
DATE:  September 2, 2022 

For September 29, 2022 Hearing 

TO: John Iurino FROM: Timothy M. Thomure, PE, ENV SP 

Zoning Examiner Planning & Development Services 

Assistant City Manager 

SUBJECT:    REZONING – PLANNING & DEVELOPMENT SERVICES REPORT 

C9-22-07   CAP Storage Development – Wilmot, C-1 to C-2 (Ward 6) 

Issue – This is a request by Rory Juneman and Robin Large of Lararus & Silvyn, P.C., on behalf 

of the developer/applicant CAP Storage Development, L.L.C, to rezone approximately 1.6-acres 

of a 2.4-acre project site from C-1 (Commercial) and P (Parking) to C-2 (Commercial) zoning. 

The project site includes two parcels, comprised of vacant land located near the northwest corner 

of S Wilmot Road and E 14th Street (see Case Location map). The remaining 0.8 acres of the 

project site will remain P (Parking) and will be used for new parking and landscaping only. The 

preliminary development plan (PDP) proposes a three-story personal storage building that has 

the look and feel of an office or retail building. The design includes climate-controlled storage 

units and a centralized interior loading and unloading area. The storage units will be access-

controlled and limited to customers only. A 500-foot office space will be located on the first 

floor of the building. The existing P zoning does not allow commercial development and the C-1 

zoning allows a maximum height of only 16 feet for personal storage uses. To accommodate the 

proposed 40-foot height of the structure and well as developing in the portion of the parcel zoned 

P, the applicant is requesting a rezoning to C-2.  

Planning & Development Services Recommendation – The Planning & Development Services 

Department recommends approval of C-2 zoning, subject to the attached preliminary conditions. 

Background Information 

Existing Land Use:  Vacant, undeveloped land. 

Zoning Descriptions: 

Existing:  

C-1 – This zone provides for low-intensity, commercial and other uses that

are compatible with adjacent residential uses.  Residential and select other agricultural, civic,

recreational, and utility uses may also be permitted that provide reasonable compatibility with

adjoining residential uses.

MEMORANDUM 
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P – This zone provides for off-street motor vehicle parking within residential areas to serve land 

uses in another zone. Select other uses, such as renewable energy generation and urban 

agriculture, may also be permitted that provide reasonable compatibility with adjoining 

residential uses. 

 

Proposed:  

C-2 – This zone provides for general commercial uses that serve the community and region. 

Residential and select other agriculture, civic, recreational, and utility uses may also be permitted 

that provide reasonable compatibility with adjoining residential uses. 

 

Surrounding Zones and Land Uses: 

 

North: Zoned P and C-1; Alamo Wash, Park Place Drive, and commercial uses 

South: Zoned C-1 and R-1; 14th Street, office uses, and single-family residential 

East: Zoned C-1; Commercial uses 

West: Zoned P; Parking 

 

Previous Cases on the Property: 

 

C9-89-02 Kivel– 14th Street, R-1 and R-2 to P This was a rezoning request for the subject 

property from R-2 and R-1 to P to allow the expansion of additional off-street parking for the 

Park Place Mall.  On October 2, 1989, the Mayor and Council adopted Ordinance No. 7288 and 

the Ordinance was effectuated changing the zoning to P on the western portion of parcels for this 

rezoning. 

 

Related Cases: 

 

C9-22-05 Circle K – Golf Links and Craycroft, C-2 and P to C-2 This was a rezoning request for 

1.7 acres from C-2 and P to C-2 to construct a new convenience store and fuel canopy with fuel 

pumps and fueling stations located at the northeast corner of Golf Links Road and Craycroft Road.  

The case went to the Zoning Examiner on August 4, 2022 and was recommended approval. The 

case will go to Mayor and Council for authorization on October 4, 2022. 

 

C9-21-10 CAP Storage Development – Valencia & Midvale, C-1 to C-2 This was a rezoning 

request to rezone approximately 3.36 acres of vacant land between South Midvale Park Road and 

South Commerce Court, from C-1 to C-2 zoning. The proposal was for a two-story, climate-

controlled self-storage development with a single building and a pass-thru security-controlled 

vehicle access lane within the center of the building. On October 19, 2021, Mayor and Council 

authorized the rezoning. 

 

C9-18-05 Fort Lowell Park – Fort Lowell Road, MH-1 and R-3 to C-2 This was a rezoning 

request to rezone approximately 7.92 acres of vacant land, located on the south side of Fort 

Lowell Road approximately 800 feet east of Alvernon Way, from MH-1 and R-3 to C-2 zoning.  

The proposal was for a commercial infill development consisting or commercial retail and 
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climate controlled self-storage.  On June 4, 2019, Mayor and Council adopted Ordinance No. 

11657. 

 

Applicant’s Request – C-2 (Commercial) zone is requested for development of a self-storage, 

with a 500-square-foot management office. 

 

Planning Considerations – Plan Tucson (PT) and the Broadway-Craycroft Area Plan (BCAP) 

provide policy direction for the rezoning site.   

 

Plan Tucson:  Sensitivity to the adjacent residential neighborhoods is a high priority within PT.  

PT policy supports neighborhood commercial, and retail uses along arterial streets, taking into 

consideration traffic safety and congestion issues. PT guidelines support the location of 

employment, retail, and services in proximity to each other to allow easy access and reduce 

dependence on car travel, and support infill and redevelopment projects that reflect sensitivity to 

site and neighborhood conditions and adhere to relevant site and architectural design guidelines.  

PT also supports strategically located mixed-use activity centers and activity nodes to increase 

transit use, reduce air pollution, improve delivery of services, and create inviting places to live, 

work, and play, while protecting established residential neighborhoods by supporting compatible 

development, which may include other residential, mixed-use infill and appropriate non-

residential land uses. 

 

The proposed site is within an area identified in PT as “Existing Neighborhood.” Existing 

Neighborhoods are primarily developed, largely built-out residential neighborhoods and 

commercial districts in which minimal new development and redevelopment is expected in the 

next several decades. The goal is to protect and maintain the character of the neighborhood by 

accommodating new, compatible development, and encouraging reinvestment and new services 

as area amenities. PT also encourages context-sensitive community design that protects the 

integrity of existing neighborhoods, complements adjacent land uses, and enhances the overall 

function and visual quality of adjacent streets. 

 

Broadway-Craycroft Area Plan: The BCAP’s purpose is to provide policy direction for a three-

square mile area in the central part of Tucson. The portion of the site proposed to be rezoned to 

C-2 is within the “Commercial District Node” within the BCAP (as seen in the BCAP 

Commercial District/Node Map). Applicable policies guidelines are included in the non-

residential goals and policies as well as the regional commercial district/node goals and policies. 

The western parcel included in the project boundary that is zoned Parking, and will remain as 

Parking, is shown as “Residential or Associated Parking” on the BCAP Land Use Concept Map. 

 

The non-residential goals of the BCAP and its policies encourage non-residential development 

that provides for office and commercial services, while preserving and enhancing the residential 

character of the BCAP. Applicable policies include ensure the appropriate location of new non-

residential development and redevelopment, encouraging new non-residential development and 

redevelopment that is cohesive and integrated with adjacent non-residential use, and designing 

new non-residential development and redevelopment in a manner that complements adjacent 

residential uses. 
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The goal of the Commercial Node District is to encourage new development and redevelopment 

within the commercial node that incorporates site design amenities to enhance the area as a 

center of commercial activity, as well as to buffer and protect adjacent low density residential 

neighborhoods. Applicable policies include encouraging appropriate new development and 

redevelopment within the Broadway-Craycroft Commercial Node. The BCAP also states should 

all site design requirements (polices 2 through 5) be met, then allow community commercial and 

mid-rise uses within the commercial node. These site design requirements include: 

 

A. Design new structures at the perimeter of the area in a manner that is sensitive to adjacent 

residential use, by requiring submittal of elevation drawings and cross-sections that 

demonstrate that: 

1. Building setbacks are a minimum of one and one-half times the height of buildings, 

where adjacent low- or medium-density residential uses or residential zones that 

occur outside of the defined commercial node area, or 

2. Building heights are in scale with and do not visually dominate adjacent low- or 

medium density residential structures 

B. Require that design of new commercial node development or redevelopment complies 

with General Design and Buffering policies. 

 

There are no billboards on the rezoning site. 

 

City of Tucson – Department of Transportation Mobility Traffic Engineering estimates that the 

proposed development will generate 9 AM peak hour trips and 15 PM peak hour trips vehicle 

trips per day with a totally of 149 daily trips. 

 

Public Input – On May 18, 2022, the applicant held the required neighborhood meeting, where 

there were four neighbors in attendance plus City Council Member Steve Kozachik – Ward 6, 

Council Aid Nadia Ispiani – Ward 6, the applicants, and developers. The meeting was held in 

person at Kellond Elementary School Library. Issues discussed included traffic and access, hours 

of operation, trespassers/crime, and design of the building.  

 

City of Tucson (COT) Planning and Development Services (PDSD) received a letter outlining 

some concerns from the Palo Verde Park Neighborhood on the proposed rezoning on May 10, 

2022. These concerns focused on transportation safety at the intersection of Park Place Drive and S 

Wilmot Road, site security, and what the change to of zoning to C-2 would mean for the site and 

surrounding sites. 

 

Design Considerations 

 

Land Use Compatibility – The rezoning request to C-2 is to allow a climate-controlled self-

storage facility with a pass-through vehicle lane within the building for loading and unloading, 

which allows all storage loading activity to occur within the building. The access from the 

interior of the building through security‐controlled rolling doors, allows all activity to be 

conducted within the building, thereby eliminating nuisances often associated with storage uses, 
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such as noise and bright lights. All onsite lighting will be shielded and directed downward, and 

no bright lights or spotlighting will be installed. No signage will be located on the Project’s 

southern façade facing neighbors to the south. COT PDSD Site Review Division recommends 

that any illuminated signage on the west and south elevations, visible to residential areas, turns 

off by a 9PM curfew. 

 

Sensitivity to the adjacent residential neighborhood is a high priority in Plan Tucson, and the 

Broadway Craycroft Area Plan. The uses abutting the rezoning site are commercial or parking to 

the north, east, west, and south. The nearest residential uses are across 14th Street, a minimum of 

approximately 100 feet to the southwest corner of the rezoning site boundary. The proposed 

development will retain the existing wall near the southwest corner of the Property and construct 

a new wall along the remainder of the site’s southern perimeter fronting 14th Street. The storage 

building will be set back 50 feet from 14th Street curb. The design of the storage building will be 

like that of a typical retail building, which will help it blend in with the existing surrounding 

commercial uses.   

 

The proposed building height is 40 feet and is surrounded by existing one-, two-, and three-story 

residential, commercial, office and hotel buildings with varying uses and intensities. Heights 

immediately surrounding the site vary from 25, 30, and 50 feet in height. The proposed 

development will help transition between the higher-intensity commercial development along 

Broadway/the Park Place Mall to the north and east and the residences, office, and commercial 

uses to the south and west. 

 

Solid waste and recycling receptacles will be located near the northwest corner of the site over 

300 feet away from the residences to the south 

 

To address concerns focusing on the current trespassing on the vacant site, the proposed 

development will help create a physical presence currently lacking in the area. The proposed 

development will improve neighborhood safety by providing a used and occupied building that 

will allow for more eyes on the area. Security lighting will be provided to ensure safety in 

parking areas and visibility for security cameras monitoring the site 24 hours a day.  

 

Landscaping along the base of the building and within the landscaped drainage basin west of the 

building will be designed to deter hiding places. Existing vegetation along the southern side of 

Alamo Wash will also be maintained to deter hiding and prevent trespassing in and around the 

wash. The proposed development will have unobstructed views to the office door and the 

Loading Area access points. Storage units are accessed only from the interior of the building, and 

a security passcode is required for entry to the Loading Area. The drive‐in doors will remain 

closed when not in use. 

 

Staff recommends that gate access hours be limited to between the hours of 6:00 am and 11:00 

pm, as stated by the developer at the neighborhood meeting when this question was posed, as 

well as being stated in the Design Compatibility Report. 
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Landscaping/Screening – The proposed development will provide several areas of landscaping, 

including along the northern site boundary adjacent to the Alamo Wash, directly south of the 

building within the low impact development area, around the base of the entire building, and on the 

westernmost portion of the site. Other landscaping, including shade trees in the parking areas, will 

be incorporated into the development’s site design. The proposed development will also add a new 

wall and landscaping along the east portion of the site’s southern boundary extending the existing 

wall along 14th Street. CAP will provide landscaping along Wilmot Road to enhance the views of 

the site and adjacent site from the right‐of‐way, as well as to screen the vehicular use/parking 

area between Wilmot Road and the building. 

 

The development will incorporate water harvesting techniques into the landscape design in 

accordance with the City’s Commercial Water Harvesting requirements. These techniques may 

include directing runoff to landscaped areas and use of swales to utilize storm water runoff to 

irrigate on‐site vegetation. Any required detention basins and vehicular use area shade trees will be 

designed to mitigate the urban heat island effect from the proposed development. 

 

The Mayor & Council-approved "Pima Regional Trails System Master Plan" (PRTSMP) indicates 

the need for the construction of the "Alamo Wash Greenway" along the north boundary of the site. 

City of Tucson Parks and Recreation Department (TPRD) will accept a modified version of the 

standard corridor cross-section that will fit in a 25' wide corridor (as measured from the top of the 

bank of the Alamo Wash channel). The TPRD will require that a Non-Motorized Public Trail 

Easement for the Alamo Wash Greenway be added to the plan. Additionally, the design and 

construction of the Alamo Wash Greenway facilities by the developer is be included as a condition 

of the rezoning of this property. All design and construction are to be to City of Tucson Parks and 

Recreation and/or Tucson Department of Transportation and Mobility standards, and all work is to 

be approved by representatives of both departments. An in-lieu fee option for design and 

construction can be calculated and discussed if preferred. 

 

Drainage/Grading – COT PDSD Engineering Division states that the site is within a FEMA Special 

Flood Hazard Area and the proposed development will need to comply with floodplain 

requirements. The proposed development will need to provide critical basin detention and first flush 

retention. The detention and retention must be modeled from undeveloped land. Low impact 

development design elements must be utilized to the maximum extent practicable. The site 

generally flows in a northwest direction into the Alamo Wash and will be designed to allow 

stormwater to flow away from the building. Stormwater will run from the building, paved drive, and 

parking areas to landscaped areas and pervious drainage basins before flowing into the Alamo 

Wash. Runoff will then enter an underground culvert north of the site and ultimately discharge into 

the Rillito River. The building will be built outside of the floodplain limits (Zone AH) on the site. 

No portions of the floodplain will be used for anything other than a parking lot, a trash receptacle 

and pervious drainage basins. Post‐development flows entering and exiting the site will be under 

sheet flow conditions, and flows exiting the site will not exceed those that currently exist. A portion 

of the existing parking lot will be converted into a landscaped area, increasing the amount of 

pervious surface, improving drainage on the site, and reducing the heat‐island effect.  
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Road Improvements/Vehicular Access/Circulation – Per a traffic impact statement memo dated 

May 31, 2022, the proposed 103,026 square foot storage facility is expected to generate 149 

daily trips, including 9 trips in the AM peak hour and 15 trips in the PM peak hour. The 

proposed development is expected to have minimal impact on the surrounding roadway network. 

The proposed development will be accessed from two points along Wilmot Road to the east and 

Park Place Drive to the north, which intersects Wilmot Road. Park Place Drive provides a 0.8‐

mile loop between Broadway Boulevard, Park Place Mall parking areas, and Wilmot Road. The 

access on Wilmot Road will permit right turns only in and out of the site. The access on Park 

Place Drive permits left and right turns in and out of the site. 

 

Parking areas for the proposed development are located on the east and west sides of the building 

and will both be accessed from Wilmot Road and Park Place Drive. Per UDC standards, the 

proposed development is required to provide 1 parking space per 4,000 square feet of floor area 

for Personal Storage use plus 2 spaces for the office. The proposed development requires 28 

spaces and provides a total of 66 spaces, which includes the parking spaces being retained on the 

West Parcel. The proposed project will be intentionally over‐parked per a private shared parking 

agreement with the adjacent property owner to the east. The Project does not anticipate any 

significant bicycle traffic given the Personal Storage use. Two bicycle parking spaces are 

provided. 

 

The Loading Area provides two internal loading areas within the building footprint and will 

be accessed via security‐controlled gates. The Loading Area will be 30‐feet wide and provide 

a loading lane and pull‐through lane, allowing multiple cars to load/unload at a time. 

Customers using the Loading Area will enter the building from the east and exit to the west. 

Outside, a 20‐foot access drive will circle the building to facilitate the use of the pull‐through 

loading zones within the building. 

 

Conclusion – The proposed rezoning is consistent with, and supported by, the policy direction 

provided in Plan Tucson and the Broadway Craycroft Area Plan.  Subject to compliance with the 

attached preliminary conditions, approval of the requested rezoning is appropriate. 
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PROCEDURAL 
 

1. A development package in substantial compliance with the preliminary development 
plan dated September 8, 2022 and required reports, are to be submitted and 
approved in accordance with the Administrative Manual, Section 2-06. 

 
2. The property owner shall execute a waiver of potential claims under A.R.S. Sec. 12- 

1134 for this zoning amendment as permitted by A.R.S. Sec. 12-1134 (I) in the form 
approved by the City Attorney and titled “Agreement to Waive Any Claims Against 
the City for Zoning Amendment”. The fully executed Waiver must be received by the 
Planning & Development Services Department before the item is scheduled for 
Mayor and Council action. 

 
3. Historic or prehistoric features or artifacts discovered during future ground disturbing 

activities should be reported to the City of Tucson Historic Preservation Officer. 
Pursuant to A.R.S. 41-865 the discovery of human remains and associated objects 
found on private lands in Arizona must be reported to the Director of Arizona State 
Museum. 

 

4. Any relocation, modification, etc., of existing utilities and/or public improvements 
necessitated by the proposed development shall be at no expense to the public. 

 
5. Five years are allowed from the date of initial authorization to implement and 

effectuate all Code requirements and conditions of rezoning. 
 

LAND USE COMPATIBILITY 
 

6. Six (6) inch wide masonry block or greater shall be used for perimeter walls. 
 

7. Hours of operation shall be limited to between 6:00am and 11:00pm. 
 
8. Any illuminated signage on west and south elevations, visible to residential areas, 

turns off by a 9pm curfew. 
 

COT PDSD ENGINEERING 
 

9. The site is within a FEMA Special Flood Hazard Area. The project will need to 
comply with floodplain requirements. The project will need to provide critical 
basin detention and first flush retention. The detention and retention must be 
modeled from undeveloped land. Low impact development design elements must 
be utilized to the maximum extent practicable. 
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COT PARKS AND RECREATION 
 

10. The City of Tucson Parks and Recreation Department will require that a Non-
Motorized Public Trail Easement for the Alamo Wash Greenway be added to the 
Development Plan. All design and construction are to be to City of Tucson Parks 
and Recreation and/or Tucson Department of Transportation and Mobility 
standards, and all work is to be approved by representatives of both 
departments. An in-lieu fee option for design and construction can be calculated 
and discussed if preferred. 
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     Approval – Protest Form 
 

If you wish to submit a written protest or approval, this form is provided for your convenience.  
Print your comments below, sign your name, and mail to the City of Tucson Planning and 
Development Services Department, Entitlements Section, 201 N. Stone Avenue, P.O. Box 
27210, Tucson, Arizona 85726-7210. The number of approvals and protests along with protest 
calculations will be reported at the Zoning Examiner’s public hearing.  This form is not the City 
of Tucson Public Hearing Notice. 

 
Protests from 20% of the property owners within 150’ of the whole perimeter of the property being rezoned, 
including BOTH 20% of the property by area and 20% of the number of lots with 150’, require an affirmative 
vote of ¾ of the Mayor and Council (5 of 7 council members) to approve the rezoning or special Exception 
ordinance. Public rights-of-way and the area/lot of the proposed rezoning are included in the protest calculations. 
Calculations will be provided to the Mayor and Council. 
 
Case: C9-22-07 CAP Storage Facility – Wilmot, C-1 and P to C-2 (Ward 6)   
 

 
_____________________________________          APPROVE the proposed rezoning/special exception 
Property Owner(s) (PLEASE PRINT)  PROTEST the proposed rezoning/special exception 
 
   
Reason: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

____________________________________________________________________________________________________________ 
 
 

OWNER(S)  SIGNATURES  PLEASE PRINT  
PROPERTY ADDRESS 

PLEASE PRINT 
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