
  

February 2010 Form 

  

   Street Address:  _________________________________________________________________________ 

SECTION 2 - Site Identification  

SECTION 3 - Applicant Information  

 Application for   
 Plan Amendment  
  

    To be filled out by Staff
  
Date Filed:_____________________ Received by:_______________________________________________ 

Area/Neighborhood Plan to Be Amended:  

_______________________________________________________________________________________  

Date Plan Was Adopted by Mayor and Council:__________________________________________________  

Plan Amendment Name:____________________________________________________________________  

Plan Amendment Number:___________________________  Processing Fee:_________________________  
  

Township/Range/Section:__________________________ Tax Code No:_____________________________  

Nearest Major Cross Street:_________________________________________________________________  

Amendment Site Size:_____________________________________________________________________  

Attach Assessor’s map and current color aerial photograph of site and surrounding properties to application.  
  
  
  

  
  
  

If the applicant is not the property owner, please provide the property owner(s) name(s), address(es), and 
telephone and fax number(s), and the property owner’s dated signature.  A letter from the owner 
authorizing the applicant to represent the owner in the processing of this plan amendment must be 
attached to the application.  

 
 

 SECTION 1 - Case Filing Information  
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DEVELOPMENT  
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Owner: 		585 S Cherry Ave. (Attn: Marcel Dabdoub)Address: 	3848 E 5th Street		Tucson, AZ 85716Phone:		520-631-7788Email: 		mdabdoub@me.com 





     Attach Additional Sheets as Necessary  

Proposed Site Development  

Proposed Use:______________________________________ Proposed Zoning:_______________________  

________________________________________________________________________________________  

________________________________________________________________________________________  

________________________________________________________________________________________  

Proposed Site Improvements (buildings, parking areas, etc.):  

________________________________________________________________________________________  

________________________________________________________________________________________  

________________________________________________________________________________________  

Identify the parts of the Plan that need to be amended, and why.  List any policies and identify any maps that 
are proposed to be changed.  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

Provide proposed new goal and policy language, and proposed new maps that incorporate the change.  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

Explain how the proposed changes are consistent with and supported by the overall goals, and any 
applicable policies, of the Area or Neighborhood Plan:  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

 SECTION 5 - Plan Amendment Information  
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   SECTION 5 - Plan Amendment Information Cont'd. 

Explain how the proposed changes are consistent with and supported by the goals and policies of the 
General Plan.  
_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

Provide additional supporting information that demonstrates why this amendment should be approved.  
_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

_______________________________________________________________________________________  

A concept plan is not required. However, staff encourages the applicant to submit one.  

Is a concept map being submitted with this application?   Yes________ No________  

   
 SECTION 6 - Pre-Submittal Meeting Information

  

The following must be attached to the plan amendment application (see Part 4 of the handout titled “Plan 
Amendments - Information for Applicants”:  

   Copy of the meeting notice that was mailed  

   Copy of the mailing list used  

   Certification of mailing  

   Copy of the sign-up sheet showing who attended the meeting  

   Meeting summary   

   Copy of any maps, drawings, or written information provided at the neighborhood meeting  

   Any changes in the plan amendment proposal based on comments received at the   
     neighborhood meeting  

   Copy of notes from rezoning pre-submittal meeting  

S:\Plan Amendments & PAD Changes of Conditions\Forms\PA_application.doc  
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Arroyo Chico Area Plan Amendment  
Application Attachment (585 S Cherry Avenue)  
 

Subject Property Information 

 

Site History 

The 2.2-acre property is an assemblage of three parcels bounded on the north by E 15th Street, the Arroyo 
Chico Greenway shared-path, and the Cherry Field Ballpark regional recreation area, on the east by the 
channelized Railroad Wash, on the south by a privately-owned parcel with parcel ID 124-19-038A, and on 
the west by S Cherry Avenue. The property was originally two parcels (lots 30 and 31) within the Cherry-
Campbell Redevelopment Subdivision (CCRS), which was platted in 1955.  A warehouse storage building 
was constructed in 1968 and a commercial permit for a parking lot issued in 1990.  Lot 30 was later split 
into two separate parcels (124-19-040F and 124-19-040G) in 2017 per activity number S17-011.  The 
property is currently being used as a contractor’s yard for an environmental services company.    

Land adjacent to the south and west sides of 15th Street and the Railroad Wash, respectively, was vacated 
in the CCRS and is now being evaluated by the City’s Real Estate Division for potential sale and inclusion 
in this plan amendment request and any future rezoning.  The applicant is working with the City of Tucson 
in coordination with the property owner to the south, on the sale of the 16th Street right-of-way adjacent 
to the southern boundary.  The two City of Tucson-owned rights-of-way total approximately 0.2 acres, 
which brings the total amendment area to approximately 2.4 acres.   

 
Current Site Conditions 

The entire property is currently fenced.  APN: 124-19-040F, which is located between the other two 
amendment parcels, is the only parcel with an existing structure.  The existing warehouse storage building 
is approximately 9,000 square feet and has most recently been used as office space.  The environmental 
services company, Diggins, parks their trucks south of the existing structure and uses the area at the 
southeast corner of the building to store unused dumpsters.  A small paved parking area exists along the 
north side of the building with two additional parking stalls at the northwest corner of the building 
adjacent to Cherry Avenue.  There is also an existing 4-foot sidewalk along Cherry Avenue.  Presently, the 
northernmost parcel (APN: 124-19-040E) is primarily used for materials storage and equipment staging.   

 

Proposed Modifications to the Arroyo Chico Area Plan (ACAP) 

In 1986, the property was included in the Arroyo Chico Area Plan (ACAP), Industrial Area 2 and designated 
for “Light Industrial or Commercial” land uses.  The Residential Subareas and Industrial Areas map on page 
43 of the ACAP also indicates the property is located within the Miles and San Antonio Neighborhoods 
(Subarea 4 on the map, but described as Subarea 1 in the text).  The existing zoning is I-1, yet commercial 
and office users have been the only recent prospective tenants of the existing structure onsite.  Local 
homebuilder interest in developing an industrial loft-style residential community on the remaining 

Parcel Identification 
Number 

Legal Description 
Address 

 (Assigned by Pima County) 

124-19-040E CHERRY-CAMPBELL REDEVELOPMENT  
NLY PTN LOT 31 

555 S Cherry Avenue 
Tucson, AZ 85719 

124-19-040F CHERRY-CAMPBELL REDEVELOPMENT  
NLY PTN LOT 30 

585 S Cherry Avenue 
Tucson, AZ 85719 

124-19-040G SLY PTN CHERRY-CAMPBELL REDEVELOPMENT  
LOT 30 EXC IRR PT ADJ TO SE CORNER  

595 S Cherry Avenue 
Tucson, AZ 85719 
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property surrounding the existing warehouse building further prompted the property owners to pursue 
this amendment request.   

While the ACAP doesn’t explicitly prohibit residential uses on the property, the text in the plan 
characterizes the area east of Curtis Avenue as primarily industrial, with residential neighborhoods 
located west of Curtis.  The proposed amendment request is to Policy 4, Implementation Technique ‘A’ 
from the Residential Subareas section of the ACAP.  This plan amendment request does not require any 
revisions to the “Arroyo Chico Area Plan – Industrial Areas” or “Arroyo Chico Area Plan Amendment – 
Industrial Area 2” maps.  

Residential Subareas - Policy 4, Implementation Technique A reads, “Encourage residential infill in the 
area bounded by Arroyo Chico, Curtis Avenue, Sixteenth Street and Mountain Avenue, as well as in 
the area south of Sixteenth Street and west of Curtis Avenue.”   

Suggested text amendment: “Encourage residential infill in the area bounded by Arroyo Chico, 
Curtis Avenue, Sixteenth Street and Mountain Avenue, as well as in the area south of Sixteenth 
Street and west of Curtis Avenue and on property located at 585 South Cherry Avenue (APNs: 124-
19-040E, 124-19-040F, 124-19-040G).” 

 
ACAP Consistency and Support 

The ACAP provides policy direction for a 4.3 square mile area in the central portion of the Tucson 

Metropolitan Area. The boundaries of the plan area are the Southern Pacific Railroad, Fairland 
Stravenue, 36th Street, and Aviation Highway on the south, Alvernon Way on the east, and Broadway 
on the north. 

The purpose of the ACAP is to guide future development, redevelopment and infill while protecting and 
enhancing existing neighborhoods.  Pressures for infill development are generally in the transition areas 
between industrial and residential uses and on vacant parcels concentrated along the major washes. A 

primary goal of the area plan is to promote the preservation of and improvement to existing 
neighborhoods, commercial development, and industrial areas and to ensure the compatibility of 
new development with existing uses. 

The proposed plan will conform to the Arroyo Chico Area Plan by: 

• Promoting the preservation and maintenance of linear open space along Arroyo Chico as a natural 
unifying feature of the area.   

o The proposed homes and commercial/office space will encourage use of the Arroyo Chico 
Greenway, Barrio BMX Trails, and other nearby recreational opportunities simply by 
increasing the residential population in the area.  Several bike racks will also be provided 
throughout the development to promote bicycle use and reduce vehicle dependency.       

• Encouraging a compatible mix of residential, industrial, and business uses in the plan area, while 
protecting the integrity of existing neighborhoods.   

o The Arroyo Chico planning area is home to both residential and nonresidential 
areas/neighborhoods, each with their own unique needs and characteristics, and each 
with some overlap of uses in certain areas.  The amendment area is located on the fringe 
of Industrial Area 2 and is surrounded by non-residential uses on only two sides.  To the 
west, Cherry Avenue buffers the site from the University of Arizona Motor Pool which 
closes by 5pm.  Standard Restaurant Supply, a retail/wholesale outlet which closes at 
6pm, is immediately south of the amendment area.  Otherwise, 15th Street, Kino Parkway 
and the Railroad Wash border the remainder of the property.  
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• Encourage the compatibility of public uses and properties with surrounding development.  
Encourage the continued utilization of existing public facilities. 

o The proposed plan amendment would allow for the addition of new residents in the area 
to foster use of public facilities such as the Arroyo Chico Greenway, Barrio BMX Trails, 
Cherry Ballfields, bike paths, parks and open spaces.   

• Encourage new residential development and the preservation of existing housing.   

o This amendment will allow for an infill housing project with live-work opportunities within 
each home and/or in a coworking space inside the existing building onsite.  The residential 
development will complement the light industrial/business park character of the area 
with the proposed architectural style of the buildings.  The proposed industrial-loft style 
homes will also provide a new housing option in the area rather than affecting established 
residential neighborhoods.   

• Promote residential infill of vacant land.  Encourage residential infill development in order to 
augment the residential component of the area. 

o This project will help develop two vacant parcels while preserving an existing structure 
between the two to create a residential community with a small mixed-use component.   

• Ensure the compatibility of new residential development with existing land uses. 

o The proposed architecture is compatible with existing land uses in the area.  Additionally, 
the property is near Downtown Tucson, the University of Arizona and several K-12 
schools, grocery stores, ballfields, employment opportunities and multimodal 
transportation options making it an ideal location to live.  Appropriate landscaping and 
screening will further ensure compatibility with existing land uses in the area.   

Walkability service and apartment search tool company, Walk Score,  rates the 
amendment area 54 out of 100, classifying this location as “Somewhat Walkable” 
meaning that some errands can be accomplished on foot.  However, Walk Score gives the 
site a score of 94 out of 100 for bicycling, making it a “Biker’s Paradise”.   

• Encourage proposed higher density residential development to transition densities so that 
densities at the perimeter are compatible with contiguous development. 

o The subject property is in a business park area where higher densities are considered 
appropriate adjacent to higher density/intensity uses at the perimeter, per the area plan.  
The property is also less than a quarter mile from the major intersection of Kino Parkway 
and 15th/Winsett Street.   

• Provide for the commercial needs of the area.  

o The area is currently underserved by coffee shops or smaller food service uses, which 
are contemplated within the existing onsite structure.   A coworking space that could 
serve new residents as well as the larger artist community in the area is another potential 
use for the existing building.  Smaller commercial opportunities may also be provided 
within each home if live-work units are feasible.     

• Provide adequate access to all properties. 

o Two points of access will be provided along Cherry Avenue with adequate circulation 
throughout.   
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Plan Tucson Consistency and Support 

According to Plan Tucson (PT), the requested plan amendment and subsequent rezoning to C-1 is 
consistent with surrounding properties, and the proposed land use conforms to the plan. PT identifies the 
site within the “Business Centers” Building Block, or category. The following policies apply to the subject 
site: 

Guidelines that Apply to All Locations & Types of Development within the City of Tucson: 

• LT28.1.7 Preserve and strengthen the distinctive physical character and identity of individual 
neighborhoods and commercial districts in the community.  

o The proposed industrial-loft style homes with live-work opportunities provide a unique 
new housing option in an area with an already strong artist community.   

• LT28.1.13  Preserve Tucson’s cultural heritage, including its archaeology, architecture, and its 
array of cultural traditions.  

o The industrial materials the proposed homes will consist of such as metal, concrete, glass 
and steel are architecturally compatible with the surrounding light industrial and 
commercial uses in the area.   

• LT28.1.22 Support an interconnected urban trail system throughout the city to meet the 
recreational needs of pedestrians, bicyclists, and equestrians.  

o One of the best ways to build support for something like an urban trail system is to 
actually use it. The proposed residential community provides support by adding users 
next to the Arroyo Chico Greenway.  Pedestrian circulation and safety in the area will also 
be improved with the installation of new sidewalks and an increase in “eyes on the 
street”.  

Locating new housing in a centralized area with several nearby employment opportunities 
will also help bolster use of the urban trail system.   The addition of several bike racks 
onsite will promote bicycle commuting/recreation and encourage the use of alternative 
forms of transportation.    

Guidelines that Apply to the Business Centers Building Block: 

• LT28.2.12 Support 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.   

o A live-work community with industrial-loft style architecture complements adjacent light 
industrial/business park uses.   Additionally, acquiring the abandoned section of 16th 

Street right-of-way (ROW) and the City of Tucson-owned land next to the Railroad Wash 
and 15th Street would activate those areas with new, high-quality development.  Each of 
those areas will also be enhanced with attractive landscaping and a new sidewalk will be 
installed along 15th Street.    

 

• LT28.2.13 Support infill and redevelopment projects that reflect sensitivity to site and 
neighborhood conditions and adhere to relevant site and architectural design guidelines.  

o Adaptive reuse of the existing building onsite, combined with metal houses that give off 
an industrial feel signifies a unique redevelopment opportunity that is sensitive to the site 
and surrounding area.  An open area will also be provided along the southern boundary 
(16th Street ROW) through negotiations with the adjacent property owner to the south to 
ensure future access for building maintenance and repair.   



5 
 

Exhibit 1: Current Aerial Photograph 

 




