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B. TOPOGRAPHY & GRADING 

1. Development / Mitigation on Steep Slopes 

There are no natural slopes onsite.  The rugged mining terrain extending across the entire Black Angus property 
will be re-graded to provide fill material for this Project. 

2. Natural Areas Under HDZ 

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

3. Disturbed, Revegetated, Natural Areas 

The Property has been heavily disturbed.  Operating as an open pit gravel mine for many years has resulted in 
uneven manmade slopes covering substantial portions of the Property.  Revegetation associated with this project 
will include: 

• In consultation with County staff, this Project will achieve CLS compliance by providing fifty-foot-wide 
restored open space buffers along the Rincon Creek and Pantano Wash floodways.  The buffer areas shall 
use native species found in the RRH classification in order to mimic natural desert conditions and will remain 
as natural undisturbed open space except as allowed in Section II.A.2.iii. of this Specific Plan. 

• Landscaping common areas in accordance with Pima County’s Screening & Bufferyard Design Manual, which 
was recently adopted late last year. 

4. Changes to Natural Grade 

The natural grades within this Property were significantly altered many years ago by mining operations.  The 
grades within this Project will be raised to provide safe access, flood risk mitigation, and appropriate project 
visibility from Valencia Road.  See Exhibit II-E-1: Preliminary Grading Plan. 
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C. HYDROLOGY 

1. Post-Development Onsite Hydrology 

i. Washes to be Left Natural 

The Rincon Creek and Pantano Wash will be left in their natural state. 

ii. Regulatory Floodplains 

The fill and bank protection required to raise the North Parcels above the 100-year flood stage and to 
prevent erosion to the site at the location where the berm breached in 2006 will be placed within the 
ineffective flow area of the Rincon Creek floodplain.  The site fill pad will be armored along the berm 
alignment adjacent to Rincon Creek flow.  The remainder of the berm will continue to function in its present 
capacity and has no impact on the site.  It is acknowledged that FEMA doesn’t recognize the berm as an 
accredited levee and as such the updated floodplain delineation shows the pit completed inundated. Albeit 
the inundation in the pit is not effective flow and fill in proposed conditions will not have an impact on water 
surface elevations.  The primary flow paths and the floodway for Rincon Creek and the Pantano Wash will 
remain natural.  Access to the site from Old Spanish Trail will cross the local regulatory channel but no other 
encroachments will occur with the exception of the culvert under the driveway crossing.  The 100-year flow 
rates and concentration points for these washes as shown on the existing conditions drainage exhibits will 
not be altered. 

A Conditional Letter of Map Revision (CLOMR) and LOMR will be required as part of the permitting 
process. 

iii. Erosion Hazard Setbacks 

The existing condition EHSBs remain the same as shown on the Part 1 drainage exhibits, except where they 
will be eliminated by construction of bank protection adjoining the development areas.  If structures are 
proposed within the Pantano Wash EHSB, scour protection will be required.  Exhibit 2-D.1 Proposed 
Conditions Drainage Concept Plan shows the post-development erosion setback limits and Rincon Creek 
bank protection location.  CMG Drainage prepared the Pantano Wash Management Plan under contract to 
the District on April 12th, 2016.  This plan included a task to evaluate the erosion hazards of the Pantano 
Wash on a regional watercourse scale.  However, with the installation of Valencia Road Bridge, grade control 
structure and associated soil cement bank protection on the Pantano Wash just upstream of the project, the 
erosion potential needed to be re-evaluated.  Calculated EHSBs are more appropriate than the standard 
setbacks as stated in I.C.1.3. 

iv. Regulated Riparian Habitat and any Mitigation Areas 

The only proposed encroachment into regulated riparian habitat is for the offsite access drive connection to 
Old Spanish Trail.  Mitigation will be calculated and coordinated with County staff once a final alignment has 
been determined during the detailed development engineering phase. 

v. Proposed Drainage Structures 

New Drainage structures within the project limits include bank protection along Rincon Creek and a 
collector channel along the north side of the site to convey onsite flows to Rincon Creek.  Additional culverts 
are also proposed at the Old Spanish Trail connection where the roadway crosses the existing channel.  The 
existing channel will be extended to convey parallel with Old Spanish Trail.  Adequate scour protection will 
be placed to remove the EHS from the site.  The location of these structures is shown on Exhibit 2-D.1.  A 
waiver of detention requirements is being requested for the North Parcels considering the project location 
relative to a major watercourse (Rincon Creek).  Detention will be provided on the South Parcel.  First Flush 
retention will be provided based on the proposed impervious area. 
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vi. Cross-Drainage Structures 

The only new cross-drainage structure for the Project will be culverts under an access drive from Old 
Spanish Trail to the North Parcel site.  The crossing will include culverts to span the regulatory flows from 
the Valencia Road culvert crossing.  

vii. Floodplain Encroachment and Erosion Protection 

Erosion protection toed down to the calculated scour depth will be provided along the edges of 
development adjoining Rincon Creek and the north side of the Old Spanish Trail connection.  If structures 
are proposed within the Pantano Wash EHSB, scour protection will be required. 

viii. Proposed Stormdrains & Inlets 

No storm drains are being planned at the current time. 

ix. Drainage Easement Conflicts 

There is an existing drainage easement east of the site at the regulatory channel north of Valencia Road.  The 
easement will be crossed by the Old Spanish Trail connection.  Proposed easements are those needed for 
maintenance along bank protection.  Said easements will conform with Pima County Flood Control District 
requirements for maintenance access.  No conflict is anticipated between the easements and proposed 
design. 

2. Proposed Hydrology 

i. PDP Response to Hydrologic Characteristics Onsite 

The PDP proposes leaving Rincon Creek in a natural condition while limiting floodplain encroachments to 
ineffective areas.  Floodplain encroachments within ineffective flow areas have no effect on water surface 
elevations.  Areas where development occurs will be raised on fill where existing ground elevations are 
below the 100-year flood stage for Rincon Creek.  Bank protection will be installed to prevent erosion and 
remove the erosion hazard setback.  Average fill heights are expected to be in the range of 1 to 5-feet 
although the fill heights vary greatly depending on location due to past grading within the mined areas.  The 
Rincon Creek water surface elevation and velocities at the property boundary will not be affected by the 
site improvements.  The site does not encroach into the Pantano Wash floodplain.  Portions of the site are 
within the Pantano Wash EHSB.  If structures are placed within the EHSB, scour protection will be required.  

ii. Floodplain Encroachment  

Encroachments into Rincon Creek floodplain areas are necessary to have an economically viable project.  
Said encroachments occur in ineffective flow areas or areas of zero-velocity and no conveyance area.  A 
CLOMR application will be filed with FEMA in accordance with RFCD requirements.  Encroachments avoid 
flood control resource and riparian areas to the maximum practicable extent possible.  Areas of each type 
of encroachment are as follows. 

iii. Proposed Design Flows 

Discharge rates for flows coming onto and leaving the site do not change as a result of the Project; however, 
all discharge from the North Parcels will be routed to Rincon Creek. A detention waiver will be requested 
on the basis that the project is located adjacent to a major watercourse, Rincon Creek.  While detention will 
be waived, first flush retention will be provided on the North and South Parcels in accordance with Pima 
County’s Design Standards for Stormwater Detention and Retention for Pima County.  Flow arrows are also 
provided on Exhibit 2-D.1 to show how storm water runoff from the proposed North Parcels will convey to 
Rincon Creek. 
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iv. Proposed Engineering Facilities 

The only engineering and design feature that will be used to mitigate drainage and erosion problems is bank 
protection that will be constructed adjoining the development areas.  The bank protection will be 
constructed to avoid impacts to adjoining property.  The location of the bank protection is shown in Exhibit 
2-D.1. 

v. Overall Effect of the Development on Existing Drainage Patterns 

The development will have negligible effects on drainage patterns of the site including upstream and 
downstream improvements.  No encroachments into the Floodway will occur.  The drainage plan conforms 
to applicable City of Tucson and FEMA design standards.  The expectation is that the Pima County Regional 
Flood Control District will issue a detention waiver for the North Parcels once it has been demonstrated that 
said waiver will not impact downstream structures.  The property is in a Balanced Basin. 
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D. IMPACTS TO BIOLOGICAL RESOURCES 

The proposed Comprehensive Plan amendment and rezoning is 
within the overall Black Angus Mine property which 
encompasses approximately 251 acres.  The map to the right 
shows the mapping of CLS Important Riparian Areas and 
Multiple Use Management Areas.  Nearly all of the overall 
property, including the Property within this 
amendment/rezoning request, has been completely disturbed by 
material extraction activities and would be extremely low-quality 
open space if “preserved”.  In consultation with County staff, this 
Project will achieve CLS compliance by providing fifty-foot-wide 
restored open space buffers along the Rincon Creek and 
Pantano Wash floodways.  The buffer areas shall use native 
species found in the RRH classification in order to mimic natural 
desert conditions and will remain as natural undisturbed open 
space except as allowed in Section II.A.2.iii. of this Specific Plan. 

There are no Ironwood Trees, Saguaros, Pima Pineapple Cactus, 
or Needle-Spined Pineapple Cactus on the subject property.  
This amendment area is outside of the Buffer Overlay Zone 
(“BOZO”). 

E. LANDSCAPE, BUFFERYARDS, & VISUAL MITIGATION 

1. Bufferyard Conflicts 

There are no conflicts between existing easements, 
setbacks, or rights-of-way with landscape bufferyards.  
See Exhibit II-F-1: Proposed Bufferyards 

2. Vegetation Transplanting Impacts 

The site contains no significant natural vegetation.  Any natural vegetation that meets the requirements for 
transplanting will be inventoried and reflected on the development landscape plans to be transplanted to 
bufferyards and other suitable areas within the Project. 

3. Mitigation of Visual Impacts 

Views from or across the Property are mainly of the Rincon Mountains to the northeast, or of the Catalina 
Mountains to the North.  These views are minimal due to the relatively flat terrain of the vicinity, coupled with the 
distances to these mountain ranges.  However, this project will feature varying landscape buffers along the 
perimeters of the areas to be developed to help mitigate the project’s minimal impacts to surrounding viewsheds.  
All lighting onsite will be in conformance with the Pima County Outdoor Lighting Code and will be Dark Sky 
compliant. 

4. Significant Vegetation 

Because the Property has been completely disturbed for many years, the site does not contain any significant or 
important vegetation. 
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F. TRANSPORTATION  

1. Proposed Ingress / Egress 

Access to each development parcel will come directly from Valencia Road.  There will also be cross-access 
provided between commercially developed parcels.  Individual ingress / egress points to each parcel will be 
placed at locations deemed appropriate to provide safe vehicle movements to and from Valencia Road.  One 
access point onto Old Spanish Trail is proposed.  Psomas prepared a traffic impact study (TIS) dated July 2024, 
which has been submitted with this specific plan document.  During the rezoning phase the TIS is considered 
preliminary, so it will be reviewed in more detail and approved during the development plan phase. 

 

2. Distances to Access Points 

The closest access driveway into the Property will be located a minimum of 300-feet west of the intersection of 
Valencia Road and Old Spanish Trail.  Additional access driveways for each parcel will be spaced out along 
Valencia Road at locations meeting Pima County roadway standards.  The complete schematic driveway spacing 
is shown in the figure above.  Note that although Driveway E is located within the functional area of the 
intersection, it will be a right-in right-out only driveway and will connect north of the existing right turn lane 
storage.  
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3. Off-Site Road Improvements 

The following recommendations, to be constructed/funded by the owner, are provided based on the preliminary 
traffic impact study prepared by Psomas: 

• Construct a new intersection on Valencia Road at Driveway A with left turn and right turn lanes in both 
directions on Valencia Road in the opening year of the project (assumed to be 2026). 

• Widen Valencia Road to four lanes with a raised median between Driveway A and Old Spanish Trail with 
project buildout.  A westbound drop lane westerly of Driveway A may be constructed to Pima County 
Standards for adequate roadway transition. 

o The intersections at Driveway A and Driveway C will be full-access driveways.  Valencia Road/Driveway 
A will be a four-leg intersection, and Valencia Road/Driveway C will be a three-leg intersection.  In 
addition, a westbound U-turn lane should be included at Driveway C along with the eastbound left turn 
lane. 

o Another option would be to construct a two-stage left turn at the Valencia Road/Driveway C intersection.  
An example is shown below; the design allows drivers to turn from the minor street into a waiting lane, 
then the driver can merge into traffic in an available gap.  By allowing drivers to cross only one direction 
of travel at a time, operations are improved for vehicles exiting the minor street.  Note that this design 
would prevent the construction of a westbound U-turn lane at the intersection.  

 

o All other driveways would be right-in right-out only.  Vertical elements may be considered on Old Spanish 
Trail and/or Driveway E to ensure left turn movements will not be attempted at that location. 

• Add westbound right turn lanes at all project driveways on Valencia Road and a southbound right turn lane at 
the project driveway on Old Spanish Trail with project buildout. 

• Convert the westbound right turn trap lane on Valencia Road at Old Spanish Trail to a shared through and 
right turn lane with project buildout. 

• Construct a traffic signal at the Valencia Road/Driveway A intersection before project buildout (when and if 
warranted/needed).  A signal warrant analysis, in accordance with the latest approved MUTCD, shall be 
performed at the time of the anticipated trigger and permitting. 

• Construct a paved multi-use path along the property frontage of Valencia Road and Old Spanish Trail.  



BLACK ANGUS MINE SPECIFIC PLAN  II. LAND USE PROPOSAL 

48 

4. ADT & Level of Service 

Per the traffic impact study prepared by Psomas: 

The Black Angus Specific Plan is expected to generate approximately 14,812 daily trips at buildout, including 
approximately 9,833 new, external daily trips.  The remainder will be internal capture trips (new trips generated 
on site which will occur between various on-site uses) or pass-by trips (existing trips on the roadway network 
which will stop at the project site before continuing on their original path.  The project is expected to add 
approximately 9,400 new trips on Valencia Road along the project frontage, resulting in a total volume of 
approximately 29,200 vehicles per day including growth from other developments such as Rocking K.  
Considering the widening of Valencia Road, the capacity at LOS C will be 29,000 vehicles per day and at LOS D 
will be 34,600 vehicles per day per the 2023 FDOT Quality/Level of Service Tables.  Therefore, Valencia Road is 
expected to operate at LOS D at project buildout with the anticipated improvements to be constructed by the 
owner, only a few hundred vehicles per day over the LOS C threshold. 

The Black Angus Specific Plan is also expected to add approximately 2,000 new trips per day to Old Spanish Trail 
at project buildout.  When considering other growth, this will result in a total volume of approximately 15,800 
vehicles per day.  This falls below the anticipated capacity of 16,400 vehicles per day, so the roadway is 
anticipated to operate at LOS D with the project and improvements at buildout.  The table below shows the 
existing volumes and LOS along with the volumes and LOS with and without the project in the future.  Note that 
although Bilby Road and Poorman Road are near the project, they are not expected to provide direct access by 
project buildout and were not included in the traffic study or in the volume projections. 

 Valencia Road Old Spanish Trail 

 ADT LOS ADT LOS 

Existing 7,224 C 6,727 C 

2046 without Project 19,800 F 13,900 D 

2046 with Project 29,200 D 15,800 D 

 

5. Concurrency 

Without the project, Valencia Road is expected to exceed its existing capacity before the future analysis year of 
2046.  With the project, the roadway will be widened to four lanes along the project frontage and is expected to 
operate at LOS D with the improvement.  Old Spanish Trail is expected to operate at LOS D with or without the 
project in 2046.  This is confirmed by the Psomas TIS as summarized in the ADT & Level of Service section.  With 
the recommended roadway improvements, all public project area roadways will continue to operate at LOS D or 
better, which will also be an improvement over future conditions without the project. 

6. Bicycle & Pedestrian 

Sidewalks do not currently exist along Valencia Road or Old Spanish Trail, although both roadways contain 
marked bicycle lanes which provide bicycle access to the Property.  All internal sidewalks within the site will be 
ADA compliant and will provide access throughout the development.  Pima County is requesting a paved multi-
use path along the property frontage of Valencia Road and Old Spanish Trail, built to Pima County Standards.  
The design and location of the multi-use trail shall be determined at time of permit submittal. 

7. Onsite Street System 

No internal streets are proposed within this development, only parking area access lanes (PAALs) which will be 
private.  All parking areas and internal drive lanes will be designed and built to Pima County Street Standards.  
Connectivity will be provided to the public trail system and between the residential and commercial portions of 
this development. 
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G. SEWERS 

1. Method of Providing Sewer 

The existing 18-inch sewer line running east-to-west through the Property has capacity to serve this Project 
downstream of manhole 4726-65 as indicated in Exhibit II-H-1: Sewer Capacity Response Letter. 

2. Sewer Easements 

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

3. Mitigation of Site Constraints  

The site’s minimal constraints will allow gravity sewer connections to the existing sewer line described earlier in 
this document, so no special mitigation or design is anticipated to be necessary. 
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Exhibit II-H-1: Sewer Capacity Response Letter 
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H. WATER 

Spanish Trail Water Company, which as a 100-year assured water supply, will serve this project via nearby water 
infrastructure. 

Please see Exhibit II-H-1: Spanish Trail Water Company Capacity Letter. 
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Exhibit II-H-1: Spanish Trail Water Company Capacity Letter 
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I. SCHOOLS 

1. Access to Adjacent or Onsite Schools 

The Property is within the Vail School District.  There are no schools located onsite or adjacent to the Property.  
The nearest schools are Senita Valley Elementary School (K-5) and Rincon Vista Middle School (6-8), which share 
a campus just over a mile northwest of the Property, Mica Mountain High School approximately 1.5 miles to the 
southwest, and Empire High School, which is located roughly three miles southwest of the Property. 

2. School Capacity 

Vail School District offers open enrollment in K-8 for any students in the District not needing to be bussed.  K-8 
students can be bussed to their local school, which for residential development within this Project would be 
Senita Valley and Rincon Vista.  The District offers completely open enrollment for high school students in the 
District, except Cienega which only offers bussing to students within its transportation (bussing) zone.  If not 
relying on District bussing, students are free to attend any K-12 school they choose, although priority is given to 
students within each school’s transportation zone. 

Vail School District will be constructing a new K-8 school within Rocking K Ranch and expects it to open in July 
2025.  The District is currently redrawing their transportation zones for each school to include this proposed 
school as well as to account for the fact that Valencia Road now crosses the Pantano Wash and connects to Old 
Spanish Trail.  The new school at Rocking K may serve this Project as well. 

Please see Exhibit II-I-1: Vail School District Capacity Letter. 

3. Agreement with School District for Mitigation 

Not Applicable. 
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Exhibit II-I-1: Vail School District Capacity Letter 
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J. RECREATION  

1. Onsite Recreation 

Residential development within the Angus Flex Zone portion of the Specific Plan will provide onsite recreation in 
accordance with the Pima County Zoning Code requirements and design guidelines. 

2. Ownership of Recreation Areas 

Any recreation areas constructed within the Project will be privately owned and maintained. 

3. Proposed Trails On- or Off-Site 

A public trail easement for Trail T022 will be provided within the open space buffer along the Pantano Wash 
floodways, as shown on the PDPs.  Public trail easements will be provided for Greenways G036 and G052 along 
Rincon Creek and Valencia Road, respectively.  Path Corridor #P030 is shown along Old Spanish Trail but Pima 
County staff have indicated that will be built on the east side of Old Spanish Trail.  Accordingly, a Greenway 
connection between #G036 and #G052 has been provided along the west side of Old Spanish Trail, within this 
Property.  All onsite trail/greenway alignments will be improved within the Property according to the design 
specifications of the Pima Regional Trail System Master Plan. 

K. ENVIRONMENTAL QUALITY 

1. Methods of Controlling Dust Pollution  

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

L. AGREEMENTS 

None. 
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III. IMPLEMENTATION, PHASING & ADMINISTRATION 
A. ADMINISTRATION & INTERPRETATION 

The Black Angus Specific Plan is administered by the Pima County Planning Official.  If any conflicts arise between 
this Specific Plan and the Pima County Zoning Code, this Specific Plan shall be the controlling document.  When 
interpreting any provision of this Specific Plan or the Pima County Zoning Code the intent and vision of this Specific 
Plan shall guide the Planning Official’s resulting decision. 

B. BLOCK PLAT 

All infrastructure necessary for development of this Project is or will become available within the Valencia Road and 
Old Spanish Trail public rights-of-way, and an access and utility easement will be provided through this Project to the 
remainder of the Black Angus Mine property.  A block plat is therefore unnecessary. 

C. PHASING 

This Project may be constructed in phases, subject to market forces and timing of utility extension(s).  The only known 
utility extension that will be necessary for the development of this Project is an expansion of the Spanish Trail Water 
Company’s potable water system, which the developer(s) of this project will coordinate with the water company.  
Regardless of the actual order of development of the parcels within the Specific Plan, developers of each parcel will 
construct infrastructure necessary to service the parcel itself, as well as utility stub-outs between phases to facilitate 
future development within the Specific Plan. 

D. AMENDMENTS 

1. Minor Amendments 

The Planning Official may administratively approve minor amendments to this Specific Plan if the proposed 
revision(s) are deemed to be in substantial conformance with the intent and requirements of the Specific Plan.  
Examples of minor amendments are: 

• Addition of new information to the Specific Plan, including but not limited to revisions needed 
to bring the Specific Plan into conformance with changes to local, state, or federal laws. 

• Revision of development phasing. 

• Addition of permitted uses that are similar in character and impact to existing permitted uses. 

2. Major Amendments 

Acknowledging that the significant buffers provided by surrounding public lands and regional waterways have 
enabled this Specific Plan not to include special consideration of building setbacks, landscape bufferyards, 
building height, and other development standards, revisions to this Specific Plan that would result in material 
changes to the Plan’s vision and impacts shall be processed in accordance with PCZC Section 18.90.080. 
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APPENDIX A – AZGFD ENVIRONMENTAL REVIEW TOOL 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 

  



BLACK ANGUS MINE SPECIFIC PLAN  APPENDICES 

62 

Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 
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Appendix A – AZGFD Environmental Review Tool (Cont’d) 

 



BLACK ANGUS MINE SPECIFIC PLAN  BIBLIOGRAPHY 

71 

BIBLIOGRAPHY 
Pima Prospers.  Pima County Comprehensive Plan, 2015. 
 
Pima County Code.  Pima County, Arizona.  
https://codelibrary.amlegal.com/codes/pimacounty/latest/overview 
 
PimaMaps.  Map.  Pima County Geographic Information Systems, 2023.  
https://www.pima.gov/1949/PimaMaps 
 
http://www.arizonafuture.org/progress-meters/natural-resources/water-use/ 
 
https://www.census.gov/quickfacts/pimacountyarizona 
 
http://www.broward.org/waterservices/documents/eei00700.pdf 

https://codelibrary.amlegal.com/codes/pimacounty/latest/overview
https://www.pima.gov/1949/PimaMaps
https://www.census.gov/quickfacts/pimacountyarizona

	II. Land Use Proposal
	A. Project Overview
	3. Compliance with Zoning Code
	Exhibit II-A-1: Proposed Zoning
	Exhibit II-B-1a: Preliminary Development Plan A
	Exhibit II-B-1b: Preliminary Development Plan B


	B. Topography & Grading
	1. Development / Mitigation on Steep Slopes
	2. Natural Areas Under HDZ
	3. Disturbed, Revegetated, Natural Areas
	4. Changes to Natural Grade

	C. Hydrology
	1. Post-Development Onsite Hydrology
	2. Proposed Hydrology
	Exhibit II-D-1: Proposed Conditions Drainage Concept Map


	D. Impacts to Biological Resources
	E. Landscape, Bufferyards, & Visual Mitigation
	1. Bufferyard Conflicts
	2. Vegetation Transplanting Impacts
	3. Mitigation of Visual Impacts
	4. Significant Vegetation
	Exhibit II-F-1: Proposed Bufferyards


	F. Transportation
	1. Proposed Ingress / Egress
	2. Distances to Access Points
	3. Off-Site Road Improvements
	4. ADT & Level of Service
	5. Concurrency
	6. Bicycle & Pedestrian
	7. Onsite Street System

	G. Sewers
	1. Method of Providing Sewer
	2. Sewer Easements
	3. Mitigation of Site Constraints
	Exhibit II-H-1: Sewer Capacity Response Letter


	H. Water
	Exhibit II-H-1: Spanish Trail Water Company Capacity Letter

	I. Schools
	1. Access to Adjacent or Onsite Schools
	2. School Capacity
	3. Agreement with School District for Mitigation
	Exhibit II-I-1: Vail School District Capacity Letter


	J. Recreation
	1. Onsite Recreation
	2. Ownership of Recreation Areas
	3. Proposed Trails On- or Off-Site

	K. Environmental Quality
	1. Methods of Controlling Dust Pollution

	L. Agreements

	III. Implementation, Phasing & Administration
	A. Administration & Interpretation
	B. Block Plat
	C. Phasing
	D. Amendments
	1. Minor Amendments
	2. Major Amendments


	Appendix A – AZGFD Environmental Review Tool
	Bibliography



