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C ITY OF 
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ZONING 
EXAMINER’ S OFFICE 

Preliminary Report 

April 22, 2021 

Cindy Hogan 
CDG Architects 
2102 N. Country Club Road #9 
Tucson, AZ 85716 

SUBJECT:     C9-20-12 Sixth at Campbell Planned Area Development 
C-1, R-2, and P to Planned Area Development (PAD) (Ward 6)

Public Hearings: March 11, 2021 
      April 15, 2021 

Dear Ms. Hogan: 

Pursuant to the City of Tucson Unified Development Code and the Zoning Examiner’s Rules and 
Procedures (Resolution No. 9428), this letter constitutes written notification of the Zoning 
Examiner’s summary of findings for rezoning case C9-20-12 Sixth at Campbell Planned Area 
Development C-1, R-2, and P to Planned Area Development (Ward 6).

At the expiration of 14 days of the conclusion of the public hearing, the Zoning Examiner’s Report 
to the Mayor and Council (including background information, public hearing summary, findings of 
fact, conclusion, recommendation, and public hearing minutes) shall be filed with the City Manager. 
A copy of that report can be obtained from the Planning and Development Services Department (791-
5550) or the City Clerk. 

If you or any party believes that the Zoning Examiner’s recommendation is based on errors of 
procedure or fact, a written request to the Zoning Examiner for review and reconsideration may be 
made within 14 days of the conclusion of the public hearing. 
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The public hearing held by the Zoning Examiner shall constitute the public hearing by the Mayor and 
Council.  However, any person may request a new public hearing before the Mayor and Council.  A 
request for a new public hearing must be filed in writing with the City Clerk within 14 days of the 
close of the Zoning Examiner’s public hearing. 
 
 
SUMMARY OF FINDINGS 
 
This is a request by Cindy Hogan of CDG Architects, on behalf of the property owner, Scott 
Cummings, S. J. Cummings Properties, to rezone approximately 2.3 acres from C-1, R-2, and P 
(Parking) to PAD zoning. The rezoning site is located on the southwest corner of Sixth Street and 
Campbell Avenue.  The preliminary development plan proposes the development of a mixed-use, 
multi-story development comprised of first floor storefront retail, commercial, or restaurant/bar uses, 
with multi-family dwelling units, group dwelling units, offices or hotel above. The proposed project 
building heights range from 25 and 50 feet along Campbell Avenue to 70 and 140 feet on the Sixth 
Street.     
 
The PAD is comprised of 14 parcels, 12 of which are owned by S. J. Cummings Properties. Two 
parcels are not owned by the applicant; one of those is owned by a private entity and the other parcel 
is owned by the Arizona Board of Regents (ABOR). These two property owners requested to be 
included in the rezoning application (see Sixth at Campbell PAD, Appendix A and B). These parcels 
are currently developed with surface parking, and one story commercial and residential uses.   
 
 
Background Information 
 
Existing Land Use:  Commercial, residential and parking 
 
Zoning Descriptions: 
 
Residential Zone (R-2): This zone provides for medium density, single-family, and multi-family, 
residential development, together with schools, parks, and other public services necessary for an urban 
residential environment. Select other uses, such as day care, urban agriculture, are permitted that provide 
reasonable compatibility and adjoining residential uses. 
 
Commercial Zone (C-1): This zone provides for low-intensity, commercial and other uses that are 
compatible with adjacent residential uses. Residential and select other agriculture, civic, recreational, 
and utility uses may also be permitted that provide reasonable compatibility with adjoining residential 
uses. 
 
Parking Zone (P): This zone provides for off-street motor vehicle parking within residential areas to 
serve land uses in another zone. Select other uses, such as renewable energy generation and urban 
agriculture, may also be permitted that provide reasonable compatibility with adjoining residential uses.  
 
Planned Area Development (PAD): enables and encourages comprehensively planned development in 
accordance with adopted plans and policies.  The PAD is a zoning classification which provides for 
the establishment of zoning districts with distinct standards. A PAD may have land use regulations 
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different from the zoning regulations in the UDC, any other PAD District, or other zoning 
districts. When a provision in a PAD varies from the UDC, the provisions in the PAD governs. 
 
Surrounding Zones and Land Uses: 
 
North: Zoned R-2; University of Arizona Campus, Arizona Stadium and UArizona Indoor Practice 

Facility 
Northeast: Zoned C-1 and R-2; Fraternity 
South: Zoned R-2; UA South Stadium Parking Garage; Single-Family Residential   
East: Zoned OCR-1; Sam Hughes Place (mixed-use) 
West: Zoned C-1, and R-3; UArizona surface parking  
 
Status of Historic Structures 
 
There are four buildings within the proposed PAD area that are considered by the City of Tucson 
Historic Preservation Office to be eligible for historic designation: 

• 1814 East 6th Street  
• 1718 East 6th Street  
• 1722 East 6th Street  
• 1802 East 6th Street 

Policy direction within Plan Tucson provides for the developer to evaluate the benefits of new 
development relative to historic preservation. See Plan Tucson, Part III Section 12. Plan Tucson 
Chapter 3, Policy HP7 provides that the developer shall provide a historic assessment for each of the 
four buildings. The assessment shall evaluate the historicity of each building.  It shall also evaluate 
the possibility of relocation.  The results of each study shall be presented to the Tucson Historic 
Preservation Office, along with one of three recommendations: (1) relocation of the building to a 
property within the Rincon Heights Neighborhood or a neighborhood of similar age; 2) incorporation 
into the proposed development; or 3) mitigation and demolition of the structure per City of Tucson 
established requirements. Examples of mitigation could include Historic American Building Survey 
(HABS), deconstruction of the building with building components being offered to architectural 
salvage businesses or a member of the public for re-use, or educational brochures on the historic 
character of the surrounding neighborhoods. 

 
Planning Considerations  
 
Land use policy direction for this area is provided by Plan Tucson and the University Area Plan 
(UAP).  In addition, this area is located within the University of Arizona Campus Planning Area; 
however, the proposed rezoning site is governed by City land use plans and the Tucson Code, not by 
the University of Arizona. 
 
Plan Tucson - The Plan Tucson Future Growth Scenario Map identifies the PAD location as within 
the Campus Areas Building Block. Campus areas include and surround large master-planned 
educational, medical, or business facilities. A fully realized campus serves the local workforce and 
student population and includes a range of housing, a variety of retail opportunities, and convenient 
transit options. Campus areas often accommodate businesses that are a spin-off of economic 
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development opportunities generated by the primary employers. Existing examples of Campus Areas 
include the University of Arizona and Banner University Medical Center.  
 
Plan Tucson calls to integrate land use, transportation, and urban design to achieve an urban form 
that supports more efficient use of resources, mobility options, more aesthetically pleasing and active 
public spaces, and sensitivity to historic and natural resources and neighborhood character (PT, LT1). 
It provides policy direction to evaluate the benefits of new development relative to historic properties 
in land use decisions (PT, HP7).  It supports opportunities where residential, commercial, 
employment and recreational uses are located, ensuring urban design is sensitive to the surrounding 
scale and intensities of existing development (PT, LT3 and LT4). Plan Tucson calls to consider 
special zoning districts, such as Planned Area Development (PAD) as a way to foster mixed-use 
activity nodes in areas suitable for redevelopment or enhancement (PT, LT28.1.10). Plan Tucson 
supports residential development with densities that complement the size and intensity of the center 
or node, while providing transitions to lower density residential uses (PT, LT28.5.5). Policy direction 
supports design that protects the integrity of existing neighborhoods, complements adjacent land uses, 
and enhances the overall function and visual quality of the street, adjacent properties, and the 
community.  
 
University Area Plan- The University Area Plan (UAP) calls to preserve and enhance the historic 
character of the University Area neighborhoods, through protecting designated and potentially 
eligible properties from demolition or neglect (UAP, Section 2 4.2). It supports carefully located and 
designed mixed use development as a viable means to integrate housing, employment, shopping, and 
related activities in a relatively compact pedestrian-oriented area, consistent with regional activity 
center policy in Plan Tucson (UAP, Section 3D). It supports projects where commercial activity is 
located at the street level, and is connected to the public sidewalk; tenant mix that offers goods and 
services oriented to local residents and compatible with the neighborhood and area; and development 
that includes a well-defined pedestrian system linked to the public sidewalk system, convenient access 
to transit facilities, and secure bicycle parking areas (UAP, Section 3.D).  
 
The UAP supports design that complements surrounding development, utilizing compatible building 
materials, architectural style and ornamentation, setbacks, step backs, and variations in building 
height or mass to complement the scale and character of surrounding development and reduce the 
appearance of excessive height and bulk (UAP, Section 8.1). New development should carefully 
reflect and enhance neighborhood identity, streetscape continuity, historic development patterns, 
neighborhood landmarks, predominant architectural and landscaping themes, and scenic or historic 
views (UAP, Section 8.2). It calls to orient buildings, views and balconies so as to protect the privacy 
of adjacent residents. It encourages the consolidation of adjacent parcels wherever possible in order 
to provide integrated circulation and access, reduce the number of curb cuts along the street, and 
enhance screening and buffering between adjacent, noncompatible uses (UAP, Section 8.11).  
 
 
PAD Document Overview  
 
The Sixth at Campbell PAD proposes a PAD zoning district based on modified provisions to the OCR-
1 zone in the Unified Development Code (UDC). The PAD is considered a single parcel for purposes 
of setbacks, building placement, permitted land uses, and other development standards. The PAD  
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district is further divided into four sections (A, B, C, and D), with each section having its own specific 
development standards.  
 
Land Uses (PAD, Part III, 2. A and B):  

• Permitted uses for the PAD include office, hotel, bar, restaurant, retail, multi-family dwelling, 
and group dwelling; 

• Excluded uses include manufacturing, residential care services, auto repair, animal service, 
restricted adult activities, and salvaging/recycling.     

 
Development Standards (PAD, Part III, 3):  

• Building Height Standards:  
o Section A Mid-Rise maximum 140 feet;  
o Section B Mid-Rise maximum 70 feet;  
o Section C Mid-Rise maximum 50 feet;  
o Section D Parking Structure 25 feet.  

 
• The PAD document calls out floor uses for each section with commercial / retail and parking 

uses on the lower floors, and residential, group dwelling, office, and/or hotel on the upper floors. 
 

• Parking: The Sixth at Campbell PAD is considered by the Traffic Impact Analysis as a Transit-
Oriented Development with goals of discouraging motor vehicle use with associated with 
parking and encouraging bicycle, public and university transit, which are reflected in the parking 
requirements. 

 
• Entire PAD Vehicle Parking: Off-street Residential = min. 0.9 space per dwelling unit; Off-

street Hotel = min. 0.62 space per room; All Other Uses = 1 per 400-feet.  
 

• Parking requirement reductions: may be considered a minor amendment to the PAD if providing 
additional bicycle parking; providing parking for recharge of electric vehicles; on-site car-share 
program; transit stops located within ¼ mile.  

 
•  Bicycle parking: may not be reduced or eliminated and must be based on the number of motor 

vehicle parking spaces required as per UDC Section 7.4.8 for the proposed uses. 
 

• Pedestrian Circulation: Sidewalks along Campbell and Sixth min. 6-feet wide; with 
sidewalk/arcade area beneath upper floors of development expanded to a min. 9-feet width. 

 
• Parking Screening: All new parking shall be designed so that vehicles are not visible from the 

adjoining street level, through incorporation of parking structure walls, occupied space, display 
space, pedestrian arcades, substantial landscape elements or combination thereof.  

 
• Martin Avenue (PAD, Exhibit 7, and Part III.11): A portion of Martin Avenue and an alley that 

runs east/west between Martin and Campbell Avenues are planned to be vacated and integrated 
into the project. The southern terminus of Martin Avenue will allow residents to the southeast 
of the PAD to access the existing south alley, which is also planned to be widened, for rear 
residential parking ingress and egress. A pocket park will be located at the southern terminus.   
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• Vehicle Access (PAD, Exhibit 7): The Concept and Circulation Plan shows three ingress/egress 
points along Sixth Street with one ingress/egress point from Campbell Avenue at the alley which 
is to be widened to 24 feet. Access to the South Stadium Parking Garage, while still from Martin 
Avenue, will only be from Sixth or Campbell. The circulation created by the PAD will eliminate 
southbound traffic through the Rincon Heights Neighborhood that is now occurring on 
University of Arizona football game days and at other times.   

 
Design (PAD Part III.8 and 10):   

• Design Review Committee (DRC) shall consist of (1) Applicant; (1) City of Tucson Design 
Professional; (1) Registered Architect; (1) Design Professional from the UArizona Planning 
Design and Construction Department; and (1) Representative from the Rincon Heights 
Neighborhood Association.  

• DRC will review and approve all plans and materials for future development for conformance 
with PAD, Part III Section 10 Design Standards. 

• Design standards to provide a common theme and include building articulation with details at 
the first floor to provide interest and variety at pedestrian/street level; a single plane of façade 
shall be no longer than 50-feet without architectural detail; provide arcades, canopies or 
awnings for shade, with storefronts integrated with the sidewalk design and treatment.  

• Design materials to include texture, colors, metals glass, tile, and selected with the idea of 
localizing the architectural effect and ambiance of the surrounding area. 

• Shade shall be provided for at least 50 percent of all sidewalks and pedestrian access paths as 
measured at 2:00 p.m. on June 21 when the sun is 82 degrees above the horizon. Shade can 
be provided by building orientation, trees, arcades, canopies, or shade structures. 

 
Approach to Potentially Historic Structures (PAD Part III. 13):   

• The PAD recognizes four buildings to be considered eligible for historic status – 1802 East 
6th Street, 1814 East 6th Street; 1718 East 6th Street; and 1722 East 6th Street. 

• The developer is to provide a historic assessment for each of the four buildings and include 
an evaluation for the possibility of relocation. Results to be presented to the Tucson Historic 
Preservation Office with one of three recommendations: (1) relocation of the building to a 
property within the Rincon Heights Neighborhood or a neighborhood of similar age; 2) 
incorporation into the proposed development; or 3) mitigation and demolition of the structure 
per City of Tucson established requirements.  

 
 
Public Outreach and Neighborhood Concerns  
 
The Applicant held its required Neighborhood Meeting on October 28, 2020.  From the record 
provided to the Zoning Examiner, it appears that this meeting was the only public outreach on the 
draft PAD document or the proposed development.  In addition, based on the record, it appears that 
no changes were made to the PAD document as a result of the Neighborhood Meeting or the concerns 
raised. 

After the October 28, 2020 Neighborhood Meeting, the Rincon Heights Neighborhood Association 
(RHNA) and the Sam Hughes Neighborhood Association (SHNA) sent a joint letter dated December 
8, 2020 (RHNA/SHNA Joint Letter) to the Applicant stating a number of concerns and comments on 
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the proposed PAD.   The RHNA/SHNA Joint Letter raised the following points and proposed 
revisions to the draft PAD document: 

Permitted/Excluded Uses  

• Dedicate 10% of dwelling units as affordable for households earning 80% of the area median 
income (AMI) or less. The terms of affordability, verification and reporting requirements, and 
other compliance measures shall be jointly developed with RHNA/SHNA and in consultation 
the City of Tucson Department of Housing and Community Development.  

• Remove Hotel as an allowed use on Parcels B & C; remains an allowed use on Parcel A north 
of garage.  

• Exclude Group Dwelling as an allowed use on any parcel. 
• Exclude dry cleaners under Personal Services on any parcel.  
• Limit allowable liquor licenses to Class 3, 7, 11, 12 and 15.  
• Configure the size of ground level retail spaces to encourage occupancy by local businesses, 

as negotiated by the developer and RHNA/SHNA.  
• Ensure the management of ground-level retail by a local commercial real estate broker familiar 

with the central Tucson and University of Arizona area.  

Building Heights  

• Parcel A – maximum height of 65 ft (matches parking garage deck)  
• Parcel B – maximum height of 55 ft  
• Parcel C – maximum height of 40 ft  
• Parcel D – maximum height of 25 ft  

Transit-Oriented Development Incentives  

• De-couple fees for parking spaces from residential unit leases or sales.  
• Upon development of any residential units on the property, provide a subsidized bundle of 

multi-modal travel benefits/incentives to tenants including public transit, bike share and 
scooter share. Cost savings from reduced parking requirements (as recommended in the 
section below) would make it feasible to reinvest in a transportation demand management 
(TDM) strategy of this nature.  

• Provide space and funding for installation of 1 bike share station within the development.  

Parking, Circulation, and Access  

• To improve safety within the pedestrian-oriented development, no vehicle driveways shall be 
installed on 6th Street between Martin Ave and Campbell Ave. 

• The sidewalk along 6th Street shall be a minimum of 12 feet wide.  
• Parking garage ingress and egress from Campbell Ave shall be directly into the garage 

structure and not down the alley; alley shall be reserved for pedestrian, bicycle, and emergency 
vehicle access only.  

• Agreement to closure of Martin Ave is conditional upon (1) pedestrian and bicycle access 
through the closed portion of Martin Ave being permanently dedicated and clearly marked,  
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and (2) a pedestrian crossing refuge island and other safety features as approved by Tucson 
Department of Transportation and Mobility (DTM) being installed on 6th Street at the Martin 
Ave crossing. 

• The “Shared Circulation Space” shall be configured and designed in collaboration with 
RHNA/SHNA and DTM.  

• Once the allowable land uses are finalized, revise the Traffic Impact Analysis in 
collaboration with RHNA/SHNA and their recommended issue experts, to incorporate 
multimodal/urban trip generation methods in a way to reduce the current parking 
requirements. Based on affordable housing and TOD items above, parking space 
requirements shall be reduced to no more than 0.7 per market rate residential dwelling unit, 
0.6 per affordable housing dwelling unit, and 1 per 500 sq ft of space for all other uses.  

• Considering the pedestrian-heavy character of campus-adjacent developments, negotiate with 
DTM the elimination of any right-turn deceleration lanes or lane extension.  

Miscellaneous  

• A minimum of 90% of the top deck of the parking garage (Parcel D) shall be covered with 
solar panels. These panels will not be considered for purposes of building height limitations.  

• The design of the Martin Ave Pocket Park shall be done in collaboration with RHNA/SHNA 
and the UA Drachman Design Institute to integrate with South Stadium Rowhouses, with 
desired elements to include shade trees, seating, a ramada/gazebo, and a public art element. 
The developer of the PAD shall be responsible for landscape upkeep and other maintenance 
of the pocket park.  

• The developer shall work together with RHNA and the University of Arizona to remove the 
parcels within the PAD boundary from the UA Area Plan and reincorporate it within the 
RHNA boundary.  

• The developer shall include a corner monument at Sixth and Campbell signifying Rincon 
Heights Neighborhood, similar to the UA corner monument on the NW corner of the 6th St 
& Campbell intersection.  

Community Commitments  

• The developer shall enter into a Community Benefits Agreement with RHNA/SHNA in order 
to detail all negotiated agreements and obligations not appropriate for the PAD document in 
a manner that is enforceable in perpetuity and will run with the land.  

• Upon receiving any Certificate of Occupancy for the project, developer shall pay to RHNA 
and SHNA $50,000 each to be used for traffic mitigation, neighborhood stabilization efforts, 
or other improvements at the sole discretion of RHNA and SHNA.  

The Applicant did not respond to the RHNA/SHNA Joint Letter.  Based on the record, no changes 
were made to the PAD document after receipt of the RHNA/SHNA Joint Letter. 
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PUBLIC HEARINGS 

March 11, 2021 Zoning Examiner Hearing 

The Applicant and the Applicant’s representatives spoke in support of the proposed rezoning at the 
March 11, 2021 Zoning Examiner Hearing.   

Representatives of RHNA and SHNA, neighbors of the proposed development, and other interested 
parties spoke in opposition to the proposed rezoning.  The concerns included those stated in the 
RHNA/SHNA Joint Letter, including transportation issues, the lack of engagement with the 
neighborhoods in the PAD development process, the inclusion of group dwelling as a permitted use, 
the height of the proposed development, the lack of provision for affordable housing, and concerns 
about the traffic impact of the proposed development on 6th Street.  

During the course of the March 11, 2021 Zoning Examiner Hearing it became apparent that the 
Applicant and the other interested parties had not engaged in efforts to attempt to resolve points of 
disagreement, including those stated in the RHNA/SHNA Joint Letter. The Zoning Examiner 
continued the public hearing to give the parties the opportunity to meet and try to achieve consensus, 
or to reduce the number of issues in dispute. 

As of the date of the March 11, 2021 Zoning Examiner Hearing there were twelve (12) written 
approvals and fifteen (15) written protests. 

April 15, 2021 Zoning Examiner Hearing 

After the March 11, 2021 Zoning Examiner Hearing, the Applicant met with representatives of 
RHNA and other interested parties on two occasions.  In addition, the Applicant met with the 
president of the RHNA.  The parties did not reach agreement on most of the outstanding issues, but 
did reach tentative agreement that the sidewalk along 6th Street would be increased to a width of 10 
feet, that a bike station would be included within the proposed development, and that there would be 
an additional point of ingress and egress in one location in the proposed development. 

At the April 15, 2021 Zoning Examiner Hearing, the Applicant and the Applicant’s representatives 
again spoke in support of the proposed rezoning.  The Applicant’s representatives displayed a graphic 
showing that the tallest building in the proposed PAD (Building A, proposed to be 140 feet in height) 
would be obscured from the view of the neighbors on 7th Street by the five-story (65 to 85 feet high) 
University of Arizona parking garage.  In addition, the Applicant’s representatives testified about the 
general benefits of higher density development.  The Applicant reported that he had not agreed to any 
of the changes proposed in the RHNA/SHNA Joint Letter, or by other interested parties who opposed 
the proposed PAD (except for the few changes discussed above.) 

Representatives of RHNA and SHNA, and several other interested parties spoke in opposition to the 
proposed rezoning.  The concerns raised included traffic, the lack of bike lanes on 6th Street, the need 
for a multi-use path on 6th Street in light of the intensity of the proposed development, the height of 
the proposed development, the belief that there had been an inadequate community involvement 
process in the creation of the PAD document and the design of the proposed development, the
inclusion of  group dwelling as a permitted use, the lack of any clarity on what uses would in fact be
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included in the proposed development (given the wide range of proposed permitted uses), the 
belief that the PAD was a “speculative rezoning,” and that as a result of the wide range of permitted 
uses in the PAD document it “too nebulous to understand” how the proposed development might 
affect neighboring residents, noise from the proposed high rise building, and the lack of 
commitment to a “complete streets” approach. 

As of the date of the April 15, 2021 Zoning Examiner Hearing there were twenty-one (21) written 
approvals and eighty-one (81) written protests. Included in the protests were letters from the Feldman 
Neighborhood Association,  Rincon Heights Neighborhood Association, Sam Hughes Neighborhood 
Association,  Palo Verde Neighborhood Association, West University Neighborhood Association, 
Jefferson Park Neighborhood Association and North Dodge Neighborhood Association objecting 
to the lack of engagement and public outreach in the PAD process. 

Conclusion 

The proposed PAD is consistent with some of the policies supported by Plan Tucson and the UAP; 
however, it is at odds with others.  By way of example, the UAP: 

1. Strongly encourage[s] the development of vacant property throughout the University
Area to complement the existing scale, character, and identity of the surrounding
neighborhood.

2. Encourage[s] the retention of contributing historic buildings and viable residential
structures by including them as integral components of new development.

3. Support[s] new development on the perimeter of residential areas which serves to
protect and enhance the quality of life for neighborhood residents.

UAP Section 3.A.  Based on the testimony presented at the Zoning Examiner Hearings, the proposed 
development does not meet these policy goals. 

In addition, the UAP expressly encourages builders and developers of proposed projects which require 
City of Tucson rezoning approval “to consult in the early stages of project planning with 
representatives of neighborhood associations registered with the City of Tucson Citizen Participation 
Office.”  UAP Section 3.A. The clear purpose of this policy is to afford nearby residents who will be 
affected by new development an opportunity to understand the development that is being proposed 
and how it might impact them, and to give the potential developer the opportunity to understand 
concerns the neighboring residents have about the development so that reasonable steps can be taken 
to mitigate those impacts.   

Most, if not all, of the parties who currently oppose the proposed PAD testified that they do not 
oppose development on the rezoning site, but have concerns about whether the mass and scale of this 
proposed development is appropriate.  In addition, the vagueness of some aspects of the PAD 
document does not allay concerns.  The permitted residential uses in the proposed PAD include a 
wide range of possible uses, including multi-family, hotel, and group dwelling, without even a hint 
of the size of any of these possible uses.  All that is shown is that there will be four buildings, ranging 
in height from 25 feet to 140 feet, without any indication of how much space will be allocated to  



C9-20-12 Sixth at Campbell Planned Area Development 
CITY HALL· 255 W. ALAMEDA • P.O. BOX 27210 • 

TUCSON,AZ 85726-7210 (520) 791-4174  

Pa
ge

11
 

particular uses. While the traffic study submitted by the Applicant’s representatives “assumed” that 
the development would have “340,000 SF of residential use, which will consist of 340 dwelling 
units,” “134,720 SF of hotel use, which will include 223 rooms,” and “47,000 SF of retail, restaurant, 
and bar uses,”  the PAD document itself does not commit to any particular use, combination of uses, 
or size of any particular class of uses.  The PAD document as drafted would allow all of the residential 
development to be devoted to group dwelling use, or to hotel use, or to multifamily use, or any 
combination of those uses. It is difficult, if not impossible, to assess the impacts of the proposed 
development on the neighboring area.  

Given the vagueness of the PAD document, and based on the testimony given at the Zoning Examiner 
Hearings, I cannot conclude that the proposed PAD is consistent with Plan Tucson and the University 
Area Plan, or that the proposed development will be compatible with adjacent neighborhoods and 
land uses. 

Sincerely, 

John Iurino 
Zoning Examiner 

ATTACHMENTS: 
Case Location Map 
Zoning Case Map 

cc: Mayor and Council 
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Rezoning Request: From C-1, R-2, and P to PAD

Address:1838 E 6TH ST 
Base Maps: Sec.7 T.14 R.14
Ward: 6

Area of Rezoning (C-1, R-2, and P to PAD)
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