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January 12, 2024 

City of Tucson, Rio Nuevo Design Review Board 
c/o Maria Gayosso and Koren Manning 
 
Re:  471 W. Congress; RNA DRB Official Submittal (TD-DEV-0523-00242); Project Narrative 
and Design Narrative  

Dear Members of the Rio Nuevo Area (RNA) Design Review Board (DRB) and City Staff: 

 As you know, our firm represents UrbanStreet Group, LLC in the development of a new 
mixed-use (multi-family with limited first floor retail/restaurant) building (the “Project”) on a 
4.16-acre site located at 471 West Congress Street (the “Property”) at the I-10 entry into 
downtown City of Tucson (“City” or “Tucson”).  The Property is located at the southeast corner 
of West Congress Street and the South Freeway frontage Road within the RNA of the Downtown 
Infill Incentive Districts (“IID”).  As such, the RNA DRB is tasked with finding the Project in 
conformance with the RNA design standards as discussed below.  

In November 2022, this DRB processed a courtesy review of the Project.  Since that time, 
the Development Package (“DP”) has been submitted and reviewed by City staff for compliance 
with the City’s Unified Development Code (“UDC”).  Modifications have been made to the 
Project to address the DRB courtesy review comments, the DP-review staff comments, and other 
considerations to ensure a developable Project.  Below is a Project Narrative, an explanation of 
the changes in response to the DRB courtesy review and an analysis of how the Project meets the 
criteria required for the RNA DRB review.  In addition to this narrative, attached is a packet of 
required materials for review.   

Project Narrative 

This Project is located at a key gateway to downtown Tucson from Interstate 10.   The 
goal is to celebrate this entrance to downtown Tucson by constructing a signature building with 
landscaping and signage to create an entry feature announcing and celebrating this important 
gateway.  The materials and design of the building have been revised to address prior DRB 
courtesy review comments and, at the ground level on the east and north, to pay respect to the 
building materials within the building to the east.   

1. The Building.  This submittal proposes a 10-story building plus penthouse (originally 
proposed 17-stories plus penthouse) with mixed-use retail/restaurant opportunities on 
the first floor and multifamily residential on the upper floors.  The reduction in height 
from 17 to 10 stories only reduced the unit count by 16 units, so there are a total of 
338 units with 468 parking spaces internal to the building.  The building will be a 
combination of 3 levels cast-in-place concrete podium with 7 levels of metal stud 



construction above.  The parking deck will be completely enclosed with the 
swimming pool located above the parking deck structure.  
 
The building will include a long list of private amenity spaces for its tenants, 
including full-time building staff, lobby lounge, a public retail tenant, bike storage 
rooms, tenant storage lockers, multi-functional recreation rooms, business work 
rooms, fitness rooms, and a pool deck above the parking structure with kitchen 
stations. There will also be a 10th floor amenity space with covered rooftop deck for 
residents.  Vehicular and pedestrian traffic will primarily access the Property from 
West Congress Street, creating a new service drive/fire lane along the east side of the 
building.  Tucson Fire worked closely with the Project team to design this area to 
meet Tucson Fire requirements with the required aerial fire access to be located along 
Congress.   Due to the redesign of the building and further discussions with Tucson 
Fire, a fire access road around the entire building is no longer required.  The parking 
for the Project will use the east access drive and provide two points of entry (versus 
one point of entry as part of the entry to the entire project, which created significant 
conflicts for prior site concepts).  There are additional opportunities for pedestrian 
and bicycle access from the future Greenway also located adjacent to the east of the 
Property.    
 

2. Building Design and Materials.  The Project’s design and materials have been 
carefully chosen to pay homage to the historic El Paso & Southwestern Depot 
building to the east, incorporating similar brick construction at the lobby and 
Congress Street façade.  Architectural features have been modified as noted below to 
address prior DRB concerns, including  the building’s east/west sun exposure, the 
desire for an architectural “top” to the building and the materials and features visible 
from the north and east.  Windows, shade structures and green vines are also utilized 
at the base to break up the building façade.  A series of vertical fin elements have 
been implemented on the east and west facades of the parking garage to screen parked 
cars from view.  These vertical elements permit the required air movement through 
the garage but also mimic the rhythm of the historic train tracks that use to exist east 
of the building.   
 

3. Landscaping.   UrbanStreet Group, LLC is committed to providing generous 
xeriscape landscaping that is in accordance with local ordinances.  The enclosed 
landscape plan illustrates a significant infusion of native trees, plant material and 
groundcover that is a major transformation to the vast open dirt lot that exists 
today.  This submittal also addresses the questions/concerns about plant species raised 
by the DRB in 2022.  On the southern portions of the Property where utility and 
drainage easements preclude us from building, a significant area of open space/paths 



 
will connect to the future public Greenway along with a commitment to a public 
mural along the façade.   
 

4. Setbacks.  Consistent with the design standards, other setbacks in the 
area/Development Zone and request of this DRB to move the building closer to 
Congress, the Project proposes the setbacks as described below.  Note that the UDC 
(without RNA guidelines) would require setbacks equivalent to the building heights 
(127 feet on all sides), which is not considered good urban design.  Through the RNA 
design standards, a setback of zero is permitted and should be consistent with the 
prevailing setback in the Development Zone.  The Development Zone has setbacks 
from the back of curb on Congress of between 12 and 200 feet.  As noted below, the 
Congress setback from the back of curb is approximately 20 feet.  
Proposed setbacks: 
• Congress/North: The building façade ranges between 20 and just over 22 feet 

from the back of Congress Street curb, which is within the range of the 
Development Zone and consistent with an urban environment.  The building 
setback from the Property line on the east ranges from over 5 feet to over 19 feet.  
Between the edge of Congress Street pavement and the Property line is curbing, a 
sidewalk and then landscaping will be incorporated on the Property.  (Note in the 
prior courtesy submittal, the setback on Congress was 81 feet). 

• I-10 Frontage Road/West:  As noted on the DP, there are significant utility and 
other easements on this east frontage, particularly at the corner of Congress and 
I-10.  The setbacks for the building range from just over 3 feet to just over 71 feet 
from the Property line.  Like Congress, there is additional right of way along the 
frontage road between the Property line and edge of pavement with sidewalk and 
grade differential, so the building is 51 to just over 59 feet.   

• East: The building setback ranges from over 26 feet to over 133 feet from the 
Property line. 

• South: This area is encumbered by a major drainage easement which is designed 
as a pedestrian path/landscaped and muralled area.  The building is therefore 
setback to accommodate those areas between 86 and 165 feet. 

PROPERTY LINE 
LONGEST DISTANCE 
TO PROPERTY LINE  

SHORTEST 
DISTANCE TO 
PROPERTY LINE 

LONGEST DISTANCE 
TO ROADWAY 

SHORTEST 
DISTANCE TO 
ROADWAY 

CONGRESS (NORTH) 19'-4" 5'-8" 22'-0" 20'-1" 
FREEWAY (WEST) 71'-10" 3'-3" 59'-2" 51'-7" 
SERVICE ROAD 
(EAST) 133'-2" 26'-7" 132'-10" 27'-9" 
SOUTH 165'-0" 86'-2" NA NA 



DRB Comments/Responses from Courtesy Review 

 Overall, the DRB comments at the courtesy review were positive about a building being 
proposed on this vacant lot, and the fact it is a mixed-use, primarily residential building.  There 
were also compliments about acknowledging and accommodating the Greenway and the 
commitment to extensive native vegetative landscaping.  Below are a few of the comments that 
the Project has addressed since the courtesy review. 

1. Move building closer to Congress.  This has been accomplished.  Significant work was 
required with Tucson Fire and the engineers to ensure all Tucson Fire access 
requirements could be met, site visibility for the access drive is achieved and all existing 
easements and utilities are accommodated along the north and west.  The building is now 
approximately 20 feet from the Congress Road pavement and almost 6 feet from the 
Property line with low-level native vegetation and sidewalk (compared to an 81-foot 
setback from the Congress Road on the prior plan).  Because Tucson Fire requires aerial 
access to the building from Congress, higher tree plantings are not possible along 
Congress.   
 

2. Water Harvesting.  More detail was requested about the water harvesting strategies.  We 
have incorporated passive water harvesting in all feasible locations.  Due to the building 
layout, some landscape areas did not have enough area available to incorporate a water 
harvesting basin.  We have located basins in areas that provided 10 feet of separation 
from the building foundation wall and 2 feet of separation from the edge of walkways.  
Thorough coordination with the civil engineer has created drainage patterns that optimize 
water catchment and direct rainwater flows toward the water harvesting basins.  
Architectural input for exact downspout and splashpad location are to be determined. 
 

3. Request to revisit the perforated metal on the east façade and acknowledge the adjacent 
historic depot.  The perforated metal has been removed entirely.  The east façade/retail 
and lower residential levels of the Project are now proposed beige brick that is a nod to 
the El Paso & Southwestern Depot, and the façade of the parking area is now a series of 
vertical fin elements that reflect the pattern of the train tracks.    

 
4. Address architecture by acknowledging east/west sun and request a visual “cap” to the 

top of the building.  The building has been redesigned to be more intentional in how it 
handles sun exposure.  The new designs create larger expanses of glass on the north 
façade which is exposed to less direct sunlight.  West, south and east facades now have 
smaller vertical strips of glazing paired with larger panels of exterior insulation and finish 
system (EIFS) to mitigate heat gain.  Attempts were made on these facades to protect 
larger glass portions with shading provided by the hung balconies.  Prior designs were 



 
much more glass-heavy with consistency around the building rather than addressing the 
different sunlight/heat issues on the varying facades.   
 
The upper levels of the building will consist of a panelized system of darker metal framed 
glass and EIFS, architecturally creating a “cap” of the building.  The 10-stories plus 
penthouse in one area of the building allow architectural relief as well to the roofline.  
The penthouse consists of screen walls for small rooftop equipment and elevator 
overruns.  The roof will no longer contain the individual unit HVAC as they are now 
accommodated within the units/walls of the structure. 

RNA DRB Design Standards 

Below are the standards identified in the UDC, §5.12.7 along with an explanation of how 
this Project meets those standards. 

 UDC §5.12.7.C  Building Design Standards 

Development within the RNA is required to comply with the following building design standards. 

1. The proposed buildings shall respect the scale of those buildings located in the 
development zone and serve as an orderly transition to a different scale pursuant to 
Section 5.12.8.B, Development Transition Standards.  Building heights with a vastly 
different scale than those on adjacent properties should have a transition in scale to reduce 
and mitigate potential impacts. In areas undergoing change, long range plans should be 
consulted for guidance as to appropriate heights;   

This Property is the gateway from I-10 into the heart of downtown Tucson.  The Property’s 
zoning was established in 2011 as OCR-2, which permits up to 300 feet in height.  
Downtown Tucson has a mix of lower profile and higher buildings.  The buildings within 
the downtown range from 1 story to 20 stories in height – having been constructed and re-
constructed over many years.  A 10-story plus penthouse building at 127 feet in height is 
within the range of downtown buildings and appropriate for this area.        

2. All new construction must be consistent with the prevailing setback existing within 
its development zone except that the PDSD Director may approve a different setback than 
the prevailing setback upon a written finding during the review process that a different 
setback is warranted by site conditions or applicable development design goals consistent 
with Section 5.12.1, Purpose, and the proposed setback will not be incompatible 
with adjacent properties, as defined in Section 11.4.2.A 

The goal with this Project is to create an urban/downtown entry into Tucson.  Urban 
development includes height (addressed above) and setbacks closer to the rights of way.  
The UDC requires the building setback equivalent to the height of the building (127 feet), 
which is not within the context of this area nor an urban development.  As proposed, the 
setbacks are approximately 20 feet from Congress Street pavement and over 50 feet from 



I-10 frontage road pavement at the closest point.  The setbacks in the Development Zone 
for this project range from 12 to 200 feet from the back of curbing.  So, the proposed 
Project is within the context of the Development Zone.  Also note that outside of our 
Development Zone there are many other pertinent examples that fall within the RNA 
boundary along Congress and the I-10 with setbacks equivalent to or even less than what 
this Project proposes.  We have identified some of these examples as a part of our design 
review packet.     

3. All new construction shall provide scale defining architectural elements or details at the 
first two floor levels, such as windows, spandrels, awnings, porticos, cornices, pilasters, 
columns, and balconies;  

The primary pedestrian façade of the building is now directly adjacent to the property line 
along Congress Street.  This is an activated space with a planned retail tenant. This space 
will have direct views through expanses of glass and will activate the sidewalk by providing 
an outdoor seating area and a covered trellis structure. Also included is a shade structure 
over the Congress Street sidewalk that serves more as a visual que and presents a 
pedestrian scale. This space is both physically and visually connected to the main plaza 
space. The plaza provides for both pedestrian and vehicular access. The pedestrian 
features include access to the retail tenant, bike racks, secure private tenant bike storage, 
a sidewalk to the parking structure & park space beyond, and the main residential lobby. 
The vehicular access off the service road features a partially-covered drop-off area, access 
to retail and tenant services, several short-term parking spaces, public art, and a zero curb 
- sloped center median that will provide for additional maneuverability for service vehicles.  
The landscape areas in this space consist of native succulent foundation plantings with a 
sculptural quality that will help define the space.  A few Date Palms are used as important 
elements for the pedestrian experience, as they provide instant human scale at the ground 
level of the building and will add immediate impact to the landscape (can be planted at 
much more mature stage than other plantings). 

The west elevations, running along S. Freeway frontage road, consists of three major 
elements: a two-level residential podium base, a three-level parking structure podium base, 
and the seven-to-eight levels of residential units above (referred to as the “residential 
portion”). The residential podium is set back farther than the parking structure podium to 
take advantage of the jogging property line & easements. The residential podium will 
include the retail tenant, access to residential electrical and gas utilities, and a large 
expanse of glass with doors accessible to the residential lobby. This residential lobby 
access also incorporates a trellis shade structure. The primary materials are brick and 
window wall. Within this residential setback zone are a series of programed spaces.  The 
west and northwest area of the Property will also include native plant material, a water 
harvesting basin, a small area of artificial turf for a pet relief area and an 8-foot walkway 
for pedestrian use.  The parking structure is skinned with vertical metal fins that allow for 
the garage to be an open-air structure. The residential portion above these podium bases 
are comprised of four wings. Three of these wings are located above the parking structure 
podium. They create a court that opens up to the west, capping the parking structure and 
creating a landscaped rooftop pool amenity deck. The residential portion itself is primarily 
comprised of an exterior insulation and finish system (EIFS), aluminum framed insulated 



 
windows, glass railings, hung metal balconies, and cornices of painted metal shade 
structures. 

The east elevation, running along the newly constructed service road, also consists of three 
major elements: the two-level residential podium base, the three-level parking structure 
podium base, and the residential portion above. Like the west elevation, the residential 
podium is set back farther than the parking structure podium on the east elevation to avoid 
the property line & easements and includes the retail tenant, outdoor seating area with a 
trellis structure, access to water utility rooms, and a large expanse of glass with doors 
accessible to the primary residential lobby entrance. This residential lobby access also 
incorporates a painted metal shade structure covering the vehicular drop-off area. The 
primary materials are brick and window wall. The space between the residential podium 
and the service drive is a plaza/motor court that serves as a formal entry point to the 
Project.  A linear pedestrian walkway defines the entire eastern edge with a 7-foot 
walkway, tree canopies and native plant material on both sides.  Like the west elevation, 
the parking structure is skinned with vertical metal fins on the east side that allow for the 
garage to be an open air structure. The eastern elevation provides two vehicular entry/exit 
points to the parking structure, as well as two entry/exit points for pedestrians/residents. 
The residential portion above is flush with the residential podium and set back 24’-6” from 
the face of the parking structure. That setback includes landscape areas of the roof and 
private resident terraces. The residential portion itself is primarily comprised of an 
exterior insulation and finish system (EIFS), aluminum framed insulated windows, glass 
railings, hung metal balconies, and cornices of painted metal shade structures. 

The south elevation is bordered by a utility easement, a drainage easement and a newly 
established property line that will divide the Project parcel from the remaining adjacent 
southern parcel that stretches down to S. Granada Avenue. The southern building elevation 
consists of two major elements: the three-level parking structure podium base, and the 
residential portion. The parking structure is primarily comprised of painted CMU block. 
The paint scheme will be that of a large format mural. There will be breaks in the CMU 
blocks with openings to the parking structure. These openings will follow lines established 
by the windows of the residential portion above. Additionally, the vertical metal fins will 
wrap around the corners from the east and west facades of the parking structure. The 
residential portion above is flush with parking podium. The residential portion itself is 
primarily comprised of an exterior insulation and finish system (EIFS), aluminum framed 
insulated windows, glass railings, hung metal balconies, and cornices of painted metal 
shade structures.  The southern area of the Property has a meandering walkway corridor 
with native planting, berms, water harvesting areas, seating, and plenty of open space for 
pet relief. 

All the program elements will provide opportunities for members of this downtown 
community to spend time outside on the grounds of the Property in an area that provides 
visual interest, shade, and sense of place.  

 



4. Every commercial building frontage shall provide windows, window displays, or visible 
activity within and adjacent to the building at the ground floor level, with a minimum of 
50 percent of the building frontage providing such features; 

At the Congress Street elevation, the residential podium is broken up into two primary 
facades. The 72’-0” portion (west) is about 5’-8” from the Property line/20 feet from the 
Congress Road pavement. The 45’-1” setback portion (east) extends an additional 13’-3” 
into the Property. Both of these elevations at the ground floor are broken up by window 
wall systems, brick pilasters, painted metal shade structures, and vine wall systems. The 
goal of the window wall system is to activate this area. A portion of the window system 
could require spandrel glass infill depending on the tenant.  For example, a restaurant may 
need to facilitate a kitchen/back-of-house/restroom/storage/etc. space.  Spandrel glass is 
an acceptable feature to meet this requirement. No single material treatment is used 
continuously for more than 11’-1”. Additionally, the residential portion above is flush with 
the 72’-0” portion while the 45’-1” portion is a single story.     

The 50% of the commercial building frontage is met as follows:  The commercial portion 
of the building with frontage along Congress is 117 feet 1 inch.  In that area, 64 feet 9 
inches of that 117 feet 1 inch is glazing, which equates to 55%. 

5. A single plane of a façade at the street level may not be longer than 50 feet without 
architectural relief or articulation by features such as windows, trellises, and arcades;   

Addressed in Item 4 above.  The Project complies with this requirement.  

6. Building façade design shall include pedestrian-scaled, down-shielded, and glare 
controlled exterior building and window lighting; 

All exterior glazing, EIFS, brick, painted metal balconies, shade structures, and vertical 
metal fins will have a low-gloss finish.  An effort has also been made in the design to avoid 
creating angles that intensify any glare in any specific direction.  The undulating or push 
& pull nature of the façade means that it is creating shadows across its elevation and 
therefor reducing reflectivity.  New trees at street level will help to absorb any reflection 
to vehicular traffic and pedestrians. 

7. The front doors of all commercial and government buildings shall be visible from 
the street and visually highlighted by graphics, lighting, marquees, or canopies; 

The commercial entry is visible from the street.  All signage will meet local ordinances, 
including the Outdoor Lighting Code, and be visible from the street. 

8. Modifications to the exterior of historic buildings shall complement the overall historic 
context of the Downtown and respect the architectural integrity of the historic façade;  

As this involves development of a vacant Property with no existing historic buildings, this 
criterion is not applicable.    

9. Buildings shall be designed to shield adjacent buildings and public rights-of-way from 
reflected heat and glare;  



 
See response above to #6.  The redesign focused on this issue as also mentioned by a DRB 
member.  We will be able to provide additional explanation at the meeting as well.    

10. Safe and adequate vehicular parking areas designed to minimize conflicts with pedestrians 
and bicycles shall be provided;  

Vehicular parking is almost entirely contained within the building in the parking garage.  
Pedestrian sidewalks and bicycle paths will have access to the front door and the bicycle 
storage room.  The paths will also access the internal service road with eventual 
connections to the Greenway and dog park.  In the future we hope the planned Greenway 
will accommodate the majority of the adjacent bike trips.  

11. Adequate shade shall be provided for sidewalks and pedestrian pathways, using 
shade structure or vegetation, where permitted by the City;  

Shade is being provided for sidewalks and pedestrian paths utilizing shade structures, 
building shading, native trees and Date Palms.  Native trees and Date Palms are placed at 
the edge of all on-site walkways within the Property line, providing the shade required to 
meet the City of Tucson shade requirements. The plantings, especially the Date Palms, will 
also provide a transition to human scale for the active pedestrian walkway areas that 
surround the proposed building. 

12. Colors may conform to the overall color palette and context of the Downtown area or may 
be used expressively to create visual interest, variety, and street rhythms . The rationale for 
an expressive or idiosyncratic use of color shall be described in the site plan submittal;  

The proposed building color palette is simple. The brick color will be an homage to the 
neighboring historic El Paso & Southwestern Train Depot. The main body of the 
residential portion that is finished with EIFS will be painted a neutral tan color. The 10th 
floor, cornices, and accent panels associated with windows will be painted a dark color 
that may have the slightest hint of bronze that is almost totally devoid of saturation. The 
mural on the parking structure will incorporate a desert color palette with a similar motif 
intended to be a transition from the actual physical landscaping in the south pollinator 
garden to the architecture of the building.    

13. New buildings shall use materials, patterns, and elements that relate to the traditional 
context of the Downtown area;   

We have included in this submission examples of other buildings in the downtown Tucson 
area that implement these materials, patterns, and elements.  As a downtown, there is no 
single underlying design style, as buildings were developed over time incorporating 
elements relevant to their time-period.  This Project is looking to add to the downtown 
vernacular with a well-designed and innovative building.    

14. Twenty-four-hour, street-level activity is encouraged by providing a mixture of retail, 
office, and residential uses within each building ;  



We too would encourage as much street level activity as possible.  This Property is unique 
in that the entire western boundary is I-10 frontage road and freeway, which creates a 
separation between the east and west areas of downtown.  The future Greenway connection 
will increase foot and bicycle traffic around the Property.  The existing bus stop directly 
adjacent to the Property will also guarantee commuter traffic on Congress Street.  Perhaps 
future projects in the development district could help to even further the promotion of 
activity around the Property. 

15. Primary public entries shall be directly accessed from a sidewalk along a street rather than 
from a parking lot.  Public access to commercial and governmental buildings shall be 
provided at sidewalk grade. The primary floor of, and access to, residential structures may 
be elevated. Secondary access may be provided from off-street parking areas.   

This is provided without conflict.  See the site plan and renderings for additional details. 

 UDC §5.12.7.D Site Design Standards 

      1.   Vehicular Circulation 

a.  All parking area access lanes (PAALs) adjacent to buildings shall have pedestrian 
circulation paths between the PAAL and the building, with a minimum width of six feet.  

The singular PAAL location is the drop-off zone in the main plaza with sidewalks that 
exceed the minimum width.  The continuous sidewalk at the drop-off is 8’-0” deep adjacent 
to a curb for a raised planter bed. At the entry doors there is a portion that is 17’-6” deep 
by 20’-0” wide.     

b.  The locations of all points of vehicular ingress and egress shall be perpendicular to the 
intersecting street.  Points of ingress and egress points shall be designed to minimize 
vehicular/pedestrian and vehicular/bicycle conflicts.  Adequate storage for vehicular 
queuing at parking facilities shall be contained on site. Right turn bays are strongly 
discouraged.  Points of ingress and egress shall be minimized wherever possible. 
Additional temporary ingress and egress locations may be permitted for parking structures 
when occasional high peak period traffic flows (i.e., parking facilities for event venues) are 
anticipated. 

There is a singular point of ingress/egress for vehicular traffic from Congress.  The 
internal site vehicular circulation brings vehicles from Congress to either a drop-off lane 
at the front door or to the parking structure with minimal conflict.  The east drive also 
facilitates service and delivery circulation.  There is 269 feet of stacking distance from the 
curb cut on Congress to the first garage entry door and an additional 206 feet to the second 
entry door.  Together there is 475 feet of available stacking when entering the Property, 
which is more than sufficient for a building of this size.  Ride-share vehicles, retail patrons 
and residential deliveries will all utilize the front door drop-off area.  Guest parking will 
be located in the parking structure.  A public zone of the garage will be created for visitors 
and employees close to the entrance of the garage.  The rest of the garage will be secured 
for residents via gates and electronic sensors.   

      2.   Parking 



 
a.  General Parking standards are listed in Section 7.4. Some properties in the RNA may 
also be located in the Downtown Parking District , which allows a reduction in the number 
of parking spaces as provided in Section 7.4.5.B.  

The Property is in the Downtown Parking District, so only 406 spaces for both the 
residential and retail uses are required; acknowledging our location on the western edge 
of the east side of downtown, we are providing 468 spaces. 

USE RATIO AREA / 
UNITS 

REQUIRED PROVIDED 

FOOD SERVICE COMMERCIAL 1 CAR /  
100 GSF 6,768 68 68 

MULTIFAMILY DWELLINGS – 
DOWNTOWN PARKING DISTRICT 

1 CAR / 
DWELLING 

UNIT 
338 338 400 

TOTAL   406 468 

       

b.  Screening of Parking.  All new parking shall be designed so that vehicles are not visible 
from the adjoining street level, through incorporation of pedestrian arcades, occupied 
space, or display space.  

The parking is entirely continued within the building/parking garage.  The east side is 
adjacent to a private service road and the west is adjacent to the I-10 frontage.  Screening 
for the parking area is accomplished with the vertical fin element as discussed above, 
which is commonly used in many parking structures.  When placed at the proposed 2-foot 
intervals on-center, the fins screen the visibility of the parked cars.       

c.  Employee Parking.  Employee parking for all uses should be provided at remote 
locations in order to maximize the availability of space for development.  

The parking capacity in the garage has been designed to accommodate space for employee 
parking, therefore remote locations are unnecessary.  Based on the location in the 
downtown area with convenient bike/pedestrian access from the future Greenway and 
access to the transit system, we expect many employees to utilize those alternative modes 
of transportation as well.  

      3.   Plazas and Open Space   

The fundamental objective of the design standards in this Section 5.12.7.D.3 is to 
encourage public and private investments to enhance the character and function of 
Downtown's pedestrian environment.  

There is a concerted effort to interconnect this Project with the future Greenway 
development for bikes and pedestrians as much as is feasible.  There will also be 



improvements to perimeter sidewalks that will improve the quality and safety for 
pedestrians and cyclists, including the replacement of deteriorating sidewalks and curbs 
along Congress Street.  The private drive access to the east also provides opportunities for 
pedestrian and bicycle access to the future Greenway for residents and visitors to the 
Project. 

a.  Plazas and Pedestrian Nodes.   Five percent of the gross floor area of new construction 
shall be provided in public plazas or courtyards.  Open space plazas, courtyards, and patios 
are landscaped outdoor areas designed to accommodate multiple uses, from large 
gatherings of the people for performing arts to smaller gatherings. The plazas and 
courtyards will be one of the ways that spaces and uses can be linked. The requirement of 
this section may be waived or reduced by the PDSD Director upon a written finding during 
the review process that the development enhances the downtown pedestrian environment 
even with a smaller percent or elimination of the requirement.   

A linear pedestrian way has been developed along much of the perimeter of the building.  
The northwest outdoor area includes an 8-foot-wide walkway with a potential synthetic 
turf area that can be used by Project tenants for pet relief.  This area also includes shade 
trees, native planting and water harvesting areas.  Portions of the Project along Congress 
Street are within the City right-of-way.  Improvements here will include the replacement 
of the sidewalk and curbs providing a seamless transition for pedestrians to circulate.  The 
east side of the building includes a 7-foot-wide pedestrian walkway with shade trees on 
both sides.  The building shade combined with the shade trees on the east side of the 
building facilitate pedestrian use of the outdoor space during hot summer afternoons. 

The area on the south side of the building is wider and will continue the pedestrian 
walkway, seating areas, native landscaping with shade trees and water harvesting. 

The gross floor area of the building is 586,446 s.f.  The total amount of plaza, pedestrian 
plaza and open space is 83,683 s.f., which is 14.3% of the gross floor area, significantly 
exceeding the 5% requirement.   

b.   Viewshed Corridors.  Views of all historic properties and all natural elements 
surrounding the Downtown should be considered during design.  Plazas, courtyards, and 
open spaces shall be sited to include views to other public spaces, where feasible.   

The only nearby historic property is the El Paso and Southwestern Depot.  Currently that 
building is not occupied and is blocked off by a screen wall.  The new Greenway is planned 
between our building and the historic depot and provides the transition.  No significant 
views of Sentinel Peak or Tucson Mountain Park west of downtown will be impacted.     

c.  Linkages (Physical and Visual).  Neighborhood linkages shall be maintained 
throughout Downtown.  

The neighborhood linkages will be maintained.  They include, but are not limited to, the 
pedestrian sidewalk & crosswalks, the bus public transportation stop, and Greenway 
connecting both present and future. 

     4.   Streetscape 



 
a.  Streetscapes must be consistent with the Streetscape Design Policy. In streetscape 
design, priority is given to pedestrians.  

The streetscape on Congress includes wide paving, building foundation plantings, vines 
and canopies on the building for shade and human scale.  (Street trees along Congress are 
prohibited due to building fire safety access and vehicular visibility for the access drive.)  
Limited use of Date Palms near the retail ground floor use provides a human scale 
transition to the building while maintaining visibility for retail use. The corner of Congress 
and S. Freeway will include a landmark feature that will serve as a gateway entry feature 
to downtown as well as providing a unique point of interest for pedestrians as well as 
motorists.  This location could be designed to create an iconic Tucson “Selfie-Spot” where 
people can take pictures which can be shared on social media. 

b.   Shade. Shade shall be provided for at least 50 percent of all sidewalks and pedestrian 
pathways as measured at 2:00 p.m. on June 21 when the sun is 82° above the horizon (based 
on 32°N Latitude). Shade may be provided by arcades, canopies, or shade structures, 
provided they and their location and design characteristics are compatible with the 
prevailing and design context of the street and the architectural integrity of the building.  
Deciduous trees, as proposed in the Downtown Comprehensive Street Tree Plan, are 
encouraged to supplement existing evergreen trees. The use of plantings and shade 
structures in the City right-of-way are permitted to meet this standard with the approval of 
the Department of Transportation.  The shade provided by a building may serve to meet 
this standard.   

At every available opportunity trees and/or building canopies have been provided to create 
shade for pedestrian walkways.  For example, trees on the south side of the building will 
be located on the south sides of the pedestrian paths to provide shade to the east/west 
running paths. 

The building itself will provide shade to the paths on the north and east sides of the project. 

   E.   Demolition of Historic Structures in the RNA  

This section is not applicable since this Project involves development of a vacant Property. 

 

Conclusion 

 The Project team is looking forward to meeting with the DRB on the Project. 
 
 
Very truly yours, 
 
 
 
Keri L. Silvyn  
Lazarus & Silvyn, P.C. 
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RIO NUEVO AREA - SPECIAL DISTRICT REVIEW 2DEVELOPMENT ZONE AND CONTEXTUAL BUILDING HEIGHTS & SETBACKS

Development Zone as established in the UDC - Section 5.8, “Historic Preservation Zone (HPZ), Section 
5.10, Neighborhood Preservation Zone (NPZ), and Section 5.11, Rio Nuevo District (RND)

# BUILDING NAME ADDRESS HEIGHT SETBACK
(IF AVALABLE FROM THE 
DEVELOPMENT PLAN, 
OTHERWISE NUMBER OF 
FLOORS LISTED)

ESTIMATED FROM THE 
BACK OF CURB

1 Sentinal Plaza Apartments 125 S Linda Avenue 73.57' 20'
2 Carl's Junior Restaurant 615 W Congress Street 1 FLOOR 76'
3 Red Lion Inn & Suites 222 S Freeway 3 FLOORS 43'
4 Circle K Convenience Store/ Gas 

Station
2 N Freeway 1 FLOORS 69'

5 City / State Garage 498 W Congress Street 5 FLOORS 43'
6 Arizona State Office Building 416 W Congress Street 3 FLOORS 23'
7 Arizona Department of 

Administration
400 W Congress Street 3 FLOORS 40'

8
El Paso and Southwestern Depot

419 W Congress Street 1 FLOORS 12'

9 Judiciary Courts of the State 407 W Congress Street 5 FLOORS 35'
10 US District Court Building 450 W Congress Street 6 FLOORS 32'
11 Greyhound Bus Station 

(Abandoned)
471 W Congress Street 1 FLOORS 200'

12 Gem and Jewelry Exchange - 
Exibition Tent (1)

198 S Granada Avenue TENT 16'

13 Gem and Jewelry Exchange - 
Exibition Tent (2)

198 S Granada Avenue TENT 25'

14
IRS Taxpayer Assistance Center

300 W Congress Streeet 9 FLOORS 12'

15
Pima County Government Building

150 W Congress Street 7 FLOORS 26'

16 Pima County Administration 
Building

130 W Congress Street 12 FLOORS 20'

17 Pima County Superior Court 110 W Congress Street 10 FLOORS 15'
18 One South Church 1 S Church Avenue 22 FLOORS 24'
19 RendezVous Urban Flats 20 S Stone Avenue 6 FLOORS 12'
20 Chase Bank 2 E Congress Street 10 FLOORS 20'
21 Hexagon 40 E Congress Street 75' 8'
22 Braniff Place 181 W Broadway Boulevard 13 Floors 40'
23 The Flin Apartments 110 S Church Avenue 83.33' 16.2'
24 Tucson Convention Center 260 S Church Avenue 3 FLOORS 173'
25 Double Tree by Hilton 280 S Church Avenue 30' 55'
26 Rapa River Rock Shop 292 S Freeway 1 FLOORS 64'
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ADDRESS OF PROPERTY:				    417 WEST CONGRESS STREET
						      TUCSON, AZ 85701
PARCEL NUMBER:					     116-20-1350
CURRENT USE:					     VACANT
PROPOSED USE:					     MULTI-FAMILY RESIDENTIAL
GROSS SITE SITE AREA:				    181,202 SQUARE FEET, 4.16 ACRES
NET BUILDABLE SITE AREA:				    101,505 SQUARE FEET, 2.33 ACRES
GROSS SQUARE FOOTAGE OF BUILDING:		  586,446 SQUARE FEET
BUILT F.A.R. AREA:					     415,550 SQUARE FEET
PROPOSED F.A.R. BASED ON GROSS SITE AREA:		 2.29
PROPOSED F.A.R. BASED ON NET BUILDABLE SITE AREA:	 4.09
EXISTING ZONING:					     OCR-2
MAX HEIGHT PER UDC:				    300’-0”
PROPOSED HEIGHT:				    127’-0” (10 FLOORS + MECHANICAL SCREENING)

REQUIRED No. OF PARKING SPACES FOR MULTIFAMILY
DWELLINGS IN THE DOWNTOWN PARKING DISTRICT
@ 1 CAR / DWELLING UINT				    338 CARS

REQUIRED No. OF PARKING SPACES FOR FOOD SERVICE 
COMMERCIAL
@ 1 CARS / 100 GSF				    68 CARS	

TOTAL REQUIRED No. OF PARKING SPACES		  406 CARS
TOTAL PROVIDED No. OF PARKING SPACES		  468 CARS

REQUIRED & PROVIDED ADA ACCESSIBLE SPACES	 9 SPACES (OF WHICH 2 ARE VAN SPACES)

REQUIRED No. OF BIKE PARKING SPACES 		  218 BIKE PARKING SPACES REQUIRED FOR THE 436 BEDS PROVIDED
@ 0.5 BIKES / BEDROOM				  

REQUIRED SETBACKS:
	 SOUTH:  		 0’  
AT ITS LONGEST DISTANCE THE BUILDING IS 165’-0” FROM THE PROPERTY LINE & AT ITS SHORTEST DISTANCE IS 148’-0”.  THE LONGEST DISTANCE 
FROM THE DRAINAGE EASEMENT IS 11’-8” & THE SHORTEST DISTANCE IS 10’-5”.
	
	 NORTH:  		 0’ 
AT ITS LONGEST DISTANCE THE BUILDING IS 5’-11” FROM THE PROPERTY LINE & AT ITS SHORTEST DISTANCE IS 5’-7”. THERE ARE NO UTILITY EASE-
MENTS.
	
	 EAST:		  0’ 
AT ITS LONGEST DISTANCE THE BUILDING IS 133’-0” FROM THE PROPERTY LINE & AT ITS SHORTEST DISTANCE IS 27’-7”.  THE LONGEST DISTANCE 
FROM THE SANITARY SEWER EASEMENT IS 108-10” & THE SHORTEST DISTANCE IS 3’-5”.

	 WEST:  		  0’
AT ITS LONGEST DISTANCE THE BUILDING IS 62’-3” FROM THE PROPERTY LINE & AT ITS SHORTEST DISTANCE IS 3’-4”.  THE LONGEST DISTANCE 
FROM THE ELECTRICAL EASEMENT IS 26’-5” & THE SHORTEST DISTANCE IS 4’-3”.

1/11/2024

UNITS RSF COMMON AMENITY GSF BATHS RSF COMMON AREA SPACES

PARAPET 3'-0" 127'-0" 4,000 4,000 4,000 4,000 PENTHOUSE 0 0 0 0 0 0
10 14'-0" 124'-0" 16 15,251 2,748 2,833 20,832 21 2,088 22,920 20,832 20,832 10 1 10 2 1 2 16
9 11'-0" 110'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 9 5 19 7 9 4 44
8 11'-0" 99'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 8 5 19 7 9 4 44
7 11'-0" 88'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 7 5 19 7 9 4 44
6 11'-0" 77'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 6 5 19 7 9 4 44
5 11'-0" 66'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 5 5 19 7 9 4 44
4 11'-0" 55'-0" 44 43,349 6,177 49,526 57 720 50,246 49,526 49,526 4 5 19 7 9 4 44
3 11'-0" 44'-0" 40 36,709 6,370 3,890 46,969 57 30,914 77,883 46,969 46,969 3 4 18 6 8 4 40
2 11'-0" 33'-0" 18 17,154 3,379 20,533 23 288 50,542 135 71,363 71,075 20,533 2 2 10 1 1 4 18

MEZZ. 11'-0" 22'-0" 1,398 1,815 3,213 0 60,177 169 63,390 63,390 3,213 MEZZ. 0 0 0 0 0 0
1 11'-0" 11'-0" 9,119 5,150 14,269 7 1,812 6,766 60,177 164 83,024 83,024 22,847 1 0 0 0 0 0 0

TOTAL 338 329,208 60,076 13,688 402,972 450 37,610 5,812 6,766 0 170,896 468 624,056 586,446 415,550 PERCENT 11% 45% 15% 19% 10% 100%
974 TOTAL 37 152 51 64 34 338
88%
81% (RSF + RETAIL) / (GROSS ENCLOSED - PARKING)   

0.5 Bikes / Bed

REQUIRED RETAIL PARKING
0

PROVIDED RESIDENTIAL 
PARKING

400 338 62
RESIDENTIAL PARKING 
SURPLUS

REQUIRED RESIDENTIAL 
PARKING

Multifamily Dwelling in the 
parking district @ 1 car / dwelling 
unit

PROVIDED BIKE SPACES 218 218 0BIKE SPACED DEFICIT

PROVIDED RETAIL PARKING 68

REQUIRED BIKE SPACES

Food Service / Commercial @ 1 
car / 100 GSF

68

GROSS 
ENCLOSED    

AREA
STUDIO 1 BEDROOM

1 BEDROOM 
+ DEN

2 BEDROOM 
+ DEN

UNIT MIX

TOTAL

PROVIDED RESIDENTIAL 
PARKING RATIO

1.183

RETAIL PARKING DEFICIT

RESIDENTIAL BALCONY / 
LANDSCAPED 
ROOF / DECK

Average Unit Size

Building Efficiency
Typical Residential Floor Efficiency

LEVEL FLOOR HEIGHT
RETAILMECHANICAL 

AREA
2 BEDROOM

471 W Congress Street, Tucson, AZ

1/15/2024

GROSS 
BUILDABLE   

AREA
F.A.R. AREA

PARKING / LOADING

MULTI-FAMILY RESIDENTIAL BUILDING

OVERALL 
HEIGHT

T:\Urban Street - Tucson Block 14\3.0 PLANNING\3.1 Project Data\3.1.2 AREA, VOLUME, FAR REQUIREMENTS\24_0103- 471 W Congress- Area Analysis ANTUNOVICH ASSOCIATES
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Hexagon
40 E Congress Street, Tucson, AZ 85701

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•GLASS RAILING SYTEM AT BALCONIES
•FLOOR-TO-CEILING WINDOW WALL SYSTEM
•GROUND FLOOR GLASS CURTIN WALL SYSTEM
•PRIVATE OUTDOOR ROOF DECK
•GROUND FLOOR RETAIL TENANTS
•PAINTED METAL SHADE STRUCTURES AT THE GROUND FLOOR

One West Broadway
1 W Broadway Bouevard, AZ 85701

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•EXTERIOR INSULATION AND FINISH SYSTEM
•OCCUPIED BUILDING OVER PODIUM PARKING STRUCTURE
•OUTSET HUNG BALCONIES
•PRIVATE OUTDOOR ROOF DECK
•MULTIPLE TENANT AMENITY AREAS
•GROUND FLOOR RETAIL TENANTS

The Flin
110 S Church Avenue, Tucson, AZ 85701

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•EXTERIOR INSULATION AND FINISH SYSTEM
•WINDOW WALL SYSTEM
•OCCUPIED BUILDING OVER PODIUM PARKING STRUCTURE
•PRIVATE OUTDOOR ROOF DECK
•OUTDOOR KITCHEN STATIONS
•MULTIPLE TENANT AMENITY AREAS
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RendezVous Urban Flats
20 S Stone Avenue, Tucson, AZ 85701

Plaza Centro
345 W Congress Street, Tucson, AZ 85701

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•EXTERIOR INSULATION AND FINISH SYSTEM
•MASONRY ACCENTS AT THE GROUND FLOOR
•BALCONIES WITH GLASS & PAINTED METAL PANELS
•OUTSET BALCONIES
•LOUVERED PANELS ASSOCIATED WITH EACH UNIT
•WINDOW WALL SYSTEM
•PRIVATE OUTDOOR DECK WITH KITCHEN STATIONS
•MULTIPLE TENANT AMENITY AREAS
•STRUCTURED PARKING
•SCREENED MECHANICAL PENTHOUSE

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•EXTERIOR INSULATION AND FINISH SYSTEM
•MASONRY FACADE AT THE BASE
•STRUCTURED PARKING
•BUILDING OVER PODIUM PARKING STRUCTURE
•PRIVATE OUTDOOR ROOF DECK
•GROUND FLOOR RETAIL TENANTS

MLK Apartments
55 N 5th Street, Tucson, AZ 85701

PRECEDENTS SET FORTH BY EXAMPLE THAT WILL BE UTILIZED BY PROPOSED 
DEVELOPMENT:
•BUILT TO THE PROPERTY LINE
•EXTERIOR INSULATION AND FINISH SYSTEM
•WINDOW WALL SYSTEM
•OUTSET BALCONIES
•BALCONIES WITH METAL PANELS
•MASONRY ACCENTS AT THE GROUND FLOOR
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EIFS - EXTERIOR INSULATION AND FINISH 
SYSTEM

BRICK GLAZED ALUMINUM CURTAIN WALL
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PAINTED METAL VERTICAL FIN 
SCREEN WALL

POST SUPPORTED ALUMINUM AND GLASS 
GAURDRAIL

ALUMINUM FRAME INSULATED GLASS

PROPOSED MATERIALS
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BALCONY RAILING INFILL METAL PANEL

PAINTED MURAL CMU BLOCK WALL

ROOF TRAYS PAINTED METAL CANOPY / 
SHADE STRUCTURE
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RIO NUEVO AREA - SPECIAL DISTRICT REVIEW 28SHADE STUDY - MARCH 20, SPRING EQUINOX

9:30 AM 12:00 PM 3:30 PM
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9:30 AM 12:00 PM 3:30 PM
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9:30 AM 12:00 PM 3:30 PM
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9:30 AM 12:00 PM 3:30 PM
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RIO NUEVO AREA - SPECIAL DISTRICT REVIEW 32PHOTOGRAPHS OF PROJECT SITE EXISTING CONDITIONS

VIEW FROM S FREEWAY 

VIEW FROM S FREEWAY 

VIEW FROM S FREEWAY 

VIEW FROM S FREEWAY & W CONGRESS STREET 
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VIEW FROM W CONGRESS STREET

VIEW FROM W CONGRESS STREET

VIEW FROM W CONGRESS STREET

VIEW FROM INTERSTATE 10  
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RIO NUEVO AREA - SPECIAL DISTRICT REVIEW 34PARCEL DETAILS
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