
 

 

 

March 5, 2018 

 

 

Dear Neighbor: 

 

On behalf of the property owner, 585 S 

Cherry LLC, The Planning Center invites 

you to attend a neighborhood meeting 

regarding a plan amendment proposal for a 

2.4-acre property located at the southeast 

corner of East 15th Street and South Cherry 

Avenue (See property location map).  

The Arroyo Chico Area Plan was 

developed in 1986 to guide land use and 

policy decisions for a 4.3 square mile area 

roughly bounded by Southern Pacific 

Railroad, Fairland Stravenue, 36th Street 

and Aviation Highway on the south, 

Alvernon Way to the east and Broadway 

Boulevard to the North. The Arroyo Chico 

Area Plan features a variety of land uses 

ranging from low-density residential to 

heavy-industrial. Because of the variety of land uses, the Arroyo Chico Area Plan creates 

distinct planning boundaries to ensure development compatibility between residential uses and 

industrial uses. The subject property is located within “Industrial Area 2” which is identified as a 

light industrial and commercial transition area. Industrial Area 2 prohibits residential uses east of 

Curtis Road as a means of achieving a sufficient transition from the less intensive residential 

uses west of Curtis Road. 

The subject property is envisioned to provide industrial-style loft housing surrounding a mix of 

commercial/retail opportunities offered in the existing building. Given the close proximity to the 

Arroyo Chico Greenway, Aviation Highway, the University of Arizona and Downtown Tucson, 

the subject parcel is a prime location for a mixed-use development that provides market-rate 

housing and is accessible by a variety of transportation modes. Due to the policy limitation of 

Industrial Area 2, this plan amendment proposal is to change the policy within Industrial Area 2 

to allow for residential uses east of Curtis Road, on this property only. The area plan 

amendment would allow a future rezoning request to permit industrial-style lofts in conjunction 

with commercial/retail opportunities.  

Please join us on: 

Thursday, March 29, 2018 

at Miles Exploratory Learning Center  

located at 1400 East Broadway Boulevard 

Tucson, AZ 85719 

See Reverse Side. 
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Representatives of the property owner will be present to discuss the plan amendment process, 

a conceptual plan for the proposed project and address any questions or comments that you 

may have. 

 

Comments on the proposed plan amendment may be submitted to the City of Tucson Planning 

and Development Services Department, P.O. Box 27210, Tucson, AZ 85726, Phone 

520.791.5550. Additionally, comments may be made verbally and/or in writing at an upcoming 

Planning Commission public hearing to be announced.  

If you cannot attend the meeting or have questions prior to the meeting, please contact Brian 

Underwood or Linda Morales at The Planning Center at (520) 623-6146 or 

bunderwood@azplanningcenter.com or lmorales@azplanningcenter.com.  

 

mailto:bunderwood@azplanningcenter.com
mailto:lmorales@azplanningcenter.com


 

 

 

 
585 S Cherry Ave – Plan Amendment  
Neighborhood Meeting  
March 27, 2018 
5:55 PM Start Time 

 
In attendance: 
Brian Underwood, The Planning Center 
Lexy Wellott, The Planning Center 
Marcel Dabdoub, Property Owner 
Gerrie Gray, Miramonte Homes 
Tim Clark, Neighbor 
Earl O’Neil, Neighbor  
Sara O’Neil, Neighbor  
Ana Acuña, Neighbor 
Grady Bautista, Neighbor  
Frances Berta, Neighbor  
John Klink, Neighbor 
Marcia Klink, Neighbor 
Jonathan Salvatierra  
 
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.  
 
A PowerPoint presentation was then presented and included the following slides:  
 

• A regional location map 

• An aerial display showing the site and surrounding properties 

• An existing zoning display showing the existing property zoning and surrounding zoning 

• Conformance with the Arroyo Chico Area Plan  

• Arroyo Chico Area Plan Modifications  

• Plan Amendment Process Slide 
 

Brian Underwood gave the presentation. He began with a brief discussion about the history of 
the property and the surrounding area as well as the property owner’s vison for the proposed 
development.  A discussion was provided regarding the existing zoning, the background of the 
Arroyo Chico Area Plan, and why an amendment to the area plan is needed. Additionally, he 
provided several policies that demonstrate conformance to the area plan and then stated that 
the only amendment to the plan would be to modify Policy 4, Implementation Technique A in the 
Residential Subareas section.   
 
The following is a list of questions and comments from the neighbors in attendance and 
responses from the property owner, Gerrie Gray (Miramonte Homes) and The Planning Center.  
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April 2, 2018 
 

Neighbor Question: You are representing the builder? 

• Response: Yes, I am the project manager representing the builder.  
 
Neighbor Question: What is high density residential? 

• Response: Anything over 15-20 homes per acre 
 
Neighbor Question: So, is that like student housing? 

• Response: Student housing is certainly considered high density residential.  This 
wouldn’t hit the high density residential mark though. It will resemble more of a 
townhome or condo density since each residence will function more like a single-
family home.   

 
Neighbor Question: So, a homeowner’s association? 

• Response: Not a homeowners’ association, but a property management 
company like MEB.   

 
Neighbor Question: Does your client own any of the other properties? 

• Response: No 
 
Neighbor Question: Is there an example of what they’re trying to build 

• Response: Not quite yet 
 
Neighbor Question: Do you think you’ll cover Arroyo, on your side? 

• Response: No 
 
Neighbor Question: How many square feet in each unit 

• Response: 1000 square feet for the first floor but the homes will have lofts so the 
second-floor square footage hasn’t been decided yet.  We anticipate at least 
1,500 square feet per home.   

 
Neighbor Question: And they’re for sale? 

• Response: They would be rentals, but the long-term goal is to be able to sell 
them as condos where the buyer will own the home itself but not the ground 
underneath it.   

 
Neighbor Question: Is there enough space for parking for everyone on site? 

• Response: Yes, and there is additional parking on cherry for overflow.   
 
Neighbor Question: What price are the rentals going to be  

• Response: Probably no cheaper than 1200-1500 a month 
 
Neighbor Question: Who’s the company that would run the rentals? 

• Response: Miramante homes would build the homes and a property 
management company such as MEB would handle leasing.   
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Neighbor Comment: I want to know who oversees maintenance. 

• Response: MEB or another property management company would be 
responsible for all common area maintenance.   

 
Neighbor Question: Did Diggins lease this company? I’ve seen dirt and water being dumped 

• Response: My understanding is that it’s just water, but I can get your info and get 
back to you. Yes, Diggins is leasing from us. 

 
Neighbor Comment: That water doesn’t evaporate, it stays in pools. That is concerning.  

• Response: I’ll look into it further.  As part of the new development, we’ll also be 
conducting a Phase I Environmental Assessment and if any hazardous materials 
are found, they will be remediated prior to construction.     

 
Neighbor Question: Did they tell you they were going to be dumping dirt and water on your 
land? 

• Response: I will consult with my partners and look into it further.  I knew they 
would be using water to wash trucks but will need to get additional information 
regarding the pooling of water.   

 
Neighbor Question: What happens if you don’t get an amendment or can’t change the zoning, is 
there a plan B, perhaps an industrial user in mind? 

• Response: There is a dog kennel (Sit, Stay, Play) that’s interested in relocating 
but the price didn’t work out.  There was also another kennel interested in the 
property but even that type of use would likely require a rezoning.  We might 
extend the lease with Diggins, I’m not sure.   

 
Neighbor Question: So, who’s the construction company on the other side of the building. 
There’s Diggins stuff and a bunch of other stuff there too. Scaffolding, etc.  

• Response: Just a construction company that needed space for storage/staging of 
equipment and supplies.   

 
Neighbor Question: As you were going through your presentation there were a lot of “we would 
like to and should’s and maybe’s” is that going to disappear between this meeting and the next 
neighborhood meeting? 

• Response: Yes, it will.  See it’s hard to talk with certainty, because right now 
we’re simply talking about allowing residential on the property and we’re also still 
working through the site plan design, and with the City of Tucson on picking up 
that additional property so I think when we come back the next time we’ll be able 
to be more committal since we’ll have a detailed site plan in front of us.   

 
Neighbor Question: Are you going to have solar at the restaurant supply? 

• Response: The restaurant supply building is offsite.   
 
 
 
 



 

 

Page 4 
585 S Cherry Ave – Plan Amendment   
April 2, 2018 
 

Neighbor Question: My apologies, I got my buildings mixed up, will there be solar on the existing 
building onsite?   

• Response: It’s a possibility but will ultimately be up to the tenants.  Although not 
explicitly provided, each home may also be prepped for future solar during 
construction.   

 
Neighbor Question: Why rent rather than sell 

• Response: Miramonte preferred that as well but the problem is, once you sell the 
land underneath each home, a plat must be submitted and the project is subject 
to the City’s subdivision regulations which stipulate that all required parking must 
be located on each individual lot.  Typically, that is easy to accomplish in the 
garages of homes, but these homes will not have garages.   

 
Neighbor Question: How would they sell? 

• Response: You can sell the unit, each industrial-style loft so the unit itself would 
be owned, but not the land underneath.  

 
Neighbor Question: How are you able you do that? 

• Response: It’s a matter of the type of development. Its looked at as more of a 
commercial project. The big nuance, is the parking being located outside of each 
lot.  

 
Neighbor Question: Do you have a floor plan? 

• Response: The architect is working on it.  
 
Neighbor Question: How many bathrooms 

• Response: Two, I believe 
 
Neighbor Question: Are those parking spaces that are already there going to be used. Will they 
be assigned 

• Response: There will be some shared parking signage associated with the 
existing onsite parking/building that will allow residents and their guests to utilize 
those parking spaces during non-business hours.  
 

Neighbor Question: Covered parking could also have solar panels helping make it cost efficient 

• Response: We’ll explore the use of solar on any covered parking areas.   
 
Neighbor Question: What is the possibility of the university getting this from you and coming in 
and taking control. What is the worst that can go there? 

• Response: This site is fairly small for student housing and we have no interest in 
developing student housing at this location or selling the land to the U of A for 
student housing.   

 
Neighbor Question: What can you do to address this paranoia about student housing? 

• Response: I-1 is generally one of the most intense zoning designations and we’re 
leaning towards C-1 or C-2. Commercial zoning does allow for student housing, 
but there are some things we can do to ensure preclude the development of that 
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particular use. For instance, we can ask that a condition be imposed prohibiting 
student housing.   

 
Neighbor Question: You’re saying it’s not just a general rezoning, its specific. 

• Response: Yes, if the property owner or developer try to break from the 
preliminary development plan approved during the rezoning, they will have to 
come back and basically rezone all over again because student housing would 
be a substantial change to the originally approved proposal.   

 
Neighbor Comment: Let me see the site plan 

• Response: We don’t have one for this meeting as we’re still working through the 
design of the site and acquisition of unused right-of-way from the City of Tucson.  
If ROW acquisition is unsuccessful, we’ll need to make substantial changes to 
the plan we’ve been developing so we didn’t want to show you all something 
that’s inaccurate.  We will talk about that next time.  

 
Neighbor Question: Who do you see you renting to? 

• Response: Anyone and everyone. We feel the location is strong enough to attract 
families, university employees, young professionals, and those working in the 
downtown core.   

 
Neighbor Question: Will you have an ingress that’s within 150 yards to the intersection. On the 
far-right hand side 

• Response: There is no access on that side. 
 
Neighbor Question: Miles Neighborhood is dealing with a property that was bought and it turns 
out there’s fraternities, and a sorority there, and the area is dealing with that because it wasn’t in 
their proposal of what the use was going to be.  We learned that stating “no group dwelling” 
would be a term that they could use to prohibit new student housing.   

• Response: Yes, that’s how the City classifies student housing.    
 
Development Team Comment: I think we’re happy putting in a condition saying no more than 2 
stories to make it difficult for sororities and fraternities to lease them since they typically need 
larger homes/buildings to house their members. 
 
Neighbor Question: Why aren’t we presenting a plan right now? 

• Response: As mentioned previously, the site plan is still being developed and the 
purpose of this plan amendment meeting is for us to discuss the appropriateness 
of residential uses on this property.   

 
Neighbor Question: How many units total? 

• Response: 30, possibly less though if the City of Tucson ROW cannot be 
acquired.   

 
Neighbor Comment: That’s 90 bedrooms total 

• Response: Yes, if they’re all 3 bedrooms 
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Neighbor Question: Is there a fitness center? 

• Response: No, but possibly a coffee shop 
 
Neighbor Question: How many parking spaces? 

• Response: 85-90 
 
Neighbor Question: There’s another property south of Cox cable, if it could be amenable to 
some project. Anything south of 15th street has a real high nuisance value, what are you doing 
about that? 

• Response: There will be landscape, keeping unwanted activity out. 
 
Neighbor Question: Do you have a timeline? 

• Response: The plan amendment will take at least another 4-5 months and then 
we’ll move forward on the rezoning. About a year to wrap up both processes.   

 
Neighbor Question: These are going to look like the houses on Curtis. They were going to have 
a car port underneath. I thought you were part owner of that too 

• Response: These homes will offer a new housing style unlike any existing homes 
in the area.  I (Marcel) was not involved with that project.   

 
Neighbor Question: Will utilities be combined? 

• Response: There will be individual meters. 
 
Neighbor Question: What is the total acreage? 

• Response: about 2.4 acres.   
 
 
Meeting End Time: 7:02 PM   
Author: Lexy Wellott, The Planning Center 
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