallest individuals.

(3) Understory vegetation consisting of closely spaced, perennial woody
plants (e.g., catclaw and whitethorn acacia) that are generally six
feet in total height, or less, and where the distance between canopy
margins of individuals of the predominant understory plant species is
generally less than two times the height of the tallest individuals,
excluding nearly pure stands of understory vegetation consisting of
the following perennial woody plants: burrow bush, creosofe bush,
desert broom, or triangle-leaf bursage.

(4) Combinations of overstory and understory vegetation that together
constitute valuable habitat, and tobasa swales.

b. Mapped Areas shown on the Critical and Sensitive Wildlife Habitat Maps
wehiehthat contdin:

(1) Major segments of desert riparian habitat extending from public
preserves.

(2) Major segments of desert riparian habitat not extending directly from
a public preserve but containing a high density and diversity of plant
and animal species.

(3) Deciduous riparian woodlands.

(4) Mesquite bosques.
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(5) Lakes, ponds, or wetlands.

c. Wildlife includes, but is not limited to, the wildlife and areas identified in
the public draft or final City of Tueson Habitat Conservation Plan
applicable to the Regulated Area.

Identification of Regulated Areas and Protected Riparian Areas

All tentative plats, development plans, site plans, plot plans or other plans
providing for approval of development within property that includes any
Regulated Area as defined in Development Standard 9-06.2.2.A shall
identify and delineate the Regulated Areas and the Protected Riparian Area
on the property and shall comply with this—the Development
Staenderdstandards in this section. The boundary of the Regulated Area and
the Protected Riparian Area shevld-shall be clearly depicted on applicable
submittal documents.

Development RestietionsStandards

The intent of this Pevelopment—Staenderdsection is to preserve natural and
existing drainage and ene—hundred{100} percent of the habitat areas within
the Protected Riparian Areas. To accomplish this, the regulatiens—standards
provide for two {2}-options: (1) no encroachment into the Regulated Area, or
(2) if encroachment is proposed into the Regulated Area, submittal of an
Environmental Resource Report in conformance with this section, and, if
encroachment is proposed into the Protected Riparian Areas, development in
conformance with development restrictions and mitigation
reguirementstandards in this section.

a. No Encroachment in Regulated Areas

For projects where there will be no encroachment within the Regulated
Areas, development is—shall not be restricted by this section except as
provided herein and except that the Regulated Areas shall be identified
on the site plan, plat or development plan in a surveyable manner. This
plan, or a separate plan, shall also indicate the proposed location and
detail of the temporary fencing whichthat is required to protect the
Protected Riparian Areas during construction.  The conditions for
development with no encroachment ere-shall be as follows.

(1) ERZ watercoursesWatercourses
Applications within the ERZ watercourses described in Development
Standard 9-06.2.2.A above that propose a project with no
encroachment into the Regulated Area are required to indicate the
enre—hundred—{100}-—year floodplain on the plans submitted through
the applicable process, accompanied by a floodplain report
verifying the floodplain limits.

(2) WASH weteteoursesWatercourses
Applications for WASH watercourses as described in Development
Standard 9-06.2.2.B ahove that propose a project with no
encroachment into the Regulated Area, ere—shall be required to
indicate the top of bank or tentB-year flood boundary and the fifty-
foot study area beyond those lines on the plans submitted through the
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applicable process, accompanied by a floodplain report verifying
the floodplain limits.

(3) Regulatory Floodplain waterceursesWatercourses
Applications within the Regulatory Floodplain watercourses described
in Development Standard 9-06.2.2.C above that propose a project
with no encroachment into the Regulated Area ere-shall be required
to indicate the ere—hundred—{100}-—year floodplain on the plans
submitted through the applicable process, accompanied by a
floodplain report verifying the floodplain limits.

(4) Floodplain Restoration

Revegetation, restoration or enhancement under this subsection shall
not constitute “encroachment” under applicable codes. A Floodplain
Restoration Plan mustshall be prepared and approved in
conformance with this subsection in order to undertake floodplain
revegetation, restoration or enhancement. For areas within the
Regulated Areas that are to remain as open space after
development, revegetation and restoration of the open spaces areas
is—shall be encouraged, but not required, to enhance the riparian
resources within the Regulated Area as follows.

(a) Voluntary revegetation, restoration er enhancement should create
or restore the riparian habitat through the planting of native
trees, shrubs, and understory species and the distribution of seed
mix native to the site or a comparable reference site to the
extent possible. Additional native species may be used in the
restoration effort if they are typical of intact riparian habitat in
areas similar to the site.

{b) Revegetation, restoration or enhancement efforts should include
native plant material salvaged from the site or preserved in
place.

(c) Development and revegetation, restoration or enhancement
efforts shall conform to the City's standards and policies

I N regarding water harvesting.
A ;\,-/L v : b. Encroachment in Regulated Areas
N If the project proposes encroachment within the Regulated Areas, it shall
; o) |ect prop g9
N2 v'J conform to the following.
g
| I 1) Environmental Resource Report
) AoNd :
M (\!\, Applicants ere-shall be required to submit an Environmental Resource

Report as defined in Sec. 6.2.5 of the LUC.
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Development ResiricionsStandards

All development within the Protected Riparian Area shall be reviewed
to insure—ensure that there is no unnecessary disturbance of the
riparian resources. Development that is outside of the Protected
Riparian Area but within the Regulated Area is-shall not be subject to
this subsection. Necessary development shall include only the crossing
of riparian habitats with rocadways, bikeways, paved walkways and
utilities as listed below where there is no viable alternate crossing
available and the crossing is necessary for the reasonable
development of the property. A written explanation as to why the
development is necessary shall be submitted with the appropriate
plans. Development that is permitted as necessary is-shall be subject
to the following eenditiensstandards:

(a) Roadway, bike path, and paved walkway improvements and
utility encroachments willshall cross the riparian habitat areas, not
to run parallel to the Protected Riparian Areas;

(b) Encroachments that cross the Protected Riparian Area shall be
located and constructed to minimize disturbance of the habitat
and wildlife movement;

(c) All vtilities in Protected Riparian Area areas wilishall be located
underground; utilities willshall be placed either in proposed or
existing public right of way along roadway, bike path, or paved
walkway improvements or within approved easements.

(d) Any roadway, bike path, or paved walkway improvement must
be constructed in such a manner as to provide means for safe and
accessible passage for wildlife.

(e) Concrete, rock veneer and soil cement bank treatment for the
culvert and associated drainage may be permitted within the
public right of way upon approval of the City Manager.

(F} For WASH watercourses, concrete, rock veneer and soil cement
bank treatment for the culvert that is outside of the proposed or
existing public right of way shall be permitted only with the
approval of the Mayor and Council. For all other watercourses,
concrete, rock veneer and soil cement should not be used where
there is any practicable alternative.
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(g) Temporary Fencing Required. No grubbing, grading, or
construction wlshall occur on a project site whichthat includes
areas designated as Protected Riparian Area to be retained in a
natural state until those designated areas are temporarily
fenced. The temporary fencing shall remain in place during all
phases of construction that could affect the Protected Riparian
Area.

(3) Mitigation Plan
Where any development, except planting solely for revegetation,
restoration or enhancement with an approved Floodplain Restoration
Plan, encroaches within the Protected Riparian Areas, mitigation
wiltshall be required. A mitigation report shall be submitted with the
Environmental Resource Report demonstrating that the proposed
mitigation is in conformance with this subsection and applicable codes.

(a) Mitigation Plans shall address the following:

(i) F~—Revegetation should recreate the lost functions and
values of the riparian habitat through the planting of native
trees, shrubs, understory plants and seed mix native to the
site whiehthat will result in comparable habitat that is equal
to the predisturbance habitat in area, plant density, diversity,
and volume on the net site. Revegetation should be conducted
over a sufficient area to accomplish the following mitigation
ratios while accomplishing the specified plant density,
diversity and volume of the impacted area:

i. Trees with basal trunk diameters ranging from two?2 to
four—4 inches and shrubs should be replaced at a two--to-
one2:+ ratio,

ii. Trees with basal trunk diameters larger than 4-four
inches should be replaced at a three--to--one3++ ratio.

iii. Cacti, except cholla or prickly pear, should be
replaced at o two--to--one2+} ratio.

iv. Cottonwood, willow, walnut, sycamore, arizona ash,
ironwood and canyon hackberry (Celtis reticulata) should
not be removed. If removal is unavoidable and no other
practicable alternative exists, then these plants shall be
replaced by large, boxed trees at a three to one3:+
ratio and provided with at least three years of
supplemental irrigation and care to ensure healthy
establishment. Replacement trees shall be in 36-inch
boxes and shall be at least &eight to teniQ feet tall and
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at least two and o half2:5 inches in diameter, measured
three feet above the ground.

(ii) 2-—Mitigation can be designed to provide native riparian
habitat that is appropriate for the location and soil
conditions, even where that may be enhanced beyond the
predisturbance habitat in terms of native habitat area, plant
density, diversity and volume on the net site.

(iii) 3=—Revegetation should include native plant material
salvaged from the site.

(iv) 4—Development and revegetation shall conform to the City's
policies regarding water harvesting.

{b) Mitigation Plans shall include:

(i) A develepment-plan/site plan, including landscape plans,
indicating proposed development; floodplain encroachment
locations; location of mitigation areas; techniques used for
mitigating impacts to, or preservation of, natural areas;
specifications for restoration and revegetation of disturbed
areas; and general compliance with the applicable
standards.

(ii) 2—Llandscape plans that document compliance with the
mitigation plan  reeguirementstandards. A summary of

mitigation and preservation reguirementstandards shall be
included on the plans.

iii) 3=—A description of the maintenance program that provides
for revegetated/restored or enhanced areas. The program
shall include irrigation to establish native plants, provide for
regular inspection, removal of invasive species, and native
plant replacement as necessary to successfully establish the
mitigation habitat. All mitigation plantings and related
improvements shall be maintained for at least three years
following installation.

6. Ownership of PRA
Ownership of the Protected Riparian Area shall be provided in one or more
of the methods set forth below to insure-ensure continued preservation of the
area. Forms of ownership of Protected Riparian Areas include:

a. Protected Riparian Area Areas for proposed subdivisions may be either
publicly owned, owned by a common association, or owned by a non-
profit association whichthat provides for conservation management.

b. Privately owned individual residential lots of 24,000 square feet or less
may include Protected Riparian Area where (i) there is a conservation
easement prohibiting private development within the Protected Riparian
Areas, (ii) no more than ten percent—{10%} of the total area of the
Protected Riparian Area is included within individual private lots and (iii)
no walls or fences are constructed within the Protected Riparian Areas.
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The common ownership and the location of any portion of the Protected
Riparian Area within individual lots and applicable legal restrictions shall
be included in a note on the final plat or development plan.

¢. Privately owned individual residential lots that are greater than 24,000
square feet may include Protected Riparian Area where (i) the Protected
Riparian Area is delineated on the plat providing a surveyed description
of the location within each lot, and (i) there is a note on the plat requiring
that each purchaser of a lot shall sign a disclosure form acknowledging
the prohibition upon development in the Protected Riparian Area and (iii)
no walls or fences are constructed within the Protected Riparian Areas.

d. Where the Protected Riparian Area is on property that remains under the
ownership of a single person or entity following the development, the
Protected Riparian Area shall be protected through a conservation or
public easement or other legal restriction upon further development.

7. Compliance with other Code Provisions
All development within Regulated Areas musishall comply with all other
applicable code provisions, including obtaining floodplain use permits where
necessary. Washes zoned as ERZ washes or named in the WASH
regutetionstandards mustshall also be reviewed in conformance with the PDSD
Full Notice Procedure, Sections 23A-50 and 51.
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ATC.  Modifications

A minor encroachment modification may be requested for necessary
development in addition to the roadway, bike path, paved trail and ufility
improvements as provided in Development Standard 9-06.2.5.B.2 above.
The requirements for the Environmental Resource Report may be modified by
PDSD staff as may be appropriate to document a minor encroachment under
this subsection. A minor encroachment under this subsection shall be approved
only if it complies with the following standards:

a. Tié—he loss of riparian resources does not impair the function of the
habitat and the mitigation provides riparian resources of greater value if
the request is granted;:

b. TheA modification vaderthis-subsection-shelidoes not exceed five percent
{5%}-of the total area of the Protected Riparian Area on the site;:

c. MThe—mitigation shedlbeis provided on a three-—to-—one ratio of new
habitat for disturbed habitat;:

d. The mitigation shetH-beis within the Protected Riparian Area or an area
that directly connects with the Protected Riparian Areas; and:

e. The mitigation shet-beis integrated with, and function as a part of, the
Protected Riparian Areas. Fhe—requirements—for—the Environmental

Requests for modifications to this Development Standard 9-06 shall be in
accordance with Development Standard 1-01.4.7. The applicant for any such
request shall provide notice of the request in accordance with Sec. 23A-50(4)
at least fifteen{15) days before submitting the request. The notice required
by this subsection may be concurrent with the notice required by Chapter
23A.
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Either the applicant or the PDSD Director can refer a request for a DSMR to
this standard to the Stormwater Advisory Committee or the Stormwater
Technical Advisory Committee for recommendation- on ambiguous or disputed
issues to the PDSD Director.

The Mayor and Council shall be notified of the final, non-appealable
approval of any such request prior fo or at the next regularly scheduled
Mayor and Council meeting following the approval.
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“H’ HISTORIC PRESERVATION ZONE (HPZ)

5.8.1. PURPOSE

The purpose of this zone is to promote the educational, cultural, economic, and general
welfare of the community and to ensure the harmonious growth and development of the
municipality by encouraging the preservation and rehabilitation of historic districts, historic
sites and structures, and archaeological resources. This zone is intended to ensure the retention
of early structures and to keep them in active use and in their original appearance, setting,
and placement. It is also intended that new or remodeled structures, located within historic
districts, be designed and constructed to harmonize with structures located within the
immediate vicinity, in order to preserve property values, provide for future development, and
promote an awareness of the heritage of Tucson among both residents and visitors to the
community.

5.8.2, APPLICABILITY

The Historic Preservation Zone (HPZ) is an overlay zone superimposed over underlying zoning.

A. The HPZ shall epplies-apply to specifically mapped areas where there is an individual
historically important structure, a group of surviving related structures in their original
setting, or an archaeological site whickthat gives a historic dimension to the city. A list
of established historic districts and Historic Landmarks is published in_the [historic
preservation manval] es—Pevelopment—Standard—9-03:0—and is updated by the
Housing and Community Development Department of-Urban—Planring—endDesign

based on Mayor and Council action. Demolition requests in pending historic districts
are subject fo the reguiremenistandards of Sec. 2.8.8.12. To identify each of the HPZ
historic districts or Historic Landmarks on the City of Tueson Zoning Maps, the preface
"H" is added to the assigned residential, office, commercial, or industrial zone
designation, i.e., R-1 becomes HR-1,

B. The designation, amendment and change to boundaries of a historic district are
established by the Mayor and Council in accerdance with Sec. 2.8.8.3 and the Zoning
Examiner Legislative Procedure, Sec._3.4.1.A-5-4-1-and-Sec—54-3.

5.8.3. ESTABLISHMENT AND AMENDMENT TO HISTORIC DISTRICTS

A. CriteriaStandards for Establishing and Amending Historic Districts
In determining if an areq, neighborhood, or district shall be established as a historic
district, whether boundaries of an existing district shall be changed or the district
dissolved the following eriterietstandards shall be examined.

1. A historic district shall include historic sites or structures, as defined in Sec.
6.2.8.
2. A historic district should include a group of related sites, buildings, and

structures in their original setting whichthat contribute to an understanding of
the heritage of the community.

3. The group of structures, buildings, or sites should provide the area with a
sense of uniqueness, and it should be readily distinguishable from other areas
of the community.
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4, There should be a sufficient number of structures of related or similar
characteristics to make o recognizable entity.

Preliminary Assessment

A preliminary assessment of the proposed historic district or Historic Landmark shall be
provided to the PDSD Director for review and recommendation to the Mayor and
Council. The preliminary assessment should include the boundaries, a summary of the
resources in the proposed historic district, evidence that a proposed district has historic
significance, and a list of proposed advisory board members.

Proposed Historic District or Historic Landmark
1. An area may be proposed for historic district designation or amendment by
any of the following.

a. The Mayor and Council.

7 b. The property owners of-fiffy—ene {51} percent or more of the land area
4 of the proposed historic district. (For calculation only, one owner per

o property.)

c.  Sixty-five {65} percent or more of the property owners within the
proposed historic district. (For calculation only, one owner per property.)

2. A property may be proposed for designation as a Historic Landmark,
Contributing Property, or Noncontributing Property by any of the following.

a. The Mayor and Council.

b. The owner of the proposed Historic Landmark, Contributing Property, or
Noncontributing Property if it is a single property or any of the owners if
more than one property.

c. The Tueson-Pima County Historical Commission.

Initiation

The request to establish or amend a historic district or Historic Landmark is-shall be
forwarded to the Tucson-Pima County Historical Commission for review and
recommendation to the Mayor and Council. The Mayor and Council shall make o
decision to initiate the establishment or amendment of a historic district or Historic
Landmark. An amendment to the designation of properties within an established
historic district dees-shall not require initiation by the Mayeor and Council.

1. .| Public Meeting
Requests to initiate the consideration of establishing or amending a historic
district or Historic Landmark willshall be considered by the Mayer and Council
in a public meeting.
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Decision

The Mayor and Council shall make the decision on whether or not to initiate
the process to consider the establishment of, or amendment to, a historic
district or Historic Landmark. As part of the decision to initiate, the Mayor
and Council shall determine the proposed boundaries of the historic district or
Historic Landmark and appoint a historic district advisory board for the
proposed historic district to assist in the evaluation. Appointment, terms, and
qualifications of the advisory board shall be in accordance with Sec. 5.21.10.

I Neoti £ Decisi
: £ Decision s ded b ihe Enale k.

Expiration of Initiation

The initiation by the Mayor and Council of the establishment of, or
amendment to, a historic district or Historic Landmark shall expire five {5}
years from the date the Mayor and Council make the decision to initiate.

Historic Property Survey, Inventory and Development Standards

Should the Mayor and Council initiate the establishment, amendment, or designation
process, the following shall be accomplished by the advisory board and the Tucson-
Pima County Historical Commission.

1.

Survey and Inventory for a Proposed Historic District

It is the responsibility of the applicant and advisory board to prepare a
cultural resources survey and inventory of the area initiated by the Mayer
and Council for consideration. The survey and inventory shall identify historic
sites and structures within the proposed boundaries by listing and on a map.
The applicant and advisory board shall consult with staff during the survey
and invenfory process.

Survey and Inventory of a Proposed Historic Landmark

It is the responsibility of the applicant to prepare a cultural survey and
inventory for review by staff and recommendation to the Mayor and Council.
The applicant shall consult with staff during the survey and inventory process.

Initial Design Development Standards

It is the responsibility of the applicant and advisory board to prepare the
initial development standards designating the design eriterie—ene-standards
for the proposed historic district. The initial development standards shall be
submitted to the Mayor and Council with the survey and inventory. The
applicant shall consult with staff during the preparation of the initial design
development standards.

Acceptance

Staff willshall review the survey and inventory information and accept or
reject the application within fevrteen{14} days of submittal.

Change of Zoning
Upon acceptance of the survey and inventory information by the PDSD Department,
the application shall be processed through the Zoning Examiner Legislative Procedure,
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Sec._3.3.5.B 5.4.1 and Sec._3.3.5.D 5.4.3. The Mayor and Council decision on the
change of zoning may include the designation of sites or structures as Contributing,
Non-Contributing or Intrusive, fhe designation of historic Iandmorks cmd the boundcrles
of the hls’rorlc district. I I i A 3 A

G. Dissolution of a Historic District
A Historic District may be dissolved through the Zoning Examiner Legislative
Procedure, Sec.3.3.5.B 5=4-+and Sec. 3.3.5D5-4-3.

5.8.4. PERMITTED USES

The land uses permitted within the HPZ are-shall be as follows.

A. Uses Permitted by the Underlying Zoning
" Those uses permitted by the underlying zoning and reasonably accommodated within
it existing structures without altering the historic nature or significance of the structure.
f

\
; A ‘
N {M/‘/ Vfi XI\B Retail Sales by Resident Artisans
d _ j C, Retail sales by resident artisans may be permitted notwithstanding limitations of the
S BN ~\ D g underlying zoning regulatienstandards. A resident artisan use shall requires review

and approval by the Deve’ceﬁmem——SeFHeeﬁ—DeﬁeﬁmemPDSD Director in accordance

o JA /) <
& ,N”}\ ,{ v M~ ~_with_the limited Notice “Procedure,” S‘ecm\23A -40. A resident artisan use may be
vu/" \O/U-J allowed as an _%%Tisor_/ ):us%} to a principal residential use per the

oA eritertastandards liste
Ao
v
AV
\v' [ The resident artisan use applies only to the applicant's use and the premises
% for whichthat approval was sought.

2. Retail sales are limited to goods produced on the premises by an artisan
residing on the premises limited to the following.

a. Fine and commercial art, sculpture, and writing.

b. Crafts, including ceramics, metal, wood, jewelry, leather, weaving,
anfique repair, and custom furniture.

c. Photography.

d. Similar activities as may be approved by the Development—Services
BepartmentPDSD Director.

3. The exterior appearance of the existing structure is not altered for the
purposes of the nonresidential use.

4, A sign shall identify only the resident artisan or residence and conform to the
reguirementstandards of the HPZ and the Sign Code, Chapter 3 of the Tucson
Code, except that the size of the sign is limited to one and one-half {14}
square feet in area.

5. Storage, parking, and working areas are screened in conformance with Sec.
3.7.0, landscaping and Screening ReguletienStandards, with materials
compatible with those in the historic district as approved by the Bevelopment
Seree{‘x—Depﬂ-FFFﬁeHPDSD Director.
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The resident artisan use occupies no more than-bwenty—five {25} percent of the
floor area of the site, nor is there exterior display, activity, or advertisement
of products or services.

No more than one {}}-nonresident is employed on the premises.

The activity does not create traffic, parking, noise, odors, waste materials,
electrical interference, or any other negative impact whichthat would
adversely affect the character of the historic district.

Only products or services produced on site may be sold from the premises.

DEVELOPMENT REVIEW REQUIRED

Review and approval, of all properties, buildings, signs, and structures within
the HPZ, ere—shall be required for all development and improvements,
including new construction or improvements whichthat do net require building
permits. All reviews ere-shall be based on development eritertestandards per
Sec. 2.8.8.6. Prior to the submittal of a proposal, the applicant shewleshall
consult with the applicable historic disirict advisory board and refer to the
Secretary of the Interior's Standards for Rehabilitation.

Required review in the HPZ consists of two {2}-distinct processes. Most new
construction and improvements are-shall be reviewed through the complete
HPZ review process per Sec. 2.8.8.5.B. Some new construction and
improvements whichthat are minor in nature ere-shall be reviewed through a

6.
7
9.
5.8.5.
A. Generally
1.
2.
Ja
v e .;;/Lf’/)‘.
Y . AT

review process called a Minor Review per Sec. 2.8.8.5.C.

C.

City of Tucson
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Full HPZ Review

_ Approval isshall be required in accordance with the PDSD Full Notice Procedure, Sec.

23A-50 and 23A-51, for the following. Staff shall consult with the appropriate
advisory board and the Tucson-Pima County Historical Commission Plans Review
Subcommittee in deciding whether a proposed project conforms to the development
eritertastandards for the historic district. The appropriate advisory board and the
Tucson-Pima County Historical Commission Plans Review Subcommittee shall be parties
of record for each Full HPZ review application for the purpose of determining notice
and the right to appeal.

Grading or the erection or construction of a new strucfure.

2. A permit for any alteration involving the modification, addition, or moving of
any part of an existing structure, including signs, whichthat would affect the
exterior appearance, except as provided in Sec. 2.8.8.5.C.

3. Repairs or new construction as provided for in Sec. 2.8.8.5.C that the
Bevelepment—Services—PepartmentPDSD Director determines mustshall be
approved under the full review process due to the cumulative effect of
phased work whiehthat would normally be subject to the applicability of the
complete HPZ review process.

4, The construction or enlargement of a parking lot within a historic district or on
a property containing a Historic Landmark.

Minor HPZ Review
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Approval is-shall be required in accordance with the Administrative Design Procedure,
Minor Design Review, Sec. 23A-32(2), for the following, including development or
improvements whichthat do not require a building permit. Staff shall consult with a
representafive of the appropriate advisory board and the Tucson-Pima County
Historical Commission in deciding whether a proposed project conforms to the
development eriteriastandards for the historic district. The appropriate advisory
board and the Tucson-Pima County Historical Commission Plans Review Subcommittee
shall be parties of record for each Minor HPZ review application for the purpose of
determining notice and the right to appeal the decision.

1.

Minor or necessary repairs to a structure provided that:

a. The total cost of such improvement is under ene—theusend—five—hundred
dollers—$1,500.00__dollars), except for the replacement cost of
appliances and mechanical equipment; and

b. The repairs involve replacement with materials of identical or historically
accurate design, size, and color to those being replaced.

Emergency repairs provided that the repairs involve replacement with
materials of identical or historically accurate design, size, and color to those
being replaced.

The change in copy of a sign.

Any alferation; which—that does not require a permit; involving the
modification, addition, or moving of any part of an existing structure that
would affect the exterior appearance. Alterations include, but are not limited
to, fences and walls, except those alterations whichthat the Develepment
Services DepartmentPDSD Director determines mustshall be approved under
the full review process due to the cumulative effect of phased work whichthat
would normally be subject to the applicability of the HPZ review.

5.8.6. DEVELOPMENT CRITERIASTANDARDS

The historic district advisory boards, Tucson-Pima County Historical Commission, staff,
Bevelepment ServicesBepearimentPDSD Director, and Mayor and Council shall be guided by
the development eriteriastandards in this Ssection in evaluating all proposed development
applications within the HPZ. All proposed development within the HPZ shall be in compliance
with the following eritertastandards.

A. Generally

1

Historic Landmark

Alterations or additions to o Historic Landmark shall properly preserve the
historic and architectural characteristics whiehthat make it unique, and any
changes or additions shall conform to the intrinsic and unique character of the
building or structure itself. Any alterations to the interior of a publicly owned
Historic Landmark shall be reviewed. The applicant should refer to the
Secretary of the Inferior's Standards for Rehabilitation when tax certification
for rehabilitation work is contemplated.
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Height

Contributing Property

Alterations or additions to a Contributing Property within a historic district
shall reflect the architectural style and characteristics of the existing structure.
The property may be renovated to an earlier historic style that applied to the
property. In addition, such alterations or additions shall generally conform to
the development eriteriastandards of Contributing Properties within the
development zone of the site.

New Construction or Noncontributing Property

New construction or alterations or additions to a Noncontributing Property
within o historic district shall reflect the architectural style of, and be
compatible with, the Contributing Properties located within its development
zone.

For the purposes of development zone compatibility, heights of principal structures
shall be used to compare to proposed new construction of, or additions to, principal

structures; accessory structure height is compared to other accessory structure heights.
(See lllustration 5.81-7-A2-8-8-468.)

1.

Historic Landmark
Alterations or additions to a Historic Landmark shall be no higher than the
tallest comparable feature of the existing structure.

Contributing Property

Alterations or additions to a Contributing Property shall be constructed no
higher than the tallest Contributing Property located within its development
zone and shall generally conform to the typical height within the development
zone.

New Construction or Noncontributing Property

New construction or alterations or additions to a Noncontributing Property
shall be constructed no higher than the tallest Contributing Property located
within its development zone and shall generally conform to the typical height
within the development zone.
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Historic Landmark

Alterations and Additions: Contributing Property
No higher than tallest Alterations and Additions:
comparable feature of No higher than tallest

the existing structure contributing property

Tallest
Contributing
Property

\,
e N
.Es;w_at;cm—zarﬁaﬁd;?\_'_‘—'_.;?_'_. —

New Construction: Maximun building
No higher than tallest height within
contributing property development zone

Figure 5.8-1-7-A: Height Compatibility

C. Setbacks (See lllustration 5.81-7-B2:8-8-6-C.)
1. Historic Landmark
Alterations or additions to a Historic Landmark shall maintain the original front
setback of the existing structure or the prevailing setback existing within its
development zone, providing that such a setback is compatible with the
historic character of the existing structure. Interior perimeter yard setbacks
shall be consistent with those existing within the development zone.

2. Contributing Property
Alterations or additions to o Contributing Property shall maintain the

prevailing street and interior perimeter yard setbacks existing within its
development zone.

3. New Construction or Noncontributing Property
New construction or alterations or additions to @ Noncentributing Property
shall maintain the prevailing street and interior perimeter yard setbacks
existing within its development zone.
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New construction,
alterations and additions
shall maintain prevailing
interior and perimeter
yard setbacks

Figure 5.81-7-B: Prevailing Sethacks

Proportion

1.

Historic Landmark

Alterations or additions to a Historic Landmark shall reflect the proportions of
the existing structure.

2. Contributing Property
Alterations or additions to a Contributing Property shall be consistent with the
proportions of the existing structure and with the prevailing proportions of
Contributing Properties within its development zone.

3. New Construction or Noncontributing Property
New construction or alterations or additions to a Noncontributing Property
shall reflect the prevailing proportions of Contributing Properties within its
development zone.

Roof Types

1. Historic Landmark
Alterations or additions to a Historic Landmark shall have a roof compatible
in configuration, mass, and materials to that of the architectural style of the
existing structure.

2. Contributing Property

Alterations or additions to a Contributing Property shall have o roof
compatible in configuration, mass, and materials to that of the architectural
style of the existing structure.
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New Construction or Noncontiributing Property

New construction or alterations or additions to a Noncontributing Property
shall have a roof compatible in configuration, mass, and materials to the
prevailing historic style and period of the existing structures within the
development zone in which the proposed structure will be constructed.

Surface Texture

|

Historic Landmark

Surface texture of alterations or additions to a Historic Landmark shall be
appropriate to the historic style of the existing structure and the period in
which it was constructed.

Contributing Property
Surface texture of alterations or additions to @ Contributing Property shall be
appropriate to the historic style of the existing structure.

New Construction or Noncontributing Property

New construction or alterations or additions to a Noncontributing Property
shall have a surface texture whichthat is appropriate to the historic style of
similar structures within the development zone and willshall reflect the historic
periods existing within the historic district.

Site Utilization

1.

Historic Landmark
Site utilization of a Historic Landmark shall be appropriate to the historic
period in which the existing structure was built.

Contributing Property

Site utilization of alterations or additions to a Contributing Property shall be
consistent with the sife ufilization of Contributing Properties within the
development zone.

New Construction or Nonconiributing Property

Site utilization of new construction or alterations or additions to a
Noncontributing Property shall be consistent with the site utilization of
Contributing Properties within the development zene.

Projections and Recessions

1.

Historic Landmark

Projections and recessions of a Historic Landmark, such as porches, steps,
awnings, overhangs, entrances, and windows, shall be appropriate to the
style of the existing structure and the historic period in which it was built.

Contributing Property

Projections and recessions of a Contributing Property, such as porches, steps,
awnings, overhangs, entrances, and windows, shall be appropriate to the
style of the existing structure.
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3. New Construction or Noncontributing Property
New construction or alterations or additions to a Noncontributing Property
shall have projections and recessions, such as porches, steps, awnings,
overhangs, entrances, and windows, that are compatible with the existing
historic styles within the development zone and reflect the historic periods of
the historic district.

I Details
1. Historic Landmark
Architectural details of a Historic Landmark, such as cornices, lintels, arches,
grill work, shutters, window and door trim, and canales, shall be appropriate
to the historic style of the existing structure and the historic period in which it
was built.

2. Contributing Property
Architectural details of a Contributing Property, such as cornices, lintels,
arches, grill work, shutters, window and door trim, and canales, shall be
appropriate fo the historic style of the existing structure.

3. New Construction or Noncontributing Property
New construction or alterations or additions to a Nonconiributing Property
shall have architectural details, such as cornices, lintels, arches, grill work,
shutters, window and door trim, and canales, that are compatible with the
existing historic styles and historic periods of Contributing Properties within the
development zone.

J. Building Form
1. Historic Landmark
Size, mass, and scale of alterations or additions to a Histeric Landmark shall
be compatible with those of the existing structure.

2. Contributing Property
Size, mass, and scale of alterations or additions to a Contributing Property
shall be compatible with the existing structure and with the Contributing
Properties within the development zone.

3. New Construction or Noncontributing Property
New construction or alterations or additions to a Noncontributing Property
shall have size, mass, and scale that are compatible with the existing
Contributing Properties within the development zone.

K. Rhythm
1. Historic Landmark
The proportion, pattern, and rhythm of openings of additions or alterations to
a Historic Landmark shall be compatible with those of the existing structure.

2. Contributing Property
The proportion, pattern, and rhythm of openings of additions or alterations to
a Contributing Property shall be compatible with those of the existing
structure and with those of Contributing Properties in its development zone.
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3. New Construction or Noncontributing Property
New construction or alterations or additions to a Noncontributing Property
shall reflect the proportion, pattern, and rhythm of openings of Contributing
Properties in its development zone.

Additional Review EriteriaStandards

To provide flexibility in the review of applications whiehthat reflect the diverse and
unique characteristics of the various historic districts, other pertinent factors generally
affecting the appearance, harmony, and efficient functioning of the historic district
may be used as appropriate for the particular application, such as the following.

1. Color
Color of a building or structure, including trim, roof, and other details, shall be
appropriate to the architectural style of the subject structure and its historic
period. Color may be reviewed in the context of a required HPZ review;
painting alone shall not be considered through an HPZ review.

2. Landscaping
Plantings and other ornamental features shall reflect the historic period of the
subject structure. Landscaping may be reviewed in the context of a required
HPZ review; landscaping alone shall not be considered through an HPZ
review.

3. Enclosures
Fences, walls, or other physical features used to enclose open space or
provide privacy shall be compatible with the architectural style of the subject
structure and with Contributing Properties within the development zone and
shall reflect the historic period of the historic district.

4, Utilities
New aboveground power and telephone line installation and new utility
connections shall be reviewed for appropriateness and compatibility,
especially the use of electric utility boxes on front facades.

Signs

The appearance, color, size, position, method of attachment, texture of materials, and
design of signs within a historic district shall be in keeping with the collective
characteristics of the structures located within the appropriate development zone.
Signs allowed in the underlying land use zone ere—shall be further regulated by
Chapter 3, Signs, of the Tucson Code. The signs allowed in the underlying land use
zone areshall be further limited as follows. (See lllustration 2:8:8-6-#M5.8+-7-C.)

1. Off-site signs shall not be permitted.

2. Business signs shall be limited to one {+}sign only for each street frontage per
premises. Businesses having frontage on more than two {2}-streets shall be
allowed a total of three {3}signs. Freestanding signs shall be limited to one
{H-sign per premises.

3. The maximum area of a sign shall be eight {8}-square feet.
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Maximum number of signs
one per frontage per premises.

Figure 5.81-7-C: Signs

No sign mery-—shall extend above the top of the nearest facade, eaves, or fire
wall of a building or structure.

Design and materials of signs. Visible bulbs, not exceeding twerty£20} watts
per bulb, shall be allowed. Bulbs within fixtures ere-shall not be limited in
wattage. Neon tubing may be allowed on commercially zoned properties,
where historically appropriate. Clear plexiglas and acrylic, when used as a
substitute for glass, shall be allowed; otherwise, plastics shall not be allowed.
Luminous paints are-shall not be allowed.

Buildings and signs within the historic district may be illuminated by remote
light sources, provided that these light sources are shielded to protect
adjacent properties.

The applicant may apply for a variance from these requirementstandards
where it can be shown that the proposed sign is consistent with the purpose
and intent of the historic district and is historically authentic.

Maximum area
of sign: 8 sQ FT

Buildings and signs within
Historic District may be
illuminated by shielded
light sources.

N. Motor Vehicle and Bicycle Parking Areas
Parking spaces es-required by this Code shall be provided on or off the site on a
property within the boundaries of a zone that allows for parking as a principal use.
Off-site parking spaces for uses within the HPZ shall not be located more than six

City of Tueson

105

Land Use Code Reformat/Reorganization

Draft | January 2011



Article 5: Overlay Zoness

5.8 "H" Historic Preservation Zone (HPZ)
5.8.6 Development CriteriaStandards

hundrec—{600) feet, within the same or another block, from the land use the spaces
serve, except within the boundaries of the El Presidio Historic District where required
parking spaces may be provided not more than six—hurdred{600} feet beyond the
historic district boundary. All new or modified vehicular use areas within the historic
district shall be screened as required by Sec. 3.7.0, Landscaping and Screening
RegutatienStandards, using compatible structural and plant materials. (See Wlustration
2:8:8:6-N5.817-D.)

Required parking for uses located within the boundaries of the El Presidio
Historic District may be provided not more than 600 rr beyond the historic
district boundary, on properties zoned to allow parking,

Figure 5.81-7-D: Parking Areas
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5.8.7. DEMOLITION REVIEW REQUIRED

It is the intent of this Ssection to preserve the historic and architectural resources within the HPZ
and the Rio Nuevo and Downtown Zone (RND) in their original appearance, setting, and
placement. Demolition of a historic property can cause an irreplaceable loss to the quality
and character of the city of Tucson. However, it is recognized that there can be circumstances
beyond the control of a property owner whichthat may result in the necessary demolition of a
structure within the HPZ or RND. These circumstances include a building whickthat constitutes an
imminent safety hazard, involves a resource whose loss does not diminish or adversely affect
| the integrity of the historic district, or imposes an unreasonable economic hardship on its
k owners. A proposed change of use shall not be considered in the analysis of unreasonable
Y economic hardship.

(/t A A. Review and Approval Required
g No demolition permit willshall be issued by the City for demolition or relocation of all
or any part of a structure, site, sign, or Historic Landmark whichthat would affect its
exterior appearance within the HPZ before review and approval occurs, Review is
shall be required under the following procedures.

1. Emergency Demolition

If the structure has been determined by the Chief Building Official to be an
imminent hazard te public safety and repairs would be impractical,
emergency demolition procedures to be followed willshall be in accordance
with the reguirementstandards for such sites and structures of Chapter 6 of the
TUCSOLC_Q_dQ-_CREfeI’ to Development Standard 4-01.0 for information on
— @ocedures.

Intrusions and Noncontributing, Nonhistoric Structures

For structures designated as intrusions or noncentributing, nonhistoric
properties in historic districts, the PDSD Director shall consult with the
appropriate  advisory board and the Tucson-Pima County Historical
Commission Plans Review Subcommittee to iensure that the structure is
properly classified at the time of the request for demolition. If the structure is
an intrusion or noncontributing, nonhisteric, no further review shall be required.
If the Director determines that the structure has not been properly designated,
the Director may delay the issuance of the permit until the proper designation
is deftermined by the Zoning Administrator or may proceed with the
appropriate review process as if the designation had been changed.

3. Contributing Properties, Nonhistoric
Review by staff, the applicable historic district advisory board, and the
Tucson-Pima County Historical Commission is required before a decision is
made by: the DBevelepment—Services—PepartmentPDSD Director.  The
procedure for review shall be in accordance with the Limited Notice
Procedure, Sec. 23A-40. The appropriate advisory board and the Tucson-
Pima County Historical Commission Plans Review Subcommittee shall be
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parties of record for each Full HPZ review application for the purpose of
determining notice and the right to appeal the decision. The eritertastandards
used to make this decision shall be as follows.

a. The structure or site is of no historic or architectural value or significance
and does not contribute to the historic value of the property.

b. Loss of the structure would not adversely affect the integrity of the historic
district or the historic, architectural, or aesthetic relationship to adjacent
properties, and its demolition would be inconsequential to the historic
preservation needs of the area.

¢. Whether there are definite plans for reuse of the property if the
proposed demolition is carried out and what effect such plans will have
on the architectural, cultural, historic, archaeological, social, aesthetic, or
environmental character of the surrounding area as well as the economic
impact of the new development.

d. Whether reasonable measures can be taken to save the building, object,
site, structure, or cluster from further deterioration, collapse, arson,
vandalism, or neglect.

4. Historic Contributing Properties and Historic Landmarks
Review by staff, the applicable historic district advisory board, and the
Tucson-Pima County Historical Commission Plans Review Subcommittee is-shall
be required before a decision is made by the Mayor and Council in
accordance with Sec. 2.8.8.9.

5. Independent Portions of Structures-
A request may be made for the demolition of a portion of a structure if the
demolition will not adversely affect the historical character of the property.
For portions that may be independenily designated as intrusions or
noncontributing, nonhistoric elements, the PDSD Director shall consult with the
advisory board or the Tucson-Pima County Historical Commission Plans Review
Subcommittee to iensure that the portion of the structure has been properly
classified and that demolition will not have any adverse impact on the
contributing or historic character of the property. If the portion of a structure
is designated under this section as an intrusion or nonhistoric element, no
further review shall be required. At least four {4}-days prior to issuance of a
demolition permit, the Director shall notify the applicant, the appropriate
advisory board and the Tucson-Pima County Historical Commission Plans
Review Subcommittee of the decision. A decision by the Director may be
appealed by the advisory board or the Tucson-Pima County Historical
Commission Plans Review Subcommittee to the Zoning Examiner within three
{3}-days of the date of the decision.

5.8.8. MAINTENANCE

A. Maintenance of historic resources is important for property owners to maintain
property values and for the cultural and aesthetic value to the community.
Maintaining historic structures and sites preserves the special sense of place that
encourages tourism and further investment in historic areas.
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B. All historic resources shall be preserved against decay and deterioration and kept in
a state of good repair and free from certain structural defects. The purpose of this
Ssection is to prevent an owner or other person having legal custody and control over
a property from facilitating the demolition of a historic resource by neglecting it or
permitting damage to it by weather or vandalism.

C. Consistent with all other state and City codes requiring that buildings and structures be
kept in good repair, the owner or other person having legal custody and control over
a property shall maintain such buildings or structures in the same or better condition
than that indicated in the most recently available inventory for the historic district in
which the property is located. The following defects ere-shall be indicators of o need

for repair.

1. Building elements are in a condition that they may fall and injure members of
the general public or damage other property.

2 Deteriorated or inadequate foundation.

3. Defective or deteriorated flooring.

4. Walls, partitions, or other vertical suppert members that split, lean, list, or

buckle due to defective material or deterioration.

5. Ceilings, roofs, ceiling and roof support members, or other horizontal
members whichthat sag, split, or buckle due to defective materials or
deterioration.

6. Fireplaces or chimneys whichthat list, bulge, or settle due to defective material
or deterioration.

7. Deteriorated, crumbling, or loose exterior plaster.

8. Deteriorated or ineffective waterproofing of exterior walls, roofs,

foundations, or floors, including broken windows or doors.

9. Defective or lack of weather protection for exterior wall coverings, including
lack of paint, or weathering due to lack of paint or other protective covering.

10. Any fault, defect, or deterioration in the building whiehthat renders the same
structurally unsafe or not properly watertight,

D. If the Tucson-Pima County Historical Commission has reason to believe that a property
is being neglected and subject to damage from weather or vandalism, the Tucson-
Pima County Historical Commission shall so advise City staff. Staff willshall meet with
the owner or other person having legal custody and control of the property and
discuss ways to improve the condition of the property and shall assist those persons
with an economic hardship in obtaining financial resources to accomplish such
improvements. If there is no subsequent attempt, or insufficient effort is made, to
correct any noted conditions after such meeting by the owner or other such person
having legal custody and control, the Tucson-Pima County Historical Commission may
make a formal request that the Chief Building Official take action to require
corrections of defects in the subject building or structure so such building or structure
shall be preserved in accordance with the purposes of this Ssection. The Chief
Building Official may also require the property owner to remedy any defect or
deterioration whichthat constitutes a threat to the public health, safety, and welfare
pursuant to the authority vested in him by the Uniform Code for the Abatement of
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E.

Dangerous Buildings. Deterioration caused by deliberate neglect of maintenance or
repairs shall not be considered valid grounds for the approval of a demolition permit
application.

Vacant properties shall be maintained in a clean and orderly state.

5.8.9. DEMOLITION OF HISTORIC PROPERTIES, LANDMARKS AND STRUCTURES

Approval for the demolition of historic landmarks, demolition of structures on Contributing

Historic

Properties in historic districts and demolition of structures registered on, the National

Register of Historic Places or the Arizona Register of Historic Places in the Rio Nueve and
Downtown Zone (RND) shall be determined by Mayor and Council. The criterion used to make
this decision shall be that the owner of the structure would be subject to unreasonable
economic hardship if the building were

A.

Application
Submittal of an application shall be in accordance with the [historic preservation

manual]Pevelepment-Standard2-08-2.5.

Unreasonable Economic Hardship

When a claim of unreasonable economic hardship is made due to the effect of this
ordinance, the owner mustshall prove that reasonable use of the property cannot be
made. The public benefits obtained from retaining the historic resource mustshall be
analyzed and duly considered by the PDSD Director, the applicable advisory board,
and the Tucson-Pima County Historical Commission. The owner shall submit the
following information by affidavit to the PDSD Director for transmittal to the review
bodies for evaluation and recommendation.

1. For all property:

a. The assessed value of the land and improvements thereon according to
the two {2}-most recent assessments,

b. Real estate taxes for the previous two {2}-years.

¢. The date of purchase of the property or other means of acquisition of
title, such as by gift or inheritance.

d. Annual debt service, if any, for the previous two {2}-years.

e. All appraisals obtained within the previous two {2}-years by the owner or
applicant in connection with the purchase, financing, iensuring, or
ownership of property.

f. Any listing of the property for sale or rent, price asked, and offers
received, if any.

g- Any consideration by the owner as to profitable adaptive uses for the
property.

h. The current fair market value of the property as determined by at least
two {Z-independent appraisals.

i. An estimate of rehabilitation cost to restore the structure to active use.
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Exceptions. When a property owner is financially unable to meet the
requiremenistandards set forth in this subsection, the PDSD Director may
waive some or all of the requiremenistandards and/or request substitute
information that a property owner may obtain without incurring any costs.
An applicant may request a waiver of one or more of the submittal
requirements based on the specific nature of the case. The PDSD
Director, who may consult with the Tucson-Pima County Historical
Commission, shall make o determination on the waiver request. If a
determination cannot be made based on infermation submitted and an
appraisal has not been provided, the PDSD Director shall request that an
appraisal be made by the City.

—
.

2. In addition to the requirements in subsection +—a. above, owners of income-
producing property shall submit the following.

a. Annual gross income from the property for the previous two {2}-years.

b. ltemized operating and maintenance expenses for the previous two {2}
years, including proof that adequate and competent management
procedures were followed.

c.  Annual cash flow, if any, for the previous two {2}-years.

d. Proof that efforts have been made by the owner to obtain a reasonable
refurn on investment based on previous service.

C. Negotiations Prior to Decisions on Demolition Applications

1. Whenever an application for a permit for the demolition or relocation of a
Historic Landmark or historic Contributing Property is submitted to the PDSD
Director, the application shall be scheduled for public hearing before the
Mayor and Council not sooner than rinety—{90} days from the date the
application is accepted. During this time period, City staff shall discuss the
proposed demolition with the property owner and other City officials to see if
an alternative to demolition can be found before a formal consideration of
the application by the Mayor and Council. The PDSD Director shall analyze
alternatives to demolition and request, from other City departments or
agencies, information necessary for this analysis.

2. If within this nirety{90} day period either one {}}-of the following two {2}
events occurs, the Mayor and Council may defer hearing the application for
six {&}-months, and it shall be considered to have been withdrawn by the
applicant during such six {&+month period.

a. The owner shall enter into a binding contract for the sale of the property.,

b. The City of Tucson shall acquire the property by available legal process
for rehabilitation or reuse by the City or other disposition with
appropriate preservation restrictions.

3. If within the mirety{90} day period neither of the two {2)-events summarized
above has occurred, a public hearing shall be scheduled before the Mayor
and Council on the demolition application on the next available agenda.

D. Review of Application
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The Tucson-Pima County Historical Commission and the historic district advisory board
review demolition applications. Staff, within five {5--days after acceptance of the
application, transmits one {H—copy of the accepted site plan to the appropriate
historic district advisory board and one {H-copy fo the Tucson-Pima County Historical
Commission Plans Review Subcommittee for review and recommendation. The historic
district advisory board may forward a recommendation to the Tucson-Pima County
Historical Commission and the PDSD Director within—twenty—twe {22} days after
acceptance of the application. The Tucson-Pima County Historical Commission shall
forward a recommendation to the PDSD Director and the historic district advisory
board withinthirty—ere {31} days after acceptance of the application.

Recommendations

The recommendations of the PDSD Director, the Tucson-Pima County Historical
Commission, and the appropriate advisory board shall be forwarded to the Mayor
and Council for consideration.

Mayor and Council Consideration

The Mayor and Council consider the application in public hearing. Public Notice,
mailed notice and published notice shall be by—provided not less than fifteen—415)
days prior to the public hearing. Additional Mmailed Mnotice shall be provided to the
property owners within three—hurdred—{300} feet of the site, neighborhood
associations within one mile of the site, the applicable advisory board, and the Tucson-
Pima County Historical Commission.

Mayor and Council Decision

The Mayor and Council shall make a decision on an application to demolish a Historic
Landmark or historic Contributing Property. To approve the application, the Mayor
and Council mustshall find that the owner will suffer an unreasonable economic
hardship if a demolition permit is not approved. Any approval is subject to the
following.

1. The applicant mustshall seek approval of replacement plans prior to receiving
a demolition permit and all other necessary permits. Replacement plans for
this purpose shall include, but shall not be restricted to, project concept,
preliminary elevations, site plans, and dimensional schematic design drawings
whichthat shall meet be reviewed in dccordance with the Administrative
Design Review Procedure— Minor Design Review Procedure, Development
Compliance Review, Sec. 23A-32(2).

2. A demolition permit willshall be issued concurrently with the building permit
for replacement following submittal by the applicant of proof of financial
ability to complete the replacement project.

3. A decision on a demolition application shall results in the administrative
closure of the case file by staff. A decision on a demolition application
applies to the property.

4. Reapplication for demolition permits for a structure whichthat was previously
denied for demolition cannot be submitted to the City for three {3}-years from
the date of the Mayor and Council decision. A change in property ownership
shall not be considered o basis for reapplication. Substantially new conditions,
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as determined by the PDSD Director in consultation with the advisory board
and the Tucson-Pima County Historical Commission, ere—shall be a basis for
earlier reapplication.

Provisions for Vacant Lots and Areas After Demolition

1.

When a site, sign, Historic Landmark, or structure is demolished and the area
left vacant, the area willshall be maintained in a clean and inoffensive
manner.

When a structure is demolished and the area converted to another use nof
requiring buildings, such as a parking lot, the area willshall be buffered by
landscaping and walls or fences that comply with the landscaping and
screening reguirementstandards of Sec. 3.7.0 and generally conform to the
character of the other buildings and structures located within its development
zone. The site plan required as part of the review procedure shall indicate
how the landscaping and screening will be accomplished.

Penalties and Remedies for Unauthorized Demolition; Notice of Entry of Judgment
Any property owner, individual, company, or person, as defined in Tucson Code
Section 1-2(16), who causes a structure, site, or Historic Landmark located within a
historic district to be demolished, without following procedures as established in this
Section, willshall be subject fo the following.

1.

A mandatory fine of:

a. Not less than twe—hundredfifty—delers{$250.00_dollars} nor more than
enre—theysend-detears{$1,000.00_dollars} per violation for demolition of
an accessory structure that is a Noncontributing Property, or Not less than
fifteen—hundred—dollars{$1,500.00_dollars) nor more than twerty—five
hundred—delers—{$2,500.00}_dollars per violation for demolition of «

principal structure or site that is a Noncontributing Property; or

b. Not less than twe—theusend—deHers—{$2,000.00_dollars} nor more than
twenty-five—hundred—dellers—{$2,500.00__dollars} per violation for

demolition of a Historic Landmark or Contributing Property.

In addition to any fine imposed pursuant to Sec. 5.4.2.9.).1, the PDSD
Director willshall, upon finalization of judgment:

a. Issue a formal complaint with the Arizona State Registrar of Contractors

against any contractor or company involved with an unauthorized
demolition; and

b. Issue a formal notification of the violation to the State Historic
Preservation Office regarding the unauthorized demolition of any
structure, site, or Historic Landmark.

In addition to any fine imposed pursuant to Sec. 5.4.2.9.).1, one {Hof the
following willshall be imposed as a penalty or remedy.

a. Reconstruction or restoration of a Contributing Property or a Historic
Landmark to its appearance prior to the violation.

b. Prohibition or restriction of building permits for new construction on the
site for not more than seven {Z}-years, but not less than thirty—{30} days,
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for a Noncontributing Property or two {2}-years for a Contributing
Property or Historic Landmark and prohibition or restriction of permits
involving work in the public right-of-way for not more than seven {#
years, but nof less than thirty{30} days, for a Noncontributing Property or
two {2}-years for a Contributing Property or Historic Landmark.

c. Upon finalization of judgment setting forth a remedy as provided in
2.8.8.9.).3.a or Sec. 2.8.8.9.).3.b, the PDSD Director or designate
willshall file the judgment in the office of the Pima County Recorder.

4. The following factors willshall be considered in imposing any penalty or
remedy pursuant to Sec. 5.4.2.9.).1 or Sec. 5.4.2.9.).3.

a. Whether the structure, site, or Historic Landmark is one of the last
remaining examples of its kind in the neighborhood, city, or region.

b. Whether there exists sufficient documentation, plans, or other data so as
to make reconstruction feasible.

c. The age of the original structure, site, or Historic Landmark and all
subsequent additions and modifications.

d. The physical condition of the structure, site, or Historic Landmark
immediately prior to its total or partial demolition,

e. The amount of demolition sustained by the structure, site, or Hisforic
Landmark.

f.  Whether or not, had total or partial demolition occurred, the structure,
site, or Historic Landmark could have been put into o reasonable
economic use either prior to or after rehabilitation.

9. Whether the structure, site, or Historic Landmark was eligible for inclusion
on the National Register of Historic Places immediately prior to its total or
partial demolition.

h. Whether the structure, site, or Historic Landmark is included on the
National Register of Historic Places.

i.  Whether the responsible party has a legal or equitable interest in the
structure, site, or Historic Landmark.

5.8.10. PENDING HISTORIC DISTRICTS

A. Purpose
It is the purpose of this Ssection to preserve structures of historic or architectural
significance, but it is recognized that all areas of significance cannot be identified,
analyzed, and designated at one time. However, it is important to protect properties
with potentially qualifying buildings from inappropriate demolitions until review and
hearings can be completed for possible HPZ designation.

B. Applicability
The following process is established for the review of proposed demolitions of
structures whiehthat are located in areas of the city where the Mayor and Council
have initiated the process of HPZ district formation and imposed interim

regulatienstandards.
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1. These procedures shall apply to any building or structure that is located within
an area of an application for an HPZ district between such time as the Mayor
and Council either initiate the establishment of a historic district or enact an
ordinance to apply these regulatienstandards and the time action is taken on
the application by the Mayor and Council, but for no more than one H-year.

2. The provisions of this Ssection apply to all areas of the city under application
for HPZ designation on the effective date of this ordinance and to all areas
of the city for which applications for HPZ designation are initiated after the
effective date of this ordinance.

3. An application for a demolition permit shall be exempt from these demolition
review requirememts—standards if the Chief Building Official makes o written
defermination, and the Bevelopment—Services DepeartmentPDSD Director
concurs, that the building currently is an imminent hazard to the public safety,
is structurally unsound, and should be demolished.

C. Review and Decision
Procedures for review of, and decisions on, applications for demolition permits are
shall be the same as those outlined in Sec. 2.8.8.7.B.3.

D. Temporary Stay of Demolition

In the event a demolition application is denied, no permit for demolition shall be
issued unless a subsequent demolition approval has been requested and granted or
until adoption of historic preservation zoning for the property.

1. If the historic preservation zoning has not been placed on the property at the
time of expiration of the temporary restraint on demolition, the Pevelepment

Services PepeartmentPDSD Director shall grant a demolition approval for the
subject property.

2. At the fime of adoption of historic preservation zoning, the temporary
restraint of demolition and any stays of demolition in effect shall expire. The
Development—Services—BPepeartmentPDSD Director's decision on demolition
requests, at that time, shall be regulated by Sec. 2.8.8.7. The demolition
request shall be finalized in accordance with the procedures of that Section.

5.8.11. SPECIFIC REGULATIONSTANDARDS - SAN XAVIER ENVIRONS HISTORIC DISTRICT

A. Purpose
The purpose of this zone is to promote the public health, safety, convenience, and
general welfare through conservation of the historical heritage of the city of Tucson
and Pima County by delimiting an area of influence from an established historic site
and by providing for certain appropriate controls.

B. Applicability
The specific regutatienstandards of the San Xavier Environs Historic District shall apply
to an area extending one and one-half H-5}-miles from San Xavier Mission; whiehthat
is a historic site. The one and one-half {1-5}-mile radius is divided into three areas (A,
B, and C) for the purposes of applying specific regulatienstandards within each area.

C. Development RegulationStandards
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These reguletienstandards ewe—shall be in addition to those of the underlying zones,
and where in conflict, the more restrictive of the two applies. The additional
regulatienstandards by area ere-shall be as follows.

1.

Area A
Area A is-shall be the area within one {H-mile of the established historic site.

a. Residential density shall not exceed two {2)-dwelling units per—thirty—six
thevsene{36,000} square feet of lot area.

b. All outdoor lighting shall be hooded and controlled so that the source of
the light shall not be visible from adjoining properties.

¢. Commercial and industrial uses shall provide planting screens or
approved walls on the side or sides oriented toward the historic site no
less than six {é)-feet in height.

d. Regardless of any other regutetienstandard, no structure shall exceed two
{2}-stories (maximum height: #hirty{30] feet).

e. The reguirementstandards of this Ssection shall not apply to the alteration
of another established historic site within Area A.

f. The color of all structures shall be earth tones.

Area B

Area B is—shall be the area within one and one-quarter H=25}+-mile and one
HH-mile of the established historic site.

a. Residential density of four {4—dwelling units per—thirty—six theusend
£36,0007 square feet shall be permitted, provided the underlying zone
allows this density.

b. Development regulationstandards in accordance with Sec. 2.8.8.13.C.1.b
through Sec. 2.8.8.13.C.1.1.

Area C

Area C is-shall be the area within one and one-half {+5}-mile and one and
one-quarter {}=25}mile of the established historic site.

a.

Residential density of six {é}—dwelling units per—shirby-six theusand
{36,000} square feet shall be permitted, provided the underlying zone
allows this density.

Development regulatienstandards in accordance with Sec. 2.8.8.13.C.1.b
through Sec. 2.8.8.13.C.1.f.

Review Process
Review shall be in accordance with Sec. 2.8.8.11.
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5.9. DRACHMAN SCHOOL OVERLAY ZONE ( DSO)

5.9.1. INTRODUCTION

Historically, the Drachman School has existed since 1902 on a parcel comprising lots 5 through
12, Block 120, City of Tucson (Book 2, Maps and Plats, Page 4). The site is bounded by
Seventh Avenuve, Eighteenth Street, Eighth Avenue (also known as Convent Avenue), and
residential development on lots 3 and 4 en the northern portion of Block 120. The school use
was established prior to current tend—Yse—Cede—HHUE)Unified Development Code (UDC)
reguirementstandards, but the site is no longer used as a school. This overlay zone recognizes
the benefits to be realized from adaptive reuse of this property and portions of the existing
building. Reflection of the historical elements of the school in the redevelopment of the site is
also recognized as an important consideration. The purpose of this overlay zone is to ensure
the viability of development of the Drachman School site with housing for the elderly, as
permitted within the existing R-3 zone, while ensuring that this use does not contribute to the
deterioration of the living environment, the downgrading of property values, and the
diminishment of the health, safety, and general welfare conditions of the adjacent residential
areq.

5.9.2. PURPOSE

The purpose of the Drachman School Overlay (DSO) Zone is to assure redevelopment of the
site with a Residential Care Service facility for the elderly and to protect existing
neighborhoods from negative impacts caused by the redevelopment of the historic school site
and building through establishing use and site standards to maintain o scale that will be
compatible with adjacent residential development.

5.9.3. APPLICABILITY

The provisions of the Brechmen-School-Overley{DSO} Zone apply to the specifically mapped
area bounded by Seventh Avenue, Eighteenth Street, Eighth (or Convent) Avenue, and the

southern boundaries of lots 3 and 4, Block 120, City of Tucson, as provided in the Figure
5.94:8-A felewing-meapbelow:
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5.94. PERMITTED LAND USES

Land in the Brachmen-School-Overley{DSO} Zone may be used for a Residential Care Service
facility for the elderly, as provided in this Ssection. All other uses permitted in the underlying

zone are subject to the regulations and standards of the tend-tse-Code—(tdS}UDC.

A. The DSO Zone is a zoning district whichthat provides for the establishment of distinct
regulationstandards by Mayor and Council. The DSO zone may have land use

reguletienstandards different from the zoning regulatienstandards applicable to other
zoning districts in the EHEUDC,

B. Where a provision in the DSO zone varies from the HJCUDC, the provisions in the
DSO zone shall govern.
5.9.5. ACCESSORY LAND USES

Land uses accessory to the Permitted Land Uses ere—shall be allowed, subject to compliance
with Sec. 3.2.5.

5.9.6. HEIGHT AND SETBACK REQUIREMENTSTANDARDS

Development in the Prachmean—Scheol-Overlay-({DSO} Zone shall comply with the height and
setback requirememtstandards as follows.

A. Height
The building wall height willshall be no more than-twenty~ene {21} feet.

B. Setbacks

o Setbacks willshall be measured from the back of the curb within the adjacent public

; \ i 3 rights-of-way and wilshall be a minimum of feurteen{14} feet from back of curb.
a’ Setbacks from the northern property line willshall be @ minimum of ten {(10)-feet.

o
gy o 5 ]
7 (WL 1 5.9.7. DESIGN STANDARDS AND REVIEW
k{b/k _ ~. Development in the DSO Zone shall comply with the design standards of this Section and shall
2 [ T be subject to site plan review in accordance with Zoning Compliance Review, Sec. 23A-31.

5.9.8. PARKING

Parking for the uses within the Brachmen-Scheol-Overlay{DSO} Zone is as follows. Residential
Care Service projects for the elderly - 0.50 space per dwelling unit. Up to fif¥{50} percent
of the required parking may be located in the adjacent rights-of-way.

5.9.9. LIGHTING

Outdoor lighting shall conform to the following.

A. Lighting shall be shielded and directed downward.

B. Lighting within ere-hundred-{100} feet of a residential zoning or use shall not exceed
fifteen{15} feet in —height.

C. All other lighting on site shall not exceed-twenty-five {25} feet in height.
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5.9.10. LANDSCAPING

A.

Street Landscape Borders

A landscape border is required along the street frontage of the site as follows. The
street landscape border shall consist of the area between the back of the sidewalk
within the adjacent rights-of-way and the face(s) of the building(s) fronting on the
street or the projected alignment of the face(s) of the building(s}) but willshall not
include any vehicular access points.

1. Sixty—{60} percent or more of the street landscape border mustshall be
covered with shrubs or vegetative ground cover. The required ground
coverage mustshall be achieved within two {2}-years of planting.

2. One {H-cancpy tree mustshall be provided for every twenty{20} linear feet
of street frontage along Convent Street, Eighteenth Avenue, and Seventh
Street, excluding vehicular ingress or egress points.

Interior Landscape Border

The interior landscape border along the north property line shall consist of the area
between the property line and the face(s) of the building(s) adjacent to the property
line or the projected alignment of the face(s) of the building(s). Canopy trees willshall
be provided at a minimum ratio of one HH-tree for every #hirty—{30} linear feet of
landscape border.

Screening

Ts Screening along the adjacent street frontages shall consist of the building
faces. Where the buildings are not continuous, no additional screening is
required.

2. A six {&}-foot high wall shall be provided along the northern boundary of the
property.

5.9.11. ALL OTHER DEVELOPMENT REGULATIONSSTANDARDS

Unless specifically provided in this Ssection, all other development —regulatiensstandards
within the Drechmen-Sechoel-Overlay{DSO} Zone ere—shall be subject to standard Lend-tse
Cede HHSUDC —requirements.
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5.10. RIO NUEVO AND DOWNTOWN ZONE (RND)

5.10.1. PURPOSE

A. The purpose of this overlay zone is to implement the policies of the City's General
Plan, with special emphasis on ensuring the cultural, economic, and general welfare of
the community. The Rio Nueve and Downtown (RND) Zone promotes harmonious
development within the zone; creates and enhances the Downtown pedestrian
environment; and celebrates Tucson's rich historic, cultural, and artistic heritage. The
design principles, categories, and eriteriastandards referenced in this Ssection are
intended to promote public-private parinerships to support quality development within
the Rio Nuevo District, as well as enliven and revitalize the Downtown. Development
within the RND zone shall satisfy the design principles set forth in this Ssection.

B. Diversity, Design in Context, and Accessibility are the design principles that form the
basis for the specific design eriteriastandards to be applied to new projects in the Rio
Nuevo and Downtown areas.

1. Diversity is the incorporation of all of the prehistoric, historic, and cultural
elements that make up Tucson's urban form and context. This principle forms
the basis for the specific design eriteriastandards, including building character
and materials, whichthat reflect the indigenous influence of the Sonoran
Desert region and culture. The intent of this design principle is not to
prescribe architectural style, materials, or form but to encourage innovation in
contemporary design.

2. Design in Context is the recognition that Tucson is a unique desert southwestern
city. New buildings should also translate into contemporary form the basic
principles that contribute to historic structures and other structures in and
around the Site Context - Development Zone, as well as addressing the
Regional and Community Context.

3. Accessibility includes three dimensions. The first is physical mobility for
pedestrians, including physically disabled pedestrians, bicycles, transit, and
private cars, provided by an efficient and pleasant circulation system. The
second is visual, retaining physical amenities such as viewsheds, open space,
and visual connections to the mountains and the Santa Cruz River. The third is
informational and educational, including access to information and ideas.

5.10.2. APPLICABILITY

The Rie-MNueve—emd-Dewntewrn{RND} Zone is an overlay zone es—defined-in-See—6-218-and
shall apply to properties within the boundaries of the RND Zone as shown in Figure 5.103-2-A,
The provisions of the RND zone apply to the following uses on all property, including public or
private rights-of-way, any portion of which is located within the RND zone. No permit shall be
issued by the City except in accordance with the reguiremenistandards of this Ssection.

A. All new structures, including expansions to existing structures. The remainder of a
structure that has been expanded is—shall be governed by provisions in force at the
time of initial approval for the structure.

B. All improvements or alterations to the exterior of existing structures, if such
improvements or alterations are visible from an adjacent public right-of-way.
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C. All sidewalk and street improvements.
' D. All applications for demolition permits fershall be reviewed in accordance with Sec.
e \6 - 2.8.87.B.5.
JAe? . . .
% i X E. Designation, amendment and change to the boundaries of the Rio Nuevo and
\ oy, /sz e Oy Downtown Zone are established through the Zoning Examiner Legislative Process, Sec.
g Lé’/\’ 5.4.1 and Sec. 5.4.3.
A
F 5.10.3.  PERMITTED USES
The land uses permitted within this zone are those uses permitted by the underlying zoning,
except as restricted in Sec. 5.10.7 [2.8.10.6].
Building 4
\\k 5.104. DESIGN CRITERIASTANDARDS
/ AA
) -.L‘-'f'3 ! Development within the Rie-MNueve-eane-Downtown{RND} Zone shall meet the design principles
o W 4
!\;” ,L w’bj set forth in Sec. 2.8.10.1 by complying with the following building i design
\C_ \[\}"\9( 4‘;,;»’ Critertastandards mert-Standeards9—10- L 050 an
'22/' .
& ¥ A. The proposed buildings sheuld-shall respect the scale of those buildings located in the
development zone and serve as an orderly transition to a different scale. Building
heights with a vastly different scale than those on adjacent properties should have a
transition in scale fo reduce and mitigate potential impacts. In areas undergoing
change, long-range plans should be consulted for guidance as fo appropriate heights.
B. All new construction shall maintain the prevailing setback existing within its
development zone.
C: All new construction shall provide scale-defining architectural elements or details at

the first two floor levels, such as windows, spandrels, awnings, porticos, cornices,
pilasters, columns, and balconies.

Every commercial building frontage shall provide windows, window displays, or visible
activity within and adjacent to the building at the ground floor level, with & minimum
of fif+y{50} percent of the building frentage providing such features.

A single plane of a fagade at the street level may not be longer than fifty-{50} feet
without architectural relief or articulation_by feafures such as windows, trellises, and
arcades.

Building fagade design shall include pedestrian-scaled, down-shielded, and glare-
controlled exterior building and window lighting.

The front doers of all commercial and government buildings shall be visible from the
street and visually highlighted by graphics, lighting, marquees, or canopies.

Modifications to the exterior of historic buildings shall complement the overall historic
context of the Downtown and respect the architectural integrity of the historic facade.

Buildings shall be designed to shield adjacent buildings and public rights-of-way from
reflected heat and glare.
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J. Safe and adequate vehicular parking areas designed to minimize conflicts with
pedestrians and bicycles shall be provided.

K. Adequate shade shall be provided for sidewalks and pedestrian pathways, using
shade structures or vegetation, where permitted by the City of Tucson.

L. Colors may conform to the overall color palette and context of the Downtown area or
subarea or may be used expressly to create visual interest, variety, and street
rhythms. The rationale for an expressive or idiosyncratic use of color sheule-shall be

B '%/( described in the development plan submittal.
e
z & e M. New buildings shall use materials, patterns, and elements that related to the
| A % (V” traditional context of the Downtown area or subarea.
/il
~! v »
! ¢ _ N Twenty-four-hour, street-level activity should be encouraged by providing o mixture
. \O'?AJ __} of retail, office, and residential uses within each building.
] . ~AA L
h/ v/ i p _“jﬁ“o. Primary public entries shall be directly accessed from a sidewalk along a street rather
I/ -'J/'f' i s than from a parking lot. Public access to commercial and governmental buildings shall
4 /;}TK/C' be provided at sidewalk grade. The primary floor of, and access to, residential

structures may be elevated. Secondary access may be provided from off-street
parking areds.

5.10.5. SITE DESIGN STANDARDS
[ A //\ Circulation and Parking

_JZ?»Vl ﬁ-_,.,.,“/wi ¢ o/ 1. Street Hierarchy
e /ﬁé‘: o L ) The Downtown is organized along the hierarchy of Downtown's streets, with
A the pedestrian given top priority for the Downtown. (See Figure 25.101-.9-8,

Downtown Street Hierarchy.) The streets, including their rights-of-way, are
addressed in one of the following three classifications::

a. Pedestrian Retail Core Streets
These are the streets that host Downtown's greatest variety of commercial
and public activities at the street level. They also accommedate vehicular
traffic including automobiles, public transit, and service vehicles and have
on-street parking in some locations. However, priority #s_shall be given to
the pedestrian.

b. Entry Sireets
These streets carry high volumes of traffic (respectively) inte and out of
Downtown, These streets typically are wider to accommodate through
and turning traffic.

¢. Traffic Calming Streets
These streets are generally narrower, with fewer travel lanes than entry
streets, and accommodate on-street parking. Traffic Calming Streets are
all_—those not designated as Entry Streets or Pedestrian Retail Core
Streets.

2. Pedestrian Pathways
a. Shade shall be provided for at least 50 percent of all sidewalks and
pedestrian pathways as measured at 2:00 p.m. on June 21 when the sun
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/' is 82° above the horizon (based on 32°N Latitude). Shade may be
provided by arcades, canopies, or shade structures, provided they

,,(.rf) respect the historic and design context of the street and the architectural
A integrity of the building. Deciduous trees, as proposed in t Downfowirj/
,@prehensive Street Tree Plaﬁfcre encouraged to supplement-exisfing
evergreen frees. The Usé of plantings and shade structures in the City
right-of-way shall be permitted to meet this standard. The shade

AN Wmeef this guideli
— Y
b. Along pedestrian pathways that lead to thé Rio Nuevo South Cultural \
Plaza and in areas planned for retail and enférfainment uses—and—high™
pedestrian traffic, shade devices shevld-shall be provided at pedestrian
waiting areas and street intersections.

Vehicular Circulation and Parking
a. Circulation
(1) All parking area access lanes (PAALs) adjacent to buildings shall have
pedestrian circulation paths between the PAAL and the building, with
o minimum width of six feet.

) QL}_/\/‘
/Ll W/J () (2) All vehicular ingress and egress points shall be perpendicular to the
v ad v

intersecting street. Ingress and egress points shall be designed to

v W minimize vehicular/pec:{eff[ii::_rl_ aniﬁ vehicu[qr/bicyc.:I.e. conflicts.
o’ JL/}"V B ‘#fMMWT parking facilities shall be
e g AV - A contained on site. Right turn bays shall be strongly discouraged
(i~ ) f/" w SV within this zone. Points of ingress and egress shall be minimized
Y, [ /s U wherever possible.  Additional temporary ingress and egress
\,‘VM A4 D\ locations may be permitted for parking structures that anticipate
~ L I’\J\ 4 occasional high peak period traffic flows (i.e., parking facilities for
[j\ % Q : /,Lf./) ) 2 event venues).
\2—- / /i,j{/ o (/I(}NL'L b. Parking
DY 0 4 (1) General
.'Ii,"fk/ Parking requiremenistandards within the RND Zone are listed in the
n/v(wv k Sec. XX [LUC, Sec. 3.3.6].
C W . WA (2) Open to Public
T.D J All public parking must—shall be open and accessible to the public
. between the hours of 5:00 a.m. and 1:00 a.m., seven days per week,
with the exception of the performance of required maintenance.
{3) Screening of Parking
All new parking shall be designed so that vehicles are not visible from
the adjoining street level, through incorporation of pedestrian
arcades, occupied space, or display space.
{4) Employee Parking
Employee parking for all uses sheuld—shall be provided at remote
locations in order to maximize the availability of space for
development.
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7&(6 5.10 Rio Nueve and Downtown Zone (RND)
[

B. Pedestrian-Plazas and Open Space
The fundamental objective of these design eriteriastandards i
encourage public and private investments to enhance the cha acter and function of

T <

| T
Pavement of Sidewalks, Cros#walks, and Street Pt ST =
Treatment of sidewalks, crosswalks, and streetsshesle-shall hall ] be consistent with
the design guidelines of the@i;lP\T“ »

Blergoel® /J\ |

5.10.5 Site Design Siandurds/'\\

this_subsection is to ‘

Downtown's pedestrian environment. Fhe—enhencement—oef Dewntewnpedestien \

1.

/
Plazas and Pedestrian Nodes
Plazas, courtyards, and patios are landscaped oufdoor areas designed to |
accommodate multiple uses, from large gatherings jof people for performing
arts to smaller gatherings. The plazas and EWWGWIH be one of the ways

that spaces and uses can be linked. There shallbe five percent of the
gross floor area of the new constructi in public plazas or
courtyards for every new development.

2. Viewshed Corridors ;
Views of all historic properties and all natural elements surrounding the |
Downtown _should be-considered during design. Plazas, courtyards, and open i
spaces @be sited to include views to other public spaces, where |
feasible. ioh-of-the-views-especialyfrom—thepedestrianperspective, f
willbe-impertentforcachnew-development: /

3. Linkages (Physical and Visual)
Neighborhood linkages wilishall be maintained WT““BOWH#O.W_]J\
Pedestrian trails, such as f Old Pueblo Promenade (defined in the DPIP), ™
willshall also be maintained and enhanced as part of new development.

C. Streetscape
1. Public Art

Public art is—shall be encouraged in all new development. The character of
the public art willshall fit within the context defined by the development and
other surrounding buildings.

Seating and Furnishings

a. Seating will—shall be provided at all outdoor gathering spaces. The
character, color, and materials of the seating will—shall fit within the
context of the development and other surrounding buildings.

b. Waste receptacles will—shall be provided and wilt—shall fit within the
context of the development.

c. Newspaper receptacles and vending machines in exterior spaces shall be
consistent with the design of the project.

Lighting and Utilities

Lighting is essential for providing o safe and comfortable nighttime
environment in Rio Nuevo and the Downtown. Standards for lighting will
necessarily vary, depending on the design context of the specific subareaq, the
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D.

E.

level of pedestrian and vehicular activity, and the overall design concept of
the project. Llikewise, the effect of utility fixtures or appurtenances sheule
shall be considered in the development proposal.

a.

Signage

Adequate lighting shall be provided for safety and visibility at night.
Project plans must-shall include illumination levels and color rendition of
exterior building lighting adjacent to sidewalks and alleys.

Historic light standards skesle—shall be maintained and upgraded as
necessary to provide minimum light levels for safety. If historic light
standards cannot meet specified eriteriastandards for roadway lighting,
supplemental lighting standards sheuld-shall be chosen to complement the
character and scale of existing historic light standards.

Metal halide light sources sheuld-shall be used in pedestrion areas,
streets, and parking areas for their white color of light that contributes to
the comfort of users. Particular concern of lighting levels sheuld—shall be
given to areas and points where potential conflict between pedestrians
and vehicles occurs, such as crosswalks, parking areas, ete. In pedestrian
areas, adequate lighting distribution shewvld—shall be provided that
overlaps at a height of about seven {Z}-feet above the finish grade to
allow visual recognition of pedestrians. lllumination levels and lighting
sources shewlelshall be used that minimize areas or points of glare while
providing adequate levels of light for safety and security.

Yehicular light luminaires sheute-shall be full cut-off fixtures.

To minimize sidewalk clutter, pedestrian and vehicular lights sheule-shall
vtilize the same pole. The spacing of the combined fixtures shall be
dictated by City illumination standards for roadways.

Utility boxes shevld-shall be located adjacent to buildings where feasible.
Utility fixtures attached to buildings, patios, or other decorative walls and
other mechanical equipment shall not obstruct pedestrian movement.
These and other utility appurtenances sheuld-shall be integrated into the
design and historic character of the Downtown outside of the public right-
of-way.

1. Downtown Destination Signage Program

a.

Signage, where practicable, shall direct visitors to parking l—e—well-
conceived—system—of—providing—informeatton—ter-pedesirians—the—system
shevldlead-members-ef-thepublictopeardng-in the vicinity of their final
destination, and then guide the visitors to their destination with more
specific pedestrian-level signage.

Any new public parking provided in the Downtown area will-shall include
provisions for pedestrian signage to be compatible with vehicular and
other signage in the Downtown. The parking facility witshall include
signage for the facility and pedestrian kiosks located just outside the
facility and wit—shcll encourage visitors to see other destinations while
they are Downtown.

Resource Conservation
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5.10.6.

The intent of the following energy and water conservation eriterie-standards is-are to
identify specific actions that will reduce energy consumption, demonsirate the use of
solar energy, and promote alternative design solutions in keeping with sustainable
building practices.

1. Energy Conservation
The facilities shewte-shall use little energy to run; be constructed to last; have
low maintenance needs; and respect the regional, cultural, and material
uniqueness of Tucson.

2. Sustainable Energy Standard
All publicfeeilitiesgovernment buildings shall meet the requirements of the
Sustainable Energy Standard to the extent reasonable. The Standard may
be waived by the City Manager based on factors including, but not limited to,
excessive cost or unsuitability to the project.

GENERAL RESTRICTIONS

The following restrictions shall apply to all uses and development in this zone.

A. New drive-in or drive-through facilities ere—shall not be permitted, except for
, j freeway-oriented businesses, or as approved through the development review
1 process.

B. /' For structures on or eligible for designation on the National Register, uses shall be
v~ accommodated without altering the historic character-defining features of the

oy structure. (See administrative manual Bevelepment-Standeard-9-10.05-for a list of all

such structures within the Rio Nuevo and Downtown [RND] Zene.)

DEMOLITION OF RIO NUEVO AND DOWNTOWN ZONE STRUCTURES

Structures within the RND that are more than 40 years old and that are eligible for, or
registered on, the National Register of Historic Places or the Arizona Register of Historic
Places, shall be reviewed in accordance with this section. Structures that are designated as
Historic Landmarks shall be reviewed in the same manner as Historic contributing properties.
Structures eligible for designation which contribute to the historic character of the RND shall be
reviewed in the same manner as coniributing, nonhistoric structures. Structures that are 40
years old or less, and structures that are determined not to be eligible for, or reqistered on,
the National Register of Historic Places or the Arizona Register of Historic Places, shall not be
subject to any further review.

MODIFICATION OF DEVELOPMENT REQUIREMENTS (MDR)

The PDSD Director may modify the development requirements within the RND in Article lII,
Division 1, General Provisions, Division 2, Development Criteria, Division 3, Motor Vehicle &
Bicycle Parking Requirements, Division 4, Off-Street Loading and Division 7, Landscaping and
Screening Standards. This process shall be known as the modification of development
requirements (MDR).

A. Approval Procedure
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An application for an MDR shall be approved in the following manner:

1

Where the PDSD Director determines that the application is for o minor
modification that will not significantly effect properties other than those
immediately adjacent to the site, the MDR may be approved through the
Limited Notice Procedure, Development Compliance Code, Sec. 23A-40. If a
protest to the modification is received prior to a decision, or the PDSD
Director subsequently determines that the application should be treated as a
significant modification, the application shall be tredted as a request for a
modification under Sec. 2.8.10.8.A.2 and considered by the Board of
Adjustment; and

Where the PDSD Director determines that the application is for a modification
that significantly effects properties other than those immediately adjacent to
the site, or where a protest is_received in the course of a Limited Notice
Procedure, the MDR shall_be approved through the Board of Adjustment Full
Notice Procedure, Development Compliance Code, Sec. 23A-52. The Board
of Adjustment shall determine whether to grant or deny the modification
based upon the standards in this section.

-Approval Standards

1.

The MDR shall be approved only if it:

a. Has no significant adverse effect, such as those involving noise levels,
glare, odors, vibration, illumination, fumes, and vapors, on adjacent

property; and

b. Benefits adjacent property and the surrounding area by the
redevelopment of the existing site and surrounding drea in _a way
consistent _with the RND purpose to create high intensity mixed use
development and enhancing the pedestrian environment.

In_addition to 1 above, the MDR shall be approved only if it accomplishes at
least one of the following:

a. Enhances and improves the appearance of the surrounding area consistent
with the RND purpose statement:

b. Offers design alternatives that significantly improve the integration of the
land use, traffic and architectural design consistent with redevelopment of
the downtown as the primary regional activity center for finance, culture,
government and mixed use development;

c. Creates visual interest at the pedestrian scale through features that
contribute to outdoor activity, provide shade, and improve the
appearance of building facades; or

d. Provides for greater resource conservation than the requirement being
modified, including providing building energy efficiency, greater use of
solar energy, water harvesting and other conservation measures.

In_addition to subsection 1 and 2 above, an MDR that involves a reduction in
arking shall:

City of Tucson

128

Land Use Code Reformai/Reorganization

Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nueve and Downtown Zone (RND)
5.1.1

a. Demonstrate that the off-street motor vehicle parking proposed in the
MDR application will not have an adverse impact on adjacent properties
and meets the RND parking objectives; and

b. Demonstrate how any off-street motor vehicle parking proposed in the
MDR application does not burden neighboring residential streets with the
traffic it generates.

C. General Standards
An_MDR shall not increase the density or intensity of uses or alter the applicable
zoning standards for a property established by Article |l and the performance
standards established by Article 1| and the performance standards established by
Division 5 of Article lll of the UDC.

City of Tucson 129
Land Use Code Reformat/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nueve and Downtown Zone (RND)
5.1.1

City of Tucson 130
Land Use Code Reformat/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nuevo and Downtown Zone (RND)
5.1.1

City of Tucson
Land Use Code Reformai/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nuevo and Downtown Zone (RND)
5.1.1

City of Tucson 132
Land Use Code Reformat/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nuevo and Downtown Zone (RND)
5.1.1

City of Tucson 133
Land Use Code Reformat/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.10 Rio Nuevo and Downtown Zone (RND)

e
z BEEEE
@ SEEE
EEEEL
=
Dﬁ im [
. W Blemeg %@%@H
e s~
.. 67T ) S . 1 R i
7 wrish NrE s
& Rio Nuevo
N and
Downtown Zone

Land Use Code Reformat/Reorganization
Draft | Januvary 2011



Article 5: Overlay Zoness
5.10 Rio Nuevo and Downtown Zone (RND)

5.1.1
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5.11. NEIGHBORHOOD PRESERVATION ZONE (NPZ)

5.11.1. PURPOSE

Preserving and enhancing Tucson’s established neighborhoods is critical to conserving the
cultural and historic heritage of the city. The purposes of the Neighborhood Preservation Zone
(NPZ) are:

A. tTo provide a process for the establishment of NPZ districts to preserve, protect and
enhance the unique character and historical resources of established city
neighborhoods; and

B. tTo provide for the creation and establishment of o neighborhood-specific design
manval  for each NPZ  district, containing architectural and  design
regiremenistandards and guidelines fo ensure that development is compatible with
the neighborhood character overall, as well as with the character of the applicable
Development Zone.

5.11.2. APPLICABILITY

A. NPZ Classification
1. A-rezoningto-the NPZ-ispermittedfornNeighborhoods that-ere-listed on the
National Register of Historic Districts, include a National Register Historic
District, or are eligible to be listed on the National Register of Historic Districts
and have completed a National Historic District Nomination or Eligibility
Assessment application_are eligible for the NPZ.

2. The NPZ is—shall be an overlay zone superimposed over the development
regutetienstandards of the underlying zoning. The land uses permitted within
the NPZ district ere-shall be those permitted by the underlying zoning.

B. NPZ Design Manual and Compatibility Review CriteriaStandards
1. Upon the establishment of an NPZ district, requirements of the Design Manual
and Compatibility Review CriterteStandards, Section 2.8.11.9.C, apply to all
development that:

a. ils zoned RX-1, RX-2, R-1, R-2, R-3, RH, SR, and SH;
b. rRequires a building permit; and

c. ils visible from a street that is not classified as an alley, unless the Design
PrefessienedlPDSD Director makes a weitten—finding that a proposed
development’s visibility from the street is so minimal as to be immaterial
for purposes of the application of this section.

2. The requirements of the Design Manval and Compatibility Review
CriterteStandards, Sec. 2.8.11.9.C. deo-shall not apply to:

linterior rencvations or construction within the interior of a building.

b. bBuilding maintenance, repairs, or painting or minor building alterations,
such as window or door alterations or replacements, or minor additions to
an existing residence that do not affect the external appearance of the
structure as seen from the street.
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c. eExterior development that is not visible from the street, except the
Compatibility Review CriterieStandards Privacy Mitigation Measures,
Sec. 2.8.11.9.C.5, apply to any proposed development that exceeds the
height of residential structures on adjacent properties.

Where there is a conflict between the requirementstandards of the applicable Historic
Preservation Zone (HPZ) and the reguiremenistandards of the NPZ, the
reguirementstandards of the HPZ prevail.

5.11.3. ESTABLISHMENT OR DISSOLUTION OF, OR AMENDMENT TO A NEIGHBORHOOD
PRESERVATION ZONE

A.
B.

An NPZ district is-shall be initiated by the Mayor and Council at their sole discretion.

An NPZ district is—shall be established, amended, or dissolved by the Mayor and
Council by ordinance through a Zoning Examiner Legislative Procedure, Sec. 5.4.1 and
Sec. 5.4.3.

5.114. DISTRICTS ESTABLISHED

A.

“J.t

e . T B.
s et st
S "

p ol

NPZ districts ere-shall be established upon adoption of o rezoning ordinance for a
neighborhood. The Design Manual created pursuant to 2.8.11.7 shall be a condition
of the NPZ district.

—

K&op’red NPZ districts shall belisted—in—Pevelopment—Standard—2-146.0-usinge the
following format: “NPZ-1" — NAME OF DISTRICT — Adopted on XXX, by Ordinance
No. XXX.

5.11.5. ZONING MAPS

To identify each of the NPZ districts on the City of Tucson Zoning Maps, the preface "N" is
added to the assigned residential zoning designation, i.e., R-1 becomes NR-1.

5.11.6. DESIGN MANUAL

The Design Manual shall, at @ minimum contain the following:

1. NPZ District Neighborhood Character
a. ldentification of Contributing Properties within the NPZ District.

b. ldentification of the defining characteristics of the NPZ district. Such
identification may include excerpts or references to those portions of the
National Register nomination or eligibility document that summarize the
defining characteristics of the district.

c. llustrations and narratives describing (a}) e—and (b2)k- above.
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NPZ District Map

The Design Manual shall include o map of the boundaries of the NPZ district
showing the Contributing Properties and the boundaries of the National
Register District or area eligible for a National Register District.

Examples of Compatibility Review Standards
Examples of specific Compatibility Review CriterieStandards listed in
2.8.11.9.C, that illustrate elements of neighborhood character.

Privacy Mitigation Measures

The Design Manual shall recommend specific privacy mitigation measures to
be considered in a Compatibility Review pursuant to 2.8.11.9.C.5 (Privacy
Mitigation).

Other Standards
Dimensional, Sspatial, and Aaccess Sstandards, if adopted by Mayor and
Council as mandatory pursuant to 2.8.11.7.8.1.b.

The Design Manual may contain the following:

1.

Dimensional, Sspatial, and aAsccess Sstandards, subject to the following:

a. Dimensional, Sspatial, and oAsccess standards may differ from the
Development Criterie—Standards of Article #—IV of the LUC. Such
standards may be more or less restrictive thean those of the underlying
zone. BDimensional, Sspatial, and Aaccess standards shall:

(1) nNot create a nuisance or intrude on the privacy of adjoining or
surrounding properties;

(2) eCreate a more historically compatible setting, accommodate energy
efficiency or, ensure enhanced resource conservation greater than

current regulatieastandards; and

(3) in the case of alley access standards, specify mitigation medsures to
ensure safe access.

b. The Mayor and Council may adopt dimensional, spatial, and access
standards as mandatory requirements upon a finding by the Director of
i tgnPDSD that the proposed

requirementstandard complies with 2.8.11.7.B.1.a.

¢. Dimensional, spatial, and access standards not adopted as mandatory
requirements ere—shall be advisory for purposes of o compatibility

review.

5.11.7. NEIGHBORHOOD PRESERVATION ZONE (NPZ) DESIGN REVIEW PROCEDURE

This procedure shall appliesy to review of development applications in the Meighberheod

Preservation-Zone{NPZ} district in accordance with UDC Section XXX [2.8.11].

Fre-fApehcation-Confereree [’ / o 57( o A
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A—p+e—a prlicaton-conference-with-the Plenning-end-Bevelopment Services Depertment{PDSD)
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A. NPZ Design Review

Development subject to the NPZ design review procedure shall be reviewed as
follows.

Submittal

Upon submittal,

(HCDDPDSD} staff shall review the application to determine that it provides
all required information. The application shall be accepted or rejected within
twe-seven days.! If an application is rejected, the applicant may supplement
and resubmit the application supplying required information.

Design Professional

After acceptance of the application by HEBPBPDSD, the PDSDHEDD Director
shall forward the application to tFhe Design Professional who shall review the
accepted application to determine compliance with the neighborhood specific

design manuval and compatibility review eriteriestandards-in-aecordeance—with

3. Compatibility Review of Applications for Proposed Development
a. In conducting the compatibility review, and in rendering his or her findings
and recommendations, the Design Professional shall consider the relative
impact and intensity of the proposed development. The Design
Professional shall evaluate applications for proposed development for
compliance with:

(1) Design Manual standards, guidelines, or requirements; and
(2) Compatibility Review CriterieStandards, Section XXX [2.8.11.9.C].

b. The Design Professional shall use the Design Manual to determine the
overall Neighborhood Character of the NPZ district and the Compatibility
Review CriteriaStandards to determine the Neighborhood Character of a
specific Development Zone for the proposed development.

(1) Contributing Properties within a project's Development Zone shall be
used when identifying the Compatibility Review CriteriaStandards.

(2) If the Development Zone for the proposed development does not
contain Contributing Properties, then, for purposes of identifying the
Contributing Properties that apply to a development proposal, the
Development Zone shall be expanded in every direction until the
Development Zone includes at least one Contributing Property.
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¢. Approval of proposed development may be subject to special conditions
to provide for compliance with the Compatibility Review
CriterfaStandards.

Compatibility Review CriteriaStandards
The following elements shall determine compatibility of the proposed
development with the Development Zone:
a. Scale and proportion, including the following:
(1) Height;
(2) Bulk and massing; and
(3) Number of stories
b. Architectural style and detail, including the following:
(1) Roof types;

(2) Projections and recessions, such as porches, awnings, overhangs, steps,
and entrances;

(3) Window sizes and spacing;
(4) Materials; and
(5) Surface texture and colors.
€. Spatial relationships and site vtilization, including the following:
(1) Spacing between adjacent buildings;
(2) Front and rear side setbacks;
(3) Open spaces;
(4) Attachments such as carports and garages; and
(5) Outbuildings.

d. Landscaping
Landscaping willshall only be reviewed for compatibility when a project
proposes a comprehensive change to the streetscape such as the
construction of a new residential unit.

e. Privacy Mitigation
(1) Privacy mitigation shall be required when the following types of
development are proposed adjacent fo existing single story
residences:

(a) Construction of a multistory residence;
(b) Addition of a story to an existing residence; or
(¢} Additions to existing second or higher stories

(2) Privacy Mitigation Methods

Fer—the—purpese—ef—this—section—Pprivacy mitigation includes:

vegetative or other screening or siting elements, walls, siting of
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buildings or windows, and eliminating balconies or similar features to
reduce views towards the existing dwellings.

Design Professional Findings and Recommendation

The design professional shall submit a the-written report; whichthat shall include the
Compatibility Review; with findings and a recommendation to the PDSD Director
Birector-of-HEDP-within 15 working days of acceptance of the application.

Housing and Community Development Department (HCDD) Director Decision

The PDSD HEBB-Director shall review the application and render a decision finding
compliance or noncompliance with the neighborhood specific design manual and
compatibility review eriteriastandards within five days of receiving the design
professional's report.

Notice of Decision

Notice of the decision shall be previded—mailed to the applicant, property owners
within 50 feet of the subject site, and to the neighborhood association that includes the
subject site within three days of the date of the decision.

Appeal to the Design Review Board (DRB)
1. General

of record** from decisions by the PDSD Director regarding Neighborhood
Preservation Zone applications. An appeal under this section shall be based
upon an error in the Director’s decision finding compliance or noncompliance
with the neighborhood specific design manual and compatibility review
standards. Appeals shall be reviewed and decided by the DRB following a
public hearing. The DRB may affirm, reverse or modify the decision subject to
appeal and may impose conditions necessary and appropriate to implement
the UDC and other pertinent reqgulations.

{ %e&eﬁpeeh\—Appeals to the de5|qn review board may be made by any party

Filing an Appeal

Appeals shall be filed with PDSD within the time provided by the procedure
from which the decision is appealed. An appeal shall be scheduled for
consideration by the DRB at the next regular meeting that is at least 35 days
following the filing of the appeal. PDSD may, for good cause, grant one
extension to the second reqular meeting after the filing of the appeal. The
filing of an appeal stays the issuance of permits and approvals and all
formal land use action on the development proposal subject to the appeal.

3. Limitation on Contact With The Design Review Board
Except for duly noticed site inspection, study and public hearing, no person
shall contact or discuss the merits of any appeal with the members of the DRB
between the filing of the appeal and the final determination by the DRB.
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4, PDSD Director's Report
The PDSD Director shall forward the appeal, any additional materials
provided by the appellant, any materials provided by any other party, and
the Director's report and recommendation to the DRB no later than five days
prior to the scheduled meeting.

5: Public Notice
Public notice of the DRB public hearing shall be provided not less than 15
days and not more than 30 days prior to the hearing. Public notice shall be to
the applicant and the same parties notified of the Director's decision. Notice
shall be provided in the same manner as for the procedure from which the

appeal is filed.

6. Design Review Board Public Hearing
The DRB may hold a prior study session but the application for appeal shall

be scheduled for public hearing within 30 days of acceptance. The public
hearing on the appeal shall be in accordance with section 23A-52(3) and the
rules and requlations of the DRB. The DRB shall reach a decision following the
close of the public hearing. The DRB may continue the public hearing for up
to 45 days. The public hearing shall not be continved for more than 45 days
without the consent of the applicant, regardless of who is the appellant.

Z Notice of Decision
The decision by the DRB shall be announced and shall be final at the time the
decision is made following the public hearing. The DRB in formulating its
preliminary findings and recommendations shall apply the same standards
applied by the Design Professional. Written confirmation of the decision shall
be provided within three days of the date of decision to all parties of record.

8. Reconsideration

The appellant, the applicant, or the PDSD Director may request
reconsideration of a decision on an appeal provided the request is filed with
the PDSD Director within 14 days of the date the decision is announced. A
request for reconsideration may be made only where there is an error in fact
or law in the decision or where a party has new evidence that was not
available at the time of the public hearing. The request shall be scheduled for
the next reqular meeting of the DRB.

9. Issuance of Permits and Approvals

No permits or development approvals based on the decision shall be issued,
no inspections performed or other formal action taken, while the appeal is
pending before the DRB or before the expiration of the period for
reconsideration where no request is filed. If a request for reconsideration is
filed, no permits or development approvals based on the decision shall be
issued, or other formal action taken until completion of dction on the request
for reconsideration is announced by the DRB.

c cHaE

deeisionA party of record may submit an appeal of the DRB’s decision to the B/A in
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accordance with Section 3.3.6.A.1 [23A-61]. A notice of intent to appeal shall be

received by PDSD by—filing-an-appeatwithin five-14 days of the notice of the DRB's
decision._ The complete appeals material shall be filed within 30 days of the decision.
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5.12. DOWNTOWN AREA INFILL INCENTIVE DISTRICT ZONE (IID)

5.12.1, PURPOSE

The primary purpose of the Downtown Area Infill Incentive District (lID) is to encourage
redevelopment in the following ways:

A. Encourage sustainable infill development that supports the creation of urban
neighborhoods that are pedestrian and transit-oriented and benefits the IID, the major
activity centers in the area, and the City as a whole.

B. Address barriers to infill development in the Downtown Area Infill Incentive District,
such as incompatible development standards and associated development barrier
issues; and

C. Implement the IID purposes by offering development incentives permitting a
modification of development regulatienrequirements (MDR) as provided below.
5.12.2. ESTABLISHMENT
A. The IID is _an_opticnal overlay zone. Individuals may choose the pre-existing

underlying zone or the development options of the IID overlay zone. Plans submitted
pursuant fo the IID shall comply with the standards below.

B. The IID is comprised of two subdistricts: The Greater Infill Incentive Subdistrict (GIIS)
and the Downtown Core Subdistrict (DCS). The boundaries of the IID and subdisiricts
are described in Sec. 2.8.12.10 (See illustrative Map 2.8.12.10-1). The exact
boundaries of the [ID overlay and subdistricts are identified on the official zoning map

an ‘,7\/5 kept on file at the Planning and Development Services Department (PDSD) and the
& g City Clerk.

Y
/(SS C. Standards specific to the GIIS and DCS are provided in Sections 2.8.12.4 (Greater
Yau

Infill Incentive Subdistrict — Modification of Development Requirements) and 2.8.12.5
(Downtown Core Subdistrict). respectively. Regardless of subdistrict, individuals
choosing the IID overlay options shall comply with Sections 2.8.12.6 (Design
Standards), 2.8.12.7 (lID Plan Requirement), and 2.8.12.8 (Review and Approval
Procedures) and submit an IID Plan.

D. An 1ID Plan shall not be used in conjunction with other waiver or modification provisions
provided by the Unified Development Code (UDC). Where the IID and Rio Nuevo
and Downtown (RND) overlay zones overlap, applicants may select either the
provisions of the IID or the RND Modification of Development Requirements, but not
both.

E. Where the standards of this section conflict with other sections of the UDC, the

standards of this sechon shclt control%e—Dewmnewn—LH#HJ—lﬁeeﬁ#we—&ﬁﬁet—H}D%ﬁ—eﬁ

5.12.3. APPLICABILITY

The standards of this section_apply to the following development types located on property,
including public or private rights-of-way, any portion of which is located within the IID:

A. A_change of use;
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B.
C.

An expansion of an existing use or existing structure; or

New development or a redevelopment project.

5.12.4. GREATER INFILL INCENTIVE SUBDISTRICT

A.

Modification of Development RegulationRequirements (MDR)
Development requirements may be modified within the GIIS subdistrict. This process
shall be known as the Modification of Development Requirements (MDR).

General

Except as provided in this subsection, the requirements in the following sections of
Article lll (Development Standards) of the UDC may be modified up to 25 percent of
the dimension amount permitted by the underlying zoning; Division 1, General
Provisions; Division 2, Development Criteria; Division 3, Motor Vehicle & Bicycle
Parking Standards; Division 4, Off-Street Loading; and Division 7, Landscaping and
Screening Standards. The MDR process shall not be used to modify Division 8, Native
Plant Preservation.

Exceptions
The following requirements may be modified in excess of 25 percent to the extent

specified below.

1. Building Height
Building height may be increased up to 60 feet unless the current zoning
allows a greater height or where the lID Plan's Development Transition

standards_require less.

2. Street Yard
Street yard requirements may be reduced or waived when the PDSD
determines that the request is consistent with the Major Streets and Route
Plan, unless modified by the Director, and there is adequate sight visibility,
no traffic safety issue is created, and complies with the standards of Sec.
2.8.12.6.B (Development Transition) when applicable.

3. Parking
a. Parking as required by Sec. 3.3.4 may be reduced up to 25 percent.
Parking may be decreased by more than 25 percent per an agreement
with the City's Parking Authority or through an Individual Parking Plan
(Sec. 3.3.8.7) if the analysis and findings show the proposed parking is
adequate.

b. Accessible Parking and Bicycle Facilities. The number of accessible
parking spdaces required by the City of Tucson’s adopted Building Code
and bicycle facilities shall not be reduced or eliminated and shall be
based on the number of motor vehicle parking spaces required prior to
any modification.

¢. Parking may be provided by any one of the following options or by a
combination of the following options:

(1) On-site;
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4.

(2) Off-site within 1/4 of a mile of the project site through a shared
parking agreement with the City;

(3) On-street on the same side of the street as the proposed use up to
five spaces on a collector or arterial street per approval by the City's
Transportation Department; and/or

(4) Anin-lieu fee per an agreement with the City's Parking Authority.

Loading
Off-street loading zone standards may be reduced or waived if PDSD
determines that no traffic safety issue is created.

Solid Waste Collection

On-site refuse collection container standards governing access, type, and
location may be modified if the Department of Environmental Services
determines that no public health or traffic safety issue is created.

Landscaping and Screening

a. Except as required by Sec. 2.8.12.6.B. (Development Transition), a
complete or partial exception to the Landscaping and Screening
Standards (Sec. 3.7) may be granted when shade is provided for
pedestrians and customers, such as along sidewalks, pedestrian circulation
paths, and outdoor patios, consistent with Development Standard 9-
10.4.3.B.1 (Pedestrian Pathways in the RND).

b. The following types of landscaping and improvements may be used to
comply with Sec. 2.8.12.4.C.6.a (Landscaping and Screening):

(1) Existing landscaping;

(2) Shade trees in the right-of-way;

(3) Green walls or green roofs; and/or

(4) Shade structures, such as awnings.

Floor Area Ratic (FAR)
A complete exception to FAR standards may be granted.

Pedestrian Access

Alternative pedestrian access that creates connectivity between public
entrances to the project and abutting sidewalks may be allowed as long as
no safety hazard is created. All pedestrian dccess shall conform to the
accessibility standards of the City of Tucson's adopted Building Code.

GlIS Land Uses

1.

A proposed use shall be permitted by the underlying zone and shall be
limited to proposals with one or more of the following uses: Administrative
and Professional Office; Alcoholic Beverage Service; Civic  Assembly:
Craftwork; Cultural; Educational Use: Instructional School; Educational Use:
Postsecondary Institution; Entertainment; Attached Residential; Multifamily
Residential; Food dand Beverage Sales; Food Service; General Merchandise
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Sales; Mixed Use (a combination residential and other uses listed in this
section); Personal Service; and Travelers’ Accommodation, Lodging.

An IID proposal for a use not listed above may be allowed if the proposed
use is permitted by the underlying zone and if the PDSD Director deems the
proposed use to be in accordance with Sec. 2.8.12.1 (Purpose).

5.12.5. DOWNTOWN CORE SUBDISTRICT (DCS)

A.

Standards
Development within the DCS shall comply with all of the following:

1.
2.

Permitted uses of the underlying zoning;

Maximum building height may be increased up to 60 feet unless the current
zoning allows a greater height or where the IID Plan’s Development Transition
Element requires less;

Demolition and facade alteration standards of the Rio Nuevo and Downtown
Zone (Sec. 2.8.10);

When provided, landscaping shall be in accordance with the City's drought-
tolerant plant list;

Bicycle parking shall be provided when motor vehicle parking is provided.
The required number of bicycle parking spaces may be reduced when bicycle
parking is required per this section; and

Where applicable, applicants are strongly encouraged to comply with Sec.
3.8 (Native Plant Preservation).

Exemptions
Except as provided in this section, development within the DCS shall be exempted

from the following standards unless the PDSD Director makes a finding that public

safety and health will be jeopardized.

Sec. 2.8.3 (Major Streets and Routes Setback Zone)

Sec. 2.8.10 (Rio Nuevo and Downtown Zone), except as provided in Sec.
2.8.12.5 (DCS Standards)

Sec. 3.2.6 (Perimeter Yards), except when required by Sec. 2.8.12.6.B
(Development Transition)

Sec. 3.2.9 (Lot Coverage)

Sec. 3.2.10 (Residential Density Calculations)

Sec. 3.2.11 (Floor Area Ratio Calculation)
Sec. 3.2.14 (Lots)

Sec. 3.3 (Motor Vehicle and Bicycle Parking Standards), except as provided
in Sec. 2.8.12.5.A.5

Sec. 3.4 (Off-Street Loading)

Sec. 3.7 (Landscaping and Screening Standards), except as required by Sec.
2.8.12.6.B (Development Transition Standards)
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11.

12.

13.

Sec. 3.8 (Native Plant Preservation), except when the property includes a

drainage corridor where native plants are present or when the property is

adjacent to o drainage corridor and remnant native plants are present on the
project site

Pedestrian Access. Alternative pedestrian access that creates connectivity
between public entrances to the project and abutting sidewalks may be
allowed as long as no safety hazard is created. All pedestrian access shall
conform to the City of Tucson’s adopted Building Code.

Solid Waste Collection.  On-site _refuse collection container standards
governing access, type, and location may be modified if the Environmental
Services Department determines that no public health or traffic safety issue is
created.

5.12.6. DESIGN STANDARDS

An IID Plan, regardless of subdistrict, shall_ demonstrate compliance with the following:

A.

Streetscape Design

1.

Pedestrian-orientation

Projects shall be pedestrian-oriented and comply with all of the following
standards:

a. New construction shall have architectural elements/details at the first two
floor levels;

b. Buildings shall provide windows, window displays, or visible activity on
the ground floor for at least 50 percent of frontage:

c. A single plane of facade shall be no longer than fifty feet without
architectural detail;

d. Front doors shall be visible or identifiable from the street and visually
highlighted by graphics, lighting, or similar features:

e. Parking areas for comprehensive development or redevelopment of g site
shall be located at the rear or side of the building. Changes of use and
expansion of existing structures may use the site’s current parking
configuration;

f. Parking structures shall be designed so that parked vehicles are screened
from view at street level through incorporation of design elements
including, but not limited to, landscaping, pedestrian arcades, occupied
space, or display space;

g. Existing sidewalk widths shall be maintained so as fo provide effective,
daccessible, connectivity te adjoining properties.  Sidewalks may be
widened to accommodate a project’s design characteristics. Where ne
sidewalks exist, sidewalks shall be provided. Qutdoor seating and dining
areas and landscaping may be located in the sidewalk area where safe
and effective sidewalk width around the design feature can be provided;

h. To the extent practicable, bus pull-outs shall be provided where bus stops
are currently located; and

City of Tueson

148

Land Use Code Reformai/Reorganization

Draft | January 2011



Article 5: Overlay Zoness
5.12 Downtown Area Infill Incentive District Zone {IID)
5.12.6 Design Standards

i. |f drive-through service is proposed, it shall not interfere with pedestrian
access to the site from the right-of-way.

2. Shade
Except as provided below, shade shall be provided for at least 50 percent of
all sidewalks and pedestrian access paths as measured at 2:00 p.m. on June
21 when the sun is 82 degrees above the horizon. Shade may be provided
by trees, arcades, canopies, or shade structures. The use of plantings and
shade structures in the City right-of-way is permitted to meet this standard.
The shade provided by a building may serve to meet this standard.

a, Exception
The PDSD Director may approve an lID Plan providing less than 50
percent shade where compliance is not feasible due to a project site's
location _and/or building orientation _and the applicant has made a
reasonable attempt to comply with this standard.

3. Modifications to Historic Buildings_
Modifications to historic buildings shall complement the overall context of the
historically designated buildings in the project’s Development Zone and
respect the architectural integrity of the historic facade. Historic replication is
discouraged in favor of design inspired by traditional precedents such as
scale, materials, and exterior openings.

B. Development Transition Standards
The purpose of the Development Transition Standards is to mitigate excessive visual,
noise, odor, vibration intrusion, and other similar public health and safety concerns that
may be created by the proposed project.

1. Applicability
Developing sites that abut an affected residential property shall comply with
this section. For purposes of the IID, the following terms and examples

describe elements of applicable transitional areas:

a. “Affected residential property” refers to an existing residential site that is
of a lesser intensity than an abutting developing site;

b. “High density residential” refers to residential development that is neither
existing single family detached nor attached dwellings  within _ a
subdivision;

¢. Examples of applicable transitional areas include a nonresidential
developing site abutting existing single family detached or attached
dwellings within a subdivision, or a developing high density residential
site abutting existing single family detached or attached dwellings within
a subdivision,

d. For projects within the DCS, the Development Transition Standards apply

only to those projects abutting affected residential properties outside the
DCS boundaries.

City of Tucson 149
Land Use Code Reformat/Reorganization
Draft | January 2011



Article 5: Overlay Zoness
5.12 Downtown Area Infill Incentive District Zone (IID)
5.12.6 Design Standards

C.

City of Tucson

Mitigation of Taller Structures
Compliance with the following standards is required where the developing
site has taller buildings than abutting affected residential properties:

a. The maximum building height is 25 feet within 30 feet of the property
line abutting an affected residential property. Proposed buildings may
develop to the maximum height permitted by the underlying zone or by
the IID, whichever is applicable, when the building is 30 feet or more from
the property line abutting an affected residential property;

b. Windows at or above the second story of a structure shall be located or
treated to reduce views into adjacent affected residential property’s
buildings and yard areas:

c. Balconies shall be oriented away from affected residential property or
use a screening device to reduce views in to the rear or side yards of the
affected residential property;

d. The developing site’s buildings shall be oriented se as to reduce views
onto an affected residential property; and

e. Buffers and/or screening consistent with the purpose of this section shall
be provided between a developing site and affected residential
properties and shall include features such as, but not limited to,
landscaping, walls, and architecturally decorative features.

Mitigation of Service Areas

Potential nuisance or noisy areas shall be oriented away from affected
residential property, such as by placing service areas for loading and
garbage disposal between the developing site’s buildings, behind opague
barriers, or by using architectural or landscaping treatments that effectively
reduce nuisance impacts from service areas. The service area shall be
mitigated to reduce the noise and view of the service features, reduce the
emission of offensive odors to owners or occupants of adjacent properties or
create a nuisance or hazard beyond the property lines of the project site, and
prevent vibrations that are discernible beyond the property lines of the
project site.

Mitigation of Parking Facilities and Other Areas

Where the site has a parking dreas or an area with noise and outdoor
lighting features, the areas shall be screened from affected residential
property by a combination of a wall or opaque non-chain link fence with a
vegetative hedge or a row of trees that shall be dense enough to screen
views onto the developing site. An alternative treatment may be used, such
as using architectural or landscaping treatments that effectively reduce
nuisance impacts from parking facilities and other areas. Where there is a
finding that the vegetative screen will be opague a masonry wall may not be
required.

Alternative Compliance
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1: The PDSD Director may approve an urban design best practice option for
compliance with Sec. 2.8.12.6.A (Streetscape Design) and Sec. 2.8.12.6.B
(Development Transition).

2. For purposes of this section, urban design best practices may include urban
design studies approved for the City of Tucson, adopted urban design
standards for a downtown area in an Arizona city of comparable size or a
city in the Southwest of comparable size, books written by urban design
experts or endorsed by a professional organization, such as the American
Institute of Architects, addressing downtown development, or any comparable
report, study, or standards recommended by the City's Design Professional
and approved by the PDSD Director.

D. Utilities

Plans shall include information on the layout and demonstrate availability of utilities
such as water, wastewater, natural gas, eleciric, and telecommunication utilities.

5.12.7. IID PLAN REQUIREMENTS

A. Requirements
Use of the standards of the IID, ds opposed to existing zoning, shall require plan
approval by PDSD regardless of [ID subdistrict.

1. Applicants shall submit an lID Plan in _compliance with applicable IID and
subdistrict standards.

2. Except as provided in this section, a Plan shall be prepared in compliance
with Development Standard 2-01.0.0 (Development Package). Additionally,
applicants shall be required to provide elevations demonstrating compliance
with Secs. 2.8.12.6.A and B.

B. Revisions

An applicant may request modification to or waiver from plan submittal requirements,
subject to the following:

1. The applicant shall specifically identify the submittal requirement(s) for which
a modification or waiver is requested and provide a rationale for the request.

2. The PDSD Director shall determine whether to grant the request. In making
this decision, the Director shall consider the purpose statements of the
Downtown Area Infill Incentive District, and the applicable General Plan and
Area Plan policies. The Director’s approval of a request under this subsection
is not, nor shall it be construed as, an endorsement of a project by PDSD.

C. Exception
A City-approved urban design plan, such as the Downtown Links Plan, may substitute
for an IID Plan for development within the IID. The PDSD Director may request
additional information from an applicant where a conceptual plan lacks sufficient

detail to provide for adequate review, in compliance with Sections 2.8.12.6.A, B, and
@,

5.12.8. REVIEW AND APPROVAL PROCEDURES

PDSD shall administer 1ID Plan review procedures.
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A.

1.

Procedure

Development in GIIS

For development within the GIIS, requests for MDRs shall be processed
according to the Development Compliance Code, Sections 23A-50
(Application, notice, public comment and review) and 23A-51 (PDSD Full
Notice Procedure).

2, Development in DCS
For development within the DCS, [ID Plans shall be processed according to the
Development Compliance Code, Sec. 23A-34 (Development Plan Review),
with the exception that a pre-application conference is required. [ID Plans
within the DCS shall be reviewed and considered for approval within 30
working days of PDSD accepting the application or approval of demolition
and/or facade alteration plans when required of projects within the Rio
Nuevo and Downtown Zone, whichever is applicable.

Amendments

An_amendment or revision to an _approved IID Plan shall be subject to the same

procedure as the initial approval.

Concurrent Review

The City may accept a concurrent submittal of the IID Plan and corresponding site plan

or subdivision plat.

5.12.9. lID DISTRICT TERMINATION

The provisions of LUC 2.8.12 Downtown Area Infill Incentive District shall end on January 31,

2012, unless Mayor and Council extend the date by separate ordinance.

5.12.10. ILLUSTRATIVE MAP {BELOW}
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5.12 Downtown Area Infill Incentive District Zone (IID)

5.12.10 lllustrative Map (below)
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Figure 5.12-H-A: lllustrative Map
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5.1.1_Modification of Developmeni Regulations (MDR) Applicability.
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5.1.1 MDR Concepiual Plan Requirement.
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5.1.1 MDR Conceptual Plan Content.
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5.1.1 Review and Approval Procedures.
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5.13.1 Purpose

URBAN OVERLAY (UOD)

5.13.1. PURPOSE

The purpose of the Urban Overlay District (UOD) is to encourage:

A.

Comprehensively planned, pedestrian and transit-oriented, urban infill, and mixed use
areas;

Site planning and architectural solutions consistent with the ambience of Tucson;
Safe urban neighborhoods;

Urban design features that include sustainable solutions and can accommodate both
historical and contemporary design;

Transitions that are beneficial to new and existing developments; and;

Responsive development review processes that address flexible solutions for obsolete
regulafienstandards and accommodate desired urban trends.

5.13.2. INITIATION

A.
B.

An Urban Overlay District shall be initiated by the Mayor and Council.

The Planning and Development Services Department (PDSD) shall process the
application. The UOD boundaries may include rights--of--way within and adjacent to
the proposed UOD.

5.13.3. ESTABLISHMENT

A.

The overlay shall be established through the Zoning Examiner Legislative Procedure,
Sec. 5.4.1 and 5.4.3. Subsequent rezoning willshall require Mayor and Council
approval and adoption of a rezoning ordinance for an affected area.

Each BrbanOvertayDistrietUOD shall be in compliance with the adopted General
Plan and applicable sub-regional, area, and neighborhood plans.

City of Tucson

159

Land Use Code Reformat/Reorganization

Draft | January 2011



Article 5: Overlay Zoness
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C. The brben-OvereyDBistrietUOD shall be identified on the City Zoning Map by the
prefix “U” followed by a sequential number and the assigned zoning designation,
tee.q., C-3 becomes U1C-3. The UOD may also be given a descriptive name
associated with the subject areq, e.g., Downtown District.

5.13.4. DEVELOPMENT REGULATOMNSTANDARDS

A. The UOD may have land use regutetionstandards and procedures different from the
zoning regulatienstandards applicable in another UOD or in the Lend—ise
CedelUniform Development Code (UDC).

B. Adoption of a UOD dees—shall not restrict or eliminate the uses or development
regutetienstandards of any underlying zone but provides a development option that
encourages well-designed infill projects subject to the reguletienstandards and
guidelines provided in the UOD’s development document.

C. The UOD development document shall be adopted as part of the rezoning and
govern development using the UOD development options instead of the
regulatienstandards of the underlying zone.

5.13.5. APPLICATION

The applicant shall provide a development document that includes proposed

regutetienstandards, modifications, maps, guidelines, and background materials sufficient to

implement the proposed UOD. In addition, the Mayor and Council may require the
development document to include a site analysis as provided for in Sec. 2.6.3.6 (Planned Area

Development) where necessary or desirable to review UOD proposals such as form-based

code districts or similar concepts.

5.13.6. DEVELOPMENT REVIEW

A. Unless o specific waiver procedure is approved as part of the rezoning, no
development using the UOD regutationstandards shall occur within @ UOD unless or
until a develepment-site plan or if applicable a subdivision plat is approved by the
City.

B. The City may require financial and other assurances to assure the installation of
required streets, sewer, electric, and water utilities, drainage, flood control and other
improvements of a property owner using the UOD reguletienstandards.

5.13.7. ENFORCEMENT
ReguletienStandards adopted for each UOD ere—shall be enforced in the same manner as
provided in Article V, Administration, Division 5, of the tJCUDC,

5.13.8. INTERPRETATION
The Zoning Administrator shall interpret a UOD.

5.13.9. AMENDMENT PROCEDURES

A. The Mayor and Council may initiate an amendment to a UOD. A property owner or
an owner’s agent may submit a written request to the Mayor and Council to initiate an
amendment to a UOD.
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Article 5: Overlay Zoness
5.13 Urban Overlay District Zone (UOD)
5.13.10 Waiver

B. Plenning—eand—Development—Services DepeartmentPDSD must—shall determine if the
amendment would result in a substantial change in the UOD. An amendment shall be
determined to be a substantial change pursuant to the eriteriastandards set forth for
Plennee-AreaDPevelopmentPAD Districts in Section 2.6.3.11 or may be determined to
be a special procedure contained in the UOD’s development or urban design
documents.

5.13.10. WAIVER

Execution of a waiver is—shall be required for any property owner using the urban design
option of a UOD, in conformance with A.R.S. §12-1134(1). The owner of property requesting
to exercise the UOD design option will-shall be required to waive any and all claims for

diminution of value that may be based upon action by the City in response to such a request
by the Sowner.

City of Tucson 161
Land Use Code Reformat/Reorganization
Draft | January 2011






