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C. Topography and Grading 

 
1. Development of Slopes of 15% or Greater 

 
Slopes of 15% or greater do not exist on-site 

 
2. Hillside Development Zone (HDZ) 

 
Does not apply.  
 

3. Portions of the Site to Retained, Revegetated, or Disturbed 
 

49.2 acres or 64.7% of the site will be retained as natural open space.   
 
Note: Approximately 1.1 ± acres of the rec areas, or 1.4% functional open space 
will be utilized in addition to the above natural open space acreage to meet the 
65% cluster open space requirement. 
 

4. Maximum Change in Natural Elevation 
 

The natural grade of the site will not be changed by more than five feet.  As such, no 
exhibit is included in this document. 
 

5. Design Features to Mitigate Disturbance 
 

The project is designed to limit impacts to the property from exceeding what is 
necessary to allow the proposed development.  The homes are clustered in the flatter 
portions of the site outside of the riparian areas.  Areas disturbed as a result of the 
development will be revegetated as necessary. 

 
Washes will largely remain natural and undisturbed.  In areas of the wash where 
installation of erosion protection is necessary, disturbance will be limited to the greatest 
extent reasonably possible.    

 
D. Hydrology 

 
1. Plan Response to Hydrologic Characteristics Onsite 

 
 Stormwater flows of significance will be conveyed through the site in the present 

locations.   No changes or disturbances to the washes are proposed.   The development 
will retain the incremental increase onsite through water harvesting and a series of 
drainage basins.   The project is not located within a critical basin.    

 
2. Encroachment into 100-Year Floodplain 

 
The clusters of home sites have been designed to stay outside of the wash areas.  
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3. Estimated Post-Development Water Discharge 

 
Post-development stormwater flows will not exceed pre-development flows exiting the 
site. 

 
4. Engineering and Design Features 
 

The project will utilize detention basins within the development to mitigate for 
increases in storm water runoff created by the development.  

  
E. Biological Resources 

 
1. Expected Impact to Biological Resources 

 
a) Conservation Lands System designation affected: There are overlapping areas of 

Important Riparian Area (IRA), Multiple Use Management Area (MUMA); and 
Special Species Management Area (SSMA) within the 78.6± acre project site. 
There are 12.4± acres of IRA, 66.2± acres of MUMA, and 78.6± acres of SSMA. 

 
 Existing CLS Conservation Guidelines 

 
• The SSMA designation calls for 4 acres to be conserved as natural open 

space for each acre developed. 
• The MUMA designation calls for 2 acres to be conserved as natural open 

space for each acre developed. 
• Areas which overlap require the more restrictive open space percentages 

of the overlapping categories. 
 

Proposed CLS Conservation Guidelines 
 
This project proposes: 

  
• 12.4± acres of IRA is to be conserved in either a natural or revegetated 

condition.  
• Approximately 64.7 percent of the 76.1± acres of SSMA is to be conserved 

in either a natural or enhanced condition. This includes 100% conservation 
of the onsite IRA. 

• Approximately 49.2 acres of the SSMA will be provided onsite in order to 
comply with Pima Prospers offsite policies. 

• Approximately 58.4 acres of offsite mitigation will be provided to meet 
CLS conservation guidelines. 

 
These conservation measures will be achieved through the following primary 
development strategies: 

 
• Establishing approximately 50.3 acres or approximately 66% of the overall 

site as cluster open space.  Please refer to Exhibit II-E-1: Biological 
Resources. 
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• Offsite mitigation will be provided to meet CLS conservation guidelines. 
 

 
b) Saguaros: There are saguaros scattered throughout the site.  The entire project 

site, including the undisturbed and open space areas contain 317 saguaros 
which are greater than 6 feet and 386 saguaros less than or equal to 6 feet. No 
crested saguaros were observed onsite. The area of disturbance includes 
approximately 99 saguaros greater than six feet and 147 saguaros with a height 
less than or equal to 6 feet. Many of the saguaros will be transplanted on site in 
accordance with Section 18.72.100 of the Pima County Code.   

 
c) Ironwood trees:  The project site also includes 551 Ironwood trees.   It is 

anticipated that approximately 158 will be impacted by the development.  
Attempts will be made to relocate as many as possible to the landscape and 
open space areas. 

 
d) Pima pineapple cactus (none exist onsite) 
 
e) Needle-spined pineapple cactus (none exist onsite) 
 
f) Other areas of significant or important vegetation 
 

The following areas of significant vegetation are noted: 
 
• Saguaros, ironwoods and barrel cacti are scattered throughout the site 
• Denser vegetation occurs on the site along the wash corridors. These areas 

will be left undisturbed.  
 

2. Landscape Connectivity 
 

This project proposes to cluster the development allowing for approximately 66% 
cluster open space.   There are no critical landscape connections on or adjacent to the 
site. 
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F. Landscape and Buffer Plan 

 
1. Bufferyard Description 

 
The proposed development will most likely provide a 40-foot Natural Landscape 
Bufferyard ‘D’ on the perimeter of the project.  See Exhibit II-F-1: Buffer Plan. 

 
2. Potential Conflicts with Bufferyards or Natural Open Space 
 
 Existing or proposed easements, setbacks, and rights-of-way do not conflict with the 

proposed bufferyards and natural open space for this development. 
 
3. Transplanted Vegetation 

 
A Native Plant Preservation Plan will be prepared for the site per Chapter 18.72 of the 
Pima County Code and the Set-Aside method will be used.   

 
G. Viewsheds 

 
1. Description of Views and Vistas 
 

a) The Catalina and Tucson Mountains are visible from surrounding properties.  
The proposed development will minimize impacts to the views and vistas from 
adjacent properties via the following site design strategies: 

  
• Providing a landscape buffer along the site boundaries.    
• A 40-foot landscape buffer yard will be provided along Shannon Road. 

 
b) This proposed development will not affect the views and vistas from areas 

beyond adjacent properties via the following site design strategies: 
 

• A 40-foot landscape bufferyard along Shannon Road. 
• Providing bufferyards and open space along the property boundaries.   

 
2. Mitigation and Impact 

 
A generous natural landscape bufferyard surrounding the site will provide screening and 
buffering between the proposed rezoning area and the properties surrounding the site 
minimizing visual impacts from the surrounding neighborhoods. 

 
Please refer to Exhibit I-E-1 for ground level photographs of the site.  
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H. Transportation 
 

1. Access Points 
 

The development will be accessed from Shannon Road, Linda Vista Boulevard, and Freer 
Drive. Access to the project has been configured in response to the County’s 
requirement to complete a portion of Linda Vista Boulevard and to provide two external 
connections to the portion of the development west of Shannon Road.  Additionally, as 
a result of working with the Marana Unified School District the access point on Freer 
Drive will provide connectivity to Ironwood Elementary School to the south of the 
project.  
 
The portion of the project east of Shannon Road will accessed from Shannon Road. The 
portion to the west will be accessed via Linda Vista Boulevard from the North and Freer 
Drive from the south. 

 
Please refer to Preliminary Development Plan, Exhibit II-B for a depiction of these access 
points.  
 
Distances to nearby intersections are listed in Exhibit II-H-1   

 
2. Off-Site Road Improvements 

 
This project complies with the County’s requirement to complete a portion of Linda 
Vista Boulevard, and as such the required right-of-way will be dedicated and a section of 
the road will be constructed. In addition a section of Freer Drive will be constructed to 
provide southern access to the development.  The project proposes 94 homes and 
therefore a Traffic Impact Study will not be necessary.  

 
County staff have indicated that roadway improvements to complete Linda Vista 
Boulevard from the western property line to Shannon Road must be shared with the 
adjacent developer to the north of the project site.   
 
Please refer to the Meritage at Linda Vista & Shannon Traffic Analysis for more 
information. 

 
3. Traffic Impacts on Nearby Streets 

 
When fully completed, the proposed project is predicted to generate an additional 894 
ADT on weekdays to the adjacent street system from the new project site. Fifty percent 
of these new trips (447 vehicle trips) will be into the project and fifty percent will be out 
of the project.  
 
Please refer to the Meritage at Linda Vista & Shannon Traffic Analysis for a description 
of projected ADT of Linda Vista Road to be built between Thornydale and Shannon. 
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4. Minimizing Traffic Impact on Local Streets 
 

Primary access to and from the site will be via Shannon Road roadway, and Linda Vista 
Boulevard. Freer Drive will provide secondary access.  Shannon Road and the proposed 
Linda Vista Boulevard will have the capacity to handle the minimal amount of traffic to 
be added by this development.  Please refer to Exhibit II-H-1: Transportation. 

 
5. Bicycle and Pedestrian Pathways 

 
There are few existing bicycle or pedestrian facilities in the vicinity of the project, and no 
facilities are proposed. The Canada del Oro River Park, Arthur Pack Regional Park, and 
Linda Vista Park and are within a one mile distance of the project site. Amenities such as 
walking paths, hiking trails and recreational facilities can be found at these locations. 

 
6. On-Site Rights-of-Way 

 
All on-site vehicular circulation elements will be private if gated, otherwise they will be 
public. 

 
7. Conformance with Pima County Transportation Concurrency Requirements 
 

As stated above, the estimated average daily trips anticipated for the proposed 
development will be approximately 894 ADT on weekdays.  The traffic generated will 
access directly to Linda Vista Boulevard and Shannon Road, both major scenic routes.  
No significant negative impacts are expected from this project due to the available 
capacity on Shannon Road and the future capacity of Linda Vista Boulevard once built.  
As such, we do not anticipate any change in the level-of-service on any of the 
surrounding roadways. 

 
8. Traffic Impact Study Threshold 
  

This proposed development contains 94 lots, which will generate a total of 
approximately 894 ADT on weekdays.  This does not meet the lower threshold of 1,000 
ADT that would trigger the requirement for a Traffic Impact Study (TIS).  
 

9. Alternative Modes of Transportation 
 

This proposed development will be similar to the existing surrounding developments, 
which are reliant on automobile use for most trips.  There are currently few pedestrian, 
bicycle or transit facilities in the vicinity of the project.  

 
I. On-Site Wastewater 

 
No onsite wastewater treatment is proposed for this project. 

 
J. Sewers 

 
Sewer service will be provided by the Pima County Wastewater Reclamation Department.  The 
project is a tributary to the Ina Road /Tres Rios Wastewater Reclamation Facility via the Canada 
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Del Oro Interceptor.  A “will-serve” letter dated June 28th, 2016 indicated there is capacity in 
the public sewer G-84-024, downstream from manhole 4201-20-8 and in sewer I-86-206, 
downstream from manhole 4514-03.  Please see Appendix D for the will serve letter. 

 
K. Water 
   

Water service will be provided by the Metropolitan Domestic Water Improvement District.   Two 
separate “will-serve” letters were received, one for the east side of Shannon Rd. and one for the 
west. The letter from Metro Water indicated that they would be agreeable to considering 
service to the area if the City of Tucson Water issues a denial of service. Because of the City of 
Tucson Water Department denial of service, Metro district has provided an updated will-serve 
letter and has indicated it will serve the entire project. As a condition of water service, Metro 
Water has requested a 15’ public water easement adjacent to and south of the ultimate Linda 
Vista Boulevard right-of-way. Metro’s will-serve letter indicates that the easement should be 
located against the outside edge of the Major Streets and Scenic Routes Plan ultimate right-of-
way, which is currently shown as being 150 feet in width.  Metro has also indicated that if the 
Major Streets and Scenic Routes Plan gets revised to reflect the proposed Linda Vista Boulevard 
90’ right-or-way width, the water easement would then need to be located outside of the new 
right-of-way width. See Appendix C: Metropolitan Domestic Water Improvement District Letter & 
City of Tucson Water Department Letter. 

 
L. Schools 

 
1. There are no proposed schools within the subject property.  The site is bisected by Shannon 

Road. West of Shannon Road is within the Marana Unified School District.  East of Shannon 
Road is within the Amphitheater Unified School District.  Ironwood Elementary School, part 
of the Marana Unified School District, abuts the project site to the southwest, and Tortolita 
Middle school is located approximately 1.5 miles to the southwest. Vehicular and 
pedestrian connections to the elementary school will be provided via road connection to 
Freer Drive.  A recreation area plan (RAP) will be submitted with the tentative plat and will 
include path and sidewalk details.  Please see Exhibit II-L-1: Access to Schools for school 
locations and Exhibit II-M-3 Recreation and Trails for schematic trail alignment. 

 
2. A response letter from the Amphitheater School District was received on December 23, 

2016.  The District indicates capacity to accept the projected enrollment east of Shannon 
Road at this time. Please see Appendix E for specific numbers and the Amphitheater Unified 
School District letter. 

    
3. A response letter from the Marana Unified School District was received on December 7, 

2016.  The District indicates capacity to accept the projected enrollment at this time. The 
letter also indicated that the District has the capacity to support the students east of 
Shannon Road. Additionally, WLB Staff have met with Marana Unified School District 
representatives regarding traffic improvements to ensure that efforts are being 
coordinated between the developer and the District. Connections to Ironwood Elementary 
School were discussed and the Preliminary Development Plan was revised accordingly. 
Please see Appendix E for specific numbers and the Marana Unified School District letter. 
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M. Recreation, Trails, and Open Space 
 

1. On-Site Recreational Elements 
 

The residential recreation area standards in 18.69.090 of the Pima County Code require 
the 94 unit development to provide approximately 1.9 acres of recreational amenities. 
The proposed residential subdivision will meet residential recreation area standards by 
providing active and passive recreational areas onsite, through the use of in-lieu fees, or 
through a combination thereof. Along with the tentative plat, a recreation area plan 
(RAP) will be submitted outlining the specific elements.Please refer to Exhibit II-M-3: 
Proposed Recreation and Trails. 

 
2. Ownership of Open Space 

 
Recreation areas and natural and modified open space within the development will be 
owned by the HOA and will be for the use of the residents of the neighborhood. These 
areas will be preserved as open space via the final plat and CC&Rs. Please refer to 
Exhibit II-B-1a: Tentative Development Plan. 
 

  3. Conformance with Pima Regional Trail System Master Plan 
 

According to the Pima Regional Trail System Master Plan there is a single-track trail that 
parallels Shannon Road and terminates at Sumter Drive to the north of the project site. 
Easements will be considered through the property to connect with this and other 
trails. Please refer to Exhibit II-M-3: Proposed Trails. 

 
N. Cultural Resources 

 
The subject property is vacant and has not been previously developed.    

 
1. Survey Recommendations 

 
All of parcels 225-02-002E and 225-02-001B were surveyed in 1981 as part of the 
Northern Tucson Basin archaeological research project. No portion of 225-04-014G has 
been subject to previous archaeological investigation. The Arizona State Museum stated 
that six archeological properties have been recorded within a mile radius of the project 
area, however, no archaeological properties have been noted within the subject 
property.  It is recommended, though not required by ASM that an archeological 
contractor be consulted before ground-disturbance begins. Since the site is located in 
Pima County, the State Museum defers any recommendations to the County. 
 
Please refer to Appendix B Archaeological Records Search. 

 
2. Mitigation Measures 

 
In the event that cultural resources are revealed during ground-disturbing activities, all 
construction shall cease, and consultation shall be initiated with ASM to assess the 
potential significance of any unearthed materials (ARS §41-841).  If human skeletal 
remains or funerary objects are discovered, ARS §41-865 and §41-844 require that the 
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Arizona State Museum be notified of the discovery at (520) 621-4795 so that 
appropriate arrangements can be made for the repatriation and reburial of the remains 
by cultural groups who claim cultural or religious affinity to them.  The human remains 
would be moved from the site by a professional archaeologist pending consultation and 
review by the Arizona State Museum and concerned cultural groups. 

 
O. Environmental Quality 

 
1. Controlling Dust Pollution 

 
During the construction phase, contractors will be responsible for dust pollution control.  
Measures such as watering the site and silt fencing will be implemented as necessary. 

 
2. Pollutant Emission 

 
Given that the proposed development will only consist of residential uses, the proposed 
project is not expected to produce insignificant air pollution from non-vehicular sources. 

 
P. Agreements 

 
None at this time. 

 
Q. Fire Protection 

 
It is anticipated that Northwest Fire District will serve this site.
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