
BOARD OF SUPERVISORS AGENDA ITEM REPORT 

Requested Board Meeting Date: October 18, 2016 
----'-------------

Title: P16CA00001 Wong Family LP - N. Thornydale Road Plan Amendment 

Introduction/Background: 

Applicant requests to amend the Comprehensive Plan from Low Intensity Urban 0.3 (LIU-0.3) to Medium Low 
Intensity Urban (MLIU) - 15.55 acres; and Neighborhood Activity Center (NAC)- 2.75 acres for an 18.30-acre site 
located at the southeast corner of N. Thornydale Road and W. Overton Road in the Tortolita Planning Area. The 
amendment site is entirely within the Conservation Lands System (CLS). 

Discussion: 
The applicant proposes suitable on-site and off-site mitigation lands per the guidelines of the CLS. This plan 
amendment request would allow for a rezoning for higher density residential and commercial infill on the site. Land 
use designations surrounding the site is MLIU to the east, northeast, and south; NAC to the north. The property is 
surrounded by urban development and is located along a significant intersection. The property is well served by all 
utilities and is located in a region with sufficient public facilities. 

Conclusion: 

The plan amendment request meets the mixed use planning, compact development, multi-modal transportation, and 
rational infrastructure improvements principles of the Growing Smarter Acts. Several policies and goals of the Pima 
Prospers Land Use Element are achieved and the amendment request fulfills the purpose of the Annual Plan 
Amendment Program as stated in the Pima County Zoning Code. 

Recommendation: 

Staff recommends APPROVAL of the Comprehensive Plan amendment to MLIU (15.55 acres) and NAC (2. 75 acres). 

Fiscal Impact: 

N/A 

Board of Supervisor District: 

~ 1 02 03 04 05 0 All 

Department: Development Services Depar Telephone: 520-724-9000 
' 



• jJ1ltL 
PIMA COUNTY 

DEVELOPMENT SERVICES 

TO: Honorable Ally Miller, Supervisor, District 1. __ 

FROM: Chris Poirier, Planning Official 
Public Works-Development Servi e 

DATE: September 26, 2016 

nt-Planning Division 

SUBJECT: P16CA00001 WONG FAMILY LP· N. THORNYDALE ROAD PLAN AMENDMENT 

The above referenced Comprehensive Plan Amendment is within your district and is scheduled for 
the Board of Supervisors' TUESDAY, OCTOBER 18, 2016 hearing. 

REQUEST: To amend the Pima County Comprehensive Plan from Low Intensity Urban 0.3 (LIU 
0.3) to Medium Low Intensity Urban (MLIU) and Neighborhood Activity Center (NAC) 
for approximately 18.30 acres located at the southeast corner of N. Thornydale Road 
and W. Overton Road. 

OWNER: Wong Family LP 
3855 N. Camino Blanco 
Tucson, AZ 85718 

AGENT: Michael Marks 
MJM Consulting 
7002 E. 4th St. 
Tucson, AZ 85710 

DISTRICT: 1 

STAFF CONTACT: Artemio Hoyos 

PUBLIC COMMENT TO DATE: As of September 26, 2016, staff has received one anonymous 
phone call of protest; and one letter of support from the Coalition for Sonoran Desert Protection. 

PLANNING &ZONING COMMISSION RECOMMENDATION: APPROVAL OF AMENDING THE 
SITE TO MEDIUM LOW INTENSITY URBAN (MLIU) AND NEIGHBORHOOD ACTIVITY CENTER 
(NAC). (8-0; Commissioners Bain and Gungle were absent.) 

STAFF RECOMMENDATION: APPROVAL. 

MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM DESIGNATIONS: The subject 
property is located entirely within the Maeveen Marie Behan Conservation Land System (MMBCLS), 
with Important Riparian Area (IRA}, Multiple Use Management Area, and Special Species 
Management Area designations 

MH/AH/ar 
Attachments 



A 
PIMA COUNTY 

DEVE!.OPMF.NT SERVICES 

BOARD OF SUPERVISORS MEMORANDUM 

Subject: P16CA00001 Page 1 of 2 

TO: 

FROM: 

DATE: 

FOR OCTOBER 18, 2016 MEETING OF THE BOARD OF SUPERVISORS 

Chris Poirier, Planning Official 
Public Works-Development Se,rvK:es nning Division 

September 26, 2016 

ADVERTISED ITEM FOR PUBLIC HEARING 

COMPREHENSIVE PLAN AMENDMENTS 

P16CA00001 WONG FAMILY LP- N. THORNYDALE ROAD PLAN AMENDMENT 
Request of Wong Family LP, represented by MJM Consulting, Inc., to amend the 
Pima County Comprehensive Plan from Low Intensity Urban 0.3 (LIU 0.3) to Medium 
Low Intensity Urban (MLIU) and Neighborhood Activity Center (NAC) for 
approximately 18.30 acres located at the southeast corner of N. Thornydale Road 
and W. Overton Road, in Section 20, Township 12 South, Range 13 East, in the 
Tortolita Planning Area. On motion, the Planning and Zoning Commission voted 8-0 
to recommend APPROVAL (Commissioners Bain and Gungle were absent). Staff 
recommends APPROVAL. 
(District 1) 

PLANNING AND ZONING COMMISSION HEARING SUMMARY (August 31, 2016) 

Staff presented information from the staff report to the Commission with a recommendation of 
approval. 

A commissioner inquired about drainage. Staff responded that the policies and details of any 
drainage issues will be worked out during the rezoning stage. 

A commissioner expressed concerns about the number of lots and the limited access displayed in 
the Conceptual Plan. Staff replied that the Conceptual Plan is just conceptual and at the rezoning 
stage a more refined Preliminary Development Plan will be presented. 

The applicant representing the owner addressed the commission and provided additional 
information in regards to their application and the Commission's inquires. 



P16CA00001 Page 2 of2 

The Commission opened the public hearing. 

A representative for the Coalition for Sonoran Desert Protection commented on their support of the 
requested amendment and the importance to comply with MMBCLS guidelines by using on-site 
conservation and off-site mitigation. 

The Commission closed the public hearing. 

Commissioner Johns made a motion to recommend APPROVAL of the requested Comprehensive 
Plan amendment to Medium Low Intensity Urban (MLIU} and Neighborhood Activity Center (NAC); 
Commissioner Matter seconded the motion. 

The Commission voted to recommend APPROVAL of the requested Comprehensive Plan 
amendment to the Medium Low Intensity Urban (MLIU) and Neighborhood Activity Center (NAC) 
land use designations (8 - 0, Commissioners Bain and Gungle were absent). 

MH/AH/ar 
Attachments 

cc: Wong Family LP, 3855 N. Camino Blanco, Tucson, AZ 85718 
Michael Marks, MJM Consulting, 7002 E. 4th St., Tucson, AZ 85710 
Mark Holden, Principal Planner 
P16CA00001 File 
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P16CA00001 WONG FAMILY LP -
N. THORNYDALE ROAD PLAN AMENDMENT 

District 1 

Location: 
Southeast corner 

Taxcode: 
225-02-027F 
225-02-027 J 

1-----------------------------~ of N. Thornydale 
Road and W. Request: Low Intensity Urban 0.3 (LIU-0.3) to 

Medium Low Intensity Urban (MLIU) 15.55 Acres and 
Nei hborhood Activit Center NAC 2.75 Acres+/-

Tortolita Planning Area under Pima Prospers 
Section 20, Township 12 South, Range 13 East 
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Subject Property 
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Tortolita Planning Area under Pima Prospers 
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MICHAEL MARKS, AICP 

[1{1)~~1 u lj I l~[tJI .~,-
TRANSMITTAL 

To: 
From: 

Mark Holden, AICP; Principal Planner 
Michael Marks, AICP 

Re: 
Date: 

Property at the southeast comer ofThomydale & Overton Roads 
April 19,2016 

Submitted herewith is the Plan Amendment Application for 18 acres (See Note #I) of 
property labeled by the Assessor's Office as Parcels 225-02-027 J & 225-02-027F (See 
Note #2). This property lies within Section 20 ofTl2S, Rl3E. The request is to change 
the designation from LIU 0.3 to MLIU, in part, and NAC, for the remainder. 

Along with the Application this submittal includes the following: 
• Attachment A, supporting Application Section IV 
• The Pima County Assessor's Office Maps and Ownership Printouts. 
• An Authorization Letter 
• A document listing the members of the Wong Family Limited Partnership 
• Map Exhibits I - 10. 

I. Location Map 
2. Area Plan Map 
3. Zoning Map 
4. Land Use Map 
5. Boundary Map 
6. Assessor Map 
7. Special Features Map 
8. Plan Amendment Map 
9. Facilities Map 

• A CD of the Application PDF files 
• The submittal fee of $5601 

Note #1: The Assessor's Office shows an area of 18.3 for the subject two parcels. Based 
on information from staff that is the area that the submittal fee amount is based on. 
However, an area calculation has been performed which shows the two affected parcels 
make up a combined 18.08 acres. That is the area number that is being used in the 
application. 

Note #2: These two parcels are the combined property subject to this Plan Amendment 
request. The Wong Family Trust owns two other adjacent & very small parcels, those 
being 225-02-027H & 225-02-0270, which are already designated MLIU and therefore 
are not part of the Plan Amendment request. These other two parcels are included in 
Exhibit Nos. 1-10, as listed above, since they will be incorporated into any future 
development. Exhibit #6 identifies these two additional & small parcels. 

Land Planner 

7002 E. 4th Street • Tucson, AZ 85710 • Office: 520-885-5021 • Cell: 520-241-8876 • mj mconsulting@cox.net 
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PIMA COUNTY 
DEVf.i.OP/.lLNf ~EFVIGS 

PIMA COUNTY COMPREHENSIVE PLAN 
2016 PLAN AMENDMENT PROGRAM 

Application 

SECTION I. OWNER/AP LICANT INFORMATION 

D G ·\\.\ L\M(\.J(xc:i~:i&\:~~'--- -
DAYTIME PHONE: \ ·z.- -~ FAX: 

ADDRESS: ss~IS"" ~.S~~~::B,~~,~--A-r---2...-m-c-~~- . 
---------------- E-MAIL:~~~~\, <:.D,'Y\. 
APPLICANT (if other than owner): ~{\~-.....\b~iinL ~(o Ml&\ M.a.""'~1 ~C.~ 

DAYTIME PHONE: ZJ:::\:\ ..... ~~1b ~ AX: 
ADDREss:1oo"J-£ ,~ ~ ::C:.<-c;.<D-.'\ A2., -~- s- ~- YD _____ _ 
____ _ _ _________ E-MAILtv\jM(X)~S"\.~\:1"'-j@.cb& R~ 

SECTION 11. AMENDMENT REQUEST INFORMATION 

TAX CODE NO(S): 1J:s:-o .i-ovr:r ·+- Z.Z..S - Qc)...- QJ...'7 r--,. 

COMPREHENSIVE PLAN PLANNING AREA(S): } \ ·-::::t©S"--\0~"'-
ZONING BASEMAP(S): ~ 6\ BOARD OF SUPERVISORS DISTRICT(S): __,_\ ___ _ 

CURRENT/CONDITIONAL ZONING: ....,0,_·"'-~:,___..::--- --- -----------
EXISTING LAND USE: \lat£(;<\± • 
CURRENT PLAN DESIGNATION(S) AND ACREAGE(S): b\\J 0,3 

SPECIAL AREA OR REZONING POLICIES BY POLICY #, WHICH CURRENTLY APPLY TO THE 

PRO~ RTY: 

Q:{\£ 

5 
2016 Pima County Comprehensive Plan Amendment Program Plan Amendment Application Packet 
Pima County Development Services Department - Planning Division. 201 N. Stone Avenue, ?'4 Floor. Tucson, Arizona 85701 Phone: 520-721-9000 



SR CIAL AREA OR REZONING POLICIES PROPOSED AS PART OF THE AMENDMENT REQUEST: 

~ 

SECTION 111. SURROUNDING PROPERTIES INFORMATION 

CURRENT PLANNED LAND USE DESIGNATIONS OF SURROUNDING PROPERTIES (within 500 

feet): 

NORTH: 

EAST: 

tJ~ ..... t'}U\X.(J,,N~ SOUTH:-lM~ L-1....,;:tU:...L....-___ _ 
Mw..u. WEST: \3'.(__ 

EXISTING USES OF SURROUNDING PROPERTIES (within 500 feet): \ 

:~:~:: ~~:~~ u~~i:~ ~~~ 
EAST: ~~\ ' 

WEST: :f'v\.~\b :e~'l""~. 
EXISTING AND CONDITIONAL ZONING OF SURROUNDING PROPERTIES (within 500 feet): 

NORTHlf? - ~ .... ct-5:'<b, Ne) souTH: C{Z-4 .~~~ ":.,\?) 
EAST: C.. R - S- WEST: _6"-'fZL-3-. ________ _ 

SECTION IV. REASONS FOR PROPOSED AMENDMENT 
Please refer to Section 1 (F) of the Application Process Requirements document. Explain why you 
think one or more of the reasons described in Section 1 (F) support your Plan Amendment request. 
Attach additional page(s), if necessary. 

6 
2016 Pima County Compre/Jensive Plan Amendment Program Plan Amendment Application Packet 
Pima County Development Services Department - Planning Division. 201 N. Slone Avenue, r' Floor, Tucson. Arizona 8 5701 P/1011e: 520·724-9000 



SECTION V. BIOLOGICAL RESOURCES & COMPATIBILITY WITH THE 
MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM 

Please answer the following questions as they relate to the amendment site. Most of the 
requested information can be found by accessing the on-line Sonoran Desert Conservation Plan 
(SDCP) MapGuide Map at http://qis.pima.gov/maps. 

A Landscape Resources 

1. Identify whether the proposed project site occurs wholly or partially within any Maeveen Marie 
Behan Conservation Lands System (CLS) Category including Important Riparian Areas and 
Special Species Man7ient Areas. · L . 

No_Yes Designation(s) ::;2'::> +- ::C..B.P.. ~ t:\U 
2. Identify whether the proposed project occurs in the vicinity of any of the six general areas 

identified as Cr~ al Landscape Linkages identified on the CLS map (p.9, below). 
No~ Yes __ Area • 

3. If the property is a Habitat Protection or Community Open Space priority acquisition property, as 
displayed on SDCP MapGuide, identify which designation applies to the site and comment on the 
status of communications, if any, between the owner and Pima County regarding the County's 
potential ac~ on of the property. 

No Yes __ Designation(s) _________________ _ _ 

B. Species Specific Resources - Federally Listed Threatened/Endangered Species and Pima County 
SDCP Species 

1. Cactus Ferruginous Pygmy-Owl: 
a. Does the proposed amendment site occur within Survey Zone 1 or a Priority Conservation 

Area for the cactus ferruginous pygmy-owl? If so, please specify which designation applies to 
the site. / 

No __ Yes_)/_ Designation(s ).___.bc;...r:O"-'{lu..\'-0_..__-+------------

b. Does the Arizona Game and Fish Department's Heritage Data Management System 
document a known location(s) of the cactus ferruginous pygmy-owl within a three-mile radius 
of the proposed amend~nt site? (http://www.azgfd.gov/hgis) 

No __ Yes_:y_ 

C. 

7 
20 16 Pima County Comprehensive Plan Amendment Program Plan Amendment Application Packet 
Pima County Development Services Department - Planning Division. 201 N. Stone Avenue. 2"" Floor, Tucson. Arizona 85701 P/JoM: 520-724-9000 



2. Pima Pineapple Cactus: 
a. Does the proposed amendment site occur within the Priority Conservation Area for the Pima 

pineapple cact~ This information is viewable on the SDCP MapGuide. 
No~ Yes __ 

b. Does the Arizona Game and Fish Department's Heritage Data Management System 
document a known location(s) of Pima pineapple cactus within a three-mile radius of the 
proposed ameninent site? 

No~ Yes __ 

c. Have Pima pine;if:>ple cactus bee~ found on the proposed amendment site? 
No~ Yes __ Unknown __ 

d. Has the propose project amendment site been surveyed for Pima pineapple cactus? If yes, 
provide the dat s) when surveys were done and a summary of the results. 

No Yes __ Survey date(s) ________________ _ 

3. Needle-Spined Pineapple Cactus: 
a. Does the proposed amendment site occur within the Priority Conservation Area for the 

Needle-spin~ neapple cactus? This information is viewable on the SDCP MapGuide. 
No Yes __ 

b. Does the Arizona Game and Fish Department's Heritage Data Management System 
document a known location(s) of Needle-spined pineapple cactus within a three-mile radius 
of the propo:(amendment site? 

No Yes __ 

c. Have Needl~ed pineapple cactus been found on the proposed amendment site? 
No Yes __ Unknown __ 

d. Has the propos project amendment site been surveyed for Needle-spined pineapple 
ovide the date(s) when surveys were done and a summary of the results. 
Yes __ Survey date(s). ________________ _ 

4. Western Burrowing Owl: 
a. Does the proposed amendment site occur within a Priority Conservation Area for the western 

burrowing 07,his information is viewable on SDCP MapGuide. 
No Yes __ 

b. Does the Arizona Game and Fish Department's Heritage Data Management System 
document ~ kno n location or locations of the western burrowing owl within a three-mile 
radius of the pr posed amendment site? 

No Yes __ 

c. Have western iitrrowing owls been found on the proposed amendment site? 
No;L__-Yes __ Unknown __ 

d. Has the proposed amendment site been surveyed or investigated for the presence of western 
burrowing owls? f yes, provide the date(s) when surveys or investigations were done and a 
summary of th results. 

No Yes __ Survey date(s) ____ __________ __ _ 

8 
2016 Pima County Comprehensive Plan Amendment Program Plan Amendment Application Packet 
Pima County Development Se,v/ces Department - Pla11ning Division. 201 N. Sto11e Avenue, r1 Floor, Tucson. Arizona 8570 1 Pho11e: 520-724-9000 



SECTION VI. SUBMITI ALS 

THE F;)LLOWING ITEMS MUST BE INCLUDED IN THE APPLICATION: 
fJ/ Site map - refer to Section 1(E) of this application form for requirements 
r:i Ownership verification: 

o Assessor's map and property inquiry (APIQ) printout 
o Original letter(s) of authorization (if applicant is not the property owner) 
o If a trust, original signature of trust officer and list of beneficiaries (if applicable) 
o If a corporation, original signature with person's title and the list of corporate 

/ officers (if applicable) 
ri / PDF or similar electronic version of files of application and additional materials 
GJ/ Processing Fee (See Summary, 20·16 Comprehensive Plan Amendment Application Fees 

p.11, below) 

SECTION VII. 

This complete application is true and correct to the best of my knowledge. I am the 
owner of the above-described property or have been authorized by the owner to make 
this application. 

10 
20 16 Pima County Comprehensive Plan Amendment Program Plan Amendment Appllcarion Packer 
Pima Counry Development Services Depalfment - Planning Division. 20 I N. Stone Avenue, 2"" Floor, Tucson. Arizona 85 70 I Pl1011e: 520-724-9000 



ATTACHMENT A 
To The Wong Family Limited Partnership - Overton Road Plan Amendment Application: 

Section IV: REASONS FOR PROPOSED AMENDMENT 

Reason #I related to Section F-la, the Arizona Growing Smarter Acts 
Growing Smarter promotes mixed use development which this project represents given the combination of 
residential and commercial development being both proposed. Growing Smarter promotes compact development 
which this project conforms to given the proposed urban level of residential density. Growing Smarter promotes 
multi-modal transportation opportunities which the project satisfies given that there is a transit line along 
Thornydale Road (i.e. Route 412) which has flag stop service. Growing Smarter promotes rational infrastructure 
expansion and improvements since all of the necessary infrastructure and utilities are nearby. Growing Smarter 
promotes conservation of natural resources which this project satisfies by the preservation of essentially' the entire 
Important Riparian Area (IRA) and which will mitigate against the Multiple Use Area by the use of offsite land. 
Growing Smarter promotes growth areas which the project satisfies by virtue of it lying in one of the most vibrant 
parts of the Tucson metropolitan areas, along and near Thornydale Road in the 'Northwest'. 

Reason #2 related to Section F-1 b, the Pima Prosper Policies 
The Land Use Element contains policies that the proposed land uses would support. Those include: 

• Policy 2a which calls for "an appropriate mix of land uses that Supports a balance of housing; employment, 
shopping, recreation, and civic uses:" 

• Policy 2c which calls for "an appropriate mix of land uses that Recognizes in the unincorporated County 
the dominant suburban growth pattern within the metropolitan area and the dominant rural growth pattern 
outside of the metropolitan area" 

• Policy 2d which calls for "an appropriate mix of land uses that Promotes the integrated and efficient use of 
infrastructure and services, 

• Policy 4 which says "Support land uses, densities, and intensities appropriate for the urban, suburban: and 
rural areas of the unincorporated County". 

• Policy 6 which says "Promote a compact form of development in urban and suburban areas where 
infrastructure is planned or in place and the market is receptive". 

Reason #3 related to Section F-1 c, the Maeveen Marie Behan Conservation Lands System 
The project will preserve the Important Riparian Area onsite (with the minor exception as described in Footnote #1), 
per the goals of the CLS. The remainder of the property, which is designated Multiple Use Management and Special 
Species Management, will be mitigated by the provision of suitable offsite land, which is consistent with the CLS. 
An effort by the property owner and his real estate agent has already begun in terms of identifying that suitable land, 
and when such a property is identified it will be the subject of conversations with staff. 

Reason #4 related to Section F-2. the Annual Plan Amendment Program's "Purpose" 
The Plan Amendment request would make up for an inconsistency and/or oversight and/or inequity in the Pima 
Prosper, with the following explanations: 

• The current LIU 0.3 designation is not appropriate given the surrounding Plan Designations & Zoning 
Categories & urban development, and given the property is adjacent to the arterial road, Thornydale Rd. 

• An up-planning is appropriate given the MLIU Plan Designation on properties to the east and south, and 
the NAC designation to the north. 

• An up-planning to an urban level residential designation and a limited commercial designation at the 
Overton Road intersection would be appropriate given the nearby designations and the location being 
along Thornydale Road and at this significant intersection. 

• The property is well served by all of the utilities needed to support urban development. 
• The property is located in a region with sufficient public facilities, such as schools & parks & churches & 

sheriffs substation & fire stations & library & Post Office. 
• The property, being surrounded by development, should be classified as 'infill'. The Area Plan should 

recognize this condition and plan for the property accordingly. 

1 The only encroachment is a limited area near the Overton Road commercial driveway which is unavoidable due to 
the Street Standard separation rules and the preference that there be alignment with the existing driveway on the 
north side of Overton Road. 

Wong - Overton Road Page 1 of 1 4/1112016 
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April 6, 2016 

Chris Poirier 
Planning Official 
Pima County Department of Development Services -
Planning Division 
201 N. Stone, 2nd Floor 
Tucson, AZ. 85710 

Re: Property at the southeast comer of Thomydale & Overton Roads 
Linda Vista Boulevard 

Mr. Poirier: 

Please consider Michael Marks, AICP of MJM Consulting, Inc. as duly authorized to 
act on behalf of the ownership in processing a plan amendment application for the 
property southeast of Thornydale & Overton Roads. If you have any questions 
please do not hesitate to call. Thanks. 

Sincerely, 

Daniel Wong 
Manager of the Wong Family Limited Partnership 



' 
VHE:S 1t!~OilD'11 MAIL ?O: 

Themas K. Wong 
3055 !\. ~~..111ino Blancu 
fi.:cson, ,'.?. 135718 

Fee N?. ~~~~~~~~~~ 
Rec~rders Sta."!p: 

Eser':lw- ~lo. N/:... 
AFFIDAVIT EXEHPT :J?ID!lt A::tS 42-UH B-8 

VA!LW."TY DUD 

:'c,r :he cor.s!deratlon o! Ten and ~0/100 !>olbrs. ar.d c:her ..-a.luable, co!'lSiderJ.cions, I <'r ".le, 

GRAZll!'C·RS AS SHOWN ON EXHiaIT •.x• .\TTACHEO HERE'i'O AND MADE A 
PART l!EREOF: 

do hereby c~nvey to 

THE WONG FAMIL':' :.IH.i'.TEO ?ARTNE:R5HI? 
Jn Arizona !.i:nii::ed partnerS'hip 

:he C!WrtOR 

the C!L\:fl'!£ 

the fol101o1ing de.sc:::ihed real propecr.:, sl,;uace in Pima County, A:-izor.a 

LEGAL OESCR[~TION 0~ E~HIB!T •e• AlT~CHEO HERETO AND MADE 
A PART HEREOF: 

SUBJECT TO: Exist.ins :a.-,:es. as,c,soc11r.s, l.i~ns. eneu:nbra.nces, eo .. ·en,mc;;, eondicton.s, 
res:rk.tions, ri@lits o( way n:1r\ easements of r-ecord. 

And the Granter does war~anc the ti~le 3galnsc 3ll perscn, vhom,oev~r. subject to the autr.e~s 
above sec foC'th. 

Daniel k. Wong, a~Ustee of 
T~e Daniel K. W~ng Irrevocabl~ Trust 
dated 6/l/B9 

STATE OF A.IUZONA -,"'~i'=''-t,'-,f!~c"'-'?."',,.::,,r=c--~o7'.:'fitt! 

"· Tru~1: 
County or Pima 

This lnst:nu1f!r.t was 11ck,owledge:i and exrcuted before me thh 2~0~t~h=-=-~ c!.ay 
of October , l9M_ by _Qaniel K. Wong, As 'Trust.ee of Tnf! Oanhl 

K. ;:ong Irrevocable ':'rwt dated 8/l/69,0iand Debbie W Tru3tce 
of Tnc Debbie M. Won9 Irrevocable 
Trust dated 8/1/89 ~t :.U M :~z... ___ _ 

Notary Publl 1J' 
Hy .:<.1111111.ssion e::plnu ~ .,..t-.,cn···M-,-

~~~:.~£1 1"UCOJ~rr 
'~"~s,•). t.lJ 

STA.TE Of ARIZO~!t\ 

C:ninty of P!mn 
... 

Tits l:,.Hr.wi:cnt ,.-tt., ,u-:j,;nowlcdsed .;nd c;:ecucod bnforc me this 20th da.y 
rif October , 19 89 tiy Darryl K. W<'ng, a!! Trustee of The-

Darryl K. Wong lrrP.vocabTeTnst ~ ~ 
dated 8/1/e!l 

"0'.UIV ~ 

fAft:04 60SI (hv. 21156> 
,r..,foll'II ldlrlon• oJt.1ohte 

8648 

Hy ~0:11.11!,,f~n ~xplr~, 

482 

l .·:·· -~.l.~~;~: :·:-r:······ 1·: ··.• ... .,_ :·· : • . )i:,,. ...... ,, 
~ ' ' ' 1' •'1)• •: l '••,1<..-,•.•i •' • ~: •, '• 1,f• ,. t,I,>. !'I • •" 

• J ~ • • ~. 111,,I ~ •,' .• I ••• ,.,;1 ·, ' ~'['. •,.~ 1 • ••• •, ,"' ~·~,1 ,, ,'. ': 
·~.1 ' '. •11.-.,;·~ -;•~ ~·· •L·,,•-,.:;1 .. ?,J.... ,, 11'. . ·( ' '~I~;.!,,. : 

:·;.\;'.~ •.... ~:1 :·:··.:··.:.' 1l':·11;,(::. ',. 1
/· .·•· .... (.: .. ,.~':i:..·i·'·:.'" 
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• 
EX!-IIB:T •A• 

' 

GRJ.;\:TO.RS: 

C~'IP..:!. !<.. ~O"l::. as T:"..!Stee o: ~ t\?liiel K. \Jcr.g Ir:-evocab!e T·.'.!.st dated. 
05/Dl/i\9. 45 to ~'1 lt1Ci•Jided ::r.e thirl i..,terest: 

O.~L K. ~. & Tr..:.stee c! 'It'.e. Da-'""I."'Jl K. WC"lg I:-:evccable '!=~t dated 
G9/\Jl,'89. as to a."1. undivi:!ed er.a third interesq 

D£E.a!E. H. v.CN'J, as ':'rustae of '!'he cebt'.:!.e M. r:cr.g !::revC<"...able r:ust d!ted 
OE/0!/89, 6S ~o on unctividec one thire<! inte.-est: 

?u_-r-suar,':: to ~ prcvis.:.cr.s a: J.F.5 j3-4C-t, the c-.:rren!: :!.no:r.c beneficiaries 
cf The :eniel K. Wong !rrevQCdbl.e T;-.J~ t r,.:m:d as a Gran tee i., thi!l 1n3t.,..,i

m:?:it e...~ T?".aM.!l !(, an,:i Lillia.."I Q. ;.J°.).1g, 36~5 CaT.iJ'lo ~l.c::.,1o::i, ":'UcsOI\. AZ 
85718. Ciani~! K. \o:~g. 38:J cam!..-:o SL.,ncc, 'I'l.!CSOI'\, ;;;. 557~.a is ::he MTe:1 
rerr.aindet:r.:'.!.r, b,,,..neficl.ary of ::.he tc-.i;t. ..\ddi,::kr..tl be..;,.!ficaries a-""e refer
red to in t~ t-.'""llst by class !:n;.t no·: by nare. 

Pu..-su.ant to tho provisicns 0£ ARS 3~-~C-4, the cu...-ren~ incxr.le bc.."1e:!i=iarie,; 
cf '!hg Da.."'T'/l i<. Wc:xl; I=ravo::able T:u$t nai,ed. as a Gra.'1 tee in trti~ l.J1Stru
rtl=.'1t a_~ 'Iha'r.95 K. and Lillian Q. U:r1g, JS:55 C4mino 3Lmo:,, T'.Jc:sc.n, AZ 
8Sil.8. ::iai:eyl K. lva-,s, ::ess ear.u.~, 'l.l..<l".co, 'ru-:,:~n. AZ sr-ns is :he · 
rerra.inder.n,n tenefiei!i.::"y .. of C.11~ Tn.s t. Additicnal ber.efici?.rieJ M:C refe
rred t;:, i.., tr.e tr..ist t,y class bJ~ r.o: by nare. 

Pursua..;t to the prov:.s~r.s of >.RS 33-4•J4, tte o.:rent U\care b2r.i2fic.i..!.ri.£-::; 
of the I'.ebbie M. Wa'lg l=re·lOC3b!!: Tru!it r.-:rcd lW a G=ante,e in :r'is iJ'lst...ru
.rent: are 'Ih'>t'e.S K. a1d Lillia., Q. Wo.,g, :a:=s •J.?"ri..."1~. Star.co, 'l\.lc!ion. ~ 
85718. De:bbi5 H. Voog. ~.sss Ci't"i'.i.10 e1.;..,-:o, T".Jc:son, t,;;, as11s i·• the nar,ed 
::c!rdinde.oran. b!.ne.Eiciary of 1:he tr.JS':. a.dditi·:,,a:t bene!ici.ar.!.e·i are 
refe_rred to in tl:e t-"t!St ~/ cl.i?!!9jS t:ut r.oo; by rw:re. 

8648 Ii P. 3 
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£xhi~it "9" 

L.;.gal ,!escriptions: 

'i'he West r.alf or the South ;,alf o: the South half of the 5.outh ila:f of 
Section 11. To•..rr,ehip 12 Souch, Range 13 East, of the Gil.a anrl Salt !\I.Ver 

:Jase and Heric!iari, EXCEPT any portion:::. thereof lyi:ig ir. '!'ilornydale RoaC: 
~nd 5um9ter Drive. 

The Ease half of ·:he south half o: the South h-3lf of the Soutt• half ')f 
Sectlon 17, To~shit 12 South, ~er.ge 13 £aJt, of ,he Gila and 5a!t Piver 
Base and Meridiar., EX':EPT any portior. thereof lying in Sumpter Llrive. 

Tax Parcel Nos. 224 44 07109 and <24 44 C6006 

The North hel! />,f/ ,tN,/ /3/.',IJ,ttv N'/if. of tt,e West half of the fo!lcwing 
de~cribed property: The No~thwest querter of the South~est quarter of 
Section 20, ·t"ownship 12 :;outh, Range 13 East, Gila and Salt Ri•1er Bll:.h? 
a.id Meridian, Pima County, Ariz,1:,a. 

E>:CEPT all co!.\l and otht!r minerals as r~served in Patent ·.:rorn the !Jnited 
Sta~~s of Ametica. 

FURTHER cxcept~ng the Yiest 30 feet of the No.cth\olest quarter cf the 
SoJthwest q~~rt~r of Sectio~ 20. 

Tan Parcel No. l25 02 027C3 

"Naranj~ Property• 

83. H of tho fol.:.,,wi.sg dPscribed prcpcrty: The We3t half o( the 
Northwest quarter of s~ction 12, Toti . .rnship 12 South, Rt1nge 13 E~st, G.ila 
and Salt Rive:r. 9as,? and Maridian, Pillld County. Arizontl.. 

Tax Par~el No. 224 28 00202 

"Lotus Ga.!:den • 

1.ot l, ond the Ellet :6.l(J feet of rot 2 in Blc.ck 2 or CATALIN.\ HEIGHTS, 
Pim4 County, Ariz,,na, clccording to ~he plat thereof of rei::ord in Ch~ 
Office of the Co?.;nty Hecorder of P:im~ Count'/', ,\riznn.5, in 131:.,k 4 cf Haps 
ar:d P.tats at Pagt 19, EXCE:P~t thA Ncrth 20 fn,··,, :ind f'U~THSR EXCEPTING 
all that part !yf.ng W'ithin widened Spee11o1c1?~ as showr. on roo.r~ ma? rocvr.,ied 
in Book 4 of Roa;! Hap• at page eO. 

Tax Parcul Mo. !.21 07 0140 
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Land Planning and Development Services 
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Section 20, T12S, R13E, G&SRM, 
Pima County, Arizona 
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2016 PLAN AMENDMENT PROGRAM 

HEARING DATE 

CASE 

PLANNING AREA 

DISTRICT 

PLANNING AND ZONING COMMISSION 
STAFF REPORT 

VVednesday,August31,2016 

P16CA00001 VVong Family LP - N. Thornydale Road 

Tortolita 

1 

Development Services 

LOCATION Southeast corner of N. Thornydale Road and VY. Overton Road 

REQUEST Low Intensity Urban-0.3 (LIU-0.3) to Medium Low Intensity Urban (MLIU) 
- 15.55 acres; and Neighborhood Activity Center (NAC) - 2. 75 acres 

OWNERS VVong Family Limited Partnership 

AGENT Michael Marks, MJM Consulting, Inc. 

APPLICANT'S STATED REASONS TO AMEND THE COMPREHENSIVE PLAN 

An amendment to the land use designation will allow the owner to develop a mixed-use residential 
and limited commercial infill project. The following summarizes the applicant's reasons to amend 
the Comprehensive Plan: 

• Several policies and goals of the Pima Prospers Comprehensive Plan Land Use Element 
and the Arizona Growing Smarter Act are achieved. 

• The project will preserve the Important Riparian Area (IRA) on-site, per the standards & 
goals of the Conservation Land System (CLS). The remainder of the property, designated 

Multiple Use Management and Special Species Management Areas, will be mitigated by the 
provision of suitable off-site land. 

• The Plan Amendment request would make up for an inconsistency and/or oversight and/or 
inequity in the Pima Prospers Comprehensive Plan. 

• An up-planning is appropriate given the MLIU designation on properties to the east, 
northeast, and south; and the NAC designation to the north. 

• The property is surrounded by urban development and the subject site is located along 
Thornydale Road at a significant intersection. The property is well served by all utilities and 
is located in a region with sufficient public facilities. 

See Attachment A of the application for more details. 

EXISTING ZONING/LAND USE 

SR Suburban Ranch/vacant land 

P16CA00003 P&Z Commission Hearing, August 31, 2015 

1 



SURROUNDING LAND USE DESIGNATIONS 

North NAC Neighborhood Activity Center, MLIU Medium Low Intensity Urban 

South MLIU Medium Low Intensity Urban 

East MLIU Medium Low Intensity Urban 

West RC Resource Conservation 

SURROUNDING ZONING/EXISTING LAND USE 

North CB-1 Local Business, CR-5 Multiple Residence/ commercial, residential 

South CR-4 Mixed-Dwelling Type, SR Suburban Ranch/ residential, vacant land 

East CR-5 Multiple Residence/ residential 

West SR Suburban Ranch / public park 

STAFF REPORT 

Staff recommends APPROVAL of this request to amend the Comprehensive Plan from LIU-0.3 to 
MLIU - 15.55 acres; and NAC - 2. 75 acres for the 18.30-acre site located at the southeast corner of 
N. Thornydale Road and W. Overton Road in the Tortolita Planning Area. The Pima Prospers land 
use designation adjacent to the site is MLIU on properties to the east, northeast, and south; NAC to 
the north; and Resource Conservation (RC) to the west. Existing surrounding land use is medium 
density residential subdivisions and the regional Arthur Pack Park across Thornydale Road. A small 
commercial strip is located to the north across Overton Road. Staffs recommendation is based on 
certain Growing Smarter Acts principles, urban infill, plan designation consistency, infrastructure 
availability, and establishment of commercial and community services (see plan amendment criteria, 
below). 

A 52-lot residential subdivision and an 18,557 sf. commercial building is conceptually being 
proposed. The residential development is at a 3.3 RAC (residences per acre), meeting the MLIU 
minimum (2.5) and maximum (5) RAC requirements. Access to the commercial building will be from 
Thoryndale and Overton Roads; and access to residential units will be from Thornydale Road only. 

Setting: 
The subject site is comprised of two connected parcels, 225-02-027 J and 225-02-027F, totaling 
18.30 acres. The property is vacant, undeveloped and is generally flat with minor slopes in the 
terrain. An un-named wash runs through the site and the landscape is rich in natural desert 
vegetation. The site is located at the southeast corner of N. Thornydale Road and W. Overton 
Road, medium and low volume county arterial routes in a region of burgeoning commercial/retail, 
office, and mixed residential uses. 

Surrounding conditions: 
Thornydale Road represents a key north-south transportation corridor serving the northwest side of 
the Tucson metropolitan area. Thornydale Road has historically served as a suburban to rural 
corridor from higher-density residential and commercial that occurs from Orange Grove and Ina 
Roads to the lower-density large-acre rural homes towards Tangerine Road. However, this trend 
has been changing in recent decades in the vicinity of the amendment site. The surrounding 
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context is an emerging urbanized mix of commercial, office, and residential development infill 
featuring medium- to higher-density single-family residences. An existing drug store, small 
commercial strip, and high density CR-5 subdivisions are located north and northeast to the subject 
site. To the south are CR-4 and CR-3 zoned subdivisions; and to the southeast is a vacant 20-acre 
parcel zoned SR. On the eastern boundary abutting the site is an existing CR-5 subdivision. Across 
Thornydale Road to the west is Arthur Pack Park. The regional park provides for the area 
recreational opportunities including golf, trails, fields, courts, leagues, playgrounds, and ramadas. 
Arthur Pack is also a County-maintained conseNation open space property. 

Within % of a mile north at and near the Thornydale Road/Linda Vista Boulevard intersection is a 
shopping center featuring a grocery store, bank, and a gas station; two large apartment complexes; 
and Mountain View High School. Approximately Y, mile south down Thornydale Road at the Hardy 
Road intersection are medical offices; and further south within one mile of the subject parcels at the 
Cortaro Farms Road intersection are a grocery store/bank shopping center, offices, two gas 
stations, and the Legacy Traditional School campus. Within a mile to the northeast and southeast, 
respectively, are Ironwood Elementary and Tortolita Middle Schools. An 8.19-acre shopping center 
is planned for the northwest corner of Thornydale and Cortaro Farms Roads. 

Major improvements are scheduled within the next 2 years for Thornydale Road between Cortaro 
Farms Road and Linda Vista Boulevard. The roadway currently provides three lanes with a 
continuous center turn lane. It has no curbs, bike lanes, or sidewalk. Thornydale Road is over
capacity in the vicinity of the amendment site. A widening to four lanes with potential sidewalks and 
bike lanes is proposed. Roadway widening to four lanes with enhancements is also proposed for 
the two-lane cross section of Cortaro Farms Road between Camino de Oeste and Thornydale Road. 
The project is currently in the design stage. 

Overton Road is a low volume three-lane cross section with a continuous center turn lane. The 
roadway does not continue west past Thornydale Road and ends at the Arthur Pack Park entrance. 
There is a left turn lane at the Thornydale Road intersection. No major improvements are planned. 

Sun Shuttle Route 412 primarily traverses the Thornydale Road corridor up to Tangerine Road and 
along River Road with key stops at commercial and seNice centers; the Tucson Mall, and the 
Tohono Transit Center. There are opportunities throughout the route to connect to Sun Tran bus 
routes to reach key destination points throughout the region. 

History: 
Since 2006, there have been eight approved Comprehensive Plan Amendments within a Y, mile of 
the proposed amendment site. The movement in amendment approvals in the area have been LIU-
0.3 to MIU or MLIU. There currently is a concurrent amendment request (P16RZ00002) near the 
Thornydale Road/Linda Vista Boulevard intersection. That request is LIU-0.3 to MLIU on 76.74 
acres. 

In addition, there have been five rezonings from SR to CR-4 or CR-5 within a Y, mile in the last 10 
years. A 55-acre rezoning case at the Thornydale Road/Cortaro Farms Road intersection rezoned 
8.19 acres to CB-1 from SR for a neighborhood shopping center, with the balance of the site 
remaining in its present state. 

Plan Amendment Criteria 
Staff has reviewed this plan amendment request to determine if one or more of the following criteria 
have been adequately met: 

1. The plan amendment would promote: 
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a. Implementation of the Growing Smarter Acts, with particular emphasis given to the 
principles of smart growth, such as: (i) mixed use planning, (ii) compact development, 
(iii) multi-modal transportation opportunities, (iv) rational infrastructure 
expansion/improvements, (v) conservation of natural resources, and (vi) the growth area 
element (where applicable); 

b. The implementation of other Comprehensive Plan Policies. Special Area Policies. and 
Rezoning Polices. 

c. Compatibility with the Maeveen Marie Behan Conservation Lands System; 
2. Fulfillment of the purpose of the Annual Plan Amendment Program as stated in the Pima 

County Zoning Code, 18.89.040(A) (2) & (3): 
The annual plan amendment program provides an opportunity to address oversights, 
inconsistencies, or land use related inequities in the plan, or to acknowledge significant 
changes in a particular area since the adoption of the plan or plan updates. Annual 
amendments are reviewed concurrently in order to analyze potential cumulative impacts. 

Growing Smarter Acts 
The plan amendment to the higher intensity NAC and MLIU land use designations meets the mixed 
use planning, compact development, multi-modal transportation, and rational infrastructure 
improvements principles of the Growing Smarter Acts. A combination of residential lots and 
commercial proposed for the site complements existing mixed-use development surrounding the 
property and along the Thornydale Road corridor. The applicant proposes a compact configuration 
of infill development, preserving the entire Important Riparian Area and wash as open space. For 
multi-modal transportation, the site is located at the intersection of two urban arterials, with 
Thornydale Road proposed for widening, bike lanes, and pedestrian facilities. The Sun Shuttle 
Route 412 has flag stop service on Thornydale Road. All necessary infrastructure and utilities are 
established for infill development. 

Comprehensive Plan Policies, Special Area Policies, and Rezoning Policies 
Long-range viability of the region is a key goal of the Land Use Element within the 2015 
Comprehensive Plan Update (Pima Prospers). The proposed amendment supports a number of the 
goal's policies, including: 

• Policy 2a: Supporting a balance of housing, employment, shopping, recreation, and civic 
uses; 

• Policy 2b: Recognizing in the unincorporated County the dominant suburban growth pattern 
within the metropolitan area; 

• Policy 2d: Promoting the integrated and efficient use of infrastructure and services; 
• Policy 4: Supporting land uses, densities, and intensities appropriate for the urban, 

suburban, and rural areas of the unincorporated County; 
• Policy 5: Including regulatory floodplain and regulated riparian areas as open space priorities 

to maintain hydrologic integrity, wildlife corridor connectivity, and contiguous open space 
corridors; and 

• Policy 6: Promote a compact form of development in urban and suburban areas where 
infrastructure is planned or in place and the market is receptive. 

The site is not currently covered by Special Area or Rezoning policies. 

Maeveen Marie Behan Conservation Lands System (CLS) 
The amendment site is entirely within the CLS, with Important Riparian Area (IRA), Multiple Use 
Management Area, and Special Species Management Area designations. A wash that crosses the 
amendment site is an important natural resource and is a tributary to the Hardy Wash. There are no 
CLS Critical Landscape Connection or any wildlife linkages identified by the Arizona Department of 
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Transportation or Arizona Game and Fish Department. Combined preservation of on-site IRA areas 
with off-site mitigation will be used to comply with CLS conservation guidelines. Property provided 
as off-site mitigation is subject to CLS Off-site Mitigation Policies established in Pima Prospers. 
Disturbances to on-site vegetation will be regulated by the Native Plant Preservation Ordinance. 

Fulfillment of the Purpose of the Annual Plan Amendment Program 
An increase in land use intensity and density for the subject property will be compatible with the 
MLI U designations on properties directly to the south, east, and northeast; and the NAC designation 
directly to the north. Light commercial, including a drug store, is located directly north of the property 
and is surrounded by medium density CR-4 and CR-5 residential zoning. The property is well 
served by all utilities needed to support urban infill development and is located in an area with 
established public services such as schools, parks, recreation, post office, library, churches, fire 
station, and nearby commercial development on Linda Vista Boulevard and Cortaro Farms Road. 

The objective of NAC is to designate lower intensity mixed-use areas designed to provide goods and 
services within or near residential neighborhoods for day-to-day and weekly living needs. MLIU 
allocates areas for a mix of medium density single family and lower density attached dwelling units. 
An Annual Plan amendment and subsequent rezoning to the subject site would appropriately allow 
the owner to plan and develop a mixed-use residential and limited commercial infill project at a 
significant northwest intersection of two county classified arterials and support the dominant 
suburban growth pattern within unincorporated Pima County as identified in Pima Prospers. 

AGENCY/DEPARTMENT COMMENTS: 

Environmental Planning 

Site Characteristics 
• The approximately 18-acre amendment site is in an area of Northwest Tucson that is 

transitioning from low density residential uses (LIU 0.3, RC, SR zoning) to higher intensity uses 
(Activity Centers, MIU, MLIU, CR-4 & CR-5 zoning); immediately surrounding properties are 
designated MLIU with CR-3 and CR-5 zoning; NAC with CB-1 zoning; and Resource 
Conservation with SR at Arthur Pack Regional Park. 

• The amendment site is not identified for acquisition under the 2004 Open Space Bond Program. 
• The amendment site does not occur within any CLS Critical Landscape Connection or any 

wildlife linkage or movement area identified by Arizona Dept. ofTransportation or Arizona Game 
and Fish Dept. 

• The un-named wash that crosses the amendment site is a resource feature that has both on
and off-site importance; it supports and is a tributary to Hardy Wash. Disturbances are 
regulated by the Regional Flood Control District according to the Watercourse and Riparian 
Protection and Mitigation Requirements of Pima County Code Title 16. 

• No cactus ferruginous pygmy-owl (CFPO) have been detected in Northwest Tucson since 2006 
when the last known CFPO was captured and placed in a captive breeding program. 

• The amendment site lies outside the range of Pima pineapple cactus and needle-spined 
pineapple cactus. 

• Lesser long-nosed bats (a federally-endangered species) are known to forage in the general 
area and use it to move between roosts and other forage areas. 

• The amendment site is considered medium value as potential habitat for the Western burrowing 
owl. 

• Disturbances to on-site vegetation (e.g., saguaro, ironwood trees, and any agave) are regulated 
by DSD according to the Native Plant Preservation Ordinance of Pima County Code Title 18. 

• Arthur Pack Park, which lies directly west of the amendment site across Thornydale, and the 
Stevens Property, which PCDOT acquired as mitigation, are the only County-maintained 
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conservation open space properties within one mile of the amendment site. The amendment 
site is also approximately 1300 feet north of Tucson Audubon's Mason Center. 

• The amendment site is entirely within the CLS (IRA and Multiple Use, both with a Special 
Species Management Area overlay). 

• The application states that preservation of on-site IRA areas in combination with off-site 
mitigation will be used to comply with CLS conservation guidelines. 

Conclusions 
No Special Area or Rezoning Policies are recommended at this time. As regards CLS compliance, 
property provided as off-site mitigation is subject to CLS Off-site Mitigation Policies established in 
Pima Prospers (Pima County Comprehensive Plan 2015, Chapter 3 Use of Land Goals and 
Policies, Section 3.4 Environmental Element, Policy 11 ). 

Regional Flood Control District 

The District has no objection or policy recommendations, and offer the following comments: 

The FEMA and proposed revised floodplains, and riparian habitat designated as Important Riparian 
Area have been shown on the special features exhibit. Per Pima Prospers Section 4.9 Goal 1 these 
areas are to be avoided when appropriate. The FEMA floodplain is designated as Zone A, 
indicating that the floodplain boundaries are approximate. The applicant has provided more 
accurate floodplain delineation based upon better topography and existing conditions. This better 
floodplain boundary information shall be avoided and shall not be reduced using structural flood 
control measures except as shown on the Concept Plan. Riparian habitat boundary modifications, 
per District Technical Policy 104, may be allowed to adjust map accuracy but not to reduce the net 
area. A rezoning condition will be recommended at the time of rezoning to ensure this occurs. 

As required, staff has conducted the Water Resources Impact Analysis (WRIA) as follows: 
• The site is in the Metropolitan Water Obligated Service Area. 
• Per the ADWR Well Inventory the closest wells had depths to groundwater between 250 and 

325 feet. 
• The site is not located within a covered subsidence zone. 
• The nearest Groundwater-Dependent Ecosystem is the perennial section of the Santa Cruz 

River 3.5 miles away. 
• The site is within the Tucson Hydrogeologic Basin, and the depth to bedrock is 1600-3200 feet. 

In conclusion, while the distance to groundwater and proximity to the Tucson Water service area 
suggests the project is not likely to have adverse impacts on groundwater dependent ecosystems. 
At the time of rezoning the applicant must identify their provider and proposed yield in order to 
confirm that there will be no impact on shallow groundwater dependent ecosystems. Policy is in 
place to ensure this occurs. 

Department of Transportation 

The proposed comprehensive plan amendment is for an 18.08-acre site located on the southeast 
corner of Thornydale Road and Overton Road. The applicants have not stated where the proposed 
access points will be located; however, the site has direct access to Thornydale Road, Overton 
Road, Ironwood Meadows Drive and Jessy Lane. The site has approximately 1,300 feet of frontage 
on Thornydale and 650 feet of frontage on Overton. The applicant is proposing the NAC 
designation for the northwest corner of the property for future commercial/office use. The remainder 
of the site is proposed for medium/low intensity urban residential uses. The adjacent uses are a 
mix of commercial and residential uses with a large park on the opposite site of Thornydale Road. 
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Thornydale is a three-lane roadway with a continuous center turn lane. It has no curbs, bike lanes, 
or sidewalk on either side. It has a posted speed of 45 mph. Current traffic volumes are 23,093 
ADT south of Cortaro Farms Road, 19,959 ADT from Cortaro Farms Road to Overton Road, and 
18,193 ADT from Overton to Linda Vista Road. The capacity is approximately 16,700 ADT. 
Although the roadway is overcapacity in the vicinity of this site, improvements are scheduled within 
the next two years. 

Overton Road is a paved county maintained low volume arterial roadway with an existing right-of
way of 75 feet. The planned future right-of-way is 90 feet. A right-of-way dedication is expected at 
the time of the rezoning. Overton is currently constructed as a three-lane cross section with a 
continuous center turn lane. There is a left turn lane at the intersection of Thornydale and Overton. 
Overton Road does not continue west past Thornydale Road. The most recent traffic count in the 
vicinity of this site is 6,700 ADT. The capacity is 14,000 ADT. 

Regional Wastewater Reclamation Department 

The Planning Section of the Pima County Regional Wastewater Reclamation Department 
(PCRWRD) has received and reviewed the proposed amendment. The plan amendment would 
allow the subject property to be developed in conjunction with adjacent properties north, south and 
east as a mixed-use development subject to obtaining the proper zoning. The applicant is 
requesting the Medium-Low Intensity Urban (MLIU) and the Neighborhood Activity Center (NAC) 
designation to support the proposed use, over the current designation of Low Intensity Urban 0.3 
(LIU 0.3). The proposed plan amendment area is located on the east side of Thornydale Road and 
south of Overton Road. 

The plan amendment area is within the PCRWRD service area and is tributary to the Tres Rios 
Water Reclamation Facility via the Canada del Oro Interceptor. There is an existing 21-inch public 
sewer line G-84-024 located along the western boundary of the site along Thornydale Road, and an 
existing 8-inch sewer line G-87-170 adjacentto the southern and southeastern boundary of the site. 
Both sewer lines are located within the dedicated public sewer easements. 

The PCRWRD has no objection to the proposed comprehensive plan amendment. A no objection 
shall not construe any action by Pima County as a commitment to provide sewer service to any new 
development within the plan amendment area and does not ensure that there is adequate treatment 
and conveyance capacity to accommodate this plan amendment in the downstream public sewerage 
system. 

Cultural Resources & Historic Preservation 

Prior to ground modifying activities, an on-the-ground archaeological and historic sites survey shall 
be conducted on the subject property. A cultural resources mitigation plan for any identified 
archaeological and historic sites on the subject property shall be submitted at the time of, or prior to, 
the submittal of any tentative plan or development plan. All work shall be conducted by an 
archaeologist permitted by the Arizona State Museum, or a registered architect, as appropriate. 
Following rezoning approval, any subsequent development requiring a Type II grading permit will be 
reviewed for compliance with Pima County's cultural resources requirements under Chapter 18.81 of 
the Pima County Zoning Code. 

Natural Resources, Parks and Recreation Department 

The Department reviewed the proposed amendment and has no objections. 
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United States Fish and Wildlife Service 

The species potentially impacted are the lesser long-nosed bat (Leptonycteris curasoae 
yerbabuenae), an endangered species listed under the Endangered Species Act, and the cactus 
ferruginous pygmy-owl (G/aucidium brasi/ianum cactorum), a species formerly listed under the 
Endangered Species Act and proposed for coverage under Pima County's Multi-Species 
Conservation Plan (MSCP). The proposed amendment occurs in an area where lesser long-nosed 
bats have been documented foraging and moving between roosts and foraging areas. It is our 
recommendation that, if any saguaros occur within these parcels, they be preserved in place or 
salvaged and replanted within the parcels or within conservation lands in this general area. By so 
doing, there should be no net loss of lesser long-nosed bat forage resources. 

With regard to the pygmy-owl, this parcel occurs in an area where various design elements have 
been incorporated into existing roadways and developments to reduce impacts to and facilitate 
movement by pygmy-owls. This parcel has significant ironwood and saguaro resources that not only 
have value to the pygmy-owl, but is also a sensitive and valuable vegetation community. Without 
on-site or off-site natural open space set asides as required by the CLS guidelines, the proposed 
rezoning has the potential to render these actions ineffective. It appears that the owner does intend 
to acquire and provide off-site mitigation. The pygmy-owl is a proposed covered species under 
Pima County's MSCP and this area is a Special Species Management Area for the pygmy-owl under 
the existing Comprehensive Plan. We strongly recommend that the guidelines outlined within the 
CLS and Comprehensive Plan be applied to this parcel if this Comprehensive Plan amendment is 
approved, with no more than 20% of the parcel developed and the remaining 80% configured as 
natural open space in a way that maintains habitat connectivity as anticipated through existing 
development and transportation facilities. We recommend that this parcel complies with the CLS 
guidelines for the special species management designation through either on-site or off-site natural 
open space set asides. Given the proposed configuration of potential development on this site, it 
appears that off-site natural open space set asides will need to be included. 

Pima County Department of Environmental Quality 

PDEQ has no objections to this Comprehensive Plan Amendment. 

Marana Unified School District (MUSD) 

MUSD has no objections to this development and has capacity to support the students it may 
produce. 

Mountain Vista Fire District 

No comments were received. 

Tucson Electric Power Company 

No comments were received. 

Metropolitan Water District 

No comments were received. 

SunTran 

No comments were received. 
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PUBLIC COMMENTS 

A notice of the hearings for this amendment request has been sent to property owners of record 
within 1000 feet of the amendment site. As of the writing of this report, staff has not received any 
comments for the proposed amendment. 

Resp,tfully Submitted, 

----~------- 0 4/ 1') 
Artemio Hoyos, AICP 
Case Planner 

cc: MJM Consulting, Inc, Michael Marks, Tucson, AZ 85710 
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P16CA00001 Wong Family LP - N. Thornydale Road 

Current Comprehensive Plan Land Use Designations 



COMPREHENSIVE PLAN LAND-USE CATEGORY DEFINITION 

Neighborhood Activity Center (NAC) 

a. Objective: To designate lower intensity mixed use areas designed to provide goods and 
services within or near residential neighborhoods for day-to-day and weekly living needs. 
Neighborhood Activity Centers provide lower-intensity commercial services. For example 
a grocery market may be the principle anchor tenant along with other neighborhood 
services, such as a drugstore, variety/hardware store, self-service laundry, and bank. The 
center may include a mix of medium-density housing types. Neighborhood Activity Centers 
are generally less than 25 acres in size. Larger centers provide opportunity for a mix of 
intensive non-residential uses and medium-density residential uses, and are to be located 
on arterials. Smaller mixed use centers may contain medium density residential uses and 
may be located along collector or arterial streets. All centers will have direct pedestrian 
and bicycle access to the surrounding neighborhoods. Individual rezoning requests do 
not necessarily have to be a mixed use project; however, the application must 
demonstrate how the project serves to create or enhance the mixed use character of the 
designated activity center as a whole. 

b. Residential Gross Density: Residential gross density, if applicable, shall conform to the 
following: 

• Minimum - 5 RAC 
• Maximum - 12 RAC 

c. Residential Gross Densities for Developments Using Transfer of Development Rights 
{TDRs): Projects within designated Receiving Areas utilizing TDRs for development shall 
conform to the following density requirements: 

• Minimum - 5 RAC 
• Maximum - 8 RAC 

Medium Low Intensity Urban (MLIU) 

a. Objective: To designate areas for a mix of medium density single-family and lower density 
attached dwelling units; to provide opportunities for a mix of housing types throughout the 
region. 

b. Residential Gross Density: Residential gross density shall conform to the following: 

• Minimum - 2.5 RAC 
• Maximum - 5 RAC 

c. Residential Gross Densities for Developments Using Transfer of Development Rights 
(TDRs): Projects within designated Receiving Areas utilizing TDRs for development shall 
conform to the following density requirements. 

• Minimum - 2.5 RAC 
• Maximum - 4 RAC 



Low Intensity Urban 0.3 (LIU 0.3) 

Low Intensity Urban includes four land use categories designations ranging from a maximum of 
3 RAC stepped down to 0.3 RAC. The Low Intensity Urban categories are LIU 3.0, LIU 1.2, LIU 
0.5, and LIU 0.3. 

a. Objective: To designate areas for low density residential and other compatible uses and 
to provide incentives for residential conservation subdivisions to provide more natural 
open space. Density bonuses are offered in exchange for the provision of natural and/or 
functional open space. Natural open space must be set aside, where applicable, to 
preserve land with the highest resource value and be contiguous with other dedicated 
natural open space and public preserves. 

b. Residential Gross Density: 

• Minimum - none 
• Maximum - 0.3 RAC. The maximum gross density may be increased in 

accordance with the following options: 

o Gross density of 0.7 RAC with 50 percent open space; or 
o Gross density of 1.2 RAC with 65 percent open space. 

c. Residential Gross Densities for Developments Using Transfer of Development Rights 
(TDRs): Projects within designated Receiving Areas utilizing TDRs for development shall 
conform to the following density requirements: 

• Minimum density - none 
• Maximum - 0.3 RAC. The maximum gross density may be increased in 

accordance with the following option: 

o Gross density of 0.7 RAC with 60 percent open space. 
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Eddie Peabody Jr., Chair, and Commissioners 
Pima County Planning & Zoning Commission 
130 W. Congress St. 

Tucson, AZ 85701 

RE: P16CA00001 Wong Family LP - N. Thornydale Rd. 

Dear Chair Peabody & Commissioners, 

Thank you for the opportunity to provide comments on the proposed N. Thornydale Rd. 

Comprehensive Plan Amendment (P16CA00001 Wong Family LP - N. Thornydale Rd.). 

Thi s 18.3-acre parcel contains multiple Conservation Lands System (CLS) categories under 
the Comprehensive Land Use Plan. These include Important Riparian Area (IRA) and an 
underlying Multiple Use Management Area with a Special Species Management Area 
(SSMA) overlay. 

The CLS cat egories present on the property have associated open space guidelines: at least 
95% open space in IRA and 80% open space in SSMA. CLS guidelines call for on-site 
conservation and/or off-site mitigation if development commences. We expect that any 
future request for rezoning on this property will be obligated to demonstrate, in detail, full 
compliance with CLS guidelines. 

The Coalition for Sonoran Desert Protection supports the applicant's proposa l to comply 
with CLS guidelines by using on-site conservation and off-site mitigation. We can support 
the proposa l if guidelines for off-site mitigation are conditions for approval and are 

included and agreed to by the applicant at the Comprehensive Plan Amendment stage, to 
be applied at the time of rezoning. These guidelines have been implemented by Pima 

County on other projects and are included in the new draft Environment Element in Pima 

Prospers. The guidelines provide direction on how to appropriately select off-site 
mitigation lands and state the following: 

1) The location of off-site mitigation properties should be within the sa me general 
geographic region of the original project site. 

2) Off-site mitigation property should provide the same or better resource values as 
the original project site including, but not limited to : 

a. Conservation l ands System (CLS) designations inclusive of 2004 Conservation 
Bond Habitat Protection Priority designation s; 

b. Vegetation community type (s); 

c. Habitat values for applicable CLS Special Species (e.g., breed ing, dispersal); 
d. Surface water or unique landforms such as rock outcrops; and 
e. Contribution to landscape connectivity. 



3) Demonstration that the resource and conservation values of the off-site mitigation property 
will be protected in perpetuity. 

Thank you again for the opportunity to comment. If you have any questions, please do not hesitate to 
contact me. 

Sincerely, 

11+~ 
Carolyn Campbell 
Director 


