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Bear Canyon Neighborhood Plan Amendment  
Application Attachment   
 

Proposed Modifications to the Bear Canyon Neighborhood Plan (BCNP) 

The Bear Canyon Neighborhood Plan designates the subject property as Commercial. The proposed plan 

amendment request is to amend Nonresidential Uses – Implementation Techniques 11.b.1 and 11.b.2 

for nonresidential community commercial uses, specifically related to the 100-foot scenic route setback 

and the 350-foot building setback from suburban or low-density residentially zoned parcels. This plan 

amendment request does not require any revisions to the “Bear Canyon General Development Map” or 

“Neighborhood Community Center Development Plan.” 

Nonresidential uses – Implementation Technique 11.b.1 reads “Building is located a minimum of 100 

feet from the right-of-way line of a scenic route.” 

As demonstrated on the concept plan submitted with this application, the proposed building 

(approximately 20% of the proposed building) is located within the 100-foot scenic corridor 

setback.  

Nonresidential uses – Implementation Technique 11.b.2 reads “Building is located a minimum of 350 

feet from suburban and low-density residentially zoned land parcels.” 

As demonstrated on the concept plan submitted with this application, the proposed building is 

approximately 200 feet from a suburban or low-density residentially zoned land parcel. 

Therefore, the proposed building is 150 feet inside the 350-foot required setback.  

 

Proposed Revisions to Applicable Policies  

Representatives of the Bear Canyon Neighborhood have expressed the desire to limit these policy 

changes to only apply to this parcel, and not extend to other properties in the BCNP. Therefore, to 

ensure that the proposed modifications to the aforementioned policies are solely applicable to the 

subject property, the following revisions to Nonresidential Uses – Implementation Technique 11.b.1 and 

11.b.2 are suggested. 

• Nonresidential Uses – Implementation Technique 11.b.1: “Building is located a minimum of 100 

feet from the right-of-way line of a scenic route, except for on the parcel identified by Assessor 

Parcel Number (APN) 114-51-218A subject to Resolution No. XXX, where the building is located 

a minimum of 60 feet from the right-of-way line of a scenic route.” 

• Nonresidential uses – Implementation Technique 11.b.2: “Building is located a minimum of 350 

feet from suburban and low-density residentially zoned land parcels, except for on the parcel 

identified by Assessor Parcel Number (APN) 114-51-218A subject to Resolution No. XXX, where 

the building is located a minimum of 200 feet from suburban and low-density residentially 

zoned land parcels.” 

 

Justification for the Proposed Amendment 

A modification to the 100-foot scenic route is justifiable for the following reasons: 

1. The Fast-Med Urgent Care building located just west of the subject property is located within 

approximately 30 feet of the Tanque Verde Road right-of-way. Additionally, the Public Self-

Storage is situated within the 100-foot scenic route setback.  
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2. The proposed site plan situates the building so that majority of the structure satisfies the 100-

foot setback. However, a small portion of the building is within the 100-foot scenic route 

setback. With recognition that the neighboring uses are subject to the neighborhood 

commercial use standards of the area plan and the proposed use is considered a community 

commercial use, the proposed site configuration positions the structure so that the automotive, 

noise generating uses are internalized on the site while the offices, customer waiting areas, 

parking and landscaping are positioned facing Tanque Verde Road. The effect of this is that the 

portion of the building visible from Tanque Verde has the appearance and character of a retail 

storefront. A large landscape buffer would further enhance the visual effect from Tanque Verde.  

A modification to the 350-foot building setback from suburban or low-density residentially zoned parcels 

is justifiable for the following reasons:  

1. The proposed building encroaches into the 350-foot setback only on three low density 

residentially zoned parcels; two of which are common area, landscaping and/or the entry gate 

for the Lakes at Castle Rock.   

2. The proposed site plan positions the building so that the automotive, noise generating elements 

are located internally on the site, therefore, creating a significant buffer from the low-density 

residential north, east and south of the property. Additionally, the Public Storage, Coronado 

Villas and the Tanque Verde Road right-of-way, in conjunction with the proposed site design, 

provides sufficient transition and buffering from both the low density residential uses on the 

south side of Tanque Verde, as well as the higher density apartments to the east.   All services 

would be performed inside the building and fully screened from view.  BRAKEmax’s automotive 

services are generally an in-and-out type of service, with little to no need to keep vehicles 

overnight, so there would not be after hours storage of cars in the parking lot. The hours of 

operation are daytime only.  Additionally, BRAKEmax uses mufflers on their impact tools, and 

the building itself is designed with soundproofing to significantly reduce noise outside of the 

shop.  

  

BNCP Consistency and Support 

The BCNP provides guidance for an approximately 925-acre area in the northeast portion of 

metropolitan Tucson. The planning area is generally located north of the Tanque Verde Creek, west of 

Houghton Road and south of Tanque Verde Road.  

The intent of the BCNP is to guide future development and inform the assignment of zone classifications 

as land is annexed into the City of Tucson. The primary goal of the neighborhood plan is to preserve the 

character of the neighborhood while encouraging high quality-designed residential and commercial 

developments that are compatible with the existing neighborhood. The proposed plan will conform to 

the Bear Canyon Neighborhood Plan by: 

• Promoting nonresidential developments in appropriate locations where similar uses exist.  The 

proposed automotive repair shop is located within an existing shopping center adjacent to self-

storage and other commercial uses.  

• Discouraging commercial uses which do not service neighborhood needs. BRAKEmax has 

mapped the locations of their existing customers and has found that a large number of 

customers live in the vicinity of this site. These customers currently use the shop at Speedway 

Boulevard and Pantano Road, which is currently operating above capacity. This proposed shop 

would reduce miles driven by their customers, and solve the capacity issues, improving 

customer service (see Exhibit 2). 
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• Encouraging quality-designed and architecturally compatible commercial development to serve 

the neighborhood. The proposed BRAKEmax building will be designed to match the existing 

shopping center and other commercial uses in the neighborhood. Ample landscaping will be 

provided throughout the parking areas and adjacent to  Tanque Verde Road to enhance the curb 

appeal and conform to the scenic route status.  

• Allowing office and commercial development in areas designated for those uses. The subject 

property is currently zoned C-1 and is designated as an appropriate location for commercial uses 

on the Bear Canyon General Development Map and Neighborhood Community Center 

Development Plan. 

• Locating at a site with access to two arterial streets, Tanque Verde Road and Catalina Highway 

(via existing cross access easements with the existing shopping center).Encouraging 

architectural continuity and a gradual transition to the surrounding residential developments. 

The proposed BRAKEmax will be limited to a single-story and will be designed to mimic the 

appearance of the existing retail storefronts in the area. Signage on the building and hours of 

sign illumination will be limited.  

• Providing a large enhanced landscaped buffer consisting of a mixture of low-water use, drought 

tolerant trees, shrubs and ground-cover adjacent to Tanque Verde Road, the building, and 

throughout the parking areas.  

• Providing low-profile, downward-directed light fixtures throughout the parking area.  

• Utilizing muffled impact tools and performing all services inside the building to attenuate noise 

impacts.  

• Limiting the hours of operation to minimize noise intrusion into the neighboring residential uses.  

• Prohibiting the use of billboards on the site.  

• Prohibiting outdoor storage of customer vehicles on the site overnight.  

• Containing automotive operations within an enclosed and roofed structure. 

 

Plan Tucson Consistency and Support 

According to Plan Tucson (PT), the requested plan amendment and subsequent rezoning to C-2 is 

consistent with surrounding properties, and the proposed land use conforms to the plan. PT identifies 

the site within the “Mixed-Use Centers” category. The following policies apply to the subject site: 

• LT28.5.1 supports development in or adjacent to existing commercial activity centers that 

encourages infilling vacant or underutilized parcels.  

• LT28.5.7 supports 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. 

• LT28.5.8 supports infill development projects that reflect sensitivity to site and neighborhood 

condition. 

• LT28.5.9 supports compatible development that protects the overall character of the 

neighborhood and provides appropriate nonresidential uses that serve the area.  
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Exhibit 1: Current Aerial Photograph 
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Exhibit 2: Customers of Speedway Boulevard and Pantano Road BRAKEmax 
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