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Issue – This is a public hearing on a request resulting from the City of Tucson initiation of an 

Urban Overlay District (UOD) to rezone properties within the West University Neighborhood 

Plan’s Transition Area.  The UOD, will provide all properties within the district a zoning option 

to develop transit-oriented development in support of the future streetcar line.  Transit-oriented 

development refers to multi-modal transportation, including walking, bicycling, and using 

buses, vehicles, and streetcars.  It also includes improved street connectivity, and various urban 

design features such as urban open space, shade, a variety of building heights and a mix of 

urban residential densities and supportive uses.  The affected properties in the Transition Area 

are bounded by Speedway Boulevard on the north, Park Avenue on the east, Sixth Street on the 

south, and Euclid Avenue on the west, covering an area of approximately 54 acres.  A direct 

ordinance is submitted for Mayor and Council consideration. 

 

City Manager’s Office Recommendation – Staff recommends the attached ordinance be 

adopted. 

 

Zoning Examiner Recommendation – The Zoning Examiner held a public hearing on January 

26, 2012, continued to February 9, 2012, on behalf of the Mayor and Council.  The Zoning 

Examiner recommends approval of the Urban Overlay District and the Main Gate District 

document (see attached Zoning Examiner’s Report).  

 

Background – On June 28, 2011, the Mayor and Council initiated amendments to the West 

University Neighborhood Plan (WUNP) to facilitate transit-oriented development in the 

Transition Area, including, but not limited to, removing the 40-foot building height limit.  The 

amendments involved associated changes to the University Area Plan (UAP), removing the 

access requirement to a major street for residential development with density greater than 7 

units per acre; and expanding the location for new residential development with a density of 15 

units or more per acre.  

 

On December 5, 2011, the Mayor and Council initiated a rezoning of properties within the 

Transition Area to support and guide transit-oriented development.   

 

On December 13, 2011, the Mayor and Council adopted Resolution No. 21835 and 21836 

which amended the UAP and the WUNP.  

 

On January 3, 2011, Planning and Development Services accepted the case for processing. 
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The majority of the land in the Transition Area is owned by the Arizona Board of Regents 

(ABOR) and the Marshall Foundation.  ABOR owns most of the southern third and has 

developed it with student housing.  The middle portion is largely the Main Gate development 

area owned by the Marshall Foundation.  The northern portion is mainly privately owned and 

developed with small scale commercial uses, and some residential uses.  The City of Tucson 

owns a property that is leased to a nonprofit agency on Tyndall Avenue south of Speedway 

Boulevard.  

 

The Transition Area allows for residential, commercial and office uses.  The area has portions 

covered by two historic designations:  The West University National Register Historic District 

and the West University local Historic Preservation Overlay Zone (HPZ).  The University of 

Arizona Campus is located immediately to the east of the Transition Area, with the Historic 

West University Neighborhood located immediately to the west. 

 

West University Neighborhood Plan – Recent Amendments to the Transition Area 

 

• December 13, 2011, Added policies and design guidelines to support transit-oriented 

development. 

• December 7, 2009, Allowed a 140-foot high building at southeast corner of Tyndall 

and Second Avenue for a mixed use development. 

• January 12, 2004, Allowed up to 6-story mixed-use development at southwest corner 

of Park Avenue and First Street. 

• April 12, 1999, Allowed a residentially-scaled office use (O-1) on three lots at 

southwest corner of First Street and Tyndall Avenue. 

 

Present Consideration – The Land Use Code (LUC) requires all rezonings to conform to the 

General Plan and applicable land use plans.  This rezoning proposal conforms to the General 

Plan, University Area Plan (UAP), and West University Neighborhood Plan (WUNP), which 

provide policy direction for the Transition Area.  The General Plan designates the University of 

Arizona as a major activity area with policies that promote a mix of land uses and supportive 

densities that promote transportation improvements and multi-modal opportunities.  The UAP 

supports pedestrian-oriented areas around the University of Arizona, including the Main Gate 

area and University Boulevard, and encourages uses that continue the vitality of the area.  The 

WUNP recognizes the potential for land use changes associated with the planned 

implementation of the modern streetcar; and promotes transit-oriented infill development in the 

Transition Area.   

 

The Main Gate District (MGD) Development Document implements the WUNP Transition 

Area policies, yet allows flexibility to accommodate creative solutions to design and 

development issues.  The MGD is similar to a Planned Area Development (PAD) document and 

allows land uses that are tailored for transit-oriented development, with the ability to exclude 

those uses not appropriate for this district.  Permissible building heights are varied in specific  
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locations.  Permitted land uses and maximum building heights within the MGD are consistent 

with the WUNP.  The MGD design requirements are modeled on the WUNP Transition Area 

design guidelines.  The MGD Development Document provides incentives for restoration and 

adaptive re-use of historic structures.  A design review committee is established to review 

applicable projects for compliance with MGD requirements. 

 

The modern streetcar route runs through the MGD with proposed transit stops on Second Street, 

east of Park Avenue, and University Boulevard, west of Tyndall Avenue.  The MGD conforms 

to the transit-oriented policies of the WUNP.  A property owner who develops a site using the 

MGD zoning option cannot revert to the requirements of underlying zoning without obtaining a 

modification of zoning requirements or pursuing a separate rezoning.  A property owner always 

has the right to pursue an individual rezoning. 

 

Main Gate District Overview - The MGD purpose statement provides the following goals: 

 

• Create an urban neighborhood with multi-modal options; 

• Design by using best practices and for pedestrian comfort; 

• Encourage a mix of uses by a diverse population; 

• Encourage preservation and restoration of historic buildings whenever possible; and, 

• Create a streamlined development review process for transit-oriented development. 

 

The Main Gate District Development Document includes maps outlining the MGD boundary 

and showing contributing structures listed in the National Register Historic District.  The MGD 

document states that demolition is discouraged and historic preservation is encouraged by 

offering incentives for property owners to restore historic structures.  

 

Neighborhood Meeting - On December 19, 2011, staff held a neighborhood meeting to present 

the features of the proposed MGD urban overlay district, answer questions, and receive 

comments.  Copies of the initial draft of the MGD document were made available to attendees.  

Approximately 17 people were in attendance, with representation from the West University 

Neighborhood Association and from owners of property in the Transition Area.  Key issues 

discussed included the following: height and massing, design standards, historic preservation, 

traffic impacts, and opportunity for neighborhood input.   

 

Establishment and Administration of Main Gate District -  The MGD is established at the time of 

rezoning, but is not activated until a property owner/developer chooses to utilize the MGD zoning 

option, with existing zoning designation prefaced by a ‘U’ on the City of Tucson’s Zoning Maps.  

A property located in the West University Historic Preservation Zone that retains a Contributing 

Structure and utilizes the MGD will have its zoning designation ‘H’ prefaced by a ‘U’, i.e. U-HR-

3.  Additionally, if the Mayor and Council approve an HPZ Demolition Permit for a property, and 

the property owner/developer uses the MGD zoning option, the ‘H’ shall remain and the zoning 

designation becomes UHR-3.  The property owner/developer may choose to develop and use their  
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property under the existing underlying zoning.  The MGD zoning option for a property is 

effectuated upon the issuance of a building permit based on the zoning option or the issuance of a 

certificate of occupancy in the case of development or use of existing development.  
 

The MGD establishes a Main Gate District Design Review Committee (DRC) to review new 

development and redevelopment within the MGD for compliance with the MGD design 

requirements.   The DRC is appointed by the City Manager and comprised of the Design 

Professional, two members who own property in the West University Neighborhood, and are 

appointed by the West University Neighborhood Association, two members appointed by the 

University of Arizona, and two members designated by the largest non-governmental property 

owner within the MGD.   
 

The Design Professional is an appointed architect with design and historic preservation 

background. The City’s Design Professional will initially review and approve all projects within 

the MGD until the City Manager appoints the DRC.  The DRC review focuses on those projects 

adjacent to Euclid Avenue and Speedway Boulevard, and all projects within the MGD, three 

stories or greater in height, however, the DRC may comment on items within the MGD 

document that are outside of the design standards.  All other projects will be reviewed by the 

Design Professional.  The DRC reviews an applicable project for compliance with the MGD 

requirements.  Key areas of the DRC review include: 
 

• adjacency to the West University Historic Preservation Zone on the west side of 

Euclid Avenue regarding project architectural compatibility and scale in comparison 

to its surroundings with the nearby HPZ; 

• project’s step back strategy for multi-story buildings along Euclid Avenue and 

Speedway Boulevard; and, 

• project’s overall compliance with the MGD design requirements and development 

standards. 
 

The Design Professional shall report on issues raised by the DRC and provide a written 

communication within fifteen days of the last meeting with the applicant.  The Design 

Professional sends a recommendation to the PDSD Director regarding the project’s compliance 

with the MGD Development Document.  The communication is also sent to the applicant and 

DRC members.  The applicant provides a copy of the communication with the development 

package submittal. 
 

The Establishment and Administration section includes an Urban Design Best Practices provision 

that accommodates creative solutions to development and design issues by which the PDSD 

Director may approve alternatives to the MGD development regulations.  These alternatives must 

be consistent with ‘urban design best practices’ which are further defined in the document. 
 

MGD Standards and Guidelines - The UOD may have regulations and procedures different from 

those in the LUC.  This section provides the requirements and development standards for  

 
FEB28-12-90(2) 



 

MAYOR AND COUNCIL COMMUNICATION 

SUBJECT:  Public Hearing: Rezoning – Direct Ordinance 

Adoption – City Manager’s Report C9-12-01 Main Gate District 

Optional Urban Overlay District (Ward 6) 

 

     Page 5 of 7 

 

 

proposals using the MGD zoning option.  The permitted uses are typical for transit-oriented 

development, i.e. mixed-use, group dwelling, cultural, entertainment, etc.  The MGD allows for 

special events such as street fairs and street vending.  Development standards are flexible and 

support an urban neighborhood.  While the MGD does not require a minimum setback from 

property lines, the maximum setback from a front property line is 15-feet, which is appropriate 

and consistent for transit-oriented development.  

 

The MGD includes a Design Standards section that provides guidance for lighting, building 

materials and colors, building articulation, windows and glazing, and building façades.  Street 

building façades shall include at least two of the following items: trellis or vertical garden 

element, artwork, retail space, outdoor dining area/patio, distinctive architectural lighting element, 

shade structure, changes to building plane, i.e. indentations, textures or accent materials, windows 

that provide visible lighting or display activity. 

 

The MGD document identifies maximum allowable heights for development, with greater heights 

encouraged in the middle of blocks, with scaled-down heights towards arterial streets and 

neighborhoods.  The Allowable Height Map identifies total building stories and maximum height.  

Stories are affected by construction methods involving concrete and steel and the design of a 

comfortable multi-story residential environment.  Structural and mechanical needs for a multi-

story building may lead to height adjustments of individual stories.  In addition, retail, office, and 

residential uses, as well as parking structures, are typically constructed with various story heights.  

 

MGD parking requirements reflect transit-oriented development goals of accommodating parking 

needs in a multi-modal environment.  Submittal of a parking study may be required as part of the 

development package for some projects.  All development that deviates from the MGD minimum 

parking requirements for property north of University Boulevard must be supported by a parking 

statement or, if required by the PDSD Director, a Parking Impact Analysis demonstrating there 

will be no overflow parking into the West University Neighborhood west of Euclid Avenue.   

 

The MGD document includes screening and landscaping requirements for garages and parking 

areas as well as landscaping requirements that enhance and accent street frontages, buildings, 

corners and public gathering spaces.  Open space may be a combination of publicly and privately 

owned property along streets.  Open space can also be part of a green roof strategy.  Public art, 

outdoor seating, landscaping, and pedestrian plazas will be integrated into open space elements.   

 

The MGD requires that each development include at least five or more environmentally conscious 

design practices from a menu of 16 items, including adaptive reuse of an existing historical 

structure.  Historic preservation and restoration incentives are included in the MGD document.  

Historic preservation and restoration incentives allow a large set of permitted non-residential uses, 

reduced development review fees, new construction using flexible parking, loading and other 

dimensional requirements.  
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February 9, 2012 Zoning Examiner Public Hearing - During the two-week continuance between 

Zoning Examiner hearing nights, staff met with several stakeholders including WUNA 

representatives and three commissioners from the Tucson-Pima County Historic Commission to 

discuss various issues.  Many of the Commissioners’ recommendations, regarding definitions, 

preservation of historic landscaping, and expanding historic review to non-contributing 

properties, were included in the draft that was considered by the Zoning Examiner on February 

9, 2012.  The WUNA representatives’ request that properties with an “H” zoning retain the “H” 

even if they used the “U” zone, to allow for historic review of the new development, was also 

included in the draft for the February 9, 2012 Zoning Examiner continued hearing. 

 

The MGD development document expands the HPZ demolition process, beyond properties within 

the HPZ, to include contributing structures outside the HPZ which may be eligible to use the 

zoning option.  The current HPZ demolition process requires the property owner to provide 

evidence of either an economic hardship or imminent safety hazard rationale.  The process in the 

LUC requires reviews by the local HPZ advisory board and the Historic Commission, and a 

decision by the Mayor and Council.   

 

The MGD development document requires both the demolition rationale and the replacement 

proposal to be reviewed together.  In response to the Commissioners’ concerns, the process for 

properties within the West University Historic Preservation Zone has been expanded to include a 

required neighborhood meeting after the local advisory board and the Historic Commission have 

acted on the proposal.  The replacement plan, using the UOD zoning option, is then sent to the 

Zoning Examiner for a public hearing and recommendation to the Mayor and Council.  The 

Mayor and Council take final action on the demolition rationale and the replacement proposal. 

The demolition permit cannot be obtained until the replacement project has been approved 

through the expanded process, and the building permit for the replacement project is approved.  

 

A new section was added that puts the property owners on notice that there will be a 

transportation analysis of the Main Gate area where transportation deficiencies will be identified.  

Further, the section states that a development fee may be required of a property owner using the 

overlay zoning option, to address the identified transportation deficiencies. 

 

Financial Considerations – This rezoning has no financial impacts for the City of Tucson. 

 

Operating Cost and Maintenance Input – None 

 

Legal Considerations – Procedurally, the Mayor and Council have several alternative actions 

that may be taken.  All actions may be accomplished by motion. 

 

1. The Mayor and Council may approve the request for rezoning as 

recommended by the Zoning Examiner and adopt the ordinance. 
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2. The Mayor and Council may approve the request as recommended by 

the Zoning Examiner and adopt the ordinance with any additional 

conditions the Mayor and Council deem necessary and appropriate. 

 

3. The Mayor and Council may remand the matter to the Zoning Examiner 

for a new public hearing to seek additional information. 

 

4. The Mayor and Council may deny the request for rezoning. 

 

Forty written approvals and 14 written protests were received for this case prior to the Zoning 

Examiner’s January 26, 2012 and February 9, 2012 public hearings.  One (1) of the protests lies 

within the rezoning area resulting in a protest by area of .004 percent.  The protest generally 

alludes to concerns about the overall heights proposed in the MGD.  A simple majority vote will 

be necessary to adopt the attached ordinance. 

 

       Respectfully submitted, 

 

 

 

      Richard Miranda  

      City Manager 

 

Planning & Development Services 

 

Attachments: 

 

A –Location, Rezoning, and Aerial Maps 

B – Zoning Examiner Final Report dated February 23, 2012 and Minutes 

C – Planning & Development Services Report dated January 11, 2012 

D – Approval/Protest Map with Attachments 

E – TPCHC Letter dated February 24, 2012 

F – Secretary of the Interior’s Standards for Rehabilitation  

Ordinance  

Ordinance Map 
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