
 

 

 
March 17, 2015 
 
 
Dear Neighbor: 
 
 
You are invited to attend a neighborhood meeting regarding a plan amendment request for a 
17-acre property at the northeast corner of 22nd Street and Houghton Road (see location map 
below). The current property owner, The 22nd Street Baptist Church, purchased the land in 1979 
with plans to relocate to the site. . However, with the passage of time it has become apparent 
the Church’s current location is best for its congregation and the decision has been made to sell 
the property.  The buyer is proposing a development including a Fry’s Grocery Store, 9-pump 
gas station, and two pads proposed for retail and/or restaurant use.  The property is located 
within the Houghton East Area Plan (HEAP) and the HEAP land use policies encourage 
commercial development at this intersection. 
 
This request is to amend following items within the Houghton East Area Plan: 
 

 Nonresidential Policy #2D- Restrict nonresidential uses to 20 feet in height. The request 
is for a minor increase in building height to 26 feet for the Fry’s Grocery Store. The 
proposed building setbacks and landscape borders will mitigate for an increase in 
building height.   

 Nonresidential Policy #4C- Consolidated Open Space requires neighborhood 
commercial to retain 20 percent of the site as consolidated open space. The request is 
for a reduction to 14 percent and the proposed site plan will mitigate the reduction 
through enhanced landscape along the perimeter of the property.   

 
The meeting will be held on Wednesday, April 1 at 6 pm at the Miller-Golf Links Library at 
9640 E. Golf Links Road, Tucson AZ 85730.  At this meeting, we will present the proposed site 
plan and receive comments on the plan amendment proposal.  
 
Upon approval, a rezoning request would be 
submitted from the existing SR (Suburban 
Ranch) Zone to a C-1/PAD Zone.   
Comments on the proposed plan amendment 
may also be submitted to the City of Tucson 
Planning and Development Services at P.O. 
Box 27210 Tucson, AZ 85726, contact phone 
number is 791-5550.  Additionally, comments 
may be made verbally and/or in writing at the 
Planning and Zoning Commission public 
hearing.  
 
If there are specific areas of concern you 
would like to discuss, please contact Kelly 
Lee at The Planning Center at (520) 623-
6146 or klee@azplanningcenter.com 
 

























 

 

2 2 n d  S t r e e t  &  H o u g h t o n  R o a d  

H O U G H T O N  E A S T  P L A N  A M E N D M E N T  

A G E N D A  &  P R O J E C T  I N F O R M A T I O N  S H E E T
 

Project Summary 

Site Acreage: Approximately 17 acres 

Existing Land Use: Vacant  

Area Plan: Houghton East Area Plan (HEAP) 

HEAP Land Use Designation: Commercial  

Proposed Land Use: Neighborhood Commercial 
Center   

Existing Zoning: SR (Suburban Ranch) 

Proposed Zoning: PAD (Planned Area 
Development Zone) 

 

The proposed plan amendment is to amend the following:  

• Nonresidential Policy #2D - Restrict nonresidential uses to 20 feet in height. The request is 
for a minor increase in building height to 26 feet for the Fry’s Grocery Store. The proposed 
building setbacks and landscape borders will mitigate for an increase in building height.   

• Nonresidential Policy #4C - Consolidated Open Space requires neighborhood commercial to 
retain 20 percent of the site as consolidated open space. The request is for a reduction to 
17.3 percent and the proposed site plan will mitigate the reduction through enhanced 
landscape along the perimeter of the property.   

 

The proposed techniques will be utilized to minimize the impact on adjacent neighbors:  

Landscape Border  

• 20 to 65-foot landscape borders 

• 5-foot masonry screening walls 
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Lighting  

• The lighting will be in accordance with the Dark Skies Ordinance; all lighting will be:  

• Downward directed  

• No spillover onto adjacent properties 

• Dimmed at night after business hours 

Sound Attenuation  

• Screening walls along the north and east boundaries 

• Fry’s loading area within enclosed building 

• Refuse areas screened  

• Truck idling is prohibited 

Security Plan 

• Employee mandated trash pick up/graffiti check  

• 24-hour video monitoring inside and outside 

 

Plan Amendment Applications 

 To be submitted within one week 

 Amend the area plan with two policy changes regarding building height and open space 

 

For additional information, please contact:  

The Planning Center 
Linda Morales or Kelly Lee  
110 South Church, Suite 6320 
Tucson, Arizona 85701 
(52) 623-6146 
Klee@azplanningcenter.com 
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LOCATION MAP



AERIAL VIEW



ZONING MAP



HOUGHTON EAST AREA PLAN MAP



HOUGHTON EAST AREA PLAN

The HEAP recognizes that 22nd/Houghton:

• Is a major intersection

• Supports commercial/retail development

• Access is provided to an arterial street



HOUGHTON EAST AREA PLAN MODIFICATIONS

 Nonresidential Policy #2D - Restrict nonresidential uses to 20 feet in height.
 Amendment request to increase building height to 26 feet for the Fry’s

Grocery Store.

 Nonresidential Policy #4C - Consolidated Open Space requires
neighborhood commercial to retain 20 percent of the site as consolidated
open space.
 Amendment request to 17%



CONCEPTUAL SITE PLAN (subject to change)



FRY’S ELEVATIONS



NEIGHBORHOOD MITIGATION

Landscape Border 
• 20 to 65-foot landscape borders
• 5-foot masonry screening walls
• Water harvesting

Lighting 
• Dark Skies Ordinance
• Downward directed 
• No spillover onto adjacent properties
• Dimmed at night after business hours

Sound Attenuation 
• Screening walls
• Fry’s loading area within enclosed building
• Refuse areas screened 
• No truck idling

Security Plan
• Employee mandated trash pick up/graffiti check daily
• 24-hour video monitoring inside and outside



CONCEPTUAL SITE PLAN



CROSS SECTIONS



CROSS SECTIONS



CROSS SECTIONS



PLAN AMENDMENT SCHEDULE



CONCEPTUAL SITE PLAN



QUESTIONS???



ZONING MAP



KEY POINTS

• The property will be redeveloped, land uses may include but not 
limited to:

• Commercial stables
• General farming
• Government owned cultural facility
• Elementary & secondary school
• Church
• Protective service
• Animal Service
• Adult Day Care
• Child Care (up to 30 kids)
• Traveler’s Accommodation with accessory uses:

• Alcoholic beverage service
• Commercial recreation
• General merchandise sales
• Personal service

• Golf course
• Parks and Recreation
• Manufactured Housing
• Residential Care Services (10 residents)
• Single Family Residential
• Home Occupation

.



KEY POINTS

• Administrative and Professional Office
• Alcoholic Beverage Service, Large Bar
• Animal Service
• Artisan Residence
• Automotive – Service and Repair
• Building and Grounds Maintenance
• Communications
• Construction Service
• Day Care
• Entertainment
• Financial Service
• Food Service with a Microbrewery as an accessory use to 

a Food Service,
• Medical Service – Extended Health Care
• Medical Service – Major
• Medical Service – Outpatient
• Parking
• Personal Service
• Research and Product Development
• Technical Service
• Trade Service and Repair, Minor
• Traveler’s Accommodation, Lodging with Alcoholic 

Beverage Service as an accessory use
• Retail Trade Use Group
• Food and Beverage Sales
• General Merchandise Sales
• Seasonal Sales and Farmers Markets
• Vehicle Rental and Sales 

• Civic Assembly
• Cultural Use (Government Owned and Operated Only)
• Educational Use: Elementary and Secondary Schools, 
• Educational Use: Postsecondary Institution
• Educational Use: Instructional School
• Membership Organization
• Postal Service (government owned and operated only)
• Protective Service (government owned and operated only)
• Religious Use
• Neighborhood Recreation
• Recreation 
• Open Space
• Commercial Storage
• Personal Storage
• Distribution System
• Family Dwelling: 
• Duplex
• Multifamily Development
• Single Family Detached
• Home Occupation as an accessory use to any permitted 
• Family Dwelling
• Flexible Lot Development
• Group Dwelling
• Residential Care Services, Adult Care
• Business Equipment Supply and Wholesaling
• Food and Beverage 
• Wholesaling Household goods donation center

•.

The HEAP supports Commercial uses. C-1 uses allowed in the UDC:



Neighbors attended 4.1.15 meeting



 

 

 

 
Houghton East Area Plan Amendment 
SE Corner of 22nd & Houghton  
6:00 pm, Wednesday, April 1, 2015 
Location: Miller- Golf Links Library 

 
 
In attendance: 
 
Pastor Ashley, 22nd Street Baptist Church of Tucson, Owner 
Ben Becker, CBRE, Owner Representative 
Ryan Gaston, Fry’s Grocery Representative 
Brad Griffith, Brentwood Developments, Developer 
Craig Finfrock, Commercial Retail Advisors, LLC, Developer Representative 
Linda Morales, Consultant- The Planning Center 
Kelly Lee, Consultant – The Planning Center 
 
Meeting Notes: 
This meeting was a requirement of the plan amendment process for the City of Tucson. All 
neighbors within 300 feet and all neighborhood associations within one-mile were invited to this 
meeting. Meeting Fact Sheets (enclosed) were handed out and a PowerPoint presentation was 
shown. The PowerPoint slides included:  
 

 An aerial display showing the site and surrounding property  
 An existing zoning display showing the existing property zoning and surrounding zoning 
 HEAP Map 
 HEAP Policies 
 Requested Amendments 
 Conceptual Site Plan  
 Building Elevations 
 Cross Sections  
 Neighborhood Mitigation  
 Plan Amendment Process Slide 

 
Linda Morales gave the presentation. She presented the background information on the site 
location, existing zoning, area plan, area plan policies and existing land uses. It was disclosed 
that the existing Fry’s at 22nd and Harrison is closing and the proposal includes opening up a 
new Fry’s Marketplace at 22nd and Houghton. The requested amendments were discussed 
including the open space reduction and increase in building height, and building elevations were 
shown. Brad Griffith presented background information on Brentwood Developments and Ryan 
Gaston presented details on the Fry’s Corporation. Pastor Ashley also presented the history of 
the parcel and the reason for this land use change. (Additional details are found within 
question/answer section.) 
 
The following is a list of questions (grouped in categories) from the neighbors in attendance and 
responses.  
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Open Space/Buffers/Walls 
 
Neighbor question: Is the 22nd Street right-of-way dedication part of the required open space? 
 
 Response: No 

  
Neighbor question: How wide is the buffer along the north boundary? 
 

 Response: 20 to 40-feet wide 
 
Neighbor question: What is your definition of consolidated open space? 
 

 Response: The consolidated open space is located along the buffer areas. If any 
disturbance occurs within these open space areas, they will be enhanced with additional 
native landscaping.  

  
Neighbor question: The existing wall along the Safeway grocery store is 8-feet high. Can we get 
an 8-foot wall? 5-feet is not enough.  
 

 Response: Yes, we are open to discussion of wall height, placement and landscaping. 
That is why we are here tonight to discuss mitigation techniques that work for the 
neighbors. 

 
Neighbor question: A 20-foot buffer and 5-foot wall is not enough along the north property line. 
 

 Response: We are willing to install an 8-foot wall along the north and east perimeters. 
We will also look into obtaining more open space. 

 
Neighbor question: Can your architect produce a scaled rendering that shows the proposed 8-
foot wall at the highest elevation within the buffer area? This will help us decide where we want 
the wall to be placed. 
 

 Response: Yes, we can do that. 
 
Neighbor question: Who maintains the wall? 
 

 Response: The master developer and Fry’s will maintain the on-site landscaping and 
walls. 

Neighbor question: We can choose what types of vegetation is planted? 
 

 Response: Yes, we would like to sit down with those most affected adjacent property 
owners to talk about landscaping within these buffer areas/open space areas. 

 
Neighbor question: Why do you need a 3% open space reduction? 
 

 Response: The Fry’s Corporation is the second largest company behind Walmart. The 
store requires a certain amount of parking to ensure customer satisfaction. We have 
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studies showing that the customer will not come back if there isn’t enough parking to 
accommodate the store. We’ve already adjusted our open space request from the time 
we sent out the meeting notice to now. We started at 14% and now we are at 17%. We 
will continue to look for additional open space as we move through the area plan 
amendment process.  

 
Neighbor question: Can you propose underground parking? 
 

 Response: Underground parking is not cost effective. 
 
Neighbor question: How many parking spaces are needed for a Fry’s Marketplace? 
 

 Response: 1 stall per every 250 square feet of building space. 
 
Neighbor question: You have 7,200 sf of building wall facing north. Can you make sure it 
doesn’t become a bulletin board of graffiti? 
 

 Response: Yes, the master developer and Fry’s are responsible for maintenance of 
building walls, screen walls, landscaping and litter. 

 
Neighbor question: Are you responsible for both sides of the screening walls? 
 

 Response: Yes. 
 
 
Lighting 
 
Neighbor question: What type of lighting is proposed? Will it be over 3000K? 
 

 Response: All lighting will be in accordance with the Dark Skies Ordinance and Pima 
County/City of Tucson Outdoor Lighting Code.  

 
Neighbor comment: I’m concerned about the gas station lighting.  
 

 Response: The lighting will be in accordance with the Dark Skies Ordinance. We’ve 
conducted a photometric study and all lighting will be downward directed with zero bleed 
off to adjacent to properties. 
 

Neighbor question: Will the loading area be lighted? 
 

 Response: Yes, the loading area will consist of outdoor lighting in accordance with City 
Codes. The lighting is for safety purposes and will be downward directed and will not 
bleed onto adjacent properties. 

 
Traffic 
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Neighbor comment: Are you aware of what you are coming into regarding previous 
neighborhood participation. We were involved in the RTP plan for the Houghton Road 
improvements. We made suggestions regarding that plan and our suggestions were not 
incorporated into the final improvements.  
 

 Response: Acknowledged. 
 
Neighbor question: Why is the access point along the south boundary have to align directly with 
Barbara Place? Can we get a traffic light in this location? 
 

 Response: The access point is strategically located adjacent to Barbara Place between 
that location contains the first median break to get into the site going eastbound. It also 
is recommended by City Traffic Engineering that the access be across from the existing 
street for safety reasons. We cannot install a traffic light at this location because of the 
proximity to the existing traffic light at 22nd and Houghton. Typically, the city requires at 
least ½ mile between traffic signals. 

 
Neighbor question: What will happen to the parking lot when you move out? There are two big 
empty parking lots within one mile of my property. I don’t want to see another grocery store go 
out of business.  
 

 Response (Brad): I own the shopping center down the street (Montessa Plaza). I can tell 
you that it won’t be vacant for long. We don’t have a secured tenant yet but there are 
companies interested in moving in. Also, the existing Fry’s is slated for closure pending 
the success of this land use change. It is not anticipated to remain vacant for long 
because it is a successful shopping center with a Target Anchor. In our experience this 
location will draw upon many interested companies in locating next to Target. 

 
 
Neighbor question: Why are you closing the 22nd and Harrison Fry’s store? 
 

 Response: The 22nd/Harrison store is an older store model with only 60,000 square feet 
of building space. Currently, all stores within the Tucson area are Food/Drug Stores. 
This is the first opportunity we have to construct a new marketplace for the Tucson area. 
The new model has more amenities than the existing stores, including areas for a sushi 
bars, enhanced meat products, enhanced organic produce products, a Pan Asian bistro, 
Starbucks and a wine bar. The new model requires more building space and thus more 
land. The land available at the 22nd/Harrison site is not sufficient to meet the 
requirements of the Marketplace model. 

 As for the existing Fry’s location, we are confident that a new tenant will be located there 
within a short time period after store closing. In our experience, a location next to a 
Target store is highly desirable in addition to the other thriving retails stores in the area. 
Also, it’s in our best interest to get another tenant in this location as soon as possible.  

 
Fry’s Operation/Building Height 
 
 
Neighbor comment: Does Fry’s own the store at 22nd and Harrison?  
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 Response: Yes 

  
Neighbor question: Will this be a 24-hour store? What are gas station hours of operation? 
 
 Response: The Fry’s store will not be 24-hours. The gas station will be manned during 

Fry’s business hours and the pumps will be available after hours by use of a card reader. 
 

Neighbor comment: Why can’t you move the gas station to the corner of 22nd and Houghton? 
Why does it have to abut the northern properties? 
  

 Response: The gas station was strategically located at the northwest corner of the 
property for traffic safety reasons. The only median break adjacent to the site is located 
adjacent to the northwest corner. There is no median break closer to the intersection that 
would allow for easy access to the gas station. With the current plan, this allow gas 
customers to quickly enter and exit the site. Otherwise, the gas customers would have to 
drive through the site causing more traffic congestion within the site boundaries. 
 

Neighbor comment: Why don’t you remove the gas station? 
 
 Response: The gas station is part of the Fry’s store. It is an amenity to our customer and 

there are great benefits if you shop at Fry’s to save on gas. It is referred to as “Fry’s fuel 
points” and for every $100.00 you spend, you receive 0 .10 cents off per gallon of gas. It 
is a great deal for our customers and many utilize it at our other stores with an 
associated fuel pumping station. 

 
Neighbor question: Why do you need 26 feet of height for the Fry’s store? 
 

 Response: The main reason for store height is to maintain the proportional scale of the 
building. When the store gets bigger, it gets taller to maintain the scale. The building also 
include a mezzanine level in between the bottom floor and the celling, where the offices 
will be located. 

 
Neighbor comment: Why can’t you eliminate the offices? 

 
Neighbor question: What is the proposed building height for the other building pads shown on 
the site plan? 
 

 Response: 20 feet 
 
Neighbor question: Can you decrease the grades like Target did for their store down the street? 
 

 Response: We haven’t done a grading plan yet for the Fry’s store; however, preliminary 
plans show that grades will decrease at the east end of the Fry’s store. Response: Per 
preliminary grading plans, we show the back of the Fry’s building at a 24-foot height and 
an additional 2 or 3 feet in parapet 
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Neighbor question: The cross section shown within the presentation shows the store lower than 
adjacent grades. Will this area of the site be graded down? 
 

 Response: Same answer as above. We haven’t done a grading plan yet for the Fry’s 
store; however, preliminary plans show that grades will decrease at the east end of the 
Fry’s store.  

 
Neighbor question: What is the ultimate building height?  
 
 Response: 26-feet to the top of the roofline and a 4-foot parapet. The outlying retail 

parcels will be a maximum of 20-feet to the roofline. 
 
Neighbor question: Will the trucks be turned off during loading? What about the refrigerated 
units? 
 

 Response: The Fry’s delivery trucks automatically turn off after two minutes of idling. 
The refrigerated units will remain on in order to keep the products cold. 

 
Neighbor question: Will there be screen walls surrounding the loading zones?  
 

 Response: Yes, the loading areas will be screened with a 9-foot wall. The loading areas 
will be depressed 4-feet resulting in a total 13-foot screen. In addition, the loading will be 
conducted in an enclosed building. Once the truck enters the loading dock, the door to 
the dock opens and then the product is unloaded inside of the loading dock.  
 

Neighbor question: When will deliveries occur? 
 

 Response: There are no restricted hours for delivery. The Fry’s delivery trucks 
automatically turn off after two minutes of idling. The refrigerated units will remain on in 
order to keep the products cold In accordance with City Code, truck idling is prohibited 
within 300 feet of residential properties.  

 
Misc 
 
Neighbor question: What is your timeline for development? 
 

 Response: We anticipate the plan amendment/zoning process to take approx. 1 year (if 
successful). The development plan will take another 6 months. Grading will not occur 
until late 2016. 
 

Neighbor question: Do you plan on using local contractors? 
 

 Response: We plan on using contractors out of Tucson and Phoenix. 
 

Neighbor question: Where is the wall proposed along the east boundary? 
 

 Response: Currently, the wall is proposed approx. 10-feet west of the property line.  
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Neighbor question: We are not NIMBY’s. We moved here adjacent to a vacant property. The 
church owners led us to believe that a church or retirement facility would be built.   
 

 Response: In accordance with the HEAP (adopted in 1985), this intersection is 
envisioned for commercial and/or retail development. It is along two major corridors at 
22nd and Houghton, which are currently in the process of widening to allow for additional 
traffic. 

 
Neighbor question: can we obtain a copy of the site plan and plan amendment schedule shown 
tonight? 
 

 Response: Yes, please makes sure to sign in tonight and Kelly will send you a copy of 
the plan via email. 

 
Neighbor question: What happens to the animals in the area when this is developed? 
 

 Response: They will still have the opportunity for smaller animals to move through the 
site along the landscape buffers, which are adjacent to neighbors’ back yards, many of 
which have open space as well. 

 
Neighbor question: How will the rainwater be replenished into the ground? 
 

 Response: We will have an underground retention system capturing the water through 
pipes underground. This system will be retained back into the ground. We will also have 
a rainwater harvesting requirement, which will also help put water back into the ground. 

 
Neighbor question: Can we see an elevation of the building shown at the corner? 
 

 Response: We are so early in the process; we don’t have any elevations of the building 
and cannot determine what it will look like. 

 
Neighbor question: Where are the refuse containers? 
 

 Response: The Fry’s refuse containers will be kept inside the building inside a trash 
compactor. All other refuse areas must be a minimum of 50 feet away from residential 
property lines. 

 
Neighbor question: Will you allow a fast food restaurant? 
 

 Response: We can’t say whether or not a fast food will be a tenant on the site yet. It is 
our vision that the site will attract sit-down restaurants with outside patios rather than 
drive-through fast food. We also envision a hair salon and a coffee shop (prefer local 
operators). If a fast food restaurant does happen to be interested in locating on the site, 
we will make sure that we specifically address the lighting, odors, noise, loading zones, 
and hours of operation 
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Meeting end time: 8:00 p.m. 
Author: Kelly Lee, The Planning Center 
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