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124 East Broadway
114 & 124 East Broadway   Tucson, AZ 85701

117-17-0030 & -0050
OCR-2

x

x

thadley@cypresscivil.com 520.499.2456
2030 E Speedway Blvd   Ste 110  Tucson, AZ 85719

Julian Drew Lofts LLC, Attn Ross Rulney
520.850.9300

New patio area & renovation of existing 2-story building 
Office, Retail/restaurant and residential

x

11,135 20,565  sf existing building; patio is 2,094 sf

7/20/20


8/20/2021T20SA00220 RNA-DRB-20-05 &

HPZ-20-047

Second modification request to: 
Increase # of dwelling units from 9 
to 14, eliminate office space, reduce 
retail space from 4,600 SF to 1,700 
SF, and change west facade and 
outdoor patio.
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RNA-DRB-20-05 & HPZ-20-047 (T20SA00220) 

VFW Renovation - Revision Two Changes 

114-124 E Broadway Boulevard

Modifications to Approved Plans 

1. Adding 5 residential units to ground and lower levels, replacing
potential office/retail lease space. Ground level retail will remain
along Broadway Blvd.

2. East Elevation: asking for approval to leave existing terra-cotta
façade as-is but keep in place previous approval to insert roll-up
glass door, decision depending on now unknown future tenant
wishes.

3. North Elevation: no changes.

4. West Elevation: light well has been deleted and replaced with on-
grade patios for ground floor residential tenants. Privacy fencing
matches material and style of previously approved fencing.

5. West Patio: patio area has been slightly increased in size. One tree
is omitted due to new fence location. Elimination of this tree does
not affect sun-shade study as it is not in close proximity to the
public sidewalk.

6. Public R.O.W: existing vehicular access curb cut to remain as-is. It
has potential value in servicing the patio and for potential future
site development.
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Project Statement (Rev 2, August 13, 2021) 

VFW Renovation 

114-124 E Broadway Boulevard

The renovation of the VFW building, located at 124 E Broadway Boulevard, will provide the City of 
Tucson with 9 14 new market rate studio apartments (4 with interior lofts and balconies), 3 with grade 
level outdoor patios, and an additional 4,600 1,700 SF of ground floor retail space. and a 5,950 SF 
garden level office suite. The lower level will provide additional lease space for retail tenants and 
individually interconnected living space for the ground floor apartments. It These uses will also preserve 
the historic appearance of the Broadway Boulevard façade while animating the highly visible west 
facade with large new window openings and residential balconies.  

The adjacent parcel, located at 114 E Broadway Boulevard, will be combined into the VFW lot then 
developed as an outdoor amenity space for the associated ground floor retailer/restaurant, and building 
residents. and office tenants. This parcel will feature a secured, paved, landscaped patio that is 
connected to the VFW and that extends into the pedestrian right-of-way that provides to provide an 
opportunity for outdoor dining while also activating the street. Immediately to the south of the patio 
will be a landscaped area for general use by building residents and private outdoor patios. with a light-
well cut into it adjacent to the VFW. This light-well will provide daylight to the lower level floor while 
minimizing its impact on the site. Trees, planting beds planters and textured pavers paving will create a 
visually appealing park-like focal point where now exists an asphalt parking lot. 

The VFW Broadway façade will remain largely untouched. Existing windows will be refurbished to the 
extent possible but the now translucent, white glass, will be replaced with vision glass. The entrance 
canopy will be repaired with new lighting being the only alteration to this element.  

The east façade 1st and 2nd floor windows will be refurbished to the extent possible but the now 
translucent, white glass, will be replaced with vision glass. Existing glass block windows will remain. The 
northeast corner 1st floor windows will remain with translucent glass replaced with clear vision glass. 
The building Owner requests authorization to, In in the future, these openings may be modified modify 
this opening for the installation of a roll-up glass door as was approved by the DRB and PRS review 
committees during the first project review. Should a future tenant wish to create this opening, it will to 
enhance the indoor-outdoor connection between the street/sidewalk and the interior retail space.  

Insertions into the existing west facing façade will be contemporary in appearance but take several 
design cues from the Broadway façade. Railing geometry is similar in scale to the existing terracotta tile 
panel sizes while new windows are gridded in a pattern similar to the existing windows, but at a 
proportionately larger scale. Finishes of new materials will be painted galvanized steel and natural 
anodized aluminum to reflect the color of existing building finishes.   
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The west facing studio apartments, are generous in size and include a bedroom loft. An impressive wall 
of glass will flood these apartments with natural daylight and provide for expansive views of the city. 
Finishes will be minimal to give the apartments a cool, urban vibe. West facing ground floor apartments 
will have private exterior patios.       

Project Scope of Work Question Response 

The IID application requests a written response to nine items. Responses are as follows: 

1. State the applicant’s intention to use the IID zoning option in lieu of existing underlying zoning.

The applicant and property owner/developer are choosing to develop the VFW project using the Rio 
Nuevo review process. 

2. Describe how the project is consistent with the IID purpose to create sustainable infill development.

The IID option is intended to “encourage sustainable infill development that supports the creation of 
urban neighborhoods that are pedestrian and transit-oriented” and benefit major activity centers in the 
area and City as a whole while being compatible with existing residential and non-residential neighbors. 
Additionally, it is intended assist in overcoming incompatible development standards by allowing for 
modification of these standards. 

The VFW renovation, while not using the IID zoning review option, is none the less consistent with the 
IID purpose. The building has sat vacant for a number of years and the adjoining parking lot site 
contributes little to the character of the neighborhood. The proposed new uses for the building and the 
transformation of the parking lot into an urban oasis will add to the economic vitality and livability of the 
area. 

By not providing on-site parking for residents, retail or office tenants and being located immediately 
adjacent to the streetcar rail-line and within one city block of the bus transit terminal, the project will 
encourage multiple modes of transportation – walking, biking, public transit, car shares – as an 
alternative to cars.  

The proposed mixed use of ground floor retail with uniquely designed studio apartments above will both 
provide opportunities for expanding the popular eastern downtown restaurant/entertainment district 
and increase the number of full-time residents to support these neighborhood venues. 

3. Describe the benefits the project will bring to the adjacent properties and the surrounding area.

The addition of 9 14 new studio apartments will help fulfill the increasing demand for a variety of 
housing options within the downtown area while the garden level office space enhances the opportunity 
for more live/work lifestyles. As more residents live and work downtown, adjacent existing 
entertainment/restaurant venues will naturally benefit from the increase in population as housing is the 
driver for financially successful urban environments. 

The project will bring approximately 4,700 1,700 square feet of additional retail/restaurant space to 
Broadway Boulevard. Being proximate to several popular existing restaurants and across the street from 
the AC Marriott hotel, this renovated space will add to and compliment these existing uses. 
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Architecturally, the infill of a “missing tooth” along an urban streetscape increases the pedestrian 
friendliness of the neighborhood. With more people comfortably walking along a street, the sense of 
personal safety increases.  
 
4. Describe any significant adverse effects, such as those involving noise levels, glare, odors, vibration, 

illumination, fumes and vapors, the project will have on adjacent properties.  

 
The project is set within a predominately commercial zone along one of the busiest streets in downtown 
Tucson. Across the street is the popular AC Marriott hotel and adjacent uses include well established 
restaurants. The anticipated new retail/restaurant, office and residential use are the same as existing 
adjacent uses.  
 
The project will have four west facing balconies overlooking the newly landscaped adjacent property. 
None of these overlook existing residential uses. Noise generated from these outdoor activity areas will 
likely be well less than the ambient noise of the existing neighborhood.  
 
With several existing restaurants in adjacent buildings, should a restaurant tenant occupy the new 
commercial space, its contribution to neighborhood odors will be minimal. Noise generated by the 
commercial use will be predominately contained within the building and adjacent outdoor patio that is 
well surrounded by non-residential uses. Importantly, trash generated by the VFW building, the adjacent 
Julian Drew building and Carriage House will now be contained within the trash enclosure located 
immediately to the south of the building on the Odd Fellows property, a property now owned soon to 
be owner by the same owner. This will eliminate the existing refuse containers randomly placed in 
Arizona Avenue. 
 
Neither the residential nor commercial uses will, after construction is complete, generate fumes, vapors 
or vibrations that could be considered a nuisance. Illumination levels will be consistent with those that 
currently exist along Broadway Boulevard. The majority of residential units are north and east facing and 
utilize existing window openings. The new window openings in the west facing facade are screened from 
the street by newly planted trees that will lessen the potential for direct glare off the windows into the 
roadway. All glass will be clear. 
 
5. Describe how the project will create a pedestrian-oriented streetscape in compliance with the 

Streetscape Design Standards (UDC Sec. 5.12.8.A). 

 
The project complies with the Streetscape Design Standards as follows:   
  

• Architectural elements: Not applicable (existing historic building) 
 

• Glazing: Existing fenestration pattern will not be altered along Broadway Boulevard. Existing 
translucent glass will be replaced with clear glass which will provide for better visual 
connectivity between exterior and interior. 

 
• Façade Length: Not applicable 

 
• Entrance Doors: Not applicable 
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• Ground Floor Commercial Space: The primary Broadway Boulevard frontage is 100 percent 
retail/commercial with opportunities to subdivide the space into smaller retail spaces. These 
commercial uses will encourage street level pedestrian activity. 

 
• Sidewalks: An existing vehicular access drive will be eliminated and replaced with a paver design 

matching the existing streetscape. Elimination of this access drive will make for a safer 
pedestrian environment. 

 
• Shade: With the addition of new plantings within the pedestrian right-of-way and building 

shade, the project exceeds the 50% shade requirement (410 sf / 2725 sf = 15% unshaded, 85% 
shaded). Percentage is measured on June 21st at 2 PM.  

 
6. Describe how the project will support a safe streetscape coordinated with adjoining properties. 

 
The existing vacant building and underutilized adjoining parking lots discourages pedestrian street-life. 
The newly proposed retail, office and residential uses for the VFW and the development of the adjacent 
parking lot into a pedestrian friendly landscaped environment will greatly enhance street activity thus 
creating a safer streetscape. 

      
7. Describe how the project will transition to adjacent existing residences and provide privacy 

mitigation in compliance with the Development Transition Standards (UDC Sec. 5.12.8.B).  

 
There are no existing single family or duplex residences abutting the project site requiring privacy 
mitigation.  
 
8. Indicate whether the project will significantly impede solar energy options to adjacent properties. 

 
With no addition to the building and new shade trees being planted to the north and east of adjacent 
properties, there will be no impact on adjacent properties. 
 
9. Describe the type of drought tolerant and native landscaping that will be used in the project and how 

it will be used to enhance the project. 

 
All proposed plant materials are drought tolerant once established. 
 
 
 

End of Project Statement 





VFW Building

Public Patio West Side of VFW

North Side of VFW East Side of VFW

Public Patio
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1 PRIMARY BUILDING ENTRANCE.

2 EXISTING CONCRETE/SIDEWALK TO REMAIN.

3 EXISTING FENCE/WALL TO REMAIN.

4 EXISTING ASPHALT TO REMAIN.

5 EXISTING SUN LINK SHELTER TO REMAIN.

6 NEW CONCRETE SIDEWALK PER PAG DETAIL 200.  SEE PLAN FOR
DIMENSIONS.  2% MAX. CROSS SLOPE; 5% MAX. LONGITUDINAL
SLOPE.   SEE LANDSCAPE PLANS FOR FINISHES/COLORS.

7 NEW LANDSCAPE PLANTER/SEAT WALL PER LANDSCAPE PLANS.

8 NEW WALL/FENCE.  OWNER/ARCHITECT TO PROVIDE DETAILS
AND FINISHES.

9 NEW RAILING/FENCING.  OWNER/ARCHITECT TO PROVIDE
DETAILS AND FINISHES.

10 NEW BUILDING OVERHANG PER BUILDING PLANS.

11 NEW BUILDING COLUMN PER BUILDING PLANS.

12 NEW TURF/ROCK PER LANDSCAPE PLANS.

13 NEW BRICK PAVERS TO MATCH EXISTING ADJACENT PAVERS, OR
AS OTHERWISE PROVIDED BY ARCHITECT/LANDSCAPE
ARCHITECT.

14 NEW 1.5' WIDE CONCRETE HEADER.  SEE DETAIL A, THIS SHEET.
SEE LANDSCAPE PLANS FOR FINISHES/COLORS.

15 NEW 6" VERTICAL CURB (TYPE 2) PER PAG DETAIL 209.  SEE
DETAIL B, THIS SHEET.  CONNECT TO EXISTING CURB PER PAG
DETAIL 211, WHERE APPLICABLE.

16 SIGHT VISIBILITY TRIANGLE FOR PROPOSED DEVELOPMENT.  SEE
KEYNOTE FOR DIMENSIONS.

17 EXISTING CURB TO REMAIN.

18 EXISTING CURB ACCESS RAMP TO REMAIN.

19 EXISTING LIGHT/STREET CAR POLE TO REMAIN.

20 NEW RETAINING WALL PER SEPARATE PLAN AND PERMIT.

21 NEW CONCRETE HEADER PER PAG DETAIL 213.

22 NEW SHORT TERM BICYCLE RACK. SEE RACK DETAIL C, THIS
SHEET. FOR RACK SPACING SEE DETAIL D, THIS SHEET.

23 NEW SIDEWALK SCUPPER (TYPE 2) PER PAG DETAIL 205.  SEE
DETAIL E, SHEET 2.  CONNECT TO BUILDING SUMP DRAIN
OUTLETS.

3

site plan

KEYNOTES

LOT 3 AND EAST PORTION OF LOT 4, BLOCK
256 "MILITARY PLAZA" RECORDED IN BOOK 1
AT PAGE 24, MAPS AND PLATS, PIMA COUNTY
RECORDS.  LOCATED IN THE NORTHEAST
QUARTER OF SECTION 13, T. 14 S., R. 13 E.,
G.&S.R.M., CITY OF TUCSON, PIMA COUNTY,
ARIZONA.

NO. DATE REVISION DESCRIPTION BY

CYPRESS PROJECT NO:  20.102

DEVELOPMENT PACKAGE for
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1 PRIMARY BUILDING ENTRANCE.

2 EXISTING CONCRETE/SIDEWALK TO REMAIN.

3 EXISTING FENCE/WALL TO REMAIN.

4 EXISTING ASPHALT TO REMAIN.

5 EXISTING SUN LINK SHELTER TO REMAIN.

6 NEW CONCRETE PAVERS ON SAND.  SEE HARDSCAPE PLAN
(SHEET 6).  2% MAX. CROSS SLOPE; 5% MAX. LONGITUDINAL
SLOPE.

7 NEW LANDSCAPE PLANTER/SEAT WALL PER LANDSCAPE PLANS.

8 NEW WALL/FENCE.  OWNER/ARCHITECT TO PROVIDE DETAILS
AND FINISHES.

9 NEW RAILING/FENCING.  OWNER/ARCHITECT TO PROVIDE
DETAILS AND FINISHES.

10 NEW BUILDING OVERHANG PER BUILDING PLANS.

11 NEW BUILDING COLUMN PER BUILDING PLANS.

12 NEW TURF/ROCK PER LANDSCAPE PLANS.

16 SIGHT VISIBILITY TRIANGLE FOR PROPOSED DEVELOPMENT.  SEE
KEYNOTE FOR DIMENSIONS.

17 EXISTING CURB TO REMAIN.

18 EXISTING CURB ACCESS RAMP TO REMAIN.

19 EXISTING LIGHT/STREET CAR POLE TO REMAIN.

20 NEW RETAINING WALL PER SEPARATE PLAN AND PERMIT.

21 NEW CONCRETE HEADER PER PAG DETAIL 213.

22 NEW SHORT TERM BICYCLE RACK. SEE RACK DETAIL C, THIS
SHEET. FOR RACK SPACING SEE DETAIL D, THIS SHEET.

23 NEW SIDEWALK SCUPPER (TYPE 2) PER PAG DETAIL 205.  SEE
DETAIL E, SHEET 2.  CONNECT TO BUILDING SUMP DRAIN
OUTLETS.
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site plan

KEYNOTES

LOT 3 AND EAST PORTION OF LOT 4, BLOCK
256 "MILITARY PLAZA" RECORDED IN BOOK 1
AT PAGE 24, MAPS AND PLATS, PIMA COUNTY
RECORDS.  LOCATED IN THE NORTHEAST
QUARTER OF SECTION 13, T. 14 S., R. 13 E.,
G.&S.R.M., CITY OF TUCSON, PIMA COUNTY,
ARIZONA.
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2030 east speedway boulevard
suite #110
tucson, arizona  85719
ph: 520.499.2456
e: info@cypresscivil.com

Contact Arizona 811 at least two full
working days before you begin excavation

Call 811 or click Arizona811.com

OWNER/DEVELOPER
JULIAN DREW LOFTS, LLC
P.O. BOX 43426
TUCSON, ARIZONA  85733
ATTN: MR. ROSS RULNEY
PH: (520) 850-9300
E: rossrulney@gmail.com

SITE ADDRESS
114 & 124 East Broadway Boulevard
TUCSON, ARIZONA  85701
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Contact Arizona 811 at least two full
working days before you begin excavation

Call 811 or click Arizona811.com

OWNER/DEVELOPER
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E: jhucko789@comcast.net
P: (520) 400.8529
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Engberg Anderson Project No.
MILWAUKEE | MADISON | TUCSON | CHICAGO

SCALE: 1/8" = 1'-0"

VFW RENOVATION PHASE II

203177.03

West Elevation - COT
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Engberg Anderson Project No.
MILWAUKEE | MADISON | TUCSON | CHICAGO

SCALE: 1/8" = 1'-0"

VFW RENOVATION PHASE II

203177.03

North Elevation - COT
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SLIDING GATE SHOWN CLOSED
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[b]̂Ẑcde

f
f



Engberg Anderson Project No.
MILWAUKEE | MADISON | TUCSON | CHICAGO

SCALE: 1/8" = 1'-0"

VFW RENOVATION PHASE II

203177.03

East Elevation - COT
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