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PART II LAND USE PROPOSAL 
 

 
II-A. PROJECT OVERVIEW 
 

1. The property that is the subject of this rezoning will not have multiple zoning 
districts. 

 
2. The use for the proposed CB-1 site will be General Retail.  A 9,100 sq. ft. Dollar 

General retail store is planned for the project site.  There will not be any outdoor 
storage as all of the products are stored inside the building.  The orientation of the 
building was specifically chosen to best fit the characteristics of the site.  The 
following are some characteristics of the proposed project. 

 
a. The shape of the site, location of the existing floodplain and associated 

erosion hazard setback, and existing slopes of 15% were all important factors 
when the preliminary development plan (PDP) was compiled.  The building is 
located outside of the erosion hazard setback and the Fema ZONE AE is not 
located on the site. The building is also located outside of the existing hillside 
slopes.  The PDP fits well with the existing site characteristics. 

 
b. The proposed general retail use conforms well to the multi-use corridor along 

Oracle Road.  The location of this business use does not promote vehicular 
traffic within any neighboring subdivision. 

 
c. All neighbors within 1,000 feet of the site will receive a letter of explanation, 

a copy of an aerial photograph showing the site within one-quarter mile, a 
copy of the PDP, and a form upon which to make comment and return in a 
stamped envelope.   

 
d. The impact of the development on the existing site will be positive.  Currently 

the land is vacant.  Development of this site will be good for the area.  The 
addition of a retail store is expected to benefit the nearby residential areas. 

 
e. The proposed development contributes to the principles of Smart Growth.  

Although many of the Smart Growth principles are primarily associated with 
residential developments, this proposed commercial development does utilize 
the following principles as referenced at smartgrowth.org: 

 
• Walkable neighborhoods – The project site is adjacent to an intersection 

which will be improved per separate offsite paving plans and will provide 
safer access from the adjacent single family residences. 

• Encourage community and stakeholder collaboration – Mailings and  
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personal contact will be made with the local residents to discuss their  
concerns with the project.  A public meeting will also solicit additional  
comments.  The request is in alignment with the Comprehensive Plan that 
had public input as well.   

• Foster distinctive, attractive communities with a strong sense of place – 
The proposed development fits well into the natural setting of the area.  
Some existing vegetation will remain and will be enhanced through 
mitigation, the addition of landscape buffers, and water harvesting. 

• Make development decisions predictable, fair and cost effective – the 
proposed development will be in the multi-use corridor that includes some 
commercial uses.  The project request is fair because it is not for an 
unreasonable use.  The future developer has done market research as part 
of locating this site and has determined that the general retail use is cost 
effective. 

• Mixed land uses – The project area includes many residential and some 
commercial uses.  The proposed development extends the mixed use 
concept. 

• Provide a variety of transportation choices – the project can be accessed 
by foot, vehicles, and bicycles. 

• Strengthen and direct development towards existing communities – the 
proposed development is an infill project.  No additional roadways are 
required.  The project is cost effective and has the potential to improve the 
quality of life.  The project creates the opportunity of more jobs and 
services to the area. 

• Take advantage of compact building design – the proposed 9100 sq ft 
building allows for good use of the site.  It encourages water harvesting 
areas.  Public utilities are adjacent to the site, which is cost effective. 

 
f. At this time there are no plans to incorporate solar energy or other green 

building items into the project.   
 

3. The proposed project is affected by two sections of the Pima County Zoning Code, 
the Gateway Overlay Zone and the Native Plant Preservation Ordinance.  The 
proposed project will be in conformance with the Gateway Overlay Zone by 
providing a transition between natural preserves and more highly urbanized areas 
through the implementation of screening, the improvement of the intersection will 
provide for safe interaction between motorized vehicles, non-motorized vehicles 
and pedestrians, and by maintaining and encouraging economic growth.  The 
proposed project will be in conformance to the NPPO by preserving as much of 
the native vegetation as possible.  The PDP preserves most of the existing trees.  
There are large areas where mitigation can occur.  Water harvesting is planned for 
the purpose of enhancing existing and additional vegetation. 
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II-B. PRELIMINARY DEVELOPMENT PLAN 
 
1. Exhibit II-B.1 is the PDP.  Also included is a removable overlay map.  Following 

is a list of items addressed on the PDP. 
 

a. Project boundaries and dimensions 
b. Location and size (9100 sq ft) of the proposed general retail store 
c. Existing right-of-way is shown for the adjacent Oracle Road.  There are not 

any proposed rights-of-way. 
d. Point of ingress and egress.   
e. Parking areas 
f. A 10-foot Bufferyard D is shown along the south.  A 20-foot Bufferyard D is 

shown along the frontage and a 20-foot Natural Bufferyard will remain in the 
rear of the property to the west. 

g. Water harvesting areas are shown.  Additional landscaping will be placed 
within these areas. 

h. The site will not consist of any recreation areas, common areas, and open 
spaces.  However a natural area/bufferyard will be located in the rear of the 
project site behind the proposed building where the hillside slopes and erosion 
hazard setback are located. 

i. There are no existing drainage features onsite. There are no 100-year 
floodplains with discharges greater than 100 cfs on the project site.  However 
the flow of 16,900 cfs located in the Big Wash to the west has a 250ft erosion 
hazard setback that encroaches onto the project site.  The building will be 
located outside of the erosion hazard setback and minimal grading will occur 
in this area.  

j. There are not any restricted peaks or ridges.  There are slopes of 15% located 
in the rear of the project site and this area is proposed to remain natural.  
Minimal grading will occur in this area for slope protection purposes and the 
proposed building will be located outside of this area. 

k. The site is surrounded by vacant land to the north and south including an 
abandoned gas station, commercial business to the east across Oracle Road 
with residential land (single story homes) behind, and vacant State of Arizona 
land to the west.  All these uses are within 300 feet of the site. 

l. There are not any proposed trail rights-of-way. 
m. An existing 5-foot public utility easement per (Bk 9 Pg 72) runs along the 

western portion of the site parallel to the property line.    
n. There will not be any on-site wastewater treatment facilities installed.  The 

proposed building will connect to the existing public sewer located in the 
right-of-way. 

o. The Gateway Overlay Zone is identified on the preliminary development plan. 
p. There are not any existing transit stops.  No new stops are anticipated for this 

project.   
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2. Preliminary Development Plan Support Data 
 

a. Gross Floor area = 9100 sq ft 
b. Building height = 20 feet 
c. There is a single commercial structure and not residential units. 
d. Residential density does not apply to this project. 
e. There will be 32 parking spaces. 
f. Desert landscaping will be used within the bufferyards and water harvesting 

areas. 
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II-C. TOPOGRAPHY AND GRADING 
 

1. There are slopes of 15% located on the west side of the project and this area will 
be avoided.  The proposed location of the building does not encroach into this 
area. 

2. The Hillside Development Zone does not pertain to this project. 
3. Exhibit II-C is the Topographic and Grading Map.  The grading limits are shown 

which includes the building, parking area, landscape buffers, water harvesting 
areas, and retention/detention basin.  Graded areas such as the landscape buffers, 
water harvesting areas, and retention/detention basin will be revegetated in 
accordance with the approved landscape plans.   

4. There will not be any areas where the natural grade will be changed by more than 
five feet by cut or fill.  It is anticipated that the maximum grade change from 
natural will be less than four feet. 

5. This is not a cluster project. 
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II-D. HYDROLOGY 
 

1. There is no existing riparian or floodplain areas onsite.  The building is located on 
the high spot of the property as depicted by the contours.  Existing drainage 
patterns will not be affected.  Drainage upstream of the site will not be affected.  
Drainage downstream of the site will slightly increase because of the impervious 
cover but will not adversely affect anything due to the proximity of the Big Wash.  
Water harvesting areas will be used in the front bufferyard and all landscape 
islands. 

  
2. There will not be any encroachment into the regulatory floodplain. 
 
3. There is one offsite watershed entering the site.  However, this offsite flow will 

not affect the site.  This flow enters the site from the north outside of the proposed 
grading limits and follows the steep natural contours out into the vacant State of 
Arizona land and joins the flow of the Big Wash.   

 
4. Rip rap will be used at all curb openings to mitigate drainage and potential 

erosion problems.  Engineering design features that will be used are the water 
harvesting areas in the front bufferyard.   

 
5. The PDP conforms to applicable basin management policies by providing water 

harvesting at all landscape islands and within the front and south bufferyards.  
Due to the project sites location within the watershed and proximity to the Big 
Wash a detention waiver has been obtained from Pima County Regional Flood 
Control District and is provided within Appendix. 
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II E. BIOLOGICAL RESOURCES 
 

1. Exhibit II-E is a Biological Resources Map that shows the impacts to the 
resources identified in Section I-D.  The following is a summary of those impacts. 

 
a. There is approximately 0.06 acres of the Multi Use Management Area 
b. The are not any saguaros onsite.   
c. There are not any Ironwood trees onsite. 
d. There is not any Pima pineapple cactus. 
e. Needle-spined pineapple cactus does not exist on the site. 
f. There are no other areas of significant or important vegetation onsite.  
 
2. The Multi Use Management Area is located on the project site and is one of 

the Conservation Lands System designations.  This area is located adjacent to 
the west property line within the 20 foot natural bufferyard and will not be 
disturbed.   
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II-F. LANDSCAPE AND BUFFER PLAN 
 

1. Exhibit II-F is the Landscape and Buffer Plan.  A 10 foot wide bufferyard will be 
used on the south side of the site.  A 20 foot wide bufferyard with split rail 
fencing will be used to the east adjacent to the right-of-way and a 20 foot natural 
bufferyard will be used to the west adjacent to the vacant state land. 

 
2. The exhibit includes all existing easements and setbacks that affect the site.  
 
3. No onsite vegetation will be transplanted and moved into the bufferyards. 
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II-G. VIEWSHEDS 
 

1. Exhibit II-G shows the locations of 12 different view points across the project 
site.  Of the various view points only five or six are impacted.  The impact is 
minimal because of what can be seen in the existing condition.  Photos #2  and #3 
will be looking at the front of the building.  In the existing view, photos #2 and #3 
are partially screened by vegetation and show the mountains off in the distance.    
Photos #5 and #6 will be looking at the north end of the building.  In the existing 
view, photos #5 and #6 show the abandoned Cheveron gas station and overhead 
power lines in Oracle Road right-of-way.  Photo #11 is a view of the south end of 
the building.  In the existing view, photo #11 shows the top of an existing 
building and mountains off in the distance.   

 
Oracle Road is a scenic route with the proximity and views of the Catalina 
Mountains to the east.  Photos #7 and #8 are not affected by the placement of the 
proposed building because the adjacent land to the west is vacant State of Arizona 
land and the elevation is significantly lower compared to the project site where 
the proposed building will be located.  Along the western property line the 
elevation ranges from 12 to 14 feet lower than the middle of the site and continues 
to drop off to the rapidly to the west approximately 30 feet in total. 

 
2. The main viewshed mitigation used to minimize impacts of the building will be 

vegetation particularly within bufferyard D and a natural bufferyard C.  All 
building lighting will be directed downward. 

 
The project is not being developed under the Cluster Development Option. 
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II-H. TRANSPORTATION 
 

1. Exhibit II-H is the developed condition Transportation Map.  The ingress/egress 
point was chosen because of the two-way left turn lane located in Oracle Road 
and the alignment with the right-of-way of Pinal Street.  The new ingress/egress 
location promotes safer entering and exiting of vehicles from the site onto Oracle 
Road. 

 
A median will be constructed along Oracle Road, and a left turn lane will be built 
as part of ADOT Project NO. 077 PM 081 H6694 OIC and Federal Aid NO. STP-
077-A(204)T. 

 
Exhibit II-H includes distances to existing driveways and access easements. 

 
2. The PDP does not depend on future off-site roadway improvements.  There is an 

existing middle storage lane in Oracle Road that will serve as the left turn lane 
into the proposed project.   

There are future offsite improvements to Oracle Road from Tangerine Road to the 
Pinal County line.  These offsite improvements have an anticipated construction 
time frame of two years beginning in the spring of 2014.  This ADOT project 
incorporates a left turn lane with a median at the intersection of Oracle Road and 
Pinal Street.  

 3. The development is anticipated to have an ADT of more than 500 vehicles a day.  
The ADT is projected at 521 ADT Monday – Friday and 647 ADT on Saturday.  
Offsite road improvements will be completed within 5 years through the ADOT 
project.  Oracle Road current ADT is 27,710 and the current capacity is 37,710.  
The proposed development will not adversely affect the capacity to Oracle Road. 

 
4. Since direct access is to Oracle Road only, there will not be traffic impacts to 

other local streets. 
 
5. There are not any bicycle or pedestrian pathways within the proposed 

development. 
 
6. There are no proposed on-site rights-of-way. 
 
7. Major streets and routes were evaluated within a 2 mile radius of the project site 

as part of the Transportation Concurrency Analysis.  The project is not projected 
to significantly contribute directly to the over-capacity of Golder Ranch Road, 
Wilds Road, Twin Lakes Drive, or Lago Del Oro Parkway.  Each of the minor 
local roads are operating at a far less rate than the current available capacity.  The 
proposed project meets the concurrency requirements.  
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8. The expected peak hour traffic is less than 100.  The anticipated ADT is more 
than 500 vehicles per day.  A left turn lane is warranted, however a right turn lane 
is not required.  A Traffic Impact Study (TIS) has been submitted to ADOT for 
review. 

 
9. The project has the potential to reduce automobile dependency.  ADOT roadway 

improvements from Tangerine Road to the Pinal County Line are scheduled to 
start in 2014.  One of the improvements include adding paved 10-foot wide 
shoulders (7-foot wide with curb in Catalina) allowing cyclists to use widened 
shoulders.  This improvement will provide bicycle connectivity adjacent to the 
project site. 
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II-I. ON-SITE WASTEWATER TREATMENT AND DISPOSAL 
 

1. A conventional septic system will not be proposed for this project due to the 
proximity of the public sanitary sewer system located within the right-of-way in 
Oracle Road.   

 
II-J. SEWERS 
 

1. Type II Capacity Letter from Pima County Regional Wastewater Reclamation 
Department is included in the Appendix. 

 
2. Public sewer line G-94-111 is located in the right-of-way of Oracle Road and 

adjacent to the eastern property line of the project.  A new 4” bcs from the 
proposed building will connect to this existing 12” pvc sewer line between 
manholes #6707-07 and #6707-08. 

 
3. Exhibit II-J shows the location of the new 4” bcs line from the proposed building 

and the connection point into the existing G-94-111 public sewer line. 
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II-K. WATER 
 

A Preliminary Integrated water Management Plan is included in the Appendix. 
 
 
II-L. SCHOOLS 
 

This section does not apply to this commercial project. 
 
 
II-M. RECREATION AND TRAILS 
 

1. This commercial project will not provide for recreation and trails.   
 
2. There are no areas onsite that will be preserved as natural open space. 

 
 
II-N. CULTURAL RESOUCES: ARCHAEOLOGICAL AND HISTORIC SITES 
 

Based on a letter from the Arizona State Museum for a record search of the project 
area there are no documented archeological and historic properties.  See Appendix   

 
 
II-O. ENVIRONMENTAL QUALITY 
 

1. For this project dust control will be accomplished by the use of water during 
grading operations.  Other Stormwater Pollution Prevention Plan (SWPPP) 
measures will be used as needed to prevent sediment from leaving the site.  Upon 
completion of the grading operations all graded areas will be stabilized by 
pavement, concrete, or ground cover per landscape requirements. 

 
2. a.   Air Quality does not pertain to this project.  There will not be any air                       

pollutants emitted from the project. 
 
 b.   The will not be any hazardous materials within the project site. 

 
 
II-P. AGREEMENTS 
 
 No agreements have been made as a part of this project. 
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