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City of Nogales General Plan
Growth Areas Element  
 
This Growth Area Element sets the framework necessary to provide a 
solution to overcome the multiplicity of challenges, maximize the 
opportunities, increase the long-term viability and secure the fiscal 
vitality of Nogales.  
 
Growth, infill and redevelopment area delineation is based on each 
area’s opportunities and challenges, specific needs and availability of 
developable land. The next step is to identify specific growth 
management strategies designed to promote the long-term viability 
and sustainability of each planning area while weighing in the built 
and natural environments. The long-term sustainability and vitality of 
the city requires implementation tools and public/private partnerships 
that take into consideration Nogales’ complexities.  
 
This element identifies areas suitable for growth, economic 
development and infrastructure expansion or improvements. These 
growth areas are designed to support the anticipated growth of 
Nogales and new large-scale development, including residential, 
retail, office, commercial, tourism-oriented and industrial uses.  
 
Based on Safe-by-Design and sustainable principles, this Growth 
Areas element includes goals, policies and implementation strategies 
designed to transform Nogales into the “Premier International Port of 
Entry” that may serve as a model for other border communities to 
emulate. This element takes into consideration Nogales’ 
entrepreneurial spirit, the City’s strategic location on a bi-national 
economy, and the City’s ongoing relationship with the Department of 
Homeland Security (DHS) to:  
 

1. Solidify the City’s position as a premier center for commerce and 
international trade in the Canada/Mexico (CANAMEX) corridor; 

2. Use the railroad to the City’s benefit for ancillary industry and border 
trade; 

3. Revitalize downtown as an attractive, mixed-use historic urban core 
that capitalizes on the Dennis DeConcini and the Morley Gate ports 
of entry; 

4. Take full competitive advantage of the Mariposa Port of Entry; 

5. Create the employment  and retail base needed to secure the long-
term fiscal vitality of the City; 

6. Provide a safe and efficient multimodal transportation system that 
includes fully integrated ports of entry, vehicular, transit, pedestrian 
and bicycle modes; 

7. Conserve significant natural resources and open spaces while taking 
full advantage of eco-tourism opportunities;  

8. Support the phased infrastructure expansion and updates required to 
serve the existing and anticipated growth of the City and its floating 
population of 55,000; 

9. Promote the public and private construction of timely and financially 
sound infrastructure expansion through the use of infrastructure 
funding and financial planning that is coordinated with development 
activity; and 

10. Identify, pursue and secure grants and other funding sources to 
successfully implement this General Plan. 

 
This Growth Areas Element responds to legislative mandates by 
creating a policy framework that recognizes the complexities of the 
City of Nogales. Within this framework, public investment decisions 
regarding infrastructure and other capital facilities, redevelopment, 
and revitalization can be phased and pursued in a citywide context. 
This element is premised on the existing and projected population 
growth of the City. It also takes into consideration the need to attract 
new economic development opportunities to ensure the long-term 
fiscal viability that will make Nogales a sustainable border city. 
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City of Nogales General Plan
The policy framework directs development within each growth area, 
infill/redevelopment area, and planning area, and balances the needs, 
desires and recommendations of the residents, businesses, major 
stakeholders, organizations, and decision-makers expressed during 
three major public engagement processes: the State Historic 
Preservation Office (SHPO) Design Charrette, the Nogales General 
Plan Design Charrette and the Unified Nogales Santa Cruz County 
Transportation Plan.  
 
Nogales Major Planning Areas 
 
Rather than utilizing a piecemeal, pre-mapped land use approach that 
attempts to predict future developments, the citizens of Nogales have 
chosen a preferred alternative; to plan the future of the City through 
an integrated, flexible place-based approach that fosters the high 
quality development desired by the community. Such approach builds 
on local and regional assets and entrepreneurial leadership by 
focusing on the community’s “triple bottom line” of economic, 
environmental and social returns on investments.  
 
In addition to promoting existing revenue sources and the more 
traditional economic development concepts, the preferred alternative 
embraces emerging industries, and incorporates eco-tourism, cultural 
and heritage tourism, technology and innovation, a regional approach 
to recreation, alternative energy sources, and green/clean industry.  
 
The mass, scale, height and feel of new development must be 
compatible with or enhance the character of adjacent development and 
must reflect the goals and intent of the planning area. In lieu of precise 
land use boundaries, this allows the General Plan to respond to 
changing market conditions. This preferred alternative defines criteria 
and design intent based on the characteristics that are unique to each 
major planning area. This further assists developers, reviewing staff and 
decision makers by providing a consistent tool designed to streamline 

the review process and provide flexibility, while ensuring that new 
development will further the community vision of recapturing Nogales’ 
charm.  
 
Major planning areas provide the framework necessary to formulate the 
land use policies and economic development strategies that will support 
the vision of Nogales and assist in the implementation of this General 
Plan. Each of these areas presents a set of unique characteristics, 
opportunities and challenges. Based on the analysis provided in the 
Background and Current Conditions volume, this Growth Area Element 
identifies eleven (11) major planning areas.  
 
Each of these major planning areas presents unique opportunities for 
development, redevelopment and infill. See Exhibit 3: City of Nogales 
Major Planning Areas and Exhibit 4: City of Nogales Designated Growth 
Boundary Major Planning Areas. The Land Use Element provides the 
specific policy direction for development within these major planning 
areas. 
 
The major planning areas within the Nogales Designated Growth Area 
conform to the following criteria: 
 

1. Growth Areas: Areas with large amounts of vacant or developable 
land located inside the City limits and within the Nogales Designated 
Growth Area.  

2. Redevelopment Areas: Areas of the built environment in need of 
revitalization, historic preservation or redevelopment. 

3. Infill Areas: Areas of the built environment within the planning areas 
that have few vacant parcels available for development. 

 
Nogales’ major planning areas were established to guide land use 
patterns, densities and intensities within each area. These planning 
areas are described in Table 1. 
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City of Nogales General Plan
Table 1 

Nogales Major Planning Areas 

Planning Area Area Type Concept 

Centro Cultural 

 

Redevelopment Comprising the Nogales Urban Core/Historic Downtown and adjacent to Nogales, Sonora, Centro Cultural serves 
as the cultural heart of Nogales. This area includes the Dennis DeConcini and the Morley Gate pedestrian ports of 
entry and is designated as Nogales’ walkable, mixed-used, historic urban core where historic preservation, 
restoration and redevelopment play a key role.  

Redevelopment within this area strengthens the City’s revenue generating retail base, explores opportunities for 
mixed-use and identifies programs and funds for the incorporation of an Arts District.   

Centro Civico 

 

Redevelopment/ 
Infill 

Contiguous to Centro Cultural, Centro Civico is located at the heart of Nogales where Grand Avenue and Highway 
82 intersect. This intersection separates the four quarters surrounding it, indicating a need for unifying elements. 
With little parcels available for infill, this area includes government uses such as City Hall, Fletcher Park and retail 
services. This area functions as the civic center of Nogales. The Unified Nogales Santa Cruz County Transportation 
Plan 2010 identifies a park-and-ride facility in this area.  This facility will open opportunities to link Centro Civico, 
Centro Commercial and Centro Cultural, creating the synergies needed to boost revenue generating retail and 
service uses within these planning areas.  

Centro Commercial 

 

Infill Located at the center of Nogales and served by Mariposa Road and Interstate 19, this area includes large, 
contemporary automobile-scaled retail, the Nogales High School, the County Complex, and some residential uses.  

Due to its location, Centro Commercial functions as the commerce center of Nogales and provides opportunities for 
the location of additional automobile-oriented commercial, power centers, auto malls, theater and entertainment, 
higher density residential and mixed-use development that includes retail and office on the ground floor.  
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City of Nogales General Plan
Table 1 

Nogales Major Planning Areas 
(Continued) 

Planning Area Area Type Concept 

The Neighborhoods 

 

Infill Incorporates the established residential neighborhoods of Nogales, including Vista del Cielo, Monte Carlo, Vinedo 
Este, Western Avenue, Royal Road Beatus Estates, Crawford Hill, and Valle Verde, as well as schools, parks, 
recreational facilities and neighborhood commercial land uses.  

Future development along the edges of the neighborhoods must incorporate appropriate transitions elements such 
as landscape buffers and density and height transitions to protect the residential character of the established 
neighborhoods. Activity nodes featuring neighborhood commercial uses serve the adjacent neighborhoods and 
provide appropriate transitions and connectivity.  

Parque Industrial 
 

 

Redevelopment/ 
Infill 
 
 

Located along I-19 and the I-19 Business/Grand Avenue corridors, this planning area comprises Nogales’ existing 
major industry areas and provides opportunities for additional industry, distribution, warehouses and industry 
support services.  

The planned reconfiguration of I-19/Grand Avenue Interchange, the North Grand Avenue/Tucson Nogales Highway 
corridor and the Old Tucson Road realignment improvements will open opportunities for corridor commercial uses 
with a strong definition of the public realm along Grand Avenue and the development of El Paseo de Los Nogales 
along the railroad, creating an inviting corridor that provides seamless continuity from the Grand Avenue gateway 
area to Nogales historic downtown. 
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City of Nogales General Plan
Table 1 

Nogales Major Planning Areas 
(Continued) 

Planning Area Area Type Concept 

Mariposa 
International 

Commerce and 
Industry Park 

 

Growth This modern, high-tech industrial park area incorporates opportunities for additional industry, state-of-the-art 
packing and distribution centers, assembly/manufacture, technology/innovation, business incubators, corporate 
campuses, alternative energy generation (solar/wind), and other major employment centers requiring proximity to 
the international border.  

This growth area takes advantage of its proximity to the nation’s third-busiest land port of entry, La Mariposa, and 
provides visitors, tourists, truck drivers and the community with a diversity of highway-oriented commerce, industry 
support services, and hotels/hospitality uses along Highway 189 corridor. 

Mariposa 
International 

Gateway 

 

Infill The $213 million modernization and expansion of the nation’s third-busiest land port of entry, funded primarily by 
ARRA, will be built to achieve LEED® Silver certification for its use of energy-efficient technologies, including a 
solar panel array, solar-powered domestic hot water and advanced lighting. The Pacific Rim’s goal is to offset 20% 
of the facility’s energy consumption with solar power produced on site. The region expects construction to be 
completed in 2014. 

The new facility will enable CBP to more effectively perform their mission to secure the Southwest border while 
facilitating travel and trade. Development within the Mariposa International Gateway must comply with all applicable 
federal requirements. 
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City of Nogales General Plan
Table 1 

Nogales Major Planning Areas 
(Continued) 

Planning Area Area Type Concept 

Nogales City 
Gateway 

 

Interstate 
19/Grand 
Avenue 

The Unified Nogales Santa Cruz County Transportation Plan 2010 identifies the need for gateway enhancements in 
the vicinity of the I-19 and Grand Avenue entrances to the City of Nogales. The transportation plan describes the 
need for an entrance or gateway feature welcoming visitors and tourists. In addition to enhancing travelers’ 
experience, this gateway area should providing direction to motorist traveling on the highway through the provision 
of wayfinding directional signs.  

Creating an attractive entrance to the City, allows visitors to experience a sense of arrival to a destination. 
Providing information about places and things to do in Nogales, allows the City to recapture a percent of the 
travelers currently driving through Nogales. 

Nogales City 
Gateway 

 

Highway 82 
Infill 

Although not identified in the Unified Nogales Santa Cruz County Transportation Plan 2010 as a gateway area, the 
community identified the Highway 82 entrance to the City as an area in need of enhancement. This gateway should 
be a less formal version of the main gateway at I-19. It should convey a sense of arrival to a destination and may 
incorporate an activity node.  

This activity node may include commercial uses and a small visitor center or information booth. Wayfinding signs as 
well as dissemination of information about the history of Ambos Nogales, the retail shops at the historic downtown 
and the opportunities for commerce at Centro Commercial can be provided to visitors, inviting them to explore 
Nogales. 
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City of Nogales General Plan
Table 1 

Nogales Major Planning Areas 

(Continued) 

Planning Area Area Type Concept 

Nogales Growth 
Area 
 

Growth Area Comprises the major tracts of vacant or undeveloped land within the current city limits of Nogales. To permit 
greater design flexibility and more creative and imaginative design for development than generally possible under 
the current zoning and subdivision regulations, proposed large-scale developments within this area require the 
preparation of a Planned Area Development in conformance to the City of Nogales Zoning Ordinance.  

This area includes a large tract of environmentally sensitive land owned by the Arizona State Land Department.   

Urban Reserve/De 
Anza Growth Area 

Growth Area Comprises areas outside of the city limits designated as Urban Reserve Areas and located inside the Nogales 
Designated Growth Area in Santa Cruz County. Proposed developments within this area require annexation prior to 
submitting a development proposal to the City of Nogales. Annexation process may be concurrent with the 
preparation of a Planned Area Development (PAD) in conformance with the City of Nogales Zoning Ordinance, 
provided that a pre-annexation agreement among all the parties involved is memorialized prior to the preparation of 
a PAD.  

Development along the Santa Cruz River must be planned in an environmentally sound manner and must include 
concepts of habitat and wildlife integration. Areas adjacent to the Santa Cruz River are appropriate for river-
oriented eco-sensitive development and regional recreational opportunities planned in a cohesive manner and 
including multi-use trail system, nature study and nature overlook points, eco-tourism, cultural/heritage tourism and 
habitat integration. The historic De Anza Trail provides opportunity to develop additional regional passive and active 
recreation along the river corridor. Secondary trails provide east-west connectivity from the historic De Anza Trail to 
Paseo de los Nogales. Coordination between the City of Nogales, Santa Cruz County and the Santa Cruz River 
Heritage Alliance for the creation of a regional trail system network that serves as a tool for economic development 
is encouraged. 

On the Sonoran side of this planning area, current efforts to develop an additional port of entry exist. The City of 
Nogales benefits from coordinating regional/bi-national planning efforts with their neighbors in Nogales Sonora.      
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City of Nogales General Plan
Major General Plan Elements 
 
The Nogales General Plan exceeds the statutorily required elements and 
includes the following Elements:  
 

1. Growth Areas Element: This element identifies the major growth, 
redevelopment and infill areas within the Nogales Designated 
Growth Area, provides the tools for growth management and 
includes direction for development within major planning areas. 

2. Land Use Element: Includes land use patterns, densities and 
intensities for each major planning area. 

3. Transportation and Circulation Element: Provides the policy 
framework for access management, multimodal transportation, 
circulation and connectivity.  

4. Cultural Heritage and Historic Element: Includes policy direction 
for preserving Nogales’ cultural heritage to celebrate culture, 
history and aesthetics and to serve as an economic asset. 

5. Housing Element: Provides the policy framework to include 
housing at a range of densities that is affordable for all income 
levels and workforce and includes guidance for improvements of 
the existing housing stock.  

6. Open Space, Parks, Recreation and Open Space Element: 
Includes the policy direction for open space, parks, recreation, and 
trails. This element also provides guidance for conserving 
significant natural resources, establishing a regional trails system 
that provides connectivity to the Paseo de los Nogales, the De 
Anza Trail and other existing local and regional trail networks. 

 
 
 

 

7. Environmental Planning Element: Ensures that growth and 
development balances the natural and build environment by 
protecting and preserving natural resources, including open 
space, wildlife habitats, natural washes and floodplains. This 
element integrates resource management policies and addresses 
energy conservation, recycling, and air and water quality.  

8. Water Resources Element: Assists in maintaining water quality 
and providing an adequate supply of water to existing and future 
uses based on supply and demand of potable and non-potable 
water. This element recognizes water as a critical resource in 
achieving sustainability.  

9. Cost of Development Element: Includes policy direction for the 
identification of funding mechanisms to serve existing and future 
development.   

10. Administration and Implementation Element: provides all the 
administrative and implementation mechanisms for administering 
and implementing the General Plan. 

 
Conformance with this Policy Plan 
 
Within the context of this General Plan, the term “development” is used in 
the broadest sense to include new construction as well as infill, 
redevelopment and/or expansion of existing development as well as all 
City and/or developer-initiated development plans. Planned Area 
Developments or master planning efforts must further the policy direction 
provided in all Elements of this General Plan. 
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City of Nogales General Plan
Growth Element Goals and Policies 
 
The following goals serve as the foundation for all other elements in the 
Plan:  
 
Goal 1:  Provide growth management guidance for all major 

planning areas. 
 
Policy 1:  All new development within the Nogales Designated Growth 

Area furthers the policy direction provided in this General 
Plan. 

Policy 2:  Include specific policy direction in the Land Use Element for 
all major planning areas. 

Policy 3:  Evaluate the short- and long-term implications of annexations.  
 

Implementation Measures: 
a) Require that all development proposals comply with all applicable 

requirements provided in all the elements of this General Plan.  
b) Develop and adopt an annexation policy. 

 
Goal 2:  Permit greater design flexibility and more creative and 

imaginative design.  
Policy 1:  Require new large-scale development within the Nogales 

Designated Growth Area to prepare a Planned Area 
Development in conformance to the City of Nogales Zoning 
Ordinance.  

Implementation Measures: 
a) Update the City of Nogales Zoning Code to include regulations for 

Planned Area Development. 

 
b) Ensure that all developer or City-initiated Planned Area 

Developments: 
a. Comply with all applicable requirements provided in each 

major element of this General Plan;  
b. Further the development intent of this General Plan; and 
c. Complies with all applicable ordinances and building codes. 

Goal 3:  Encourage infill of vacant or undeveloped areas.  
Policy 1:  Encourage infill and reuse of underutilized property in 

established areas where consistent with the General Plan.  
Implementation Measures:  

a) Evaluate current Development Standards for identification of any 
regulations that are not conducive to infill development. 

b) Provide incentives such as expedited zoning procedures for 
development of infill areas. 

c) Identify grant and other funding sources for infill development.  
 
Goal 4:  Develop a mechanism to monitor and measure General 

Plan success.  
Policy 1:  Establish a Development Monitoring Plan to evaluate General 

Plan progress. 
Implementation Measures: 

a) Develop, adopt and maintain a Development Monitoring Plan that: 
a. Balances land use changes and anticipates infrastructure 

needs; 



            
 

Policy Plan Volume                                                                                  Growth Areas Element     Page     I - 10 
 

City of Nogales General Plan
b. Monitors building permit activity and infrastructure 

improvements; 
c. Provides a warning system for anticipated services 

(healthcare, emergency management, fire, police) and 
infrastructure needed to accommodate projected growth; 

d. Tracks variances and development applications to identify 
Ordinance amendments needed to further the Nogales 
vision outlined in this General Plan; and 

e. Measures quality of life based on home ownership rates, 
job generation and community travel trips. 

b) Require the Planning and Zoning Commission to prepare an 
annual General Plan Scorecard that:  

a. Summarizes the General Plan implementation progress; 
b. Reprioritizes the General Plan implementation measures; 
c. Evaluates priorities for capital improvements; and 
d. Identifies needed General Plan minor and major 

amendments. 
 
Annexation Strategy 
 
Annexation is the process by which the City of Nogales may assume 
jurisdiction over unincorporated territory adjacent to its boundaries. As 
such, annexation represents a serious step in the overall growth of City. 
In Arizona, annexation requires the consent of the owners of at least 
one-half of the value of the real and personal property and more than 
one-half of the property owners in the territory to be annexed. In addition, 
the consent and action of the City Council is required. 
 
 

Lands designated Nogales Urban Reserve in Exhibit 4: City of Nogales 
Designated Growth Boundary Major Planning Areas, included in the 
Growth Areas Element, constitute the City’s Potential Future Annexation 
Area. Proposed developments in areas designated Nogales Urban 
Reserve require annexation and the preparation of a Planned Area 
Development in conformance with the City of Nogales Zoning Ordinance.  
 
Goal 5:  Adopt an annexation strategy that furthers the Nogales 

General Plan success.  
Policy 1:  Adopt and periodically update an annexation policy that 

prioritizes annexation of areas inside the Nogales Designated 
Growth Area in accordance with all applicable laws. 

Implementation Measures: 
a) Adopt and periodically update the City annexation policy to: 

a. Reflect any changes in State law regarding annexation; 
b. Ensure the effective distribution of City services; 
c. Incorporate quality urban development standards; 
d. Annex property into the City at a zoning density 

comparable to the density of its current County zoning, as 
per State law; 

e. Include a County/City zoning equivalence matrix that 
facilitates and clarifies the process of annexation; 

b) Prohibit the creation of County enclaves as a result of annexation; 
c) Encourage the annexation of more than one parcel at a time, 

when feasible and possible;  
d) When a request for annexation is made require the parcels to be 

annexed to: 
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a. Be adjoining parcels; 
b. Located in a logical grouping; and 
c. Provide a continuous City boundary. Preferably, at least 

one of the parcels shall be contiguous with City property on 
at least two sides.  

e) When a request is made to annex a given property, the City will 
initiate discussions with adjoining property owners to encourage 
them to annex. However, the City’s attempts at annexing 
adjoining parcels shall not jeopardize the annexation of the 
requesting parcel, as determined by the City. 

f) Areas designated Urban Reserve inside the Nogales 
Designated Growth Area, are considered potential annexation 
areas. Within these areas: 
a. If the number of properties consenting to annexation is two 

or more, the City will add additional properties to that 
annexation with or without the consent of the property 
owner, provided that such annexation process does not 
reduce the value of the property being annexed. 

b. Every attempt will be made to convince the property owner 
of the benefit of annexing into the City prior to 
recommending properties be annexed without their 
consent. 

c. Annexed properties with existing improvements and uses 
on the site shall be vested and comply with the 
development code regulations of the jurisdiction having 
regulatory authority over the area in which they were 
originally constructed.  

 
 

d. Following annexation, any construction, expansion or 
improvements of existing uses on the site shall comply with 
the current City of Nogales Zoning Code regulations, any 
applicable Building Codes, and all applicable requirements 
included in this General Plan.  

e. In unique circumstances, the City Council may consider an 
annexation agreement to address certain development 
standards for economic development and planning 
purposes.  

f. In the case of compliance with other City ordinances, the 
City will work cooperatively with property owners in 
addressing situations not in compliance at the time of 
annexation, unless these situations are designated as 
grandfathered, as determined by the City Attorney. 

g. Properties desiring the use of the City’s wastewater 
treatment system will require annexation. This will help 
ensure that all properties using the urban infrastructure are 
part of the urban area providing the service. 

h. An internal Annexation Steering Committee, consisting of 
representatives from all affected City Departments, shall 
recommend to the City Manager which areas should be 
pursued for annexation. The Committee shall meet, at a 
minimum, on a semiannual basis. Recommendations shall 
be based on operational and fiscal impacts to the City as 
well as conditions in the proposed annexation areas. 

i. In an effort to further the intent of City of Nogales 
Annexation Policy, the City shall make it a priority to 
proactively pursue and continuously process annexations 
throughout the year, provided that such annexation: 
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i. Meet all applicable State laws; 
ii. Further the economic development intent and 

complies with all applicable requirements provided in 
this General Plan; and  

iii. Supports the fiscal viability of the City of Nogales. 
j. The Urban Reserve designation shall be revised every two 

years to reflect the changing priorities of the City Council. 
k. The City shall make all attempts to annex property either 

prior or after development of the site.  
l. The City will meet with the County to review any 

outstanding issues that can be addressed in an Annexation 
Agreement. 

m. If the proposed development in the area to be annexed 
requires a rezoning, a PAD in conformance with the City of 
Nogales Zoning Code is required. In such case, the 
Development Review Process for the PAD can run 
concurrent with the annexation process, provided that an 
Annexation Agreement memorializing the Applicant, the 
City and the County commitments, if any, regarding 
infrastructure needs, applicable fees, and any other 
requirement deemed applicable prior to the initiation of the 
PAD process. 
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Exhibit 3: City of Nogales Major Planning Areas 
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City of Nogales General Plan
Exhibit 4: City of Nogales Designated Growth Boundary Major Planning Areas 

 


