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A. Background and Project Overview  
The former Benedictine Monastery at 800 N. Country Club Road (between Speedway to the north and 

5th/6th Street to the south) was completed in 1940 and designed by Tucson architect Roy Place. 

Originally built to house a congregation of Sisters of the Benedictine Order, the monastery served in that 

capacity until 2018. The building is the third monastery of the Benedictine Order of the Sisters of 

Perpetual Adoration built in the United States from a total of 8 such monasteries, and is one of two 

surviving monasteries of this order extant in the United States. Today, the building serves as one of the 

last stylistic examples of monumental Spanish Colonial Revival architecture in Tucson. The Benedictine 

Monastery is in the National Register of Historic Places as a contributing property to the Sam Hughes 

Neighborhood National Historic District.  
 

By 2016, the fifty or so sisters previously housed in the Monastery had diminished to nine residents. 

Sister Joan and her Board of Advisors decided to sell the property based on the appraised value for the 

highest and best use at its O-3/R-3 capacity, to use the proceeds to support the aging sisters of the 

Order, and move back to the home facilities in Clyde, Missouri. After sale, it was determined that the 

highest and best economic use for the site was by-the-bed student housing.  
 

The 6.1338 acre property was sold to Ross Rulney (Tucson Monastery LLC) for preservation of the 

Monastery and development of the remaining portion of the vacant parcel. Quoting Ross Rulney from 

the Arizona Daily Star article about the sale, October 6, 2017, “I envision additional development on the 

property consisting of a housing component that will complement the adaptive reuse of the existing 

building…..The monastery is a historic treasure, and I will work to preserve the exterior of the building, 

while taking great care with interior improvements.” 
 

In late 2018, Mr. Rulney acquired the .7293 acre 3 lot north parcel. (125-13-0700, 125-13-0710, 125-13-

0690). The abandoned eyesore brick building on that site and has since been demolished. The combined 

parcel is 6.8631 acres. The owner has acquired sliver parcel 125-13-0900. The owner is acquiring the City 

R/W alley between the two parcels. It is proposed that the COT shall transfer its fee title interest in the 

alley located between Tucson Monastery Parcels 125-13-068A, 125-13-0710, 125-13-0700, and 125-13-

0690 to Tucson Monastery, LLC, and release and abandon any and all rights thereto. 
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Mr. Rulney initially explored the development of the site at its existing mixed high-density residential 

and office zoning, but after several meetings with adjoining neighborhoods (Sam Hughes and 

Miramonte) and the City of Tucson Ward 6 Council office, the decision was made to pursue the more 

interactive and flexible zoning of a PAD. City of Tucson staff subsequently determined that the extant 

Miramonte Neighborhood Plan and the Broadway-Alvernon Area Plan required Plan Amendments to 

allow for the proposed PAD. That Plan Amendment was approved by the City of Tucson Mayor and City 

Council on December 18, 2018. (See Appendix A) 

B. Project Process to Date 
The planning for the rehabilitation of the Benedictine Monastery and the redevelopment of the site 

began in early October 2017 and has continued with an extraordinary amount of public review and 

public input. It is a high profile site with a lot of interest and emotion form immediate neighbors and 

Tucson at large. The following is a time-line of the key steps leading up to this PAD submittal: 

 

1. April 15, 2017:   Real Estate Brochure soliciting purchaser for Benedictine Monastery 

2. September 17, 2017:  Ross Rulney signs purchase-agreement for Benedictine Monastery  

3. Nov./Dec., 2017:  Initial meetings with neighbors at Ward 6 

4. December 13, 2017:  Benedictine Monastery: Concept presentation to Ward 6/Miramonte.  

Decision made to proceed with a PAD instead of under-lying zoning 

5. January 2018:  Design development based on December 13, 2017 meeting 

6. February 9, 2018:   Meeting with neighbors at Ward 6 

7. February 26, 2018:  Close of escrow in Rulney purchase on Benedictine Monastery 

8. February 27, 2018:   Meeting with neighbors at Ward 6 

9. March 28, 2018:   Informal community meeting at Monastery Chapel presenting  

preliminary ideas on the Monastery development. 250-300 attend 

10. March 30, 2018:  Meeting with Ward 6 Councilmember 

11. April 20, 2018:  Meeting with City of Tucson staff regarding schedule and submissions 

12. May 22, 2018:  City Council initiates Historic Landmark designation for Monastery 

13. June 28, 2018:   Formal (and required) Plan Amendment Neighborhood Meeting at 

Monastery Chapel. 150-200 attend 

14. July 7, 2018:  Plan Amendment Application filed with the City of Tucson 

15. July 20, 2018:  Plan Amendment Application Accepted by City of Tucson  

16. August 7, 2018:  Plan Amendment Application Revised to include newly-acquired parcel  

north of Monastery site (Country Club and 2nd Street) 

17. September 12, 2018:  Planning Commission Study Session re: proposed Plan Amendment 

(Study Session was continued with a request by Commission to 

negotiate with neighbors) 

18. September 19, 2018:  Negotiation with neighbors at Ward 6 

19. September 27, 2018:  Negotiation with neighbors at Ward 6 

20. October 4, 2018:  Negotiation with neighbors at Ward 6 

21. October 5, 2018:  Signed Joint Statement between Neighbors for Reasonable Monastery  

Development and Tucson Monastery LLC regarding Plan Amendment 

(See Appendix A) 
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22. October 10,, 2018:   Planning Commission Study Session Continued. Public Hearing set. 

23. November 15, 2018: Planning Commission Public Hearing. No recommendation.  

24. December 18, 2018:  Mayor & Council Public Hearing on Plan Amendment. Approved 7-0. 

25. January 5, 2019:   Submission to COT P & DSD of PAD 1st Draft for Courtesy Review 

26. February 26, 2019:  First Design Advisory Committee meeting scheduled (@PFM) 

27. February 28, 2019  First Formal Review Submission to P&DSD 

28. April 3, 2019  Design Advisory Committee Meeting (@PFM) 

29. May 1, 2019  Design Advisory Committee Meeting (@ Ward 6) 

30. May 30, 2019  Second Formal Review Submission to P&DSD 

31. June 19, 2019  Final Design Advisory Committee Meeting (@ Ward 6) 

32. June 24, 2019  Final Historic Landmark Submission to COT Historic Preservation Officer 

33. June 29, 2019  Final Submission to P&DSD 

 

C. Architectural Character and Streetscape 
The Benedictine Monastery is a Spanish Colonial treasure and a masterwork of architect Roy Place, 

arguably Tucson’s most important 20th Century architect.  
 

When it was first constructed, the Monastery was isolated, pre-dating the build-out of both the Sam 

Hughes and Miramonte neighborhoods. 
 

 
 

Over the subsequent years, Tucson’s urban development has encroached on this previously remote 

Monastery site to the point that it is now defined as “mid-town” Tucson. The historic Sam Hughes 

neighborhood (listed in the National Register of Historic Places) sits to the west and is characterized by 

spacious and well-maintained single-family detached homes, mostly built in the 1930’s and 1940’s. The 

more recently developed Miramonte neighborhood was mostly developed in the late 1940’s and 1950’s 

and is characterized by single-family detached homes on the west (nearest to the Monastery) and lower-

priced market-rate multi-family housing on the eastern portion of the neighborhood.  
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This Benedictine Monastery project as defined by this PAD is committed to four key architectural 

character and streetscape principles: 

1. The massing of the new development on the vacant land of this site will transition to the adjacent 

neighbors to the east and west by lowering heights from a maximum of 55’ toward Anderson and 

toward Country Club, with the tallest portions of the new development located at the center of the 

site (as defined by the allowable heights in the approved Plan Amendment, December18, 2018.) 

2. The architectural character of the new development will be sympathetic to the architectural 

character of the Roy Place Monastery, but not inappropriately imitative of a building of a different 

time and place. The development will follow the Secretary of the Interior’s Standards for new 

development adjacent to historic structures.  

3. The exterior of Benedictine Monastery will be preserved as is and as per the PAD-included Historic 

Landmark (HL), while the interior of the building is excluded from the regulatory aspects of this HL.   

4. The landscape will be preserved and developed as follows:  

• the landscape within the boundaries of the Historic Landmark (HL) will be preserved as follows:  

a. the landscape north of the Monastery will be preserved except for the ability to build a 

sunken patio at the northwest corner of the Monastery to allow for ADA accessibility to the 

Chapel basement.  

b. the landscape west of the Monastery will be preserved except for the allowable removal of 

the high water-consuming grass immediately adjacent to the Monastery and replacement 

with hardscape. 

c. The landscape south of the Monastery is excluded from the HL  

• the perimeter oleander will be preserved and maintained to provide a uniform edge to the site 

• the landscape on the remaining vacant portions of the site will be inventoried, evaluated, and 

documented on a significant-plant-by-plant basis to either be preserved, relocated, grafted, or 

removed, in accordance with, and to accommodate, the needs of new construction.  
 

D. Rationale/Benefits for PAD; Conformance with General Plan/Land Use Plans 
A PAD is being used in this project for four main purposes: 

• Provide historic protection standards for the Benedictine Monastery  

• Cure the split zoning on the site 

• Provide assurance to neighbors by eliminating currently-allowable inappropriate uses (e.g. Group 

Dwelling/by-the-bed student housing) 

• Allow for increased flexibility in heights, densities, and parking for new construction. The PAD will 

allow for slightly higher residential densities and comparable average heights to the 40’ underlying 

zoning (see Appendix E), but with the flexibility of providing greater heights in some appropriate 

locations on the site and lower heights in other appropriate locations on the site.  

• Allow for acceptable commercial uses in the historic Benedictine Monastery and at other 

appropriate locations on site. 
 

The first step in the entitlement for the proposed development of the Benedictine Monastery were 

based in the requests for Plan Amendments to both the Miramonte Neighborhood Plan and the 

Broadway Alvernon-Area Plan. In that application, and by extension this PAD, the points for 

conformance with goals and objectives of these Plans were, and are, as follows: 
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Applicable Miramonte Neighborhood Plan Goals, Policies and Strategies  

Goal #1 – Neighborhood Infill Compatibility  

Policy 1.1 – Preserve character of the Neighborhood by ensuring 

that future land uses makes a positive contribution to the Neigh-

borhood through application of following Neighborhood values.   

• A diverse mix of land uses that contributes to the traditional 

character of the neighborhood   

• Carefully designed transitions of land uses.   

• Green and sustainable development (water harvesting, energy 

conservation, alternative energy sources, alternative modes of 

transportation, covered parking)  

• Full involvement of residents and stakeholders in Neighborhood 

Decisions.   

Strategy 1.1.1 – …the Neighborhood should work constructively 

with developers to ensure that higher density development is of high quality and that Neighborhood 

values are incorporated into projects.   

Strategy 1.1.2 – …for-profit developers to explore alternatives for the development of housing that is 

affordable for entry level workers, such as teachers, firefighters, police, healthcare & childcare workers.   

Policy 1.2 – Work with the existing development procedures to be sure that neighbors have an 

opportunity to be active participants in decisions that affect land use in the Neighborhood.   

Goal #2 – Neighborhood Preservation and Rehabilitation  

Policy 2.1 – Protect historic architecture of the Neighborhood.   

Strategy 2.1.2 – Encourage the maintenance and preservation of potentially eligible structures in the  

Neighborhood.  

Policy 2.2 - Protect historic sites and landscapes in the Neighborhood.  

Strategy 2.2.1- …assist in the development of a long-range plan for preservation/economic stability of 

Benedictine Monastery as an important historic site, including preservation of the landscape buffering.   

 

Applicable Plan Tucson Goals and Policies  

PLAN TUCSON FOCUS AREA: THE SOCIAL ENVIRONMENT 

Goal #1 – A mix of well-maintained, energy-energy efficient 

housing options with multi-modal access to basic goods and 

services, recognizing the important role of homeownership to 

neighborhood stability.   

Housing Policies  

Policy H11 – Encourage residential development including both 

market rate and affordable housing projects in Tucson.   

PLAN TUCSON FOCUS AREA: THE BUILT ENVIRONMENT 

Goal #23 – A community that respects and integrates historic 

resources into the built environment and uses them for the 

advancement of multiple community goals.   

Goal #25 – An urban form that conserves natural resources, 

improves and builds on existing public infrastructures and facilities, 
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and provides an interconnected multi-modal transportation system to enhance the mobility of people 

and goods.   

 

Historic Preservation Policies  

Policy HP1 – Implement incentives for private property owners to maintain, retrofit, rehabilitate, and 

adaptively reuse historic buildings.   

 

Redevelopment and Revitalization Policies  

Policy RR7 – Undertake an inclusive community participation process in redevelopment and 

revitalization efforts.   

 

Land Use, Transportation, and Urban Design Policies  

Policy LT3 – Support development opportunities where: a) residential, commercial, employment, and 

recreational uses are located or could be located and integrated; b) there is close proximity to transit; c) 

multi-modal transportation choices exist or can be accommodated; d) there is a potential to develop 

moderate to higher density development.   

Policy LT9 – Locate housing, employment, retail and services in proximity to each other to allow easy 

access between uses and reduce car dependence on the car.   

• Guideline LT 28.1.14 – Support the continuation of original use or adaptive reuse of historic 

landmarks.   

• Guideline LT 28.1.16 – Preserve Tucson’s historic architecture in keeping with applicable 

rehabilitation standards.   

• Guideline LT 28.2.12 – Support environmentally sensitive design that protects the integrity of 

existing neighborhoods, complements adjacent land uses, and enhances the overall function and 

visual quality of the street, adjacent properties, and the community.   

• Guideline LT 28.2.13 – Support infill and redevelopment projects that reflect sensitivity to site and 

neighborhood conditions and adhere to relevant site and architectural guidelines.   

• Guideline LT 28.2.14 – Protect established residential neighborhoods by supporting compatible 

development, which may include other residential, mixed-use infill/appropriate nonresidential uses.   

  



Benedictine Monastery PAD - HL 

 

     12 

 

E. Benefits to the Community and the Applicant by the Use of a PAD: Application 

of Best Practices of Urban Design; Preliminary Community Involvement  
The current zoning of the site is unusual and limiting in that 

there is a zoning division line that runs right through the 

site from north to south, cutting right through the heart of 

the Benedictine Monastery itself. Furthermore that existing 

zoning forces heights and uses that are not in the Best 

Practices use of the site and the redevelopment of this 

historic resource. By using a PAD, zoning that is tailor-made 

for the unique conditions of this site and its adjacency to 

two lower density neighborhoods, can be developed with 

full neighborhood participation and in a way that protects 

the irreplaceable historic resource of the Benedictine 

Monastery. While it is true that the Mayor and Council 

themselves on May 22, 2018 initiated a Historic Landmark, 

incorporating the Historic Landmark into a flexible PAD 

rezoning allows for Best Practices development of the site 

as well as protecting the City of Tucson from any potential 

Proposition 207 claims connected to that Historic Landmark 

initiation.   
 

In addition, the use of a PAD and the community process that we have committed to in the earlier Plan 

Amendment and the PAD process allows for a much greater involvement of the adjacent Sam Hughes 

and Miramonte neighborhoods and the many other community members with a concern for the future 

of this historic site. That process has already been extensive throughout the last 14 months of 

community participation. Further demonstration of that is the Plan Amendment commitment by the 

Owner to form and work with a Design Advisory Committee made up of representatives of the Sam 

Hughes and Miramonte neighborhoods.  
 

And finally, Student Housing, an allowable use in the current R-3 and O-3 zoning, was a very large 

concern of the neighbors in our earliest meetings with them. By using the PAD to make “Group 

Dwelling” a prohibited use, the biggest concern of neighbors is put to rest.  
 

F. Compatibility with Adjoining Land Uses  
A great deal of the time and effort that proceeded this PAD submittal was devoted to utilizing the Plan 

Amendment process as a means to memorialize the issues and concerns of neighbors and the 

compatibility of the project to adjoining land uses. The approved Plan Amendment itself incorporated 

complex site heights, setbacks, landscape screening, and site access points that were aimed at insuring 

compatibility. While many of these issues would be critical in a typical PAD, the fact that they were 

addressed in the Plan Amendment, eliminates these issues as a source of contention and debate. In 

particular, the October 5, 2018, Signed Joint Statement between Neighbors for Reasonable Monastery 

Development and Tucson Monastery LLC regarding the Plan Amendment was an excellent summary of 
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the critical issues that were identified by neighbors to make the project compatible with the Sam 

Hughes and Miramonte neighborhoods.   (See Appendix A) 

 

G. Feasibility of the PAD with Existing Infrastructure and Services 
 

We have contacted the appropriate infrastructure sources and offer the following: 
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1. Water: 
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2. Sewer 
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3. Arizona Game and Fish 
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4. Tucson Unified School District 
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PART 2 – SITE ANALYSIS 
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A. Existing Site Conditions 
 

1. Existing On-Site development (Significant built constraints of the site) 

The Benedictine Monastery, 800 N Country Club Road, is located on the northeast corner of Country 

Club Road and 3rd Street. It is comprised of five parcels. On the south APN # 125-13-068A & 125-10-0660 

encompass approximately 6.13 acres. On the north, the more recently-acquired APN # 125-13-0710, 

125-13-0700, and 125-13-0690, encompass approximately .7293 acres. The total of all five parcels is 

6.8593 acres. There is currently a City-owned alley that separates the three northern parcels from the 

two southern parcels.  

Construction of the 50,000+ square foot Benedictine Monastery began in 1939 and was completed in 

December 1940.  The building was designed by prominent architect Roy Place. It is listed as a 

“Contributing” structure to the Sam Hughes National Register Neighborhood. There is a small brick 

building (shown on survey) on the northern parcel that has been recently demolished and removed. 

There is a small residence at the northeast corner of parcel 125-13-068A that is currently occupied by a 

caretaker. There is a large array of solar panels on a steel structure proving shade for parking and a 

source of alternative energy,  

2. Landscape 

The landscape on the premises is a mixture of styles that include formal, traditional cloister courtyard, 

remnant citrus and Date Palm orchard, native plantings, a vegetable garden, and disturbed areas.   The 

plant palette is reflective of these styles and varies from location to location. The main entry to the 

monastery consists of a formal style and is comprised of non-native plants.  The formal style is 

symmetrical in nature and centered around the main entry. Pittosporum and Lantana have been pruned 

into a hedge that flanks the sidewalk on Country Club Road.  Junipers, and a lawn are immediately 

adjacent to the monastery entrance.  South of the monastery, Native plants have been installed 

including Agaves, Ocotillo, and a mix of native and non-native trees encircled by a decomposed granite 

walking path.  Immediately behind (east of) the monastery, groves of edible fruit trees are nearing their 

decline.  The edibles vary from citrus varieties to Date Palms, and fig.  In the northeast corner of the 

property there is a community garden that is no longer cared for.  Two cloister gardens are present 

within the main building. Scattered throughout the property, several non-native trees, Eucalyptus 

species, Aleppo pine (one of which is very large), and others, have been planted. A large Oleander hedge 

encircles the property along the southern portion of Country Club Road, 3rd Street, Anderson Boulevard 

and the northern property line.  Overall, the landscape is dated and many mature trees are nearing the 

end of their life.  
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1. Existing Off-Site development (Significant built constraints of the site) 

 

 

There is an existing well system on-site that will be continue to be used for irrigation of the site.  
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B. Zoning 
The site is currently zoned as follows: 
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We are proposing a new zoning through this PAD. The PAD District is consistent with policy 

recommendations in Plan Tucson, the City’s General Plan, as well as those in the Miramonte 

Neighborhood Plan.  Both plans stress the importance of compatibility between uses, the promotion of 

commercial development along arterial corridors, and the protection of established neighborhoods. 

1. General Plan Compliance 

The goal of the PAD is to promote the preservation, infill and development of the monastery for 

mixed use. Creating a mixed-use atmosphere that includes residential units, office and commercial 

facilities, strengthens the long-term viability of the Monastery building by allowing uses that will be 

marketable well into the future.  In turn, that mix of marketable uses helps to ensure not only the 

preservation, but the use, of an iconic Tucson structure, and is consistent with Plan Tucson. Other 

related policies include: 

 

H 11:  Encourage residential development including both market rate and affordable housing 

projects in Tucson. 

 

HP 1:  Implement incentives for private property owners to maintain, retrofit, rehabilitate, and 

adaptively reuse historic buildings. 

 

LT 1:  Integrate land use, transportation, and urban design to achieve an urban form that supports 

more effective use of resources, mobility options, more aesthetically-pleasing and active 

public spaces, and sensitivity to historic and natural resources and neighborhood character. 

 

LT 3:  Support development opportunities where: 

a. residential, commercial, employment, and recreational uses are located or could be 

located and integrated 

b. There is close proximity to transit 

c. Multi-modal transportation choices exist or can be accommodated 

d. There is potential to develop moderate to higher density development 

 

LT 9:  Plan Tucson supports locating housing, employment, retail, and services in proximity to each 

other to allow easy access between uses and reduce dependence on the car. 

 

LT 16:  Reduce required motor-vehicle parking areas with increased bike facilities for development 

providing direct access to shared use paths for pedestrians and bicycles. 

 

BC 8:  The Business Climate element of Plan Tucson promotes continued economic viability of 

existing neighborhoods and commercial districts by supporting a safe, distinctive, well-

maintained, and attractive community with neighborhoods made up of residences and 

businesses that contribute to Tucson’s quality of life and economic success.
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2. Miramonte Neighborhood Plan Compliance 

The intent of the Miramonte Neighborhood Plan (MNP) is to create a desirable location for 

residents, businesses, and offices.  This will be accomplished by preserving neighborhood assets, 

providing appropriate transitions between land uses, and incorporating infill. The MNP is 

approximately one-half square mile bounded by Speedway Boulevard, Alvernon Way, Fifth Street, 

and Country Club Road, and is located approximately one mile east of the University of Arizona.  

MNP policies that support the PAD Proposal: 

• MNP-Policy 1.1:  

Preserve the character of the Neighborhood by ensuring that future land use makes a positive 

contribution to the Neighborhood through application of neighborhood values. 

• A diverse mix of land uses that contributes to the traditional character of the Neighborhood 

• Carefully designed transitions between land uses 

• A safe, attractive, and functional pedestrian environment 

• Green and sustainable development (e.g., water harvesting, energy conservation, 

alternative energy sources, alternate modes of transportation, covered parking) 

• Full involvement of residents and stakeholders in Neighborhood decisions 

• MNP-Policy 1.2: Work with the existing development procedures to be sure that neighbors have 

an opportunity to be active participants in decisions that affect land use in the Neighborhood 

• MNP- 2.1: Protect historic architecture of the Neighborhood 

• MNP- 2.2: Protect historic sites and landscapes in the Neighborhood 

• MNP- 3.1: Encourage good design to help make successful transitions between commercial and 

residential uses.  

• MNP-Policy 3.2: Encourage good design to help make successful transitions between low density 

and higher density residential development. 

• MNP-Policy 4.1: Protect, utilize and improve public landscape and streetscape enhancements 

with a focus on vegetation, including shade trees, neighborhood edges and nodes, and traffic 

calming 
 

3. Alvernon-Broadway Area Plan 

The intent of the Alvernon-Broadway Area Plan (ABAP) is provide land-use policy direction and 

design guidelines for new development, while protecting and enhancing existing uses.  The ABAP 

will defer to the more specific neighborhood policies of the MNP should there be any conflict 

between the two plans.  The ABAP encompasses approximately three-square miles and is bounded 

by Speedway Boulevard, Swan Road, 22nd Street, Alvernon Way, Broadway Boulevard., and Country 

Club Road.  
 

Plan Amendment: Mayor and Council approved the Plan Amendment on December 18, 2018, with a 

7-0 Vote. See Appendix A.  
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4. UDC: Allowable Uses, Requirements, and Constraints 

The subject property currently has a mixed zoning of O-3 (Office Zone) and R-3 (Residence Zone).  

The northern parcels are all O-3. For the southern parcels, the O-3 zoning is located adjacent to 

Country Club Road and extends east for approximately 140 feet. The balance of both parcels is 

zoned R-3. (See Exhibit B.4.1 Existing Zoning below) Zones for the surrounding properties within 150 

feet can be found in Table II.C: Surrounding Zones.  

 

Table II.C:  Surrounding Zones  

Direction Zone 

North O-3 (Office Zone) 

South O-3 (Office Zone) 

East R-2 (Residence Zone), R-3 

(Residence Zone) 

West R-1 (Residential) – across 

Country Club Road 

 

The existing zoning has a variety of opportunities and constraints that affect site design.  Density for 

the site under existing zoning with Flexible Lot Development (FLD) standards (See Appendix E) 

allows for approximately 239 residential units.  Maximum site coverage is 75% and there is a 10-foot 

landscape border required on the north, south and east property lines. The western property 

boundary requires a perimeter yard that is a minimum of 20 feet or one and one-half the height of 

the proposed building wall, whichever is greater, up to a maximum of 90 feet.  A variety of uses can 

be applied to the site, ranging from high density residential to professional offices.  Group dwellings 

are allowed and there is currently no limit on the number of proposed beds. 

The Benedictine Monastery is a contributing structure to the Sam Hughes Historic Neighborhood, 

and as such, the façade of the existing building must remain intact. 
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Exhibit I.B.4.1: Existing Zoning in Context 
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C. Transportation and Circulation Elements 
 

The Benedictine Monastery PAD site is surrounded by a rich variety of transportation options. The 

available transportation modes include the automobile, designated bicycle routes, and access to bus 

routes. The Sam Hughes neighborhood also provides some of the most attractive and walkable 

sidewalks in Tucson that link to the University to the west of the PAD area. 

 

Existing Streets Serving the PAD 

The Benedictine Monastery PAD is bordered by Country Club Road on the west; 2nd Street on the north; 

3rd Street on the south and Anderson Boulevard on the east.  Currently access to the PAD area is 

provided at two locations along Country Club Road.  The other surrounding streets provide pedestrian 

access to the residential areas to the north, south and east of the site.  Country Club Road offers a 

designated SunTran bus route line and 3rd Street provides a protected bicycle route from the site 

directly to the University of Arizona campus to the west. 

Bike and Bus Routes: 
The 3rd Street Bike Boulevard is located on the property’s southern boundary. It is an east/west 

thoroughfare that provides users safe enjoyable passage from The University of Arizona to Wilmot Road. 

It is used for leisure activities and commuting.  The 3rd Street Bike Boulevard connects to several other 

bicycle friendly routes that easily reach downtown, the river paths and the Loop. 

Bus transportation is conveniently located on the property’s western boundary. North and southbound 

bus stops are located at the intersection of Country Club Road and 3rd Street. East and West bound stops 

are located north or south of the property at the intersections of Country Club Road and Speedway 

Boulevard and Country Club Road and 5th Street. 

See exhibit 1.D.1.b Bike & Bus Routes. 
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Exhibit 1.D.1.b Bike & Bus Routes  
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D. Community Facilities 
1. Fire Stations 

There are no fire stations located within a one (1) mile radius of the site. There are two (2) fire 

stations located approximately 1.25 miles away. Tucson Fire Department Station # 5 is located at 

2835 E Grant Road, and Tucson Fire Department Station #3 is located at 24 N Norris Avenue. 

2. Police Stations 

There is one police station located just outside the one (1) mile radius.  It is The University of 

Arizona Police Department located at 1852 E. 1st Street. 

3. Hospitals 

The nearest hospital is located approximately 1.25 miles east of the site.  It is Banner-University 

Medical Center located at 1501 N Campbell Avenue. 

4. Schools 

The site is located within Tucson Unified School District and is served by four (4) public Schools: 

two (2) public elementary schools, Hughes Elementary School and Blenman Elementary School, 

one (1) public high school, Catalina High School, and one (1) alternative school, Teenage Parent 

Alternative School. Four (4) charter schools are also within a one (1) mile radius of the site. They 

are: Amerischools Academy, Edge High School, Basis Tucson Primary, and Arizona College Prep 

Academy.  Three (3) private schools are located just outside the one (1) mile radius of the site. 

5. Commercial 

Commercial property is interspersed with other uses along Country Club Road.  They are 

primarily located on the east side of the road and are comprised of professional offices, and 

services. The Speedway Boulevard corridor, north of the property, is comprised entirely of 

commercial and office space. Services range in variety of type and size and are in the form of 

small businesses, regional enterprises and corporate chains.  

6. Library 

Himmel Park Public Library is located within one (1) mile of the site and is located at 1035 N. 

Treat Avenue. 
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Exhibit I.D.1: Community Facilities 
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E. Off-site Open Space 
Off-site open space in the area consists of four (4) parks: Himmel, Alvernon, Miramonte Natural 

Resources Park and Randolph Park, which offers active recreation in the form of golf, tennis, multi-use 

paths, and a skate park.   Exhibit I.E.1: Open Space 
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F. Existing Hydrology 
The proposed PAD district is located in the northwest quarter of the northwest quarter of Section 9, 

Township 14 South, Range 14 East, G.&S.R.M.  The district occupies approximately 6.86 acres and is 

currently developed with the Benedictine Monastery campus consisting of one large main building, a 

small accessory building, solar covered parking areas, uncovered parking areas and large vegetated, but 

undeveloped, areas.  The district is mostly rectangular in shape, with a square “bumpout” in the 

northwest corner of the district, and is bordered to the east by North Anderson Avenue, to the north by 

East 2nd Street, to the west by North Country Club Road and to the south by East 3rd Street.  All adjacent 

streets are curbed and fully paved streets.  The main vehicular access points to the site are at two 

existing curb cut driveways along Country Club Road. 

 

According to the Federal Emergency Management Agency Flood Insurance Rate Map Panel No. 

04019C2281L, dated June 16, 2011, the Parcel is located in the unshaded Zone X area which is an area 

determined to be outside the 500-year annual chance floodplain. 

 

There are no known existing engineered drainage facilities within the district.  The site slopes gently 

from the south to the north with average slopes in the 1%-2% range.  Soils within the site are classified 

by the United States Soil Conservation Service (SCS) as 100% hydrologic soil group “D” that are soils 

having a very slow infiltration rate when thoroughly wet.  These soils consist mainly of clays that have a 

high shrink-swell potential and soils that have a claypan or clay layer at or near the surface.  These soils 

have a very slow rate of water transmission. 

 

Based on site investigation, recent topographical survey information and the existence of adjacent 

curbed roadways it has been determined that there are no offsite watersheds affecting the district, i.e. 

no stormwater runoff is being conveyed to, and through, the site from any offsite watershed areas. 

 

The district area itself consists of existing paved areas and structures with varying drainage patterns 

throughout.  However, the stormwater that exits the site is primarily conveyed as sheet flow to the 2nd 

Street and Anderson Boulevard rights-of-way with all runoff from the area eventually making its way to 

the north end of the district and ultimately to the intersection of 2nd Street and Anderson Boulevard.  

The district area of 6.86 acres is approximately 28% impervious in the existing condition and generates 

an approximate runoff of 48 cubic-feet-per-second in the 100-year storm event, the majority of which is 

conveyed away from the site and ultimately to the north and to the 2bnd Street right-of-way. 
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G. Views 
Viewsheds onto the subject property from surrounding parcels and roadways vary.  The PAD boundary 

along most of Country Club Road is highly visible and open from the roadway. The remainder of the 

monastery is screened by a large Oleander hedge that is approximately ten feet tall. The hedge is dense 

and does not allow for views into the site.  The monastery tower and roofline are visible from the 

surrounding neighborhoods.  

The monastery tower is an architectural icon that is visible from the surrounding neighborhoods. View 

corridors and the approximate extent of its visibility from public rights-of-way have been mapped (see 

Exhibit I.H.1: View Corridors) in order to preserve these views to the greatest extent possible.  

View corridors of the tower in the Sam Hughes Neighborhood occur west to east along 2nd Street, 

Hawthorne Street, 3rd Street and 4th Street. Additional west to east view corridors occur in the 

Miramonte Neighborhood along Hawthorne Street, and portions of 2nd Street.  The Hawthorne Street 

view corridor in both neighborhoods is the longest and offers the most prominent views of the tower 

given its direct alignment, whereas existing homes and trees in the foreground obscure views from 

neighboring streets.   

An additional view corridor extends along Country Club Road. The tower is visible as far south as 5th 

Street and as far north as Speedway Boulevard.  See Exhibit I.H.2: Photo Key Map and Exhibit I.H.3: Site 

Photos for views of the property and for views looking from the property to adjacent areas. 
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Exhibit I.H.1: View Corridors 
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  Exhibit I.H.2: Photo Key Map
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Exhibit I.H.3: Site Photos 

  

Photo Point 1: Northwest corner of Benedictine 

Monastery looking south along western property line 

Photo Point 2: Northwest corner of Benedictine 

Monastery looking southeast into the property 

 

 

Photo Point 3: Northwest corner of Benedictine 

Monastery looking east along row of solar covered 

parking 

Photo Point 4: Northeast corner of Benedictine 

Monastery looking west along northern property line 
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Photo Point 5: Northeast corner of Benedictine 

Monastery looking southwest into the site 

Photo Point 6: Northeast corner of Benedictine 

Monastery looking south along eastern property line 

  

Photo Point 7: Southeast property corner looking 

north along eastern property line 

Photo Point 8: Southeast property corner looking 

northwest into the site. 

  

Photo Point 9: Southeast property corner looking west 

along southern property line 

Photo Point 10: Southwest property corner looking 

east along southern property line 
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Photo Point 11: Southwest property corner looking 

northeast into the site 

Photo Point 12: Southwest property corner looking 

north along western property line 

 

 

Photo Point 13: Offsite photo looking at the 

Benedictine Monastery from the alley between 3rd 

Street and Hawthorne Street  

Photo Point 14: Offsite photo looking at the 

Benedictine Monastery from Hawthorne Street  

 
 



Benedictine Monastery PAD - HL 

 

50 

 

Photo Point 15: Offsite photo looking at the 

Benedictine Monastery from the alley between 

Hawthorn Street and 2nd Street on Country Club Road. 

Photo Point 16: Photo looking south along Country 

Club Road from 2nd Street at the northeast corner of 

the northern parcels  

  

Photo Point 17: Photo looking southeast across 

northern parcels from the corner of Country Club 

Road and 2nd Street 

Photo Point 18: Photo looking east along 

northernmost edge of boundary adjacent to 2nd Street 
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PART 3 – PAD  PROPOSAL 
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A. Design Approach to PAD 

The development of the Benedictine Monastery site flows from three principle design objectives: 

1. Preserve the iconic and historic Benedictine Monastery itself by: 

a. following the Preservation Guidelines of the Secretary Interior Standards for Historic 

Preservation on the exterior of the Monastery and its immediate environs (as elaborated in the 

Historic Landmark nomination contained later in this section). 

b. following a Rehabilitation (“Adaptive Re-Use”) approach, the interior of the Monastery (as 

elaborated in the Historic Landmark nomination contained later in this section) will not be 

subject to Historic Landmark regulatory review.  

2. Develop the remainder of the site (exclusive of the Historic Landmark boundaries shown in 

Appendix B of this PAD), using this PAD to set guidelines and standards consistent with the approved 

Plan Amendments to the Miramonte Neighborhood Plan and Broadway-Alvernon Area Plan 

approved by the Mayor and Council on December 18, 2018. In general, this site development is a 

mix of uses of high-density residential and commercial uses with adequate at-grade and structured 

parking to support these uses.  

3. Continue to work with neighbors to elaborate a site development and landscape approach and an 

architectural aesthetic that is respectful of and compatible with adjoining neighborhoods and 

consistent with the intent of the Plan Amendment and the City of Tucson Development Standards.  
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Exhibit 3A - 1ST LEVEL PLAN CONCEPT (subject to technical requirements of permit) 
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Alternate Language to MS&R Dedication: 

Developer covenants and agrees, which shall be a covenant running with the land, in consideration of, 

conditioned upon, and as a condition of rezoning through PAD approval, it shall dedicate at no cost to 

the City of Tucson (City) fee title to a strip of property fronting Country Club Road as shown on the 

attached Exhibit A (“Frontage Strip”) in conformance with the City’s Major Streets and Routes Map 

__insert date__ if the City determines to widen the existing Country Club Road right of way for a public 

improvement project.  Developer shall be required to dedicate only that half-right-of-way portion of the 

Frontage Strip necessary for the road widening and shall not be required to dedicate any portion of the 

Frontage Strip unless and until the City has completed all required legislative actions necessary to widen 

the road and to begin construction of the road, and the project has been fully-funded and authorized. 

This covenant to conditionally dedicate shall be reflected in a note on the recorded PAD plan. Until such 

dedication, Developer may improve and use the Frontage Strip with landscape, hardscape, parking and 

access lanes, detention and retention, and any other use in conformance with the approved PAD other 

than buildings and permanent structures or facilities. In the event City exercises this covenant to dedicate 

the Frontage Strip in conformance with its Major Streets and Routes Plan, being required by legislative 

act, the nature and extent of which is non-discretionary, Developer hereby expressly waives any right to 

appeal City's action or to claim just compensation.  If the City’s Major Streets and Routes Plan is 

amended such that the Frontage Property is no longer included within the needed right of way widths or 

proposed dimensions, this covenant shall automatically terminate, and upon Developer’s request, the 

City shall execute a termination of this covenant in recordable form.  
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B. Permitted and Prohibited Uses 

A. Development Regulations 

Utilizing the basic parameters of the C-1 zone, this PAD consists of a single modified zoning 

district with specifically crafted development regulations and guidelines for the property in its 

entirety. Only the permitted land uses specified in the PAD and attached historic designation 

documents are permitted on the subject property. The monastery has additional standards that 

apply specifically to the existing structure and associated areas gaining historic designation (see 

appendix B). In the event that a conflict arises, the regulations providing the most protection to 

the historic designation will prevail. Where the PAD varies from the UDC or other relevant city 

standards, the PAD shall control. In instances where the PAD is silent in providing development 

standards or regulations, the provisions of the UDC for the C-1 zones, the Administrative and 

Technical Standards Manuals and other relevant City standards shall apply.  

 

PAD Permitted Uses  

a. Agricultural Land Use Group 

1. Community Garden, subject to: UDC Section 4.9.2.B 

2. Urban Farm, subject to: UDC Section 4.9.2.E 

b. Civic Use Group 

1. Civic Assembly 

2. Cultural Use  

3. Educational Use: Elementary and Secondary Schools, subject to: UDC Section 4.9.3.D.1 

– 7 and 4.9.13.O 

4. Educational Use: Instructional School, subject to: UDC Section 4.9.13.O 

5. Educational Use: Postsecondary Institution, subject to: UDC Section 4.9.3.E and 

4.9.13.O 

6. Membership Organization, subject to: UDC Section 4.9.13.O 

7. Religious Use, subject to: UDC Section 4.9.13.O 

c. Commercial Services Use Group 

1. Administrative and Professional Office, subject to: UDC Section 4.9.13.O 

2. Alcoholic Beverage Service:  

o Excluding Large Bar, subject to: UDC Section 4.9.13.P 

o With a Microbrewery as an accessory use to any permitted or special exception 

use Alcoholic Beverage Service Use, subject to: UDC Section 4.9.5.E.6 & .8 

3. Artisan Residence, subject to: UDC Section 4.9.4.E.1, .2, .3, .4, & .5 and 4.9.13.O 

4. Commercial Recreation, subject to: UDC Section 4.9.13.O 

5. Communications 

o Wireless Communication, subject to: UDC Section 4.9.4.I.2, .3 & .4a or .4b  

6. Day Care, subject to: UDC Section 4.9.13.O 

7. Entertainment 

o Excluding Large Dance Hall, subject to: UDC Section 4.9.4.C.3 and 4.9.13.O 

8. Financial Service 

o Excluding non-chartered institutions, subject to: UDC Section 4.9.4.L.1 & .3 and 

4.9.13. 

9. Food Service 
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o Excluding Soup Kitchens, subject to: UDC Section 4.9.4.M.1 & 5 and 4.9.13.O 

o With Alcoholic Beverage Service as an accessory use to Food Service, subject 

to: UDC Section 4.9.4.V.1, 3 & 5-9, 4.9.4.C.3 and 4.9.13.O  

10. Medical Service 

o Extended Healthcare, subject to: UDC Section 4.9.13.O 

o Major, subject to: UDC Section 4.9.13.O 

o Outpatient, excluding blood donor centers; subject to: UDC Section 4.9.4.O.2 & 

4.9.13.O 

11. Parking  

12. Personal Service, subject to: UDC Section 4.9.4.T.1 & 4.9.13.O 

13. Research and Product Development, subject to: UDC Section 4.9.13.O 

14. Technical Service, subject to: UDC Section 4.9.4.W.1 and 4.9.13.O 

15. Trade Service and Repair: 

o Minor, subject to: UDC Section 4.9.4.X.2 and 4.9.13.O 

16. Travelers Accommodations, Lodging, subject to: UDC Section 4.9.13.O 

17. Travelers Accommodations, Lodging with Alcoholic Beverage Service as an accessory 

use, subject to: UDC Section 4.9.4.C.3 and 4.9.4.AA.2, .4, .7, .8, .9, & .11 

d. Residential Use Group: 

1. Duplex 

2. Flexible Lot Development, subject to: UDC Section 8.7.3 

3. Multifamily Development 

4. Home Occupation as an accessory use to any permitted Family Dwelling, subject to: 

UDC Section 4.9.7.D 

5. Residential Care Services 

o Adult Care or Physical and Behavioral Health Services: Unlimited # of Residents; 

subject to: UDC Section 4.9.7.J.3.d, .4 & .8 and 4.9.13.O 

o Rehabilitation Service, Children’s Facility (Maximum of 10 residents), subject 

to: UDC Section 4.9.7.J.1,.3.a, & .4 and 4.9.13.O 

o Shelter Care for Victims of Domestic Violence, subject to: UDC Section 4.9.7.J.1, 

3.c, & .4 and 4.9.13.O 

e. Retail Trade Use Group 

1. Food and Beverages Sales 

o Farmers’ Market only; subject to: UDC Section 4.9.9.A.12.a -.d 

o Excluding Large Retail Establishment, subject to: UDC Section 4.9.13.O 

2. General Merchandise Sales, excluding Large Retail Establishment, subject to: UDC 

Section 4.9.9.B.3 and 4.9.13.O 

Craftwork as an accessory use to any permitted Retail Trade uses, subject to: UDC 

Section 4.9.5.A 

Perishable Goods Manufacturing as an accessory to any permitted Retail Trade Uses, 

subject to: UDC Section 4.9.5.E.4, .5 & .8 

f. Storage Use Group 

1. Personal Storage for tenants of the property only, subject to: UDC Section 4.9.10.C and 

4.9.13.O 
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Prohibited Uses 

All C-1 and NC uses not listed as a permitted use in this PAD are not permitted. 

C. Development Standards  

Development Regulations 

The following provides development regulations for the PAD and applies to the entirety of the site. The 

monastery has additional standards that apply specifically to the existing structure and associated areas 

gaining Historic Landmark designation (See Appendix B).  

 

PAD Development Standards 

The following provides the development standards applicable to the PAD planning area. Development 

standards will be used to provide compatibility with adjoining zoning districts and transitioning where 

appropriate to ensure compatibility to adjacent properties. The following standards apply to the 

development of buildings, landscape borders, vehicle use areas and buffering for all permitted uses 

within the PAD. These standards were developed utilizing the basic parameters of the C-1 zone. The 

Benedictine Monastery is proposed as an Historic Landmark (See Appendix B); therefore, the UDC 

Section 5.8 Historic Landmark designation standards will apply within the delineated boundaries unless 

modified in this document or accompanying Historic Landmark Designation document.  

All new development within the PAD shall conform to all applicable building, fire and other life safety 

standards. The following standards will supersede the standards in the UDC in accordance with Section 

3.5.5 Planned Area Development (PAD) Zone of the UDC, except where specific references to such 

standards are provided in this section of the document. 

1) Density 

The agreement included in the enabling Miramonte and Alvernon-Broadway Plan Amendments 

states as follows: The total number of new construction residential units shall be limited to an 

allowable two hundred fifty (250) units. Should the east-west oriented structures of the proposed 

development have a 3-story step-down to Country Club Road equal to or greater than the width of 

two (2) residential units, the total allowable density will be increased on the site to two hundred fifty-

five (255) new construction units (See Exhibit 3A). The density of new construction residential units 

will not limit the potential of any additional residential units that may be located inside the existing 

monastery.  

Based on this language this PAD proposes to allow: 253 new construction units and mixed-uses in 

the Monastery with no limit on the number of residential units located within.  

2) Building Heights and Reductions 

The proposed parking garage will have a maximum building height of fifty-five (55) feet. Buildings 

fronting on Country Club Road, excluding the Historic Landmark designation and the parking garage, 

will have a maximum building height of thirty-five (35) feet. Buildings along Anderson Boulevard 

facing east/west will have a maximum building height of forty-five (45) feet. All other structures will 

have a maximum building height of fifty-five (55) feet (See Exhibit 3B). Building heights will be 
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measured to the top of all livable space and does not include additional height for parapets, 

mechanical screening, elevator shafts for roof top access and rooftop shade structures. 

Rooftop amenities will be allowed in the stepdown areas of the building.  

A building height step-down will occur on new construction fronting Country Club Road and portions 

of Anderson Boulevard. Building height step downs will be no less than the depth of a single 

residential apartment unit. Building height step downs will limit the building to 35’ along Country 

Club Road. The building height step down on Anderson Boulevard will only be applied to buildings 

orientated parallel to Anderson Boulevard.  The building height reduction  along Anderson 

Boulevard will limit the structure to 45’ (See Exhibit 3A). The Garage on Country Club Road and 2nd 

Street will be allowed to a height of 55’ and will not be required to have a building height reduction. 

3) Setbacks 

All setbacks will be measured from the current property line. The proposed development includes a 

forty-five (45)-foot setback for all new residential buildings along Country Club Road and Anderson 

Boulevard. The garage may have a setback of 35’ from Country Club. The property boundary on the 

south side of adjacent APN 125-13-065A (northeast property corner) will have a setback of forty-five 

(45) feet. A ten (10)-foot setback is provided along 2nd Street and the property boundary on the west 

side of adjacent APN 125-13-065A. See Exhibit 3B for further detail. There will be no internal 

setbacks, except as required by the HL. Shade structures and solar panels utilized as covered parking 

will not be required to comply with setback standards as outlined in the UDC. Maximum heights of 

shade and solar panels will be limited to 16’ 

4) Non-Residential Development Standards 

Portions of the PAD (see exhibit 3A, Site Plan) have been designated as space that can be utilized by 

non-residential allowable uses listed in the Permitted Uses section of this document.  Additional 

space within the existing monastery may also be utilized for non-residential purposes.  The non-

residential uses allowed within the PAD should encourage street level activity, but it is not required.   

5) Circulation Standards 

There are two (2) primary access points along Country Club Road with one (1) access point at 2nd 

Street. No primary access will be allowed along the east side of the property; however, there will be 

one (1) controlled service access point along Anderson Boulevard not available to project residents. 

(See Exhibits 3A and 3E) Circulation will move throughout the internal roadway system shown on 

Exhibit 3D, with passage provided in both directions. The proposed parking garage will include 

efficient entrance and exit strategies to promote connectivity throughout the entire site. 

Pedestrian circulation (See Exhibit 3E) will be provided in and around existing and proposed 

buildings to create a connected, campus-like feel with unifying uses throughout the site. The PAD 

will override current practices and will be an exception to the technical standards manual. 

Tucson Department of Transportation Technical standard requirements will apply during 

the development plan process.  
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Work within the right of way will require a private improvement agreement from City of 

Tucson engineering permits and codes.  
 

Any relocation, modification, etc., of existing utilities and/or public improvements 

necessitated by the proposed development will be at no expense to the Public.  
 

6) Landscape and Screening Standards 

The proposed landscape program for the PAD will consist of three (3) main areas: streetscape, 

internal landscape border and parking areas. Landscape will be designed to maximize shade for 

pedestrians and reduce the urban heat island effect on the entire site. See Exhibit 3H for Landscape 

Plan.  

 

a. Street Landscape Border-Country Club Road 

The street landscape border along Country Club Road shall be five (5)-feet in width in 

accordance with the historic hedge boundary and material. Generally, the existing Oleander 

hedge (on the southern Country Club frontage) may be preserved and the existing lower 

xylosma hedge in front of the Monastery may be preserved to allow for clear views of the 

historic structure. New Oleander hedge will be planted in a similar 5’ zone on the north end of 

the Country Club frontage. No additional border landscaping will be required. 

b. Street Landscape Border-Anderson Boulevard and 3rd Street 

The street landscape borders along Anderson Boulevard and 3rd Street shall consist of preserving 

and maintaining the existing perimeter oleander hedge to provide a uniform edge to the site. No 

additional landscaping will be required. Continued maintenance and replanting of dead or 

diseased Oleander in like species is required. 

c. Parking Areas 

Parking area canopy trees shall comply with UDC Section 7.6 Landscaping and Screening 

requirements and shall aid in the mitigation of urban heat island effect. No parking lot screening 

beyond the border hedge is required in the PAD. 

d. The historic landmark designation of the Monastery lends itself to preservation of landscaping. 

Below is a list of requirements for historic preservation of the Monastery’s existing landscape: 

i. Retain hedgerows, date palms and junipers immediately adjacent to the outside 

perimeter of the building’s footprint. In the event of damage or disease of vegetative 

materials, replacement plants may be like-for-like replacement or plants with similar 

color, texture and shape. 

ii. Retain original landscaping components from early 1940s located immediately adjacent 

to the building exterior perimeter, and portions of the frontage grounds (includes 

juniper, date palms and hedgerow).  

iii. Preserve in-place some representative plant species from within the two courtyards, as 

both courtyards are extremely overgrown and unusable at present.  
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iv. The internal courtyards will allow flexibility for adaptive re-use for recreational uses and 

human activities, while respecting the overall oasis concept. Replace only as necessary 

with identical plant materials or plants that mimic the original planting in color, texture 

and shape. 

v. The landscape north of the Monastery will be preserved except for the ability to build a 

sunken patio at the northeast corner of the Monastery to allow for ADA accessibility to 

the Chapel basement.  

vi. The landscape west of the monastery will be preserved except for the allowable 

removal of the high water-consuming grass immediately adjacent to the Monastery and 

replacement with hardscape. 

7) Water Conservation Standards 

Conservation standards will be accomplished via low water use plants, efficient irrigation and 

rainwater harvesting, except where existing landscapes are being preserved. 

a. Low Water Use Plants: The plant palette will consist of predominately low water use, native and 

regionally adapted plants. The plants will be located relative to their functionality and the uses 

associated with the zones within which they are planted.  The use of low water use plants in 

locations appropriate with their species characteristics provides for the conservation of potable 

water while assuring the survivability and long-term health of such plant material.   

b. Irrigation: Plants requiring irrigation shall be irrigated by means of an efficient underground drip 

irrigation system. Underground drip systems reduce water evaporation and waste, thereby 

conserving water. The irrigation system will be controlled by a programmable controller which 

can be used to adjust irrigation schedules. The use of different seasonal irrigation schedules 

reduces the amount of water applied during cooler and wetter periods. Irrigation systems shall 

be fitted with irrigation controllers and shall be capable of monitoring and responding to plant 

water needs through the use of weather stations. The technology chosen should be capable of 

preventing the irrigation system from running if sufficient moisture is present to support the 

vegetation.  The Owner intends to relocate the existing grandfathered well to another location 

on site and use it for irrigation.  

c. Rainwater Harvesting: A water harvesting plan will be prepared for commercial uses in new 

construction within the PAD at the time of development plan submittal in compliance with 

Development Standards 10-03, illustrating fifty percent (50%) of estimated landscape water 

budget is met by water harvesting techniques. The water harvesting plan will utilize passive 

water harvesting techniques to collect rainwater and direct it to planting areas, thereby 

reducing the consumption of potable water for irrigation purposes.    

A number of passive rainwater harvesting techniques may be employed to direct surface water 

and capture rainfall for the benefit of the landscape:  curb cuts, flush curbs, recessed planting 

areas, minimized compaction of planting areas and semi-pervious pavers. 

8) Parking and Loading Standards 

The proposed residential parking minimum standard shall be 1.08 spaces per residential unit. The 

proposed non-residential parking minimum standard shall be one (1) space for each four hundred 

(400) square feet of non-residential space. Together these will calculate the required on-site 

parking.  
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These spaces will be provided by a multi-level parking garage with an open-deck top floor, planned 

for the northwest corner of the site. The garage is currently planned for four levels and 216-230 

vehicles. An additional 140-160 surface parking spaces are currently planned in the Site Concept 

Plan (exhibit 3A). Based on allowable site usage (253 new residential units allowed + 35 rehab 

residential units currently planned in the Monastery = 288 x 1.08 = 311 required residential spaces) 

plus (50 required non-residential spaces (20,000 SF planned ÷ 400 SF) = 365 calculated required 

spaces.  

Vehicle use areas shall be constructed utilizing materials and construction techniques in accordance 

with recommendations of the geotechnical engineer, UDC Standards, and concurrence from City of 

Tucson.   

Accessible parking will be provided in accordance with the requirements noted in the 2012 IBC 

Chapter 11 and the ICC A117.1-2009.  Accessible spaces and “Van Accessible” spaces will connect to 

the accessible route as required by ICC A117.1-2009 Edition.  Newly constructed and modified 

sidewalks, detectable warnings and curb ramps will comply with accessibility requirements as 

required.   

The project incorporates multiple short- and long-term bicycle storage options including interior and 

exterior means to park bicycles and encourage non-motorized travel to and from the site. There 

shall be a direct bicycle connection south to the 3rd Street Bicycle Path. Bicycle parking shall be per 

UDC Section 7.4.8. 

9) Signage and Monumentation 

Signage and monumentation within the PAD shall comply with the applicable City of Tucson Sign 

Code and sign regulations. 

10) Solid Waste Standards 

All required solid waste and recycle materials collection (see Exhibit 3G) and storage shall be 

designed in accordance with the City of Tucson Technical Standards Manual, Section 8: Solid Waste 

and Recycling Disposal, Collection, and Storage Standards. Solid waste and recycling collection and 

storage containers will be as shown on the Concept Site Plan. These are set back from the property 

line by 5’ but will be screened by the existing oleander hedge.  

11) Lighting  

All outdoor light shall comply with the City of Tucson Outdoor Lighting Code. Street lighting is not 

required for public or private streets, including collector roads and local streets. Lighting may be 

integrated at the discretion of the owner. In addition, lighting may be provided to illuminate the 

upper level of the parking garage, common areas, residential lots, multifamily and commercial sites 

using full cut off lights and landscape accent lighting in accordance with the Outdoor Lighting Code 

and Dark Skies Ordinance.  

The maps that follow graphically display the standards to be used for site development. They are all 

subject to technical requirements of permit review. 
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Exhibit 3B PROPOSED BUILDING SETBACKS (note: parking shade structures and solar 

panels are allowed in the setback to 16’ in height as per proposed Development Standards) 

(subject to technical requirements of permit) 
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Exhibit 3C PROPOSED NEW CONSTRUCTION MAXIMUM BUILDING HEIGHT  
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Exhibit 3D PROPOSED VEHICULAR ENTRANCES, BIKE CIRCULATION  
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Exhibit 3E PROPOSED PEDESTRIAN CONCEPT (Sidewalks minimum of 5’, 6’ on CC) 
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Exhibit 3F PROPOSED LOADING ZONE 
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Exhibit 3G PROPOSED SOLID WASTE DISPOSAL AND RECYCLING 
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Exhibit H PROPOSED LANDSCAPE CONCEPT (Preserve existing E & S Oleander 

perimeter) Preservation of Landscape outside of HL is non-regulatory.  

Existing landscape and additional landscape are conceptual and not regulated by this PAD. 

SOLAR PANELS MOVED FROM PREVIOUS LOCATION 
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D. Historic Landmark Standards 

(Please Reference Historic Landmark Nomination in Appendix B) 

At the time of the monastery’s construction in 1940, Spanish Colonial Revival was reaching the end of its 

popularity, especially highly ornate designs on a monumental scale. As a result, the monastery stands as 

one of the last stylistic examples of Spanish Colonial Revival in Tucson. Moreover, the building is the last 

of architect Roy Place’s designs that readily conveys its association with him. Place’s favored aesthetic 

medium during the height of his career was Spanish Colonial Revival, and the City’s iconic and widely 

recognizable civic, educational, and religious buildings of this style were all designed by Place. Because 

of the singularity of the monastery, it is essential that the future preservation of the exterior of the 

building preserve the property and its character-defining features that give the building its historic 

significance.  

The following provides guidance for preservation of the building’s characteristic features and refers only 

to the preservation and protection of the exterior within the designated boundaries of this historic 

landmark application package shown above. The boundaries of the landmark include the footprint of the 

monastery and a buffer around some of the perimeter of the building for a total of 51,501.6 sq. ft. (see 

Appendix B5).  

The Design Guidelines for the exterior of the Benedictine Monastery are based on the Secretary of the 

Interior Standards for the Treatment of Historic Properties (Standards). These Standards outline four 

preferred treatment methods: (1) Preservation, (2) Rehabilitation, (3) Restoration, and (4) 

Reconstruction (National Park Service 2017). Each of the four treatment methods include ten standards 

that help guide planning and treatment of historic buildings. The Standards and their associated 

guidelines can be applied to all types of historic properties, and they include treatment standards for a 

property’s exterior and interior; a property’s landscape features, site, environment, and new 

construction. The preservation approach outlined below is one of preservation of the exterior and 

rehabilitation of the interior (the latter not governed by the requirements of this HL).  

Using Preservation for the exterior as a treatment option entails adherence to the following 8 

numbered standards:  

1. A property will be used as it was historically or be given a new use that maximizes the retention of 

distinctive materials, features, spaces, and spatial relationships. Where a treatment and use have 

not been identified, a property will be protected and, if necessary, stabilized until additional work 

may be undertaken. 

2. The historic character of a property will be retained and preserved. The replacement of intact or 

repairable historic materials or alteration of features, spaces, and spatial relationships that 

characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Work needed to 

stabilize, consolidate, and conserve existing historic materials and features will be physically and 

visually compatible, identifiable upon close inspection, and properly documented for future 

research. 

4. Changes to a property that have acquired significance in their own right will be retained and 

preserved. 

5. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship 

that characterize a property will be preserved. 
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6. The existing condition of historic features will be evaluated to determine the appropriate level of 

intervention needed. Where the severity of deterioration requires repair or limited replacement of a 

distinctive feature, the new material will match the old in composition, design, color, and texture. 

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 

possible. Treatments that cause damage to historic materials will not be used. 

8. Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken (United States Government 1995). 

Specific treatment objectives for the property include: 

I: Preserve the location of the building by not altering the footprint (through either additions or 

reductions in sq. ft.), the façade, or immediately adjacent sidewalks or plantings (see Figure 2 for site 

layout and Appendix B5 for boundaries). Retain hedgerows, date palms, and junipers immediately 

adjacent to the outside perimeter of the building’s footprint. In the event of damage or disease of 

vegetative materials, replacement plants may be any of the following: like-for-like replacement or plants 

with similar color, texture, and shape. As per 3B on Standards, grass may convert to paving. 

II: The overall E-shaped floorplan, height, and exterior materials will be preserved. All decorative 

features (e.g. cast stone, copper finials, brass railings, ornamental iron, lantern and pendant lighting, 

brass and wood door fixtures, hardware, tiles [dome and roof], and statuary as they exist at present on 

the exterior of the building will be preserved and retained over time. At the discretion of the Owner 

interior millwork, such as doors and built-in shelving, and structural wall features (Figures 24–26) may 

be preserved but are not subject to the regulatory aspects of this HL. In the case of repair or damage, all 

aforementioned features will be rehabilitated as necessary.  

The exterior northwest corner of the Monastery building will allow for a new sunken patio to give access 

to the lower level of the Chapel in accordance with the Americans with Disabilities Act.  

Retain original landscaping components from early 1940s located immediately adjacent to the building 

exterior perimeter, and portions of the frontage grounds (includes juniper, date palms, and hedgerow). 

Additionally, preserve in-place some representative plant species from within the two courtyards (both 

courtyards are extremely overgrown and unusable at present). The internal courtyards will allow 

flexibility for adaptive re-use for recreational uses and human activities, while respecting the overall 

oasis concept. Replace only as necessary with identical plant materials or plants that mimic the original 

planting in color, texture, and shape.  

Plant material and trees located outside the HL boundaries will be grafted and/or transplanted to 

Mission Garden located at 946 W. Mission Lane (Arizona Daily Star, 15 August 2018) at no cost to the 

Owner of the Monastery.  

III: The preservation of the exterior will be consistent with the Secretary of the Interiors Standards for 

the Preservation treatment. Preserve and retain all exterior materials used for walls, roofing, 

foundation, porches, and decoration. Those exterior materials include brick, stucco plaster, paint, terra-

cotta roofing tile, concrete mortar, cast stone, ceramic tile, wood (eave ends and beams inside arcades), 

and metal ornamentation (brass, copper, and wrought iron).  

The maintenance of the building exterior will seek to preserve and protect the historic features as per 

the Secretary’s Standards.  

The Benedictine Sisters of Perpetual Adoration recently replaced over 200 windows with energy-

efficient contemporary windows that resemble the original casements in color, number of lites and 
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mullions, and glazing.  In the event that the windows are damaged or need repair or replacement, effort 

should be made to repair the window instead of replacement, but if not feasible, the replacement 

window should mirror the original windows in design, color, texture and other visual qualities and, 

where possible, materials.  The same premise holds true for any exterior wall material or treatment that 

may require repair or replacement. 

Retain hedgerows, date palms, and junipers immediately adjacent to the building’s footprint. To avoid 

excessive water use in the desert, grass areas on the west side of the Monastery may be replaced with 

hardscape. Mitigation in areas outside of the historic landmark boundaries, will be accomplished by 

conducting a plant inventory to identify, record, and evaluate for salvage all remaining plants within the 

parcel. As noted previously, vegetation located outside the HL boundaries will be grafted (trees) and/or 

transplanted to Mission Garden located at 946 W. Mission Lane (Arizona Daily Star, 15 August 2018) at 

no cost to the Owner of the Monastery.  

IV: All elements of workmanship in the monastery’s exterior design and materials will be retained and 

preserved (Figure 25). Address any repairs or damage that would directly affect the quality of 

workmanship of the exterior. The interior of the entire Monastery and internal courtyards will allow for 

adaptive re-use to accommodate new non-religious uses as necessary. These interior modifications are 

not limited in any way by the Historic Landmark designation.  

V: Preserve to the extent possible those qualities that evoke a feeling of contemplative space indicative 

of a cloistered religious setting, namely retention of the exterior, arcades, and walkways in and 

immediately around the building. Retain hedges and trees immediately adjacent to building, and 

portions of the frontage grounds to reinforce sense of place. The two interior courtyards may be 

modified to accommodate the adaptive re-use of the building, while maintaining the oasis feel. 

VI: Preserve the exterior characteristic Spanish Colonial Revival features and appearance as designed by 

Roy Place to retain integrity of association. Moreover, exterior Catholic iconography should be retained 

and preserved including all exterior statuary and inscriptions to maintain its religious associations.  
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HISTORIC LANDMARK DEVELOPMENT STANDARDS TABLE

Refer to HL text for additional details. 

Item Topic Standard

1

Benedictine Monastery Exterior

The Exterior of the Monastery will  be preserved and al l of 

its character-defining elements will  be preserved and 

repaired as necessary (As per Secretary of the Interior 

Standards), except for the  items listed below (A)

1A

Roof Terrace

The Roof  of the central  wing of the Monastery has been 

historically used as a Terrace. It is proposed to continue 

this historic use. In order to do so, there will  need to be a 

new walkable surface instal led, and a discreet taller 

protective guardrail  to meet current codes.

2

Benedictine Monastery Interior

The Benedictine Monastery Interior is excluded from the 

regulatory requirements of this Historic Landmark 

nomination

3

The Historic Landmark Boundary

The Monastery site and landscape will  be preserved and 

all  of its character-defining elements will  be preserved 

and repaired as necessary (As per Secretary of the 

Interior Standards), except for  items listed below (A-D)

3A

Sunken Plaza

There will  be a sunken plaza installed at the north east 

corner of the Monastery to allow for ADA access to the 

basement (under the Chapel) for support uses for the 

residential  development

3B

Front grass area

In order to conserve water, the two grass areas on the 

west face of the Monastery entry may be replaced with 

appropriate hardscape.

3C

Interior Patios

The two interior patios of the Monastery will  remain in 

their general historic character, but modifications to 

allow for adaptive reuse of these patios will  be 

permitted. 

3D

Mechanical equipment

Mechanical equipment may be allowed to be placed 

within the boundaries of the HL in a careful and discreet 

manner.
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E. Post-Development Hydrology 

a. DRAINAGE SOLUTION: The proposed development will increase the total site impervious cover to 

approximately 93%.  Predicted runoff is 54cfs during the 100-year event for the entire site.  The site 

proposes a development consisting of several multistory buildings, a multi-level parking garage, 

sidewalks, the associated paved access, parking and landscaping throughout.  The proposed 

improvements will incorporate depressed water harvesting areas to provide some retention of 

stormwater and will help reduce post-developed discharges to acceptable levels comparable with 

pre-developed discharges.  The proposed drainage patterns will continue to be directed in a manner 

consistent with existing drainage patterns so as not to create any adverse impacts to the parcels and 

developments located downstream from the subject development. 

b. POST-DEVELOPMENT DISCHARGE:  The proposed development will produce a total runoff of 

approximately 54 cfs in the 100-year flood condition.  As such, detention and retention will be 

required to reduce post developed conditions to less than or equal to existing conditions.  The 

reduction will be accomplished with retention/detention facilities at surface levels and/or 

underground. 

c. Developed runoff from the site remains much like existing conditions.  Exit points are at similar 

locations and detention basins detain the flow to less-than or equal to existing conditions.  

Developed runoff will ultimately combine immediately downstream within Second Street and 

Anderson Boulevard and flow west within the street toward Camino Miramonte as part of the 

contributing area of the Christmas Wash.    
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F.  Design Review and Standards: 
 

DESIGN REVIEWS: 

1. Historic Landmark: 

In the event that repair, rehabilitation, or other exterior changes may be required, the design review 

process will follow a similar path as existing City of Tucson Historic Preservation Zone (HPZ) Reviews.  

Minor Reviews: For future projects not requiring a permit (such as electrical upgrades, fences, gates, 

and window repair, etc.), an on-site review will be conducted by a member of the City of Tucson 

Planning and Development Services Department and a member of the Tucson-Pima County Historical 

Commission Plans Review Subcommittee.  

Major Reviews: A full review by the Tucson-Pima County Historical Commission Plans Review 

Subcommittee will be required for any project involving a building permit or modification of the exterior 

appearance of the monastery.  

Demolition: Demolition will require Mayor and Council approval.  

Adjacent (PAD) New Construction: New construction will not be subject to approval by the TPCHC-PRS, 

but new construction designs will be presented to the TPCHC-PRS, for an update and Information-only 

Courtesy Review. 

The Secretary of the Interior Standards for new construction adjacent to Historic Structures offers the 

following very limited guideline:  

“10. New additions and adjacent or related new construction will be undertaken in such a manner that, if 

removed in the future, the essential form and integrity of the historic property and its environment would 

be unimpaired.”  
 

Our proposal meets this minimal requirement. Nonetheless, our own professional commitment to 

compatibility and the language of the Plan Amendments to Miramonte and Alvernon-Broadway urge an 

appropriate adjacent architecture. We will accomplish this by the following: 
 

The massing and heights of the new construction reflect those of the Monastery. The 55' height matches 

the Chapel facade. The massing along Country Club, including the garage and the apartments north and 

south of the Monastery, are massed at approximately 38’, which matches the massing of the lower 

portion of the historic Monastery. This gives a Country club elevation that is respectful of the 

Monastery’s height. The lower level arcade on the Country Club north facade recalls the arcade porch of 

the Monastery. The heavy chocolate brown lower level of the new work matches the Roy Place poured-

stone columns and Chapel entry. Like the Monastery, the upper level stucco lightens the massing. The 

upper-most levels further lighten with a glass and metal finish. The proposed new construction is clearly 

contemporary, as it should be "of its own time and place." The solids and voids of the new construction 

responds to the solids and voids of the Monastery west elevation. In sort, we have striven to design a 

new building adjacent to the historic Benedictine Monastery for a contemporary purpose and with 

contemporary technology, but the design is carefully organized and executed to be respectful of Roy 

Place's legacy.  
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2. Design Review of Permit compliance with PAD 

The City of Tucson On-Call Design Professional shall be part of the PDSD Development Package Review 

and compliance with the PAD. Final permit review will be administered and implemented by the staff of 

the City of Tucson Planning and Development Services Department as per any standard zoning review. It 

is understood that there might need to be minor modifications of the PAD requirements to conform to 

technical permit review comments.  

G.  Interpretations and Amendments: 
1. Interpretations: 

The regulations and guidelines provided within this PAD supersede existing regulations within the City of 

Tucson Unified Development Code. If an issue arises regarding definitions, conditions, standards and/or 

situations not addressed in this PAD, those in the UDC shall prevail, as interpreted by the COT Zoning 

Administrator. 

2. Amendments: 

Amendments to this PAD may be necessary over time to respond to changing market demands, financial 

conditions, or to respond to the unanticipated needs of new users. Non-substantial changes to the PAD 

shall be approved pursuant to UDC Section 3.5.5.I and include the following: 

• Modifications to the permitted and secondary uses that do not change the overall intent of the 

PAD. 

• Modifications to tax code parcel boundaries, including changes to interior boundaries or 

combining parcels. (Except that changes to the PAD perimeter boundary may not be considered 

a minor amendment or non-substantial changes to the PAD). 

• Any other items not expressly defined as substantial based on UDC Section 3.5.5.I 
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APPENDICES 
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APPENDIX A – Plan Amendment – Mayor and Council 
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IMPLEMENTATION OF MIRAMONTE AND BROADWAY-ALVERNON PLAN AMENDMENTS

Item Policy Where/How Implemented

Policy 2.4 in Plan Amendment

1 Change in Map to allow High-Density 

Residential and Commercial Uses In PAD: Concept Plan and Allowable Uses

2 Implementation of Historic Landmark In PAD: Appendix B

3 Adaptive Re-Use of the Benedictine 

Monastery for commercial, office. and/or 

high density residential In PAD: Concept Plan and Allowable Uses

4 Building heights allowed to 55'. Step down 

to Country Club. In PAD: Concept Plan showing Heights

5 Architectural style compatible with 

Monastery and neighborhood.

Design Advisory Committee formed and is 

operating to provide guidance to PAD and design. 

6 Density: Allows 250/255 new units. Other 

rehab units allowed in Monastery along 

with commercial. In PAD: Concept Plan showing Uses & Unit counts

7 Form an Advisory Committee during PAD 

process to insure neighborhood input into 

design and PAD

Design Advisory Committee formed and is 

operating to provide guidance to the PAD. 

8 Incorporate Terms of October 5, 2018 

agreement See below

Policies In October 5, 2018 Agreement

1 Building heights allowed to 55'. Step down 

to 3 stories on Country Club and mostly 4 

stories on Anderson. Garage is excluded 

from step-downs. In PAD: Concept Plan showing Heights

2 Buffers and setbacks: large on Country Club, 

large on south and east. Minimal on north 

and adjacent to NE neighbor. In PAD: Concept Plan showing Setbacks

3 Density: Allows 250/255 new units 

(depending on Country Club setback). Other 

rehab units allowed in Monastery along 

with commercial. In PAD: Concept Plan showing Uses & Unit counts

4 Vehicular entries confined to Country Club. In PAD: Concept Plan showing Vehicular Entries

5

Student Housing is to be prohibited

Group Dwelling (by-the-room rental) is proposed 

to be a Prohibited Use in the PAD, subject to 

Federal Fair Housing Laws.

6 Preservation of Benedictine Monastery See Policy 2.4 item 2 above.

7 Thoughtful Design and Planning All elements of the PAD and subsequent design.

8 Work together in a collaboartive way to 

make a better project

Design Advisory Committee formed and is 

operating to provide guidance to the PAD. 
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APPENDIX B – HISTORIC LANDMARK 
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APPENDIX B – HISTORIC LANDMARK NOMINATION 

Property Description 

 

Physical Appearance and Characteristics 

Located at 800 N. Country Club Road, the former Benedictine Convent and Chapel of Perpetual 

Adoration (also called Benedictine Sanctuary or Benedictine Monastery and referred hereafter 

as monastery) today rises prominently above surrounding buildings; clearly distinguishing itself 

from its neighbors. Even at the time of its construction in 1940, the building was destined to 

become one of Tucson’s iconic landmark properties. Both local and national newspapers, 

lauded the new “Spanish-Renaissance” style building even before it was built, noting that the 

building “…will be one of the most beautiful structures ever erected in Tucson” (Arizona 

Catholic Herald Annual Review 1940 and Arizona Daily Star 1 December 1940) (Figure 1). 

 

 

Figure 1. Architectural rendering of the Benedictine Convent and Chapel by architect Roy Place (drawn 

by Lew Place), as published in the Arizona Daily Star in December 1940. 

True to the newspapers’ predictions, the 73,030 sq. ft. multi-story monastery building designed 

by architect Roy Place for the order of the Benedictine Sisters of Perpetual Adoration, was an 

impressive feat of local religious architecture. The footprint of the building was designed in the 

form of an “E” and constructed of brick, sheathed in cement plaster, and accented with 

arcades, stone medallions, corbels, columns, pilasters, coping and ornamental iron gates, and a 

tiled-topped dome with copper finials.  The north wing housed the sanctuary and chapel, the 

central wing housed the refectory, the south wing the living and workrooms, and the former 

kitchen and utility rooms were located in a second-story deck above the chapel.  Interior 

courtyards were located between the wings and enclosed by and connected with open-air 

arcades. The interior courtyards and grounds were landscaped with a mix of fruit and deciduous 
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trees, and date palms, and both native and non-native ornamental plants (Arizona Daily Star, 1 

December 1940).  

 

Architectural Description 

Overview of materials and construction 

The monastery building shares some common material and design attributes that are visible on 

all elevations. The walls are composed of fired-brick sheathed in a light-pink concrete stucco 

and the foundation is a mix of steel posts and concrete footers within a poured concrete stem 

wall housing a basement. There are multiple roof forms, the majority of which are hipped with 

terra cotta tiles and concrete mortar. The other roofs are low-pitched shed-style above arcades 

or entrances with both terra-cotta tiles and mortar with exposed eaves with carved rafter ends 

or concrete slabs sheathed in stucco. Most windows too share similar attributes. Standard 

windows across much of the building include vinyl windows with two casements of four-lites 

each, as well as arched vinyl windows with three-lite casements, three-lite sliding sash, and 

five-lite fixed; many of which contain a crackle glazing. Most of the arched windows are located 

on the north wing, and all windows rest on red tile sills with a moderately-deep recess. A single 

Palladian window is located on the second story of the south wing facing west and is bordered 

by a cast-stone balcony (Figure 2 and Appendix A). Lastly, the orientation of the building follows 

standard design for Christian churches. The sanctuary is sited east-to-west allowing 

parishioners to pray east towards Jerusalem.  

West Elevation 

The primary elevation of the monastery faces west onto N. Country Club Road. The façade 

represents the “backbone” or arm between each axis or wing of the “E”, and is composed of a 

central, two-story rectangular arm running in a north-south direction flanked by wings 

protruding to the east. The two visible wing ends are the north wing housing the chapel and the 

south wing housing the living and work rooms. The central wing is not visible from the façade, 

but is located on-center and projects eastward from the east elevation of the arm (see 

Appendix A; Figures 1–4). The central arm is fronted by an arcade that runs the length of the 

arm and terminates at the intersection with each wing. The arcade is composed of rounded 

brick arches with cast-stone archivolts supported by stone Corinthian columns, resting on red 

tile pavers. Inside the arcade against the porch ceiling are a mix of supportive and decorative 

wood beams and small pendant lights.  

Within the center of the arcade is an ornate entrance that acts as the main access to the private 

quarters (central and south wings) of the monastery. The entrance is framed by a rectangular 

cast-stone and plaster portico with an entablature inscribed with BENEDICTINE CONVENT in gold 

leaf lettering. Atop the cornice is a statue of St. Benedict housed in a smaller replica of the 

same portico capped by a brass cross. The portico frames a richly carved recessed wood-



Benedictine Monastery PAD - HL 

 

92 

 

paneled arched double door with brass hardware and 20 amber glass lites. Between the arch 

and the horizontal head of the door is a hand-carved medallion with relief lettering spelling the 

Latin word PAX accompanied by the image of a cross. Roughly in the center of the roofline are 

two boxy, tower-like rooms that protrude from the roof of the adjoining central wing and 

provide access to the roof deck. The connecting wing has a gable roof and the two rooms have 

hipped roofs; all with terra-cotta tile.  

At the southwest end of the façade, the south wing is faced with a tiered artificial front. The 

front contains an elaborate scalloped parapet that rises well above the adjoining partially 

hipped roofline and is edged in cast-stone coping. At the apex of the parapet is a stone cross 

above a cast-stone shield flanked by floral motifs and bookended by geometric ornaments. 

Directly below and approximately on-center of the parapet is a rounded, cast-stone oxeye-style 

decoration with floral patterns incised into the surrounding stucco. Further down the façade (at 

the level of the second floor) is a Palladian window with an adjoining cast-stone balcony carved 

into decorative panels and supported by stone brackets.  

 

 

Figure 2. Google Earth image of the monastery in plan view (east is up [2018]). 
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Figure 3. Reduced copy of the architectural rendering of the primary façade or west elevation of the 

Benedictine Convent and Chapel, 1939. 

 

 

Figure 4. The west elevation or primary façade of the Benedictine Convent and 

Chapel, facing northeast (2019). 

 

At the opposite end of the west elevation and fronting the north wing is the entrance to the 

chapel and sanctuary (see Figures 1–4). The sanctuary entry and associated bell tower are the 
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tallest and the most ornate portions of the entire facility. The raised entrance is composed of 

red tiles flanked by brass lanterns and railings (since painted) leading to an enriched door 

surround composed of cast-stone, framing a hand-carved wood-paneled double door. The door 

features wood handles, brass trim, cruciform shapes and a tympanum with BENEDICTINE 

SANCTUARY OF PERPETUAL ADORATION in relief. Inside the arched doorway are carved floral motifs, 

flanked by quasi- Corinthian-ionic pilasters, supporting an entablature housing three 

tabernacles for religious statuary, around which the entry surround continues to curve upwards 

around a central rose window, a fourth tabernacle, and culminating in an arched parapet 

(Figure 5).  

At the southwest corner of the sanctuary entry is a square domed-tower. The tower is tiered; 

cresting to a multi-colored ceramic-tiled dome edged in copper ribs with a copper cupola and 

cross, and arched window openings. To the left of the entrance steps is an engraved 

cornerstone quarried from the Santa Rita Mountains. The walls are edged by hedge rows, with 

wall corners framed by palms and deciduous trees. Remnants of a grassy lawn also stretch 

across the façade.  

North Elevation 

The north elevation is composed entirely of the north wing, which is oriented east-to-west and 

houses the sanctuary, chapel, and associated rooms. The most prominent feature of the north 

wing is the rounded apse at the east end of the sanctuary and the clerestory that rises above 

the level of the aisle roofs located on either side of the sanctuary. The sanctuary has a hipped 

roof hidden below the parapet and aisle shed roofs; all sheathed in terra cotta. Other features 

include arcaded coping below the clearstory roofline, and a confessional room jutting from the 

wall near the northeastern half of the elevation. The confessional room is shallow, supported 

by concrete corbels, and topped by a hipped terra-cotta tile roof. A single raised entry is located 

near the northeast corner and marked by two rounded balusters located within an opening of 

the adjacent hedge row planted along the entire length of the north elevation. In addition, a 

protruding section of the north elevation mimics details of the southwest corner of the west 

elevation, including triptych style windows, a stone cross on the apex of the parapet, decorative 

wall treatments including a square cast-stone vent highlighted by incised stucco floral patterns, 

as well as a rounded false window, also of cast-stone (Figures 6 and 7; see Appendix A). The 

basement level of the building rises above grade and square windows with contemporary 

security bars are visible along the entire length of the north elevation.  
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Figure 5. Entrance to the Benedictine Convent and 

Chapel, facing southeast (2019). 

 

 

Figure 6. Reduced copy of the architectural rendering of the north elevation of the Benedictine 

Convent and Chapel, 1939. 
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Figure 7. The north elevation of the Benedictine Convent and Chapel, facing southwest (2019). 

South Elevation 

The south elevation is the more streamlined and less ornate of the entire building. The 

elevation is characterized by a long, two-story, rectangular wing (south wing) with a partially 

hipped roof sheathed in terra-cotta tiles with two entrances located near the east and west 

ends of the wing. The entrances are demarcated by a slight break (in the otherwise unbroken 

plane) in the wall whereby the roofline is punctuated by two gable roof forms rising about the 

edge of the eaves and outlined in terra-cotta tiles (Figures 8 and 9). Entrances are utilitarian in 

appearance and protected by stone hoods with low-sloped entries composed of poured 

concrete and painted red to match other elevations. The door near the southwest end of the 

wing is a wood-framed French door, and the other entry is a single wood panel door, with both 

protected by security screens. By-in-large the windows are evenly spaced across each story. 

Basement vents are visible across the length of the foundation and consist of breezeblock. 

Bougainvillea, orange trees, and date palms are also located against the building.  
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Figure 8. Reduced copy of the architectural rendering of the south elevation of the Benedictine 

Convent and Chapel, 1939. 

 

Figure 9. The south elevation of the Benedictine Convent and Chapel, facing northeast (2019). 

East Elevation 

The primary decorative elements of the east elevation are the brick and cast-stone arcades that 

connect each of the projecting arms of the “E” to enclose the entire facility and soften an 

otherwise utilitarian appearance (Figures 10 and 11). Within the arches of the arcade are 

decorative iron screens that protect the courtyards from intruders. Immediately above the 

arcades are catwalks offering access between the second floors of each wing and are edged in 

chain-link fencing. The three “ends” of each wing are slightly staggered and each has a different 

front. The southeast or south wing has a boxy end with a hipped roof form and evenly-spaced 

windows, while the central wing  has a low or nearly flat roof fronted by a raised loading dock 

with three doors protected by concrete slab overhangs, above which is a visible roof deck 

ramada. The face of the north wing has multiple projecting rooms and a mix of gable and shed 

rooflines with an uneven distribution of window and door openings. Decorative vents 

composed of breezeblock are located across much of the east elevation, and a sloped entry to 

the basement level is via roll-up garage doors. Vegetation immediately against the building is 

relegated to the corners, courtyard, and two small planting beds, however the remains of an 

orchard, a tennis court, shrine, and other outbuildings are located immediately east of the 

building.  
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Figure 10. Reduced copy of the architectural rendering of the east elevation of the Benedictine 

Convent and Chapel, 1939. 

 

Figure 11. The east elevation of the Benedictine Convent and Chapel, facing southwest 

(2019). 

Interior Description 

The monastery is composed of a basement and three stories. With the exception of the 

sanctuary, vestry, and receiving rooms on the first floor, the rest of the building presents a 

largely institutional, dormitory-style interior appearance. Starting with the third floor, the 

interior is composed of a laundry facility and an open-air roof deck with few distinguishing 

features present. The second floor is characterized by long, rectangular dormitory-style 

hallways housing individual rooms for each of the Sisters. Each room is square in size, contains a 

small corner sink and built-in shelves and wardrobe. The hallways are a white plaster with 

concrete and linoleum floors, and moderately low ceilings, with access to communal bathrooms 
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with colored ceramic tiles, steel-paneled bathroom stalls, and ceramic sinks. The second floor 

however, is not without decorative finishes. Finishes include rounded hallway entries with 

integrated corbels or brackets, and custom-made millwork including built-in wardrobes and 

shelves, telephone niches, and original pendant lighting.  

The central and south wings of the first floor contain a similar configuration of small rooms and 

long unadorned hallways with original lighting, arched hallways openings, wall niches, custom 

millwork in each room, and communal bathrooms. On the other hand, the entirety of the north 

wing, the entrance, hallway, and flanking rooms to the central wing contain a number of 

custom-made features; features that distinguish themselves from the rest of the building.  

Upon entry into the central wing is a two-roomed anti-chamber (Figure 12). The first room 

contains a stained concrete floor composed of an inlaid lamp motif encircled in the Latin 

phrase, ORARE ET LABORARE. Immediately to the east is a columned opening abutting two pony 

walls that look into the hallway. On both sides of the anti-chamber are small rectangular rooms 

with custom millwork cabinets, telephone niches, recessed shelving, and original pendant 

lighting. Farther down the hallway to the south is a small kitchen with a mix of steel and wood 

cabinets, Saltillo tile backsplashes, and a dining room with a wall-mounted and collapsible 

dining table hidden in the corner. Also, to the south is a receiving room with cove ceilings and 

original pendant lighting. The north hallway leading to the sanctuary contains decorative wall 

niches, hand-carved doors, and hallways with decorative brackets near the juncture between 

wall and ceiling.  

 

Figure 12. Interior of anti-chamber into the central wing, facing east (2019). 
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The sanctuary and chapel that encompass the majority of the north wing are highly ornamental, 

and upon entry into the space—either from the narthex near the exterior entrance or from the 

interior hallway—the visitor is greeted with a soaring groined ceiling with multiple brick barrel 

vaults lined with cast-stone ribs that meet at decorative medallions across the length of the 

ceiling. The arches are supported by boxy columns with Corinthian capitals that delineate 

spaces between nave and aisle (Figure 13). Directly above the columns are floral art deco 

inspired glass and metal lanterns, and between each vault at the clearstory level are arched 

windows. The south wall of the aisle is punctuated by custom wood doors and smaller arched 

windows near the apse. On the opposite aisle, the north wall is lined with arched windows and 

a small wood-framed confessional booth. The center of the nave is carpeted and lined with 

wood pews that face the altar. The altar is located directly in front of the apse, and is composed 

of a green, pink, and white marble stepped platform with a scalloped canopy trimmed in gold 

leaf. The altar area is highlighted in pilasters circling the apse, edged in gold leaf and pink 

marble with small ornamental railings. To the north and south of the altar are transepts that 

provide access to the sacristy where vestments are stored in custom-made flat shelving 

drawers.  

 

Figure 13. Interior of sanctuary facing the altar, facing east (2019). 

Landscape 

The monastery grounds consist of public (N. Country Club Road frontage [Figure 14]), semi-

private (north and south elevations and perimeter), and private zones (courtyards). The 

landscaped grounds in each of the three zones contain a number of tree species, including fruit-

bearing trees as well as shade and ornamental tree species. Palm types include Phoenix 

dactylifera (Date Palm), Brahea armata (Mexican Blue Palm), Phoenix roebelenii (Pygmy Date 
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Palm), Washingtonia robusta (Mexican Fan Palm), and Phoenix canariensis (Canary Island Date 

Palm). Native, fruit-bearing, desert-adapted, and non-native tree species include Parkinsonia x 

‘Desert Museum’ (Desert Museum Palo Verde), Prosopis sp. (Mesquite varieties), Olneya tesota 

(Ironwood), Persea Americana (Avocado Tree), Citrus sinensis ‘Valencia’ (Valencia Orange), Citrus 

x paradise (Grapefruit Tree), Punica granatum (Pomegranate), Olea europaea (Swan Hill Olive), 

Pistacia chinensis (Chinese Pistache), other trees include Lime, Arizona Ash, Pine, Eucalyptus, and 

what is thought to be a Plumeria Tree.  

Cactus and accent material are used throughout much of the site, most notably within the semi-

private zone to the south. Many of these species, however, were not historically associated with 

the site, and likely added in later years in an attempt to reduce water consumption. Cactus and 

accent plant species include Carnegia gigantea (Saguaro), Fouqueria splendens (Ocotillo), 

Daylirion wheeleri (Desert Spoon), Hesperaloe parvifolia (Red Yucca), Nolina microcarpa (Bear 

Grass), Opuntia lindheimeri (Cow’s Tongue Prickly Pear), Opuntia santa-rita (Purple Prickly Pear), 

Agave Americana (Century Plant), Opuntia acanthocarpa (Buckhorn Cholla), Opuntia 

engelmannii (Engelmann’s Prickly Pear), Ferocactus wislizenii (Fishook Barrel). 

 

Figure 14. Landscape grounds along west façade, facing northeast (2019). 

Within the three zones, landscape design principals have been applied to varying degrees. The 

public zone fronting N. Country Club Road includes the development of foreground or 

introduction-space. Historically, that consisted of a green lawn extending from foundation 

plantings outward towards N. Country Club Road. The green lawn would have allowed for 

gatherings or other events too large to be accommodated in the private spaces either within the 

monastery or elsewhere on the grounds. Typical of the time period, a manicured front lawn was 



Benedictine Monastery PAD - HL 

 

102 

 

not only designed to welcome visitors, but the manner in which it was cared for was a reflection 

of the residents within. Beyond the foreground, a traditional technique of providing trees, to 

bring the scale of a building down to a more pedestrian level/scale, was applied. This was 

accomplished by introducing date palms, fan palms, juniper, and other tree species to help bridge 

the scale of the building to the level of the visitor or pedestrian. Much of the primary (west-

facing) façade, from the bell tower to the south, was left open or free of excessive vegetation; 

and by doing so, the ornate arcade is left exposed to the roadway. This exposure, would have 

created a pleasing transition from outdoor space, to transitional (covered yet open) space, to 

interior space. Further, allowing the arcade to remain open conveys a sense of openness and 

welcoming, and provided the opportunity for pedestrians to observe activity within the 

monastery grounds, thereby adding life and personality to an otherwise closed-off and private 

facility.  

Another traditional landscape device was employed along the façade—a low hedge—for 

screening the intersection between foundation and grade (Figure 15). Vegetation however, was 

purposefully kept away from the entrance around the sanctuary. The openness was a means to 

provide clear and unobstructed views of and emphasis on the sanctuary and chapel.  

 

 

Figure 15. Hedge along west-facing arcade, facing northeast (2019). 

The two private zones include the north and south courtyards. The north courtyard has been 

developed as an orchard with a variety of citrus trees. The courtyard is enclosed on the north, 

west, and south sides, whereas the east side is bounded by an arcade with wrought iron fence 
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panels recessed into the open arcade. The south courtyard is similar in layout to the north 

courtyard and is organized with a traditional orchid layout. Tree types include a variety of citrus 

trees and one avocado tree. The avocado tree is the largest tree in this courtyard and acts as a 

focal point of the space. The south edge of this courtyard includes a formal, open air walkway 

that is defined by a series of balustrade lining the north edge of this walk with a concrete slab 

bench (Figure 16).  

The citrus orchard, located on the east side of the grounds in the semi-private zone and outside 

the public viewshed, was originally planted with approximately 40 orange trees (the variety is 

thought to be Valencia) (Mauer and Bradley 1998) Over time, some trees have been lost due to 

poor maintenance practices, age, and gradual decline in health. It is estimated that two-thirds of 

the trees currently remain in place and appear to be in fair-to-poor condition (Barrett 2018).  The 

lower branches are painted white to protect them from sunburn and while it appears that the 

orchard is being regularly irrigated, the fruit is no longer being harvested (Figure 17). 

 

 

     Figure 16. Walkway within the south courtyard, facing east-northeast (2019). 
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Figure 17. Orange orchard, facing northeast (2019). 

In general, standard landscape design principles have been incorporated on the monastery 

grounds, such as punctuating building corners with trees, utilizing a grid-pattern for the orchards 

in the semi-private zones, and implementing lower-story plantings to help direct foot-traffic and 

to line walkways. Additionally, the use of cactus or accent material has been utilized at key 

locations throughout the facility, both as an aesthetic feature to help define unique areas on the 

grounds (such as a small reflection garden or shrine), but also as a symbolic transition to a more 

sustainable landscape. Several years before the Sister’s made the decision to sell the facility, they 

were actively trying to make the facility more sustainable, including the landscape. 

Overall, the original landscape plant palette and associated layout is typical of mid-20th century 

landscape design principles practiced in the desert southwest. The presence of a front lawn, 

foundation plantings, hedges, and corner trees emphasize the period in which it was designed. 

During the 1940s, the concept of water conservation or utilizing low-water use plant material 

was not a major component of landscape design, and since at least 2005, non-native plants were 

being actively removed or replaced with drought tolerant plant materials. 

Setting 

At the time of construction, the monastery was located on the eastern edge of Tucson’s 

suburban periphery. With the exception of a handful of houses immediately west and 

northwest, the building stood as a prominent feature on the horizon (Figures 18 and 19). 

Following the post-World War II housing boom, the Sam Hughes Neighborhood to the west 

expanded to N. Country Club Road immediately adjacent to the monastery, and growth along 

Speedway Boulevard and 6th Street, ringed the once vacant land around it. Today, the 
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monastery sits among dense suburban and commercial development, and is bounded by paved 

streets, parking lots, and hedgerows. The once rural feel of the property has been altered, and 

modern features such as solar arrays and paved parking have taken its place. In spite of these 

changes over time, the building continues to retain its original footprint and much of its original 

landscaping. 

 

Figure 18. Overview of monastery facing east, ca. 1940. Image courtesy of Arizona Historical Society 

(AHS No. 75072). 
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Figure 19. Overview of monastery facing northeast, ca. 1940. Image courtesy of Arizona Historical 

Society (AHS No. 75073). 

Alterations  

Very few alterations to the monastery have taken place over its history, with most relegated to 

interior repairs, energy efficient modernizations, and exterior landscaping. Beginning in the 

1990s and extending through 2012, sinks were added to each of the sister’s private quarters, 

electrical and HVAC were upgraded, a new irrigation well was added and a new fire suppression 

system was installed. The chapel too has been repainted several times over the years (personal 

communication with Poster Frost Mirto 2019). The most noteworthy changes to the building 

occurred more recently. In 2008, two solar panels were installed on the roof and a solar array 

was located in the parking lot north of the building. Between 2002 and 2004, 200 windows, 

excluding the rose window, were replaced with energy efficient double-paned windows 

(Arizona Daily Star, 13 October 2008). The original windows were a mix of 19 different varieties 

of steel sash, fixed arched windows, and steel casement windows. The replacement windows 

are a brushed brown metal to mimic the original steel, and follow the original window schedule 

as to number of lites, mullions, and reveal.  

The most significant alterations to the property are related to the landscape. Around 1960, a 

parking lot was paved directly north and adjacent to the north wing, an additional overflow 

parking lot was graded, and by 2008, the graded lot contained solar panels. Over its 

developmental history, the vegetation around the property has matured and leafed out, but in 
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other areas, vegetation has been either removed or replaced. For example, the grassy lawn 

located along the curb fronting N. Country Club Road was removed and replaced with 

decomposed granite and shrubs. Within the past 5 years others have been replaced with 

drought tolerant plants, most of which are currently dormant. In addition, interior courtyard 

spaces have been revegetated with larger shrubs, perennials, and trees, and many of the 

original orange trees planted when the facility opened have since been cut down due to age or 

disease or left in a dormant state. There is not sufficient documentation to correctly identify the 

ages of existing vegetation, however during field documentation, a licensed arborist confirmed 

that none of the native species on site were of historic age. Based on a handful of historic 

photographs, only the grassy lawn, date palms, orange trees, and hedgerow along the property 

line to the east were part of the original construction.  

Statement of Significance 

 

Chronology (1935-2018) [Period of Significance 1940] 

The Tucson Benedictine Convent and Chapel of Perpetual Adoration was established to house a 

congregation of Sisters that came from the Benedictine Convent of Perpetual Adoration in 

Clyde, Missouri. The Sisters were part of a small Catholic religious order that followed the Rule 

of St. Benedict, and trace their roots to the 1857 Swiss monastery of Maria-Rickenbach ( 

available at: https://benedictinesisters.org/, accessed January 2019). In 1935, Reverend Bishop 

Daniel Gerke sent a formal invitation to the Clyde monastery inviting the Sisters to Tucson. 

Between October and November of 1935, 22 Sisters moved to Tucson from Missouri. Following 

the death of prominent Tucson businessman Albert Seinfeld, his mansion at 300 N. Main Street 

(designed by renowned architect Henry Trost) was sold to the Sisters and converted into a 

convent. For the next five years, the Benedictine Sisters lived in the former Steinfeld Mansion, 

but the building was not large enough to accommodate their needs, and they requested the 

services of an architect to design a new residence (Arizona Daily Star, 7 November 1935). In 

1936, they contracted architect Josias Joesler to complete a concept for an addition to the 

Seinfeld Mansion. His concept was never realized however, and in 1939 the Sisters acquired the 

N. Country Club Road site, hiring architect Roy Place to develop a new concept (available at: 

https://preservetucson.org/, accessed January 11, 2019). 

Construction began in November 1939, and in the spring of the following year, Reverend Bishop 

Gerke dedicated the cornerstone as it was laid (Figures 18–20). The stone, quarried from the 

Santa Rita Mountains, was inscribed in Latin, translating to “To the Eucharistic King of Ages, 

Prince of Peace, this Temple of Perpetual Adoration is dedicated.” In early December of 1940, 

the Sisters began moving into their new home and held several open houses of the new facility 

before all but the chapel and sanctuary were closed to the public (Arizona Daily Star, 7 

December 1940 and 8 December 1940).  
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Figure 18. Groundbreaking ceremony with Bishop Daniel Gerke and Mother Carmelita (far right), 

1939. Image courtesy of Arizona Historical Society (AHS No. 7550). 

 

Figure 19. Laying of the cornerstone, 1940. Image courtesy of Sister Joan to Poster Frost Mirto (2019). 
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Figure 20. Laying of the cornerstone by Bishop Daniel Gerke, April 23, 1940. Image courtesy of Arizona 

Historical Society (AHS No. 7874). 

The blessing of the building was held on December 15, 1940 and the first mass was held on 

December 16, 1940. Following the inaugural service, the chapel was formally opened to the 

public. The only impediment to officially dedicating the building was the arrival of the marble 

altar for the chapel. It was to arrive from Italy, but with World War II raging in Europe, the 

dedication ceremony would wait several years. In the interim, the altar from the Steinfeld 

Mansion was relocated to the new monastery. On the evening of December 8th, 1940, the 

monastery was closed, and no one not of the Benedictine Order was permitted beyond the 

Chapel and Sanctuary (Arizona Daily Star, 8 December 1940). The public services offered to the 

community included an open chapel and sanctuary for “adoration and worship” between 5 am 

and 8:30 pm daily, except Sundays when the public facilities opened at 7 am. Holy mass was 

provided daily at 6 am, and later moved to 5 pm.  

During their tenure at the monastery, the Sisters did not receive financial support of the local 

diocese, and instead supported themselves by making and selling altar bread to churches 

throughout the Southwest —including selling gluten-free communion wafers—harvesting and 

selling dates and oranges, and selling various other handy-crafts at a small gift shop on the 

premises. In addition to daily prayer and making of altar bread, the Sisters occupied their time 

with bookkeeping, kitchen supervision and meal preparation, general cleaning, 

groundskeeping, caring for vestments, and flower arrangements for the altar (Brown 1974). By 

the late 1960s, many of the previous rules assigned to the order, including vows of silence and 

restrictions on visitors were relaxed (Shay 1975).  
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In the 1990s, the Sisters no longer produced altar bread as their primary source of income, with 

the task taken over by the Clyde Monastery. By 2010, 26 Benedictine Sisters were residing at 

the monastery. In the last several years, their primary means of income came from production 

of vestments and other handmade items in the gift shop. The sale of dates and oranges from 

the orchards also dropped off, as the trees were nearing the end of their useful life, and steps 

were being taken to conserve energy and water, therefore new trees were not planted to 

replace them (Arizona Daily Star, 13 October 2008, and 22 November 2010; personal 

communication between Sister Joan and Corky Poster ). On February 26, 2018 the decision was 

made to close the monastery. All of the Sisters relocated to the motherhouse in Clyde, 

Missouri. With the closing of the Tucson monastery, the Missouri order remains the only 

monastery of this order still in operation within the United States (available at: 

http://www.tucsonmonastery.com/, accessed January 14, 2019). 

Architect 

Roy Place was born December 17, 1887 in San Diego, California to Harry and Stella Place. Place 

had one sister, Irene Place Choate. In 1906, Place graduated from high school and moved to 

Sacramento where he held an apprenticeship in architecture. During the next decade, Place 

worked as an architect in California and Chicago, met and married Wynne Crowe, and became 

the father of two sons, Lew and Meade (AHS n.d.). During his time in California, Place worked as 

an architect for Shepley, Rutan & Coolidge Architects of Boston, Massachusetts and was an 

affiliate of the California State Engineering Department, where he was a designer and a 

supervisory architect on several state buildings, including acting as the architect-inspector for 

the State Insane Asylum in Patton, California (Cooper and Place 1989). In 1914, the California 

architectural firm of L.T. Bristow and John B. Lyman was awarded the architectural contract for 

the design of the University of Arizona’s Mines and Engineering building. Lyman, a close friend 

and colleague of Places’, invited him to come to Tucson to collaborate on the project. During 

the first year of the University of Arizona project Lyman and Place formed their own 

architectural offices in an old adobe building on the east side of Stone Avenue between 

Broadway Boulevard and Congress Street. By 1916, Place had made Tucson his permanent 

home. Between 1916 and 1924, Lyman and Place collaborated on the design of 39 buildings on 

the University of Arizona campus including, Mines and Engineering (1916), Mechanical Arts 

(1918), Pyro Metallurgy (1919), Maricopa Hall (1920), Cochise Hall (1921), Steward Observatory 

(1923), and the Main Library ([1927] now Arizona State Museum).  

In 1924, Lyman returned to San Diego to take over as president of his father-in-law’s 

department store. Place remained in Tucson, opening his new office on the second floor of the 

Steinfeld Grocery Store at the northwest corner of Pennington Street and Stone Avenue. Before 

Place took up residence in the building, it had once been the local post office and the former 

photography studio of Henry Buehman, who complied a prolific photographic collection 

chronicling Tucson’s history. Place hired former draftsman to Henry Trost, James McMillan, as 
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his chief architect, who, under Place’s direction would design a number of buildings on the 

University of Arizona’s campus (Cooper and Place 1989).  

By the end of the 1920s, Place was one of the most prolific commercial architects working in 

Tucson. Between 1924 and 1940, Place designed some of the region’s most recognizable 

buildings, including the Pioneer Hotel, Benedictine Sanctuary (Figure 21), Mansfeld Junior High 

School, Arizona School for the Deaf and Blind, Veteran’s Administrative Hospital, Plaza Theater, 

Tucson High School, Corbett Lumber and Hardware Store, Bear Down Gym, Yuma Hall, Gila Hall, 

East Stadium, and Dormitory, the U.S. Post Office on Fourth Avenue, Woolworths, and portions 

of the Tucson Medical Center campus. Outside of Tucson he designed the Cochise County 

Courthouse in Bisbee and the U.S. Post Office in Yuma.   

While his residential portfolio was smaller, Place had great influence over the subdivision 

design of Colonia Solana, acting as one of four architects overseeing the layout of the 

subdivision, as well as designing its first model home and creating an elegant Spanish Colonial 

sheathing for the El Con Water Tower (AHS n.d.). 

 

 

Figure 21. Roy Place (right) and Reverence Gerke (left) at the monastery cornerstone ceremony, 1940. 

Image courtesy of Sister Joan to Poster Frost Mirto (2019).  

In 1940, prior to joining his father’s architectural firm, Lew Place had worked for his father as an 

inspector and clerk. He had also apprenticed under James McMillan prior to acquiring his 

architect’s license. With the expansion of the firm, the office moved to the corner of Stone 

Avenue and Pennington Street; setting up shop in the very building Place designed for 
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Montgomery Ward in 1929. The firm’s name changed to Place and Place and Lew retained the 

name after his father’s death in 1950.  

In addition to his architectural portfolio, Roy Place was active in the local Tucson community, 

and was affiliated with numerous fraternal and philanthropic groups, including Tucson Lodge 

No.4, Arizona Consistory No.1, and El Zaribah Temple. He was past president of the Tucson 

Rotary Club and a member of the Old Pueblo Club, El Rio Golf and Country Club, past president 

of the Engineer Club, and the first president of the Arizona chapter of the American Institute of 

Architects (Cooper and Place 1989). In later years, as Lew took over more responsibility at the 

firm, Roy turned his interest towards ranching, and acquired the Bear Valley Ranch in Santa 

Cruz County and a farm in partnership with his sons in Amado. Roy Place died in Tucson on 

September 22, 1950. He was 62 years of age. 

Landscape 

As construction of the monastery was completed, the grounds were cleaned of construction 

debris and rough graded. On-site concrete sidewalks, curbs or other hardscape areas were 

completed prior to the start of landscape operations. The original plant material was purchased 

and installed from Reid’s Rancho Palos Nurseries (Reid’s). Based on historic photographs dating 

to the 1940s, the lawn and date palms along N. Country Club Road were the first landscape 

elements to be installed. The date palms (Phoenix dactylifera) adjacent to the main entrance, as 

well as the vehicular turn-around to the south, match early photographs of the monastery and 

appear to be of the original installation. Archival photographs indicate that the date palms were 

originally all planted with an 8’ (+/-) diameter concrete ring around the base of each tree; most 

likely these were installed as a means of preventing the migration of turf grass towards the base 

of the trunk (Figure 22). Again, based on historical photographs, the juniper hedges, trees, and 

other low-lying shrubs were not planted as part of the original landscape and were later, albeit 

historical, additions. The exact date of their installation is unknown. 

It is also unknown to what extent, if any, Roy Place had in the design of the landscape. It is 

presumed Reid’s most likely provided the landscape design and layout. Besides trees, shrubs, and 

vines, Reid’s advertised “Landscape Services” in the early 1940’s, which may have included design 

services (Tucson Daily Citizen, 30 July 1940 [Figure 23]).  
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Figure 22. West façade with original date palms and lawn, ca. 1940s. Image courtesy of Arizona 

Historical Society (AHS No.75076)  

 

  

Figure 23. Advertisement for Reid’s Rancho Palos Verdes Nurseries. Tucson Citizen 30 July 1940. 
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National Register of Historic Places Status 

In 1994, the Sam Hughes Neighborhood Historic District was listed in the National Register of 

Historic Places (NRHP) and included 588 contributing resources within a period of significance 

dating from 1918 to 1953 (Rumsey 1994, Appendix B). In 2000, the district boundaries and 

resource count were amended to include additional properties increasing the district’s total 

resource count to 615 contributing properties (Rumsey 2000). During the original nomination, 

the Benedictine Monastery was identified as a contributing resource to the district, although 

the description within the nomination document is misleading. It was identified as a non-

contiguous contributing property outside the district’s boundaries, which today would not be 

acceptable for NRHP listing as a contributing property (contributing properties must be within 

the district’s boundaries). Further, no Arizona State Historic Property Inventory Form (HPIF) was 

completed at the time of designation (personal communication with Eric Vondy, Arizona State 

Historic Preservation Office on January 11, 2019). A newly completed HPIF and associated Pima 

County Assessor’s information is included in this City of Tucson Historic Landmark application 

package (Appendixes C and D). Irrespective of whether the property was correctly identified 

and attributed to the district as a contributing resource, it is undoubtedly individually eligible to 

the NRHP. It clearly expresses individual distinction apart from the Sam Hughes Neighborhood 

Historic District, and readily conveys integrity of location, feeling, materials, design, 

workmanship, and association. Setting has changed multiple times over the years, and its 

integrity has been compromised.  

NRHP Eligibility Criteria 

The building is currently listed in the NRHP under eligibility Criterion C, based on its association 

with architect Roy Place and as an expression of monumental religious architecture. The Period 

of Significance identified in the Sam Hughes Neighborhood district nomination is 1918-1953, 

but for the purposes of this application, an appropriate Period of Significance is 1940 which 

signifies the date of construction.  

Under guidelines established by the City of Tucson for this landmark application, it is essential 

that the monastery possess NRHP integrity for designation as a local landmark, meaning that 

the property retains its essential form and construction and continues to exist in the setting it 

was intended to occupy. Per these requirements, it is essential that the building retain most-if 

not-all, of the following aspects of integrity: location, design, setting, materials, workmanship, 

feeling, and association. The building possesses integrity of location, feeling, design, materials, 

workmanship, and association.  It continues to reside it its original location, retains nearly all of 

its original design and materials, and readily conveys its feeling and association with the 

Catholic Church and Roy Place’s architectural imprint.  
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Future Treatment and Design Guidelines 

At the time of the monastery’s construction in 1940, Spanish Colonial Revival was reaching the 

end of its popularity, especially highly ornate designs on a monumental scale. As a result, the 

monastery stands as one of the last stylistic examples of Spanish Colonial Revival in Tucson. 

Moreover, the building is the last of architect Roy Place’s designs that readily conveys its 

association with him. Place’s favored aesthetic medium during the height of his career was 

Spanish Colonial Revival, and the City’s iconic and widely recognizable civic, educational, and 

religious buildings of this style were all designed by Place. Because of the singularity of the 

monastery, it is essential that the future rehabilitation of the building preserve the property 

and its character-defining features that give the building its historic significance. The following 

provides guidance for preservation of the building’s characteristic features, and refers only to 

the preservation and protection of the designated boundaries of this historic landmark 

application package (Appendix E). The boundaries of the landmark include the footprint of the 

monastery and a 40, 067 sq. ft. buffer around the perimeter of the building for a total of 77,762 

sq. ft. (see Appendix E).  

The Design Guidelines for the Benedictine Monastery are based on the Secretary of the Interior 

Standards for the Treatment of Historic Properties (Standards). These Standards outline four 

preferred treatment methods: (1) Preservation, (2) Rehabilitation, (3) Restoration, and (4) 

Reconstruction (National Park Service 2017). Each of the four treatment methods include ten 

standards that help guide planning and treatment of historic buildings. The Standards and their 

associated guidelines can be applied to all types of historic properties, and they include 

treatment standards for a property’s exterior and interior; a property’s landscape features, site, 

environment, and new construction. The preservation approach outlined below is one of 

preservation of the exterior only and rehabilitation of the interior.  

Using Preservation as a treatment option entails adherence to the following 8 

numbered standards:  

1. A property will be used as it was historically or be given a new uses that maximizes the 

retention of distinctive materials, features, spaces, and spatial relationships. Where a 

treatment and use have not been identified, a property will be protected and, if 

necessary, stabilized until additional work may be undertaken. 

2. The historic character of a property will be retained and preserved. The replacement of 

intact or repairable historic materials or alteration of features, spaces, and spatial 

relationships that characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Work 

needed to stabilize, consolidate, and conserve existing historic materials and features 

will be physically and visually compatible, identifiable upon close inspection, and 

properly documented for future research. 
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4. Changes to a property that have acquired significance in their own right will be retained 

and preserved. 

5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 

6. The existing condition of historic features will be evaluated to determine the 

appropriate level of intervention needed. Where the severity of deterioration requires 

repair or limited replacement of a distinctive feature, the new material will match the 

old in composition, design, color, and texture. 

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 

means possible. Treatments that cause damage to historic materials will not be used. 

8. Archeological resources will be protected and preserved in place. If such resources must 

be disturbed, mitigation measures will be undertaken (United States Government 1995). 

 

Using Rehabilitation as a treatment option entails adherence to the following 10 

numbered standards:  

1. A property shall be used for its historic purpose or be placed in a new use that requires 

minimal change to the defining characteristics of the building and its site and 

environment. 

2. The historic character of a property shall be retained and preserved. The removal of 

historic materials or alteration of features and spaces that characterize a property shall 

be avoided. 

3. Each property shall be recognized as a physical record of its time, place, and use. 

Changes that create a false sense of historical development, such as adding conjectural 

features or architectural elements from other buildings, shall not be undertaken. 

4. Most properties change over time; those changes that have acquired historic 

significance in their own right shall be retained and preserved. 

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship 

that characterize a property shall be preserved. 

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity 

of deterioration requires replacement of a distinctive feature, the new feature shall 

match the old in design, color, texture, and other visual qualities and, where possible, 

materials. Replacement of missing features shall be substantiated by documentary, 

physical, or pictorial evidence. 
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7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used. The surface cleaning of structures, if appropriate, shall be 

undertaken using the gentlest means possible. 

8. Significant archeological resources affected by a project shall be protected and 

preserved. If such resources must be disturbed, mitigation measures shall be 

undertaken. 

9. New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property. The new work shall be differentiated 

from the old and shall be compatible with the massing, size, scale, and architectural 

features to protect the historic integrity of the property and its environment. 

10.  New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic 

property and its environment would be unimpaired.  

Specific treatment objectives for the property include: 

I: Preserve the location of the building by not altering the footprint (through either additions or 

reductions in sq. ft.), the façade, or immediately adjacent sidewalks or plantings (see Figure 2 

for site layout and Appendix E for boundaries). Retain hedgerows, date palms, and junipers 

immediately adjacent to the building’s footprint. In the event of damage or disease of 

vegetative materials, replacement plants may be any of the following: like-for-like replacement 

or plants with similar color, texture, and shape. As per 3B on Standards, grass may convert to 

paving.  

II: The overall E-shaped floorplan, height, and exterior materials will be preserved. All 

decorative features (e.g. cast stone, copper finials, brass railings, ornamental iron, lantern and 

pendant lighting, brass and wood door fixtures, hardware, tiles [dome and roof], and statuary 

as they exist at present on the exterior of the building will be preserved and retained over time. 

Preserve representative samples of interior millwork, such as doors and built-in shelving, and 

structural wall features (Figures 24–26). In the case of repair or damage, all aforementioned 

features will be rehabilitated or restored as necessary.  

Retain original landscaping components from early 1940s located immediately adjacent to 

building, and portions of the frontage grounds (includes lawn [except as noted in Standard 3B], 

juniper, date palms, and hedgerow). Additionally, preserve in-place representative plant 

species from within the two courtyards (both courtyards are extremely overgrown and 

unusable at present). Replace only as necessary with identical plant materials or plants that 

mimic the original planting in color, texture, and shape.  
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Plant material and trees located outside the HL boundaries will be grafted and/or transplanted 

to Mission Garden located at 946 W. Mission Lane (Arizona Daily Star, 15 August 2018). 

III: Preserve and retain all exterior materials used for walls, roofing, foundation, porches, and 

decoration. Those exterior materials include brick, stucco plaster, paint, terra-cotta roofing tile, 

concrete mortar, cast stone, ceramic tile, wood (eave ends and beams inside arcades), and 

metal ornamentation (brass, copper, and wrought iron).  

The Benedictine Sisters of Perpetual Adoration recently replaced over 200 windows with 

energy-efficient contemporary windows that resemble the original casements in color, number 

of lites and mullions, and glazing.  In the event that the windows are damaged or need repair or 

replacement, effort should be made to repair the window instead of replacement, but if not 

feasible, the replacement window should mirror the original windows in design, color, texture 

and other visual qualities and, where possible, materials.  The same premise holds true for any 

exterior wall material or treatment that may require repair or replacement. 

Retain hedgerows, date palms, and junipers immediately adjacent to the building’s footprint. 

Mitigation in areas outside of the historic landmark boundaries, will be accomplished by 

conducting a plant inventory to identify, record, and evaluate for salvage all remaining plants 

within the parcel. As noted previously, vegetation located outside the HL boundaries will be 

grafted (trees) and/or transplanted to Mission Garden located at 946 W. Mission Lane (Arizona 

Daily Star, 15 August 2018). 
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Figure 24. Example of a character-defining portico, facing northeast (2019). 

 

Figure 25. Example of decorative wall treatments throughout facility (2019). 
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Figure 26. Example of millwork within the sanctuary on the first floor, facing south (2019). 

IV: All elements of workmanship in the monastery’s exterior design and materials will be 

retained and preserved (Figure 27). Address any repairs or damage that would directly affect 

the quality of workmanship of the exterior.  

V: Preserve to the extent possible those qualities that evoke a feeling of contemplative space 

indicative of a cloistered religious setting, namely retention of the exterior, interior courtyards, 

arcades, and walkways in and immediately around the building. Retain hedges and trees 

immediately adjacent to building, and portions of the frontage grounds to reinforce sense of 

place. 

VI: Preserve the characteristic Spanish Colonial Revival features and appearance as designed by 

Roy Place to retain integrity of association. Moreover, Catholic iconography should be retained 

and preserved including all exterior statuary and inscriptions to maintain its religious 

associations.  
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Figure 27. Entrance to sanctuary displaying a high-level of workmanship,  

facing southeast (2019). 

 

In the event that repair, rehabilitation, or other changes may be required, the design review 

process will follow a similar path as existing City of Tucson Historic Preservation Zone Reviews. 

For future projects not requiring a building permit (such as electrical upgrades, fences, gates, 

and window repair, etc.), an on-site review will be conducted by a member of the City of 

Tucson Planning and Development Services Department and a member of the Tucson-Pima 

County Historical Commission Plans Review Subcommittee. A full review by the Tucson-Pima 

County Historical Commission Plans Review Subcommittee will be required for any project 

involving a building permit or modification of the exterior appearance of the monastery. 

Demolition will require Mayor and Council approval.  
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APPENDIX B1 – ORIGINAL ROY PLACE BENDICTINE MONASTERY DRAWINGS 

(UNDER SEPARATE COVER) 
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APPENDIX B2 – PAGES FROM NRHP – SAM HUGHES 
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APPENDIX B3 – AZ SHPO HISTORIC INVENTORY FORM 
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APPENDIX B4 – ASSESSORS MAPS AND PLANS 
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APPENDIX B5 – HL BOUNDARY WITH LEGAL DESCRIPTION 
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APPENDIX C– DESIGN ADVISORY COMMITTEE 

Composition of Design Advisory Working Group (during PAD development) 
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Design Standards and Guidelines for Advisory Committee 
Prior to development of any area within the PAD, design standards will be submitted as an extension of 

this document and shall be reviewed and approved by the COT P & DSD staff. These guidelines and 

standards will be representative of the overall intent of the Miramonte Neighborhood Plan as amended 

by the Plan Amendment of December 18, 2018 and will strive to develop a cohesive architecture 

compatible with the surrounding neighborhood. Additionally, the standards and guidelines will provide 

the framework for the character of the PAD and address the following goals: 

• Establish a common theme and design elements to be used throughout the property. They will 

cover unifying site design elements, including streetscape design, signage, materials, colors and 

architectural styles established by the Master Developer.  

• Ensure new development does not adversely impact existing neighborhood character by 

complying with the goals and polices of the Miramonte Neighborhood Plan as amended by the 

December 18, 2018 Plan Amendment. 

• Ensure compatibility with existing historic architecture of the monastery. 

• Provide consistency with the PAD and the intentions of the document.  
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FINAL COMMITTEE MEMBERSHIP 

Ruth Beeker (Miramonte Neighborhood) 

Kim Fernandez (Miramonte Neighborhood) 

Mike Anglin (Miramonte Neighborhood) 

Brian McCarthy (Sam Hughes Neighborhood) 

Elissa Erly (Sam Hughes Neighborhood) 

Denice Blake (Sam Hughes Neighborhood)  
 

There were three meetings of the Advisory Committee: 
---------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

February 26, 2019 

Design Advisory Working Committee, Benedictine Monastery Development. 

Tuesday February 26th at 4:00 PM at Poster Frost Mirto, 317 North Court Avenue, Tucson      

1. Self-introductions and individual expectations for success 

2. Review of Plan Amendment and what elements were set by that Mayor & Council Action 

3. PAD Schedule 

4. Review of current project design and PAD content 

5. Committee commentary and feedback 

6. Expected progress for next meeting 

7. Set future meeting schedule 

 
---------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

April 3, 2019 

Dear Monastery Design Advisory Committee members: 
 

At the request of the Sam Hughes Neighborhood, we have agreed to add two new members to the 

Benedictine Monastery Design Advisory Committee. The brief bios of these new members are below. 

New Sam Hughes representatives to the Benedictine Monastery Design Advisory Committee: 

Elissa Erly 

2309 E 8th St 

520-730-4232 

lisaerly@gmail.com 

She is a school nurse by profession but has this relevant experience: "I served on the board of the 

Tucson Historic Preservation Foundation for several years, coordinating the research phases for 

upcoming books on the architecture of Josias Joesler and Tom Gist. While a student in the U of A 

heritage preservation program, I worked on the successful NRHP nomination for the Rincon Heights 

neighborhood. I have taken courses in architectural history and preservation.  I am a strong supporter of 

adaptive reuse of historic properties." 

Brian McCarthy 

2228 E 7th St 

520-404-9376 

mccarthybl@msn.com 
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Relevant experience: "I am an architect, now retired from active practice. My office was behind Rincon 

Market/Bob Dobbs at 500 N. Tucson Blvd. My firm was responsible for many historic renovation 

projects, such as the original Janos Restaurant, University Heights Apartments and Safford Middle and 

Elementary Schools. We completed a prior renovation at the Benedictine Monastery and Chapel. I have 

worked with numerous neighborhood and church building committees and have served for many years 

on the Diocese of Tucson Building Review Committee." 
 

For the new members, Elissa and Brian, I have included (further below) the invitation to the upcoming 

meetings that I had already sent out to the four original members, Ruth Beeker, Denice Blake, Mike 

Anglin, and Kim Fernandez.  
 

Finally, I wanted to update you on the prep for our next meeting. In addition to asking you to look 

carefully at the PAD 1st submittal document, (link further below in previous email). To allow you to see 

material prior to the meeting, we will send you updated design information for our April 3 meeting by 

the close of business Friday March 29.  
 

I also wanted to let you know that Sam Hughes has included the Benedictine Monastery in their Home 

Tour 2019. On Sunday, March 31 from noon to 5 p.m., the Monastery will be partially open for visits 

(coordinating with the current asylum-seeker temporary use of the building.) Here is a link to an article 

about the tour: 
 

https://tucson.com/lifestyles/home-and-garden/here-s-your-chance-to-sneak-a-peek-into-

tucson/article_1ed9432d-eade-5906-b375-86248ed3daa6.html 
 

We have been asked to provide some graphic boards at the Open House Tour regarding the current 

status of the design. We will use excerpts from the material that we will send out to you on Friday 

March 29 as exhibits in the Open House on March 31. And by the April 17 Community Meeting, we will 

further develop the project design based on your comments at our April 3 meeting.  
 

Finally, if you have not seen the informative Ward 6 Newsletter of March 18, 2019 regarding the 

Monastery, I have included a link to that below.  
 

https://www.tucsonaz.gov/ward-6/news/steve-ks-newsletter-031819#Benedictine 
 

Thank you. Please let me know if you have any comments or questions.  

 

Corky Poster 

Architect / Planner/ Principal 

 

POSTER  FROST  MIRTO, INC. 
ARCHITECTURE | PLANNING | PRESERVATION 

 
3 1 7  N o r t h  C o u r t  A v e n u e        

T u c s o n ,  A r i z o n a   8 5 7 0 1  

P 520.882.6310 

C 520.861.6320 

www.posterfrostmirto.com 
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Dear Monastery Committee members: 

  

Thanks for your patience. We have spent the last couple of weeks finalizing our submission of the PAD 

first submittal to the COT and concluding our various agreements between Poster Frost Mirto and Ross. 

We are working diligently getting all of our sub-consultants on-board and working on the schematic 

design of the project. We had thought we would meet two weeks after our first meeting, but we would 

have been wasting your time with not enough to show you. 

  

I am proposing our next meeting to be Wednesday April 3 at 4:00 PM at Poster Frost Mirto. The 

Neighborhood meeting is scheduled for Wednesday April 17 at 6:00 PM at the Monastery Chapel. That 

will give us time to have work to show you and also time to incorporate your comments before the April 

17 meeting. 

  

Also just today the City of Tucson posted the PAD 1st Submittal on their website, so you have additional 

material to review. It is at 

https://www.tucsonaz.gov/pro/pdsd/permitdetail/RZ19-001/12513068A. It is a big file, so please be 

patient with it loading to your computer.  

  

Please confirm your attendance at the meeting of April 3. Thanks. We look forward to our next meeting. 

  

Corky Poster 

Architect / Planner/ Principal 

POSTER  FROST  MIRTO, INC. 
ARCHITECTURE | PLANNING | PRESERVATION 
3 1 7  N o r t h  C o u r t  A v e n u e        
T u c s o n ,  A r i z o n a   8 5 7 0 1  

 

Review Comments/Questions by Kim Fernández, Design Advisory Committee Member and 

based on Benedictine Monastery PAD submission 02 28 2019.  
 

Parking, Circulation and Transportation: 

1. Please clarify how many vehicle parking spaces you will provide for residents and how many will be 

provided for other uses. Please explain any current code variations and if there are variations, why? 

2. Will all the proposed parking be provided when initial permits are pulled? If not, how many spaces are 

being provided compared to how many residential units are being provided? 

3. Is the Traffic Impact Study complete? If not, when is it expected to be completed? 

4. Will a bus stop be maintained and will a bus pull-in/out be provided? 

5. How will the service access points on Anderson be controlled/gated? Or how will pedestrian traffic be 

barred? 

6. How will trash pick-up be situated so that residential neighbors are not adversely affected. 
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7. It is not clear that the oleander hedge is being kept at all points, particularly at the interior circulation 

road on the southwest corner on 3rd St. and Anderson, please clarify? 

8. How will the oleander hedge be maintained over time? Will there be a fence on the inside of the 

oleanders to prevent vehicles damaging the hedge or someone cutting passageways through the hedge? 

9. It was detailed that there are "beautiful sidewalks" in Sam Hughes leading to the UA, what about 

adding some sidewalks and beautification to Miramonte - at least to Whole Foods? (The Chroma Project 

at Speedway and Miramonte is making a donation to mitigate traffic impact to the neighborhood). 

Other Concerns: 

10. It was detailed how there are "lovely tower views" preserved from Country Club and Hawthorn in 

Sam Hughes, but they are proposed to be blocked on Hawthorn in Miramonte, please explain this 

choice? 

11. How will lighting be designed so as not to impact the neighbors' dark skies? 

12. How will heat island effect be addressed so as to not impact neighbors? 

13. Please explain how the property is being taxed currently and in the future? 

14. Please list any City benefits/breaks being requested for the project? 

15. Are the existing dorm rooms being redesigned with individual bathrooms for each studio and one-

bedroom rental? If there is to be group toilets, please explain how this keeps within the "no group 

dwelling" commitment? 

16. P. 66 refers to Development run-off flowing "West" to Miramonte. I presume this is a typo and it is 

to flow "East" to Miramonte along Anderson and 2nd Street - please clarify. If this is so, please show 

how during significant event when this intersection already is flooded, that neighboring houses will not 

be inundated. 

17. P. 96 refers to items that shall be approved. Does this included any changes to retail tenants and 

therefore a more intensive use would not have to have additional parking required? 

18.  Please clarify by section and designated perspective viewpoints how the massing will appear on the 

Anderson face of the development. 

19. Is the well system on site currently in use? How do you envision its use in the future? 

 

3/20/19 

Friends: 
 

As you know, the Benedictine Monastery is on the Sam Hughes home tour on Sunday. In a an earlier 

email I said that we would be showing proposals for the Monastery site to those Tour visitors on Sunday 

and sending you out that material prior to that. In thinking through that decision again, we have 

changed our mind. Doing that would short-change the level of detail that we could show the Design 

Advisory Committee working group by five days worth of progress. That just seems like a mistake.  
 

So instead, at the Sam Hughes Tour on Sunday, we will let people in to see the Chapel (the rest of the 

building is occupied by asylum-seekers), show some historic photos, and let people know about the 

public meeting on April 17 with flyers. It seems more appropriate to show the public our design progress 

at that later date when the design would have matured substantially and had the benefit of the 

Committee’s input. We will see you all at 4.00 on Wednesday at PFM.  
 

Corky Poster 
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Architect / Planner/ Principal 

POSTER  FROST  MIRTO, INC. 
---------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

May 1, 2019 

 

4/27/19 

Friends: 

 

We had a successful formal Neighborhood Meeting on Wednesday April 27 at the Benedictine 

Monastery Chapel.   

 

The next meeting of Benedictine Monastery Design Advisory Committee will be Wednesday May 1, 

2019 at 4.00 PM. As per my last email, I have not received any suggestions for a space closer to the 

Monastery. On Monday morning, I will check with Ward 6 and see if they have space available at 4.00 

PM. I will also check with Ross to see if there is space we can use in the Monastery that will not interfere 

with the current asylum-seeker use. I will finalize the location via email by the close of business 

Monday.  

 

For an agenda, I would offer the following (open to suggestions for additions and revisions, prior to the 

meeting): 

1. Review and discussion of the content (HL and PAD) of the April 17 Neighborhood Meeting 

(presentation attached) 

2. Review of minutes of Neighborhood Meeting (will go out by end of Monday with location email.) 

3. Review of written comments related to Neighborhood Meeting (will go out by end of Monday 

with location email.) 

4. Update on the PAD process, including feedback comments from COT P&DSD 

5. Schedule going forward 

6. New business 

 

Corky Poster 

Architect / Planner/ Principal 

 

POSTER  FROST  MIRTO, INC. 
ARCHITECTURE | PLANNING | PRESERVATION 

 
3 1 7  N o r t h  C o u r t  A v e n u e        

T u c s o n ,  A r i z o n a   8 5 7 0 1  

P 520.882.6310 

C 520.861.6320 

www.posterfrostmirto.com 
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Design Advisory Committee Meeting Minutes 

(PAD) rezoning application and (HL) rezoning application 

for the Benedictine Monastery 

Ward 6 Council Office             6:00 PM          Wednesday, May 1, 2019 
 

ATTENDING 

Ruth Beeker, Kim Fernandez, Mike Anglin, Brian McCarthy, Elissa Erly, Corky Poster, Savannah 

McDonald, Ross Rulney 
 

AGENDA: 

7. Review and discussion of the content (HL and PAD) of the April 17 Neighborhood Meeting 

(presentation attached) 

8. Review of minutes of Neighborhood Meeting (will go out by end of Monday via email.) 

9. Review of written comments related to Neighborhood Meeting (will go out by end of 

Monday with location email.) 

10. Update on the PAD process, including feedback comments from COT P&DSD 

11. Schedule going forward 

12. New business 
 

NOTES: 

1. Discussion about TDOT recommendation. By a 5-0 vote, committee favored adding a center 

turn lane only and not widening Country Club nor dedicating additional R/W to the City of 

Tucson. Deceleration lane and bike lane not need here.  

2. Concerned about drainage. Especially ponding at 2nd Street and Miramonte. Preliminary 

retention/detention plan explained. More information will be provided.  

3. Committee concerned about heat island effect. Landscape and car shading plan explained.  

Committee supported the idea of building covered parking structures WITHIN THE SO-

CALLED BUILDING SET BACK, and to include that as allowable in the PAD. Vote was 5-0 in 

favor.  

4. Worried about mechanical equipment being visible from the ground. Design team explained 

that there will be parapets to hide the view and that the equipment will be centered in the 

roof.  

5. 2nd Street Entry to garage was discussed. It was suggested that there should be a way to 

avoid the double road into the site. Design team will explore.  

6. When will the garage go up? When the commercial tenant improvements are put into use.  

7. Have we planned for Uber pick-up and drop-off? Yes. In front of Monastery.  

8. Discussion about Chapel uses and commercial uses. It was suggested that the indoor space 

at the south end of north commercial should be a beautiful patio with an arcade around it. 

Design team will explore.  
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9. Long discussion about an entry from Miramonte into the Monastery site. Reversed previous 

complete prohibition if we can solve other issues. Perhaps a controlled gate. But what 

about security for the residents of the complex. As per a 5-0 vote by committee, the Design 

team will explore.  

10. Final caveat that what we can actually build will depend on cost and pro forma. Extensive 

REVIT images presented at the meeting are still subject to change.  

11. Meeting adjourned at 6.05 PM.  

 

Material for June 19, 2019 Meeting 

Friends: 

 

I didn’t realize that the date I picked was the same night as the Miramonte Neighborhood Meeting as I 

have been reminded by Ruth, Kim, and Mike. My apologies. Earlier that day is difficult for me and 

sounds tight for Mike. 

 

So let’s push it a week later and to our normal hour.  

 

So…….We are proposing our next meeting for 4.00 PM on Wednesday June 19 at the Ward 6 Council 

Office. 

 

Let’s try another round of confirmations, please.  

 

Corky Poster 

Architect / Planner/ Principal 

 

POSTER  FROST  MIRTO, INC. 
ARCHITECTURE | PLANNING | PRESERVATION 

 
3 1 7  N o r t h  C o u r t  A v e n u e        

T u c s o n ,  A r i z o n a   8 5 7 0 1  

P 520.882.6310 

C 520.861.6320 

www.posterfrostmirto.com 

 

 

 

From: Corky Poster  

Sent: Friday, May 31, 2019 3:38 PM 

To: beekerr2@netzero.net; Mike Anglin <mikea@lineandspace.com>; Kim Fernandez 

<kimfernandez72@gmail.com>; Denice Blake <johnden43@hotmail.com>; lisaerly@gmail.com; Brian 

and Lily McCarthy <mccarthybl@msn.com> 

Cc: Ross Rulney <rossrulney@gmail.com>; Savannah McDonald <smcdonald@posterfrostmirto.com>; 

Corky Poster <cposter@posterfrostmirto.com> 

Subject: Next Advisory Committee meeting 

 

Friends: 
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We have been busy on the Monastery project on 2 fronts, based on comments from the previous 

Advisory Committee meetings. (The minutes of our May 1 meeting are attached).  

 

1. We have submitted to the City of Tucson the next draft of the PAD and the HL (highlighted yellow 

means changes since our last submittal) They are available on-line at PRO for viewing at: 

 

https://www.tucsonaz.gov/pro/pdsd/permitdetail/C9-19-06/12513068A 

https://www.tucsonaz.gov/pro/pdsd/permitdetail/C9-19-07/12513068A 

 

2. We also have been developing the drawings for the Monastery project having made a lot of progress 

on the new building and the garage and less progress on the Monastery itself. So we would like to 

share that material with you at our next meeting. 

 

We are proposing our next meeting for 4.00 PM on Wednesday June 19 at the Ward 6 Council Office. 

We will work with Councilmember Kozachik to secure space at Ward 6. If there is nothing available we 

will fall back to Poster Frost Mirto. I will let people know about the final location, but I wanted to get the 

meeting on your calendars sooner rather than later.   

 

Agenda: 

1. Review of the PAD. 

2. Review of the HL. 

3. Review Design Development drawings for the Monastery site.  

4. Schedule review moving forward.   

 

Please let me know if you will be able to attend.  

 

Corky Poster 

Architect / Planner/ Principal 

 

POSTER  FROST  MIRTO, INC. 
ARCHITECTURE | PLANNING | PRESERVATION 

 
3 1 7  N o r t h  C o u r t  A v e n u e        

T u c s o n ,  A r i z o n a   8 5 7 0 1  

P 520.882.6310 

C 520.861.6320 

www.posterfrostmirto.com 

 

………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………    
 

Design Advisory Committee Meeting Minutes 

06.19.19, 4:00 - 6:00 PM, Ward 6 City Council Office 
 

In attendance:  

Design Advisory Committee (DAC): Kim Fernandez (Miramonte), Denice (Sam Hughes), Ruth 

(Miramonte) 

Developing / Design team: Ross Rulney, Corky Poster, Savannah McDonald, Lucy Nielsen 
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Schedule  

→ July 11th: looking for approval, approval with condiaons, denial, NOT conanuance 

→ August 1st: Zoning Council meeang for PAD and historic landmark status 

→ September 18th: Rezoning in front of zoning examiner 

Outcome of Design Advisory Committee Involvement 

Corky: When the time comes will the committee support, oppose, or take no stance on the strides made 

by the developer and design team to resolve issues brought up by Design Advisory Committee? 

Ruth:  

→ Concern about administraave process that led to the creaaon of the commibee, disapproval of 

backdoor deals 

→ Anacipaang concern by Sam Hughes Neighborhood Associaaon (those living on the Country Club 

side) regarding the height of the East structures at four stories rather than three 

Kim: 

→ Would like to have private commibee member meeang to determine group’s opinion on support. 
 

East (Anderson) Pedestrian Access Point 

DAC:  

→ Desire to maintain welcoming appearance to Miramonte Neighborhood  

→ Maintain parking for residents and guests of Miramonte (excluding Monastery residents) 

→ Discourage overflow parking from apartments without involving City of Tucson to make a no-parking 

street 

→ If a ‘service only’ entrance, who does that entail? 

→ Amend language in PAD to specify exactly who can enter at the ‘Controlled Pedestrian Access Point’ 

on Anderson  
 

D/D Team: 

→ Necessary to maintain Anderson entrance to allow for servicing land-locked Monastery 

→ Will amend language to specify controlled pedestrian service entrance only, not to be used by 

apartment residents 

→ Parking along Anderson will remain uncontrolled, both resident of Miramonte Neighborhood and the 

apartments may use (but discouraged by lack of resident entrance point on Anderson) 
 

Both parties content with language clarification in PAD and access point use. 
 

Parking/ Transportation 

D/D Team:  

→ Parking garage has been lowered an enare level, widened slightly to the West.  

→ Two access points to garage have been established: one on Country Club, one on Second.  
 

DAC: 

→ Unanimously very pleased with the lowering of the garage 

→ Concern about Pedestrian safety on Second nearing garage  

Ruth: Concern about noise of garbage trucks moving through site for neighbors on Hawthorne and 

Anderson 
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→ Is there enough parking for all the apartment units in addiaon to retail space? Aware that it follows 

regulation (one space per 400sqft) but worried about overflow parking in Miramonte Neighborhood. 

- How many tables are in proposed restaurant and what is the structure covering said spaces? 

  

D/D Team: 

→ In agreement concerning pedestrian safety on second and noise of garbage trucks through site, will 

be addressed accordingly.  

→ Following code of COT concerning parking, thought that it will be more than enough 

→ Without increasing height of garage there is lible opportunity to increase parking spaces on site 

Corky: The young population is in the midst of a shift from a car-reliant lifestyle (ex: empty parking 

garage at The District on 6th Ave) 

Ross: Projects in Oro Valley requesting less parking, car-reliance is depleting 

→ Paao dining in restaurant space, only half covered by formal structure as of now. Covered walkway to 

dining area leads directly to garage 
 

Both parties accepting of number of parking spaces without increasing height of parking garage as well 

as development of restaurant space with outdoor seating. 
 

DAC:  

→ Clarificaaon of re-striping of Country Club 

→ Concern with Traffic Impact Study regarding (1) 3rd St driveway (2) 2nd St and traffic coming from 

Calle Miramonte as well as apartments 
 

D/D Team: 

→ Re-stripe to five lanes in order to avoid traffic hold-ups southbound on Country Club  

- Aligned entrances with alleys to avoid collision potential in center turn lane 

→ 3rd St driveway refers only to exisang roadway, no vehicular entrances into site from 3rd St 

→ Working on exempaon from COT Transportaaon office to redraw map that allows for potenaal to 

widen Country Club 100’ (affecting both Monastery as well as 22 Sam Hughes Home) 
 

Both parties agree that will likely never happen and map is antiquated.  
 

Building Heights and Rooftop Structures 

DAC:  

→ Please Review building heights for all structures. 

→ What roogop shade structures are in quesaon? 

→ Visibility of roogop paaos on three story secaon of new construcaon on Anderson 

- Can they see into neighborhood yards? 

- Can the neighborhood see the patios? 

→ Where is the bus stop that is currently at 3rd St and Country Club? 
 

D/D Team: 

→ Review building heights in relaaonship to grade changes as well as exisang Monastery structure (all 

new buildings quite lower than existing 88’ tower) 

→ Exisang ramada on Monastery is the only roogop structure in the project 
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→ Review of Revit model using camera views assures DAC that the roogop paaos do not create any 

unsavory lines of vision to or from the homes in Miramonte 

→ Bus stop moved further up Country Club to be closer to retail space and away from 3rd St bike path 

 

Lighting 

DAC: Express concern about the lighting along Anderson disrupting Miramonte Neighborhood 
 

Corky: Introduces idea of LED lighting to create ‘black line’ to avoid light pollution into neighborhood 
 

Accessibility  

D/D Team: Increased site accessibility (in PAD drawings) through creating sunken courtyard with direct 

access to lower level amenities area. 
 

Both parties express satisfaction with increased accessibility for residents as well as visitors to public 

space. 
 

DAC members express interest in restriping 2nd St approaching Country Club to three lanes (right turn 

lane, left turn lane, opposing lane) as it is a major thoroughfare for Miramonte Neighborhood residents 

and now apartment residents. D/D Team agrees but clarifies it is out of the project scope and property 

boundaries, recommends proposing restriping to COT officials instead. 
 

Outcome of Design Advisory Committee Involvement 

All three attending members of Design Advisory Committee express independent support and 

satisfaction of the committee in creating design solutions more sensitive to the wants/ needs of the 

two Neighborhood Associations (Sam Hughes and Miramonte). Will discuss with other committee 

members.  
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Summary of Miramonte Neighborhood Development Mitigation Meeting 

 with City Officials 

June 3, 2019       Ward 6 Office             4:30-6:00  

Compiled by Ruth Beeker 

Present:  Michael Ortega, City Manager; Albert Elias, Assistant City Manager; Diana Alarcon, 

Department of Transportation; Steve Kozachik, Ward 6 Council  member;  Ann Charles, Ward 6 

Chief-of-staff;  Kim Fernandez and Ruth Beeker, Miramonte Neighborhood Association Board 

representatives 

Purpose:   This preliminary meeting was in response to the document, Impacts from Multiple 

Project Development in Miramonte Neighborhood, approved by the Miramonte Neighborhood 

Association Board, May 8, 2019.  Discussion focused on City staff gathering information from 

Kim and Ruth as to areas of greatest concern: 

Second Street, Country Club to Camino Miramonte 

   Continuous sidewalks for pedestrian safety 

   Rain harvesting/flood abatement 

   Calm/reduce traffic coming from the parking garage to the west and the rental 

           housing to the east 

Camino Miramonte, Speedway to Fifth Street  

   Narrowing of 40’ width to provide a pedestrian pathway in the roadway, Second to Terra Alta   

   Special considerations for Terra Alta to Fifth:  keep south exit at 5th Street as 2 lanes (right 

            and left hand turn option); possibility of right-of way sidewalk to connect to Fifth Street 

           sidewalk installation (Prop 407)? 

    Use of road surface variations, right-of-way features, neighborhood signage to enhance its  

           appearance  as a neighborhood street  utilizing features compatible to nature theme of  

            Miramonte Park  @ Third and Richey 

    Traffic circle at Third Street Bike Route intersection;  other means to slow traffic at other 

             intersections? 

    Water harvesting/flood abatement to reduce rainwater flow into under-street pipe 

Third Street, Country Club to Anderson     

    Impact of Benedictine opening for bikes and peds on north side 

    Need for safer bike and pedestrian way on south side—establish no parking zone? 

Miramonte Neighborhood looks forward to the City of Tucson making a sufficient investment to address 

the mega impact which the Kivel Chroma and the Rulney Benedictine projects will make on the western 

portion of our area.  We request that the City work closely with the neighborhood in exploring options. 

……………………………………………………………………………………………………………………………………………….. 
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To: Miramonte Neighborhood Association Board 

From:  Ruth Beeker, Kim Fernandez and Mike Anglin, Miramonte Representatives on the 

Benedictine Monastery Development Design Advisory Committee 

Re:  Report on the Final Meeting held June 20, 2019 

The Benedictine Monastery Development Design Advisory Committee completed its work on 

June 20, 2019.  Miramonte and Sam Hughes Neighbors Denice Blake, Kim Fernandez, and Ruth 

Beeker, met with Owner Ross Rulney and Corky Poster’s architectural team at that time.  They 

concluded that the relationship and coordination between the developer and the neighborhood 

representatives had been cordial and much improved over time as positions were clarified and 

modifications made. 

 

Projected Schedule 

• July 11, 2019—Appointment with Plan Review Sub-Committee of Tucson Pima County Historic 

Commission to assess Historic Landmark designation for the existing Monastery 

• August 1, 2019—Zoning Examiner Public Hearings for Planned Area Development Rezoning and 

Historic Landmark Designation 

• September 18, 2019--- Mayor/Council Meeting or Hearing on Planned Area Development 

Rezoning and Historic Landmark Designation as separate agenda items 

• October 19, 2019---First date that construction can start dependent on M/C approval  

         Construction has 3 components to be coordinated to  be completed at same time    

                  new apartments—16 months 

                  existing Historic  Buildings renovation and repurposing—8 months    

                  new parking garage—4 months  

• Early 2021---completion of project 

Street Interactions 

• Country Club Road  

o Restriping from Third Street to Speedway to accommodate 5 lanes, 2 to the south, 2 to 

the north with a continuous center turn lane.  Entrances to The Benedictine will be 

spaced in relationship to the Sam Hughes cross streets to avoid collisions 

o Straightening of the east side curb and sidewalk at the parking garage location 

o  Relocating of the eastside bus-stop to be across from Second Street 

o 2 entrances/exits to The Benedictine property 

o All trash collections to be interior, trucks entering from the southernmost entry on 

Country Club and exiting only on Second Street;  other regular service and emergency 

vehicles use Country Club entrances  

 

• Second Street—Parking garage vehicle and sidewalk entrance/exit; suggested striping at the 

west intersection with Country Club to distinguish three traffic lanes, one for incoming traffic, 

one for left-hand turning exit and one for right-hand turning exit.  
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• Anderson Blvd.— one 6 foot wide, extra-tall gated entrance across from alley way between 

Third Street and Hawthorne Street with controlled, restricted use to authorized service and 

emergency personnel only  

• Third Street---gated bike and pedestrian access point located east of the existing Third Street 

Bike Route dividers at Country Club Road 

Parking  

• On-site:  186 surface spaces on out-skirts of the property; 230 garage spaces.   

• Assigned resident parking  

• No parking restrictions on Anderson Blvd. 

 

Design 

• Elevations 

o Buildings facing Country Club (apartments, commercial north of Chapel on ground floor 

with arcade walkway, and parking garage) approximately 38 feet 

o Buildings on North and South side (apartments)  approximately 54 feet; the existing 

grade descent of 10 feet, south to north, will impact appearance 

o Buildings on East side (apartments) approximately 44 feet 

 

• Housing Units: 253 new-built, 34 repurposed  

o One-bedroom new construction apartment units (including any balcony or patio) 

approximately 700 sq. ft.;  some units are 2-story lofts 

o Two-bedroom new construction apartment units (including any balcony or patio) 

approximately 1000 sq. ft. 

o Smaller residential units probable in repurposed convent 

o Approximate rental rates:  slightly above $2/sq. ft. 

 

• Features 

o Large graphic historical photographs displayed as wallpaper throughout the buildings 

o Retention of border oleanders and special landscape features within Historic Landmark 

boundaries;   incorporation of landscaping within parklets, patios, and outdoor land use 

o Ramp access to the Monastery basement which will have amenities for residents 

o Lighting to meet “dark skies” criteria 

Repurposing of the chapel for a public use yet to be determined  
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APPENDIX D – ZONING LETTER 
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APPENDIX E – SITE PLANS AND ELEVATIONS 
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APPENDIX F –PUBLIC MEETING DOCUMENTATION (Pages not numbered in sequence) 
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March 24, 2019 
 

Dear Neighbor:   

You are invited to attend the formal Neighborhood Meeting regarding a Planned Area Develop-

ment (PAD) rezoning application and a Historic Landmark (HL) rezoning application for the 

Benedictine Monastery property at 800 North Country Club. On December 18, 2018 a Plan 

Amendment for the same property was approved by a 7-0 vote by the Mayor and City Council.  
 

The proposed PAD will change the current Office/High Density Residential zoning (O-3 and R-3) 

(both of which already allow high density residential), to a “custom” zoning to allow new 

residential construction on site, neighborhood-scale commercial for the existing Monastery and 

for other portions of the site, and a parking structure. The proposed PAD will include very 

specific requirements for the site (much of which was already included in the approved Plan 

Amendment), such as a maximum height of 55’ in the center of the site with lower heights 

along Country Club and Anderson, 255 new construction units, adaptive reuse of the 

Monastery for commercial and/or residential uses and other uses and site development.  
 

In addition to the PAD, the proposed Historic  

Landmark rezoning (boundaries shown at right),  

originally initiated by the City of Tucson Mayor and  

Council, will provide City of Tucson regulatory  

Historic protection for the Monastery building.  
 

Poster Frost Mirto and Tucson Monastery LLC will  

host a meeting to discuss both of the elements of  

the rezoning (PAD and HL), give an overview of the  

process, and address any questions or comments  

you may have. There will be time set aside  

separately for the PAD rezoning and HL designation  

in order to specifically address each of these  

processes fully with comments and discussion.  
 

Please join us:   

Wednesday, April 17, 2019 at 6:00 pm  

Benedictine Monastery Chapel  

800 North Country Club Road.  

ENTER THROUGH THE CHAPEL DOORS. 
 

In addition to comments at the Neighborhood  

Meeting, comments on the proposed Planned  

Area Development and the Historic Landmark  

may also be submitted to the City of Tucson  

Planning and Development Services Department,  

P.O. Box 27210, Tucson, AZ, 85726 or by phone at  

520.791.5550. Additionally, comments may be  

made verbally and/or in writing at an upcoming  

Zoning Examiner public hearing to be formally  

noticed at a later date. If you cannot attend the 

April 17 meeting or have questions prior to April 17, 

please contact Corky Poster. call 520 861-6320 

or email to (cposter@posterfrostmirto.com). 
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We are here tonight to 

discuss two topics: the 

HL rezoning to preserve 

and protect the 

Benedictine Monastery 

and the PAD rezoning 

to develop the site



This is a required pre-

submittal Neighborhood 

Meeting to gather input 

and answer questions 

prior to the formal PAD 

& HL rezoning submittal 

to the City of Tucson.



In 45 years of work as Tucson leading 

preservation architects, Poster Frost 

Mirto has learned that saving buildings 

is the easier part of preservation.

Finding contemporary sustainable 

economic uses is the hard part. 





But first some background to put 

tonight’s meeting in context. 



1. April 15, 2017: Real Estate Brochure soliciting purchaser for Benedictine Monastery

2. September 17, 2017: Ross Rulney signs purchase-agreement for Benedictine Monastery 

3. Nov./Dec., 2017: Initial meetings with neighbors at Ward 6

4. December 13, 2017: Benedictine Monastery: Concept presentation to Ward 6/Miramonte. 

Decision made to proceed with a PAD instead of under-lying zoning

5. January 2018: Design development based on December 13, 2017 meeting

6. February 9, 2018: Meeting with neighbors at Ward 6

7. February 26, 2018: Close of escrow in Rulney purchase on Benedictine Monastery

8. February 27, 2018: Meeting with neighbors at Ward 6

9. March 28, 2018: Informal community meeting at Monastery Chapel presenting 

preliminary ideas on the Monastery development. 250-300 attend

10. March 30, 2018: Meeting with Ward 6 Councilmember

11. April 20, 2018: Meeting with City of Tucson staff regarding schedule and submissions

12. May 22, 2018: City Council initiates Historic Landmark designation for Monastery

13. June 28, 2018: Formal (and required) Plan Amendment Neighborhood Meeting at

Monastery Chapel. 150-200 attend

14. July 7, 2018: Plan Amendment Application filed with the City of Tucson

15. July 20, 2018: Plan Amendment Application Accepted by City of Tucson 

16. August 7, 2018: Plan Amendment Application Revised to include newly-acquired parcel 

north of Monastery site (Country Club and 2nd Street)

17. September 12, 2018: Planning Commission Study Session re: proposed Plan Amendment

(Study Session was continued with a request by Commission to negotiate with 

neighbors)

18. September 19, 2018: Negotiation with neighbors at Ward 6

19. September 27, 2018: Negotiation with neighbors at Ward 6

20. October 4, 2018: Negotiation with neighbors at Ward 6

21. October 5, 2018: Signed Joint Statement between Neighbors for Reasonable Monastery 

Development and Tucson Monastery LLC regarding Plan Amendment (See Appendix A)

22. October 10,, 2018: Planning Commission Study Session Continued. Public Hearing set.

23. November 15, 2018: Planning Commission Public Hearing. No recommendation. 

24. December 18, 2018: Mayor & Council Public Hearing on Plan Amendment. Approved 7-0.

25. January 5, 2019: Submission to COT P & DSD of PAD 1st Draft for Courtesy Review

26. February 26, 2019: First Design Advisory Committee meeting 

27. April 3, 2019: Second Design Advisory Committee meeting

PROJECT TIMELINE



O-3 

OFFICE R-3 HIGH 

DENSITY

RESIDENTIAL

UNUSUAL EXISTING

COT ZONING

250 UNITS ALLOWED

R-3



40’ height limit

40’ height limit

40’ 

height 

limit

EXISTING 

COT ZONING

ALLOWABLE HEIGHT

40’ height 

limit



To do the quality project we envision, 

we have chosen to prepare a PAD to 

make modest changes to the existing 

zoning. 



But that first required Plan Amendments





After lengthy negotiations with neighborhood representatives, on December 

18, 2018, the Mayor & Council approved a Monastery Plan Amendment, 7-0



What progress did we make between 

March 28, 2018 and April 19, 2019?



Project presented March 28, 2018. 



MARCH 28, 2018 PROPOSAL
• No Historic Protection

• Heights of 88’, 55’, & 44’

(compared to allowable 40’)

• Derelict north property with 

abandoned house

• Commercial uses in Monastery

• All surface parking 

• The same number of new units as 

allowed in underlying zoning (222)

• No design review

DECEMBER 18, 2018 AGREEMENT
• Historic Landmark proposed

• Heights of 55’, 44’ and 33’ 

(compared to allowable 40’)

• Rulney acquired north property; 

Demolished abandoned house

• Mix of uses in Monastery

• Added parking in structure

• The same number of new units as 

allowed in underlying zoning (255)

• Design advisory committee

• Public use in Chapel 

• Group Dwelling (student) prohibited

• No Miramonte auto or ped entries

• Save the oleanders



There are two formal parts to this meeting for 

neighborhood review and comment.

1. Historic Landmark Rezoning (HL)

2. P.A.D. Rezoning 



HISTORIC LANDMARK REPORT
Property Description

Physical Appearance and Characteristics

Architectural Description

Historic Elevations

Interior

Landscape

Setting

Alterations

Statement of Significance

Chronology

Architect

Landscape

National Register Status

NRHP Eligibility Criteria

Future Treatment and Design Guidelines





Future Treatment and 

Design Guidelines

1. Establish Historic Landmark Boundaries (right)

2. Use “Preservation” treatment (as per Secretary of 

Interior Standards) for the exterior of the Monastery 

and its character-defining features.

3. The interior of the Monastery will be excluded from 

any HL regulatory control and will utilize 

“Rehabilitation” treatment (Adaptive re-use).

4. Retain original landscaping components from early 

1940s located immediately adjacent to the building. 

(Allow replacement of west water-consuming grass).

5. Internal courtyards landscape will allow flexibility for 

adaptive re-use for human activities.

6. Plant material and trees located outside HL will be 

saved, transplanted, or grafted (Mission Gardens).

7. Allow modest sunken plaza on the NE corner of 

Chapel to allow ADA access to the basement. 



Comments and questions on Historic 

Landmark proposal? 



Part 2: 

P.A.D. Rezoning Proposal 





Development Standards as derived 

from the approved Plan Amendment 

(December 18, 2018).



Allowable Uses
ALLOWABLE USES ARE BASED ON ALLOWABLE C-1 

USES, MODIFIED

Community Garden

Urban Farm

Civic Assembly

Cultural Use

Elementary and Secondary Education

Instructional School

Postsecondary Institution

Membership Organization

Religious Use

Administrative and Professional Office

Artisan Residence

Commercial Recreation

Day Care

Entertainment (Excluding Large Dance Hall)

Financial Service (Excluding non-chartered 

institutions)

Food Service (Excluding Soup Kitchens) (With 

Alcoholic Beverage Service as an accessory use)

Funeral Service

Extended Healthcare

Major Medical Service

Outpatient Medical Service (Excluding blood donor centers)

Parking

Personal Service

Research and Product Development

Technical Service

Minor Trade Service and Repair

Travelers Accommodation, Lodging (With Alcoholic Beverage Service as 

an accessory use)

Craftwork

Processing and Cleaning

Family Dwelling (with Home Occupation as an accessory use)

Duplex (with Home Occupation as an accessory use)

Multifamily Development (with Home Occupation as an accessory use)

Single-family, Detached (with Home Occupation as an accessory use)

Farmers’ Market only (Excluding Large Retail Establishment)

General Merchandise Sales (Excluding Large Retail Establishment)

Craftwork as an accessory use to any permitted Retail Trade uses

Perishable Goods Manufacturing as an accessory to any permitted 

Retail Trade Uses

Renewable Energy Generation

Residential Care Services, Adult Care/Physical/Behavioral Health 

Services: Unlimited  

Wireless Communication (no towers and antennas)

Personal Storage



Prohibited Uses

PROHIBITED USES (DELETED ALLOWABLE C-1 USES)

Cemetery

Animal Service

Salvaging and Recycling

Parks and Recreation (Including Golf Course)

Manufactured Housing (with Home Occupation as an accessory use)

Group Dwelling (ALREADY PROPOSED BY OWNER TO BE EXCLUDED)

Residential Care Services, Adult Rehabilitation or Shelter Care

Residential Care Services, Shelter Care for Victims of Domestic Violence 

General Merchandise Sales (Automotive Minor Service/Repair as accessory use to 

fuel sales)

Salvaging and Recycling as an accessory use to any permitted Retail Trade uses

Hazardous Material Storage as an accessory use to any permitted principal use 

All Commercial Services in the C-1 Zone may provide one drive-through service lane 



Building Setbacks New Construction Heights



Building Setbacks Pedestrian Access and Concept



Loading and Service Landscape Concept (Preserve Oleanders)



Current design update after two 

meeting with the Design 

Advisory Committee



Schematic Design, April 11, 2019
• 253 new construction residential units (a 

mix of 1 BR and 2 BR)

• 34 rehabilitated units in the Monastery

• 10,000 SF of neighborhood commercial

• Public/commercial uses in the Chapel and 

main Monastery entry. 

• Housing support spaces in the basement of 

the Monastery (access by NE plaza)

• 164 surface parking spaces

• 240 garage spaces

• Service and emergency access from 2nd

Street (no access from Anderson)

• No pedestrian access from Anderson

• Bicycle connection south to 3rd Street



Traffic and parking issues
• Approximately 400 parking spaces on site for 

300 residential units plus commercial. 

• The current PAG traffic count for Country 

Club (6th to Speedway) = 18,698 vehicles/day

• 2013 Traffic count on Country Club = 23, 722

• (Tucson Boulevard = 16,901 vehicles/day)

• Traffic engineer: daily trips generated by new 

development = 2,681

• Trips by mode = 1,608 (60%) by auto, 607 

(25%) by bicycle (next to 3rd Street Bike Path), 

402 (15% pedestrian and transit)

• Tucson Transportation Dept. requesting 

center left-turn lane into property. 



West elevation of new development (from Country Club)



North south cross-section looking west



East west cross-section through south courtyard looking south



East elevation of new development (from Anderson)





Comments and questions on P.A.D and 

Schematic Design progress drawings?  



BENEDICTINE MONASTERY DEVELOPMENT MEETING 

PAD & HL REZONING; FORMAL NEIGHBORHOOD MEETING  4-17-19 
 

6:07 Meeting Begins Corky Poster (Presenting), Savannah McDonald, Daniela Nunez (taking notes), Ross 

Rulney (amongst the crowd answering questions) 

1. REVIEWING WHAT HAS BEEN SEEN 

a. 7 ACRES: After acquiring NW parcel 

b. 1940 black + white image, beginnings of the building 

c. Roy Place, Tucson architect 

d. Here to discuss: 

i. Historic landmark rezoning: to protect the Monastery 

ii. PAD: guiding redevelopment of this site 

2. Required meeting that City of Tucson to receive input and to answer questions from community 

3. PRESERVATION: PFM is leading preservation architects in town 

a. Saving building is easy part of historic preservation, hard part is finding contemporary 

sustainable uses of the building after time has passed 

i. PFM experience: 

1. Train Depot renovation 

2. Pima County Courthouse 

3. The Marist renovation 

4. Old Main UA Campus: “can’t tell what you did.” 

4. BACKGROUND & CONTEXT 

a. Reviewing all the meetings since purchase of Fall 2017. We want commentary. 

b. UNUSUAL UNDERLYING ZONING: Zoning splits Property.  West = R-3 (High density 

Residential) and East = O-3 (Office) 

c. EXISTING HEIGHT: we can do 40’ all around IF we wanted, but we all agreed to prepare a 

PAD to make modest changes to existing zoning PAD. Gave us flexibility to have a better 

project. Development is complex 

i. PLAN AMENDMENT TO: 

1. Miramonte Neighborhood and Broadway/Alvernon Neighborhood Plan 

2. Dec 18, 2018, Mayor & Council approved Plan Amendment with a 7-0 vote 

Many details are in Monastery Plan Amendment (more that typically seen) 

ii. March 28, 2018: first meeting ever. What progress have we made? *SHOWS 8 

STORY IMAGE*  

1. Much progress has happened since then, we’re moving away from the 

original height. 

2. Originally there was no historic protection. There is now currently a Historic 

Landmark in motion… new heights proposed = 55’, 44’, 33’  

3. NW property has been purchased, demolished abandoned house 

4. Mix used of monastery 

5. Added parking to Monastery 

6. Same number of units (255) allowed in underlying zoning, due to having 

purchased new parcel 

7. Originally no design review, NOW there’s a Design Committee (we’ve met 

two times) 

8. Chapel will be a public space 

9. We’ve prohibited Group Dwelling (aka Student Housing) 

10. At the request from Miramonte neighborhood, no auto or ped entries 

11. Save oleanders. 
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5. HISTORIC LANDMARK REZONING (HL) 

a. Link at the bottom of Handout has the detailed HL Document 

b. Old BW photos of Monastery, Roy Place, history of Site. 

i. Property description 

ii. Architectural description 

iii. Statement of significance 

iv. Future Treatment & Design Guidelines 

1. Proposed “boundary” 

2. Preservation treatment, exterior will not change nor will its character-

defining features 

3. Interior of Monastery will be excluded from any HL regulatory control 

(adaptive-reuse) 

4. Retain original landscape from early 40’s (replace water consuming grass) 

5. Internal courtyards will allow flexibility for adaptive reuse 

6. Plant material and trees located outside HL will be saved, transplanted, or 

grafted (mission garden) 

7. Allow modest sunken plaza for ADA 

6. COMMENTS FROM PUBLIC 

a. What property on the North side did you buy? 

i. 2 parcels on the corner of 2nd street and Country Club Little red house, vacant land 

immediately to west of 7 little houses 

b. Historic Landmark will protect exterior, that’s great, what will happen to the Chapel? 

i. We care about this space as much as you do. You can see our trajectory. You have 

our promise that we will save this place. The bishop told us he was no interest in 

what happened in this space. 

c. Grafting and vegetation? I didn’t see word orange tree. What will happen to orange trees? 

i. We’ve in communication to the Sisters, they have said “please get rid of those 

orange trees.” I know there’s a lot of love for those orange trees, but the Sisters 

have asked us to remove the “tortured” trees, most of them are dying. 

d. Historic designation is wonderful. Does that mean that the interior of the chapel can be 

modified or destroyed?  

i. The answer is: this is not under the regulatory control of COT, but that doesn’t mean 

we’re going to destroy it. We’re preservation architects, we care about this space, 

we will do something that is respectful. What is the sustainable allowable use that 

we can do with this space? We will soon enough talk to community. 

e. What will happen to the avocado trees? 

i. We intend to save that tree. 

f. What is the acreage of the Historic Landmark out of the whole site? We’ll get back to you. 

g. How did nuns sell the monastery? How did the advertise it? 

i. Private sale between private people, put out through a broker like normal property. 

Sisters looked for religious use for quite some time, but they sold to local buyer that 

didn’t immediately want to create Student Housing. 

h. Chuck, president of Miramonte Neighborhood Association I read in the newspaper that the 

design will keep with the design. 

i. If we’d proposed something that looks just like historic building, I’d be going against 

all the rules of preservation. We can’t make in look just like the buildings 

i. Is Ross Rulney here? 

i. He’s right behind you. 
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j. Comment: Marist college and building right near it is good practice. 

k. Can you expand of number 5? 

i. The courtyards are dense. We want to modify so they are usable to the residents 

We will keep the lush and beautiful character of the courtyards. 

l. Keeping the oleanders. They need water and the landscaping needs water. 

i. We’re working on keeping them. We will preserve them. 

m. Will you consider a modest display of about the history of the site and sisters? 

i. All that history is now recorded and documented by profession historians. It’s all 

online. 

n. Oleanders need a lot of water compared to other vegetation.  

i. Different opinion from lots of people. Miramonte is used to oleanders, the trees are 

irrigated by a well ON SITE that will allow to keep cost down.  

o. Did you say this area can be a café or bookstore?  

i. The market responds only after having entitlements from city council. Finding 

commercial users for this site, especially an important site like this, is going to have 

to wait for the entitlement process. 

p. Will you be saving any important things from the Monastery? 

i. Yes, we will save everything relating to the religious importance of the Monastery. 

q. Who will maintain upkeep on building? 

i. The owner. 

r. Comments on fire in Notre Dame, all of us are grateful for this Monastery building. 

s. Is the inside not historic? Can it be demolished? 

i. We need to make changes to the interior of the building to make this a sustainable 

building. The interior is not part of HL  

7. PAD REZONING REPORT 

a. Review Development standards as derived for the Plan Amendment. Due to the details in 

the Plan Amendment, a lot of the same things are in the PAD. 

b. Allowable uses. Go online for all the uses: 

i. List of things that can be on the site: 

1. Multifamily housing 

2. Food service 

3. Restaurant 

4. Artisan market 

ii. Cannot have: 

1. No golf courses 

2. No animal services 

3. No group dwelling 

4. No automotive 

5. No drive through 

6. Very long and complex list 

c. Setbacks, Heights, Uses, Parking, Traffic 

i. Setback: distance you have to hold buildings from property line. Proposing a large 

buffer on Country Club and Anderson (50’) 

ii. Heights: 55’, 45’, 35’  

iii. Parking: around perimeter of the site, single loaded parking, double loaded parking, 

parking garage. 

1. Trash and emergency services will now get out on 2nd street. 

2. Parking garage is fee structure is so far undetermined.   



BENEDICTINE MONASTERY DEVELOPMENT MEETING 

PAD & HL REZONING; FORMAL NEIGHBORHOOD MEETING  4-17-19 
iv. Pedestrian Access & Concept: no pedestrian connection to neighborhood and site. 

Biggest worry is that folks would park in neighborhood and make a short cut to the 

site. No pedestrian entry on east. There will be a bicycle entry/exit on 3rd Street.  

d. DESIGN UPDATE: Design changed after meeting with the Design Advisory Committee. 

i. This is not typically done. We wouldn’t show detailed designs. We understand that 

people care about this site, and the only way we can move forwards is to be OPEN 

and transparent. 

ii. Schematic design site plan: 

1. Blue and green = residential uses. 

2. All 1 and 2 bedroom, with a few studio apartments in Monastery. 

3. 10,000 SF that fronts Country Club, will have a use that will be useful to 

neighborhood. 

4. Basement under this building will be support spaces for building (i.e. gym) 

5. 253 New Construction residential units. Aiming roughly 50-50 mix 

6. 34 rehab units in Monastery. 

7. Public/commercial uses in chapel. 

8. 164 surface parking. 

9. 240 garage spaces. 

10. Service and emergency access from 2nd (no Anderson access). 

11. No pedestrian access from Anderson. 

12. Bicycle connection south to 3rd street, folks on site will probably move here 

because of the 3rd street bike path 

iii. Traffic & Parking Issues 

1. Approximately 400 parking spaces for 300 residential units plus commercial 

2. Current PAG traffic count for Country Club (6th to Speedway) = 18,698 

vehicles per day 

3. 2013 traffic count on Country Club = 23,722 (Tucson Blvd = 16,901 per day) 

4. Traffic engineer: daily trips generated by new development = 2,681 

a. 60% will be cars (1608 trips) 

b. 25% bicycle (607 trip) 

c. 15% pedestrian and transit (402 trips) 

5. Tucson Transportation Dept, requesting center left turn lane into property 

a. Alternative: 3 lane road, one lane north, one lane south, and left 

turn lane, and ample bicycle lanes on either side Like Granada 

Street in downtown…Mayor and City Council recently passed a 

Complete Streets Ordinance that supports that idea  

6. West Elevation. 

a. Building on Country Club align with façade of Monastery 

7. North-South Cross Section looking West 

a. Tells us comparative heights between buildings, 

b. There’s a 10’ drop throughout the site Heights relative to the 

Monastery vary 

8. East West Cross Section through Courtyard looking South 

a. Tallest part of the design, 2 story lofts lighten up the top of the 

building 

9. East Elevation (from Anderson) 
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a. Notched around the Monastery to create an opening, we’ve 

stepped down the building towards the opening. The building is 

about 58’ back from Anderson 

10. Rendering 1 (Monastery looking NE) 

a. Shows 3 story building, created an arcade to match the existing 

arcade 

11. Rendering 2 (Monastery looking SE) 

a. Scales similarly to the Monastery, New Construction is 50’ from 

property line. Spanish Colonial Revival = Monastery, New 

Construction = Contemporary (Comment: It has no character. It 

looks like it can be in Acapulco. It’s dull. It’s generic.) 

e. COMMENTS + QUESTION 

i. I think you should consider public art on the new structures to make the buildings 

look unique and interesting, and reflecting history of this building 

1. We can line the hallways with art 

ii. Anderson avenue is brilliant. Could we make it no parking? 

iii. Height of steeple? 

1. 88’  

iv. What kind of lighting from East side? 

1. We don’t have zoning allowed yet; much we would love comments about 

your concerns 

2. I would prefer the lighting to be lower level lighting so it’s not going towards 

the neighborhood (from Miramonte resident) 

v. I quite liked how the new addition to Tucson High School was treated (Tech Building 

on 6th Street) 

vi. From my apartment I can see the top view I won’t have my view 

1. People living in apartments will have an awesome view 

vii. In the meeting, no one from the Miramonte association liked the building details 

being in the Plan Amendment. When’s the next meeting? Where’s my leverage? 

1. Let me explain the process We will include these comments to take them to 

the COT and it will be part of the Public Hearing. You are all welcome to 

attend. The Zoning Commission will make a recommendation. It will go to 

Mayor and Council, and they will have a Public hearing 

viii. What’s the timeline? 

1. We’re hoping to be in front of the Mayor in Council in September 

ix. Traffic numbers?  

1. The numbers don’t make any sense 

x. There is no student housing? 

1. Federal law says that a 21-year-old (for example) who goes to UA can live in 

the building. But the 4 bedrooms, rent-by-the-bedroom type is PROHIBITED. 

We are not allowing group dwelling, no student housing  

xi. Can you explain what group dwelling means? 

1. If you rent a 4-bedroom apartment with separate leases for each bedroom 

qualifies as group dwelling. They share common space with other 

roommates. That’s a lucrative business. 

xii. We’re very lucky to have a developer and architect like you guys. When I found out 

Corky Poster of Poster Frost Mirto was head architect, I was very pleased. The 
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developer can make a lot more money, but they went in another direction. I’m 

thankful for your involvement 

xiii. Will the leases be 9 months, 12 months? 

1. 9, 12, 13 months. 

2. Rents will be comparable to new market rate downtown prices People are 

willing to pay higher rent because of location This location is as important to 

people as living in downtown $2 per square foot A 800 sf unit, about $1600 

xiv. How long will it take to finish this project? 

1. If we were aiming for a Fall building permit, we will do everything all at once 

We’re not starting everything at the same time. Our goal is to finish at the 

same time. By the end of 2020 

xv. I agree about Tucson High because of materials, colors, form I would want more of 

that here. No mimicking or copying. No balconies  

xvi. We want to see a reflection of the Monastery. 

xvii. In Sam Hughes, looking at projected numbers of bicycles: it’s dangerous. I would like 

the city to come up with an idea on how they’re going to handle the bicycle traffic 

1. One aspect of Complete Streets Ordinance has guidelines for how to treat 

bicycle lanes 

xviii. Parking garage, will it be lit all night 

1. We will make sure we have LED downlighting, so it doesn’t have glare going 

to other  

xix. I liked what she said about the design. What if you added the red roofs? I need to 

see 3D, up above, but I need more clear drawings I need to see them NOW. 

xx. I live right behind here, what’s the noise level going to be? All I can hear are birds 

right now? 

1. Noise falls from distance; I don’t envision sound problems. Not any more 

from the existing apartments. 

xxi. The noise from Country Club completely masks the apartment sounds 

xxii. (Person 1) In contrast to the no balconies comment, I think the balconies provide a 

human edge. I like to see people living life. 

1. (Person 2) It may not be student housing, but students could live here. What 

about the drying towels over the railing?  

2. (Person 1) THAT’S LIFE. I love seeing that 

xxiii. Corky = The 1st level units will all have ground floor entrance for that neighborhood 

feel 

xxiv. Michael Becherer local architect, lives nearby (next door), will be AIA president. 

Given the alternative, this is the preferred option. Based on the market rate, I don’t 

think many students will live here. I’m concerned about the Parking Structure. 

1. The parking garage needs more work, we will do more work. 

xxv. Are the patio areas arched? Are there elements of arches? 

1. They’re just square, we think the notion of an arcade is an imitation of the 

building. We want a compatible and sympathetic design. They’re not arches, 

but we think they will have the shade and character. 

xxvi. In terms of exterior finishes, have you made any decisions? 

1. We want to have a masonry base below for the building, a stucco skin for 

the middle levels, and a light materials (steel) at the top for lightness 

xxvii. Garage is 5 story? Is it just square, open? Or does it have a great design? 
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1. We will try to make it fit in with the site. It is substantially far back from 

Country Club. 

xxviii. How many spaces will be open to the public? 

1. That is a tricky question to answer. Parking will be primarily for users of the 

site. Residents and customers of the commercial activities. Not sure if that is 

what you mean by “public.” 

xxix. Have you decided if you’re going to complete the garage with the New 

Construction? 

1. Garage can take 4 months to build, the New Construction will take about 16 

months, the monastery will take about 8 months. All will complete at the 

same time.  

xxx. How far away will you have to be to see the spire? 

1. Ruth Beeker has asked me the exact same question, and she wants to be 

able to see it too. We will work with her to make sure it’s considered 

xxxi.  What’s target demographic? 

1. Principle folks are millennials that may not be able to afford Sam Hughes or 

western Miramonte. Another one we are targeting are empty nesters. I’ve 

had lots of people come up to me saying they can’t wait to move out of 

their big houses and downsize, BUT stay in the neighborhood. 

xxxii. Comment from audience: I would like to thank Ross Rulney for his generosity for 

allowing the Tucson community to use this Monastery for the sort term care of 

asylum-seeking migrants. (Extensive applause from meeting attendees.) 

 

MEETING ADJOURNED: 7.58 PM.  

 

 



From: Claire O'Connor <tclaire.oconnor@gmail.com>  

Sent: Friday, April 19, 2019 3:14 PM 

To: Corky Poster <cposter@posterfrostmirto.com>; Ken Plattner <kenplattner.fr@gmail.com> 

Subject: Appreciating your monastery presentation on Wednesday 

 

Hi there Corky, 

 
I know I already thanked/appreciated you in person after Wednesday's 

meeting, but I find it's always nice to have it in writing, too!  
 

My husband and I were both impressed with the way-good (!) progress that 
you and the development team/M&C have made. We also appreciate how 

genuine, down-to-earth, and principled you are. Ken also said that he was 
impressed that the presentation was informative, authentic, heartfelt, but 

not 'slick'. We're both really happy with the middle ground that's been 
reached, and we fully support you, your firm, Ross, and M&C moving 

forward. You've exceeded our expectations, and as neighbors who live about 
a half-mile north, we're really excited to see it all come to fruition. That 

place is woven into what makes Tucson worthy of its' citizens' affections, 
and I feel that legacy will only blossom with what you're proposing. Salut! 

 

Looking forward to what's next! Thank you again for your great work! 
 

Cheers, 
Claire 
____________________ 
 

T. Claire O'Connor 
(520) 904-0877 cell/text 

www.DelightDesignStudio.com 
 

 



Review Comments/Questions by Kim Fernández, Design Advisory Committee Member and 

based on Benedictine Monastery PAD submission 02 28 2019.  

 

Parking, Circulation and Transportation: 

1. Please clarify how many vehicle parking spaces you will provide for residents and how many will be 

provided for other uses. Please explain any current code variations and if there are variations, why? 

 

2. Will all the proposed parking be provided when initial permits are pulled? If not, how many spaces are 

being provided compared to how many residential units are being provided? 

 

3. Is the Traffic Impact Study complete? If not, when is it expected to be completed? 

 

4. Will a bus stop be maintained and will a bus pull-in/out be provided? 

 

5. How will the service access points on Anderson be controlled/gated? Or how will pedestrian traffic be 

barred? 

 

6. How will trash pick-up be situated so that residential neighbors are not adversely affected. 

 

7. It is not clear that the oleander hedge is being kept at all points, particularly at the interior circulation 

road on the southwest corner on 3rd St. and Anderson, please clarify? 

 

8. How will the oleander hedge be maintained over time? Will there be a fence on the inside of the 

oleanders to prevent vehicles damaging the hedge or someone cutting passageways through the hedge? 

 

9. It was detailed that there are "beautiful sidewalks" in Sam Hughes leading to the UA, what about 

adding some sidewalks and beautification to Miramonte - at least to Whole Foods? (The Chroma Project 

at Speedway and Miramonte is making a donation to mitigate traffic impact to the neighborhood). 

 

Other Concerns: 

10. It was detailed how there are "lovely tower views" preserved from Country Club and Hawthorn in 

Sam Hughes, but they are proposed to be blocked on Hawthorn in Miramonte, please explain this 

choice? 

 

11. How will lighting be designed so as not to impact the neighbors' dark skies? 

 

12. How will heat island effect be addressed so as to not impact neighbors? 

 

13. Please explain how the property is being taxed currently and in the future? 

 

14. Please list any City benefits/breaks being requested for the project? 



 

15. Are the existing dorm rooms being redesigned with individual bathrooms for each studio and one-

bedroom rental? If there is to be group toilets, please explain how this keeps within the "no group 

dwelling" commitment? 

 

16. P. 66 refers to Development run-off flowing "West" to Miramonte. I presume this is a typo and it is 

to flow "East" to Miramonte along Anderson and 2nd Street - please clarify. If this is so, please show 

how during significant event when this intersection already is flooded, that neighboring houses will not 

be inundated. 

 

17. P. 96 refers to items that shall be approved. Does this included any changes to retail tenants and 

therefore a more intensive use would not have to have additional parking required? 

 

18.  Please clarify by section and designated perspective viewpoints how the massing will appear on the 

Anderson face of the development. 

 

19. Is the well system on site currently in use? How do you envision its use in the future? 
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Corky Poster

From: Bret Harte, Dianne M - (dianne) <dianne@email.arizona.edu>

Sent: Wednesday, April 17, 2019 9:06 PM

To: Corky Poster

Subject: Monastery

I spoke to Ross Rulney following tonight’s session, mentioning Bakersfield’s highly successful  repurposed 

church/restaurant. He was interested in knowing its name: The Tower—craft bar and grill—and there’s a 

smashing photo on their website. Good session, good deflection of idiot queries. dianne 

 

Get Outlook for iOS 
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Corky Poster

From: John Leech <johnrleech@yahoo.com>

Sent: Thursday, April 18, 2019 6:26 AM

To: Corky Poster

Cc: Gabriel Rico; Ross H. Rulney; Steve Kozalchik

Subject: Housing international students in the monastery building 

Congratulations on the presentation of the revised plans for the reuse of the Benedictine Sanctuary property. The sketch 

in this morning ‘s Star looks great.  

 

My thought long unvoiced is that the monastery living quarters could be repurposed for housing international students 

such as the nursing students the Sisters  of Notre Dame have at Notre Dame de Namur university in Belmont California.  

 

The chapel could continue in something close to its original purpose.  

 

I see the mother Pelican on the altar canopy is still on duty watching over her children; that is, the old monastery is 

sheltering God’s children. 

 

Applause for that to you the architect, and to the developer, the city councilman, Alitas and the volunteers from the 

community. 

 

Of course office or hospitality use — especially the latter — would also be winsome use of the old dormitory... 

 

Sorry I missed the meeting last night. I was across town for another strategic meeting. 

 

 

 

 

John R. Leech. 

1.520.591.1894 

1.520.615.6422 

PO Box 65807 

Tucson AZ  85728 
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Corky Poster

From: Michelle Crow <michellec@beyond-tucson.org>

Sent: Thursday, April 18, 2019 11:00 AM

To: Corky Poster

Subject: Comment re: Monastery and need for contact info

Corky -  

 

Hope you have been doing well! 

 

I wanted to connect with you for two reasons: 

 

1.  As a resident of Sam Hughes neighborhood, I want to register my positive opinion of the plans you and Ross Rulany have 

worked so hard to complete on the Monastery.  Also much gratitude to him for allowing the migrants to stay there in the 

interim.  Good job and thank you both! 

 

2.  I am trying to reach Dora with Flowers and Bullets and I know you work with F & B frequently.  Do you happen to have a 

contact for her you can share with me?  I have left a voicemail on their general mail box with no luck so far.   

 

We want to ask her to serve on a panel re: school lunch programs (see full description of the symposium below my Sig line) so 

she can describe F & B's development of the community garden and animal husbandry on the old Julia Keen school grounds 

and nearby neighborhood homes.  The symposium is being organized jointly with a few U of A colleges/departments and I am 

just now trying to finalize the panelists for this afternoon panel and think she would be perfect!  IF … only I can get ahold of 

her!  

 

Any help you can provide would be deeply appreciated! 

 

Michelle Crow 

Executive Director 

 
 

2101 N Country Club Rd., #9 

Tucson, AZ 85716 

(520) 975.8443 

michellec@beyond-tucson.org 

 
www.beyond-tucson.org  

Facebook I Twitter I Instagram 

 
 

 

 

Nutrition Symposium: Are School Lunches Healthy? 

Friday, May 31 10 am - 5 pm 

Dunbar Cultual Center 

325 W Second St. 
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Tucson, Az 85705 

 

 

Our afternoon panel seeks to look at the this question with more of a racial, socio-economic, equity lens.  We are hoping the 

panel will help ground this discussion in our local region, by considering specific factors that might be impeding, or helping, 

minority and/or low income students receive a healthy school lunch.   

 

We have a few other panelists that agreed to be on the panel who have done extensive research (and one that developed 

non-profit programs) to address some of the historical practices of USDA nutrition guidelines and how they have 

impacted specific populations in our country which were never considered or consulted in the science or policy formation 

stages, and then experienced adverse health impacts as a result. Our initial thoughts are that Dora could help us discuss the 

issue of urban food deserts, and more importantly innovating solutions to get fresh food from local food sources.  Plus it is 

such an fantastic use of a closed school facility.   

 

 

Just for background here is the rest of the day content: 

The morning is being organized by U of A Nutrition department and provides participants with substantive background on the 

history of school lunch guidelines and how the current program operates.  There will also be a panel discussion with 

representatives of various school lunch programs here in Tucson as well as ADE School Nutrition Directors to add insight on 

how the system works and how decisions get made from top to bottom. 

 

The afternoon is being organized by College of Education and begins with a keynote from Nina Teicholz, nationally known 

speaker and investigative science journalist who has written several articles and a book digging deeper into the science of 

nutrition, challenging USDA guidelines, and taking a deeper look at school lunch policies and the behind the scene influences 

that create them. Her past work (including her book The Big Fat Surprise) contends that current USDA dietary guidelines were 

based on 1980 clinical trials for middle aged (white) males fighting heart disease. Her research looks at how science has 

evolved since and is starting to question many of those underlying assumptions.  Policy makers, and political forces in D.C., 

however make changing USDA guidelines a challeneging process. 

 

We also have youth panelists from several schools districts and charter school(s) for an afternoon panel of youth voices.  They 

are also working on a student led video project with Rep. Andres Cano in which they plan to interview students in their own 

school cafeterias as part of a 5 minute video to be shown before their youth panel. 

 

Finally, we hope to facilitate small group table discussions and do some next-steps action planning at the end of the day so 

participants can move forward with their own concrete ideas to help improve the health of our students. 

 

Hopefully this gives you enough background to consider the request.  But if you have any questions at all please do not 

hesitate to give me a call on my cell to discuss further. 
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Corky Poster

From: ricossuavess@yahoo.com

Sent: Friday, April 26, 2019 12:10 PM

To: Corky Poster

Subject: benedictine

hi.  i think the best use for the beautiful benedictine is to keep the cathedral and make around it a hospice for upscale 

clientele.  sort of god's waiting room.  
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Corky Poster

From: Alan Voelkel <avoelkel@mac.com>

Sent: Thursday, April 18, 2019 9:55 AM

To: Corky Poster

Subject: Monastery Design 

Good morning! 

As a near-neighbor of the Benedictine Monastery, I have followed the controversy with great interest. I appreciate very 

much your efforts to take into consideration the concerns of the neighboring community. 

 

One issue I have not seen addressed is the issue of increased traffic on Country Club Road which is already over-

burdened. With hundreds of additional cars turning on and off of Country Club from the new apartments and businesses 

the traffic snarls will be nightmarish unless mitigated from the outset with design considerations. 

 

My suggestion is to widen Country Club Road with an additional lane on the east side of the road along the entire 

Benedictine property so that slowing vehicles can pull off and on and not obstruct the regular flow of traffic. Since the 

lane is already widened from the north corner to Broadway, the expanded lane will also serve as an extension of the 

right-turn lane onto Broadway. 

 

Thanks for all the work and thought you are putting into the project. 

 

Alan Voelkel 

220 S. Country Club Rd 
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Corky Poster

From: beekerr2@netzero.net

Sent: Wednesday, April 17, 2019 8:02 PM

To: Corky Poster

Subject: Opinion of one

Corky,  

I may have been the only person in the room who sees the present solution as worse than the 88 foot buildings.  I see 

what we have as an opportunity lost to have good architectural design.  I would much rather see more height variation, 

less footprint, more open space to be landscaped.  Instead we have squat buildings all over the site.  Pathetic.  Not your 

fault, but I find it disappointing. 

Ruth 
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