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SANTA CRUZ COUNTY 

DEPARTMENT OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
 

STAFF REPORT TO THE 
PLANNING & ZONING COMMISSION 

 

 
COMPREHENSIVE PLAN 

AMENDMENT 
 

CASE NO. CP-20-3-01 
 

DELTA PROPERTIES LLP 
Hearing Date: 

October 22, 2020 
  
 
 
APPLICATION: Nora’s North Warehouses & Truck Wash  
    Reclassification of approximately 30 acres from MU (Mixed Use) to RS 
    (Regional Services)  
 
PREPARED BY: Frank Dillon, Director 
 
PROPERTY  
OWNERSHIP: Delta Properties LLC 
 
APPLICANT:  Constantine Panousopoulos 
 
LOCATION: East of proposed Love’s Truck Stop, North of Old Tucson Rd. and 

South of E. Ruby Rd.; Tax Code No. 113-38-007A. 
 
PARCEL ACREAGE: 30 Acres 
 
COMPREHENSIVE PLAN DESIGNATION:  MU (Mixed Use)  
 
PROPOSED COMPREHENSIVE PLAN DESIGNATION: RS (Regional Services) 
 
EXISTING LAND USE:  Vacant 
 
EXISTING ZONING:   B-2 (General Business) and M1 (Light Industry)  
 
PROPOSED ZONING:  M-1 (Light Industry)  
 
PROPOSED LAND USE: Two Commercial Warehouses and a Truck Wash (Figure 3). 
 
APPROVAL CRITERIA: Santa Cruz County Comprehensive Plan Goals, Objectives, and  
     Policies. 
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SURROUNDING ZONING (see Figure 2): 
 
North:  M1 (Light Industry) 
South:  M1 (Light Industry) and P (Preservation) 
East:  GR (General Rural) 
West:  GR (General Rural), B2 (General Business) and M1 (Light Industry) 
 
SURROUNDING COMPREHENSIVE PLAN DESIGNATION (see Figure 1): 
 
North:  Mixed Use 
South:   Mixed Use and Regional Services 
East:   Mixed Use 
West:   Regional Services 
 
PUBLIC UTILITIES SERVING THE SITE: 
 
Water:   Valle Verde/Private Well 
Wastewater:  City of Nogales/International Wastewater Treatment Plant 
Electric:   UniSource Energy Services 
Gas:   UniSource (available across Old Tucson Road) 
Fire Protection:  Rio Rico Fire District by agreement 
 

PUBLIC INPUT/COMMENT:  
Since advertising this application for 
hearing, the Department has not 
received comments related to this 
project.  
                                            
CURRENT ACCESS CONDITIONS: 
The project site is bordered by three 
major roadways; I-19 E Frontage Rd. 
on the west side, and Old Tucson 
Road on the south and SR 289 (Ruby 
Road) on the north side. The ingress-
egress for Nora’s North project would 
be on Old Tucson Road. 
 
PLANNING ANALYSIS:  
Case No. CP-20-3-01 is an application 
to reclassify about 30 acres from 
Mixed Use (MU) to Regional Services 
(RS). The property is situated east of 
Interstate 19 along the East Frontage 
Road just south of Exit 12 between 
Rio Rico and Nogales.  Figure 1 shows 

the general location of the property.  The full application is attached. 

Figure 1 
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Under this proposal, the entire 
property consisting of 30 acres would 
be reclassified as RS in the County 
Comprehensive Plan.  The property is 
currently zoned General Business (B-
2) and Light Industry (M1) (Figure 2). 
 
Within the RS Plan designation, 
allowable zoning districts are General 
Business (B-2) and Light Industry (M-
1).  
 
The proposed plan for this property is 
to rezone it to Light Industrial (M-1).  
A warehouse facilities are planned. 
 
This property is in the Santa Cruz 
Active Management Area (SCAMA) as 
designated by the Arizona Department 
of Water Resources (ADWR). The 
management goal of the SCAMA is to 

maintain a safe yield condition in the Active Management Area and to prevent local water 
tables from experiencing long term decline. The Nora’s North warehouses and Truck Wash 
site intends to maintain the exempt well on site for domestic demand, and utilize water from 
Valle Verde Water Company to provide fire flow. The proposed Nora’s Ranch warehouses 
project will comply with the mission and goals of the SCAMA since the project will be a low 
water user on a large tract of land, which will help minimize long-term water table decline.   

Wastewater is proposed to be handled by connecting to an existing public sewer line that 
connects to the International Outfall Interceptor (IOI) for wastewater conveyance and 
treatment at the International Wastewater Treatment Plant.  There is a letter from the City 
of Nogales in the submittal that indicates that this will be feasible.  
 
The proposed warehouse buildings are set as far southwest as possible on the property 
primarily for floodplain-floodway purposes (Figure 3).  
 
The property is situated in the Southwest Character Area in the County Comprehensive 
Plan.  Highlights of the narrative in the Plan include: 
 
 …marked by contrasts, ranging from the developed area along the Interstate 
corridor to the mining ghost towns in the forest. 
 

Figure 2 
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 …relatively early development of the east area occurred because, prior to 
construction of Interstate 19, the Old Tucson-Nogales Highway was the main 
transportation route between Nogales and Tucson. 

 As improvements along I-19 continue this area will develop further. 
 
The seven goals contained within the SW Character Area are: 
 
GOAL 3:  RETAIL, COMMERCIAL AND INDUSTRIAL DEVELOPMENT IS SUITABLY 
LOCATED, ACCESSIBLE, ATTRACTIVELY DESIGNED, APPROPRIATELY LIGHTED AND 
COMPATIBLE WITH ADJACENT LAND USES. 
 
GOAL 11: QUALITY ECONOMIC DEVELOPMENT IS SUPPORTED AND EMPLOYMENT 
OPPORTUNITIES ARE PLENTIFUL. 
 
GOAL 24: AN EFFICIENT TRANSPORTATION SYSTEM IS DEVELOPED AND 
MAINTAINED THAT SUPPORTS THE ECONOMY AND MEETS THE TRANSPORTATOIN 
NEEDS OF COUNTY RESIDENTS AND VISITORS. 
 
GOAL 17: OUR AIR AND WATER ARE CLEAN AND MEET OR EXCEED ALL NATIONAL 
STANDARDS. 
 

Figure 3 
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GOAL 19: WATERSUPPLES ARE PROTECTED AND CONSERVED. 
 
GOAL 1: THE HISTORIC, CULTURAL, RANCH AND AGRICULTURAL HERITAGE OF 
SANTA CRUZ COUNTY IS PRESERVED THROUGH LAND USE PATTERNS AND 
DEVELOPMENT STYLES. 
 
GOAL 5: THE COUNTY ACTIVELY WORKS AND COOPERATES WITH ITS 
NEIGHBORS RESOLVING LAND USE COMPATIBILITY AND OTHER RELATED ISSUES. 
 
The challenges identified in the Plan by the SW Character Area Team include: 
 
•  Ensuring that development along the I-19 corridor has adequate infrastructure to 

serve future needs. 
•  Coordinating closely on new interconnects from State Routes and the port-of-entry 

to I-19 and ensuring that new development is consistent with future transportation 
corridors. 

•  Encouraging the redevelopment of properties to mitigate land use conflicts. 
•  Ensuring that the traditional uses of National Forest land and private property 

within the forest boundaries continues. 
 

Types of activities appropriate to the I-19 Corridor Growth Area include warehousing, 
highway commercial, neighborhood retail and services, hotel, motel and tourism support 
activities and moderate and high-density residential. 
 
ANALYSIS 
 
The Comprehensive Plan amendment section contains seven bullet points for the staff and 
Commission to consider when evaluating a proposed change in the Plan.  These are:  
 
 Comparison of the proposed land use with the Plan’s designated land use, 
according to the Hierarchy of Land Use Designations from Least Intense to Most Intense; 
 Projected off-site impacts, including traffic, public safety and parks impacts and 
options available to mitigate such impacts; 
 Impacts to the conservation, protection and sustainability of natural 
environment, including, but not limited to, hillsides, riparian areas, public lands, night sky, 
public lands access, surface and subsurface water and floodways; 
 Identifying projected conflicts or consistencies with the goals of the appropriate 
character area within which it is located and whether any amendments to character area 
goals should be included in considering the proposed plan amendment; 
 The extent to which the proposed amendment accomplishes the goals and 
objectives of this Plan, as set forth in Appendix I; 
 Community outreach efforts undertaken by the applicant; and 
 Any other element relevant to proper analysis of the proposed amendment. 
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The submittal includes a discussion of each of these items, so this staff report will be 
limited to commenting on the substance of those discussions. 
 
Comparison of the proposed land use with the Plan’s designated land use, according 

to the Hierarchy of Land Use Designations from Least Intense to Most Intense 
 
The hierarchy referenced is shown as Table 4 in the Comprehensive Plan (see below).  No 
change in the classification is proposed.  It will remain Urban.  In terms of intensity, the 
request is to move the land use designation from Mixed Use to Regional Services (one level 
up). 
 

CLASSIFICATION DESIGNATION 

URBAN 

Low-Density Residential 
Medium-Density Residential 
High-Density Residential 
Mixed Use 
Regional Services 
Enterprise 

 
Under the current plan designation in the land use element of the Plan, the principal land 
uses and zoning districts permitted are shown in the graphic below. 
 

 
 
 
Mixed Use - MU 
 

The principal land uses in this 
category are high-density 
residential (10 RAC or less) 
integrated with retail, services and 
employment uses in areas 
accessible to infrastructure and 
public services. 

Zoning Districts permitted are P, 
R-4, R-5, MF, MH, MFR, B-1 and 
B-2. Industrial zoning may be 
permitted only as part of a PAD, 
provided the densities of the 
category are not exceeded 
within the PAD.1 

 
As indicated, this is a designation that emphasizes higher-density residential uses and 
commercial uses.    
 
Under the proposed designation in the land use element of the Plan, the principal land uses 
and zoning districts permitted are as follows: 

                                                 
1 The applicant was aware of this provision and chose to pursue the Comprehensive Plan amendment rather than 

preparing a Planned Area Development application, which is his prerogative. 
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Regional Services - 
RS 
 

The principal land uses in this 
category are high-intensity 
commercial, employment, and 
retail uses that have regional 
significance and are situated to 
take advantage of major 
transportation corridors and 
population centers. 

Zoning Districts permitted are B-2 
and 
M-1. Other Zoning Districts may 
be permitted only as part of a PAD. 
 

 
The primary difference between Mixed Use and Regional Services is that the latter does not 
provide for residential uses.  Also, it provides for light industrial zoning (M-1).  As with all 
designations, it provides for unlisted zoning districts as part of a Planned Area Development 
(PAD).    
 
The comparison shows that this Plan amendment would alter the land use patterns 
envisioned for this area only to the extent that it provides for M-1 zoning and precludes 
residential zoning.  The argument can be made that due to the presence of the Nogales 
Wash and the industrial uses already in place along Old Tucson Road, residential 
development in this area is unlikely in any case. 
 
The application document on this subject acknowledges the existing zoning and proposed 
land use and simply states that according to the Comprehensive Plan, this proposed change 
qualifies as a minor plan amendment. 
 

 
Projected off-site impacts, including traffic, public safety and parks impacts and 

options available to mitigate such impacts 
 
Off-site impacts of this development would primarily come from traffic considerations from 
I-19 East Frontage Road and Old Tucson Road. The ingress-egress for the Nora’s North 
project would be on Old Tucson Road.  
 
In the application submittal, the applicant notes that Nora’s North project consist of 
162,000 sq. ft. of warehouse space and a 12,000 sq. ft. truck wash for a total of 174,000 sq. 
ft. Applying the multiplier from the Institute of Transportation Engineers (ITE) Code for 
warehouses to the project square footage, results in a Daily Total of 620 trips; 85 trips AM 
Peak IN- 23 Peak OUT, 21 trips PM Peak IN - 63 Peak OUT.  
 
Currently, Old Tucson Road has approximately a peak AM volume of 230 and peak PM volume of 298.  The 
County does not have a breakdown of vehicle type, but we do know that due to the 
warehouses further south, the percentage of semi-tractor trucks and trailers is higher than, 
for example, Rio Rico Drive or Yavapai Drive.  
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None of these traffic-related issues is a fatal flaw in this proposal.  But, detailed traffic 
engineering studies, detailed road diagramming and permitting will be required from the 
County (for Old Tucson Road) for the project to move forward.  Special consideration, of 
course, comes into play due to the expected vehicle type, which is 18-wheel semi-tractor 
trucks and trailers. 
 
The proposed project does not have an impact on public parks.  Public safety comes into 
play with properly designing and constructing access to the site.  The project is not of a 
type that is especially burdensome to public safety providers such as law enforcement, fire 
or EMT. 
 

Impacts to the conservation, protection and sustainability of natural environment, 
including, but not limited to, hillsides, riparian areas, public lands, night sky, public 

lands access, surface and subsurface water and floodways 
 
The applicant’s narrative touches on each of the listed resources and also provides some 
maps.  The primary impact to conservation, protection and sustainability of the natural 
environment would be approximately 14 acres of the 30 acres for development.  In such a 
case, disturbance is unavoidable.   
 
Some steeper terrain exists along the creek banks, but none of the steep creek bank areas 
exceed 15 feet in height. The site will be developed to utilize the Potrero Creek as a buffer 
from the General Rural (GR) property on the east.  
 
The Nora’s Ranch North Warehouses & Truck Wash project is situated to avoid the riparian 
areas associated with the Floodway for Potrero Creek, but some “non-officially designated” 
riparian disturbance has already occurred at the proposed warehouse location along the 
west side of the project site. The site is located in a “No Protection” zone on Figure 7 
(Wildlife Corridor Possibilities) of the Comprehensive Land Use Plan. 
 
There are no public lands immediately adjacent to the proposed Nora’s North site. The 
proposed project will not utilize any public lands for access or economic support. 
Therefore, the project will not have any impact on public lands or access to public lands. 
 
The property is impacted by the local approximate floodplains mapped by the County 
Floodplain Coordinator and by Federal Emergency Management Agency (FEMA) mapped 
floodplains (Figure 4). 
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From that map it is evident that the floodplains will be an important consideration in parcel 
development.  The Nora’s North project is located north of the bridge over Potrero Creek 
on Old Tucson Rod. The proposed project is located within portions of the effective 100-
year FEMA flood plain.  
 
The proposed development will utilize the relative higher areas on the west side of Potrero 
Creek. Phase 1 of the proposed Nora’s North project will remain completely out of the 100-
yr floodplain. Fill will be required for portions of Phase 2 to elevate the project out of the 
floodplain finger and encroachment into the floodplain shall be minimal, and within the 
amount normally allowed under the County’s Floodplain Management Ordinance. 
Furthermore, the planned encroachment into the floodplain shall be located away from the 
main flow channels and outside the FEMA floodway.   
 
The anticipated minor changes to the effective FEMA floodplain maps, necessitated because 
of the planned flood plain encroachment for Phase 2, will be accomplished during the 
subsequent development-plan stage of this project. Water harvesting and onsite 
stormwater detention/retention, with appropriate landscaping, shall be provided, as 
required. 
 

Figure 4 

Subject Property 
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Any project on this parcel, even under the existing Plan designation and zoning, would very 
likely need a floodplain use permit and would be subject to avoidance of the riparian areas 
to the maximum extent possible and re-planting as mitigation.  A salvage plan is also a 
possible requirement as part of the floodplain use permit. 
 
Regulations such as the Floodplain Ordinance and Outdoor Lighting Ordinance and other 
requirements such as storm water protection, on-site drainage management, construction 
dust control etc. are the tools that we have to help mitigate the impacts of new 
development on the natural and built environment. 

 
Identifying projected conflicts or consistencies with the goals of the appropriate 

character area within which it is located and whether any amendments to character 
area goals should be included in considering the proposed plan amendment 

 
The seven goals identified for the Southwest Character area were listed earlier in this 
report. Again, they are: 
 
GOAL 3:  RETAIL, COMMERCIAL AND INDUSTRIAL DEVELOPMENT IS SUITABLY 
LOCATED, ACCESSIBLE, ATTRACTIVELY DESIGNED, APPROPRIATELY LIGHTED AND 
COMPATIBLE WITH ADJACENT LAND USES. 
Potential Conflicts:  Future issues with Ruby Road interchange. 
Potential Consistencies:  Located in I-19 corridor; similar land uses to the north (South 
Industrial Park), southwest (Del Campo across I-19) and south (Nora’s Ranch warehouses). 
Further, the site design will be utilized Dark Skies design techniques, and will be 
attractively landscaped. 
 
GOAL 11: QUALITY ECONOMIC DEVELOPMENT IS SUPPORTED AND EMPLOYMENT 
OPPORTUNITIES ARE PLENTIFUL. 
Potential Conflicts: None 
Potential Consistencies: The proposed warehouses and truck wash site will provide new 
jobs to the area and continue to support the agriculture industry as well the transportation 
industry. 
 
GOAL 18: AN EFFICIENT TRANSPORTATION SYSTEM IS DEVELOPED AND 
MAINTAINED THAT SUPPORTS THE ECONOMY AND MEETS THE TRANSPORTATION 
NEEDS OF COUNTY RESIDENTS AND VISITORS. 
Potential Conflicts: Adds capacity pressure on the Ruby Road interchange; relies on existing 
roads;  
Potential Consistencies: Development will require some improvements on the Old Tucson 
Road and the project access site.  
 
GOAL 17: OUR AIR AND WATER ARE CLEAN AND MEET OR EXCEED ALL NATIONAL 
STANDARDS. 
Potential Conflicts: Water pollution to Potrero Creek from vehicular area runoff; idling 
trucks. 
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Potential Consistencies: Development will be connected to sanitary sewer; warehouse 
water demand is usually low. 
 
GOAL 19: WATER SUPPLIES ARE PROTECTED AND CONSERVED. 
Potential Conflicts: Increased water runoff with increased impervious surfaces. 
Potential Consistencies: Again, potential low demand. 
 
GOAL 1: THE HISTORIC, CULTURAL, RANCH AND AGRICULTURAL HERITAGE OF 
SANTA CRUZ COUNTY IS PRESERVED THROUGH LAND USE PATTERNS AND 
DEVELOPMENT STYLES. – NOTE:  In the Character Area narrative, this goal is clearly 
specific to the National Forest land and, therefore, is not relevant to this property location. 
 
GOAL 5: THE COUNTY ACTIVELY WORKS AND COOPERATES WITH ITS 
NEIGHBORS RESOLVING LAND USE COMPATIBILITY AND OTHER RELATED ISSUE.   
NOTE:  This goal narrative describes the shared border with the Republic of Mexico west of 
Nogales and, therefore, is not relevant to this property location. 
 
The applicant has done a good job of highlighting the consistencies and inconsistencies 
between these Character Area goals and the proposed project.  It also appears that the 
proposal is largely consistent with the very diverse nature of this Character Area, so that no 
change in the Character Area goals themselves is warranted.  Staff has listed potential 
conflicts and consistencies above that may augment the information in the application. 
 
Staff concludes that the proposal is consistent with the goals of the SW Character Area that 
pertain to the project location. 
 
The extent to which the proposed amendment accomplishes the goals and objectives 

of this Plan, as set forth in Appendix I 
 
Beginning on Page 5, the applicant has referenced many sections of the Goals and 
Objectives of the Plan as evidence that this proposed project is consistent with the County 
Comprehensive Plan.  Commission member can access the entire Comprehensive Plan at  
http://www.co.santa-cruz.az.us/com_development/index.html to review Appendix I.  
Follow the instruction on the left to right click and save the Plan to your desktop or other 
convenient location on your computer. Be patient as it is a large document. 
 

 
Community outreach efforts undertaken by the applicant 

 
This evaluation criterion was placed in the Comprehensive Plan primarily in recognition of 
the enormous community effort that went into the development of the Plan. 
 
The applicant (property owner) had several meetings with the Love’s Truck Stop owner’s 
and has entered into a cooperation agreement with them for water and other issues.   

 
Any comments from the public on this proposal will be provided at the hearing. 

http://www.co.santa-cruz.az.us/com_development/index.html


 12 

 
Any other element relevant to proper analysis of the proposed amendment 

 
In considering any amendment to the Comprehensive Plan, the Commission must weigh 
the costs of the change against the benefits accruing from the Plan as adopted.  Staff 
believes that this change is very limited and specific in its effect.  If approved, the 
designation will be consistent with that across the Interstate and also consistent with 
zoning to the north and south.  A wider shot of the zoning in the area shows industrial 
zoning (in yellow) on three of the Ruby Road interchange quadrants, on Old Tucson Road 
and in the Peña Blanca area as well (Figure 5).  There are constraints on the site that limit 

its usefulness for some of 
the Mixed-Use type of uses, 
such as high density 
residential.  Access is 
generally quite good with a 
two lane paved road 
adjacent to the parcel. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff recommends that 
the Commission 
recommend approval of 
this Comprehensive Plan 
amendment.  
 
 
 
 
 
 
 
 
 
 
 

Figure 5 

Ruby Road 

Peña Blanca area 
Old Tucson Rd. 

Subject Property 
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SUGGESTED MOTION 
 
Recommend Approval: “Madam Chair, I move to recommend approval of this 
Comprehensive Plan amendment to reclassify approximately 30 acres from Mixed Use to 
Regional Services for Case No. CP-20-3-01.” 
 
POSSIBLE ALTERNATIVE MOTIONS: 
 
Recommend Approval with Conditions:  “Madam Chair, I move to recommend approval 
of this Comprehensive Plan amendment to reclassify approximately 30 acres from Mixed 
Use to Regional Services for Case No. CP-20-3-01 with the following conditions: 

 
1. If any applicable from the commissioners.  
 

Recommend Denial: “Madam Chair, I move to recommend denial of this Comprehensive 
Plan amendment to reclassify approximately 30 acres from Mixed Use to Regional Services 
for Case No. CP-20-3-01.” 
 
Table:  Madam Chair, I move to table this Comprehensive Plan amendment Case No. CP-20-
3-01 until ___________________________________.” 
 
ATTACHMENTS:   

1. Complete application materials 
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SECTION I – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 1 

 

SECTION I 

A. Application Information 

 

Property Owner:  Delta Properties, LLP   

Daytime phone #:  (520) 281-4444 Fax #: (520) 281-1988 

Address:  2050 North Smokey Lane, Nogales, Arizona  85621    

Applicant Name:  Dino Panousopoulos  

  

Engineer:  Greg Carlson, P.E. 

Daytime phone #:  (520) 624-0070 Fax #: (520) 624-4197  

Address: 1521 East Broadway Blvd, Tucson, Arizona 58719       

  



SECTION II – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 1 

 

SECTION II 

A. Property Description 

 

1. General Description 

The existing use for the parcel (APN 113-38-007A) is vacant land.  The project 

site is located east of the proposed Love’s Truck Stop along the frontage road of 

Interstate 19, north of Old Tucson Road (SR 89) and south of Ruby Road (SR 

289).  Exhibit II-A-1 shows the location of the site.   

   

a. Legal Description: 

The legal description for the parcel which comprises the project site are: 

 

See attached Record of Survey for A.P.N. 113-38-007A 

 

b. Tax Code Number: 

The tax code numbers for the parcel is:   113-38-007A. Exhibit II-A-1-b 

shows the parcel location. 

c. Current Zoning: 

The current zoning for the parcels is: 

 

B2- General Business 

M1-Light Industry  

as shown on Exhibit II-A-1-c. 

d. Comprehensive Plan Sub-region: 

The site is located in the Southwest (Ruby Road South to City Limits)  

Comprehensive Plan Sub-Region. 

e. Supervisor District: 

The project site is located in Supervisor District 3, and the supervisor for 

District 3 is Bruce Bracker.. 

f. Current Plan designations: 

The current Comprehensive Pan Designation for the site is Mixed Use (MU) 

as shown on Exhibit III-A-1. 

g. Requested Plan Designations: 

The requested Comprehensive Pan Designation for the site is Regional 

Services (RS). 



SECTION III – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 1 

 

SECTION III 

A. Adjacent Properties 

 

1. Current Plan Designation of Adjacent Properties 

Exhibit III-A-1 shows the current plan designation of the adjacent properties 

within approximately 300 feet.  The plan designation for all of the immediate 

surrounding properties is Mixed Use.  Parcels west of Interstate 19 are 

designated Regional Services.  Parcels south of Old Tucson Road are 

designated Regional Services and Mixed Use.  

 

2. Existing Land Uses of Surrounding Properties 

Exhibit III-A-2 shows the existing land uses of the adjacent properties within 

approximately 300 feet.   The adjacent land uses west of Interstate 19 and south 

of Old Ruby Road are warehouses and vacant.  The existing land uses east of 

Interstate 19 and north of Old Tucson road are the Forest Service Ranger 

Station, vacant land and the proposed Love’s Truck Stop.  The existing land uses 

east of Interstate 19 and south of Old Tucson Road are warehouses and vacant.  

The existing land uses east of the Union Pacific railroad are vacant land. 

 

3. Existing Zoning of Surrounding Properties 

Exhibit II-A-1-c shows the existing zoning of surrounding properties.  The existing 

zoning of surrounding properties are: B2, GR, M1 and P (Preservation). 

 

 

 

 

  



SECTION IV – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 1 

 

SECTION IV 

 

A. Land Use Comparison 

 

1. Existing Land Use 

The existing use for the project site is vacant land which has B2 (General 

Business) and M1 (Light Industry) zoning. 

2. Proposed Land Use 

The proposed use for the proposed site is two commercial warehouses, a Truck 

Wash, parking & access drives to the warehouse, which requires a zoning of 

Light Industry M-1.   

3. Comparison 

Since the proposed warehouse use is not allowed in General Business (B2), and 

is not consistent with the Mixed Use (MU) designation on the Comprehensive 

Plan, and the site is less than 40 acres, and the warehouse use will increase the 

density to the next land use designation of Regional Services (RS), the site 

qualifies for a Minor Plan Amendment according to Table 3 (Comprehensive Plan 

Amendment Criteria Flowchart) of the Comprehensive Land Use Plan.   

 

 

B. Projected Off-site Impacts 

 

1. Traffic 

The project site is bordered by three major roadways; I-19 east frontage road 

adjacent to the proposed Love’s Truck Stop on the west side (no direct access to 

the project site), SR 289 (Ruby Road) to the north (no direct access, but a 

potential common access with Love’s Truck Stop) and SR 89 (Old Tucson Road) 

on the south.  The primary ingress-egress for the Nora’s North project would be 

from the Old Tucson Road entrance.   

 

The I-19 east frontage road is currently a 2-lane uncurbed roadway with a posted 

speed limit of 50 mph.  Ruby Road and Old Tucson Road are classified as a 

Major County Roads on Figure 5 of the Comprehensive Plan, and are 2-lane 

rural roadways with paved shoulders and a posted speed limit of 35 mph. 

 

A traffic study was prepared for the Nora’s Ranch warehouse project constructed 

on the south side of SR 89 (Old Tucson Road) in 2014 by DMA engineering, and 

another for the Nora’s Ranch expansion by DMA in 2017.  The Nora’s Ranch 



SECTION IV – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 2 

 

Expansion warehouses project (2017 study) is similar to the Nora’s North project 

in that the Nora’s Ranch Expansion project estimated trips based upon 189,000 

sq ft of warehouse space and the Nora’s North project consists of 162,000 sq ft 

of warehouse space and a 12,000 sq ft. truck Wash for a total of 174,000 sq ft.  

Applying the DMA study (2017 study) multiplier from the ITE Code for 

warehouses to the Nora’s North square footage of 174,000 sq ft results in a Daily 

Total of 620 trips.  Further extrapolation of the DMA multipliers for the AM and 

PM peak Hour Trips results in AM Peak IN=85 trips, AM Peak OUT=23 trips, PM 

Peak IN=21 trips and PM Peak OUT=63 trips for the Nora’s North project.    

 

2. Public Safety and Parks 

The proposed development is not located near any parks or National Forests.  

The US Forest Service Coronado National Forest Nogales Ranger Station 

Building is located on the west side of the site, at 303 Old Tucson Road.  The 

project site is not near any public libraries, and is located approximately 2.5 miles 

from the Rio Rico Fire District Station and Sheriff’s sub-station.  The nearest 

hospital is Carondelet Holy Cross, located at 1170 West Target Range Road, 

approximately 7 miles from the site.   Exhibit IV-B-2 shows the relative locations 

of these facilities. 

 

Due to the warehouse nature of the proposed development, it is not expected to 

add any significant burden to the existing public safety facilities and/or parks. 

 

 

 

 

 

C. Impacts to the Conservation, Protection and Sustainability of the 
Natural Environment 

 

1. Hillside 

The parcel containing the Nora’s North Warehouses & Truck Wash site has 

relatively level land north of the Old Tucson Road and west of Portrero Creek.  

Some steeper terrain exists along the creek banks, but none of the steep creek 

bank areas exceed 15 feet in height.  The site will be developed to utilize the 

Portrero Creek as a buffer from the GR property to the east. Exhibit IV-C-1 

shows the topography of the site for the proposed development.  

2. Riparian Areas 

Potential riparian areas have been identified from the USGS Quadrangle map as 

shown on Exhibit IV-C-2.  The Nora’s Ranch North Warehouses & Truck Wash 

project is situated to avoid the riparian areas associated with the Floodway for 
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Portrero Creek, but some “non-officially designated” riparian disturbance has 

already occurred at the proposed warehouse location along the west side of the 

project site.  The site is located in a “No Protection” zone on Figure 7 (Wildlife 

Corridor Possibilities) of the Comprehensive Land Use Plan. 

3. Public Lands and Public Lands Access 

Bureau of Land Management (BLM) land is located east of Old Tucson Highway 

and east of the property, and further east is State Trust Land.  There are no 

public lands immediately adjacent to the proposed Nora’s Ranch North 

Warehouses & Truck Wash site.  The proposed project will not utilize any public 

lands for access or economic support.  Therefore the project will not have any 

impact on public lands or access to public lands.   Exhibit IV-C-3 shows the 

public lands within the vicinity of the proposed site. 

4. Night Sky 

The proposed Nora’s Ranch warehouse project will conform to the light pollution 

code and will utilize shoe box type lighting for all outdoor lighting.     

5. Surface Water and Floodways 

 

The Nora’s North project is located north of the bridge over Potrero Creek on Old 

Tucson Road.  The proposed project is located within portions of the effective 

100-year FEMA flood plain, as seen on Exhibit IV-C-5. 

 

The proposed development will utilize the relatively higher areas on the west side 

of Potrero Creek.  Phase 1 of the proposed Nora’s North project will remain 

completely out of the 100-yr floodplain.  Fill will be required for portions of Phase 

2 to elevate the project out of the floodplain fringe and encroachment into the 

floodplain shall be minimal, and within the amount normally allowed under the 

County’s Floodplain Management Ordinance.   Furthermore, the planned 

encroachment into the floodplain shall be located away from the main flow 

channels and outside the FEMA floodway. 

 

The anticipated minor changes to the effective FEMA floodplain maps, 

necessitated because of the planned flood plain encroachment for Phase 2, will 

be accomplished during the subsequent development-plan stage of this project.  

Water harvesting and onsite stormwater detention/retention, with appropriate 

landscaping, shall be provided, as required. 

 

6. Subsurface Water 

The Nora’s North warehouses & Truck Wash  site is located within the Santa 

Cruz County Active Management Area (AMA) as designated by the Arizona 

Department of Water Resources (ADWR).  The mission of the Santa Cruz 

County AMA is to manage all water resources in the AMA conjunctively, to 

assure a reliable water supply for current and future uses, and to protect aquatic 
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and riparian habitat while sustaining a healthy economy.  The management goal 

of the Santa Cruz AMA is to maintain a safe yield condition in the Active 

Management Area and to prevent local water tables from experiencing long term 

decline.   

 

The Nora’s North warehouses and Truck Wash site intends to maintain the 

exempt well on the site for domestic demand, and utilize Water from Valle Verde 

Water Company to provide fire flow.  The buildings will be equipped with a fire 

sprinkler systems.   

 

Exhibit IV-C-6 shows the location of wells in the surrounding area and the water 

depth. There are three existing exempt wells on the Nora’s North project site 

according to the ADWR Well 55 website, but only one well was actually field 

located on the site. It appears that the water depth for the Nora’s North 

warehouses and Truck Wash site is between 8 to 50 feet.  The proposed Nora’s 

Ranch warehouse project complies with the mission and goals of the Santa Cruz 

County AMA since the project will be a low water user on a large tract of land, 

which will help minimize long-term water table decline.   

 

D. Character Area Goals 

 

1. Consistencies 

The proposed Nora’s North warehouses & Truck Wash site is located in the 

Southwest Santa Cruz County Character Area (Ruby Road South to City Limits).  

The project site is located south of Ruby Road in the Ruby Road Growth Area, 

and is also located in the I-19 Corridor (Rio Rico to Nogales) Growth Area.  The 

proposed development for the site is consistent with Table 5 (Activities 

appropriate to Growth Areas) for both the I-19 Corridor and Ruby Road West, 

and is similar to the El Campo warehouse on the west side of Interstate 19.  

Table 5 lists warehousing and industrial as a desired use.   

 

The proposed use is consistent with Character Area Goal 3-Retail, Commercial 

and Industrial Development is Suitably Located, Accessible, Attractively 

Designed, Appropriately Lighted and Compatible with Adjacent Land Uses.  The 

proposed warehouse site is located in the I-19 Corridor and is consistent with the 

El Campo warehouses to the southwest and the Nora’s Ranch warehouses to 

the south.  Further, the site design will utilized Dark Skies design techniques, and 

will be attractively landscaped.. 

 

The proposed use is consistent with Growth Area Goal 11-Quality Economic 

Development is Supported and Employment opportunities are Plentiful.  The 

proposed warehouse and truck wash site will provide new jobs to the area and 

continue to support the agricultural industry as well as the transportation industry. 
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The proposed use is consistent with Growth Area Goal 24-An Efficient 

Transportation System is Developed And Maintained that Supports the Economy 

and Meets the Transportation needs of County Residents and Visitors.  The 

proposed project is located on Interstate 19 which is considered the backbone of 

the transportation system.  The development is located on the Old Tucson road, 

so turning movements into and out of the site will have minimal affect on the 

Ruby interchange on the north side of the site.    

 

The proposed use is consistent with Growth Area Goal 17-Our Air and Water are 

Clean and Meet or exceed all National Standards.  The proposed project will 

connect to the existing public sewer. 

 

The proposed use is consistent with Growth Area Goal 19-Water Supplies are 

Protected and Conserved.  The proposed project will use low water use-drought 

tolerant vegetation for landscaping to minimize water use.  Warehouses are 

inherently low water use facilities.  

 

2. Conflicts 

 

The proposed use does not conflict with, but does not promote Character Area 

Goal 1-The Historic, Cultural, Ranch, and Agricultural Heritage of Santa Cruz 

County is Preserved, Through Land Use Patterns and Development Styles.  The 

proposed warehouse site is not located in a Historic Zone Overlay, and an 

archeological survey will be performed prior to development to determine if the 

site has any archeological significance.   

 

The US Forest Service Site provides some education to the residents regarding 

the history and culture of the area.  The existing site is presently vacant, and the 

proposed use is not consistent with ranching, dude ranches or farming. 

 

The proposed use does not conflict with, but does not promote Character Area 

Goal 5-The County Actively works and Cooperates With Its Neighbors Resolving 

Land Use Compatibility And Other Related Issues..  The project site does not 

border Mexico. 

3. Amendment to Character Area Goals 

 

Due to the location of the proposed Nora’s North warehouses & truck wash site  

within the I-19 Corridor Growth Area, we do not expect that an amendment to the 

character area goals for the Southwest Santa Cruz County Character Area (Ruby 

Road South to City Limits) due to the proposed project is necessary. 

 

 



SECTION IV – Nora’s North Warehouses & Truck Wash 

 

 Minor Plan Amendment 6 

 

E. Consistency with County Comprehensive Plan 

 

1. Goals and Objectives of County Comprehensive Plan 

The proposed use is consistent with Goal 2-Open Space and Natural Terrain to 

Remain Dominant Features of the Landscape and Viewsheds are Protected.  

The proposed project will have minimal impact on the hillside areas and riparian 

areas within the two watercourses thereby providing a buffer from the 

neighboring residential properties.   

 

The proposed use is consistent with Goal 4-New Development Shall be 

Designed to Enhance the Character of the Surrounding Area.  The proposed 

project will continue the development of warehouse sites in the Ruby Road 

interchange area, and will build upon the synergy already created by the existing 

warehouses in the area.  This project will compliment the existing warehouses 

and commercial uses in the immediate vicinity of the project. 

 

The proposed use does not conflict with Goal 6-Land Uses Will Contribute to the 

Protection of National and State Parks, Conservation Areas, Preserves, and 

Other Special Natural Resource Areas.  The project site is not adjacent to any 

National or State Parks.   The hillside and riparian areas will be left in their 

natural undisturbed condition. 

 

The proposed use is consistent with Goal 7-WIldlife Habitat and Wildlife 

Movement Corridors are Recognized and Preserved Through the Use of 

Established and Innovative Land Use Management Tools.  Although the project 

site is located in a “No Protection” zone on Figure 7 (Wildlife Corridor 

Possibilities) of the Comprehensive Land Use Plan, the Potrero Creek area will 

be left natural to provide wildlife movement corridors. 

 

The proposed use is consistent with Goal 8-The Santa Cruz River and its 

Watershed are Conserved and Managed as “Living River” Ecosystems. As stated 

above the Potrero Creek areas will be left natural.   

 

The proposed use is consistent with Goals 9 & 18-Infrastructure is at a Scale 

that Contributes to the Sustainability of the Natural and Cultural Resources and 

Economy of Santa Cruz County and a Safe and Efficient Transportation System 

is Developed and Maintained that Supports the Economy and Meets the 

Transportation Needs of County Residents and Visitors. The proposed 

warehouse and truck wash project will extend electricity and telephone to the site 

underground.  The site will utilize a recycling program.  The site has access to 

the public sewer.   Access to the site from Old Tucson Highway will be signed 

and striped to ensure a safe connection to the transportation network.  
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The proposed use is consistent with Goal 10-Opportunities Exist for Easy Access 

to Traditional and Non-Traditional Energy Sources. The project will use Green 

Building practices whenever possible.  

 

The proposed use is consistent with Goal 12-Land Use Planning and Design 

Considers the Potential Dangers from Natural and Human-Caused Disasters. 

The project will be developed so that the site is not within the floodway of Potrero 

Creek.  The building will be fire protected, and the water storage for the fire 

projection will be available for use for fighting wildland fires if they occur in the 

area. 

 

The proposed use is consistent with Goal 13-The Counties Natural and Cultural 

Resources Contribute to Toursim. Potrero Creek will remain undeveloped to 

preserve the view sheds from Old Tucson Road.   

 

The proposed use is consistent with Goal 14-The County Considers the Cost of 

Growth.  The project will provide more tax revenue to Santa Cruz County through 

taxes associated with the higher use.  

 

The proposed use does not conflict with Goal 15-Residents and Visitors are 

Afforded a Range of Recreational Opportunities. It is not anticipated that the 

proposed warehouse site will include any outdoor activities, and will not include 

any recreational programs.   

 

The proposed use is consistent with Goal 16-Native Plant Species Thrive Free 

From Habitat Encroachment by Non-Native Plants.  The project will utilize 

drought tolerant native plant materials for landscaping and will not utilize 

prohibited plants. 

 

The proposed use is consistent with Goal 18-An Efficient and Attractive 

Transportation System is Developed and Maintained That Supports the Economy 

and Meets the Transportation Needs of County Residents and Visitors.   The 

proposed project is located on Interstate 19 corridor which is considered the 

backbone of the transportation system.  The development is located on Old 

Tucson Road, so turning movements into and out of the site will have minimal 

affect on the Ruby interchange to the north of the site.   The frontage road and 

Old Tucson Road already have adequate right-of-way. 

 

The proposed use is consistent with Goal 20-Dark Night Skies are Protected.  

The site will be developed to minimize light pollution and will conform to the light 

pollution code. 
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F. Community Outreach 

 

1. Meetings by owner 

The property owner has had several meetings with the Love’s Truck Stop 

owners’ and has entered into a cooperation agreement with them for water and 

other issues.  
 
 
 

G. Additional Information 

 

1. Extra 

A sewer availability letter from the City of Nogales is attached.    
 



 
 

 

                                 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX A: 

MAPS AND FIGURES 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



















 
 

 

                                 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX B: 

COPY OF WARRANTY DEED 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

















 
 

 

                                 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX C: 

COPY OF TITLE REPORT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























 
 

 

                                 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX D: 

TAX VERIFICATION 
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