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Introduction

A. Overview

The existing project site is located at 450 N. Grande Avenue on 1.38 acres situated on the

east side of the street approximately 560' south of the intersection of W. St. Marys Road

and N. Grande Avenue (see Exhibit 1.A: Location and Vicinity Map, page 3). It is in the

City of Tucson’s Ward 1. While current zoning is R-2, Mayor and Council, on April 23,

2014, approved an amendment to the Rio Nuevo Redevelopment Plan - Parcel “C”,

Resolution No. 22215, that would  allow for a recreational vehicle park within this parcel. 

This Planned Area Development (PAD) will serve as the rezoning document for this

project.

As this project encompasses less than 40 acres (the minimum required for a PAD), a

waiver was obtained from Mayor and Council, on June 3, 2014, permitting this project to

move forward with a PAD for its 1.38 acre size. A copy of the approval letter is provided

as Appendix A. 

The project site is currently vacant and was previously used as a vehicle maintenance

facility by the Government Service Administration (GSA). The entire site is currently

paved and has two existing structures in its southwest corner. There is an approximately

±6' high masonry screen wall along the north, south and easterly property boundaries.

The proposed use will be a 23 unit recreational vehicle (RV) park that will provide

services for travelers that wish to visit the Tucson area. With the site’s proximity to

Interstate 10, RV users will have easy access to the multitude of events that occur in and

around Tucson throughout the year. It is anticipated that revenues this project will

generate shall exceed $2,000,000 annually for the Menlo Park, 4th Avenue and Downtown

area businesses. This in-fill type project will make use of existing infrastructure and

utilities while providing a family friendly environment for out of town visitors in an

urban location and setting. One of the onsite existing structures, consisting of 2400 square

feet, will remain to provide the registration/security office and a small retail area. 
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Exhibit I: Location Map 
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B. Rationale and Benefits for Use of a PAD

The City of Tucson’s Planned Area Development (PAD) zone allows Sentinel Peak 

RV Park the design flexibility to develop the existing facilities, on and adjacent to the

site, and provide consistency with today’s Unified Development Code. The PAD zone is

a zoning classification that provides for the establishment of a zoning district with distinct

regulations as adopted by Mayor and Council. The PAD will allow the RV Park to tailor

the RV zoning designation to resolve Unified Development Code (UDC) issues that are

specific to this small site and to fully comply with the approved amendment to the Rio

Nuevo Redevelopment Plan. 

This is a unique project rarely found in an urban setting and to become viable, from a

business perspective, it requires a unique application of the UDC. The base zoning for the

PAD will be the RV zone, but tailored to provide flexibility for this smaller site. The

areas in which this PAD would allow flexibility includes dimensional site features

involving parking density, landscaping and loading zone provisions. Lastly, the PAD will

insure improvements made to the site will be compatible with the surrounding

neighborhood.

C. Conformance with Land Use Plans

The proposed development of this site is consistent with policy recommendations in Plan

Tucson, Rio Nuevo Redevelopment Plan, and The Santa Cruz Area Plan. All of which

encourage the compatibility between uses and protection of established neighborhoods.

More specifically, Sentinel Peak RV Park incorporates the land use guidelines found in

the following:
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Rio Nuevo Redevelopment Plan - 1982

Section V.B, Page VI-2

Land Use Objectives

1. Intensify human activity through the development of new

residential communities close to downtown in the central park area

of the Riverpark.

2. Provide lower density residential uses adjacent to important

existing neighborhoods and higher density residential uses with a

mix of recreational activities, offices, and commercial services

along the Santa Cruz River’s major arterials and introduce people,

activities, and vitality into the urban area.

3. Utilize presently vacant and/or underutilized land and existing

infrastructure located at the gateway to the downtown area along

the I-10 Freeway.

4. Provide an expanded residential population base in support of retail

and service establishments and cultural facilities in the downtown

area.

Section VI.A, Page VI-5

Some planning and design objectives of the Plan include:

• Creating a functionally and aesthetically integrated

development that enhances the image of the city;

• Improving linkages between the Westside, the Santa Cruz

Riverpark, and downtown area by constructing a network of

pedestrian pathways;

• Buffering the existing neighborhoods from the higher

intensity uses planned for portions of the project using

      Introduction5



Sentinel Peak RV Park PAD
setback and height restrictions;

• Landscaping extensively with drought-resistant and,

predominately, native plant materials.

Rio Nuevo Redevelopment Plan - 1982

Section VI.B.3, Page VI-6

3. Parcel “C” 1.3 Acres

Principal Use: Existing Public Uses (U.S. Government, General Services 

Administration)

Alternative Uses: Shopping Center Related Commercial;

Recreational Vehicle Park

Proposed Zoning: C-2 (B2-A); RV

RV Development Standards:

1) Maximum length of stay for Recreational Vehicle Park Guests - 10         

    months

2) Maximum number of Recreational Vehicle Park Sites: 23

3) Existing structures and features may be allowed to remain and               

repurposed for Recreational Vehicle Park usage

4) Noise regulations shall be adhered to and quiet hours established from    

    10:00 p.m. until 7:00 a.m. - All Days of the Week.

Other: All other development standards shall be per the City of Tucson Land Use Code

“C-2 (B-2A) Commercial (Business) Zone and “RV” Recreational Vehicle Zone,

and conditions for approval.

Recorded as Resolution 22215.
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Santa Cruz Area Plan - 1984

Section I: Development Policies, Page 4

General Development

1. Adopted neighborhood, redevelopment, or zoning concept plans take

precedence over general Santa Cruz Plan policies and should be consulted for

detailed zoning or development decisions.

7. New development within or near existing neighborhoods should be designed

and scaled to be compatible with existing neighborhood characteristics.

Key Parcels Development

Key Parcel 9, Page 12

Existing Use:

These areas are included in the boundaries of the Rio Nuevo Redevelopment Plan

and are primarily vacant. Some residential development and commercial land uses

are currently under construction or in the design process.

Proposed Use:

Development in these areas should be consistent with the Rio Nuevo

Redevelopment Plan. Refer to that plan for detailed land use direction.
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Plan Tucson - 2013

Chapter 3.104 - The Built Environment, Page 3.105

Land Use, Transportation, and Urban Design Policies (LT), Page 3.146

LT29.1.1 Utilize solutions and strategies included in the Design Guidelines

Manual to provide an improved level of community support.

LT28.1.7 Preserve and strengthen the distinctive physical character and

identity of individual neighborhoods and commercial districts in

the community.

LT28.5.1 Support development in or adjacent to existing regional and

community-level activity centers that will:

d. Encourage infilling vacant or underutilized parcels adjacent to

existing regional and community-level activity centers.

LT28.5.4 Support a mix of commercial, residential, office, government and

other service activities at all major employment centers.

LT28.5.8 Support infill and redevelopment projects that reflect sensitivity to

site and neighborhood conditions and adhere to relevant site and

architectural design guidelines.

LT28.5.9 Protect established residential neighborhoods by supporting

compatible development, which may include other residential,

mixed-use infill and appropriate nonresidential uses.
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Part II: Site Analysis
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Sentinel Peak RV Park PAD

A. Existing Onsite Development

The existing site consists of two main structures with the balance of the site being paved

asphalt. There are existing masonry screen walls on the north, east and southerly property

boundaries (approximately 6' in height). The site was formerly a Government Service

Administration (GSA) motor pool facility with a 2400 square foot metal Office/Shop

building with 4 bays (Building A) and a 1100 square foot masonry building (Building B)

with 2 bays on a 60,112 square foot R2 zoned fenced yard. The existing conditions of the

site are depicted in Exhibit II.A: Surrounding Development, page 11. The two structures

are located in the southwesterly portion of the site and are currently abandoned (see Table

II.A: Building Inventory, page 10). The easterly of the two buildings (Building B) will be

demolished leaving the larger building (Building A) to be converted to a 

registration/social center and a small retail area. The onsite existing paving was

previously utilized for vehicular parking and truck maintenance purposes. 

Table II.A: Building Inventory

Existing

Building

Current

Square

Footage

Building

Height

(feet)

Building Setback

from Existing

ROW (feet)

Building Setback from

South Property Line

(feet)

Building Setback from

East Property Line

(feet)

Building

A
2400    16 14 5 (closest point) 143 (closest point)

Building

B
1100    14 88 12 (closest point) 91 (closest point)
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Exhibit II.A: Surrounding Development 
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Sentinel Peak RV Park PAD

B. Existing Zoning and Land Uses

Sentinel Peak RV Park is surrounded by a mix of land uses that include residential,

commercial and educational as shown on Exhibit II.A: Surrounding Development, page

11. The residential uses adjacent to the site consist of apartment complexes on the north

and east (Lantana Apartments) and west (Menlo Park Apartments). The commercial use

near the site is to the northwest (Menlo Park Shopping Center). The private charter

school,  grades K through 12, of Nosotros Academy is to the south.    

1. Existing Zoning

Table II.B.1: Existing Zoning

Project Site R2, 1 story

North R3, 3 story

South PAD 4, 1 story

East R3, 3 story

West C-1, 1 story and O-3, 2 story

(See Exhibit II.B: Zoning, page 13)

2. Land Uses

Table II.B.2: Existing Land Uses

Project Site Currently vacant. Previously vehicle maintenance yard

North Multi-Family Residential

South Private educational charter school

East Multi-Family Residential

West Multi-Family Residential and Commercial

(See Exhibit II.A: Surrounding Development, page 11)
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Exhibit II B  Zoning 

Site Analysis 
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C. Public, Educational and Community Facilities

1. Public Facilities and Services

a. Parks

The only parks within one-half mile of the project site are Menlo Park,

located approximately 600' to the Southwest, and the Santa Cruz Linear

Park situated approximately one-quarter mile to the east. There are several

publicly owned parcels in the vicinity, but none abut the project site. (See

Exhibit II.C: Community Facilities, page 16)

b. Libraries

There is only one public library located within one mile of the proposed 

PAD. The El Rio Public Library is located at 1390 W. Speedway

approximately two-thirds of a mile northwest of the project site.

c. Fire Stations

The nearest fire station is located at 300 S. Fire Central Place,

approximately 1 mile southeast of the project site.

d. Police Stations

There are three law enforcement facilities located within the vicinity of the

PAD. The US Alcohol Tobacco and Firearms (ATF) Tucson office is

located at 300 W. Congress Street, approximately nine-tenths of a mile

east of the PAD. The US Federal Bureau of Investigation (FBI) is located

at 1 S. Church Avenue, approximately nine-tenths of a mile east of the

PAD. The City of Tucson Police Headquarters is located at 270 South

Stone Avenue, approximately 1 mile east of the PAD.
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e. Hospitals

The nearest hospital is St. Marys Hospital located at 1601 W. Saint Marys

Road, approximately two-thirds of a mile west of the project site.

2. Schools

The project site is located within Tucson Unified School District, and schools

serving the area include Manzo Elementary School, Menlo Park Elementary

School, Tucson High Magnet School, Davis Elementary School, Maxwell Middle

School, Pima Community College (PCC) West Campus, PCC Community

Campus, Arizona School for the Deaf and Blind, and the University of Arizona.

There are several charter schools in the area including the private educational

facility of Nosotros Academy to the south.
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Sentinel Peak RV Park PAD

D. Existing Transportation and Circulation

1. Adjacent Roadways

Sentinel Peak RV Park is situated on the east side of N. Grande Avenue.

Attributes of the adjacent transportation network are summarized in Table II.D:

Roadway Characteristics, (see page 20).

2. Current and Future Right-of-Way

North Grande Avenue, adjacent to this site, currently has an existing 80' ROW.

The proposed future ROW, as determined by the City of Tucson Transportation

Department and displayed on the Major Streets and Routes Plan, would be 100'.

The existing half width ROW on the east side of North Grande Avenue (the

project side) is 40'. During the course of this rezoning a 10' width of the westerly

portion of the project will be dedicated to the City of Tucson to increase the

easterly half width of ROW to 50' (See Exhibit II.D: Current and Future Right-of

-Way, page 18).  The dedication of additional Grande Avenue right of way (i.e.

10') will happen with the Development Package submittal or before. 

3. Access Points

There are two existing curb cuts in North Grande Avenue to access this site. They

are spaced approximately 75' apart from center line to centerline. These are the

only access points to the site.

4. Alternate Modes of Transportation

SunTran Route 21 on W. Congress Street, Route 22 on N. Grande Avenue and

Route 600 Downtown Circular Loop on St. Marys Street will provide bus service

near and to the PAD. The future Sun Link Streetcar will provide service to a

portion of W. Congress Street. Bicycle routes along W. Congress Street and Saint

Marys Road currently connect to the Santa Cruz Linear Park bike path (See

Exhibit II.E: Alternate Modes of Transportation, page 19).
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Exhibit II.H: Existing & Future Right of Way 
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Sentinel Peak RV Park PAD
5. Major Streets and Routes

The three streets associated with this PAD (N. Grande Ave, W. Saint Marys Street

and W. Congress Street) are classified as arterial streets.

Table II.D: Roadway Characteristics

Roadway Functional

Class

#

Lanes

Divided

*

Bike

Route

*

Bus

Route

Curb

&

Gutter

Side

walk

Paved Average

Daily Trips

(PAG)

N.

Grande

Ave.
Arterial    2

No No Yes Yes Yes Yes
11,930

(2012)

St. Marys

Rd to I-

10 EB

Frontage

Rd.

Arterial    4 No Yes Yes Yes Yes Yes
31,284

(2012)

Congress

St. to I-

10 EB

Frontage

Rd.

Arterial    2 No Yes Yes Yes Yes Yes
16,828

(2011)

* Within Project Vicinity

E. Existing Hydrology

The project site is not located in any federally, county or city mapped 100 year flood plain

areas. The nearest mapped 100 year flood plain area is the Santa Cruz River as displayed

on FEMA Map Number 0401962276L, Community Number 040076 (see Exhibit II.E.1:

FEMA, FIRM Map, page 21. Due to the extent of paving on the site it  is classified as

being 100% impervious in its existing condition. There are no existing detention or

retention facilities on the project. The site drains in a sheet flow fashion in a east to west

direction onto N. Grande Avenue. Discharge then flows north on N. Grande Avenue

towards W. Saint Marys Road and ultimately to the Santa Cruz River.
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Exhibit II E.1: FEMA FIRM MAP 
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F. Offsite Views

The proposed PAD is located in a developed area surrounded by a mixture of uses that

include residential, commercial and educational as shown on Exhibit II.A: Surrounding

Development, page 11. The site is partially visible from the north, east and south sides of

the project with the view being obstructed by the existing screen wall. There are no

obstructions to the views along the west side of the project (N. Grande Avenue). Photos

of the project site are shown as described. Exhibit II.G.2: Photo Key Map:  page 23. The

Photo Key Map indicates the locations from which the photos were taken and are

displayed on Exhibits II.F.2.1 to 4: Views.

1. Views onto the Site

Views onto the site are restricted from the north, east and south due to the

existing ±6' high masonry screen wall on those respective sides. Views

from west (from N. Grande Avenue) are unobstructed. 

2. Views across the Site

The PAD is located in a mixed use urban area surrounded by 2 and 3 story

apartment buildings on 3 of its sides. Views across the site of surrounding

mountain ranges are predominately obstructed.
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Exhibit II F.2.0 Views 

Site Analysis 

Photo 1:  Southerly portion of the subject parcel from the Menlo Park Apts. located on 
the west side of Grande Avenue across from the subject parcel 
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Photo 2:  Northerly portion of the subject parcel from the Menlo Park Apts. located on 
the west side of Grande Avenue across from the subject parcel 
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Exhibit II F.2.1 Views 

Site Analysis 

Photo 3:  Looking North across the Westerly side of the subject parcel from the  
Nosotros Academy located adjacent (south) to the subject parcel. 
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Photo 4:  Looking South across the Westerly portion of the subject parcel from the 
Lantana Apts. Parking lot located adjacent (north) to the subject parcel. 
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Exhibit II F.2.2 Views 

Site Analysis 

Photo 5:  Looking South across the center portion of the subject parcel from the Lan-
tana Apts. Parking lot located adjacent (north) to the subject parcel. 
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Photo 6:  Looking South across the easterly portion of the subject parcel from the Lan-
tana Apts. Parking lot located adjacent (north) to the subject parcel. 
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Exhibit II F.2.3 Views 

Site Analysis 

Photo 7:  Looking West across the Northerly portion of the subject parcel from the 
Lantana Apts. Parking lot located adjacent (east) to the subject parcel. 
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Photo 8:  Looking West across the center portion of the subject parcel from the Lanta-
na Apts. Parking lot located adjacent (east) to the subject parcel. 
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Exhibit II F.2.4 Views 

Site Analysis 

Photo 9:  Looking West across the Southerly portion of the subject parcel from the 
Lantana Apts. Parking lot located adjacent (east) to the subject parcel. 
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Photo 10:  Looking Southwest at the building on the subject parcel from the sidewalk 
located adjacent (west) to the subject parcel. 
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Part III: Planned Area Development
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A. Planning Considerations

The Sentinel Peak RV Park Planned Area Development proposes a single zoning district

based on a modified RV zone to allow for design flexibility in the areas of density,

parking requirements, loading zone requirements and buffer yard widths.

This document provides guidance relating to dimensional standards, physical character

and intensity of development on the site. All development within the PAD shall

complement adjacent land uses. Where the PAD varies from the UDC or other relevant

City standards, the PAD shall govern. Where the PAD is silent, the UDC provisions for

the RV Zone and other relevant City standards shall govern.  See Exhibit III.A:

Preliminary Development Plan, page 39.

B. Permitted and Excluded Uses

1. Permitted Uses 

• Travelers’ Accommodation: Campsite

2. Accessory Uses to the RV Park:

< Food and Beverage Sales

< Retail Sales

Such as the following types of items:

• Soft drinks/bottled water

• Convenience-sized snacks/ice cream

• Firewood

• Ice

• Basic RV supplies such as sewer hoses, drinking water

hoses, RV power adapters, RV toilet paper, tank additives,

pad locks, etc.

• Logo’d apparel/ball caps/souvenirs and gift items.

30                        Planned Area Development



Sentinel Peak RV Park PAD

3. Excluded Uses 

• No alcoholic beverages will be sold.

• No tent camping will be permitted.

C. Development Standards

1. Site Development

Table III.C: Site Development Standards

Site Feature PAD Standard

Density 23 RV Spaces

Parking 2 employee spaces

Loading Zone None

Bicycle Parking 2 (Long Term), No Short Term

Building Height 24' Maximum

Above Grade Sidewalks None

Maximum Length of Stay for RV Park

Guests

10 Months

Existing Structures Allowed to remain and repurposed for RV Park

usage.

Noise Regulations Quiet hours are from 10:00 p.m. until 7:00 a.m.

all days of the week.

Landscape Features PAD Standard

Perimeter Yard Setback North No setback. *

The existing screen wall* and one planter every

33'. 
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Perimeter Yard Setback  East No setback. *

The existing screen wall* and one planter every

33'. 

Perimeter Yard Setback  South No setback. *

The existing screen wall* to remain.

 None (Not Currently Required)

Perimeter Yard Setback  West (North of

Entryway)

10' bufferyard with a 2.5' min. and 7.0' max.

screen wall on the backside of the bufferyard. *

The proposed

screen wall will not exceed 30 inches within

sight visibility triangles.

Perimeter Yard Setback  West (South of

Entryway)

4' bufferyard with the existing building serving

as the screen wall. *

The proposed

screen wall will not exceed 30 inches within

sight visibility triangles.

* See Exhibit III.A: Landscape Exhibit, page. 33
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Exhibit III A: Landscape Exhibit 
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Exhibit III B: Pedestrian Circulation at Existing Building 

Site Analysis 
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Source: Preliminary Development Plan 

Sentinel Peak RV Park 

5’Striped  
Pedestrian  

Walkway with 
ADA Ramps—

as required  

New 4’ walkway 
along face of 

building with  
bollards set in 

pavement at 
walkway edge. 

New 4’ sidewalk from 
existing 4’ Sidewalk in 

ROW 

Existing 4’ 
Sidewalk 

Thomas
Typewritten Text
Existing Building

Thomas
Typewritten Text
Entry Way

Thomas
Typewritten Text



Sentinel Peak RV Park PAD

2. Engineering, Drainage and Environmental Services

The dedication of additional Grande Avenue right of way (i.e. 10') will

happen with the Development Package submittal or before. 

The required drainage report will be submitted with the development

package. The drainage report will address onsite and offsite drainage and its

impact on the proposed improvements. The drainage report shall also

address the provision of runoff detention/retention basins in accordance

with the requirements and recommendations of the Stormwater

Detention/Retention Manual. 

The existing driveways/wheelchair ramps shall be brought up to today's

standards when the proposed improvements are installed.

 Adherence to Ch. 29, Ordinance 10037 of the Tucson Code (Landfill

Ordinance) and adherence to Section 8 of the Tucson Unified Development

Code regarding onsite waste collection and disposal.

3. Interior Lot Lines/Parcels

The PAD district shall be considered a single parcel for the purposes of setbacks,

buffers and other development standards. All new structures and other

development within the PAD shall conform to the applicable City, building, fire

and other life/safety standards.

4. Pedestrian Circulation

Pedestrian routes within the project will be adjacent to the proposed PAAL’s. The

proposed PAAL’s are wider than the typical 24' to accommodate the turning radii

of the full sized RV’s allowing for both vehicular and pedestrian movement
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within the same areas. Pedestrian movement adjacent to the repurposed building

will be delineated and marked to be ADA compliant (see Exhibit III.B: Pedestrian

Circulation at Existing Building, page. 34).

All pedestrian pathways required for new development or redevelopment within

the PAD shall measure a minimum of five (4) feet in width. A minimum of zero

(0) feet between a sidewalk and a building and parking and access lane (PAAL) is

permitted.

All requirements of this section will be met by the time the last building is

completed and prior to issuance of a certificate of occupancy.

5. Building Accessibility

All existing structures that are currently not accessible will remain as is until the

structure is modified or renovated. All improvements will comply with

accessibility code standards for curb ramps, sidewalks, detectable warnings and

marked crosswalks. All development within the PAD will comply with

accessibility requirements by adhering to the 2012 IBC Chapter 11 and ICC/ANSI

117.1, 2009 Edition by the time the last building is completed and prior to

issuance of a certificate of occupancy.

6. Conservation and Sustainability

Development of this site shall be subject to the Commercial Rainwater Harvesting

Ordinance and Development Standards. When possible, minimize use of artificial

turf and utilize drought-tolerant vegetation and trees to provide shade in landscape

gravel areas and adjacent pavement. 

Mature trees, trunk diameter 4.5' above ground that is greater than 8" and in fair to

good health, will be preserved in place; if this is not possible, trees are to be

assessed utilizing an acceptable valuation assessment methodology, equivalent to
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standards of the International Society of Arborists. Funds will be set aside in an

established Tree Bank, such as Trees for Tucson, to be used for

revegetation/landscape enhancement and/or improvements of public street

rights-of-way or residential neighborhoods or parks within a radius of 2 miles.

 

Trees planted in paved areas shall have a minimum of 300 cubic feet of

uncompacted soil, no more than 3 feet deep for the root zone. If using structured

soil, 600 cubic feet of structural soil shall be required for every tree planting area.

 

New and/or replacement roofing material to be either Energy Star rated or rated as

a cool roof (initial solar reflection greater than, or equal to, 0.65 and minimum

infrared emitance greater than or equal to 85%); placement and utilizing energy of

solar panels on the roof will be considered an acceptable alternative.

D. Definitions, Interpretations and Amendments

1. Definitions

• Recreational Vehicle (RV) -  A self-contained RV is defined as any mobile

structure which has integrated storage tanks and provides basic lodging

and galley facilities for the occupants.

• Quiet Hours - During the established quiet hours, regular security patrols

will ensure that the volume of guest activities does not exceed that of a

normal conversational level.  All operation of machinery will be

prohibited during those hours, except as otherwise required in the case of

an emergency.

2. Interpretations

The regulations and guidelines provided within this PAD supercede existing

regulations within the City of Tucson’s Unified Development Code and

Development Standards. If an issue arises regarding definitions, conditions,

standards and/or situations not addressed in this PAD, those in the UDC,
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Development Standards or other COT regulations shall prevail, as interpreted by

the COT Zoning Administrator.

3. Amendments

Amendments to this PAD may be necessary over time to respond to the changing

needs of this organization. Non-substantial changes to the PAD will be approved

pursuant  to UDC Section 3.5.5.J .Non-substantial changes include the following:

• Modifications to the permitted and accessory uses that do not

change the overall intent of the PAD.

• Modifications to the proposed site plan provided the Development

Standards set forth in the PAD are maintained.

• Any other items not expressly defined as substantial based on the

UDC Section 3.5.5.J

Substantial changes are subject to the amendment process outlined in the UDC.
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June 3, 2014 

 

Subject:  Waiver of Minimum Acreage Requirement  

                For PAD District – Sentinel Peak RV Park (Ward 1)  

Page:  1 of  2   

 

 

Issue – This is a request by Todd Spencer of Ventana Capital Investments LLC on behalf of H & F 

Resources, for a waiver of the forty (40) acre minimum land area required for Planned Area 

Development (PAD) districts to allow the redevelopment of a 1.38 acre site located at 450 North 

Grande Avenue for a recreational vehicle park.  

 

City Manager's Office Recommendation – Staff recommends approval of this request for 

authorization of a Planned Area Development District (PAD) for a 1.38 acre site located at 450 

North Grande Avenue, located between St. Mary’s Road and Congress Street. This will allow the 

applicant to proceed in the rezoning process and submit a rezoning application for PAD zoning. 

 

Background – The site, zoned R-2, is a former General Services Administration (GSA) motor pool 

facility: paved lot with two existing buildings totaling 3,500 square feet. The proposed 

redevelopment of the site contemplates a 23 space RV park with full hook-ups (water, electricity, 

and sewer connection), a new pool, and repurposing of an existing building to serve as a club 

house/office. Access to the site will be from Grande Avenue, which is identified as an arterial on 

the Major Streets and Routes Plan (MS&R) map.  

 

On April 23, 2014, Mayor and Council approved an amendment to the Rio Nuevo Redevelopment 

Plan – Parcel “C’ to allow Recreational Vehicle Park use for this site.  

 

Present Consideration – The proposed recreational vehicle park use at this site provides an infill 

redevelopment opportunity for a vacant and underutilized former GSA motor pool facility. The 

proposed land use is consistent with Plan Tucson and the Rio Nuevo Redevelopment Plan by 

utilizing existing infrastructure adjacent to the downtown area and I-10 Freeway. Both these Plans 

support an expanded population base in support of retail and service establishments and cultural 

facilities in the downtown area, while creating a functionally and aesthetically designed 

development that enhances the image of the City, and reflects sensitivity to site and surrounding 

area.  

 

The purpose of the Planned Area Development (PAD) zone is to enable and encourage planned 

development in accordance with adopted plans and policies. A PAD District must be in 

compliance with the Plan Tucson and other applicable area / neighborhood plans. 

 

Although the proposed infill project site is immediately adjacent to Downtown, it is just outside 

the boundaries of the Downtown Area Infill Incentive District and the Rio Nuevo District where 

there is no minimum site area required for a PAD zone. Authorization of a Planned Area 

Development District (PAD) for the 1.38 acre site located at 450 North Grande Avenue, between 

St. Mary’s Road and Congress Street is appropriate and will allow the applicant the necessary  
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Subject:  Waiver of Minimum Acreage Requirement  

                For PAD District – Sentinel Peak RV Park (Ward 1)  

Page:  2 of  2   

 

 

flexibility to implement the direction from Mayor and Council in accordance with the recent 

amendment to the Rio Nuevo Redevelopment Plan and to proceed with the rezoning process.  

 

Financial Considerations – N/A 

 

Operating Cost and Maintenance Input – N/A 

 

Legal Considerations – Uniform Development Code 3.5.5.E.2 states that the minimum amount of 

land area for a PAD at this location is forty (40) acres. This section also allows Mayor and Council 

to authorize the initiation of a PAD District of less than forty (40) acres if the proposed PAD 

District is consistent with the intent of the PAD zone and the applicable land use plans.  

 

 Respectfully submitted, 

 

 

 

 Richard Miranda 

 City Manager 

 

RM/Ernie Duarte/JB/esm 

Planning and Development Services Department 

 

Attachment:  A: Waiver Request Letter and Site Map  
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Appendix B
Design Compatibility
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A. Building Layout

The proposed infill project will consist of 23 RV parking slips and the repurposed
existing Building A (see Exhibit III.A: Preliminary Development Plan, page 39). The
square footage and height of the building will remain the same as the existing condition
of 2400 square feet and a height of 14 feet (see Table II.A: Building Inventory, page 9). 

B. Design Compatibility

1. Mitigation Techniques
This site is bounded on the north and east (zoned R3) by multifamily residential
uses, to the south by a charter school (grades K through 12, zoned PAD 4) and to
the west, on the other side of North Grande Avenue, is another multifamily
residential (zoned R3) and commercial area (zoned C1). Areas outlying the
immediate area consist of high density residential, commercial and light industrial
zones.

2. Building Form, Surface Treatment and Materials

Building A (see Exhibit: II F.1 Photo Key Map, page 23) will remain in place and
be repurposed as a retail/office facility. The existing structure is comprised of
corrugated metal sides and roof which will remain. It will remain approximately
2400 square feet in size and at a height of 14 feet. It will be refurbished on both
the interior and exterior to accommodate those uses. The exterior will be repainted
in an earth tone that complements the surrounding neighborhood. The existing
concrete apron that allowed vehicular access to the garage bays will be removed
and replaced with a 4' concrete sidewalk that will meet ADA requirements. 

Building “B” (the more easterly structure) will be demolished and removed.

3. Energy Conservation

Water Harvesting: Water harvesting techniques will be employed wherever
feasible. Techniques that will be used include depressed landscaped areas around
the perimeter and in the interior of the project to a depth of no greater than 6
inches with storm water runoff directed to those areas 

Dust and Other Forms of Air Pollution: Federal law requires that any dust
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generated from construction activities must be mitigated for. To this end, water
trucks will be on hand to make sure that dust is not an issue.

Illumination: All lighting will be located and directed so as to illuminate glare
towards streets and adjoining properties and comply with the Outdoor Lighting
Code in Chapter 6 of the Tucson Code.  

4. Landscaping and Screening

The landscape Plan will provide for mitigation of protected plants and meet City
of Tucson Ordinance and requirements. Landscaping and screening will mitigate
sound, views, lighting and traffic noise associated with development.

5. Street Improvements

10 feet of property along the project’s westerly property line will be dedicated to
the City of Tucson for additional right of way on N. Grande Avenue. The existing
curb cut for the entry drive will remain for site access (see Exhibit II.H: Existing
and Future Right of Way, page 18). The more northerly existing curb cut for an
access drive will be abandoned and removed.

C. Hydrology and Drainage

The current site is 100% paved or otherwise covered with impervious cover. As a result,
detention and retention requirements are minimized. Storm water runoff volume from the
developed site flowing onto N. Grande Avenue will be less than the existing condition.
This will be accomplished by utilizing depressed landscaped areas within the interior
portions of the development and along the existing and proposed screen walls. This will
result in water harvesting areas that do currently exist in the existing condition.

D. Signage

The only proposed signage would be raised lettering attached to the new screen wall
adjacent to N Grande Avenue stating the project’s name, “Sentinel Peak RV Park” or
equivalent. 
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E. Topography

The current site is 100% paved or otherwise covered with impervious cover. The majority
of that pavement will remain and be repurposed for the RV park. As a result the gentle
slope from east to west will remain approximately the same at about 2 percent. 

F. Utilities

Pima County Regional Wastewater Reclamation Department (PCRWRD) has an existing
12 inch sewer main situated on the east side of N Grande Avenue. Appendix C contains
the letter from them for this project indicating sewer capacity is available. Water service
for this project is provided by Tucson Water. Appendix C contains a water availability
letter issued by them. Tucson Electric and Power currently has electrical service available
to this site.

G. Traffic and Trip Generation

Traffic and trip generation from this project will be minimal due to its use. Based on the 
most current publication by the Institute of Traffic Engineers (ITE) the trip generation
from this site would be about six to seven vehicles per day (see Appendix G). 
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THE STATE OF ARIZONA

GAME AND FISH DEPARTMENT
5000 W. CAREFREE HIGHWAY

PHOENIX, AZ 85086-5000

(602) 942-3000 .WWW.AZGFD.GOV

May 19,2014

Thomas E. Guido
T &T Engineering
5980 E. Verde Place
Tucson, AZ 85750

450 N. Grande Avenue, Tucson, Az 85745Re

Dear Mr. Guido:

The Arizona Game and Fish Department (Department) has received and reviewed your Project
Evaluation request dated May 1, 2014 regarding the above referenced project. I have conducted
a search of our HDMS Data Base using our On-line Environmental Review Tool (receipt
#20140407023462). The receipt indicates there are reports of 1 Proposed Threatened species
(Yellow-billed Cuckoo and 1 species (Sonoran desert tortoise) that is a Candidate for listing
under the Endangered Species Act (ESA) within 3 miles of your project.

If you are uncertain regarding the effects your project might have on these species, the
Department recommends you contact the U.S. Fish and Wildlife Service for their Technical
Assistance. The FWS will provide options to comply with the ESA such as conservation
measures to avoid or minimize adverse effects. The Department also requests that you provide
the to your client a copy of out "Guidelines for Handling Sonoran Desert Tortoises Encountered
in Development Projects htt~://www .azgfd.gov/hgis/~dfsrrortoisehandlingguidelines.~df.

The Department has no further comments at this time. If you have questions or concerns
regarding this letter please feel free to call me at 623 236- 7 513.

Sin)er~nQ~2--
Project Evaluations Specialist

M14-05083923
CC: John Windes, AGFD

AN EQUAL OPPORTUNITY REASONABLE ACCOMMODATIONS AGENCY
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