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Welcome to the public meeting on three Reinvestment Tools 
developed for consideration by the City of Tucson  

Planning & Development Services Department. 

PPRROOGGRRAAMM  FFOORR  PPUUBBLLIICC  MMEEEETTIINNGG,,  MMAAYY  1111,,  22001166  

 4:30 – 5:00 Review boards and talk with staff 

 5:00 – 5:30 Presentation on tools and questions 

 5:30 – 6:00 Review boards and talk with staff  

 6:00 – 6:30  Repeated presentation and questions 
 

TTHHEE  TTHHRREEEE  TTOOOOLLSS  

IInnffoorrmmaattiioonn  aabboouutt  eeaacchh  ooff  tthhee  tthhrreeee  ttoooollss  bbeellooww  iiss  pprreesseenntteedd    
aatt  aa  ssttaaffffeedd  ssttaattiioonn..  

1. Expansion of Planned Area Development (PAD) Use 

2. Major Streets & Routes (MS&R) Setback Relief  

3. Optional Concurrent Plan Amendment and Rezoning 
Application 

 
PPLLEEAASSEE  SSHHAARREE  YYOOUURR  CCOOMMMMEENNTTSS      
 

 Write any comments you may have about the 
proposed tools on a Comment Card and place 
in the Completed Comment Card Box.  You may 
also email comments to Daniel.Bursuck@tucsonaz.gov  

 Staff will compile, review, post on-line, and share your comments 
with Mayor and Council and with Planning Commission for its 
next meeting on June 1st at 6:00PM. 

NOTE:  A handout with this information is available. 

mailto:Daniel.Bursuck@tucsonaz.gov
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OVERVIEW 
 

 
 

  

 
 

PPuurrppoossee  ooff  TToooollss::  To provide City regulatory incentives that 
will encourage reinvestment in Tucson. 

 
On March 22, 2016, Mayor and Council directed staff to initiate 
a public process for consideration of several reinvestment 
tools applicable to infill development throughout Tucson, 
including: 

1. EEXXPPAANNSSIIOONN  OOFF  PPLLAANNNNEEDD  AARREEAA  DDEEVVEELLOOPPMMEENNTT  ((PPAADD))  
  UUSSEE    

 The PAD has been a successful zoning tool, allowing project 
flexibility and generating quality mixed-use development.  This 
proposal would amend the Unified Development Code (section 
3.5.5.E.2) to lift the 40-acre minimum to allow a project of any size 
to apply for a PAD.    

 
2.   MMAAJJOORR  SSTTRREEEETTSS  AANNDD  RROOUUTTEESS  ((MMSS&&RR))   
    SSEETTBBAACCKK  RREELLIIEEFF   

  This proposal would amend the Unified Development Code 
(section 5.4.7) to allow use of MS&R designated future right-of-
way, where no widening is planned through a streamlined 
administrative process in which both the Director of Planning 
and Development Services and the Director of the Department 
of Transportation have made a finding of no adverse effects.  

33..  OOPPTTIIOONNAALL  CCOONNCCUURRRREENNTT  PPLLAANN  AAMMEENNDDMMEENNTT  AANNDD  
RREEZZOONNIINNGG  AAPPPPLLIICCAATTIIOONNSS   

 This proposal would amend the Unified Development Code 
(section 3.5.3) to allow Plan Amendment and Rezoning 
Applications to run concurrently in order to reduce developer’s 
time for entitlement process and to assist public by clarifying full 
development picture earlier in the process. Planning and Development  

Services Department 
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   Board 1 

Major Streets & Routes (MS&R) 
Setback Relief 

 

 
 

  

 
 

 

GGooaall::  When no road widening is planned, allow use of future 
right-of-way by development to increase taxable land, maintain 

prevailing setbacks, and enhance pedestrian environment. 
  
PPRROOPPOOSSAALL  
To amend the Unified Development Code (section 5.4.7) 
to allow use of MS&R designated future right-of-way 
along roads where no widening is planned through a 
streamlined administrative process in which both the 
Director of the Department of Transportation and the 
Director of Planning and Development Services have 
made a finding of no adverse effects.  

 
WWhhaatt  IIss  PPuurrppoossee  ooff  MMSS&&RR  PPllaann??  
 Identifies street classifications and width of public rights-of-way; 
 Designates special routes (e.g., Scenic Routes), and 
 Guides land use decisions (e.g., setbacks). 
 
PPrroocceessss  ttoo  DDaattee  
 On March 22, 2016, Mayor and Council directed staff to initiate a 

public process for consideration of several reinvestment tools 
applicable to infill development throughout Tucson, including an 
administrative process to allow use of future right-of-way when no 
road widening is planned. 

 On April 6, 2016, staff presented this proposal to Planning 
Commission.  Planning Commission directed staff to schedule 
a Public Hearing on this proposal for June 1, 2015. 

  
Planning and Development  

Services Department 
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   Board 2 

Major Streets & Routes (MS&R) 
Setback Relief 

 

 
 

  

 
 

 

EExxaammppllee::  Following is an illustrated example of how relief  
from future right-of-way setback requirements on an  

MS&R designated road would work. 
 

  Currently the MS&R requires that 
development on the outlined property, 
adjacent to Stone Ave. – an MS&R 
designated road – be set back 90 feet. 

 

 A 90-foot setback would require 
dedication of an 8-foot x 125-foot area 
(red area on image). 

 Given (1) the prevailing building 
setbacks along Stone Ave. (pink 
shows buildings in right-of-way) and  
(2) no Department of Transportation 
plans for widening of Stone Ave., 
setback relief would allow development 
on the outlined property to utilize the 
MS&R designated future right-of-way. 

Planning and Development  
Services Department 
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Major Streets & Routes (MS&R) 
Setback Relief 

 

 
 Next Steps 
 
 

  

 
 

 

 

 

 Review, compile, and post on PDSD website public comments 
received at this Public Meeting and via email.  

 Revise proposal as appropriate based on Planning Commission 
feedback from April 6th meeting and public comments. 

 Hold Planning Commission Public Hearing (June 1st). 

  Hold Mayor and Council Public Hearing (tentatively July 6th).  

 

Next Steps 
 

Board 3 
Planning and Development  

Services Department 
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    Handout 

Major Streets & Routes (MS&R) 
Setback Relief 

 

 
 

  

 
 

 

PPRROOPPOOSSEEDD  AADDDDIITTIIOONNSS  TTOO  UUNNIIFFIIEEDD  DDEEVVEELLOOPPMMEENNTT  CCOODDEE  
((SSeeccttiioonn  55..44..77))  aass  ooff  MMaayy  1111..  22001166  
  

Planning and Development  
Services Department 
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Board 1 

Expansion of Planned Area 
Development (PAD) Use 

 

 
 

  

 
 

 

GGooaall::  Increase use of this flexible zoning tool to 
encourage mixed-use infill projects. 

 

PPRROOPPOOSSAALL  
To amend the Unified Development Code (section 
3.5.5.E.2) to lift the 40-acre minimum to allow a project of 
any size to apply for a PAD.    

 
WWhhaatt  iiss  aa  PPAADD?? 
 A PAD enables and encourages comprehensively planned 

development in accordance with adopted plans and policies. 
 A PAD is a zoning classification and is processed as a rezoning. 
 A PAD must be in compliance with the General Plan and 

applicable sub-regional and neighborhood plans. 

PPrroocceessss  ttoo  DDaattee  
 On March 22, 2016, Mayor and Council directed staff to initiate a 

public process for consideration of several reinvestment tools 
applicable to infill development throughout Tucson, including  
lifting the 40-acre minimum to allow a project of any size to apply 
for a PAD. 

 On April 6, 2016, staff presented this proposal to Planning 
Commission.  Planning Commission directed staff to schedule 
a Public Hearing on the proposal for June 1, 2016. 

Planning and Development  
Services Department 
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  Board 2 

Expansion of Planned Area 
Development (PAD) Use 

 

 
 

Next Steps 
 
 

  

  

  
  
PPrrooppoossaall  BBeenneeffiittss 
 offers more flexible zoning regulations suitable for adaptive reuse; 
 allows tailoring of plans to protect against unwanted uses; 
 benefits small businesses pursuing smaller projects, and  
 provides shorter entitlement process for applicants. 

SSttrreeaammlliinniinngg  CCuurrrreennttllyy  AAlllloowweedd  iinn  SSppeecciiffiicc  AArreeaass 
PADs under 40 acres are currently allowed by right within Downtown 
Area Infill Incentive District, Downtown Parking District, and Rio  
Nuevo District, or with Mayor and Council approval for anywhere  
else in Tucson.  Note:  Three of the last six PADs approved by  
Mayor and Council were less than 40 acres, indicating a need for  
this type of development. 

SShhoorrtteerr  PPrroojjeecctt  TTiimmeelliinneess 
If projects under 40 acres did not have to seek Mayor and Council 
approval, their timelines could be shortened by an estimated two to 
three months.    

 

 Review, compile, and post on PDSD website public comments 
received at this Public Meeting and via email.  

 Revise proposal as appropriate based on Planning Commission 
feedback from April 6th meeting and public comments. 

 Hold Planning Commission Public Hearing (June 1st). 

  Hold Mayor and Council Public Hearing (tentatively July 6th).  
Planning and Development  

Services Department 
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  Handout 

Expansion of Planned Area 
Development (PAD) Use 

 

 
 

  

  

  
  

 

PPRROOPPOOSSEEDD  AADDDDIITTIIOONNSS  TTOO  UUNNIIFFIIEEDD  DDEEVVEELLOOPPMMEENNTT  CCOODDEE  
((SSeeccttiioonn  33..55..55..EE..22))  aass  ooff  MMaayy  1111..  22001166  

  

Planning and Development  
Services Department 
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Optional Concurrent Plan Amendment 
& Rezoning Applications  

 

 
 

  

 
 

 

GGooaall::  Reduce developer’s time for entitlement process and assist public 
by clarifying full picture of development earlier in the process 

PPRROOPPOOSSAALL  
To amend the Unified Development Code (section 3.5.3) 
to allow Plan Amendment and Rezoning Applications to 
run concurrently.   

BBeenneeffiittss 
 Helps to reduce developer’s time for entitlement process in 

certain cases. 

 Assists the public by clarifying full development picture of earlier 
in the process. 

 
PPrroocceessss  ttoo  DDaattee  
 

 On March 22, 2016, Mayor and Council directed staff to initiate a 
public process for consideration of several reinvestment tools 
applicable to infill development throughout Tucson, including the 
option to apply for Plan Amendments and Rezonings concurrently. 

 On April 6, 2016, staff presented this proposal to Planning 
Commission.  Planning Commission expressed concerns 
regarding the effective timeline of the process and the opportunity 
for the Commission to provide input on the Plan Amendment prior 
to consideration of the Rezoning.  Planning Commission 
directed staff to further address these concerns and schedule 
a second Study Session on June 1, 2016.  

  

Board 1 
Planning and Development  

Services Department 
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Optional Concurrent Plan Amendment 
& Rezoning Applications  

 

 
 

  

 
 

 

CCuurrrreenntt  PPrroocceedduurree  iinn  TTuuccssoonn  &&  OOtthheerr  AArreeaa  JJuurriissddiiccttiioonnss 
 

 
 
 

Sequential 
RZ / PA 

Concurrent 
RZ / PA 

ORO VALLEY, AZ – Optional Concurrent Plan 
Amendment and Rezoning Application 
procedure. 

TUCSON, AZ – Sequential Plan Amendment and 
Rezoning Application procedure. 

PIMA COUNTY, AZ – Concurrent Plan 
Amendment and Rezoning allowed if “at least 
seventy percent of the perimeter of subject 
property, as measured in linear feet, abuts 
properties with a zoning district or 
comprehensive plan designation that is equal to 
or greater than that requested for the 
concurrent plan amendment / rezoning.” 

SAHUARITA, AZ – Plan Amendment must be 
approved by Town Council prior to scheduling 
Rezoning public hearing. 

Board 2 

Planning and Development  
Services Department 
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Next Steps 
 
 

Optional Concurrent Plan Amendment 
& Rezoning Applications  

 

 
 

  
 
 
 
 
 
 
 
 
 

 

 

 Review, compile, and post on PDSD website public comments 
received at this Public Meeting and via email  

 Revise proposal as appropriate based on Planning Commission 
feedback from April 6th meeting and public comments 

 Hold Planning Commission Second Study Session (June 1st) 

 

Next Steps 
 

Board 3 

Planning and Development  
Services Department 
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