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REPORT TO MAYOR AND COUNCIL 
 

August 5, 2021 

 

C9-21-08 Catalina Highway Casitas Phase 2 – Catalina Highway, SR to R-2 

(Ward 2)   
 

Public Hearing: July 22, 2021 

 

BACKGROUND 

 

This is a request by Lexy Wellott, of the Planning Center, on behalf of the property owners, 
Saunders Amos, LLC, to rezone approximately 6.42 acres from SR to R-2 zoning.  The rezoning 
site is comprised of two non-contiguous parcels, both generally trapezoidal in 
shape, located approximately 500 feet west of Catalina Highway, and approximately 1,400 feet 
north of Tanque Verde Road.  The preliminary development plan proposes the development 
of 68 luxury casitas (detached, small single-family residences), with parking, landscaping, 
common area and stormwater management, including water harvesting basins.  The project is 
Phase 2 of Catalina Highway Casitas and has a proposed density of 10.59 residences per acre.  The 
rezoning for Phase 1 (C9-20-02 Catalina Highway Casitas) was authorized by the Mayor & 
Council on August 11, 2020. The overall project density, including both phases, is 10.29 
residences per acre.  The submitted Design Compatibility Report indicates all homes will be 
single-story with a maximum height of 25 feet as allowed in the R-2 zone.  
 
The current rezoning site is on property recently annexed by the City of Tucson, with 
zoning being translated from Pima County SR to City SR in the Original City Zoning case, C15-
21-02 JT RP Summer Annexation District.   
 
 

PUBLIC HEARING SUMMARY 

July 22, 2021 Zoning Examiner Hearing  
 
The Applicant’s representative spoke in support of the proposed rezoning at the July 22, 2021 
Zoning Examiner hearing.  



            Zoning Examiner 

C9-21-08 Catalina Highway Casitas Phase 2 – Catalina Highway, SR to R-2 

 

Pa
ge

2 

 
Approximately 25 persons spoke in opposition to the proposed rezoning; most, if not all, of the 
speakers live in unincorporated Pima County in areas located near the proposed development.  The 
speakers raised concerns about increased traffic on Catalina Highway, drainage, adequacy of water 
and sewer service, the loss of wildlife habitat, the opinion that the density of the proposed 
development was not appropriate for the Tanque Verde Valley area, the opinion that the proposed 
development would result in increased crime because, some of the speakers asserted, crime is 
associated with residential rentals, and a perceived negative impact on property values.  Some 
speakers expressed the view that they had chosen to live in the area because of its low density and 
did not want the City to “move into our backyard.”  One speaker expressed the concern that the 
proposed development would impact an access easement benefiting his property.  Some speakers 
expressed the opinion that there had not been adequate notice of the proposed rezoning. 
 
In response, the Applicant’s representative testified that all notice requirements were met or 
exceeded, and that more than the number of required neighborhood meetings were held.  The 
Applicant’s representative also testified that the traffic study confirmed the adequacy of existing 
roads and that adequate water and sewer are available.  The Applicant’s representative also noted 
that the drainage infrastructure planned for the proposed development would meet the drainage 
needs created by the development, and that the easement referred to by the one adjacent neighbor 
would not be infringed upon. 
 
Prior to the July 22, 2021 Zoning Examiner hearing, and at the request of some of the adjacent 
neighbors, the Applicant agreed to two additional conditions:  the height of the border wall will be 
increased to 7 feet along the north and west boundaries, and drainage improvements will be made 
to Morrill Way to repair broken culverts and other work.  These additional conditions have been 
incorporated in the preliminary conditions proposed by PDSD.  In addition, the Applicant asked 
that two additional commitments be reflected in the record:  

1. The Developer is committed to facilitating a connection/access between Morrill Way and 
Morrill Way/Cottontail Circle in accordance with desires of the property owners living at 
9101, 9123, and 9149 Morrill Way, and 9211 Catalina Highway.  

2. The Developer is committed to maintaining, or replacing with similar material, the 
existing wood fence along the driveway of the northern parcel of Phase II (APN 114-51-
177E).  

These commitments should be reflected in the record of any approval of the requested rezoning. 
 
As of the date of the July 22, 2021 Zoning Examiner hearing there were no (0) written approvals 
and eight (8) written protests. 
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FINDINGS OF FACT 

 
Background Information  
 
Existing Land Use:  Two single-family residences (one on each existing parcel)  
 
Zoning Descriptions:  
 
Existing: Suburban Ranch SR: This zone provides for low density, large lot, single-family, 
residential development and suburban ranch uses, including agriculture uses.  This zone is solely 
to provide comparable zoning for annexed areas and is not intended for rezoning.  
 
Proposed: Residence Zone R-2: This zone provides for medium density, single-family and 
multifamily, residential development, together with schools, parks, and other public services 
necessary for an urban residential environment.  Select other uses, such as day care and urban 
agriculture, are permitted that provide reasonable compatibility with adjoining residential uses.  
  
Surrounding Zones and Land Uses:  
 
North: Zoned Pima County SR; Single-family Residential  
South: Zoned R-3, Multi-family Residential; C-1/C-2 Commercial  
East: Zoned SR and RX-1; Single-family Residential; authorized for R-2 (Phase 1 of Catalina 

Highway Casitas)  
West: Zoned Pima Co. SR; Single-family Residential  
  
Planning Considerations  
 
Land use policy direction for this area is provided by Plan Tucson.  The rezoning site is located 
within a Potential Annexation Area on the Future Growth Scenario Map of Plan Tucson.  Potential 
Annexation Areas are areas that the City of Tucson may be pursuing for annexation within the 
2013-2023 planning window, working with other jurisdictions with the ultimate goal of having 
urban commercial and residential areas located within incorporated cities and towns.   
 
Plan Tucson calls for urban design that is sensitive to the surrounding scale and intensities of 
surrounding development (LT4.a); environmentally sensitive 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 (LT28.2.12); and, compatible 
development that protects established residential neighborhoods (LT28.2.14)  
 
The Bear Canyon Neighborhood Plan (BCNP) covers the area lying to the south of the rezoning 
site.  The BCNP provides land use policy direction for its area.  Appendix A of the BCNP contains  
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the General Development Map (GDM) – the land use map for the plan.  The GDM provides for 
medium density residential development immediately south of the rezoning site as well as to the 
east of the site, across Catalina Highway.  The BCNP defines medium-density residential as 6-16 
residences per acre (RAC).  The development for the rezoning site proposes a density 
of 10.59 RAC.   
 
The overall residential goal of the BCNP is to protect and stabilize the character of the 
neighborhood and to encourage an environment compatible for family living. Sub-Goals 
encourage new quality-designed residential development which is compatible with the existing 
neighborhood; and policies are to preserve the integrity of established neighborhoods, promote 
high-quality residential infill of vacant land where adequate streets and utilities are made 
available, and ensure the compatibility of new development with existing land uses.  
 
The project proposal is consistent with Plan policy direction of siting new residential development 
near adjacent commercial areas.  There is a commercial activity center to the south of the 
proposed rezoning site located on both sides of the intersection of Catalina Highway and Tanque 
Verde Road.  This commercial center is within walking distance and easy access, and includes a 
grocery store, bank, restaurants, other retail uses.  
 
The rezoning consists of two (2) non-contiguous, trapezoidal-shaped parcels 
totaling 6.42 acres located west of Catalina Highway and north of Tanque Verde Road.  The 
property abuts Eagle Feather Road on the north edge of the southern parcel and Morrill Way on 
the north edge of the northern parcel.  The site is bounded by large lot (average is 3.3 acres), single-
family residential uses, zoned SR, on the west, north, and east.  Immediately to the south are multi-
family residential uses, zoned R-3.   
 
Catalina Highway is an arterial roadway with a 150-foot right-of-way (ROW) on the Major Streets 
and Routes Plan (MSRP) map. The Traffic Impact Analysis (TIA) report, prepared by Kimley-
Horn for this application, projects 498 additional daily trips will be generated by the proposed 
development.  Those trips include 31 trips in the AM peak hour, and 38 trips in the PM peak 
hour. Both the northern and southern portions of Phase 2 of Catalina Highway Casitas will be 
accessed only through the proposed first phase of the subdivision by a single access point 
from Catalina Highway, with no vehicular access proposed to the site from either of the adjacent 
local streets, Morrill Way or Eagle Feather Road.  
  
 
Design Considerations  
 
Land Use Compatibility – The site is relatively flat and slopes down in elevation to the north on 
the northern parcel and to the northeast on the southern parcel.  Slopes are generally in the range 
of 2% to 4%.  There are no slopes in excess of 15% on the rezoning site.  
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The proposal includes 68 one-, two- and three-bedroom casitas (detached, small single-family 
residences) with a maximum height of 25 feet as allowed in the R-2 zone.  A minimum 10-foot-
wide landscape border and 6-foot wall surrounds the site, providing a visual and physical buffer 
to the surrounding residences.  The PDP shows 457 proposed parking spaces arranged throughout 
the site in a manner that appears to provide convenient parking for the residents, and oriented 
toward the interior of the site and away from the neighbors.    
 
The overall design of the site meets the policy direction of Plan Tucson and the BCNP for 
providing design that is sensitive to the existing neighborhood and protects the integrity of the 
neighborhood.   
 
Drainage/Grading/Vegetation – The Design Compatibility Report states that drainage basins 
constructed on both Phase 1 and Phase 2 of Catalina Highway Casitas will result in a reduction of 
post-development flows from both phases to less than 100-year pre-
development flow volumes.  Two drainage basins are proposed on the rezoning site, one in the 
northern portions of each parcel. Water harvesting techniques are proposed as part of 
the landscape design.   
 
Road Improvements/Vehicular Access/Circulation –  The rezoning site is to be 
accessed solely from a single point on Catalina Highway.  No access will be provided to Eagle 
Feather Road or Morrill Way.  A rezoning condition is proposed to address this restriction.  
 
    
Conclusion  
 
The proposed rezoning is for Phase 2 of the Catalina Highway Casitas development; the rezoning 
for Phase 1 was authorized by Mayor and Council on August 11, 2020. The project has been 
designed to have minimal impact on the adjacent existing neighborhood.  All activity is internal to 
the site, and the perimeter landscape border and wall provide separation from the surrounding 
residences.  The Applicant’s traffic study states that Catalina Highway has sufficient capacity to 
serve the proposed new development, and the record shows that there is sufficient water and sewer 
service to serve the property.  Schools in the area have sufficient capacity to serve any need created 
by the proposed development.  Subject to compliance with the  preliminary conditions proposed 
by PDSD, approval of the requested R-2 zoning is appropriate.  
 

Recommendation 

 

The Zoning Examiner recommends approval of the requested R-2 zoning subject to compliance 
with the preliminary conditions proposed by PDSD. 
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Sincerely, 

John Iurino 
Zoning Examiner 

 

 

ATTACHMENTS: 

Case Location Map 
Rezoning Case Map 
 

cc: Mayor and Council 
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