ev\, ) _o l,

[ TN
8! ?

THEPLANNINGCENTER

‘a division of TPC Group, Inc. Group, Inc.




Kachina Homes

Pima County, Arizona

East of North La Cholla Boulevard &
North of West Old Magee Trail

Submitted to:

Pima County

Development Services Department
201 North Stone Avenue, Second Floor
Tucson, Arizona 85701

Prepared for:

Kachina Custom Homes

180 West Linda Vista Boulevard
Tucson, AZ 85737

Telephone: (520) 797-2137
Kachinahomes@gmail.com

Prepared by:

The Planning Center

2 E Congress Street, Suite 600
Tucson, Arizona 85701

Telephone: (520) 623-6146
bunderwood@azplanningcenter.com

&

Cypress Civil Development LLC
2030 E Speedway Boulevard, #110
Tucson, Arizona 85719

Telephone: (520) 499-2456
kmhall@cypresscivil.com

July 2017


mailto:Kachinahomes@gmail.com
mailto:klee@azplanningcenter.com
mailto:Stanley19263@msn.com

Kachina Homes Rezone

10T [T 1o o 1
SECHION | SItE INVENTOTY ittt e e r e e e e e e e e e e et e e e e e eeeeeeatttaaaaeaeeaennees 2
A, EXIStING LANG USES.....coiiiiiiiiiiiiiiieeeee ettt 3
1.  Location and Regional CONEXL..........ciiiiiiiiiiiiiiiie e e e e e e 3
A (=3 1] o T = U To [ T U SRPPPPPRRIN 5
G T = = o o (o TSRS 8
O V1 oW o [T oo T = ] 0 1= 1= SR 10
2 N o] oToTo | r= 1 ] 1 |22 14
1. TopographiC CharaCteriStiCS ............uuuuuuuuiiiiiiiiiiiii e enenennnenne 14
2. Pre-Development Average CroSsS SIOPE ......coooviviiiiiiiiiiiiiiiiiieeeeeeeeeee e 14
LG o 1Y/ [ (o] [0 | PO 17
1. Off-Site WaALerSeAS ......euiii e e e e e e e e e 17
D. BiolOQICAl RESOUITES......cceiiiiiiiiiiiiiiiiiit ittt ettt e e e e e e e eeees 21
1. Conservation Lands SYSEIM ........cuuuuiiiiiiiiii it e e e e e e 21
2. Critical Landscape CONNECHIONS ..........ocuuiiiiiii e ee et e e e e e e e eeaaeaeannes 21
3. Pima Pineapple Cactus Priority ConsServation Ar€a ..........cccccuvviiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeee 21
4. Needle-Spined Pineapple Cactus Priority Conservation Area.............cccuuevveeevveennennnnnnns 21
5. Priority CONSEIVALION AFCAS .....uuuiiiieeeiiiiiiiiiei e e e e e e ettt iee e e e e e e e e e ettt e e s e e e e eeeeettaaaaeaeaaeaeennes 21
6. Arizona Game & Fish Department Heritage Data Management System........................ 21
A S Y- 16 [ U= L PP OSRRPPPPRPPPN 24
8. Habitat Protection or Community OPEN SPACE ......ccuvuuiiieeiiiiiiiiiiiieeeeeeeeeeetieae e eeaeeeeanes 24
9. Especially Important VEgetation .............uuiiiiiiiiiiiieiiiiiiie e eeettse s e e e e e eeanaa e e e e e e aeeanes 24
10. Vegetative COMMUNITIES . .......uuuuuuieeeieieeaaaesaeeaeebaae e esessssssss s ssssssssssssnnnnee 24
B VIBWSNEAS ..ciiiiiiiiiiiiiiiiiiieeee ettt ettt ettt et et aaaaaas 27
Y1 (=T (=31 o] 1 APPSR 27
S | (= = 10 (o LSRR 27
R I =107 oo =1 1o o PP P PP PP PPPPPPPPP 33
1. Existing and Proposed Off-SIite SIrEetS........couuuiiiiiieeiiiecce e 33
2. Distances from the Site to EXIStiNg ROAAWAYS ..........ccoovviiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeeee 35
T 10 L= {0 11 (SO PPP 35
(C T ST < =T £ TP 39
1. Capacity Response Letter from Pima County Regional Wastewater Reclamation
[T o= {0 0TCT o PSPPSR 39
2.  Site Constraints for Extension of the Existing Sewer Network ...........cccccccoviiiieiiiiinniinin, 39
[ PR = Tod (=T (o] o =T o To I I = 1 PP 42
1. Parks, Recreation Areas, Public Trails within One Mile of the Site.........ccoovvvvviiveeennnnn. 42
2 1 -V | = PP 42
I.  Cultural Resources: Archaeological and HiStoriC Sites ............ccceeiiieeeiiiiiiiiiieee e, 44
1. Arizona State MUSEUM LELEET ......euviiii it e et e e e e e e e e eaare e eaeaas 44
2. Map and Description of Archaeological or HiStoric SitesS............ccovvviiiiiiiiiiiiiiiiiiiiiiiieee, 44
3. Field Survey Requirements OF RESUILS.........ccoieeiiiiiiiiiiee et e et eaeeeaannes 44
Section 1. Land USe ProposSal ......cccooiiiiiiieeeeeeeee ettt 48
A, PIOJECE OVEIVIEW ... 49
1. Requested ZoNiNg BOUNEAIIES ..........uuuuuuuuiuuuunuiiiiiiuniiiiiiiiaiiiaseeeeeeansneeaeeeeeeeeeneenseeeeeneenes 49
2. Characteristics of the Proposed Development ...........uuiiiieiiiiiiieiieiee e 49
K J @ ] [ 10 =T (o =TSSP 54
B. Preliminary Development PIAN ..............oooiiiiiiiiiiiiiiiiiiiiiiiiiieieeeeeeeeeeeeeeeeeeeeeeeee e 57
R o 0 @ 1Y = 4 - 57
2. SUPPOIT DALA ....ceee ettt ettt e ettt e et e e et e e e aa e e e aea s 57
C. Topography and Grading........ccocoeeieieeieeeiaea et 60
1. Development on SIOpes Of 15% OF GIrEALEr .......ccivieeiiiiiiiiiaee e 60

Table of Contents i



Kachina Homes Rezone

2. Hillside DeVelOPMENT ZONE.........iiii et e et ee e e e e e e e e et e s e eaaaeeannes 60
SItE DESCIIPLION .. 60
3. Maximum Change in EIeVAtION ............ccoviiiiiiiiiiieeee 61
D T o 1Yo | T0] (oo Y 63
1. Hydrologic CharacterisStiCsS Of PDP .........ccoiiiiiiiiiii et 63
2. Encroachment MIitIgation ...........cooviiiiiiiiiiiiiii e 63
3. Potential Drainage Impacts to Off-site LOCAtioNS .........cccoeeeeiiiiiiiiiiiiii e, 63
4. Engineering and Design FEALUIES .........cciiiiiiiiiiiiiiiei e e e e e araas 63
T ] @a] a1 {0] €11 =V g o T SEPPPR 63
E. BiOlOQICaAl RESOUICES ...t 65
I AN ¢ (o1 o F= L (=T o N [ 4 o F= T £ PSR 65
F. Landscape and BUfer PIAN ..........oooviiiiiiiiiiiiiiiiiiiieeeeeeeeeeeeeeeeeeeeeeeeee et 65
6. Landscape Bufferyard Plan ... 65
7. Landscape Bufferyard CoNnfliCtS...........oouuiiiiiiiiiiiiccn e 66
8. Vegetation Transplanted ON-Site...........cuuuiiiiiiiii e a e e e aaanes 66
LTV =Y o 1= o £ 67
9.  Visual Impacts from DevelopmMEeNt ...........cooovviiiiiiiiiiiie 67
10. Measures to Minimize Visual Impacts from Development...........ccccovveeeeiiiiiiiiiiieeeeee, 67
[ PR I =10 7 oo = 1o o PP P PP P PP PPPPPPPPPP 68
R Ao ot 2= o T | £ 68
2. Future ROAd IMPrOVEMENTS ...uutiiiii e e ettt e e e e e e e e e ettt e e e e e e e e seaataanaaeeaeaeaeennes 68
3.  Changes to Average Daily TIPS ..coooeeiiiiiiiiiiie e s e e e e e e e eaa e e e e e e e aeennes 68
4.  Traffic Impacts MiNIMIZEd DY PDP ........uuuiiiiiiiiiiiiiiiiiiiiiiiiieieeseesnseesennsnessssssnsssesseessenennnnes 68
5. Bicycle and Pedestrian PathWays.............uiiiiiiiiiiiiiiiiiie et eaaeeaanees 68
6. Typical ROAAWAY SECHONS. ......uuuiiiieiiieiiiiiiei e e e e e e e e e et ee e s e e e e e eeaesaaaaaaeeeaaeesnnes 69
7. Transportation CONCUITEINCY ........ceueiiitiiiiiiiiiiiietie ittt e e e e e e e e e eeeees 69
8.  Traffic IMPact ANAIYSIS .......cooiiiiiiiiiii 69
9.  Alternate TranSPOITALION .......cuuuuuiii e eeie et e e e e e e e ettt eee e e e e e e e e eett e e e eeeaeeesestaaaaaeaaeeesnnes 69
I.  On-Site Wastewater Treatment and DiSPOSal............ccoeevvviiiiiiiiiiiiiiiiiiiiiiiieeeeee 69
1. On-Site Wastewater Treatment/Disposal Facilities ..................ccuuuiiiiiiiiiiiiiiiiiiiiiiiiiiienns 69
N O7o ]| [=Tod 0] IS =T PP 69
3.  Primary and Reserve DiSPOSal Ar€aAS .........cceiiiiiiiiiiiiiiiie i eee i eeeeea e e e e e e eenaees 69
B T PSPPSR 69
1. Pima County RWRD Capacity RESPONSE ......cuuuiiiiieeiiiiiiiiiiii e eeeeeeetitiee e e e e e e eeaaraa e e e 69
2. MethOd Of SEWET SEIVICE.....ccciiiiiiieiieieeee et a e 70
3. Sewers within public rght-Of-Way............coooiiiiiiiiii 70
4.  Site CONSLrAINIS 10 GraVILy SEWET ......uuuuuueruuueunninnnneenetnnnssnnssnssnsssnsssnsnsssssssssssssssnssssnssnnnns 70
SO VA 1] PSPPSR PPPP 70
(SRS CNOGISE............ W TTTIIIIRIRRIRRT... ... . . S A ORROR. . . S 70
1. Routes to AJACeNt SCNOOIS..........uuuuiiiiiiiietiii e nensnennes 70
S Tl (o o]l @F= o = (o1 Y URPPPPPPPPPN 70
M. RecCreation and TraUlS ..........uuuiiiiiiiiiiiiiiiiiiiiiie ettt ettt ettt e e et et e e e e e eaeeeateeeeeeeeeeees 76
1. Recreation Areas to be Provided ............coooiiiiiiiiiiiieiis e 76
2. Proposed Ownership of OPen SPACE .........ccouiiiiiiiiiiiiiiiiiiiiiie e 76
3. Proposed Trails in Compliance with Pima Regional Trail System Master Plan .............. 76
N. Cultural Resources: Archaeological and HiStOrC SIteS .........ccevvvviiiiiiiiiiiiiiiiiiiiiiiiiiiiiieeeee 76
1. Mitigation Measures for Protection of RESOUICES.............uuuuuuuummmiiiiiiiiiiiiiiiiiiiiiiiiiiiiinennes 76
2. Archaeological SUIVEY MEASUIES ........ooouiuuiieieeee et e e eeeaeeeeeees 76
3.  Cultural Resources Mitigation Plan.............coii i 77
O.  Environmental QUAITY ......ccoooiiiiieeeeeeee e 77
1. Control of DUSE POHULION ..o e e e e et e e e e 77

Table of Contents i



Kachina Homes Rezone

2. Control of Emissions Greater than 100 tONS PEer YEar........c.cocuvvvviiiiieeeeiieeiiiieeeeeeeeeeeennns 77
I N o [ (=T=T 0 0 T=T o £ PP TPTTT 77
1. Agreements with Neighboring Properties..............uuuuuuuiiiimmiiiiiiiiiiiiiiiiiiiiiiiiieieeeees 77
Y o] o 1= g Lo 1o = PP P PP PP PPPPPPPPPPPN 79
Appendix A: Preliminary Integrated Water Management Plan............ccccccooiiiiiiiiiiiin e, 80
L. WALEE CONEEXE ...ttt e e et e e et et e e ettt e e e e et e e e eaa e aeenenns 80
2. Onsite Existing and HiStoric Water USE ........cccoeeiiiiiiiiiii et e e 82
3. PropoSed WaALer USE .......ccooeiiiiiiiii ettt e s e e e e e et e s e e e e e e e e aaa e e aeaaeaeannes 82
4. Water SUPPIY anNd DEIVETY .......uiiiiiiiiiiiiiiiiiiiieeeeii e nnnneenennnnne 82
5. Water Demand ProjECHONS..........coiiiiiiiiiiiiiiiieee et 85
6. Proximity to Renewable and Potable Water SUPPIIES .......ccoovvviiiiiiiiiiiiiiicee e, 85

List of Exhibits

Exhibit LA.1: Location and VICINILY ........cooiiiiiiiiiii et e e e e e e e 4
Exhibit 1LA.2.a; EXIStiNG ON-SItE USES ......coiiiiiiiiii ittt e e e e e e ar s 6
Exhibit I.A.2.c: Pima Prospers Comprehensive Plan Designations..............ccccvvvvviiiiiiiiiiiiiieinnnn. 7
T o T N S AN = T = L o o) (o S 9
Exhibit LA.4.a; EXIStING ZONING......uuiiiiieiiiiiiiiie e e et e e e e e e e e e ettt e s e e e e e e eeaseraaanas 12
Exhibit LA.4.0: EXIStING LANG USES......coiiiiiiiiiiiiiiiiiiiieieeetee ettt 13
=Yg o] o = T B o] ool [ £=T o] ) VPP PP PPPPPPPPPN 16
Exhibit 1.C.4: EXIStING HYAIOIOQY .....uiiiieeiieeiee ettt e e e e e e e eaneaanas 19
Exhibit 1.C.4.C: FEMA FlOOUPIAIN.......ccoooiiieeie et e et e e e e e e e eaeeaaaas 20
Exhibit 1.D.1: Conservation Lands SYSEM ........ccuiiiiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeee ettt 22
Exhibit 1.D.6: AFGD On-Line Environmental REVIEW .........ccoiviiiiiiieiiiiiie e e e 23
T o T I I O Y=o =3 7= o) o R 26
g o L =t Y | (= VA TS o 11§V 28
EXNIDIt 1.LE.2: PROTO KEY MBP ... iiiiiiiiiiiiiiiiiiiiiet ettt a e e e 29
o L I - WS (= T (L PP 30
Exhibit 1.LE.2.a: Sit€ PROTOS (CONL.) ...uuiiiiei e e e e e e e e e e saneaaaaas 31
EXhibit 1.LE.2.a: Sit€ PROTOS (CONT.) ..eiiiiiiiiiiiiiiiiiiiiiiiiiiiiei ettt 32
o L e e I = 1 1o PRSP 37
Exhibit I.F.2: Distance to EXiStiNG DIIVEWAYS.........cooiiiiiiiiiiiie e eee e eeeise e e e e et e e e e e e eeaneanaans 38
T o T B T AT T o= (] g =1 = 40
EXhibit 1.G.2: EXIStING SEWET NETWOTK .....eevviiiiiiiiiiiiiiiiiiiiiiiiit ettt eees 41
Exhibit [.H.1: Parks, Recreation and TTallS ........oc. ettt e e e e e e ennaeens 43
Exhibit 1.1.1: Arizona State MUSEUM LETIET ....uuuii it e e e et e e e e e e eeanen s 45
EXNIDIt 1K: COMPOSITE IMBP ...ceeiiiiiiiiiiiiiiiiee ittt ettt ettt ettt et ettt eeeeeeeeeeeeeeeaeeeeeeees 47
Exhibit 11LA.1: RezoNIiNG BOUNAANES ...........ooiiuiiiii it e et e e e e e e e eeaenaaaas 56
Exhibit 1ILA.1: Preliminary Development PIan ..............ooiiiiiii e eeaai s 59
=gl o | | B O A ] = Vo [ o F= T o PP PPPPPPPPPPPP 62
Exhibit 11.D.1: Post Development HydrolOgy ..........ccooiieeiiiiiiiie e 64
Exhibit 11.L.2: Existing SChools and LIDraries..........coovieiiuuiiie e 73
Exhibit 11.L.3: SChool Capacity LETET .........ccvviiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeee ettt 74
Exhibit 11.L.3: School Capacity Letter (CONL.).......cuuiiiiiiiiiiiiiiiiiiiiiiiiiieieeeeeeeeeeeeeeeeeeeee e 75
Exhibit A.1: Water CONIEXE MAP .....uuieeeee it e e e et e e e e e e eeeeeenanes 81
Exhibit A.4: Water SUPPIY LETET .....eeeee e e e e e e e e eeeeenanes 83
Exhibit A.4: Water SUpply LELtEr (CONT.) ...evvviiiiiiiiiiiiiiiiiiiiiie ettt 84
Exhibit A.5.c: ADWR Water CalCUlAtOr.............iiiiiiiie i 86

Table of Contents i



Kachina Homes Rezone

List of Tables

Table LLA.4.a: EXISHING ZONING .. .ccoiiiiiiiiiis e s e e e e e e et e s e e e e e e e eaartaaaaeeaaeeeannes 10
Table I.LA.4.b: Existing Off-Site Land USES .........ouuiiiiiiiiiiieiie et e e aanees 10
Table I.A.4.c: Number of Stories of Off-site Existing Structures..............cccoeeeeeiiee, 10
Table 11.D.10: Species List of Plant Species Observed ONn-Site. ..., 24
Table LF.1.b: Average Daily TriPS ...uuu i ieeiiiiie e e e e e et s e e e e e e e e aartaaa e s e eaaeeeanne 35
Table II.F.1: Buffer and Screening Plan ... 65
Table II.L.2: Public School Districts Serving the Site ..........ooooeieiie 70
Table Il.L.2.a: School Capacity and Enrollment NUMDEIS ........cccooviiiiiiiiiiiiii e 71
Table II.L.2.b: Projected ENrollment INCrEASE.........coiiiieiiiieiiiie e a e e eanees 71
Table II.L.2.c: Under (Over) SChool CapaCity .........ccooeeiieiiieiee e 71

Table of Contents iv



GQ THEPLANNINGCENTER

a division of TPC Group, Inc.




Kachina Homes Rezone

This study has been prepared for Pima County’s Site Analysis requirement for the proposal of
twenty-five (25) single-family residences and twenty-four (24) multi-family apartments. The site is
located east of North La Cholla Boulevard and north of West Old Magee Trail within Pima County,
Arizona. The proposal consists of an assemblage of three contiguous parcels defined by
Assessor’s Parcel Numbers 225-21-0090, 225-21-0080, and 225-21-0100. The combined area
will total approximately 6.68 acres. The site is currently zoned SR and CR-1 and has an existing
single-family dwelling with an accompanying pump house. Pima County’s comprehensive plan,
Pima Prospers, designates the subject properties as Medium Intensity Urban (MIU). The purpose
of this study is to identify factors directly or indirectly influencing the rezoning of the subject parcels
from CR-1 (Single Residence) and SR (Suburban Ranch) to CR-5 (Multiple Residence Zone) for
the development of a residential subdivision and a multi-family apartment complex.

The Preliminary Development Plan (PDP) was directly influenced by the opportunities and
constraints identified in this Site Analysis. The opportunities and constraints affected the Land
Use, Circulation and Post-Development Hydrology Concepts. This land use proposal will enable
the developer to produce thoughtful design concepts derived from the analysis of the site's
physical characteristics. It also presents sensitive design and mitigation solutions that respond
to the unique characteristics of the site while complementing the surrounding area.
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