
 
   
   
   
 
 
 
  DATE:   December 6, 2023 
                 For December 21, 2023 Hearing 
 
 
TO:    John Iurino FROM: Kristina Swallow, Director 
           Zoning Examiner                                                            Planning & Development Services  
                    
    
 
SUBJECT: REZONING - PLANNING & DEVELOPMENT SERVICES REPORT 
  TP-ENT-1023-00038 RV Storage – Old Vail Road 
  SR to I-1 (Ward 4) Valencia & Kolb RV Storage 
 
Issue – This is a request by The Planning Center, on behalf of 6971 LLC to rezone a 4.32-acre 
area from SR Suburban Ranch to I-1 Industrial to allow for a RV Storage facility under the 
Personal Storage land use class. The property owner is proposing to develop an RV Storage Site 
across two parcels, the subject parcel and the parcel to the east, already zoned I-1 with an approved 
development package. The subject site is proposed to be primarily composed of approximately 
130 recreational vehicle storage spaces, a 40-foot access lane to access those spaces, and a 
detention/retention basin within the northern portion of the parcel. Vehicular access to this site will 
be through a driveway attaching to the adjacent parcel. The storage area is to be screened with 6-
foot chain link fencing. Ten-foot landscape borders with a 30-inch screen are planned along the 
north and south property boundaries.  
 
The subject site is located on the north side of Old Vail Road approximately 1500 feet west of 
Kolb Road.  
 
Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of I-1 zoning, subject to the attached preliminary conditions. 
 
Background Information 
 
Existing Land Use: Undeveloped land. 
 
Zoning Descriptions: 
 
Existing: SR (Suburban Ranch) – This zone provides for very low density, large lot, single-family, 
residential development and suburban ranch uses. Uses that would adversely affect the open space, 
agricultural, or natural characteristics of this zone shall not be permitted. 
 
Proposed: I-1 (Light Industrial) – This zone provides for industrial uses that do not have offensive 
characteristics in addition to land uses permitted in more restrictive nonresidential zones. Select other 
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agriculture, civic, commercial, industrial, retail, storage, utility, and wholesaling uses may also be 
permitted. 
 
Adjacent Zones and Land Uses: 
 
North: Zoned County CI-2; Industrial zoning, vacant land across Valencia Road, a designated scenic 

route per the MS&R Overlay. 
South: Zoned County CI-2; Industrial zoning, undeveloped land. 
West:  Zoned County CB-2/CI-2; Business and Industrial zoning, undeveloped land. 
East:   Zoned I-1; Industrial zoning, RV Storage in development. 

Previous Cases on the Property: None 

Related Cases: None 

Project Background – The property owner wishes to create an RV Storage Lot across two parcels. 
One parcel, adjacent to the subject site to the east, is already zoned I-1 and a development package 
has been approved as Phase I. The subject parcel requires rezoning to I-1 in order to develop Phase 
II of the RV Storage Project. 

Neighborhood Meeting – The applicant held the required neighborhood meeting on August 9th, 
2023, via Zoom. Neighborhood meeting notification was sent out to property owners within 400 
feet of the subject parcel, using mailing labels provided by City of Tucson Planning and 
Development Services Department. 

The meeting began at 5:45pm via Zoon. The applicant team and a representative of the property 
owner, 6971 LLC were in attendance. No members of the public attended the meeting, and after 
30 minutes the meeting concluded. 

Applicant’s Request – Rezoning to I-1 Industrial to allow for Commercial Storage land use. 
 
Planning Considerations – Land use policy direction for this area is provided by Plan Tucson 
and the Rincon/Southeast Subregional Plan.     
 
Plan Tucson – The site lies within the Port of Tucson Industrial Area building block in the 
Future Growth Scenario Map in Plan Tucson. Industrial Areas are strategically located for 
efficient handling of intermodal freight movements. These areas support national and 
international freight movement through Tucson by connecting existing major regional 
commercial transportation routes, including railway, major highways, and the airports. 
 
Plan Tucson also provides the following policies related to the proposed rezoning: 
 

LT7 Use the Future Growth Scenario Map:  
a. As a general guide for determining the general location of development opportunities, 
development patterns, and land use and transportation concepts, while also considering 
area and site-specific issues  
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b. In conjunction with the Guidelines for Development Review for discretionary 
rezonings, variances, special exceptions, and other land use decisions.  
LT22 Participate in efforts to develop a coordinated regional, multi-modal transportation 
system that improves the efficiency, safety, and reliability of transporting people and goods 
within the region and to destinations outside of the region.  
LT23 Ensure that proposed land uses comply with all applicable Arizona Revised Statutes 
with respect to military and airport operations, coordinating with all stakeholders in 
planning for such uses by amending the Airport Environs Overlay Zone regulations in the 
event of future changes in mission and/or flight operations.  
LT25 Promote compatibility of military operations and existing and potential adjacent 
development by coordinating with all stakeholders in planning for operational changes so 
that they will not impair existing residential uses in affected areas. 

 
Rincon/Southeast Subregional Plan – The proposed development is located within the 
Rincon/Southeast Subregional Plan, which provides the following policy direction:  
 

I.A.2.a Applicants for rezonings within this subregion shall submit an Environmental 
Resource Report prepared in accordance with City of Tucson Development Standard 1-
07.0.  
I.A.2.b The development plan shall be based on the site analysis and implement plan 
policies through sensitive design and mitigation techniques that respond to site features 
and to the character of the surrounding neighborhood.  
I.B As appropriate to the development proposal and site characteristics, policies for 
natural and cultural resources specified in this section may be applicable.  

 
Design Considerations 
 
Land Use Compatibility – The site is predominately surrounded by undeveloped land. The parcel 
to the south is part of an existing RV Storage lot unrelated to the applicant’s proposal, and outside 
the city limits. There are no residential uses adjacent to the site, and the nearest developed 
subdivision is approximately one mile away. There is one mobile-home-style dwelling 800 feet 
southwest of the project site, adjacent to existing wrecking and materials yards. The proposed 
rezoning is aligned with Plan Tucson and Rincon/Southeast Subregional Plan policies.  
 
Design Compatibility – The Design Compatibility Report and the proposed preliminary 
development plan include the parking area comprised of storage spaces and a standard 40-foot 
access lane covering the majority of the parcel. The north section of parcel includes a water 
retention/detention basin behind a ten-foot landscaped buffer. As phase two of a planned RV 
Storage yard, the parking requirements in phase one will meet overall project requirements and no 
additional parking is required. 
 
Road Improvements/Vehicular Access/Transit – The project faces a dirt/unpaved portion of Old Vail 
Road to the south. Vehicular access is provided through the vehicle access lane through phase one 
of the RV Storage project to the east, which will be accessed from the south through Old Vail Road. 
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Landscaping and Screening – The required 10-foot landscape borders on the north and south edges 
of the parcel are depicted on the preliminary development plan, and will be planted with native, 
drought-tolerant trees, shrubs, and groundcover vegetation. While the undeveloped right-of-way to 
the west requires a 10-foot landscaped border, it is unlikely to be developed and may be abandoned 
in the future. The developer will seek to remove this buffer through the Design Development Option 
process during the development stage. 
 
Conclusion –The proposed rezoning of the site from SR to I-1 is appropriate for this location, is 
compatible with existing surrounding land uses, and is in compliance with Plan Tucson and the 
Rincon/Southeast Subregional Plan. Subject to compliance with the attached preliminary 
conditions, approval of the requested I-1 zoning is recommended. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
KS:KM:JB:GS:/PL - Advanced Planning - Documents\Entitlements\REZONINGS\2023\TP-ENT-1023-00038 RV Storage – Old 
Vail Road\ZE\TP-ENT-1023-00038 Staff Report.docx 
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PROCEDURAL 
 

1. A development package in substantial compliance with the preliminary 
development plan, dated October 16, 2023, and required reports, are to be 
submitted and approved in accordance with the Administrative Manual, 
Section 2-06. 

 
2. The property owner shall execute a waiver of potential claims under A.R.S. 

Sec. 12-1134 for this zoning amendment as permitted by A.R.S. Sec. 12-1134 
(I) in the form approved by the City Attorney and titled “Agreement to Waive 
Any Claims Against the City for Zoning Amendment”. The fully executed 
Waiver must be received by the Planning & Development Services 
Department before the item is scheduled for Mayor and Council action. 
 

3. A Class III survey shall be completed on the entire site not previously surveyed 
prior to any grading/trenching/digging by a qualified archaeological consultant. 
Recommendations for further investigations by the archaeological consultant 
shall be followed prior to any construction at the site. Survey reports should 
be submitted to the city's Historic Preservation Office upon completion. 

 
4. Should historic or prehistoric features or artifacts be discovered during 

grading, boring, trenching, or other ground disturbing activities, work shall 
cease immediately, and the Tucson Historic Preservation Office shall be 
contacted to assess the resource. Pursuant to A.R.S. 41-865 the discovery of 
human remains and associated objects found on private lands in Arizona must 
be reported to the Director of Arizona State Museum. 

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

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

6. Five years are allowed from the date of initial authorization to implement 
and effectuate all Code requirements and conditions of rezoning. 

 
LAND USE COMPATIBILITY 

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

8. Subject property is within a DoD Readiness and Environmental Protection 
Integration (REPI) restrictive development easement. Pima County and 
USAF Civil Engineering Center REPI office have determined that RV 
Parking/Storage is a compatible land use. Land use after rezoning is to be 
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restricted to Personal Storage only, for the purpose of RV Storage and 
Parking.  
 
 

ROAD IMPROVEMENTS/VEHICULAR ACCESS/CIRCULATION 
 

9. All offsite improvements required with the development, such as street 
improvements, curb, sidewalk, and ADA ramps shall be coordinated with the 
City of Tucson’s Department of Transportation and Mobility. 

 
LANDSCAPING/NATIVE PLANT PRESERVATION 
 

10. At time of Development Package submittal, the developer must create an 
NPPO plan encompassing the rezoning area and the parcel adjacent to the 
east (141-03-037B). An approved mitigation strategy based on this plan must 
account for plants on both parcels. 

 
WASTEWATER 
 

11. Pima County Wastewater Reclamation provides the condition that the 
owner/developer shall obtain written documentation from the Pima County 
Regional Wastewater Reclamation District (PCRWRD) that treatment and 
conveyance capacity is available for any new development within the 
rezoning area, no more than 90 days before submitting any tentative plat, 
development plan, sewer improvement plan or request for building permit 
for review. Should treatment and/or conveyance capacity not be available 
at that time, the owner/developer shall have the option of funding, 
designing, and constructing the necessary improvements to Pima 
County’s public sewerage system at his or her sole expense or 
cooperatively with other affected parties. All such improvements shall be 
designed and constructed as directed by the PCRWRD.  
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September 27, 2023 

Mr. Gabriel Sleighter. Planner 

City of Tucson Planning and Development Services Department  

201 N. Stone Ave  

Tucson, AZ 85701  

SUBJECT: VALENCIA/KOLB RV STORAGE – NEIGHBORHOOD MEETING SUMMARY 
(MFL-01)  

Dear Gabriel:  

 

This letter summarizes the neighborhood meeting held on Wednesday, August 9, 2023, as part of the 

rezoning request for the property (APN: 141-03-036B) located at 6991 East Old Vail Road, near the 

southwest corner of the Valencia Road/Kolb Road intersection. The meeting was held virtually via Zoom 

and was noticed correctly using mailing labels provided by the City of Tucson Planning and Development 

Services Department. Notices were sent to property owners within 400 feet of the subject property. No 

neighborhood associations were notified, as none are within one mile of the property. Mayor Romero 

and Councilmembers Lee and Fimbres were also notified. 

 

The meeting began at 5:45 p.m. via Zoom. Lexy Wellott of The Planning Center hosted the meeting. 

Adam Call, also from The Planning Center, attended with a representative of the property owner, 6971 

LLC. None of the surrounding property owners or members of the public attended. After waiting for 30 

minutes and with no one else in attendance, the meeting ended at 6:15 p.m. 

 

Sincerely,  

THE PLANNING CENTER  

 
 

Adam Call 

Planner 

Created with a trial version of Syncfusion Essential PDF
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July 27, 2023 

Hello Neighbor, 

 

On behalf of the property owner, 6971 LLC, 

we invite you to attend a neighborhood 

meeting to discuss a change of zoning 

application to expand the planned 

recreational vehicle (RV) storage facility 

located at 6991 East Old Vail Road, which 

will be under construction later this year. 

 

Like many other communities in the 

southwest, Tucson’s popularity with 

snowbirds has grown, often for those 

owning and traveling by RV. Coupled with 

the growing popularity of visiting State and National Parks, wilderness areas, and other natural attractions 

due to the pandemic, Tucson has seen more visitors traveling by RV to experience these destinations or 

others in nearby communities. As RV visitorship and ownership rise, so does the need to provide secure 

and convenient storage facilities for when these vehicles are not in use, particularly in locations with easy 

interstate access and where the existing land uses on neighboring properties support it. 

 

The vacant 4.16-acre property, located on the south side of Valencia Road about 1,000 feet west of Kolb 

Road, is ideal for the proposed expansion to the planned RV storage facility next door as: 

• the property is easily accessible from major roads and Interstate 10; 

• the use is consistent with the neighboring properties, which are also industrially-zoned RV storage 

facilities; and  

• the proposed facility complies with the Airport Environs Zone (AEZ) overlay and furthers the 

goals of Davis Monthan Airforce Base's Readiness and Environmental Protection Integration 

(REPI) program by removing the ability for incompatible land uses (i.e., residential or high-

employment uses) to locate within the flight path.  

 

The proposed RV storage facility expansion will feature approximately 135 covered stalls, access lanes, a 

large detention basin, and landscaping. The canopies covering the stall will be 24 feet tall and constructed 

using materials common to the area and southwest. Aside from the canopies covering TURN PAGE 
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the stalls, no other buildings are proposed. Access will be provided through the parent storage facility to 

the west; direct access to Old Vail Road is not proposed.  

 

In order to develop the site as planned, we are proposing to change the property's existing zoning from 

SR (Suburban Ranch Zone) to I-1 (Industrial Zone). A change of zoning, or “rezoning,” is a public process 

considered by the City of Tucson that allows a property owner to change how their property can be 

used. In this case, we are proposing to change this property’s zoning to allow for industrial land uses.  

 

Please join us:  

WEDNESDAY, AUGUST 9, 2023 

5:45 PM 

VIRTUAL - ZOOM 

 

https://us06web.zoom.us/j/9844761151   
Meeting ID: 984 476 1151 

Call-In Number: +1 669 444 9171 US 

Representatives of the owner will be present to discuss the proposed project and site plan, the rezoning 

process and answer any questions you may have. If you cannot attend the meeting and have questions, 

please don't hesitate to contact me at the information provided below with your questions or comments, 

and we can arrange an alternative time to discuss the proposal.  

 

Comments on this proposal may also be submitted to the City of Tucson Planning and Development 

Services Department by Email: Rezoning@tucsonaz.gov; Mail: 201 North Stone Avenue, Tucson, AZ 

85701; or Phone: (520) 791-5550. Additionally, comments may be made verbally and/or in writing at an 

upcoming public hearing to be announced.  

 

I appreciate your time and look forward to discussing this project with you. 

 

Sincerely,  

THE PLANNING CENTER  

 

 

 

Lexy Wellott 

Project Manager 

(520) 623-6146 

lwellott@azplanningcenter.com   
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I. INTRODUCTION + POLICY 

A .  P R O JE C T O V E R V I E W  

On behalf of 6971 LLC, The Planning 

Center is pleased to present this rezoning 

request for an expansion to a planned 

recreational vehicle (RV) storage facility 

near the southwest corner of East Valencia 

Road and South Kolb Road in the City of 

Tucson.  

RV ownership has increased by more than 

62% in the past 20 years, according to the 

RV Industry Association. Many RV owners 

cannot park their vehicles at home due to 

space constraints or HOA rules. This leads 

them to store their RVs at dedicated 

facilities, which are often located in areas 

with compatible surrounding land uses and 

easy interstate access. As RV ownership 

continues to rise, so does the demand for 

secure and convenient storage facilities. 

This project seeks to meet this demand by developing an RV storage facility on property shown in 

EXHIBIT I.A: SITE CONTEXT. The project consists of two parcels. The eastern parcel is owned by 

6991 LLC and is zoned I-1 (Industrial). It has an approved development package (DP21-0034) and will 

begin construction later this year. The western parcel, owned by 6971 LLC, comprises the second 

phase of this development. However, this property is currently zoned SR (Suburban Ranch), which 

does not allow for the planned RV storage facility. To this end, 6971 LLC is seeking to rezone the 

western 4.16 acres from SR (Suburban Ranch) to I-1 (Industrial) to expand the RV storage facility 

across the entire project area. This expansion and associated improvements provide additional 

capacity to meet the growing demand for RV storage in a compatible industrial area.  

This document is structured into three sections. First the Introduction + Policy section outlines the 

applicable regulatory policies affecting the rezoning property. Second the Site Analysis section 

examines the current conditions affecting the rezoning property and includes the overall project area 

in the discussion when appropriate. Third the Plan Proposal section addresses findings from the first 

two sections and provides preliminary details on the proposed development. Supporting 

documentation and reports are referenced throughout the document and accompany this request 

submittal. 

  

EXHIBIT I.A: SITE CONTEXT 



 

 

   
P A G E  |  3 

B .  A P P L I C A BL E  P L AN S  +  O R DI N A NC E S  

Several plans and ordinances adopted by the City of Tucson provide policy recommendations that 

apply to the subject property. Specifically, Plan Tucson and the Rincon/Southeast Subregional Plan 

provide policy guidance that addresses compatibility between uses to ensure the protection of existing 

neighborhoods, appropriate locations for development, and design treatments. Because the property 

abuts Valencia Road, a Gateway Arterial roadway per the City of Tucson’s Major Streets and Routes 

Plan, the Major Streets and Routes Setback Zone applies to the site. Lastly, because of its proximity 

to Davis-Monthan Air Force Base, the proposed RV storage facility expansion site is subject to the 

Airport Environs Zone (AEZ), which regulates allowable building heights and land uses, as well as 

policies implemented by the Department of Defense’s Readiness and Environmental Protection 

Integration (REPI) Program, which encourages the development of compatible land uses near military 

installations.  

1.  PL A N  TU C S O N  

Plan Tucson’s Future Growth Scenario Map shows the property located within an ‘Industrial Areas’ 

building block centered around the Port of Tucson. Given the similar surrounding land uses and 

convenient access to I-10, the proposed RV storage use is appropriate at this location. 

The following goals/policies within Plan Tucson also support this rezoning request. 

• LT7 Use the Future Growth Scenario Map: 

o a. As a general guide for determining the general location of development opportunities, 

development patterns, and land use and transportation concepts, while also considering 

area and site-specific issues. 

o b. In conjunction with the Guidelines for Development Review for discretionary rezonings, 

variances, special exceptions, and other land use decisions. 

The surrounding industrial land uses, specifically existing RV storage facilities, coupled with 

existing transportation infrastructure, support this rezoning and proposed storage use. 

• LT23: Ensure that proposed land uses comply with all applicable Arizona Revised Statutes with 

respect to military and airport operations, coordinating with all stakeholders in planning for such 

uses by amending the Airport Environs Overlay Zone regulations in the event of future changes in 

mission and/or flight operations. 

• LT25: Promote compatibility of military operations and existing and potential adjacent development 

by coordinating with all stakeholders in planning for operational changes so that they will not impair 

existing residential uses in affected areas. 

The proposed expansion of RV storage continues the compatible industrial development in 

proximity to Davis-Monthan Air Force Base, as it is a use that has very few employees and 

does not present a hazard as required by the Airport Environs Overlay Zone regulation. The 

eastern portion of the project has the requisite I-1 zoning and an approved development 



 

  
 P A G E  | 4  

package (DP21-0034). This proposal extends the I-1 zoning and approved use to the rezoning 

property in a manner compatible with Davis-Monthan’s operations. 

2.  R I N C O N/SO U T H E A S T  SU B R E G I O N A L  PL A N  

The subject property is located within the Rincon/Southeast Subregional Plan (RSSP), which provides 

land uses and policy direction for an area of approximately 400 square miles, centered along the 

Interstate 10 corridor and extending southeast of the City of Tucson to Cochise County. The 

property is not in an existing Map Detail within the plan, so only Subregional Policies apply. The 

proposed rezoning conforms with the applicable Subregional Policies by: 

• Including an Environmental Resource Report (ERR) with the rezoning submittal (Policy 

A.2.a) 

• Submitting an inventory of archaeological and historical sites summarizing Arizona State 

Museum records with this proposal. (Policy B.9.a) 

• Incorporating a native plant preservation plan with the development package for the 

proposed expansion. (Policy C.3.a) 

• Implementing onsite drainage improvements in a manner consistent with existing City 

masterplans. (Policy D.3.b) 

3.  MA J O R  ST R E E T S  &  RO U T E S  PL A N  /  SE T B A C K  ZO N E  OV E R L A Y  

The City of Tucson’s Major Streets and Routes (MS&R) Plan provides comprehensive guidance on 

the City’s transportation network with respect to roadway widths, classifications, and land use 

coordination to ensure safe and efficient circulation throughout the City of Tucson. Because the 

property is located along the Valencia Road Gateway Arterial identified by the MS&R, the Major 

Streets & Routes Setback Zone applies. This rezoning conforms to this overlay zone by:  

• Maintaining separation from the 200-foot right-of-way width allotted to Valencia Road on the 

north, which is the maximum width identified by the MS&R Plan. 

• Installing a drought-tolerant landscape buffer along the property’s Valencia Road frontage.  

• Separating the RV storage area from Valencia Road by locating a drainage basin between the 

two.  

• Maintaining visual separation by screening the RV storage area from views along the Gateway 

Arterial. 

4.  A I R P O R T  EN V I R O N S  ZO N E  

The subject property is located within Davis-Monthan’s Approach-Departure Corridor Zone 2 

(ADC-2), which protects the public from potential conflicts and hazards from aircraft flying into 

and out of Davis-Monthan by restricting many commercial, office, and residential uses. This 

rezoning proposes to replace the existing SR residence zone with I-1 Industrial zoning to allow 

the expansion of the approved RV storage facility. This overall project will have few onsite 
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employees and does not include the construction of any buildings on the rezoning property. This 

is a compatible development that ensures an efficient use of the property while conforming with 

the AEZ. 

5.  RE A D I N E S S  A N D  EN V I R O N M E N T A L  PR O T E C T I O N  IN T E G R A T I O N  (REPI)   

REPI is a federal program to encourage surrounding land uses to be compatible with the air base’s 

operations and missions. Pima County works with Davis-Monthan to ensure the program’s 

success by acquiring development rights or entering into restrictive-use easements with 

landowners in proximity to the air base. 6971 LLC and Pima County have an agreement to allow 

the rezoning and development of the subject property, citing that the proposed RV storage facility 

use is compatible with Davis-Monthan’s mission. See Appendix A: REPI Agreement. 

C .  C O N FL I C T S  W I T H A DO P TE D C I TY  O R DI N A NC E S  O R  PO L I C I E S  

The proposed development does not conflict with any adopted city ordinances or policies. 
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II. SITE ANALYSIS 

The purpose of Part II: Site Analysis is to highlight the site’s physical characteristics, identify opportunities 

and constraints, and provide analysis that will guide development to be sensitive to the site and its 

surroundings. Information for this section was prepared per the City of Tucson Unified Development 

Code (UDC) and compiled from various sources, including site visits, referencing topographic, 

hydrological, archaeological, and traffic analyses, and correspondence with the property owner and city 

staff.  

A .  G E NE R A L  I N FO R M A TI O N   

1 .  PR O J E C T  LO C A T I O N   

The overall project consists of two parcels located on the north side of East Old Vail Road, near 

the southwest corner of the Valencia Road and Kolb Road intersection. See EXHIBIT II.A.1: 

PROJECT LOCATION. The following table provides specific characteristics of the project, while 

EXHIBIT II.A.2: SUBJECT PROPERTY provides the rezoning property’s dimensions.  

Project Component ASSESSOR PARCEL 
NUMBER 

ADDRESS ACREAGE 

Phase I  141-03-037B 6991 East Old Vail Road 4.55 AC 

Phase II 

Rezoning Property 
141-03-036B 6791 East Old Vail Road 4.16 AC 

Total -  - 8.71 

 

2.  EX I S T I N G  LA N D  US E S  +  ST R U C T U R E S  

The rezoning property on the western half of the project is currently vacant, with no buildings or 

building footprints onsite. The former alignment of the Old Vail Road runs diagonally northwest-

southeast across the southern one-third of this property. This roadway was abandoned with the 

eastward expansion of Valencia Road in the early 1990s. The eastern half of the project comprises 

the first phase of the overall development. Construction on this phase is slated to begin later this 

year. Linework from the approved development package (DP21-0034) is included in EXHIBIT 

II.A.2: SUBJECT PROPERTY to show the planned improvements.  

Valencia Road bounds the project to the north. Pima County widened this road to six lanes in 

2019. As part of the widening improvements, a concrete-lined drainage channel was installed along 

the northern property line. An existing RV storage site lies to the south across Old Vail Road. 

This vehicle storage facility is the only developed property within 100 feet of the project. A vacant 

parcel borders the east side of the project. The vacant property and right-of-way to the west are 

part of an undeveloped industrial subdivision owned by Pima County. Refer to EXHIBIT II.A.2: 

SUBJECT PROPERTY for onsite uses and uses within 100 feet of the project. 

Davis-Monthan Air Force Base to the north is the largest single land user within a half mile of the 

subject property. Other land within a half mile of the property is sparsely developed with 
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commercial and industrial uses, with the remainder vacant (see EXHIBIT II.A.1: PROJECT 

LOCATION).  

3.  EX I S T I N G  ZO N I N G  

The rezoning property is zoned SR (Suburban Ranch Residential), which does not permit 

commercial operations, including the proposed vehicle storage lot. The eastern half of the project 

area is zoned I-1 (Industrial Zone) and permits RV storage use. 

As shown in EXHIBIT II.A.3.a: EXISTING ZONING and outlined in the table below, properties 

immediately adjacent to the project (i.e., within 100 feet) are primarily zoned for commercial or 

industrial use.  

 

 

 

 

 

The rezoning property lies entirely within Davis-Monthan’s ADC-2 and is mainly within the 160–

180-foot Height Zone of the Airport Environs Overlay Zone (AEZ). Valencia Road to the north 

is classified as a Gateway Arterial under the Major Streets and Routes Plan, subjecting the 

property to the Major Streets & Routes Setback Zone. See EXHIBIT II.A.3.b: ZONING OVERLAY. 

4.  EX I S T I N G  B I L L B O A R D S  

No billboards are on the subject property, and no billboards are proposed as part of the project.  

 

DIRECTION ZONING 

North I-2 (Industrial Zone)  

South  CI-2 (Industrial Zone - Pima County) 

East  I-1 (Industrial Zone) 

West CI-2 (Industrial Zone - Pima County),  

CB-2 (Commercial Zone - Pima County),  

SR (Suburban Ranch Zone - Pima County) 
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EXHIBIT II.A.1: PROJECT LOCATION 
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EXHIBIT II.A.2: SUBJECT PROPERTY 
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EXHIBIT II.A.3.a: EXISTING ZONING 
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EXHIBIT II.A.3.b: ZONING OVERLAY 
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B .  C I R C U L A T I O N +  T R I PS  

1.  EX I S T I N G  ST R E E T S  AB U T T I N G  T H E  S I T E   

The project is on Old Vail Road, a local street. Its northern boundary abuts Valencia Road. The 

unimproved right-of-way of South McCulloch Drive abuts the rezoning property’s western 

boundary. The site is approximately 1,000 feet from the intersection of Valencia Road and Kolb 

Road (refer to EXHIBIT II.B.1: EXISTING ACCESS). 

East Old Vail Road 

Old Vail Road is a two-lane local street with no sidewalks, curbs, or bicycling facilities. The existing 

and planned ROW width is 60 feet; therefore, no ROW dedications are required. 

East Valencia Road 

Valencia Road is a six-lane road with a raised center median and a right-of-way (ROW) of 200 

feet, the maximum width allotted for arterial roadways. The ROW contains bike lanes, curbs, a 

sidewalk on the northern side of the road, and a concrete drainage channel along the ROW’s 

southern edge. Valencia Road is categorized as a Gateway Arterial by the City of Tucson’s Major 

Streets & Routes Plan. 

South McCulloch Drive 

South McCulloch Drive abuts the western property boundary. The entire ROW is undeveloped. 

The eastern half of this ROW is public, and the western half is part of the Rincon Valencia 

Industrial Park (1-37) subdivision (Sequence #20060500431). Pima County owns this entire 

subdivision, including the western half-ROW. This ROW is unlikely to be improved given Pima 

County’s ownership and the limitations placed on the subdivision due to its location in the Davis-

Monthan’s Approach-Departure Corridor. The property owner may pursue the abandonment of 

South McCulloch Drive ROW in the future.  

2.  EX I S T I N G  +  PR O P O S E D  CU R B  CU T S   

Although the property abuts Valencia Road, the project is not accessible from Valencia Road as 

it is separated from the roadway by a concrete drainage channel. Access to the project is from 

Old Vail Road, which has no existing curbs. Preliminary development plans do not call for any 

curbs to be added to the road. Ingress/egress to and from Old Vail Road is located at the southeast 

corner of the project and will extend to the rezoning property via cross-access from Phase I. See 

EXHIBIT II.B.1: EXISTING ACCESS.  

3.  DE C E L E R A T I O N  LA N E S  +  TU R N  LA N E S  

No deceleration or turn lanes along Old Vail Road serve the property. 
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4.  PR O P O S E D  IM P R O V E M E N T S  W I T H I N  T H E  R I G H T-O F-WA Y  

There are currently no proposed improvements within the right-of-way of Old Vail Road or the 

right-of-way of Valencia Road. 

5.  TR A N S P O R T A T I O N  CH A R A C T E R I S T I C S  W I T H I N  ON E  M I L E   

EXHIB IT II.B .2: CIRCULATION depicts all major streets, traffic signals, public transit stops, 

bike lanes, and park-and-ride facilities within a one-mile radius of the site. 

The nearest public transit facility is a Sun Shuttle stop in front of the Amazon Fulfillment Center 

at 6701 South Kolb Road, about a half mile southeast of the property. There are no other transit 

stops within one mile of the project site.  

The table below provides the existing traffic counts for all major streets within one mile of the 

property. 

STREET SEGMENT LOCATION ID TRAFFIC 
COUNT 

YEAR 

E Valencia Road S Wilmot Rd to S Kolb Rd PCX-202 30,690 2022 

E Valencia Road S Kolb Rd to S Nexus Rd PCX-325 22,278 2022 

S Kolb Road E Valencia Rd to E Irvington Rd PCX-196 56,137 2022 

S Kolb Road Tucson TB to E Valencia Rd PCX-236 17,270 2022 

S Wilmot Road I-10 Frontage Rd to E Valencia Rd A-378 6,645 2022 

 Source: Pima Association of Governments 

The City of Tucson, in conjunction with the Region Transportation Authority, has completed 

plans for widening 3.7 miles of Valencia Road east of Kolb Road. When completed, Valencia Road 

will be a six-lane road with a raised median from Kolb Road to Houghton Road. The widening 

also includes traffic signal improvements, drainage improvements, ADA and bicycle facilities, native 

landscaping, and public art. This project has begun, with utility relocation currently underway.   

6.  AV E R A G E  DA I L Y  TR I P S  

The expected trip generation for the proposed R.V. storage facility use is anticipated to be 26 

weekday trips, with two trips during the AM peak hour and three trips in the PM peak. For more 

information on these trip calculations, see TRAFFIC IMPACT STATEMENT OUTDOOR RV 
STORAGE submitted under separate cover. 
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EXHIBIT II.B.1: EXISTING ACCESS  
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EXHIBIT II.B.2: CIRCULATION  
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C .  C UL T UR AL  R E S O U R C E S  

Since the rezoning property is an undeveloped site with a historical roadway bisecting it, an 

archaeological records review was requested from SWCA Environmental Consultants. The review 

found that twenty archaeological sites are located within one mile of the property, but none lie within 

the site. The review also found two previous surveys had been conducted in the area, partially 

overlapping the rezoning property. Refer to APPENDIX B: ARCHAEOLOGICAL RECORDS REVIEW. 

D .  P R E - DE V E L O PM E N T  HY DR O L O GY  

Since the rezoning property comprises the second half of a larger development, the overall project 

area’s hydrologic character was assessed. The existing condition of the site is an undeveloped desert 

area that is bounded by desert to the east and west and roadways to the north and south. Offsite 

drainage impacts the site along the south and east boundaries. Along the south boundary, the offsite 

drainage is conveyed in the roadway for Old Vail Road and abuts the property. No runoff for this area 

is discharged into the site. To the east, a portion of the runoff for an undeveloped desert lot is 

discharged into the site. This runoff converges with the onsite drainage and is conveyed to the 

northwest area of the site. This is then discharged to the west property, which further conveys the 

flow to an existing drainage area located in the south-right-of-way of Valencia Road. EXHIBIT II.D: 

EXISTING HYDROLOGY depicts the current onsite and offsite flows affecting the property.  

 

Refer to DRAINAGE REPORT FOR OLD VAIL ROAD DEVELOPMENT, submitted under separate cover, 

for an in-depth assessment of the overall project’s existing hydrology. 
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EXHIBIT II.D: EXISTING HYDROLOGY 

 

REZONING 

BOUNDARY 
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E .  S C HO O L S ,  R E C R E A T I O N + C UL T UR AL  F AC I L I T I E S  

No schools, parks, libraries, or public lands adjoin the project, and no adjacent property proposes 

such uses. However, several nearby trails are in the vicinity and are described below. 

1.  RE C R E A T I O N A L  FA C I L I T I E S  

Pima Regional Trail System 
Three Pima Regional Trail System trails are within a mile of the project. The trail routes and 

locations are shown in EXHIBIT II.E: RECREATION FACILITIES. Additional trail information is 

provided in the table below. 

TRAIL NAME TRAIL TYPE TRAIL LENGTH 
Valencia Greenway (G052) Greenway 7.4 Miles 

Julian Wash Greenway (G027) Greenway 18.4 Miles 

Kolb Road Path (P016) Path 2.6 Miles 

 

  



 

 

P A G E  | 20 

EXHIBIT II.E: RECREATION FACILITIES 
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F .  E X I S T I NG  D I S T UR B A NC E  +  S O I L S  

The project area is largely undisturbed, except for an abandoned section of Old Vail Road running 

diagonally through the southern portion. There are no instances of wildcat dumps on the site, and no 

landfills or hazardous material storage are located within one mile of the property. The existing soil 

is Tubac Gravelly Loam, 1 to 8 percent slopes. This soil is typically suitable for homesites and urban 

development, with the main limitation being shrink-swell potential. 

G .  T O PO GR A PH Y  

1.  TO P O G R A P H I C  CH A R A C T E R I S T I C S  

The overall project area is generally flat, with a slight downward slope from southeast to 

northwest toward Valencia Road. This slope is generally uniform except for the area surrounding 

the abandoned section of Old Vail Road. The area along the abandoned roadway contains slopes 

that exceed fifteen percent due to the grading implemented when the road was constructed. The 

rezoning property’s elevation drops from 2,780 feet in the southeast corner to approximately 

2,774 feet near the northwestern corner of the property. Refer to EXHIBIT II.G: TOPOGRAPHY 

for a depiction of the topographic characteristics of the overall project site. 

2.  AV E R A G E  CR O S S  SL O P E  

The rezoning property’s average cross slope is 3.22% and is calculated by multiplying the contour 

interval (I) by the total length of contours (L) by a constant (0.0023), divided by the area of the 

site in acres.  

• Average Cross Slope =   I x L x 0.0023  

                 Site Acreage 

 

• Average Cross Slope =  2 x 2,911.9 x 0.0023  

                      4.16 Acres 

• Average Cross Slope =  3.22% 
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EXHIBIT II.G: TOPOGRAPHY 
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H .  U T I L I TI E S  

The rezoning property is undeveloped with no existing uses. All necessary utilities for the proposed 

development will be extended from the development of the  parcel to the east. Locations of existing 

utilities can be seen in EXHIBIT II.H: UTILITIES. 

1.  SE W E R  

The Pima County Regional Wastewater Reclamation Department has sewer infrastructure along 

Valencia Road to which the adjacent property’s approved improvements connect at manhole 

2380-06. 

2.  WA T E R  

The site is within Tucson Water’s obligated service area. 

3.  EL E C T R I C I T Y   

The site is served by Tucson Electric Power (TEP).  

I .  V E GE T A TI O N  +  S C R E E NI N G  

1.  EX I S T I N G  VE G E T A T I O N  ON S I T E  

The rezoning property is undeveloped and vegetated with a Palo Verde-Mixed Cacti series of 

Sonoran Desertscrub. Cholla (Cylindropuntia spec.), prickly pear (Opuntia spec.), and creosote 

(Larrea tridentata) are the most prevalent species, with several palo verde (Parkinsonia spec.) trees 

dispersed throughout the project site. No riparian areas are present onsite. This property was 

identified as a ‘set-aside’ area in the adjacent property’s approved development package, meaning 

the rezoning property was to be left undisturbed as part of the development. Now that the 

rezoning property is proposed to be developed, the Native Plant Preservation Plan for the overall 

project will need to be revised. 

2.  EX I S T I N G  LA N D S C A P I N G +  SC R E E N I N G   

As the property is undeveloped, no landscaping or screening is currently onsite. 
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EXHIBIT II.H: UTILITIES 
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J .  V I E W S  

The rezoning property is undeveloped with sparse desert vegetation. As such, views onto and across 

the property are largely unobstructed. Prominent views are of the Catalina Mountains and the office 

park to the north and the Rincon Mountains to the east. Views to the west consist of undeveloped 

desert vegetation like those on the subject property. An RV storage facility is the dominant view to 

the south across Old Vail Road. 

Please see EXHIBIT II.J.1: SITE PHOTO LOCATIONS and EXHIBIT II.J.2: SITE PHOTOS. 

  



 

 

P A G E  | 26 

EXHIBIT II.J.1: SITE PHOTO LOCATIONS  
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EXHIBIT II.J.2: SITE PHOTOS 

 

 

 

PHOTO #1: View of the Catalina Mountains looking north along the western property boundary from the 

southwest corner of the rezoning property 

PHOTO #2: View of the RV storage facility looking south from southwest corner of rezoning property 
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EXHIBIT II.J.2: SITE PHOTOS (CONTINUED) 

 

  

PHOTO #3: View of the undeveloped industrial subdivision from the end of Old Vail Road at the southwest 

corner of rezoning property looking west 

PHOTO #4: View of Old Vail Road and the Rincon Mountains at the southwest corner of rezoning property 

looking east  
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EXHIBIT II.J.2: SITE PHOTOS (CONTINUED) 

 

 

 

 

PHOTO #5: View looking south at the RV storage facility across Old Vail Road from southeast corner of 

rezoning property 

PHOTO #6: View of the northern portion of the property looking south across concrete drainage channel 

from Valencia Road 
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EXHIBIT II.J.2: SITE PHOTOS (CONTINUED) 

 

 

 

  

PHOTO #7: View looking west along Valencia Road north of the property with the rezoning property on the left 

PHOTO #8: View of the Southpoint office park looking north across Valencia Road from northwest corner 

of rezoning property 
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III. Plan Proposal 

  

VALENCIA/KOLB RV STORAGE 
CHANGE OF ZONING APPLICATION 

PART I II : PLAN PROPOSAL  
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III. PLAN PROPOSAL 

Given the surrounding context and regulatory constraints, RV storage is an ideal use for the rezoning 

property. It aligns with the development pattern along Old Vail Road, where several RV storage facilities 

are already located. This project is surrounded by industrial and commercially zoned properties. Davis-

Monthan Air Force Base is located approximately one-half mile north of the property. Military training 

and other operations at the air base influence land use on this project and the surrounding properties. 

6971 LLC purchased the rezoning property with an agreement from Pima County to develop it with a 

use that is compatible with Davis-Monthan’s long-range mission. 

RV storage is compatible with the surrounding properties and the air base’s mission as it continues an 

established development pattern southwest of the Valencia Road/Kolb Road intersection. The rezoning 

property’s current SR zoning provides for low-density single-family residential development, which is 

incompatible with the Air Force Base’s operations. RV storage is a more appropriate use for the property. 

This plan proposes rezoning the subject property from SR Suburban Ranch zoning to I-1 Industrial to 

expand the Phase I development to the rezoning property. Phase I of this project is already zoned I-1 and 

has an approved development package (DP21-0034). This phase is shown in the proposed development 

plan for reference.  

The proposed expansion will effectively use the vacant rezoning property to meet the growing demand 

for RV storage in a manner consistent with existing plans, policies, and surrounding land uses, including 

Davis-Monthan Air Force Base. This project will bring many positive benefits to the region by fulfilling 

market demand, generating sales tax, and developing the property in a manner that is compatible with 

surrounding uses and the site’s location in the Approach Departure Corridor for Davis-Monthan. 

A .  B U I L DI N G L AY O UT  

The proposed RV storage expansion does not include constructing any buildings on the rezoning 

property. The developer may include shaded canopies on the property, which will be no more than 

24 feet in height, to protect against sun exposure. Most of the rezoning property will be used as a 

parking area to store recreational vehicles, except for a new detention basin on the north end of the 

property. The property will be accessed via cross-access from the Phase I development to the east.  
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EXHIBIT III.A: PRELIMINARY DEVELOPMENT PLAN 
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B .  D E S I G N C O M P ATI B I L I TY  

1.  M I T I G A T I O N  EN S U R I N G  T H E  PR I V A C Y  O F  AD J A C E N T  RE S I D E N C E S  

No residential uses border the property, and onsite operations are expected to have a minimal 

impact on neighboring properties. Perimeter fencing is provided around the entire storage facility 

for privacy and security. 

2.  DE S I G N  CR I T E R I A  

This project expands the development from Phase I onto the rezoning property to complete the 

overall project. RV storage is permitted by right in Phase I, as it is already zoned I-1 (Industrial). 

The rezoning property will share the same zoning upon approval of this request, ensuring 

consistency across the project area. The development will consist primarily of a gravel parking 

area for recreational vehicle storage, except for a new retention basin at the north end of the 

property. No buildings are proposed on this property, ensuring compatibility with Davis-

Monthan’s long-term mission and its REPI program. Shade canopies may be constructed to shelter 

vehicles stored on the lot. 

3.  CO N S E R V A T I O N  +  UR B A N  HE A T  IS L A N D  EF F E C T  RE D U C T I O N   

Site improvements include a gravel parking area rather than concrete or asphalt to minimize 

impervious surfaces. A detention basin at the north end of the property captures stormwater 

runoff from the overall project area. These improvements minimize runoff and allow for greater 

stormwater infiltration. Shade canopies in the parking area and landscaped borders reduce the 

urban heat island effect on the property. A water-efficient irrigation system waters landscaped 

areas that are also depressed to capture rainfall as supplemental irrigation. 

4.  S I T E  +  BU I L D I N G  CO N F I G U R A T I O N   

There will be no buildings constructed on the subject property. The only structures that may be 

incorporated are overhead canopies to shade and protect vehicles stored on the lot. These 

canopies will be no more than 24 feet in height. If these canopies conflict with setback 

requirements abutting local streets, a Design Development option (DDO) will be pursued to keep 

the development project compliant with the City of Tucson’s design requirements. The required 

setbacks for the property are shown in the table below. 

DIRECTION  ADJACENT ZONING  
OR STREET REQUIRED SETBACK  PROVIDED SETBACK 

North MS&R 10 Feet 10 Feet 

East I-1 None 0 Feet 

South Local Street 20 Feet 20 Feet 

West 
Local Street  

(Undeveloped right-of-way) 
20 Feet 0 Feet 
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5.  TR A N S I T I O N  O F  BU I L D I N G  HE I G H T S  +  NU M B E R  O F  ST O R I E S   

There are no buildings proposed on the rezoning property post-development. Protective 

canopies may be constructed onsite and will not exceed 24 feet in height. At this height, the 

canopies are compatible with the Airport Environs Zones height requirements. The drainage basin 

separates them from Valencia Road to protect views along the Gateway Arterial.  

6.  TR A N S I T I O N  O F  DE N S I T I E S  

The project is surrounded by RV storage to the south and vacant land to the east and west. The 

proposed improvements match these neighboring developments, ensuring consistent compatible 

development in the vicinity of Davis-Monthan.  

7.  LA N D S C A P E  +  SC R E E N I N G   

Landscaping includes ten-foot landscaping borders along the north and south property lines, which 

abut public roads, and a six-foot screen around the project site. Landscaping is incorporated into 

the new detention basin to screen the storage lot from Valencia Road. The storage area will be 

covered with gravel to reduce airborne dust particles and to allow stormwater to percolate 

naturally.  

8.  ST R E E T  IM P R O V E MEN T S  

Although the property abuts Valencia Road, all access will be from Old Vail Road via the adjacent 

property. Because this development generates such a small amount of traffic, no street 

improvements are necessary to mitigate traffic impacts. 

9.  DE F E N S I B L E  SP A C E  TE C H N I Q U E S  

The storage facility will be accessible from a single point and secured with perimeter fencing 

surrounding the overall project. Vegetative screening along both Old Vail Road and Valencia Road 

will also be maintained to ensure no one can conceal themselves from view.    

10.  V I E W  CO R R I D O R S  

Once developed, the facility will resemble the neighboring RV storage facilities to the south. View 

corridors are expected to be maintained since no buildings are planned on the rezoning property. 

The potential inclusion of shade canopies in the vehicle storage area may alter the existing view 

corridors from Valencia Road to the north or the properties to the west. However, the drainage 

basin separates the canopies from Valencia Road, protecting the views along this Gateway Arterial. 

Views from the property to the west will remain unchanged as Pima County owns the properties 

to the west, and development is restricted by their location within the Davis-Monthan flight path. 

With no development planned for these properties, impacts on views from the west will be 

minimal. 
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11.  CH A N G E S  I N  EL E V A T I O N  DU E  T O  GR A D I N G  

The rezoning property is flat and will remain so after developing. No significant cut or fill is 

expected as part of the overall project development. 

C .  P O S T- DE VE L O PM E N T HY DR O L O GY   

EXHIBIT III.C: POST DEVELOPMENT HYDROLGY depicts the proposed drainage improvements at 

the buildout of both properties. A summary of these improvements is provided below from EPS 

Group’s drainage report submitted under separate cover.  

The proposed site will consist of storage areas for large recreational vehicles, a small office building, 

parking for employees and customers, a detention/retention basin in the western parcel, a drainage 

swale along the east boundary, and a culvert crossing at the south driveway. All onsite flow will be 

conveyed through the site via surface flow. The site will grade from the southeast to the northwest, 

where a series of valley gutters will collect the runoff and discharge it into the retention/detention 

basin in the west property. 

The hydraulic conveyance systems proposed with this development includes a retention/detention 

basin, drainage swales to the east and south of the property, and a culvert crossing at the proposed 

driveway. The single retention/detention basin is proposed to reduce the developed onsite peak 

discharge rates to match the existing peak discharge rates at the north end of the site. This discharges 

into an existing drainage area located in the south Valencia Road right-of-way. The east drainage swale 

is proposed to convey offsite flow that, under existing conditions, enters the site along the east 

boundary. This swale conveys the flow to the north and discharges into the same existing drainage 

area in the Valencia Road right-of-way. The culvert crossing at the driveway will be used to convey 

the offsite flow that runs through Old Vail Road. A swale is proposed at the inlet and outlet of the 

culvert to aid in the conveyance of the runoff. 

Refer to DRAINAGE REPORT FOR OLD VAIL ROAD DEVELOPMENT for an analysis of the overall 

project’s post-development hydrology. 
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EXHIBIT III.C: POST DEVELOPMENT HYDROLOGY 

 

REZONING 

BOUNDARY 
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D .  L A ND S C AP E D  AR E A S  +  S C R E E NI NG   

1 .  LA N D S C A P I N G  (MA T E R I A L S  +  LO C A T I O N S )  

Ten-foot landscape borders will be planted along the northern and southern property lines. These 

landscape borders will be planted with native, drought-tolerant trees, shrubs, and groundcover 

vegetation to create an attractive streetscape that shields the subject property from public view, 

ensuring security for those storing vehicles on the property. A ten-foot landscape border is 

required between the undeveloped McCulloch Drive right-of-way and the western property line. 

However, this right-of-way is unlikely to be built and may be abandoned in the future. The 

developer will seek to remove this landscape buffer through the Design Development Option 

process (DDO) during the development stage.  

2.  SC R E E N I N G  (MA T E R I A L S  +  LO C A T I O N S )  

A 30-inch screen will be installed along the northern and southern property lines. A 6-foot chain 

link fence will also enclose the project area. These measures combined with the landscape borders 

will secure vehicles parked in the storage space while preserving scenic views along Valencia Road. 

3.  RA I N W A T E R  HA R V E S T I N G   

Newly landscaped areas will use design techniques to capture rainwater to supplement irrigation. 

E .  L I G H TI N G  

Lighting on the proposed site will be similar to that found at other nearby RV storage facilities. Any 

lights installed will be Outdoor Lighting Code compliant, shielded, and directed down and away from 

adjacent properties to limit light trespass. Lighting types and locations will be determined in 

conjunction with TEP and permitted during site development.  

F .  P E DE S TR I AN  AC C E S S  

The subject property is proposed to become a storage site for recreational vehicles, so pedestrian 

access is not presumed to be a major component in its daily proposed use. Pedestrian access will be 

provided through the main entrance at the southeast corner of the overall project.  

G .  S I G NS   

Signage may include entry or directional signs to welcome and guide customers through the overall 

project area. No billboards are proposed as part of this development.  

H .  T O PO GR A PHY  

The project area is flat and, with no substantial cut or fill proposed, will remain so after development 

is complete. 



 

 

 
P A G E  | 39 

I .  T R A F FI C  

The proposed RV storage development is anticipated to generate 26 weekday daily trips 

(entering/exiting), with two trips (entering/exiting) during the AM peak hour of generator and three 

trips (entering/exiting) during the PM peak hour of generator. The combined total of both RV storage 

sites is anticipated to generate 57 weekday daily trips (entering/exiting), with five trips 

(entering/exiting) during the AM peak hour of generator and six trips (entering/exiting) during the PM 

peak hour of generator. Refer to the TRAFFIC IMPACT STATEMENT OUTDOOR RV STORAGE 

submitted under separate cover. 

J .  U N D I S T UR B E D  AR E A S   

There is no riparian habitat or significant vegetation on site. The entire property will be developed 

with no undisturbed areas being preserved. The rezoning property was identified as a ‘set aside’ area 

under the Phase I Development Package’s Native Plant Preservation Plan (NPPP). Since the rezoning 

property will now be developed, the NPPP will be revised to reflect the proposed development. The 

entire project area will be assessed for protected native plants using the Plant Inventory Methodology. 

Native plant mitigation planting will be provided in the landscape plans with the development package. 

K .  U T I L I TI E S  

1 .  SE W E R  

No structures are proposed on the property that would require a sewer connection. 

2.  WA T E R  

The approved Development Plan (DP21-0034) on Phase I extends an eight-inch water main in a 

fifteen-foot easement along the subject property’s eastern boundary. Irritation service and any 

other water service will be extended from Phase I improvements with the expansion onto the 

rezoning property. 

3.  EL E C T R I C I T Y   

Electrical facilities will be extended from the Phase I development to the east as part of the 

expansion plans for the rezoning property.  

L .  V E HI C UL AR  US E  A R E AS   

1 .  MO T O R  VE H I C U L A R  +  B I C Y C L E  PA R K I N G   

The site will almost entirely consist of a storage area for recreational vehicles, with employee 

parking provided on the Phase I side of the project.  

  



 

 

P A G E  | 40 

2.  PU B L I C  O R  PR I V A T E  ST R E E T S   

Vehicular access to Old Vail Road is provided via cross-access with the Phase I property to the 

east as part of the planned expansion to the rezoning property. PAALs provide circulation 

throughout the overall project. No public streets are proposed. 

3.  LO A D I N G  AR E A S  

There are no proposed loading areas on the rezoning property. 

4.  SO L I D  WA S T E  +  RE C Y C L I N G  CO L L E C T I O N  AR E A  

No solid waste collection areas are provided on the rezoning property. 
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Appendices 
 

  VALENCIA/KOLB RV STORAGE 
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A p p en d ix  A :  R E P I  A gr e e me n t  
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A p p en d ix  B :  Ar c ha e ol o gic a l  R ec o r d s  R ev i ew  
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     Approval – Protest Form 
 

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

 
Protests from 20% of the property owners within 150’ of the whole perimeter of the property being rezoned, 
including BOTH 20% of the property by area and 20% of the number of lots with 150’, require an affirmative 
vote of ¾ of the Mayor and Council (5 of 7 council members) to approve the Original City Zoning translation.  
Public rights-of-way and the area/lot of the proposed rezoning are included in the protest calculations. 
Calculations will be provided to the Mayor and Council. 
 
Case: TP-ENT-1023-00038 RV Storage – E Old Vail Road, SR to I-1 Zoning (Ward 4)   
 
_____________________________________          APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 
 
   
Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 
____________________________________________________________________________________________________________ 
 
 

OWNER(S)  SIGNATURES  PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
YOUR MAILING ADDRESS 

 
 

  

 
 

  

 
 
Date ____________________  



                 Place  
                Stamp  
                 Here 

 
 
 

     City of Tucson 
     Planning and Development Services Department 
     Entitlements Section 

201 N. Stone 
     P.O. Box 27210 
     Tucson, Arizona 85726-7210 
 
 
TP-ENT-1023-00038 GS   

Expose this flap - Affix stamp and return 
______________________________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________________________ 
 

 

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

 
       

 
       
      
        
  
TP-ENT-1023-00038 GS   
IMPORTANT REZONING NOTICE ENCLOSED 


