LAW OFFICES OF

Lazarus, Silvyn & Bangs, P.C.

A PROFESSIOMAL CORPORATION

June 26, 2017

Via electronic mail

Mr. Scott Clark

Interim Director

Planning and Development Services
City of Tucson

201 N. Stone Ave.

Tucson, Arizona 85701

Re: Core Spaces, Hub at Tucson III - Best Practices Alternative Step-back Design
Dear Scott:

As you may know, Core Spaces (“Core™) is developing the southwest corner of Speedway
Blvd. and Tyndall Ave. (the “Property”) in the City of Tucson (“City”).! The Property is zoned
C-1 and in the optional Main Gate Overlay District (“MGO), which Core will use to develop this
project (“Project™). One purpose of the MGO design standards is to ensure that buildings on
Speedway appear less imposing. Core’s initial design revealed that the MGO’s prescribed massing
reduction requirements make the Speedway fagade appear imposing from the pedestrian level,
which contradicts the MGO massing provision’s intent. The MGO permits modifications to
prescribed design standards to address design issues pursuant to the MGO’s Urban Design Best
gra?tices option, § B-3. This letter is Core’s request to modify the Project’s Speedway step-back

esign.

A. Project & Property background,

The Property is an ideal location for a mixed-use student housing complex, as it is near the
University of Arizona (“University”), the Main Gate entertainment district, and the modern
streetcar. The Project’s four-stories will include ground-level retail on Speedway and residential
on Tyndall, with residential on the three upper levels. The Project will also have one underground
parking level, and rooftop residential amenities including a pool. The residential portion of the
Project will include approximately 69 residential units and 213 beds. The Project is scheduled to
open in Fall 2019.

B. MGO design step-back requirement and urban best practices design alternative.

The MGO requires buildings to “step-back™ to provide a massing transition to the street. This
step-back must occur above two stories (or 26 feet, whichever is less) and recess at least 12 ft.
from the street-level fagade.” The step-back must also cover at least 75 percent of the street

I The Property includes Pima County Assessor’s Parcel Nos. 115-04-4990, -498B, -500B, and -502B.
2MGO § C-17.c.
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fagade’s length. The intent of this massing reduction is to make buildings appear less imposing
from the pedestrian level and provide additional building separation and air/light circulation.’

The MGO permits alternatives to its development regulations, including massing reductions,
to accommodate creative solutions for design and development issues.* An alternative regulation
must be consistent with urban design best practices (“Best Practices™), which include adopted
urban design standards for a comparable-sized American city. The Director of Planning and
Development Services may approve an alternative regulation if it is consistent with a Best Practice.

C. Request for alternative Speedway step-back dimensions.
1. Strict adherence to the MGO step-back creates design and development issues.

By following the MGO’s Speedway step-back requirement, the Project will have a 12-foot
step-back beginning at its third level and spanning 85 percent of the Speedway fagade (the “MGO
Design”).’ See Enclosure 1, MGO Design Renderings, p. 1-2. The MGO Design provides 70,395
sq. ft. of interior residential floor area.

As the enclosed renderings show, this design creates a Speedway fagade that appears imposing
and bulky from the pedestrian level. See Enclosure 1, pp. 5-6. In addition, the top three levels are
imbalanced, as the third-level step-back creates an awkward separation within the residential
floors. See Enclosure 1, p. 3. This imposing appearance and imbalanced design is contrary to the
intent of the MGO massing provisions.

In addition, the MGO Design causes several interior development issues. First, the 12-foot
step-back creates approximately 1,500 sq. ft. of outdoor occupiable area overlooking Speedway,
which typically would be ideal for balconies. Because the MGO no longer permits balconies for
Group Dwelling uses,’ the outdoor space created by step-back is unusable. Second, this design
creates an inefficient interior layout. Residential multi-story buildings are most efficient when they
have vertically aligned floorplans that stack restrooms, kitchens and living space. By pushing back
the top two residential levels, the MGO Design eliminates this internal alignment and creates an
inefficient interior design. Third, the 12-foot step-back pushes the residential units to the south,
resulting in less open space for the Project’s interior circulation.

2. Alternative to Step-back Through Urban Design Best Practices.

To resolve the above issues, Core proposes two Best Practice alternatives for the Speedway
step-back. First, the Project’s step-back will begin at the second level to visually separate the
pedestrian level from the upper floors. According to Portland’s Central City Fundamental Design
Guidelines, a building’s sidewalk level should be differentiated from its middle and top building
levels. and step-backs are an effective way to create this separation. See Enclosure 2, § C-8.
Stepping-back a building above its base level creates a visual stopping point along the vertical
plain that reinforces the human-scale of the pedestrian level. This Best Practice is also found in
the Emeryville (CA) Design Guidelines, which state that a building’s base should be distinguished

IMGO § C-17.a.

+MGO § B-3.

5 The MGO Design exceeds the 75 percent street frontage requirement because it includes a recessed areas for a
walkway and a ground level transformer.

6 MGO § C-19.1 (amended in 2016 by Ord. No. 11394).
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by using massing or fagade articulation.” See Enclosure 3, § D-6. The Emeryville guidelines
recommend reducing a building’s apparent bulk by breaking it up into smaller masses that
correspond with the building’s internal functions.

Second, the Project’s step-back depth will be three-feet, which provides an effective separation
distance. Portland’s Eastbank Redevelopment Plan supports this step-back distance, as it requires
step-backs between two-and-five feet. See Enclosure 4, p. 12. At this depth, a building’s scale is
preserved, which maintains the human scale at the street. This depth also allows sunlight at the
ground level and reduces the canyon effect caused by high building walls.®

The enclosed renderings show that applying these step-back alternatives to the Project (the
“Alternate Design™) creates a pedestrian level with a comfortable, human scale, and less—imposing
upper levels. See Enclosure 5, Alternate Design Renderings. Lowering the step-back emphasizes
the street level, and makes the Speedway fagade less imposing. The three-foot step-back creates
a clear separation between the retail and residential areas, reducing the visual impact of the upper
floors. By making the Project appear less imposing along Speedway, the Alternate Design meets
the intent of the MGO step-back provisions.

Using the Alternate Design only reduces the residential floor area to 69,948 sq. ft., slightly less
than the MGO Design. The Alternate Design also solves the other issues created by the MGO
Design. The three-foot setback does not allow enough room for balconies, and instead allows this
space to be usable interior space for the Project. This design aligns all three of the upper residential
floors, allowing for an efficient floorplan. It also allows for more internal open space, improving
the look and circulation of the Project’s interior.

D. Conclusion.

Pursuant to the MGO Urban Design Best Practices option, Core requests your approval of its
alternative step-back design that will allow the Project’s Speedway step-back to begin at the
second level and recess three feet from the first level fagade. These adjustments significantly
improve the Project’s pedestrian level appearance and make the upper floors less imposing, thus
complying with the intent of the MGO’s step-back provisions. Please let me know if you need
any additional information or have any questions. As always, thank you for your time and attention
to our request.

Sincerely,

Rory Juneman
Lazarus, Silvyn & Bangs, P.C.

! Emeryville, California is located the densely populated area between Qakland and Berkley. While its size and
population are relatively small, it is an urban area with densities similar to Tucson’s Main Gate area.
¥ The step-back length will not change, and will continue to span 85 percent of the Speedway facade.
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Enclosures: | — MGO Design Renderings.
7 _ Portland’s Central City Fundamental Design Guidelines, § C-8.
3 - Emeryville Design Guidelines, § D.
4 _ Portland’s Eastbank Redevelopment Plan, Design Guidelines.
5 _ Alternate Design Renderings.

ccC: Eric Grimm, Core Spaces
Tom Harrington, Core Spaces
Jeff Zelisko, Antunovich Assoc.
Keri Silvyn, Lazarus, Silvyn & Bangs PC
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| June7,2017 |

Tucson, Arizona

BY RIGHT SETBACK OPTION 1 - CONCEPT RENDERINGS ‘

Architecture, Planning, Interior Design ™

Antunovich Associates

Develaper

Core Spaces

TUCSON Il - RETAIL AND RESIDENTIAL DEVELOPMENT
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