
 

P O ST ER  

F R O S T  
M I R T O  
 

A R C H I T E C T U R E  

P L A NN I N G  

P R E S E R V A T I O N  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

31 7 Nor th Court Av enue 

T ucso n,  Ar izo na  8 5 7 01  

P H  5 2 0 . 8 8 2 . 6 3 1 0  

F A X  5 2 0 . 8 8 2 . 0 7 2 5  

www.posterfrostmirto.com 

 

 

 

 

 

 

June 13, 2018 

 

Dear Neighbor: 

 

You are invited to attend a neighborhood meeting regarding two proposed plan amendments for 

the Benedictine Monastery property on the east side of North Country Club Road between 2nd and 

3rd Streets.  The property is subject to both the Alvernon-Broadway Area Plan and the Miramonte 

Neighborhood Plan. Both plans require amendments. Specific requests are: 

1) Amend the Alvernon-Broadway Area Plan Conceptual Land Use Map (p. 21 of the Alvernon-

Broadway Area Plan) and the Miramonte Neighborhood Conceptual Land Use Map (p. 16, 

Exhibit 2 of the Miramonte Neighborhood Plan) from the current designations of 

Office/High Density Residential and Low Density Residential to a single designation of 

Commercial/Office/High Density Residential. This amendment will better reflect the 

current R-3 and O-3 zoning which already allow high density residential and office uses. It 

will also add the ability for a future rezoning request that would allow for commercial 

adaptive reuse opportunities for the existing Monastery buildings. 

2) Add a section to the Miramonte Neighborhood Plan that describes the current land use 

proposal for the redevelopment of the property, which will include potential reuse, 

preservation and protection of the Monastery.   

Poster Frost Mirto will host a meeting to discuss the proposed plan amendments, give an overview 

of the process, and address any questions or comments you may have. Please join us:  

 

Thursday, June 28, 2018 at 6:30 pm 

Benedictine Monastery Chapel 

800 North Country Club Road. 

 

Comments on the proposed plan 

amendments 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 Corky Poster 

(cposter@posterfrostmirto.com) or Liz 

Farkas (Efarkas@posterfrostmirto.com) 

or call 520 822-6310. 
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cposter@posterfrostmirto.com

To: benapresident@gmail.com; phnaemail@gmail.com; waynesunni@netscape.net; 

paloverdena@gmail.com

Cc: Ross Rulney; John Beall

Subject: Benedictine Monastery Neighborhood Meeting. 

Attachments: plan amend invite ltr.pdf

Friends: 

 

As you may know, there is a meeting on the Benedictine Monastery tomorrow night June 28 at 6:30 PM at the 

Monastery Chapel. Letters mailed to you using the City of Tucson mailing labels bounced back to me, so I am being 

diligent in making sure that  you have been notified about the meeting. See attached invitation.  

 

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 

 

 

Good Afternoon, 

 

Here is all the contact information that I was able to find for you.  

 

Blenman-Elm- Steve Morrison 

Contact: Alice Roe (President), benapresident@gmail.com 

 

Peter Howell- Suzanne Oviedo 

Contact: phnaemail@gmail.com 

 

El Montevideo- Cyndi Amundson, Celeste Blackwell 

Contact: Wayne Sunne (President), waynesunni@netscape.net 

 

Palo Verde- Candice Filipek, Steve Poe 

Contact: paloverdena@gmail.com 
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MEETING NOTES 
BENEDICTINE MONASTERY  

PLANS AMENDMENTS NEIGHBORHOOD MEETING 

 
JUNE 28, 2018 

6:30 PM 
BENEDICTINE CHAPEL

  
 

Attendees:   

Refer to attached sign-in sheets for attending members of the public. 
 

Purpose of meeting: 

The owner of the site is seeking a Plan Amendment to the Miramonte Neighborhood Plan and the Alvernon-

Broadway Area Plan. This meeting is a preliminary step to a Plan Amendment application. 
 

Description of Plan Amendment request: 

The Amendment would include map revisions and policy changes. Map revisions would change the maps to list 

the conceptual land uses for the site as “Commercial – Neighborhood Level/Office/High Density Residential.” 

Policy changes would include: a policy to preserve and reuse the Benedictine Monastery site as a Historic 

Landmark and promote appropriate adaptive reuse opportunities for it; set new height limits within defined zones 

around the Monastery, new limits on number of new residential units, and language about compatible 

architecture. 
 

The requested map and policy changes reflect feedback incorporated from an informal public meeting held in 

March as represented by lowering the proposed new construction heights and unit counts. It was noted that the 

property immediately north of the site (currently housing a dilapidated structure) could potentially become part of 

the site, although this very recent possibility has not yet been incorporated into any plans. 
 

If the Plan Amendment is approved by Mayor and Council, the development team will proceed with a Planned 

Area Development (PAD) process that involves additional community and neighborhood participation to further 

define the characteristics of new development on the site. 
 

Presentation by Corky Poster (attached). 
 

Questions, concerns, and comments by members of the audience: 
 

Traffic 

Several area residents expressed concern about increased traffic on Country Club, referencing the congestion 

on Tucson Blvd. and traffic accidents on Country Club, particularly those involving bicyclists. 

Requests were made for comprehensive traffic studies. 

One resident mentioned considering additional entrances other than Country Club. 
 

Parking 

Several participants expressed concern about ensuring that enough parking is provided on site (for residents, 

their guests, and any commercial users) both to conform to current per-unit parking requirements and to prevent 

spill-over parking within the neighborhoods. 

One resident asked if the proposed 222 new units would fit within the current zoning restrictions relative to 

setbacks, parking, and height limits. 

Another resident noted that Group Dwelling (allowed use in current zoning) potentially has a lower parking 

requirement than what is proposed. 

One resident encouraged considering additional structured parking, perhaps on the new corner parcel. 

 

 



 

Sustainability  

One resident urged the crowd to “think beyond the car” and encourage other modes of transit, noting the site’s 

proximity to bike and public transit routes. 

One resident questioned the proximity of solar-panel covered parking to trees/landscaping. 

One resident inquired about the capacity of existing public utilities (water, sewer) to accommodate the new 

development. 
 

Preservation 

One resident applauded efforts to preserve the monastery and would like to see significant landscape elements 

(avocado tree, pomegranate, orchards) preserved to create a visitor attraction.  

One resident urged confining all development to within the existing building itself, leaving the rest of the site 

vacant. 

Another resident encouraged using the Monastery for housing in lieu of additional new construction height. 

A question was asked about setbacks and whether the new building would extend west of the face of the existing 

Monastery building. 

One resident expressed belief that developer does wish to preserve the building, but noted the City Council 

initiated the Historic Landmark designation. It was asked why the Owner did not initiate the HL.  

A suggestion was made that a future meeting include discussion of the Secretary of the Interior’s Standards for 

Historic Preservation to increase awareness about appropriate preservation approaches. 
 

Tenants 

One resident noted that one goal of the Miramonte neighborhood plan is to encourage 2-story owner-occupied 

development. That same resident asked why the content of the Miramonte Neighborhood Plan was OK when it 

was written, but not OK now?  

There are concerns about students renting these units. 
 

Height and Density 

One resident objected to the scale of the proposal as inappropriate for the location and cautioned about it setting 

a new height precedent for the area that would affect view corridors. 

One resident suggested using wood construction to lower construction costs and require fewer units/less height. 
 

Amenities 

One resident noted they were not interested in any amenities and reminded the attendees that those would not 

likely be free. 

Another resident noted that a free, open property would not be viable to maintain. 
 

Next steps 

One resident noted that if the Plan Amendment is approved, the zoning changes would be permanent but the 

architecture is not guaranteed. 

Another resident noted that they trust the development team’s intent and credentials. This resident and others 

expressed desire to continue a collaborative effort that allows public input. 

 

  
Notes prepared by Liz Farkas 



To:  Corky Poster 

From:  Ruth Beeker 

Re: Request for Simplification of Plan Amendment:  Benedictine Monastery 

Thank you for sending me the pdf of your Pre-Application Neighborhood Meeting presentation made 

June 28, 2018.  As president of the Miramonte Neighborhood Association Board when the Miramonte 

Neighborhood Plan (MNP) was written a decade ago, I am aware that our plan is primarily a values and 

vision document.   

 

An exception is the Conceptual Land Use Map which was imported by staff from the earlier Alvernon-

Broadway Area Plan.  Its specificity must be amended for you to proceed in the development of your 

parcel.  I find the designation you propose to be appropriate. 

I most definitely believe that there should be NO height limitations put into the MNP.  Currently there 

are none; ergo, there are no numbers to amend.  Even the zoning category parameters are irrelevant 

since you make clear that you wish to use a Planned Area Development (PAD). During that process will 

be the time for height to be determined.  To place any restrictions in the MNP would reduce the options 

I would hope will be considered during the “interactive design process.”  Finding the building design and 

site utilization which will best serve the interests of those of us who live in the immediate area requires 

we keep that flexibility. 

I also do not see any reason that you need address the designation of the Benedictine building as 

Historic Landmark (HL) during this plan amendment process.  There is no text in the MNP which would 

preclude that action; I know of no requirement that HL’s be added to neighborhood plans. 

 

Please confine your amendment request to that which is necessary to progress to the next step of the 

process.  There is a long way to go!! 



 

July 6, 2018 

Mr. Corky Poster 
Poster Frost Mirto, Architects 
 

This is a letter of support for the Plan Amendments to the Tucson Monastery, 800 N County Club Rd. 

submitted by Ross Rulney of Tucson Monastery, LLC and your firm.  I was the final Superior of the 

Monastery and handled details of the search for a buyer 2016-2018.  From 2008 on, I was supervisor 

for maintenance and operation of the building, quite familiar with its gifts and limitations.  In the last few 

days, I reviewed the 58-slide presentation shown June 28, 2018 at a public meeting. 

In deciding to sell to Mr. Rulney, we did so understanding that he has a basic love for and commitment 

to preserving the large Monastery structure that was placed on the National Register of Historic Places 

in 1994.   Our understanding was that, given that designation, any future owners would be required to 

preserve the look of the exterior and that they would not be granted permission by the City permit 

department to take down part or all of the building.   

Once we exhausted all avenues then available to us to sell it to a religious user, we entertained several 

offers for purchase and selected Mr. Rulney in the Fall of 2017, signing an Agreement to Sell, effective 

February 2018.  We did not have any illusions that the extensive open spaces would be preserved in a 

‘park-like’ atmosphere under his use.  We understood that anyone who paid market cost for the 6+ acre 

property plus the cost for planning renovations, basic modernization [sorely needed], and required 

Code upgrades to the interior [not required of us; our occupancy pre-dated modern Codes], would need 

to generate significant income using the vacant three acres. What the details of those costs and 

economic feasibility numbers are we do not know, but we: 

• Favor high quality housing that will benefit a center city area; we prefer that instead of large-

scale student housing.   

• Appreciate that Mr. Rulney, despite having another architect from prior projects, decided to hire 

and rely on the good advice of Mr. Corky Poster, well respected by our neighbors and throughout 

the City as the architect who upgraded more buildings designed by Roy Place than anyone else. 

• Appreciate that Mr. Rulney has lowered proposed heights of the buildings, though they are still 

above current height limitations. 

• Expect that the design of housing will complement the existing monastery and believe that Mr. 

Poster and his firm can best accomplish that, given his experience. 

• Our sisters collectively have seen lots of change to the surrounding neighborhood since 1940.  

Country Club Road is no longer a dirt road; it is a major and noisy thoroughfare.  Change is not 

always easy; what is initially opposed needs to sometimes be accepted over time.  

• Have been most happy to be a part of a growing, vibrant Tucson from 1935-2018, rendering 

service to the people of southern Arizona by our life of prayer and hospitality. 

Sincerely, 
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cposter@posterfrostmirto.com

From: Margot W Garcia <mgarcia@vcu.edu>

Sent: Friday, June 29, 2018 9:46 AM

To: Corky Poster

Subject: Benedictine Monastery

Corky, 

You did a masterful job at the meeting last night. I thought 

you starting out with the 5 points you wanted to correct 

was very powerful and encouraged trust in what you had 

to say. You weren't afraid to answer the tough questions 

and you did it with a level voice and even emotion. 

I thought the statement that the O3 would end right about 

here, in the middle of the Chapel was very telling. It 

showed how crazy the current zoning is. 

I wish you could teach/coach department heads at the city 

on how you design/handle this type of potentially 

contentious public meeting. If they would adopt your style 

we might be able to collaborate on issues of road design 

and land use. 

 

Thanks again and congratulations on a job well done. 

Margot 
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cposter@posterfrostmirto.com

From: Janasegal <janasegal@aol.com>

Sent: Wednesday, June 27, 2018 2:39 PM

To: cposter@posterfrostmirto.com

Subject: positive solution for the Benedictine Sanctuary development

June 27, 2018  

 

Hi, Corky 

 

I have been wanting to meet with you to discuss a positive solution for Benedictine Sanctuary 

development that would benefit you, the developer, the neighbors, and the entire Tucson 

community.  

 

As a member of Sustainable Tucson's core team, I am excited about the possibilities that the 

Benedictine Sanctuary development offers. What a great opportunity to build green apartments that 

include livable streets and sustainable infrastructure like water harvesting! These high-end 

apartments would attract tenants committed to living a healthy, sustainable life-style. That lifestyle 

includes less driving and more bike riding. And there just happens to be a major bike route that 

goes right by the sanctuary! As members of this sustainable community, the tenants would agree to 

get by with one parking space instead of the 1 1/2 required by the city and use the bike route or 

nearby public transportation. The developer would save money on parking spaces and the buildings 

wouldn't need to be so tall. That would offset some of the parking and traffic concerns of the 

neighbors. That's a win-win for everyone! 

 

Having a lovely view of the orchard out of arched Spanish style windows would attract the high-

end tenants you seek. Which brings me to the orchard... 

 

Sustainable Tucson would like to see the orchard included as part of the historic designation. A 

portion of the sanctuary could be renovated into a museum that would include the orchard and a 

botanical garden. Including the historic orchard would help develop Tucson as a tourist destination 

for visitors drawn here by our City of Gastronomy designation. Plaques could highlight the diverse 

produce grown in our desert and stories of how the sisters used the orchard bounty to feed the 

Tucson community. This new attraction would be a great addition to City of Gastronomy and 

"foodie" tours along with other sites like Mission Garden. That would bring more visitors to 

Tucson. The sanctuary building could still be used as a boutique hotel (as you suggested) with 

restaurants, gift shops and art galleries for the tenants, tourists and hotel guests.  

 

The orchard could also be used as community gathering place with a much needed centrally located 

farmers market and neighborhood garden. All of that would be attractive to those interested in a 

sustainable lifestyle. And it would benefit the neighborhood as well.  

 

Michael Peel from Local First is gathering data that shows how the place-making Benedictine 

Sanctuary Museum and Orchard, along with a high-end green apartment complex, could make the 
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developer money. 

 

Please, let me know how I can help you make this vision a reality. Members of our team from 

Sustainable Tucson and a representative from Local First would be happy to present this plan to the 

neighborhood associations.  
 

Best, 

Jana Segal  

Core Group, Sustainable Tucson 
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efarkas@posterfrostmirto.com

From: T K <tk.stuff@yahoo.com>

Sent: Thursday, June 28, 2018 9:47 AM

To: Efarkas@posterfrostmirto.com

Subject: Opposed to Rezoning Density Designation of the Monastery Property

 

Dear Ms. Farkas, 

I am opposed to increasing the density and, for that matter, any request to increase the allowable height limit for this 

property. It is disappointing that the owner is not more civically minded and has chosen to hold the Monastery hostage 

in an effort to overbuild the property thus diminishing both the neighborhood and iconic status (and stature) of this 

beautiful building.   

Sincerely, 

Tina Krohn 

Miramonte neighbor 
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cposter@posterfrostmirto.com

From: Christine W. Dawdy <azartist@cox.net>

Sent: Friday, June 22, 2018 10:27 AM

To: Corky Poster

Subject: Re: Benedictine Monastary meeting

OOP! sorry. Obviously I’m distracted. I’ll put it on the calendar. 

Chris 

 

 

On Jun 22, 2018, at 10:24 AM, Corky Poster <cposter@posterfrostmirto.com> wrote: 

 

Thank you. The meeting is actually next Thursday June 28, not last night. So if your husband's 

illness improves, you would be very welcome to attend.   

On Fri, Jun 22, 2018, 1:00 PM Christine W. Dawdy <azartist@cox.net> wrote: 

If your have minutes of last night’s meeting will you please email them to me? My husband is 

ill so we did not attend. 

 

I think it would be an ideal facility to house immigrant refugees. Apparently these facilities are 

making money per a NYT article. Maybe the article was in The Washington Post. 

 

Thank you, 

Christine Dawdy 
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cposter@posterfrostmirto.com

From: Clotilde Rickelman <crickelman1717@gmail.com>

Sent: Monday, June 18, 2018 6:12 PM

To: cposter@posterfrostmirto.com

Subject: benedictine monastery

 

I am very interested in this development since I live in the neighborhood. A high rise residential would be totally 

devastating and County Club cannot handle such traffic in the first place. Unfortunately, I cannot make the meeting as I 

will be in San Diego but do count my voice. 

 

thank you, 

clotilde rickelman 

5 E. Calle De Felicidad Tucson, AZ 85716= 





Benedictine Monastery: 
Plan Amendments, Pre-Application Neighborhood Meeting 

June  28, 2018





Before we 
get started 
on tonight’s 
meeting, let’s 
talk about 
Preservation



What I have learned after 45 years of work 
as a preservation architect is that saving 
buildings is the easier part of preservation.

Finding contemporary sustainable 
economic uses is the hard part. 



MOUNTAIN VIEW OFFICERS CLUB

LET’S MAKE THE HISTORIC MOUNTAIN VIEW 

OFFICERS CLUB ONCE AGAIN A MEANINGFUL AND 

USEFUL PART OF THE LIFE OF FORT HUACHUCA



Historic Train Depot



MacArthur/Madden Media



Performing Arts Center



Marist College and new housing (in construction) 



With that in mind, we are here to 
meet to begin a complex process of 
Plan Amendments to the Miramonte 
Neighborhood Plan and the Alvernon-
Broadway Area Plan as a required 
preliminary step in a PAD rezoning.  



O-3 
OFFICE

R-3 HIGH 
DENSITY

RESIDENTIAL EXISTING
COT
ZONING



To do the quality project we envision, 
we have chosen to prepare a PAD to 
make modest changes to the existing 
zoning. 



To evaluate proposed PAD rezonings, 
COT staff consults the Area and 
Neighborhood Plans, especially the 
maps. They also refer to Plan Tucson, 
Tucson’s General Plan.



We formally proposed our project to 
COT staff and they have determined 
that we are required to make changes 
to the Neighborhood and Area Plans 
before we can move forward to a PAD. 



That is why we are here tonight; to 
take the Plan Amendment first step. If 
that is approved by Mayor and 
Council in the next 4-5 months, then 
we can proceed to a PAD, which also 
requires Mayor & Council approval. 













Proposed map revisions.









Proposed policy changes.



Policy 2.4: 

Preservation and Reuse of Benedictine 
Monastery Site
Strategies: 2.4.1 – Encourage 
preservation of the Monastery building 
as an Historic Landmark. 



Policy 2.4: 

Preservation and Reuse of Benedictine Monastery Site
Strategies:
2.4.3 – Limit new construction residential development 
to no more than six stories north and south of the 
Monastery, and no more than four stories east of the 
Monastery. Architectural style of new development 
shall be compatible with the Monastery and the overall 
design character of the neighborhood. The site should 
be limited to no more than 222 new construction 
residential units. 



O-3 
OFFICE

R-3 HIGH 
DENSITY

RESIDENTIAL

EXISTING
COT ZONING
222 UNITS ALLOWED



40’ height limit

40’ height limit

40’ 
height 
limit

EXISTING
COT ZONING
ALLOWABLE HEIGHT



66’ height 
limit

45

PROPOSED PLAN 
LANGUAGE
ALLOWABLE HEIGHT

66’ height 
limit

45’

45’



PROPOSED PLAN 
LANGUAGE
MONASTERY USES



Policy 2.4: 

Preservation and Reuse of Benedictine 
Monastery Site
Strategies: 2.4.2 – Promote appropriate 
adaptive reuse opportunities for the 
Monastery building, including 
neighborhood level commercial, office or 
high density residential uses. 





POSSIBLE ADAPTIVE RE-USE USES:
• Residential (allowed now)
• Office use (allowed now at west side)
• Restaurant/Café
• Boutique Hotel
• Community Wellness Spa/Fitness Center
• Community Health Clinic
• Ensemble/Choral Music Venue
• Others?















These will be issues that will be the 
topic of conversation during the PAD.



No commercial tenants are likely to make 
a serious commitment until the Plan 
Amendments are approved. 





During the PAD we will want you to 
tell us what uses you do not want in 
the Monastery. 



So, what are we proposing for 
the Benedictine Monastery site?



This is very preliminary. We cannot 
proceed to design until we have 
approval of the Plan Amendments. At 
that point, we want an interactive 
design process as we work on the 
PAD, but here is where we are now.
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222 1 & 2 BR units
331 parking spaces

A mix of 4 and 6
stories stepping 
down east & west

Height = 66’
Elevation = 172
Ground = 106

Height = 86’
Elevation = 188 +
FFE = 106
Ground = 102

Height = 66’
Elevation = 160
Ground = 94

Height = 45’
Elevation = 149
Ground = 104Ground = 104

Height = 47’
Elevation = 149 ‘
FFE = 106
Ground = 102



March 2018



June 2018



March 2018



June 2018



March 2018



June 2018



Characteristics of the existing zoning: 
• No current historic guidelines for Monastery

(COT has initiated HL designation)
• “Group dwelling” (student housing) is an 

allowable use on the whole site.
• Only residential uses allowed in Monastery 
• No neighborhood participation or design 

review. Only Building Code/UDC required. 
• 40’ maximum height.
• 222 units allowed regardless of unit size & BR



Characteristics of Future PAD: 
• Partners with COT on historic protection
• Prohibits “Group dwelling” (student housing)
• Has full public design review and conditions, 

5 formal public reviews after today. More 
informal reviews, working together. 

• Asks for heights greater than 40’ (45’ & 66’)
• Asks for 222* units, same as current zoning.
• Asks for local commercial Monastery uses. 



So our goal is to go forward together, first 
through the Plan Amendment and later 
through a PAD, working  collaboratively 
and making this project and site something 
we will all be proud of. 



Notes from today’s meeting will be compiled 
and become part of our official Plan 
Amendment Application. 

The next (tentative) dates are: 
August 15: Planning Commission Study Session
September 12: Planning Commission Pubic Hearing



We are open for questions and comments. 




