
 

 
   
                                                            
                                                                      DATE:              May 20, 2026 
                 For June 4, 2026 Hearing 
  
 
TO: Jim Mazzocco                                  FROM:                Koren Manning, Director 
 Zoning Examiner                Planning & Development Services 
   
 
SUBJECT: SPECIAL EXCEPTION LAND USE –  
 PLANNING & DEVELOPMENT SERVICES REPORT 

TP-ENT-0326-00006 Prime Leaf Dispensary – 1525 N Park Av, C-2 (Ward 3) 
 
Issue – This is a request by Chuck Meyer, Architect for approval of a Zoning Examiner’s Special 
Exception Land Use to allow the expansion of an approved legal non-conforming use by adding a 
drive-through lane and pick-up window for pre-orders along the exterior portion of an existing 
4,000 square foot retail medical marijuana building. The project site is 0.75 acres located at the 
southwest corner of N Park Av and E Lee St approximately 1,800 feet north of E Speedway Bl 
and 625-feet east of N Euclid Av, more specifically at 1525 N Park Ave. The Prime Leaf 
Dispensary has operated as a dispensary on the Property since March 9, 2018. No new construction 
is proposed other than minor remodeling related to the proposed drive-through lane and pick-up 
window. 
 
Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of the special exception request, subject to the attached 
preliminary conditions.  

Public Outreach – The project team held a virtual neighborhood meeting on January 23, 2026, 
which was noticed using labels provided by PDSD. The applicant gave a presentation regarding 
the details of the proposed development and the process for the Special Exception. A City of 
Tucson, Ward 3 Council Aide was present at the virtual meeting for observational purposes. A 
representative from the Feldman’s Neighborhood Association was also present.  

The property owner to the west reached out to the dispensary to discuss raising the shared site wall 
and potentially extend it on their property to potentially mitigate visual impacts from the existing 
dispensary along the westerly boundary. The existing walls are being evaluated. If the structure of 
the existing walls will support the additional height and it’s not cost prohibitive, the dispensary 
intends to raise the shared wall by one or possibly two courses of block. If the existing structure 
does not support an addition or it is cost prohibitive, the wall will remain at its current height and 
configuration. Additional onsite signage and striping to help manage vehicular circulation were 
discussed and was agreeable.  

Additional comments were received at the neighborhood meeting from the Feldman’s 
Neighborhood Association representative. While no opposition was expressed, it was requested 
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that there be no loudspeakers, no order menus boards, no excess vehicle stacking, and a request 
for installation of informational signage for “Online Pre-Orders” only. To address these concerns, 
these measures have been incorporated into the Preliminary Development Plan dated 3/27/26 and 
added to the attached Preliminary Conditions document. 

Background Information  

Existing Land Use:  
The marijuana dispensary currently operates in a single 4,000 square foot commercial building 
and proposes to expand by adding a drive-thru lane with pick-up window along the westerly and 
southerly property boundaries. No other land use uses are present on the commercial site. 
 
Current Zoning: 
C-2: This zone provides for general commercial uses that serve the community and region. 
 
Surrounding Zoning and Land Use: 
Land surrounding the site is zoned R-2 Urban Residence to the north and east, NR-2 Neighborhood 
Urban Residence to the south and west. NR-3 Neighborhood Urban Residence is located to the 
southwest.  
  
Surrounding land uses consist of single-family dwellings to the north, east, and west. A public 
alleyway and Multi-family dwellings are located immediately adjacent to the south.   
 
Previous Cases on the Property: The existing dispensary business is currently a legal 
nonconforming land use previously approved and developed under Medical Marijuana 
Authorization Letter dated March 9, 2018 (T18SA00085) and DP18-0043 in 2019. This project 
became a nonconforming use following the adoption of amendment [Ord No. 11978] to the UDC. 
A Zoning Compliance letter [TZ-CMP-0525-00097] dated July 22, 2025 confirms the Prime Leaf 
Dispensary was lawfully established prior to the requirement for a Special Exception, and it is 
considered a legal nonconforming use as of January 19, 2023. 
 
Related Cases: None 
 
Applicant’s Request – The applicant’s project is an expansion of an existing marijuana dispensary 
to add a drive-through lane to access a drive thru-pick-up window through a Zoning Examiner 
Special Exception Procedure in accordance with UDC Section 3.4.3. and Section 9.2.2. 
 
Planning Considerations – Land use policy direction for this area is provided by Plan Tucson 
2025 & the University Area Plan.  
 
Plan Tucson 2025: The proposed use lies within the Neighborhoods Building Block of the Future 
Growth Scenario Map. These areas are primarily residential, neighborhood serving commercial, 
schools, parks, and places of worship.  
University Area Plan (UAP) - The Property is located within the UAP. The following UAP policies 
are relevant to the Special Exception proposal as follows: 
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1. Recognize distinct neighborhoods in the University Area and support those changes which 
protect and enhance the character, identity, and residential quality of life in these neighborhoods. 
2. Promote cooperation between neighborhoods, private developers, the City of Tucson, and the 
UA to ensure that new development is sensitive to local neighborhood concerns and supportive of 
adopted city-wide policies. 
3. Recognize the nature and potential of the University and its immediate surroundings as a 
relatively compact, pedestrian-oriented regional activity center, and work to strengthen the identity 
and quality of this area consistent with city-wide and neighborhood goals (see City of Tucson 
General Plan). 
 
SECTION 3.C: OFFICE/COMMERCIAL DEVELOPMENT Subgoal: Support the development 
of new commercial and office activities which complement the scale and character of 
neighborhoods and commercial districts in the University Area. 
 
Design and locate public and private parking facilities to mitigate traffic and visual impacts on 
surrounding residential areas. 
 
Support local crime prevention efforts through the implementation of Defensible Space Guidelines 
(Section 9) and the organization of neighborhood watch groups in cooperation with the City of 
Tucson Police Department. 
 
Project Background  
The special exception site located at 1525 N Park Av proposes to expand the current marijuana 
dispensary use by adding an exterior drive-through lane/pick-up window with stacking spaces for 
pre-orders along the westerly and southerly boundaries of the property parallel to the existing 4,000 
square foot building. 
 
The existing 4,000 square foot building sits in the southwesterly portion of the Property with main 
parking lot located along the northerly and easterly portions of the site. There are two entry points 
to the Property, using existing curb cuts located on N Park Av and E Lee St. 
 
Design Considerations 
 
Land Use Compatibility – The Preliminary Development Plan shows an existing established 
Dispensary within an existing 4,000 square-foot commercial building. Currently, there is no drive-
through lane or pick-up window which is proposed to be added. A proposed minimum 12.5-foot 
wide single-lane one-way drive-thru going in a southerly/easterly direction is proposed for the 
expansion. The pickup window will be located on the south side of the building, entirely within 
the existing building's footprint with no expansion to the building itself. The project will not have 
an order board or menu display, mitigating any bright lights. The drive-through lane will not have 
a speaker or an intercom system as no drive-up orders are allowed. Only pre-orders online will be 
allowed with signage to be added as indicated in the attached PDP and Preliminary Conditions.    
The Project site is surrounded by existing R-2 zoning to the north and east, and NR-2 zoning to 
the south, and west. The project site is surrounded by single-family dwellings to the north, east 
and west, and multi-family dwellings to the south.  
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The surrounding zones and land uses will be buffered by existing and proposed site improvements 
such as with perimeter block walls and enhanced landscaping. The proposed use is conditionally 
compatible with established residential land uses along N Park Av, and E Lee St.  
 
Additionally, the drive though entrance is segregated from the main parking lot and can only be 
accessed from E Lee Street so that traffic exiting the site from the drive-through (west to east) 
encourages traffic toward the arterial street (N Park Av). Existing street improvements and 
sidewalks will remain promoting bicycle and pedestrian safety along the adjoining streets. 
 
Introducing a pick-up window will also streamline parking by allowing vehicles to circulate 
without needing to park, thus freeing up existing parking for clients who wish to enter the 
dispensary for in-person consultations. The proposed drive-through option also benefits customers 
with accessibility challenges, allowing them to remain in their vehicles while receiving service. 
 
Design Compatibility – The existing building design will not change. The existing building with 
an angled roof is at an approximate average height of 15 feet. Existing exterior enhancements 
including facade treatments such as tinted windows along the building facing N Park Ave, and E 
Lee St, will not be modified. Existing painted block walls along the north, south, and west 
including along the proposed drive-thru lane will remain as a buffer, which blends in with the 
existing residential environment. Furthermore, existing building setbacks, ample landscape 
improvements, and existing low profile monument signage further enhance design compatibility 
within the existing neighborhood.   
 
The existing site layout is designed for efficient vehicle ingress, egress, and on-site circulation, 
ensuring adequate space for the pick-up window and limited vehicle stacking. There are 
approximately 24 onsite parking spaces which will remain as currently striped with the existing 
parking area buffered by low knee walls along N Park Av and E Lee St, existing turf, and canopy 
trees.  
 
Additionally for land use and design compatibility, with an approved Special Exception, the 
applicant will file an updated security plan with the State of Arizona to ensure compliance with 
A.R.S §36-2804(B)(1)(C). The security plan will include: 
 

• Surveillance cameras covering all exterior and interior areas of the property, and all 
portions of the building used for storage and dispensary uses with a minimum backup 
storage of thirty (30) days; 

• A 24-hour independently monitored security alarm system (with backup cellular 
communication capability, audible alarms, motion detectors, panic buttons, yard signs and 
window stickers);  

• Controlled access to loading areas; 
• Trackable and controlled keycard access to the building and all portions used for dispensary 

and secure storage purposes (with employees only given keycard access to areas where 
they work); and 

• Secure and controlled access to all areas where marijuana products are stored or displayed. 
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In addition to the security plan filed by the applicant, A.R.S. § 36-2806(H) requires AZDHS to 
carry out a minimum of one unannounced inspection of the Project per year. 
 
Drainage/Grading/Landscape 
The Project is an existing development with existing drainage, parking, and landscape 
improvements; as such, there will be no elevation changes due to any new grading. Minor  
landscaping improvements are proposed as depicted with the Preliminary Development Plan dated 
3/27/26, and recommended Preliminary Conditions.  
 
Traffic/Circulation 
The site will retain the existing traffic circulation and curb cut locations with two-existing 
driveways. DTM Traffic Engineering has indicated adequate drive-through stacking is provided 
on-site. 
 
Parking will be provided per UDC parking requirements. The Project currently provides 
approximately 24 parking spaces, exceeding a minimum of 13 spaces required based on 1/300 
square foot of gross floor area. ADA compliant parking and bicycle parking will be required to be 
maintained along with a future development package to demonstrate compliance with applicable 
requirements per the UDC. 
 
Use-Specific Standards  
 
The following Use-Specific Standards under Section 4.9.9.E.1 of the UDC are applicable to the 
proposed Special Exception:  
 

• UDC 4.9.9.E.1.a – The total maximum floor area of a marijuana dispensary shall not 
exceed 10,000 square feet.  
 

The proposed expanded dispensary with addition of pick-up window is proposed to 
maintain the existing building totaling approximately 4,000 square feet/floor area, 
less than 10,000 square feet, therefore in compliance with the UDC.  

 
• UDC 4.9.9.E.1.b – A medical marijuana dispensary shall be located in a permanent 

building and shall not be located in a trailer, cargo container, mobile or modular unit, 
mobile home, recreational vehicle, or other motor vehicle.  
 

The existing dispensary occupies a permanent building made of concrete with 
existing concrete foundation and utility connections. 
 

• UDC 4.9.9.E.1.c – The permitted hours of operation of a marijuana dispensary are from 
7:00 am to 10:00 pm.  
 

The proposed dispensary expansion will adhere to the required hours of operation. 
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• UDC 4.9.9.E.1.d – A marijuana dispensary shall have an interior customer waiting area 

equal to a minimum of 25% of the sales floor area.  
 

The applicant has stated that the proposed dispensary expansion with drive-thru 
pick-up window will maintain an interior sales floor that meets the minimum 
required area. The minimum required waiting area for the dispensary is 999.5 sf., 
and a 1,002 sf of waiting area is provided exceeding waiting area requirements. 
 
The area requirement in this portion of the UDC only refers to the minimum size 
of the customer waiting area, and not the sales floor area. It will be required to 
delineate these two floor areas and demonstrate compliance with this requirement 
at the time of any future Development Package/building permit applications are 
submitted. 

 
• UDC 4.9.9.E.1.e – A marijuana dispensary shall not have outdoor seating areas.  

 
The existing marijuana dispensary building has no outdoor seating areas, and none 
will be provided for the proposed dispensary expansion. 

 
• UDC 4.9.9.E.1.f – A marijuana dispensary may deliver marijuana, once rules permitting 

and regulating delivery are approved by the AZDHS and become effective, and shall 
comply with state law and all lawful, applicable health regulations, including those 
promulgated by the Arizona Department of Health Services and any other authorized 
regulatory agency.  
 

The proposed dispensary expansion with a drive-through pick-up window will 
comply with all state laws and applicable regulations regarding delivery. 

 
• UDC 4.9.9.E.1.g – A marijuana dispensary shall be setback a minimum of 2,000 feet from 

any other marijuana dispensaries, measured in a straight and direct horizontal line 
between the two closest exterior or applicable interior suite walls of marijuana 
dispensaries.  
 

According to the applicant and staff review, there are no marijuana dispensaries 
located within 2,000 feet of the subject dispensary building.  

 
• UDC 4.9.9.E.1.h – a marijuana dispensary shall be setback a minimum of 500-feet from a 

K-12 public, private, or charter school or a licensed childcare center, measured in a 
straight and direct horizontal line from the closest exterior or applicable interior suite wall 
of the marijuana dispensary to the closest property line of a school or childcare center.  

 
According to the applicant and staff review, the proposed dispensary expansion 
with a drive-thru meets this setback requirement, and the closest grade school or 
child-care center is approximately 1,000 feet away from the project site. 
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• UDC 4.9.9.E.1.i – a marijuana dispensary shall be setback a minimum of 500-feet from a 

public park listed in Section 6 of the Technical Standards Manual or library, and a 
minimum of 500-feet from a licensed residential substance abuse diagnostic and treatment 
facility or other licensed residential drug or alcohol rehabilitation facility, measured in a 
straight and direct horizontal line from the closest exterior or applicable interior suite wall 
of the marijuana dispensary, to the closes property line of a library, public park, licensed 
residential substance abuse diagnostic and treatment facility, or other licensed drug or 
alcohol rehabilitee facility. –  
 

According to the applicant and staff review, the proposed dispensary expansion 
with a drive-thru meets this setback requirement; there are no parks or treatment 
facilities within 500 feet of the subject building. 

 
• UDC 4.9.9.E.1.j – The expansion of an existing marijuana dispensary shall be setback a 

minimum of 500 feet from a K-12 public, private, or charter school, measured in a straight 
and direct horizontal line from the closest exterior or applicable interior suite wall of the 
marijuana dispensary to the closest property line of a school.  
 

There are no K-12 public, private, or charter schools within 500 feet of the project 
site. 

 
• UDC 4.9.9.E.1.k – A marijuana dispensary shall comply with all lawful, applicable health 

regulations, including those promulgated by the Arizona Department of Health Services 
and any other authorized regulatory agency.  
 
The proposed dispensary expansion will comply with all applicable health regulations from 
the Arizona Department of Health Services and other authorized regulatory agencies. 
 

• UDC 4.9.9.E.1.l – Odor Mitigation  
(1) Odor mitigation devices and techniques shall be incorporated in all marijuana 

facilities to ensure that odors are mitigated. 
(2) An odor mitigation plan shall be submitted demonstrating compliance with odor 

control requirements. 
 
An approved odor mitigation plan will ensure compliance with all odor mitigation 
regulations. 

 
Special Exception Findings  
Section 3.4.5.A of the UDC requires that the Zoning Examiner grant a special exception only after 
finding that the requested special exception: 
 

1. Meets the standard expressly applied by all adopted codes and regulations for that type 
of land use, or for the land use class applicable to the proposed use. – The application 
materials demonstrate that the Project meets all applicable standards and regulations 
governing marijuana dispensaries. 
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2. Does not adversely affect adjacent land uses or the surrounding neighborhood; or 
that such adverse effects can be substantially mitigated through the use of additional 
conditions. - Use as a marijuana dispensary conforms to and complements adjacent 
land uses and the surrounding neighborhood because:  

 
• The Project represents an investment and improvement on a parcel and building 

that are currently underutilized; 
• The security plan required by the State of Arizona will ensure the Project is safe for 

its patients, employees, and neighbors, as well as increase the safety of the 
surrounding properties;  

• The applicant is familiar with odor mitigation requirements as they currently 
operate a dispensary, and an odor mitigation plan will be included at the time of 
development package or building permit submittal; and  

• The Project expands a vacant portion of an existing commercial space and provides 
a drive-thru lane along the westerly and southerly portions of the site. 
 

3. Provides for adequate and efficient vehicular and pedestrian access and circulation 
and vehicular parking. - The Property will utilize existing on-site parking and access 
from N Park Av and E Lee St. The proposed use is subject to the standard parking 
requirements of 1 space per 300 square feet, which is already provided by existing 
parking spaces. According to City of Tucson Traffic Engineering review, no street 
improvements are needed. 
 

4. Can be adequately and efficiently served by public facilities and services, such as 
water, storm water drainage, fire and police protection, and solid and liquid waste 
disposal and/or collection as may be required by the various public and private 
agencies. – This project requires no additional public facilities or services as compared 
to the property’s previous uses. The project is in Tucson Police Department’s 
Operations Division West as well as by Tucson Fire. Solid waste facilities will be 
designed/maintained according to City of Tucson code. 

 
5. Complies with the General Plan and any applicable sub-regional, area, or 

neighborhood plan. - The Project will be a retail establishment, and the property is 
already zoned C-2 Commercial. Further, the project lies within the Neighborhood 
Building Block of the Future Growth Scenario Map. Policies within these areas 
encourage the reactivation of underused commercial space.  

 
Conclusion – The proposed special exception is consistent with Plan Tucson 2025, and in 
compliance with performance criteria of UDC Sections 3.4.3, 3.4.5, 3.4.6, 4.8.6 and 4.9.9 subject 
to compliance with the attached preliminary conditions, approval of the special exception land use 
in the C-2 zone is appropriate. 
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PROCEDURAL 
 

1. A development package in substantial compliance with the revised preliminary development 
plan, and required reports, dated March 27, 2026, is to be submitted and approved in 
accordance with the Administrative Manual, Section 2-06. 

 
2. 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”. The fully executed Waiver must be received by the Planning & Development 
Services Department (PDSD) before the item is scheduled for Mayor and Council action. 
 

3. Historic or prehistoric features or artifacts discovered during future ground disturbing 
activities should be reported to the City of Tucson Historic Preservation Officer. 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. 

 
4. Any relocation, modification, etc., of existing utilities and/or public improvements 

necessitated by the proposed development shall be at no expense to the public. 
 

LAND USE COMPATIBILITY 
 

5. An interior customer waiting area of at least 25 percent of the sales floor area shall be 
provided.  
 

6. No order board or menu display shall be installed along the drive-thru/pick-up window lane.   
 

7. No loudspeaker or intercom system shall be placed along the drive-thru/pick-up window lane. 
 

8. Install 36”x30” freestanding sign west of driveway at E Lee St indicating “Online Orders 
Only” and install five (5) foot high pylon sign indicating “Online Pick-Up” on either side of 
drive-thru entry as indicated on the PDP.  
 

9. Any excess stacking of vehicles shall be limited to prevent traffic back-ups onto E Lee St 
subject to DTM review for vehicle stacking requirements.   
 

10. Graffiti on walls or on any other location on site shall be removed within seventy-two (72) 
hours of discovery. 
 

11. The Property site shall utilize reasonable passive rainwater harvesting techniques, such as 
water harvesting basins and desert-adapted vegetation, to enhance the proposed landscape and 
preserve water resources. 
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LANDSCAPE 
 

12. A new tree (suggested Blue Palo Verde) for shade and to meet UDC Landscape Border 
requirements is required. Show the new Blue Palo Verde in the northwest of the dispensary 
sign along N Park Av near the ROW line on the updated PDP along with language that this 
new tree will bring the canopy tree requirement back into compliance with UDC landscape 
borders and screening. 

 
RECLAMATION DISTRICT 
 

13. Pima County Wastewater Reclamation provides the condition that the owner/developer shall 
obtain written documentation from the Pima County Regional Wastewater Reclamation 
District (PCRWRD) that treatment and conveyance capacity is available for any new 
development within the special exception area, no more than 90 days before submitting any 
tentative plat, development plan, sewer improvement plan or request for building permit for 
review. Should treatment and/or conveyance capacity not be available at that time, the 
owner/developer shall have the option of funding, designing, and constructing the necessary 
improvements to Pima County’s public sewerage system at his or her sole expense or 
cooperatively with other affected parties. All such improvements shall be designed and 
constructed as directed by the PCRWRD. "  
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     Approval – Protest Form 
 

If you wish to submit a written protest or approval, this form is provided for your convenience.  
Print your comments below, sign your name, and mail to the City of Tucson Planning and 
Development Services Department, Entitlements Section, 201 N. Stone Avenue, P.O. Box 
27210, Tucson, Arizona 85726-7210. The number of approvals and protests along with protest 
calculations will be reported at the Zoning Examiner’s public hearing.  This form is not the City 
of Tucson Public Hearing Notice. 

 
Protests from 20% of the property owners within 150’ of the whole perimeter of the property being rezoned, 
including BOTH 20% of the property by area and 20% of the number of lots with 150’, require an affirmative 
vote of ¾ of the Mayor and Council (5 of 7 council members) to approve the Original City Zoning translation.  
Public rights-of-way and the area/lot of the proposed rezoning are included in the protest calculations. 
Calculations will be provided to the Mayor and Council. 
 
Case: TP-ENT-0326-00006 Prime Leaf Dispensary- Add a Drive-Thru/Pick-up Window, 1525 N Park Av, C-2 
(Ward 3) 
 
 
_____________________________________          APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 
 
   
Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 
____________________________________________________________________________________________________________ 
 
 

OWNER(S) SIGNATURES  PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
YOUR MAILING ADDRESS 

 
 

  

 
 

  

 
 
Date ____________________  



                 Place  
                Stamp  
                 Here 

 
 
 

     City of Tucson 
     Planning and Development Services Department 
     Entitlements Section 

201 N. Stone 
     P.O. Box 27210 
     Tucson, Arizona 85726-7210 
 
 
TP-ENT-0326-00006 JO 

Expose this flap - Affix stamp and return 
______________________________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________________________ 
 

 

City of  Tucson   
Planning and Development Services  
Department - Entitlements Section 
201 N. Stone Avenue 
P.O.  BOX   27210 
Tucson,  Arizona   85726-7210 
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