
Development Plan Narrative for the vacant Oro Vista Padsite  
Oro Valley Shopping Center LLC 31731 Northwestern Hwy, Ste 250W, Farmington Hills, MI 48334 

            Date: 8-18-20 
EXISTING CONDITIONS 
Oro Vista development is at the southeast corner of Lambert Lane and LaCanada Drive.  It 
consists of Oro Vista Shopping Center and Oro Vista Apartments.  The development Oro Vista 
began in 2003 and ended in 2007 with completion of the shopping center on lots 1 & 2.  The 
only piece left undeveloped at that time was the padsite at the northeast corner of the overall 
site.  The padsite is separated from the rest of the shopping center by a shared entrance 
driveway off Lambert Lane.  The Oro Vista Apartments have maintained high occupancy rates 
(97%).  The Oro Vista Shopping Center is currently 100% full.  There has been limited interest in 
the padsite.  In the past 6 years we’ve received only 1 inquiry.   
 
PROPOSED DEVELOPMENT 
Because the padsite is physically separated from the Shopping Center by the shared driveway, 
but is directly adjacent to the Apartments, and because there is a very strong market for 
apartments in this area, we are proposing to develop the padsite as apartments.   
 The padsite is 0.91 acres, with frontage on Lambert Lane and the shared access drive.  To 

the east is the golf course and wash. 
 The site is in the El Conquistador PAD 
 The new apartments will be owned by an affiliate of the Beztak Companies.  Oro Valley 

Estates (existing apartments) is also an affiliate of the Beztak Companies. 
 The apartments will be managed and maintained by Oakland Management, the manager of 

Oro Valley Estates.   
 The new apartments will share the clubhouse/amenities with the existing Apartments. 
 Access will be off the shared entrance drive.  There is no access to Lambert Lane. 
 Parking for the new apartments will be surface parking on the padsite.  
 The facade of the apartments will complement the commercial facade of the Shopping 

Center, fitting in with the commercial and residential aspect of Oro Vista. 
 The Public Art requirement for this padsite, as part of the original proposed development 

plan, was fulfilled with the installation of the existing sundial for Lots 1, 2 and 3 of the 
shopping center. 

 The proposed use for this site as multi-family residences is allowed by the El Conquistador 
PAD.  The purpose of this proposal is to change the use previously show on the 
development plan from a restaurant to apartments. 
   

Community Impacts and Project Benefits 
 
Opportunity Cost – There are numerous restaurants in the Town.  This site has been available to 
develop as a restaurant for almost 14 years.  As a restaurant, it would compete directly with many in 
the area.   The 31 residents of apartments support existing restaurants and other businesses too. 
People spend where they live.  Providing an opportunity for a new business is good, but without 
nearby housing options, employees leave the area with their salaries.  People tend to spend where 
they live, so more housing in Oro valley helps keep the income in the Town. 
 
Habitat - The property to the east is a wash and a golf course, and will not be developed for this 
development.  The property to the south and west is part of the overall Oro Vista development.  
This site was disturbed for mass grading as part of the overall development.  There are a few 
trees near the edge of the wash.  There is no “wildlife habitat” on this site.   



Water Main - There is Public Water Main available to this site.  The public water system in this 
area was designed considering the development of this site, and it has sufficient capacity for the 
proposed uses with no impact to the surrounding developments.    
 
Sanitary Sewer – There is Public Sanitary Sewer available to this site.  The public sewer 
system in this area was designed considering the development of this site, and it has sufficient 
capacity for the proposed uses with no impact to the surrounding developments.    
 
Storm Water Management - Storm water detention for this site and adjacent apartments and 
commercial property was designed and constructed to detain the runoff for these sites.  Storm 
water storage is provided in the detention basin at the southeast corner the overall site.     

 
Fire / EMS / Police Responses (yearly) – Oro Valley’s population is approximately 43,815 (2018) 
The proposed 19 apartments will likely add about 31 residents to the population. That is a 0.07% 
increase.  These new residents will add a negligible number of emergency calls.   
 
Safety - Apartment Staff will be onsite during normal office hours 7 days a week, and a staff 
member will be on-call for emergencies during off-hours.  Residents must pass a rigorous 
review including criminal and civil background checks.  Our residents expect a safe environment 
and don’t generally tolerate troublemakers.  
 
Lights – Lighting levels will meet or be less than allowed by ordinance.  Building lighting is 
architecturally integrated with the building style, material, and color.  Light poles and fixtures for 
the apartment will be residential in scale.  Residential lighting will be less intense than 
commercial lighting.  
 
Noise - The adjacent businesses are less sensitivity to noise.  Apartments are occupied 
primarily from evening through early morning, and businesses from morning to early evening, so 
the uses generally won’t disturb each other. The adjacent apartments generate a similar level of 
noise.   
 
Traffic - This site is on a major road and near a major intersection, which helps disperse traffic and 
lessens impacts.  Commercial developments tend to generate a larger volume of traffic than 
residential developments.  The traffic generated by this small site, no matter its use, will be 
negligible.     
 
Schools - The general estimate is about 0.15 to 0.18 children/apartments, or about 3 school-aged 
children on this site.  Our usual resident demographic has about 25% fewer children than the 
estimate.  New children are beneficial as school districts experience shrinking enrollment and 
competition from private/charter schools.  The potential new children from the site will be negligible.     
 
Conclusion - This proposed new use allows for development of an otherwise difficult parcel to market 
and develop; Many Impacts from this development are positive, and the other impacts are minimal 
and reasonably mitigated; It does not prevent future significant development of commercial 
businesses on the numerous other sites in the area; It supports and enhances viability of existing and 
vacant commercial properties; It helps satisfy the Market Demand for multi-family residences in the 
area; It provides an opportunity to bring new residents and their income to the Town; It supports 
schools and local businesses; And It reduced potential impacts on infrastructure.  



Assessment of Oro Valley Shopping Center Parking Conditions 

 
SITE PARKING 
 
Site Parking as Designed per Ordinance  (see Parking Summary 
Shared Parking required for general retail is 1 space per 250sf 
Building 1 (12,350 sf) requires 49 spaces.  Building 2 (13,072 sf) requires 52 spaces 
101 parking spaces are required for the Shopping Center per the site plan 
The site plan shows 120 parking spaces provided 
 
 
Parking Summary 
Tenant   Bldg/sf       Ord.Spaces            
Noble Hops   1 / 4876  20         
One Touch Day Spa 1 / 1459  6       
AZ Massage Center  1 / 1312  5      
OV Hair   1 / 1312  5      
Penman Math & Reading 1 / 1312  5      
Broker Solutions  1 / 2736  11       
NW Allied Physicians 2 / 6258  25       
Center Stage Dance 2 / 3934  16       
Papa Murphy’s Pizza 2 / 1312  5       
GMG Chinese Bistro 2 / 2477  18    
  Total     108 (120)   
 
 
Conclusion 
While the site meets the ordinance requirements and there are enough parking spaces 
to accommodate visitors, during peak hours (lunch and dinner time), there may be times 
when the available parking is not apparent.  With the L-shaped property and parking lot, 
some available parking may not be easily visible from either end of the site, making the 
parking lot seem full.  Some days the shopping center might be busier than normal.  We 
have discussed these findings with our traffic engineer and our property manager, and 
have determined that this parking shortage can be readily managed by providing valet 
service from lunch hour to close of business.  
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· GENERAL NOTES:

· 1. THE GROSS AREA OF THIS DEVELOPMENT IS 1J.09± ACRES.
NET BUILDING AREA = 2.11± ACRES. 

1 SPACE REQUIRED= 0.95 ACRES (7.26%) 
RESID N /AL UNI S =

2. EXISnNG ZONING: EL CONQUISTADOR P.A.D. - COMMERCIAL.

3. BUILDING SQUARE FOOTAGES (ALL FLOORS):
BLDG. "1" - 16,646 SF
BLDG. •2• - 16,646 SF 
BLDG. •3• - 11,432 SF 
BLDG. "4" - 18,142 SF 
BLDG. •5• - 18,142 SF
BLDG. "6" - 11,432 SF 
BLDG. •7• - 9,858 SF 
BLDG. "8" - 16,568 SF 
BLDG. "9" - 14,416 SF 
BLDG. "10" - 14,416 SF 
SHOPS #1 - 13,200 SF 
SHOPS #2 - 12,687 SF 

Q 

TOTAL: 

4. AMOUNT OF PARKING SPACES ALLOTTED PER BUILDING
BLDG. "1" - J2 SPACES
BLDG. •2• - 32 SPACES
BLDG. "J" - 17 SPACES
BLDG. •4• - 27 SPACES
BLDG. •5• - 27 SPACES
BLDG. "6" - 17 SPACES
BLDG. "7" - 17 SPACES
BLDG. 08" - 27 SPACES
BLDG. •9• - 32 SPACES
BLDG. "10" - J2 SPACES
SHOPS #1 - SJ SPACES
SHOPS #2 - 51 SPACES
CLUBHOUSE - 0 SPACES

El.lJG. "11" REST,�UR,�,•,•r 25 SN.SES JB SPACES 
TOTAL= 389 SPAGES 402 SPACES 
HANDICAP REQUIR = 2 VAN-ACCESSIBLE) 

KING SPACES PROVIDED: 
TYPICAL +25 SP,�GES 4J8 SPACES 

HANDICAP =17 SPACES (1J SINGLE, 4 VAN ACCESSIBLE 
TOTAL =446 SPACES 

5. BASIS • LINE OF THE NW QUARTER OF SECnON 14,
T-12-S, R-13-E, ACCORDING TO EL CONQUISTADOR COUNTRY CLUB, BLOCKS 1
THRU J, AS RECORDED IN BOOK 33 M&P, PAGE 82. BEARING BEING: N 59·
56'20" E 

6. BASIS OF ELEVAnONS: PIMA COUNTY DOT/ CITY OF TUCSON DOT GEODEnc
CONTROL POINT E21. ELEVATION BEING: 269J. 76 NA VD 88 DA TUM.

7. DEVELOPER WILL COVENANT TO HOLD TOWN OF ORO VALLEY, ITS SUCCESSORS
AND ASSIGNS, HARMLESS IN THE EVENT OF FLOODING.

8. DRAINAGE WILL NOT BE ALTERED, DISTURBED OR OBSTRUCTED WITHOUT THE
APPROVAL OF THE ORO VALLEY TOWN COUNCIL.

9. DRAINAGE WAYS AND/OR DRAINAGE SYSTEMS TO BE CONSTRUCTED
ACCORDING TO APPROVED PLANS PRIOR TO THE ISSUANCE OF ANY BUILDING
PERMITS FROM THE TOWN OF ORO VALLEY AND/OR BUILDING OFFICIAL.

10. A PROPERTY OWNERS ASSOC/A TION WILL BE FORMED TO ACCEPT
RESPONSIBILITY FOR MAINTENANCE, CONTROL, SAFETY, AND LIABILITY OF PR/VA TE 
DRAINAGE WAYS, DRAINAGE EASEMENTS AND COMMON AREAS. 

11. ACCESS ACROSS FLOOD PRONE AREAS TO BUILDING SITES WILL BE APPROVED
BY THE TOWN ENGINEER AND SHALL BE THE RESPONSIBILITY OF THE DEVELOPER.

12. DEVELOPMENT PLANS WILL BE SUBMITTED FOR THE COMMERCIAL LOTS OR
PADS PRIOR TO THE ISSUANCE OF ANY PERMITS BY THE TOWN ENGINEER AND/OR
BUILDING OFFICIAL.

13. THE FOLLOWING UTILITIES WILL PROVIDE SERVIC£ TO THIS DEVELOPMENT:
(A) ELECTRIC - TUCSON ELECTRIC POWER COMPANY
(8) GAS - SOUTHWEST GAS CORPORATION
(C) WATER - ORO VALLEY WATER UTILITY
(D) SEWER - PIMA COUNTY WASTEWATER MANAGEMENT
(E) TEL£ PHONE - QW£ST COMMUN/CATIONS
(F) FIRE PROTECTION - RURAL METRO FIRE DEPARTMENT
(G) CABLE TELEVISION - JONES INTERCABLE

14. THIS PROJECT WILL BE SERVED BY THE ORO VALLEY WATER UTILITY WHICH
HAS BEEN DESIGNATED AS HAVING AN ASSURED 100 YEAR WATER SUPPLY BY
THE DIRECTOR OF WATER RESOURCES. 

15. REQUIRED FIRE FLOW FOR THIS DEVELOPMENT IS 1,500 G.P.M.
ALL BUILDINGS SHALL HAVE AN AUTOMATIC SPRINKLER SYSTEM INSTALLED.

16. ON-SITE SANITARY SEWERS EXCEPT PUBLIC SEWERS WITHIN PUBLIC SEWER
EASEMENTS OR RIGTHS-OF-WAY SHALL BE PRIVATE AND WILL BE CONSTRUCTED, 
OPERATED AND MAINTAINED ON A PRIVATE BASIS. THE LOCATION AND METHOD
OF CONNECTION ro AN EXISTING PUBLIC SANITARY SEWER IS SUBJECT TO REVIEW 
AND APPROVAL BY PIMA COUNTY WASTEWATER MANAGEMENT DEPARTMENT AT THE 
TIME OF SUBMITTAL OR PERFORMING OF BUILDING PLANS. 

17. ALL SEWERS WILL BE DESIGNED TO PROVIDE GRAVITY FLOW.

DEVELOf'MENT PLAN FOR 

LA CA��J2�la!at��i?o£1i!R1f�f!!MENTS
AS RECORDED IN BOOK 33 M&P, PAGE 82, PIMA COUNTY RECORDER'S OFFIC: , PIMA COUNTY, AZ. 
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18. ANY WASTEWATER DISCHARGED INTO THE PUBLIC SANITARY SEWER
SYSTEMS SHALL MEET THE REQUIREMENTS OF INDUSTRIAL WAST£ ORDINANCE
(PIMA COUNTY ORD/NANG£ NO. 1991-140 AS AMENDED).

19. ON-SITE TRAVEL LANES DESIGNED FOR SU-JO VEHICLE, DESIGN SPEED
EQUALS 15 MPH.

20. APPROVED IMPROVEMENT PLANS AND APPROVED ASSURANCES 1-WLL BE
REQUIRED PRIOR TO ISSUANCE OF GRADING PERMITS.

21. ANY RELOCATION, MODIFICATION, ETC. OF EXISTING unUTIES AND/OR
PUBLIC IMPROVEMENTS NECESSITATED BY Tl-/£ PROPOSED DEVELOPMENTS
Yt1LL 8£ AT NO EXPENSE TO THE PUBLIC.

22. A PROJECT CONSTRUCTION PERMIT SHALL BE SECURED FROM PIMA
COUNTY WASTEWATER MANAGEMENT DEPARTMENT WHEN CONNECTION IS
MADE TO A NEW OR EXISTING PUBLIC MANHOLE BEFORE BEGINNING ANY
WORK ON THIS PROJECT.

23. THE PROPERTY OWNERS, THEIR SUCCESSORS OR ASSIGNS AGREE TO:
1) KEEP ALL REQUIRED LANDSCAPED AREAS MAINTAINED IN A

WEED FREE, TRASH FREE CONDITION,
2) REPLACE ANY DEAD PLANT MATERIALS WITHIN JO DAYS, AND
3) MAINTAIN THE /RR/GA TION SYSTEM IN PROPER WORKING ORDER.

24. PROPOSED WATER LINES ARE WITHIN ZONE •o•.

25. MAXIMUM BUILDING HEIGHT = J8 FEET.

26. SETBACKS: 20 FEET, 25 FEET FROM P.A.D. BOUNDARY.

27. THE DEVELOPER SHALL BE RESPONSIBLE FOR THE CONSTRUCTION OF
1HE SIDEWALK ON LA CANADA DRIVE.

28. THE DEVELOPER SHALL BE RESPONSIBLE FOR THE CONSTRUCTION OF
1HE TRAIL HEAD AREA, AND OFF-SITE CONNECTION TO THE LAMBERT LANE
MUL Tl-USE PA TH, IN ACCORDANCE WITH AASHTO STANDARDS.

· . :- ' ' .,",•l'A _, r I.... •· • { �- ,- .' •• 
. • ,. ,..,.,. -"'- •'"1 .t'·l . ..,._ , --"" lit ; , ,,,. ..• 4

-· .,_ ... �.,_,.,� .. ,, ,., , ... /:, vJ,.'i/Av, I • ' -, • , •0 , - � ' • .... -� 

29. THE SOILS ENGINEER OF RECORD OR OTHER REGISTERED CIVIL ENGINEER WITH EXPERTISE
IN THE AREA OF SOILS ENGINEERING SHALL CERnFY, IN WRITING, Tl-IA T ALL SOILS OPERA RONS
FOR THIS DEVELOPMENT WERE PERFORMED IN ACCORDANCE WITH THE RECOMMENDA RONS AS
SET FORTH IN THE GEO TECHNICAL INVEST/GA TION BY TERRACON, JOB NO. 63995016, DA TED
AF'RIL 6, 1999, AND ANY ACCEPTED ADDENDA/AMENDMENTS unLIZED ON THIS DEVELOPMENT
Af,'E IN CONFORMANCE WITH THE TOWN ENGINEER OF TH£ TOWN OF ORO VALLEY PRIOR TO THE
REQUEST FOR ANY BUILDING PERMITS AND/OR FINAL INSPECTION AND THE RELEASE OF
ASSURANCES.

JO. ARCHAEOLOGICAL CLEARANCE AND TRAFAC IMPACT ANALYSIS WILL BE PROVIDED BY THE 
DEVELOPER. 

JI. THE DEVELOPER IS RESPONSIBLE FOR PROVIDING 1% OF THE COST OF ON-SITE PRIVATE 
pr,•oJECTS TO FUND PUBLIC ART. 

32. MINIMUM BUILDING CONSTRUCTION TYPE JS V-B.

33. STAIR STEPS OR ADA. RAMPS @ 8.J% GRADE W/ HANDRAILS MAY BE NECESSARY ON
Sll)£WALKS ACCESSING THE SIDE DOORS OF THE RESIDENnAL UNIT GARAGE AREAS.

J4. A MINIMUM OF 11 RESIDENTIAL GROUND FLOOR UNITS WILL BE ADA ACCESSIBLE. ONE
UNIT EACH IN BUILDINGS 1 THROUGH 4 AND BUILDINGS 6 THROUGH 10 WILL BE PROVIDED. 
UNITS IN BUILDING 5 WILL BE PROVIDED. 

35. THE DEVELOPER IS RESPONSIBLE FOR:
(A) PROVIDING A FIRST FLUSH SYSTEM ACCEPTABLE TO Tl-/£ TOWN ENGINEER
(B) PROVIDING A SffilPING AND PAVEMENT WIDENING DESIGN OF LAMBERT

LANE ACC£PTABLE TO 1HE TOWN ENGINEER 
(C) ENSURING THAT ALL ADA SIDEWALK RAMPS TO BUILDINGS MEET ADA STANDARDS
(D) ENSURING THAT THE MAXIMUM CROSS SLOPE FOR STANDARD PARKING

SPACES DOES NOT EXCEED 5%
(E) ENSURING Tl-IA T 1HE MAXIMUM CROSS SLOP£ IN ADA ACCESSIBLE

ROUTES DOES NOT EXCEED 2%
(F) ENSURING Tl-IA T THE MAXIMUM CROSS SLOPE FOR ALL SIDEWALKS DOES NOT EXCEED 2%

CONTINUED ON SHEET 8 

r"!ll""""l�""'!"'"'!""'"l"""' .......... 
__,.....,"""""_---i.,...--i-------.. Engineering and Environmental Consultants, Inc.

8/14/2020 ORO VI STA APARTMENTS BWT SMT 4625 E. Fl'. LOWELL RD. 
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RE:CORD
ME:ASUR£D

PROPOSED WATERLINE AND VAL \.f"
E:X/STING WATERLINE: AND VAL \.f"
WA 1E'R ME:TER

LOCATION MAP 

PORTION OF SECTION 14, 
T.12 S., R.13 E. 

G. & S.R.M., PIMA COUNTY, ARIZONA

RITAIN/NG WALL (BY OTHERS)

TEXTURED CONCRETE

PROPOSED PAVEME:NT/MULTI-USE PATH

E:XISTING PAVEMfNT TO 8£ RE:MOVfD-;--�--

181 --�----. 
--0>-- PROPOSE:D SANITARY SEIIER AND MANHOlE j fXISTING PA\.f"ME:NT/I.IULTI-USE PATH
- - - -i.!....._ - - E:X/STING SANITARY SEltER AND MANHOI£ -·----'

PROPOSfD STORM SEltFR AND MANHOLE: �1 FIRE: HYDRANT ,..,-_,,_/,
CROSSO\.f"R EASfMfNT (DKT 11536, PG 2845) .

r•• •• . •,· ,,.,.• •" "I 
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COVE:R£D PARKING

SCRE:EH WALL W/ WffP HOI.E:S (BY OTHERS)

0 � �-J.1--, . �"')(A,,,+� Town cierk, Town of 
Oro Va}ey, AZ, do hereby certify that the developm�nt
,tan fo �/! .. .,..,i,* �.,. .. �s: _wa� 

\ � 
;ipproved by the Or alley Mayor 11nd Council 011 the 
�day of !!!!!!!P�'-'3�, 1-t>l• 

Dated ilii( �;.::�4�
Oro Valley Town Clerk 

FIRST FLUSH SYSTEM MAINTENANCE 
1.) ALL BUILDING OWNERS AND TENANTS WILL BE NOTIAED OF A 
PROHIBIT/ON ON WASHING OF VEHICLES ON SITE. 

2.) BIANNUAL MAINTENANCE SCHEDULE 

A) CONCRETE SWALE WILL If£ HYDRO WASHED AND CLEANED OF SIL TS,
SEDIMENT AND DEBRIS TWICE PER YEAR (JUNE AND OCTOBER
RECOMMENDED). GATHERED SILTS AND DEBRIS WILL BE DISPOSED OF IN THE

SHEET INDEX 

SHEET 1 .......... COVER SHEET 
SHEET 2-8. .... PLAN SHEETS 

T.- . Ii TS 
SHEET 11 ....... PLAN SHEET 

OWNER 

ORO VALLEY SHOPPING CENTER, llC. 
c/o THE BEZTAK COMPANIES 
31731 NORTHWESTERN HIGHWAY 
SUITE 250W 
FARMINGTON HILLS, Ml. 48JJ4 

TRASH COLLECTION SYSTEM. DEVELOPER 

8) THE 6" BLEEDER PIPES TO THE BASIN WILL BE CLEANED OF
OBSTRUCTIONS AND DEBRIS AND FLUSHED TO ENSURE FLOW THROUGH
ADEQUACY.

THE BEZTAK COMPANIES 
31731 NORTHWESTERN HIGHWAY 
SUITE 250W 

J.) FIRST FLUSH TREATMENT BASIN WILL 8£ CLEANED BY HAND OF DEBRIS 
AND TRASH TWICE PER YEAR (JUNE AND OCTOBER RECOMMENDED). 

FARMINGTON HILLS, Ml 48334 
TEL: (248) 855-5400 

OWN OF ORO VALLEY 

PR0J#:OV12O2-06 

Z O N E : SEE GENERAL NOTES 

Adm. Address: 

10326 N. LA CANADA DR 

ENGINEER (REVISION 1 ONLY) 
ENGINEERING & ENVIRONMENTAL CONSULTANTS, INC. 
555 E. RlvfR ROAD, SUITE 301 
7UCSON, AZ 85704 
ATTN: STEFANIE THRUSH, P.E. 
EMAIL: sthrush@eeccorp.com 
PHONE: (520) 321-4625 
FAX: (520) 321-0333 

APARTMENTS 

ENGINEER 

£NG/NEERING t!t ENVIRONMENTAL CONSULTANTS, INC. 
4625 £ FT. LOWELL ROAD 
TUCSON, ARIZONA 85712 
ATTN: RYAN BAL£, P.£ 
TEL: (520) 321-4625 
FAX: (520} 321-0333 

1301 W. LAMBERT LN + UNIT # 

EEC PROJECT NO: 202103 
�n.'l::J..O.,il"TIM"-r,nJ.i.� .. ;;r.�.CJ.X,7t:XFJIB'Effl""'jl�i'R"1rJ; :"1:r"ft�. ,--, 

A PORTION OF BLOCK 3, EL CONQUISTADOR COUNTRY CLUB' 
AS RECORDED IN BK. 33 M&P, PG. 82, PIMA COUNTY Ar..,""-

DRYll>I ey __ _ 
DSGN BY __ _ 

CHKOBY---

ECORDER'S OFFICE PIMA COUNTY AZ. 
REF ___ SCALE H: 1"-20'

APPO BY ______ 20_ V: ---
APPD BY ______ 20_ 

PLAN NO. ov 1 -02-06 
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