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November 16, 2021 
 
Mr. Rory Juneman, Esq. 
Lazarus & Silvyn, P.C. 
5983 E. Grant Road, Suite 290 
Tucson, AZ 85712-2365 
 
RE: Gateway Centre PAD, Development Area 3 – Request for Land Use Clarification for 
Personal Storage Use 
 
Dear Mr. Juneman: 
 
Planning & Development Services Staff has reviewed your letter (attached) requesting a 
land use clarification regarding a proposed personal storage use at 770 N. Kolb Road of 
the Gateway Centre PAD. 
 
The Gateway Centre PAD serves both a planning function and a regulatory function as it 
implements the City’s adopted Plan Tucson. The PAD objectives include the fostering of 
economic growth in the community through appropriate land uses, including intensified 
development within the designated “activity centers” for this PAD. These development 
areas describe the appropriate land use intensity and permitted uses within these designated 
areas, including regulations covering the development of these areas. It should be noted 
that where the PAD is silence or unclear, the Unified Development Code (UDC) becomes 
the guiding document. 
 
The proposed storage falls within Development Area 3 which calls out for primary uses to 
be office, tourist commercial, commercial recreation, residential, and parking. 
 
This letter clarifies that a personal storage use is an allowed use within Development Area 
3 based on the following findings: 
 

1. A previous interpretation has been made by PDSD that C-1 is an equivalent zone 
for Development Area 3. And as such, in Table 4.9-4, Permitted Used – 
Commercial and Mixed Used Zones, in the City of Tucson’s Unified 
Development Code, the proposed personal storage use falls under the land use 
class of Personal Storage within the Storage Use Group and is allowed within a 
C-1 Zone.  

 
2. The proposed personal storage use will be of low intensity, with little traffic and 

all activity occurring within the building. The required parking will drop from the 
current 599 spaces to 25 spaces which will allow flexibility in redeveloping the 
existing parking areas for new retail, office, multifamily, or other potential future 
uses. The potential personal storage use and other potential future uses is 
consistent with the intent of the PAD to provide a mix of non-residential uses in 
the planning area. 
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3. The proposed personal storage use will comply with the Development Area 3 

standards for height, setbacks, maximum floor area ratio, maximum building 
coverage, and parking requirements. 

 
4. One of the Land Use Objectives of the PAD is to: “To set the urban character by 

employing a variety of architectural designs and by assuring the continuity 
through coordinated landscaping, signage, street furniture, and lighting.” The 
proposed personal storage use will be a modern storage facility that mimics 
office or retail use to blend with adjacent uses. 

A copy of this letter must be submitted with any future block plat, required permits, 
building plan and/or development package application. If you have any questions, please 
contact John Beall at 837-6966. 
 
 
Sincerely yours, 
 
 
 
 
Scott Clark 
PDSD Director 
 
 
 
 
 
 

 

http://www.tucsonaz.gov/pdsd
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Via Electronic Mail Only: john.beall@tucsonaz.gov 
 
November 5, 2021 
 
Mr. John Beall 
Planning & Development Services 
City of Tucson 
201 N. Stone Ave. 
Tucson, AZ  85701 
 

Re:  Gateway Centre PAD, Development Area 3 – Personal Storage Use  
 
Dear John: 
 
 Thank you for recently taking time to discuss the potential project at 770 N. Kolb Rd. in the 
City of Tucson (“City”), Assessor’s Parcel No. 133-23-194A (the “Property”). The Property is 
approximately 5.9 acres and zoned Gateway Centre PAD, Development Area 3 (“PAD” or “Area 
3”). The Property’s current use is a 12-plex movie theater (“Building”) that is planned to close in 
the near future. Our client, Verdad Real Estate, Inc. (“Verdad”), is proposing to convert the 
Building into a multi-story personal storage facility. The purpose of this letter is to confirm that 
the PAD permits the Personal Storage Use on the Property, as described below.  

A. Background Facts  

1. Proposed Use 

 The Building’s movie theater currently shows second run movies in a one-story, +/- 48,000 
square foot structure that is 35-feet tall. The Building has a total capacity of +/- 2,664 patrons 
and +/- 599 parking spaces appropriate for a movie theater use. The City approved the Building’s 
development plan in 1991. See Enclosure 1, 1991 DP.  

 Verdad is proposing to convert the Building into a two-story, 91,112 square foot climate-
controlled personal storage facility (the “Project’). See Enclosure 2, 2021 Site Plan. The Project 
will look and operate like most modern storage projects, mimicking the look of a retail or office 
use on the exterior while providing storage units in the interior. All access to the storage units 
will occur from the Building’s interior through a secure customer access lane where loading and 
unloading will occur. In addition to the storage units, the Building will have a small 
administrative office for its property managers.  

 The Building footprint will remain mostly as it is today, with only minor adjustments to 
allow for new vehicle access points. The Building height will remain at 35 feet, and the 
Building’s exterior changes will mostly be aesthetic to include architectural features that make 
the Building look more like a modern office or retail use to blend with the surrounding areas. 
The Project will have significantly less traffic demand, and the required parking will drop from 
the current 599 space to 25 spaces. This significant reduction in required parking will allow 
Verdad the flexibility to redevelop the existing parking areas for new retail, office, or multi-
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family uses (“Potential Future Uses”). The majority of the changes to the Building will occur 
inside by adding the drive-through lane, a second story, and converting mostly empty space into 
individual storage units.  

2. Gateway Centre PAD 

 The PAD contemplates Gateway Centre to be a high-intensity activity center with a variety 
of non-residential uses, primarily office and commercial.1 The current uses in Gateway Centre 
are consistent with the PAD, and include medical offices, a specialty hospital, a restaurant, and a 
large retail store. The PAD provides a limited list of permitted uses for Area 3, including office, 
commercial recreation and residential (considered an alternative use).2 Because the list of 
permitted uses in Area 3 is limited, the City has consistently interpreted that the C-1 zoning 
district is an equivalent zone for purposes of Area 3 use determinations. See Enclosure 3, 2008 
Interpretation. The C-1 zone permits the Personal Storage Use.3  

 The PAD also provides the following development standards:4 

• Height: maximum 45 feet. 
• Setbacks:  60 percent of the building height but not less than 20 feet.  
• Maximum floor area ratio:  4.0. 
• Maximum building coverage: 90 percent at ground level, 60 percent above ground level.  
• Parking requirements determined by current UDC motor vehicle parking standards, UDC 

§ 7.4.   
 

B. Development Area 3 permits the Personal Storage Use 

While the PAD only lists a few permitted uses, the City has consistently interpreted that the 
C-1 permitted uses are also permitted in Area 3. Therefore, Personal Storage is permitted in Area 
3 because it is permitted in C-1. In addition, Personal Storage is consistent with the intent of the 
PAD, which is to provide a mix of non-residential uses in the planning area. The proposed 
Personal Storage use will complement Gateway Centre’s existing mix of uses. The Project will 
be a modern storage facility and Verdad will design the Building to look like an office or retail 
building. The use is low intensity, with little traffic and all activity occurring within the Building. 
The Project will reduce traffic in the area and have almost no impact on the surrounding 
commercial and residential areas.  

The Project will comply with all Area 3 development standards, and therefore this request 
can be approved as a minor change to the PAD. Verdad will likely process a land split to divide 
the Property into two parcels: a +/- 3-acre parcel for the Building, and +/- 3-acre parcel for the 
Potential Future Uses. The details of the potential land split will occur in the future, and Verdad 
will work with the City at that time to confirm that the land split and future uses comply with the 
relevant PAD and UDC requirements.  

 
1 PAD §§ A, C(1).  
2 PAD § II(D)(3). 
3 Unified Development Code (“UDC”) Table 4.8-4. 
4 PAD § II(D)(3). 
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C. Conclusion 

As described above, Verdad’s proposed Personal Storage Use is consistent with the intent of 
the PAD and allowed in Area 3 using the PAD’s development standards. If you agree with the 
above, please confirm by signing below or by providing a statement indicating the use is 
permitted. As always, feel free to contact me if you have any questions or require additional 
information. Thank you for your time and assistance with the Project.  

 
Sincerely, 

 
Rory Juneman, Esq. 
Lazarus & Silvyn, PC 
 
 
 
AGREED TO BY:  _________________________, Date: ________________ 
           Mr. John Beall            
           City of Tucson 
 
 
 
Enclosures 
 
cc:   James Montgomery, Verdad 
 Robin Large, Lazarus & Silvyn, PC  
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