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PART I - SITE INVENTORY: 
I-A EXISTING LAND USES 

1. LOCATION AND REGIONAL CONTEXT 
The subject parcel is located in the region of Pima County southeast of the City of Tucson. Parcels 
305-28-032E, -032F and -032K are located in the southwest quarter of the northwest quarter of 
Section 13, Township 17 South, Range 15 East.  The parcel is located along the east side of 
Houghton Road, approximately 1/3 mile south of the Sahuarita Road intersection.  Please see 
Exhibit 1-A.1 for a mapped description of the Location and Regional Context. 

2. EXISTING LAND USE-ON SITE 
The existing land use on the subject property is vacant.  A recent ALTA survey indicates that there 
are no buildings or pavement on the site. 

3. AERIAL PHOTO 
An Aerial Photo of the subject property and surrounding properties is provided as Exhibit 1-A.2. 

4. SURROUNDING DEVELOPMENT 
a. The subject property is entirely surrounded by TR zoning.  A CB-1 zoned development is 

located 120 feet to the north, and SR zoned property is located 60’ to the east.  Within a 
one-quarter mile radius, zones SR, GR-1, CR-3, TR, CB-1, CB-2 and SP exist as shown 
on Exhibit 1-A.4.  

b. The surrounding land uses for the subject parcel are a mix of vacant, commercial and 
residential.  The closest development to the north along Houghton Road is Ace Hardware 
& Office Building.  The Santa Rita Golf Course Clubhouse is the closest development to 
the south along Houghton Road.  The density of the existing residential developments 
varies from 1 resident per acre (RAC) to 10 RAC to 3 RAC. 

c. The existing neighborhoods surrounding the site are comprised of one and two story single 
family residential developments and varied commercial developments along Houghton 
Road.  The height of the existing homes ranges from low slung ranch style homes to 
pitched roof, box on box, two story construction.  The average height of the one story 
homes range from 14' to 18' and the two story homes range in height from 20' to 24'.  The 
commercial/retail buildings located approximately 300’ north of the property along 
Houghton Road are single story, while the commercial buildings approximately 300’ south 
along Houghton Road are single story with a maximum building height of 18’-2”. 

d. The applicant is not aware of any pending or conditionally approved rezonings and 
subdivisions and/or development plan under review at the time of application. 
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EXHIBITI-A.1: LOCATION AND REGIONAL CONTEXT 

 

 
 
 
 
Project Site is located in: 
Section 13 of Township 17 South, Range 15 East 

SUBJECT PROPERTY ACREAGE: 1.12 acres 
REZONING AREA ACREAGE:  1.12 acres 
 
Assessor Parcel Number:  305-28-032E, 032F, 032K 
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EXHIBIT I-A.2: AERIAL PHOTO 
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EXHIBITI-A.4: SURROUNDING ZONING 
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e. The subject property is located in the Comprehensive Plan designation of Community 
Activity Center, and is bound to north, east and south by the same.  To the west of 
Houghton Road is Medium Intensity Urban.  To the east of the Fagan Wash is Medium 
Intensity Urban.  This entire vicinity is located within the Rincon Southeast / Santa Rita 
Comprehensive Plan Subregion. 

I-B TOPOGRAPHY AND GRADING 

1. TOPOGRAPHIC FEATURES 
The site is gently sloping to the north and west under existing conditions with no significant 
topographic features. Recent topography for the subject property and surrounding areas is 
provided on Exhibits I-C.2 and I-C.4. 

a. There are no restricted peaks or ridges present on the site. 

b. There are no rock outcrops or talus slopes present on the site. 

c. There are no slopes greater than 15% present on the site.   

d. The site is in the FEMA FIRM Panel Zone X - areas determined to be outside of the 0.2% 
annual chance floodplain as shown on FIRM 04019C3500L 

e. There is only minimal existing ground disturbance on the site.  The site is generally native 
desert vegetation. 

2. AVERAGE CROSS SLOPE 
The predevelopment average cross slope is as follows: 
305-25-032E: 4.08% 
305-25-032F: 3.00% 
305-25-032K: 3.34% 
The average for the subject area is 3.47% as shown on the Pima County GIS Average Cross Slope 
Calculation.   
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I-C HYDROLOGY 

1. OFFSITE WATERSHEDS 
Storm water runoff drains directly into the subject property from a small upstream watershed.  
Runoff from a much larger watershed, (Fagan Wash, Q100>1,000 cfs), flows in a constructed 
channel located along the east property boundary.  The Lee Moore Wash Basin Management 
Study indicates the possibility of a flow split where the Fagan Wash crosses Vista Monte Drive 
approximately 750 feet upstream.  Exhibit I-C.1 shows the offsite watershed and possible Fagan 
Wash flow split in relation to the subject property.  

2. OFFSITE FEATURES 
The FEMA FIRM Panel (04019C3500L, Panel Not Printed by FEMA) for this area indicates that the 
property is in Zone X, and not subject to flood insurance requirements.  Pima County records 
indicate that the property lies within the Lee Moore Wash Watershed Study Area, and potentially 
subject to regulatory local floodplain requirements.  The property surrounding the project site 
consists of a mix of vacant areas and developed commercial parcels, and drains generally to the 
northwest.  The Fagan Wash drainage channel abuts the property to the east.  Detailed study 
performed while planning for this project indicates that no flow split occurs at Vista Monte Drive, 
and that the Fagan Wash channel contains the 100-year design flow of 1,020 cfs, with significant 
excess capacity.  Exhibit 1-C.2 shows the Fagan Wash floodplain limits.  Offsite runoff from a small 
local watershed enters the subject property from the south.     

3. ACREAGE OF OFF-SITE WATERSHEDS 
The local offsite watershed is 1.5 acres. 
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EXHIBITI-C.1: OFFSITE DRAINAGE MAP 

 

  



 Page 14 

 

EXHIBITI-C.2: FAGAN WASH FLOODPLAIN 
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EXHIBITI-C.4: ON-SITE HYDROLOGY 
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4. ON-SITE HYDROLOGY 
The existing vacant project site drains at approximately 2.5% to the northwest, and exits the 
property along the north and west boundary lines in a sheet flow manner.  The existing site 
conditions were verified using recent 1’ interval topography from a recent ground survey, as well as 
2012 aerial photography.  The existing site topography and resulting watershed boundary are 
presented on Exhibit I-C.4.  A 100-year peak storm water runoff estimate for the existing, onsite 
watershed was prepared utilizing the PC-Hydro software.  The resulting peak discharge for the 1.1 
acre site is 8 cfs. 

5. DOWNSTREAM DRAINAGE CONDITIONS 
Runoff generated within the project site combined with offsite runoff, (approximately 19 cfs total), 
drains to the northwest, and exits the property along the north and west boundary lines in a sheet 
flow manner. 

I-D BIOLOGICAL RESOURCES 

1. CONSERVATION LAND SYSTEMS 
The site is not classified under the Maeveen Marie Behan Conservation Lands System (CLS). 

2. CRITICAL LANDSCAPE CONNECTIONS 
The site is not located within or adjacent to any of the six Critical Landscape Connections. 

3. PIMA PINEAPPLE CACTUS 
The site is mapped as Low in the Sonoran Desert Conservation Plan Habitat Model for Pima 
Pineapple Cactus.  The site is mapped as Primary Conservation Area (PCA) for the Pima 
Pineapple Cactus. 

During the site visit for the Native Plant Preservation Plan inventory, no PPC were observed on the 
property.  While this inventory did not follow the protocol established by the US Fish and Wildlife for 
PPC searches, the size and vegetation on the parcel, as well as the level of NPPO inventory 
makes the presence of undetected PPC on the site unlikely. 
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4. NEEDLE-SPINED PINEAPPLE CACTUS 
The site is not located within or adjacent to the Priority Conservation Area for the Needle-Spined 
Pineapple Cactus. 

5. CACTUS FERRUGINOUS PYGMY OWL AND WESTERN BURROWING OWL 
This site is not located within a Priority Conservation Area for the Cactus Ferruginous Pygmy Owl 
or the Western Burrowing Owl. 

6. SPECIAL STATUS SPECIES 
Exhibit I-D.6 shows the results of the Arizona Game and Fish Department On-line Environmental 
Review Tool as well as the response letter from the Department. 

No special status including federally listed threatened, endangered species or highly safeguarded 
species of plant life were identified on the site.  
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EXHIBIT I-D.6: AZ GAME AND FISH 
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7. SAGUAROS 
There were no saguaros found on the site.  

8. HABITAT PROTECTION AND COMMUNITY OPEN SPACE 
The site is not located within or adjacent to Habitat Protection or Community Open Space priority 
acquisition property.  As such, an exhibit as not been provided. 

9. OTHER IMPORTANT VEGETATION 
There are no areas on the site where vegetation is of special scenic or aesthetic value, 
screening/buffering value or important to soil stabilization. 

10. VEGETATION COMMUNITIES/ASSOCIATIONS 
Vegetation on the site has been impacted by the adjacent roadway and the adjacent, previous golf 
course use to the east. 

The entire site is a similar vegetative zone consisting of  

 Mesquite – Prosopis velutina 

 Catclaw Acacia – Acacia greggii 

 Palo Verde – Cercidium microphyllum 

 Hackberry – Celtis pallida 

 Prickly Pear – Opuntia spp. 

 Barrel Cactus – Ferrocactus spp. 

 

Vegetation is in generally fair condition, with the exception of the Catclaw Acacia, which is in 
generally poor condition due to rodent damage. 
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I-E VIEWSHEDS 

1. VISIBILITY AREAS 
This project is not proposed to be developed under the Cluster Development Option of the Zoning 
Code. 

2. PHOTOS 
Several ground-level photos of the site have been provided on the following pages of this report. 
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EXHIBITI-E.2: GROUND-LEVEL PHOTOS 

 
Houghton Road at Median facing North 
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Houghton Road at Median facing North 

 

 
In Houghton Road median facing East toward Subject Property 
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In Houghton Road median facing West (opposite from Subject Property) 

 

 
In Houghton Road median facing Northeast toward Subject Property 
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In Houghton Road median facing Northwest opposite from Subject Property 

 

 
In Houghton Road median facing South 
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In Houghton Road median facing East toward Subject Property 

 

 
Northwest Corner of Site facing North along Houghton Road 
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Northwest Corner of Site facing East 

 

 
Northwest Corner of Site facing South along Houghton Road 
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Northwest Corner of site facing West, across Houghton Road 

 

 
Northeast Corner of site facing North 
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Northeast corner of site facing East (across Fagan Wash) 

 

 
Northeast corner of site facing South 
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Northeast corner of site facing West across Subject Property 

 

 
Southeast corner of site facing North 
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Southeast corner of site facing East 

 

 
Southeast corner of site facing South 
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Southwest Corner of site facing North along Houghton Road 

 

 
Southwest Corner of site facing East  
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I-F TRANSPORTATION 

1. EXISTING/PLANNED OFF-SITE STREETS 
The site will have direct access to north and south bound Houghton Road at the existing median 
opening.  The site is immediately adjacent to Houghton Road.  The Pima County Major Streets and 
Scenic Routes Plan includes the following development criteria: 
 
Houghton Road: 
a. Existing Right of Way Width: 200' 
b. Pima County MS&R Width: 120' (Major Route) 
 The existing right-of-way width DOES meet the Pima County width standards. 
c. The existing right-of-way widths ARE continuous in the vicinity of the site. 
d. No offsite roads or streets are proposed for this project. 
e. Travel lanes:   one NB and one SB through lane 
 Posted Speed Limit:  35 MPH 
 Existing Pavement Edge: Thickened pavement edge 
f. Existing Houghton Road ADT: 9,493 VPD (I-10 to Sahuarita) 
     6,031 VPD (Sahuarita to Corona de Tucson) 
g. Existing Capacity:  13,300 VPD (corresponds to 2-lane LOS D) 
h. Existing Bicycle way:  Striped Shoulder (not a bike route) 
 Existing Pedestrian way:  Dirt path 
i. No known roadway improvements are scheduled for this road. 
 
Sahuarita Road (not adjacent to site): 
a. Existing Right of Way Width: 150' 
b. Pima County MS&R Width: 300' (Scenic, Major Route) 
d. No offsite roads or streets are proposed for this project. 
e. Travel lanes:   one EB and one WB through lane 
 Posted Speed Limit:  50 MPH 
 Existing Pavement Edge: Thickened pavement edge 
f. Existing Sahuarita Road ADT: 7,360 VPD (Nogales Hwy to Houghton) 
     5,229 VPD (Houghton to Sonoita Hwy) 
g. Existing Capacity:  13,300 VPD (corresponds to 2-lane LOS D) 
h. Existing Bicycle way:  Striped Shoulder  
 Existing Pedestrian way:  Dirt Path 
i. No known roadway improvements are scheduled for this road. 
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2. DISTANCES TO EXISTING DRIVES/INTERSECTIONS 
The locations of, and distances to, the nearest existing intersections and driveways are provided in 
Exhibit I-F.2.  Distances are provided along both the north bound and south bound sides of 
Houghton Road.  Along the south bound (west) side, distances are provided from the center of the 
existing median opening. 

3. PUBLIC TRANSIT 
There are no existing or proposed transit systems in the vicinity of this proposed development. 

 

EXHIBIT I-F.1: EXISTING OFF-SITE STREETS ADT 

 
Traffic ADT shown in 000s 

Dark green dot indicates 2011 traffic data 
Cyan dot indicates 2010 traffic data 

Yellow dot indicates 2009 traffic data 
Orange dot indicates 2008 traffic data 

Source:  Pima Association of Governments 
 2010 Traffic Volumes in Metropolitan Tucson and Eastern Pima County 
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EXHIBITI-F.2: DISTANCES TO EXISTING DRIVES/INTERSECTIONS 
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I-G SEWERS 

1. EXISTING PUBLIC SEWER 
The site is proposed to be served by public sewer S-244B, a 10" ACP (Asbestos Cement Pipe), 
between existing manholes 7994-02 and 7994-03.   

2. SITE CONSTRAINTS FOR SEWER 
The site has no known constraints which would impact the ability to be served by the public sewer.   

 

I-H RECREATION AND TRAILS 

1. EXISTING PARKS AND TRAILS 
No public parks or recreation areas, accessible to the general public, are located within one mile of 
the site.   

The SunTran bus route is not available along Houghton Road. 

Bicycle routes are not available along Houghton Road.   

There are no significant points of interest in the vicinity of the subject property. 

2. PIMA REGIONAL TRAIL SYSTEM MASTER PLAN 
The Pima Regional Trail System Master Plan identifies Houghton Road as a Greenway, trail 
number G025. 

 

I-I  CULTURAL RESOURCES: ARCHAEOLOGICAL AND HISTORIC SITES 

1. ARIZONA STATE MUSEUM 
The Arizona State Museum along with the University of Arizona performed an Archeological Site 
Records Search.  The full results of this search are shown in Exhibit I-I.1.   
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2. ARCHEOLOGICAL AND HISTORIC SITES 
No archeological or historic properties were identified within the project area, and one 
archeological property was identified within a 1-mile radius of the project area.   

3. FIELD SURVEY 
The Arizona State Museum (ASM) defers to Pima County regarding recommendations concerning 
the need for meeting cultural resources requirements prior to ground modification activities. Pima 
County’s Office of Sustainability and Conservation, Cultural Resources Division recommends that a 
survey prior to development will not be required on the subject property. 

 

I-J AIR QUALITY 
The proposed development is a commercial/retail use and does not include any industrial facilities.  Air 
quality analysis is not a requirement of this development. 
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EXHIBITI-I.1: ARIZONA STATE MUSEUM SEARCH RESULTS 

 
 
 
 
 
 
 
 
 
 

Insert letter and map here 
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I-K COMPOSITE MAP 
 
A Composite Map has not been provided for this project, as the site constraints are minimal.  Those 
constraints that do impact the subject property are provided on the Preliminary Development Plan in 
Section II.   
 
The characteristics included on the Preliminary Development Plan include the following design constraints: 

• Erosion Hazard Setback from the adjacent Fagan Wash 
• Distances to existing roads and driveways 
• Existing median opening 

 
The following characteristics were found to NOT impact the site: 

• FEMA Flood Zone 
• Restricted Peaks and Ridges 
• Rock outcrops and talus slopes 
• Slopes greater than 15% 
• Sheet flooding areas 
• Riparian areas 
• Sources of perennial surface water 
• Ironwood trees 
• Pima pineapple cactus 
• Needed spined pineapple cactus 
• Areas of significant or important vegetation 
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PART II – LAND USE PROPOSAL 
SW General Development proposes to construct a 9,221 square foot retail store on this parcel along with 
the associated parking and development amenities.  This store is proposed to a convenient retail service in 
a developed yet remote area of the County.  This surrounding community is underserved by the existing 
retail options.  The development proposes to use existing infrastructure such as roadways and utilities.  
Infrastructure modification or extensions are not required as a part of this development. 
 
The remainder of this analysis is dedicated to describing the land use proposal and design concepts 
derived from the analysis of the site's characteristics, and to present sensitive design and mitigation 
techniques that respond to the unique site characteristics and the character of the surrounding 
neighborhood. 
 

II-A PROJECT OVERVIEW 

1. PROPOSED ZONING BOUNDARIES 
A single zone is proposed for the subject property, CB-1.  Multiple zoning districts are not 
requested.  The proposed zoning will extend to the property line or center of adjacent public right-
of-way as appropriate. 

2. PROJECT DESCRIPTION 
 a. The proposed retail development will fulfill a need for retail services to the 
surrounding residential community.  The proposed building and parking area are appropriate in 
scale for the parcel size and medium-density residential community, and the use is consistent with 
the intent for the Houghton Road corridor. 
 
 b. The proposed retail development is consistent with the Community Activity Center 
designation specified in the Comprehensive Land Use Plan. 
 
 c. A neighborhood meeting has not been held at this time, but will be scheduled prior 
to Planning and Zoning Commission hearing.  Any issues raised by the neighbors will be 
addressed and incorporated in the final plan. 

 d. No negative impacts are anticipated due to the proposed development.  Positive 
impacts include an increase in economic activity and provision of retail services to the 
neighborhood. 
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 e. This development contributes to several Smart Growth principles.  The proposed 
development is located along a well maintained and major route, Houghton Road.  No offsite 
transportation or utility improvements or extensions are required to reach this development.  The 
development will not have a negative impact on sensitive vegetation or wildlife habitat.  The 
proposed development provides a new retail use in close proximity to existing residential and 
commercial uses. 

3. CONFORMANCE WITH SELECTED ORDINANCES 
This site is NOT affected by the following zones: 

• Gateway Overlay Zone 
• Cluster Development Option 
• Historic Zone 
• Airport Environs and Facilities 

The site is affected by the Native Plan Preservation code and will be developed in accordance with 
Chapter 18.72 of the Pima County Zoning Code.  This project will substantially conform with this 
code through the study, preparation and execution of a Native Plant Preservation Plan as prepared 
by an Arizona registered Landscape Architect and approved by Pima County.  The Preliminary 
Development Plan has allowed space for the plants which are to be relocated on site.  Additional 
mitigation vegetation will be provided throughout the site per the Landscape Plan as prepared by 
an Arizona registered Landscape Architect and approved by Pima County.   
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II-B PRELIMINARY DEVELOPMENT PLAN (PDP) 

1. PRELIMINARY DEVELOPMENT PLAN 
The Preliminary Development Plan is shown on the following page of this analysis as Exhibits 
II.B.1. 

2. PDP SUPPORT DATA 
All relevant and applicable supporting data is provided on the Preliminary Development Plan. 

 

II-C TOPOGRAPHY AND GRADING 

1. DEVELOPMENT/MITIGATION ON STEEP SLOPES 
This site does not have areas of slopes of 15% or greater, with a 10' or greater natural fall.   

2. NATURAL AREAS UNDER HDZ 
This site does not contain areas of slope classified as HDZ. 

3. AREAS TO BE DISTURBED, REVEGETATED AND NATURAL 
The entire parcel is subject to disturbance.   

4. CHANGES TO NATURAL GRADE 
The grading on the site is limited to minor cuts and fills in an effort to accept minor offsite runoff, 
effectively drain the site and match existing grade around the perimeter of the site.    

5. ENGINEERING/DESIGN FEATURES FOR MITIGATION 
The building pad will be elevated to provide an FFE a minimum of 1 foot above the highest 
adjacent water surface elevation in the Fagan Wash. 
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EXHIBITII-B.1.1: PRELIMINARY DEVELOPMENT PLAN 
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II-D HYDROLOGY 

1. RESPONSE TO HYDRAULIC CONSTRAINTS 
The Fagan Wash floodplain is contained within the channel along the east property line.  The 
proposed building is located outside of the 50’ erosion hazard setback.  Runoff generated 
upstream of the project will be collected within a 10’ wide drainage channel along the southern 
property line and conveyed through the paved parking area.  All pertinent drainage details are 
provided on Exhibit II-D.1. 

2. REASONS FOR FLOODPLAIN ENCROACHMENT 
No floodplain encroachment is proposed with this development 

3. POST DEVELOPMENT DISCHARGE 
The project increases the 100-year peak runoff generated within the project from 8 cfs to 11 cfs.  
Retention and detention are included with the development, and post-development peak 
discharges exiting the property will be less than the pre-development combined runoff of 19 cfs.  
Two earthen basins are proposed to meet retention and detention requirements, located at the 
southeast corner and northwest corner.  As space is limited, it may be necessary in the final design 
to include an underground chamber, which would be located under the pavement west of the 
building. 

4. ENGINEERING/DESIGN FEATURES FOR MITIGATION 
Runoff from the southern parking lot area (WS D1) will exit the site into the Houghton Road right-
of-way at the proposed driveway entrance.  Offsite runoff from the south will be accepted and 
conveyed to the west around the new building by a grouted riprap and earthen channel, to a catch 
basin where it will enter an underground storm drain.  Rooftop runoff (WS D2) will be directed into 
a retention/detention basin, Basin 1, which will outlet through a weir structure into the same 
earthen channel and storm drain.  The combined pipe flow will be released into a second 
retention/detention basin, Basin 2, at the northwest property corner.  Runoff from the northern 
parking lot area (WS D3) will drain through a curb inlet into Basin 2.  Smaller amounts of runoff  
exiting the site include Watershed D4, which will drain directly north into the adjoining property, and 
watershed D6, which will outlet directly west into the Houghton Road right-of-way.  Runoff from 
watershed D5 will combine with runoff in the proposed channel and be conveyed to Basin 2 in the 
proposed storm drain pipe.  Erosion protection will be provided at drainage inlets and outlets as 
necessary.  The proposed grading scheme and structural design features are shown on Exhibit II-
D.1. 
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EXHIBIT II-D.1: DEVELOPED CONDITIONS DRAINAGE 

 

 

 

 

 

 

 

Insert Developed Drainage Map here 
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5. CONFORMANCE WITH APPLICABLE POLICIES 
A full Hydrology Report will be submitted for review by P.C. Regional Flood Control District with the 
Site Construction Plan for the project.  The proposed drainage solution for the development will not 
result in an increase in flooding or erosion hazard to either the subject property or to downstream 
properties or structures.  The proposed development is consistent with drainage requirements of 
Pima County, State of Arizona and Federal regulations. 

II-E BIOLOGICAL RESOURCES 

1. IMPACTS TO BIOLOGICAL RESOURCES 
This project will use the selective plant methodology for compliance with the Native Plant 
Preservation Ordinance.  Species on site shall be inventoried per the requirements of the Native 
Plant Preservation Ordinance. 

Vegetation will be inventoried and mitigated at a one to one ratio. Only Saguaros of 10’ and under 
and other cacti are recommended to be salvaged or relocated if located within the grading limit. 

Salvaging of trees and shrubs is not recommended due to the poor soil conditions that will incur 
poor root ball preservation. The limited number of trees on site maybe mitigation with new 
specimens of similar genesis and species would better serve the overall development and 
community as a whole.  

2. PROTECTION OF LANDSCAPE CONNECTIVITY 
The section of text is not applicable to this site. 

II-F LANDSCAPE AND BUFFER PLAN 
The project incorporates a 10’ average width Bufferyard “D” as required along the Houghton Rd. 
Frontage.  The proposed bufferyard design varies in actual width from 5’ minimum to 35’.  This 
provides an additional 20% landscape area within the bufferyard and conforms to the requirements 
of 18.73.040.D.2.  The bufferyard location and dimensions are provided on the Preliminary 
Development Plan. 

The Bufferyard “D” along Houghton Road also requires a 72” Decorative Masonry Wall.  In order to 
provide interest to the project, the wall will utilize partially open sections in conformance with 
18.73.040.B.4.b. 

Trees will be planted within the parking lot at an average density of 1 tree per 4 spaces. 
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The project will also conform to the requirements of the Native Plant Preservation Plan.  Required 
transplants will be transferred into the bufferyard and/or incorporated into the parking lot area. 

II-G VIEWSHEDS 

1. IMPACTS TO VIEWS 
The views and vistas from adjacent properties and the adjacent major route will be affected by this 
development.  The existing site is undeveloped and contains native vegetation.  The impact on the 
existing views is minimized by the increased building setback along the western property line, 
building architecture and vegetation. 

2. MITIGATION OF VISUAL IMPACTS 
The mitigation of the visual impacts starts with the architecture and position of the buildings.  The 
buildings are only one story in height, and set back significantly from the adjacent roadway.  The 
development is also bound to the east by the existing Fagan Wash which will provide an increased 
mitigation of any visual impacts to the east. 
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EXHIBITII-G.2: PRELIMINARY BUILDING COLORS & ELEVATIONS 

 
 
 
 
 
 

Insert Elevation Here 

 
  



 Page 54 

 

 
 
 
 
 
 
 

Insert Elevation Here 
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Insert Elevation Here 
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II-H TRANSPORTATION 

1. PROPOSED INGRESS AND EGRESS 
The primary access point to the proposed Dollar General is a driveway in alignment with the 
existing median opening.  Please see the Preliminary Development Plan for an illustration of the 
proposed driveway spacing. 

2. OFF-SITE IMPROVEMENTS 
Off-site Improvements are not anticipated for this development.   

3. CHANGES TO ADT 
Based on the recommendations of the ITE Trip Generation Manual, the proposed development, 
(Free Standing Discount Store, LUC 815) may generate a maximum of 528 trips per day, equally 
distributed between the northbound and southbound directions of Houghton Road.  The AM peak 
hour would produce 25 trips entering the site and 16 trips exiting the site.  The PM peak hour would 
produce 26 trips entering the site and 26 trips exiting the site.  It is assumed in all three cases that 
the entering and exiting trips would be divided equally between the northbound and southbound 
directions. 

Land Use ITE 
LUC Size Units 

Weekday Trips Generated 
Daily 
Total 

AM Peak Hour PM Peak Hour 
Enter Exit Total Enter Exit Total 

Free Standing 
Discount Store 815 9.22 KSF 528 25 16 41 26 26 52 

4. TRAFFIC IMPACTS ON SURROUNDING LOCAL STREETS 
While this development will contribute to the traffic on the adjacent streets, the increase is marginal 
for a major route such as Houghton Road.  It is anticipated that the impact to surrounding streets 
will be minimal. 

5. BICYCLE AND PEDESTRIAN PATHWAYS 
As there are currently no existing or planned bicycle pathways in the area, they are not proposed 
with this development.  A 12’ wide “Greenway” asphalt path will be provided within the Houghton 
Road right-of-way. 
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6. PROPOSED ROADS 
The interior circulation will be via private parking area access lanes with 24 to 36 feet width in 
accordance with Pima County Subdivision Street Standards. 

7. CONCURRENCY CONFORMANCE 
The site meets transportation concurrency for all major roads in the area.  No public improvements 
are scheduled for the adjacent roads. 

8. TRAFFIC IMPACT STUDY 
This project does not meet the threshold requirements for a Traffic Impact Study. 

9. ALTERNATE MODES 
Alternate modes of transportation (such as a bus route) are not currently available to this part of 
the County. 

 

II-I  ON-SITE WASTEWATER TREATMENT AND DISPOSAL 
On-site wastewater treatment/disposal facilities are not proposed for this project.  For this reason, 
the detailed requirements of this section have been omitted. 

 

II-J SEWERS 

1. CAPACITY RESPONSE LETTER 
This applicant has submitted to the Pima County Regional Wastewater Reclamation Department 
Planning Section for analysis of capacity in the downstream sewer system.  Because the proposed 
development and its estimated flows will not have a significant effect on the sewer system, a 
waiver was provided.  The Waiver has been included in this report as Exhibit II-J.1.  The letter was 
written on August 15, 2013, within 90 days of application for this rezoning.   

2. METHOD OF PROVIDING SEWER 
The development will be served onsite by a private sewer line extending from a new HCS on the 
existing line.  The private sewer will connect to the public sewer between existing manholes 7994-
03 and 7994-04 in accordance with current design and construction standards. 
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EXHIBITII-J.1: SEWER CAPACITY WAIVER 

 



 Page 59 

 

3. SEWER EASEMENTS 
No public sewer easements are anticipated for this development. 

4. MITIGATION OF SITE CONSTRAINTS 
No constraints to providing gravity sewer service have been identified.  This section is not 
applicable to this development. 

 

II-K WATER 

1. WATER CONTEXT 
The site is located within a designated Water Provider Service Area.  Tucson Water will serve this 
development.  A Tucson Water Availability Letter and Facilities Map are provided in Exhibit II-K.4.1. 

2. EXISTING AND HISTORIC WATER USE 
The site is currently undeveloped. 

3. PROPOSED WATER USE 
The proposed development is a retail store with minimal water use requirements.  The store will 
include restrooms for employee use only.  The exterior of the property will include low- and no- 
water use landscape design.  This development of this site will not be phased. 

4. WATER SUPPLY OPTIONS 
Tucson Water has stated that they will supply the project.  Please refer to Exhibit II-K.4.1. 
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EXHIBIT II-K.4.1 TUCSON WATER - WATER AVAILABILITY LETTER & FACILITIES MAP 

 

 

 

Insert Water Availability Letter and Facility Map Here 
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5. WATER DEMAND PROJECTIONS 
a. Water Demand 

The Estimated Baseline Water Demand for the building (interior) is 20,440 gallons/year, or 0.47 
AF/year per the Kohler Commercial Water Calculator, (0.48 AF/year per the ADWR Water Demand 
Calculator provided in Exhibit II-K.5).  The exterior Estimated Baseline Water Demand for the 
development is based on a landscaped area of 18,238 s.f., (which is the project area less the areas 
of building and pavement).  The ADWR Water Demand Calculator indicates an exterior demand of 
0.62 AF/year assuming low water use plants.  The resulting total Baseline Water Demand for the 
project is 1.1 AF/year. 

b. Water Conservation 

Water use is minimized in this development by installation of low-flow fixtures (internal demand) 
and low- and no-water use landscape design (external demand).  The proposed fixtures included in 
the proposed building are two (2) 1.28 gallons/flush toilets, two (2) lavatories with 0.5 gpm 
aerators, a single (1), two station drinking fountain and a single (1) mop sink.  Based on the Kohler 
Commercial Water Calculator, the estimated interior water demand will be 13,505 gallons/year, or 
0.31 AF/year.  The external requirements for landscaping will include drip irrigation for 
approximately 35 trees and 70 shrubs, resulting in an external demand of 0.17 AF/year.  Using 
these estimates, the total demand is expected to be 0.48 AF/year, indicating a 56% reduction in 
water use due to the use of low-flow fixtures and low water use landscape design. 

6 THROUGH 12 GROUNDWATER IMPACTS 
These sections are not applicable to this development.  This project will not have a significant 
impact on the regional water supply or local groundwater conditions. 
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EXHIBIT II-K.5 WATER DEMAND ESTIMATES 
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II-L SCHOOLS 

1. ACCESS TO ADJACENT OR ON-SITE SCHOOLS 
There are no public or private schools adjacent to or within the proposed site. 

2. SCHOOL CAPACITY ANALYSIS AND LETTER 
A school capacity analysis response has not been requested from the school district as this non-
residential development will not result in any impact to the attendance of the school. 

3. AGREEMENT WITH SCHOOL DISTRICT FOR MITIGATION 
At the time of this report, there have been no communications with the applicable school district, 
and the proposed development will have no impact on school services. 

 

II-M RECREATION AND TRAILS 

1. ON-SITE RECREATION 
No on-site recreation is proposed for this development. 

2. OWNERSHIP OF RECREATION AREAS 
This section is not applicable. 

3. PROPOSED TRAILS ON OR OFF-SITE 
Trails are not proposed within the site; however, Houghton Road Greenway G025 is adjacent to 
the proposed rezoning and this trail segment will be constructed with this development. 
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II-N CULTURAL RESOURCES: ARCHAEOLOGICAL AND HISTORIC SITES 

1. PROTECTION OF KNOWN CULTURAL RESOURCES 
The Arizona State Museum has identified that no previously recorded archeological or historic 
resources are known to exist on the site and no cultural resource surveys have been conducted on 
the site (see the Pima County Archeological Records Check Form, Exhibit I-L). 

2. CULTURAL RESOURCES MITIGATION PLAN 
In the event that cultural resources are revealed during ground-disturbing activities, all construction 
shall cease, and consultation shall be initiated with Arizona State Museum (ASM) to assess the 
potential significance of any unearthed materials (ARS §41-841).  If human skeletal remains or 
funerary objects are discovered, ASM will be contacted immediately (ARS §41-865 and ARS §41-
844). 

II-O ENVIRONMENTAL QUALITY 

1. METHODS OF CONTROLLING DUST POLLUTION 
Dust Pollution will be controlled by the means and methods outlined in the Dust Control Permit and 
Storm water Pollution Protection Plan.  This generally includes using a water truck during all 
grading operations.  The wetted dirt is less likely to become dust pollution.  This also includes 
limiting the time that the site is left disturbed and unfinished.  The developer is proposing an 
aggressive construction schedule and all construction will be completed in one phase. 

The Developer further assures that all newly created PAALs and parking areas will be paved with 
asphalt or concrete pavement to County standards for public or private improvements as 
appropriate for the improvement. 

2. AIR QUALITY AND HAZARDOUS MATERIALS FOR NON-RESIDENTIAL PROJECTS 
The proposed use for this site is residential and therefore, this section has been omitted. 

II-P AGREEMENTS 
To date, no meetings have been held and no agreements have been made with the neighbors and 
surrounding area HOAs or businesses. 

 


