
DATE: December 1, 2021 
For December 16, 2021 Hearing 

TO: John Iurino FROM: Scott Clark 
Zoning Examiner Planning & Development Services 

Director 

SUBJECT:    REZONING – PLANNING & DEVELOPMENT SERVICES REPORT 
C9-21-19   CenterPointe – Valencia & Midvale, O-3 and C-1 to C-2 (Ward 1) 

Issue – This is a request by Keri Silvyn of Lazarus & Silvyn, P.C., on behalf of the 
developer/applicant CenterPointe Real Estate Group LLC, to rezone approximately 1.7 acres from 
O-3 and C-1 to C-2 zoning. The applicant intends to develop a drive-through restaurant and self-
service car wash on the northern 1.7 acres of a larger 4.88-acre parcel located at 1511 W. Valencia
Road near the southeast corner of Midvale Park Road and Valencia Road.

This is a concurrent plan amendment (PA-21-01) / rezoning (C9-21-19) process in which the 
applicant has held a combined neighborhood meeting for both the plan amendment and rezoning 
request. The concurrent process includes the applicant attending a Planning Commission study 
session and public hearing, then a Zoning Examiner public hearing prior to Mayor and Council 
hearing both these requests at the same meeting.  

Planning & Development Services Recommendation – The Planning & Development Services 
Department  recommends approval of C-2 zoning, subject to the attached preliminary conditions. 

Background Information 

Existing Land Use:  Vacant, undeveloped land, and existing driveway along western portion of site. 

Zoning Descriptions: 

Existing:  

O-3 – This zone provides for mid-rise, office, medical, civic, and select other uses, such as urban
agriculture and renewable energy generation, that provides reasonable compatibility with
adjoining residential uses.

MEMORANDUM 
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C-1– This zone provides for low-intensity, commercial and other uses that
are compatible with adjacent residential uses.  Residential and select other agricultural, civic,
recreational, and utility uses may also be permitted that provide reasonable compatibility with
adjoining residential uses.

Proposed: 

C-2 – This zone provides for general commercial uses that serve the community and region.
Residential and select other agriculture, civic, recreational, and utility uses may also be permitted
that provide reasonable compatibility with adjoining residential uses.

Surrounding Zones and Land Uses: 

North: Zoned C-1 and C-2; Retail and Restaurant uses 
South: Zoned O-3 and I-1; Medical office, offices and partially vacant 
East: Zoned O-3; Medical office and partially vacant 
West: Zoned C-2; Convenience store and gas station 

Previous Cases on the Property: None 

Related Cases: 

PA-21-01 Santa Cruz Area Plan Amendment  This is a concurrent plan amendment with rezoning 
case C9-21-19 to amend Key Parcel 4, Land Use Map 3 to change the land use designation on a 
4.88-acre parcel from Office/High Density Residential Uses to Commercial. If the concurrent 
process is successful the applicant will seek to develop a drive-through restaurant and car wash on 
the northern 1.7 acres of the larger 4.88-acre amendment parcel.  

C9-94-28 Carondelet Health Care – Valencia Road  This was a rezoning request from O-3 to C-1. 
The site went through a plan amendment to the Santa Cruz Area Plan, Key Parcel 4, Land Use Map 
3 to allow commercial uses for the site. The site was rezoned to allow for convenience store and gas 
station with Mayor and Council adopting Ordinance No. 8658 on January 9, 1995 for the rezoning.  

C9-11-10 Circle K – Valencia Road  This was a rezoning request from C-1 to C-2 to update and 
expand an existing Circle K convenience store and expanding from eight fuel pumps to sixteen fuel 
pumps. Conditions for the rezoning case (C9-11-10), as established by Ordinance No. 10945, were 
met and zoning changed to C-2 with the issuance of a building permit (T11CM03209) on February 
21, 2012.  

C9-98-37 Headley & Valencia – Valencia Road, O-3 to C-2  This was a rezoning request for 9.48 
acres located at on the northeast corner of Headley and  Valencia Roads to allow the development 
of 96,693 square feet of commercial uses.  On February 12, 2001, Mayor and Council adopted 
Ordinance No. 9514 rezoning the immediate northeast corner of the development to C-2. A building 
permit (BP# T00CM05773) was issued on May 21, 2001 effectuating the rezoning request. The case 

javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3990-pop$t=document-frame.htm$3.0$p=%22,%22Zone%22,6495,3105);
javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3420-pop$t=document-frame.htm$3.0$p=%22,%22Compatible%22,6435,2250);
javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3300-pop$t=document-frame.htm$3.0$p=%22,%22Adjacent%22,8820,5235);


Rezoning – Planning & Development Services Report 
C9-21-19  CenterPointe – Valencia & Midvale, O-3 and C-1 to C-2 (Ward 1) 

3 of 6 

was closed on May 21, 2001.  On June 28, 2004, Mayor and Council adopted Ordinance No. 9992 
approving a time extension and amending the rezoning conditions for the property.  The ordinance 
became effective immediately. 

Applicant’s Request – C-2 (Commercial) zone is requested for development of a drive-through 
restaurant and self-service car wash. The restaurant is a one-story building, 2,300 square feet with 
drive-through lanes on the south and east sides of the restaurant. There will be a total of 21 
restaurant parking spaces. The restaurant will be located on a new parcel between Circle K to the 
west and the car wash to the east. 

The car wash includes a one-story building, fully automated drive-through wash tunnel with 4,500 
square feet of floor area, three payment kiosks on the east side of the car wash, and 23 self-service 
vacuum stations on the west side of the car wash. There will be a total of 26 car wash parking 
spaces, which include vacuum stations. The car wash will be located on a new parcel between the 
restaurant to the west and the medical offices to the east.  

Planning Considerations – Plan Tucson (PT) and the Santa Cruz Area Plan (SCAP) provide 
policy direction for the rezoning site.   

Plan Tucson:  In Plan Tucson, the Future Growth Scenario Map designates the area of the 
amendment site as Existing Neighborhoods Building Block. Existing neighborhoods are primarily 
developed and largely built-out residential neighborhoods and commercial districts in which 
minimal new development and redevelopment is expected in the next several decades. The goal is 
to maintain the character of these neighborhoods, while accommodating some new development 
and redevelopment and encouraging reinvestment and new services and amenities that contribute 
further to neighborhood stability. Plan Tucson supports community commercial and office uses at 
the intersections of arterial streets, arterial and collector streets and collector intersections. It 
supports infill and redevelopment projects that reflect sensitivity to site and neighborhood 
conditions and adhere to relevant site and architectural design guidelines.   

The Santa Cruz Area Plan:  The purpose of the Santa Cruz Area Plan is to provide land use 
guidance for proposed rezoning request. The amendment site is located within Key Parcel 4 of the 
Santa Cruz Area Plan in which Land Use Map 3 identifies the amendment site as appropriate for 
Office/High Density Residential uses. A plan amendment is required to permit development of 
commercial uses on the amendment site; a plan amendment is currently being processed to allow 
this use. 

Policies support commercial uses in appropriate locations if compatibility issues can be addressed. 
The Midvale area should be developed as a mixed-use community in conformance with the 
approved zoning concept plan. The Midvale Development Concept Map for Key Parcel #4 
supports commercial uses on the rezoning site. The compatibility of proposed commercial 
development is to be evaluated on the basis of the project successfully addressing potential noise 
and visual impacts, height considerations, enhanced setbacks, and landscaping and buffering 
elements.  
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Field inspection by staff indicates there are no billboards on the rezoning site. 

The proposed development is anticipated to generate a total of 153 trips (entering and exiting) 
during the PM peak hour.  

Design Considerations 

Land Use Compatibility – The rezoning request to C-2 is to develop a drive-through restaurant and 
self-service car wash on a 1.7 acre northern portion of a 4.88-acre site at the southeastern corner 
of Valencia Road and Midvale Park Road.  

The 4.88-acre amendment site is vacant, and the property directly west (Circle K store and fuel 
pumps) is an existing commercial-zoned property that went through a similar amendment to the 
Santa Cruz Area Plan to allow for commercial uses and future rezoning to C-1 and subsequently 
C-2. The need for commercial services along Valencia Road is supported by nearby residential
neighborhoods, including Midvale Park, a master planned community and Mission Manor, a low
to medium density subdivision with approximately 1,000 units built in the late 1950’s. Within a ¼
mile radius of the amendment site, there are 10 restaurants with drive-throughs and 8 auto-related
businesses, including tire shops, auto repair shops, a gas station, a vehicle emissions testing center,
and a rental car agency. The properties to the south of the amendment site are zoned I-1, and the
properties further to the west are zoned C-1 and C-2.

As illustrated on the Preliminary Development Plan the project proposes two separate buildings: a 
drive-through restaurant and a self-service car wash. Both uses will be located within the Rezoning 
Area in the northern 1.7-acre portion of the amendment site. The proposed land uses are compatible 
within the surrounding business park and along Valencia Road. There are no residential uses 
located adjacent to the amendment / rezoning site. The height and scale of the project’s buildings 
are similar to and will be compatible with existing building heights on adjacent commercial and 
office properties. The proposed project will help facilitate a land use transition between the office 
and higher-intensity industrial developments to the south and the commercial uses closer to 
Valencia Road. The project features two single-story buildings that measure 30-feet in height, 
which is 10-feet less than the 40-foot maximum height permitted in the requested C-2 zone. The 
project site is surrounded by one- and two-story commercial buildings with varying uses and 
intensities, including commercial, office, retail and industrial. It should be noted that the Unified 
Development Code requires a 30-foot street setback adjacent to Valencia Road. The proposed 
street setback from Valencia Road is great than 100-feet.  

The restaurant is a one-story building with 2,300 square feet of floor area and an outdoor patio 
space on the north side of the restaurant. There will be a total of 21 parking spaces. Access to the 
restaurant will be via the driveways that intersect with Valencia Road and Midvale Park Road. The 
restaurant will be located on a new parcel between the Circle K to the west and the car wash to the 
east. 
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The car wash includes a one-story, full automated drive-through wash tunnel with 4,500 square 
feet of floor area, 3 payment kiosks and 23 self-service vacuum stations on the west side of the car 
wash. Access to the car wash will be via a driveway located at the southern end of the rezone 
boundary. There will be a total of 26 car wash parking spaces, which include the vacuums. The 
car wash will be located on a new parcel between the restaurant to the west and the medical offices 
to the east.  

The project proposes a total of 47 parking spaces and 4 bicycle parking spaces. Proposed perimeter 
yards range from 35-feet on the east and south of the 1.7-acre property, 65-feet on the west side of 
the 1.7-acre property, and 100-feet on the north side of the 1.7-acre property abutting Valencia 
Road. 

The project will follow the City’s Dark Skies ordinance, security lighting will be designed to 
ensure both safety in parking areas and visibility for security cameras monitoring the site as well 
as complying with the Dark Skies ordinance. Landscaping along Valencia Road and within the 
wash on the northern portion of the property will be designed and maintained to deter hiding 
places. Equipment used by the car wash will be take down each night and locked in a secure place 
to prevent theft. A private security patrol may also be considered to monitor property periodically 
and provide a physical presence during non-business hours if deemed necessary by the business 
for safety.  

Drainage/Grading/Vegetation – The amendment site has already been graded and is relatively flat 
with the exception of the northern portion of the Rezoning Area that contains a wash. The site will 
maintain its general slope in a northeast direction toward Valencia Road. The site will be built up in 
an earthwork fill situation to allow stormwater to flow away from the building. Stormwater will run 
from the buildings and paved driveway and parking areas to landscaped and pervious areas before 
flowing into the unnamed wash passing through the northern portion of the site. The wash ultimately 
discharges into the Santa Cruz River approximately 0.23 miles east of the site. The retention and 
detention will be provided south of the Rezoning Area to satisfy the code requirements. The site 
drainage facilities will be designed to meet the requirements of the Pima County Regional Flood 
Control District Design Standards for Stormwater Retention and Detention Manual and local 
amendments. Any required detention basins will be designed to mitigate the urban heat island effect 
from the proposed development. 

A 10-foot street landscape border that includes the wash area will be provided along the northern 
Rezoning Area boundary abutting Valencia Road. A 30-inch screen wall will also be provided along 
the northern boundary to block headlights from shining onto Valencia Road. Landscaping will 
integrate with the existing landscaping within the wash area. A 10-foot interior landscape border and 
5-foot screen wall will be provided along the east and southern Rezoning border.

Road Improvements/Vehicular Access/Circulation – The rezoning site is located on the south side 
of Valencia Road, just east of Midvale Park Road. The proposed restaurant is expected to generate 
75 peak hour trips and the car wash 75 peak hour trips for a total of 150 peak hour trips. Based on 
the project’s Traffic Impact Analysis, the addition of a striped, 75-foot left turn lane on Midvale 
Park Road is recommended due to the number of trips generated by the project. The project will 
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be access from existing driveways that were anticipated to serve the project and connect with 
Valencia Road to the north and to Midvale Park Road to the west. Additionally, the property abuts 
Commerce Court to the south, a 0.23-mile loop between Midvale Park Road and Valencia Road. 
Access on Valencia Road will permit left and right turns in and out of the project. City of Tucson 
Department of Transportation and Mobility (DTM) review noted that the left turn lane should be 
placed with the City’s minimum standard 110 feet of storage. DTM had no other comments or 
objections.  

According to the Major Streets and Routes Plan map, Midvale Park Road is a major arterial with 
a future right-of-way of 150 feet, Valencia Road is a major Gateway arterial with a future right-of 
way of 150 feet, and Commerce Court is a local 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. 



C9-21-19 CenterPointe – Valencia Road, O-3 and C-1 to C-2 Page 1 of 2 
(Ward 1) 
Preliminary Conditions 

PROCEDURAL 

1. A development package in substantial compliance with the preliminary development 
plan dated November 2, 2021, and required reports, are to be submitted and 
approved in accordance with the Administrative Manual, Section 2-06.

2. The property owner shall execute a waiver of potential claims under A.R.S. Sec. 
12-1134 for this zoning amendment as permitted by A.R.S. Sec. 12-1134 (I) in the 
form approved by the City Attorney and titled “Agreement to Waive Any Claims 
Against the City for Zoning Amendment”. The fully executed Waiver must be 
received by the Planning & Development Services Department before the item 
is scheduled for Mayor and Council action.

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

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

5. Should any ground or aerial encroachments into City right-of-way come to be 
included, applicant is requested to contact the Real Estate Division to apply for 
easements. Any development in public streets that cannot be addressed by a PIA 
should be directed to Real Estate as well.

6. Five years are allowed from the date of initial authorization to implement and 
effectuate all Code requirements and conditions of rezoning.

LAND USE COMPATIBILITY 

7. All walls visible from a public right-of-way 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.
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8. Six (6) inch wide masonry block or greater shall be used for perimeter walls. 
 

9. Maximum building height is 30-feet. 
 
 

TUCSON AIRPORT AUTHORITY 
 

10. According to the Federal Aviation Administration (FAA) Notice Criteria Tool, this 
project area is located in proximity to a navigation facility and could impact 
navigation signal reception. As the project site develops, every project applicant 
shall file FAA Form 7460 with the FAA at least 25 days before construction 
activities begin for every proposed project unless FAA staff, the Obstruction 
Evaluation/Airport Airspace Analysis (OE/AAA) provides the project applicant with 
written communication that filing FAA Form 7460 is not required. It is highly 
recommended that the applicant file earlier than 45 days to provide the applicant 
with sufficient time to respond to any concerns which are identified by the FAA. 
Any cranes which are used must also be identified with Form 7460. Please file 
form 7460 at https://oeaaa.faa.gov/oeaaa/external/portal.jsp . 

 

Prior to the City’s approval of any construction permit, and before any proposed 
subdivision of the property, the property owner shall record the TAA-approved 
Avigation Easement which discloses the existence, and operational characteristics 
of the Tucson International Airport to future owners or tenants of the property and 
further conveys the right to the public to lawfully use the airspace above the 
property. The Avigation Easement shall be recorded in a manner with the Pima 
County recorder which shall document it as having title liability. The content of 
such documents shall be according to the form and instructions provided. 

 
The current property owner/developer/applicant or other person authorized to sign 
on behalf of the current property owner shall complete, sign, and record the 
Avigation Easement with the Pima County Recorder’s Office. Once the Avigation 
Easement is recorded send a complete copy of the recorded easement document, 
containing all pages recorded, to Tucson Airport Authority by either email (send to 
srobidoux@flytucson.com) or to the mailing address provided below: 

 
Scott Robidoux 
Senior Airport Planner 
Tucson Airport Authority 
7250 South Tucson Boulevard,Suite 300 
Tucson, AZ 85756 
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     Approval – Protest Form 
 

If you wish to submit a written protest or approval, this form is provided for your convenience.  
Print your comments below, sign your name, and mail to the City of Tucson Planning and 
Development Services Department, Entitlements Section, 201 N. Stone Avenue, P.O. Box 
27210, Tucson, Arizona 85726-7210. The number of approvals and protests along with protest 
calculations will be reported at the Zoning Examiner’s public hearing.  This form is not the City 
of Tucson Public Hearing Notice. 

 
Protests from 20% of the property owners within 150’ of the whole perimeter of the property being rezoned, 
including BOTH 20% of the property by area and 20% of the number of lots with 150’, require an affirmative 
vote of ¾ of the Mayor and Council (5 of 7 council members) to approve the rezoning or special Exception 
ordinance. Public rights-of-way and the area/lot of the proposed rezoning are included in the protest calculations. 
Calculations will be provided to the Mayor and Council. 
 
Case:  C9-21-19  CenterPointe - Valencia Road,  O-3 to C-2 (Ward 1)   
 
 
_____________________________________          APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 
 
   
Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 
____________________________________________________________________________________________________________ 
 
 

OWNER(S)  SIGNATURES  PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
YOUR MAILING ADDRESS 

 
 

  

 
 

  

 
 
Date ____________________  

 



                 Place  
                Stamp  
                 Here 

 
 
 

     City of Tucson 
     Planning and Development Services Department 
     Entitlements Section 

201 N. Stone 
     P.O. Box 27210 
     Tucson, Arizona 85726-7210 
 
 
C9-21-19 JB  

Expose this flap - Affix stamp and return 
______________________________________________________________________________________________ 
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