Z.0NING EXAMINER

REPORT TO MAYOR AND COUNCIL

July 11,2014

C9-14-01 Quik Trip - Valencia Road, I-2 and P-1 to C-2
Public Hearing: June 26, 2014

BACKGROUND

This is a request by Juan Romero of QuikTrip to rezone approximately 3.9 acres from P-1
and [-2 to C-2 zoning. The rezoning site is located on the southwest corner of Valencia
Road and the Interstate 19 frontage road and right-of-way. The preliminary development
plan proposes a new convenience market approximately 5,858 square feet in size with
associated gas canopy and fueling stations.

Land use policy direction for this area is provided by the Santa Cruz Area Plan and Plan
Tucson.

PUBLIC HEARING SUMMARY (Minutes Attached)

Glenn Moyer, Planning and Development Services Department, presented the staff report
with a recommendation for approval. Mr. Moyer commented that one approval and one
protest were received.

Keri Silvyn presented the rezoning request and agreed to the recommended staff conditions
of rezoning.

FINDINGS OF FACT

This is a request by Juan Romero of QuikTrip to rezone approximately 3.9 acres from P-1
and I-2 to C-2 zoning. The rezoning site is located on the southwest corner of Valencia
Road and the Interstate 19 frontage road and right-of-way. The preliminary development
plan proposes a new convenience market approximately 5,858 square feet in size with
associated gas canopy and fueling stations.

This rezoning case is being concurrently reviewed with a related minor subdivision plat and
development plan package. The development plan must demonstrate conformance with all
applicable standards and conditions prior to Mayor and Council of adoption of the rezoning
ordinance.

To the north of the proposed rezoning site is an ADOT right-of-way and a Central Arizona
Project facility, zoned P-1. To the south is a landscape materials storage use, zoned I-2.
To the east is the Interstate 19 frontage road and associated ADOT right-of-way. To the
west are [-2, P-1, and R-1 zones. The nearest residential development is located
approximately nine hundred feet to the east, across Interstate 19.
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C9-14-01 Quik Trip — Valencia Road
Rezoning: I-2 and P-1 to C-2

The proposed rezoning site is accessed from the intersection of Valencia Road and Calle
Santa Cruz. As the site is located adjacent to 1-19, the site design, architecture, and
landscaping should meet gateway standards and exterior mechanical equipment should be
screened from view.

Land use policy direction for this area is provided by the Santa Cruz Area Plan and Plan
Tucson.

The site is located in Key Parcel 1 of the Santa Cruz Area Plan, which is bounded by
Valencia Road on the north, I-19 on the east, the Santa Cruz River on the west, and the
Tohono O’odham Nation on the south. Much of Key Parcel 1 is used for extraction and
processing of aggregates and is zoned industrial. The Santa Cruz Area Plan land use map
for Key Parcel 1 supports commercial uses at the site.

The site is located within a redevelopment area identified by Plan Tucson. Plan goals
include protection and maintenance of neighborhood character by accommodating new,
compatible development, and encouraging reinvestment and new services as area
amenities. Guidelines recommend using the solutions and strategies included in the Design
Guidelines Manual to provide an improved level of environmentally sensitive design such
as site design that conserves and enhances natural habitats and protects healthy and
attractive urban vegetation. Plan Tucson also encourages context sensitive community
design that protects the integrity of existing neighborhoods, complements adjacent land
uses, and enhances the overall function and visual quality of the street.

CONCLUSION

The proposed rezoning is consistent with, and supported by, the policy direction provided
in Plan Tucson and the Santa Cruz Area Plan. Subject to compliance with the attached
preliminary conditions, approval of the requested rezoning is appropriate.

RECOMMENDATION

The Zoning Examiner recommends approval of C-2 zoning.
Respectfully Submitted,
= ‘lgéz.f
Linus Kafka

Zoning Examiner

ATTACHMENTS:
Public Hearing Minutes
Rezoning Staff Report
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C9-14-01 QuikTrip — Valencia Road, P-l and I-2 to C-2 (Ward1)
Dated June 11, 2014 10f 4

Preliminary Conditions

PROCEDURAL

1

A development package in substantial compliance with the preliminary
development package dated May 23, 2014 and required Site Analysis report dated
May 20" 2014, are to be submitted and approved in accordance with the
Administrative Manual, Section 2-06.

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 (l) in the
form approved by the City Attorney and titled “Agreement to Waive Any Claims
Against the City for Zoning Amendment”. The fully executed Waiver must be
received by the Planning & Development Services Department before the item is
scheduled for Mayor and Council action.

A Class lll Archaeological Assessment and survey shall be performed by a qualified
archaeologist and submitted as part of the Development Plan Package for review.
No grading or other ground modification will take place until the Class Il is
approved. If cultural features or remains are located during the survey, testing and
data recovery shall be completed as needed. Two copies of testing plans, testing
reports, data recovery plans and final reports shall be submitted to and approved by
the City Historic Preservation Office prior to construction work commencing. |f,
during construction, human remains and/or associated burial items are discovered,
ground disturbing activities in the vicinity of the discovery will cease, the discovery
site will be secured, and the Arizona State Museum will be immediately notified as
required under A. R. S. 41-865.

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.

The owner/developer must secure approval from Pima County Department of
Environmental Quality to use on-site sewage disposal systems within the rezoning
area at the time of the development plan package or request for a building permit is
submitted for final review.

Five years are allowed from the date of initial authorization to implement and
effectuate all Code requirements and conditions of rezoning. The development
package shall include scaled color building elevations for all sides of each building
and for masonry perimeter walls. Building design shall include architectural
features and design elements at the same level of detail on all elevations (side and
rear elevations will be commensurate with front elevation). Wall design shall



C9-14-01 QuikTrip — Valencia Road, P-l and |-2 to C-2 (Ward1)
Dated June 11, 2014 20f4

Preliminary Conditions

complement building design. The elevation shall be approved by Community
Planning.

DESIGN COMPATIBILITY

8.

The overall perimeter shall be landscaped to gateway standards, except where existing
protected native vegetation/trees are located on the southeast area of the overall site.

The development package shall include scaled color building elevations for all sides of
each building and for masonry perimeter walls. Building design shall include
architectural features and design elements at the same level of detail on all elevations
(side and rear elevations will be commensurate with front elevation). Wall design shall
complement building design. The elevation shall be approved by Community Planning.

10.All walls visible from a public right-of-way and/or adjacent to existing residential

11.

development, are to be graffiti-resistant and incorporate one (1) or more visually
appealing design treatments, such as the use of two (2) or more decorative materials
like stucco, tile, stone, or brick; a visually interesting design on the wall surface; varied
wall alignments, (jog, curve, notch, setback, etc.); and/or trees and shrubs in voids
created by the wall variations.

Exterior mechanical equipment shall be screened from view from the surrounding
roadways and properties.

DRAINAGE/GRADING/NVEGETATION

i

Preparation of a complete Drainage Report, including details of detention/retention,
is required. Should detention/retention be required, the following will apply:

a. If bleed pipes are used to drain the retention basin(s), the basin(s) floors
shall be graded to drain either toward the outlet structure or other logical
point. Basin floors shall not be flat.

b. Retention basins shall be located adjacent to a street or accessible
common area. Basin side slopes in the adjacent area(s) shall be
designed and constructed in accordance with the requirements of the
Detention/Retention Manual for human activity zones.

c. Rectangular basin shapes shall be avoided unless necessitated by
recreational or visual amenities within the basin.

d. Water harvesting basin and catch basins provide appropriate containment
and/or diversionary structures to prevent discharged petroleum products
from reaching the regional watercourse.



C9-14-01 QuikTrip — Valencia Road, P-1 and I-2 to C-2 (Ward1)
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Preliminary Conditions

12.

13.

14.

15.

16.

e. Vegetation shall be used as screening and/or security barrier for a
minimum of ten percent of the basin perimeter.

f. All security barriers and screening for retention basins shall meet Safe By
Design guidelines.

The method of containing petroleum spills and maintenance shall be reviewed for

approval once the manufacture specifications and recommendations are
presented and approvable.

Owner/applicant is responsible for providing a special inspection and delivering
results to City for the following condition. Provide materials with building permit
application and reference rezoning case number C9-14-01. New and
replacement roofing material shall be Energy Star rated, or cool roof rated with
Initial Solar Reflectance Greater than or equal to 0.65, and minimum infrared
emittance to be 85% or more. Placement of and utilization of energy from solar
panels on roofs is an acceptable alternative.

Preserve in place all mature vegetation and trees located on-site, east of the
proposed convenience store/parking area, and identified in landscape plan as
“existing vegetation to remain,” as shown on sheet L102, date of architect stamp
May 20, 2014. This existing vegetation shall be protected in place and have
temporary fencing installed prior to and during on-site construction;

a. All trees with average trunk diameter, measured 4.5 feet above grade,
greater than 8 inches that is in fair to good health (all trees, native and
non-native species),

b. Assess trees for replacement value using an acceptable valuation
methodology (i.e., International Society of Arborist) and equivalent
funds set aside in a Tree Bank to be used for revegetation/landscape
enhancement and/or improvements within street rights-of-way, or
within common space areas within the neighborhood association.

Tree root zone have a minimum of 300 cubic feet (no deeper than 3') of
uncompacted soil (less than 90% compaction); if utilizing structured/engineered
soil where 95% or greater compaction permitted, then 600 cubic feet of soil (no
deeper than 3’) shall be required.

Addition of 21 velvet mesquite trees (15 gallon) on-site within the southern open
space area; plus 2 velvet mesquites adjacent the southwestern parking space
(as indicated on Landscape Plan sheet 38:43, L103 of the Development
Package; additional trees to mitigate onsite urban heat island effect due to 41
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Preliminary Conditions
excess parking spaces. An additional 7000square feet of landscape has also
been incorporated for mitigation. Both items have been incorporated into the DP
and meet minimum requirement.

17.  Areas within the rezoning site that remain undeveloped will be covered with

decomposed granite of complimentary color until such time as developed occurs.
This shall include the septic leach area.

ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION

18.  Provide approval from the Arizona Department of Transportation for all
proposed work along Valencia Road and the [|-19 frontage road. Include
documentation associated with the design and build of the deceleration lane,
right of way improvements, and signalization.

19. Future developments are required to submit a revised TIA for approval from
Regional Traffic Engineering and a design for a continuation of Calle Santa Cruz,
to the south, accessing the remainder of the site.

s/rezoning/C9-14-01 preliminary conditions.doc
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Case No, C9-14-01 Quik Trip-Valencia Road (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

ZONING MEMBERS PRESENT:
Linus Kafka, Zoning Examiner
Glenn Moyer, Planning & Development Services

ZONING EXAMINER: Good evening everyone. If you’ll
indulge me, 1’11 go through my pre-meeting preamble. And then
we’ll be into the heart of the issues.

My name 1is Linus Kafka, and I'm the Zoning Examiner for
the City of Tucson. I conduct rezoning hearings on behalf of the
Mayor and Council, and I make findings of fact which I put into a
report, along with my recommendation.

I send that recommendation on to Mayor and Council.

My report will be based on the evidence submitted to me as part
of the rezoning application, as well as on testimony taken
tonight. A tape recording is being made of tonight’s testimony
by the City Clerk’s Office, and if necessary, a transcript will
be prepared.

I711 prepare a preliminary report and a final report.
After I close the hearing, I'1ll prepare a preliminary report
within five working days. 1’11 prepare a final report two weeks
after the clqse of the public hearing.

For those you wish to receive a copy of my preliminary
report, and you’re not already a principal listed on the case,
you’1ll find an orange card at the podium. And if you fill that

out, we will send you a copy. A copy of the final report will be




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

Case No. C9-14-01 Quik Trip-Valencia Road (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

available from the Planning & Development Services Department,
and I’'11 send that along to the Mayor and Council. And they may
consider my recommendation, along with other factors, and make
their decision on that.

At the start of the hearing, I’d like to have Mr. Glenn
Moyer of the Planning & Development Services Department give me a
presentation on the case. After that, I’11 have the Applicant
come up to present the case. After the Applicant presents,
anyone wishing to speak in favor of the case, favor of the case
may be called up, followed by those in opposition.

gince I cannot have any communication with parties
involved in the case, now is the time to speak. If you wish to
speak tonight, when you come to the podium, please make sure you
print your name and address very clearly on the sign-in sheet.
T’11 also ask you to announce your name and address for the
record.

At this time, I’d like to swear in those wishing to
speak this evening. So if you will please stand and raise your
right hands. Do you swear or affirm to tell the truth, the whole
truth, and nothing but the truth?

(Affirmative.)

ZONING EXAMINER: Thank you. The first case on the
agenda, and the only case on the agenda this evening, 1s Casc No.

c9-14-01, OQuik Trip — Valencia Road. Mr. Moyer.
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Case No. C9-14-01 OQuik Trip-Valencia Rocad (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

ZONING MEMBERS PRESENT:
Linus Kafka, Zoning Examiner
Glenn Moyer, Planning & Development Services
Delma Sanchez, City Recording Clerk

ZONING EXAMINER: Good evening everycne. If you’ll
indulge me, I’1ll go through my pre-meeting preamble. And then
we’ll be into the heart of the issues.

My name is Linus Kafka, and I'm the Zoning Examiner for
the City of Tucson. I conduct rezoning hearings on behalf of the
Mayor and Council, and I make findings of fact which I put into a
report, along with my recommendation.

I send that recommendation on to Mayor and Council.

My report will be based on the evidence submitted to me as part
of the rezoning application, as well as on testimony taken
tonight. A tape recording is being made of tonight’s testimony
by the City Clerk’s Office, and if necessary, a transcript will
be prepared.

I'11 prepare a preliminary report and a final report.
After I close the hearing, I’'1l prepare a preliminary report
within five working days. 1’11 prepare a final report two weeks
after the close of the public hearing.

For those you wish to receive a copy of my preliminary
report, and you’re not already a principal listed on the case,
you’ll find an corange card at the podium. And if vyou fill that

out, we will send you a copy. A copy of the final report wili be
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Case No. C9-14-01 Quik Trip-Valencia Road (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

available from the Planning & Development Services Department,
and I’1l1 send that along to the Mayor and Council. And they may
consider my recommendation, along with other factors, and make
their decision on that.

At the start of the hearing, I’d like to have Mr. Glenn
Moyer of the Planning & Development Services Department give me a
presentation on the case. After that, I’11 have the Applicant
come up to present the case. After the Applicant presents,
anyone wishing to speak in favor of the case, favor of the case
may be called up, feollowed by those in opposition.

Since I cannot have any communication with parties
involved in the case, now is the time to speak. If you wish to
speak tonight, when you come to the podium, please make sure you
print your name and address very clearly on the sign-in sheet.
1711 also ask you to announce your name and address for the
record.

At this time, I'd like to swear in those wishing to
speak this evening. So if you will please stand and raise your
right hands. Do you swear or affirm to tell the truth, the whole
truth, and nothing but the truth?

(Affirmative.)

ZONING EXAMINER: Thank you. The first case on the
agenda, and the only case on the agenda this evening, is Case No.

C9-14-01, Quik Trip - Valencia Road. Mr. Moyer.
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City of Tucson Zoning Examiner Public Hearing 06/26/14

MR. MOYER: This is a request by Juan Romeroc of Quik
Trip on behalf of the property owners, United Metro Materials,
Inc. and United (sic) - and Union Rock & Materials Corporation to
rezone approximately 3.9 acres from PI and I-2 to C-2 zoning.

The rezoning site i1s located on the southwest corner of
Valencia Road and Interstate 19. The Preliminary Development
Plan proposes a new convenience store with 20 fuel dispensing
locations. I only mention that because if it was 12 or fewer, it
would only require C-1 zoning. Twenty fuel dispensing locations
requires the C-2 =zoning.

Land use policy direction for this area is provided by
the Santa Cruz Area Plan and Plan Tucson. The site is located
within Key Parcel One of the Santa Cruz Area Plan. Key Parcel
One supports commercial uses at the southwest corner of Valencia
Road and Interstate 19, which is the subject site.

Plan Tucson ID’s - identifies the area for
redevelopment that protects and maintains the character of the
neighborhood. The current grading of site general drains towards
the east bank of the Santa Cruz River, gotta be the west bank.

The - okay. The onsite water harvesting basin and
catch basins should provide appropriate containment and/or
diversionary structures to prevent discharge petroleum products
from reaching the Santa Cruz.

Areas within the rezoning site that may remain
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Case No. C89-14-01 Quik Trip-Valencia Rocad (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

undeveloped after the site is regraded, including the septic
leach area, should be covered with decomposed granite until such
time as they are developed.

The PDP reflects a single access point to Valencia Road
at Santa Cruz - Calle Santa Cruz, which provides access to the
property to the south as well. The City of Tucson promotes
sustainability in development, mitigation of urban heat islands
and green building principles in the City’s framework for
advancing sustainability adopted in 2008.

Staff recommends as a condition of rezoning
incorporating reflective pervious paving materials in pedestrian
areas. The use of cool rated materials such as Energy Star
rating is also required.

The rezoning request is in general compliance with the
applicable Plan Tucson and Santa Cruz Area Plan policies.
Subject to compliance with the attached preliminary conditions,
approval of the requested C-2 zoning is appropriate.

As of today, the Planning & Development Services
Department has rececived one approval and one protest. The
protest is within the 150-foot protest area. It came in after
our offices were closed, and I do not have a calculation.
However that would be provided to Mayor and Council at the time
this is presented to Mayor and Council.

It's difficult to say, you know, what an actual amount
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Case No, C9-14-01 ©Quik Trip-Valencia Road (Ward 1)
City of Tucson Zoning Examiner Public Hearing 06/26/14

would be, but it, it loocks to be less than 20% by guadrant,
although given the location, it’s also difficult to tell what
guadrant it’s in cr if it’s in more than one guadrant.

But that’s a significant number because if the protest
level is higher than 20% in any one of the four directions around
the rezoning site, it requires a three-quarters majority vote of
Mayor and Council to adopt a rezoning ordinance.

I also - I want to make sure that the copy of the
rezoning, the recommended rezoning conditions you have are
correctly numbered. If they’re incorrectly numbered, you’ll have
two number 11's. T don’t know which you got, but there should
only be one number 11.

ZONING EXAMINER: I received an updated copy of the
conditions this afternoon.

MR. MOYER: And I can see you’ve got -

ZONING EXAMINER: (Inaudible)

MR. MOYER: - only one nunber 11.

ZONING EXAMINER: -~ number 11.

MR. MOYER: We’re good.

ZONING EXAMINER: All right. Thank you. Okay. Who's
gonna be presenting this afterncon? All right. Ms. Silvyn.

M3S. SILVYN: Good evening. Keri Silvyn with Lazarus,
Silvyn and Bangs, 4733 East Camp Lowell Drive, representing Quik

Trip. Also with me tonight are Juan Romero with Quik Trip,
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Collin Potter (ph.), Robert Longa- —- Longacher and Gary Grizzle
(ph.), all from WLB Group who’ve been working on the project.
And (Inaudible) Junaman (ph.) from my office.

As staff indicated, we’re here requesting a rezoning to
the C-2. The current zoning on the property is - well, that’s
where the property is, I-19 and Valencia. The current zoning on
the property is a combination of the I-2 and the PI. The, the
I-2 permits retail uses and gasoline sales. The Park Industrial
zone does not.

50 we knew at the point in time that we wanted to place
a Quik Trip in this area that we were, at a minimum, going to
have to do a rezoning on the Park Industrial. And what we did
was worked with Staff and with the City policy of requesting the
minimum zoning that’s required.

Instead of just rezoning the PI to I-2 to make it
consistent, we all agreed we would define the Quik Trip site and
go ahead and ask for essentially a down zoning to the C-2. So
that’s what’s in front of you this evening.

The rezoning site, it is a 3.9-acre site as shown on
the map. This is a proposal for the Generation Three model of
the Quik Trip. It’ll have 5,858 square feet of the retail space,
and as Staff indicated, ten double-sided filling stations for 20
pumps.

The customer access on the Generation Three site is
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actually on three sides. And you’ll see there’s parking that is
accessible very close to the building. The vendor access is
along the, the back side of the building. You’ll alsoc see our
Generation Three model has additional architectural elements with
some brick and some tiles.

You can see it a little bit better there, and some
differentiation in the, in the elevations in the facades, all of
which are in the rezoning conditions, but they’re also already
incorporated within the Generation Three model for, for the Quik
Trips.

There is inside a full service counter with new
products for sale, including drinks, ice cream, made-to~order
sandwiches and pizza. And as a couple of our neighbors said,
they just want to know when they’re gonna be able to be at the
ice tea bar and get a donut from, from Quik Trip.

We are providing 61 parking spaces. We are aware that
this is above the code required parking, which would be 20 for
the 5,800-square-foot building. We are a convenience use, and
we, we are - we, we know, we have a good idea and we know what it
is that our, our customers need,

This is also right at I-19 and Valencia which is a
heavily-trafficked area. We knew very early on that we were
gonna be proposing more parking than code required, and would

like to thank in particular Ca- -- all of Staff, but Carolyn
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Laurie for really assisting us through this process. And we met
with the Office of Environmental Sustainability early on to talk
about the additional parking and how to mitigate that.

S0 our 3ite Plan, Development Plan, Preliminary
Development Plan alrecady accommodates many of the conditions that
we knew would come out of that department, as well as others. We
have already reduced some of the parking spaces, in large part,
to accommodate an additional 7,000 square feet of, of landscaped
area that you’ll see along the south, with an additional 21 trees
above and beyond what would otherwise be required by code.

Again, part of that is to deal with the, the heat island effect
of the additional parking.

We did conduct our neighborhood meeting on January
21st, and 1 know that summary is in your packet. Mr. Romero was
also invited to the Midvale Park Neighborhood Association meeting
on February 6th to discuss the proposal as well.

At both of those meetings, there were - we answered
questions about security on and around the site. How we
administer our liquor license and the controls that we have in
place, and the cleanliness of the stores.

Overall, most of the people there were familiar with
Quik Trips, with the professional operation, and agreed that it
was an appropriate use on the site. Prior to the hearing, we

also reached out to Mr. Joseph Miller, who is the President of
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the Midvale Park Neighborhood Association to remind him of the
hearing. He was going to try and make it if he could, but he, he
works, and he wasn’t sure he could, he could the time off. 8o he
- we know he was aware of the, of the hearing.

As Staff indicated we’re also processing a development
plan and block plat to create the parcel. If you got on to any
of the City of Tucson Maps and tried to hone in on this parcel,
it doesn’t exist at the moment. So we tried to give as many maps
as we could to indicate where, where it was. That will all occur
as we finish off the development package and the block plat
process.

As it says in the Staff report, and I think I’ve stated
before, we - the development package is on - is about to start
its third review. And we are already in substantial compliance
with a lot of the conditions. Again, we’ve been working very
closely with Staff to, to insure that.

We are supportive of the Staff conditions, most of
which have already been incorporated. I’m happy to answer any
guestions, and we respectfully request your recommendation of
approval for the rezoning.

ZONING EXAMINER: You're supportive of all the Staff
conditions?

M5. SILVYN: Unless you tell me there’s one I should

be, ves, we’re fine.
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ZONING EXAMINER: No, I just wanted to make sure it’s
all of the -

MS. SILVYN: Yes.

ZONING EXAMINER: - Staff conditions (inaudible)

MS. S5ILVYN: Including two 11's.

ZONING EXAMINER: Well, the newest one has the proper
number of 11's.

M5. SILVYN: Yes.

ZONING EXAMINER: All right. No. I don’t have any
questions. Anybody else wish to speak? All right. Seeing no

one, Case No. C9-14-01 is hereby closed. Thank you.

(Case No. C9-14 was closed.)
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City of Tucson Zoning Examiner Public Hearing 06/26/12

I hereby certify that, to the best of my ability, the
foregoing is a true and accurate transcription of the original
tape recorded conversation in the case referenced on page 1

above.

Transcription Completed: 07/05/14

SOn
M&M Typing Service
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