MEMORANDUM

DATE:  April 23, 2008
For May 8, 2008 Hearing

1 /
TO:  Peter M. Gavin A FROM:  Albert Elias, AICP ¢~} \
Zoning Examiner 71” Urban Planning & Dest ’
Director \

SUBJECT: REZONING — URBAN PLANNING AND DESIGN REPORT
(C9-08-02 Mariscos - Grant Road, R-2 to C-1 (Ward 3)

Issue — This is a request by Ben Buehler-Garcia, on behalf of the property owner, Graciela
Garcia Valle, to rezone approximately 0.23 acres from R-2 to C-1 zoning. The rezoning site is
located on the south side of Grant Road between Sixth and Fourth Avenues behind Mariscos
Chihuahua Restaurant (see Case Location Map). The preliminary development plan proposes to
provide required parking, a loading zone, and a trash dumpster in order to support the north
adjacent restaurant.

The rezoning site is currently used as a parking lot for the restaurant. The parking lot has been
shown on previous site plans involving additions and facade work to the restaurant but the
parking lot itself was never reviewed and approved by City staff. A temporary use permit (TUP)
has been issued for parking while the owner/applicant seeks approval for the rezoning in order to
bring the site into compliance. Should Mayor and Council authorize the request, the
owner/applicant will have one year to comply with the conditions of the rezoning.

Department of Urban Planning and Design Recommendation — The Department of Urban
Planning and Design recommends approval of C-1 zoning, subject to the attached preliminary
conditions.

Backeround Information

Existing Land Use: illegal parking lot and undeveloped land

Surrounding Zones and Land Uses:

North: Zoned C-1; restaurant

South: Zoned R-2; city park

East: Zoned R-2; undeveloped land

West: Zoned C-1, C-2, R-2; used car sales and undeveloped land

Previous Cases on the Property: none




Rezoning — Department of Urban Planning and Design Report 2 of4
C9-08-02 Mariscos - Grant Road, R-2 to C-1 (Ward 3)

Related Cases:

(C9-04-25 DeConcini — Mission Road, R-2 to C-1 This was a rezoning request for 0.43 acres
located on east side of Mission Road, approximately 300 feet north of Drexel Road to allow the
development of a 1,914 square foot commercial building for a take-out and delivery food service.
On May 3, 2005, Mayor and Council voted 6 to O to authorize the rezoning request.

C9-06-31 Summit Development - Fort Lowell Road, R-2 to C-1 This was a rezoning request for
5.6 acres located at northeast corner of Fort Lowell Road and Alvernon Way to allow the
development of eight, one- and two-story structures providing 66,900 square feet of office and
commercial uses. On November 20, 2007, Mayor and Council adopted Ordinance No. 10478.

Applicant’s Request — The applicant proposes to provide required parking, a loading zone and
trash dumpster on 0.23 acres in order to support the adjacent restaurant.

Planning Considerations

Land use policy direction for this area is provided by the University Area Plan and the General
Plan. General Plan policy supports appropriate locations for commercial and office uses, with
priority for development and redevelopment within the existing urbanized area, located in the
Central Core and Mid-City Growth Areas. The University Area Plan supports the development
of new commercial and office activities, which compliement the scale and character of
neighborhoods and commercial districts in the University Area.

Both Plans indicate that new developments should demonstrate sensitivity to surrounding uses
through design, location, orientation, landscaping, screening and transportation. The Plans also
discuss the use of screening and buffering techniques to facilitate integrating commercial
development into existing neighborhoods. University Area Plan policy also encourage the
consolidation of adjacent development parcels in order to provide integrated circulation and
access while reducing the number of vehicular curb cuts along a street. The proposed rezoning
can be supported by the University Area Plan assuming that primary access is from an arterial or
collector street, vehicular traffic is directed away from the interior of the residential area,
adequate intensity transitions are provided, and appropriate screening and buffering are provided.

The rezoning site, located behind an existing restaurant, is currently undeveloped with the
northern portion covered with asphalt and used as parking for the restaurant. The north adjacent
parcel, zoned C-1, is currently occupied by the restaurant use. The west adjacent parcel, zoned C-
1 and C-2 on the approximate north half and R-2 on the remaining south half, is currently
occupied by a used car sales lot. The south R-2 portion of the lot is primarily undeveloped with
the exception of an area that is covered with asphalt. The east adjacent parcel, also zoned R-2 is
currently undeveloped. Located south of Sahuaro Street and the rezoning site is Mansfield Park;
a city park zoned R-2.
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Vehicular access to the rezoning site is proposed from Grant Road. Grant Road, identified as an
arterial roadway with a future right-of-way of 120 feet on the Major Streets and Routes Plan
map, is north of the rezoning site. West of the site is Sixth Avenue, a collector street with a
future right-of-way width of 64 feet. Sahuaro Street is the south adjacent street; however, it is not
identified on the Major Streets and Routes Plan map as an arterial or collector street.

The Pima Association of Governments - Transportation Planning Division (PAG-TPD) estimates
that the proposed development will generate a minimal change in traffic flow.

Field inspection by staff indicates there are currently no billboards on the rezoning site.

Desion Considerations

Land Use Compatibility — The rezoning site is located within a block bounded by Grant Road on
the north, Fourth Avenue on the east, Sahuaro Street on the south and Sixth Avenue on the west.
The northern half of the block is zoned for and developed with commercial uses and the southern
half of the block, where the rezoning site is located, is zoned for residential uses. The rezoning
request does not include the entire parcel that is located to the south of the restaurant; the request
of C-1 is for the north portion of the parcel measuring approximately 9,800 square feet. The
remaining southern half, approximately 9,848 square feet in size, will remain R-2.

The Design Compatibility Report and preliminary development plan propose to bring the site
into compliance by rezoning the minimum amount of land necessary to accommodate vehicle
parking, loading zone, and a trash dumpster to support the north adjacent restaurant while
maintaining a residentially zoned area to the south. The project will require the use of screening
and buffering techniques to facilitate integrating commercial development into existing
neighborhoods. Elements such as, but not limited to, drought-tolerant landscaping, masonry
walls, earthen berms, and outdoor lighting should be utilized in the design to provide an
attractive and effective barrier to undesirable access, noise, odor or views. The Design
Compatibility Report states that a six-foot high, decorative masonry wall shall be provided on the
south, west, and east property boundaries where adjacent to R-2 zoned lots. The length of these
walls requires the application of decorative features that are graffiti resistant. These features
include the use of decorative materials such as tile, stone, or brick; variation in wall alignment;
and, the use of vegetation, including trees, along the lengths of the walls.

The transition from commercial to residential also requires appropriate site planning for the
project. The proposed loading zone should be located as far north on the parcel as possible and in
alignment with the existing and proposed trash collection area. This location will be consistent
with the activity located to the west of the site. The existing and proposed trash collection area is
located adjacent to commercial use east of the parcel. This location does not meet the normal
standard of 50 feet from residentially zoned property. However, the location is acceptable given
site constraints when combined with the buffering provided by the proposed six-foot high
concrete masonry perimeter wall and the 10-foot drought-tolerant landscape border proposed for
the site.
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Drainage/Grading/Vegetation — The Design Compatibility Report states that a ten-foot wide
landscape border with drought tolerant vegetation will be provided around the interior of the
rezoning site. Water harvesting techniques will be employed to reduce the amount of potable
water used to maintain the area. It is recommended that trees planted within the landscape border
be placed no farther than 25” apart along masonry screen walls. The preliminary development
plan does not show any landscaping within the parking lot. Staff will recommend that one tree
per every four parking spaces within the parking lot be provided to help reduce the urban heat
island (UHI) effect of concrete and asphalt. Trees not only help with reducing the UHI effect but
they also visually screen adjacent development, provide shade for pedestrians, and improve the
overall aesthetics of a development site.

Road Improvements/Vehicular Access/Circulation — The Design Compatibility Report and
preliminary development plan indicate that vehicle access and circulation will be maintained under
the existing one-way counter-clockwise pattern. Access to the restaurant and proposed parking area
will be provided via an existing driveway off of Grant Road. As an improvement to the existing
trash collection area, a 50-foot approach and radius circulation area will be provided on-site. The
preliminary development plan does not clearly show any pedestrian paths. It is recommended that
these paths be designed for the entire site and that on-site pedestrian routes should be clearly
defined from the parking areas and from off-site pedestrian routes.

Conclusion — The rezoning proposal is consistent with and supported by the policy direction in
both the University Area Plan and the General Plan. Subject to compliance with the attached
preliminary conditions, approval of the requested C-1 zoning is appropriate.

s:/rezoning/2008/c9-08-02 sr.doc
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Preliminary Conditions

PROCEDURAL

1.

A development plan in substantial compliance with the preliminary development plan dated
March 11, 2008, and the Design Compatibility Report, is to be submitted and approved in
accordance with Section 5.3.8 of the Land Use Code.

The property owner shall execute a waiver of potential claims under A.R.S. Sec. 12-1134 for
this zoning amendment as permitted by A.R.S. Sec. 12-1134 (I) in the form approved by the
City Attorney and titled “Agreement to Waive Any Claims Against the City for Zoning
Amendment”.

Historic or prehistoric features or artifacts discovered during future ground disturbing activities
should be reported to the City of Tucson Archaeologist. Pursuant to A.R.S. 41-865 the
discovery of human remains and associated objects found on private lands in Arizona must be
reported to the Director of Arizona State Museum.

Any relocation, modification, etc., of existing utilities and/or public improvements necessitated
by the proposed development shall be at no expense to the public.

“Safe by Design” concepts shall be incorporated in the development plan for review by the
Tucson Police Department.

One year is allowed from the date of initial authorization to implement and effectuate all Code
requirements and conditions of rezoning.

LAND USE COMPATABILITY

7.

10.

All trash collection areas and loading zones shall be located no further south than shown on the
preliminary development plan. All trash collection areas shall be screened with walls and
vegetation.

Any proposed outdoor lighting shall be directed down and away from residentially zoned
properties and public roadways and be as low in elevation as possible.

The 10-foot wide landscape border around the perimeter of the site shall consist of drought

tolerant, low-maintenance vegetation and will include trees spaced at intervals no greater than
25 feet.

To reduce the urban heat island impact within the parking area, one canopy tree shall be
provided for every four motor vehicle parking spaces. Alternatively, the applicant shall
demonstrate, through a shade pattern analysis, that shade coverage will be provided for at least
50% of the employee vehicle use area, from 9:20 am. to 3:20 p.m. PST on June 21, with
shading provided by mature canopy trees, buildings and/or other structures.
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11. The owner/applicant shall provide a six-foot high block wall along the south, east and west
perimeter of the site.

12. Six (6) inch wide fence block or greater shall be used for perimeter walls.

13. Any required or proposed masonry screen walls shall be constructed of, or painted with, graffiti-
resistant materials. Screen walls visible from the public right-of-way or when adjacent to
residentially zoned property, shall incorporate one of the following decorative materials: (a) tile,
(b) stone, (c) brick, (d) textured brick/block, (e) a coarse-textured material such as stucco or
plaster, or (f) a combination of the above materials. In addition, any continuous wall greater
than 75 feet in length and 3 feet in height shall vary the wall alignment (jog, curve, notch, or
setback, etc.) and include trees or shrubs in the voids created by the variations.

DRAINAGE/GRADING/VEGETATION

14. Should buffelgrass be present on the site, a buffelgrass mitigation management plan shall be
created for the site as a component of the Native Plant Preservation Plan portion of the
Landscape Plan.

15. Water harvesting techniques shall be incorporated into the development in accordance with
C.O.T. Water Harvesting Guidance Manual. Specifications for water harvesting shall be clearly
delineated on site plans to ensure it is correctly implemented at all necessary stages of
construction.

ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION

16. The owner/applicant shall clearly delineate at least one pedestrian access point on the street
frontage from Grant Road and pedestrian circulation from these access points to the commercial
building and rear parking lot on the site plan.

s/rezoning/2008/C9-08-02 preliminary conditions.doc



SKYLINE DR

.

©
S
) o’
Q- N —
[} < (e»] C
h s y M ] a
e /a9 HLHOMLNIM © ©
o =
[ aEa1ds & al o) Q@ Q)
Ja) > - = (o} ;
o e it T C E
o 1 = B <
% o] (8] M N C o)
> fes) .
w w, mw % 2 mw NOLHONOH /wo\J m 3 o %
) \m ol o % G NQSTHMYH - prd .
o eS8 &) o % L w
2 Lk IR
DD“ N/Ax i ] W m % % —.l“
=2 ay ONVAINYd P =
PR RIS S <
i 81 @ auaio \ ﬁL S/ ? O
o] : ~7 O
% [ \\ b {oWT GFLONIM |
X y - S
2 o&&omu 2o - Y
a ~ VW\X [
adiymb = > N \p\_m\ M5 NYAS
= EL
G AN uin ATV 9
o ELeR%
as dn10 REILNNOD \m Hdn1D AuINNgD
5 and
ECN TN
NOGALES T —

N,

E

Y et
20 @
%

<
o -
)
[£¢}
T
<
:
Btk
RN
<

GE GROVE RD

RA

SUNSET

t———

, 3
: u Don
=
/19__ F10M0, oy HLEL Vr g - o]
0L 2N "0/} \plyaLe PARK RD] = B | < 2
\\\ O o \ww, 641 < © 3
/&%w\ m :!:ﬂrq H O] )
o 2 5 B i 3
o < 5 B =
S ND. z ”
N : -
S
weamennnnt
Q
N |
@%\fifi

/3
(4] <
S % <
< . S
v
S i
& 2




QL T
104 [Z[8] [roao1o20 fioro] [oreo | | | | | [ | Peoo] L[ [ [ [ [ [ T[T L]
E. Alturas Street [— ="
glg1818 2lglgls 3 3470 818|218 saz0 }
2 2920/ 2 |2 |8 |8 IR I 131 Q9 B190318013170 |2 SI2 1319
§L9402930 212181818 /‘&‘% ?5]%% B ln s F|E S | |
@ 3010 i 348C |348A §34aB 350A | 350B | 376C
g, 296A2970F980 2990 ° 3270 2290 % 3495 | YTy 3570 g
02F | 2 £[E \ﬂg 3 Ks 352A | 3528 | &
0 w0
3078 | 8050 3030 E 3310 .f-e-e- 3300.-.. o B8]89 |8 e maa 1< C1
7A @ —— £ o
i =3 3630 | =
311A_ | S p328 -432A saan D348 | a3ac %%3; % 3‘3 1628 362C|— < 376H
ol o 312A |2 |333B,{333D |333C @ | 358A |3 |3 |8 s
21| 3100 | 313C T ZTITRE o o |« o o | <
8|3 z 374A P N IBI12 ISR 364A |Z 18R
i % o) 1S RISE SEEIS[815)8 5
~— 3 g
G
09000890 | |0820 3
g fan]
8 0910{0880 4 |0830 §
- [=3
| 0920(0870 | o840 [
| 155U 5
(KO
S 0930|0860 f 0850 12
S ! 5
— © =
— . 1011200 ' ol 0980 |0970 | 2| 0740 [2
. . 1210 9 = =
Q \ N "1C > -]
& . 1220 [1190 2 0990 0960 2 0758 |
f O L - =]
— s [=) . - = <
1957 ’ 7 1230 1180 & 1000 {0950 | < | 0760 |5
% = "R-2 . 1240 11702 1010 |0940 . 07708
~ R YN y-_ - - I~
; © E. Rillito Street
3 — - —
} 155D 3 1440] [1130 1125\ 1050(1040 | {060
B 1% < 1060 | 1030 yd
i -
- } 1600 £
- } Z
o| 157
1580 | 4
590 | ,

0

1

C9-08-02 Mariscos - Grant Road
Rezoning Request: from R-2 to C-1
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I I Zone Boundaries

Neighborhood, Area Plan(s): University Area Plan

Address: 356 E. Grant Road

Base Maps: Sec.01 T.14 R.13
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