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ABSTRACT 

This paper describes some of the effects of urbanization on the environment and 

the benefits and liabilities of environmentally oriented land use regulation, and in 

detail, the use of the Xeriscape Landscape and Screening ordinance as one tool 

to effect the goal of environmental health of the Tucson community. 
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A DESERT ECOLOGICAL ETHIC; LAND USE REGULATIONS 

AND A XERISCAPE ORDINANCE 

INTRODUCTION 

This paper describes the emergence of a desert ecological ethic in Tucson by 

discussing the history of the designed landscape in the community, environmental 

stresses that have occurred, and various environmentally-oriented regulations. The 

recently adopted Tucson Zoning Code amendment, the Xeriscape Ordinance, is used as 

a case study to illustrate in detail the process by which a regulation is achieved and the 

positive contribution one ordinance has made to the desert ecological ethic. 

In an effort to contain the topic, only ordinances and policies affecting 

development within the Tucson city boundaries are reviewed. It should be noted, 

however, that efforts in the Pima County jurisdiction parallel and complement those 

within the city limits. 

Survival of the global ecosystem into the future should be a goal of the human 

species. The proposed methods by which this will be accomplished vary among 

ecologists, but there appear to be common elements in the theories offered. Diversity 

of species, preservation without prejudice, and human productivity in an appropriate 

environment are some of the factors ecologists hold to be keys to survival. 

A precept of landscape ecology is that stability is achieved through diversity. 

Aldo Leopold maintained that stability demands preservation of the natural environment 
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(Luten, 1986), because no one can state that certain elements will not be useful in the 

future. Survival of our species or of the global ecosystem may depend upon following 

Leopold's advice about land use not only in economic terms but in ethical and aesthetic 

terms as well. Species diversity leads to a rich ecosystem that is able to withstand 

periodic stress and the cyclic behavior of the system as it moves toward maturity 

(Forman, 1986). Although a species may inhabit only one niche and ecotone within a 

system, because of the interrelatedness of the system, absence or overabundance of that 

one species affects the flow of energy throughout the system. Luten suggests that 

maintaining stability for survival only through tradition, foresight, and the use of 

reference devices is erroneous (Luten, 1986). He points out that to depend solely on 

these methods eliminates the essential element of experimentation. 

Wilkin's views coincide with Luten's in that he suggests that stability without 

experimentation leads to a static environment, a deadly situation for any species (Wilkin, 

1990). The essential element of a healthy, growing ecosystem is experimentation without 

chaos. By manipulating and experimenting with the environment of the human ecosystem 

the species can determine which solutions meet short and long term goals and which 

provide the most benefit for the least cost. Wilkin terms the three levels of human 

productivity as "ecological productivity, economic productivity and subjective satisfaction 

productivity" (Wilkin, 1990, p. 5). The most compelling argument for accepting these 

terms as applied to the layers of a human ecosystem is that definitions for each and for 
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the interaction between the layers can be clearly observed in contemporary urban 

communities. 

Development in the urban area is inevitable. The question asked is, can a 

community provide a productive, less stressful environment in its urban areas while 

preserving the natural aesthetics of an arid landscape by modifying the physical realities 

of the desert climate? 

Land use in any given urban area is determined by humans. The extent to which 

land use is enjoyable, i.e. productive, or hazardous to human existence in the area, is 

also determined by humans and the type of landscape chosen for their environment. 

The xeriscape ordinance was chosen to illustrate the concept of designing in 

accordance with the particular abilities of the environment in which we find ourselves to 

support development. The proper design can relieve stress factors caused to the 

environment by development. 

Proper design and enhancements such as landscaping also add health and diversity 

to the community. Health in the sense that introducing natural elements to our 

surroundings relieves the visual confusion of man-made communities as well as the 

tendency toward increased heat caused by the built environment. The diversity displayed 

by nature can be reproduced in the built environment to reduce the sometimes bleak 

impact of construction materials as well as to avoid a reliance on one kind of plant 

material that may be subject to disease (Dutch Elm) or be the cause of unhealthy effects 

(Olive trees and bermuda grass). 
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HISTORY AND SETTING 

Emergence of a Natural Ethic in 

Landscape Architecture 

The style of landscape architecture in the eastern United States in the early 1800's 

and early 1900's remained in the tradition of formal designs and use of exotic vegetation. 

Following the World's Columbian Exposition of 1893, however, in the mid-west, O. C. 

Simonds broke tradition by following the natural pattern of existing landscapes with his 

ecologically-appropriate design of the Graceland Cemetery in Chicago. In 1922, 

Simonds espoused a natural landscape ethic in an address to the Landscape Architecture 

Department of the University of Illinois. He suggested, "In making a planting design for 

any given territory, one should seek to retain the local character, and this he can do 

largely by retaining indigenous plants." (Simonds, 1922, by Zube, 1986). Thus in the 

Mid-west at the turn of the century began the concept, furthered by landscape architects 

and ecologists such as Wilhelm Miller, Jens Jensen, and Henry Cowles, of using native 

plants and natural terrain compatible with climatic concerns and for use in natural control 

of man-made problems, such as erosion along the growing highway systems (Zube, 

1986). 

Application to the Southwest 

The natural ethic in landscaping eluded the settlers who came to the Southwest 

in the late 1800's. From their perspective, the desert was a monotonous wilderness, a 

waste that had value only if turned into a garden through the use of ground water. The 
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rivers and washes were viewed as oases appreciated as symbols of the greener eastern 

lands from which the settlers came. In 1871, Lieutenant George Wheeler suggested that 

the desert would be reclaimed by irrigation (Zube, 1982). The idea of "reclaiming" the 

desert, that man could not use it in its natural state, persisted into the 20th century. The 

concept that the desert was a hostile land only made hospitable through the use of 

imported vegetation and lavish irrigation molded the appearance of the settlements in the 

Southwest into lush exotic gardens. 

From 1875 into the early 1900's, Tucson developed with imported plants such as 

oleanders, roses, mulberry trees, and bermuda grass (McPherson and Haip, 1989). For 

the inhabitants' comfort, the shade produced by exotic deciduous trees was necessary to 

mitigate the summer heat and produce a less stressful environment. With the advent of 

evaporative cooling in the 1940's, fewer trees were planted and the climate was 

combatted from within structures rather than modified from without. The surge in 

subdivision development from the 1950's to the 1970's was accomplished without the 

street trees considered necessary two decades before. 

In 1977, community awareness of water as a scarce natural resource rose with 

increased water rates and the formation of water protection groups such as the Southern 

Arizona Water Resources Association (McPherson and Haip, 1989). Zealous water 

conservation ethics threatened to turn Tucson into a non-landscaped community, 

engendering as before, an environment stressful to its inhabitants. 
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As the community moves through the 1990's, it is time to stabilize the swing of 

the pendulum between the extremes of too much and too little irrigation of urban 

vegetation. Government, public education efforts, and concerned citizens are recognizing 

the health, economic, and environmental benefits of a reasonable approach to landscaping 

using appropriate desert or drought tolerant vegetation (McPherson and Haip, 1989). 

Economic and Environmental Effects 

Pattern of Development in Tucson. Despite a plethora of support from well-

intentioned planners for cluster housing as a solution to sprawling urbanization, the 

American populace clings stubbornly to the concept that a single family dwelling on a 

single lot is the highest achievement of the American dream. In the early 20th century 

large lots were advertised as having the fringe benefits of land for gardening and chicken 

raising. The tendency towards family food production, but not toward single family 

housing, declined during the 1950's but rose again with the advent of the home craft and 

a return to nature attitude of the 1960's (Stilgoe, 1982). In terms of generation spans, 

developers were marketing for a group of people in the 1970's who had themselves 

grown up in single family houses and who wanted to attain that level of residential 

accommodation for their families. 

In a study of residential preferences done in Tucson in 1984, it was found that the 

level of design of cluster housing was not yet at a point that encouraged people to 

overcome their liking for a single family house on an individual lot. Views, privacy and 

quiet surroundings were perceived as desirable elements afforded by single family 
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housing, not by cluster housing (Wilkin, 1990). The importance of one's own outdoor 

area outweighs the economic benefits of efficient infrastructure and cost effective 

development patterns afforded to both the resident and to the City. 

The thrust of this finding is that urban sprawl is the preferred pattern of 

development by the residents of the community until design criteria that are attractive 

enough to entice buyers are developed for cluster housing, intensified commercial uses, 

and business activities in the urban core. Reserving land both for open space and 

increased landscaping in the community is a task made difficult by the preference for 

single family housing. In the cluster option a certain portion of land can be set aside 

along washes or along street frontages to preserve or revegetate for the benefit and 

enjoyment of the entire community. Single family residential development supplies these 

amenities unevenly and at the whim of the individual homeowner, who may or may not 

choose to plant trees to shade the street or preserve a natural wash for wildlife habitat. 

The Heat Island Stress Factor. "The phenomenon of urban structures and paving 

absorbing more sunlight than the surrounding countryside and radiating it back as heat 

is known as the urban heat island effect." (McPherson and Woodard, 1990, p. 1) This 

effect is a recent one in the growth of Tucson. Trees that had previously shaded narrow 

streets and houses were replaced with multi-lane thoroughfares and immense parking lots 

serving shopping malls with reflective roof areas of over 100,000 square feet. The stress 

factor between humans and the environment is created two ways. The first is the 

personal and daily effort residents make to combat the heat as they travel around the 
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community on hot streets, in hot cars to hot paved parking areas. The second stress level 

occurs between the entire community and the cost of the cooling power. 

Studies done at the University of Arizona (McPherson and Woodard, 1990) and 

in Florida (Parker, 1987) show that use of trees and shrubs in appropriate locations will 

benefit the individual residences and lessen the heat island of urban areas. Parker found 

that temperatures of walls shaded by shrubs were 24 degrees to 29 degrees cooler than 

walls exposed to the sun in the same period (Parker, 1987). The cooler walls result in 

a lower air conditioning expense to the owner. On a community scale, urban tree 

planting programs can cool the heat island through evapotranspiration and shading of 

paved areas to reduce heat reflection. Indirectly, the savings in cooling power afforded 

by the trees reduces the fossil fuel emissions into the atmosphere (McPherson and Haip, 

1989, McPherson and Woodard, 1990). 

Tucson has joined communities across the country in the American Forestry 

Program called Global Releaf. The national goal, endorsed by President Bush, is to 

plant a billion trees annually for the next ten years (Krakauer, 1990). In Tucson, the 

goal is 500,000 trees by 1996. If this goal is achieved and the result is adequate shading 

of buildings and pavement, McPherson estimates that power consumption for cooling 

could be reduced from 18 to 25 percent. The reduction more than compensates for the 

use of power in water pumping for irrigation through the use of drought tolerant trees 

(McPherson and Woodard, 1990). 
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The Global Releaf and Trees for Tucson programs satisfy the three levels of 

human productivity as defined by Wilkin. Ecological productivity is attained by the 

natural environmental cleaning ability of the trees. Economic productivity is enhanced 

through reduced power use and cost. Human satisfaction is the most visible, evidenced 

by the tremendous response from individuals who want to be part of the program and 

plant trees in their yard and in the community. Potentially, these citizen programs, more 

than any law or policy, will reduce personal stress levels caused by urban heating for the 

residents of the Southwest. 

The Flood Hazard Stress Factor. Historically, human use of the floodplain 

involved farming, fuel gathering, water sources, and hunting, but rarely permanent 

shelter. Use of the environment in this manner gave the most ecological and economic 

benefit with the least possible expenditure of energy in modification. Compare this to 

the residential use people currently make of floodplains where a great amount of energy 

is expended for a reduced environmental amenity, unsuited for ecological productivity. 

Flooding hazard is a visible and measurable occurrence. The amount of water 

generated by a watershed, the flow of water from adjacent developments and the annual 

rainfall are all elements which can be formulated into a finite determination of what will 

happen in the event of flood. The effects of flooding are visible long after an event 

reminding people of the danger of that location. Traditionally, the protection against "the 

most ubiquitous and damaging [event] in a metropolitan region" (Fabos, 1979 p. 109) has 

been to artificially constrain the water in a course of human choosing. This has been 
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done in most areas with little regard for preservation of the natural environment 

surrounding a watercourse. The instinctive reaction when confronted with a hazard is 

to eliminate the cause, if possible. The obvious cause of flooding hazard in the minds 

of those subjected to it is the water that is threatening homes or businesses. The cause 

is not considered to be that too much development has occurred in the floodplain and that 

the water is behaving exactly as it must! 

A characteristic of flood hazard is that without proper floodplain regulation the 

hazard increases each year a community grows. As more land is covered with 

impermeable material, less open soil is available for water absorption, thereby increasing 

not only the amount of water running through a floodplain but the rate at which it runs 

off (Fabos, 1979). 

As Tucson's urban area began to fill, more land was carved out of the floodplain 

for development. At first, farms and ranches encroached into the lush vegetated river 

courses. These establishments generally had only one house and farm buildings which 

did little to disturb the absorption capacity of the soil. Housing and business 

development over the years, however, began covering the soil and increasing the amount 

and flow speed of the water. Each development protected itself by raising floor 

elevations or flood protecting the site on which the buildings stood. There was no 

coherent plan for development along the rivers and it was not understood that 

development in one area of the floodplain, while protected itself, could actually increase 

the hazard of flooding to existing or proposed developments many miles downstream. 
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Developments were allowed to be built with minor river bank protection that extended 

only along the face of the adjacent bank. For most floods this was considered sufficient 

insurance that the bank would not fail. 

In 1983, however, a combination of weather events led to a flood which is 

considered by some to be one of a 100 year magnitude. Tropical Storm Octave delivered 

three days of steady rain on top of what were already very saturated soils (Saarinen et. 

al., 1984). The result was devastating for the developments along the rivers. Water cut 

behind the localized bank protection and eroded the soil out from under buildings, which 

then collapsed into the river. Bridges were destroyed, not solely from the water force 

in the middle of the stream, but also from erosion of the supports on either side. 

Saarinen et al. theorize that the flood of 1983 in Tucson was a hazard resulting 

from land use decisions made on a case by case basis in conformance with antiquated 

codes (Saarinen et al., 1984). This casual handling of flood waters could not take into 

account the cumulative effects of the filling of floodprone land which had previously 

absorbed much of the water. He and Fabos (Fabos, 1979) agree that the hazard can be 

reduced by careful consideration of the land use in the floodplain. 

The Tucson Citizen October 5, 1988 issue contains an article about the flood of 

1983. The article discusses the flood from the public safety point of view and concludes 

that there was a problem; "It wasn't supposed to happen here." Charles Huckleberry, 

County Floodplain Engineer, states that the safest thing is to keep the development out 
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of the floodplain. "Unfortunately, we can't go back and take away the urbanization of 

the last 200 years." 

Doug Shakel, a local geologist, feels that there is a false sense of security with 

the new flood structures in the rivers. "River channelization since 1983 only will cause 

more overflow during the next big flood" (Tucson Citizen, 1988). Certainly, the 

community reaction to the 1983 flood of passing a sizable bond for constructing flood 

protection demonstrates that stress and fear of flooding can be relieved in the short term 

by money and manipulation of the environment. 

Floodplain and Urban Wildlife Habitats. The floodplain supports a riparian 

habitat with sandy soils stabilized by deep rooted, dense vegetation. The stretch of 

floodplain along a river is the corridor for native animals and a migratory stop for others. 

Even though the river itself may not contain water on the surface for long periods of 

time, the water table can be very close to the surface and available to vegetation which 

in turn supports the wildlife. 

The preservation of floodplain alone in a community is not enough to allow for 

biological diversity of wildlife in and around the community. Ways must be found to 

"reduce the impacts of manmade environments such as cities, agricultural lands, and 

managed forest" (Arizona Sonora Desert Museum; Shaw, 1988 p. 6). By planting in 

accordance with the desert ethic and not in opposition to it, urban developments may 

attract and provide habitat for desert wildlife. Places for cover as well as appropriate 

plants should be designed into a development (ASDM; Dimmett, 1988). With native 
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plants and natural environments established around them, residents or office workers can 

be given a sense of association with the Sonoran Desert which will assist in the growth 

of the desert ethic. 

Open Space. For centuries human development has occurred along river banks. 

The primary purposes were for transportation and trade, food and water. It wasn't until 

the late 19th century and early 20th century in the United States that the river bank itself 

began to be viewed as an amenity. Frederick Law Olmsted, H.W.S. Cleveland and 

Charles Eliot were among the early designers who saw the need for a system of open 

spaces within urbanized areas and drafted plans for open spaces along urban river courses 

(Zube, 1986). Reduction in human stress caused by overcrowding and lack of greenery 

was recognized as an important goal in city planning. 

Real Estate Value. There is a substantial relationship between the price of a 

house and the number of trees contained on the lot (Anderson, 1985). Higher property 

values equate to a larger sum gathered in property taxes, which benefits the entire 

community economically. Anderson found in the southeastern United States that houses 

with trees in the front yard could command a sales price 3% to 5% higher than 

neighboring houses with no trees. For the Athens, Georgia community, Anderson 

estimated that the tax revenue resulting from the increased property value could equal 

$200,000. 

In the Tucson community, several developments have retained natural areas 

through conditions imposed by rezoning cases. These conditions were initially opposed 
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by the developers who claimed that their economic welfare was damaged by the loss of 

developable land. The retained natural areas, in fact, became excellent amenities for the 

residential developments and were featured prominently in the sales advertisements. 

Development in River Areas 

Many cities have mandated open space systems following river courses: Boston, 

New York, Minneapolis and San Antonio are examples. The City of Tucson has 

followed suit by establishing a set of river park guidelines (City of Tucson, 1984). In 

any rezoning case adjacent to a major water course, a ribbon of land at least fifty feet 

wide along the bank is required to be dedicated for park purposes along with the 

installation of various facilities or landscaping. The question arises, however, from 

which point is the fifty foot measurement taken and along what type of channel? To 

clarify this the city adopted another policy covering the type of water course 

improvements to be done (City of Tucson, 1988). The primary emphasis on channel 

design is to be responsive to the environment, as natural appearing as possible and 

without bank protection, if safety, the proposed development, and the nature of the 

watercourse allow. The major water courses are to include space for continuous and 

connected recreational activities and no important wildlife corridor will be disrupted. 

It is unreasonable to assume that a community can avoid all hazards of the 

floodplain and propagate the desert environmental ethic merely by instituting a no-

development zone in the flood prone areas. It is also impractical to assume that the 

governmental jurisdiction can take over control of private properties located in the 
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floodplain. These drastic solutions cost too much both in terms of property withdrawn 

from the diminishing stock of land in an urbanizing area and in the dollar amounts 

necessary to compensate owners of private property. 

Landscaping of the Urban Environment 

Typical commercial development in Tucson has neglected to benefit from the 

planting of trees in paved parking lots in the last decade. Conversely, recent multifamily 

developments attempt a visually cooling effect through the use of turf grass liberally 

applied to the site. The City sought to establish a compromise with a comprehensive 

landscape ordinance. The ordinance limits turf, promotes adequate shading of parking 

lots and mandates drought tolerant vegetation in all but specifically designated oasis areas 

on a site. The regulations require the developer to design the site using these criteria and 

the future owners to maintain the site according to the approved plan. 

This regulation meets with the approval of the Landscape Commission, a body 

of concerned and professional citizens appointed by the Mayor and Council in 1989. The 

Commission's recommendations (City of Tucson, 1990b) emphasize the need for 

thoughtful and appropriate landscaping of public property and private development to 

combat the urban heating trend and to foster a sense of well being in the desert dwellers. 

The recommendations reflect the change in attitude on the part of the citizens and 

business community by considering that landscaping deserves a primary role in site 

development rather than being placed there as an afterthought. 
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In developing the comprehensive landscape ordinance for Tucson, a review of 

codes from other communities was conducted. The parking and landscape codes listed 

in Appendix A. for the most part regulate land uses in urban environment. The 

landscape requirements for urban parking lots in the west and southwest have been 

adopted fairly recently, from 1982 to 1989, in those communities reviewed. This 

coincides with the general concern emerging about global and urban warming and human 

comfort. The use of vegetation and trees is an effort to combat the warming effects of 

paved and concentrated parking areas. 

A comparison of the requirements of eleven communities is summarized in Table 

1. Eight of the eleven communities require trees in the parking lots, ranging from one 

tree per four spaces to one per ten spaces. All eleven codes require some sort of 

perimeter landscape for buffering. Generally, this ranges from a five to ten foot strip 

between the parking area and the public street. All but one community requires 

landscaping to be incorporated into the parking lot itself. The amount of landscaping 

averages just under ten percent of the area of the parking lot. 

Environmental Regulatory Efforts 

Zoning as a tool for local land use has existed in the United States since the 

1920's. Patterns of zoning are usually in blocks made up of individual parcels. 

Traditionally, zoning regulates the use, density, intensity, and bulk of buildings on a site. 

These development concerns are based on a need to provide citizens with adequate health 

and safety, as well as protect land owners' economic interests (So, 1988). The Standard 



COMMUNITY CODES-PARKING LOT LANDSCAPING 

SOUTH-VEST DATE LANDSCAPED TREES MINIMUM SQ. BUFFER 
COMMUNITY AREA IN LOT FT. AREA PERIMETER 

Tucson 1982 5 x street 
frontage 

36" X 36" 5' width 

Pima County 1986 10% 10* width minimum 

Chandler 1987 10* 1/4 
spaces 

50 sq. ft. between sidewalk 
6 parking 

Phoenix 1987 every 
102' 

yes- trees 30' 
on center 

Tempe 1989 
draft 

island/ 15 
spaces 

1/15 
spaces 

7' wide yes- frontage 

Glendale 1987 200 sq. ft. / 
10 spaces 

1/5 
spaces 

200 sq. ft. 10-20' width 
1 tree / 15* 

Mesa 1989 1 tree,2 shrubs 
every 10 spaces 

1/10 
spaces 

50 sq.ft. 10' width 
1 tree / 15' 

Sante Fe 1988 160 sq. ft. 
every 20 spaces 

1/10 
spaces 

160 sq. ft. 5• width 

Albuquerque 1987 7% of area 4 * width 5• width 

Sacremento 1987 lot of area canopy 
50* of 
area 

25 sq. ft. 5* width 
1 tree / 50* 

Dallas 1986 25 sq. ft./ 
1 space 

1/10 
spaces 

10' width 

TABLE 1. Community Codes - Parking Lot Landscaping 
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State Zoning Enabling Act was enacted by the Federal Government in 1922 for use and 

adoption by the fifty states. Following this Act, in 1927, the Standard City Planning 

Enabling Act defined a comprehensive plan, or master plan to be used as a guideline for 

establishing zoning on specific parcels. The 1927 Act allowed master planning of 

transportation facilities, infrastructure needs, and open space. Although many cities took 

the opportunity to establish park systems and green spaces, few communities in the 

decades following the Acts were concerned with providing natural space for animal 

habitat, (Bissel, 1987) or open space and landscaping on individual properties. 

The centralwestern states, Colorado in particular, are leaders in requiring open 

space for wildlife habitat purposes through zoning regulation. Colorado began legislating 

open space for habitat in the 1970's (Hallock, 1986). In Arizona, the City of Tucson and 

Pima County began efforts in this direction in the late 1980's. The planning was 

primarily in response to a tremendous surge of development in the 1970's and early 

1980's that caused much of the open space in the community to disappear under roads, 

shopping centers and residential areas. 

In 1969, the National Environmental Policy Act (NEPA) was enacted by 

Congress. NEPA was established to "encourage productive and enjoyable harmony 

between man and his environment; to promote efforts which will prevent or eliminate 

damage to the environment and biosphere and stimulate the health and welfare of man; 

(and) to enrich the understanding of ecological systems and natural resources important 

to the nation." (Rose, 1979, p. 241). Southwestern cities have lagged behind the east 



and west coasts and the mid-west in transforming the policy to regulations governing 

growth and development of the communities. This in part is due to the surge in growth 

during the 1970's and 1980's. City officials and planners had no time to formulate local 

environmental laws in response to the Act, and development was approved according to 

outdated regulations of the 1950's. In more recent years, development has slowed and 

the Tucson community is taking the opportunity to evaluate the preservation of natural 

areas, floodplain aesthetics, and urban landscaping issues. 

History of Effort in Tucson. In August, 1988, Pima County adopted an open 

space plan to buffer Saguaro National Monument from encroaching development. The 

Monument lies in two pieces, on opposite sides of the Tucson metropolitan area. The 

Buffer Overlay Zone applies to parcels over eighty acres that undergo a rezoning. This 

is a lesser application than originally proposed by the supporters of the plan and 

represents one of the compromises of a long and arduous public hearing and adoption 

process. In 1988, the Mayor and Council of the City of Tucson directed staff to draft 

an ordinance that would achieve the Monument buffer goal of the County plan but would 

apply to the smaller parcels of land being developed in the urban area. 

Environmental Resource Zone. The Environmental Resource Zone (ERZ) was 

adopted on July 2, 1990. The overlay zone (City of Tucson, 1990a) is applicable to 

parcels within the city and designated on a series of maps. The mapping is based on a 

concept entitled the "Critical and Sensitive Biological Wildlife Habitat Map," conceived 

by Dr. William Shaw of the University of Arizona. The purpose of the ERZ is to 
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protect valuable wildlife habitat, while allowing reasonable and compatible development 

to occur in those areas. Because relatively few of the wash reaches designated on the 

base maps lie within the city limits, the land area affected by this ordinance is not a 

significant amount. Approximately 1140 acres are incorporated in the parcels impacted 

by the ordinance. On these parcels, from 5 to 35 percent of the land may have 

development restrictions that require a sensitive design of the site. At the time the ERZ 

was adopted, Tucson had 100,804.48 acres within the incorporated city limits; 1.13 

percent was overlaid by the ERZ. 

Parks. Recreation. Open Space and Trails fPROST) Section of the General Plan. 

On July 2, 1990, the Mayor and Council also considered the open space element of the 

General Plan and requested additional research by staff prior to adoption. The concern 

was that the plan should truly reflect the current public interests regarding the use of 

parks and the economic relationship to services offered by private enterprise. A survey 

(City of Tucson, 1990d) conducted in response to these concerns shows that many 

western cities consider passive open space and open space linkages to be a vital part of 

the community. A companion survey (City of Tucson, 1990d) in Tucson shows that 

citizens support the concept of open space resources. The PROST (City of Tucson, 

1990c) emphasizes passive open space in the parks, establishment of greenways along 

washes (not to conflict with the critical habitat designated by the ERZ) and an 

interconnected trail system. The plan calls for open space implementation techniques of 
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land acquisition based on a map of identified washes and tributaries possessing 

outstanding wildlife and aesthetic values. 

Watercourse Amenities. Safety, and Habitat Ordinance (WASH). In 1988, the 

Mayor and Council adopted the Interim Watercourse Improvement Policy (IWIP) (City 

of Tucson, 1988) to establish alternative wash protection treatment and promote more 

naturally appearing washes. During the public hearings for the ERZ, the Mayor and 

Council suggested that ERZ policies dealing with natural vegetation in the washes should 

be applied in the urban area of the city. Staff developed the Watercourse Amenities, 

Safety, and Habitat (WASH) ordinance (City of Tucson, 1991) incorporating the elements 

for natural bank treatment in the IWIP and certain development regulations contained in 

the ERZ. Two applicability methods were developed to determine which washes would 

fall under the regulation. The first proposal affected all washes with a greater than 100 

cubic feet per second flow during a 100 year storm event. The second proposal, which 

was ultimately adopted, designated specific washes and reaches of washes that have not 

yet been affected by development. The purpose and goal of the overlay zone is to 

preserve vegetative resources within fifty feet of the bank of the wash, however, in cases 

where safety concerns exist, the City's floodplain regulations will be utilized. 

Current Status of Regulation in Tucson. The Environmental Resource overlay 

zone was adopted in July, 1990. To date, one mitigation plan has been submitted for a 

development that contains a portion of the Coronado Wash on the east side of Tucson. 

The Planning Director certified the plan as having appropriate mitigation measures for 
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the intrusion into the wash area proposed by the developer. The mitigation measures will 

be completed and inspected for approval through the development process. 

The Parks, Recreation, and Open Space Element of the General Plan was adopted, 

by the Mayor and Council in December, 1990. Although the PROST has implementation 

strategies for the establishment of a Capital Improvement Program (CIP) to designate 

washes in priority for purchase, revegetation and use for habitat, trails, and open space, 

no action has been taken to adopt such a program. 

The Watercourse Amenities, Safety, and Habitat overlay zone along with the 

applicability options was adopted by the Mayor and Council in March, 1991. One 

development plan has been submitted for property on the Alamo Wash at Ft. Lowell 

Road. The plan shows compliance with the development criteria in the ordinance by 

dedicating the floodway portion of the wash and maintaining the required setback. 

With these policies and ordinances the city has begun a public awareness program 

about the importance of the visual and environmental amenities existing within the 

floodplains. 

It is clear that, like other communities in the western states, the City of Tucson 

is attempting to preserve open space for the health of its citizens, to promote 

development appropriate to desert environment, to preserve wildlife habitat, and retain 

significant native vegetation in the remaining urban and suburban riparian areas through 

establishing a set of goals, and overall plan. Unlike other communities, however, 
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Tucson has not established a Capital Improvement Plan (CIP) for acquisition of the open 

space first before adopting specific regulations for development in those areas. 

The lack of a methodical approach leads to two problems. The first consideration 

is the Fifth Amendment to the Constitution provision (So, 1988) which protects private 

land from public use without just compensation. The City of Tucson may be found liable 

for the property owner's economic loss in cases where the WASH or ERZ overlay 

regulations are applied with no firm basis in adopted policy or adequate compensation 

to the property owner. 

The second problem is that of confusing the public and the decision making body 

with a variety of regulations concerning development in sensitive areas with no 

acknowledged monetary basis to use as a framework in the implementation of these 

regulations. The momentum that exists in the city to preserve ecologically significant 

areas may falter due to the lack of legally established funding. To avoid the failure of 

the effort and the loss of the resource, Tucson should follow the examples set by other 

communities and establish funding sources based on an inventory of resources, develop 

an overall plan for acquisition by analyzing the pattern of the resource, and by 

encouraging voters to approve funding measures, and then apply the site specific 

regulations. 
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CREATING A TOOL - A LANDSCAPE ORDINANCE 

The direction to change the Zoning Code of the City of Tucson is received by 

Planning Department staff from the Mayor and Council. The direction may be the result 

of citizen requests, staff advising the need for a change, or from the elected officials' 

personal philosophies regarding the type of regulation needed in certain land use 

situations. 

The xeriscape landscaping and screening regulation (City of Tucson, 1990e) was 

prepared in response to the Mayor and Council direction on March 28, 1988 to achieve 

water conservation by encouraging the use of drought tolerant plantings and the use of 

xeriscape principles in landscape design on private property. This direction in 

landscaping in Tucson was mandated by the State Department of Water Resources in a 

stipulation order that stated that the City of Tucson would have in place by January 1, 

1991, a landscape ordinance that met or exceeded the landscaping, buffering, and 

screening standards set forth in the Pima County Zoning Code. The amendment was a 

part of the city wide plan for water conservation necessary to meet the goal set forth by 

the State Department of Water Resources (Arizona Department of Water Resources, 

1990) to reduce water use in Tucson from ISS gallons per capita per day to 148 gallons 

by the year 2000. 

As an interim measure while awaiting the completion of the comprehensive 

landscape code, on October 24, 1988, the Mayor and Council adopted ordinance #7076 

which specified that all landscaping required by the Zoning Code on the site utilize plants 



29 

only from the Low Water Use/Drought Tolerant Plant List. This list is generated and 

updated by the State Department of Water Resources and the Southern Arizona Water 

Resources Association (SAWARA). The interim ordinance was in place until the 

comprehensive xeriscape ordinance was adopted. Although the plant material specified 

was from the drought tolerant list, the area of required landscaping at that time amounted 

to a five foot strip on the frontage of a development and then only if a parking lot 

abutted the street. 

Zoning Code amendments are prepared by staff for review by the Zoning Code 

Revision Subcommittee, a group of interested citizens and professionals who lend their 

time and expertise for review of and comment upon the proposed changes to the Code. 

The first meeting with the subcommittee to discuss the draft amendment took place on 

November 30,1989. Over the next ten months twenty-five meetings were held for a line 

by line review process. The subcommittee completed its review on September 27,1990, 

three weeks after the first public hearing before the Citizens Advisory Planning 

Committee. 

A total of one hundred twenty-eight meetings and presentations took place in the 

two and one-half years of preparation it took to complete the amendment. The meetings 

included both formal presentations to and discussions with various groups that had 

interests in development, landscaping and horticulture, and water conservation. A 

mailing list of two hundred twenty-five interested individuals and groups in Tucson were 

notified of the progress of the amendment at regular intervals. An unusually high 
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number of citizens took an active role in reviewing and commenting on the landscape 

amendment. The Southern Arizona Section of the Arizona Chapter of the American 

Society of Landscape Architects was particularly helpful in reviewing the amendment and 

assisting staff with appropriate wording to convey the intent to the landscape 

professional. 

THE LANDSCAPE ORDINANCE ELEMENTS 

The purpose of the xeri scape landscaping and screening amendment is fourfold: 

1) addressing one part of the City of Tucson' water conservation program; 2) 

environmental issues of air pollution reduction; 3) screening and buffering incompatible 

land uses; and 4) the protection of the economic viability of the city. The ordinance and 

development standard are included in Appendix B. 

The regulations apply to all development in the City of Tucson with the exception 

of single family residential houses built on individually owned lots. Other regulations 

and city policies deal with landscaping on public lands. It became quite clear in the 

development of the ordinance that a specific set of regulations was needed for street trees 

in the community. Both staff and the citizens who helped formulate the landscape 

ordinance were aware of the vital lack of street tree considerations in current city 

practices. To this end, a literature review was a first step in the research on the subject. 

This information will be used at such time as a street tree regulation or policy is 

developed. Appendix A contains references found in this research. 
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The landscape amendment attempted to have landscape designers take a look at 

the site from the beginning of the design process and become involved with the initial 

layout, rather than coming in at the end of the project. This was especially important 

because the regulations involved every portion of the site and certain parts of the 

regulations could affect the overall site design. 

There are seven main areas in the amendment (Appendix B). 

1. Native vegetation preservation 

Staff received direction from the Mayor and Council to include a section on native 

vegetation salvage and preservation. Although two versions were prepared for this 

purpose, the ordinance was adopted without the section. To this date, neither version 

has been adopted. Staff is continuing a dialogue with state officials regarding the 

applicability of and possible conflict with state law in this regard. Table 2 compares 

requirements of federal, state and local regulations. 

2. Scenic and Gateway Routes 

Certain streets in the City are designated as Scenic and Gateway Routes. 

Location on a Scenic or Gateway Route determines the setbacks the project will have 

from the major street and the design requirements for landscaping within those areas. 

The Scenic Route designation requires that a thirty foot wide border of native vegetation 

adjacent to the street be left in its original state or that suitable vegetation be used to 

replace the buffer to its original condition. Projects on Gateway Routes have essentially 

the same requirements for landscaping as those on any street, however, each development 
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REG. PLANT LIST 

FEDERAL yes, 1 plant 

STATE 

CITY 

ERZ 

KDZ 

SCZ 

HASH 

AREA OF 
APPLICABILITY 

city-wide 

yes, 225 plants city-wide 

entire plant 
communities w/in 
ERZ 

entire plant 
communities 
within natural 
or ungraded 
areas . 

all lots w/in 
ERZ on 14 
designated 
mapped washes 

sloped areas of 
greater than 15% 
within 
designated areas 
of terrain 

entire plant all lots 400' 
communities w/in from Scenic 
30' buffer Rout* 

RCP 

GREAT 
TREES 

REZONING 
CASES 

entire plant 
communities w/in 
resource area 

entire plant 
communities w/in 
preserved areas 

selected trees 

varies; usually 
entire plant 
community 

all lots 
adjacent to 
designated 
mapped washes 

cluster 
development 
using RCP 
density bonus 
option 

city-wide 

city-wide 

PROVISIONS 

Feds allow State 
process to be 
used 

30-day period 
for State to 
initiate salvage 
procedures 

100* 
preservation or 
restoration of 
critical 
riparian habitat 
(E. R. report) 

preservation of 
natural area 
option; square 
footage of 
grading 
decreases as 
slope increases; 
vegetation on 
remaining area 
preserved in 
place or 
salvaged and 
reused. 

preservation and 
restoration of 
native 
vegetation in 
30' buffer 
adjacent to R/W 

native 
vegetation in 
resource area 
50' from bank 
must be 
preserved or 
restored 

preservation of 
15t natural 
features; 1/2 
acre minimum 

historic 
monument 
protection 

varies; usually 
preserve some 
portion of the 
site where 
significant 
vegetation 
exists 

TABLE 2. Comparison of Preservation Requirements 
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is given a special review by the Design Review Board to determine that the project is in 

accordance with certain design criteria listed in a development standard for this purpose. 

The Design Review Board is a Mayor and Council appointed citizen review committee 

that reviews projects along Gateway Routes and certain other cases in the community. 

3. Interior oasis and the use of turf 

An interior allowance was given for each site. The allowance includes turf and 

other high water use plants, and water features. Each land use is given a certain 

percentage of the total site area which can be planted with plants other than those on the 

drought tolerant plant list. The ordinance requires a 5% or less interior allowance for 

multi family residential and a 2.5% for commercial and office use. This approach was 

designed to provide a greater oasis allowance for residential uses where people can 

benefit directly from the additional water use. 

4. Vehicular use areas and transition borders 

Trees are required within the vehicular use areas on a site. There are three 

design options from which to choose: 1. Design so that no parking space is further than 

thirty feet from a tree, 2. Provide one tree for every 15 parking spaces, or 3. Provide 

fifty percent coverage shade pattern on the vehicular use area, calculated on June 22 from 

11 a.m. to 3 p.m. 

The landscape border is the area between any development and its neighbor to the 

sides and rear, or between a development and the public right-of-way. The requirement 
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is generally for a ten foot strip and does not usually affect the building setback, but 

involves the use of vegetation for shade and buffering. 

5. Dust control 

In order to control dust and visual pollution, all areas not covered by structures 

or pavement must be landscaped with drought tolerant vegetation or be otherwise dust 

controlled through the use of inert groundcover. 

6. Water Use 

The water use regulations cover efficient irrigation systems, such as drip 

irrigation, and the use of storm water runoff. Ornamental water features are allowed, 

but are limited in that they must be calculated as a part of the interior oasis and be 

located in areas of high pedestrian use, rather than as a frontage statement for the 

project. 

7. Administration 

The administrative sections of the ordinance cover the site plan and landscape plan 

review, inspections, enforcement and variances. Variances to the Code are sent to the 

Board of Adjustment, with review by the Development Review Board. 

IMPACT AND IMPLICATIONS OF THE LANDSCAPE ORDINANCE 

In order to meet the requirement by the State Department of Water Resources the 

xeriscape ordinance had to be adopted by the end of 1990. It was recognized by staff 

and those who assisted in the preparation of the ordinance, that in some respects, the 
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draft version was unclear as to the requirements. In addition, because of the magnitude 

of the requirements, many cases and examples would have to be reviewed by staff and 

tested by landscape designers in the community before previously unobserved weaknesses 

in the ordinance would be detected. Therefore, the draft was recommended for adoption 

with the proviso that it be reviewed and refined after a six month trial period. In May 

1991, staff initiated certain amendments to the ordinance to clarify questions of 

interpretation and application. Drafts of these amendments were given to the Citizens 

Advisory Planning Committee (CAPC) Zoning Code Revision Subcommittee for review 

through the months of May and June. On July 17, 1991, the CAPC held a public 

hearing and forwarded a recommendation for approval to the Mayor and Council. 

The ordinance as it was adopted could certainly continue to be applied to 

development in Tucson. However, due to the questions and requests for interpretation 

by different applicants throughout the six month test period, there were certain obvious 

areas which would benefit by clarification. Questions involved such issues as the 

grandfathering provisions, canopy tree applicability, the turf area requirements, and the 

difference between the two types of landscape borders. 

Staff rewrote the grandfathering provisions to clarify that developments being built 

out to existing, approved plans were exempted. Turf areas in mobile home developments 

and botanical parks were exempted from the limitations of turf requirements. The terms 

"landscape border and landscape transition border" were changed to "street landscape 

border" and "interior landscape border" to distinguish between the two areas. 
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In addition, staff proposed two amendments. The first had to do with eliminating 

the requirement for vegetation other than canopy trees along the landscape border 

between two developments and the second allowed for greater latitude in regulations on 

small lots, especially those with existing structures that are proposed for conversion from 

residential uses to commercial or office uses. 

The original ordinance required a border to be placed between two dissimilar uses 

or zones, landscaped with canopy trees, shrubs and groundcover. When the border is 

required, however, the ordinance also required a five or six foot screen or wall on the 

property line. It was determined that the trees alone in these cases would provide 

adequate buffering of the two land uses since the shrubs and ground cover are effectually 

hidden from the neighboring site. Many conversions of small lot properties occur in 

Tucson, especially along arterial streets where the road way is widened and residential 

uses are no longer viable. Because additional right-of-way is usually taken from the 

property, the lots are often left with an existing building placement and increased parking 

requirements that preclude the ability to place landscaping along the front and side lot 

lines. To address these situations, on lots of 10,000 square feet or less, the new version 

of the ordinance proposed that the street landscape borders be reduced to five feet and 

the interior borders be eliminated. Existing parking was also exempted from the canopy 

tree requirement. These changes and clarifications were adopted by the Mayor and 

Council on September 9, 1991 in Ordinance #7687. 



37 

The impact of the ordinance adopted by the Mayor and Council in December, 

1990, and the revisions adopted in September, 1991, to landscape designers and 

architects was relatively slight mostly due to the decreased levels of development 

occurring in the community at this time. The review times of projects undergoing 

building permit approval were not lengthened by the additional landscape considerations. 

For the first six months after the adoption of the ordinance, staff from the Planning 

Department was responsible for the review and approval of landscape plans. In 

September, 1991, a Registered Landscape Architect was hired by the City of Tucson and 

located under the Parks Department authority to assist in the landscape plan review 

function in the Development Services Department for building permits. The additional 

staffing afforded a degree of comfort to applicants who then felt that their plans were 

receiving professional attention. The extra staff also allowed follow up by field 

inspection and release of occupancy permits after determination that the site was 

developed in accordance with the approved plans. The exemptions, allowances for 

grandfathering, and the amendments after the trial period reduced the impact to 

development on small sites where the regulations would have posed a hardship in 

reduction of developable space. 

FINDINGS 

While various types of land use regulation have existed in Tucson since the 

nineteen forties, very few, if any, dealt with the impact of development upon the 



environment. Most land use codes were concerned with regulating the development to 

assure health and safety for the residents. It was not considered or realized at the time 

that negative impacts to the environment could also impose a health hazard to the 

community. Of course, development in Tucson was less constricted than it is now, for 

instance, developers stayed out of wash areas through common sense, and because they 

had room to spare, not because a regulation stated that they had to. In the mid eighties, 

a community backlash occurred against the rapid development of the seventies and early 

eighties and several of the City council members began requesting information on the 

environmental impacts of development and then directing that land use ordinances be 

drafted to try and mitigate the impacts. This was an exciting time to be in the City 

Planning Department. For the first time, staff was being asked to do what is ingrained 

in planners and landscape architects and that is to be stewards of the land and promote 

ways to preserve and conserve natural resources. 

The pattern of development in Tucson is one of very low density land uses spread 

over the entire valley. The incorporated city limits currently encompass about 158 

square miles. The population, in 1990, in this area was 417,000 which leaves an end 

result of between three and four people per acre. With this density one would think that 

Tucson would have plenty of open space and natural undeveloped areas. Unfortunately, 

since the community is so spread out, a great amount of pavement is required to be able 

to get from here to there, and nothing over one story is built lest someone's mountain 

views are disrupted. 
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This type of development leads to vast areas of impervious surfaces in the 

community that serve proportionately few people. The urban heat island stress factor 

between humans and the environment is created both by the effort residents must make 

in their daily living to combat the heat and by the expense incurred by the community 

for cooling power. 

Another stress factor is introduced by vast amounts of impervious surfaces in the 

community. Historically, development did not encroach into the floodplain and what 

there was did not affect the ability of the soil to absorb flood waters. With more runoff 

created by additional paving and with reduced land to absorb the water, the flood hazard 

in Tucson grew in the seventies faster than the ability of the community to contain the 

water in channels or to keep development away from the hazard. 

The same tendency to use open space and riparian areas as prime development 

land also caused stress factors between man and the environment in the loss of open 

space and wildlife habitat. 

The xeriscape landscape ordinance was prepared as a part of the community wide 

effort to reduce water consumption by encouraging the use of drought tolerant plantings 

and use of xeriscape principles in landscape design. 

One of the most useful aspects of the ordinance, from the point of view of local 

designers, who had for years attempted to be stewards of the land only to be overruled 

by the developer, is that the regulation really requires that the landscape architect be 

involved in the site design from the beginning of the process rather than coming in at the 
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end. This garnered considerable support for the ordinance throughout the professional 

community. 

The most visible aspects of the ordinance, of course concern the areas of the site 

that the public will see, the street frontage and the parking areas. The public probably 

doesn't care that there are built-in required maintenance practices and other 

administrative functions, but those serve to assure that the design requirements of the 

ordinance are carried out and that the City has the ability to enforce the regulations and 

make sure that the installed landscaping stays healthy. 

Years of real estate speculation in Tucson left a legacy of scraped, vacant land 

covered with weeds, creating a dust nuisance. Strip development had parking located in 

front, and widened streets caused any buffer, including sidewalk space to disappear. 

Some commercial establishments did not provide paved parking, let alone landscaping 

or pedestrian facilities. Vehicular access was not clear and in some areas there were 

more curb cuts than curb, even onto busy streets. The pattern of development in Tucson 

became barren streets and intersections, difficult or impossible pedestrian conditions, 

which in no way complemented the unique mountain vistas which bless the community. 

Difficult pedestrian conditions caused Tucson to become a community of non-walkers. 

In many cases, the street tree program was one of volunteer or native trees. 

However, the effects of the xeriscape ordinance upon Tucson are becoming 

apparent. Environmentally-oriented design can now be observed on most thoroughfares. 

Small developments, such as the service station on Wetmore Road and 1st Avenue 
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incorporates native desert vegetation as a buffer from street, the fence acts as 

demarkation, not a visual barrier, and a detention basin provides visual relief and minor 

habitat between the paved parking and the service station area and the street. An office 

parking lot at Pima Street and Alvernon provides shade for parked vehicles from the 

summer sun. A grassed detention basin accepts parking lot runoff, needs little 

supplemental water, and allows a pleasant pedestrian experience walking from cars to the 

building. 

At Amphi Middle School, a recently renovated parking lot provides trees every 

six parking spaces, and low spiny shrubs between the parking and the street which 

discourages pedestrian cut through and keeps the landscaping intact. 

Even in fairly confined spaces, vegetative screens can provide a comforting visual 

and natural barrier between dense developments. These urban open spaces allow for 

small wildlife as well. 

As businesses grew in the downtown, buildings were expanded to the maximum 

on the site, leaving barely room for pedestrians. Parking space was at a premium, and 

no one spared room for trees or other amenities. Although the downtown is the 

convergence of virtually all the bus lines, little thought was given to pedestrians, once 

they arrived. 

Wide streets in the warehouse area discouraged pedestrians, with no safe crossing 

points. The downtown intensified to the point where parking garages were necessary and 

then development moved elsewhere in the community and growth failed in the core. In 
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the last eight years, a concerted effort has been made to bring business back to the 

downtown and renovate or build new buildings. The first attempt to grow street trees 

was in planters. However, narrow sidewalks and lack of setbacks still created an 

uninviting atmosphere. The downtown was a barren heat trap. Today, some of the 

streets have been narrowed to create more room for pedestrians and for uses such as 

news stands and bike racks. Buildings are encouraged to provide awnings for shade and 

protection. Open spaces are being provided in plazas. 

The business streetscape all over Tucson is becoming much less barren and less 

of a heat trap. Sidewalks are required, but now the pedestrian has a pleasant area to one 

side instead of being squeezed between the asphalt of the street and the building wall. 

Parking lot entrances are well defined and traffic circulation is eased. Landscape 

designers are becoming comfortable with drought tolerant vegetation and are producing 

landscapes that are appropriate to the desert climate. 

CONCLUSION 

The goal of survival is not mislaid in contemporary development of our 

communities. Current philosophies and policies take into account that an appropriate 

environment allows not only ecologic and economic productivity but human enjoyment 

to take place. Landscaping of the urban environment, if done with proper respect to the 

environment into which it is placed, promotes stability and ecological health on each site, 

thereby contributing incrementally to the health of the entire community. The volume 
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of very recent material encountered in the literature review for the xeriscape ordinance 

indicates that many communities across the country are recognizing the importance of 

sound landscape practices and regulations for energy and environmental health. 

Professional societies and universities are encouraging the effort (American Planning 

Association, 1991). 

In the past, a great deal of energy has been expended in the name of safety on 

urban and riparian habitats in return for a degraded environment. However, cautious and 

thoughtful modification of the environment, always with a positive future effect of the 

action as a reference point, will achieve not only the short term objective of human safety 

but provide human comfort and assure success in reaching the long term goal of survival 

of all species. 
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CODES FROM OTHER COMMUNITIES 



CODES AND REGULATIONS 45 

Ordinances from the Following Communities were Examined in 
Developing the city of Tucson Xeriscape Regulation 

City of Albuquerque, New Mexico, Comprehensive City Zoning Code. 
Section 40.J, Buffer Landscaping Regulations. As amended through 
September 2, 1987. 

City of Buenaventura, California, Parking Lot Landscaping 
Standards. Date not known. 

City of Flagstaff, Arizona, Flagstaff Zoning Code. Chapter 16, 
Landscaping Standards. April 20, 1989. 

City of San Antonio, Texas, Unified Development Code. Draft 
Ordinance, Landscaping Requirements for Parking Facilities. 
February 10, 1988. 

City of San Diego, California, San Diego Municipal Code. Division 
7, City-Wide Landscape Regulations. May 27, 1986. 

City of Sierra Vista, Arizona, Development Code. Article 12-15, 
Landscaping, Walls, Screening and Buffer. March 24, 1988. 

City of Waterford, Connecticut, Zoning Code. Article 20.17, 
Landscaping of Parking Areas. Date not known. 

Fairfax County, Virginia, The Zoning Ordinance. Article 13, 
Landscaping and Screening. September, 1989. 

Sacramento County, California, Zoning Code of Sacramento County. 
Chapter 30, Article 4, Improvement Requirements for Parking Areas. 
August 1, 1987. 

Santa Cruz County, Arizona, County Zoning Code. Article 19, 
Landscaping, Screening and Buffering. Date not known. 

Various Elements were Used from Ordinances from the Following 
Communities 

City of Chandler, Arizona, Chandler Citv Code. Section 1903, 
Landscaping. February 26, 1987. 

City of Dallas, Texas, Zoning Code. Article X, Landscape 
Regulations. July, 1986. 
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City of Glendale, Arizona, Glendale City Code. Chapter 19, 
Landscaping. August 25, 1987. 

City of Leesburg, Virginia, Zoning Code. Article 9A, Landscaping, 
Screening and Open Space Regulations. October 22, 1986. 

City of Mesa, Arizona, Zoning Ordinance. Chapter 15, Landscaping 
and Screening Regulations. January 19, 1989. 

City of Phoenix, Arizona, Engineering Department Landscape 
Standards and Guidelines. April, 1987. 
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2-06.0 XFRISCAPE LANDSCAPING AND SCREENING STANDARDS 

1.0 GENERAL 

1.1 Purpose 

This Standard is  established to assure that  proper 
techniques and materials  are used in developing 
landscape plans and proposals  in compliance with Tucson 
Zoning Code,  Art icle VI,  Xeriscape Landscaping and 
Screening Regulat ions.  

1.2 Defini t ions 

Refer  to Tucson Zoning Code Section 23-21.  

2.0 LANDSCAPE REQUIREMENTS 

2.1 Interior  Oasis  

A. The interior  oasis  al lowance as al lowed by Section 23-
671.1 is  calculated in one manner by mult iplying the net  
s i te  area (after  dedications or  public acquisi t ions of 
drainageways and r ights-Qf-way) by the percentage 
designated for  the use.  (Alternative methods of  
calculat ing the al lowance are noted in Section 23-
671.1.)  

1 .  Mult ifamily uses are al lowed an interior  oasis  equal  
to 5% of  the net  s i te  area (see Figure 1) .  

Example:  
Net  s i te  area « 12,000 sq.  f t .  
% factor  X .05 
oasis  area 600 sq.  f t .  

2.  All  other uses are al lowed an interior  oasis  equal  
to 2.5X of the net  s i te  area (see Figure 2) .  

Example:  
Net  s i te  area -  12,000 sq.  f t .  
% factor  X .025 
oasis  area 300 sq.  f t .  

3.  If  there is  turf  on the s i te ,  i t  is  to be located 
within the interior  oasis .  

B. The fol lowing factors wil l  be considered to determine 
the location of the interior  oasis .  
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2.1 Interior  Oasis  (Cont 'd)  

1.  The oasis  is  placed on the s i te  near main buildings 
or  assembly areas where pedestr ian act ivi t ies  are 
designed to occur or  in an act ive use area.  

2.  The oasis  is  designed for  optimum exposure to on-
si te  users.  

3.  The oasis  is  designed as part  of  an area of  repose,  
such as a seat ing,  assembly,  rest ,  dining,  or  
employee break area,  or  i t  is  designed to enhance a 
main pedestr ian entryway.  

4.  The oasis  is  located in an area of  relat ively low 
evaporation potential  from wind and heat .  

5.  The oasis  is  located in an area of  common recreation 
and pat io faci l i t ies  in mult ifamily development.  

6 .  The water  harvest ing system or storm water  runoff  
design on the s i te  is  integrated with the oasis .  

2.2 Vehicular  Use Areas 

Landscaping within and adjacent  to vehicular  use areas 
as required by Zoning Code Section 23-671.2 wil l  be 
designed and landscaped to the fol lowing standards.  

A. Tree planting areas wil l  be evenly distr ibuted 
throughout vehicular  parking and access areas.  The 
minimum unpaved area for  individual  t ree planting wil l  
be thir ty-four (34) square feet  with a minimum four (4)  
foot  width.  Trees located in the f i rs t  ten (10) foot  
width of planting areas immediately adjacent  to the 
vehicular  use area may be counted toward this  
requirement.  

B.  Canopy t rees wil l  be provided such that :  

1.  One (1)  canopy t ree wil l  be provided for  each 
f if teen (15) parking spaces except  for  structural ly 
covered parking;  or  

2.  All  parking spaces to be placed no further than 
thir ty (30) feet  from the trunk of a t ree (see 
Figure 3);  or  

3.  The shade pattern caused by t rees and buildings on 
the vehicular  use area from 11:00 a.m. to 3:00 p.m. 
on June 22 covers f i f ty (50) percent  of  the paved 
area.  
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2.2 Vehicular  Use Areas (Cont 'd)  

C.  The t rees wil l  be placed to provide maximum shading to 
vehicular  parking spaces and to walkways.  

D. In addit ion to the t ree,  the thir ty-four (34) square 
foot  area may be covered with permeable surface or  
covered with gri l lwork,  but  a ir  and moisture must  be 
able to penetrate the soi l .  Inert  or  vegetat ive ground 
cover wil l  be used in planter  areas not  otherwise 
occupied by t rees or  shrubs or  covered with gri l lwork.  
When vegetat ive ground covers are used in these areas,  
higher maintenance considerat ions are expected.  

E.  Tree plantings within the vehicular  use areas should be 
general ly oriented in a north-south direct ion to afford 
the greatest  amount of  shade to the paved areas and 
parked cars.  Tree locations that  shade cars from the 
afternoon sun are preferable should there be any 
options.  

F.  In developments where i t  is  necessary to bring the 
exist ing vehicular  use areas into conformance with the 
regulat ions,  gaps may be al lowed in the t ree coverage 
required in 2.2.6.  above,  provided the equivalent  number 
of  t rees is  placed elsewhere in the vehicular  use area 
with as uniform coverage as possible.  

2.3 Landscape Borders 

Landscape borders are required on the s treet  frontage of 
the s i te ,  and landscape t ransi t ion borders (see Figure 
4) are required along the perimeter  of  the s i te  in 
certain instances.  

A. Exist ing condit ions on the adjacent  s i te  must  be 
considered to prevent  abrupt  changes in plant  type.  

B. Landscape borders may not  be overhung by covered parking 
canopies or  other s tructural  canopies,  such as those 
used in service s tat ions,  in order to prevent  confl icts  
between the structures and crowns of  t rees.  

C. Required landscape elements within the frontage 
landscape border (Section 23-671.4.A) include:  

1.  Canopy t rees in number equal  to or  greater  than an 
average of  one (1)  per  thir ty-three (33) feet ,  
excluding the access points ,  of  the s i te  frontage 
length,  with a minimum of one (1)  t ree per s i te;  
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2.3 Landscape Borders (Cont 'd)  

2.  Shrubs and vegetat ive ground cover to comply with 
the coverage requirement of  Section 23-671.7 and 
2.4.  below; and 

3.  Inorganic ground cover to comply with the dust  
control  measures of  Section 23-671.8.  

D. Required landscape elements within the landscape 
transi t ion border (Section 23-671.4.B) include:  

1.  Canopy t rees in number equal  to or  greater  than an 
average of  one (1)  per  thir ty-three (33) feet  of  
property l ine length;  

2.  Shrubs and vegetat ive ground cover to comply with 
the coverage requirement of  Section 23-671.7 and 
2.4.  below; and 

3.  Inorganic ground cover to comply with the dust  
control  measures of  Section 23-671.8.  

E.  Under certain circumstances (refer  to Code Section 23-
671.4.B.3),  the width of  the landscape t ransi t ion border 
may be reduced i f  an equivalent  amount and area of 
landscaping is  instal led elsewhere within the vehicular  
use area (see Figure 5) .  

2.4 Plant  Size.  Location,  and Spacing 

Required plant  characterist ics and planting standards 
for  various landscape applicat ions are as fol lows.  

A. I f  vegetat ion is  used to sat isfy a screening requirement 
for  an opaque screen,  plant  materials  specif ied wil l  be 
no smaller than five (5) gallon minimum can size and may 
be al igned,  grouped,  clustered,  or  unevenly spaced to 
provide interest  but  wil l  provide a continuous screen at  
maturi ty (see Figure 6) .  The width of  the screen area 
wil l  depend on the natural  growth habits  of  the plant  
material  chosen.  Adequate planting area must  be 
designed and maintained for  the mature width of  the 
plant  material  in addit ion to the required width of  the 
landscape border or  the landscape t ransi t ion border i f  
located on the perimeter  of  the development.  

B.  I f  the requirement is  for  a certain size area of  
landscaping or  for  a purpose,  such as dust  control ,  then 
the plant  materials  used must  be instal led with the 
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2.4 Plant  Size.  Location,  and Spacing (Cont 'd)  

appropriate spacing and must  cover more than f i f ty (50) 
percent  of  the area with vegetat ion within two (2)  years 
for  shrubs and ground covers and within ten (10) years 
for  t rees.  The mature spread of  the canopies of  shrubs 
or  t rees is  Included as part  of  the f if ty (50) percent  
requirement.  

C.  Trees that  are located in areas of  required landscaping 
wil l  be a  minimum f if teen (15) gal lon container s ize and 
meet  the minimum plant  s ize standards for  the Arizona 
Nursery Associat ion Grower 's  Committee.  Palms wil l  have 
a minimum trunk height  of  f ive (5)  feet  from soil  l ine 
to the bottom of the crown. 

D. The spacing of t rees in the border wil l  be adjusted to 
al low access to exist ing solar  collectors on adjoining 
property or  prevent  confl ict  with ut i l i ty wires and 
easements (see Figure 7) .  

E.  Trees planted near sidewalks or  curbs wil l  be planted at  
a sufficient  distance from the structural  improvement to 
prevent  upheaval  or  soi l  set t l ing.  Where the distance 
is  not  available or  where the design places the t rees 
closer  to the improvement,  sui table barriers  to the root  
system to mit igate such damage wil l  be instal led with 
the landscaping.  If  the trees are in the public r ight-
of-way,  the root  barriers  must  be approved by the City 
Engineer.  

F.  Shrubs in areas of  required landscaping other than for  
opaque screening wil l  be a minimum one (1)  gal lon 
container s ize,  with twenty (20) percent  of  the required 
number to be f ive (5)  gal lon container s ize or  larger.  

G. Ground cover in areas of  required landscaping may be one 
(1)  gal lon container s ize or in f lats  i f  the watering 
techniques al low. 

H. Use of  high pollen-producing plants  wil l  be kept  to a 
minimum on the s i te .  These plant  materials ,  when used,  
wil l  not  be concentrated in any one location in the 
landscaping.  Pima County health ordinances regulat ing 
the use,  maintenance,  and sale of specif ic  plant  
species,  such as bermuda grass,  mulberry t rees,  and 
ol ive trees,  also apply in the City of Tucson.  

2.5 Screening Standards 

A. Height  of  screens is  measured in the fol lowing manner.  
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2.5 Screening Standards (Cont 'd)  

1.  The height  of  screening material  adjacent  to 
property l ines is  measured on the project  s ide of 
the screen,  at  f inish grade (see Figure 8) .  

2.  The height  of  screening material  necessary for  
certain uses,  such as mechanical  instal lat ions,  is  
measured from the highest  point  of  the element being 
screened up to a maximum of s ix (6) feet  i f  the 
screen is  free standing or  as al lowed by the Uniform 
Building Code i f  at tached to the primary building 
(see Figure 8) .  

B. Screening Materials  and Construction 

1.  Walls .  All  walls  required by this  Article wil l :  

a .  Be of  masonry material  or  masonry with a 
s tucco or  textured f inish;  

b.  Be a minimum six (6) inches in width or  less 
i f  the reinforcement and construction is  
acceptable under the Uniform Building Code;  

c .  Incorporate,  i f  desired,  decorat ive openings 
within the upper one-third (1/3)  of  the 
otherwise sol id masonry wall ;  and 

d.  Incorporate,  i f  desired,  offsets  and rel iefs ,  
staggered centerl ines,  pi lasters ,  jogged 
enclosures,  varying heights,  or  other design 
features to break up any expanse of  wall  
longer than f i f ty (50) l inear feet  (see Figure 
9) .  

2.  Earth Berms.  All  earth berms used to sat isfy 
screening requirements of  this  Article wil l :  

a .  Be constructed entirely on-si te;  

b.  Have a  maximum slope of one (1)  foot  of  r ise 
in three (3)  feet  of  l inear distance and be of  
a  width that  is  self-stabil izing,  unless used 
in conjunction with a retaining wall ;  and 

c .  Be t reated with a  sui table ground cover,  
ei ther  vegetat ive or  inert ,  to prevent  soi l  
erosion.  
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2.5 Screening Standards (Cont 'd)  

3.  Vegetat ion 

a .  Plant  material  specif ied for  screening 
purposes wil l  be no smaller  than a f ive (5)  
gal lon minimum can s ize and may be al igned,  
grouped,  clustered,  or  unevenly spaced but  
must  provide a continuous screen at  maturi ty 
within two (2)  years.  

b.  If  vegetat ion is  used for  required screening,  
the minimum three (3)  foot  wide planting s tr ip 
needed for  the vegetat ion wil l  be provided on-
si te  or wil l  be incorporated into the 
landscape border or  landscape transi t ion 
border without  interfering with any required 
canopy t ree placement.  

4 .  Fences 

a .  Wood fences.  Wood fences must  be constructed 
and maintained properly to assure a continued 
opaque condit ion.  Slats  ir .ay be al ternated on 
ei ther  side of  the rai ls  to al low visual  
interest .  

b.  Non-wood Fences.  Chain l ink fencing may be 
used for  perimeter  screening other than on any 
s treet  side,  in the Scenic Corridor Zone,  or  
in Gateway Route landscaping.  The chain l ink 
fence must  have wood s lat  inserts  to provide 
opacity and wil l  be maintained on a regular  
basis  to prevent  deteriorat ion of the wood.  

c .  Wrought Iron.  Wrought i ron or  tubular  s teel  
fencing may be used as part  of  the requirement 
for  screening if  i t  consti tutes the upper one-
third of an otherwise sol id masonry wall .  

2.6 Safety Standards 

A. Plants ,  such as those with spines,  thorns,  or  needles,  
that  may present  hazards to pedestr ians,  bicycles,  or  
vehicles are to be located and maintained a safe 
distance from the outer  branch t ips to the edge of  a  
walkway,  bike lane or  path,  roadway, or  PAAL (see Figure 
1 0 ) .  

B. Vegetat ive ground covers that  have a spreading tendency 
wil l  be kept  pruned to prevent  encroachment upon 
walkways,  bicycle paths,  driveways,  or  s treets .  
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2 .6  

C. 

D. 

E.  

F.  

1. 

2 .  

3.  

G. 

3.0 

Safety Standards (Cont 'd)  

Shrubs planted adjacent  to a walkway,  driveway,  bicycle 
path,  or  s treet  must  be placed with the trunk at  a  
distance equal  to or  greater  than one-half  (1/2)  the 
normal width of  the shrub at  maturi ty.  

Trees with the potential  for  overhanging a walkway,  
driveway,  bicycle path,  parking space,  or  s treet  must  be 
of  a  type that  at  maturi ty provides a canopy with an 
understory height  clearance of  eight  (8)  feet  for  
walkways,  e ight  (8)  feet  for  bicycle paths,  and twelve 
(12) feet  for  driveways and s treets .  The height  
clearance wil l  be maintained by pruning during the 
t ree 's  act ive growth period or  when necessary.  

Shrubs located in planting areas within vehicular  use 
areas at  the intersections of  drives wil l  be of  a  type 
that  grows to no more than thir ty (30) inches in height .  
Any other planted area that  may potential ly obscure a 
driver 's  view of oncoming pedestr ians,  bicyclists ,  or  
vehicles is  also subject  to this  requirement.  

Sight  Visibi l i ty (see Figure 11).  All  landscaping and 
screening must  comply with the sight  visibi l i ty 
requirements of  Development Standard 3-01.0.  Plant  
materials  located within s ight  visibi l i ty tr iangles 
should consist  of  ground covers or  low growing 
vegetat ion.  However,  t rees or  large cactus may be 
instal led within those areas provided that :  

The t runk cal iper  at  maturi ty wil l  not  exceed twelve 
(12) inches in diameter;  

The lowest  branch of  any t ree is  at  least  s ix (6)  
feet  above the grade of  the street  or  driveway,  
whichever is  the determining factor  in the sight  
visibi l i ty tr iangle;  and 

Trees are not  planted in a  l ine that  could result  in 
a sol id wall  effect  when viewed at  an angle.  

Required screening over thir ty (30) inches in height  
wil l  be placed out  of  the l ine of s ight  t r iangle.  

SIGNIFICANT NATIVE VEGETATION REQUIREMENTS 

(Reserved) 
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4.0 WATER CONSERVATION AND IRRIGATION STANDARDS 

4.1 Soil  Preparat ion 

A. The soi l  wil l  be amended with natural  material  sui table 
for  the part icular  requirements of  the plants  to al low 
the plants  to grow and to use water  more effect ively.  

B. Caliche layers wil l  be broken in planting areas to 
promote good drainage and root  growth.  

C.  If  vegetat ive ground cover is  not  intended,  a two-inch 
(2")  layer of  bark,  decomposed granite,  rock mulch,  or  
other appropriate material  wil l  be used as ground cover 
under and around the vegetat ion in landscaped areas to 
help cool  soi l  areas,  reduce evaporation,  and retard 
weed growth.  Exist ing areas of  undisturbed native 
vegetat ion retained on the s i te  are not  required to have 
the soil  mulched or  amended.  

4 .2 Reclaimed Water Use—Tucson Water Review 

A. The Tucson Water Department wil l  review al l  applicat ions 
for  building permits  and development plans to determine 
the feasibi l i ty of using reclaimed water  to irr igate 
landscaping.  

B.  Tucson Water wil l  provide the applicant  with a s ign-off  
sheet  indicat ing whether potable water  or  reclaimed 
water  wil l  be used for  i rr igat ion.  

C. The applicant  wil l  turn in the sign-off  sheet  to the 
Development Services Center  prior  to the issuance of  a  
building permit  or  the approval  of  a  development plan.  

4.3 Irr igat ion Standards 

A. System Specif icat ions 

1.  The source of  i rr igat ion water ,  whether potable or  
reclaimed,  wil l  be indicated on the irr igat ion plan.  

2.  Rigid i rr igat ion pipes and f lexible drip system 
irr igat ion l ines under paved surfaces wil l  be 
contained in pipe sleeves.  

3.  Pipes or  l ines carrying water  under pressure wil l  
receive a minimum of twelve (12) inches of earth 
cover.  
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4.3 Irr igat ion Standards (Cont 'd)  

4.  Non-pressure l ines wil l  receive a minimum of s ix (6)  
inches of  earth cover over the top of the pipe or  
l ine.  

5.  Turf ,  shrub,  and bubbler  heads closer  than twelve 
(12) inches to any paved surface wil l  be pop-up 
heads.  

6.  Turf ,  shrub,  and bubbler  heads located twelve (12) 
inches to twenty-four (24) inches from any paved 
surface wil l  be instal led with a  system that  al lows 
the r iser  assembly to absorb impacts and return to 
normal posi t ion.  

7.  Permanent overhead spray i rr igat ion systems are 
prohibited in al l  areas except  turf  and densely 
planted ground cover beds in the interior  oasis  
al lowance area.  These areas wil l  be served by low 
gallon,  pressure-compensating spray head systems or  
low pressure microjets .  

8 .  Temporary,  overhead i rr igat ion systems may be used 
to establish hydroseeded areas.  The systems wil l  be 
reviewed on a  case-by-case basis .  

9.  Trees and shrubs outside of areas of  spray 
irr igat ion wil l  be i rr igated with low flow bubblers 
or  emitters .  

10.  The i rr igat ion system wil l  be instal led with an 
automatic t iming controller .  

6.  System Design and Layout 

1 .  Irr igat ion systems wil l  be designed with at tention 
to prevail ing winds,  degree of s lope,  type of soi l ,  
aspect  of  the s i te ,  season,  and type of vegetat ion 
to be watered.  These design constraints ,  and any 
others that  may be specif ic  to the s i te ,  wil l  be 
clearly indicated on al l  i rr igat ion documents.  

2 .  Spray i rr igat ion systems wil l  be designed to provide 
one hundred (100) percent  coverage of  the area of  
i rr igat ion to avoid dry spots,  to avoid overspray 
onto any paved or  unplanted surface,  and to avoid 
drainage of water  onto any paved surface.  
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4.3 Irr igat ion Standards (Cont 'd)  

3.  Valves,  backflow preventers,  or  pedestal-mounted 
controllers  or  their  aboveground enclosures,  i f  
instal led adjacent  to pavement,  wil l  in no way 
obstruct  pedestr ian or  vehicular  passage.  

4.  Areas of  different  water  requirements,  such as the 
oasis ,  the vehicular  use area,  landscape t ransi t ion 
borders,  and native vegetat ion areas,  wil l  be 
controlled by separate remote control  valves.  

5.0 MAINTENANCE STANDARDS 

5.1 Plant  Materials  

A. Any plant  material  in areas of  required landscaping that  
does not  survive wil l  be replaced with an equivalent  
s ize and species within thir ty (30) days.  

B.  Plant  material  wil l  be pruned as necessary to control  
s ize but  not  to disrupt  the natural  growth pat tern or  
characterist ic  form of the plant  except  as  necessary to 
achieve height  clearance for  visibi l i ty and pedestr ian 
passage or  to achieve a continuous hedge i f  required.  

C.  Clipping and pruning of the plant  material  are required 
to al low maximum shading while preventing obstructive 
overhang into walks,  curb areas,-  drives,  and l ine of 
s ight  t r iangles.  

D. All  dead or  removed plant  material  wil l  be replaced with 
plant  material  of  the same variety,  quanti ty,  and 
quali ty.  Replacement material  wil l  be a  minimum f if teen 
(15) gal lon size for  t rees and f ive (5) gal lon size for  
shrubs.  

5.2 Inert  Materials  

A. Exterior  improvements,  such as benches,  walls ,  or  
ramadas,  wil l  be of  durable materials  appropriate to the 
desert  cl imate.  Material  with integral  coloring or  
stucco are preferred for  seat ing f ixtures and other 
permanent improvements.  

6 .  Inert  materials  used in the landscaping areas wil l  be of  
a nature to withstand the extremes of the desert  cl imate 
and minimize heat  gain or  reflected heat .  

C.  The inert  materials  wil l  be replaced as needed due to 
displacement or  erosion.  
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5.3 Planting Areas 

A. Inert  materials  wil l  be used in inaccessible,  narrow, or  
hard to maintain sect ions of  the planting areas.  

B. Landscaped areas wil l  be kept  free of t rash,  weeds,  
debris ,  and dead plant  material  and wil l  in al l  respects  
be maintained in a clean and neat  fashion.  

5.4 Landscape Removal 

A. Substantial  modificat ions,  as  determined by the Planning 
Director ,  and/or removal of  plant  materials  or  other 
landscape elements wil l  require review and approval  of  a 
revised landscape plan by the Planning Department.  

B.  The removal or  destruction of landscape material  which 
has been instal led according to an approved landscape 
plan and not  replaced consti tutes a violat ion of the 
Zoning Code.  

C.  Minor modificat ions of  the landscaping occurring as a 
result  of  routine maintenance,  necessary replacement of  
elements because of  damage or  disease,  or  other causes 
is  not  subject  to review by the Planning Department.  

5 .5 Screening and Wall  Maintenance 

A. Paint  and stucco wil l  be renewed on the surfaces of  
fences and walls  as needed.  

B.  Wooden s lats  in chain l ink fences wil l  be replaced as 
needed to retain the opacity of  the screen.  

C. Any screening device which has deteriorated to the point  
where i t  does not  serve as a screen wil l  be replaced by 
the property owner.  Vegetat ion used to meet  the 
screening requirements cannot be replaced after  two (2)  
years past  the instal lat ion.  Replacement must  be with 
another option for  screening,  such as a fence or  a wall ,  
in order to achieve an immediate screen.  This 
requirement does not  apply to the occasional  replacement 
of  s ingle plants  within a vegetat ive screen.  

5.6 Irr igat ion System Maintenance 

Irr igat ion systems wil l  be maintained and replaced as 
necessary to continue to conserve water .  Detection and 
repair  of  leaky or  broken pipes,  valves,  and f i t t ings 
and malfunctioning heads,  emit ters ,  and bubblers wil l  be 
part  of  a  regular  maintenance program for  the s i te .  
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6.0 DESIGN METHODS 

6 .1 Site Layout 

Contained in Art icle VI,  Xeriscape Landscaping and 
Screening Regulat ions,  are areas of  required landscaping 
that  may affect  s i te  layout and design.  In order to 
organize the design process as eff iciently as possible,  
i t  is  best  to consider the broad parameters which affect  
the s i te  as a whole before proceeding to the detai led 
s i te  design decisions.  

6.2 Design Path 

The design path should include the fol lowing elements in 
this  order:  

A. Determine neighborhood or  area plan applicabil i ty and 
design requirements,  should the s i te  fal l  within a plan 
area.  

B. Determine whether Section 23-672,  Signif icant  Native 
Vegetat ion Preservation,  applies to the s i te  and,  i f  so,  
what  compliance measures are necessary.  

C.  Determine Scenic Route and Gateway Route applicabil i ty 
and the design requirements,  should the s i te  fal l  on a 
special  route.  

D. Determine landscape border and landscape transi t ion 
border landscaping and screening requirements in 
conjunction with the proposed location of the building,  
improvements,  and circulat ion pattern.  

E.  Calculate the interior  oasis  al lowance including the 
turf  and water  feature elements.  

F.  Determine the number and placement of  t rees and 
accompanying square footage of unpaved areas for  the 
vehicular  use areas,  based on the method chosen for  t ree 
requirements.  

G. Calculate the area of  the s i te ,  not  covered by parking 
area or  s tructures,  to be landscaped or  otherwise dust  
controlled.  

H. Develop the detai led landscape plan for  plant  material  
select ion and placement,  screening,  water  requirements,  
and other design elements as required by Art icle VI and 
this  Development Standard.  
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ADOPTED BY THE 
MAYOR AND COUNCIL 

DEC 17 1990 

ORDINANCE NO. 7^3S. 

RELATING TO PLANNING AND ZONING; AMENDING THE TUCSON ZONING CODE, 
CHAPTER 23, ARTICLE I, ZONING, DIVISION 2, DEFINITIONS; 
DIVISION 10, "MH" MOBILE HOMESITE ZONE; DIVISION 10A "MHP" 
MOBILE HOME PARK ZONE; DIVISION 10B, "RV" RECREATIONAL 
VEHICLE PARK ZONE; DIVISION 12, "R-4" RESIDENCE ZONE; 
DIVISION 14, "0-1" OFFICE ZONE; DIVISION 17, "B-2A" BUSINESS 
ZONE; DIVISION 18, "B-2" BUSINESS ZONE; DIVISION 19, "B-2H" 
BUSINESS ZONE; DIVISION 20 "B-3" BUSINESS ZONE; DIVISION 21, 
"P-I" PARK INDUSTRIAL ZONE; DIVISION 25, GENERAL REGULATIONS; 
DIVISION 26, MAJOR STREETS AND ROUTES (MS&R) SETBACK ZONE; 
DIVISION 28, "H" HISTORIC DISTRICT ZONE; DIVISION 29, "P" 
PARKING ZONE; DIVISION 30, RESIDENTIAL CLUSTER PROJECT (RCP); 
DIVISION 33, SCENIC CORRIDOR ZONE; AND AMENDING THE TUCSON 
ZONING CODE, ARTICLE II, ADMINISTRATION, DIVISION 11, 
CONDITIONAL USES; AND AMENDING THE TUCSON ZONING CODE, 
CHAPTER 23, ARTICLE IV, OFF-STREET PARKING, DIVISION 2, 
GENERAL MOTOR VEHICLE PARKING AND BICYCLE FACILITY 
REQUIREMENTS; DIVISION 3, EXCEPTIONS; AND AMENDING THE TUCSON 
CODE, CHAPTER 23, ARTICLE V, DIVISION 2, OFF-STREET LOADING 
BY DELETING EXISTING LANDSCAPING AND SCREENING REQUIREMENTS 
AND ADOPTING PROVISIONS REQUIRING COMPLIANCE WITH ARTICLE VI, 
XERISCAPE LANDSC.PING AND SCREENING REGULATIONS; AND AMENDING 
THE TUCSON ZONING CODE, CHAPTER 23, BY ADDING A NEW ARTICLE 
VI, XERISCAPE LANDSCAPING AND SCREENING REGULATIONS, 
CONSISTING OF SECTIONS 23-670 THROUGH AND INCLUDING SECTION 
23-678; AND ADOPTING AND PROVIDING FOR THE AMENDMENT OF 
DEVELOPMENT STANDARDS FOR THE XERISCAPE LANDSCAPING AND 
SCREENING REGULATIONS. 

WHEREAS, the City of Tucson is located in the Sonoran Desert, 

an area with limited water resources; and 

WHEREAS, water conservation is vital to the future health, 

safety and economic well-being of the residents of Tucson; and 

WHEREAS, the City of Tucson has entered into an agreement 

with the State of Arizona, Department of Water Resources, to 

adopt a landscape ordinance containing regulations and standards 
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for water conservation in landscaping design; and 

WHEREAS, the use of drought tolerant plantings, xeriscape 

landscape design and the minimum use of turf reduce water use for 

landscaping; and 

WHEREAS, unpaved areas with vegetation assist in groundwater 

recharge; and 

WHEREAS, areas of vegetation reduce urban heat islands which 

can result in overall temperature increases within the City; and 

WHEREAS, the retention of native vegetation and the use of 

drought tolerant plants promote the southwestern image of the 

City and create an attractive appearance along City streetscapes; 

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND COUNCIL OF 

THE CITY OF TUCSON, ARIZONA, AS FOLLOWS: 

SECTION 1. The Tucson Code, Chapter 23, Article I, Zoning, 

Division 2, Definitions is hereby amended by adding new 

definitions to Section 23-21 to read as follows: 

Article I. Zoning 

* * * 

Division 2. 

Section 23-21. Definitions. 

* • * 

Arizona Nursery Association Standards (ANA) means standards for 
plant material size and planting guidelines prepared and 
published by the Growers Committee of Arizona Nursery 
Association. 

* * * 

Canopy Tree means a woody plant, other than a palm tree, with a 
mature crown diameter of at least 15 feet and having a trunk that 
may, at maturity, be kept clear of leaves and branches at least 
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six feet above grade. 

* * * 

Future Sidevalk Location means the ultimate location of the 
sidewalk as determined by one of the following: 

1. For nonarterial streets, Development Standard 3-01, 
"Street Standards"; 

2. For arterial streets, the Major Streets and Routes Plan; 
or 

3. For both arterial and nonarterial streets, specific 
engineering plans, if they are approved by the Mayor and 
Council and on file in the City Engineer's Office. 

* # # 

Interior Oasis Allowance means a certain percentage of the land 
area on a site in which plants not listed on the Drought Tolerant 
Plant List may be used, and which is located where the interior 
oasis will return maximum benefit in terms of cooling, aesthetic 
pleasure and exposure to people. 

* * <r 

Landscape Border means an area along the street frontage of a 
site containing landscape materials, screening, and open space 
the purpose of which is to enhance the visual appearance of the 
streetscape. 

Landscape Materials means any materials used for the purpose of 
landscape improvement which may include, but are not limited to, 
the following: trees, shrubs, vegetative ground covers, turf, 
vines, walkways, berms, stone or inert ground cover materials, 
sculptures, fountains, irrigation equipment, street furniture, 
outdoor lighting, fences, or walls. 

Landscape Flan means a graphic representation of the development 
site indicating the location of all existing and proposed 
landscape improvements to be present on the site at the 
completion of the construction of the project. 

Landscape Transition Border means an area of the interior 
perimeter of a site containing landscape materials, screening, 
and open space to serve as a buffer between land uses of 
different intensities. 

Landscaping means an exterior improvement of a site in accordance 
with an approved landscape plan and approved landscape methods, 
materials, and maintenance. 
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* * * 

Native Vegetation means plants indigenous to the site and to 
areas contiguous to the site. 

* * * 

Parking structure means a structure used for the parking of 
vehicles where parking is accommodated on one or more levels. 

* * * 

Permeable Surface means a paving material that permits water 
penetration to a soil depth of at least 18 inches. A permeable 
surface may consist of nonporous materials poured or laid in 
sections not exceeding one square foot in area and collectively 
comprising less than two-thirds of the total surface area. 

* * * 

Screen means an opaque barrier designed and constructed to 
conceal areas used for storage, refuse, mechanical equipment, 
parking, and delivery service loading bays from street and public 
view, and to mitigate potentially negative impacts between land 
uses. 

* * * 

Solar Access means access to sunlight to protect active or 
passive solar energy systems from shadows blocking exposure to 
the sun during hours of high insolation, from 9 a.m. to 3 p.m. 
local time. 

* * * 

Turf means an area of grass ground cover grown together in a 
thick mat. 

* * * 

Undisturbed Katural Desert means an area of land maintained in 
its original condition with natural desert cover, native 
topography, and native vegetation intact. 

* * * 

Vehicular Use Area means an area subject to vehicular traffic, 
including accessways, driveways, parking areas, parking area 
access lanes (PAALs), loading areas, service areas, and parking 
stalls for all types of vehicles including bicycles. 

* * * 
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Zariacap* means a landscaping program designed to save water 
using the following seven (7) principles: 

1. Water conserving design. 

2. Low water use/drought-tolerant plants. 

3. Reduction in turf. 

4. Water harvesting techniques. 

5. Appropriate irrigation methods. 

6. Soil improvements and use of mulches. 

7. Proper maintenance practices. 

SECTION 2. The Tucson Code, Chapter 23, Article I, Division 

10, "MH" Mobile Hcmesite Zone, Section 23-111.A.10 is hereby 

amended to read as follows: 

Division 10. "MH" Mobile Homesit* Zone. 

* * * 

Sec. 23-111.A Principal Uses and Buildings. 

* • * 

10. A trailer court, provided that the lot area shall not be 
less than eighteen thousand (18,000) square feet; that 
there shall not be less than two thousand (2,000) square 
feet per mobile home or house trailer exclusive of 
access; that the minimum front yard of the trailer court 
shall be twenty (20) feet, the minimum side yards 
thereof shall be seven (7) feet each and the minimum 
rear yard thereof shall be twenty-five (25) feet; and 
that any trailer court abutting property not in trailer 
court use in a residential zone not separated therefrom 
by a street or alley shall be screened according to 
Article VI, Xeriscape Landscaping and Screening 
Regulations, section 23-671.5, Screening Requirements. 

SECTION 3. The Tucson Code, Chapter 23, Article I, Division 

10A, "MHP" Mobile Home Park Zone, Section 23-124.2(4) and Section 

23-124.5(10) through and including Section 23-124.5(12) are 
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hereby amended to read as follows: 

Division 10A. "HHP" Mobil* Hob* Park Zon*. 

* * * 

Sec. 23-124.2. Permitted Principal Us**. 

* * * 

(4) Municipal uses. Municipal, county, state or 
federal buildings or structures except for such 
uses as warehouses or garage or other uses that are 
customarily conducted as a gainful business. Also 
municipal water wells and necessary accessory 
equipment, provided they are screened in accordance 
with section 23-671.5, Screening Requirements, and 
provided that the well and equipment are not nearer 
than eighty (£0) feet to the front lot line or 
fifteen (15) feet to any side or rear lot line. 

Sec. 23-124.5. Regulations for Mobile Home Parks 

* * * 

(10) Laundry drying yards: Laundry drying yards shall be 
screen d in accordance with section 23-671.5, 
Screening Requirements. 

(11) Parking and storage: No travel trailer, unoccupied 
mobile home, camper or boat shall be stored or 
parked unattached on a drive within a mobile home 
park. Special storage areas for travel trailers, 
bos'-s, campers and unoccupied mobile homes shall be 
screened in accordance with section 23-671.5, 
Screening Requirements. 

(12) Screening: Screening and landscaping shall be 
provided in accordance with Article VI, Xeriscape 
Landscaping and Screening Regulations. 

SECTION 4. The Tucson Code, Chapter 23, Article I, division 

10B, "RV" Recreational Vehicle Park Zone, Section 23-125.5(9) and 

Section 23-125.5(10) and Section 23-125.5(13) are hereby amended 

to read as follows: 
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Division 10B. "RV» Recreational Vehicle Park Zone. 

* * * 

Sac, 23-125.S. Regulations for Travel Trailer Parks. 

* * * 

(9) Laundry drying yards. Laundry drying yards shall 
be screened in accordance with section 23-671.5, 
Screening Requirements. 

(10) Screening: Screening and landscaping shall be 
provided in accordance with Article VI, Xeriscape 
Landscaping and Screening Regulations. 

* * * 

(13) Parking and storage: No travel trailer, 
recreational vehicle or boat shall be stored or 
parked unattached on a drive within a travel 
trailer park. Special storage areas for unoccupied 
travel trailers, recreational vehicles and boats 
shall be screened in accordance with section 23-
671.5, Screening Requirements. 

SECTION 5. The Tucson Code, Chapter 23, Article I, Division 

12, "R-4" Residence Zone, Section 23-146.A(24).11 and Section 23-

146.A(24).12 are hereby amended to read as follows: 

Division 12. "R-4M Residence Zone. 

* * * 

Section 23-146.A. Principal Uses and Buildings. 

* * * 

(24) Limited manufacturing uses, specifically the 
fabrication and assembly of electronic, sonic and 
optical devices and precision instruments, provided 
the following conditions are met: 

* * * 

11. Screening: Screening shall be provided in accordance 
with section 23-671.5, Screening Requirements. 

12. Paving and landscaping: Paving and landscaping shall be 
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installed in such a manner as to promote the 
conpatibility of the manufacturing use with the 
surrounding area, and to negate the adverse visual 
•ffacts of large paved areas, and to provide sound 
barriers between the manufacturing use and any adjacent 
residential areas. 

All areas used for parking or loading shall be paved and 
maintained in a dustproof condition. All open areas not 
used for parking or loading purposes shall be landscaped 
in accordance with Article VI, Xeriscape Landscaping and 
Screening Regulations. 

SECTION 6. The Tucson Code, Chapter 23, Article I, Division 

14, "o-l" Office Zone, Section 23-173.C is hereby amended to read 

as follows: 

Division 14. »o-l" Office Zone. 

* * * 

Section 23-173. Compatibility Criteria. 

* * * 

C. Landscaping and screening shall be provided in 
accordance with Article VI, Xeriscape Landscaping and Screening 
Regulations. 

SECTION 7. The Tucson Code, Chapter 23, Article I, Division 

14, "0-1" Office Zone, Section 23-173.D, Section 23-173.E and 

Section 23-173.N are hereby amended by deleting Section 23-173.D, 

and Section 23-173.E, and Section 23-17.N, and renumbering 

Section 23-173.F, G, H, I, J, K, L, M, and 0, respectively, to 

Section 23-173.D, E, F, G, H, I, J, K, and L. 

SECTION 8. The Tucson Code, Chapter 23, Article I, Division 

17, "B-2A" Business Zone, Section 23-217.D Multiple Unit Storage 

Facility (2), and Section 23-217.F.F(14), and Section 23-

217.F.F(15) are hereby amended to read as follows: 
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* * * 

Section 23-2X7.D. General Business Oses: 

* * * 

Multiple-unit storage facility for the storage of personal 
items; not intended, however, for the operation of a 
commercial warehouse. The facility shall meet the following 
standards: 

* * * 

(2) The site shall be surfaced, and lighted, in 
accordance with the requirements set forth for off-
street parking under sections 23-613 and 2 3-615 of 
this Code, and screened and landscaped in 
accordance with Article VI, Xeriscape Landscaping 
and Screening Regulations. 

* * * 

Section 23-217.7.F. Manufacturing over Tventy-Five Percent of 
Floor Area. 

* * * 

(14) Screening: Screening shall be provided in 
accordance with section 23-671.5, Screening 
Requirements. 

(15) Landscaping: Landscaping shall be installed in 
such a manner as to promote the compatibility of 
the manufacturing use with the surrounding area, 
and to negate the adverse visual effects of large 
paved or dirt areas, and to provide sound barriers 
between the manufacturing use and any adjacent 
residential areas. 

All open areas not used for parking or loading 
purposes shall be landscaped in accordance with 
Article VI, Xeriscape Landscaping and Screening 
Regulations. 

SECTION 9. The Tucson Code, Chapter 23, Article I, Division 

18, "B-2" Business Zone, Section 23-231.D Multiple Unit Storage 

Facility (2), and Section 23-232.1(14), and Section 23-232.1(15) 
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Division 18. "B-2" Business Zona. 

* * * 

Section 23-231.D. General Business Uses: 

* * * 

Multiple-unit Storage Facility for the storage of personal 
items; not intended, however, for the operation of a 
commercial warehouse. The facility shall meet the following 
standards: 

* * * 

(2) The site shall be surfaced and lighted, in 
accordance with the requirements set forth for off-
street parking under sections 23-613 and 23-515 of 
this Code, and screened and landscaped in 
accordance with Article VI, Xeriscape Landscaping 
and Screening Regulations. 

Section 23-232.1. Manufacturing over one-third of floor area. 

* * •* 

Screening: Screening shall be provided in 
accordance with section 23-671.5, Screening 
Requirements. 

Landscaping: Landscaping shall be installed in 
such a manner as to promote the compatibility of 
the manufacturing use with the surrounding area, 
and to negate the adverse visual effects of large 
paved or dirt areas, and to provide sound barriers 
between the manufacturing use and any adjacent 
residential areas. 

All open areas not used for parking or loading 
purposes shall be landscaped in accordance with 
Article VI, Xeriscape Landscaping and Screening 
Regulations. 

SECTION 10. The Tucson Code, Chapter 23, Article I, Division 

19, "B-2H" Business Zone, Section 23-253.D Multiple Unit Storage 

(14) 

(15) 

Facility (2), and Section 23-254.1(14), and Section 23-254.1(15) 
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are hereby amended to read as follows: 

Division 19. "B-2H" Business 2one. 

* * * 

Section 23-253.D. General Business Oses, as follows: 

* * * 

Multiple-unit storage facility for the storage of personal 
items; not intended, however, for the operation of a 
commercial warehouse. The facility shall meet the following 
standards: 

* * * 

(2) The site shall be surfaced and lighted, in 
accordance with the requirements set forth for off-
street parking under sections 23-613 and 23-615 of 
this Code, and screened and landscaped in 
accordance with Article VI, Xeriscape Landscaping 
and Screening Regulations. 

Section 23-254.1. Manufacturing over one-third of floor area. 

* * * 

(14) Screening: Screening shall be provided in 
accordance with section 23-671.5, Screening 
Requirements. 

(15) Landscaping: Landscaping shall be installed in 
such a manner as to promote the compatibility of 
the manufacturing use with the surrounding area, 
and to negate the adverse visual effects of large 
paved or dirt areas, and to provide sound barriers 
between the manufacturing use and any adjacent 
residential areas. 

All open areas not used for parking or loading 
purposes shall be landscaped in accordance with 
Article VI, Xeriscape Landscaping and Screening 
Regulations. 

SECTION 11. The Tucson Code, Chapter 23, Article I, Division 

20, "B-3" Business Zone, Section 23-281.D Multiple Unit Storage 

Facility (2) are hereby amended to read as follows: 
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Division 20. "B-3" Busineas Zona. 

* * * 

Section 23-281.D General Business Dsas: 

* * * 

Multiple-unit storage facility for the storage of personal 
items; not intended, however, for the operation of a commercial 
warehouse. The facility shall meet the following standards: 

* * * 

(2) The site shall be surfaced and lighted, in 
accordance with the requirements set forth for off-
street parking under sections 23-613 and 23-615 of 
this Code, and screened and landscaped in 
accordance with Article VI, Xeriscape Landscaping 
and Screening Regulations. 

SECTION 12. The Tucson Code, Chapter 23, Article I, Division 

21, "p-i" park Industrial Zone, Section 23-302(m) and Section 23-

3 03.1 are hereby amended to read as follows: 

Division 21. "p-i" Parking Industrial Zone. 

* * * 

Section 23-302. Permitted Dsas. 

* * * 

(m) The following if conducted wholly within a 
completely enclosed building or if screened and 
landscaped in accordance with Article T?I, Xeriscape 
Landscape and Screening Regulations: water 
utility, telephone or telegraph distribution 
installation, electrical and gas receiving or 
distribution station. 

* * * 

Section 23-303. Regulations. 

* * * 

I. Landscaping and Paving: All open areas of an improved 
lot shall be maintained and landscaped in accordance with Article 
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VI, Xeriscape Landscape and Screening Regulations. 

* * * 

SECTION 13. The Tucson Code, Chapter 23, Article I, Division 

25, General Regulations, Section 23-366 is hereby amended by 

deleting the entire Section. 

SECTION 14. The Tucson Code, Chapter 23, Article I, Division 

25, General Regulations, Section 23-389 is hereby amended to read 

as follows: 

Section 23-389 Yard Requirements. 

Any public utility substation pumping, or storage facility 
not enclosed within a building shall be subject to the front and 
side yards required in the zone in which located and shall be 
screened and landscaped in accordance with Article VI, Xeriscape 
Landscaping and Screening Regulations. 

SECTION 15. The Tucson Code, Chapter 23, Article I, Division 

26, Major Streets and Routes (MS&R) Setback Zone, Section 23-

425.B and Section 23-425.C(3) and Section 23-429, and Section 23-

429.A and Section 23-429.B are hereby amended to read as follows: 

Division 26. Major Streets and Routes (MS&R) Setback Zone. 

* * * 

Section 23-425. Permitted use of MS&R right-of-way area. 

* * * 

B. For landscaping in compliance with Article VI, Xeriscape 
Landscaping and Screening Regulations. 

C. For structural improvements provided: 

* * * 

(3) That if the improvement is for off-street parking, 
such parking must be in addition to the amount 
required for the existing use(s) and the area must 
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be fully improved as required for any parking area. 
The screening and landscaping required by Article 
VI for vehicular use areas, landscape transition 
borders, and for gateway routes may be located 
temporarily in the Major Streets and Routes right-
of-way area until such time this area used for 
right-of-way purposes. Upon elimination of the 
parking area, the required screening and 
landscaping as specified in the site plan required 
by subsection F. will be moved to the location 
specified in the site plan required by subsection 
F. at no cost to the city. 

* * * 

Section 23-429. Development Criteria for Gatevay Routes. 

The following development criteria are to be applied on 
projects located on a major street or route which is designated 
as a gateway route. Development Standard 2-01.0, Development 
Review Board Gateway Route Design Guidelines, provides additional 
guidelines for implementing the listed criteria in this section 
and in Article VI, Xeriscape Landscaping and Screening 
Regulations. 

A. Landscaping. The landscaping requirements are listed in 
Article VI, Xeriscape Landscaping and Screening Regulations. 

B. Screening. Screening requirements are listed in Article 
VI, section 23-671.5 and section 23-674.1. 

* * * 

SECTION 16. The Tucson Code, Chapter 23, Article I, Division 

26, Major Streets and Routes (MS&R) Setback Zone, Section 23-

429.C and Section 23-429.F are hereby deleted in their entirety. 

SECTION 17. The Tucson Code, Chapter 23, Article I, Division 

26, Major Streets and Routes (MS&R) Setback Zone, Section 23-

429.D and Section 23-429.E are hereby renumbered respectively 

Section 23-429.C and Section 23-429.D. 

SECTION 18. The Tucson Code, Chapter 23, Article I, Division 

28, "H" Historic District Zone, Section 23-455.8 is hereby 
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Division 28. "B" Historic District Zona. 

* * * 

Section 23*455.8. Off-Street Parking Requirements. 

Parking spaces as required by this Code shall be provided on 
or off the site, but shall not be located more than six hundred 
(600) feet beyond the historic district boundary or landmark 
site. All new or modified vehicular use areas within the 
historic district shall be screened as required by Article VI, 
Xeriscape Landscaping and Screening Regulations, using compatible 
structural and plant materials. 

SECTION 19. The Tucson Code, Chapter 23, Article I, Division 

29, "PM Parking Zone, Section 23-458(c) is hereby amended to read 

as follows: 

Division 29. "P" Parking Zone. 

* * * 

Section 23-458. General Requirements. 

* * * 

(c) Landscaping and screening of the vehicular use 
areas and structures shall comply with the 
requirements of Article VI,~ Xeriscape Landscaping 
and Screening Regulations. 

SECTION 20. The Tucson Code, Chapter 23, Article I, Division 

30, Residential Cluster Project (RCP), Section 23-461.5.A.4 and 

Section 23-461.5.G.3.a are hereby amended to read as follows: 

Division 30. Residential Cluster Project (RCP). 

* * * 

Section 23-461.S Development Criteria. 

* * * 

A. 4. All areas of an RCP, except those areas that fit 
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under the definition of site coverage, or are to be 
designated for the exclusive use of individual 
residents, are to be landscaped with water 
conserving, drought-tolerant vegetation. (For 
specific plant material, see Development Standard 
9-06). Mini oasis concepts are acceptable, 
provided that the interior oasis landscape 
requirements of Article VI, Xeriscape Landscaping 
and Screening Regulations, are satisfied. 

* * * 

G. 3. a. All parking areas will be landscape and screened in 
accordance with Article VI, Xeriscape Landscaping 
and Screening Regulations. 

SECTION 21. The Tucson Code, Chapter 23, Article I, Division 

30, Residential Cluster Project (RCP), Section 23-461.5.G.3.c is 

hereby deleted in its entirety. 

SECTION 22. The Tucson Code, Chapter 23, Article I, Division 

30, Residential Cluster Project (RCP), Section 23-461.5.G.3.d is 

renumbered as Section 23-461.5.G.3.c. 

SECTION 23. The Tucson Code, Chapter 23, Article I, Division 

33, Scenic Corridor Zone, Section 23-471.4.A and Section 23-

471.4.B are hereby amended to read as follows: 

Division 33. Scenic Corridor Zone (SCZ). 

* * * 

Section 23-47X.4. Preservation and reestablishment of 
vegetation. 

A. A buffer area thirty (30) feet wide, adjacent to the 
Major Streets and Routes right-of-way line, is to be preserved 
and maintained in its natural state. The buffer area shall be in 
lieu of the landscape border required along street frontages 
under Article VI, Xeriscape Landscaping and Screening 
Regulations. 

B. All landscaping, including preservation and 
reestablishment of native vegetation shall comply with Article 
VI, Xeriscape Landscaping and Screening Regulations, section 2 3-
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674.2, Scenic Routes. 

SECTION 24. The Tucson Code, Chapter 23, Article I, Division 

33, Scenic Corridor Zone, Section 23-471.4.C, Section 23-471.4.D, 

and Section 23-471.E are hereby deleted in their entirety. 

SECTION 25. The Tucson Code, Chapter 23, Article I, Division 

33, Scenic Corridor Zone, Section 23-471.7 and Section 23-471.8 

are hereby deleted in their entirety and replaced by new Sections 

23-471.7 and 23-471.8 to read as follows: 

Section 23-471.7. Parking Areas. 

Landscaping and screening of parking areas shall comply with 
Article VI, Xeriscape Landscaping and Screening Regulations, 
section 23-671.2, Vehicular Use Areas. 

Section 23-471.8. Screening. 

Screening shall comply with Article VI, Xeriscape Landscaping 
and Screening Regulations, section 23-671.5, Screening 
Requirements. 

* * * 

SECTION 26. The Tucson Code, Chapter-23, Article II, 

Division 11, Conditional Uses, Section 23-531.3.B(2) is hereby 

amended to read as follows: 

Article II. Administration. 

* * * 

Division 11. conditional Uses. 

* * * 

Section 23-531.3. Standards for Approval of Conditional Uses. 

* * * 

B. Additional Conditions. 
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* * * 

(2) Requirement of structural or plant screening in 
addition to that required by Article VI, Xeriscape 
Landscaping and Screening Regulations, to buffer 
the conditional use from surrounding uses; 

SECTION 27. The Tucson Code, Chapter 23, Article IV, Off-

Street Parking, Division 2, General Motor Vehicle Parking and 

Bicycle Facility Requirements, Section 23-611 is hereby deleted 

in its entirety and replaced with new Section 23-611 to read as 

follows: 

Article IV. Off-street Parking. 

* * * 

Division 2. General Motor Vehicle Parking and Bicycle Facility 
requirements. 

* * * 

Section 23-611. screening and Landscaping. 

Screening and Landscaping shall comply with Article VI, 
Xeriscape Landscaping and Screening Regulations. 

SECTION 28. The Tucson Code, Chapter 23, Article IV, Off-

Street Parking, Division 3, Exceptions, Section 23-620(6)(c) is 

hereby amended to read as follows: 

Division 3. Exceptions. 

* * * 

Section 23-620(6). Commercial Parking Lots. Commercial parking 
lots are exempt.from compliance with article IV, division 1 and 2 
(except section 23-613, "Lighting," section 23-614, "Barriers," 
and section 23-615, "Surfacing"), provided the following 
standards are met: 

* * * 

(c) On open air commercial parking lots, the 
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requirements of Article VI, Xeriscape Landscaping 
and Screening Regulations are satisfied. 

SECTIOH 29. The Tucson Code, Chapter 23, Article V, Off-

Street Loading, Division 2, General Requirements, Section 23-655 

through and including Section 23-657 are hereby amended to read 

as follows: 

Article V. Off-Street Loading. 

* * * 

Division 2. General Requirements. 

* * * 

Section 23-655. Screening. 

Where a loading area abuts or is located adjacent to a 
residential zone, screening shall be provided in accordance with 
the provisions of Article VI, Xeriscape Landscaping and Screening 
Regulations. 

Section 23-656. Loading Spaces Along Streets. 

Where a loading area abuts a street, screening shall be 
provided in accordance with the provisions of Article VI, 
Xeriscape Landscaping and Screening Regulations. 

Section 23-657. Maintenance. 

Any wall, fence or landscaping screening a loading area shall 
be maintained in accordance with Article VI, Xeriscape 
Landscaping and Screening Regulations, section 23-675. 

SECTION 30. The Tucson Code, Chapter 2 3 is hereby amended by 

adding a new Article VI, Xeriscape Landscaping and Screening 

Regulations, Section 23-670 through and including Section 23-678 

to read as follows: 
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Article VI. Xariscapa Landscaping and Scraaning Ragulations 

Division 1. Purposa, intant, and Applicability 

Section 23-670. Purpose and Intant; Zariscapa Approach to 
Landscaping. 

The purpose of this Article is to establish regulations for 
the installation and maintenance of landscaping and screening 
according to recognized xeriscape principles, and to provide for 
the protection of native vegetation. The regulations are 
intended to accomplish the following: 

A. Implement Mayor and Council policy to conserve energy, 
water, and other natural resources through the use of xeriscape 
landscaping principles, to promote air quality, to improve 
community aesthetics, and to protect the public health, safety, 
and general welfare as follows: 

1. Help achieve Ciry water conservation goals through the 
use of drought tolerant plantings and xeriscape 
principles in landscape design through the use of: 

a) water conserving design, 
b) low water use/drought tolerant plants, 
c) minimum use of turf, 
d) water harvesting techniques, 
e) appropriate irrigation methods, 
f) soil improvements and the use of mulches, and 
g) proper maintenance practices. 

2. Reduce air pollution and dust by encouraging the use of 
vegetation for air filtration and absorption of carbon 
dioxide and production of oxygen. 

3. Reduce the heat and glare radiated by the built 
environment. 

4. Reduce soil erosion by slowing storm water runoff. 

5. Assist in ground water recharge. 

6. Limit the use of allergenic, pollen-producing plants. 

B. Establish or retain a neighborhood character by 
providing design criteria to: 

1. Buffer the potential negative effects that more 
intensive land uses may have upon adjacent land uses. 

2. Screen, buffer, and provide a transition between land 
uses of differing character or intensity. 
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3. Incozporate the design considerations of adopted 
neighborhood or area plans to the extent they are 
consistent with the provisions of this Article. 

C. Contribute to and enhance the economic welfare of the 
City and the quality of life of citizens and visitors through the 
following: 

1. Promote the image of the southwestern desert 
environment. 

2. Create an attractive appearance along City streets. 

3 Carry out the intent of design criteria for development 
along Scenic Routes and Gateway Routes. 

Section 23-670.1. Applicability, Exceptions. 

A. Applicability. T h e  p r o v i s i o n s  o f  t h i s  A r t i c l e  a p p l y  t o  

t h e  f o l l o w i n g :  

1. All new development. 

2. On sites where the gross floor area of the existing 
building(s) is more than ten thousand (10,000) square 
feet, expansions in square footage of land area, floor 
area, lot coverage, or parking area as follows: 

a. If the expansion is less than twenty-five (25) 
percent, the regulations apply only to the proposed 
expansion. The existing land use or structure is 
governed by provisions in force at the time of 
initial approval for the land use or structure. 

b. If the expansion is twenty-five (25) percent or 
greater, or if expansions as of Feb. 15 , 1991 
cumulatively result in a twenty-five (25) percent 
or greater expansion in land area, floor area, lot 
coverage, or parking area, the requirements of this 
Article apply to the entire site. 

3. On sites where the gross floor area of the existing 
building(s) is ten thousand (10,000) square feet or 
less, expansions in square footage of land area, floor 
area, lot coverage, or parking area are as follows: 

a. If the expansion is less than fifty (50) percent, 
the regulations apply only to the proposed 
expansion. The existing land use or structure is 
governed by provisions in force at the time of 
initial approval for the land use or structure. 
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b. If the expansion is fifty (50) percent or greater, 
or if expansions as of Feb. 15 1991 
cumulatively result in a fifty (50) percent or 
greater expansion in land area, floor area, lot 
coverage, or parking area, the requirements of this 
Article apply to the entire site. 

B. Exceptions. The provisions of this Article do not apply 
to the following: 

1. Single-family dwelling units, or duplexes on separate 
parcels and lots, except commonly owned areas in 
Residential Cluster Projects (RCP). 

2. The interior oasis area and turf area restrictions do 
not apply to: 

a. publicly owned parks, 

b. public or private outdoor recreation facilities for 
public use, schools, day care centers, 

c. the playing areas of golf courses, or 

d. public or private cemeteries. 

Note: Areas of turf of 10 acres or more are regulated 
by the State. The Planning Department will notify the 
State Department of Water Resources of cases where turf 
or other high water uses exceed ten (10) acres. 

3. Approved subdivision plats, or development subject to an 
approved site plan or development plan on file with the 
City prior to the effective date of this Article if the 
development is built in accordance with the approved 
plan. 

Section 23-670.2. Development Standards. 

Developments subject to this Article are also subject to the 
provisions of Development Standard 2-06 (Landscaping and 
Screening Standards), and Development Standard 9-06 (Landscape 
Materials). 

Division 2. Landscape Requirements 

Section 2 3-671. General Landscape Requirements. 

Section 23-671.1. Use of Drought Tolerant Vegetation. 

a. Except as otherwise provided by this Article, all plant 
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material used for required landscaping areas under this Article 
shall be selected from the Drought Tolerant Plant List in 
Development Standard 9-06. 

B. Areas of reseeding or hydroseeding after grading are 
subjejt to the seed list requirements of Development Standard 
9-06. 

C. Exceptions. Plants not listed on the Drought Tolerant 
Plant List may be used as follows: 

1. Mature Plants. Existing mature trees and shrubs may be 
incorporated in the landscape plan required by section 
23-676.1. 

2. Scenic Routes. Within a Scenic Corridor Zone, native 
vegetation must be used in the required buffer areas 
adjacent to a Scenic Route. 

3. Interior Oasis Allowance. An interior oasis is an area 
where non-xeriscape landscaping designs are permitted. 
Plants not listed on the Drought Tolerant Plant List may 
be used in an interior oasis if the plants are grouped 
in separately programmed irrigation areas according to 
their water requirements and environmental exposure. 
The location and maximum permitted size of the interior 
oasis is determined as follows: 

a. Multi-family residential uses: up to five (5) 
percent of the site, or one hundred (100) square 
feet per dwelling unit, or eight (8) percent of the 
required open space, whichever is greater. 

b. Other uses: equal to, but not more than two and 
one-half (2.5) percent of the site. 

c. The location of an interior oasis is governed by 
the standards in Development Standard 2-06. 

Section 23-671.2. Vehicular Use Areas. 

A. The requirements of this section apply to vehicular use 
areas containing more than four parking spaces for motor 
vehicles. 

B. Canopy Trees. Canopy trees are required in the 
vehicular use area as follows: 

1. Trees shall be provided in any one or a combination of 
the following ways: 

a. One canopy tree for each fifteen (15) parking 
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100 

b. The parking spaces are located within thirty (3 0) 
feet from the trunk of a tree, or 

c. The shade pattern caused by trees at maturity and 
buildings on the vehicular use area from 11:00 a.m. 
to 3:00 p.m. on June 22 covers 50% of the paved 
area within the vehicular use area. 

2. Where section 23-670.1.A.2.b requires an existing 
vehicular use area to be brought into compliance with 
the regulations in this Article, gaps are permitted in 
the tree coverage requirements listed in section 
23-671.2.B.l, if: 

a. the total number of trees in the vehicular use area 
is not reduced; and 

b. the location of the trees in the vehicular use area 
complies to the greatest extent possible with the 
shade coverage requirements of this section. 

3. Structurally covered, or underground parking spaces are 
not included in calculating the required number and 
location of canopy trees. 

4. The minimum unpaved area for each tree is 34 square 
feet, with a minimum width of four (4) feet. 

C. Plant protection. Areas where plants are 
susceptible to injury by vehicular or pedestrian traffic must be 
protected by appropriate means, such as curbs, bollards, or low 
walls. 

D. Parking Structures. 

1. Section 23-671.2.B (Vehicular Use Area Landscaping) does 
not apply to vehicular use areas located within or on 
the roof of a parking structure. 

2. Section 23-671.2.B (Vehicular Use Area Landscaping) 
applies to outdoor vehicular use areas associated with, 
but not located within, the parking structure. 

3. Section 23-671.4 (Landscape Borders and Landscape 
Transition Borders) applies to parking structures. 

Section 23-671.3. Adjustment to Parking. The parking space 
requirements for land uses as determined by sections 23-601 and 
23-602 may be reduced up to ten (10) percent to allow for the 
required vehicular use area landscaping, subject to the following 
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requirements: 

A. If the proposed use requires more than four (4) parking 
spaces as determined by sections 23-601 and 23-602, and by 
application of this section the required number of parking spaces 
is reduced to four (4) or fewer, vehicular use area landscaping 
must be provided. 

B. The required number of handicap parking spaces is 
calculated based on the total number of required parking spaces 
for the use as determined by sections 23-601 and 23-602 before 
adjustment. 

C. The adjustments to the required parking spaces permitted 
by this section are in addition to the reduction permitted in the 
Major Streets and Routes Zone under section 23-427. 

Section 23-671.4. Landscape Borders and Landscape Transition 
Borders. 

A. Landscape Borders. To enhance the visual appearance of 
the streetscape, a landscape border is required along the street 
frontage or frontages of a site as follows: 

1. The landscape border shall be a minimum of ten (10) feet 
wide as measured from the Major Streets and Routes 
(MSiR) right-of-way line toward the development area of 
the site. 

2. The landscape border shall be located entirely on the 
site, except that subject to approval by the City 
Engineer, up to five (5) feet of the required ten (10) 
foot width may be placed within the adjacent MS&R 
right-of-way. 

3. Except as otherwise provided by this Article, the area 
between the MS&R right-of-way line and sidewalk, and the 
area between the sidewalk and the curb that are not 
covered with vegetation shall be covered with an 
appropriate inorganic ground cover such as decomposed 
granite. 

B. Landscape Transition Borders. Landscape transition 
borders are required as a buffer and visual transition along the 
common property lines between dissimilar adjacent land uses and 
zones as follows: 

1. Landscape transition borders shall be provided as 
determined in Table 1, which ranks land uses and zones 
based upon their land use intensity and upon the impact 
the use will have on less intensive adjacent land uses. 
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2. The minimum width of a landscape transition border is 
th« lesser of ten (10) feet or the width of the side 
yard or rear yard building setback required by the 
zoning classification and section 23-382, as measured 
from the property line. 

3. If parking is placed next to the property line, or if 
the landscape transition border conflicts with a utility 
easement, the width of the landscape transition border 
may be reduced if an equivalent amount and area of 
landscaping is installed elsewhere within the vehicular 
use area. Such landscaping shall be located in 
landscaping areas or planters in the row of parking 
spaces adjacent or closest to the property line and in 
intervals of no more than five (5) parking spaces apart. 

Detention/retention facilities may be incorporated into 
the landscape transition border if they are designed to 
be compatible with the required landscape elements. 

C. Downtown Redevelopment District. Within the Downtown 
Redevelopment District defined in section 23-630, the 
requirements for landscape borders and landscape transition 
borders are as follows: 

1. A minimum ten (10) foot wide landscape border as 
measured from the development side of the future 
sidewalk location shall be maintained along all public 
right-of-way frontages of vehicular use areas and 
parking structures. 

2. A landscape border is not required if the ground level 
story of a building containing a -parking structure is 
not used for parking, or if the parking structure is 
completely screened and enclosed by a masonry wall. 

3. A landscape transition border the lesser of the width of 
the required building setback or ten (10) feet is 
required if the adjacent zone or the land use is 
residential. 

D. Exceptions. 

1. A landscape transition border is not required: 

a. around interior pads within a site or between 
adjacent sites with common driveways, shared 
parking, or vehicular access easements or between 
two adjacent non-residential uses of equal 
intensity as determined by Table 1. 

b. where a public alley sixteen (16) feet or greater 
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in width separates the site and the adjacent less 
intensive land use or zone. 

c. where prior to February 15 , 1991, an open 
space area was provided to buffer the site and the 
adjacent less intensive use or zone, if the open 
space area is: 

(1) at least 30 feet wide, and 

(2) restricted in perpetuity to natural or 
landscaped open space use through dedication 
to the public, deed restriction or covenant 
running with the land. 

2. Scenic Corridor Zone buffer areas are not subject to the 
landscape border requirements of section 23-671.3.A. 

Section 23-671.5. Screening Requirements. 

The purpose of screening is to provide visual barriers 
between different land uses, to enhance the streetscape, and to 
assist in dust and noise reduction, wind control and provide 
privacy. When a more intensive use abuts a less intensive use, 
screening is required as follows: 

A. When Required. Screening for individual land uses and 
zones shall be provided as determined in Table 1. 

B. Location. On a street frontage the required screening 
is located on the development side of the landscape border. 
Along interior lot lines of the site, the required screening is 
located on the property line, whether or not a landscape 
transition border is required. 

C. Height. The height of the required screen as required 
by Table 1 is measured as follows: 

1. The height of screening material adjacent to property 
lines is measured on the development side of the screen 
at finish grade. 

2. For land uses specifically identified in Table 1, such 
as outdoor storage or mechanical installations, the 
screen height is measured from the highest point of the 
element to be screened. 

D. Phased Development. Screening for phased development 
shall be provided as follows: 

1. When adjacent to residential uses, the perimeter 
screening element along the entire common property lines 
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must be installed during development of the first phase. 

2. If the undisturbed natural desert is maintained in areas 
to be developed in subsequent phases, a temporary screen 
may be erected around the perimeter of the initial phase 
subject to the following requirements: 

a. Temporary screening may be an opaque wood fence or 
a chain link fence with wood slats. 

b. Temporary screening must be replaced by a permanent 
screen if construction of the subsequent phases is 
not started within two years of the date the 
original phase received a certificate of occupancy. 

Section 23-671.6. Use of Turf. 

A. Turf areas are allowed within the interior oasis. 

B. Turf areas will be located to mitigate glare and reduce 
heat near buildings and their openings, including windows and 
patios, or to serve as an active play area. 

Section 23-671.7. Plant Size, Location, and Spacing. 

A. Required plant characteristics, sizes, and standards for 
various landscape applications are contained in Development 
Standard 2-06. 

B. Trees and shrubs are to be planted so that at maturity 
they do not interfere with existing on-site or off-site utility 
service lines or utility easements, or with the solar access 
rights of the adjacent property owner. 

Section 23-671.8. Plant Cover/Dust Control. 

All graded or bladed areas not otherwise improved shall be 
landscaped, reseeded, or treated with an inorganic or organic 
ground cover to help reduce dust pollution. 

A. Ground surfaces in planting beds, planters, medians, or 
tree understory within a landscaped area that are not covered 
with shrubs, accent plants, vines, ground cover, or orher 
vegetation from the Drought Tolerant Plant List shall be treated 
with an inorganic ground cover. 

B. Unless maintained as undisturbed natural desert, all 
portions of the site not occupied by buildings, structures, 
vehicle use areas, interior oasis areas, pedestrian circulation 
areas, or required landscape elements, shall be landscaped with 
vegetation from the Drought Tolerant Plant List, or reseeded with 
a native seed mix, or treated with an inorganic ground cover and 
maintained in a clean condition. 
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C. Unless maintained as undisturbed natural desert, future 
building pads within a phased development shall be temporarily 
landscaped with vegetation from the Drought Tolerant Plant List, 
reseeded with a native seed mix, or treated with an appropriate 
inorganic ground cover and maintained in a clean condition as 
required by section 7003(e) of the Uniform Building Code. 

Section 23-671.9. Design for Safety. 

Vehicular and pedestrian safety factors must be incorporated 
into all landscape designs. Safety factors include plant 
materials that at maturity do not present hazards to passersby or 
obstruct visibility of pedestrians or vehicles. 

section 23-671.10. Use of the Public Right of Way. 

Non-required landscaping may be placed in the public 
right-of-way if the following requirements are met: 

A. The landscaping is approved by the City Engineer and 
complies with the City Engineer's requirements on construction, 
irrigation, location, and plant type. 

B. All vegetation complies with the requirements of section 
23-671.1. 

C. The landscaping does not interfere with the use of the 
sidewalk. 

Section 23-672. Significant Native Vegetation Preservation. 

[Reserved] 

Section 23-673. Use of Water. 

The following requirements conserve water and assist in 
carrying out xeriscape design principles. 

Section 23-673.1. Water Conservation Design. 

Landscape plans shall incorporate water-conserving 
transitional zone planting concepts consisting of three zones as 
follows: 

A. Higher water use plant zones, such as interior oasis 
areas, shall be located near buildings to aid in cooling 
structures through evapo-transpiration. 

B. The mid-zone, located a distance away from the buildings 
on a site, shall contain low water use plants. 

C. The outer zone, located at the perimeter of the site, 
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shall contain plants that require little or no supplemental 
irrigation. Contained in this zone is native vegetation retained 
in its natural state or relocated after development, and plants 
that can survive on rainfall alone after a period of 
establishment. 

Section 23-673.2. Us* of Reclaimed Water. 

A. Reclaimed water is to be used in new and expanded 
development in accordance with the adopted Mayor and Council 
Water Policies and other applicable State and local requirements. 

B. Prior to development plan approval or the issuance of a 
building permit, the Tucson Water Department will review the 
landscape plan for compliance with adopted City Water Policies. 

C. The availability of a reclaimed water service shall not 
confer any right to plant turf areas larger than permitted under 
this Article. 

Section 23-673.3. Storm Water Runoff. 

A. Storm water detention/retention basins not integrated 
with paved vehicular use area shall be landscaped to enhance the 
natural configuration of the basin. Plants located in the bottom 
one-third of the detention/retention basin must be adaptable to 
periods of submersion. Design criteria are set forth in 
Development Standard 10-01. (Storm Water Detention/Retention 
Manual). 

B. Grading, hydrology, and landscape structural plans are 
to be integrated to make maximum use of site storm water runoff 
for supplemental on-site irrigation purposes. The landscape plan 
shall indicate use of all runoff, from individual catch basins 
around single trees to basins accepting flow from an entire 
vehicular use area or roof area. 

Section 23-673.4. Ornamental Water Features. 

A. Ornamental water features such as fountains or ponds, 
shall be designed to be compatible with the concept of water 
conservation in an arid lands environment. 

B. Water features may be used if all the following 
conditions are met: 

1. The total water surface area does not exceed one percent 
(1%) of the net site area of the development. 

2. The water feature is located within the interior oasis 
area. 
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3. The sun of the square feet of water surface area and the 
square feet of turf area does not exceed the total 
allowed square feet for the interior oasis allowance. 

4. Water in moving water features is recycled through the 
feature. 

5. The water feature is designed to prevent water seepage 
or leaking. 

C. This section does not apply to swimming pools or spas. 

Section 23-673.5. Irrigation. 

A. A water-conserving irrigation system is required for all 
new landscape plantings. For sites that are larger than one (1) 
acre and on which the gross floor area of building(s) is more 
than ten thousand (10,000) square feet, an underground irrigation 
system is required. 

B. Storm water and runcff harvesting to supplement drip 
irrigation are required elements of the irrigation system for 
both new plantings and preserved vegetation. 

C. An irrigation plan shall be submitted together with the 
landscape plan required in section 23-676.1. 

D. Temporary irrigation proposals will be reviewed on a 
case-by-case basis. 

Section 23-674. Special Requirements. 

Certain areas of Tucson have been designated by the Mai or 
Streets and Routes Plan and the Tucson General Plan for 
appropriate landscape treatment to enhance and promote the image 
of the southwestern desert environment and to complement existing 
adjacent development. These areas include development along 
gateway and scenic routes and development within the boundaries 
of adopted neighborhood and area plans containing specific 
landscape design criteria. 

Section 23-674.1. Gateway Routes. 

Landscape plans for gateway routes are reviewed by the 
Development Review Board (DRB) as required by section 23-428. 
Design criteria for projects located on Gateway Routes are 
contained in Development Standard 2-01.1, Development Review 
Board Gateway Route Design Guidelines. 

Section 23-674.2. Scenic Routes. 

A. Scenic Routes Buffer Area. Adjacent to the MS&R 
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right-of-way line a buffer area thirty (30) feet wide shall be 
preserved and maintained in its natural state. In areas where 
public safety or the delivery of public services precludes 
preservation of existing vegetation, the buffer area shall be 
restored as closely to its natural state as possible. 

B. Measurement of the Scenic Routes Buffer Area. Where the 
ultimate roadway design includes installation of a sidewalk, 
pedestrian way, or bike path, the buffer may be measured from the 
projected back of the sidewalk, pedestrian way or bike path if 
the buffer does not encroach more than ten (10) feet into the 
MS&R right-of-way. The use of the MS&R right-of-way is permitted 
only if the area can be landscaped. 

C. Exceptions to Improvements. The following improvements 
may be located in the scenic route buffer area: 

1. Driveways, if they do not exceed twenty (20) percent of 
the scenic routes buffer area. If, due to topological 
or engineering constraints, the driveway area exceeds 
twenty (20) percent of the buffer area, the width of the 
buffer area must be increased so that the area, 
exclusive of driveways, is at least twenty-four (24) 
tines the frontage along the scenic route measured at 
the Major Streets and Routes (MS&R) right-of-way line. 

2. Trenching for the placement of utility li-.es,. if the 
area is revegetated in accordance with paragraph D of 
this section. 

3. An area not larger than eighteen (18) square feet and 
not exceeding thirty (30) inches in height per lot or 
parcel for the placement of utility transformers, 
pedestals, and service meters and hookups for utilities. 

4. Selected vegetation may be removed when the Department 
of Transportation determines that removal is necessary 
for public safety, if that the removed plants are 
replaced with a type acceptable to the Department of 
Transportation and the Planning Department. 

D. Revegetation of Site. 

1. Within the Scenic Route buffer area and the MS&R right 
of way, all areas between the MS&R right-of-way line and 
the existing street right-of-way that are disturbed by 
development shall be revegetated with native vegetation. 

2. Within the Scenic Corridor Zone, excluding the Scenic 
Routes buffer area, all disturbed areas on the site that 
are visible from the Scenic Route, and are not covered 
by permanent improvements shall be revegetated with 
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E. Cut and rill. Exposed cut or fill slopes shall be no 
greater than a one (1) foot rise or fall over a three (3) foot 
length. 

Section 2i-6?4.3. Compliance with Neighborhood Plana. 

A. The Tucson General Plan includes adopted neighborhood and 
area plans which may contain specific landscape design criteria. 
The purpose of the design criteria is to ensure that the design 
of n«w landscaping enhances the visual appearance or character of 
the existing uses and that the landscaping is designed in a 
manner that is compatible with existing adjacent land uses. 

B. Landscape plans submitted in conjunction with a 
rezoning, conditional use or variance request shall incorporate 
to the greatest extent possible the landscape, screening, and 
design provisions of the adopted plan, if the plan provisions are 
not inconsistent with the requirements of this Article. In case 
cf a conflict between this Article and the provisions of a 
neighborhood or area plan, this Article shall apply. 

Section 23-675. Maintenance. 

The landscaping, irrigation systems, walls, screening 
devices, curbing, and detention basin improvements on-site and 
within the abutting right-of-way shall be maintained as shown on 
the approved plans. The property owner is responsible for proper 
maintenance to achieve permanent, safe, and successful 
landscaping as required by this Article. Failure to maintain the 
improvements or landscaping required by this Article constitutes 
a violation of the Zoning Code. 

Division 3. Administration 

Section 23-676. Design and Reviev Procedures. 

Thi applicant for development approval is advised to schedule 
a pre-submittal conference with the Planning, Development 
Services, and Tucson Water Department staff with reference to 
specific design or review procedures. 

Section 23-676.1. Plan Submittal. 

Landscape plans are to be submitted concurrently with the 
initial submittal of the applicable plan or plans required for 
development approval. 



Section 23-676.2. Review Procedures. 
I l l  

Landscape plans are reviewed in the same manner and 
concurrent with the applicable plan review required for 
development approval. Comments on the landscape pi-.ns and 
requests for corrections or resuboittals are made in conjunction 
with responses to the applicable development plan, tentative 
plat, or site plan. For development located along Gateway Routes 
and Scenic Routes, the additional review procedures set forth in 
other sections of the Zoning Code apply. 

Section 23-677. Site Inspection and Enforcement. 

A. Inspections. All landscaping required by this Article 
will be inspected prior to a final certificate of occupancy being 
issued by the City or prior to the building being occupied. 

B. Enforcement. The landscaping regulations are enforced 
by the Planning Department. City staff may enter a site or any 
part of a site for the purpose of performing inspections to 
verify compliance with the requirements of this Article. When a 
condition on the site constitutes a violation of the terms of 
this Article, City staff will serve notice to the property owner, 
lessee, or other person in control of the property. The notice 
shall specify the nature of the violation and direct the 
responsible party to abate the violation in accordance with the 
City Code compliance procedures. 

Section 23-678. Variances. 

Requests for variances from the provisions of this Article 
are heard and decided by the Board of Adjustment in accordance 
with the procedures in section 23-505, except that, before a 
request is scheduled on the Board of Adjustment agenda, the 
Development Review Board (DRB) will review the plan and forward a 
recommendation to the Board of Adjustment. If the DRB fails to 
submit a recommendation within twenty-one (21) days of submittal 
of the variance application, the Board of Adjustment shall hear 
the variance without the recommendation of the DRB. 

SECTION 31. This ordinance does not apply to approved 

subdivision plats, development plans, site plans or building 

permits, or to subdivision plats, development plans, site plans 

or building permit applications submitted prior to the effective 

date of this ordinance and approved within one year of the 

effective date of this ordinance. 
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SECTION 32. Development Standard 2-06 (Landscaping and 

Screening Standards), and Development Standards 9-06 (Landscape 

Materials) are incorporated herein by this reference and are 

hereby adopted, and the City Manager is hereby authorized to 

promulgate and adopt amendments to these development standards 

necessary to further carry out and effect the intent of this 

ordinance. 

SECTION 33. If any provision of this ordinance or the 

application thereof to any person or circumstance is invalid, the 

invalidity shall not affect other provisions or applications of 

this ordinance which can be given effect without the invalid 

provision or circumstance and to this end the provisions of this 

ordinance are severable. 

SECTION 34. The various City officers and employees are 

authorized and directed to perform all acts necessary or 

desirable to give effect to this ordinance. 
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SECTION 35. This ordinance shall becone effective sixty (60) 

days after date of adoption. 

PASSED, ADOPTED AND APPROVED by the Mayor and Council of the 

City of Tucson, Arizona, OEC i 7 1990 

MAYOR 

ATTEST: 

CITY CLERK 

APPROVED AS TO FORM: REVIEWED BY: 

CI 

CnL.0.4XL,. 
TY ATTORNEY CITY MANAGER [/ 

KR:mg 
11/15/90 
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