Attachment 8

5. CONCLUSIONS AND RECOMMENDATIONS

Traffic through the intersection of Valencia Road and Wade Road is presently light. With
the continued development of Star Valley, traffic will increase significantly during the
next three years. The current intersection configuration and traffic control (stop control)
will not be sufficient to serve the demand once Block 4, 7 and 8 are completed. Analysis
of signal warrants indicates that a traffic signal at the intersection will be justified.
Construction of an eastbound right-turn lane will be warranted and widening of Wade
Road will also be warranted. Based on this, it is recommended that roadway

improvements be done in a phased manner, as follows:

» Design and construct a traffic signal for the intersection of Wade Road and
Valencia Road when signalization warrants are met. This is anticipated to take
place when approximately 850 Star Valley units are occupied (this excludes the
Star Valley Village). The Figure below shows the projected traffic levels at the
intersection of Wade Road and Valencia Road when 650 units are added to the

197 existing units.
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Figure 7 —Warrant 3, Peak-Hour Volumes (from MUTCD) for 850 units

o Increase the available storage for the westbound left turn lane on Valencia Road.

Vehicle storage of 675 feet will be required upon completion of Blocks 4, 7 and 8.
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However it is suggested that the extension of the storage for this movement be

constructed simultaneously with the traffic signal at Valencia Road and Wade

Road to minimize construction costs.

Design and build an eastbound right turn lane for Valencia Road at Wade Road.
This should take place when the eastbound right turns reach a level of 70
vehicles in the peak hour, which is anticipated to occur when approximately
1,500 Star Valley units are occupied (excluding the Star Valley Village). It is
suggested that the right turn lane also be built with the fraffic signal to achieve

aconomies of scale.

Widen Wade Road to four lanes between Valencia Road and Dove Wood Way
(4,500 feet) when the traffic volumes approach 17,000 vehicles per day. Based
on the current schedule, it is anticipated this will take place after completion of
2100 Star Valley units {excluding the Star Valley Village). This couid take place
during construction of Blocks 4, 7 and 8. Currently, there are 600 feet of
exclusive left and right turn lanes on Northbound Wade Road. The ultimate
storage need will be 875 feet for 2,591 residential units. Therefore, it is
anticipated that the current storage will be able to handle the turning movement
volumes until Wade Road is widened to 4 lanes. The design of the widening
should reflect the need for a total of 875 feet of storage either on a single lane or
preferably in dual lanes if Valencia Road has been widened to 4-lanes.

Pima County is presently planning to Widen Valencia Road to four lanes as
currently outlined in the 2006-2010 Regional Transportation Improvement
Program® (from Camino de la Tierra to Mark Rd) and in the Regional
Transportation Authority’s plan (from Mark Road to Ajo Way). The proposed
widening should consider the need for dual left turn lanes from westbound

Valencia Road onto Wade Road.

Periodically monitor the volumes and delays at the intersection of Yedra and
Wade to determine if a traffic signal will be warranted. The original Star Valfley
Development Traffic Impact Analysis’ did not find a need for a signal at that

location, but monitoring based on actual development intensity is justified.
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THOMPSON:KRONE-GIBSON, P.L.C.

Main Office: Phoenix Office:

6303 East Tanque Verde Road 2375 East Camelback Road

Suite 210~ Suite 600

Tucson, Arizona 85715 Phoenix, Arizona 85016
Phone :.{602) 258-4559

Photie : (520) 884-9694
Facsimile: (520) 3234613

July 30, 2013

Via: U.S. Mail

Lesley Lukach

Office of Pima County Aftorney
32 North Stone Ave., Suite 2100
Tucson, AZ 85701-1412

Re: Stewart Title Trust 3698 / A.R.S. § 12-82101 Claim

Dear Lesley,

P

This letter is in response to the second half of your letter of July 2, 2013 which has
nothing to do with our original claim and is not protected under Rule 408 of the Rules of
Evidence. You stated in your email that the County will be pursuing the master developer of
Star Valley for its share of the cost of the permanent signal at the intersection of Wade Road and
Valencia Road. You further state that Star Valley Village has obligations for infrastructure,
including improvements to Valencia Road, under the existing rezoning conditions.

I have reviewed the rezoning conditions in detail and this letter shall act as a request that
you provide to me a specific and more detailed list of the obligations for infrastructure and
improvements to Valencia Road and provide to me the authority for that list in the existing
rezoning conditions. Such a broad statement that the County will be pursuing the master
developer creates a question as to what exactly you mean by pursuing and by what authority they

will be acting.

I would appreciate it if we could receive that information sooner rather than later and if
you need to discuss this matter further feel free to contact me directly.

Sincerely,
Thompson*Kzone+Gibson, P.L.C.

Evan L. Thompson /

ET/dh
cc: client





















DATE: January 10, 2014

TO: C.H. Huckelberry, County Administrator
John Bernal, Deputy County Administrator

FROM: Carmine DeBonis, Jr., Development Services Director

SUBJECT: Star Valley Block 4

Staff recently met to review the Star Valley Specific Plan requirements and specifically the status of
Block 4. Star Valley Block 4 is a platted subdivision within the Star VValley Master Plan consisting
of 572 lots (P1205-093). Staff also met with Mr. Joe Cesare and Mr. GT Alley to discuss the
pending sale and development of Block 4, and other Star Valley improvements.

Status of Block 4 Improvement Plans: The Block 4 sewer, paving and grading improvement plans
were approved in 2006 but never constructed. They subsequently expired and were not renewed. In
order to be reapproved, the plans will have to be resubmitted for review but not necessarily
redesigned provided no change of standards has occurred. If there are no significant changes, the
plans can simply be resealed and DSD can review the paving and grading plans in 5 days. The sewer
improvement plans will take longer and must be reapproved by ADEQ; however DSD will help
facilitate expedited plan processing. Notwithstanding, approval of improvement plans shall not
commit Pima County to the release of lots or building permits.

Disagreement Regarding Required Offsite Improvements: Pima County and Mr. Cesare have a
fundamental difference of opinion regarding the agreement for offsite roadway improvement
construction. Mr. Cesare’s stated position is that the list of improvements identified in the October
30, 2002 letter from his engineer does not constitute a binding agreement to fund and construct Star
Valley offsite improvements. It is his position that transportation impact fees (initiated around the
same time) were to be designated for these improvements. He expressly disagrees with the amount
of impact fees that were contributed to Valencia Road widening.

Pima County’s Position on Offsite Improvements: Pima County maintains that the October 30,
2002 letter constitutes the Transportation Improvement Financing Plan required to satisfy the
Specific Plan conditions. Completion of the transportation plan was a prerequisite to recording the
Star Valley Master Block plat. If the letter does not constitute an agreement as suggested by Mr.
Cesare, then Specific Plan Condition 11.D (Ordinance 1987-212) has not been satisfied and no
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building permits should be issued until such time as the condition is satisfied. Condition 11.B of the
same ordinance requires the developer to construct the roads per the plan. All subdivision plats
including the Master Block Plat (P1200-184) and Block 4 (P1205-093) contain plat notes indicating
the subdivisions are subject to the rezoning conditions adopted by the Board of Supervisors.

Currently, the following developer required improvements are being advanced by Pima County
Department of Transportation in response to traffic safety concerns from area residents:

e Per the Specific Plan and the Star Valley Transportation Financing Plan, Camino Verde is
required to be constructed from the Star Valley development north boundary to Valencia
Road. Pima County has commenced design of this roadway. Full reimbursement will be
necessary from the developer to cover all costs including design, right-of-way acquisition and
construction. The total cost for Camino Verde is estimated to be $1.2 million. Mr. Cesare
maintains that Camino Verde is not warranted and favors expansion of Wade Road instead.

e Per the Specific Plan and Star Valley Transportation Financing Plan, funding is required
from the developer for half of the cost of the stop light at the intersection of Wade Road and
Valencia Road. The installation cost for the permanent signal is $275,334; the developer’s
portion is approximately $137,667 plus any applicable interest.

It is the Department of Transportation’s position that both of these conditions must be satisfied by
the developer before any new lots may be released. This position has been communicated to Mr.
Cesare’s attorney, Evan Thompson, via written correspondence dated September 11, 2013.

Additional Options: Given the pending sale of Block 4 (Mr. Cesare indicated a cash offer has been
tendered that could be jeopardized if permits and lot releases continue to be withheld), any or all of
the following alternatives could be considered:

1. Reapprove improvement plans and allow issuance of building permits in Block 4, but hold
the release of assurance for the sale of lots until the developer portion of the traffic signal is
paid since traffic from Block 4 would access at the Wade and Valencia Road intersection.
Require an updated Traffic Impact Statement (TIS) that reflects current conditions, and
pursuant to the updated TIS, establish terms for developer financing of Camino Verde and
other future improvements via development agreement prior to issuance of permits and
release of lots for Blocks 7 and 8.

2. Reapprove improvement plans and allow issuance of building permits in Block 4, but phase
the release of lots. Establish a threshold for an updated TIS that reflects current conditions
including the sale of the nine blocks to the Pascua Yaqui Tribe when 200 lots are released.
Condition the release of the next 200 lots on execution of a new development agreement
outlining the time frames for required future transportation improvements pursuant to the
TIS. Condition the release of the final lots upon full reimbursement for all transportation
improvements paid for by Pima County
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3. The developer may request reconsideration of the infrastructure obligations related to the Star
Valley Specific Plan through Board of Supervisors’ action in the form of amendments to the
specific plan and/or its conditions.
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Carla Blackwell, Deputy Director Development Services
Tom Drzazgowski, Deputy Chief Zoning Inspector
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