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Site Analysis Introduction

The proposed rezoing is for approximately 6.69 acres at the northeast and southeast
corners of Oracle and Suffolk, APN 225-51-018A, 225-51-4720, 225-51-0190, 225-51-
0200, [the “Rezoning Parcels”). The two parcels on the southeast corner (225-51-0190,
225-51-0200) are already developed and no modifications or improvements will occur
as part of this rezoning request. The remaining parcels (225-51-018A and 225-51-
4720) are currently vacant and are proposed to be a commercial development (the
“Future Development”). All of the Rezoning Parcels are included in the required
rezoning reports and analyses.

The Future Development is currently being marketed to retail, restaurant and office/
medical businesses. The Rezoning Parcels are currently zoned RS (Residential Service
District), which permits office, high density residential and some commercial uses
(excluding restaurant and some retail uses). A CUP is also being submitted
simultaneously with this rezoning to permit a drive thru restaurant.

This proposal is to rezone the Rezoning Parcels to C-1, which is consistent with
development opportunities along a major transportation corridor like Oracle and fits
within the other commercial/office uses along the corridor. C-1 is required to develop
the proposed retail commercial use. The Future Development proposed is a total of five
buildings to include three retail/restaurant buildings along Oracle Road -
approximately 2,600 SF, 3,500 SF and 8,750 SF multi-tenant buildings - all in Phase 1,
and an approximately 4,000 SF and 6,500 SF buildings in Phase 2 (the “Project”). The
Future Development is currently being marketed to destination full-service restaurants,
medical/office providers, and other retail businesses.

As part of the submittal to the Town, all reports are included to analyze the existing
native plants, drainage, and surrounding developments to assure it blends well along
Highway 77 (Oracle Road). The landscape plan will take into consideration the healthy
existing native plants with ample open space and buffering, exceeding the Town
requirements in specific areas. Although the Future Development is not within some of
the Town'’s view corridor and overlay districts, special attention is being paid to the
eastern views of the Santa Catalina Mountains, including Pusch Ridge and Mount
Kimball. The fact this Future Development is adjacent to the historic Suffolk Hills
neighborhood has also been considered and the development team is working with that
neighborhood to mitigate any negative impacts for our eastern neighbors.

The architect has also reviewed the Town requirements and surrounding architecture
and is working to incorporate architectural features, materials, and design to respect the
adjacent and nearby residential and commercial centers. The architectural elements are
reminiscent of the desert ranch style colors and material.

The following Site Analysis and summary meets the Town requirements as outlined in
Applications and Guide’s provided by the Town.

Introduction 5
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Part 1. Inventory and Analysis

1. Existing Land Uses

This section of the Inventory and Analysis identifies existing zoning, land uses and structures
onsite and on surrounding properties, as well as proposed developments in the project
vicinity.

A

Site Location and Regional Context

Thompson Thrift Development (TTD) is excited about the rezoning of the Rezoning
Parcels and potential development of the new retail commercial project for the Future
Development. The Rezoning Parcels are currently zoned RS (Residential Service
District), which permits office, high density residential and some commercial uses
(excluding restaurant and some retail uses).

This proposal is to rezone the Rezoning Property to C-1.

Oracle Road is a major north/south Arizona State Route and has eight lanes directly
adjacent to the Rezoning Parcels. There is stoplight at the corner of Oracle and Suffolk.
The Future Development site is vacant, and is surrounded by commercial, office and
other retail/restaurant uses. The Future Development is consistent with other
properties along Oracle to the north, south and west. Transition to the east and the
Suffolk Hills neighborhood will be important and the development team is working with
the Suffolk Hills Property Association to mitigate concerns. C-1 is required in order to
develop the proposed retail commercial use.

See Exhibit 1.1.A.1: Regional Context, Exhibit 1.1.A.2: Local Context

Part 1 — Inventory and Analysis 6
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Exhibit I.1.A.1: Regional Context
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Exhibit I.1.A.2: Local Context
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B. Existing On-Site and Off-Site Land Uses

The Rezoning Parcels include an existing office complex with two users - Scarritt
Group Inc and Wells Fargo Bank. No modifications are currently being proposed on
that portion of the Rezoning Parcels. The Future Development is currently vacant
and is being proposed as a commercial project with retail/restaurant and office
uses.

According to “Your Voice, Our Future”, the existing general plan land use designation
for the property is NCO (Neighborhood Commercial/ Office), which is intended for
commercial and office designations with good access to major roadways. NCO
includes C-N (Neighborhood Commercial) and C-1 (Commercial).

The land uses of surrounding properties within one-quarter mile, as depicted in Exhibit
L1.B: Existing Land Uses are as follows:

North: Child Care Facility - Neighborhood Commercial
South: Vacant, Medical Center - County - Neighborhood

Commercial

East: Single Family Residential Suffolk Hills- Low Density

Residential

West: Oracle Crossings Retail Center — Regional Commercial

C. Conditions on Properties within a One-Quarter (1/4) MileRadius

I Existing Zoning and Uses
The zoning of surrounding properties, as depicted in Exhibit I.1.C.i includes:

North: R-S, C-N, & C2
South: County T-R, CR-1, CB-1

East: R1-36

West: C-2,C-1, & CR-1
The uses to the north, south and west are all commercial, office, retail, and restaurant
consistent with uses adjacent to a major roadway/State Route. To the east is the Suffolk Hills

neighborhood, which requires an appropriate transition from uses appropriate adjacent to a

Part 1 — Inventory and Analysis 8
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major roadway to a long-standing neighborhood in the region.
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g Zoning
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ii.

lii.

iv.

Vi.

General Plan Land Use Designations

As noted above the Rezoning Parcels are in an infill area with most
surrounding properties already developed. Very few parcels remain vacant
along Oracle Road. This corner and its proximity to the nearby commercial
centers to the north, south and to the west make this an ideal property to
mirror similar zoning to compliment these uses and serve the surrounding
communities. As noted in the paragraphs above, the surrounding properties
in the General Plan consists of Regional Commercial, Neighborhood
Commercial and Low Density Residential. Below is the list of General Plan
Land Use Designations as referred to in Exhibit I.1.C.ii.

North: Child Care Facility - Neighborhood Commercial
South: Vacant, Medical Center - County - Neighborhood

Commercial

East: Single Family Residential Suffolk Hills- Low Density

Residential

West: Oracle Crossings Retail Center - Regional Commercial

A Conditional Use Permit (CUP) will be processed concurrently with the
rezoning application to allow the restaurant use with a drive-through. The list
and exhibits noted above show the surrounding area compliments the Future
Development proposal.

Number of Stories of Existing Structures

The developed portion of the Rezoning Parcels are single story, typical
height for office buildings. The Future Development portion is vacant.

Pending Rezones

There are no pending or proposed rezoning cases within one-quarter mile of
the site.

Conditionally Approved Zonings

There are no pending conditionally approved zonings of properties within

one- quarter mile of the site.

Approved Subdivisions and Development Plans
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Approved Subdivisions within a quarter mile radius include:

e Oracle Crossings
o Suffolk Hills
e Escondido Plaza

Part 1 — Inventory and Analysis 13
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Exhibit I.1.C.ii: General Plan Land Use Designations
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*

Town of Oro Valley Land Use

-
Rural Low Denssty Residental (0 - 0.3 DU/AC) ' Tier 1 Growth Area
.
Low Density Residential (0.4 - 1.2 DU/AC) S ab Tier 2 Growth Area
Low Densaty Residential (1.3 - 2.0 DU/AC)
Urban Service Bounda
Medium Density Residental (2.1 - 5 DUWAC) D . e
- High Density Residental {5+ DU/AC) mhroyo Grande Planning Area
Master Planned Community
BB master Pianned Community (60% Open Space D‘D Valley Town Limit
Neighborhood Commercial / Office
a}emfal Plan Planning Area
- Community / Regional Commercial
Commerce / Office Park [ morana Lima

- Village Center

Public / Semi-Publc

School
F 5 0 025 05 1
REMF Resort / Golt Course

RS ? i

-
- Natonal Forest

Riparian
Your Voice, Our Future
General Plan (Nov. 2016)

Undesignated (within Town of Marana)
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vii. — Architectural Styles of Adjacent Development

The existing homes surrounding the subject property are 70’s and 80’s era
ranch style homes comprised primarily of stucco, slump block/ brick.

Similarly, adjacent commercial architecture is comprised primarily of
southwestern architecture with stucco, brick and rock. Rooflines vary with
architectural features, pop-outs, and tower elements to provide variations in
design. Below are a few examples of the nearby commercial and residential
buildings.
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2. Environmentally Sensitive Lands
A. ESL Conservation Categories

I. Major Wildlife Linkages

There are no major wildlife linkages on the Rezoning Parcels.

il Critical Resource Areas

There are no critical resource areas on the Rezoning Parcels.

iif. Core Resource Areas
There are no core resource areas on the Rezoning Parcels.

iv. Resource Management Areas: Tier 1, Tier 2 and Tier 3, this area is also in a
growth area, per the General Plan.

There are no Resource Management Areas on the Rezoning Parcels.
B. ESL Conservation Additional Categories

I Critical Resource Areas:
a. Major Rock Outcrops
There are no major rock outcrops located on the Rezoning Parcels.

b. Distinct Habitat Resources
No distinct habitat resources exist the Rezoning Parcels.
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il Core Resource Areas
a. Distinctive Native Plant Stands

Vegetation concentration occurs along the west property line, primarily
within the Oracle Road (Highway 77) right of way and a section along the
southern property line Suffolk Drive. Vegetation within this area would
be medium density with larger species due to the collection,
channelization and backup of stormwater entering the box culvert that
crosses Oracle Road. Higher concentrations of Acacia constricta
(Whitethorn Acacia), Acacia greggii (Catclaw Acacia), Parkinsonia florida
(Blue Paloverde) and Velvet Mesquite (Prosopis velutina) can be found
along this drainage collection area. Refer to the Site Resource Inventory
(SRI) for additional information.

iif. Resource Management Areas: Tier 1, Tier 2 and Tier 3
a. Distinctive Individual Native Plants

Majority of distinct vegetation is located offsite within the Oracle
Road right of way. Per the SRI, approximately 5 Blue Paloverde, 13
Foothills Paloverde, 6 Velvet Mesquite and 1 Catclaw Acacia may be
considered distinct.

b. Minor Rock Outcrops and Boulders

There are no minor rock outcrops or boulders located Rezoning
Parcels.

Total Acreage of Each On-site Conservation Category

Conservation Category Total On-site
Acreage

Major Wildlife Linkages 0 AC

Critical Resource Areas 0 AC

Core Resource Areas 0 AC

Resource Management Area Tier 1 0 AC

Resource Management Area Tier 2 0AC

Resource Management Area Tier 3 0 AC
Developed Area (Non-Wildlife 0 AC
Permeable)

3. Topography

A.

Site Topography

The Future Development site was surveyed to produce one-foot contours
throughout. The topography is a gentle hillside with slopes ranging from 2% to 5%
in general. The Future Development generally slopes from the northeast to the
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southwest (see Exhibit i.3.C.i.1: Existing Topography Exhibit). No site topography
was done for the already developed portion of the Rezoning Parcels.

I Rock Outcrops
There are no significant rock outcrops on the Rezoning Parcels.

fi. All other Significant Topographic Features
There are no other significant topographic features on the Rezoning Parcels.
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Exhibit 1.2.B: Site Resource Inventory

ABBREVIATIONS: =
The following abbreviations were used in the g g =5 § 5
comment column. Number in (#) refer to plant 2 = 5|8 E. ¥} §|8
requirements for preserved in place or salvaged 5 & E 2|8 g E -] §a
2 T P e @ o | =
BL broken limbs - tree has significant broken E ~§ 5 S8|8|E i E .3' =
branches = @ [3) @ |a |< [ (3] - R7) THIS
MU multitrunk, no single defined trunk | 41 |Parkinsonia florida Blue Palo Verde |24'[14"| - L[sz RFS|YES PROJECT | |
LB low branch, unable of preserving low branch | 42 | Parkinsonia florida Blue Palo Verde 24'[14"| - L [SZMTDW RFS|YES i |
for salvage or relocate [ 45 [Parkinsonia florida Blue Palo Verde | 24'[14" L |szmTow RFS|YES L ﬂ;} .
DW  dead wood significant limb dieback 46 |Prosopis velutina Velvet Mesquite 20'111") - L |MT/DW/MU/IN RFS| NO = —0Z1
IN infestation of insect, damage to main limbs | 47 |Acacia greggii Catclaw Acacia 10/ 6" | - L |MULB/DWMT RFS| NO = z
MT mistletoe infection of main limbs | 48 |Prosopis velutina Velvet Mesquite 23'|14") - L |MT/DW/SZ RFS|YES g 'g’
PF poor form tree leaning or structure not 50 |Parkinsonia florida Blue Palo Verde  |24'(14"| - L |SZMTDW/BL/TD/IN [RFS |YES ’ ‘§
supportive of vegetation | 53 |Parkinsonia florida Blue Palo Verde 22'110"| - L |DWILB PIP_| NO
e} soils are loose and rocky, salvage will be 55 |Parkinsonia florida Blue Palo Verde 22')8" | - L |DWILB/PD PIP | NO
difficult | 61 | Parkinsonia florida Blue Palo Verde 26'(20"| - L _|SZ/DWILB/MT PIP |YES 1 1y
SZ  size of the tree, either spread, caliper or | 64 |Acacia greggii Catclaw Acacia__ [10'] 6" | - L [MULBDWMT PIP | NO SECT:gJ gis}ﬂlf SOF;HI?EWG‘&OSFR M
height is not conducive to salvage 76 | Prosopis velutina VelvetMesquite  |21'[13"] - L [MT/DW/SZIN RFS|YES CITY OF TUCSON, PIMA COUNTY. ARIZONA
PIP  preserved in place 87 |Prosopis velutina VelvetMesquite  [18'[ 8" | - L [MTDW/IN RFS|NO ! !
TOS  transplant on site | 98 | Parkinsonia florida Blue Palo Verde [20'14"] - L [sZDWLBMT RFS|YES LOCATION MAP '"FX
RFS  remove from site [116 Parkinsonia microphylla | Foothill Palo Verde |20'[12"| - L [DWILB/DW RFS|YES -,
138 Prosopis velutina VelvetMesquite | 16'[12"[ - L |[MTDW/INMULB __|RFS|YES 3 oTfne
NPPO LEGEND [167 | Parkinsonia microphylla | Foothill Palo Verde [18'[13"| - L [DW/SZMU RFS|YES
-~ Transplanted on site (TOS) |232| Parkinsonia microphylla | Foothill Palo Verde |12'| 4" | - L |DW/SOMTLB RFS| NO
Preserve in place (PIP) |245| Park{nson!a microphyila Foolh!II Palo Verde |16'| 8" | - L |DW/SOMTILB RFS| NO
Velvet Mesquite |247 | Park!nsor!a m!creELMla Foolh!ll Palo Verde |14'| 8" | - L |DW/SOMTILB RFS| NO
Foothill Palo Verde |248 | Parkinsonia microphylla | Foothill Palo Verde |14'| 8" | - L |DW/SOMTILB RFS| NO
Blue Palo Verde |250| Parkinsonia microphyila | Foothill Palo Verde | 8' | 2" | - L |DW/SOMTILB RFS| NO
Whitethom Acacia |251 | Parkinsonia microphyila | Foothill Palo Verde | 9" | 2" | - L |DW/SOMTILB RFS| NO
Catclaw Acacia |252 | Parkinsonia microphyila | Foothill Palo Verde | 8' | 2" | - L [DW/SOMT/LB RFS| NO
Hackberry |253) Parkmsf)nia m.icmgmla Foothill Palo Yerde 104" | - L [DW/SOMT/LB RFS| NO
Saguaro |279 | Prosopis velutina Velvet Mesquite 16') 8" | - L |LBDWMTMU RFS| NO |
Barrel Caicius |284 | Parkinsonia florida Blue Palo Verde 18'[10"| - L |DW/LB/MU RFS| NO
Graythom |286 | Parkinsonia microphylla | Foothill Palo Verde |18'|10"| - L |DW/SOLB RFS| NO
Significant vegetation (291 Prosqgs velutina Velvet Mesquite 18']10"] - L |LB/DW/MTMU PIP | NO
IMHigh density (not present) |292 |Acacia greggii Catclaw Acacia 122" | - L [MULB/DWMT PIP | NO
ﬂ:”] |293 | Parkinsonia florida Blue Palo Verde 18'110"| - L |DW/LB/MU PIP | NO
. . |294 | Acacia greggii Catclaw Acacia 124" | - L |MULB/DWMT PIP | NO
%Me"'”m derwsty 297 | Parkinsonia microphylia | Foothill Palo Verde |18 10| - L [DW/SOLB PIP | NO
Vegetation facilitates {298 | Parkmspnia Ilqﬂda Blue Palo Ve@e 15: 10": - L [DW/ILB/MU PIP | NO
s0il eabiizabon 300 Proscptsyelw_na Velvet Mesquite 30'[32"] - L [LBDW/MTMU/SZ PIP_ |YES
[301 | Parkinsonia microphylla | Foothill Palo Verde |18'| 8" | - L [DW/SOLB RFS| NO
|302| Parkinsonia microphyila | Foothill Palo Verde |18'| 8" | - L |DW/SOLB RFS| NO
7o |314| Parkinsonia microphylla | Foothill Palo Verde |10'| 2" | - L |DW/SOLB RFS| NO
{# SITE RESOURCE INVENTORY KEY NOTES 316 Prosopis velutina VelvetMesquite | 8 | 2" | - M [LBDW TOS| NO
1. Property line |317 | Parkinsonia microphyila | Foothill Palo Verde |10'| 2" | - L |DW/SOLB RFS| NO
2. Existing Town of Oro Valley monument sign |325 | Parkinsonia microphylla | Foothill Palo Verde |20°(10"| - L |DW/SOLBMT PIP | NO
3. Existing culvert |330| Parkinsonia microphyila | Foothill Palo Verde |18'| 8" | - L |DW/SOLB PIP_| NO
4. Prev!ous site disiufbanee |340 | Prosopis velutina Velvet Mesquite 10 4" | - L [LB/DW/MUIN RFS| NO
o [odnicant vegeston 344|Parkinsonia microphyla | Foothill Palo Verde | 107 4" | - L [DWSOLB RFS| NO
= Mezzﬁeg‘;:’éemg:r‘::"“ asa 345 Parkinsonia microphylla | Foothill Palo Verde [10°] 4" | - L [DW/SOLB RFS|NO
8 # i oil |346 | Parkinsonia microphylla | Foothill Palo Verde |16'| 8" | - L |DW/SOLB/MT RFS| NO
|390| Parkinsonia florida Blue Palo Verde 20'112"] - L |DWILB/SO RFS|YES
|481 | Parkinsonia microphylla | Foothill Palo Verde |10'| 6" | - L |DW/LB/MT RFS| NO
|482 | Parkinsonia microphylla | Foothill Palo Verde |10°| 6" | - L |[DW/LB/MT RFS| NO
|483 | Parkinsonia microphylla | Foothill Palo Verde |10°| 6" | - L |[DW/LB/MU RFS| NO
|484 | Parkinsonia microphylla | Foothill Palo Verde |10'| 6" | - L |DW/LB/MU RFS| NO
|485 | Parkinsonia microphylia | Foothill Palo Verde |18'[10"| - L |DW/LB/MUMT RFS| NO
502 Parkinsonia microphylla | Foothill Palo Verde |12'| 6" | - L [DW/LB/MU RFS| NO
|506 | Parkinsonia microphyila | Foothill Palo Verde |12'[10"| - L |DW/LB/MU PIP | NO
|507 | Parkinsonia microphyila | Foothill Palo Verde |12'| 6" | - L |DW/LB/MU PIP | NO
|508 | Parkinsonia microphyila | Foothill Palo Verde |12'[10"| - L |DW/ILB/MUBUMT PIP | NO
|510|Parkinsonia microphylla | Foothill Palo Verde |12'] 8" | - L [DW/LB/MU/BLMT PIP_| NO
~ |513| Parkinsonia florida Blue Palo Verde  |10'| 4" | - M [DWILB TO! o
2 L O atlC—— 514 Parkinsonia florida Blue Palo Verde |14'| 4" | - M [DW/LB/MU TOS| NO
T |518 | Parkinsonia microphyfia | Foothill Palo Verde | 8' | 4" | - L |DW/LB/MT F (o]
<@ SUFFOLK DRIVE |521 | Parkinsonia microphylla | Foothill Palo Verde |20'[14"| - L |DW/LB/MU PIP_|YES
T 529 | Parkinsonia microphylla | Foothill Palo Verde | 20| 10"| - L [DW/LB/MUMT RFS| NO
= - . 3 |534 | Parkinsonia microphyila | Foothill Palo Verde |16'[12"| - L |DW/LB/MUMT PIP |YES
2 % “Thy s : |535 | Parkinsonia microphyila | Foothill Palo Verde |14'[10"| - L |DW/LB/MUMT PIP | NO
S = - N %— 536 Parkinsonia microphylla | Foothil Palo Verde [10'] 4" | - L [DWILB/MUMT PIP | NO
vl R |537 | Parkinsonia microphylla | Foothill Palo Verde |18'|10"| - L [DW/LB/MUMT PIP_ | NO
538  Parkinsonia microphylla | Foothill Palo Verde [18'[10"| - L [DWLB/MUMT PIP_| NO
|539 | Parkinsonia microphyila | Foothill Palo Verde |18'[10"| - L |DW/LB/MUMT PIP | NO
|541 | Parkinsonia microphyila | Foothill Palo Verde |12'| 6" | - L |DW/LB/MUMT PIP | NO
EXISTING VEGETATION SUMMARY: No major rock out-cropping occur on site and surface rock appears to be |542| Parkinsonia microphylla | Foothill Palo Verde [18'[10"| - L |DW/LB/MUMT PIP | NO
< 2 foreign material brought in for erosion control at the culvert. Site soil is 544 | Prosopis velutina Velvet Mesquite 20'(14"| - L |DW/LB/MU PIP |YES
Diiririg;the rorth oJunsief2020, & elts field stidy Wiis perfarmad for the alluvial, refer to additional information provided by civil and soils reports. 545 Parkinsonia microphylla | Foothill Palo Verde [10°] 4" | - L |DW/LB/MU/PF PIP | NO
propose, davelopmiantat the Narlhemst cornier. ol Oracle Roadiand Sifialc (546 Parkinsonia microphylla |Foothil Palo Verde |1614"| - | M| L |DWILBMU PP [YES
Diive:All natlve plant materials wers stveyed perthe Town of Oro Valley Core Resource Areas and Distinct Native Plant Stands have been defined by (547 | Parkinsonia microphylla | Foothil Palo Verde |12 6" | — | L | L |DWILBMU RFS|NO
standards, as _th|s pan hlthlghzs only the slg_mﬁcan! Vegetation and The Town of Oro Valley as the character corridor setback along Oracle Road. 1563 Parkinsonia microphyila_| Foothill Palo Verde |20'[14"| - L |DW/LB/MT RFS|YES
chatacter oifidor Vagetation due to the praXifity cf Orecle Road. Tha The following species are found on site: [564[Parkinsonia microphylla | Foothil Palo Verde |12 7* | - | L | L [DWLB/N RFS[NO
remaining native plant inventory will be provided following the Rezoning (584 Parkinsonia microphylla | Foothill Palo Verde |12 8" | - M [DWILB T0S| NO
Rfooess Acacia constricta Whitethorn acacia 596 Prosopis velutina VelvetMesquite [20'[14"| - L [DWILB/MT RFS|YES
e e Acacia greggii Catclaw acacia |633 | Parkinsonia microphylla | Foothill Palo Verde |21'|14"| - L |DW/LB/MT RFS|YES
The site is bound by major highway Oracle Road on the west, collector street h i T IEV T
Suffolk Drive on the south, alley and single family residential neighborhood g:,’;‘: ;',':lﬁdﬂga"h g:ie":r;ackbew 666 |Parkineoris micropiia IFookvl Palo Vende | 22114°] - L [DVELB/MT RFS|VES
on the east, and commercial development on the north. Ferocacus wislizenil Bamel oact.s ARG STB8
. " & y Parkinsenia florida Blue paloverde 3117 E Flower Straet
These st ek 2 have the site and Parkinsonia micophylla Foothills paloverde Tucson, Arzons 85716
existing vegetation. The largest impact has been made by the grading of Prosopis velutina Velvet mesaquite iy’ m;i‘:. :gn :‘:“
roadside drainage adjacenthtn ?J:ada Roa:don the west adn: ofthe ﬁ This Ziziphus obtusifolia Graythorn
area receives more water than the surrounding areas and has created a very .
densely vegetated area. Health may be higher, but the proximity between é?;r::;ad;?c’fﬁ: Iﬂﬁgir:ia;:lhmge e ol Sl Ao’
plants will pose a high risk from survival of proposed transplant trees. A Encelia farinose Brittlebush
maijor culvert is located under Oracle Road near the southern end of the west Optunia sp Cholla/ Prickly pear Site address:
property line. This area has also increased collection of water, with the Psilostrophe cooperi Paper Flower PARCEL #225-51-018A & 225-51-4720
addition of higher concentration of sandy soils making the ability to transplant and other upland Sonoran Desert scrub perennials and forbs TUCSON, ARIZONA 85704
a rootball suitable for survival very difficult Vol i
" . gal description:
i 2 s e No ironwoods were found on site. 15 saguaros were found, 13 of the 15 are =
Ove@ll. Vegatation s tn iform through oqt regarding Ipoces Ya"a"°"~ under 5' tall. The i plan i i all p: plant ials per 55.'[‘5 fgrivﬁﬁﬁsg,oatég{; E ilﬁ‘; ;2;‘( =
Flensty and concentration of plant materials pcmuntlng for disturbances and Oro Valley's Native plant preservation requirements. We found 21 trees to be RECORDED IN MAPS AND PLATS 13/18, LOCATED date:
impacts noted above. The gddad concentration of ﬂuyv has not appeared to considerad as siaa ion with ially 15 found within the IN SECTION 36, T12S, R13E, GRSRB&M, PIMA 202007.10
enhance much of the existing vegetation due to existing terrain and velocity tentative develo;mnt plan improvement areas. Additional evaluation and COUNTY. ARIZONA ;’E;,';;;Es B ey project # -
of flows coming off mpuntaln, road and (hrough the culvert. No significant mitigation shall be completed with the native plant preservation submittal 01-20034
bank can be found with this relatively new drainage structure. Sumg larger during final design review. project description:
trees can be found along the west and south property lines where it appears SITE RESOURCE S RI
road work has directed run-off and aiding in retention of some flow improving NEC ORACLE & SUFFOLK INVENTORY
plant development 1 of 1 Sheets

NOT FOR CONSTRUCTION, NOT FOR BIDDING - FOR AGENCY REVIEW AND APPROVAL ONLY. ARC STUDIOS, INC. RETAINS ALL RIGHTS TO SITE RESOURCE INVENTORY PLAN. PLANS MAY NOT BE REPRODUCED WITHOUT PRIOR APPROVAL BY ARC STUDIOS, INC.
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B. Sloped Area Analysis

Although the Future Development generally slopes gently as described above, there
are two braided wash areas through the site that exhibit greater slopes along the
banks. These areas exhibit slopes up to 25% but because of the wash banks being
only several feet high these areas do not comply with the requirements of the
Hillside Area Category as stated in Section 27.10.D.3.g.ii of the Town of Oro Valley
Zoning Code. No slope analysis was performed for the proposed Rezone Parcels to
the south as it will remain as-is.

C. Slope Area Analysis Map - Two (2) Foot Contour Intervals:

There are no slopes on the subject Rezoning Parcels that require a Sloped Area
Analysis per the Hillside Area requirements.

fi. Sloped Area Analysis Table

Slope Categories Square Feet
a. 15% to less than 18% 0sf
b. 18% to less than 20% 0sf
c. 20% to less than 25% 0 sf
d. 25% to less than 33% 0sf
e. 33% or greater 0sf
f. Ridgelines with elevation greater than 25 feet or more | 0 sf
g. Rock outcrops and boulders 0sf

There are no other significant topographic features on the property.
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Exhibit 1.3.C.i.1: Existing Topography
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4. Cultural, Archaeological and Historic Resources

A.

Reportfrom Arizona State Museum (ASM), State Historic Preservation Office
(SHPO), qualified archaeologist or a professional architect

I. Determine whether site has been field surveyed for cultural resources

No cultural resources discovered on Rezoning Parcels.

ii. Previously recorded archaeological or historic resources

The Rezoning Parcels have not been subject to an archaeological survey and no
records found.

fi. Probability of buried archaeological or historic resources discovered on the site
Based on our findings the probability of resources found below surface and
currently non-visible are low.

Cultural Resources Survey and Inventory Report

The ASM report identifies no archaeological sites on the Rezoning Parcels.

I Significant Cultural Resources based on Local Criteria

No significant cultural resources based on local criteria are expected.

Ii. Significant Cultural Resources based on National Register Criteria

No significant cultural resources based on national register criteria are
expected.

Description of Resources and Recommendations of Significance

No significant cultural resources based on national register criteria are expected.
Treatment Plan (if required)

No treatment plan is recommended. Although it is noted that all ground-disturbing
activities have the potential to inadvertently expose human remains and other
cultural items. Pursuant to the Arizona Revised Statute 41-865, if human remains,
associated funerary objects, unassociated funerary objects, objects of cultural
patrimony, or sacred objects are encountered anywhere in the project area during
ground-disturbing activities, all such activity shall cease in the area of the discovery
and the Director of the Arizona State Museum immediately notified.
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5. Hydrology

The following hydrology information was analyzed and prepared by Cypress Civil
Development. All hydrology information is for planning purposes only and is subject to
verification/modification via the Drainage Report with supporting calculations based on the
existing and proposed conditions at the time of subdivision platting. This portion of the
analysis was accomplished for the Future Development portion of the Rezoning Parcels since
the southern area is already developed and is not proposed for any modifications.

A

Off-Site Watersheds

There are several offsite watersheds impacting the Future Development. The largest
offsite watershed, denoted E1.3 on the Offsite Watershed Map, arrives onsite at the
midpoint of the eastern boundary as a natural watercourse through a low density,
suburban neighborhood. This watershed is 77 acres in size and generates up to
400cfs during a 100-year storm event. Once the stormwater enters the site it flows
southwest and is directed toward an existing 6’ x 5’ reinforced concrete box culvert
(RCBC) located at the northeast quadrant of the intersection of Oracle Road with
Suffolk Drive (which then conveys the stormwater west under Oracle and into the
commercial development on the west side of the road). A berm along the left bank
directs the flow directly to the culvert. Offsite watershed E1.1 is 2.4 acres in size and
generates up to 19.2cfs from Suffolk Drive and surrounding terrain including the
commercial development to the south. This runoff arrives onsite at the south and
southeast corner of the site, at multiple low points in the adjacent roadway. Offsite
watershed E1.2 is 1 acre in size with an estimated 7.8cfs of flow generated during a
100-year storm event. Stormwater runoff from this watershed arrives at the eastern
boundary at a dip section within the adjacent dirt road/alley. This runoff flows
westward, on the south side of the berm toward a 24” culvert at the northeast corner
of Oracle Road with Suffolk Drive (which then conveys the stormwater south and
under Suffolk Drive). Offsite watershed E1.4 is runoff from the north, adjacent
commercial development. A total runoff of 10cfs arrives at 5 different points along
the northern boundary, at low points and/or curb openings (see Exhibit I.5.F.ii:
Existing Conditions Watershed Map).

Balanced and Critical Basins

Per Section 11.3 of the Oro Valley Drainage Criteria Manual, “all basins within the
Town of Oro Valley shall be considered Critical Basins.” As a result of this Critical
Basin designation, the 100-year flood stormwater flows exiting the Future
Development in the proposed condition are required to match the existing condition
flows, or be reduced by means of detention and/or other rainwater harvesting
techniques.
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Significant Off-site Features (Natural or Man-made) that May Affect or be
Affected by the Site

There are no significant off-site features that affect the Rezoning Parcels.

Area in Acres of Upstream Off-Site Watersheds with 100-Year Discharges
Greater than 100 cfs.

The wash that passes through the Future Development has been determined to have
a 100-year peak discharge of 400cfs where it arrives at the center of the eastern site
boundary.

Location and Ownership of Wells/Well Sites within 100 Feet

According to the Arizona Department of Water Resources (ADWR), there are no
wells registered on or within 100 feet of the Rezoning Parcels.

On-Site Hydrology

The Rezoning Parcel lies within an area of predominantly desert brush and cactus
ground cover vegetation and dense mature trees. The northern 2/3 of the Future
Development site (north of the existing wash through the site) is on a gentle hillside
that slopes from northeast to southwest with slopes averaging it he 2%-4 % range.
The lower 1/3 of the site (south of the wash) slopes from east to west with an
average slope of approximately 2.5%. Soils within the Future Development site are
100% hydrologic soil group “D”, as classified by the Natural Resource Conservation
Service (NRCS).

According to the Federal Emergency Management Agency Flood Insurance
Rate Map Panel FM04019C1680L, dated June 16, 2011, the Future Development
site is located in un-shaded Zone X, which is an area determined to be outside the
500-year floodplain.

The Future Development site was analyzed as a single watershed since all runoff
reports to the culvert just outside of the southwest corner of the site. This site is 4.7
acres and generates up to 30.6cfs of stormwater runoff during a 100-year storm
event.

The following table summarizes the existing conditions hydrology for the Future
Development site:

Rainfall Flow rate
Event (cfs)
2-Year 7.1
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10-Year 15.9
25-Year 21.4
50-Year 25.8
100-Year 30.6

Total onsite runoff from the Future Development site is 30.6¢fs (see Exhibit 1.5.F.ii:
Existing Conditions Watershed Map), excluding the aforementioned 400cfs conveyed
through the site in the un-named watercourse, as well as the other contributing
offsite watersheds.

Existing Drainage Conditions Along Downstream Property Boundary

All runoff from the Future Development onsite and offsite, a combined total of 468cfs
arrives at the box culvert as previously described at the southwest corner of the site.
The box culvert has the capacity to convey 300cfs. The remaining stormwater
overtops Suffolk Drive, which is in a sump condition just east of the intersection,
where some pooling occurs within the street as it flows south across the street and
into the road-side ditch within the Oracle Road corridor, where it continues south.
Flow through the box culvert is conveyed under Oracle Road, outlets briefly on the
west side of Oracle Road and immediately enters into another box culvert under a
commercial development, and then continues westward.
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Exhibit I.5.A: Existing Conditions Watershed Map
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Exhibit I.5.F.i: FEMA FIRM Map

National Flood Hazard Layer FIRMette

110°5849"W 32°21'4"N

\t. £a
—
ke

.~] g o 5

Ad

»

g X

LLL}T‘wa

’_) i)
HAZAR ‘

x - -
. ' { dN '4/

: ; : " - . ; .
\~‘ N '
U L).\ h“\. _})"‘T’)f‘TlI‘" el 1@‘! dfpy) Q
eet 1 6 000 110°58'1 2" w32 2033
2,000

Part 1 — Inventory and Analysis




6. Vegetation

A. Describe and Map

I Vegetative Communities and Associations On-Site
The Future Development site was inventoried on June 2020 to address the

requirements of rezoning, site resource inventory and preliminary native
plant preservation. The southern portion of the Rezoning Parcels is already
developed so is not part of this portion of the analysis. The Future
Development site is bound by residential development to the east, Suffolk
Road to the south, Oracle Road (Highway 77) to the west and retail/ office
development to the north. Vegetation consists of Arizona Upland
Subdivision, Palo Verde- Mixed Cactus Series.

Some wildcat dumping has occurred along the east property line and one
invasive Rhus lancea (African Sumac) exists. Vegetation transitions from
open sporadic plantings to more dense plant groupings from east to west due
to Oracle road and drainage structures found at the southwest corner of the
site. Mesquite, Whitethorn and Catclaw Acacia, Blue and Foothills paloverde
are the predominate tree species. Understory vegetation consists of: prickly
pear, triangle leaf bursage, turpentine bush, brittle bush and other seasonal
forbs and grasses. Site contains a high level of Mistletoe contamination
impacting the quality and soil conditions are not favorable for plant salvage.

Ii. Significant Cacti and Groups of Trees and Federally Listed Threatened or
Endangered Species

Site was inventoried in June 2020 to identify significant vegetation. 21 trees
were identified with 15 located within the site development. 15 saguaros were
found with 2 over 5’ in height. Refer to the SRI for chart and identifications of
species within the development.

As shown in Exhibit .2.B, we’ve outlined the plants that are significant.
Significant vegetation that would survive 5 years must be preserved in place,
transported onsite or mitigated per Table 27-1.

fii. Vegetative Densities by Percentage of Plant Cover

The Future Development site was inventoried in June 2020 to identify
significant vegetation. Twenty-one trees were identified with 15 located
within the Future Development site. Fifteen saguaros were found with 2 over
5’ in height. Refer to the SRI for chart and identifications of species within the
development.
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7. Wildlife

A. Letter from Arizona Game and Fish Department Habitat Specialist

I Presence of any State-listed Threatened or Endangered Species

According to the Arizona Game and Fish Department, according to the
Department’s Heritage Data Management System (HDMS)’s Online
Environmental Tool report, the Sonoran Desert Tortoise have been
reported within a three-mile radius.

fi. High Densities of a Given Species or Unusually High Species Diversity

According to the Arizona Game and Fish Department, there is no evidence that
high densities of a given species exist.

fii. Aquatic or Riparian Ecosystems

According to the Arizona Game and Fish Department, there are no aquatic or
riparian ecosystems found within a three-mile radius.
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B. Arizona Game and Fish Department Wildlife Environmental Review
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NE & SE Corners of Oracle Road & Suffolk Drive
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T . Y ra .
.y poun s € 'f \ q I . ( Py
¥, SIS, O Bl A 2
N \ "t — :
’-/ e \e e b . Wy
[ 7 . \ 3 ¢ \
¢ CEEL T e '-\ l-'\ |
C H = e ~ g A S 5\ 4
] e - R \
- Pt WLashe e et 7 3 mt o Pt ™ \'\ \.‘ \\ ‘L>~i
/ \\ \\~\\ \ \J valy
Vo \ \ : %
-t o i e e 5
- o . ;'. s P
} ) ~ &0 ") Ny
Al -, R SN g
/’ .\‘ :: Fe ’ .—‘~' " »
s - i - f )7
- 3 EEY S
e 2 —‘*‘ ' 4 . »
. J £ 7
ey o ERS
, g
E 2 \_ N\
v ) Mg 4 ¢ % g '
| o 74
B 4 .
el et = y
4t 7 A1S
e | TN
- . P
43 \ o -
/ '-: > 2 " //
- fraiv J _‘
Y A - - ,,]
c i ¢ {
4 A // ’v; ﬁ/ o Wons f\ " g
; -7 A ¥ T o G i N g 3
| J" < E “
It 'f' f ; W A k) o =
£ £ - Vi “
z > o
Casas Adobes 1 e e s £ v G 0
S 3
Caome .
< 4 4
2 ] W Pt DPess w s '
$ 3 Wi Lo § - -
i = ; i
- 4 J 3 L
- . ~
T
0 02505 312 1577 j
Miles
2 -

[0 Project Boundary
D Buffered Project Boundary
County Stakeholder Assessment
[7] wikife Crossing Area
[7] Wikdife Movement Area - Diffuse
Wildlife Movement Area - Landscape

e

Wilkikfe Movement Area - Riparian/Wash pro"w Size (acres); 8.45
TG oty Lat/Long (DD): 32.3456 / -110.9752
Important Connectivity Zones County(s). Pima
I Conny T AGFD Region(s): Tucson
S Township/Range(s): T12S, R13E
Important Bird Areas 3 >

USGS Quad(s): TUCSON NORTH

Exhibit I.7.B: AGFD Online Environmental Review
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Arizona Environmental Online Review Tool Report

Arizona Game and Fish Department Mission
To conserve Arizona’s diverse wildlife resources and manage for safe, compatible outdoor recreation
opportunities for current and future generations.

Project Name:
NE & SE Corners of Oracle Road & Suffolk Drive

User Project Number:
2020P00248

Project Description:

The property includes APN 225-51-018A, 225-51-4720, 225-51-0190,and 225-51-0200. A commercial
center is planned for APN 225-51-018A and 225-51-4720. APN 225-51-0190 and 225-51-0200 have already
been developed with existing buildings, infrastructure, and businessas, with no improvements plannead.

Project Type:
Development Within Municipalities (Urban Growth), Commercialindustrial (mall) and associated

infrastructure, New construction

Contact Person:
Scott Hart

Organization:
WestLand Resources, Inc.

On Behalf Of:
PRIVATE

Project ID:
HGIS-11584

Page 10f 11
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Flease review the entire report for project type and’'or specles recommendations for the location information
entered, Please retain a copy for future reference,

Faga 2 of 11
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Disclaimer:

1.

2

This Environmental Review Is based on the project study area ihat was entered. The report must be updated if
the project study area, location, or tha type of project changas.

This is a preliminary environmantal screening tool. 1tis not a substitute for the potential knowledge gained by
having a biologist conduct a field survey of the projact area. This review is alse not intendad to replace
environmeantal consultation (including federal consultation under the Endangerad Species Act), land use
permitting., or the Departmenis review of sile-speciiie projects.

The Departments Heritage Data Management System (HDMS) data iz not intended to include potential
distribution of spedial stalus species, Arzona is large and diverse with plants, animals, and environmental
canditions that are ever changing. Consequently, many areas may contain species that biologists do not know
about or spacies previously noted in a particular area may no longer occur there. HOMS data contains
infermation about species accurrences that have actually been reporied te the Department. Mot all of Arizona has
been surveyed for special status species, and surveys that have been conducted have varied greatly in scope
and intensity, Such surveys may reveal previously undocumented population of species of special concern.
HabiMap Arizana data, specifically Species of Graatest Conservation Mead [SGCM) under our State Wildlite
Action Plan (SWAP) and Species of Economic and Recraational Importance (SERI), represant potential species
distribution models for the State of Arzona which are subject to ongeoing change, medification and refinement.
The status of a wildlife resource can change quickly, and the availability of new data will necessitate a refined
assessment.

Locallons Accuracy Disclalmer:

Project locations are assumed to be both precise and accurate for the purposes of environmeantal review. The
creator/owner of the Project Review Report is solely responsible for the project location and thus the correctness of the
Project Review Report content.

Page 3of 11
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Recommendations Disclaimer:

1. The Department s interestad in the consarvation of all fish and wildlife resources, Including those species listed
in this report and those that may have not been documented within the project vicinity as well as other game and
nengame wildlife.

2. Recommendations have been made by the Departmant, undar authority of Arizona Revised Statutes Title 5
(Amusements and Sports). 17 (Game and Fish), and 28 (Transportation).

3. Potontial impacts to fish and wildlife resources may be minimized o avoided by the recommendations genarated
from information submitted for your proposed project. These recommendations are preliminary in scope,
designed to provide sary considerations on all species of wildlife.

4. Making this information directly available does not substitute for the Depariment’s review of projact proposals,
ard sheuld nol decrease our oppartunity to review and evaluate additienal praject information and/er new projact
proposals.

5. Further coordination with the Department raquires the submittal of this Environmental Review Report with a cover
letter and project plans or documantation that includes project narrative, acreage to be impacted, how
construction or project activity(s) are 1o ba accomplished, and project locality infarmation {including site map).
Once AGFD had received the information, please allow 30 days for completion of project reviews. Send requesls
to:

Project Evaluation Program, Habitat Branch
Arizona Game and Fish Department

5000 West Carefree Highway

Phoenix, Arizona 85086-3000

Phigne Mumber: (623) 236-T600

Fax Number: (623) 236-T366

Or

6. Coordinaticn may also be necessary under the National Environmental Policy Act (NEPA) andfor Endangered

Species Act (ESA). Site gpecific recommendations may be proposed dunng further NEPA/ESA analysis or
through coordination with affected agencies

Papge 4 of 11
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NE & SE Corners of Oracle Road & Suffolk Drive
Web Map As Submitted By User
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NE & SE Corners of Oracle Road & Suffolk Drive
Important Areas
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NE & SE Corners of Oracle Road & Suffolk Drive
Township/Ranges and Land Ownership
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Special Status Species Documented within 3 Miles of Project Vicinity
FWS USFE BLM

Scientific Name
Abutilon parishii
Choeronycleris mexicana
Danaus plexippus

Faleo peregrinus anatum
Gopherus morafkai

Heloderma suspectum suspectum

Heloderma suspectum
Lasiurus xanthinus
Leptonyctens yerbabuenae
Opuntia versicolor
Tarrapane omata luteola
Tumamaca macdougalii

Nete: Status code definilions can be found af

Common Name

Pima Indian Mallow
Mexican Long-tonguad Bat
Maonarch

American Peregnne Falcon
Sonoran Desen Toroise
Reticulate Gila Monster
Gila Monster

Western Yellow Bat
Lesser Long-nosed Bat
Stag-horn Cholla

Desert Box Turlla
Tumamet Globeberry

50
5C

&G
CCA

5
5

Special Areas Documented within the Project Vicinity
FWS USFs BLM

Scientific Name
Hiparian Area

Note: Status code definifions can be found af

Species of Greates! Conservation Meed Predicted within the Project Vicinity based on Predicled Range Models

Scientilic Name

Aix sponsa

Anaxyrus retiformis
Antrostomus ridgwayi
Aspidoscelis stictogramma
Aspidoscelis xanthonota
Athene cuniculana hypugaea
Chilomeniscus straminsus
Coluber bilinealus

Corynorhinus townzendii pallescens

Cynanthus latirostris

Eumops parotis californicus
Falco peregrinus anaium
Glavcidium brasilianum cactonum
Gopherus marailkai

Incilius alvarius

Lasiurus xanlhinus

Common Name
Riparian Area

Commaon Name

‘Woed Duck

Sonoran Green Toad
Buff-collared Mightjar

Giant Spatted Whipiail
Red-backad Whiptail

Western Burrowing Chwl
Variable Sandsnaks

Sonoran Whipsnake

Fale Townsend's Big-eared Bat
Broad-billed Hummingkird
Greater Western Bonneted Bat
American Peragring Falcon
Cactus Ferruginous Pygry-owl
Sonoran Dasar Torloisa
Songran Dasert Toad

Wastern Yellow Bat

Paga dof 11
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Species of Greatest Conservation Need Predicted within the Project Vicinity based on Predicted Range Models

Scientific Mame
Leopardus pardalis
Lithobates yavapaiensis
Melanerpes uropygialis
Melozpiza lincalnli
Melozone abarti
Micruroides euryxanthus
Myotis occulius
Fanthera onca

Progne subis hasperia
Sphyrapicus nuchalis
Tadarida brasiliensis
Vireo belli arnzonas

Commaon Name FWs USFS BLM HNPL SGCHN

Ccelot LE 1A
Lowland Leopard Frog 85C 5 5 14
Gila Woodpecker 1B
Linealn's Sparrow 1B
Aber's Towhes s 1B
Sonoran Coralenake 1B
Arizona Myotis SC 3 1B
Jaguar LE 1A
Desert Purple Martin = 1B
Red-naped Sapsuckar 10
Brazilian Free-tailed Bat 1B
Arizona Bell's Vireo 1B

Specles of Economle and Reersatlon Importance Predicted within the Project Vielnity

Scientific Name
Callipepla gambelii
Qdocoileus hemionus
Pecari tajacy

Puma concaolor
Zanaida asiatica
Zenaida macroura

Common Name FWS USFS BLM HNPL SGCNH
Gambel's Cuail

Mule Deer

Javalina

Mountain Lion

White-wingad Dove

Mourning Dove

Project Type: Development Within Municipalities (Urban Growth), Commercialindustrial (mall} and associated

Infrastructure, New construction

Project Type Recommendations:

Minimization and mitigation of impacts to wildlife and fish species dus to changes in water quality, quaniity, chemistry,
temperatura, and alteration to flow regimes (liming, magnitude, duration, and frequency of floods) should be evaluated.
Minimize iImpacts o springs, in-stream flow, and conslder irgatien imprevermnents lo decrease water use. If dredging Is a
project component, congider iming of the project in order to minimize impacts to spawning fish and other aquatic species
{include spawning seasons), and to reduce spread of exolic invasive species. We recommend early direct coordination
with Prajact Evaluation Program for projacts that could impact water resources, wetlands, streams, springs, and/ior

riparian habitats.

Bazed on the project type entered, coordination with Arizona Depariment of Water Resources may be required

Fage 10 0f 11
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Project Location and/or Species Recommendations:
HOMS records indicate that one or more nafive plants listed on the Arizona Mative Plant Law and Antiquities Act have
bean documanted within tha vicinity of your project area. Please contact.
Arzona Deparimeni of Agriculiure

1688 W Adams St.

Phoenix, AZ BS007

Phune EDE 542, 43T3

Ag pdf starts on

HDMS records indicate that Lesser Long-nosed Bats have been documented within the vicinity of your project area,
Please review the Lasser Lung -nosed Bat Management Guidelines

This review has identified riparian areas within the vicinity of your project. Duning the planning stage of your project,
aveid, minimize, or mitigate any potential impacts to riparian areas idertified in this report. Riparian areas play an
impartant rele in maintaining the: functional integrity of the landscape, primarily by acting as natural drainages that convey
waler through an area, thereby reducing flood events. In addifion, riparian areas provide importani mavemant corridors
and habitat for fish and wildlife. Riparian areas are channals that contain water year-round or at least part af the year,
Riparian areas also include those channels which are dry most of the year, but may contain or convey water following
rain events. All types of riparian areas offer vital habitats, resources, and movement corridors for wildlife, The Pinal
County Comprehansive Flan {i.e. policias §.1.2.7 and 7.1.2.4), Open Space and Trails Master Plan, Drainage Ordinance,
and Drainage Design Manual all idantify dparan area considerations, guldanca, and policles. Guidalines ta avold,
minimize, or mitigate impacts to riparian habitat can be found

at Ditpssivraw srofd comiwildlifeplaoningieildifeguidelines!. Based on the project type entered, further consultation with
the Arizona Game and Fish Department and Pinal County may be warranted.

Paga 11 .of 11
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July 17, 2020

Andrew Call

Thompson Thrift

2398 E, Camcelhack Rd, Suite 210
Phoenix, Arizona 83016

Re: Review of the Oracle Rd. and Suffolk Dr. Commercial Center project
Dear Mr. Call:

The Arzona Game and Fish Department (Department) veviewed wvour Project Evaluation
Reguest dated July 13, 2020, regarding the commercial development of two parcels (APN
225-51-008A and 225-51-4720) in the Town of Oro Valley, Pima County, Arizona. As seen on
the Department's Heritage Data Management System (HDMSY's Online Environmental Toaol
report you created on Tuly 13, 2020, Sonoran desert tortoise (GFopherus moraffai) have heen
reported within a three mile radius of your proposed project.

Based on  the information  provided, the Department offers the following  general
recommendations:

& The trees and/or vegetation within the project area may provide nesting opportunitics for
avian species that are regulated under the Migratory Bird Treaty Act (MBTA) A gualified
hiologist should conduct a survey for nesting hirds within the project arca prior (o remaoval
or trimming of trees/vegetation during the breeding season. Breeding season for bivds is
generally March through late August., depending on the species and habitat, and for raptors
it is generally January through late June, If you anticipate vour project will not be in
compliance with MBTA, the Department recommends you contact the U.S. Fish and
Wildlife Service (USFWS) for their Technical Assistance. The USFWS will provide options
to comply with the MBTA.

s If proposed ground disturbance {both temporary and permanent), in areas with native
vegetation, will meet or exceed (.25 acre, please comply with the Arizona MNative Plamt Law
regulations. Please determine if a Native Plant Inventory should be conducted to identily,

record, and coordinate plant salvage efforts for species that are Protected under the Arizona

Mative Plant Law, In addition, the applicable land management agencies should be consulted

regarding guidelines for revegetation efforts.

Jiagn fi 3 sinatiy
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Andrew Call
July 17, 2020
Page 2

& Minimize the potential introduction or spread of exotic invasive species, including aguatic
and terrestrial plants. animals, insects and pathogens. Precautions should be taken to wash
andfor decontaminate all equipment wtilized in the project activitics before entering and
leaving the site. See the Arizona Departmcnt af J‘ty iculture wnhmtn fior a list of pmhjblmd
and restricted noxious weeds at hitps: i 3
and the Arzona Native Plant Society !
to control. To view a list of documented invasive species or to report invasive species in or
near your project area visil lMaplnvaa-w:s -4 nahunal Lll.ﬂ-l-d- ba:.v::tl appluallun I'ur tracking
and managing invasive species at A1 : ; 25/ ;

o To build a list; zoom to vour arca of intercst, use the Ldn:nt]fyfmcasurc tool to draw a
polyzon around vour area of interest, and select “See What's Here” for a list of
reported species. To export the list, vou must have an account and be logged in. You
can then use the export ool to draw a boundary and export the records inoa esv file.

o [ trenching will oceur, trenching and backfilling crews should be close together to minimize
the amount of open trenches at any given time. Avoid leaving trenches open overnight.
Where trenches cannot be hack-filled immediately, escape ramps should be constructed at
least every 90 meters, Escape ramps can be short lateral trenches or wooden planks sloping
to the surface. The slope should be less than 45 degrees (1:1). Trenches that have been left
apen overnight should be inspected and animals removed prior to backGilling.

®  Suitable habitat for the Sonoran descert tortoise may be present within the project area, While
work is being conducted within suitable Sonoran Desert tortoise habitat, construction crews
should refer to the Guidelines for Handling Sonoran Desert Tortoises Encountered on
Development Projects should a tortoise be encountered.
Qi e 3 s onaWE oy :.l"“In" por al-wordpress Portalimaees tiles gl 20 425 2070

The Department appreciates the opportunity to provide an evaluation of impacts to wildlife or
wildlite habitats associated with the Oracle Rd. and Suffolk Dr. Commercial Center project. If
vou have any questions regarding this lultur pI-,ah cc'mact me al. HSEJJ ?3(1 ?6]5 and \’lSIl our
wehsite for additional puidelines at i !

Sincercly,

Cheri A, Bouchér
Project Evaluation Program Spectalist, Habitat Branch
Arizona Game and Fish Department

ec:  Ginger Ritter, Project Evaluation Program Supervisor
John Windes, Habitat Program Manager, Region V

AGFD# M20-07134513
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8. Viewsheds
A. Viewshed Analysis

The Rezoning Parcels are not within the Tangerine Road Corridor Overlay District
and/ or Oracle Road Scenic Corridor Overlay District. Therefore, the information per
Section 27.10.D.3.fiv.a.1 is not required.

B. View Preservation Plan (VPP)

The Rezoning Parcels are not within the Tangerine Road Corridor Overlay District
and/ or Oracle Road Scenic Corridor Overlay District. Therefore, a View Preservation
Plan per Section 27.10.D.3.f.iv.2 is not required.

C. Corridor Character Vegetation (CCV)

The Rezoning Parcels are not within the Tangerine Road Corridor Overlay District and/
or Oracle Road Scenic Corridor Overlay District. Therefore. a map identifying all Core
Character Vegetation (CVV) per Section 27.10.D.3.fiv.b is not required.
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9. Traffic

Inventory and Analysis Traffic

The current conditions of the roadway system surrounding the Rezoning Parcels is below.
For the portion of the Rezoning Parcels already developed, those traffic counts are included
with the existing conditions. For the Future Development, the new traffic has been analyzed
as required by the Town in the Traffic Impact Analysis. The Rezoning Parcels are located
within the Suffolk Hills (1-44, 1A & 1B & Blocks A and B) subdivision in Oro Valley. Access
to the Future Development will be via three new driveways, two on Suffolk Drive and one on
Oracle Road (State Route 77 or SR 77). Access to the portion of the Rezoning Parcels that are
already developed for office uses is from two access points onto Suffolk.

SR 77 is under the jurisdiction of the Arizona Department of Transportation. The remaining
roads, generally within a mile of the Rezoning Parcels, are mostly within Oro Valley’s
jurisdiction. SR 77 is classified as a Major Arterial. Suffolk Drive is classified as a Local Street.
Other roads and the required features are provided in Exhibit A.

A. Existing and Proposed Off-Site Streets

Off-site streets within one-mile of the Rezoning Parcels include:
a. SR 77 (Major Arterial, 6-lane)
b. Suffolk Drive (Local Street, 2-lane)
c. Magee Road (Minor Arterial west of SR 77, 4-lane; Major Collector east of SR 77 4-
lane)
Ina Road (Major Arterial, 4-lane)
Northern Avenue (Local Street, 2-lane)
Paseo del Norte (Local Street, 2 lane)
Cool Drive (Local Street, 2-lane)
Mountain Vista Drive (Local Street, 2-lane)
Catalina Shadows Boulevard (Local Street, 2-lane)
Several local residential streets east and west of SR 77.

@ ro A

All local streets are two-lane roadways providing access to residential and some
commercial uses. There are no proposed off-site streets.

B. Arterial Streets within One (1) Mile

I Existing and Proposed Rights-of-Way
The existing right-of-way on SR 77 is generally around 200 feet in the vicinity
of the Rezoning Parcels. The existing right-of-way on Suffolk Drive west of SR
77 along the frontage is 60 feet. Magee Road’s right-of-way is 150 feet on both
sides of SR 77. Ina Road’s right-of way width is 140 feet on both sides of SR 77.

i, Conformance to Oro Valley Minimum Requirements
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lii.

iv,

All existing Oro Valley streets conform to Oro Valley minimum standards.

Ownership (Public/Private)

The ownership of all existing arterial roadways, and the adjacent local road

Suffolk Drive, is either Oro Valley, ADOT or Pima County.

e Oro Valley: Suffolk Drive, Magee Road (Northern Avenue to 15t Avenue),
Ina Road (West of SR 77 to Paseo del Norte)

e ADOT:SR77

e Pima County: Ina Road (East of SR 77)

Continuous and Not Continuous Right-of-Way
Most of the arterial rights-of-way on the around the Rezoning Parcels are
continuous.

Number of Travel Lanes, Capacity, and Design Speeds for Existing Streets
shows these elements of the study area roadways (See ROADWAY
INVENTORY TABLE).

Average Daily R/W Daily
Trip (ADT) Data Roadway |Width|Travel|Capacity [Speed Bike Pedestrian
Street Name From To Volume Source |Data Year |Classification| (ft) |Lanes| (vpd)* | Limit |Facilities**| Facilities
Oracle Road (State Route 77) North of Suffolk Drive 37,039 ADOT/PAG|2019,2020 Major 200 6 59,900 50 BRw/SS None
Arterial
Oracle Road (State Route 77) | South of Suffolk Drive 38,027 ADOT 2020 Major 200 6 59,900 50 BRw/SS None
Arterial
Suffolk Drive Oracle Road| 1st Avenue 900 PAG 2019 Local Street 60 2 10,660 25 |[Residential None
Street
Magee Road Oracle Road| West of 13,700 PAG 2019 Minor 150 4 29,160 35 BRw/SS Sidewalk,
Oracle Road Arterial South Side
Magee Road Oracle Road East of 1,363 PAG 2019 Major 150 2 10,660 25 BRw/SS Sidewalk,
Oracle Road Collector South Side
Ina Road Oracle Road| West of 30,030 PAG 2019 Major 140 4 29,160 45 BRw/SS Sidewalk,
Oracle Road Arterial both sides.
Ina Road Oracle Road East of 39,679 PAG 2019 Major 140 4 29,160 45 BRw/SS Sidewalk,
Oracle Road Arterial both sides.

*LOS D Capacities from Florida DOT 2012 Level of Service Handbook Tables.
**Designations from the Tucson Bike Map
Note: Some volumes estimated from intersection peak hour volumes (PAG).

Vi

Vi,

Viii.

Present Average Daily Traffic (ADT) for Existing Streets
provides recent daily volumes for the existing streets.

Surface Condition of Existing Streets Providing Access to the Site

Suffolk Drive is distressed with many cracks and potholes in the vicinity of
the Rezoning Parcels. SR 77 has fair surface conditions, and ADOT has
programmed a pavement preservation project for SR 77 from Calle
Concordia to River Road to begin in 2020.

Roadway and Intersection Improvements
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ix.

Both Oro Valley and ADOT participate as PAG member jurisdictions in the
PAG Transportation Improvement Program (TIP), the five-year capital
improvement program of regional transportation projects and programs.
The SR 77 preservation project indicated before is a project within the
current TIP.

Existing and Proposed Intersections

Access to the Rezoning Parcels is and will be via the following intersections
on arterials within one mile:

e SR 77/Magee Road

e SR 77/Suffolk Drive

e SR 77/Ina Road

Each intersection is maintained by ADOT and is signalized.

Existing Bicycle and Pedestrian Ways Adjacent to the Site and Their Connection
with Arterial Streets, Parks and Schools

All the roadways described in the Roadway Inventory table are bike routes.
There are no sidewalks on the segments of SR 77 and Suffolk Drive that are
adjacent to the Rezoning Parcels. There are no schools in the immediate
vicinity. The nearest school is Harrelson Elementary, which is about 2 mile
west of the project. The closest recreational area is the Coronado National
Forest, which is approximately two miles northeast of the Rezoning Parcels.
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Exhibit 1.9.A: Traffic
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10. Recreation and Trails

A

Trails, Parks and Recreation Areas within One (1) Mile

The Town of Oro Valley boasts of a dynamic trail system for hikers, bikers, inline
skaters, runners, equestrians and other users. It is comprised of several types of
surfaces, including paved paths (shared use paths), “smooth” trails, and more
“primitive” trails. The Town is responsible for approximately 30 miles of the trails
within Town limits. Sixty-four percent of the trail system is on private land and 86
percent of Oro Valley Trail System consists of Shared-Use trails. Other existing trails
may fall under the jurisdiction of an HOA or private developer.

According to the Town of Oro Valley Trails Map, within one mile of of the Rezoning
Parcels are the following trails, parks and recreation areas:

e Paved Shared Use path at Magee Rd. & Northern Ave.
e Tohono Chul Park

Acreage of Parks and Recreation Areas

The Tohono Chul Park (meaning Desert Corner) is approximately one mile in driving
distance to the Southwest of the Rezoning Parcels (see Exhibit 1.10.B: Trails, Parks and
Recreation Areas Within One Mile). The 49-acre park embraces the beauty of the
Sonoran Desert while infusing nature, art and culture within the park. Awarded “One
of the Worlds Ten Best Botanical Gardens”, by Travel +Leisure Magazine. The Park
boasts of several trails, botanical gardens and exhibits, as well as a bistro and souvenir
shops.
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Exhibit IL.1.1: Parks and Trails
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11. Schools

A. Existing and Proposed Schools within One (1) Mile
This section does not apply to commercial developments.

B. Existing and Proposed Schools Serving the Site Not within One (1) Mile
This section does not apply to commercial developments.
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12. Water
A. Contact Person for Water Service Provider

Table I.12.A: Water Service Provider Contact information
Name: Tucson Water - Ray Munoz
Address:| 201 North Stone Avenue, 2nd Floor

Tucson, Arizona 85701
Phone: | 520-837-2207

B. Domestic Water Supply if Not Within a Defined Water ServiceArea

The Rezoning Parcels are located within the defined Water Service Area of Tucson
Water.

13. Sewers
A. Location of Existing Public Sewer

Public Sewer at the Rezoning Parcels is owned by the Pima County Regional
Wastewater Reclamation Department. There is an existing 8” VCP sewer main located
in the Suffolk Drive right-of-way immediately south of the Future Development, which
serves the existing office development that is part of the Rezoning Parcels. There is
also an existing 8” VCP sewer main in the public alley immediately east of the Future
Development.
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Exhibit 1.13.A.1: RWRD & Water Capacity Letter

i
i . 8

PIMA COUNTY
WASTEWATER RECLAMATION
JACKSON JENKINS 201 NORTH S5TONE AVENIUE PH: (520) 724-6500
DIRECTOR TUCSOM, ARIZONA 85701-1207 FAX: (520) 724-9635
June 8, 2020

Theresa Hadley
CYPRESS CIVIL DEVELOPMENT, LLC
2030 E SPEEDWAY BOULEVARD, SUITE 110
Tucson, Arizona 85719
Capacity Response No. P20WC00116 Type Il

RE: NEC Oracle Road & Suffolk Drive, Parcels 22551018A, 225514720
Estimated Flow 16,775 gpd (ADWF),

Greetings:

The above referenced project is tributary to the Tres Rios Wastewater Reclamation Facility via
the Canada Del Cro Interceptor

Capacity is currently available for a project this size in the public sewer S-125, downstream from
manhole 8662-02.

This letter is not a reservation or commitment of treatment or conveyance capacity for this project.
It is not an approval of point and method of connection. It is an analysis of the system as of this
date. Allocation of capacity is made by the Type Ill Capacity Response.

If further information is needed, please feel free to contact us at (520) 724-6488.

Reviewed by: Mirela Hromatka, Planner Sr.
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TUCSON |FaN

l‘ WATER

A proud part of the City of Tucson l '

Tuly &, 2020

Cypress Civil Development
2030 E. Speedway Blvd #110
Tueson, AZ 83710

Adin: Theresa Hadley

SUBJECT: Water Availability for Project: NEC Oracle Rd & Soffolk Dr., APN: 225510184,
Case #: WAITG4, T-12 R-13 5-36, Lots: 9999, Location Code: QRO Total Area: 4.70ac, Loning: R-5

WATER SUPPLY

Tueson Water will provide water service o this project based on the subject zoning of the above parcels. Tucson
Water has an assured water supply (AWS) designated from the State of Anzona Departiment of Water Resources
(ADWRYL An AWS designation means Tucson Water has met the cntena established by ADWER for
demonstration of a | 00-year water supply - it does not mean that water service is curvently available to the subject
project.

WATER SERVICE

The approval of water meter applications is subject to the current availability of water service at the time an
application is received. The developer shall be required to submit a water master plan identifying, but not limited
e 1) Water Use; 2) Fire Flow Requirements; 3) Offsite/Onsite Water Facilities; 4) Loops and Proposed
Connection Points to Existing Water System; and 5} Easements/Common Areas,

Any specific arca plan fees, protected main/facility fees and/or other needed facilities’ cost, are to be paid by the
developer, i the existing water sysiem is not capable of meeting the vequivements of the proposed development,
tie develaper shall be financially respansible for modifving er enhancing the existing water system fo meet thase
necds.

This letter shall be null and void twe years from the date of Disuance,

Issuance of this letter is not to be construed as agency approval of a water plan or as containing
construction review comments relative to conflicts with existing water lines and the proposed development,

If you have any questions, please call New Development at 791 -4718,
Michae]l Mourreale, PLE.

Engineering Manager
Tucson Water Departmient

MM:ka
co; 2255101 8A docx

PO, Box 27210 - Tucson, AZ 85726-7210
220.791.4718 - lucswa.:.gm'.'walsru n
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Exhibit 1.13.A.2: Existing Public Sewers
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14. McHarg Composite Map
A. Composite Map

Below you will find the McHarg Composite Map, which per the Town requirements
combine the topography, hydrology, vegetation, wildlife and views (not applicable) in
Exhibit1.14.A. This exhibit shows the overlap and/or interaction of the following spatial
characteristics.

Topography: Note: There are none of these features on the Rezoning Parcels.
A. “Hillside Natural Areas”

B. Rock outcrops
C. Slopes equal or greater than 15%

Hydrology:
i.  100-year floodplains with discharge equal or greater than 50 cfs.

ii.  Areas of sheet flooding deeper than one (1) foot
ii.  Federally mapped floodways and floodplains

Vegetation:
i.  Areas of medium and high vegetation density
ii.  Federally listed Threatened or Endangered Species
ii.  Saguaros and other visually prominent cacti
iv.  Areas where vegetation facilitates soil stabilization

Wildlife:
i.  Wildlife habitat as identified in Oro Valley Zoning Code Revised
Section 27.4
Viewsheds:
i.  Areas on-site that are highly visible from off-site locations.
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Exhibit 1.14.A: McHarg Composite Map
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Part Il - Land Use Proposal

1. Project Overview

A

Tentative Development Plan

This rezoning request to C-1 (from R-S) and concurrent Conditional Use Permit (CUP)
request is to develop an infill, commercial/retail project that is complimentary to the
surrounding area and appropriate along the established retail business Highway 77
(Oracle Rd). The Rezoning Parcels include approximately 6.69 acres at the northeast
and southwest corners of Oracle and Suffolk. The two parcels on the southeast corner
(225-51-0190, 225-51-0200) are already developed, and there are no current plans to
modify the uses or the buildings. The Future Development portion of the Rezoning
Parcels is north of Suffolk and is envisioned as a a combination of retail, restaurant
and office/ medical retail businesses. The development team is working with the
Suffolk Hills Property Association leadership to mitigate concerns about the Future
Development for their neighborhood to the east.

I Proposed Land Use, Principal and Accessory Uses, Square Footage, Height and
Floor Area Ratio (FAR)

The Future Development is intended to be a mix of full-service restaurant,
retail and medical/office. The current Future Development vision is a total
of five buildings to include three retail/restaurant buildings along Oracle
Road - approximately 2,600 SF, 3,500 SF and 8,750 SF multi-tenant buildings
- all in Phase 1, and an approximately 4,000 SF and 6,500 SF buildings in
Phase 2 (the “Project”). A Conditional Use Permit is being processed
concurrently for the drive-thru restaurant located in the far southwest
corner of the Future Development - over 250 feet from the neighborhood on
the east.

The height permitted in C-1 is 25 feet. The proposed heights of the buildings
will be meet the required code heights, plus the parapets and screening for
mechanical equipment. We’ve designed the site with the required setbacks
to building height requirements as shown in the plans. The buildings on the
east could be 2-story office buildings at 25 feet but have not been designed.
Note that if any building is over 16.6 feet high, the setback to the east will be
over 50 feet at a 3:1 ratio of setback to building height.

The Floor Area Ratio for the Future Development is .12.

The portion of the Rezoning Parcels south of Suffolk is already existing with
an office and bank use.

Ii. Conformity with General Plan and the General Plan Future Land Use Map
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The proposed rezoning is in conformance with Your Voice, Our Future. The
existing land use designation for the Rezoning Parcels is Residential Service
District (RS). The proposed C-1 rezoning and Conditional Use Permit is
consistent with the existing uses along Oracle Rd. According to “Your Voice,
Our Future”, the existing general plan land use designation for the property
is NCO (Neighborhood Commercial/ Office), which is intended for commercial
and office designations with good access to major roadways. NCO includes C-
N (Neighborhood Commercial) and C-1 (Commercial).

fii. Proposed Flexible Development Provisions or Conservation Subdivision Design
The proposed tentative development plan meets all Oro Valley development
regulations. This proposal is for a commercial development. No requested
flexible design options are requested as there is no ESOS present.

General Plan Future Land Use Designations

As noted above, this proposed rezoning to C-1 is in conformance with the current
General Plan. The General Plan designates C-1 within the Related Zoning Designations
on page 49 of the General Plan. A Conditional Use Permit (CUP) will be processed
concurrently with this application for the drive thru. Exhibit I.1.C.ii: General Plan Land
Use Designations.

Proposed Land Uses, Principal and Accessory Uses

As shown on Exhibit I1.1.A: Tentative Development Plan, the Future Development
proposes a neighborhood commercial retail center consisting of retail, restaurant,
medical and other office uses and medical retail. The restaurant and retail is focused
closer to Oracle Road with the office uses most likely on the eastern portion. All of these
uses conform to the C-1 zoning proposal. The portion of the Rezoning Parcels south of
Suffolk are already developed with an office and banking use.

. Proposed buildings

The Future Development is proposed with five buildings. Three are located closer to
Oracle and are being marketed for the retail /restaurant uses. Two are located more to
the east and will most likely be constructed in a second phase. Although the specific
uses for each building are not determined, each building will conform to the height,
setback, use and other Town Code requirements.

The portion of the Rezoning Parcels south of Suffolk are already developed as a single-
story office and bank use. No changes are currently proposed to that portion of the
Rezoning Parcels.
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2. Existing Land Uses
A. Zoning and Existing Land Uses on AdjacentProperties

Zoning of surrounding properties is depicted in Exhibit [.1.C.i in Part 1 - Inventory
and Analysis and includes:

North: Child Care Facility - Zoned R-S
South: Vacant, Pima Pain Medical Center - County T-R, CR-1, CB-1

East: Single Family Residential Suffolk Hills- Zoned R1-36

West: Oracle Crossings Retail Center - Zoned C-2

B. Effect of Proposed Development on Existing Land Uses On-site and Off-site

The majority of the property along Highway 77 (Oracle Rd.) has been developed and is
predominantly commercial retail centers, smaller retail, and office. Residential uses
are located in this area generally further west and east of Oracle Road with the
commercial/office uses buffering those residential uses from Oracle Road. This
rezoning requestis consistent with the surrounding development, the Town'’s general
plan and acknowledges the appropriate uses along Oracle Road. The portion of the
Rezoning Parcelssouth of Suffolk will remain office and bank use with no proposed
changes to uses or building. The Future Development is currently vacant and is
proposed for development as part of the rezoning. The Future Development will
conform to the Town codes as to handling the native vegetation, water harvesting and
other Town requirements for development including setbacks, heights and uses in C-1.

The development team is working with the leadership of the Suffolk Hills Property
Association to incorporate conditions of the rezoning that will assist in mitigating
concerns such as noise, traffic, light, architectural compatibility, etc. Although this has
not been finalized and we are in the middle of discussions with the Association. Once
discussions are finalized, we will include the mitigation measurements in our Conditions
of Approval. Also, please refer to the Public Outreach Plan that is part of this application
for more detail.
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3. Environmentally Sensitive Lands

According to the Town of Oro Valley Environmentally Sensitive Lands Map, the Rezoning
Parcels are mapped but shown classified as a developed area (non-wildlife permeable).
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4. Topography

A.

Tentative Development Plan’s Response to Site Topography

The Tentative Development Plan shows the Future Development layout overlaid
with the existing topography. The Future Development follows existing grades as
close as possible. There will be cut and fill in order to level the site for the building
pad areas. Itis not anticipated that any significant retaining elements will be needed
for development. The after-condition of the Future Development will still slope
generally east to west.

Areas of Encroachment onto Slopes

There are no slopes on the that require a Sloped Area Analysis per the Hillside Area
requirements in Section 27.10.D.3.g.ii. Therefore, there is no encroachment into
Slope Area Analysis areas.

“Hillside Conservation Areas”
There are no Hillside Conservation Areas.

On-site Grading
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The Future Development area is to be fully developed, although in a phased manner as
previously explained. The approximate area of disturbance (onsite and offsite) is 4.9
acres (see Exhibit 11.4.D: Preliminary Grading Plan).

5. Cultural/Archeological /Historic Resources

No treatment plan is recommended. Although it is noted that all ground-disturbing
activities have the potential to inadvertently expose human remains and other
cultural items. Pursuant to the Arizona Revised Statute 41-865, if human remains,
associated funerary objects, unassociated funerary objects, objects of cultural
patrimony, or sacred objects are encountered anywhere in the project area during
ground-disturbing activities, all such activity shall cease in the area of the discovery
and the Director of the Arizona State Museum immediately notified.
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6. Hydrology

A

Tentative Development Plan Response to Hydrologic Conditions

Because no modifications are proposed for the portion of the Rezoning Parcels south
of Suffolk, this section only addresses the Future Development. In the developed
condition, the offsite watersheds remain primarily unchanged. Offsite flow entering
the site from the northern end of the site will be accepted onto the site and allowed
to exit the site unrestricted. Runoff from the south will be accepted onto the site
through scuppers and directed to the existing culvert as it currently does. The
watercourse that enters the site midway along the eastern boundary will be collected
into a 2-cell 8'x5’ RCBC with the outlet at the southwest corner of the site where up
to 300cfs will flow through the existing box culvert with excess flow overtopping and
flowing southward as it currently does as described above.

The proposed onsite runoff will closely match existing conditions. There will be
multiple points of discharge along the western property boundary. All runoff will be
directed to a detention basin or water-harvesting basin that will be designed to detain
runoff such that the outflow is less than or equal to existing conditions runoff.
Outflow from these basins will flow to the southwest corner of the site and exit
following the current drainage pattern.

In addition to the western detention basins, there will be water harvesting
throughout the site. All stormwater will flow through a “first flush” filtering system
before exiting the site.

Total developed runoff from the site in the developed condition will be 47.8cfs prior
to being detained (see Exhibit I11.6.A: Proposed Conditions Drainage Map).
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Exhibit I1.4.D: Proposed Conditions Drainage Map
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Substantiate any Modification of Drainage Patterns

Developed runoff from the site remains much like existing conditions. Exit points are
at similar locations and detention basins detain the flow to less-than existing
conditions. Developed runoff still combines and is conveyed downstream through
the existing box culvert that restricts runoff to 300cfs for a 100-year event.

Drainage Impact to Off-site Land Uses

Runoff leaving the Future Development maintains existing flow rates, existing flow
patterns, and is conveyed downstream through the existing box culvert that restricts
runoff to 300cfs for a 100-year event. The 168cfs that overtops Suffolk Drive follows
existing patterns southward in the Oracle Road channel.

Drainage Mitigation

As aresult of the Critical Basin designation for the Future Development Site, the 100-
year flood stormwater flows exiting the site in the proposed condition are required
to match the existing condition flows, or be reduced by means of detention and/or
other rainwater harvesting techniques. This will be achieved by means of
stormwater harvesting in landscaped areas as described below and by means of
detention basins.

To satisfy detention/retention requirements, multiple (10) detention basins have
been incorporated into the drainage scheme. Refer to Proposed Conditions Drainage
Map for potential areas where basins will be incorporated. At this stage in analysis it
is predicted that 20,400 cubic feet of stormwater storage will be required to reduce
developed conditions runoff to less-than existing conditions. Basin size and location
are subject to change during the design process. The information is to provide a
perception of parameters that may be encountered.

The total site imperviousness in the developed condition has been calculated to be
119,539 sf, representing 61% of the site. In conformance with the Town of Oro
Valley’s Drainage Criteria Manual and Rainwater Harvesting Plan requirements, the
site is required to have 8,100 gallons, or 1082 cubic feet, of available volume for
rainwater harvesting purposes (based on the requirement of 3,000 gallons per acre
of imperviousness).

This project is also subject to First Flush (FF) requirements. Runoff from the site
directed through filtering systems, whether it be through natural vegetation and/or
filter systems install at the curb opening(s) and/or catchbasins. The filtering systems
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will have oils and other pollutants associated with developed surfaces to be filtered
and/or settled out before the stormwater exits the site.

E. Tentative Development Plan Conformance

The Future Development portion of this rezoning conforms to the Town policies and
stormwater management plans by:

1. Incorporating detention into the project to reduce stormwater runoff to less
than existing conditions to minimize potential for flooding downstream of
the site.

2. Providing retention and water harvesting into the development to maintain
and preserve natural desert landscape surrounding the site and benefiting
the proposed landscape.

3. Incorporate First Flush to minimize pollutants within stormwater improving
environmental impacts to floodplains and streams.

4. Erosion Control to dissipate energy and restore stormwater to existing
velocities. Riprap fill slopes to protect from erosion and dissipate energy
from stormwater runoff.

7. Vegetation

This Future Development site contains significant and native vegetation. Vegetation
will be preserved, transplanted or mitigated per Section 27.6.B of the OVZC. The site
is estimated to be graded to address site drainage. Vegetation impacted shall be
salvaged and or mitigated per OVZC upon project completion. The portion of the
Rezoning Parcels south of Suffolk will remain in the current condition with the
existing conditions.

8. Wildlife

Per the AZGFD Online Report and Letter, suitable habitat for the Sonoran desert
tortoise may be present within the Rezoning Parcels. However, a high level of
development exists between the Rezoning Parcels and the and the nearest likely
potentially suitable tortoise habitat, located to the east on the slopes of the Santa
Catalina Mountains. If a tortoise is encountered while work is being conducted within
suitable Sonoran Desert tortoise habitat, construction crews will refer to the
Guidelines for Handling Sonoran Desert Tortoises Encountered on Development
Projects as recommended by the AZGFD. https://s3.amazonaws.com/azgfd-portal-
wordpress/Portallmages/files/wildlife/2014%20Tortoise%20handling%20qguidelines.pdf
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9. Viewsheds

Due to the relatively flat character of the Rezoning Parcels, the perimeter areas are the
only locations of high visibility from adjacent roadways and properties. The areas of
higher vegetations densities along the site perimeter to reduce visibility, into and across
the property. Below are snapshots of the renderings and views of the site. Full size
renderings have also been provided.

VIEW FROM POINT C
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Describe how DP mitigates Impacts to:

As shown on the proposed landscape and site plan, we have designed the proposed
plan to mitigate the views from surrounding properties with trash enclosure locations,
pick-up/ drop off bays, delivery bays strategically placed as discussed with the City
Staff and Association. We also oriented the drive through the furthest away from the
residential properties and placed it on the parcel closest to the intersection. We added
additional landscape and buffers. We also placed the retail along highway 77 and the
proposed office use closer to the residential. We plan to stay within the codes height
requirements to stay consistent with the existing surrounding developments.

Given the existing topography and surrounding views, minimal impact will occur to
areas of high visibility.

The proposed Development Plan grading and site plan diagram the proposed
construction and demonstrate the mitigated impact to the existing views, terrain and
drainage.

Oracle Road Scenic Overlay District (ORSCOD) Additional Information

This section is not applicable per Town of Oro Valley requirements.
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Exhibit 11.9.B.ii: Existing & Conceptual Elevations
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10. Traffic

A

Traffic Analysis Report

A Traffic Impact Analysis (TIA) report is provided with the rezoning materials. The
following provides a summary of required information that is included in the Traffic
Impact Analysis. As stated previously, the portion of the Rezoning Parcels south of
Suffolk will remain in existing conditions and that traffic is part of the existing traffic
system. The recommendations in the TIA are related to the Future Development.

i.  The proposed internal circulation and access to/from arterial streets, explaining
location and rationale for placement.

There are three access locations shown for the Future Development: one on SR 77
and two on Suffolk Drive. The access on SR 77 is to be right-in, right-out only
because of the raised median on SR 77. The east Suffolk Drive access is also to be
right-in, right-out only to reduce the impact of the project to the neighborhood to
the east. Based on the location of the SR 77 driveway as shown on the site plan, the
corner clearance from Suffolk Drive to the driveway on SR 77 is about 325 feet, and
the corner clearance from this driveway to the next driveway to the north is about
212 feet.

Based on the location of the driveways on Suffolk Drive, the corner clearance from
SR 77 to the west Suffolk Drive is approximately 225 feet. The two Suffolk
driveways are spaced about 120 feet apart and are opposite two existing driveways
on the south side of Suffolk Drive.

There is a traffic light currently located at Suffolk at SR 77.

ii. — If off-site road improvements are required, indicate which roads and time frame
for improvements.

As documented in the accompanying TIS, the total new trips generated by the
project are 169 trips during the am peak hour, 159 trips during the pm peak hour
and 2,282 trips during the day.

The adjacent roadways and roadways within one mile of this project can
accommodate the projected traffic from this parcel. The estimated level of service
(LOS) D daily capacity of a two-lane roadway like Suffolk Drive is about 10,660
vehicles per day (vpd).

A left turn lane is warranted at the west Suffolk Drive driveway for eastbound
access into the project. It may be necessary to construct this lane to less than
standard lengths due to the driveway’s proximity to the SR 77/Suffolk Drive
intersection.
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Based on the project northbound right turn volume on SR 77 into the project
driveway, a right turn lane on SR 77 will be warranted. ADOT’s turn lane warrant
guidelines are based on the projected peak hour right turn volume into a driveway
and the through volume on the roadway and are shown below. During both am and
peak hours, the northbound volume on SR 77 at Suffolk Drive is expected to be well
above 1,400 vehicles per hour (1,558 vph during the am peak hour and 2,599 vph
during pm peak hour), and the projected right turning volume into the project will
be over 10 vehicles per hour (37 and 50 right turns during the am and pm peak
hours, respectively).

The existing northbound right turn lane at the SR 77 /Suffolk Drive intersection
currently warrants a right turn lane. ADOT has suggested that ADOT, the Town of
Oro Valley and the developer should work together on a Joint Project Agreement
(JPA) to determine responsibilities for constructing the turn lane.

ADOT has also requested that the southbound left turn lane at SR 77 /Suffolk Drive
be extended to meet ADOT minimum turn lane design standards. ADOT has
suggested a JPA for this lane also.

Turn lane design criteria are included in the accompanying TIA.

Right-Turn Lane Warrants

Minimum Peak Hour Right-turn Traffic Volume
Peak Hour # of thru lanes per direction
Traffic
Volume on
the 1 2 3
Highway in
‘%‘%‘iant‘fmg <45 MPH | =45 MPH <45 MPH > 45 MPH
trection Posted Posted Posted Posted All Speeds
Speed Speed Speed Speed
<200
201 - 300 - 30 - - -
301 - 400 - 19 - 55 -
401 - 500 85 14 - 30 -
501 - 600 58 12 140 25 -
601 - 700 27 9 80 18 -
701 - 500 20 8 53 15 -
801 - 900 12 7 40 12 -
901 - 1000 9 6 30 11 -
1001 - 1100 8 5 23 9 18
1101 - 1200 7 5 18 8 16
1201 - 1300 6 4 14 8 15
1301 - 1400 6 4 11 6 12
1400+ 5 3 8 6 10
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fii.

iv,

Vi

The time frame for improvements should be based on the preparation and
acceptance of the development plans for the parcel.

Projected ADT for internal circulation system at build out and level of service to
all streets. Include a projection of traffic volumes and capacity analysis for
intersections.

The accompanying TIA includes the required information. The analysis results
indicate that there are LOS E and LOS F conditions during the morning and
afternoon peak hours under existing and future “without project” conditions for
some of the turning movements. The addition in site trips for the years 2021 and
2024 will moderately increase vehicle delays at each intersection.

Impact to existing development abutting off-site streets

The impact of the Future Development to existing development is not expected
to be substantial. The driveways on Suffolk Drive will be opposite existing
driveways for the office building on the south side of Suffolk Drive. The
development team is working with the Suffolk Hills Property Association
leadership to mitigate traffic going east into the neighborhoods. The location of
the driveway on SR 77 will be approximately 220 feet from the next driveway to
the north.

Capacity analyses for proposed internal and off-site streets, including right-of-way
and pavement widths, geometrics, design speeds and traffic control improvements
needed.

The preliminary capacity analysis, design speeds and improvements are
provided in the TIA. The existing right-of-way and pavement width on Suffolk
Drive are documented in the Inventory and Analysis subsection of the rezoning
report.

A description of improvements required for those streets described in
subparagraph v. above.

The following improvements may be necessary based on the findings in the TIA:

1. SR 77 /Suffolk Drive:
a. Adjust signal timing if needed to optimize safe operating conditions.

Remove split phasing on the east and west approaches, and remove one of the left

turn lanes on the west leg of the intersection. Extend the southbound left turn
lane to meet ADOT minimum standards. Construct a currently warranted right
turn lane on the northbound approach.
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2.SR 77 /Driveway 1
a. Construct a northbound right turn lane for access into the driveway if
found warranted following turn lane warrant analysis at development plan
stage. Turn lane design to follow ADOT criteria.

vii. The party/agency suggested that the applicant believes to be responsible for
making necessary improvements.

The developer will be required to share in the costs of the recommended
improvements.

viii. Evidence that proposed turning movements will meet safety standards in
relationship to traffic volumes.

Turn lane queues at the project driveways and at SR 77/Suffolk Drive can be
accommodated by the planned or existing turn lane storage lengths. It may be
necessary to construct the left turn lane on Suffolk Drive so that it does not
conflict with westbound intersection traffic at SR 77 /Suffolk Drive. There are no
indications that the proposed turning movements will not meet safety standards
in relationship to traffic volumes.

Describe proposed on-street rights-of-way, including typical roadway section,
and indicate proposed ownership.

There are no public roads within the Rezoning Parcels other than the existing Suffolk
Drive.

Describe proposed bicycle and pedestrian pathways within the development and
indicate whether they are connected to external pathways, arterial streets, parks
and schools.

The Future Development is designed to permit access for bicycle and pedestrian
movements at the proposed driveway locations. Internal pedestrian linkages will be
provided through the parking lot as required by Town code. Access to external bicycle
and pedestrian linkages are provided to the adjacent roadways.

11. Recreation/Trails

A

Access to off-site Trails

As shown on the Future Development plans, there will be clear pedestrian access and
paths of travel to offsite walks which then follow the existing sidewalks along the
existing streets.
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Ownership of Natural and Modified Open Space

Natural and modified open space within the development will be owned and
maintained by the property owner through a cohesive management association for
the Future Development.
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12. Schools
A. Number of Students Generated by Rezoning

This Future Development will not generate students; it is commercial and has no
residential component.

B. Remaining Capacity in Schools
This Future Development will not affect school capacity.
C. School Capacity Letter
A school capacity letter is not required for the Future Development.
13. Water
A. Demand Generated from Rezoning

The Future Development will generate domestic water demand for the proposed
five (5) office/ medical/ restaurant/retail buildings and that required to facilitate
fire flow. The Future Development will require a new public water main looped
through the site and low water-use, drought tolerant landscaping, irrigated to
maximize efficient water use onsite.

B. Assured Water Supply Letter

An assured water supply letter from the City of Tucson Water is inserted into this
document on the following page. It discusses the utility’s ability to provide water to
the property, conditions under which capacity will be provided and the process and
submittal requirements for obtaining water service.
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Exhibit I1.13.B: Assured Water Supply Letter
TUCSON

ll WATER

A proud part of the City of Tucson

July &8, 2020

Cypress Civil Development
2030 E. Speedway Blvd #1 10
Tueson, AZ 85710

Adtn: Theresa Hadley

SUBIJECT: Water Availability for Project: NEC Oracle Rd & SulTolk Dr., APN: 22551018A.,
Case #: WA3164, T-12 R-13 5-36, Lots: 9999, Location Code: ORO, Total Area: 4.70ac, Zoning: R-8

T

Tueson Water will provide water service to this project based on the subject zoning of the above parcels. Tucson
Water has an assured water supply {AWS) designated from the State of Arizona Department of Water Resources
(ADWR). An AWS designation means Tucson Water has met the criteria established by ADWR for
demonstration of a 100-year water supply - it does not mean that water service is currently available to the subject
project.

WATER SERVICE

The approval of water meter applications is subject to the cwrrent availability of water service at the time an
application is received. The developer shall be required to submit a water master plan identifying, but not limited
to: 1) Water Use; 2) Fire Flow Requirements; 3) Offsite/Onsite Water Facilities; 4) Loops and Proposed
Connection Points to Existing Water System; and 3) Easements/Common Areas.

Any specilic area plan fees, protected main/facility fees and/or other needed facihities' cost, are to be paid by the
developer, If the existing water system is not capable of meeting the requivements of the proposed development,
the developer shall be financially responsible for modifving ar enhancing the existing water system to meet those
needs.

This letter shall be null and void two years from the date of issuance,

Issuance of this letter is not to be construed as agency approval of a water plan or as containing
construction review comments relative to conflicts with existing water lines and the proposed development.

If yvou have any questions, please call New Development at 791-4718.
Michael Mourreale, P.E.

Engineering Manager
Tucson Water Department
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Tuly 8, 2020 ll‘wg_?gg

Cypress Civil Development
2030 E. Speedway Blvd #110
Tucson, AZ 85710

Attn; Theresa Hadley

SUBJECT: Water Availability for Project: NEC Suffolk Dr & Oracle Rd., APN: 225514720 Case #:
WA3165, T-12 R-13 8-36, Lots: 9999, Location Code: ORO, Total Area: .20ac, Zoning: R-S

Tucson Water is unable to provide water service to this parcel due to the fact that it does not conform

to the requirements of the Tucson Water Service Area Policy. Please contact the Arizona Corporation

Commission at 520-628-6550 for information regarding other potential water sources. If you have any
questions, please call New Development at 520-791-4718

Sincerely,

Ntihae! Mponsake—

Michael Mourreale, P.E.
Engineering Manager
Tucson Water Department

MM:ka
CC: 225514720 .docx
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14. Sewer

A.

Sewer Service

There is an existing 8” VCP sewer main located in the Suffolk Drive right-of-way
immediately south of the Future Development. There is also an existing 8” VCP sewer
main in the public alley immediately east of the site. Itis anticipated that the proposed
development will connect to the existing public main in Suffolk Drive via a new 6” or
8” private sewer main that will serve the site.

RWRD Capacity & Service Letter

See Exhibit I1.14.B: RWRD Capacity & Service Letter.
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15. Buffer Yards

A

Techniques for Mitigating Sound, Visibility, Exterior Lighting and Traffic

Buffer yards will be constructed, at a minimum, to Town of Oro Valley standards
and requirements. The preservation in place of vegetation on the eastern and
northern property boundaries will be utilized as natural landscape buffers where
feasible within the grading scheme. The western and southern property boundary
will be re-vegetated and work in cohesive efforts in the drainage scheme. The
development team is working with the Suffolk Hills Property Association
leadership on the location and species of vegetation in the eastern buffer and
potential enhancements to that buffer yard approach.

Buffer yard Cross Sections

Buffer yard widths for the Future Development varies across the proposed
development depending on location, street frontages, and or adjacent uses. Widths
will meet, and in some cases exceed Town standards. Parking and PAAL areas will
be screened by a minimum 42” wall to prevent the trespass of car headlights. The
drive thru will have the required screening per Town code, including the 6-foot
wall along Oracle and Suffolk. Below are exhibits taken from the Buffer Yard plans
provided in the resubmittal. The plans show wall heights at the property, including
eastern edge. Based on the plans provided in 27 submittal, below is the bufferyard
distances and wall heights.

North — 15’ bufferyard w/ 5’ screen wall

East — 20’ bufferyard w/ 5’ screen wall

South — 30’ bufferyard w/ 6’ screen wall at drive-thru
West — 30’ bufferyard w/ 3.5’ screen wall

BUFFER YARD —7 |
WEST
PROPERTY LINE

ORACLE ROAD
(SRT7)

EXISTING DRAINAGE ‘ GRADING PER ‘
DEVELOPMENT PLAN

S_ECTION 3 - WEST PROPERTY LINE - LOOKING NORTH

scale: nts
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SoUTH BUILDING _\

PROPERTY LINE

6' SCREEN WALL

SUFFOLK

£
-‘ -||' BUFFER YARD PROPOSED
|
DRIVE ‘

.

RETAINING GRADING PER
WALL DEVELOPMENT PLAN

GRADING PER
DEVELOPMENT PLAN

SECTION 5 - SOUTH PROPERTY LINE - LOOKING WEST

scale: nts

Buffer yard plantings will consist of plants native to the Sonoran Desert and may
include species such as Ironwood, Mesquite, Ash, Agave, Ocotillo, and Saguaro. The
buffer yards will be composed through the use of an upper level or tree level, a
middle shrub level and a groundcover level. The upper level will be comprised of
species that grow between fifteen and thirty feet tall when fully grown. The shrub
level will be comprised of species that grow between three feet and fifteen feet
when fully grown and the groundcover plane will be less than three feet tall. All set
back requirements will minimally meet Town of Oro Valley standards.
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