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Profile 
 
Rio Nuevo covers approximately 240 acres. The boundary of the Plan jogs to include land parcels 
between St. Mary's Road and Mission Lane and between I-10 and Grande Avenue. Congress Street 
splits the Plan into two separate areas, north and south. 
 
Purpose 
 
The Redevelopment Plan/Planned Area Development establishes the type, location, intensity and 
character of development to take place. Subsequently, it reduces the need for further duplicating 
detailed planning and environmental review procedures for development within the Plan area. 
Primarily the Plan's design concepts and development standards and criteria focus on the site's 
physical characteristics, providing the necessary framework to implement the City's adopted 
General Plan Land Use Element and guide development of land parcels in the Plan areas. 
 
Plan Background 
 
There is a long history of planning efforts that have taken place in and around this general area. 
While these efforts encompassed land parcels in the Central Business District and on both the east 
and west side of Interstate 10, their primary objective was to provide a physical land use and a 
functionally supportive link between the two areas. 
  
Following are several of these efforts: 
 
• Urban Renewal Plan - (expired) 
• Pueblo Center Redevelopment Project (1965) - (expired) 
• Rio Nuevo Redevelopment Project Redevelopment Plan (1979)  
• Rio Nuevo Redevelopment Plan (1982) 
• Rio Nuevo Redevelopment Plan/Planned Area Development (1987)  
• Tucson Community Center Planned Area Development (1987) 
 
In sorting these efforts in order, an Urban Renewal Plan was adopted and covered a 180 acre area 
west of the Interstate. An Urban Renewal Plan was the necessary management and regulatory tool 
to serve as an umbrella, whereas "Project" plans were prepared to create significant redevelopment 
opportunities and address issues unique to specific areas targeted for redevelopment. 
 
The first "Project" undertaken was the Pueblo Center Redevelopment Project. It covered parcels east 
of the Interstate and focused on the Governmental Complex and construction of the Tucson 
Convention (Community) Center. 
 
The next "Project" was the Rio Nuevo Redevelopment Project Redevelopment Plan. Emerging in 
1979 as an amendment to the Urban Renewal Plan, it created four area components:  Riverpark 
Components I, II and III located west of the Santa Cruz River/Interstate 10 and the Downtown West 
Component (previously named the El Centro Component) located east of the Interstate between 
Cushing St. and Congress St. No significant development occurred as a result of this Plan and, 
consequently, the Riverpark Components were superseded by this current Rio Nuevo Redevelopment 
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Plan adopted in 1982. The Downtown West Component is, however, still operative (see Table of 
Contents For page reference).  
 
This 1982 Plan established 20 significant parcels shown on Exhibit C and proposed a more 
comprehensive approach for development of the area than the Riverpark Components by delineating 
particular land uses for each parcel. 
 
Of these 20, six of the parcels labeled A, B, C, D, H, and R shown on the Exhibit were, 
subsequently, improved and redeveloped with office, retail and commercial service uses. Together 
with development of these parcels, this Plan facilitated other improvements such as major bank 
protection of the Santa Cruz River and extensive infrastructure including construction of the spine 
street and loop road, through 1985. 
 
Economic conditions changed and as a result, private sector interest in developing the remaining 14 
parcels in the Plan area weakened. In an effort to stimulate further development interest in the 14 
parcels, another major plan effort was undertaken. This effort became the Rio Nuevo Redevelopment 
Plan/Planned Area Development adopted in 1987. It was designed to provide financing 
opportunities that parallel up-to-date financing methods, and proper planning and design of the site 
to restore its potential as a highly productive activity center. 
 
The following pages contain the Plan's land uses recommendations. 
 
Remember, the 1982 Plan is still in effect for some of this area but, as mentioned above, now only 
covers the six parcels A, B, C, D, H, and R. See the Table of Contents for the Plan's page reference. 
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I 
 

INTRODUCTION 
 
The Rio Nuevo Redevelopment Plan was adopted by the Mayor and Council of the City of Tucson 
on March 15, 1982. Since then over 640 residential units have been developed, primarily along St. 
Mary’s road in Rio Nuevo-North. In addition, numerous conditions, including soils, landfill and 
changing market have indicated the appropriateness of a business park development in Rio Nuevo-
North and an urban activity center in Rio Nuevo-South, to include residential, retail and hotel 
development. The best implementation mechanism for the proposed mixed-use development is the 
Planned Area Development, which provides for a cohesive, integrated, and phased approach to 
development. 
 
The Redevelopment Plan/Planned Area Development for the Rio Nuevo Redevelopment Project, 
hereinafter referred to as the "Plan", consists of 171 pages and nine Exhibits (A through I). The Plan 
is prepared in accordance with the State of Arizona Slum Clearance and Redevelopment Act, A.R.S. 
Sections 36-1471 et seq.; the City of Tucson Land Use Code, including the "Planned Area 
Development PAD Zone Regulations". It is intended that the RP/PAD amends and supersedes the 
1982 RNRP, except for those land uses and standards for development associated with parcels A, B, 
C, D, H, & R. 
 

A. Location 
 
 Rio Nuevo consists of approximately 240 acres (of which 90 acres are presently vacant) 

located on the west side of I-10 north and south of Congress Street between St. Mary’s Road 
and Mission Lane. For purposes of identification, property north of Congress Street is 
referred to as Rio Nuevo-North; property south of Congress Street is referred to as Rio 
Nuevo-South (see Exhibits A and B). The project area boundary is shown on “Exhibit A,” 
and the legal description is included as Appendix A.  This location and its proximity to the 
Tucson downtown, as well as the exposure to the Interstate-10 corridor, makes the site well-
suited for the creation of an urban mixed-use activity center. It is in this enthusiasm and spirit 
that the Rio Nuevo Redevelopment Plan/Planned Area Development is undertaken. 

 
B. Background 
 

 The property, since pre-colonial times, has been a center for human activity. During the 18th 
century, the Spaniards used the site for agricultural uses and later constructed the Convento 
and San Augustin Mission. The modern day use of the land included a brick-making plant 
and quarry, which were active until the mid-1900s. During the 1950’s and the 1960’s, some 
of the property was utilized for landfill purposes and presently is vacant. Through proper 
planning and design, the site has the potential to be restored to a highly productive and 
aesthetically pleasing environment, reminiscent of its historical basis as an activity center. 

 

C. Existing Land Uses and Conditions of Real Property 
 
Numerous site improvements have been completed in Rio Nuevo. The Santa Cruz Riverpark 
flood control improvements were completed in 1983 at a cost of $4.8 million. 
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DEVELOPMENT AREA:   5  19.5 acres 
 
Primary Uses Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: Distance equal to 60% of building 
height, not less than 20' 

 
b) Minimum building setback from existing  
 residential development areas:  20' 
 
c) Maximum floor area ratio:  0.6 
 
d) Maximum building height:   
 25' within 100' of R-1 or R-2; 30' within 

100' - 200' of R-1 or R-2; 40' elsewhere 
 
e) Minimum landscape requirements: 10% of 

gross site area excluding up to 5' width of landscape areas along public rights-of-way 
 
f) Special screening or buffering:  A 6' high wall and a 5' wide  planting strip buffer on west 

and south property lines, where a 5' high wall does not exist. 
 
g) Parking requirements:  Per design guidelines, Section IIIA 
 
The Development Regulations for Development Area 5, Lots 16 and 17 are as follows: 
[C9-07-14, Ordinance No. 10461, 10-9-07] 
 
Primary Uses Office 
Permitted: 
 
Alternate Uses Business Park 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public streets: Distance equal to 60% of building height, 

not less than 20' 
 
b) Minimum building setback from existing  
 residential development areas: ' 75'  
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c) Maximum floor area ratio:  0.6 
 
d) Maximum building height:   
 Allow 48-feet measured to roof with structural elements such as commercial structures and 

mechanical equipment allowed to extend 16 feet above the maximum height – with a 100-
foot setback from west property line and 190-foot setback from south property line, 25 feet 
height elsewhere. 

 
e) Minimum landscape requirements: 10% of gross site area excluding up to 5' width of landscape 

areas along public rights-of-way; trees to be a minimum15 gallon - spaced every twenty-five 
feet (25’) on center; the north parking lot should have at least one (1) tree to every four (4) 
spaces; site to be surveyed for buffelgrass, if any found then buffelgrass to be remediated from 
site. 

 
f) Special screening or buffering: A 6’ high wall and a 5’ wide planting strip buffer on west and 

south property lines, where a 5’ high wall does not exist; allow for a perimeter wall greater than 
6’, not to exceed 8’, where the wall is located on residential property line; individual residential 
property owners to be consulted regarding design of wall; all dumpsters and loading zones to be 
located at least 50’ away from residential property lines. 

 
g) Parking requirements shall be determined by a parking study completed for the proposed use. If 

this analysis determines that the proposed facility requires less parking than required by the 
Land Use Code, the parking onsite will be reduced accordingly.  Parking closet to the 
residential property lines at the west and south will be eliminated first and replaced with 
landscaping.  None of these areas, once landscaped, can be converted to parking without a 
revised development plan 

 
h)  Parking requirements: Per design guidelines, Section IIIA; parking areas located adjacent to 

residential property lines shall include no more than ten (10) consecutive parking spaces with the 
interruption of a landscaped island that is a minimum ten-feet (10’) wide, 

 
i) The property owner/developer shall provide all weather, unrestricted vehicular access to all new, 

existing and/or relocated public sewer manholes within the rezoning area. 
 
j) The property owner/developer shall bring all existing public sewer easements (and/or public 

utility easements containing public sewer lines) within the rezoning area into compliance with 
the most recent Pima County Wastewater Management Department’s standards for such 
easements, as specified at the time of review of the development plan, sewer construction plan, 
or request for building permit. 

 
m) l)  Six (6) inch wide fence block or greater shall be used for perimeter walls. The screen wall 

adjacent to the residential property lines at the south and west will be attractively finished on 
both sides.  The wall will be constructed prior to the start of construction.  Existing mature 
landscaping along the wall will be preserved in place.  The wall will be jogged as required to 
accommodate this landscaping. Historic or prehistoric features or artifacts discovered during 
future ground disturbing activities should be reported to the City of Tucson Archaeologist.  
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. 
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n) The property owner/developer shall submit a Category I Traffic Impact Analysis prior to 

development plan approval. 
 

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

 
p) Site Lighting:  Fully shielded lighting will be used to minimize light pollution on residential 

properties.  No noisy sodium arc lights or other noisy/buzzing lights will be installed.  Site 
lighting along the west and south property lines shall not exceed 24’ in height.  Lighting shall 
be set on timers and light levels will be reduced to the minimum levels allowable at 10 p.m. 

 
q) Noise Equipment:  Noise-producing mechanical units, generators, etc., shall be fully shielded 

by the building, by parapets or by masonry walls to minimize the impact on adjacent 
residential properties. 

 
r) 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”. 
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DEVELOPMENT AREA:   6      1.9 acres 
 
Primary Use  Commercial 
Permitted: 
 
Alternate Uses  Residential 
Permitted: 
 
General Development Standards: 
 
a) Minimum building setback from public 

streets: 10' (average) 
 
b) Maximum floor area ratio:  0.4 
 
c) Maximum building height:  25' 
 
d) Minimum landscape requirements: 
 10% of gross site area excluding up to 5' 

width of landscape areas along public 
rights-of-way 

 
e) Special landscape requirements: 
     Structural retaining wall may be required 

by Floodplain Management along 
Riverpark to prevent erosion 

 
f) Parking requirements:  Per design guidelines, Section IIIA 
 
Additional Development Standards for Residential Uses: 
 
a) Maximum density:  22 residences per acre 
 
b) Minimum usable open space per residential dwelling unit:  300 sf 
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DEVELOPMENT AREA:   7      1.0 acres 
 
Primary Use Open Space 
Permitted: 
 
Alternate Uses Project ID Signage 
Permitted:   
 
General Development Standards: 
 
a) Minimum landscape requirements:   
 10% of gross site area excluding up to 5' 

width of landscape areas along public 
rights-of-way 

 
b) Special landscape requirements: 
 Prime site for work of art 




