
 
 
  DATE: July 28, 2021 
   For August 12, 2021 Hearing 
 
 
TO: John Iurino FROM: Scott Clark, Director 
 Zoning Examiner  Planning & Development Services  
    
 
SUBJECT: REZONING  
  PLANNING & DEVELOPMENT SERVICES REPORT 

C9-21-12 Prince 10 Planned Area Development  
R-1, O-3, and C-2, to Planned Area Development (PAD) (Ward 3) 

 
 
Issue – This is a request by Brian Underwood of The Planning Center, on behalf of the property 
owner, Gary Brav and the Arizona Board of Regents to rezone approximately 110 acres from R-
1, O-3, and C-2 to PAD zoning. The rezoning site is located just west of Interstate-10 between 
Prince Road and Miracle Mile. The Prince 10 PAD proposes nine planning blocks or 
development areas with the potential to accommodate high-tech industrial and office uses. The 
PAD allows 10 to 12 story office buildings, and may include supplemental land uses such as 
hospitality, restaurants, other commercial uses, and multi-family housing.  
 
Planning & Development Services Recommendation – The Planning & Development Services 
Department recommends approval of PAD zoning, as proposed in the attached PAD document. 
 
Public Outreach – The applicant held a virtual neighborhood meeting on June 30, 2021 using 
the Zoom platform for the proposed Prince 10 PAD Rezoning application. Six neighbors, 
representing adjacent property owners and neighborhood associations attended the meeting via 
Zoom. The meeting centered on the presentation of the proposed PAD, including a discussion 
regarding property ownership, the timing for completion of the PAD, types of proposed land 
uses, and whether a traffic light will be required at Prince Road and Business Center Drive. A 
question was raised on archaeological finds on the property. It was answered that archaeology 
surveying is ongoing on planning block 8 and that surveys for the remaining northern portion 
have been completed.  
 
Background Information 
 
PAD Document Review: The PAD document went through an iterative review process with 
numerous City departments and outside agencies, with multiple drafts until there was consensus 
that the final document was ready for the required neighborhood meeting and Zoning Examiner 
public hearing. The pre-PAD review involved considerations including adopted policy, existing 
capacities, traffic impacts and counts, water demand impact, sewer capacities, park facilities 
evaluated in relation to the proposed project. 

MEMORANDUM 
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Existing Land Use:  Primarily vacant on northern portion and Arizona’s Veterinary Diagnostic 
Laboratory and associated facilities comprise southern portion.  
 
Zoning Descriptions: 
 
Residential Zone (R-1): This zone provides for urban, low density, single-family, residential 
development, together with schools, parks, other public services necessary for a satisfactory urban 
residential environment. Certain other uses, such as day care and urban agriculture, are permitted 
that provide reasonable compatibility with adjoining residential uses. 
 
Office Zone (O-3): This zone provides for mid-rise, office, medical, civic, and select other uses, 
such as urban agriculture and renewable energy generation, that provides reasonable compatibility 
with adjoining residential uses. 
 
Commercial Zone (C-2): This zone provides for general commercial uses that serve the community 
and region. Residential and select other agriculture, civic, recreational, and utility uses may also be 
permitted that provide reasonable compatibility with adjoining residential uses.  
 
Planned Area Development (PAD): enables and encourages comprehensively 
planned development in accordance with adopted plans and policies.  The PAD is a zoning 
classification which provides for the establishment of zoning districts with distinct standards. A 
PAD may have land use regulations different from the zoning regulations in the UDC, any other 
PAD District, or other zoning districts. When a provision in a PAD varies from the UDC, the 
provisions in the PAD shall govern. 
 
Surrounding Zones and Land Uses: 
 
North: Zoned I-1 (Light Industrial); Vacant 
 
South: Zoned R-1 (Residential); Santa Cruz River, ADOT Construction Yard  
 
East: Zoned RV (Recreational Vehicle), O-3 (Office), C-2 (Commercial); Prince of Tucson RV 

Park, Tra-Tel Tucson RV Park, Mexican Tile & Stone, Vaquero Feed & Livestock Supply, 
Animal Health Express, Valley Oasis Pools & Spas, and I-10 Self-Storage 

 
West: Zoned R-1 (Residential); Santa Cruz River 

Previous Cases on the Property:   

C9-07-04 Beckett – Freeway Drive, O-3 to C-2  This was a rezoning request for covered 
recreational vehicle storage on a 3.97 acre site. Mayor and Council authorized the rezoning on 
June 12, 2007. The rezoning case expired on June 12, 2017.   
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javascript:openNamedPopup(%22/nxt/gateway.dll?f=id$id=tucson_az_udc0-0-0-3994-pop$t=document-frame.htm$3.0$p=%22,%22Zoning%20District%22,6390,4080);
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Related Cases: 
 
C9-06-32 The Bridges PAD – Kino Parkway, R-2, C-1, C-2, and I-1 to PAD 15 Zoning – In 
February 2007, Mayor and Council approved an Ordinance (#10383) to rezone approximately 350 
acres from R-1, C-1, C-2, and I-1 to PAD-15.  The Bridges PAD is a mixture of commercial, 
office, residential, and recreational / open space at build-out. The PAD is divided into sub-areas of 
four principal land uses: Sub-Area A and F - approximately 128 acres of retail/commercial/office; 
Sub-Area B - approximately 117 acres of residential; Sub-Area D – approximately 53 acres of 
University of Arizona Research Park; Sub-Area E – approximately 11 acres for Hotel and Office; 
and Sub-Area C – approximately 50 acres of open space. 
 
Related Planning Efforts:  The Mayor and Council on February 23, 2021 initiated the Santa Cruz 
Urban Overlay District for areas east of I-10 as part of the initial study area, and refine the 
boundaries for the UOD based on analysis. The UOD area is generally bounded by I-10, 
Sweetwater Drive, Grant Road and the Santa Cruz River. The UOD is intended to support the 
development of a new job and activity hub in Tucson. It is intended to allow a mix of commercial, 
industrial and residential uses adjacent to I-10, a major transportation route and gateway to the 
Tucson Region. While the UOD will provide a framework for long-term development, the 
proposed rezoning request for the Prince 10 PAD will allow development to begin in the near term. 
These two processes are compatible and will be coordinated in order to avoid conflicting land use 
regulations.  
 
Applicant’s Request – “Prince 10 PAD is envisioned as a progressive, mixed-use, interstate 
commerce campus. The PAD comprises approximately 110 acres and features nine development 
areas with potential to accommodate high-tech industry and 10 to 12 story office buildings. 
Supplemental land uses may include hospitality, restaurants, other commercial uses, and 
multifamily housing.” 
 
Planning Considerations – Land use policy direction for this area is provided by Plan Tucson 
(PT), and the Santa Cruz Area Plan (SCAP).    
 
Plan Tucson - The Plan Tucson Future Growth Scenario Map identifies the PAD location within 
several overlapping building blocks: 

• Existing Neighborhoods: which are primarily developed and largely built-out residential 
neighborhoods and commercial districts in which minimal new development and 
redevelopment is expected in the next several decades. The goal is to encourage 
reinvestment and new services and amenities that contribute further to neighborhood 
stability; 

• Business Centers: which are major commercial or employment districts that act as major 
drivers of Tucson’s economy. These centers generally contain corporate or multiple-use 
office, industrial, or retail uses. Existing examples include University of Arizona Science 
and Technology Park, and Tucson International Airport area; 

• Industrial: which are areas that 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 commerce 
transportation routes, including railway, major highways, and the airport.  
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The proposed Prince 10 PAD is supported by multiple Plan Tucson policies. Plan Tucson calls to 
integrate land use, transportation, and urban design to achieve an urban form that supports more 
efficient use of resources, mobility options, more aesthetically pleasing and active public spaces, 
and sensitivity to historic and natural resources and neighborhood character (PT, LT1). It 
provides direction to develop an urban multipurpose path system that provides mobility options, 
with recreational and health benefits, to access parks, residential areas, places of employment, 
shopping, schools, recreational facilities, transportation hubs, natural resources, and watercourses 
for people of all abilities. It supports opportunities where residential, commercial, employment 
and recreational uses are located, ensuring urban design is sensitive to the surrounding scale and 
intensities of existing development (PT, LT3 and LT4).  
 
Plan Tucson calls to consider special zoning districts, such as Planned Area Development (PAD) 
as a way to foster mixed-use activity nodes in areas suitable for redevelopment or enhancement 
(PT, LT28.1.10). It calls to locate housing, employment, retail, and services in proximity to each 
other to allow easy access between uses and reduce dependence on the car (LT9). Policy 
direction supports design that protects the integrity of existing neighborhoods, complements 
adjacent land uses, and enhances the overall function and visual quality of the street, adjacent 
properties, and the community. Plan Tucson supports an interconnected open space system to 
meet the recreational needs of pedestrians and bicyclists (LT28.1.21). 
 
Plan Tucson calls for redevelopment and revitalization of areas with the greatest potential for 
long-term economic development by focusing public resources, tools, and incentives to catalyze 
private investment (RR1). Plan Tucson policy direction supports strategically located mixed-use 
activity centers and activity nodes in order to increase transit use, reduce air pollution, improve 
delivery of public and private services, and create inviting places to live, work, and play 
(LT28.4.17). 
 
Santa Cruz Area Plan (SCAP) - Provides some general direction in that all existing and proposed 
land uses along the Santa Cruz River should be interrelated with the linear park system. The 
SCAP also identifies the site within Key Parcels 13 and 14 which provide policies and 
recommendations for future land use and zoning decisions.  

• Key Parcel 13 – Recognizes the University of Arizona experimental agriculture facility on 
this site. However, in the event that this use changes, then the land is most suitable for 
industrial or commercial facilities in conjunction with Interstate 10. Development should 
be designed to provide an attractive approach to Tucson along the Interstate. The 
University should be encouraged to dedicate a portion of the parcel or an easement for 
Riverpark purposes.  

• Key Parcel 14 – Recognizes some light industrial and commercial uses in this area with 
vacant land. The site would be suitable for development as a business and industrial park. 
Realignment of Prince Road and associated improvements could improve access to this 
parcel. Development should be designed to provide an attractive approach to Tucson along 
Interstate 10.   

 
PAD Document Overview – The Prince 10 PAD establishes nine (9) development units (see 
Exhibit II.B.1 Land Use Plan and Exhibit II.B.2 Illustrative Site Plan). These exhibits provide 
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general acreage and land use, ie. Interstate Commerce, including conceptual land uses such as 
mixed-use Corporate Campus, Research & Development Center, Freeway Commercial, and 
Logistics/Precision Manufacturing Hub. The PAD District will provide three Loop Node 
connections. These Loop Nodes are an opportunity to create a sense of place and connect people 
with the outdoors. These nodes connect the Prince 10 campus to the Loop and Santa Cruz River 
along the western boundary. Connections to the Loop may include seating, shade and artwork or 
enhanced landscaping. An overview of key regulations found in the PAD is provided below. 
 
Land Use (Prince 10 PAD, pages 33-37) 
Each development unit will utilize existing City of Tucson Zoning Districts, C-3 and I-1 Zones, as 
the basis for permitted land uses and development standards. The following uses are specifically 
excluded from the Prince 10 District and may not be approved even as Special Exception Land 
Uses: 

• Correctional uses such as jails, detention facilities, and halfway houses 
• Billboards 
• Construction Services such as carpentry services and plumbing services 
• Funeral Services such as funeral homes and crematories 
• RV parks, resorts and guest ranches 
• General Manufacturing of explosives and fireworks 
• Salvaging and Recycling uses 
• Refining uses such as smelting and converting of ores and petroleum 
• Single family attached and detached, manufactured homes, and trailer parks 
• Group Dwelling Facilities such as student housing, fraternity and sorority housing 
• Residential Care Services 
• Adult Commercial Services and Adult Industrial Uses 
• Adult Recreation Services and Adult Retail Trade Services 
• Heavy Equipment Sales 
• Utility storage yards 
• Personal storage  

 
Development Standards (Prince 10 PAD, pages 37-38) 

• Zero Setbacks from PAD Boundary (must be outside of all Flood Control dedications and 
easements). 

• Maximum Building/Structure Height is 150 feet. 
• Vehicle Access – La Cholla Boulevard / Fort Lowell shall be 2-3 lanes without curbs or 

sidewalks to accommodate sheet flow across site and meet drainage requirements. 
• Minimum width for sidewalks shall be 4 feet. 

 
Parking and Parking Structures (Prince 10 PAD, pages 38-40) 

• Determined by end-user based on a Parking Justification Report (PJR) reviewed and 
approved by PDSD Director 

• PJR shall include (i) an analysis of parking demand from the existing and proposed onsite 
buildings or uses, hours of operation and peak use times and demand for each proposed 
building or use; (ii) the number and location of proposed on-site parking spaces 
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(including accessible parking spaces); (iii) the data source used to establish the number of 
proposed on-site parking spaces 

• Parking may be provided either onsite, offsite within ¼ mile of the PAD, either owned by 
the property owner or provided through a shared parking agreement with the City or a 
third party. 

• Installation of electric vehicle (EV) charging infrastructure is encouraged in parking 
areas. 

• Parking structures shall be designed so that parked vehicles are screened from view at 
street level, with lighting provided for safety and security, but no light spillage out of the 
parking structure controlled according to urban design best practices. 

 
Landscaping and Screening (Prince 10 PAD, pages 40-42) 

• Development within Prince 10 PAD shall utilize a material palette to maintain continuity 
while allowing for individual expression. 

• Streetscape, Loop Nodes, wash and bike trail vegetation shall embrace a blend of non-
native, drought-tolerant species, and native riparian vegetative species to promote 
biodiversity, pollination, and habitat creation. 

• La Cholla Boulevard street enhancements shall incorporate City of Tucson design section 
as approved by Tucson Department of Transportation and Mobility. 

• Large drought tolerant shade trees spaced at approximately 40 feet on center to create 
tree-lined streetscape is required. 

• No landscape borders are required for north, south and west property boundaries but left 
to discretion of the developer. 

• If industrial uses are proposed to existing commercial uses to the east then a landscape 
border and screening shall be required. 

• Parking Area Landscaping to comply with UDC Section 7.6 
 
Signage and Monumentation (Prince 10 PAD, pages 43-45) 

• Signage and monumentation are intended to create a sense of place for Prince 10 PAD, 
and an arrival statement along I-10 and the Loop. 

• Signage may be freestanding (horizontal or vertical detached sign structures), wall-
mounted, or incorporated into the building architecture. 

• Monolithic sign structures with a high-quality design aesthetic are permitted. 
• All signage, including freeway signs (if proposed) shall meet the UDC design criteria for 

signs. 
• A Master Sign Program will be sought for innovative signs that do not meet the UDC 

design criteria. 
• Sign lighting will follow City of Tucson outdoor lighting standards. 

 
Infrastructure Phasing and Construction (Prince 10 PAD, pages 28-30) 

• Infrastructure phasing for the PAD will generally proceed in two phases. Phase 1 will 
consist of Planning Blocks 1-4. Phase 2 includes Planning Blocks 5-9 south of Fort 
Lowell Road.  

• The infrastructure / utilities included in the phasing plan are sanitary sewer disposal, 
water lines, with Westland Resources processing a Water Master Plan in support of both 
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Phase 1 and Phase 2 (currently under review with Tucson Water), Tucson Electric Power, 
road improvement work for La Cholla Boulevard and Fort Lowell Road.    

 
Archaeology (Prince 10 PAD, pages 65-66) 

• An archaeological data recovery and monitoring plan is in preparation by SWCA for a 
portion of the Santa Cruz Bend site within the PAD. It will be reviewed by the Arizona 
State Museum prior to issuance of an archaeological permit.  

• Once the draft of the final report is prepared, 30 days shall be provided to review and 
finalize the report by the City of Tucson Historic Preservation Office and the Arizona 
State Museum (ASM); the same review timeframe shall also apply to future work.  

 
Public Art (Prince 10 PAD, page 46) 

• Public artwork along Loop shall be located at an interval of at least one art installation 
every ¼-mile 

• A minimum of one public art installation shall be installed along the Loop in conjunction 
with Phase 1 

• Loop nodes shall contain one major art piece that may be counted towards the ¼-mile 
interval requirement 

• Public art may consist of sculpture, mosaics, decorative paving, or other media as deemed 
appropriate by the developer 

• Local artist should be commissioned whenever possible 
 
Design Standards and Guidelines (Prince 10 PAD, pages 48-49) 
Future design guidelines and standards will be prepared by the Developer of Prince 10 PAD 
prior to submittal of a development package and will be representative of the overall intent of the 
Prince 10 PAD. The standards and guidelines will provide a framework for the design and 
character of the PAD and will address the following goals: 

a. Establish a common theme and unifying design elements; 
b. Consider adjacent development and provide appropriate edge treatment between existing 

and future uses within and adjacent to Prince 10 PAD; 
c. Ensure compatibility with Contemporary architectural styles while utilizing building 

materials and techniques consistent with Tucson arid climate; 
d. Provide consistency with the goals and intentions of the Prince 10 PAD.   

 
Due to potential integration of uses promoted in the PAD, compatibility design for mixing 
multifamily residential and commercial land uses with light industrial uses within the Interstate 
Commerce designation will be addressed. Design compatibility must be addressed in the 
Development Package submittal if deemed appropriate by the PDSD Director. 
 
Conclusion – The request to rezone the site to a PAD is consistent with Plan Tucson and the 
Santa Cruz Area Plan. A plan amendment is not required. Approval of the requested PAD 
zoning is appropriate. No other conditions are required.   
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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 rezoning or special Exception 
ordinance. 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:  C9-21-12  Prince 10 PAD,  R-1, O-3 and C-2 to PAD (Ward 3)   
 
 
_____________________________________          APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 
 
   
Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 
____________________________________________________________________________________________________________ 
 
 

OWNER(S)  SIGNATURES  PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
YOUR MAILING ADDRESS 

 
 

  

 
 

  

 
 
Date ____________________  

 



                 Place  
                Stamp  
                 Here 

 
 
 

     City of Tucson 
     Planning and Development Services Department 
     Entitlements Section 

201 N. Stone 
     P.O. Box 27210 
     Tucson, Arizona 85726-7210 
 
 
C9-21-12 JB  

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 

 
       

 
       
      
        
 
C9-21-12 JB  
IMPORTANT REZONING NOTICE ENCLOSED 
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