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I. INTRODUCTION 
 
A. PROJECT OVERVIEW 

 
Avilla Rancho Vistoso is a proposed residential leased home neighborhood located within the 
Rancho Vistoso Planned Area Development.  The project includes portions of Parcel 5-U and 7-I of 
the PAD.  Because the parcels have different underlying ownership they must be processed as two 
separate rezoning requests.  This Site Analysis is applicable to Parcel 5-U, which is the Eastern portion 
of the project.  The Subject Property (the “Property”) consists of 8.0± acres and is currently 
undeveloped.  The Property is located just north of the Safeway Shopping Center at the northeast 
corner of Tangerine Road and Rancho Vistoso Blvd. in Oro Valley, Arizona.  As a master planned 
community, Rancho Vistoso appropriately included sufficient commercial land to meet the needs of 
its anticipated population.  However, over the years Rancho Vistoso has developed at roughly two-
thirds of its originally envisioned residential density.  A commensurate drop in need for commercial 
land has resulted, which has caused this and other commercially zoned properties to remain 
undeveloped.  As Rancho Vistoso rapidly approaches build-out, the prospects grow dim that enough 
additional homes will be built in the area to support the development of the smaller, neighborhood-
level commercial lands such as this one within the PAD.  The Your Voice Our Future General Plan 
designates this Property as Neighborhood Commercial / Office within a Tier 2 Growth Area and is 
appropriate for the Property, as proposed.  The Property is surrounded by residential developments, 
a commercial shopping center, undeveloped parcels, and open space. 
 

 

Parcel 7-I 

Parcel 5-U 
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This document has been prepared in support of a request to rezone the Property from “C-1 
Commercial District” within the Rancho Vistoso PAD to “HDR High-Density Residential,” in the PAD 
in order to allow the development as proposed.  HDR is allowed as a comparable zone to R-6 under 
the Oro Valley General Plan’s Neighborhood Commercial / Office land use designation. 
 

B. PRIMARY OBJECTIVES 
 

• Provide much needed high-quality, energy efficient, single-family, rental casitas for new 
residents wishing to live in the Town of Oro Valley.  Very strong demand for new housing 
options continues to exist in this northern part of the greater Tucson metropolitan area. 
 

• Provide a residential transition between the commercial properties to the south and the 
residential neighborhoods to the north. 
 

• Provide additional customers for local businesses, which also bolsters Oro Valley’s tax base. 
 

• Fill an unmet demand within Oro Valley’s spectrum of housing options. 
 

• Provide additional housing options in response to needs expressed by some of Oro Valley’s 
largest employers. 
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II. INVENTORY & ANALYSIS 
 
The purpose of the Inventory & Analysis section of this document is to catalog the various developmental 
opportunities and constraints impacting the property in order to provide a meaningful and relevant 
context for the development proposal detailed in Section III of this document.  Through careful 
consideration of these existing conditions a design can be deemed compatible with its surroundings and 
appropriate for the area. 
 
A. EXISTING LAND USES 

 
1. Regional Context 

 
The Property subject to this rezoning request consists of 8.0± acres located in the Town of Oro 
Valley in Section 36, Township 11 south, Range 13 east, Pima County Arizona.  The site is northeast 
of Tangerine Road and Rancho Vistoso Blvd., just north of the Safeway Shopping Center in the 
Rancho Vistoso PAD.  The Pima County tax assessor designates the subject property as parcel 
number 219-54-003B.   See Exhibit II-A-1: Site Location Map. 
 
The Project’s administrative address is 12176 N Rancho Vistoso Blvd. 
 

2. Existing Onsite Land Uses, Zoning & General Plan 
 
The Property is currently undeveloped and vacant.  
See Exhibit II-A-2: Existing Land Uses. 
 
The Property is currently zoned C-1 (Commercial 
District) and Open Space in the Rancho Vistoso PAD. 
 
The Your Voice Our Future General Plan designates 
this Property as Neighborhood Commercial / Office 
and Open Space within a Tier 2 Growth Area and is 
appropriate for the Property, as proposed.  As stated 
in the General Plan, Growth Areas are areas “that are 
particularly suitable for planned multimodal 
transportation and infrastructure expansion and 
improvements designed to support a planned 
concentration of a variety of uses, such as residential, 
office, commercial, tourism and industrial uses.  
These areas are open for a range of more intensive 
development.”  
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3. Existing Adjacent Zoning and Land Uses 
 

i. Surrounding Zoning & Land Uses 
 
The Property is surrounded by properties featuring the following zoning designations and 
land uses. 

 
N: Existing zoning: HDR (High Density Residential – PAD) & Open Space - PAD 

Existing land use: Horizons Single-Family Residential Subdivision & Vacant 
Land 

 
NE: Existing zoning: Open Space – PAD & CI (Cultural Institutional -PAD) 

Existing land use: Vacant Land  
 

E: Existing zoning: Open Space - PAD 
Existing land use: Vacant Land & Big Wash 
 

SE: Existing zoning: Open Space - PAD 
Existing land use: Vacant Land 
 

S: Existing zoning: C-1 (Community Commercial – PAD) 
Existing land use: Safeway Vistoso Plaza Shopping Center 
 

SW: Existing zoning: C-1 (Community Commercial – PAD) 
 Existing land use: Rancho Vistoso Blvd. & Vacant Land 

 
W: Existing zoning: C-1 (Community Commercial – PAD) & HDR (High Density 
 Residential – PAD) 

Existing land use: Rancho Vistoso Blvd. & Reflections Single-Family Residential 
Subdivision 

 
NW: Existing zoning: HDR (High Density Residential – PAD) 

Existing land use: Horizons Single-Family Residential Subdivision 
 

ii. Surrounding Building Heights 
 
Surrounding buildings are a mixture of one & two story, with residential structures up to 
approximately 24 feet and commercial structures up to 34 feet in height.  
 

iii. Nearby Pending Rezonings 
 
Parcel 7-I, which is the Western portion of Avilla Rancho Vistoso, is proposed several hundred 
feet to the west of the property. 
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iv. Nearby Conditionally Approved Rezonings 
 
There are no conditionally approved rezonings within one-quarter mile. 
 

v. Nearby Approved Subdivisions & Development Plans 
 
The Valley Vista at Rancho Vistoso Subdivision has recently been approved and is currently 
under construction.  It is approximately one-quarter mile north of the subject property. 
 

 
 

vi. Architectural Styles used in Adjacent Properties 
 
The architectural styles used in adjacent residential and commercial projects are mainly wood 
frame or block construction that utilize a 
stucco and/or stone veneer and have either a 
flat or tiled roof.  
  

Valley Vista Entry Monument 
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B. ENVIRONMENTALLY SENSITIVE LANDS (ESL) 
 

1. ESL Categories Onsite 
 
ESL does not apply to this parcel because over 25% of Rancho Vistoso has been developed with 
infrastructure or finished building pads. 
 

2. Additional ESL Characteristics 
 
There are no regulated rock outcrops, distinctive native plant stands, or distinctive individual 
native plants on the subject property. 

 
3. Total Acreage Present Onsite for each Conservation Category 

 
Conservation Category Acreage 

Major Wildlife Linkage 0 
Critical resource Area 0 
Core Resource Area 0 
Resource Management Area Tier 1 0 
Resource Management Area Tier 2 0 
Resource Management Area Tier 3 8.0± 

 
C. TOPOGRAPHY 

 
1. Topographic Characteristics 

 
The topography of the Property is characterized by relatively flat terrain and some undulating 
areas towards the rear of the property where it drops off towards the Big Wash.  The property 
generally slopes gently downward from north to south.  Elevations range from approximately 
2,796 feet above sea level at the northern corner to approximately 2,764 feet above sea level at 
the existing culvert near the southern corner of the property.  The Property is subject to the hillside 
district per Section 1.3(J)(1) the Rancho Vistoso PAD, but no slopes that meet the criteria for 
needing a trade or being preserved meet the criteria onsite.  See Exhibit II-C-1: Topography. 
 

Regulated Topographic Feature Category Acreage 
15% to less than 18% 0 
18% to less than 20% 0 
20% to less than 25% 0 
25% to less than 33% 0 
33% or greater 0 
Ridgelines 0 
Rock Outcrops & Boulders 0 
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D. CULTURAL / ARCHAEOLOGICAL / HISTORIC RESOURCES 
 
The subject property was intensively surveyed in 1986 by the Institute for American Research (IAR), 
as part of the “Rancho Vistoso Survey”.  The survey covered about 7,700 acres and documented 54 
archaeological sites.  Within the subject property, IAR archaeologists did not identify any 
archaeological sites.  Because this original survey was conducted over 30 years ago, the subject 
property was recently resurveyed by SWC16A Environmental Consultants (SWCA) in October 2021.  
No archaeological resources were identified during this re-survey. 
 
No further archaeological study of the project area is recommended.  In the unlikely event that 
buried archaeological features or human remains are unearthed during construction, all work should 
stop in the immediate vicinity of the discovery and an archaeologist should be contacted to verify 
the discovery and assess its significance. 
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E. HYDROLOGY 
 
This section of the site analysis describes pre-development onsite hydrologic and hydraulic 
characteristics.  Please refer to Exhibit II-E-1 and Exhibit II-E-2. 
 

1. Offsite Watersheds Affecting, or Affected by, the Site 
 
The upstream watershed is approximately 30 acres and is completely developed.  Most of the 
Horizons subdivision to the north drains into the subject property.  A portion of Rancho Vistoso 
Blvd. drains through the site via existing stormdrains.  The eastern edge of the Subject Property 
runs along a ridgeline forming a watershed boundary.  Storm drainage from the site, upstream 
watershed, and existing stormdrains collect at an existing 42” SRP inlet neat the southwestern 
corner of the site.  The 42” pipe then exits the site in a southerly direction, collecting additional 
drainage from the Safeway shopping center. 
 

2. Balanced & 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 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. 
 

3. Significant Offsite Features Affecting or Affected by the Property 
 
Although not significant, manmade drainage structures upstream of the property include the 
existing stormdrains mentioned in Section II.E.1.  and the existing concrete channel exiting the 
Horizons subdivision into the Subject Property. 
 

4. Area of Upstream Watersheds with 100-Year Discharges Greater than 100 CFS 
 
None. 
 

5. Location / Ownership of Well Sites within 100’ of the Site 
 
No wells are known to exist within 100’ of the site. 
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6. Onsite Hydrology Characteristics 
 

i. 100-year Floodplains with Peak Discharges ≥ 50 CFS 
 
The channel draining into the site from the Horizons subdivision produces a Q100 of 
approximately 82 CFS, creating a floodplain that runs along the site’s Rancho Vistoso Blvd. 
frontage before draining into the existing 42” SRP described above. 
 

ii. Areas of Sheet Flooding and Average Depths 
 
None onsite. 
 

iii. Federally mapped floodways and floodplains 
 
The FEMA Flood Insurance Rate Map Panel 04019C1090L shows the entire Property to be in 
Zone X which indicates “areas determined to be outside the 0.2% annual chance floodplain”.  
See Exhibit II-E-2: FEMA Map. 
 

iv. Calculation of all 100-year peak discharges exceeding 50 CFS 
 
Stormwater flows existing the site post-development will not exceed those currently exiting 
the site. 
 

7. Existing Drainage Conditions along the Downstream Property Boundary 
 
As described above, most drainage exiting the property does so via an existing 42” SRP near the 
southwest corner of the site.  
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F. VEGETATION 
 

1. Onsite Vegetative Communities 
 
The vegetation community on the property is typical of the Sonoran Desertscrub Paloverde-Mixed 
Cacti, which includes Palo Verde, Mesquite, Cholla, Prickly Pear, and Barrel Cactus.   
 

2. Significant, Threatened, or Endangered Flora 
 
No threatened or endangered flora are known to exist onsite.  Individual plants meeting Oro 
Valley’s definition of “significant” are shown on the site resource inventory.  See Appendix A: Site 
Resource Inventory. 
 

3. Vegetative Densities 
 
Vegetative density of the Property is approximately 25% plant cover.  See Exhibit II-F-1: 
Vegetation. 
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G. WILDLIFE 
 
The Arizona Game and Fish Department’s online review tool has been consulted, and the 
Environmental Review report, dated August 20, 2021, indicates that several federally listed species 
have been known to exist in the vicinity of this development.  Any protected species encountered 
onsite will be handled according to applicable regulatory criteria.  See Exhibit II-G-1: AZGFD 
Report. 
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Exhibit II-G-1: AZGFD Report 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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Exhibit II-G-1: AZGFD Report (cont’d) 
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H. VIEWSHEDS 
 

The northern, western, and southern perimeter areas are the only locations of high visibility from adjacent 
roadways and properties.  Primary views away from the site are mainly of the Catalina Mountains and 
Pusch Ridge to the east and southeast.  See Exhibit II-H-1:  Viewsheds and Exhibit II-F-2 Viewshed 
Photographs. 
 

1. Viewshed Analysis 
 
The subject property is within the Tangerine Road Corridor Overlay District but is exempt from 
some of the district’s requirements because it is within the Rancho Vistoso PAD.  Although the 
PAD is not exempted from the viewshed analysis required by TRCOD, this particular property does 
not front Tangerine Road and is ~800' from the Tangerine right-of-way so a viewshed analysis is 
not required.  No significant scenic views of the Tortolita, Santa Catalina, or other mountains exist 
from Tangerine Road.  
 

2. View Preservation Plan (VPP) 
 
A View Preservation Plan is not required because the proposed buildings will not exceed 18’ in 
height and the project is residential in nature. 
 

3. Core Character Vegetation (CCV) 
 
Not Applicable. 
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Exhibit II-H-2: Viewshed Photographs 
 

 
 

 
  

Photo Location #1: Looking Northeast across the Property at 
the Southwest corner of the Property 

Photo Location #1: Looking Southwest away from the 
Property 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #2: Looking North at the Main Entrance into 
the Property 

Photo Location #2: Looking South away from the Property 
into the Safeway Shopping Center 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #3: Looking East along the Southern 
boundary of the Property 

Photo Location #3: Looking North into the Property 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #3: Looking South away from the Property 
into the Safeway Shopping Center 

Photo Location #3: Looking West along the Southern 
Boundary of the Property 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #4: Looking Northwest from the Southeast 
Corner of the southern Portion of the Property 

Photo Location #4: Looking South from the Southeast 
Corner of the Southern Portion of the Property, behind the 

Safeway Shopping Center. 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #5: Looking West across the Property 

Photo Location #5: Looking Southeast away from the 
Property, towards the Catalina Mountains 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #6: Looking Southwest into and across the 
Property 

Photo Location #6: Looking North from the Northeast 
Corner of the Property 



Avilla Rancho Vistoso (East): Site Analysis  II. Inventory & Analysis 
 

 

47 

Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #7: Looking North from a point near the 
Center of the Northern Property Line 

Photo Location #7: Looking South, across the Property from 
a point near the Center of the Northern Property Line 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #8: Looking Northeast from a point near the 
Center of the Northern Property Line 

Photo Location #8: Looking Southwest, across the Property 
from a point near the Center of the Northern Property Line 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #9: Looking East into 
the Northern Portion of the Property 

Photo Location #9: Looking Southeast along the Western 
Property Line  
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #10: Looking North from the middle of the 
Western Property Line 

Photo Location #10: Looking East, across the site from the 
middle of the Western Property Line 
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Exhibit II-H-2: Viewshed Photographs (cont’d) 
 

 
 

 
  

Photo Location #10: Looking South from the middle of the 
Western Property Line 

Photo Location #10: Looking West, away from the Property 
and across Rancho Vistoso Blvd. from the middle of the 

Western Property Line 
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I. TRAFFIC 
 

1. Existing / Proposed Offsite Streets between the Development and Nearest Arterial Streets 
 
None.  The primary entry to the site will come 
from the existing access drive in the northwestern 
corner of the Safeway Shopping Center.  
Originally planned to serve both properties, this 
access drive will require slight modification to 
make it aesthetically appropriate for a residential 
use as well as the shopping center.  
 

2. Arterial Streets within One Mile of the Site 
 
All the traffic generated by this project will be 
accommodated by Rancho Vistoso Blvd, 
Tangerine Road, First Avenue, and Moore Road. 
See Exhibit: II-G-1 Major Roads.  An analysis of capacity (the “Avilla Rancho Vistoso East and West 
Traffic Impact Analysis”) by CivTech, dated June 2022 has been submitted as a standalone report. 
 

i. Existing and proposed right-of-way widths.  See table below. 
ii. Whether or not said widths conform to Oro Valley minimum requirements.  See table below. 
iii. Ownership (public or private).  See table below. 
iv. Whether or not rights-of-way jog or are continuous.  See table below. 
v. Number of travel lanes, theoretical capacity and design speed for existing streets.  See table 

below. 
vi. Present Average Daily Traffic (ADT) for existing streets.  See table below. 
vii. Describe surface conditions on existing streets providing access to the site.  See table below 
viii. Program for completion of roadway and intersection improvements.  See table below. 

 
Roadway  

Name 
Existing 
R.O.W. 

Ultimate 
R.O.W. 

Travel 
Lanes 

Capacity Theo. 
Design 
Speed 

ADT 
(PAG) 

Condition Scheduled  
Improvements 

Rancho 
Vistoso Blvd. 
(Public) 

150’ 150’ 
Continuous 4 40,000 55 11,062 Paved None Scheduled 

Tangerine  
Road (Public) 300’ 300’ 

Continuous 4 40,000 55 15,948 Paved None Scheduled 

First Ave. 
(Public) 150’ 150’ 

Continuous 4 40,000 55 17,255 Paved None Scheduled 

Moore Road 
(Public) 150’ 150’  

Jogged 4 25,000 45 3,285 Paved None Scheduled 

 
 

  

Rancho Vistoso Boulevard 
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ix. Existing and proposed intersections on arterials within one mile of the site most likely to be used 
by traffic from the site.   
 
Several arterial intersections that will carry traffic generated by this development exist within 
one mile of the Property.  These include Rancho Vistoso Blvd. / First Avenue & Tangerine Road, 
Rancho Vistoso Blvd. & Moore Road, Tangerine Road & Innovation Park Drive, First Avenue & 
Palisades Road, and First Avenue & Naranja Road.  The existing intersection of Rancho Vistoso 
Blvd. and the northern Safeway shopping center access drive will be signalized. 
 

x. Existing bicycle and pedestrian ways adjacent to the site and their connections with arterial 
streets, parks, and schools.   
 
There is a signed bike route with on street bike line that extends the entire length of Rancho 
Vistoso Boulevard from Tangerine Road to Oracle Road.  On street bike lanes and paved multi-
use paths also exist the entire length of Tangerine Road and First Avenue.  These routes 
provide connectivity to Painted Sky Elementary School, Copper Creek Elementary School, 
Honey Bee Park, the Woodshade Linear Park, Sunset Park, Hohokam Park and the greater Oro 
Valley / Pima County bicycle-pedestrian path system.  See Exhibit II-G-2: Bike Routes. 
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J. PARKS, RECREATION AREAS, AND TRAILS 
 
There are numerous trails and neighborhood parks within the Rancho Vistoso PAD, including some 
within one mile of the subject property.  Wildlife Ridge Park is approximately one-half mile west of 
the subject property.  The Honeybee Archaeological Preserve and the Neighborhood 5 Park are both 
one mile north of the property.  The Sunset Park / Woodshade Trail and Hohokam Park are a mile 
and half northwest of the site, and the Naranja Townsite park is just over one mile to the southwest.    
There are a series of natural trails and multi-use paths that weave their way through and around the 
surrounding neighborhoods of Rancho Vistoso.  These trails connect neighborhoods to one another, 
to the active recreation areas, and to the greater Oro Valley trails system.  See Exhibit II-J-1: Schools, 
Recreation &Trails. 
 

Surrounding Recreation Areas 
Park Name Park Size (Acres) Park Type (Active or Passive) 
Wildlife Ridge Park 5.5± Passive 
Honeybee Archaeological 
Preserve 13.0± Passive 

Neighborhood 5 Park 3.9± Active & Passive 
Naranja Townsite Park 172.6± Active & Passive 
Hohokam Park 8.8± Active & Passive 
Sunset Park / Woodshade Trail 3.1± Active & Passive 
Big Wash Open Space >500 Passive 
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K. SCHOOLS 
 
Students within this development will attend the schools in the Amphitheater Unified School District.  
The only school within one mile of the site is the Painted Sky Elementary School.  It is approximately 
three-quarter of a mile to the northwest and has capacity for this development.  Future students 
may also attend Coronado K-8 and Ironwood Ridge High School, which also have capacity for this 
development.  The charter school Basis North is approximately a mile and half to the southeast but 
is not part of the Amphitheater Unified School District.  See Exhibit: II-H-1: Schools, Recreation & 
Trails. 
 

L. WATER SERVICE 
 
The Property will be served by the Oro Valley Water Utility.  Contact information: (520) 229-5000 / 
11000 N. La Canada Dr.  The exact nature of offsite improvements will be determined during the 
platting process, although none are anticipated.  An 8” water line exists within the Rancho Vistoso 
Blvd. right-of-way and an 8” water line also stubs-out into the site from the Safeway shopping center.  
See Exhibit II-M-1: Existing . 
 

M. SEWER SERVICE 
 
A 12” sewer line exists within the Rancho Vistoso Blvd. right-of-way.  Additionally, an 8” sewer line 
stubs-out into the site from the Safeway shopping center to the south.  Capacity is currently available 
for this project in the public sewer G-87-054, downstream from manhole 8761-33.  See Exhibit II-M-
1: Existing  Infrastructure. 
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III. LAND USE PROPOSAL 
 

This section describes how the development responds to the opportunities and constraints described in 
the Inventory & Analysis section of this document, along with the Town of Oro Valley Zoning Code.  As 
evidenced by the site plan, this proposed rezoning has been crafted after careful and responsive 
consideration of the Property’s context. 

 
A. PROJECT OVERVIEW 

 
1. Project Description 

 
NexMetro proposes to rezone the subject property (8.0± ac.) from C-1 Commercial in the Rancho 
Vistoso PAD to High-Density Residential (HDR) in the PAD.  Two small slivers of PAD Open Space 
along the eastern property boundary are planned to be retained as open space.  This will allow 
for the development of the eastern portion of Avilla Rancho Vistoso, a neighborhood of single-
family rental casitas just north and east of the Safeway shopping center.  The eastern portion of 
Avilla Rancho Vistoso will contain approximately 88, 1-story, predominately detached residences 

that will provide an appropriate transition 
between the existing commercial center to the 
south and the existing residential development 
to the north.  The proposed residences within 
the project will be a mix of one, two, and three 
bedrooms.  The residences will have a maximum 
height of 18’ and will range in square footage 
between approximately 690 sq.ft. to 1,265 sq.ft.  
They will be grouped around landscaped 
pedestrian corridors and a community 
recreation area will include a pool, outdoor 
kitchen, green space, shaded seating areas, and 

a small dog park.  See Exhibit III-A-1: Tentative Development Plan.  
 

2. General Plan Conformance 
 
Avilla Rancho Vistoso has a current land use designation of Neighborhood Commercial / Office 
and is within a Tier 2 growth area.  The Oro Valley General Plan ‘Your Voice, Our Future’ allows 
HDR as a comparable zone to R-6 in the Neighborhood Commercial / Office land use designation.  
See Exhibit III-A-2: Existing General Plan 
 

3. Flexible Design Options / Conservation Subdivision Design 
 
This development will not rely on Flexible Development Provisions or Conservation Subdivision 
Design.  The Rancho Vistoso PAD is a giant clustered Master Plan, having preserved roughly half 
of its several thousand acres as open space in perpetuity.  

  

Pedestrian Corridor 



Hannah Oden
Planning Text Box
As stated previously, provide signed documentation that adjacent private property owners have given permission for all off-site improvements required. This project will not be scheduled for a Planning and Zoning Commission public hearing until that information is provided. Staff understands that this documentation is expected soon.

Hannah Oden
Planning Callout
Please note that if this rezoning is approved, a crosswalk will be required here as part of the final design package.
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B. EFFECT ON EXISTING LAND USES 
 
Since the subject property is currently vacant, there will be no negative impact to existing land uses.  
Developing this property as single-family rental homes will provide an appropriate density transition 
between the existing commercial center to the south and the existing homes to the north.  Avilla 
Rancho Vistoso will be much more compatible with the existing homes to the north than would a 
commercial development.  The transitional density of this project will help support the many 
commercial businesses not only located immediately south of the property but also with greater 
Oro Valley. 
 

C. ENVIRONMENTALLY SENSITIVE LANDS 
 
ESL does not apply to this parcel because over 25% of Rancho Vistoso has been developed with 
infrastructure or finished building pads.  Any vegetation that is disturbed will meet mitigation 
requirements as set forth in the Town of Oro Valley Zoning Code. 
 

D. TOPOGRAPHY 
 

1. Design Responses to Site Topography 
 
Due to the lack of regulated slopes and other challenging topographic constraints, the 
development of this property can proceed without special grading considerations.  The site will 
be mass graded so improvements within this project can be located at or near existing grade, 
subject to drainage requirements.  As vehicular access is to be gained from the south, the elevation 
of the site will generally need to be lowered to keep the entry drives from being very steep.  Along 
the Horizons subdivision to the north a sloped and/or terraced landscape bufferyard will be 
employed to make up the elevation differences. 
 

2. Slope Encroachment 
 
The Property is subject to the hillside district per Section 1.3(J)(1) the Rancho Vistoso PAD, but no 
slopes that meet the criteria for needing a trade or being preserved meet the criteria onsite. 
 

3. Hillside Conservation Areas 
 
The Property is subject to the hillside district per Section 1.3(J)(1) the Rancho Vistoso PAD, but no 
slopes onsite meet the criteria for trading or preservation.  The steep slopes just to the northeast 
of the property will be left in their natural condition and will not be disturbed. 
 

4. Quantified Site Disturbance 
 
Because of the nature of this project, all areas located outside of the designated Open Space will 
be graded to allow for the construction of this development.  
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E. CULTURAL / ARCHAEOLOGICAL / HISTORIC RESOURCES 
 

1. Resource Protection 
 
If any cultural resources are discovered during construction, State and local rules will be followed 
regarding the handling and treatment of such cultural resources. 
 

2. Treatment Plan 
 
The subject property was intensively surveyed in 1986 by the Institute for American Research (IAR), 
as part of the “Rancho Vistoso Survey”.  Within the subject property, IAR archaeologists did not 
identify any archaeological sites.  A recent site survey conducted in October 2021 found that there 
were no archaeological resources on the property.  No further archaeological study of the project 
area is recommended.  In the unlikely event that buried archaeological features or human remains 
are unearthed during construction, all work should stop in the immediate vicinity of the discovery 
and an archaeologist should be contacted to verify the discovery and assess its significance. 
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F. POST-DEVELOPMENT HYDROLOGY 
 

1. Design response to Site Hydrology 
 
This project will incorporate appropriate mitigation measures in accordance with the Town of Oro 
Valley Floodplain Management Code and the Drainage Criteria Manual.  See Exhibit III-F-1: Post-
Development Hydrology. 

 
2. Modification of Drainage Patterns 

 
The site has no sub-basins with discharges greater than 50 cfs and is free of any federally mapped 
floodplains.  Offsite flows from upstream watersheds will be collected in detention basins, 
channels and/or culverts directing the runoff through the project site. 
 

3. Mitigation 
 
Drainage design within the proposed development will convey offsite and onsite flows using 
constructed channels, storm drainpipes, onsite detention basins in accordance with the Town of 
Oro Valley Floodplain Management Code and the Drainage Criteria Manual.  Channel and basin 
geometry and construction will follow accepted standards regarding erosion and flow velocity 
control.  Horizontal elements constructed within the project will be set at or near existing grade 
to minimize impacts to existing drainage patterns.  All building pads will be designed to be a 
minimum of 1 foot above the established 100-year flood elevations.  The site will be graded 
according to Town standards, which will provide adequate room and grades to handle stormwater 
runoff. 
 

4. Town Policy 
 
The post-developed 100-year discharges exiting the site will be maintained in their current 
condition or reduced by a maximum of 10% in accordance with Town policy.  Which requires all 
development to conform to “critical basin” requirements and not result in any adverse impacts for 
adjacent or downstream property owners.  
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G. VEGETATION  
 
There are several trees onsite that meet the Town’s definition of significant vegetation.  Existing 
native vegetation has been inventoried, and viable specimens will be transplanted per the Town’s 
native plant preservation ordinance to various areas onsite.  Vegetation that meets transplant 
requirements have been shown on the Site Resource Inventory.  See Appendix A; Site Resource 
Inventory.  Native plants will be reintroduced throughout the development and open space areas in 
accordance with the Town’s landscape design guidelines.  Open space is primarily located in the 
recreation area and in the drainage-related open spaces throughout the development.  Landscaping 
will be installed throughout the open spaces and around the perimeter of the property to meet Oro 
Valley’s perimeter landscape bufferyard standards.  All installed landscaping will be drought tolerant 
per Oro Valley’s guidelines.  Native plants are drought tolerant and uniquely suited for the local 
climate, and further meet the primary objective to develop a sustainable and environmentally 
sensitive residential community. 

 
H. WILDLIFE 

 
Being sandwiched between existing developments, this property does not have any wildlife corridors 
that traverse the site.  Major wildlife corridors exist within the Big Wash which is just east of the 
subject property.  These corridors allow for uninterrupted wildlife movement throughout the greater 
Oro Valley area. 
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I. VIEWSHEDS 
 

1. Design Response to Site Viewsheds 
 
This proposed residential development will consist of all one-story homes and will restrict building 
heights to a maximum of 18 feet.  Impacts to viewsheds of neighboring developments will be 
minimal, and certainly less than the potential impacts of 3-story, 34-foot commercial buildings as 
permitted by the property’s existing zoning.  Bufferyards will be provided around the perimeter 
of the property to help mitigate views into the site.  Necessary roadway construction will generally 
follow the natural terrain to minimize the resulting grading limits.  All disturbed areas not receiving 
built improvements will be landscaped. 
 

2. ORSCOD / TRCOD Conformance 
 
The subject property does not fall within the 
Oracle Road Scenic Corridor Overlay District.  
The subject property is within the Tangerine 
Road Corridor Overlay District but is exempt 
from some of the district’s requirements 
because it is within the Rancho Vistoso PAD.  
The TRCOD sections from which the Property is 
not exempted do not apply because this 
particular property does not front Tangerine Road and is ~800' from the Tangerine right-of-way. 
 
The architectural design of these rental homes will be consistent with surrounding residential 
developments and will adhere to the Rancho Vistoso PAD’s design guidelines.  They will be 
constructed out of materials such as stucco, adobe, and wood frame, and will have either a gabled, 
tiled or flat roof.  All structures will be painted in desert neutral colors to help blend this 
development into the desert environment.  
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J. TRAFFIC 
 

1. Traffic Impact Analysis 
 

i. Proposed Internal Circulation and Access to/from Arterial Streets 
 
The primary entry to the community will be via the existing access drive in the northwestern 
corner of the Safeway shopping center.  Originally planned to serve both properties, this 
access drive will require slight modification to make it aesthetically appropriate for a 
residential use as well as the shopping center.  A secondary access point is proposed along 
the southern property line, connecting to an existing parking access lane within the Safeway 
shopping center.  Finally, an emergency access gate will be located near the southeast corner 
of the property, tying into the existing roadway stub-out leading north from the shopping 
center. 
 

ii. Offsite Road Improvements 
 
The roadways adjacent to and within a one-mile distance from the subject property are in 
good condition.  A proposed loop road will connect Tangerine Road to Rancho Vistoso Blvd. 
through the western portion of the Avilla project and will align with existing median breaks in 
both roadways.  A new traffic signal will be installed at the loop road’s intersection with Rancho 
Vistoso Boulevard, which is at the northern Safeway access drive.  The existing access drive in 
the northwestern corner of the Safeway shopping center will require slight modification to 
accommodate this proposed development.  Coordination for these necessary improvements 
will take place with the adjacent property owner.  Installation of a northbound right-turn lane 
at that same intersection is technically warranted, but would be out of character for the area 
as no other right-turn lanes exist along Rancho Vistoso Blvd.  Woodburne Avenue will be 
realigned to intersect with the proposed loop road, which will provide existing and future 
residents with safer and more convenient access to Rancho Vistoso Blvd. and Tangerine Road.  
Required offsite improvements will be completed concurrently with the development of the 
project. 
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iii. Projected ADT for Internal Circulation System at Build Out & Level of Service to all Streets 
 
With an average daily trip (ADT) of approximately 7.05 trips per rental, the 88 rental homes 
proposed will generate approximately 620 ADT.  The private access lanes inside this 
development and the abutting arterial roadways, which are operating below capacity, will be 
able to accommodate traffic generated from this project.  Once the traffic signal is installed at 
the northern Safeway entrance’s intersection with Rancho Vistoso Boulevard that intersection 
is modelled to function at a high level of service. 
 

iv. Impact to Existing Development Abutting Offsite Streets 
 
Rezoning the subject property from Community Commercial (C-1) to High Density Residential 
(HDR) will reduce the traffic impact to surrounding developments and off-site streets, 
compared to a scenario in which the site was to be developed according to its existing 
commercial entitlements. 
 

v. Capacity Analyses for Proposed Internal & Offsite Streets. 
 
All three roadways discussed below are public, 4-lane divided boulevards with capacities of 
approximately 35,000 – 40,000 ADT. 
 
Rancho Vistoso Boulevard 
 
Rancho Vistoso Boulevard is a four-lane (two in each direction) paved arterial road with a 
divided landscaped median and left turn lanes, with a posted speed limit of 45 mph.  The 
existing and ultimate right-of-way is 150 feet, which is continuous.  According to the Pima 
Association of Governments (PAG) 2020 Traffic Volumes, the average daily trip volume (ADT) 
for this arterial roadway is 11,062 ADT. 
 
Tangerine Road 
 
Tangerine Road is a four-lane (two in each direction) paved arterial road with a divided 
landscaped median and left turn lanes, with a posted speed limit of 45 mph.  The existing and 
ultimate right-of-way is 300 feet, which jogs.  According to the Pima Association of 
Governments (PAG) 2020 Traffic Volumes, the average daily trip volume (ADT) for this arterial 
roadway ranges from 8,796 to 15,948 ADT. 
 
First Avenue 
 
First Avenue is a four-lane (two in each direction) paved arterial road with a divided landscaped 
median and left turn lanes, with a posted speed limit of 45 mph.  The existing and ultimate 
right-of-way is 150 feet, which is continuous.  According to the Pima Association of 
Governments (PAG) 2020 Traffic Volumes, the average daily trip volume (ADT) for this arterial 
roadway is 17,255 ADT. 
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Woodburne Avenue 
 
Woodburne Avenue is a two-lane (one in each direction) paved collector road with a posted 
speed limit of 35 mph.  The existing and ultimate right-of-way is 80 feet, which is continuous.  
The Pima Association of Governments (PAG) does not provide traffic volumes for this roadway. 
 

vi. Improvements Required for Those Streets Described in Sub-paragraph v. Above 
 
Rancho Vistoso Blvd, Tangerine Road, and First Avenue are all in good condition and will not 
require any improvements to accommodate this development.  A signal will be installed at the 
intersection of Rancho Vistoso Blvd. and the northern Safeway entrance. 
 

vii. Party / Agency to be Responsible for Making Necessary Improvements 
 
The developer will construct the required offsite improvements. 
 

viii. Evidence that Proposed Turning Movements Will Meet Safety Standards in Relationship to Traffic 
Volumes 
 
The proposed ingress/egress point into this project will come from the existing access lane in 
the northwest corner of the Safeway shopping center.  No additional access points are being 
proposed onto Rancho Vistoso Blvd.  Vegetation adjacent to the projects main ingress/egress 
point will be maintained to provide safe site visibility for vehicles exiting the site and will allow 
safe turning movements to and from the site.  The proposed internal access drives will meet 
the Town of Oro Valley Minimum Design Standards. 

 
2. Proposed Rights-of-Way 

 
There are no streets being proposed within this development.  Only private access lanes and 
parking area access lanes are being proposed as part of this development.  Access lanes and 
parking areas will be constructed to Oro Valley’s standards. 
 

3. Proposed Pedestrian / Bicycle Circulation 
 
This development will make pedestrian and bicycle connections to Rancho Vistoso Blvd, which 
has existing sidewalks and striped bicycle lanes that run for its entirety.  Sidewalks will be installed 
to all proposed residences from the parking areas.  Pavement striping will be provided in the 
parking areas to clearly delineate pedestrian access ways.   
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K. RECREATION & TRAILS 
 

1. Off-site Trail Access 
 
There are no existing trails within the direct proximity of the project site.  However, this project 
will provide pedestrian access to the sidewalk along Rancho Vistoso Blvd, which leads to public 
trail access points further north along Big Wash. 
 

2. Open Space Ownership 
 
The proposed recreation areas and other open spaces of the Avilla Rancho Vistoso will be owned 
and maintained by the property owner.  The main recreation area for this site will be located near 
the leasing office and will include a variety of amenities, including a pool, outdoor kitchen, green 
space, shaded seating areas, and a small dog park.  OVZCR permits enhanced amenities such as 
those listed above to offset part of the required open space acreage.  This project proposes such 
a credit according to the following calculations: 
 

Units: 88 
Land Price per Sq. Ft: $6.35 
  
Standard Req’d. Rec. Area (1 Ac. / 85 Units): 45,098 Sq. Ft. 
Value of Standard Rec. Area Land: $286,373 
Typical Cost of Standard Rec. Area of Req’d. Size: $309,175 
Total Cost to Meet Standard Rec. Area Requirements: $595,548 
  
Proposed Rec. Area Size: 34,059 Sq. Ft. 
Value of Proposed Rec. Area Land: $216,275 
Expected Cost of Enhanced Rec. Area: $619,399 
Total Cost to Provide Enhanced Rec. Area: $835,674 

 
 
 
 

  

Outdoor Kitchen 

Pool Area 
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L. SCHOOLS 

 
1. Student Generation 

 
This proposed development is expected by Amphitheater School District to generate 
approximately ten elementary students, six middle school students, and four high school students 
(using the accepted standard student multiplier of 0.1082 multifamily elementary students per 
household, 0.0694 multifamily middle school students per household, and 0.0406 multifamily high 
school students per household).  The typical demographics of Avilla neighborhoods includes 
above-average percentages of single people and empty nesters, so the expected student 
generation is actually less than the Amphitheater School Districts standard calculated estimate. 
 

2. School Capacity 
 
According to the letter supplied by the Amphitheater School District, there is available capacity 
for this proposed development.  See Exhibit III-L-1: School District Letter.  
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Exhibit III-L-1: School District Letter 
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Exhibit III-L-1: School District Letter (cont’d.) 
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M. WATER 
 

1. Water Demand 
 
A good estimate for domestic water usage is 230 gallons per day per residence dry weather flow. 
With 88 residences being proposed in this development, the total domestic water use is projected 
at 20,240 gallons per day.  In contrast, under the Property’s existing commercial zoning a shopping 
center developed at a 0.3 Floor Area Ratio (~348K SF Leasable Floor Space) would typically use 
roughly 16,725 gallons per day based on an estimated 0.16 gallons per square foot per day.  This 
water use rate is based on data from Action Manufacturing (See Bibliography). 
 

2. Water Service Provider & Capacity 
 
Oro Valley water has the capacity and infrastructure available to serve this project.  This project 
will connect to the existing water main line within the Rancho Vistoso Blvd. right-of-way.   
 

N. SEWER 
 

1. Sewer Service Method 
 
Pima County Regional Wastewater Reclamation Department will provide sewer service to this 
development.  Capacity is currently available for this project in the public sewer G-87-054, 
downstream from manhole 8761-34.  This project will connect to an existing private sewer 
manhole within its southern boundary, which was constructed by the developers of the Safeway 
shopping center to provide sewer service for this Property.  See Exhibit III-N-1: Sewer Capacity 
Letter. 
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Exhibit III-N-1: Sewer Capacity Letter 
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O. BUFFERYARDS 
 

1. Mitigation 
 
A landscape bufferyard will be provided around the portions of the project perimeter as required 
by the Oro Valley Zoning Code to help soften any visual impacts to surrounding landowners.  The 
bufferyards will be composed from a variety of native vegetation and will help blend this 
residential neighborhood with the surrounding developments. 
 
The project’s only residential neighbors are located to the north and will be significantly higher in 
elevation than the proposed homes.  That elevation difference will also serve to reduce the visual 
impacts of this development. 
 
Even so, it is also important to remember that this Property is currently zoned for commercial 
development, which would undoubtedly have a significant impact on nearby neighbors. 
 

Adjacent Use Bufferyard Type & Width 
North – Horizons Subdivision 
(High Density Zoning) Type ‘A’ / 10 Feet 

East – Open Space Type ‘A’ / 10 Feet 
South – Safeway Shopping 
Center (Commercial Zoning) Not Required 

West – Rancho Vistoso Blvd. Type ‘B’ / 25 Feet 
 
The Rancho Vistoso Blvd. landscaping is dense and provides some functionality as buffering.  As 
such, five feet of the right-of-way landscaping is proposed to count toward the required 25-foot 
landscape bufferyard along Rancho Vistoso Boulevard.  Doing so will require a license agreement, 
which is subject to Town Council approval.  This is consistent with how the bufferyard along 
Rancho Vistoso Boulevard was applied on Parcel 5-C, Parcel 5-N, Neigh. 7 Unit 1, Parcel 7-C, Parcel 
7-G, and Sun City Vistoso. 
 
See Exhibit III-O-1: Bufferyard Cross-Sections and Exhibit III-A-3: Proposed Open Space & 
Bufferyards. 
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APPENDIX A – SITE RESOURCE INVENTORY 
  



SHEET INDEX
1

2

SITE RESOURCE INVENTORY COVER
SHEET & SUMMARY TABLES
SITE RESOURCE INVENTORY PLAN

      PLANNING & ZONING ADMINISTRATOR

APPROVAL

DATE

PWP LLC
8701 E VISTA BONITA DRIVE, #220
SCOTTSDALE, AZ 85255

ATTENTION: STEWART JEAN
PH: 602-264-1300
EMAIL: SJEAN@PARKWESTPARTNERS.COM

OWNER

WILDER LANDSCAPE ARCHITECTS
2738 E. ADAMS STREET
TUCSON, AZ 85716
PHONE: 520-320-3936
ATTENTION: JENNIFER PATTON, PLA
JENNIFER@WILDERLA.COM

LANDSCAPE ARCHITECT

NEXMETRO DEVELOPMENT LLC
2355 E CAMELBACK RD #805
PHOENIX, AZ 85016

ATTENTION: JARED GEISLER
PH: 602-339-2091
EMAIL: JARED@NEXMETRO.COM

DEVELOPER

GENERAL NOTES
1. The gross area of development is 8.05 +/- acres
2. Total acres of graded area: 8.05 +/- acres
3. Total acres of undisturbed area: 0.0
4. Required Open Space: 30% meaningful open space
5. The Site Resource Inventory (SRI) was conducted in compliance with Town of Oro Valley

(TOV) code requirements (TOV Zoning Code Section 27.6.B.3). Plants listed in Table C-1:
Oro Valley Protected Native Plant List, meeting the criteria for significant vegetation, were
inventoried.

6. Tagging and Flagging: All inventoried plants adhered to the following standards:
Tagging: Plants were tagged with a metal tag embossed with an inventory number that

cross references the Native Plant Inventory List and Native Plant Inventory
Plan.

Flagging: Color-coded flagging has been affixed to each inventoried plant:
White: Plants proposed for preservation in place (PIP)
Blue: Plants proposed for transplant on site (TOS)
Red: Plants proposed for removal from site (RFS)

7. Any spaded or boxed tree transplanted on site that dies due to neglect or lack of
maintenance shall be replaced with the same size and species of the original salvaged tree,
as required by the salvage plan.

8. No salvage of plants regulated by the Endangered Species Act and/or the Arizona Native
Plant Law may occur without the issuance of the appropriate permit by the State
Department of Agriculture.

9. Salvage of operations shall not commence until the Zoning inspector has performed an
inspection and given approval to be salvaged.

10. A temporary nursery will not be used. No plants are proposed for transplant on this project.
11. Mitigation of Significant Vegetation shall be in accordance with Table 27-1 Mitigation of

Significant Vegetation.
12. Any plant that meets the salvage criteria in Section 27.6.B.4 shall be preserved in place or

transplanted on-site. Any plants that meet the salvage criteria that are destroyed shall be
replaced on a one-to-one ratio of the same species and size as that destroyed. Five
understory plants from the supplemental Arizona Department of Water Quality native plant
list will be planted for every mitigated tree.

13. The limits of grading shall be staked in the field, in accordance with Section 27.6. B.7.c.ii.
Disturbance outside the approved grading limits shall not be permitted.

14. A native plant inventory shall be conducted, and native plant plans shall be submitted with
the Conceptual Site Plan or Final Site Plan (as directed by the Town) for the project.

15. Plant locations were determined with the assistance of a global positioning system. This
system is accurate to within approximately one foot.

Determination of Plant Transplantability is based upon the criteria listed in Section
27.6.B.c.iii of the TOV Zoning Code. All plants that meet the following criteria shall
be preserved in place or salvaged. Plants that do not meet these criteria should
not be considered for salvage and transplant.

A.  HEALTH: Plant health is good to excellent with no major infestations or
apparent diseases. “Plant health” is defined as a plant in a sound state,
free from disease and expected to survive for five (5) or more years.

B. SIZE & AGE: The plant is of a size and age to suggest a likely chance of
transplant survival.

C. SPADEABILITY/DAMAGE: Plant is undamaged and is conducive to box or
spade transplanting (upright branching).

D. SOILS: Soils can be excavated, are cohesive, and appear capable of
supporting a boxed or spaded root ball.

E. TOPOGRAPHY: Surrounding topography permits access with the
appropriate equipment needed to box or spade and remove the plant.

F. ADJACENT PLANTS: Adjacent plants do not pose a likely interference
with root systems or interfere with plant removal.

G. FORM: The overall form and character is representative of the species and
is a valuable specimen for landscape or habitat purposes.

PLANT TRANSPLANTABILITY CRITERIA

PROJECT OVERVIEW
1. A multi-family development is proposed for the site.
2. Existing Site Conditions and Vegetative Community: The 2020 aerial imagery

accurately reflects the current site conditions. Prevalent tree species are foothill
palo verde (Parkinsonia microphylla), velvet mesquite (Prosopis velutina),
catclaw acacia (Senegalia greggii), whitethorn acacia (Vachellia constricta) and
blue palo verde (Parkinsonia florida). Shrubs include creosote (Larrea
tridentata), desert hackberry (Celtis pallida), graythorn (Ziziphus obtusifolia) and
wolfberry (Lycium sp.). Sub-shrubs and forbs include bursage (Ambrosia
deltoidea), brittlebush (Encelia farinosa), Wright's desertpeony (Acourtia
wrightii), odora (Porophyllum gracile), burroweed (Isocoma tenuisecta), desert
zinnia (Zinnia acerosa), and fairy duster (Calliandra eriophylla). Cholla species
(versicolor and fulgida) and prickly pear species are the most common cacti on
site. Additional cacti / succulents include barrel (Ferocactus wislizeni), hedgehog
(Echinocereus sp.), and pincushion (Mammillaria sp.). Saguaro (Carnegiea
gigantea) cacti are rare. Grasses were prominent on the site and included
mucronate sprangletop (Dinebra panicea), six-weeks gramma (Bouteloua
barbata), Mexican panicgrass (Panicum hirticaule), Rothrock's grama
(Bouteloua rothrockii), six-weeks needle grama (Bouteloua aristidoides), purple
three-awn (Aristida purpurea) and bush muhly (Muhlenbergia porteri).

SITE RESOURCE INVENTORY NOTES &
MITIGATION OF SIGNIFICANT VEGETATION
1. The Site Resource Inventory (SRI) was conducted in compliance with Town of

Oro Valley (TOV) code requirements (TOV Zoning Code Section 27.6.B.3).
Plants meeting the criteria for Significant Vegetation are shown on the SRI.

2. No stands of Significant Vegetation were noted.
3. Mitigation of Significant Vegetation shall be in accordance with TOV Zoning

Code Section 27.6.B.4.j.
4. Significant Vegetation Information:

a. Amount present within Grading Limits (canopy diameter assessed as two
times the height of tree): 28,886 SF

b. Amount being disturbed: 28,310 SF
c. Total percentage disturbed: 98%
d. Mitigation Ratio: 2:1

5. Required mitigation plants shall be reflected in the Landscape Plans for this
project.

INVASIVE SPECIES
1. Two highly invasive species were observed on the site within the project area.

a. Buffelgrass (Pennisetum ciliare), an invasive species included on the Oro
Valley Prohibited Plant List (Addendum E).

b. Soft Feather Pappusgrass (Enneapogon Cenchroides) is native to Africa.
Like buffelgrass, it displaces native vegetation and is a fire fuel source.

2. Invasive species within the project area should be removed (via mechanical or
chemical means) from the site prior to the start of earth disturbance for
construction.

3. To prevent the introduction and spread of invasive species seeds, all
equipment to be used on the site shall be washed and free of all
plant/vegetation and soil/mud debris prior to entering the construction site.

4. To prevent invasive species seeds from leaving the site, the contractor shall
remove all attached plant/vegetation and soil/mud debris from equipment prior
to leaving the construction site.

5. Continual monitoring for invasive species, and removal, is recommended.

LOCATION MAP
Portion of Section 36, Township 11S, Range 13E
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SIGNIFICANT VEGETATION MITIGATION
Required mitigation is per Table 27-1 and % Significant Vegetation disturbance. 49 Significant Trees were inventoried;
45 are designated for removal. Three of the 49 trees are noted as untransplantable due to health. Percentage of viable
Significant Vegetation to be removed from site (measured as the square footage of the ground cover area) is 98%.

Species QTY of Viable SV
to be

Removed

Mitigation
Ratio

Replacement
Trees

(48" Box)

Replacement
Trees

(36" Box)

Understory
Plants

Required
Parkinsonia florida
(Blue Palo Verde) 1 2:1 1 1 10

Parkinsonia microphylla
(Foothill Palo Verde) 29 2:1 29 29 290

Prosopis velutina
(Velvet Mesquite) 12 2:1 12 12 120

Senegalia greggii
(Catclaw Acacia) 1 2:1 1 1 10

Vachellia constricta
(Whitethorn Acacia) 2 2:1 2 2 20

TOTAL MITIGATION
REQUIRED 45 45 45 450

Mitigation planting shall be shown on the Landscape Plan. Under-story plants shall be selected from the Supplemental
Native Plant List, Addendum C, and shall either be transplanted from on-site or nursery plants.

INVENTORIED SIGNIFICANT VEGETATION
ID Caliper

(Inches)
Height
(Feet)

Trans-
plantable

Criteria Disposition Notes

Parkinsonia florida, Blue Palo Verde (PF)
11 19 15 No B: Size and Age RFS

Parkinsonia microphylla, Foothill Palo Verde (PM)
1 13 13 No C: Damage RFS Dieback, Trunk Damage
2 17 12 No B: Size and Age RFS
3 17 14 No B: Size and Age RFS
4 15 14 No E: Topography RFS
5 21 15 No B: Size and Age RFS
7 12 13 No D: Soils RFS
8 12 12 No G: Form RFS

17 14 12 No E: Topography RFS
18 20 17 No E: Topography RFS
19 12 12 No E: Topography RFS
20 14 12 No A: Health RFS Significant Dieback
21 24 16 No B: Size and Age RFS
22 17 13 No B: Size and Age RFS
23 15 12 No A: Health RFS
24 13 12 No E: Topography PIP
25 13 12 No B: Size and Age RFS Box Candidate
26 13 12 No B: Size and Age RFS Box Candidate
27 15 12 No B: Size and Age RFS
28 14 12 No B: Size and Age RFS
29 16 12 No B: Size and Age RFS
30 16 12 No B: Size and Age RFS
31 16 12 No B: Size and Age RFS
32 15 15 No A: Health RFS Significant Dieback
33 12 14 No B: Size and Age RFS Box Candidate
34 17 12 No D: Soils RFS
35 17 14 No B: Size and Age RFS Box Candidate
39 18 16 No B: Size and Age RFS
40 20 14 No B: Size and Age RFS
41 12 12 No B: Size and Age RFS Box Candidate
42 30 18 No B: Size and Age RFS
43 21 14 No E: Topography RFS
44 12 15 No B: Size and Age RFS
45 19 14 No B: Size and Age RFS

Prosopis velutina, Velvet Mesquite (PV)
6 20 12 No B: Size and Age RFS
9 26 20 No B: Size and Age RFS

10 27 20 No B: Size and Age RFS
12 17 15 No B: Size and Age RFS
13 27 18 No B: Size and Age RFS
14 14 18 No B: Size and Age RFS
16 17 16 No B: Size and Age RFS
36 21 14 No B: Size and Age RFS
37 12 16 No C: Damage RFS
46 36 17 No B: Size and Age RFS
47 25 20 No B: Size and Age RFS
49 13 15 No E: Topography RFS

Sengalia greggii, Catclaw Acacia (SG)
38 17 12 No C: Damage RFS

Vachellia constricta, Whitethorn Acacia (VC)
15 12 15 No B: Size and Age RFS
48 12 16 No E: Topography RFS

SIGNIFICANT VEGETATION SUMMARY
Botanical Name Common Name Preserve in Place

(White Flagging)
Transplant

(Blue Flagging)
Remove from Site

(Red Flagging)
Remove from Site

(Health - Red Flagging)
Total per
Species

Parkinsonia florida Blue Palo Verde 1 1
Parkinsonia microphylla Foothill Palo Verde 1 29 3 33
Prosopis velutina Velvet Mesquite 12 12
Senegalia greggii Catclaw Acacia 1 1
Vachellia constricta Whitethorn Acacia 2 2
TOTAL ALL SPECIES 1 0 45 49
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