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SANTA CRUZ COUNTY 

DEPARTMENT OF COMMUNITY 
DEVELOPMENT 

PLANNING DIVISION 
 

STAFF REPORT TO THE 
PLANNING & ZONING COMMISSION 

 
 

 
REZONING CASE 

 
REZ-20-02 

 
DELTA PROPERTIES, LLP 

 
Hearing Date: 

October 22, 2020 

 

APPLICATION: Reclassification of approximately 13 acres from B-2 (General 
Business) to M-1 (Light Industry)  

 
PREPARED BY:  Frank Dillon, Director 
 
PROPERTY OWNERSHIP: Delta Properties, LLP 
 
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: Approximately 30 Acres 
 
COMPREHENSIVE PLAN DESIGNATION:  RS (Regional Services) 
 
EXISTING LAND USE:  Vacant 

 
EXISTING ZONING:   B-2 (General Business) and M-1 (Light Industry)  
 
PROPOSED ZONING:   M-1 (Light Industry)  
 
PROPOSED LAND USE: Two Commercial Warehouses and a Truck Wash (Figure 1) 
 
APPROVAL CRITERIA:     Santa Cruz County Comprehensive Plan Goals,  

Objectives, and Policies; Santa Cruz County Zoning and 
Development Code: Article 4 Sections 401 through 406. 
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SURROUNDING ZONING:  
 
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) 
 
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: No public comment has been received about this rezoning request 
to date.  Any comments received after this report is mailed will be presented at the Commission 
meeting. 
 
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 AND BACKGROUND:  Attached is the staff report for the Comprehensive 
Plan amendment that came before the Commission in October 22, 2020 (Case No. CP-20-3-01).  
Much of the analysis for that amendment is the same as for the rezoning.  Also, the maps are the 
same so it does not seem an efficient use of resources to recreate them in this staff report.  
Please refer to the attached staff report from September for that background information. 
 
STAFF COMMENTS:  
 
In considering this rezoning request, the Commission may want to weigh certain questions, such 
as: 
1.  Whether the proposed rezoning is consistent with the Comprehensive Plan.  
 
 Staff affirms that it is.  
 
2.  Whether the changes in zoning classification would be consistent with the intent and 
purpose of the County Zoning and Development Code.  
 
 Staff affirms that it is.  
 
3.  Whether every use that would be permitted on the property rezoned would be 
compatible with uses presently on other properties in the immediate vicinity.  
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 Thirteen acres are adequate for most industrial uses and is adequate for the proposed 
warehouse and ample vehicular circulation area.  
 
4.  Whether adequate sewer and water facilities and all other required public services exist 
or can be provided to serve the uses that would be permitted on the properties that are 
rezoned.  
 
 Staff affirms that all required public services are available for the site. 
 
5.  Whether sufficient vacant land exists that has the same zoning classification as is 
proposed for the subject property, particularly in the vicinity of the subject property, and, any 
special circumstances that make such vacant land available or not available for development.  
 
 The South Industrial Park in Rio Rico is nearly built-out with industrial uses.  Proximity to 
adequate transportation infrastructure is crucial to industrial uses such as warehousing.  While 
similar zoning across the Interstate is available, cost for internal infrastructure development 
seems to be hampering progress.  Also, the topography on the west side significantly increases 
the cost of development.  With the upgrades to the port of entry at Mariposa, the applicant 
quite correctly sees a business opportunity.  There is no disputing that the produce industry in 
particularly and the import industry in general are here to stay and crucial to the economic 
health of our area. 
 
The reclassification of this parcel for the proposed use would not alter the existing character of 
the surrounding area, which is a mixture of uses.  Development along Old Tucson Road was 
shaped by the fact that it was the main transportation corridor for many decades before the 
Interstate was built.  It is a combination of industrial, commercial and residential uses.  
Development is constrained by Potrero Creek (aka Nogales Wash), the railroad and the road.  
Also, the topography on the State Trust Land east of Old Tucson Road is significant. 
 
STAFF RECOMMENDATION: Staff recommends that the Commission Recommend Approval of 
this Rezoning request with followings conditions. 

1. All infrastructure improvements shall be in conformance with the County 
development standards;  

2. Prior to scheduling this matter for hearing with the Board of Supervisors, a schedule 
for development shall be submitted by the applicant which demonstrates a 
commitment to develop this property for industrial use consistent with the submitted 
site plan in an expeditious manner; 

3. The applicant shall comply with all appropriate codes and ordinances of the County 
Zoning and Development Code, Building Codes, Floodplain and Erosion Hazard 
Management Ordinance, and all other current County, State and Federal 
requirements.” 
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SUGGESTED MOTION 
 
Recommend Approval with Conditions:  Madam Chair, I move to recommend approval of 
Case No. REZ 20-02 to rezone approximately 13 acres to Light Industry with the conditions 
recommended by staff. 
 
POSSIBLE ALTERNATIVE MOTIONS:   
The Commission has the option to recommend approval of this rezoning with or without 
conditions, to recommend denial of the rezoning or to table the item until a date certain to 
gather more information. 
 
Recommend Approval:  Madam Chair, I move to recommend approval of Case No. REZ 20-02 
to rezone approximately 13 acres to Light Industry. 
 
Recommend Denial: Madam Chair, I move to recommend denial of Case No. REZ 20-02 to 
rezone approximately 13 acres to Light Industry. 
 
Table:  Madam Chair, I move to table this Rezoning Application Case No. REZ-20-02 until 
___________________________________.” 
 
 
 
 
 
ATTACHMENTS:   

1. Application materials 
2. Staff Report from October 22, 2020 (Case No. CP-20-3-01) 
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 Nora’s North Warehouses & Truck Wash 

 

 Rezoning Application 1 

 

Application Information  

1. Applicants Name:  Delta Properties, LLP   

2. Mailing Address:  2050 North Smokey Lane, Nogales, Arizona 85621       

3. Telephone #:  (520) 281-4444 

4. Assessor’s Tax Parcel Numbers: 113-38-007A.  See Exhibit A-2: 
Site Location Map and A-2: Tax Code Parcels Map 

5. Applicant is sole owner. 

6. Applicant is sole owner. 

7. Proof of Ownership: Copy of Warranty Deed and Copy of Title 
Report -Appendix B and Appendix C. 

8. Applicant is sole owner. 

9. Legal Description:  
Please see attached Exhibit ‘A’ & Exhibit ‘B’ 



 Nora’s North Warehouses & Truck Wash 

 

 Rezoning Application 2 

 

10. Zoning Map: See Exhibit A-3: Zoning Map 

11. More than one zoning district on a parcel? Yes, See Exhibit A-3   

12. General Location of the property:  Southeast corner f I-19/Ruby Road 
intersection, see Exhibit A-1: Location Map. 

13. Existing Zoning classifications: B2 General Business & M1 Light 
Industry, see Exhibit A-3: Zoning Map 

 14. Proposed Zoning classifications: M-1 Light Industry 

15. Santa Cruz County Comprehensive Plan Designation. Category-
Southwest Santa Cruz County Character Area/I-19 Corridor Growth Area.  
Plan Designation-RS Regional Services, see Exhibit A-4: Approval for 
concurrent submittal with Minor Comprehensive Plan Amendment. 

16. Proposed Uses and structures:  105,000 sq ft warehouse, 57,000 
sq ft warehouse, parking, access and appurtenances.  See Exhibit A-5: 
Site Plan. 

 17. Deed Restrictions: None 

18. Site Access:  The project site is bordered by three major roadways; 
I-19 east frontage road on the west side, and SR 89 (Old Tucson Road) 
on the south and SR 289 (Ruby Road) on the north side.  The primary 
access for the site will be from the Old Tucson Road frontage.  The site 
will not access the I-19 east frontage road.  The site will potentially use  
shared access with the Love’s Truck Stop for access onto Ruby Road.  
Old Tucson Road is classified as a Major County Road on Figure 5 of the 
Comprehensive Plan, and is a 2-lane rural roadway with paved shoulders 
and a posted speed limit of 35 mph. 
 
 
 
 
 
 
 
 
 
 
 
 
 



 Nora’s North Warehouses & Truck Wash 

 

 Rezoning Application 3 

 

19. Utility Companies/Service Providers: 
Service Utility Co./Service Provider Proposed 

Improvements/Arrangements 
Water Valle Verde/private well Connect to Valle Verde or Use 

private well, see Exhibit A-6 
Septic / Sewer City of Nogales Connect to Sewer, See 

Exhibit A7, and Sewer 
Availability Letter Exhibit A-8 

Electric UniSource Energy Services Connect to Existing Electric, 
See Exhibit A-9 

Gas UniSource Energy Service Connect to Existing Gas, See 
Exhibit A-9 

Phone CenturyLink Connect to Existing Phone, 
See Exhibit A-9 

Fire Protection Rio Rico Fire District   
Elementary 
School 

Peña Blanca Elementary See Exhibit A-10 

Middle School Calabasas Middle School See Exhibit A-10 
High School Rio Rico High School See Exhibit A-10 

 
 
 

20. The reasons for granting this rezoning: 
This rezoning request is to up-zone the existing zoning of B2- General Business 
to M-1 Light Industry to allow for a portion of the proposed Nora’s Ranch North 
warehouse project.  The proposed Nora’s Ranch North warehouse site is located 
in the Santa Cruz Comprehensive Land Use Plan-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 the Activities appropriate to the Growth Areas for both 
the I-19 Corridor and Ruby Road West, and is similar to the Nora’s Ranch  
warehouse on the south side of Old Tucson Road.   

Reason #1 Existing Zoning will not allow the proposed land use 
The existing zoning for the property is B-2 General Business and M1-Light 
Industry.  The proposed use for the site is a 2 commercial warehouses, and 
access drives to the warehouse, which requires a zoning of Light Industry M-1.   
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Reason #2 The proposed Land Use will promote Economic 
Development 

The proposed warehouse is consistent with Comprehensive Plan 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. 

Reason #3 The proposed Land Use will augment and compliment 
the I-19 Transportation Corridor 

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 adjacent to Interstate 19 which is considered the 
backbone of the transportation system.  The development will not directly access 
the east frontage road, and will potentially share access with Love’s Truck Stop, 
so turning movements into and out of the site will have minimal affect on the 
Ruby interchange to the north of the site.    

Reason #4 The proposed Land Use will provide more tax revenue 
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.  
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GREG CARLSON ENGINEERING, L.L.C.

EXHIBIT A-3
CURRENT ZONING

FOR
NORA'S NORTHCONSTRUCTION

EN
G

IN
EE

RI
NG

HYDRO
LO

G
Y

CONSTRUCTION

EN
G

IN
EE

RI
NG

HYDRO
LO

G
Y

OLD  RUBY  RD

I-19   SO
U

TH
I-19   N

O
R

TH

FR
O

N
TAG

E  R
O

AD

FR
O

N
TAG

E  R
O

AD

OLD  TUCSON  RD

113-38-010A

113-38-004A

113-38-011
105-07-003A

113-38-001A

105-07-003B

105-07-003D

105-07-006

113-38-001

113-38-003C

113-38-014

113-38-012

105-07-001

113-38-003A

113-38-008

105-07-001

105-07-001

113-38-002B

113-38-002A

113-38-019

113-38-018

113-38-017

113-38-016113-38-015

105-07-003D

LEGEND
SANTA CRUZ COUNTY ZONING

SANTA CRUZ COUNTY ZONING

SUBJECT
PROPERTY

113-38-007B

RUBY  RD

113-38-007A





RUBY RD

WAREHOUSE SPACE

105,000 SF

OFF
IC

E S
PACE

11
,50

0 S
F

LEGEND

WAREHOUSE SPACE

57,000 SF

OFF
IC

E S
PACE

7,2
50

 S
F

TR
U

C
K

 W
A

S
H

12
,0

00
 S

F

PHASE 2 30' PERIMETER ROAD

OLD  TUCSON  RD

PHASE 1USFS

PROPOSED
LOVE'S TRUCK STOP

BY OTHERS

GREG CARLSON ENGINEERING, L.L.C.
CONSTRUCTION

EN
G

IN
EE

RI
NG

HYDRO
LO

G
Y

EXHIBIT A-5
SITE PLAN

FOR
NORA'S NORTH



LEGEND

   
 B

LV
D

. D
EL

 R
EY

 D
AV

ID

OLD RUBY RD
I-19

VALLE VERDE
WELL No.10

VALLE VERDE
WELL No.3

INTERCONNECT

OLDI-19

RIVER     RD

GREG CARLSON ENGINEERING, L.L.C.

EXHIBIT A-6
WATER MAP

FOR
NORA'S NORTHCONSTRUCTION

EN
G

IN
EE

RI
NG

HYDRO
LO

G
Y

CONSTRUCTION

EN
G

IN
EE

RI
NG

HYDRO
LO

G
Y

VALLE VERDE
WELL No.5

SUBJECT
PROPERTY

TU
C

SO
N

R
D

EXIST 12"
PVC WATER LINEFED EX NORA'S

RANCH

DEL CAMPO



LEGEND

OLD  RUBY  RD

EXHIBIT 7
SEWER MAP

FOR
NORA'S NORTH

HYDRO
LO

G
Y

EN
G

IN
EE

RI
NG

CONSTRUCTION

HYDRO
LO

G
Y

EN
G

IN
EE

RI
NG

CONSTRUCTION

GREG CARLSON ENGINEERING, L.L.C.

OLD  TUCSON  RD

FR
O

N
TAG

E  R
O

AD

FR
O

N
TAG

E  R
O

AD

I-19   N
O

R
TH

I-19   SO
U

TH

RUBY  RD

PROPOSED
LOVE'S

TRUCK STOP

PROPOSED
LOVE'S
SEWER

LOVE'S SEWER
WILL BE RE-ROUTED
FOR PHASE 2 WAREHOUSE

SUBJECT
PROPERTY





OLD  RUBY  RD

EXHIBIT 9
UTILITIES MAP
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APPENDIX B: 

COPY OF WARRANTY DEED 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

















 
 

 

                                 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX C: 

COPY OF TITLE REPORT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























 
 

 

                                 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX D: 

TAX VERIFICATION 
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