PIMA COUNTY

DEVELOPMENT SERVICES

TO: Honorable Ally Miller, Supervisor, District # 1
FROM: Arlan M. Colton, Planning DirectW
DATE: October 8, 2014

SUBJECT: Co7-14-02 SIGNATURE HOMES BY MIRAMONTE, LLC - W. HARDY
ROAD PLAN AMENDMENT

The above referenced Comprehensive Plan Amendment is within your district and is
scheduled for the Board of Supervisors' TUESDAY, OCTOBER 21, 2014 hearing.

REQUEST: To amend the Pima County Comprehensive Plan from Low Intensity
Urban 0.3 (LIU 0.3) to Medium Intensity Urban (MIU) for approximately
20.0 acres located on the north side of W. Hardy Road, approximately
600 feet east of N. Thornydale Road, in Section 20, Township 12 South,
Range 13 East, in the Northwest Subregion.

OWNERS: Signature Homes by Miramonte, LLC
Attn: Gerrie Grey
2942 E. River Road
Tucson, AZ 85718

AGENT: Projects International, Inc.,
Attn: Jim Portner
10836 E. Armada Lane
Tucson, AZ 85749-9460

DISTRICT: 1

STAFF CONTACT: David Petersen




PUBLIC COMMENT TO DATE: As of October 8, 2014, staff has received two letters in
opposition to the plan amendment and a protest petition with 11 signatures from
homeowners within the Hardydale Il subdivision. Two letters expressing concerns with
potential development impacts have also been received. Three people spoke in opposition
and one person spoke in support at the Planning and Zoning Commission hearing. The
Coalition for Sonoran Desert Protection submitted a letter recommending full compliance
with CLS natural area set-aside guidelines and stating support for the applicant’s proposal
for on-site conservation and off-site mitigation with policies pertaining to off-site mitigation.

PLANNING AND ZONING COMMISSION RECOMMENDATION: APPROVAL SUBJECT
TO REZONING POLICIES (7-0, Commissioners Neeley, Bain and Cook were absent).

STAFF RECOMMENDATION: APPROVAL SUBJECT TO REZONING POLICIES.

MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM: The subject property is
designated as Multiple Use Management Area overlaid entirely by Special Species
Management Area.

CP/DP/ar
Attachments



'PIMA COUNTY
DEVELOPMENT SERVICES

BOARD OF SUPERVISORS MEMORANDUM

Subject: Co7-14-02 Page 1 of 4

FOR OCTOBER 21, 2014 MEETING OF THE BOARD OF SUPERVISORS

TO: HONORABLE BOARD OF SUPERVISORS

FROM: Arlan M. Colton, Planning Director, é
Public Works-Development Serviceg Department-Planning Division

DATE: October 8, 2014

ADVERTISED ITEM FOR PUBLIC HEARING

COMPREHENSIVE PLAN AMENDMENT

Co7-14-02 SIGNATURE HOMES BY MIRAMONTE, LLC - W. HARDY ROAD PLAN
AMENDMENT
Request of Signature Homes by Miramonte, LLC, represented by Projects
International, Inc., to amend the Pima County Comprehensive Plan from
Low Intensity Urban 0.3 (LIU 0.3) to Medium Intensity Urban (MIU) for
approximately 20.0 acres located on the north side of W. Hardy Road,
approximately 600 feet east of N. Thornydale Road, in Section 20, Township
12 South, Range 13 East, in the Northwest Subregion. On motion, the
Planning and Zoning Commission voted 7-0 to recommend APPROVAL
SUBJECT TO REZONING POLICIES (Commissioners Bain, Cook and
Neeley were absent). Staff recommends APPROVAL SUBJECT TO
REZONING POLICIES.
(District 1)

Planning and Zoning Commission Public Hearing Summary (August 27, 2014)

Staff presented information from the staff report to the commission. Staff indicated that
two letters in opposition and two letters expressing concerns with potential development
impacts had been received. Issues cited include concern with increased traffic on Hardy
Road, the potential for two-story residential development, increased storm water drainage,
and buffering from adjacent subdivision development.
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A commissioner asked if the report recommendation for all CLS set-aside to be on-site
would occur (as a policy) for this amendment or (as a condition) at the time of the rezoning.
Staff indicated that this was the U.S. Fish and Wildlife Service’s recommendation reported
in the report. [f the Commission were inclined to require only on-site mitigation, then a
policy for that would be needed for the plan amendment.

A commissioner asked if this project could be done with only on-site mitigation. Staff
indicated that the policy could be recommended by the Commission, but whether the
project would work for the investors is a question for the applicant.

The applicant’s representative stated having listened to the previous case (Co7-14-01) with
similar issues that he would not rehash. He noted that the issue is infill. As the economy
has picked-up, homebuilders are revisiting these sites. We are at a decision point as to
infill with responsible and commensurate development or developing further out. His
clients want to develop similar to what exists while protecting CLS habitat. The entire
floodplain and Important Riparian Area of the Hardy Wash are proposed for preservation to
protect wildiife movement. Homes will be clustered away from the wash. The area being
considered for off-site mitigation will benefit an important corridor. At the neighborhood
meeting, some people were not happy, but others were okay with development, but want
input into the project design process.

A commissioner asked if the off-site mitigation property being considered was near the site.
The representative indicated that it was, but could not disclose the location yet for business
reasons. The owner of that site has been approached.

Three area residents spoke in opposition to the plan amendment request. They stated
concerns including increased traffic, two-story homes, need for timing the development
with Thornydale Road improvements, need to extend Hardy Road through to Shannon
Road, and the vague plans proposed by the applicant for up to 52 homes.

One area resident spoke in support of the proposed plan amendment. He knew the area
would eventually develop further and wants to be able to work with the developer. He
indicated that Hardy Road does back-up, but this could be solved with traffic light
adjustments. He said that schools have capacity and area infrastructure is in place. He
would rather see infill than development further out.

A representative for the Coalition for Sonoran Desert Protection indicated that this case
had similar issues to the last case (Co7-14-01), but the site was twice as big. She was
surprised that the site was not a Habitat Priority parcel. She noted the importance of Hardy
Wash as a habitat resource and cited efforts to preserve portions of the wash at other
locations. She agrees with the U.S. Fish and Wildlife Service's comments and would like
to see more conservation on site to buffer the wash. But the Coalition has signed-off on
off-site mitigation. She noted that the area was a breeding ground for the Cactus
Ferruginous Pygmy Owl, which has been de-listed, but is still covered by the county's
Habitat Conservation Plan. She asked for policies as stated in the Coalition's letter.
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The applicant’s representative noted that the nature of a comprehensive plan amendment
is non-specific and that the 52 homes mentioned was an example in conversation to
indicate the number of homes if density was four residences per acre (RAC). He indicated
willingness to work with neighbors at the time of the rezoning process if the plan
amendment is approved. The owner would like the opportunity for two-story homes as
may be dictated by buyer demand, but they would look to site these homes for least impact
to neighbors.

The representative responded to a commissioner's question by indicating that two-story
homes do not exist to the west in developments along Hardy Road, but do exist north and
south of the site. An area resident stated that that only 12 percent of homes in the vicinity
were two-stories.

A commissioner asked about the proposed density. The representative indicated the plan
was for three to four RAC.

The hearing was closed.

Commissioner Poulos made a motion to approve the plan amendment as recommended
by staff and including the policies recommended in the Coalition’s letter. Commissioner

Matter gave second.

The commission voted to APPROVE the plan amendment (7—0, Commissioners Neeley,
Bain and Cook were absent) with the following policies:

A. The preliminary development plan submitted with the rezoning application shall
demonstrate avoidance of the regulatory floodplain and Important Riparian Area
associated with the Hardy Wash.

Post-development floodplains shall be designated as Resource Transition.

|

C. The location of off-site mitigation properties should be within the same general
geographic region of the original project site.

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

Conservation Lands System (CLS) designations inclusive of 2004 Conservation

Bond Habitat Protection Priority designations;

2. Vegetation community type(s);

3. Habitat values for applicable CLS Special Species (e.g. breeding and dispersal);

4. Surface water or unigue landforms such as rock outcrops: and

5. Confribution to landscape connectivity.

—_




Co7-14-02 Page 4 of 4

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

CP/DP/ar
Attachments

c: Signature Homes by Miramonte, LLC, Attn: Gerrie Grey, 2942 E. River Road
Tucson, AZ 85718
Projects International, Inc., Attn: Jim Portner, 10836 E. Armada Lane
Tucson, AZ 85749-9460
Chris Poirier, Assistant Planning Director
Co7-14-02 File



2014 PLAN AMENDMENT PROGRAM

STAFF REPORT Development Services

HEARING DATE | August 27, 2014

CASE Co07-14-02 SIGNATURE HOMES BY MIRAMONTE, LLC — W. HARDY
ROAD PLAN AMENDMENT

SUBREGION Northwest

DISTRICT 1

LOCATION On the north side of W. Hardy Road, approximately 600 feet east of
N. Thornydale Road

REQUEST Low Intensity Urban 0.3 {LiU 0.3) to Medium Intensity Urban (MIU)
20.0 acres :

OWNERS Signature Homes by Miramonte, LLC

AGENT Jim Portner, Projects International, Inc.

APPLICANT’S STATED REASONS TO AMEND THE COMPREHENSIVE PLAN:

The following summarizes the applicant’s justification of the proposed plan amendment based upon
the attached narrative (Section |V of the plan amendment application, Reasons for Proposed
Amendment).

e “Existing residential subdivisions with CR-3, CR-4 and CR-5 zoning abut the site cn all four
boundaries.” While there remains SR zoning in the vicinity, “the area's trend toward
higher-density residential development is clear.” “The subject property represents an infill
opportunity that will integrate well within the established residential context.”

» “The project is envisioned as containing a single-family residential subdivision generally
similar in type, character and density to those which already exist immediately adjacent to
it on all four sides.”

+ The project is consistent with, or furthers, several Smart Growth Principles including mix of
land uses, use of compact building designs (locate units in a compact spatial
arrangement) providing efficient on-site infrastructure and preserving an open space
element valuable for wildlife and as an amenity, multi-modal transportation opportunity,
rational infrastructure expansion and improvements, and conservation of natural
resources.

» Regional Plan policies will be complied with or furthered inctuding those related to Land
Use Element {Cultural Heritage, Site Design and Housing), Public Services and Facilities
(Wastewater, Flood Control), Solar Energy Systems (Structure and Site Design,
Subdivision/Development  Design), Circulation Element (Timing/Concurrency,
Neighbeorhoods, Density and Land Use, Bikeways), Water Resources Element, Cpen
Space Element, and Environmental Element (Natural Resources/Conservation Lands

System).

Co7-14-02 P&Z Commission Hearing, August 27, 2014



+ The mitigation of the site’s Conservation Lands System designation of Multiple Use
Management, together with the CLS Special Species Management overlay and
Xeroriparian "C" areas will be approached by a “Framework Plan” that includes set-aside
of approximately seven acres of natural drainageway and habitat with supplemental off-site
mitigation coordinated with the Pima County Office of Sustainability and Conservation.

e The proposed development of a density-appropriate residential subdivision will be
consistent with the character of development in the area. Treatment of the project
perimeters adjacent to subdivisions will be given special care.

EXISTING ZONING/LAND USE
SR (Suburban Ranch) / Undeveloped

SURROUNDING LAND USE DESIGNATIONS
North Medium Intensity Urban (MIU), Low Intensity Urban 0.3 (LIU 0.3)

South MIU
East MIU, LIU 0.3 (Water Reservoir)
West MIU

SURROUNDING ZONING/EXISTING LAND USE

North CR-5 (Multiple Residence) / Residential Subdivision, SR {Suburban Ranch) /
Undeveloped
South Hardy Road / CR-5 / Residential Subdivision, SR / Undeveloped

East CR-4 (Mixed-Dwelling Type) / Residential Subdivision, SR / Water Reservoir
West CR-4 / Residential Subdivision, CR-3 (Single Residence) / Residential Subdivision

STAFF REPORT:

Staff recommends APPROVAL of the plan amendment from Low Intensity Urban 0.3 {(LIU 0.3) to
Medium Intensity Urban (MIU) for the 20-acre site subject to the following rezoning policy:

The preliminary development plan submitted with the rezoning application shall demonstrate
avoidance of the regulatory floodplain and Important Riparian Area associated with the

Hardy Wash.

Staff's recommendation is based on certain Growing Smarter Acts principles, suburban infill, plan
designation inconsistency, infrastructure and commercial service availability, and a strategy for
satisfaction of Masveen Marie Behan Conservation Lands System policies (CLS).

A plan amendment to MIU is justified, in part, per elements of the Growing Smarter Acts (compact
developiment, rational use of existing and planned infrastructure, and enhaiicenient of muii-modar
transportation opportunity). Relative to the Acts, there will also be conservation of natural resources
pertaining to proposed preservation of the Hardy Wash area represented as “Zone 2" on the
applicant's Framework Plan exhibit. Additional on- and/or off-site preservation of natural open
space is expected to occur as part of CLS policy compliance. Also, the subject site is an infill site
with respectto adjacent CR-3, CR-4, and CR-5 subdivision developments surrounding the site with
commensurate MIU plan designations. Additionally, the MIU designation on the undeveloped 30
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acres across Hardy Road at the southeast corner of the subject property was approved by the Board
of Supervisors on February 18, 2014,

This site and other undeveloped or lesser developed parcels in the vicinity were down-planned from
MIU as part of the 2001 Comprehensive Plan Update. The down-planning pertained to the area’s
inclusion in the Maeveen Marie Behan Conservation Lands System (CLS). The down-planning was
not an oversight, but did create an inconsistency in planned land use.

The site is relatively flat and consists of mostly undisturbed natural vegetation and a wash that has
Pima County Reguiated Riparian Habitat that is designated as Xeroriparian C. The CLS
designations are Multiple Use Management Area overlaid by Special Species Management Area.
With preservation of the wash and the stated intent of additional preservation on and/or offsite as to
satisfy CLS policy requirements, staff supports up-planning the site to allow infill development similar
o surrounding residential development.

The site is served by paved roads, sewer, and utilities. Thornydale Road, south of Cortaro Farms
Road has been improved and is operating below capacity in that direction. Thornydale Road, north
of Cortaro Farms Road is operating over capacity (capacity 16,700 average daily trips / current
count 18,300 ADT). However, capacity improvements extending to Linda Vista Boulevard (one mile
north of Hardy Road) are scheduled for the 2018-19 time period. Cortaro Farms Road a half-mile
south of the site has been improved east of Thornydale Road and is operating below capacity in that
direction. Cortaro Farms Road, west of Thornydale Road is operating over capacity for the mile-long
two-lane segment before returning to a divided four-lane cross section at Camino de Oeste (capacity
16,700 ADT / current count 20,721 ADT). However, capacity improvements are likely to begin in
2016 with alate 2017 completion date. These roadways have or will be receiving sidewaik and bike
lane improvements; however, unimproved arterial and major collector streets in the area typically do
not have sidewalks. Hardy Road is not a through street to the east and has no sidewalks outside of
subdivisions. A Sun Tran shuttle route exists along Thornydale Road. The density allowance of MIU

can further promote transit service.

The subject property is within the Pima County Regional Wastewater Reclamation Department
service area and is tributary to the Ina Road Wastewater Reclamation Facility via the Canada del
Oro Interceptor (CDO). Metropolitan Water reports that it will serve the site. Water conservation
within the development will be imperative as the water supplier does not currently have a renewable

supply source.

Commercial services are located within a three-quarter-mile driving distance at the intersection of
Thornydale Road and Cortaro Farms Road. Other commercial services are located within one mile.
Potential employment and office-type services are located very close at the intersection of
Thornydale Road and Hardy Road. The offices include a variety of businesses and services. A
plant nursery is also located nearby as is a veterinary hospital south of the nursery. Marana Unified
School District has schools in the vicinity and a charter school is located along Cortaro Farms Road

east of Thornydale Road.

The current SR zoning conforms to the LIU 0.3 plan designation. LIU 0.3 designates areas for low
density residential and other compatible uses at a maximum density of 0.3 residences per acre
(RAC) (or 1.2 RAC under the cluster subdivision option with 30 percent cluster open space plus 40
percent natural open space).

The requested MIU designates areas for a mix of medium density housing types and other
compatible uses. The maximum residential density is 10 RAC.
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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:
a. Implementation of the Growing Smarter Acts, with particular emphasis given to the
principles of smart growth, such as; (i) mixed use planning, (i) compact development,
(i)  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 set forth in the Regional Plan
Policies, Special Area Policies, and Rezoning Polices.
¢. 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 refated inequities in the plan, or to acknowledge significant
changes in a particular area since the adoption of the plan or pian updates. Annual
amendments are reviewed concurrently in order to analyze potential cumulative impacts.

Growing Smarter Acis

The plan amendment to the recommended higher intensity MIU plan designation can promote
Growing Smarter principles of compact development leading to rational use of existing and planned
infrastructure and to multi-modal transportation opportunities. MIU also provides limited mixed use
opportunity with the TR (Transitional) zoning option that allows office, health, and lodging-related
uses, however, the applicant has indicated that residential development similar to adjacent detached
residential subdivisions will be sought. Non-residential developmentis also less likely given that this
section of Hardy Road, east of Thornydale Road is not a through street and serves as a residential

collector.

There are CR-3, CR-4 and CR-5 residential subdivisions adjacent to or across the street from the
site with densities ranging from 2.8 to 4.3 residences per acre (RAC). Higher density infill over an
expanded area would potentially enable better bus service, which is currently limited to service along
Thornydale Road by Sun Shuttle Route 412. The shuttle currently provides very limited service with
stops at Cortaro Farms Road and Linda Vista Boulevard. Land Use Elfement Regional Pfan Policy
1.A.4.a calls for residential rezonings in MIU to be a minimum of five RAC, which is generally
recognized as sufficient to support bus service. The site’s potential density could be reduced if
significant undisturbed natural open space sel-aside is required on-site related to the CLS and Flood
Controf Important Riparian Area.)

However, this development site location and the pattern of most of the residential and commercial
development in the area are primarily auto-oriented. Commercial services are mostly segregated,
located at major intersections, and low-to medium density individual subdivision developments along
Hardy Road do not provide internal linkages between neighborhoods. Most employment opportunity
is outside the area and accessed by personal vehicles. Despite this, Arthur Pack Regional Park and
an office complex are located within a very short walking distance. A trail system within the park
starts at ihe intersection of Thornydale Road and Hardy Road.

As noted, some arterial road segments in the site’s vicinity are operating at or above capacity but

are scheduled for improvement. fdeally, the development of the subject site would be timed with the
scheduled road capacity improvements.
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Regional Plan Policies, Special Area Policies, and Rezoning Policies

Relative to Regional Plan Policies, the site it is not within a Growth Area as designated by the
comprehensive plan (Growth Area Element). Designated Growth Areas include the Flowing Wells
area, the area in the vicinity of Tucson International Airport, and the City of Tucson. However
growth continues in many areas outside of Growth Areas, including the area of the subject plan
amendment. The amendment site is arguably an "infill site” relative to the development pattern of
subdivisions that have emerged in the vicinity, including adjacent to the site. There is a stark
contrast between the undeveloped site's low density plan designation and zoning and the
surrounding medium density subdivisions. Although, there are stili large SR parcels and CR-1 lots
in the vicinity that maintain natural desert area.

Requested annual plan amendments that resuit in greater land use intensity potential do not, in and
of themselves, promote comprehensive plan policies. Applicable policies are applied at the
rezoning stage in the form of the applicant’s proposal and as rezoning conditions. On pages 3-7 of
the plan amendment application, the applicant cites some Regional Plan Policies that will be
complied with or furthered with the planned rezoning and subsequent residential development of the
site. Staff makes particular note of the applicant’s proposal to set-aside seven acres of existing
natural drainageway and habitat pertaining to the Hardy Wash which promotes various Regional
Plan Palicies including those related to: Site Planning and creation of sense of place in the Sonoran
Desert, Flood Control and maintenance of natural conditions and preservation of existing riparian
habitat, Subdivision Design and preservation of natural open space to reduce heat trapping
surfaces, Natural Waterbody Quality and maintenance of function and quality of watercourses, and
Conservation Lands System and preserving the contiguity of habitat (the wash is preserved within
adjacent subdivision developments).

There are no Special Area or Rezoning policies applicable to the site.

Conservation Lands System

The entire site is located within Multiple Use Management Area and Special Species Management
Area of the Maeveen Marie Behan Conservation Lands System (CLS). Comprehensive Plan
policies call for at least 66% percent and 80 percent of the total acreage of lands within the
respective designations to be conserved as undisturbed natural open space. The policies may be
met through a combination of on- and off-site conservation. In line with these policies, the applicant
states, "The Framework Plan.. .indicates the set-aside of approximately seven (7} acres of existing
natural drainageway and habitat toward compliance with the CLS. Supplemental mitigation areas to
satisfy the remaining CLS obligations will occur off-site {(and) be coordinated with the Pima County
Office of Sustainability and Conservation.”

The site has mostly undisturbed natural vegetation and a wash that has Pima County Regulated
Riparian Habitat that is designated as Xeroriparian C. However, it is mostly surrounded by CR-3,
CR-4, and CR-5 subdivision development. As noted, the natural watercourse proposed for
preservation is also preserved in adjacent subdivisions. Additional information is provided in the
Environmental Planning and U.S. Fish and Wildlife comments below.

Fulfillment of the Purpose of the Annual Plan Amendment Program

This site and other undeveloped or lesser developed parcels in the vicinity were down-planned from
MIU as part of the 2001 Comprehensive Plan Update. The down-planning pertained to the area’s
importance as natural habitat. The site was included in the Conservation Lands System. Excluding
this site, there were various appeals of the down-planning including Co7-02-12 and Co7-02-13 on
side-by-side parcels across Hardy Road at the southeast corner of the subject property, that were
denied by the Board of Supervisors in 2002. Staff and the commission also recommended denial.
MIU up-planning of side-by-side parcels (Co7-13-06), in addition to up-planning of three other sites
in the vicinity (Co7-13-03, Co7-13-04, and Co7-13-05), were approved by the Board of Supervisors
on February 18, 2014 {Board minutes attached).
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The down-planning was not an oversight, but did create an inconsistency in planned land use.
Development under the existing low-density SR zoning woulid likely resuit in retention of natural
open space, but this is not guaranteed, especialiy, for instance, if the property were to contain
horses or be developed as a church. An up-planning of the site leading to a rezoning would be
necessary in order to potentially implement CLS policies.

Regarding significant changes to the area since the 2001 Comprehensive Plan Update, there has
been incremental development and road improvements in the vicinity. An office compiex has been
constructed down the street at the intersection of Thornydale Road and Hardy Road. Within a
guarter-mile, a charter school has been established on the north side of Cortaro Farms Road and
135 casitas have been constructed on the south side of Cortaro Farms Road, west of Thornydale
Road; additional subdivision development has occurred on the south side of Cortaro Farms Roead,
east of Thornydale Road; Thornydaile Road has been improved south of Cortaro Farms Road; and
Cortaro Farms Road has been improved east of Thornydale Road. Pertaining to the larger area, the
cactus ferruginous pygmy owl has been delisted as an endangered species. ‘

AGENCY/DEPARTMENT COMMENTS:

Environmental Planning Comments (Office of Sustainability and Conservation):
The following summarizes the arrangement between OSC and DSD regarding environmental review
of comprehensive plan amendments within the Conservation Lands System (CLS):

A property specific environmental review will only be provided for any proposed amendment lying
within the CLS where the applicant disputes the application of CLS conservation guidelines.
Otherwise, all details of how the guidelines will be specifically applied to the site, including
identification of CLS set-aside areas, will be determined as part of the rezoning process when
information on the presence/absence and condition of natural resources as well as definitive
information on anticipated land uses is available.

As C07-14-02 is within CLS Multiple Use and Special Species Management Areas and the applicant
is not disputing application of CLS conservation guideline, it fits the above-described circumstances.
Therefore, detailed review and comment regarding how CLS guidelines will be applied and
determination of appropriate set-asides will not be provided at this time and will be deferred to such
time as when the amendment is approved and a subsequent rezoning application is submitted.

Notwithstanding the above, the following would likely be useful in consideration of the proposed
amendment:

« The 20-acre amendment site is in an area of Northwest Tucson that is transitioning from low
density residential uses (LIU 0.3, RT, SR zoning) to (MIU, CR-4 & CR-5 zoning); immediately
surrounding properties are designated MIU with CR-4 and CR-5 zoning.

¢ The amendment site does not occur within any CLS Critical Landscape Connection or any
wildlife linkage identified by Arizona Dept. of Transportation or Arizona Game and Fish Dept.

» 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.

« Lesserlong-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.

» Hardy Wash is a resource feature that has both on- and off-site importance; 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.
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» Disturbances to saguaro, ironwood trees, and agaves are regulated by DSD according to the
Native Plant Preservation Ordinance of Pima County Code Title 18.

¢ By definition, compliance with CLS conservation guidelines allows for set-asides to occur
either entirely on-site, entirely off-site, or a combination of on- and off-site.

e Arthur Pack Park, at approximately 650-700ft., is the only County-maintained conservation
open space within one mile of the amendment site.

Regional Flood Control District (Planning and Development}):

Pima County Regional Flood Control District (District) reviewed the subject request and submitted
comments which the applicant has responded to. Based upon the request and additional
information submitted we have the following comments:

¢ The Hardy Wash crosses the site. This regulatory watercourse has an Erosion Hazard
Setback (EHS) of 50’ and is maintained by Pima County immediately up and downstream of
the site.

» The Hardy Wash and one smaller wash located in the southwestern corner of the site have
Pima County Regulated Riparian Habitat (PCRRH) of habitat type Xeroriparian C associated
with them. The Hardy Wash habitat has also been given the overlying designation as
Important Riparian Area under the Conservation Lands System.

» Initially neither the wash nor the floodplain had been shown, the wash has been added and
the applicant has indicated that the floodplains associated with the Hardy Wash and the
small wash in the southwest corner have not yet been mapped. Given that, itis not known if
the small wash is regulatory. Note #2 has been added to the Framework Plan to indicate
that the floodplains and associated EHS’s will be provided at the time of rezoning.

As required by Resolution 2008-72, the following Water Supply Impact Review (WSIR) has been
conducted:

+ The site is within the Metro Water Company service area. The only option for using a
renewable supply would be increased use, by Metro, of the intertie with Tucson Water.

¢ Perthe ADWR Well Registry wells within % mile of the site had water level depths when
drilled between 250 and 350 feet. Per “Mason, Dale, 2014, Technical Memo to the Tucson
Groundwater Users Advisory Committee, Modeling results of the 2010 Supply and Demand
Assessment model projection, Arizona Depariment of Water Resources” between the years
2010 and 2025 groundwater depth is predicted to decline between 10to 30 feet and be 401-
500 feet below the surface by 2025.

» The site is within the area of 1 inch or less of subsidence as mapped by Pima County.

e The nearest Groundwater-Dependent Ecosystem is the perennial section of the Santa Cruz
River 2.75 miles away.

» The site is within the Tucson Hydrogeological Basin, and the depth to bedrock is 1,600-
3,200 feet.

* The WSIR finds that the project, with the information available at this time, is not expected to
have adverse impacts.

In conclusion the District has no objection subject to the following recommended rezoning policy. In
addition, for clarity the items described above should be corrected.
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The preliminary development plan submitted with the rezoning application shall demonstrate
avoidance of the regulatory floodplain and Important Riparian Area associated with the

Hardy Wash.

Department of Transportation:
This property has access from Hardy Road east of Thornydaie Road, and has approximately 650

feet of roadway frontage on Hardy Road. Hardy is a local collector street from Thornydale Road
east to Bottlebrush Lane with a varied right of way from 60 feet to 90 feet. Hardy is a two-lane,
county-maintained street that widens to three lanes at Thornydale. There is a traffic signal at the
intersection of Thornydale and Hardy. The posted speed is 35 mph. There are no existing traffic
counts for this segment of Hardy Road; however, the average daily trips (ADT) is low because of the
limited residential development with direct access to Hardy Road, and because Hardy Road does
not continue all the way through to Shannon Road. Pima County DOT will require a Right-of-Way
dedication of approximately 45 feet for this site should a rezoning be requested.

The most recent traffic count for Thornydale Road is 18,300 ADT. Thornydale Road is a scenic
major street with an existing and proposed right-of-way of 150 feet per the Major Streets and Scenic
Routes Plan. Thornydale has been improved to a four-lane divided roadway south of Cortaro Farms
Road. Thornydale adjacent to this project has a current capacity of 16,700 ADT and a posted speed
limit of 45 mph. Thornydale Road is currently served by SunShuttle Route 412, a neighborhood
transit service that provides service approximately every 80 minutes between 6 AM and 6 PM
Monday thru Friday and between 9 AM and 2 PM on Saturday.

Regional Wastewater Reclamation Department:
The Planning Section of the Pima County Regicnal Wastewater Reclamation Department

{(PCRWRD) has no objection to the proposed comprehensive plan amendment.

PCRWRD advises that no perscn shall construe any action by Pima County as a commitment to
provide sewer service to any new development within the plan amendment area until Pima County
executes an agreement with the owner/developer to that effect. By accepting this plan amendment,
the owner/developer acknowledges that adequate treatment and conveyance capacity to
accommodate this plan amendment in the downstream public sewerage system may not be
available when new development within the plan amendment area is fo occur, unless it is provided
by the owner/developer and other affected parties.

Environmental Quality Department:
The department has no objection to the proposed Plan Amendment request provided the property is
served by public or private sewer. On-site wastewater disposal shall not be allowed.

The Department’s Air Quality Control District requires that air quality activity permits be secured by
the developer or prime contractor before constructing, operating or engaging in an activity, which
may cause or contribute to air poliution.

Cultural Resources & Historic Preservation:
The subject property is located in a high sensitivity archaeological zone (SDCP) and near an

archaedclogical site.
The following will be a condition of any rezoning:

Prior to ground modifying activiies by the property owner/developer, an on-the-ground
archaeological and historic sites survey shall be conducted on the subject property, and submitted to
Pima County for review. A cultural resources mitigation ptan for any identified archaeoclogical and
historic sites on the subject property shall be submitted to Pima County 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 li grading permit will be reviewed
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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:
NRPR has no objection to the proposed plan amendment.

United States Fish and Wildlife Service:
Description of species impacted, concerns and suggested mitigation measures:

The species potentially impacted is the lesser long-nosed bat (Leptonycteris curasoae
yerbabuenae), an endangered species listed under the Endangered Species Act, and the cactus
ferruginous pygmy-ow! (Glaucidium brasilianumcactorum), a species formerly listed under the
Endangered Species Act and a species covered under Pima County's Multi-Species Conservation
Plan. The proposed amendment occurs in an area where lesser long-nosed bats have been
documented foraging and moving between roosts and foraging areas. If is our recommendation
that, if there are saguaros or agaves occurring within the parcel, that they be preserved in place or
salvaged and replanted within the parcels. By so doing, there should be no net loss of lesser long-
nosed bat forage resources. Lesser long-nosed bats also use washes as travei corridors between
roost sites and forage areas, and among forage areas. We strongly recommend that the Zone 2
area of this proposed project be conserved to maintain the wash area with an appropriately large

buffer area.

With regard to the pygmy-owil, this parcel occurs in an area which has been historically occupied by
pyamy-owls for nesting and dispersal and movement through NW Tucson. Again, we strongly urge
the County to have the developer conserve the entire area of Zone 2 to protect the wash and
pygmy-owl movement corridor and to reduce impacts to and facilitate movement by pygmy-owls.
The pygmy-owl is a 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 the Comprehensive Plan amendment is granted, with no more than 20% of the parcel
developed and the remaining 80% configured as natural open space in a way that maintains habitat
conhnectivity through this area. We recommend that this parcel complies with the CLS guidelines for
the special species management designation.

Metropolitan Water:
Metropolitan Domestic Water Improvement District reports no objection to the proposed plan
amendment and that the subject site is located within its service area and that water will be supplied

upon demand.

Marana Unified School District:
Our schools are stiil positioned to handle the growth that could be caused by the plan amendments

being considered.

Mountain Vista Fire District:
Mountain Vista Fire District did not respond to a request for comments. However, comments dated
July 25, 2013 for a similar plan amendment, Co7-13-08, located across Hardy Road at the southeast

corner of the subject property were as follows:

1. The Mountain Vista Fire District has no objections to the amendment at this time.

2. Asthe development continues into the plan stage, the applicant will need to submit plans to
our fire prevention department for review of fire code compliance. This review will cover fire
flow and fire hydrant requirements, fire department access, fire sprinklers and all other
applicable fire code requirements. This project falls within the boundaries of the Mountain
Vista Fire District.

3. This project is served by the Mountain Vista Fire District Station 620 which is located at 9310
N. Shannon Road.
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Sun Tran:
To date, staff has not received a response to a request for comments.

Tucson Electric Power Company:
To date, staff has not received a response to a request for comments.

PUBLIC COMMENTS:

As of the writing of this report, staff has received two public comment letters submitted by the
applicant that were received at the applicant’s voluntary neighborhood meeting. The letters are
attached. The letters express concern with increased traffic on Hardy Road, the potential for two-
story residential development, increased storm water drainage, and buffering from their adjacent
subdivision. The applicant has also provided an attached synopsis of the meeting. Staff has also
received at least one phone call from a neighboring resident who expressed concerns with
increased traffic and flooding. A notice of the hearings for this amendment request has been sent to
property owners of record within 1,000 feet of the amendment site.

Respectfully Submitted,

A Y

-

avid Petersen. AICP
Senior Planner

c: Signature Homes by Miramonte, LLC, Attn: Gerrie Grey, 2942 E. River Road, Tucson, AZ 85718
Projects International, Inc., Attn: Jim Portner, 10836 E. Armada Lane, Tucson, AZ 85749-9460
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Planned Land Use and Notice Area

Arthur
Pack
Park

RT

W OVERTON RD

T

NTHORNYDALE RD

1U-0:3—

W. Hardy RD 1=
( s —y L
[ “, ) |
| e
EMI_U ] y MIU
oA
0 320 840 1,280 Feet N
ISR SN N (N SN NN N M | mAmendment Area i"_:i 1,000" Notice Area

Taxcode:
225-02-029C

Co7-14-02 SIGNATURE HOMES BY MIRAMONTE, LLC -
W. HARDY ROAD PLAN AMENDMENT

Request:

Low Intensity Urban 0.3 (LIU-0.3) to
Medium Intensity Urban (MIU) 20.0 Acres +/-
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Low Intensity Urban
(Low iIntensity Urban 3.0, 1.2, 0.5, and 0.3)
a. Purpose: To designate areas for low density residential and other compatible uses; to
provide incentives for clustering residential development and providing natural open
space; and to provide opportunities for a mix of housing types throughout the region.

b. Residential Gross Density; Only land area zoned and planned for residential use, or
natural or cluster open space areas, shall be included in gross density calculations.
Natural and cluster open space shall be defined as set forth in Section 18.09.040B,
except that cluster open space shall not include land developed under the GC Golf
Course Zone. Projects utilizing any of the cluster options set forth in this section shall
conform with the provisions of Section 18.09.040 Cluster Development Option.
Residential gross density shall conform with the following:

Low Intensity Urban 0.3

‘LIU-0.3’ or ‘C-0.3’ on the Land Use Plan Maps

(a) Minimum - (none)

(b) Maximum - 0.3 RAC. The maximum gross density may be increased in accordance
with the following cluster options:

(i) Gross density of 0.7 RAC with 30 percent cluster open space, plus 20 percent
natural open space, or

(i) Gross density of 1.2 RAC with 30 percent cluster open space, plus 40
percent natural open space.

(c) Residential Gross Densities for Developments Using Transfer of Development
Rights (TDR’s): Projects within designated Receiving Areas utilizing TDR's for
development (refer to Chapter 18.92 of the Zoning Code) shall conform to the
following density requirements:

(i) Minimum (none)
(iiy Maximum 0.3 RAC.
(i The maximum gross density may be increased in accordance with the
following cluster option:
(1) Gross density of 0.7 RAC with 30 percent cluster open space plus 30
percent natural open space.
¢. Zoning Districts
2) Within Low Intensity Urban 0.5 and Low Intensity Urban 0.3, cnly the foliowing
zoning districts shall be deemed in conformance with the land use plan, except as
provided for under the Major Resort Community designation, Section 18.89.030C plan
policies, or Section 18.90.030E specific plans:

(@) GC Golf Course Zone

(b) SR Suburban Ranch Zone

{c) SR-2 Suburban Ranch Estate Zone

(d) SH Suburban Homestead Zone

{e) CR-1 Single Residence Zone

) CR-2 Single Residence Zone

(@) CR-3 Single Residence Zone

(h) MR Major Resort Zone

(3) Open Space Standards for MR Major Resort Zone: In Low Intensity Urban 1.2, 0.5,
and 0.3, the following minimum open space requirements shall apply within areas
rezoned MR Major Resort Zone. Open space for purposes of these requirements shall
be natural open space.

(a) Low Intensity Urban 1.2 - 15 percent.
(b} Low Intensity Urban 0.5 - 20 percent.
(¢) Low Intensity Urban 0.3 - 30 percent.



Medium Intensity Urban
‘MIU’ or ‘D’ on the Land Use Plan Maps

a.

Purpose: To designate areas for a mix of medium density housing types and other
compatible uses.

Objective: These areas provide an opportunity for a variety of residential types, including
cluster option developments, and single family attached dwellings. Special attention
should be given in site design to assure that uses are compatible with adjacent lower
density residential uses.

Residential Gross Density: Only land area zoned and planned for residential use, or
natural or cluster open space areas, shall be included in gross density calculations.
Natural and cluster open space shall be defined as set forth in Section 18.09.040B,
except that cluster open space shall not include iand developed under the GC Golf
Course Zone. Residential gross density shali conform with the following:

1) Minimum - none
2) Maximum - 10 RAC

Residential Gross Densities for Developments Using Transfer of Development Rights
(TDR's). Projects within designated Receiving Areas utilizing TDR’s for development
(refer to Chapter 18.92 of the Zoning Code) shall conform to the following density
requirements, however the Board of Supervisors, on appeal at public hearing, may
modify the required minimum density if environmental site constraints preclude the ability
to achieve the minimum density.

1) Minimum - 3 RAC
2) Maximum - 5 RAC

Zoning Districts: Only the following zoning districts shall be deemed in conformance with
the land use plan, except as provided for under the Major Resort Community
designation, Section 18.89.030C plan policies, or Section 18.90.030E specific plans:

1} GC Golf Course Zone

2) CR-1Single Residence Zone

3) CR-2 Single Residence Zone

4) CR-3 Singie Residence Zone

5) SH Suburban Homestead Zone

6) CR-4 Mixed-Dwelling Type Zone

7) CR-5 Multiple Residence Zone

8) CMH-1 County Manufactured and Mobile Home-1 Zone
9) CMH-2 County Manufactured and Mobile Home-2 Zone
10) MR Major Resort Zone

11) TR Transitional Zone



o2y pestra)]

d'qd sz NIN 9 NI :1S3INOFY LINIWANINY NV 1d IAISNIHIHINOD
: (0711 ‘sewoH sjuoweny Ag sewoy ainjeubis Anug diysiaumQ)

SOUOL] UMD AT

S¥O§

U] “TYNOLLVNYAIN] SID3[0¥g

I2umQ I0] Juaby ‘rourrod urf

“(pdeq 5°0) eaIe Moy 198Ys pajeubisap YINT4

“UoNEAIISIO)
pue Ajigeureisng jo 10 Auno) ewy A YA UOREUIPIO> Ul UORERRNY FS-Y0 ATEMS YA
Jaipafo ‘seale apise-1as U0 i paysidworse 3 o3 duegdwey (§7)) walsks spuY uoneaiIsuD) -

W ouppIng vonewawrdw| pue sprepuess uonedty seuqey ueuedry pateinday,

5,@44)d Y 2xuepione v ved uoneBnIu yeuqey veuedu pasosdde ve yum uomunfuod ul auop ag

[ spioysaitp panoadde saro uoedypow yans Auy Buuozal jo awn ayr Je paulIIIp 3q M. Sip

‘] uoT i payeao] JENqey paeindai ), weUeduosdy a jo uoREIYIPOW aAoAUl Kew udisap feuty

ST) 242 Aq paysiqeIss ploysay) UORBAISALY %456 AL YUM BUEPIONIE U] WNWIUNY € Je ‘parean aq
14 2 [ T 3uoF uipu yeugey paigpndas 3, ueueduosy pue (yyl) ealy weuedy wenodw) 51y Ay p

-aqssod se Ajpides

se sadpa 1pafoad aip w sarEY Aniew ® 3R o} se 05 SedudPISR Tumsixa ayy o) Juarelpe siagng
smawad paloid own Auewnd pauepdsuen aq | suawpads qruys pue san LIISIP-2ANEU padepes ¢

“Buwozas umny jo awn 1e papuoid (4a4) welqg wawdoprsg

Areunuaig pue siseuy 2y sy w payjesap aq [ pue uBisap [euly jo swn Ay I8 paulLLAIp aq

[l saduapisas Sunsixa ayy o3 Jusdelpe uonednuw pue Suuayng ap Jo SrERq "N0] enuapisas Sunsie
singe wawdopasp [enuapisas pasodosd auy anasym papiord ag [ siapiog padeaspue| pasveyuy -7
“peoy Apizy woy Auo ndo Uk aNs I wouy pue 01 SSANE JeMIRY |

S310N TVH3INT

Syiea wewsapad Joj Jno Aew dueqmsp
wos “uEdwod §7) [0 Speao) TR uomEBnNu ays-uo Joj sapiaoad o auog S| TeNgey patejnda
wJu VeRduosay 9 (yy]) eary vewedry Jueniodw) (57)) wansks spue] uopeasssuoy parenosse s pue

ysep Apsey Bunsie ay aniasad o) pue Anuawe pue sagng axeds uado ue arean o) se oS padopaaapun
Yol 2q 0 eare sty)  vomeSnyy §7) aug-ug pue aveds uadg ‘easy sBeureiq ansey Sunsig o7 sueg
WaldojaAap pue Su0zas Uniny Jo W AU B AMARIIYIEW 2q 0) 30k Pnpoid pue wioy

ey “Auadoid ayy Buipunowns suoiswpgns [enuspisa Apuwep-ajduis Sunsia o3 e Affeisuad Aysuap
pue a0k 2y Jo SISN [eRUIPISAL O} PAEPAP BAE Iy uauodwo) [eRudpsdy Apweg-afurg o auo

SNOILdIIOS30a INOZ

S9UOZ USaM]aq UONIBULOD) LELYSSPad [ERUSl0d

(uoneoor [enydasuc))
198215 Jljang 0} $S900Y
ysem Apiey e "

Py
/xoxox w)

(eausy ueuedry Juepodwi-uon) 0, ueueduoiay Lowxw”

.J. Ueueduoiey
Buifpapun uum eery ueuedry JuEpOdWw] ST JO SHWIT

1senbay Juswpuawy
ueld 102{qng jo Arepunog EEE B B L

N\EREN

B Uim pajeoo| ale seiuadosd Buipunouns [eianss pue Auadoid walgng L
*S310N

NV1d AHOMINVHA
o w ﬂﬁou.omm @M..Mumua *Buluozas Jo aw Je Jn220 |Im (SHI) SHoeqIeg
mﬁqﬁgﬁmm " plezeH uolsoi3 pajeloosse pue sulejdpooy Auojeinbai jo Buiddew jeuiy 00z ool 0 001
"ONI “TYNOLLYNNILNI SLoI[0¥d ‘paddew usaq Jou aney Apadoud aigns ayy ybnouy) suiejdpooy fuoje|nbay -z —

>
IEIIRRAS
RIS
038 0Le 920 %50
CISAISI A
:xmkxfm.

vatels




SNOILYNDIS3a
NV1d SAISNIHIAJINOD

NIA 91 NIT *1S3ND3IY LINJWANINY NY1d JAISNIHITAJNOD
(D717 ‘sewoy syuoweny Aq sawoH ainyeubis Ajug diysisumQ)

SIOUIOF] 2pUOWD AT

DTVSLIAUKRY YIS

S¥9 §

Wa

1SNNOD P ATIATY TvDO1
$ISSIDOOYL LNIWIILILNG

ADNVAIND DIDIIVNIS

U] “TYNOLLYNYALN] S103[04]

L160-0S8 028
6¥158 YNOZIMY ‘NOSOMNL
INY'T YAOYINEY "I 9€801
"ONI “TYNOLLYNYALNI S1OI[0dd
IsumQ 10] Juaby ‘zewmiod uIr[

009 00¢ 0 0o¢

(sape
0z 21u3) NIW ‘uoneubisaq pajsenbey -z
£°0-NI7 :uoneubisaq uelq
anisuayaidwo) Bunsixg Apadosd walgng |

‘S310N

uonisuel | 32JN0SaY — 1Y

£°0 uequn Asuajul Mo = ¢°0-NI

'L uequn Ausuajul mo = Z' LN

ueqin Ayisuaiul wnipaly — NIN

£€°0-Nnin

IAINODLLT

ATVAOUTTL

[ | e

Lt d

1 3

uequn Aysusiu| YbiH wnipay — NIHW

[
=
[
[
[

123U AARDY POOYIOqUBIBN — DVN

13jusD AAROY ANUNWWOD - DD

1senbay Juswpuawy
ue|d 19algng Jo Atepunog -
EmE

aN3O3T

£°0-niN




i maen. ) 18 2 o RISERY 5 RNl

T

T

E[8la

IMPORTANT RIPARIAN AREA

i g

SR

&
[
[72]
>=
o
(2}
%
=
o
&
14
L
7]
=z
o]
Q

MULTIPLE USE MANAGEMENT AREA &




\\\\\\

A BRESESTRRNGE. T
| §\ x\\% LR
\\:\\\\\\\\ \\\§§§§§§\\\W\ \
[ Q: \

\\\\\\\\\\\\\\\%
\\\\\ \%\\\\\\\\\\\\\\\\\\

\\\ &

\\\\\'\
Y NNNS \\\\\\
\ N
M
N e
Y Y \\\
N
NSSN X SRR <
\Q\\ N\ S
\\\ N NN ) e
NANNN I SNYNNIAN 2 &
AN AN NNAN N N £
:Q AN L NVAN AN NN 3 3=
% A N N NN ?

%//

CONSERVATION LANDS SYSTEM
SPECIAL SPECIES MANAGEMENT AREA

Z

%
,té
%

%

7

%9/17
-

141 x 4,



m PIMA COUNTY COMPREHENSIVE PLAN SRS
M 2014 PLAN AMENDMENT PROGRAM ?j &g
( Application o s

PIMA COUNTY

DEVELOPMENT SERVICES

SECTIONI. OWNER/APPLICANT INFORMATION

Signature Homes by Miramonte Homes, LLC

PROPERTY OWNER(S):
DAYTIME PHONE: 520.615.8900 Ext. 14 FAX: None
ADDRESS: Miramonte Homes, Attn: Ms. Gerrie Gray

85718 E-MAIL: GGray@miramontehomes.com

Tucson, AZ
Jim Portner, Projects International, Inc.

FAX: 520.850.0917

2942 E. River Road

APPLICANT (if other than owner):

DAYTIME PHONE: 520.850.0917
ADDRESS: 10836 E. Armada Lane
85749-9460

E-MAIL Jjportner@projectsintl.com

Tucson, AZ

SECTIONIl. AMENDMENT REQUEST INFORMATION
225-02-029c¢

TAX CODE NO(S):

TOTAL ACRES: 20.0 AC

GENERAL PROPERTY LOCATION: ©On north side of Hardy Road, 1/4 mile east of
Thornydale Road

1

COMPREHENSIVE PLAN SUBREGION(S): __ Northwest
ZONING BASEMAP(S): __ (&l BOARD OF SUPERVISORS DISTRICT(S):
SR

CURRENT/CONDITIONAL ZONING:
Vacant Land

EXISTING LAND USE:
CURRENT PLAN DESIGNATION(S) AND ACREAGE(S): _ LIU 0.3

MIU

REQUESTED PLAN DESIGNATION(S) AND ACREAGE(S):

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

PROPERTY:
NONE

6
Plan Amendment Application Packet

2014 Pima County Comprehensive Plan Amendment Program
Pima County Development Services Department — Planning Division, 201 N. Stone Avenue, 2™ Floor, Tucson, Arizona 85701 Phone: 520-724-9000



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

NONE

SECTIONIl. SURROUNDING PROPERTIES INFORMATION *** Also see Exhibits provided #***
CURRENT PLANNED LAND USE DESIGNATIONS OF SURROUNDING PROPERTIES {within 500

feet):
NORTH; MIU SOUTH: MIU
EAST: MIU WEST: MIU

EXISTING USES OF SURROUNDING PROPERTIES (within 500 feet):

NORTH: Developed SFR subdivision
SOUTH: Developed SFR Subdivision
EAST: Developed SFR subdivision
WEST: Developed SFR subdivision

EXISTING AND CONDITIONAL ZONING OF SURROUNDING PROPERTIES (within 500 feet):
NORTH: CR-5 SOUTH: CR-5
EAST: CR-4 WEST: CR-3 & CR-4

SECTION IV. REASONS FOR PROPOSED AMENDMENT

Please refer to Section I{F) of the Application Process Requirements document. Explain why you
think one or more of the reasons described in Section [(F) support your Plan Amendment request.
Attach additional page(s), if necessary.

See Section IV attachment.

“

2014 Pima Countly Comprehensive Plan Amendment Program Plan Amendment Application Packet
Pima County Development Services Departmant — Planning Division, 201 N. Stone Avanue, 2% Floor, Tucson, Arizona 85701 Phone: 520-724-9000



SECTION VI. SUBMITTALS

THE EOLLOWING ITEMS MUST BE INCLUDED IN THE APPLICATION:
Site map - refer to Section I(E) of this application form for requirements.
D/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
E/ officers (if applicable).
Q/PDF files of application materials, if applicable.
L;’/Additional materials, if any
Processing Fee (See attached Comprehensive Plan Amendment Fee Schedule Summary).

SECTION Vil.

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

: /) ' 04/25/14
SIGNATURE oir APPLICANT DATE

Jim Portner

NAME OF APPLICANT - PRINTED
Projects International, Inc.
10836 E. Armada Lane
Tucson, AZ  85749-9460

10

2014 Pima County Comprehensive Plan Amendment Program ” Plan Amendment Application Packet
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MIRAMONTE
HOME S

April 18, 2014

Mr. David Petersen
Planning Section
PIMA COUNTY DEVELOPMENT SERVICES DEPARTMENT

201 N. Stone Avenue — 2" Floor
Tucson, AZ 85701

RE: LETTER OF AUTHORIZATION
Application for Comprehensive Plan Amendment

Dear Mr. Petersen:
| hereby authorize Mr. Jim Portner of Projects International, Inc. to serve as our agent in applying for
and processing an amendment to the Pima County Comprehensive Plan for our 20-acre parcel

located on Hardy Road east of Thornydale Road (Assessor’s tax parcel No. 225-02-029C).

The following individuals comprise Signature Homes by Miramonte Homes, LLC: Miramonte Equities,
LLC, whose managers are Christopher L. Kemmerly and Stephen E. Quinlan.

Please contact me should you have any questions.

Sincerely,

v
Christopher L. Kemmerly, Manager
Signature Homes by Miramonte Homes, LLC

APR 2 8 2014

P~

2492 E. River Road, Suite 100 Tucson, AZ 85718 Phone: 520.615.8900 Fax: 520.615.8902
www.miramontehomes.com



Comprehensive Plan Amendment Application -- Section IV Attachment

SECTION 1V,
REASONS FOR PROPOSED AMENDMENT

1. Location and General Nature of Request

Signature Homes by Miramonte, LLC is seeking a comprehensive plan amendment
for its 20-acre property located on the north side of Hardy Road, approximately six
hundred feet (600’) east of Thornydale Road. Thornydale Road is a three-lane
uncurbed roadway (with continuous center left-turn lane), while Hardy Road is a
two-lane facility that is uncurbed and which terminates approximately % mile east
of the subject property.

From a land use perspective, the site is located within an established and expanding
residential context. Existing residential subdivisions with CR-3, CR-4 and CR-5
zoning abut the site on all four of its boundaries Within a few hundred feet of the
: i S e site’s southwest corner is the
| CB-1 zoned Sunnyvale Office
st Plaza. Abutting the site’s
southeast corner is an existing
reservoir operated by the
Metropolitan Water District.
While an undeveloped,
remnant SR-zoned parcel
touches the property’s
northwest corner and while
unsubdivided SR residences
still exist further to the east, the area’s trend toward higher-density residential
development is clear. This mix of established residential and non-residential land
uses is easily discerned on the aerial photo and context exhibit provided with this
comprehensive plan application.

With the above in mind, the subject property represents an infill opportunity that
will integrate well within the established residential context. The project is
envisioned as containing a single-family residential subdivision generally similar in
type, character and density to those which already exist immediately adjacent to it
on all four sides. While perhaps an even higher-density residential product might
be justifiable from a variety of regional planning and multi-modal transportation
perspectives, it is believed that the need to respect the adjacent, established
residential subdivisions is appropriate in this particular case, thereby making an
essential match of the existing density range the more intelligent approach.

Twenty (20) Acres on Hardy Road east of Thornydale Road
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2, Requested Comprehensive Plan Designation

The requested comprehensive plan designation for this entire property is a Medium
Intensity Urban (M1U), which will accommodate the envisioned residential use
described above. This designation is consistent with that of the existing
subdivisions surrounding the project site.

3. Reasons for Plan Amendment Request

As mentioned above, the site is envisioned as ultimately being a single-family
residential use of a density that is generally similar to those already surrounding the
site. This land use is justified in light of the residential context emerging
throughout the larger region and the four residential subdivisions that area already
immediately adjacent to the site. This approach conforms with a variety of land
planning principles, as discussed below, and represents an appropriate infil}
development.

a. Implementation of Growing Smarter Act

The proposed plan amendment is consistent with, or furthers, several of the
Smart Growth Principles as identified by the Smart Growth Network (SGN).
These are individually discussed below:

Mix of Land Uses

Given the emerging urbanization trend in the larger area and taking into
account the property’s immediate context, the site is best developed asa
residential subdivision that fits with its immediate neighbors. The larger
Growing Smarter objective of a “mix of land uses” is still served, even under
this approach, when the larger context is considered, in that same already
contains residential, office, a regional public park & golf course, and private-
preserve land uses. With proper design, the proposed residential
subdivision will integrate well with this established context and its existing
residential neighbors on all sides.

Take Advanta f Compact Building Designs

The project will locate its proposed single-family residential units in a
compact spatial arrangement that affords the opportunity for efficient on-
site infrastructure while, at the same time, establishing an important open
space element that is valuable from a preservation, wildlife and amenity
perspective. Towards this end, the existing segment of Hardy Wash through
the northern portion of the property, together with its associated CLS
Important Riparian Area (IRA) and Xeroriparian “C” regulated habitat, will
meet, at a minimum, the 95% preservation threshold established by the CLS.

Twenty (20) Acres on Hardy Road east of Thornydale Road
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Multi-Modal Transportation Opportunities

An expansion of residential development throughout the area will
contribute to larger regional opportunities for multi-modal transportation,
The Thornydale Road corridor functions as an important north-south
transportation artery and is suitable for future expansion of the existing
bicycle routes and public transit. Hardy Road will always remain, on the
other hand, a minor or secondary arterial,

Rational Infrastructure Expansion and Improvements

The proposed plan amendment adheres to this principle. Intelligent and
efficient growth demands the intelligent and efficient use of established
infrastructure. The proposed plan amendment site represents an important
infill opportunity that will be held accountable for suitably paying its fair-
share contribution toward whatever improvements are deemed necessary
to Hardy Road by the Pima County Department of Transportation.

Conservation of Natural Resources

The plan amendment site falls within the Multiple Use Management Area
(MUMA) classification of the Conservation Lands System (CLS} and is also
subject to its Special-Species Management overlay, thereby increasing the
CLS's established conservation and mitigation thresholds. The site also
contains a segment of the Hardy Wash, with its associated Xeroriparian “C”
regulated habitat and CLS Important Riparian Area (IRA); these will be
treated, at a minimum, in accordance with the 95% preservation threshold
established by the CLS.

Going forward, the site’s final development program will be promulgated in
consultation with Pima County Office of Sustainability & Conservation staff,
as well as key private stakeholders, so as to achieve a development concept
that satisfies the property owner’s objectives while also recognizing
applicable CLS policies, the latter of which will be achieved through on-site
set-asides and supplemental off-site mitigation.

The CLS topic is discussed further below in Section 3.b (Open Space Element,
Environmental Element) and Section 3.f (Compatibility with Conservation
Lands System],

b. Implementation of Comprehensive Plan Policies, etc,

This proposed plan amendment complies with or furthers the County’s
Regional Plan {“RP"} policies as discussed below. The pertinent RP
policies are contained in the following elements: Land Use, Public Services
and Facilities, Solar Energy Systems, Circulation, Water Resources, Growth
Area, and Environmental.  All are discussed below.

Twenty (20) Acres on Hardy Road east of Thornydale Road
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Land Use Element

Cultural Heritage (RP 1.B; p. 4). While the trend toward residential
development in the surrounding area is clear, important public and private
cultural elements exist in the immediate area. These would include the
Tucson Audubon Society and Arthur Pack Regional Park and Golf Course,
That being said, no site-specific buffering, mitigation requirements, or
operational parameters as necessary with the subject property to
appropriately protect these resources.

Site Design and Housing. 'With respect to site planning, the Project will
provide appropriate on-site buffering and screening and be of a human scale
that visually integrates well into the established residential neighborhoods
abutting the subject property on all sides (RP 1.C.1.a, b & ¢, p.15}). With
respect to compact development, the Project will promote density-
appropriate residential infill development adjacent to established, similar
uses {RP 1.C.2, p.15). The proposed Project will generally conform with the
established density and character of the adjacent/existing subdivisions,
while also establishing a large open space buffer where the Hardy Wash
traverses the northern portion of the property, This Wash, together with
its associated Xeroriparian “C” regulated habitat and CLS Important
Riparian Area (IRA), will be treated, at a minimum, in accordance with the
95% preservation threshold established by the CLS.

Public Services and Facilities

Wastewater Policies. With respect to sewer line infrastructure, the Project
will connect to existing wastewater conveyance infrastructure already in
place. Extensions of the public system into and throughout the subject
property will be funded exclusively on a private basis and meet all
applicable design, access, and construction parameters of the Pima County
Regional Wastewater Reclamation Department. Concurrency and capacity
will be suitably verified at the time of future rezoning (RP 1.D.1, p.16).

Flood Control Policies. All surface drainage and hydrologic design will
proceed in full conformance and coordination with the Pima County
Regional Flood Control District (PCRFCD). Any disturbance to the existing
Hardy Wash Xeroriparian “C” regulated habitat and overlaying CLS
Important Riparian Area (IRA) for pedestrian crossings, etc. will proceed in
close coordination with RFCD staff and the Pima County Office of
Sustainability and Conservation. These resources will be treated, at a
minimum, in accordance with the 95% preservation threshold as
established by the CLS {RP 1.D.2, p.17).

Twenty (20) Acres on Hardy Road east of Thornydale Road
Comprehensive Plan Amendment Request from LIU to MIU



Comprehensive Plan Amendment Application -- Section IV Attachment

Solar Energy Systems

Structure and Site Design. East-west building orientation will be an
objective, together with the placement of long-axis building frontages in
arrangements that will optimize their solar exposure during

winter months and reduce their summertime exposure. Alternative, cost-
effective roof treatments and coatings will be evaluated to maximize
reflectance, temperature control, and interior energy efficiency (RP 1.E.1,

p.19).

Subdivision/Development Design, This residential use will be designed in a
compact format so as to concentrate the project’s developed area and
maximize the preservation of undisturbed open space. Landscape elements
will be clustered into grouped tree plantings, as oppoesed to systematically
rowed in “orchard” fashion, so as to enhance shading, reduce surface
heating, and optimize aesthetics. Landscape and pedestrian areas will
emphasize the provision of shade to create usable outdeor spaces; the
existing Hardy Wash on the site, with its associated Xeroriparian “C”
regulated habitat and CLS Important Riparian Area ([RA), will represent a
priority preservation element so as to counter-balance newly introduced
paved surfaces (RP 1.E.2, p.20).

Circulation Element

Timing/Concurrency. Existing or planned transportation infrastructure
necessary to serve the plan amendment is in place. Hardy Road is an
uncurbed street that will likely need some measure of improvement to
support the planned residential subdivision. Concurrency requirements for
this segment of Hardy Road along the project’s frontage will be evaluated in
detail at the time of rezoning by the Pima County Department of
Transportation (PCDOT); improvements to Hardy Road as necessary to
serve the specific needs of the proposed development will be completed at
developer expense (RP 2.4, p.22). Any such project-specific improvements
will be coordinated with the Pima County Department of Transportation and
any improvements resulting in capacity enhancements to the regional
transportation system will be evaluated for potential impact fee credits.

A major street improvement project to nearby Thornydale Road is already
planned and funded by the Regional Transportation Authority {RTA). This
project will entirely reconstruct Thornydale Road into a four-lane, divided
facility with curbs, bike lanes, medians, sidewalks, and landscaping. The
timing of the project has not yet been finalized by PCDOT and the RTA.

Neighborhoods. New traffic generated by the proposed plan amendment
site will be routed directly to Hardy Road and not through any adjacent
neighhorhood (RP 2.C, p.22).

Twenty (20) Acres on Hardy Road east of Thornydale Road
Comprehensive Plan Amendment Request from LIU to MIU



Comprehensive Plan Amendment Application -- Section IV Attachment

Density and Land Use. The project will promote a density-appropriate
residential use along an established public roadway that will be suitably
improved at developer expense (RP 2.F, p.22).

Bikeways. Public bike routes exist along Thornydale Road, although the
quality of the existing pavement and the narrow roadway cross-section
make them challenging to use. As mentioned above, full bike-lane
improvements will be constructed with the RTA-funded improvement of
Thornydale Road. No bikeways exist along Hardy Road. If appropriate, they
will be addressed in conjunction with whatever public street improvements
are deemed necessary to Hardy Road, along the project frontage, by the
Pima County Department of Transportation (RP 2.K, p.23).

Water Resources Element

The proposed plan amendment site lies within the Metropolitan Water
District service area. it will be suitably evaluated by PCRFCD staff for
current and projected groundwater depth and other pertinent factors (RP
3.B,p.22). A Preliminary Integrated Water Management Plan (PIWMP) will
be developed in conjunction with PCRFCD staff at the time of rezoning,
which will be develeped into a Final Integrated Water Management Plan
(FIWMP) at the time of Development Plan or subdivision plat submittal.
Both plans will detail the project’s water demand and specific conservation
measures being empioyed on the project, including water-harvesting and
run-off containment, grey-water systems, and specific site-planning and
building construction measures (RP 3.C, p.26).

Open S mernt

The proposed plan amendment site will be evaluated for its value within the
larger regional open space equation for Pima County (RP 4, p.32). This
evaluation, in conjunction with the application of the Maeveen Marie Behan
Conservation Lands System (CLS) policies, will provide guidance for an
appropriate treatment of the site in terms of suitable open space set-aside
areas. The Framewark Plan submitted in conjunction with this plan
amendment application indicates the set-aside of approximately seven (7)
acres of existing natural drainageway and habitat toward compliance with
the CLS. Supplemental mitigation areas to satisfy the remaining CLS
obligations will be provided off-site and be coordinated with the Pima
County Office of Sustainability and Conservation,

Growth Area Element

Increase Mix of Land Uses. The project will not further increase the mix of
uses in the surrounding area, only because it is most appropriate in this

Twenty (20) Acres on Hardy Road east of Thornydale Road
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particular case to “match” the type and density of the existing subdivisions
which bracket it on all four sides. Broadening out from the subject
property, however, the surrounding area is still an emerging mix of
residential, office, commercial, and public/institutional uses {RP5.C & F,
p.33).

Environmental Element

Natural Resources. The project will recognize and help implement the goals
and intent of the Maeveen Marie Behan Conservation Lands System
{MMBCLS)}. The site is designated as Multiple Use Management Area
{MUMA) and also contains both CLS Important Riparian Area {IRA) and
Xeroriparian “C” regulated habitat areas. Further, the site is subject to the
CLS Special-Species Management overlay. The Framework Plan submitted
with this plan amendment application indicates the set-aside of
approximately seven (7) acres of existing Hardy Wash and habitat toward
compliance with the CLS. Supplemental mitigation areas to satisfy the
remaining CLS obligations will occur off-site be coordinated with the Pima
County Office of Sustainability and Conservation,

C. Existing Relevant/Applicable Special-Area Policies.

At the time of this submittal, no Special-Area policy is proposed or anticipated
for the subject plan amendment. On-going discussions with staff and
stakeholders will occur throughout the amendment process, which may result
in such Policies being promulgated and refined as circumstances warrant.

d. Existing Relevant/Applicable Rezoning Policies.

There are no adopted rezoning policies that apply to this specific plan-
amendment site.

e. Potential /Proposed Special-Area or Rezoning Policies

Based upon similar and recent nearby plan amendments approved during
the 2013 amendment cycle, we anticipate no extraordinary rezoning policies
applying to this particular request, with the exception of certain particulars
pertaining to compliance with the Conservation Lands System (CLS) and
with certain pertinent Pima County Regional Flood Control District (RFCD)
policies. With that in mind, rezoning policies that address these matters are
expected in conjunction with this request.

Twenty (20) Acres on Hardy Road east of Thornydale Road
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f. Compatibility with Conservation Lands System (CLS)

As mentioned previously, the site is designated as Multiple Use Management
Area fMUMA) and also contains CLS Important Riparian Area (IRA) and
Xeroriparian “C” regulated habitat areas. Further, the site is subject to the
CLS Special-Species Management overlay. The Framework

Plan submitted with this plan amendment application indicates the set-aside
of approximately seven (7) acres of existing Hardy Wash and habitat toward
compliance with the CLS. Supplemental mitigation areas to satisfy the
remaining CLS obligations will occur off-site be coordinated with the Pima
County Office of Sustainability and Conservation.

g Impact on Existing Land Uses in the Surrounding Area

Development of the proposed plan amendment site as a density-appropriate
residential subdivision will be wholly consistent with the developed
character of the prevailing area. Special care must be given to the treatment
of project perimeters so as to appropriately respect existing subdivisions on
all four sides of the project. It is envisioned that this goal can be suitably
met with intelligent, thoughtful design, prudent protection of the northern
Xeroriparian “C” regulated habitat and CLS Important Riparian Area (IRA),
and by promulgating an acceptable equation for Conservation Lands System
(CLS) mitigation and full compliance,

Twenty (20} Acres on Hardy Road east of Thornydale Road
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SECTION V.

BIOLOGICAL RESOURCES & COMPATIBILITY WITH THE MAEVEEN
MARIE BEHAN (MMB) CONSERVATION LANDS SYSTEM

A. Landscape Resources

1. MMBCLS Category

The site is designated as Multiple Use Management Area (MUMA) and is also
subject to the CLS Special-Species Management overlay.

2. Critical Landscape Linkages

The subject site occurs near the southern terminus of Critical Landscape
Linkage No. 2, located roughly between the Santa Catalina Mountains and
the Tortolita Mountains.

3. Habitat Protection or Community Open Space Acquisition

The subject site is not indicated as a priority property for habitat protection
on Pima County’'s SDCP Mapguide.

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

1. Cactus Ferruginous Pygmy-Owl (A Federally De-listed Species).

a. The site occurs within Survey Zone 1. The site is a part of Priority
Conservation Area (PCA) No. 1 for this species, as is the entire
surrounding region.

b. The Arizona Game and Fish HDMS report for this site indicates
known locations of the cactus ferruginous pygmy-owl within three
(3) miles of the site (a copy of the HDMS report is attached for

reference).

C. The plan amendment site has not been formally surveyed for the
cactus ferruginous pygmy-owl.

20 Acres on Hardy Road east of Thornydale Road 1
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2. Pima Pineapple Cactus

a. The plan amendment site is not a Priority Conservation Area (PCA)
for the Pima Pineapple Cactus.

b. The Arizona Game and Fish HDMS report for this site does not
indicate known locations of the Pima Pineapple Cactus within three
(3) miles of the site (a copy of the HDMS report is attached for
reference).

C. No (0) Pima Pineapple Cactus have been found on the property
during informal site reconnaissance.

d. The plan amendment site has not been formally surveyed for the
Pima Pineapple Cactus.

3. Needle-Spined Pineapple Cactus

a. The plan amendment site is not a Priority Conservation Area (PCA)
for the Needle-Spined Pineapple Cactus.

b. The Arizona Game and Fish HDMS report for this site does not
indicate known locations of the Needle-Spined Pineapple Cactus
within three (3) miles of the site {(a copy of the HDMS report is
attached for reference).

ol No (0) Needle-Spined Pineapple Cactus have been found on the
property during infermal site reconnaissance.

d. The plan amendment site has not been formally surveyed for the
Needle- Spined Pineapple Cactus.

4. Western Burrowing Owl.

a. The plan amendment site is not within a Priority Conservation Area
(PCA) for the Western Burrowing Owl

b. The Arizona Game and Fish HDMS report for this site does not
indicate known locations of the Western Burrowing Owl within three
(3) miles of the site (a copy of the HDMS report is attached for
reference).

C. No (0) Western Burrowing Owls have been found on the property
during informal site reconnaissance.

d. The plan amendment site has not been formally surveyed for the
Western Burrowing Owl,

20 Acres on Hardy Road east of Thornydale Road 2
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PIMA COUNTY - MEMORANDUM
" fLOOD CONTROL -
DATE: luly 29, 2014
o L
TO: David Petersen, DSD FROM: Greg Saxe, Ph.D.
Senior Planner Env. Plg. Mgr

SUBIECT: Co7-14-02 Signature Homes by Miramonte - Hardy Road Plan Amendment

Pima County Regional Flood Control District (District) reviewed the subject request and submitted
comments which the applicant has responded to. Based upon the request and additional information
submitted we have the following comments:

1. The Hardy Wash crosses the site. This regulatory watercourse has an Erosion Hazard Setback of
5" and is maintained by Pima County immediately up and downstream of the site.

2. The Hardy Wash and one smaller wash located in the southwestern corner of the site have Pima
County Regulated Riparian Habitat (PCRRH) of habitat type Xeroriparian C associated with them.
The Hardy Wash habitat has also been given the overlying designation as Important Riparian Area
under the Conservation Lands System.

3. |Initially neither the wash nor the floodplain had been shown, the wash has been added and the
applicant has indicated that the floodplains associated with the Hardy Wash and the small wash in
the southwest corner have not yet been mapped. Given that, it is not known if the small wash is
regulatory. Note #2 has been added to the Framework Plan to indicate that the floodplains and
associated EHS's will be provided at the time of rezoning.

4. Asrequired by Resolution 2008-72, | have prepared the following Water Supply Impact Review
(WSIR):

a. The site is within the Metro Water Company service area. The only option for using a
renewable supply would be increased use, by Metro, of the intertie with Tucson Water.

b. Per the ADWR Well Registry wells within ¥4 mile of the site had water level depths when
drilled between 250 and 350 feet. Per “Mason, Dale, 2014, Technical memo to the Tucson
Groundwater Users Advisory Committee, Modeling results of the 2010 Supply and
Demand Assessment model projection, Arizona Department of Water Resources”
between the years 2010 and 2025 groundwater depth is predicted to decline between 10
to 30 feet and be 401-500 feet below the surface by 2025.

c. The siteis within the area of 1 inch or less of subsidence as mapped by Pima County.

d. The nearest Groundwater-Dependent Ecosystem is the perennial section of the Santa Cruz
River 2.75 miles away.

e. The site is within the Tucson Hydrogeological Basin, and the depth to bedrock is 1600-
3200 feet.

The WSIR finds that the project, with the information available at this time, is not expected to

have adverse impacts.

In conclusion the District has no objection subject to the following recommended rezoning condition.
tn addition, for clarity the items described above should be corrected.

a. The PDP submitted with the rezoning application shall demonstrate avoidance of the regulatory
floodplain and Important Riparian Area associated with the Hardy Wash.



David Petersen ~ July 11, 2014
Co7-14-02 Signature Homes by Miramonte - Hardy Road Plan Amendment

Page 2 of 2

If you have any questions, please contact our office at 724-4600.
GS/ES/sm

cc: File



MEMORANDUM

DEVELOPMENT SERVICES DEPARTMENT - PLANNING DIVISION

DATE: Juiy 10, 2014

TO: United States Fish and Wildlife Service
201 N. Bonita Ave., Suite 141
Tucson, AZ 85745

FROM: David Petersen, Senior Planner

SUBJECT: Comprehensive Plan Amendment request for your review and comments
Case: Co7-14-02 Miramonte LLC — W, Hardy Road Plan Amendment

USFWS
Reviewer: Scott Richardson

Address: 201 N. Bonita Ave., Suite 141 Tucson, AZ 85745
Phone: (5206) 670-6144 x 242
E-mail:  scott_Richardson@fws.gov

No Concerns relating to the subject property
xx Yes Concerns relating to the subject property

Description of species impacted, concerns and suggested mitigation measures:

The species potentially impacted is the lesser long-nosed bat (Leptonycteris curasoae yerbabuenae), an endangered
species listed under the Endangered Species Act, and the cactus ferruginous pygmy-owl (Glaucidium brasilianum
cactorum) , a species formerly listed under the Endangered Species Act and a species covered under Pima County’s
Multi-Species Conservation Plan. 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 there
are saguaros or agaves occurring within the parcel, that they be preserved in place or salvaged and replanted within
the parcels. By so doing, there should be no net ioss of lesser long-nosed bat forage resources. Lesser long-nosed
bats also use washes as travel corridors between roost sites and forage areas, and among forage areas, We strongly
recommend that the Zone 2 area of this proposed project be conserved to maintain the wash area with an

appropriately large buffer area.

With regard to the pygmy-owl, this parcel occurs in an area which has been historically occupied by pygmy-owls
for nesting and dispersal and movement through NW Tucson. Again, we strongly urge the County to have the
developer conserve the entire area of Zone 2 to protect the wash and pygmy-owl movement corridor and to reduce
impacts to and facilitate movement by pygmy-owls. The pygmy-owl is a 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 the Comprehensive Plan amendment is granted, 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 through this area.
We recommend that this parcel complies with the CLS guidelines for the special species management designation.



WATER

July 18, 2014

David Petersen

Development Services Department-
Planning Division

201 North Stone Avenue, Second Floor
Tucson, AZ 85701

Re:  Signature Homes by Miramonte, LL.C — W. Hardy Road Plan Amendment
Comprehensive Plan Amendment
Co7-14-02

Dear Mr. Petersen:

The Metropolitan Domestic Water Improvement District (MDWID) has no objection to the
above-referenced proposed Comprehensive Plan Amendment. This parcel lies within the
MDWID service area and therefore will be provided water service upon demand.

Please call me at 575-8100 should you need further assistance with regard to this matter.

Sincerely,

A B R

Timothy Dinkel
Development Supervisor

TD/td

ik Charlie Maish, District Engineer / File
Signature File

AR RIGAGRANATAT
» i
Mool 22 01 Y

===

Metropolitan Domestic Water Improvement District
P.O. Box 36870 Tucson, Arizona 85740 (520) 575-8100 (520) 575-8454 FAX www.metrowater.com
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e Board postponed action on this item until the end of the meeting.

This Xem was reopened at the end of the meeting. Andrew Smallhouse withdrew
the petign for the establishment of the Redington Water Conservation District. The
Board diregted staff to return the bond that had been posted.

In addition, MN Huckelberry suggested the County begin paying an increased
portion of electrical costs for the County-owned A-7 Ranch, located within the area
in question and opsrated by the petitioner. He also recommended the Board
approach the Arizona\Corporation Commission to encourage the creation of a
ranching category to redgive special electrical rates for well pumping related to
ranching, especially during ¥gought conditions.

FRANCHISE/LICENSE/PERMI
16. Fireworks Permit

Denese Veek, Caterpillar, Inc., Tinaja
Trail, Green Valley, March 1 through March

g Training Facility, 5000 W. Caterpillar
\2014, at 8:00 p.m.

The Chair inquired whether anyone wished td address the Board. No one
appeared. It was moved by Supervisor Miller, seconded by Supervisor Carroll and
unanimously carried by a 5-0 vote, to close the publig hearing and approve the
permit.

17. Extension of Premises/Patio Permit
50 S. Tucson

Donald James Royer, Tucson International Airport Fly Bar,
Boulevard, Tucson, Permanent Extension of Premises.

The Chair inquired whether anyone wished to address the Board.
appeared. It was moved by Supervisor Miller, seconded by Supervisor Carns|l and
unanimously carried by a 5-0 vote, to close the public hearing, approve the p
and forward the recommendation to the Arizona Department of Liguor Licenses ar
Control.

DEVELOPMENT SERVICES
18. Comprehensive Plan Amendment

The Board of Supervisors on November 19, 2013 and January 21, 2014, continued
the following:

Co7-13-03, LAWRENCE C. LEUNG. INC. - N. THORNYDALE ROAD PLAN
AMENDMENT

Request of Lawrence C. Leung. Inc.. represented by Jim Portner. Projects
International, Inc., to amend the Pima County Comprehensive Plan from Low
Intensity Urban 0.3 (LIU 0.3) and Resource Transition (RT) to Neighborhood Activity

2-18-2014 (8)



Center (NAC) and Medium Intensity Urban (MIU) for approximatety 18.01 acres
located on the southeast corner of N. Thornydale Road and W. Linda Vista
Boulevard, in Section 20, T12S, R13E, in the Northwest Subregion. On motion, the
Planning and Zoning Commission voted 4-3 (Commissioners Richey, Bain and
Johns voted "Nay,” Commissioners Pouios, Holdridge and Membrila were absent)
to recommend DENIAL. Staff recommends APPROVAL SUBJECT TO REZONING
POLICIES. (District 1)

Recommended Rezoning Policies:

1. Notwithstanding the land use designation on the Land Use Plan, areas which will not be
removed from the 100-year floodpiain through imptementation of plans approved by the
Pima County Regionai Fiood Control District and areas of Pima County Regulated Riparian
Habitat shall revert to Resource Transition at the next appropriate annual plan amendment
program period.

2. Post development floodplains and riparian habitat shall be preserved as open space and be
identified on the rezoning preliminary development plan, subdivision plat, and deveiopment
plan. This open space shall be proiected by covenant and management responsibility shall
be identified on the subdivision plat or development plan.

3. Pue to the nearby location of Mountain View High School, uses permitted shall not include a
drive-through restaurant, a restaurant without wait staff service, a convenience store, 2
gascline service station combined with a corvenience store, a confectionary store, an ice
cream store, a refreshment stand, or uses consistent with an indoor amusement or
recreational enterprise.

4. Future development shall be in full compliance with the Special Species Management Areas
conservation objectives as established by the Conservation Lands System - Regional
Environmental Element. Subsequent rezoning(s} will be considered in conformance with this
policy when all of the following are met;

* natural open space set-asides will either be provided entirely within the amendment area
or as & combination of on-site and off-site areas;

+ the site areas of plan amendment cases Co7-13-04, 05, and 06 are not eligible to serve
as ofi-site set-asides;

» off-site set-aside areas are acceptable to the Pima County Planning Official or designee;

+ off-gite set-aside areas are permanently protected as natural open space by a
separately recorded legal instrument acceptable to the Pima County Planning Official or
designee; and

» the approximate minimum total natural open space (NOS) set-aside is 33 acres, the
approximate minimum on-site NOS set-aside is @ acres, and the approximate minimum
off-site NOS set-aside is 24 acres (acreage may be adjusted accordingly if more than
minimum on-site set-aside acreage is provided).

Arlan Colton, Planning Director, provided the staff report for Co7-13-03, Co7-13-04,
Co7-13-05 and Co7-13-08. He noted the property owner and the Coalition for
Sonoran Desert Protection had come to an agreement regarding all four properties
and that new rezoning policies had been added to the conditions. He also
conveyed the information from the Marana School District that all schools in the
proposed area were currently under capacity. Mr. Colton stated that in each of the
four cases numerous public comments from various property owners had been
received, the majority were for Co7-13-08.

Jim Portner, Red Point Development, summarized the updated plan for set aside
areas and the agreement with the Coalition for Sonoran Desert Protection.

2-18-2014 (9)



The following speakers addressed the Board:

Desionde Lamb

Wiliiam Scott

Judith Yoder

Stacia Ringer, Huntington Ridge Linda Vista

Carolyn Campbell, Coalition for Soncran Desert Protection
David Lutz

Tom Webb

Elizabeth Konto

Ann Campbell

Roy Crawford

Pam Siebrandt

Jed Benninghoff, Maya Court Homeowners Association
Gilbert Williams

Katherine Harper-Beckett

Kenneth Fischer

Hans Deweerdt

Galen Deweerdt

Rolf Ziegler

They offered the following comments:

There were no compelling reasons to change the Comprehensive Plan.
Current flooding issues would be exacerbated by development.

Roads in the area were already over capacity.

Schooi capacity was a concern.

The Coalition for Sonoran Desert Protection worked with the developer and
was satisfied with the proposed set aside areas.

Marana was destroying the Sonoran Desert with developments and needed
to be pressured to adhere to the Sonoran Desert Conservation Plan.
Explosive growth resulted in the need for more roads, bigger schools and
more services, which had to be paid for by the taxpayer.

The developer worked with neighbors te create an acceptable buffer area.

A higher density population would have a negative effect on traffic, the
habitat and the neighborhood.

If Hardy Road was opened for ingress or egress, there would be an imminent
domain issue.

More housing in this area was not needed and profit was not a reason to
destroy habitat.

There was opposition to changing the Comprehensive Plan, not necessarily
to development in general.

Empty retail space was in abundance in the area and no more was needed.
Neighborhoods were not represented in meetings between the developer
and the Coalition for Sonoran Desert Protection.

Oif-site set asides would not benefit neighbors.

The Planning and Zoning Commission voted to deny these four requests,

2-18-2014 (10)



19.

» People and guality of life shouid come before and above corporate profit and
greed.

» Preservation of desert land was no longer an option but a necessity.

The following did not speak but attended in opposition:
«  Will DeBoer
+ Romy Phillips

The following did not speak but lent their support:
o Paul Green

it was moved by Supervisor Miller and seconded by Supervisor Elias to close the
public hearing and approve Co7-13-03, subject to Rezoning Policies.

Chair Bronson offered an amendment that the motion reference and include
Rezoning Policy No. 4 as recommended by staff. Supervisors Miller and Elias
accepted the amendment to the motion. Upon roli call, the motion unanimously
carried by a 5-0 vote.

Comprehensive Plan Amendment

The Board of Supervisors on November 19, 2013 and January 21, 2014, continced
the following:

Co7-13-04, PACIFIC INTERNATIONAL PROPERTIES, L.L.P. - N. THORNYDALE
ROAD PLAN AMENDMENT

Request of Pacific International Properties, L.L.P.. represenied by Jim Portner,
Projects International, Inc., to amend the Pima County Comprehensive Plan from
Low intensity Urban 0.3 (LIU 0.3) to Neighborhood Activity Center (NAC) and
Medium Intensity Urban (MIU) for approximately 54.95 acres located on the
northwest corner of N. Thornydale Road and W. Cortaro Farms Road, in Section
30, T125, R13E, in the Northwest Subregion. On motion, the Planning and Zoning
Commission voted 4-3 (Commissioners Richey, Bain and Johns voted, “Nay,’
Commissioners Poulos, Holdridge and Membrila were absent) to recommend
DENIAL. Staff recommends APPROVAL SUBJECT TO REZONING POLICIES.
(District 1)

Recommended Rezoning Policies:

1. Post development floodplains and riparian habitat shall be preserved as open space and be
identified on the rezoning preiiminary development plan, subdivision plat, and development
plan. This open space shall be protected by covenant and management responsibility shall
be identified on the subdivision plat or development plan.

2. Future development shall be in full compliance with the Special Species Management Areas
conservation objectives as established by the Conservation Lands System — Regional
Environmental Element. Subseguent rezoning(s) will be considered in conformance with this
policy when all of the following are met:
¢ natural open space set-asides will be provided entirely within the amendment area;

+ the site areas of plan amendment cases Co7-13-03, 05, ana 06 are not eligible to serve
as off-site set-asides;

2-18-2014 (11)



20.

+ the approximate minimum total natural open space (NOS) set-aside is 46 acres, the
approximate minimum on-site NOS set-aside is 46 acres, and the approximate minimum
off-site NOS set-aside is 0 acres.

(Clerk’s Note: See Minute Item No. 18 for additional discussion regarding this case.)

It was moved by Supervisor Miller, seconded by Supervisor Elias and unanimously
carried by a 5-0 vote, to close the public hearing and approve Co7-13-04, subject to
the originat Rezoning Policy No. 1 and the additional Rezoning Policy No. 2, as
amended by staff.

Comprehensive Plan Amendment

The Board of Supervisors on November 19, 2013 and January 21, 2014, continued
the following:

Co7-13-05, MANDARIN ASSOCIATES - N. THORNYDALE ROAD PLAN
AMENDMENT

Request of Mandarin Associates. represented by Jim Portner, Projects
International. Inc., to amend the Pima County Comprehensive Plan from Low
Intensity Urban 0.3 (LIU 0.3) and Resource Transition (RT) to Medium Intensity
Urban (MIU) for approximately 17.77 acres located at the northwest corner of N.
Thornydale Road and W. Magee Road, in Section 30, T12S, R13E, in the
Northwest Subregion. On motion, the Planning and Zoning Commission voted 4-3
(Commissioners Richey, Bain and Johns voted “Nay,” Commissioners Poulos,
Holdridge and Membrila were absent) to recommend DENIAL. Staff recommends
APPROVAL SUBJECT TO REZONING POLICIES. (District 1)

Recommended Rezening Policies:

1. Notwithstanding the land use designation on the Land Use Plan, areas which will not be
removed from the 100-year floodplain through implementation of plans approved by the
Pima County Regional Flood Control District and areas of Pima County Regulated Riparian
Habitat shall revert to Resource Transition at the next appropriate annual plan amendment
prograrmn period,

2. Post development floodplains and riparian habitat shall be preserved as open space and be
identified on the rezoning preliminary development plan, subdivision plat, and development
plan. This open space shall be protected by covenant and management responsibility shall
be identified on the subdivision plat or development pian.

3. Future development shali be in full compliance with the Special Species Management Areas
conservation objectives as established by the Conservation Lands System - Regional
Environmental Element. Subsequent rezoning(s) wili be considered in conformance with this
policy when all of the following are met:

+ natural open space set-asides will either be provided entirely within the amendment area
or as a combination of on-site and off-site areas;

¢ the site areas of plan amendment cases Co7-13-03, 04, and 06 are not eligible to serve
as off-site set-asides:

= off-site set-aside areas are acceptable to the Pima County Pianning Official or designee;

» off-site set-aside areas are permanently protected as natural open space by a
separately recorded legal instrument acceptable to the Pima County Pianning Official or
designee; and

2-18-2014 (12)
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» the approximate minimum total natural open space (NOS) set-aside is 38 acres, the
approximate minimum on-site NOS set-aside is 7 acres, and the approximate minimum
off-site NOS set-aside is 31 acres (acreage may be adjusted accordingly if mare than
minimum on-site set-aside acreage is provided).

(Clerk's Note: See Minute ttem No. 18 for additional discussion regarding this case.)

It was moved by Supervisor Miller, seconded by Supervisor Elias and unanimously
carried by a 5-0 vote, to close the public hearing and approve Co7-13-05, subject to
the original Rezoning Policy Nos. 1 and 2, and the additional Rezoning Policy No. 3.

Comprehensive Plan Amendment

The Board of Supervisors on November 19, 2013 and January 21, 2014, continued
the following:

Co7-13-06, HARDY-THORNYDALE | ASSOCIATES, ET AL. - W. HARDY ROAD
PLAN AMENDMENT

Request of Hardy-Thornydale | Associates. et al.. represented by Jim Portner,
Projects International, Inc.. to amend the Pima County Comprehensive Plan from
Low Intensity Urban 0.3 (LIU 0.3) to Medium Intensity Urban (MIU) for
approximately 30.0 acres located on the south side of W. Hardy Road,
approximately 1,300 feet east of N. Thornydale Road, in Section 29, T12S, R13E, in
the Northwest Subregion. On motion, the Planning and Zoning Commission voted
6-1 (Commissioner Richey voted “Nay,” Commissioners Poulos, Holdridge and
Membrila were absent) to recommend DENIAL. Staff recommends APPROVAL
SUBJECT TO REZONING POLICIES. (District 1)

Recommended Rezoning Policies:

1. Post development fioodplains and riparian habitat shall be preserved as open space and be
identified on the rezening prefiminary development plan and subdivision plat or development
plan. This open space shali be protected by covenant and management responsibility identifted
on the subdivision plat or development plan.

2. Future development shall be in full compliance with the Special Species Management Areas
conservation objectives as established by the Conservation Lands System - Regienai
Environmental Element. Subsequent rezoning(s) will be considered in conformance with this
palicy when all of the following are met:

* natural open space set-asides will either be provided entirely within the amendment area
or as a combination of on-site and off-site areas;

*+ the site areas of plan amendment cases Co7-13-03, 04, and 05 are not eligible to serve
as off-site sef-asides;

» off-site set-aside areas are acceptable to the Pima County Planning Official or designee;

» off-site set-aside areas are permanently protected as natural open space by a
separately recorded legal instrument acceptable to the Pima County Planning Official or
designee; and

+ the approximate minimum total natural open space (NOS) set-aside is 75 acres, the
approximate minimum on-site NOS set-aside is 10 aces, and the approximate minimum
off-site NOS set-aside is 65 acres {acreage may be adjusted accordingly if more than
minimum  on-site set-aside acreage is provided).Post development fioodplains and
riparian habitat shall be preserved as open space and be

(Clerk's Note: See Minute Item No. 18 for additional discussion regarding this case.)
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It was moved by Supervisor Miller, seconded by Supervisor Elias and unanimously
carried by a 5-0 vote, to close the public hearing and approve Co7-13-06, subject to
the original Rezoning Policy No. 1 and the addition of Rezoning Policy No. 2.

zoning
Co9N3-09. TITLE SECURITY OF ARIZONA TR 2055 - TANQUE VERDE ROAD

REZONING
Requesthof Title Security of Arizona TR 2055, represented by The WLB Group. Inc.,

for a rezoging of approximately 41 acres from SR (Suburban Ranch) to CR-1
(Single Resience Zone) and for a rezoning of approximately 81.5 acres from SR
(Suburban Rarch) to SR® (Suburban Ranch)(Restricted). The property is located
on the north sid® of Tanque Verde Road approximately 2400 feet east of Houghton
Road. The progosed rezoning conforms to the LIU 0.3, LIU 1.2 and RT
Comprehensive Plsn designations. On motion, the Planning and Zoning
Commission voted &1 (Commissioner Membrila voted “Nay,” Commissioner
Holdridge abstained (alstention counts as “Yes” vote) and Commissioner Neeley
was absent) to recommend APPROVAL WITH STANDARD AND SPECIAL
CONDITIONS AS AMENDED. Staff recommends APPROVAL WITH STANDARD
AND SPECIAL CONDITIONS\ (District 4)

Completion of the following requiremen
approved by the Board of Supervisors:
1 Submittal of a development plan if

within five years from the date the rezoning request is

termined necessary by the appropriate County

agencies.
2 Recording of a covenant holding Pima ounty harmless in the event of flooding.
3 Recording of the necessary developmeniyelated covenants as determined appropriate by

the various County agencies.

Provision of development related assuranced\as required by the appropriate agencies.

5. Prior to the preparation of the development related covenants and any required dedication, a
title report (current to within 60 days) evidencing\Qwnership of the property shall be
submitted to the Development Services Departme

i

6. There shall be no further lot splitting or subdividing ofresidential development without the
written approval of the Board of Supervisors.

7 Transportation: The property is limited to one access polgt on Tangue Verde Road as shown
on the preliminary development plan.

8. Regional Flood Control District:
A Prior to development the property owner shall submit % the Pima County Flood

Regional Control District; a drainage report including Hygraulic Analysis, Conditional
Letter of Map Revision, and Riparian Mitigation Plan for réyiew and approval that
addresses the impacts of development to the federally mapRed floodplain and local
area drainage and to determine maximum encroachment limig, building sites,
elevations and setbacks.

B. Maximum encroachment iimits shall be shown on the plat.

C. First flush retention shall be provided within previously disturbed ar&as.

D. Post-development floodplains and flood control improvements shall B in common
area.

E. Post development riparian habitat including mitigation areas as shown of\the

Riparian Habitat Mitigation Plan associated with the plat shall be set-aside §s
separate common area parcels or as easements within residential parcels to
Homeowner’s Association for riparian habitat preservation, mitigation and
monitoring.
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Neighborhood Meeting Summary

C07-14-02 Miramonte Holdings - W. Hardy Road
Application & Request to Amend the Pima County Comprehensive Plan

Meeting Date & Time:  Tuesday, August 5, 2014; the meeting commenced at 6:20 PM .
Location: Tortolita Middle Schoo! (Cougar Café), 4101 W. Hardy Road

Meeting Invitation & Mailing: All properties within 1000’ of the site (337 in number)
received an invitation & explanatory cover letter, together with a color copy of the proposed
Framework Plan that accompanied the plan amendment application to Pima County.

Attendance: 24 individuals {representing 18 properties) attended the meeting, accounting for
5% of the properties that were noticed.

Synopsis: Jim Portner, as applicant and representative of the property owner, welcomed the
attendees and provided an overview of the comprehensive plan amendment process, the
particulars of the application which he has submitted on behalf of his client, and the anticipated
timeline that would apply going forward through the amendment process and, if successful, the
subsequent rezoning process. After that, the meeting was thrown open for a general
discussion of neighbor questions and issues/concerns,

The initial neighbor comments came from one particular individual who expressed opposition
to the proposed development and suggested that his position was shared by many. After a
brief discussion of some cf his specific points of objection, other attendees began to join in the
conversation. Based upon the nature of their comments and the basic tenor of the discussion
from that point forward, a theme emerged wherein the development of the property was
viewed as a likely eventuality, and that the most important thing was that it occur in a way that
was respectful of the neighbors and which provided for their input and interaction during the
design process. Of special note were the following issues:

» Hardy Wash. This was viewed as an important open space and wildlife element which
merited protection. It also provides for a significant buffer for neighbors to the north

» Views. The neighbors to the immediate west and east all expressed their love of the existing
views they enjoy. The requested that setbacks and buffer considerations be incorporated
into the final design to, as best as possible, give some significant measure of view protection.

» Two-story units. While some 2-story units exist to the north and south, none exist in the
subdivisions to the east and west. While 2-story units were not desirable, especially as they
related to view impacts, it was stressed that the location of any 2-story homes should be
limited to those areas where their impact on neighbor privacy and views was minimized.

# Traffic. Allin attendance were pleased to hear that the development will likely be timed to
coincide with the County’s completion of the planned Thornydale Road improvements.

After much discussion on the above, those in attendance indicated they were satisfied that their
issues had been voiced and had no further questions. The meeting then effectively concluded

at approximately 7:30 PM.

This meeting summary was prepared by Jim Poriner of Projects International, Inc. It is intended to objectively
communicate the major points of the referenced neighborhood meeting, with the understanding that individuals in
attendance may possess a different viewpoeint of the proceedings.

- ———— —————— ———————————————— -~ 1
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8826 N Sky Dancer Circle
Tucson, AZ 83742
Hardvdale [T Subdivision

August 5, 2014

Jum Portner
Projects International, Inc.
W PTEECL SN L O

The following are our concerns about the possible development plans adjacent to
our subdivision, Hardydale il. near the intersection of Thornydale and Hardy Rds.:

First. we were told that the plan was 10 build 52 homes on the 13 acre property,
with approximately a quarter acre per home. What about area for streets? This
plan would increase the traflic on Hardy Rd. by about 100 cars. And Hardy is a
dead end strect. Tt already has two subdivisions, with their sole access onto Hardy
Rd. That would be way too many cars. This also would present a safety problem
since there 1s only one major access point, and it is at Thomydale and Hardy Rds.

Second, the homes would most likely be two stories, because this is the type of
home that Miramonte builds in areas such as our subdivision, with #ts home prices
in the $200,000+ range. The company has only built one story homes in the $500,
000 range. Moreover, two story homes do not conform to the pattern of homes in
the area which are all of one story. This type of density would impact negatively
on residents” Eastern views.

Third, the proposed modification of the existing natural drainage patterns in the 7
acre Zone 2 may divert storm water into Hardydale 11 properties.

Fourth. how wide would the bufier zone be between Hardydale I and the new
subdivision?
{Coerdialiv,

Maland Ann Bisenberg



To: Projects international, Inc.
From: jim and Debbie Gessaman
8822 N Sky Dancer Cir, Tucson, AZ 857472

We are residents of Hardydale II; we look over our backyard concrete wall fence into the property which
is being discussed tonight. One of the reasons we bought this house 8 years ago was that the property
to the east‘was not developed and was zoned for 3.3 acre lots, which portended of fow density housing
if and when it was developed; a pessibility that we were comfortable with.

Our main concerns are in two areas 1) potential dangerous traffic congestion on Hardy and Thornydale
near the intarsection of those two roads, and 2} polentiai buiiding of 2 story homes among existing
subdivisions between Hardy and Overton that enly have une story homes. Regarding the first concern,
during the monsoons we have witnessed Thornydale biocked off by the Sheriff just north of the Hardy
and Thornydale intersection to prevent driving through a torrent of water passing over the road at the
Hardy wash. Cars heading north on Thornydale and reaching the Hardy intersection turned right thinking
they couid circumvent the closure but realized after driving a short distance on Hardy that it was not a
through street. They quickly do a U-turn on Hardy, drive back to the intersection and head down
Thoraydale from where they had come. In this case there was only one egress escape route from the
subdivisions that feed into Hardy; an evaguation nightmare for resident and emergency response teams,

increasing the density of housing along Hardy east of Thornydale will only exacerbate this problem.
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August 15, 2014

Pima County Development Services Department
Planning Division

201 N. Stone Avenue, 2" Floor

Tucson, AZ 85701

RE: Co7-14-02 Signature Homes by Miramonte, LLC ~W. hardy Road Plan Amendment
Dear Sirs:

I have a home within 1000 fect of the above request and am in receipt of the public hearing
notice. From the map I received, it appears that the current zoning of LIU-0.3 is there for a
reason: to provide for a mix of densify’s in the area. I see no reason to amend the Pima County
Comprehensive Plan. I would like to be included in any future notices concerning this request.
Thank You.

Sincerely,

S O

Steven Ottmar
9121 N. Jessy Lane
Taxcode: 225-03-4540




" MEMO

TO: Pima County Planning and Zoning Commission
FROM: - James and Deborah Gessaman
(}ﬂmﬁ{_\/ el Do bt o
; 8822 N Sky Dancer Cir, Tucson, AZ 85742
SUBJECT: C07-14-02 Signature Homes by Miramonte, LLC - W. Hardy Road Plan Amendment
DATE: August 15, 2014

We, as residents of Hardydale I, look over our backyard concrete wall fence into the property, which is being
discussed the morning of Wednesday, August 27, 2014, at 9:00 A.M. for rezoning from SR to medium density
housing. One of the reasons we bought this house eight years ago was that the property to the east, which was
not developed, was zoned for 3.3 acre lots, thus portending of low density housing if and when it was
developed, & possibility that we were comfortable with.

Our main concerns about this present request by the developer to rezone this area are in two areas: 1)
potentially dangerous traffic congestion on Hardy and Thornydale near the intersection of those two roads,
resulting from the increased traffic load ingressing and egressing from one (or possibly two new subdivisions)
along Hardy Rd; and 2) potential building of two-story homes among existing subdivisions between Hardy and
Overton whlch currentiy have mam!y one-story homes.

Regarding the fl-rst concern, durmg the-mcnsoons,-we have witnessed a Thornydale Wash:road closure by the
Sheriff, just north of the Hardy and Thornydale intersection, to prevent driving through a torrent of water
passing over this area. Heading north on Thornydale, cars that reached the Hardy intersection turned right,
thinking they could circumvent the closure, soon realized by driving a short distance on Hardy, that it was not a
through street. They quickly did a U-turn on Hardy, drove back to the intersection, and headed south on
Thornydale from where they had come.

Obviously, Hardy Road East is the only egress escape route from the two subdivisions that already feed
exclusively into Hardy {a third subdivision south of Hardy feeds into Hardy as well as Thornydale). Won't a
proposed 52-home subdivision north of Hardy {petitioned for rezoning at this meeting)—and another
subdivision south of Hardy and east of the north piot (already approved by Pima County for medium intensity
housing)—create a traffic bottleneck for residents and an evacuation nightmare for emergency response teams?
Indeed, increasing the density of housing aiong Hardy east of Thornydale from its current SR zoning to medium
density will significantly exacerbate all of these problems,

Regarding the second concern, over-development of two-story homes next to one-story homes is intrusive,
demonstrating the developer’s lack of aesthetics within a community. Why would a developer want to alienate
neighbors near its new subdivision by over- bmldlng two-story homes that block Hardydale I's view of the

Catalina Mountains?

In summary, 1) we do not support a change in the current SR zoning for this 20-acre plot north of Hardy Road
due to exacerbation of traffic problems; and 2) if this 20-acre property were rezoned to medium density
housing, we are not in favor of allowing the developer to build a majority of two-story houses in this
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August 26, 2014

Jenny Neeley, Chair, and Commissioners
Pima County Planning & Zoning Commission
130 W. Congress St.

Tucson, AZ 85701

RE: Co7-14-02 Signature Homes by Miramonte, LLC - W. Hardy Road Plan
Amendment

Dear Ms. Neeley & Commissioners,

Thank you for the opportunity to provide comments on the proposed W. Hardy Road
Comprehensive Plan Amendment {Co7-14-02 Signature Homes by Miramonte, LLC - W.
Hardy Road Plan Amendment).

This 20-acre parcel falls within the Conservation Lands System (CLS) of the Comprehensive
Land Use Plan. The entire parcel has an underlying Multiple Use Management Area
designation with a Special Species Management Area (SSMA} overlay throughout. The CLS
open space guidelines for SSMA call for at least 80% open space. CLS guidelines also 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 comptiance with CLS guidelines.

The Coalition for Sonoran Desert Protection supports the applicant’s proposal to comply
with CLS guidelines by using on-site conservation and off-site mitigation. We can support
the proposal if guidelines for on and/or off-site mitigation are included as a condition of
approval 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 same 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 Lands System (CLS) designations inclusive of 2004 Conservation

Bond Habitat Protection Priority designations;
Vegetation community type (s);
Habitat values for applicable CLS Special Species {e.g., breeding, dispersal);
Surface water or unigue landforms such as rock outcrops; and
Contribution to landscape connectivity.

° oo o



[}

L
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,

by ol

Carolyn Campbell
Executive Director
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We the Undersigned, Homeowners in the Hardydale Yl Sebdivision,
near the intersection of Thornydale and Hardy Roads in Northwest Tucson
do not want the alinost 20 acres to the east of our subdivision rezoned from
Suburban Ranch (SR) to Mcdium Intensity Urban (MIU) for reasons we have
discussed at a Special Homeowners Meeting held on Wednesday, Augast 20, 2014.

Our names, addresses and telephone numbers are listed below:
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