
           

 
MARANA PLANNING COMMISSION
REGULAR COMMISSION MEETING

NOTICE AND AGENDA
11555 W. Civic Center Drive, Marana, Arizona 85653

Council Chambers, October 28, 2020, at or after 6:30 PM

Thomas Schnee, Chairman
 Ronald Hill, Vice Chair

Don Duncan, Commissioner
Terry Fehrmann, Commissioner
Richard Miller, Commissioner

Bryan Schachter, Commissioner  
 Sharon Tyson, Commissioner

  

Pursuant to A.R.S. § 38-431.02, notice is hereby given to the members of the Marana Planning
Commission  and to the general public that the Planning Commission will hold a meeting open to the
public on October 28, 2020, at or after 6:30 PM located in the Council Chambers of the Marana Municipal
Complex, 11555 W. Civic Center Drive, Marana, Arizona.

ACTION MAY BE TAKEN BY THE COMMISSION ON ANY ITEM LISTED ON THIS AGENDA.
Revisions to the agenda can occur up to 24 hours prior to the meeting. Revised agenda items appear in  
italics.

Marana Planning Commission
Welcome to this public meeting of the Marana Planning Commission. The Commission consists of seven
citizens who are appointed by the Town Council and serve without pay. For the most part, the
Commission acts in an advisory capacity to the Town Council on matters related to land use planning and
zoning. Citizens are encouraged to address the Commission with their concerns on agenda items during
the public testimony portions of the meeting, or other issues at the Call to the Public.
 
Meeting Times
Regular Commission meetings are usually held on the last Wednesday of each month at 6:30 PM at the
Marana Municipal Complex, although the date or time may change and additional meetings may be
called at other times and/or places.

Speaking at Meetings
If you are interested in speaking to the Commission during the Call to the Public or Public Hearings, you
must fill out a speaker card (located in the lobby outside the Council Chambers) and deliver it to
the Planning Commission Secretary prior to the convening of the meeting.

All persons attending the Commission meeting, whether speaking to the Commission or not, are expected
to observe the Commission rules, as well as the rules of politeness, propriety, decorum and good
conduct. Any person interfering with the meeting in any way, or acting rudely or loudly will be removed



from the meeting and will not be allowed to return.

Accessibility
To better serve the citizens of Marana and others attending our meetings, the Council Chambers are
wheelchair and handicapped accessible. Persons with a disability may request a reasonable
accommodation, such as a sign language interpreter, by contacting the Town Clerk at (520) 382-1999.
Requests should be made as early as possible to arrange the accommodation.

Agendas
Copies of the Agenda are available the day of the meeting in the lobby outside the Council Chambers or
online at www.maranaaz.gov.

This Notice and Agenda posted no later than 24 hours prior to the meeting, at the Marana Municipal
Complex, 11555 W. Civic Center Drive, the Marana Operations Center, 5100 W. Ina Road, and at
www.maranaaz.gov.

  
To view meeting online - Due to concerns related to the COVID-19 pandemic, meetings may be
viewed online by clicking the link: http://maranaaz.swagit.com/live 
 
To participate virtually - As an alternative to appearing in person, citizens may speak during the
Call to the Public or Public Hearings or when called upon by Commission by using Zoom, as
directed below. 
 
To participate virtually in the Planning Commission meeting, please click the link below (refer to
the instructions below for how to participate):
LINK: https://us02web.zoom.us/j/83965962799?pwd=OXFHRCtoMEphZ1I4UVNzUzljdWRNQT09
Passcode: 536715

For instructions on participating virtually in the Planning Commission Meeting click the link
below: https://www.maranaaz.gov/virtual-meetings
 
Please note that by participating virtually, you will not be able to watch video of the Planning
Commission meeting, you will only be able to hear the meeting and to speak if you are called
upon.

The Town of Marana also encourages individuals to submit public comments to
tbyler@maranaaz.gov. Any submitted comments from the public will be provided to the
Commission and included within the Commission packet file and a summary of the comments
submitted will be reflected in the official Commission meeting minutes of that meeting. All
emailed comments must be received by the Town no later than 12:00 p.m. (noon) on the day of the
meeting to be included.
  

http://www.marana.com
http://www.marana.com
http://maranaaz.swagit.com/live
https://us02web.zoom.us/j/86551251635?pwd=SExER0lXMzU1UHoyTTlnYnhxS0hsQT09
https://us02web.zoom.us/j/83965962799?pwd=OXFHRCtoMEphZ1I4UVNzUzljdWRNQT09
https://www.maranaaz.gov/virtual-meetings


REGULAR COMMISSION MEETING
 

           
CALL TO ORDER
 

PLEDGE OF ALLEGIANCE
 

INVOCATION/MOMENT OF SILENCE
 

ROLL CALL
 

CALL TO THE PUBLIC
At this time, any member of the public is allowed to address the Planning Commission on any issue
within the jurisdiction of the Planning Commission, except for items scheduled for a Public Hearing at
this meeting. The speaker may have up to three (3) minutes to speak.  Any persons wishing to
address the Commission must complete a speaker card (located at the rear of the Commission
Chambers) and deliver it to the Commission Secretary prior to this agenda item being called.
Pursuant to the Arizona Open Meeting Law, at the conclusion of Call to the Public, individual
members of the Commission may respond to criticism made by those who have addressed the
Commission, and may ask staff to review the matter, or may ask that the matter be placed on a future
agenda. However, members of the Commission shall not discuss or take legal action on matters
raised during an open call to the public unless the matters are properly noticed for discussion and
legal action.
 

APPROVAL OF AGENDA
 

ANNOUNCEMENTS
 

GENERAL ORDER OF BUSINESS
 

A. Approval of the September 30, 2020 Meeting Minutes
 

B. Public Hearings   
 

1. CUP2009-001. National Self-Storage at Continental Reserve. A request for approval of a
Conditional Use Permit (CUP) and a recommendation to the Town Council to approve the CUP
to allow a self-storage facility at 8611 N. Continental Reserve Loop and approval of the
National Self Storage Silverbell Road Corridor Overlay District design review application,
located on the west side of Continental Reserve Loop, 250 feet south of Silverbell Road.
(Cynthia Ross)

 

2. CUP2010-001 QuikTrip Highway Sign. A request for approval of a conditional use permit
allowing for the development of a shared freestanding interstate sign located at the northwest
corner of I-10 and Tangerine Rd. (Justin Currie)

 



3. PCZ2010-001: Amendments to the Continental Ranch Specific Plan; Chapter V.
Development Regulations; Chapter VII. Specific Plan Implementation. Recommendation
to the Town Council for approval of amendments to the Continental Ranch Specific
Plan modifying development regulations pertaining to Congregate Care Housing and
revising the procedures for approval of a site plan. (Brian Varney)

 

4. PCZ2009-001 Marana Air Commerce Park Rezoning. A request for a recommendation to the
Town Council for approval to rezone approximately 63.8 acres of land from C (Large Lot Zone)  
and AG (Agricultural) to HI (Heavy Industry). The property is generally located at 11246 W.
Avra Valley Road approximately 0.70 miles east of the intersection of Avra Valley and 
Sandario Roads in a portion of Section 3 and 10, Township 12S, Range 12E. (Anita
McNamara)

 

C. Commission Action
Opening remarks by an applicant should not exceed ten minutes. Comments by others
should not exceed three minutes.

  

 

D. Informational Items/Possible Action Items   
 

FUTURE AGENDA ITEMS
 

EXECUTIVE SESSIONS
Pursuant to A.R.S. 38-431.03, the Planning Commission may vote to go into executive session, which will not be open to
the public, to discuss certain matters.

Executive Session pursuant to A.R.S. §38-431.03 (A), Planning Commission may ask for discussion or consideration, or
consultation with designated Town representatives, or consultation for legal advice with the Town Attorney, concerning any
matter listed on this agenda for any of the reasons listed in A.R.S. §38-431.03 (A).

 

ADJOURNMENT
 



   
Planning Commission - Regular Meeting
Meeting Date: 10/28/2020  

To: Planning Commission

From: Terri Byler, Executive Assistant

Date: October 28, 2020

Subject: Approval of the September 30, 2020 Meeting Minutes

Attachments
September 30, 2020 Draft Minutes 
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MARANA PLANNING COMMISSION  

REGULAR COMMISSION MEETING   
 

September 30, 2020, at or after 6:30 P.M. 
 
 
 
 

Thomas Schnee, Chairman 

 Ronald Hill, Vice Chair 

Don Duncan, Commissioner 

Terry Fehrmann, Commissioner 

Richard Miller, Commissioner 

Bryan Schachter, Commissioner   

 Sharon Tyson, Commissioner 
 
 
 
 
 

SUMMARY MINUTES 
 
 
 
 
 

CALL TO ORDER 
 
Chairman Schnee called the meeting to order at 6:30 p.m. 
 
PLEDGE OF ALLEGIANCE AND INVOCATION/MOMENT OF SILENCE  
 
ROLL CALL 
 
Chairman Schnee directed the Commission Secretary to call roll.  Commissioner Fehrmann was 
absent. A quorum was present. 
 
CALL TO THE PUBLIC   
 
Chairman Schnee opened the meeting to receive public comments. No comments were offered 
by the public 
 
APPROVAL OF AGENDA  
 
Motion to approve by Commissioner Duncan, seconded by Commissioner Miller. Motion passed 
unanimously, 6-0. 
 
ANNOUNCEMENTS 
 
GENERAL ORDER OF BUSINESS 
 
Approval of the Regular Planning Commission Meeting Minutes of August 26, 2020. Motion to 
approve by Vice Chair Hill, seconded by Commissioner Tyson. Motion passed unanimously, 6-0. 
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PUBLIC HEARINGS 
 
1. PCZ2007-001 Tortolita 30 Rezoning; A request for a recommendation to the Marana Town 
Council for approval to rezone approximately 30 acres of land from R-144 (Residential) to R-8 
(Residential). The property is generally located north of Moore Road and west of Tortolita Road 
in a portion of Section 26, Township 11S, Range 12E. (Brian D. Varney) 
 
Senior Planner Brian Varney provided a PowerPoint presentation overview of the project. 
Below is an overview of the presentation. 

Proposed Development 

 Total number of lots -  82  

 Minimum lot size 8,125 sq. ft. 

 Both one and two-story homes are proposed 

 Majority of lots along the perimeter designated as single-story 

 Approximately 25% open space and recreation area  

Access 
 

 Single-point off of Tortolita Road 
 Gated emergency access to Coyote Howl Road  
 Streets designated as public 

 

Planned Improvements 
 

 Traffic signal installed at the intersection of Moore Road and Dove Mountain Blvd 
 Roundabout constructed at the intersections of Tortolita Road and Moore Road 
 Traffic calming features installed on Tortolita Road 

 
Comparing surrounding zoning to the subject property, Mr. Varney indicated the property to the 
north; Tortolita Reserve subdivision, is zoned R-8, as is the property directly to the north of 
Tortolita Reserve. Both properties to the east and south; Heritage Highlands and Quail Crossing 
have higher densities and smaller minimum lot sizes. 
 
Mr. Varney stated town staff has been working with the traffic engineers on a plan to alleviate 
traffic conditions at the intersection of Moore Road and Tortolita Road. In addition to the traffic 
signal proposed at the intersection of Dove Mountain Blvd. and Moore Road, the town is also 
requiring a roundabout, which will be constructed by the developer, at the intersection of Moore 
Road and Tortolita Road. In order to manage traffic on Tortolita Road traffic humps or speed 
tables are also tentatively planned. Current traffic volumes at the corner of Tortolita Road and 
Moore Road are at an “F” rating. With the roundabout installed the rating will be elevated to a “B” 
rating. 
 
Referring to traffic volumes of left-turning movements of southbound traffic on Tortolita Road 
(weekday am peak hour,) Traffic Division Manager, Diahn Swartz stated the projected traffic 
conditions at Tortolita Road with the proposed project is 120 seconds of delay in comparison to 
only 13.8 seconds of delay following the addition of the roundabout.  
 
Ms. Swartz noted the 32 lots of the Tortolita Ridge subdivision were not included in the analysis. 
 
Chairman Schnee asked if the level of service would stay a “B” rating if the 32 homes were 
included. Ms. Swartz replied, yes it would. 



  

3 | P a g e  

 

Commissioner Duncan suggested changing the current speed limit on Tortolita Road from 35 
mph to 25 mph.  

Ms. Swartz noted one of the staff recommendations is to add some form of traffic-calming; which 
would be consistent with lowering the speed limit as well.  

Chairman Schnee asked what size roundabout would be suitable at Moore Road and Tortolita 
Road.  

Ms. Swartz noted there are several categories of roundabouts. Depending on the category of 
roundabout the right-of-way requirements will be different. The right-of-way in this location is 150 
feet, which would fit either an urban-compact roundabout or a single-lane roundabout. The 
roundabout would have to be designed and engineered to accommodate emergency response 
vehicles. 

Chairman Schnee asked if there were plans to pave Coyote Howl Road. 

Mr. Varney replied the plan is currently in the draft stage. The type of paving depends on 
whether utilities are added to the alignment.   

Chairman Schnee opened the Public Hearing. The following individuals came forward either in 
person or via Zoom to provided comments.  

Shanti Devi, Heritage Highland’s resident, spoke in opposition of this item. Ms. Devi had 
concerns with the density. She suggested reducing the number of homes planned for the project. 

Charles Kmet spoke in opposition of the proposed project. He was concerned about traffic 
speed in the area and safety concerns regarding lack of a secondary public access to the 
project. He also felt the roundabout was not pedestrian-friendly.  

Linda Cox Heritage Highland’s resident, spoke in opposition of this item. She stated the back of 
her home is in direct line with the entrance/exit of the proposed subdivision, which will create a 
light-intrusion issue. She requested the developer work with the Highlands HOA to either 
increase the wall height or agree to add vegetation in order to mitigate the issue ahead of time. 
She was also concerned about the speed limit, stating vehicles do not adhere to the current mph.  

Mark Johnson spoke in opposition of this item. He had concerns with the proposed zoning, the 
effects on wildlife in the area, and the use of Coyote Howl Road as an emergency access 
because the road is unpaved, narrow and used by pedestrians. He felt all homes in the 
subdivision should be limited to single story, if approved by Commission. But he urged 
Commission to deny the request altogether.  

Chairman Schnee asked for clarification on the difference between Pima County and Town of 
Marana’s requirements regarding Arizona Game and Fish analysis. 

Addressing the wildlife concerns, Deputy Director of Engineering, Jennifer Flood, stated there 
are multiple wildlife linkages that are addressed by multiple organizations.  

The Town of Marana has wildlife linkages that are incorporated into the General Plan. There are 
wildlife linkages that connect the Catalina Mountains with the Tortolita Mountains and with the 
Tucson Mountains. These linkages are both large-scale wildlife corridors, as well as small-scale 
wildlife corridors. 
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Ms. Flood noted the proposed development is referenced in the report as being within a large 
wildlife corridor. This corridor also includes Dove Mountain, Oro Valley and Catalina Mountains. 
Staff reviews these projects on a case-by-case basis on where we can connect large blocks of 
open space to other large blocks of open space to try to maintain that connectivity from 
development to development. 

Relating to the specific Town of Marana corridors, the corridor that the town is trying to preserve 
and enhance is the corridor that connects the Tucson Mountains and Tortolita Mountains. 
Adding, the town does not have a mapped corridor on the proposed property. 

Micki Storrs spoke in opposition of this item. She had concerns with the timetable of the traffic 
study which was completed in October 2019, stating people were on vacation and school had 
half days during that month. She also had concerns with the traffic and safety of the children 
walking to school.  

Brad Demidio spoke in opposition of this item. He supported the Tortolita Alliance and their 
stance regarding this proposal. He urged Commission to deny request, feeling the project is 
driven by profits without regard for the neighborhood and environment. 

Dave Wasson spoke in opposition of this item. He had safety concerns related to traffic and 
vehicle speed in the neighborhood. He stated traffic and speeding were a growing issue that 
should be addressed. 

Amy Freiman spoke in opposition of this item. She had concerns with density, traffic and the 
impact to the area wildlife. 

Nancy D. spoke in opposition of this item. She had concerns with safety relating to traffic and 
speed of vehicles in the area, as well as density. 

Carolyn Campbell, Coalition for Sonoran Desert Protection, thought there could be some 
development on the property as long as it was positioned correctly. She felt the homes should be 
clustered to the eastern 10 acres of the property, while leaving the western portion as open 
space. 

John McIntyre noted that since this development is outside the Dove Mountain community, the 
residents would not be able to use their facilities, so any advertising should be adjusted to reflect 
that fact. 

The following individuals spoke in opposition of this item through submitted comments to the 
Development Services Department: Mary Hoppa, Peter Knoot, Mark Johnson (president of 
Tortolita Alliance,) Connie Steinman, Judith Marro, Amy Freiman, Greg Norwick, Charles 
and Rosemary Ruffner, Micki Storrs, Meredith Shannon, Eileen Nolan, Jim Farmer, Pam 
Youngberg, and Carolyn Campbell (executive director, Coalition for Sonoran Desert 
Protection.) The general concerns were relating to the rezoning, traffic, safety, open space, 
density, and wildlife. 

Chairman Schnee closed the Public Hearing.   

Chairman Schnee felt that traffic was the number one concern for the entire area. 

Vice Chair Hill would like pedestrian access added along Coyote Howl Road, due to safety 
concerns. He also requested the TIA be updated to include the 32 lots for Tortolita Ridge.  
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Vice Chair Hill also requested to schedule the construction of the roundabout when school is not 
in session.  

Commissioner Tyson had a concern with the single-point of access for the subdivision, stating 
it was a major safety concern in the event of an emergency. She asked the town to reevaluate 
the number of access points needed for the subdivision. She was also concerned with 
emergency vehicles being able to manage the roundabout safely.  

Commissioner Duncan had concerns with the speed on Tortolita Road. The current 35 mph 
speed limit seemed excessive and felt it should be lowered to 25 mph. He would like to add a 
recommendation that the roundabout be completed prior to the first house being built. 

Commissioner Duncan noted that the park advertised in the packet documents as being an 
amenity available to the residents of the new subdivision. Since this is not the case, he 
requested the developer remove the language.  

With regard to Linda Cox’s concern of vehicle lights shining in her residence, Commissioner 
Duncan stated he would like to see the matter addressed and added as part of the 
recommendation.  

Commissioner Miller stated traffic is a big issue and safety is also a concern. Both need to be 
addressed. Commissioner Miller asked if the town planned to do further study on whether the 
roundabout, once constructed, is in fact correcting the traffic issue.  

Diahn Swartz confirmed that town staff would conduct follow-up studies on whether the 
roundabout is working in this location.  

Commissioner Schachter was concerned with the traffic and the single-point of access into the 
development.  

Paul Oland, representing the property owner and DR Horton, stated there is an urgent need to 
address the traffic situation. The traffic engineers have determined that adding a roundabout in 
this location is a viable solution that will address the traffic problem.   

Mr. Oland noted the TIA will be updated to include the additional 32 homes.  

With regard to Linda Cox, the Heritage Highlands resident who had concerns with vehicle lights 
shining into her residence, Mr. Oland stated the developer would assess the situation and install 
vegetation to resolve the matter.  

Mr. Oland specified that the proposed project has similar lot sizes to the two developments to 
the north and larger lot sizes than the developments to the south and east. This proposed project 
fits in with the General Plan, as well as the surrounding area.  

Chairman Schnee stated he has confidence that the roundabout will be constructed properly.  

Commissioner Miller asked who would be paying for the roundabout.  

Mr. Oland replied DR. Horton would be paying for the roundabout.  

Commissioner Miller noted there is already a huge traffic issue prior to this development 
coming in and the developer is offering a solution to help correct the traffic issue. 
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Commissioner Schachter agreed with Commissioner Miller. 

Commissioner Duncan felt the roundabout will help alleviate traffic concerns for the existing 
homeowners, as well as future homeowners. 

Chairman Schnee noted although he is not against rezoning the property to R-8, he suggested 
a recommendation to Council limiting the RAC to 2.0. He would like to see single story along the 
perimeter. Chairman Schnee liked the idea of completing the roundabout prior to construction of 
the homes, as well as updating the TIA prior to Town Council. He also was happy to see that the 
developer was willing to work with the homeowner on the light intrusion issue. 

Mr. Oland stated the limitation on density would affect the construction of the roundabout. 
Decreasing the lots would significantly impact the cost per lot. He requested the density limitation 
not be part of the recommendation.  

Commissioner Duncan didn’t feel reducing the number of homes would make much of an 
impact on traffic. He would like to keep the existing proposal to ensure the roundabout is built.  

Commissioner Miller felt having the roundabout would benefit the community. 

Commissioner Schachter agreed with Commissioner Miller. He wasn’t concerned with 
reducing the number of homes. Commissioner Schachter suggested Coyote Howl Road could 
be improved upon and used as a second point of access; even if it was limited to the residents of 
that subdivision. 

Chairman Schnee asked about the timeline/future connectivity to Tangerine Road from Dove 
Mountain. 

Jason Angell noted as part of the 2040 General Plan, the transportation element that was 
identified shows Moore Road extending to the west eventually intersecting with a future potential 
north/south connection. At some point that would be developer driven. The property that exists in 
that area is owned by the Arizona State Land Department, so it could be quite some time before 
development comes in that area.  

Motion to approve with added conditions; Condition 14: update to reference the following 
perimeter lots are restricted to single-story development; Lots 1-17, 43, 44, 53, 54, 63-68, and 
77-82. Condition 15: update the Traffic Impact Analysis (TIA) to include the 32 lots for Tortolita 
Ridge, currently in the platting process and the TIA to be updated prior to Town Council. 
Condition 17 (new) to specify that Coyote Howl Road is improved to include town approved 
pedestrian access from this project south to Moore Road, by Chairman Schnee, seconded by 
Vice Chair Hill.  Motion passed unanimously, 6-0. 

 

2. PCZ2006-001 & GPA2006-001 Dove Mountain Specific Plan Amendment & Minor 
General Plan Amendment; Recommendation to the Marana Town Council for approval to 
amend the Dove Mountain Specific Plan boundary to add approximately 9.38 acres to the 
specific plan area, generally located on the north side of Tangerine Road, approximately 1,200 
feet east of the intersection of Tangerine Road and Camino de Oeste, with a land use 
designation of Mixed-Use Commercial (MUC). The request is accompanied by a minor General 
Plan amendment to change the current land use designation from Low Density Residential (LDR) 
to Master Plan Area (MPA) to accommodate the proposed specific plan amendment. (Cynthia 
Ross) 
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Senior Planner, Cynthia Ross provided a PowerPoint presentation overview of the project. 
Below is an overview of the presentation.  

Proposed land use designation: Mixed-Use Commercial 
 
Mixed-Use permitted uses include but are not limited to:  
 

 Commercial 

 Hotel/Motel 

 Restaurants 

 Offices 

 Medium-Density Residential 

 Retail Commercial 

 Professional 

 Medical 
 

Mixed Density Residential permitted uses: 

 Uses listed under Medium - Low Density 
 Multiple – Family Dwellings 
 Business related parking 
 Nursery/child care 
 Congregate care/nursing home 

 

Development Standards: 

 Minimum lot area: 2000 sq. ft. per dwelling unity 
 Building height: not to exceed four stories / 45 feet 

 

Cynthia Ross noted the applicant is requesting an amendment to the Dove Mountain Specific 
Plan boundary to add approximately 9.38 acres of land located 1,200 feet east of the Tangerine 
Road and Camino de Oeste intersection. The subject property is bound by Tangerine Road to 
the south, a single family residence to the north, and Clos Drive to the east. The amendment 
area is comprised of three vacant parcels. The proposed Dove Mountain land use designation is 
Mixed Use Commercial. This designation allows for a range of commercial uses including office, 
retail, restaurants, medium density residential and more. Whatever uses are proposed, a 
development plan or plat will be required and the plan will need to be approved by Town Council. 
Upon approval of the Specific Plan amendment the land use map, table, and relevant pages 
within the Dove Mountain Specific Plan will be modified to include the additional acres. 

Lexy Wellot, The Planning Center, noted this request is to bring the 9-acre site into the Dove 
Mountain Specific Plan. This will carry the same mixed use land designation and will come back 
for staff’s review as a development plan and/or plat. 

Chairman Schnee open and closed the public hearing, as there were no speakers. 

Chairman Schnee had no concerns with the request. No further comments from Commission. 

Motion to approve by Commissioner Duncan, seconded by Vice Chair Hill.  Motion passed 
unanimously, 6-0. 
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COMMISSION ACTION 
 
INFORMATIONAL ITEMS/POSSIBLE ACTION ITEMS 
 
Recommendation to move the following Planning Commission meeting dates; November 
25, 2020 to November 18, 2020 & December 30, 2020 to December 16, 2020.  (Jason Angell) 
 
Motion to move the November 25th Planning Commission meeting to November 18th and the 
December 30th Planning Commission meeting to December 16th. Motion made by Chairman 
Schnee. Passed unanimously. 

FUTURE AGENDA ITEMS 
 
ADJOURNMENT  
 
Chairman Schnee adjourned the meeting. Meeting adjourned at 8:37 p.m. 
 
CERTIFICATION 
 
I hereby certify that the foregoing are the true and correct minutes of the Marana Planning 
Commission meeting held on September 30, 2020. I further certify that a quorum was present. 
 
 
 

 
  
 

Terri Byler, Commission Secretary  
   
 

 

 



   
Planning Commission - Regular Meeting
Meeting Date: 10/28/2020  

To: Planning Commission

From: Cynthia Ross, Senior Planner

Date: October 28, 2020

Strategic Plan Focus Area:
Not Applicable 

Subject: CUP2009-001. National Self-Storage at Continental Reserve. A request for approval of a
Conditional Use Permit (CUP) and a recommendation to the Town Council to approve the
CUP to allow a self-storage facility at 8611 N. Continental Reserve Loop and approval of the
National Self Storage Silverbell Road Corridor Overlay District design review application,
located on the west side of Continental Reserve Loop, 250 feet south of Silverbell Road.
(Cynthia Ross)

Discussion:
Summary
DAZ7-Sombrero Peak L.L.C., represented by the Planning Center, is requesting approval of a
Conditional Use Permit (CUP) and recommendation to the Town Council to approve the CUP to allow a
self-storage facility in the Pima Farms North Specific Plan – Villas at Sombrero Peak and the Silverbell
Road Corridor Overlay District, and approval of the design review application for National Self-Storage at
Continental Reserve Loop.
 
Location
The 1.42 acre subject property lies within the Pima Farms North Specific Plan and is located at 8861
North Continental Reserve Loop, approximately 250 feet south of Silverbell Road, on the west side of
Continental Reserve Loop, recorded as Lot 3 of Continental Crossing Lots 1-4 Final Plat within a portion
of Section 28, Township 12 South, Range 12 East.
 
Pima Farms North Specific Plan – The Villas at Sombrero Peak
The property is zoned ‘F’ (Pima Farms North Specific Plan – Villas at Sombrero Peak) and the land use
designation is Village Core-Commercial. While the property is zoned for commercial uses, the Villas at
Sombrero Peak does not expressly permit self-storage uses but allows the property owner to apply for a
conditional use permit for self-storage. Grounds for approval are compliance with the Villas at Sombrero
Peak development standards.
 
Silverbell Road Corridor Overlay District (SRCOD)
The proposed development is located within the Silverbell Road Corridor Overlay District (SRCOD) and
subject to the provisions of the Silverbell Road Corridor Overlay District established by Ordinance
2003.27 and amended by Ordinance 2009.05. The purpose of the SRCOD is to ensure high-quality
development along Silverbell Road while providing for specific uses in a planned commercial setting,
compatible and complementary to adjacent residential subdivisions. New developments in the SRCOD
are subject to review and approval by the Planning Commission to ensure compliance with a coordinated
set of design principles for buildings, site planning, landscaping, and signage outlined in Title 24.01 of
the Marana Land Development Code. Self-storage facilities are allowed in the SRCOD with approval of a
condition use permit and demonstrated compliance with Title 24.01.
 
Proposed Operation
The proposed indoor, self-storage facility at Continental Reserve will be three stories (two above ground,



one below ground) with a building height of twenty-eight (28) feet and a combined floor area of
approximately 76,065 square feet. The building will be situated on the northern portion of the property
near the existing commercial uses with landscaping, parking and a drive aisle located closer to the
southern portion of the site. The site fronts onto Continental Reserve Loop, a collector street, that has an
existing curb, gutter, and sidewalk facilities. Access to the site will be provided via an existing curb cut on
Continental Reserve Loop. Cross-access with the Watermark at Continental Reserve assisted living
facility will be located along the western boundary for emergency purposes only.
 
Business Activities and Hours of Operation
Storage and operation activities will take place indoors in a climate-controlled environment. Customers
may rent varying sized storage units ranging from 25 square feet to 300 square feet. Storage will be
limited to the interior of the building, and no outdoor storage of any kind will take place at this facility.
Outdoor RV or boat storage, and truck or trailer rentals, shall also be prohibited at this facility.
 
Operating more like a hands-on service business than a traditional self-storage facility, employees assist
customers in assessing storage needs and ensure proper upkeep of the facility and the parking areas.
Two to three employees, one full-time and two part-time, will staff the facility during operating hours. No
residential accommodations will be provided, and no employees will be living on site. The storage facility
area will be open daily, seven days a week from 6:00 AM to 10:00 PM. The business office will be open
from 9:00 AM to 6:00 PM Monday through Friday, and 10:00 AM to 4:00 PM on Saturday. Storage units
may be accessed from 6:00 AM to 10:00 PM via keycards. The operation will also have high-tech,
24-hour surveillance on the property to promote a safe environment for users of the facility and the
surrounding residents.
 
Adjacent Land Uses
Land uses surrounding the parcels are: Commercial to the north (Quik-Mart) and to the west (Watermark
Assisted Senior Living) and Commercial to the east across Continental Reserve Loop (Pima Federal
Credit Union and assorted retails and services). Adjacent to the south is "Common Area A" as identified
on the final block plat of Continental Reserve. This approximately 1-acre parcel is owned by the
Continental Reserve Master Homeowners Association and has a drainage easement and 100 foot wide
powerline easement with existing poles and electrical lines on it. South of "Common Area A" is the Pima
Farms Sierra Crest (aka Sierra Ridge) subdivision that has a land use designation of Medium-High
Density Residential (MHDR).
 
Compliance with Pima Farms North Specific Plan -  Villas at Sombrero Peak and the SRCOD
The proposed self-storage facility and site design are consistent with the overall goals, policies,
standards, and regulations of the Pima Farms North Specific Plan – The Villas at Sombrero Peak and
Title 24.01 the Silverbell Road Corridor Overlay District site design, architecture, landscaping and
buffering, lighting and signage. The below discussion details how each design element meets the intent
of both regulations.
 
Site Design & Building Orientation
The building is positioned as far north on the site as possible to create ample separation from the Sierra
Ridge subdivision, situated near the existing Quik Mart and in line with the neighboring assisted living
facility with parking, the access lane, and landscaping located south of the building. The main entry faces
south, creating visual diversity for the residents to the south. This configuration, combined with the
electrical easement situated adjacent to the southern property boundary, creates a setback of over 165’
from the proposed facility and the homes in Sierra Ridge to the south. (See attached proposed Site Plan
for additional details.)
 
Architecture
The proposed building will be three stories (two stories above-grade and one level below grade) in
height, limited to 28 feet (the allowable building height is 34 feet). The proposed building has four-sided
architecture with windows, ornamentation, roof overhangs, columns, and awnings to establish visual
interest from offsite vantage points. The architectural styles, materials, and color palettes are consistent



with the Desert Southwest and complementary to the adjacent commercial development and residential
communities. Architectural embellishments include stucco, arched windows (real and faux), rounded
towers, and stone veneer columns. (See attached proposed Building Elevations for additional details.)
  
Landscaping, Buffering and Screen
Buffers from the adjacent subdivision to the south include enhanced landscaping featuring a combination
of vegetation (trees, shrubs, understory, and groundcover) and a 50-foot building setback. Where
commercial uses are adjacent to residential areas, landscape planting and/or a 6-foot masonry wall shall
be required to emulate residential landscaping and diffuse light and glare, which may occur from night
operations. A bufferyard shall be provided along the main wash from each edge of bank with a required
plant count of three plants per 100 square feet. A 15-foot bufferyard shall be provided along the northern
boundary adjacent to Silverbell Road. An enhanced landscape bufferyard shall be provided along the
south and west project boundaries adjacent to existing residential subdivisions. The landscaping shall
consist of 5 tree and 15 shrubs/accents per 1000 square feet. (See attached proposed Landscape Plan
for additional details.)
 
Lighting
All wall lighting and parking fixtures will be downward directed and shielded to prevent spillover to
adjacent properties. The proposed outdoor lighting will comply with Town of Marana Outdoor Lighting
Code, the International Dark Sky Association ordinances, the Pima Farms North Specific Plan – Villas at
Sombrero Peak, and the SRCOD. (See attached proposed Photometric Plan for additional details.)
 
Signage
The proposed signage for the facility includes two wall signs oriented on the north/northeastern side of
the building to eliminate light trespass onto residential properties to the south. A wall sign is located on
the north building façade and a marquee sign is situated on the northern portion of the eastern façade.
 (See attached proposed Sign Plan for additional details).
 
Traffic Impact
Marana Traffic Engineering staff has reviewed and conditionally approved the DRAFT National Self
Storage Traffic Impact Statement (Marana Case # TRA2009-002). Traffic Engineering staff have
indicated that they consider the proposed self-storage operation as a low traffic generating use that
should not have significant impact on the existing street network. Continental Reserve Loop has sufficient
capacity to serve the minimal amount of traffic that is anticipated to be generated. In addition, customer
use of the facility primarily on weekends will minimize potential conflicts and congestion with the nearby
Rattlesnake Ridge Elementary School.
  
Compliance
Overall, staff finds this proposal is consistent with the intent the Pima Farms North Specific Plan – The
Villas at Sombrero Peak, and the Silverbell Road Corridor Overlay District, and complies with the
requirements of the Conditional Use Permit criteria.
 
Applicant Neighborhood Outreach
The Planning Center held a neighborhood meeting on the subject property on October 6, 2020, at 5:30
PM. In addition to all property owners within 300 feet of the subject site, the Sierra Ridge / Sierra Crest
Subdivision HOA and the Continental Reserve Master Association were invited to attend the meeting. 
 
Public Notification
This public hearing was properly noticed in the Daily Territorial newspaper, and all property
owners within 300 feet for the proposed amended area were noticed by U.S. Mail of the date, time, and
topic of the public hearing. Notice was also posted at various locations within the community and on the
Town website.

Recommended Findings of Fact
Staff finds that this proposal is consistent with the intent of the Town of Marana 2040 General Plan, the



Town of Marana Land Development Code, and complies with the requirements of a conditional use
permit. Staff finds the following: 

The applicant has demonstrated that the proposed use is appropriate to the specific location and
complies with the intent of the Pima Farms North Specific Plan and Silverbell Road Corridor
Overlay District.

1.

The proposed use does not appear to be detrimental to the immediate area and to the health,
safety, and general welfare of the inhabitants of the area and the Town of Marana.

2.

The proposed use will not adversely affect the orderly development of property within the town.3.
The proposal will not adversely affect the preservation of property values and the protection of the
tax base and other substantial revenue sources within the Town of Marana.

4.

The proposed use is consistent with the objectives, policies, general land uses and programs
specified in the Town of Marana General Plan.

5.

The proposed use is not anticipated to create a nuisance or enforcement problem within the
neighborhood.

6.

The proposed use is allowable within this zoning designation subject to conditional use permit
approval and will not encourage marginal development within the neighborhood.

7.

The proposed use is not anticipated to create a demand for public services with the Town beyond
that of the ability of the Town to meet in the light of taxation and spending restraints imposed by
law.

8.

The proposed use does not conflict with the Town’s approved funding priorities.9.
The proposed site is adequate in size and shape to accommodate the intended use and all
requirements for the zone district including but not limited to setbacks, walls, landscaping and
buffer yards.

10.

 
Case Review 

Ability to comply with Findings 1 through 10 of Administration and Enforcement, Chapter 17-3 of the
Town of Marana Town Code pertaining to Conditional Use Permits, Section 17-3-2.D.

1.

Ability to comply with Title 24.01.G, Silverbell Road Corridor Overlay District of the Town of Marana
Land Development Code pertaining to Design Guidelines, Objectives and Considerations.

2.

Staff Recommendation:
Staff recommends that the Planning Commission recommend to the Town Council approval of
CUP2009-001 based on the recommended findings and subject to the following conditions:
 
Staff finds that the request for a conditional use permit complies with Findings 1-10 of Administration and
Enforcement, Chapter 17-3 of the Marana Town Code pertaining to Conditional use permits, Section
17-3-2.D, and recommends approval with the following conditions: 

Outdoor RV or boat storage, and truck and trailer rentals, shall be prohibited at this facility.1.
Nothing that can be construed as building signage shall be visible through windows on the south,
east and west sides of the building.

2.

All wall and site lighting shall be downward directed and shielded to prevent spillover to adjacent
properties, and shall conform to the attached approved Lighting Plan.

3.

All second floor windows facing south shall be fully opaque, spandrel black glass, except for the
window lighting under the portico in the covered loading drive.

4.

All second floor windows facing Continental Reserve Loop shall be fully opaque, spandrel black
glass.

5.

Suggested Motion:
I move (1) to recommend Town Council approval of Case No. CUP2009.001, a conditional use permit to



I move (1) to recommend Town Council approval of Case No. CUP2009.001, a conditional use permit to
allow a self-storage facility at 8611 N. Continental Reserve Loop, subject to the conditions listed herein;
and (2) to approve the National Self Storage at Continental Reserve Silverbell Road Corridor Overlay
District design review application.

Attachments
Application 
Narrative 
Proposed Site Plan 
Proposed Building Elevations 
Proposed Landscaping Plan 
Proposed Sign Plan 
Proposed Light Plan - Photometric 
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I. Background 

On behalf of the property owner, DAZ7-Sombrero Peak LLC, and National Self Storage, this 

document serves as the formal project narrative to accompany the Conditional Use Permit (CUP) 

application as required by the Pima Farms North Specific Plan Amendment – The Villas at Sombrero 

Peak and the Silverbell Road Corridor Overlay District Conditional Use Permit and Design Review 

processes for a climate-controlled self-storage facility in Continental Reserve. The property subject 

to these requests is located at 8611 North Continental Reserve Loop, approximately 250 feet south 

of West Silverbell Road. As shown in Exhibit I, the property consists of a single, 1.42-acre parcel, 

identified by Assessor Parcel Number (APN): 226-22-6160.  

National Self Storage (NSS) is 

a local Tucson self-storage 

company that takes pride in 

its innovative business 

model, high-quality 

management, high-tech 

security, and thoughtful 

building and landscape 

design. NSS intentionally 

designs its facilities to soften 

the outward appearance to 

surrounding neighborhoods 

while also providing curb 

appeal and a more superior 

experience for customers. A 

testament to the 

thoughtfulness and care 

they put into their facilities is 

evident at the National Self 

Storage in Dove Mountain 

located just north of the 

intersection of Tangerine 

Road and Thornydale Road. 

Intended to be designed 

similarly, the proposed facility at Continental Reserve will continue NSS’s commitment to 

integrating high-quality architecture and landscape treatments that complement and enhance the 

aesthetic of the neighborhoods they are located in.  

II. Site Conditions 

The 1.42-acre site property is currently vacant and devoid of any significant vegetation. It was 

previously graded and served as a staging area for nearby development projects (the assisted living 

facility on the parcel to the west) and public improvement projects. The terrain is generally flat, with 

the southeast corner being slightly higher in elevation and gently sloping down to the northwest. 

The average cross slope is approximately four percent.   The site fronts onto Continental Reserve 

Loop, a collector street, which has an existing curb, gutter, and sidewalk facilities in place. 

Exhibit I: Project Location 

Legend 

Subject Property 
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Ingress/egress is provided by an existing curb cut located in the center of the eastern property 

boundary. Refer to Exhibit II.A: Photo Location and Exhibit II.B: Site Photos for photographs of the 

site and an aerial showing the vantage point locations for each photo. 

The property is currently zoned ‘F’ (Pima Farms North Specific Plan) and is designated as ‘MPA’ 

(Master Planned Area) located within the Town of Marana’s General Plan, Make Marana 2040. 

Additionally, the subject property is situated within the Silverbell Road Overlay District. The 

following provides a summary of the property’s existing entitlements. It also demonstrates how the 

proposed self-storage facility is in line with the policies, regulations, and design standards 

prescribed in each regulatory document.   

A. Pima Farms North Specific Plan – The Villas at Sombrero Peak  

Approved by the Town Council on September 15, 2020 (Ordinance No. 2020.10), the subject 

site is located within the Pima Farms North Specific Plan Amendment – The Villas at 

Sombrero Peak, herein referred to as ‘The Villas at Sombrero Peak,’ with a land use 

designation of Village Core-Commercial (see Exhibit I.A: Specific Plan). While the property 

is currently zoned for commercial uses, The Villas at Sombrero Peak does not expressly 

permit self-storage uses but allows the property owner to apply for a conditional use permit 

for self-storage; thus, the impetus for this CUP request. 

The proposed National Self Storage at Continental Reserve conforms to the development 

standards and design guidelines prescribed in The Villas at Sombrero Peak by: 

• Providing a commercial use that directly serves the surrounding neighborhoods and 

accommodates an unmet market demand; 

• Providing a low-intensity commercial use that provides a transition between the more 

intensive commercial uses along Silverbell Road and the subdivisions south of the 

subject site; 

• Providing a low traffic generating use that is primarily used on weekends, minimizing 

potential conflicts and congestion associated with the nearby school; 

• Providing architectural styles, materials, and color palettes consistent with and 

complementary to the adjacent commercial development and residential 

communities; 

• Providing four-sided architecture with windows, ornamentation, roof overhangs, 

columns, and awnings to establish visual interest from offsite vantage points; 

• Providing onsite signage and lighting in compliance with the Silverbell Road Corridor 

Overlay District and the Dark Skies Ordinance;  

• Positioning the building on the north end of the property creating ample separation 

from the residences located in Sierra Ridge/Sierra Crest subdivision;  

• Limiting building height to 28 feet, which is less than the allowable building height (34 

feet);   

• Installing new healthy vegetation in the landscape buffers and parking areas to 

mitigate urban heat island effect and provide visual interest and variation from 

adjacent properties; and 
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• Providing primary access from a collector road, Continental Reserve Loop, that has 

sufficient capacity to support the proposed self-storage facility.  

B. Make Marana 2040 

The Town of Marana’s General Plan, Make Marana 2040, designates the subject property 

as MPA (Master Plan Area). The MPA land use designation demonstrates where a specific 

plan has been adopted in the Town and is characterized by a variety of land uses, densities 

and intensities. The subject property is also located within the ‘South Growth Area,’ which 

contains most the Town’s commercially designated properties and is envisioned to grow 

with infill development and redevelopment that is compatible and enhances existing 

neighborhoods. 

Make Marana 2040 supports the proposed self-storage facility as it furthers the goals of the 

plan by: 

• Providing a commercial use that supports the current and future needs of the 

surrounding community;  

• Providing a use that generates sales tax revenue for the Town;  

• Providing onsite transitional land use techniques (building location, landscape 

bufferyards, height limitations, etc.); and 

• Providing architectural styles, materials, and color palettes consistent with and 

complementary to the adjacent commercial development and residential 

communities. 

C. Silverbell Road Corridor Overlay District (SRCOD) 

The subject property is located within the Silverbell Road Corridor Overlay District (SCROD). 

The purpose of the SRCOD is to encourage and promote high-quality commercial 

development that is oriented to serve the adjacent neighborhoods and is compatible and 

complementary to the surrounding community. The SRCOD recognizes the value of 

establishing an aesthetically pleasing commercial corridor that supports and preserves the 

character of the residential neighborhoods and is ensured by a design review process 

subject to approval by the Planning Commission. While the subject site is permitted for 

commercial uses, the SRCOD does not expressly authorize self-storage uses but instead 

requires a conditional use permit and design review process to ensure that the site design, 

building location, and overall business operations do not adversely impact the adjoining 

properties.  

The proposed National Self Storage at Continental Reserve conforms to the design 

guidelines, objectives, and considerations of the SRCOD by: 

• Providing a commercial use that directly serves the surrounding neighborhoods and 

accommodates an unmet market demand; 

• Providing a low-intensity commercial use that provides a transition between the 

more intensive commercial uses along Silverbell Road and the subdivisions south of 

the subject site;  
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• Designing the site with sensitivity to the adjacent residences (positioning the 

building as far north on the site as possible to create ample separation, providing 

an enhanced landscape buffer, limiting building height, etc.); 

• Providing high-quality architectural styles, materials, and color palettes consistent 

with the Desert Southwest and complementary to the adjacent commercial 

development and residential communities; 

• Providing four-sided architecture with windows, ornamentation, roof overhangs, 

columns, and awnings to establish visual interest from offsite vantage points; 

• Installing new healthy vegetation in the landscape buffers and parking areas to 

mitigate urban heat island effect, and provide visual interest and a robust 

architectural edge as well as screening from adjacent properties; 

• Providing high-tech 24-hour surveillance on the property to promote a safe 

environment for users of the facility and residents of the surrounding residents; 

• Maintaining the existing driveway along Continental Reserve Loop, a collector road, 

for direct access and cross-access easement on the western property boundary for 

emergency access purposes;  

• Prohibiting outdoor storage of materials, boats, and recreational vehicles; 

• Limiting the hours of operation to daytime hours of 6:00 AM and 10:00 PM; 

• Providing onsite lighting that is shielded, down-ward directed in compliance with 

the Dark Skies Ordinance; 

• Orienting signage on the north/northeastern side of the building to eliminate light 

trespass on to residential properties to the south; 

 

Exhibit II.A: Photo Locations 

Legend 
    Subject Property 

    Photo Vantage Point 
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Exhibit II.B: Site Photos 

 
 

 

1. View from the northwest corner looking north. 

2. View from the northwest corner looking east. 
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3. View from the northwest corner looking southeast . 

4. View from the northwest corner looking south.  
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5. View from the northwest corner looking west. 

6. View from the northeast corner looking north . 
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7. View from the northeast corner looking east. 

8. View from the northeast corner looking southeast.  
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9. View from the northeast corner looking south. 

10. View from the northeast corner looking west.  
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12. View from the southeast corner looking northeast.  

11. View from the southeast corner looking north. 
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13. View from the southeast corner looking northeast. 

14. View from the southeast corner looking south. 
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15. View from the southeast corner looking northwest. 

16. View from the southwest corner looking north.  
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17. View from the southwest corner looking northeast.  

18. View from the southwest corner looking east. 
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19. View from the southwest corner looking south. 

20. View from the southwest corner looking west. 
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III. Offsite Conditions 

As demonstrated in Exhibit 

III.A, surrounding land uses 

can be generally described 

as commercial to the north 

and west, commercial and 

recreation to the east, and 

common area/ utility 

easements and single-family 

residences to the south. 

More specifically, Quik Mart 

convenience store and gas 

station abuts the northern 

site boundary. Farther north, 

across Silverbell Road, sits an 

approximately five-and-a-

half-acre vacant lot and two 

subdivisions of Continental 

Ranch consisting of one and 

two-story homes. The 

Watermark at Continental 

Ranch, a two-story assisted 

living facility, is situated on 

the parcel directly to the 

west.  Farther to the west, 

plans for a two-story charter 

school are currently under 

review by the Town of 

Marana.  

Continental Reserve Loop, a divided 4-lane minor local road with a raised landscaped median, runs along 

the eastern property boundary. Commercial and office development continues across Continental 

Reserve Loop to the east along Silverbell Road, and the nine-acre Continental Reserve Community Park 

is east of Continental Reserve Loop. Rattlesnake Ridge Elementary School is located south of the 

property on the opposite side of Continental Reserve Loop. The Sierra Ridge / Sierra Crest Subdivision 

lies to the south and consists of 146 single-family homes. The subject property is separated from the 

residential subdivision by a 100-foot WAPA electrical transmission easement and a 20’ utility easement. 

All properties in the general project vicinity are zoned ‘F’ (Specific Plan). Similar to the subject site, the 

properties to the north and west are located within the Pima Farms North Specific Plan – The Villas at 

Sombrero Peak with a land use designation of Village Core-Commercial. The properties located south 

and east (across Continental Reserve Loop) of the site are within the Pima Farms Specific Plan with land 

use designations of Natural Open Space/ Common Area/ Park, Medium-High Density Residential, and 

School.  Properties located at the southwest corner of Silverbell Road and Continental Reserve Loop, 

and across Silverbell Road are located in the planning boundaries of the Continental Ranch Specific Plan 

Legend 

Subject Property 

Exhibit III.A: Surrounding Land Uses 
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with land use designations of Commercial and Medium-Density Residential (refer to Exhibit III.B: 

Surrounding Zoning).  

All properties in the general project vicinity are designated as MPA (Master Plan Area) in the Town of 

Marana’s General Plan, Make Marana 2040.  

 

  

Legend 

Subject Property 

Pima Farms North Specific Plan  

Pima Farms Specific Plan  

Continental Ranch Specific Plan  

 

Land Use Designations  

Commercial  

Medium Density Residential  

Medium-High Denisty Residential  

Natural Open Space / Common Area/Park 

School  

 

 

Exhibit III.B: Surrounding Zoning 

 

PIMA FARMS NORTH 
 SPECIFIC PLAN – THE VILLAS AT 

SOMBRERO PEAK 

CONTINENTAL RANCH 
SPECIFIC PLAN 

PIMA FARMS 
SPECIFIC PLAN 

PIMA FARMS 
SPECIFIC PLAN 
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IV. Land Use Proposal 

This proposal is for an infill development consisting of a climate-controlled self-storage facility on the 

1.42-acre site bound on the west by Continental Reserve Loop Road, approximately 250 feet south of 

Silverbell Road. As demonstrated in Exhibit IV.A: Proposed Site Plan, this project envisions the 

development of a 76,065 square self-storage facility operated by National Self-Storage, parking areas, 

and landscape buffers. Landscape buffers will feature a combination of trees, shrubs, understory, and 

groundcover in compliance with the Town of Marana standards.  Access to the site will be provided via 

an existing curb cut on Continental Reserve Loop. Cross-access with the Watermark at Continential 

Reserve assisted living facility will be provided along the western boundary for emergency purposes 

only. 

The proposed building will be three stories (two stories above-grade and one level below grade) in 

height, limited to 28 feet. As shown in Exhibit IV.B: Colored Building Elevations, the proposed facility 

features four-sided architecture with a mix of earth tones color palettes, and architectural 

embellishments such as colored stucco, arched windows (real and faux), rounded towers, and stone 

veneer columns; all of which are commonly displayed throughout the Town of Marana and Continental 

Reserve.  

Lighting will be provided on the building’s facades and the loading dock, and throughout the parking 

areas. As demonstrated on the Proposed Lighting Plan, submitted under separate cover, exterior lights 

consist of small sconce fixtures, surface-mounted fixtures, or low-profile light poles. All lighting, 

including building lighting and parking lot lighting, shall be in conformance with the Town of Marana 

Outdoor Lighting Code, Dark Skies Ordinances, and in compliance with the Pima Farms North Specific 

Plan – Villas at Sombrero Peak and the Silverbell Road Corridor Overlay District. All lighting shall be 

downward directed and shielded to prevent spillover on adjacent properties.  

As shown in Exhibit IV.C: Sign Renderings, the proposed facility will feature two signs: a traditional panel 

sign located on the north building façade and a marquee sign situated on the northern portion of the 

eastern façade. The signs, particularly the marquee sign, have been uniquely designed and are intended 

to give homage to National Self Storage’s birthplace, Tucson, and its history with neon signs. With the 

thoughtfully selected sign locations and the building’s articulations, it is anticipated that the signs and 

light generated from the signs will not noticeable from the residential properties south of the project 

property given that the windows located on the southern façade will be opaque, using black spandrel. 

Complete details of the proposed signs can be found under separate cover. Should additional signage 

be proposed on the property (small monument signs), an amended sign program will be submitted to 

the Town of Marana for review and approval.  

This site was carefully selected to conveniently serve the area that has an unmet demand for storage 

uses while being designed with the residential uses south of the site in mind. The building is positioned 

on the northern portion of the site, closer to the existing Quik Mart and in line with the neighboring 

assisted living facility with parking, the access lane, and landscaping located south of the building. 

Furthermore, the building is oriented with the main entry facing towards the south, which provides 

articulation to the building’s façade creating visual diversity for the residents to the south. 
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As discussed previously, the proposed self-storage facility and site design are consistent with the overall 

goals, policies, standards, and regulations of the Pima Farms North Specific Plan – The Villas at Sombrero 

Peak, Make Marana 2040, and the Silverbell Road Corridor Overlay District.  

A. Business Activities and Hours of Operation 

Storage and operation activities will take place indoors in a climate-controlled environment. 

Customers may rent varying sized storage units ranging from 25 square feet to 300 square 

feet. Storage will be limited to the interior of the building, and no outdoor storage of any 

kind will take place at this facility. Additionally, no truck rentals will be provided at this 

location. 

NSS operates more like a hands-on service business than a traditional self-storage facility. 

Employees assist customers in assessing storage needs and ensure proper upkeep of the 

facility and the parking areas. Two to three employees, one full-time and two part-time, will 

staff the facility during operating hours. No residential accommodations will be provided, 

and no employees will be living on site. 

National Self Storage at Continential Reserve will be open daily, seven days a week from 

6:00 AM to 10:00 PM. The business office will be open from 9:00 AM to 6:00 PM Monday 

through Friday, and 10:00 AM to 4:00 PM on Saturday. Storage units may be accessed from 

6:00 AM to 10:00 PM via keycards.  

B. Traffic Impact  

According to the draft Traffic Impact Statement (TIS) prepared by EPS Group, Inc. (Marana 

Case No. TRA2009-00), the proposed self-storage facility will have no significant impact on 

the existing street network as Continental Reserve Loop has sufficient capacity to serve the 

minimal amount of traffic that is anticipated to be generated. The draft TIS, submitted 

under separate cover, has been conditionally accepted by Town of Marana Traffic 

Engineering staff.  

Per the draft TIS prepared by EPS Group, Inc., the National Self Storage facility is anticipated 

to generate less than 115 daily trips with 8 AM peak-hour trips and 13 PM peak-hour trips. 

Due to the existing driveway configuration and landscaped median, access to the site will 

be limited to right-in/right-out. The findings of the traffic study have indicated that no 

improvements or turn lanes are warranted as a result of the proposed development.  

For a point of comparison related to traffic, from January 2020 to August 2020, the National 

Self Storage at Dove Mountain generated an average of 47 trips per day, which is measured 

by the number of times a unit is accessed via a keycard with the majority of the trips 

occuring on weekends or during non-peak-hours. The facility at Dove Mountain is 

significantly larger than the proposed facility; thus, it is anticipated that this proposed 

facility will generate much less. Furthermore, the proposed self-storage use generates far 

less traffic than other uses (office, retail, restaurant, multi-family apartments, etc.) that are 

currently permitted on the property. Because of the low number of trips generated and 
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typical usage times, the proposed use is ideal for this location as it presents few conflicts 

with traffic generated by the school or community park. 

C. Mitigation Techniques to Minimize Neighbor Impact 

The site is bordered by existing commercial development (Quik Mart) to the north, an 

assisted living facility to the west, Continental Reserve Loop on the east, and the Sierra 

Ridge/Sierra Crest Subdivision to the south. Between the site and the residences located in 

the Sierra Ridge/Sierra Crest Subdivision is a 120-foot wide strip of common area that 

contains a 20-foot utility easement and a 100’ WAPA transmission line, which will remain 

as open space indefinitely. The site configuration, in conjunction with the 120-foot wide 

area, places the proposed self-storage building over 165 feet away from the nearest 

backyard wall in Sierra Ridge. 

In addition to establishing ample separation, which aids in preserving distance mountain 

views, the following will be incorporated to minimize impact to adjacent properties: 

• Overall building design to nearly mimic the existing National Self Storage facility in 

Dove Mountain, which received an award for of being the best self-storage facility 

in the industry in 2018 (refer to Exhibit IV.D: National Self Storage-Dove Mountain); 

• Landscape buffers with new healthy vegetation will be provided on all property 

boundaries to provide screening and visual interest from offsite viewpoints;  

• A 50-foot building setback will be provided from the southern property boundary 

providing a transition across the site; 

• Faux windows will be provided on the southern building façade to eliminate privacy 

concerns for the residents of the subdivision to the south; 

• Signage will be limited to the northern and eastern (northern portion) building 

façade; 

• Building height will be limited to 28 feet, which is less than the allowable building 

height per the existing entitlements;  

• Trash receptacles, loading areas, and mechanical elements will be appropriately 

screened with landscaping, masonry walls, or other screening mechanisms; 

• An onsite manager will be present during business hours to ensure the safety of the 

facility users and members of the community; 

• Outdoor storage of vehicles, boats, and R.V.s are prohibited at this location; 

• State-of-the-art surveillance technologies with 24-hour video monitoring will be 

installed to monitor activities internal and external to the building;  

• Onsite lighting provided in compliance with the Dark Skies Ordinance with 

appropriate pedestrian level lighting;  

• Access to storage units will be limited to 6:00 AM and 10:00 PM, and office hours 

will be limited to 9:00 AM and 6:00 PM, daily. 
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Exhibit IV.A: Proposed Site Plan 
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Exhibit IV.B: Colored Building Elevations 
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Exhibit IV.B: Colored Building Elevations (continued) 
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Exhibit IV.C: Sign Renderings 
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Exhibit IV.D: National Self Storage-Dove Mountain 
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V. Public Participation 

The following describes the public outreach efforts for the proposed National Self Storage facility 

located south of the Quik Mart at Silverbell Road and Continental Reserve Loop.  

A. Pre-Submittal Outreach 

Before application submittal, a letter was mailed on June 8, 2020, to the owners of the 

properties located immediately south of the project site, inviting them to discuss the 

proposed self-storage facility. In addition to the adjacent property owners, the Sierra Ridge 

Subdivision HOA and the Continental Reserve Master Association were invited. Exhibit V.A: 

Pre-Submittal Public Outreach  provides a copy of the letter and mailing labels as well as a 

map of the notified properties. To date, no one has responded to this offer to meet.  

B. Public Notification 

A notification letter was sent on July 28, 2020, to all property owners within 300 feet of the 

subject property, inviting them to attend a virtual meeting on August 13, 2020, to discuss the 

proposed project. In addition to all property owners within 300 feet, the Sierra Ridge 

Subdivision HOA, Continental Reserve Master Association, and Continental Ranch Master 

Association were notified. Exhibit V.B: Public Outreach Packet provides a copy of the letter 

and mailing labels as well as a map of the notified properties. Approximately ten individuals 

expressed interest in participating in the virtual meeting.  

C. Public Outreach Summary 

A virtual neighborhood meeting was hosted on August 13, 2020, using 

FreeConferenceCall.com, an online meeting platform. Approximately 14 individuals 

participated in the meeting, 3 of which were members of the development team (refer to 

Exhibit V.C: Virtual Meeting Attendance List).  Two individuals on the call expressed that they 

lived in the Sierra Ridge Subdivision south of the property; others lived within Continental 

Reserve A presentation was provided to participants describing the site context, proposed 

site plan, and building and sign elevations for the storage facility as well as the entitlement 

processes required to develop the facility at this site.  

The following presents a list of concerns that were expressed by neighbors before, during, or 

after the virtual meeting.  

• Building Size – it was expressed that the building’s footprint is “too big” for the site. 

The Pima Farms North Specific Plan – The Villas at Sombrero Peak allows for building 

coverage up to 75% of the site. The proposed self-storage facility is well under this 

limit, at approximately 44% of the site. 

  

• Building Height – there was a general concern that the proposed two-story building 

is not appropriate at this location. The proposed storage facility will be a maximum of 

28 feet in height, which is consistent with the Watermark at Continental Reserve 

facility located immediately west of the site. It should be noted that the existing 
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entitlements on the property allow buildings to reach a maximum height of 34 feet, 

similar to the permitted building height of the homes in Sierra Ridge and other nearby 

Continental Reserve neighborhoods. 

 

• Land Use Compatibility -  It was stated that the proposed storage facility does not “fit 

in” with the residential neighborhood. This project is an infill development on a 

property that has commercial zoning and commercial development on two of the four 

sides. Critical to the Silverbell Road Corridor Overlay District is providing commercial 

uses that serve the neighborhoods. Based on a market study performed by the 

developer, Continental Reserve and Continental Ranch are currently underserved and 

need storage facilities. Furthermore, the subject site does not immediately abut a 

residential neighborhood. It is separated by a 120-foot utility easement and will 

remain as open space indefinitely. 

 

• Architectural style – it was stated that the building architecture does not emulate the 

surrounding area nor display characteristics of the desert southwest. The 

architectural style utilized for this building draws upon a variety of styles, material, 

and color palettes that are consistent with the desert southwest and the surrounding 

commercial and residential homes. It will feature earth tones and stone veneer as 

well as architectural elements such as rounded towers that are displayed throughout 

the Town of Marana. This storage facility will nearly mimic the design of the facility 

located in Dove Mountain, which was voted as the 2018 Facility of the Year by the 

industry.  

 

• Landscaping – there was a general concern that the trees provided on the southern 

boundary would not be big enough to screen the building. It was explained to 

neighbors that all landscaping would be provided in compliance with the Town of 

Marana requirements and that over time the trees would mature to effectively screen 

the proposed facility from the residential neighborhood to the south. 

 

• Traffic  – it was stated that the traffic generated from the proposed storage facility 

would overburden Continental Reserve Loop and would present conflicts with school 

traffic. A preliminary traffic analysis indicates that the proposed self-storage facility 

will generate approximately 115 total trips per day (8 - AM peak hour trips and 13 - 

PM peak hour trips), which is negligible compared to an apartment complex or other 

commercial/residential use that is permitted on the property today.  

 

• Noise – there were concerns associated with the noise generated from moving trucks 

onsite. It was explained that most users of these storage facilities are there for more 

extended periods and that it is typical for customers to turn off their vehicles before 

entering the facility to collect their belongings. They are also generally arriving in their 

vehicles, not large moving trucks. Hours of operation will be limited to 6:00 AM to 

10:00 PM, and after-hours access will be prohibited. Therefore, noise impacts will be 

minimal.  

• Crime – it was expressed that overall crime in the general area would increase as a 

result of the storage facility. National Self Storage uses state-of-the-art 24-hour 
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surveillance technology to ensure that both users of the facility and nearby residents 

and property owners are protected from unwanted criminal activity. Additionally, a 

manager will be present on-site during business hours to ensure the facility is 

monitored appropriately. Since opening its facility in Dove Mountain, National Self 

Storage has had zero crime incidents. The Town of Marana Police Department has 

verified that crime associated with other commercial uses, such as grocery stores, 

restaurants, etc. is more substantial than crime generated by an indoor self-storage 

facility.  

 

• Property Values – concern was expressed that the proposed development would 

lower property values adjacent to the site. This is simply not the case; residential 

property values are assessed utilizing market comparables of home sales in the 

general vicinity. Adjacent commercial development plays a small part in determining 

the assessed value. It is our understanding that vacant property has a more negative 

impact on property values than commercial development does due to the uncertainty 

of future uses.  To verify this, values of properties located near the self-storage facility 

in Dove Mountain were examined to see if there were any noticeable impacts on 

value since the facility opened based on the assessed home values. As suspected, 

there is no evidence that property values decreased. 

D. Post-Submittal Public Outreach 

A neighborhood meeting was held on the subject property on October 6, 2020, at 5:30 PM. In 

addition to all property owners within 300 feet of the subject site, the Sierra Ridge / Sierra 

Crest Subdivision HOA and the Continental Reserve Master Association were invited to attend 

the meeting. All attendees at the August 13, 2020, virtual meeting were also emailed an 

invitation to the meeting on site. Refer to Exhibit V.D.1: Post-Submittal Public Outreach Packet 

for the notification letter, email to virtual meeting attendees, mailing labels, and map of 

notified property owners. As part of the notification letter, the applicant provided individuals 

with an opportunity to express comments and concerns and indicate support for the project.  

Four individuals stopped by the property to ask general questions about the project. All four 

individuals expressed support for the project. Topics of discussion generally revolved around 

the high-quality design of the building and landscaping, lighting being downward directed in 

compliance with the Dark Skies Ordinance, thoughtful placement of the building, similar 

building height as the adjacent development, sense of security that the facility will bring 

compared to the gas station, demand for storage uses in the project vicinity, and low-impact 

commercial development being preferential at this location. 

Since disseminating the notification letter for the October 6 meeting, the applicant has 

received two letter from property owners indicating support for the proposed project (see 

Exhibit V.D.2: Neighbor Support Letters).  
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Exhibit V.A: Pre-Submittal Public Outreach Packet (Notified Adjacent Properties Map) 
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Exhibit V.A: Pre-Submittal Public Outreach Packet (Notified Adjacent Properties Mailing Labels) 
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Exhibit V.A: Pre-Submittal Public Outreach Packet (Letter to Adjacent Neighbors) 
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Exhibit V.A: Pre-Submittal Public Outreach Packet (Letter to Adjacent Neighbors - continued) 
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 Exhibit V.B: Public Outreach Packet (Notified Properties within 300’) 
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 Exhibit V.B: Public Outreach Packet (Notified Properties within 300’ Mailing Labels) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’ - continued) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’ - continued) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’ - continued) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’ - continued) 
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Exhibit V.B: Public Outreach Packet (Letter to Neighbors within 300’ - continued) 
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Exhibit V.C: Virtual Meeting Attendance List 
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Exhibit V.C: Virtual Meeting Attendance List (continued) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notified Individuals Map) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notified Individuals Mailing Labels) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Email to Virtual Meeting Attendees) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notification Letter)
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notification Letter - continued) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notification Letter - continued) 
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Exhibit V.D.1: Post-Submittal Public Outreach Packet (Notification Letter - continued) 
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Exhibit V.D.2: Neighbor Support Letters  
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Exhibit V.D.2: Neighbor Support Letters (continued) 
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NATIONAL SELF STORAGE SIGNAGE

"This sign plan has been submitted for design review compliance with Marana Land 
Development Code Title 24.0, the Silverbell Road Corridor Overlay District. A separate sign 

permit shall be submitted for building compliance review and shall be in substantial 
conformance with the sign plan design approved by CUP2009.001." 
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SCALE 3/8”=1’-0”  

*  THIS SIGN IS INTENDED TO BE INSTALLED IN ACCORDANCE WITH THE REQUIREMENTS OF ARTICLE 600 OF THE NATIONAL ELECTRICAL CODE AND/OR OTHER APPLICABLE LOCAL CODES.  THIS INCLUDES PROPER GROUNDING AND THE BONDING OF THE SIGN AND CURRENT UL STANDARDS.
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10’-8”10’-8”10’-8”

FABRICATE AND INSTALL ONE (1) SET OF ILLUMINATED PAN CHANNEL 
LETTERS ON A RACEWAY.

PC LETTERS: 
RETURNS: TO BE OF 3” PRE-FINISHED ALUMINUM .040 PAINTED   BLACK.
BACKS: TO BE ALUMINUM .090. UNFINISHED.
LIGHTING: TO BE  AND WHITE LEDS.RED
INSTALL: ALL MOUNTED ON A LETTERS MOUNTED ON A BACKER PANEL, 
RACEWAY ONTO BUILDING.

SUBJECT TO CODE AND LANDLORD APPROVAL. CUSTOMER TO PROVIDE LABELED, DEDICATED 
CIRCUIT(S) THAT MEETS CODE REQUIREMENTS TO THE SIGN LOCATION. IF CUSTOMER NEEDS 
PHOTO CELLS OR TIME CLOCKS PLEASE REQUEST FROM ADDISIGNS THAT THESE ITEMS BE ADDED 
TO YOUR ORDER. 

7”7”7”

11”11”11”

11”11”11”

SIDE VIEW (NTS)

10”10”10”

R

4.5” x 4.5” FCO

RED RETURNS
WHITE RETURNS

.090 BACKGROUND WHITE
3630-20

Black
3630-22

PANTONE BLACK C

DARK RED
3630-73

PANTONE 7621 C

SIMULATED NIGHT VIEW

.090 ALUMINUM OR 
TITANIUM WITH .063 FILLER 

REVERSE  LETTER 
3” OR 5” RETURNS

ACRYLIC FACE

TRIMCAP SCREWED TO
LETTER @ 18” O.C.

WALL OR FASCIA VARIES 
IN THICKNESS AND MATERIAL

1/4” DRAIN HOLE

 
1” X 1” X 1/8” 
ALUMINUM ANGLE

LED WIRE

 LED LIGHTS
(LIGHT EMITTING 

DIODES)

3/8” X 4” LAG OR THRU BOLTS

REMOTE 
POWER 
SUPPLY

1” ALUMINUM 
SQUARE TUBE

.090/.063
ALUM. FACE

DISCONNECT

TIMER installed to comply with 
the COT outdoor lighting code.

Internally illuminated sign as shown on this page 
does not exceed the 4400k color temp.

NORTH ELEVATION
SCALE 1/32” = 1’-0”

R
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SCALE 1/2”=1’-0”  

FABRICATE AND INSTALL (1) SET OF ILLUMINATED PAN CHANNEL LETTERS FOR SINGLE SIDED 
BLADE SIGN.

LETTERS: TO BE OF 3” OPEN FACE  PRE-FINISHED ALUMINUM .040, PAINTED WHITE INTERIOR AND 
BLACK RETURNS
BLADE: TO BE .040 ALUMINUM RACEWAY WITH RED LED STRIP ON BUILDING SIDE.
INSTALL: LETTERS TO BE FLUSH MOUNTED ON RACEWAY, WHICH WILL BE MOUNTED PERPENDICULAR 
TO WALL. RACEWAY TO BE PAINTED BLACK.

SUBJECT TO CODE AND LANDLORD APPROVAL. CUSTOMER TO PROVIDE LABELED, DEDICATED 
CIRCUIT(S) THAT MEETS CODE REQUIREMENTS TO THE SIGN LOCATION. IF CUSTOMER NEEDS PHOTO 
CELLS OR TIME CLOCKS PLEASE REQUEST FROM ADDISIGNS THAT THESE ITEMS BE ADDED TO YOUR 
ORDER. 
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B
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REVERSE  LETTER 
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TRIMCAP SCREWED TO
LETTER @ 18” O.C.

WALL OR FASCIA VARIES 
IN THICKNESS AND MATERIAL

1/4” DRAIN HOLE

 
1” X 1” X 1/8” 
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LED WIRE

 LED LIGHTS
(LIGHT EMITTING 

DIODES)

3/8” X 4” LAG OR THRU BOLTS

REMOTE 
POWER 
SUPPLY

1” ALUMINUM 
SQUARE TUBE

.090/.063
ALUM. FACE

DISCONNECT

TIMER installed to comply with 
the COT outdoor lighting code.

Internally illuminated sign as shown on this page 
does not exceed the 4400k color temp.

EAST ELEVATION
SCALE 1/16” = 1’-0”

NORTH ELEVATION
NOT TO SCALE

EAST ELEVATION
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Planning Commission - Regular Meeting
Meeting Date: 10/28/2020  

To: Planning Commission

From: Justin Currie, Planner

Date: October 28, 2020

Strategic Plan Focus Area:
Not Applicable 

Subject: CUP2010-001 QuikTrip Highway Sign. A request for approval of a conditional use permit
allowing for the development of a shared freestanding interstate sign located at the northwest
corner of I-10 and Tangerine Rd. (Justin Currie)

Discussion:
Request
QuikTrip has submitted an application for the approval of a Conditional Use Permit for a shared
freestanding interstate sign as required by Section 17-10-21 Freeway Interstate Signs in the Marana
Town Code. Partnering with the adjacent land-owner, Tangerine/I-10 LLC, QuikTrip has designed a
multi-use freestanding interstate sign that will be shared with adjacent commercial developments in the
future. 

Proposed Sign
Marana Town Code Section 17-10-21 limits freeway signs to a maximum height of 65' and 300 square
feet of sign area. The proposed sign stands at 60' tall and there is approximately 285 square feet of sign
area. The sign will be of a metal and brick design. At the base, black structural brick will be used to match
the brick used in the adjacent, planned QuikTrip store design and construction. Support poles will be
painted and wrapped metal that similar to the existing QuikTrip freeway sign located at the intersection of
Valencia Road and I-19.

This sign will be utilized by future adjacent developments as this property is part of the Tangerine
Commerce Park Specific Plan master development area.  Three tenant panels are proposed, two of
them for future, unknown tenants and one QuikTrip electronic message display panel for advertising fuel
pricing.  QuikTrip has worked with ADOT to ensure the future user panels comply with their sign
guidelines.

The sign will be located on the eastern portion of the QuikTrip property adjacent to an existing Cortaro
Marana Irrigation District (CMID) canal and the I-10 exit ramp. This location is within the 250' limit from
the interstate right of way as required by Section 17-10-21 of the Town Code.

Public Notification
This public hearing was properly advertised and all property owners within 300 feet of the subject
property were sent letters informing them of the proposed use.  As of the date of this report, staff has not
received any correspondence either in support or opposition to this project.

Staff Recommendation:
Staff recommends approval of the Conditional Use Permit.

Suggested Motion:
I move to approve CUP2010-001, a Conditional Use Permit for the QuikTrip shared



I move to approve CUP2010-001, a Conditional Use Permit for the QuikTrip shared
freestanding interstate sign.

Attachments
Application 
Project Narrative 
Location Map 
Site Plan 
Sign Elevation 



 

 
 

Development Services / maranaplanning@maranaAZ.gov 

11555 West Civic Center Drive / Marana, AZ 85653 

Ph (520) 382-2600 / Fax (520) 382-2641 / maranaAZ.gov 

PROJECT APPLICATION 
APPLICATION TYPE 

 Annexation  Development Plan  Development Plan Package  General Plan Amendment 
 Rezone  Minor Land Division  Significant Land Use Change  Conditional Use Permit 
 Specific Plan  Landscape Plan  Native Plant Plan/Exception  SWPP 
 Variance  Hydraulic Model  Sewer Capacity Assurance  Sign Program 
 Plat  Improvement Plan  Report (Type): ______________  Other: ___________________ 

PROJECT INFORMATION 

Project Name: 

Description of Project: Number of Lots: 

Parcel No.(s): Gross Area (Acres): 

Project Address: 

Ref. Project No.: 

CONTACT INFORMATION 

Owner: Contact Name: 

Address: City: State: Zip: 

Email: Phone No.: 
 

Applicant: Contact Name: 

Address: City: State: Zip: 

Email: Phone No.: 
 

Consultant/Engineer: Contact Name: 

Address: City: State: Zip: 

Email: Phone No.: 

OWNER/APPLICANT AUTHORIZATION 

I hereby certify that the information set forth in this application are true and correct to the best of my 
knowledge and that I am either the owner of the property or that I have been authorized in writing by the 
owner to file this application. (If applicant is not the owner, attach written authorization from the owner.) 
 

   
Applicant Name (PRINT) Signature Date 

 

FOR OFFICIAL USE ONLY 
 Project No.______________________ Date Received____________________ 

Revision Date 03/29/2019 
 

Real Estate Project Manager  
 
 
 
Jonathan Naut 

mailto:maranaplanning@maranaAZ.gov
http://www.maranaaz.gov/


 

 

 

 

 

 
 

CONDITIONAL USE PERMIT 

 
QT #1491 – I-10 & Tangerine Rd. 

Marana, AZ 
 

 

 

 

APPLICANT: 

QuikTrip Corporation 

Jonathan Naut 

1116 E. Broadway Rd., Tempe, AZ 85282 

480-446-6318 

jnaut@quiktrip.com 

mailto:jnaut@quiktrip.com


DESCRIPTION OF REQUEST 
 
 

QuikTrip would like to submit an application for Conditional Use Permit for a shared highway 

sign. In partnering with Tangerine/I-10 LLC, QuikTrip has worked on a design and incorporated 

feedback from Staff for a multi-use highway sign. Additionally, QuikTrip has partnered with 

ADOT to ensure the future user panels comply with their sign guidelines. 

 

 
NEIGHBORHOOD IMPACT 

 
 

As part of the Tangerine Commerce Park planned area, QuikTrip is the first of many future 

commercial uses planned along the Tangerine corridor. Currently, the areas adjacent to the site 

are vacant and no negative impact will be experienced. The new QuikTrip store will capture the 

existing traffic along Tangerine & I-10 and the proposed highway sign will ensure visibility and 

time to exit. 

 

OPERATION INFORMATION 
 
 

The QuikTrip store will operate 24/7 and the proposed sign will advertise fuel prices at all times 

as well. The LED cabinet will comply will all sign and lighting requirements for not only the 

Town of Marana but also within ADOT’s requirements also. The store will operate on 3 shifts, 

morning, evening and overnight, with between 1-6 employees at a time. 

 

SIGN DETAILS 
 
 

The proposed sign will be of metal and brick design. At the base, black structural brick will be 

used to match the brick used in the Store’s construction. The poles were designed with feedback 

from Staff to be painted metal wrap to reflect our location on Valencia & I-19. Three tenant 

panels are proposed with two of them being for future, unknown tenants and one QuikTrip panel 

advertising fuel pricing. The sign stands at 60’ and approximately 285sqft sign area. 

 

ADJACENT PROPERTY INFORMATION 

 

Three parcels are within 300’ of this proposed sign.  

• 9400 W. Tangerine Rd. 

• Parcel 216-12-0250; Mailing Address 3567 E SUNRISE DRSTE 

219TUCSON AZ  85718-3232 

• Parcel 217-55-012D; Mailing Address PO Box 4085, Santa Monica, 

CA 90411 



© Latitude Geographics Group Ltd.
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Planning Commission - Regular Meeting
Meeting Date: 10/28/2020  

To: Planning Commission

From: Brian Varney, Senior Planner

Date: October 28, 2020

Strategic Plan Focus Area:
Not Applicable 

Subject: PCZ2010-001: Amendments to the Continental Ranch Specific Plan; Chapter V.
Development Regulations; Chapter VII. Specific Plan Implementation. Recommendation
to the Town Council for approval of amendments to the Continental Ranch Specific
Plan modifying development regulations pertaining to Congregate Care Housing and
revising the procedures for approval of a site plan. (Brian Varney)

Discussion:
Request
A23 Studios, representing Greystar, is requesting an amendment to the Continental Ranch Specific Plan
to revise the development standards within the Commercial and Freeway Commercial land use
designations as they apply to congregate care housing, specifically pertaining to the minimum lot area,
minimum density, and minimum parking provisions.

Development Regulation Amendments
The applicant is requesting the amendments in order to plan and design a senior living facility to be
proposed at the intersection of Silverbell Road and Schisler Drive, northwest of the Leman Academy in
Continental Ranch. The applicant has encountered challenges in designing a facility suitable to current
senior housing market needs and demands under the development standards for residential
development within the land use designations as they apply to congregate care housing in the
Commercial and Freeway Commercial designated land use areas in the Continental Ranch Specific Plan
area. 

The current standards have been effective in accommodating multi-family residential developments that
consists of the typical variety of residential unit sizes and the majority of the residents drive vehicles. The
multi-family residential development standards require a minimum lot area and gross land area of 2,000
square feet per dwelling unit. While this density regulation may be appropriate for the standard apartment
complex that is designed to accommodate a wide variety of occupancy arrangements, the typical size
of the units in senior living communities are much smaller, generally designed for one or two person
occupancy and rely on additional communal living spaces. The applicant contends the land area
requirements excessively restrict development and create a limitation on the unit typology and quantity
for a senior living facility. 

A concept site plan has been attached to this report that represents the general site layout and number of
units under consideration for development. The concept plan indicates a proposed 141 unit count on a
site area of 3.90 acres resulting in approximately 1,204 square feet of gross land area per dwelling
unit. The Unit Matrix on the concept plan indicates that most of the dwelling units contain less than 800
square feet of living area.

The applicant also contends the amount of parking required by the Specific Plan is excessive for
congregate care facilities. Many residents in this type of living arrangement no longer drive or own only
one vehicle per household. The development standards require a minimum of 1.5 on-site parking spaces



per unit. The Town's recently adopted parking standards [Chapter 17.9 (Parking) of the Marana Town
Code] allow for user-defined parking standards based upon a parking justification analysis submitted to
the Planning Division. This process allows an applicant of a development project to determine the
quantity of spaces needed to adequately serve the project and submit a written analysis to the
Planning Division for consideration. This process would be applied to Congregate Care Housing within
the Continental Ranch Specific Plan area if the currently requested amendment is approved.
                              

If approved, the proposed amendment would result in the following revisions to the standards within the
Continental Ranch Specific Plan to address the above-mentioned concerns:

Chapter V. Development Regulations: 

Section V.F.2.c)1): Commercial Site Development Standards; Freeway Commercial Use; Property
Development Standards - Residential.

The standard [Minimum lot area per dwelling unit (duplex or multiple): 2,000 square feet']
would no longer apply to Congregate Care Housing. 

   

Section V.F.2.c)2): Commercial Site Development Standards; Freeway Commercial Use; Property
Development Standards - Residential. 

The standard [Density: The minimum gross land area per dwelling unit shall be 2,000 square
feet] would no longer apply to Congregate Care Housing.  

   

Section V.F.2.c)7): Commercial Site Development Standards; Freeway Commercial Use; Property
Development Standards - Residential.   

The standard [Parking: A minimum of one and one-half onsite parking spaces
(including garage, carport, and/or driveway) for each dwelling unit shall be provided] would
no longer apply to Congregate Care Housing, and the standards within Chapter 17-9 (Parking) of
the Marana Land Development Code would apply.  

 
Approval Procedure Amendment
In addition to the amendment proposed by the applicant, Planning staff would like to take this opportunity
to amend the process by which site plans (development plans) within Continental Ranch Specific Plan
area are approved. This matter has been discussed between the Commission and Planning staff over
the years; however, the process has never been formally changed. The Continental Ranch Specific
Plan requires that site plans are not only approved by staff, but also by the Planning Commission. Site
plan approval includes development plans for commercial development within Continental Ranch.
Typically, commercial development plans throughout the town are approved administratively at the staff
level and do not require any further action by the Planning Commission or the Town Council. Such plans
in Continental Ranch have historically been subject to the extra layer of scrutiny by the Commission
who typically confirm that staff has adequately reviewed a particular project in compliance with Town
standards. This redundancy has proven to be burdensome on the Commission, as well as staff,
and generally results in an unnecessary time delay to applicants operating on strict timelines. 

To facilitate the commercial development review process within Continental Ranch, staff proposes the
following revisions:
     
Chapter VII. Specific Plan Implementation  

Section VII.D: Site Plan Review Procedures; Procedures and Revisions. 

Staff proposes to revise the occurrences of text references from 'Planning Commission' to 'Planning
Staff' only as they apply to approval and revisions to site plans. These occurrences are located in



the following subsections: Procedures; and, Revisions. 

Additionally, staff proposes to delete the subsection titled, Mandatory Findings for Approval of a
Site Plan.
 

Staff Recommendation:
Staff recommends the Planning Commission forward the proposed Continental Ranch Specific Plan
amendments to the Town Council with a recommendation for approval.

Suggested Motion:
I move to recommend approval of PCZ2010-001, amendments to the Continental Ranch Specific Plan.

Attachments
CRSP Amendments 
PCZ2010-001 CRSP Amendment_Narrative 
PCZ2010-001 CRSP Amendment_Concept Site Plan 



Continental Ranch Specific Plan 

 

Proposed Text Amendments 

 

 The Continental Ranch Specific Plan is hereby revised as follows (with added test shown 

with double underlining and deletions shown with strike out text. Note only sections and text 

which are affected by the proposed revisions are included in this exhibit.  Text not included in 

this exhibit remain unchanged.) 

 

Chapter V. Development Regulations 

  

F. COMMERCIAL SITE DEVELOPMENT STANDARDS 

 1. Commercial Uses 

a) Permitted Uses 

1) Commercial 

2) Retail commercial 

3) Commercial Recreation 

4) Office 

5) Financial Institutions 

6) Tourist Commercial 

7) Restaurant 

8) Congregate Care Housing in Parcels 56, 57 & 72 only* 

9) Medical clinics; urgent care facilities; medical/dental offices , and similar 

low-intensity medical related uses 

*Using Freeway Commercial Property Development Standards – Residential 

(V.F.2.c)) numbers 3), 4), 5) and 6) only; see page V-9 

 

 2. Freeway Commercial Use (Parcels 53, 63, 64, 65, 65A, 66, Continental Ranch 

  Business Park Lots 56 and 57) 

a) Permitted uses 

1) Commercial 

2) Retail Commercial 

3) Commercial Recreation 

4) Office 

5) Financial Institutions 

6) Tourist Commercial 

7) Restaurant 

8) High Density Residential (not permitted on Continental Ranch Business 

Park Lots 56 and 57) 

9) Medical and Heal Care Facilities (Hospital, Congregate Care Housing*, 

Clinics, etc.) 

*Using Freeway Commercial Property Development Standards – Residential 

(V.F.2.c)) numbers 3), 4), 5) and 6) only; see page V-9 



Chapter VII. Specific Plan Implementation 

 

D. Site Plan Review Procedures 

 

Upon determination that the site plan complies with the provisions of the Specific Plan and the 

review factors described in the design guidelines, the Planning Staff shall prepare a staff report 

with recommendations which shall be submitted along with the site plan to the Planning 

Commission at the earliest possible regular meeting.  The Planning Commission shall approve, 

conditionally approve, or if not consistent with the Specific Plan, modify or deny the site plan. 

 

Revisions 

 

Revisions that are minor in nature or reasonable extensions other than those applied as a 

condition of approval shall be submitted for review and approval administratively 

 

Mandatory Findings for Approval of a Site Plan  

 

The Planning Commission shall make the following written findings before approval or 

conditionally approving any Site Plan. 

 

1. The proposed project is compatible with other projects with the Specific Plan area. 

2. The plan will not have an adverse impact on the public health, safety, interest, 

convenience or general welfare. 

3. The Site Plan is compatible with the regulations and design guidelines of the Continental 

Ranch Specific plan and the Site plan conforms to the General Plan and implementing 

ordinances. 
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LINE TABLE
LINE #

L1

L2

L3

L4

L5

L6

DIRECTION
N 42° 03' 14" W

N 38° 57' 27" E

N 56° 15' 54" E

S 59° 00' 00" E

S 14° 42' 00" W

S 33° 19' 47" W

LENGTH
216.04'

35.07'

132.60'

176.70'

137.80'

80.77'

CURVE TABLE
CURVE #

C1

C2

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

LENGTH
41.55'

77.91'

63.40'

27.07'

72.97'

141.67'

78.39'

36.52'

39.27'

52.66'

190.26'

89.42'

RADIUS
25.00'

475.00'

185.00'

40.00'

185.00'

469.00'

237.00'

25.00'

25.00'

175.00'

325.00'

275.00'

DELTA
95°13'08"

9°23'51"

19°38'12"

38°46'28"

22°36'01"

17°18'27"

18°57'07"

83°41'13"

90°00'00"

17°14'30"

33°32'30"

18°37'47"

LOT 4 & 5 OF "PARCELS 56, 57, & 72
CONTINENTAL RANCH" AS SHOWN IN BOOK
60, PAGE 16, PIMA COUNTY RECORDS, BEING A
PORTION OF THE N.W. 1/4 OF SECTION 35 AND
THE N.E. 1/4 OF SECTION 34, T. 12 S., R. 12 E.,
G.&S.R.M., TOWN OF MARANA, PIMA COUNTY,
ARIZONA

CYPRESS PROJECT NO:  20.113 OWNER/DEVELOPER
SILVERBELL CORTARO LLC
2200 E RIVER RD STE 115, TUCSON AZ  85718-6587
E:

SITE ADDRESS
6185 WEST MAMIE KAI DRIVE, MARANA, ARIZONA  85747
A.P.N.'s 226-27-0310; 226-27-0320

PRELIMINARY DEVELOPMENT PLAN
for RIVERSIDE PLAZA OF

1

2030 east speedway boulevard
suite #110
tucson, arizona  85719
ph: 520.499.2456
e: info@cypresscivil.com

1

1.  THE EXISTING USE IS VACANT.
THE PROPOSED USE FOR THE DEVELOPMENT
IS COMMERCIAL - CONREGATED CARE.

2. THE GROSS SITE AREA IS 169,763 SQUARE FEET,
OR 3.90 ACRES.

3.  UNIT MATRIX AND TOTAL BUILDING AREA:
TYPE A1: 45 UNITS x 675 SF
TYPE A1 (ALT1): 3 UNITS x 675 SF
TYPE A1 (ALT2): 3 UNITS x 675 SF
TYPE A2: 45 UNITS x 763 SF
TYPE A3: 2 UNITS x 799 SF
TYPE A3 (ALT1): 1 UNITS x 799 SF
TYPE B1: 15 UNITS x 1,092 SF
TYPE B2: 18 UNITS x 1,134 SF
TYPE B3: 6 UNITS x 1,221 SF
TYPE B3 (ALT1): 3 UNITS x 1,270 SF

TOTAL UNITS = 141
TOTAL BUILDING AREA = 119,085 SF

4.  FLOOR AREA RATIO = 0.45

5.  EXISTING ZONING IS F (SPECIFIC PLAN -
CONTINENTAL RANCH).

6.  THE PROPOSED BUILDING HEIGHT = 34' MAX.

7.  TOTAL PARKING PROVIDED ON-SITE IS 156
SPACES.

8.  LOCATION OF NEAREST MAJOR INTERSECTION:
- N. SILVERBELL RD & N. CORTARO RD.

9.  THERE ARE NO NEARBY PUBLIC
IMPROVEMENTS THAT WILL AFFECT THIS
PROJECT.

GENERAL NOTES

IN THE NW 1 4 OF SECTION 35 AND THE NE 1 4 OF SECTION 34,
T. 12 S., R. 12 E., G.&S.R.M., CITY OF MARANA, PIMA

COUNTY, ARIZONA

LOCATION MAP NORTH

3" = 1 MILE

N CO
RT

AR
O RD

W INA RD

N SILVERBELL RD

SANTA CRUZ W
ASH

MARANA
PIMA COUNTY

MARANA
PIMA COUNTY

3534

34 35

50-11

42-42

54-48

59-76

46-41
THIS

PROJECT

SCALE: 1"=30'
C.I. = 1 FOOT

1 PRIMARY BUILDING ENTRANCE.

2 EXISTING ASPHALT TO REMAIN.

3 EXISTING CURB TO REMAIN.

4 EXISTING SIDEWALK TO REMAIN.

5 EXISTING CURB RAMP TO REMAIN.

6 EXISTING WALL TO REMAIN.

7 EXISTING BRICK/PAVERS TO REMAIN.

8 SIGHT VISIBILITY TRIANGLE FOR PROPOSED
DEVELOPMENT.

9 NEW PAINT STRIPE/STRIPED CROSS WALK.

10 NEW ACCESSIBLE PARKING SIGN AND POST.

11 NEW VERTICAL CURB.

12 NEW CONCRETE SIDEWALK.  SIDEWALK ALONG PARKING
SPACES INCLUDES VERTICAL CURB.  SEE PLAN FOR
DIMENSIONS.

13 NEW TRASH ENCLOSURE.

14 EXISTING STORM DRAIN CATCH BASIN TO REMAIN.

15 EXISTING STORM DRAIN PIPE TO REMAIN.

16 EXISTING MONUMENT SIGN TO REMAIN.

17 NEW CONCRETE CURB ACCESS RAMP.

18 NEW STORM DRAIN CATCH BASIN.

19 NEW CONCRETE WHEEL STOPS (TYP.).

20 NEW FENCE (TYP.).

21 NEW VEHICULAR ACCESS GATE.

SITE KEYNOTES

CONTINENTAL
RANCH

(VACANT)

F

CONTINENTAL
RANCH
CIVIC

F

CONTINENTAL RANCH
CIVIC

F

CONTINENTAL RANCH
COMMERCIAL

F

CONTINENTAL
RANCH

COMMERCIAL

F

SILVERBELL RD (PUBLIC)

BK. 03, PG. 10, RO
AD M

APS

LEILANI LN (PUBLIC)

BK. 60, PG. 16, M
APS AND PLATS

M
AM

IE
 K

AI
 D

R 
(P

U
BL

IC
)

BK
. 6

0,
 P

G.
 1

6,
 M

AP
S 

AN
D 

PL
AT

S

SCHISLER DR (PUBLIC)
BK. 60, PG. 16, MAPS AND PLATS

100' HALF R.O.W.

37
'

HA
LF

R.
O

.W
.

NEW 3-STORY BUILDING
AREA=121,506 SF

HEIGHT=34' (MAX.)

25' HALF

R.O.W
. 25' HALF

R.O.W
.

9

12

18
'

9'

17

9
9'

MIN. 1

23'
9'

18'

9' 9'

18'

25' HALF
R.O.W.

25' HALF
R.O.W.

1

2

2

2

2

2

2

2

2

2

3

3

3

3

3

3

9'

18'

18'

9'

24'

24
'

9'

18
'

9'
MIN.

5'

5'

4

4

5

5

5

6

3'

5' REQUIRED
BUILDING SETBACK

EASEMENT KEYNOTES

7

7

7

733.7'±

33.1'±
PAVE.
WIDTH

28.7'±

5' REQUIRED
BUILDING SETBACK

20' REQUIRED
BUILDING SETBACK

5' REQUIRED
BUILDING SETBACK

9

9

9

10

7

4

20

7

16

6

ASPHALT PAVEMENT = 56,931 SF
CONCRETE = 11,195 SF
VERTICAL CURB = 1,315 LF
6' HIGH CMU WALL = 124 LF
FENCE = 1,394 LF

QUANTITIES

9

9

9

9

9

9
9

9

9

1 EXISTING PUBLIC 10' UTILITY EASEMENT AND LANDSCAPE
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FACILITIES EASEMENT PER DKT. 12727, PG. 762.
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FACILITIES EASEMENT PER DKT. 12727, PG. 762 TO BE
RELEASED.

5 PROPOSED PUBLIC 10' ELECTRICAL AND
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1 EXISTING PUBLIC  WATER.

2 EXISTING 1" WATER SERVICE.

3 EXISTING 1" IRRIGATION.

4 EXISTING 6" FIRE SERVICE.

5 EXISTING FIRE HYDRANT.

6 EXISTING PUBLIC GAS.

7 EXISTING PUBLIC ELECTRIC.

8 EXISTING COMMUNICATION.

9 EXISTING PUBLIC SEWER PER PN __.
SEE KEYNOTE FRO PIPE TYPE AND SIZE.

10 EXISTING SEWER MANHOLE.

11 EXISTING PRIVATE MANHOLE.
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Planning Commission - Regular Meeting
Meeting Date: 10/28/2020  

To: Planning Commission

From: Anita McNamara, Long-Range Planner

Date: October 28, 2020

Strategic Plan Focus Area:
Not Applicable 

Subject: PCZ2009-001 Marana Air Commerce Park Rezoning. A request for a recommendation to
the Town Council for approval to rezone approximately 63.8 acres of land from C (Large Lot
Zone)  and AG (Agricultural) to HI (Heavy Industry). The property is generally located at 11246
W. Avra Valley Road approximately 0.70 miles east of the intersection of Avra Valley and 
Sandario Roads in a portion of Section 3 and 10, Township 12S, Range 12E. (Anita
McNamara)

Discussion:

Request
The Town of Marana is requesting a recommendation to the Town Council for approval to
rezone approximately 63.8 acres of land from C (Large Lot Zone) and AG (Agricultural) to HI (Heavy
Industry).

Marana General Plan
The recently adopted 2040 Marana General Plan designates the proposed rezoning area the land use
category of Employment (E). The E land use category features areas that focus on creating and
developing employment opportunities that include industrial uses, such as warehouses and
manufacturing facilities, business parks, corporate centers and research and development facilities. 
The General Plan also identifies the area surrounding the airport as part of the West Growth Area
envisioned as a major business and employment center.

Surrounding and Existing Land Use
The rezoning area is bordered on the north by vacant, undeveloped land zoned C (Large Lot Zone)
and AG (Agricultural) owned by the State of Arizona. To the west is the Marana Regional Airport zoned
HI (Heavy Industry) and AG (Agricultural). To the east is vacant, undeveloped land zoned C (Large Lot
Zone) owned by the State of Arizona and a Metro Water owner well site property. To the south, across
Avra Valley Road, is land currently used for agricultural zoned C (Large Lot Zone) owned by the State
of Arizona.

Proposed Land Use
It is intended to develop the rezoning area into a commercial-industrial park, consistent with 2040
General Plan. The subject area will be platted and lots will become available for
purchase to potential buyers for development. The HI zoning district allows manufacturing, wholesaling
and warehousing, along with office and limited commercial uses. All development will be subject to
strict FAA guidelines.

Access and Circulation 
An existing paved road from Avra Valley Road provides access to the rezoning area. This access road
is to be dedicated as a variable width (between 92 and 129.9 foot wide) right-of-way to be named
"Airport Commerce Park Drive."
 



Floodplain
The property is located in AO (1 foot), shallow flooding zone per FEMA maps. Section 17-15 of the
Land Development Code requires that new construction in Zone AO must be either elevated or
flood-proofed. The topography of the subject property and surrounding area is relatively flat terrain with
a typical slope from southwest to northeast toward the Santa Cruz River. The Town will require that a
master drainage study be submitted and accepted by the town engineer prior to development plan
approval of any portion of the subject property.

Utilities and Fire District Services
The rezoning area will utilize an existing septic system and be served by TRICO Electric for electrical
service and Marana Water for water service. The rezoning area is located in the Northwest Fire District
service area.

Public Notification
The public hearing was appropriately noticed in The Daily Territorial, and all property owners within
300 feet of the boundary of the rezoning area were noticed by United States mail of the date, time,
and topic of the public hearing. Additional notice was posted at various locations within the
community.  

Recommended Findings of Fact 

The property is currently zoned C (Large Lot Zone) and AG (Agricultural). The
proposed change in zoning to HI (Heavy Industry) is supported by the
Employment (E) land use category of the Marana General Plan.

1.

With the acceptance of the recommended conditions, the proposed rezoning is in
compliance with all other development standards of the Land Development Code
related to the proposed zoning classification.

2.

The proposed rezoning, with acceptance of the recommended conditions, does not
appear to be detrimental to the immediate area or to the health, safety, and welfare of
the inhabitants of the area and the Town of Marana.

3.

Case Analysis Review Criteria
1. Ability to comply with development regulations, i.e. water, sanitation, access, developable parcel,
etc.:
With the acceptance of the recommended conditions this rezoning complies with the requirements of all
agencies.

2. Ability to comply with requirements of the zoning regulations, i.e. lot size, frontage, setbacks, etc.:
With the acceptance of the recommended conditions this rezoning complies with the requirements,
the purpose and intent of the Marana Land Development Code. 

3. Consistent with the purpose of the zoning regulations and with the intent of the General Plan:
This amendment is consistent with the purpose and intent of the Town of Marana General Plan. 
 
4. Compatible with the surrounding area, harmonious with the character of the neighborhood, not
detrimental to the immediate area, and not detrimental to the health, safety, or welfare of the
inhabitants of the area and the Town: 
Based upon the requirements and conditions, this rezone will not be detrimental to the immediate area
or to the general health, safety, and welfare of the inhabitants of the area and the Town of Marana.
 
 

Staff Recommendation:



Staff recommends the Planning Commission recommend to the Marana Town Council, approval of
PCZ2009-001, Marana Air Commerce Park Rezoning based upon the recommended findings and
subject to the following conditions: 

Compliance with all applicable provisions of the Town’s codes and ordinances current at the time of
any subsequent development including, but not limited to, requirements for public improvements
and payment of application fees and applicable development impact fees.

1.

Any preliminary plat or development plan for any portion of the Rezoning Area shall be in general
conformance with the tentative development plan presented to and approved by the Town Council
as part of this Rezoning.

2.

A master drainage study must be submitted by the Property Owner and accepted by the Town
Engineer prior to Town approval of a preliminary plat or development plan for any portion of the
Rezoning Area.

3.

A detailed traffic impact analysis must be submitted by future owners of the property and accepted
by Town staff prior to approval of a preliminary plat or development plan for any portion of the
Rezoning Area.

4.

A water infrastructure and phasing plan (WIP) must be submitted by future owners of the property
and accepted by Marana Water (the “water provider”) prior to approval of a preliminary plat for any
portion of the Rezoning Area. The WIP shall identify all on-site and off-site water facilities needed
to serve the proposed development. The WIP shall include all information required by the water
provider, such as (but not limited to) analysis of water use and fire flow requirements, and well
source, reservoir, and booster station infrastructure needed to serve the proposed development. If
the water provider requires a water service agreement as a condition of service to the proposed
development, the future owners of the property must enter into a water service agreement with the
water provider consistent with the accepted WIP.

5.

A master sewer plan must be submitted by the future owners of the property and accepted by the
Marana Water (the “wastewater utility”) prior to the approval of any final plat or development plan
for the Rezoning Area. The master sewer plan shall identify all on-site and off-site wastewater
facilities needed to serve the proposed development, and shall include all information required by
the wastewater utility. If the wastewater utility requires a sewer service agreement as a condition of
service to the proposed development, the future owners of the property must enter into a sewer
service agreement with the wastewater utility consistent with the accepted master sewer plan.

6.

The future owners of the property must design and construct any roadway, drainage, water, and
wastewater improvements, and dedicate or acquire any property rights associated with those
improvements, that the Town requires based on the data and findings of the accepted traffic impact
analysis, the accepted master drainage study, the accepted WIP, the accepted master sewer plan,
and other studies approved in connection with the approval of a preliminary plat or development
plan for any portion of the Rezoning Area.

7.

The final design of all streets and circulation facilities, including gated access (if applicable) and
emergency access, must be accepted by the Northwest Fire District prior to Town Council
consideration of a final plat for any portion of the Rezoning Area.

8.

No approval, permit or authorization by the Town of Marana authorizes violation of any federal or
state law or regulation or relieves the future owners of the property from responsibility to ensure
compliance with all applicable federal and state laws and regulations, including the Endangered
Species Act and the Clean Water Act. The future owners of the property should retain appropriate
experts and consult appropriate federal and state agencies to determine any action necessary to
assure compliance with applicable laws and regulations.

9.

Prior to the issuance of any grading permits, the future owners of the property shall submit evidence
to the Town that all federal permit requirements have been met through the Corps of Engineers and
the State Historic Preservation Office, if federal permits are required for the development of the
Rezoning Area.

10.

A 100% clearance survey for the desert tortoise shall be completed by a qualified biologist at the
Property Owners’ expense and a survey report shall be submitted to the Town and to the Arizona
Game and Fish Department (AZGFD) prior to issuance of any grading permits. If a desert tortoise
is found during the survey or at any time during construction, the Property Owners shall
immediately notify the Town and AZGFD, and the tortoise shall be moved in accordance with the

11.



immediately notify the Town and AZGFD, and the tortoise shall be moved in accordance with the
most current AZGFD Tortoise Handling Guidelines at the Property Owners’ expense.
The Property Owners shall not cause any lot split of any kind without the written consent of the
Town of Marana.

12.

Uses in the Rezoning Area are restricted to activities and purposes compatible with normal airport
operations, including landing and takeoff of aircraft.

13.

Notwithstanding uses listed as permitted or conditional in the Heavy Industry (HI) zone (Land
Development Code (LDC) Section 5.12.03), the following uses are prohibited in the Rezoning Area: 

All residential usesa.
All uses listed in LDC Section 5.11.04. RC, Regional Commercialb.
Elementary and secondary schools, preschools, day care centers, and similar usesc.
Colleges, universities, and trade schoolsd.
Manufacturing/processing and warehouse/storage of hazardous substances. For purposes of
this subparagraph, “hazardous substance” is defined as any substance meeting the definition
of “hazardous substance” found in the comprehensive environmental response,
compensation, and liability act (CERCLA) § 101(14) (42 U.S.C. § 9601(14)) including but not
limited to, those substances listed at 40 CFR § 300.5.

e.

Hotels, motels and other transient lodging establishmentsf.
Theaters, playhouses, concert halls, performing arts centersg.
Outdoor sports events, entertainment and public assembly, amphitheatersh.
Hospitals, nursing and convalescent homes, outpatient surgery centersi.
Religious facilities, libraries, museums, galleries, clubs and lodgesj.

14.

Notwithstanding uses listed as permitted or conditional in the HI zone, the following uses are
conditional in the Rezoning Area: 

Movie, television, and radio studios or broadcasting facilitiesa.

15.

Land uses that create columns of dust, steam, water vapor, or smoke dense enough to impair pilot
or air traffic controller vision and compromise flight safety are prohibited in the Rezoning Area. If the
FAA reviews the proposed land use through the 14 CFR Part 77 obstruction evaluation/airport
airspace analysis (OE/AAA) process and issues a determination indicating no objections to the
proposed land use due to dust, steam, water vapor, or smoke, that determination will be
considered adequate evidence that the land use can proceed without creating this hazard.

16.

Land uses that produce thermal plumes (such as power plants or other land uses that employ
smoke stacks, cooling towers, or that create thermal exhaust), with the potential to interfere with
the safe control of aircraft by causing air turbulence, are prohibited in the Rezoning Area. If the FAA
reviews the proposed land use through the 14 CFR Part 77 OE/AAA process and issues a
determination indicating no objections to the proposed land use due to the potential thermal plume
effects, that determination will be considered adequate evidence that the land use can proceed
without creating this hazard.

17.

Land uses which have the potential to attract birds are prohibited in the Rezoning Area, including
the following: 

Waste disposal operations, including municipal and commercial solid waste landfills, trash
transfer stations that handle waste that are not fully enclosed or lack ventilation and air
filtration systems adequate to control odors escaping to the outdoors, and commercial or
institutional composting operations that accept food waste

a.

Water management facilities, including stormwater management facilities and artificial ponds,
including water detention, retention, or recharge ponds, wastewater treatment facilities and
associated settling ponds, and wetlands mitigation projects

b.

18.

Notwithstanding the building height restrictions listed in the HI zone, for proposed projects within
the Rezoning Area, project developers will be required to comply with FAA notice requirements for
proposed construction or alteration of objects by filing Form 7460-1, “Notice of Proposed
Construction or Alteration,” with the FAA, when the need for filing is indicated by FAA regulations.
In general: 

Objects that penetrate a critical airspace surface, as defined by FAA regulations, and objects
that the FAA determines are hazards are prohibited.

a.

Objects that do not penetrate a critical airspace surface and that the FAA issues ab.

19.



Determination of No Hazard (DNH) for, are permitted subject to the FAA’s DNH conditions.
Developers will be required to incorporate features into the design and construction of buildings in
the Rezoning Area where people work or are otherwise present to achieve an outdoor-to indoor
noise level reduction of 25 decibels.

20.

Developers shall inform potential buyers that property located within the Rezoning Area falls within
the airport influence area as delineated in the Make Marana 2040 General Plan and is subject to
frequent overflight by general aviation aircraft.

21.

An avigation easement will be recorded concurrently with or prior to issuance of a building permit
for any building in the Rezoning Area holding the Town of Marana harmless from any damages
caused by noise, vibration, fumes, dust, fuel, fuel particles, or any other effects that may be caused
by aircraft landing, departing or operating at or near the airport, not including the physical impact of
aircraft or parts thereof.

22.

The following lighting systems are prohibited in the Rezoning Area if they are directed toward the
final approach paths of aircraft: 

Search lights (including temporary searchlights for special events, etc.)a.
Stroboscopic lightsb.
Laser lightsc.
A linear array of sequenced flashing lightsd.
Any lighting systems that produce effects mimicking airport identification lighting, runway end
identification lighting, or runway approach lighting

e.

23.

Building materials that may produce glint and glare causing visual after-images or flash blindness
in pilots and air traffic controllers are prohibited in the Rezoning Area. If the FAA reviews the
proposed project through the 14 CFR Part 77 OE/AAA process and issues a final Notice of
Determination indicating no objections to the potential glint and glare effects of the proposed
building materials, the building materials may be used.

24.

Suggested Motion:
I move to recommend to the Town Council approval of PCZ2009-001, Marana Air Commerce
Park Rezoning subject to the recommended conditions.
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