Narrative Attachment to Application
Request to Amend the University Area Plan (UAP)

2.49-Acre Property — Near NWC of Speedway Blvd. @ Campbell Ave.

The narratives below address certain sections of the City’s Application for Plan Amendment form.
Each of these sections was labeled with “See Attached Narrative” on the submitted Application; each
is numbered and titled as per the Application format.

SECTION 5 — Plan Amendment Information

Provide Proposed New Goal and Policv Language and Proposed New Maps that Incorporate
the Change:

A separate narrative, including two (2) graphic exhibits, is provided as a separate, stand-alone
attachment; this narrative is the intended language for the proposed new Section 3.G of the
University Area Plan entitled, “Transit-Oriented Development (TOD)".

Explain How the Proposed Changes are Consistent with and Supported by the Overall Goals,
and any Applicable Policies, of the Area or Neighborhood Plan

The requested area plan amendment is consistent with and supported by the existing University
Area Plan (UAP) in the following manner:

1. Section 3.C.1 & 2 (p. 11) of the current UAP identifies the Speedway/Campbell intersection
as one of six (6) designated pedestrian districts within the UAP boundary and promotes the
development of concentrated centers of pedestrian-oriented commercial and office activity
at these district locations. The development of a true mixed-use project within proposed
Sub-Area 1, featuring a residential component in addition to commercial and office uses, is
clearly consistent with this intensification principle. Furthermore, the proposed plan
amendment language includes several policies geared specifically at insuring that a rich and
vibrant pedestrian-oriented character is achieved with the project.

2. Section 4 (p. 19) of the current UAP encourages the development of a multi-modal
transportation system which is sensitive to both neighborhood and regional needs. The
proposed plan amendment requests the addition of an entirely new Section 3.G of the UAP
that focuses specifically upon TOD. Furthermore, the proposed multi-use project within
the TOD Sub-Area 1 is exactly the type of highly intensive and dense residential,
commercial, and office development that creates the level of ridership demand necessary to
support and sustain the new modern streetcar, existing transit operations, and which
naturally attracts bicycle and pedestrian users.

3. Section 1.2 (p. 5) of the current UAP promotes cooperation between neighborhoods, private
developers, and the University of Arizona to ensure that new development is sensitive to
local neighborhood concerns and supportive of City-wide policies. The proposed plan
amendment language includes several policies to encourage/require contact and
coordination with neighborhood and UA representatives throughout the project design and
rezoning process. These interactions have already begun and will continue through the
plan amendment public process and beyond.
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Explain how the proposed changes are consistent with and supported by the goals and
policies of the General Plan (i.e. Plan Tucson 2013):

Chapter 3 (Built Environment section; pp. 3.129 through 3.131) goes to great lengths to emphasize
the importance of integrating land use, transportation, and urban design in a holistic manner. This
proposed multi-use project is a quintessential example of this integration. The proposed new
Section 3.G of the University Area Plan specifically focuses on TOD. It suggests a detailed set of
policies that will ensure the proper linkage between a new and intensive commercial, office and
high-rise residential development with the nearby Helen Street modern streetcar terminal. The
goal is to create a unique, vibrant, and pedestrian-oriented streetscape and urban space.  This
three-way integration of land use, transportation and urban design is a fundamental plank in the
Built Environment platform of Plan Tucson 2013.

Provide Additional Supporting Information that Demonstrates Why This Amendment Should
be Approved

The modern streetcar is a major new transportation element furthering the City of Tucson’s goal to
achieve a truly regional, multi-modal transportation system. The initial 3.9-mile segment of the
modern streetcar is paid for by a combination of Regional Transit Authority (RTA) dollars
(approximately $75M), together with various federal funds, including a $63M Transportation
Investment Generating Economic Recovery (TIGER) grant. A basic premise of this funding is the
expectation that land use density and intensity along the streetcar alignment will increase
significantly in the coming years, especially at the streetcar’s designated terminal locations. Such
densification is essential to creating the level of ridership and demand that is necessary to sustain
the streetcar and other multi-modal transportation options over the long-term.

The proposed plan amendment request and the attendant establishment of TOD Sub-Area 1 on the
subject property is wholly consistent with the above multi-modal and modern streetcar objectives.
The subject property is located in direct proximity to the existing Helen Street terminal, thereby
providing a direct linkage from the proposed multi-use project to downtown and all points in-
between. The project proposes the exact type of high-density, intensive residential, commercial,
and office development necessary to foster and support the City of Tucson’s multi-modal goals and
the new modern streetcar’s successful operation.

SECTION 6 — Pre-Submittal Meeting Information

Any Changes in the Plan Amendment Proposal Based on Comments Received at the
Neighborhood Meeting

The following elements of the proposed plan amendment request result directly from
neighborhood input, comments, and concerns expressed at the formal May 8, 2014 neighborhood
meeting and through other conversations and interactions with neighborhood representatives:
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¢ This plan amendment request originally intended to formally designate a “Special Area” for
the subject property, together with the proposed policy language that would govern its
development. Neighborhood leadership expressed concern with the generic term “Special
Area” and the possibility that it might set the precedent for a series of new special-area
requests by other developers. In response, this plan amendment application instead
proposes the addition of a new Section 3.G of the UAP, entitled “Transit-Oriented
Development”, with the subject property being designated as Sub-Area 1 within the Plan.
This designation more aptly describes the proposed type and character of the development
and its proximity to the existing Helen Street modern streetcar terminal.

* Some concerns were expressed with the potential 20-story height as part of the proposed
development. Policy language has been included which requires that detailed viewshed
and visibility studies be provided at the time of rezoning, as well as provisions being
included to recognize and address privacy considerations of nearby residential
neighborhoods.

* Concerns were expressed with respect to the generation of new vehicular traffic on the
surrounding public streets. Policy language has been included which requires the
completion of a detailed traffic impact analysis at the time of rezoning, as well as the
definition of the specific public street improvements that must be completed at developer
expense in order to accommodate the identified traffic impacts of the project.

* Concerns were expressed with respect to the potential impact of the proposed 20-story
tower upon the existing flight path of the helicopters serving University Medical Center.
Related concerns were expressed as to the potential for sound reverberations (from the
helicopters) off of the tower and into adjacent neighborhoods. We have obtained a copy of
the Memorandum of Understanding (MOU) currently in place between UMC and the
neighborhoods. Policy language has been added requiring the analysis of the issue at the
time of rezoning, as well as the assessment of any impacts to the established provisions of
the MOU.

* Concerns were expressed regarding drainage problems in the neighborhoods downstream
of the subject property. The request was made that the project attempts to go beyond
standard measures and to contemplate active and passive waterharvesting functions. As
such, a policy has been added to address same and to explore waterharvesting measures at
the time of rezoning.

Copy of Notes from the Rezoning Pre-Submittal Meeting

No rezoning presubmittal has yet been held on this project, as the plan amendment request must
first be approved before a rezoning application is possible. We held a presubmittal meeting on this
plan amendment request on April 2, 2014 and have since had several working discussions with
staff during the preparation of the application package for submittal. No formal notes were
prepared for any of these meetings or discussions.



