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DATE: July 1, 2009 
 
TO:  Planning Commission 
 
FROM: Jim Mazzocco 

Executive Secretary 
 
SUBJECT: Grant-Alvernon Area Plan Amendment, PA-09-01 
  Fort Lowell Road/Walnut Avenue alignment – Office 

Public Hearing (Ward 2) 
 
Issue:  This is a request by Michael Grassinger of The Planning Center, on behalf of the 
property owner, Abraham Slilaty/Fort Lowell Park, LLC, to amend the Grant-Alvernon Area 
Plan to allow offices in an area designated on the Conceptual Land Use Map for residential 
purposes (high-density along the Fort Lowell frontage, and low- to medium-density on the 
southern portion of the site). The amendment site consists of two R-3 zoned parcels totaling 
about 1.3 acres, on the south side of Fort Lowell Road, approximately 1200 feet east of 
Alvernon Way.  Both parcels are vacant, and the applicant wants to redevelop them with a 
small office complex.  In order to process a rezoning on the site, the Grant-Alvernon Area 
Plan needs to be amended first to support office uses on the site. 
 
A copy of the location map is provided as Attachment A.  A copy of the zoning and land use 
map is provided as Attachment B.  A copy of a portion of the Grant-Alvernon Area Plan 
Conceptual Land Use Map is provided as Attachment C.  A copy of the plan amendment 
application is provided as Attachment D.  A copy of an aerial photograph of the site and 
surrounding areas is provided as Attachment E.  
 
Recommendation:  Staff recommends the Planning Commission forward this item to the 
Mayor and Council with a recommendation to amend the Grant-Alvernon Area Plan 
Conceptual Land Use Map to allow office and high-density residential uses on the entire 
amendment site, as requested by the applicant.  A copy of the existing and proposed 
Conceptual Land Use Maps are provided as Attachments F-1 and F-2, respectively.  No other 
changes to the Grant-Alvernon Area Plan are proposed. 
 
Background Information: The Grant-Alvernon Area Plan was adopted in September 1999 
for an area bounded by Fort Lowell and Grant Roads on the north, Speedway Boulevard on 
the south, Columbus and Swan Road on the east, and Country Club on the west.   The 
predominant land use in the plan area is medium-density single-family residential, in the 
interior of neighborhoods and along some of the major streets; and office, commercial, and 
high-density residential along the arterials.  Due to its mid-town location, and the extensions 
of Camp Lowell Road east to Swan Road, and Alvernon Way north to River Road, this area is 
expected to continue experiencing development and redevelopment activity. 
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s the current amendment site, was approved by the Mayor and Council in November 2007.  It 

ublic Contact: 

Since it was adopted, this plan has been amended four times.  The first three amendment sites 
were all located on Alvernon Way, south of Pima Street.  The fourth amendment, which was 
brought before the Commission in 2007, was similar to the current proposal.   That request, to 
allow office uses on several parcels located south and west of, and under the same ownership 
a
was subsequently authorized for rezoning to O-3 on June 3, 2008 (please see Attachment A). 
 
P  Staff has received no communication from the public about this amendment 
proposal. 
 
Study Session: Questions raised by the Commission at the May 20, 2009 study sessi
included if the applicant’s client planned to buy the apartment complex to the west (no, 
because the owner of the apartments isn’t interested in selling); and if offices are an 
appropriate use next to residential uses.  Mr. Grassinger said residents of

on 

 Barrio Centro prefer 
ffices to apartments, which the site is already zoned for.  He added that offices would 

rtments 

he middle of the site).  Another 
ommissioner said he wants to see security issues addressed during the rezoning phase.  Mr. 

st) 
traffic 

ext to single-family residential uses (Barrio Centro).  He added that the sites could be re-
uture to provide vehicular access between the two sites, if desirable. 

o
provide a buffer between Barrio Centro and the apartments to the west. 
 
Another Commissioner asked why they need O-3 zoning, and noted the site is next to R-1 
zoning.  Mr. Grassinger said they need O-3 because of the proposed height, which is 40 feet.  
He reiterated that neighbors in Barrio Centro would rather have offices than the apa
allowed under the current R-3 zoning (which allows heights of up to 40 feet).  There was also 
a question about where the loading zone is (it’s in t
C
Grassinger said his client is sensitive to that issue. 
 
Another question was why the two office projects (this one and the one to the south and we
aren’t connected.  Mr. Grassinger said the current site design would decrease through-
n
designed in the f
 
ANALYSIS  
 
Existing Zoning and Land Use:  The site is at a transition between residential uses to the 
east and nonresidential uses to the west.  East of the site is the Barrio Centro single-family 
residential development in R-2 zoning, and further east are the McCormick Place townhomes,
also in R-2 zoning.  South and southwest of the site is vacant land th

 
at was authorized for O-3 

 

ng 
s authorized for O-3 zoning, a small office development in 

-2 zoning, and a mix of commercial and office uses, with an intermixed single-family 

commercial and office uses.  Zoning is R-1, RX-1, MH-1, and C-2.  To the northeast is a self-

zoning in June 2008, and which is under the same ownership as the current amendment site. 
Further south is an established mobile home park in MH-1 zoning. 
West of the site is a small, two-story apartment complex in R-3 zoning.  Further west alo
Fort Lowell is vacant land that wa
O
residence, mostly in C-1 zoning. 
 
Fort Lowell Road, a four-lane arterial street, is directly north of the site.  On the north side of 
Fort Lowell are single-family residences and manufactured homes, with some intermixed 
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ay and Fort Lowell Road, a new commercial and office 
evelopment is nearly complete. 

storage facility.  Northwest of the site, on the former site of Davidson Elementary School at 
the northeast corner of Alvernon W
d
 
Policy Direction: The City of Tucson’s General Plan and the Grant-Alvernon Area Plan 
provide policy guidance for the proposed land use changes.  General Plan policies are long-
term, broad-based, and apply to the entire City, whereas Grant-Alvernon Area Plan policies 
are more narrowly focused and apply only in the plan area.  A summary of relevant policies 

llows; Attachment G provides a complete policy listing. 

e 
ing 

nd transit use, and meet residents needs for goods and services in a cost-effective 
anner. 

nt to residential areas.  An 
verall plan goal is to improve the visual appearance of the area. 

fo
 
General Plan policies support commercial and office development along arterial streets in th
urbanized area if those uses can be designed to be compatible with adjacent uses, includ
established residential uses.  Commercial and office uses are supported, in appropriate 
locations, to promote use and improvement of existing infrastructure, increase pedestrian 
activity a
m
 
Grant-Alvernon Area Plan policies promote development of vacant properties if the use is 
compatible with and the design sensitive to the surrounding land uses.   Primary access is to 
be provided to an arterial street.  To concentrate activity near the street frontage, commercial 
and office buildings should be located near the street when adjace
o
 
Planning Considerations:  Conversion to Office Use/Compatibility.  The site is located in a 
transition area between commercial/office and residential uses, approximately 1200 feet east 
of the intersection of two arterial streets, Alvernon Way and Fort Lowell Road.  Historically, 
offices have often served as a transition between the more intense commercial and less intense 
residential uses.  Because offices typically have weekday business hours, traffic and noise 
impacts on residential neighbors are generally less than impacts of commercial uses.  Many 
residential neighbors prefer offices to apartments, which could be developed under the 
existing zoning, and some residents of Barrio Centro have indicated this.  Also, locating 

ffices near residences would allow increased opportunities to live near work places. 

xample, 
y limiting second-story balconies adjacent to low-intensity residential development. 

o
 
Regarding potential noise and privacy concerns, as well as safety and security concerns, staff 
believes these issues can be addressed during the rezoning.  Although the site is small and 
somewhat narrow, limits on hours of trash removal and loading could mitigate noise impacts, 
in addition to required visual screening.  Security lighting and possibly other means can be 
used to discourage unwanted activities.  Privacy concerns can also be addressed, for e
b
 
Traffic.  The extensions of Camp Lowell Road east to Swan Road and Alvernon Way north to 
River Road have generated increased traffic along Fort Lowell.  For several years, neighbors 
have expressed concern about the increasing traffic, and have requested that the City install a 
center turn lane.  If this site is rezoned, sufficient right-of-way would need to be dedicated 
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ould be less than that associated 
ith a high-density residential or a commercial development. 

along Fort Lowell to enable a center turn lane to be extended from approximately Alvernon to 
Columbus.  Also, the traffic generated by an office complex w
w
 
Improved Streetscape Appearance/Stabilized Neighborhood Edge.  One of the goals of the
Grant-Alvernon Area Plan is to improve the visual character of the area.  This site is in a 
prominent location, and recent development along Fort Lowell Road between Alvernon and 
Swan has improved the streetscape appearance.  Buildings are visually interesting and close to 
the street, which, together with the landscaping, has helped to create a more inviting 
environment for pedestrians and bicyclists.  A small office development that was recently 

 

ompleted on the south side of Fort Lowell, west of site, is consistent with this design theme. 

treetscape appearance.  Further, office uses traditionally transition well with residential uses. 

c
 
The amendment site proposes parking in the rear and the building near the street.   The 
proposal is consistent with the other development in the area that creates a less car-oriented 
s
 
Conclusion: Staff recommends the Planning Commission forward this item to the Mayor
Council with a recommendation to amend the existing conceptual land use map to allo
office and high-density residential uses on the subject properties, as requested by the 
applicant.  Copies of the existing and pro

 and 
w 

posed conceptual land use maps are provided as 
ttachments F-1 and F-2, respectively.  

 
f the 

tent with and supported by policies in the Grant-Alvernon 
rea Plan and the General Plan. 

D:JSH\jh 

 Use Map (a Portion of) 
  

ings 

ap 
 G –  Relevant Land Use Plan Policies 

S:\PLAMTS\Gr_Alv\FL_Walnt\PC_PH.doc 

A
 
Offices would provide an appropriate intensity transition and serve as a buffer between the 
commercial and office uses to the west, and the residential uses to the east.  Also, the site can
be designed to be compatible with the adjacent residential uses.  The visual character o
streetscape would be improved, and the neighborhood edge would have a compatible 
transition.  This proposal is consis
A
 
E
 
Attachments:  A – Location Map 
  B – Zoning and Land Use Map 
  C – Existing Conceptual Land

D – Amendment Application 
E– Aerial Photograph of Site and Surround

  F-1 – Existing Conceptual Land Use Map 
  F-2 – Proposed Conceptual Land Use M
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PA-09-01, Grant-Alvernon Area Plan Amendment, Fort Lowell/Walnut – Offices 
Planning Commission Public Hearing – July 1, 2009  
 
 
LAND USE PLAN POLICIES 

 
GRANT-ALVERNON AREA PLAN 
 

 General Goals 
 

 Preserve, protect and enhance the integrity of established neighborhoods. 
 

 II.A.  General Land Use Policies 
 

Policy 2.  Encourage the development of vacant property throughout the Grant-
Alvernon area to complement the existing scale, character, and identity of 
the surrounding neighborhood. 

 
Policy 3. Support development on the perimeter of residential areas that serves to 

protect and enhance the quality of life for neighborhood residents. 
 
Policy 4. Demonstrate sensitivity to surrounding uses through the use of design, 

location, orientation, landscaping, screening, etc. as per the General 
Design Guidelines 

 
 II.C.  Office and Commercial Land Use Policies 

 
Policy 1.   Consider office/commercial development only when: 

 
a. the site is designated on the Conceptual Land Use Map for the specific 

type of nonresidential use being requested, or is in compliance with the 
consolidation policy; 

b.  primary access will be provided to an arterial street; 
c. access to any street other than an arterial is directed away from the 

residential neighborhood; and 
d. the proposal is in compliance with other applicable plan policies. 

 
 Design Guidelines – General Site Design 

 
Guideline 3. Provide a well-defined pedestrian system linking adjacent uses, 

connecting to the public sidewalk system, offering convenient access 
to transit facilities, and providing secure bicycle parking facilities, as 
an integral component of development. 

 
Guideline 6. Design any development that will be adjacent to lower intensity uses 

to have similar spatial, mass, scale, and height elements that will 
harmonize with surrounding residential and nonresidential uses. 

 
Guideline 7. Protect the privacy of adjacent residential uses by locating balconies 

and upper story windows away from residential uses. 
 
Guideline 13.  In nonresidential development, encourage the use of exterior building 

colors that are predominant in the natural desert landscape.
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Guideline 15.  Concentrate office/commercial structures towards the street frontages 

when adjacent to parcels developed for residential use. 
 
Guideline 16. Encourage owners/developers of office or commercial developments 

to provide a setback, from principal buildings to property lines 
adjacent to parcels developed for residential use, a minimum of one 
and one-half times the principal building height. 

 
Parking and Outdoor Storage 
 
Guideline 1. Loading zones, dumpsters,… should be located away from adjacent 

residential uses … and buffered with landscaping and a minimum six-
foot-high masonry wall. 

 
GENERAL PLAN 
 

 ELEMENT 2 (Land Use) Policy 3 is to protect established residential neighborhoods 
by supporting compatible development, which may include … appropriate 
nonresidential uses. 

 
Policy 5 supports office … development in appropriate locations, with priority for 
redevelopment within the existing urbanized area, to promote use and improvement 
of existing infrastructure, increase pedestrian activity and transit use, and to meet 
residents’ needs for goods and services in a cost-effective and equitable fashion. 
 

 ELEMENT 4 (Community Character and Design) Policy 1 is to preserve and enhance 
Tucson’s natural setting, urban form, and community image. 

 
Policy 5 is to promote neighborhood identity and visual character. 

 
Supporting Policy 5.3 is to support infill and redevelopment projects that reflect 
sensitivity to site and neighborhood conditions and adhere to relevant site and 
architectural guidelines. 
 
Policy 6 is to promote quality in design for … all development. 
 
Supporting Policy 6.3 is for office… development to incorporate solutions and 
strategies that promote appropriate design elements, such as connectivity and 
consolidation, while responding to adjacent residential development, improving the 
streetscape, and enhancing the experience and perception of employees and 
customers through scale and mass considerations. 
 

 ELEMENT 14 (Environmental Planning and Conservation) Policy 4 is to promote the 
development and management of healthy and attractive urban vegetation. 

 
Policy 5 is to promote the long-term management and maintenance of Tucson’s urban 
vegetation to maximize environmental and other benefits to the community. 

Page 2 of 2 


	GAAP_070109.pdf
	TO:  Planning Commission
	FROM: Jim Mazzocco
	Executive Secretary
	  Fort Lowell Road/Walnut Avenue alignment – Office
	Public Hearing (Ward 2)
	ANALYSIS 

	Att_A
	Att_B
	Att_C
	Att_D
	Att_E
	Att_F1
	Att_F2
	Att_G
	PA-09-01, Grant-Alvernon Area Plan Amendment, Fort Lowell/Walnut – Offices
	Planning Commission Public Hearing – July 1, 2009 
	LAND USE PLAN POLICIES
	GRANT-ALVERNON AREA PLAN
	 Preserve, protect and enhance the integrity of established neighborhoods.
	 II.A.  General Land Use Policies
	Policy 2.  Encourage the development of vacant property throughout the Grant-Alvernon area to complement the existing scale, character, and identity of the surrounding neighborhood.

	 II.C.  Office and Commercial Land Use Policies

	Policy 1.   Consider office/commercial development only when:
	b.  primary access will be provided to an arterial street;
	c. access to any street other than an arterial is directed away from the residential neighborhood; and

	GENERAL PLAN





