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INTRODUCTION 
A. PROJECT OVERVIEW 

Pulte Homes proposes development of a single-family neighborhood occupying 20% of approximately 114 acres (the 
“Property”) along Pecos Way between Lambert Lane and Thornydale Road in unincorporated Pima County.  The 
remaining 80% of the Property will be preserved as onsite open space in accordance with the Maveen Behan 
Conservation Lands System. 

This document has been prepared in support of a request to rezone the Property from SR (Suburban Ranch) to CR-
1 (Single Residence Zone).  This will allow for construction of approximately 101 homes, which equates to a gross 
density of under one home per acre in accordance with the density range permitted by the Pima Prospers 
Comprehensive Plan’s Low-Intensity Urban 0.3 land use designation when more than two-thirds of a site is preserved 
as open space. 

The size of the Property allows the proposed neighborhood of homes to be situated centrally within the Property, at 
least 300 feet from the nearest neighboring residential properties.  The size of the property also allows the proposed 
neighborhood to be clustered entirely away from mapped Important Riparian Areas and areas impacted by sheet 
flooding, thus minimizing potential impacts to wildlife and nearby property owners. 

The Pima County Tax Assessor designates the Property as parcel numbers 224-44-050A, 224-44-051A/B/C, and 224-
44-052A/B/C.  See Exhibit I-A-1: Site Location Map. 

B. PRIMARY OBJECTIVES 

• Provide high-quality, single-family homes for families wishing to live in the northwest Tucson metropolitan area, 
in response to continuing strong demand. 

• Construct an infill residential neighborhood that is sensitive to surrounding neighbors and wildlife. 

C. CONSISTENCY WITH SDCP MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM 

This proposed rezoning is compliant with the open space goals of the MMBCLS.
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I. SITE INVENTORY 
The purpose of the Site Inventory section of this document is to catalog the various developmental opportunities and 
constraints impacting the property in order to provide a meaningful and relevant context for the development proposal 
detailed in Section II of this document.  Through careful consideration of these existing conditions a design can be deemed 
compatible with its surroundings and appropriate for the area. 

A. EXISTING LAND USES 

1. Site Location & Regional Context 

The Property subject to this rezoning request consists of seven parcels totaling 114± acres located in Pima 
County, Arizona, Township 12 south, Range 13 east, Section 17.  The site is located along Pecos Way between 
Lambert Lane and Thornydale Road.  The Pima County Tax Assessor designates the Property as parcel numbers 
224-44-050A, 224-44-051A/B/C, and 224-44-052A/B/C.  See Exhibit I-A-1: Site Location Map. 

2. Existing Land Uses Onsite 

The Property is currently undeveloped and vacant.  Some historical dumping has occurred onsite, and the 
property may have once included a home that was removed many years ago.  See Exhibit I-A-2: Existing Land 
Uses. 

3. Existing Easements Onsite 

Six easements exist onsite: 

• A 60’ ingress-egress easement (Docket 328 Page 381) in the central portion of the site. 

• A 60’ electric utility easement (Docket 1106 Page 281) in the central portion of the site. 

• A 15’x200’ utility easement (Docket 1067 Page 279) in the central portion of the site. 

• A 15’x50’ water utility easement (Docket 7413 Page 1061) in the central portion of the site. 

• A 20’x20’ water utility easement (Docket 7719 Page 1837) in the central portion of the site. 

• A 60’ ingress-egress easement (Seq. 20223000362) in the central portion of the site. 

Easements will be abandoned or reconfigured as needed to 
accommodate the proposed development.  See Exhibit I-A-3:  
Existing Easements. 

4. Comprehensive Plan Onsite & Surrounding 

i. Comprehensive Plan Designation(s) 

The Pima Prospers Comprehensive Plan designates the 
Property as Low Intensity Urban 0.3 (LIU-0.3).  Properties to 
the east and west are also designated LIU-0.3.  Properties to 
the north are designated Low Intensity Urban 1.2 (LIU-1.2).  
Properties to the south are within the 885-lot North Ranch 
subdivision and are designated Medium Intensity Urban 
(MIU).  See Exhibit I-A-4: Existing Comprehensive Plan Land 
Use Designations. 

ii. Rezoning or Special Area Policies 

No rezoning or special area policies apply to the Property.  
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5. Surrounding Land Uses 

i. Surrounding Zoning & Land Uses 

The Property is surrounded by properties featuring the following zoning designations and land uses.  See 
Exhibit I-A-2: Existing Land Uses and Exhibit I-A-5: Existing Zoning. 

N: Zoning:  Mix of CR-1 (Single Residence Zone) and SR (Suburban Ranch) 

Land Use: Mix of developed and vacant unplanned residential parcels 

NE: Zoning:  SR (Suburban Ranch) 

Land Use: Mix of developed and vacant unplanned residential parcels 

E: Zoning:  Mix of CR-1 (Single Residence Zone) and SR (Suburban Ranch) 

Land Use: Mix of developed and vacant unplanned residential parcels 

SE: Zoning:  CR-4 (Mixed-Dwelling Type Zone) 

Land Use: North Ranch Subdivision 

S: Zoning:  Mix of CR-4 (Mixed-Dwelling Type Zone), CR-5 (Multiple Residence Zone), 

SP (Specific Plan), CR-1 (Single Residence Zone), and SR (Suburban Ranch) 

Land Use: North Ranch Subdivision 

 

SW: Zoning:  Mix of SR (Suburban Ranch) and CR-5 (Multiple Residence Zone) 

Land Use: Tucson Water Facility, Unplanned Residential, North Ranch Subdivision 

W: Zoning:  SR (Suburban Ranch) 

Land Use: Mix of developed and vacant unplanned residential parcels 

NW: Zoning:  Mix of CR-1 (Single Residence Zone) and SR (Suburban Ranch) 

Land Use: Mix of developed and vacant unplanned residential parcels 

  

North Ranch 
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ii. Surrounding Types of Businesses  

A neighborhood shopping center is located at the northwest corner of Thornydale Road and Linda Vista 
Boulevard, approximately one-third of a mile to the southwest of the Property.  An equine boarding facility 
exists at the northeast corner of Thornydale Road and Lambert Lane, directly north of the Property.  
However, it is roughly a quarter mile from the proposed neighborhood, which is proposed entirely to the 
south of Pecos Way. 

6. Nearby Pending Rezonings, Plats, & Development Plans 

i. Nearby Pending Rezonings 

There are no pending rezonings within one-quarter mile of the Property. 

ii. Nearby Conditionally Approved Rezonings 

There are no conditionally approved rezonings within one-quarter mile of the Property. 

iii. Nearby Pending Plats 

There are no pending plats within one-quarter mile of the Property. 

iv. Nearby Pending Development Plans 

There are no pending development plans within one-quarter mile of the Property. 
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B. TOPOGRAPHY & GRADING 

1. Topographic Characteristics 

The Property’s topography is typical of the Tortolita Fan area, sloping evenly at approximately 2% from northeast 
to southwest and featuring alluvial wash braids of various sizes.  Elevations range from 2,554 feet above sea level 
at the northeast corner along Lambert Lane to 2,496 feet above sea level at the southwest corner adjacent to the 
North Ranch subdivision.  The Property does not contain any hillside conservation areas, rock outcrops, or other 
significant topographic features.  The Property’s grades are generally conducive to development.  See Exhibit I-
B-1: Topography. 

i. Restricted Peaks and Ridges 

The Property does not contain any restricted peaks or ridges. 

ii. Rock Outcrops & Talus Slopes 

The Property does not contain any rock outcrops or talus slopes. 

iii. Slopes of 15% to 25% & Slopes greater than 25% 

The Property does not contain any natural slopes of 15%, 25%, or greater than 25%. 

iv. Other Significant Topographic Features 

No areas of the site are subject to the Hillside Development Zone. 

v. Existing Grading and Ground Disturbance on the Site 

A small amount of historic grading has occurred onsite near the center of the Property.  The grading appears 
to have been associated with a structure that has since been removed. 

2. Pre-Development Average Cross Slope 

The average cross slope of the site is 4.75%.  The following equation, as per Pima County Zoning Code 
Section 18.61.051, was used to determine the average cross slope utilizing 1-foot contours: 

Average Cross Slope = I x L x 0.0023 
 A 

Average Cross Slope = 1 x 48,048 x 0.0023 
 23.28 

Average Cross Slope = 4.75 % 
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C. HYDROLOGY 

This section of the site analysis describes pre-development onsite and offsite hydrologic and hydraulic characteristics 
and is based on information provided by Rick Engineering. 

1. Offsite Hydrology 

The Property is impacted by both local and regulatory offsite flows. Regulatory flow is conveyed through the 
Property by North Ranch Wash and an Unnamed Wash. North Ranch Wash flows through the southeast portion 
of the Property and splits into two braids onsite while the Unnamed Wash and its tributaries flow through the 
western portion of the Property from northeast to southwest. The peak flow conveyed by the North Ranch Wash 
within the site was obtained from Floodplain Study FP-098 (dated March 2019) prepared by Arroyo Engineering, 
LLC, and SCE Engineering for Pima County Regional Flood Control District (RFCD).  The combined 100-year 
peak flow conveyed by the North Ranch Wash estimated at the south property line is 834 cubic feet per second 
(“cfs”).  Per Pima County GIS Map (PimaMaps), the peak flow conveyed by the Unnamed Wash within the site 
ranges from 500-1000 cfs.  No new hydrologic analysis was performed to determine the peak flow within the 
Unnamed Wash. RFCD’s PC-HYDRO V7.3 was used to estimate local offsite flows impacting the Property from 
northeast. The local 100-year flow is estimated to be 18.9 cfs.  Please see Exhibit I-C.1: Existing Offsite and Onsite 
Hydrology Map. 

2. Onsite Hydrology 

i. Flood Control Resource Areas 

All peak discharges entering and exiting the Property, as well as their contributing drainage areas, have been 
shown on Exhibit I-C-1. 

ii. Concentration Points & 100-Year Peak Discharges for all Onsite Watersheds 

The onsite drainage areas are delineated into seven sub-watersheds with only stormwater runoff from sub-
watershed 6E exceeding 100 cfs for the 1% chance flood. All regulatory offsite flows entering the property 
exit the site to the south and southwest corner of the property.  

iii. FEMA-Designated Floodplains 

Per the Flood Insurance Rate Map (FIRM) for Pima County Arizona, and Incorporated Areas, Map Number 
04019C1070L dated June 16, 2011, as published by the Federal Emergency Management Agency (FEMA) 
shows the property lies within Unshaded Zone X, Zone A and Zone AE as shown on Exhibit I-C.2: FEMA 
FIRM Map. The average flow depth of North Ranch Wash within the site is approximately 2-ft. 

iv. Locally Identified Special Study Floodplains & Administrative Floodways or Flow Corridors 

The project site is impacted by local regulatory flows that is conveyed through the property by North Ranch 
Wash and an Unnamed Wash. The floodplain limits of both washes have been mapped as detailed in the 
follow studies: 

• North Ranch Wash Floodplain Study, FP Study #98, prepared for RFCD by SCE Engineering and 
Arroyo Engineering, LLC dated March 14, 2019. This study documents both hydrology and 
hydraulics of North Ranch Wash. 

• Sheet Flood Mapping for Unincorporated Pima County, FP Study #46, prepared by RFCD effective 
August 8, 2007. This study shows limits of sheet flow areas within the subject property largely due to 
the Unnamed Wash. 

• Tortolita Area Basin Management Plan Phase IIB, FP Study #24, prepared for RFCD by Cella Barr 
Associates, effective August 3, 1993.  This study contains development requirements for projects 
within the FP#24 study limits.  

v. Floodplain Delineation of any Previously Unmapped Regulatory Floodplain 

There are no previously unmapped regulatory floodplains on the subject property. 
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vi. Regulatory Sheet Flood Areas and Depths as Mapped by Pima County 

A portion of the site is located within a FEMA Zone A designated area (FIRM Map Number 04019C1070L, 
effective June 16, 2011), as shown on Exhibit I-C.2: FEMA FIRM Map. The 100-year flow is contained within 
the wash’s approximate inundation limits.  

vii. Lakes, Ponds, Wetlands, Springs, or Other Source(s) of Perennial Surface Water 

There are no lakes, ponds, wetlands, springs, or other sources of perennial surface water on the Property. 

viii. Erosion Hazard Setbacks for all Onsite Watercourse 

The erosion hazard setback (EHS) of the Unnamed Wash and North Ranch Wash is assumed to be 50’ 
measured from the 100-year inundation limits. However, the EHS of west split flow of North Ranch Wash is 
assumed to be 25’ measured from the 100-year inundation limits. Please See Exhibit I-C.1: Existing Offsite 
and Onsite Hydrology Map. 

ix. Pima County Regulated Riparian Habitat Limits & Classifications 

A mapped riparian area exists onsite.  Approximately 22.2 acres of IRA-Xeroriparian Area C is located in the 
north, northwestern, and southwestern portions of the site, outside of the area proposed for development. 

x. Flow Arrows for Non-Regulatory Flows 

Flow arrows for non-regulatory storm water runoff areas of the development are shown on Exhibit I-C-1. 

xi. Existing Drainage Easement(s) or Other Relevant Easements 

There are no exiting drainage easements onsite. 

xii. Existing Drainage Infrastructure On or Adjacent to the Site 

No drainage infrastructure exists onsite.  However, directly downstream the North Ranch subdivision 
features extensive channelization of natural flows.  Examples are shown below. 
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D. BIOLOGICAL RESOURCES 

1. Conservation Lands System (CLS) 

The entire Property is classified as either Multiple Use Management Area (MUMA) or Important Riparian Area 
(IRA) and is overlaid by the Special Species Management Area designation.  See Exhibit I-D-1: Conservation Lands 
System. 

 

2. Priority Conservation Area (PCA) 

• Species Within PCA? 

• Pima Pineapple Cactus ........................................................................................................................................................... No 

• Needle-Spined Pineapple Cactus ...................................................................................................................................... No 

• Cactus Ferruginous Pygmy Owl ..........................................................................................................................................Yes 

• Western Burrowing Owl ......................................................................................................................................................... No 

3. Saguaros & Ironwoods   

A field inventory has been conducted and the results are  shown on Exhibit I-D-2: Saguaros & Ironwoods. 

4. Habitat Protection / Community Open Space 

The Property is not currently identified for acquisition as public open space.  

Typical Vegetation Onsite 
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E. TRANSPORTATION 

1. Existing / Planned Offsite Streets 

The Property is directly adjacent to Pecos Way, Lambert Lane, and Thornydale Road, although site access is only 
proposed via Pecos Way.  Based on the projected trip generation of this Project all nearby roadways can 
accommodate traffic generated by this Project.  The table below shows the existing right-of-way widths, number 
of lanes, capacity and posted speed limits, average daily volumes (ADTs), as well as bike lanes and pedestrian 
ways for roadways within one mile of the Property. 

Short descriptions of the physical characteristics of the major streets adjacent to or near the Property are 
provided after the table. 

Roadway 
Name 

Existing 
R.O.W. 

Ultimate 
R.O.W. 

Travel 
Lanes 

Capacity 
(2024 
TIA) 

Speed 
Limit 

ADT 
(2024 
TIA) 

Bike 
Route 

Sidewalk 
Sun Tran 

Bus Route 

Pecos Way 60’ 60’ 2 15,930 45 4,461 n/a No No 

Lambert Lane 
Varies 150’ 2 15,930 

40-45 
** 

5,317 n/a No No 

Thornydale Road 
(Lambert to Pecos) 

Varies 150’ 2 15,930 40 10,314 
Striped 
& Paved 
Shoulder 

No Yes * 

Thornydale Road 
(Pecos to Linda Vista) 

Varies 150’ 2 16,815 40 16,293 
Striped 
& Paved 
Shoulder 

No Yes * 

* Thornydale Rd. is a Sun Tran route south of Linda Vista Boulevard, approximately 3/4-mile south of the Property. 

** Adjacent to the Property Lambert Lane is a dirt road with a posted speed limit of 15 mph. 

Pecos Way bisects the Property diagonally as it connects Lambert Lane to Thornydale Road.  It is a two-lane urban 
minor collector roadway according to federal functional classification standards, with a posted speed limit of 45 
mph.  It functions as a diagonal shortcut between Lambert Lane and Thornydale Road. 

Lambert Lane is located along the northern boundary of the Property.  It is designated as a Scenic, Major Route 
on the County’s Major Streets & Scenic Routes Plan.  It is a two-lane urban minor collector roadway with a posted 
speed limit of 45 mph east of the Property and 40 mph west of the Property.  Approaching the Property from the 
east, Lambert Lane curves to the southwest and functionally becomes Pecos Way, while the actual Lambert 
alignment continues due west as a dirt road with a posted speed limit of 15 mph, adjacent to the northern 
boundary of the Property. 

Thornydale Road is located along the western boundary of the Property.  It is designated as a Scenic, Major Route 
on the County’s Major Streets & Scenic Routes Plan.  It is a two-lane urban collector roadway with striped / paved 
bike lanes, and a posted speed limit of 40 mph. 

2. Distances to Existing Drives / Intersections 

The closest intersections to the Property are Lambert Lane / Pecos Way / Camino de la Tierra at the Property’s 
northeastern corner, Lambert Lane / Camino Central along the Property’s northern boundary, Thornydale Road 
/ Lambert Lane at the Property’s northwest corner, Thornydale Road / Oasis Drive along the Property’s western 
boundary, and Thornydale Road / Pecos Way approximately one-quarter mile southwest of the Property.  Two 
residential driveways exist along Pecos Way between the Property and Thornydale Road, the closest of which is 
roughly 420 feet from the Property.  Several residential driveways also exist across from the Property along 
Lambert Lane and Thornydale Road. 

3. Public Transit  

The only public transportation route in this vicinity is Sun Tran Route 412, which runs along Linda Vista Blvd. and 
Thornydale Road approximately three-quarters of a mile south of the Property.  See Exhibit I-E-1: Transportation.  
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F. WASTEWATER 

1. Existing Public Sewer 

There are existing sewer lines in the North Ranch subdivision south of the Property.  A capacity letter from Pima 
County Wastewater Reclamation Department, dated March 4, 2024, is included in Section II of this document.  It 
states that there is currently capacity to serve this Property in public sewer #I-85-241 downstream from manhole 
4478-39 just north of Desert Bend Loop within a 20’x20 public sewer easement onsite along the southern 
property boundary.  See Exhibit I-F-1: Existing Sewer. 

2. Site Constraints for Sewer 

None. 
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G. RECREATION 

1. Existing Recreational Facilities Onsite & within One Mile 

There are no existing recreational facilities within the Property.  Two public parks exist within one mile of the 
Property.  Arthur Pack Regional Park is approximately one mile to the south and features the Crooked Tree Golf 
Course, several baseball/softball diamonds, two soccer fields, many walking trails, and a number of other 
amenities.  Linda Vista Park is approximately three-quarters of a mile to the southeast and features half-court 
basketball, picnic areas, and a play structure.  See Exhibit I-G-1: Recreation & Trails. 

  

 

2. Trail Rights-of-Way 

There are no trail rights-of-way within or adjacent to the Property.  

Arthur Pack Regional Park 

Linda Vista Park 
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H. CULTURAL RESOURCES: ARCHAEOLOGICAL & HISTORIC SITES 

Portions of the Property were surveyed for archaeological assets six times between 1981 and 2018.  In 2023 Tierra 
Right-of-Way Services completed a survey of the entire property.  No significant cultural resources were found, and 
no further work is recommended.  Arizona Antiquities laws will be followed if any human remains or funerary objects 
are discovered during construction. 

  





PECOS 114 REZONING SITE ANALYSIS  II. LAND USE PROPOSAL 

28 

II. LAND USE PROPOSAL 
This section describes how the development responds to the opportunities and constraints described in the Inventory & 
Analysis section of this document, along with the Pima County Land Development Code.  As evidenced by the site plan 
and the information below, this proposed rezoning has been crafted after careful and responsive consideration of the 
Property’s context. 

A. PROJECT OVERVIEW 

1. Proposed Zoning Boundaries 

The entire Property is proposed to be rezoned to CR-1. 

2. Project Description 

This document has been prepared in support of a request to rezone the Property from SR (Suburban Ranch) to 
CR-1 (Single Residence Zone).  This will allow for construction of approximately 101 homes, which equates to a 
gross density of under one home per acre in accordance with the density range permitted by the Pima Prospers 
Comprehensive Plan’s Low-Intensity Urban 0.3 land use designation when more than two-thirds of a site is 
preserved as open space. 

Development of this Property will have minimal impacts on surrounding land uses.  The size of the Property allows 
the proposed neighborhood of homes to be situated centrally within the Property, at least 300 feet from the 
nearest neighboring residential properties.  The size of the property also allows the proposed neighborhood to 
be clustered entirely away from mapped Important Riparian Areas and areas impacted by sheet flooding, thus 
minimizing potential impacts to wildlife and nearby property owners.  CLS conservation guidelines will be 
achieved onsite, resulting in 80% of the Property being set aside as open space. 

With only 101 homes, traffic 
generated by this neighborhood can 
be accommodated by the public 
collector and arterial street system in 
the project vicinity.  Two access points 
are proposed, both directly via Pecos 
Way. 

  



PECOS 114 REZONING SITE ANALYSIS  II. LAND USE PROPOSAL 

29 

3. Compliance with Zoning Code 

This project will adhere to all applicable development standards associated with CR-1 zoning as stated in the Pima 
County Zoning Code.  All buildings will meet minimum setback requirements and height restrictions.  Exterior 
colors will be desert neutral and designed to blend with the surrounding structures and the desert environment.  
The site has been designed to provide both natural and functional open space and to create a comfortable 
environment for future residents while minimizing impacts to existing nearby landowners.  Dark sky compliant 
lighting will be provided throughout the neighborhood and recreation areas to help ensure adequate lighting for 
safety while minimizing light pollution. 

i. Airport Environs Zone (“AEZ”) 

This Property is not within the Airport Environs Height, Land Use, or Noise Overlay Zones. 

ii. Buffer Overlay Zone (“BOZO”) 

This property is not within the BOZO. 

iii. Gateway Overlay Zone 

This Property is not within the Gateway Overlay Zone. 

iv. Hillside Development Zone (“HDZ”) / Restricted Peaks & Ridges 

There are no HDZ or Restricted Peaks & Ridges onsite. 

v. Major Streets & Scenic Routes (“MSSR”) 

All MSSR requirements apply to this Property. 

vi. Native Plant Preservation Ordinance (“NPPO”) 

A field inventory has not been conducted at this time because 80% of the site will remain as open space.  An 
inventory of the proposed developed portions of the site will be conducted in accordance with the native 
plant ordinance at the platting stage  
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B. PRELIMINARY DEVELOPMENT PLAN 

Pulte Homes proposes development of a single-family neighborhood occupying 20% of the approximately 114-acre 
Property.  The remaining 80% of the Property will be preserved as open space in accordance with the Maveen Behan 
Conservation Lands System.  The neighborhood will feature roughly 101 homes, which equates to a gross density of 
under one home per acre in accordance with the density range permitted by the Pima Prospers Comprehensive Plan’s 
Low-Intensity Urban 0.3 land use designation when more than two-thirds of a site is preserved as open space. 

The homes will be a mix of single- 
and two-story, as allowed in the 
CR-1 zone.  The size of the 
property and high open space 
percentage suggest that natural 
landscape bufferyards are the 
most appropriate approach to 
softening edge conditions, so 
that is what Pulte proposes.  
Recreation areas are provided in 
two locations within the 
neighborhood, increasing 
visibility and access to these 
features for all residents.  Other 
open spaces will function either 
as drainage areas, revegetated 
areas, or natural open space. 

The size of the Property allows 
the proposed neighborhood of 
homes to be situated centrally within the Property, at least 300 feet from the nearest neighboring residential 
properties.  The size of the property also allows the proposed neighborhood to be clustered entirely away from 
mapped Important Riparian Areas and areas impacted by sheet flooding, thus minimizing potential impacts to wildlife 
and nearby property owners. 

Please refer to Exhibit I-B-1: Preliminary Development Plan. 
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C. TOPOGRAPHY & GRADING 

1. Development / Mitigation on Steep Slopes 

There are no steep slopes onsite. 

2. Natural Areas Under HDZ 

The Property is not subject to the Hillside Development Zone. 

3. Disturbed, Revegetated, Natural Areas 

Approximately 24 acres of the Property will be graded to allow for the construction of homesites, roadways, 
recreation areas, drainage facilities, and a sewer line.  All disturbed areas will be relandscaped.  After 
development, 91.35 acres of the Property will be left as open space, including the roughly 1.5 acres used for 
recreation areas and revegetated sewer easement. 

4. Changes to Natural Grade of More than Five Feet 

The site plan has been designed to restrict homesites to areas that are outside of the 100-year floodplain limits 
and mapped riparian areas.  Site grading will be restricted to roadways, homesites, and necessary ancillary grading 
for drainage, utilities, etc.  There will be minimal areas in the project with no more than five feet of cut or fill.  The 
perimeter of the subdivision site will be left at grade or 2-4 feet higher to provide for acceptance and or diversion 
of the drainage sheet flows.  The cut material will be used to raise the exterior development area.  The elevations 
at these locations will be dictated by the specific drainage and roadway design requirements.  The maximum fill 
will be 2-4 feet. 

See Exhibit II-C-1: Preliminary Grading Plan. 
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D. HYDROLOGY 

1. Post-Development Onsite Hydrology 

i. Washes to be Left Natural 

The North Ranch Wash and the unnamed wash onsite will be left in their natural state. 

ii. Regulatory Floodplains 

Two regulatory floodplains exist onsite as described in Section I of this document.  The proposed 
neighborhood has been located entirely outside of the floodplains. 

iii. Erosion Hazard Setbacks 

No change is proposed to the erosion hazard setbacks associated with the mapped FEMA floodplain.  Any 
minor encroachments will be mitigated by construction of erosion and scour protection in accordance with 
the design standards of the Pima County Regional Flood Control District. 

iv. Regulated Riparian Habitat and any Mitigation Areas 

No encroachments are proposed into regulated riparian habitat except for necessary utility crossings.  A 
required water easement has been included in the proposed grading and open space calculations . 

v. Proposed Drainage Structures 

New drainage structures within the project limits include berms, swales, and erosion/scour protection to 
direct upstream flows into stormdrains and basins within the subdivision.  Basin outlet structures will be 
installed along the downstream edge to release stormwater flows in accordance with the design standards 
of the Pima County Regional Flood Control District.  First flush retention will be provided as well. 

vi. Cross-Drainage Structures 

Stormdrains are proposed to direct flows within the subdivision.  Culverts will be employed where necessary 
to convey overland flow beneath streets. 

vii. Floodplain Encroachment and Erosion Protection 

No encroachment is proposed into the floodplain other than the sewer line mentioned in Section II-D-1-v.  
Any encroachments into the erosion hazard setback will require installation of erosion/scour protection. 

viii. Proposed Stormdrains & Inlets 

Stormdrains and inlets are planned within the subdivision as depicted in Exhibit II-D-1 Proposed Drainage 
Conditions Map. 

ix. Drainage Easement Conflicts 

None. 

2. Preliminary Integrated Water Management Plan (PIWMP) 

A Preliminary Integrated Water Management Plan has been provided at the end of this document. 

See Appendix B. 
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3. Proposed Hydrology 

i. PDP Response to Hydrologic Characteristics Onsite 

The Property is within a designated critical basin and therefore post-development 2-,10-, and 100-year peak 
discharges from the proposed subdivision must be reduced to 90% of pre-development peak discharge 
rates.  Also, as is typical within the Tortolita Fan, this Property features several small wash braids in addition 
to the two larger washes described elsewhere in this document.  Accordingly, a series of berms and swales 
along the upstream development envelope will direct stormwater flows into several stormdrain inlets so the 
water can flow to three above-ground onsite detention basins along the downstream development envelope 
to meet the target outflow rates within each sub-watershed. 

ii. Floodplain Encroachment  

No encroachment is proposed into the floodplain other than for required utility installations.  Any 
encroachments into the erosion hazard setback will require installation of erosion/scour protection. 

iii. Proposed Design Flows 

Discharge rates for flows coming onto and leaving the site must be reduced by 10% because this Property is 
within a designated critical basin.  See Exhibit II-D-1 Proposed Drainage Conditions Map. 

iv. Proposed Engineering Facilities 

The proposed conveying drainage facilities are drainage inlets (catch basins and scuppers) that will discharge 
either to flow storage basins or stormdrain systems that will be routed to flow storage basins.  

 

v. Overall Effect of the Development on Existing Drainage Patterns 

The development will have negligible effects on drainage patterns of the site including upstream and 
downstream improvements.  No encroachments into the Floodway will occur.  The drainage plan conforms 
to applicable Pima County and FEMA design standards and will include a 10% reduction of pre-development 
flows in accordance with Pima County’s critical basin requirements. 
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E. IMPACTS TO BIOLOGICAL RESOURCES 

This rezoning proposes to leave 80% of the Property as open space, nearly all of which will be natural undisturbed 
open space.  Homes will not encroach into the regulatory floodplain or mapped riparian areas.  As such, unless this 
Property were to be acquired as permanent open space, the proposed site plan represents the most sensitive 
approach to cluster development in accordance with the guidelines of the Conservation Lands System while still 
making reasonable use of the significant public investments in nearby trunk infrastructure. 

The entire Property is classified as either Multiple Use Management Area (MUMA) or Important Riparian Area (IRA) 
and is overlaid by the Special Species Management Area designation.  The Property does not include Pima Pineapple 
Cactus or Needle-Spined Pineapple Cactus Priority Conservation Areas.  A vegetation inventory of the proposed 
developed portions of the site will be conducted in accordance with the native plant ordinance at the platting stage.  
This Property is outside of the Buffer Overlay Zone (“BOZO”). 

F. LANDSCAPE, BUFFERYARDS, & VISUAL MITIGATION 

1. Bufferyard Conflicts 

Two existing utility easements cross the proposed bufferyards: A 15’-wide water easement near the center of the 
Property and a 20’-wide sewer easement along the southern edge of the Property.  These crossings are not an 
impediment to development of the proposed neighborhood. 

2. Vegetation Transplanting Impacts 

Natural vegetation that meets the requirements for transplanting will be inventoried and transplanted to common 
areas that are able to accommodate mature vegetation within the proposed neighborhood. 

3. Mitigation of Visual Impacts 

The significant setbacks proposed within this neighborhood completely mitigate any potential viewshed impacts 
from surrounding properties.  

 

4. Significant Vegetation 

A vegetation inventory of the proposed developed portions of the site will be conducted in accordance with the 
native plant ordinance at the platting stage.  Mature vegetation that meets transplant requirements will be 
inventoried and transplanted onsite.  

Natural Landscape Bufferyard along Southern Edge 
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G. TRANSPORTATION  

1. Proposed Ingress / Egress 

Access to the proposed neighborhood will come directly from Pecos Way.   

2. Distances to Access Points 

The northern proposed driveway access into the Property will be approximately 750 feet from the intersection 
of Lambert Lane and Camino de la Tierra.  The southern proposed access driveway will be approximately 975 
feet from the nearest residential driveway to the south along Pecos Way, and roughly 2,000 feet from the 
intersection of Pecos Way and Thornydale Road. 

3. Offsite Road Improvements 

The 2024 traffic report prepared by Rick Engineering, which has been included with this submittal, indicates that 
left-turn lanes should be constructed at both project entries on Pecos Way.  Additionally, the intersection of 
Thornydale Road and Pecos Way will be reconfigured to remove the existing skew so that the southbound 
approach to Thornydale becomes a “T” intersection.  These improvements will be constructed by the developer. 

4. ADT & Level of Service 

The proposed neighborhood of approximately 101 homes is expected to generate roughly 952 ADT, which can 
be accommodated on nearby trunk roadway infrastructure without significantly diminishing projected levels of 
service that include an assumed 2% annual background (non-project) growth rate.  The table below from Rick 
Engineering shows the projected levels of service at nearby intersections with and without the project in the 
expected opening year of 2026.  The only drop to LOS E is the eastbound left-turn at Thornydale Rd. and Lambert 
Lane, which has a one second projected increase in delay. 
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5. Concurrency 

To address the Secondary Transportation Concurrency Concern identified by Pima County staff, the traffic 
report recommends the following: 

• At the Thornydale Road / Pecos Way intersection t is recommended to realign the existing skew at this 
intersection as to have the southbound Pecos Way traffic approach the Thornydale Road intersection at 
a 90 degree “T” intersection.  This will help improve sight visibility and will also provide intersection 
widening opportunities for additional vehicle storage at the intersection.  This intersection should 
continue to operate as an unsignalized intersection with the westbound approach being stop-controlled. 

• At the Pecos Way / Lambert Lane intersection it is recommended dedicate the necessary right-of-way to 
realign the Pecos Way / Lambert Lane intersection at a 90 degree “T” intersection approximately 300’ 
west of Camino De La Tierra.  This intersection should operate as an unsignalized intersection with the 
northbound approach being stop-controlled. 

6. Bicycle & Pedestrian 

Sidewalks do not currently exist along Pecos Way, Lambert Lane, or Thornydale Road, although Thornydale does 
include marked bicycle lanes which provide some pedestrian access to the Property.  Pedestrian accessibility will 
be provided by sidewalks that will be constructed throughout this subdivision.  The internal sidewalk system will 
provide pedestrian access to the recreation areas. 

7. Onsite Street System 

All internal streets within the proposed subdivision will be private and designed and built as local streets per the 
Pima County Subdivision & Development Street Standards. 

H. WASTEWATER 

1. Capacity Response Letter 

Pima County Wastewater Reclamation has indicated that capacity exists to serve this project.  Please refer to 
Exhibit II-H-1: Sewer Capacity Response Letter. 

2. Method of Providing Sewer 

The existing 8-inch sewer line stubbing into the southern edge of the Property has capacity to serve this Project 
downstream from manhole 5177-08 as indicated in the Capacity Response Letter. 

3. Sewer Easements 

New public sewer easements will be granted as needed during the site development process, subject to approval 
by the Pima County Wastewater Reclamation Dept. 

4. Mitigation of Site Constraints  

The site’s minimal topographic constraints will allow a gravity sewer connection to the existing sewer line 
described earlier in this document without crossing the North Ranch Wash as previously proposed. 
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Exhibit II-H-1: Sewer Capacity Response Letter 
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I. WATER 

This project will have no negative impacts on any of 
the surrounding developments.  Water service will be 
provided by Tucson Water Company.  Discussions 
are currently underway with Tucson Water staff to 
request water service extension by applying the 
Tucson Water Service Area Policy.  A Water 
Feasibility Study has been submitted to Tucson 
Water and is currently under review for compliance 
with the policy. The intent is to build a water main 
along Pecos Way and install water meters to the six 
Hawks AZ Land LLC parcels along Pecos Way to 
include them into the obligated service area.  Exhibit 
II-H-1 displays the will-serve letter for one of the 
parcels.  The developer is in the process of obtaining 
will-serve letters for the remaining parcels south of 
Pecos Way.  When approved Tucson Water will issue 
a Water Assurance letter.   
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Exhibit II-H-1: Tucson Water Will-Serve Letter 
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J. SCHOOLS 

1. Access to Adjacent or Onsite Schools 

The Property is within the Marana School District.  There are no schools located onsite or adjacent to the 
Property.  The nearest schools are Ironwood Elementary School (0.5 mi. to the south), Casas School (1 mi. to the 
east), Mountain View High School (0.75 mi. to the south), Ironwood Ridge High School (1 mi. to the northeast), and 
Legacy Traditional School (2 mi. to the south). 

2. School Capacity 

Marana School District has indicated that it has capacity to serve students from K-12 grades should their parents 
decide to put them in government schools.  It is important to remember that more and more parents are now 
choosing not to place their children in government schools.  A number of students from this neighborhood will 
undoubtedly attend the area’s quasi-governmental charter schools such as Legacy Traditional School, which has 
also indicated that it has capacity to serve at least some students from this development.  Other students will 
attend one of the area’s several non-governmental private schools.  The northwest Tucson metropolitan area also 
has a thriving homeschool community, which further reduces the number of students expected to attend nearby 
government schools. 

Please see Exhibit II-I-1: Marana School District Capacity Letter and Exhibit II-I-2: Legacy Traditional School 
Capacity Letter. 

3. Agreement with School District for Mitigation 

Not Applicable. 
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Exhibit II-I-1: Marana School District Capacity Letter 
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Exhibit II-I-2: Legacy Traditional School Capacity Letter 
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K. RECREATION  

1. Onsite Recreation 

Onsite recreation areas are provided within 
this proposed subdivision to serve the daily 
recreational needs of residents.  Less 
frequent recreational needs can be satisfied 
at Arthur Pack Regional Park, which provides 
a wide range of recreational facilities. 

2. Ownership of Recreation Areas 

All onsite recreation areas will be privately 
owned and maintained by the HOA. 

3. Proposed Trails On- or Offsite 

No trails are proposed. 

L. ENVIRONMENTAL QUALITY 

1. Methods of Controlling Dust Pollution  

During the grading and construction of the property, water trucks will be used to minimize dust pollution.  Once 
construction is complete and all landscape materials have been installed, decomposed granite will be utilized as 
a top dressing to areas with exposed dirt. 

M. AGREEMENTS 

None. 
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APPENDIX A – AZGFD ENVIRONMENTAL REVIEW TOOL 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 

  



PECOS 114 REZONING SITE ANALYSIS  APPENDICES 

56 

Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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APPENDIX B – PRELIMINARY INTEGRATED WATER MANAGEMENT PLAN (PIWMP) 
1. Water Will-Serve Letter 

The Property was divided into several parcels in order to gain service by Tucson water according to their policies.  
Below is the will-serve letter for one of the parcels.  The developer is in the process of obtaining will-serve letters 
for the remaining parcels south of Pecos Way. 
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Appendix B – Preliminary Integrated Water Management Plan (Cont’d) 

2. Water Conservation Measures 

The following water conservation measures listed in Table A – Water Conservation Measures are planned to be 
included as part of the proposed project: 

• I-3a: All toilets have a maximum flow rate of 1.28 gallons per flush.  (3 points) 

• I-5: Install new washing machine with water factor of 4.5 or less.  (2 points) 

• I-6: Install 1.5 gallons per minute kitchen sink and dishwasher which uses less than 3.5 gallon/cycle.  (3 
points) 

• O-3c: Use only native and/or drought-tolerant, low-water use plants for 75% of Landscape Area 
landscape plantings with a Water Use of 1 or 2, designed to be self-sustaining based upon water 
harvesting.  (4.5 points) 

• O-4a: CC&Rs that restrict the use of non-native plants and turf grasses in front yards of lots.  (0.5 points) 

• O-6b: Install an irrigation system with the following components: 1) Weather based irrigation controller 
or soil moister sensor-based irrigation controller.  Controller shall have two watering schedules posted at 
the controller: a) for the initial grow-in period and b) for the established landscape.  Controller shall be 
set to irrigate during the hours of 10 p.m. to 8 a.m.;  2) Turf spray heads, if installed, shall only be used for 
turf and shall achieve a lower quarter distribution uniformity (DULQ) of 65% or greater and contain check 
valves to prevent gravity drainage of water from heads;  3) Separate sprinkler zones for beds, with plants 
grouped based on watering needs (hydro zoning);  4) Drip irrigation for all non-turf planting beds. (2.5 
points) 

The final selection of water conservation measures will be determined during the site engineering process. 

3. Proximity to renewable and potable water supplies 

Tucson Water has access to a renewable potable water supply. 
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