
           

  AGENDA 
ORO VALLEY TOWN COUNCIL

STUDY SESSION
September 27, 2011

ORO VALLEY COUNCIL CHAMBERS
11000 N. LA CAÑADA DRIVE

           

STUDY SESSION AT OR AFTER 6:00 PM
 

CALL TO ORDER
 

ROLL CALL
 

1. Discussion Regarding Oro Valley Town Centre PAD Amendment
 

FUTURE AGENDA ITEMS  (The Council may bring forth general topics for future meeting agendas.
Council may not discuss, deliberate or take any action on the topics presented pursuant to ARS
38-431.02H)

 

ADJOURNMENT
 

POSTED: 9/20/11 at 5:00 p.m. by tlg

When possible, a packet of agenda materials as listed above is available for public inspection at least 24
hours prior to the Council meeting in the Town Clerk's Office between the hours of 8:00 a.m. – 5:00 p.m.

The Town of Oro Valley complies with the Americans with Disabilities Act (ADA).  If any person with a
disability needs any type of accommodation, please notify the Town Clerk’s Office at least five days prior
to the Council meeting at 229-4700.

 

 



   

CC-700     Item #   1.     
Town Council Study Session 
Meeting Date: 09/27/2011  

Requested by: David Williams Submitted By: Matt Michels, Development
Infrastructure Services

Department: Development Infrastructure Services

Information
SUBJECT:
Discussion Regarding Oro Valley Town Centre PAD Amendment

RECOMMENDATION:
The purpose of the Study Session is to discuss the PAD Amendment and garner the Council's input and
direction.  The item is for discussion only and no action will be taken at this meeting.  This item is
currently scheduled for a Town Council public hearing on October 5.

EXECUTIVE SUMMARY:
The proposed Planned Area Development (PAD) amendment is primarily focused on the 27.8-acre (Area
#1 on Exhibit CC-1 in the attached PAD redline- see Attachment #1) and 4.5-acre commercial portions of
property (Area #2 on Exhibit CC-1) within the Oro Valley Town Centre PAD, located on the east side of
Oracle Road between First Avenue and the Rooney Wash. The other areas of the PAD, including the
hotel/office/retail site (Area #3 on Exhibit CC-1) and the residential portion (Area #4 on Exhibit CC-1), lie
to the south of the commercial property, between the Rooney Wash and Pusch View Lane and are not
proposed to be changed by the PAD amendment. The Oro Valley Town Centre PAD is approximately
141 acres in size and is currently undeveloped.

The PAD amendment request entails several changes to the PAD which affect the overall land use mix
by permitting ground level multi-family residential, additional convenience uses, and revised PAD
development standards. The focus of this report is on three of the most substantive issues, including:

Apartment uses1.
Number of convenience uses2.
Main Street/urban design3.

Additional discussion of each of these issues is contained in the Background or Detailed Information
section on the next page.

Planning and Zoning Commission (PZC) Recommendation

The PZC held a public hearing August 2, 2011, and recommended conditional approval of the proposed
PAD Amendment subject to the conditions in Attachment #2. The PZC raised a number of issues and
concerns related to the proposed amendment, including the following:

Number of convenience uses proposed
Proposed apartment development
Proposed building heights, including view protection
Type of uses proposed, including disposition of the Main Street area



Character of proposed development, including shift of focus from "New Urbanist" town center to
traditional suburban retail/office/apartment.  This issue was discussed by staff and members of the
public at the meeting.

In addition, five residents spoke during the public hearing and expressed concerns regarding the
aforementioned issues, as well as concern that the PAD does not adequately define mixed use and that
the proposal represents a deviation from the original vision for the property.

Please refer to the attached staff report (Attachment #4) and draft minutes from the August 2 meeting
(Attachment #5) for additional information.

BACKGROUND OR DETAILED INFORMATION:
The applicant’s stated objective is to allow greater flexibility in designing the commercial phase of the Oro
Valley Town Centre. The vision for the commercial portion of the current PAD is to create a “discernible
[town] center” (Goal 1) and “commercial core, which is effectively new, exciting, and different to the extent
that it offers a distinctive and excellent alternative to other business, retail, and residential areas in the
Northern Tucson metropolitan region” (Goal 7). The amendment request would change the focus of the
PAD to a more traditional suburban shopping center with enhanced pedestrian connectivity. The
applicant states that the PAD requires an amendment to allow more flexibility to attract potential
businesses while still maintaining high development standards as embodied in the existing PAD. 
According to the applicant, the primary reason for the proposed change is the lack of market demand and
viability for the main street concept/mixed use area.

Following is a summary of the most substantive issues followed by existing PAD requirements and staff
commentary. Please refer to the attached comparison table of existing PAD standards and the proposed
amendments (Attachment #4): 

1. Apartment Uses: The applicant is requesting approval for multi-family residential development to be
located towards the rear of Area #1 as depicted on two of the four Illustrative Site Plans.

Existing PAD requirement: The PAD currently allows vertically integrated residential development (e.g.
second floor residential units above first floor office or retail).

Staff Response: Staff has surveyed apartment complexes in the Town and finds that the average
occupancy is currently approximately 93% (see Attachment #3).  While there appears to be a market for
new multi-family development, the amount of apartments proposed (15.5 acres, or over one half of Areas
1 and 2), the proposed ground level apartment complex rather than vertical mixed use, and the loss of
commercial/employment acreage are areas of concern.

2. Convenience Uses: The applicant is requesting an increase in the number of convenience uses in
Areas 1 and 2 from three (3) to 6 or 7. In addition, the applicant proposes to delete the requirement that
the applicant obtain Council approval for fast food, drive-through or drive-in restaurants, gas stations, or
car washes. Further, the applicant proposes to include the requirement for a Conditional Use Permit
(CUP) for convenience uses per the Town Zoning Code.

Existing PAD requirement: The PAD allows up to three (3) convenience uses in Areas 1 and 2, three (3)
convenience uses in Area 3, and limits the type of uses unless Council approval is granted. Convenience
uses are exempted from the CUP requirements of the Zoning Code.

Staff Response: Staff supports a limitation on the number of convenience uses and the addition of the
CUP requirement to enhance the Town's ability to limit convenience uses if they are deemed
incompatible, inappropriate or excessive.  There has been concern expressed regarding the number of
convenience uses that would be appropriate to maintain the character of the development and reduce
negative impacts associated with convenience uses. Staff has met with the applicant to discuss
alternative approaches to further define and limit convenience uses.  Staff is working with the applicant



on a revised approach that requires a CUP for all convenience uses but exempts the OV Town Centre
from three convenience use requirements, including location requirements, number of convenience uses,
and timing of development.  Staff supports this revised approach.  In addition, the CUP criteria need to be
updated to ensure optimal community fit.

3. Main Street Area/Urban Design: The applicant proposes to delete the Main Street Area (PAD Pages
AA-1 and EE-6 and Appendix F Sheet 3) from the PAD in favor of a “multiple use development” with
enhanced pedestrian connectivity. 

Existing PAD requirement: The PAD goal to “create a high quality and discernible Oro Valley Town
Centre mixed use development” is centered on an “old ‘main street’ theme which features on street
parking, buildings located close to the street, office and apartments above the retail uses with sit down
restaurants and shops focused around a village commons area” and designed with “principles of New
Urbanism”, or traditional town planning.

Staff Response: This fundamentally changes the focus and character of this portion of the PAD from an
“Oro Valley Town Centre” to more traditional suburban retail/office/multi-family residential development.
The current approach that allows near-term development of suburban scale uses while preserving the
long-term opportunity to develop a "high quality multiple use development...commercial core, including
residential, office, hotels, retail, restaurant and entertainment facilities...the land use mix is also designed
to create a destination critical mass for services and a potential urban synergy". While this scenario is not
specifically precluded with the amendment, it is no longer explicitly required or reflected in any of the four
Illustrative Site Plans.

Please refer to the attached August 2, 2011, Planning and Zoning Commission report (Attachment #4),
the Amendment Summary Table (Attachment #6), Summary of Neighborhood Issues (Attachment #7),
Public Outreach Report (Attachment #8) and letters from the La Reserve HOA Board (Attachment #9)
and Bill Adler (Attachment #10) for additional detail and discussion regarding the proposal and public
input received regarding the amendment.

FISCAL IMPACT:
N/A

SUGGESTED MOTION:
This item is for discussion only.

Attachments
Attachment #1-PAD Redline
Attachment #2-PZC Recommended Conditions of Approval
Attachment #3-Table of OV Apartment Occupancy Rates
Attachment #4-8-2-11 PZC Report
Attachment #5-Amendment Summary Table
Attachment #6-Summary of Neighborhood Issues
Attachment #7-Public Outreach Report
Attachment #8-La Reserve HOA Board Letter
Attachment #9-Bill Adler Letter
Attachment #10-Draft 8-2-11 PZC Minutes





































































































































































































































































































































































   

Planning & Zoning Commission Recommended  
Conditions of Approval 

Oro Valley Town Centre PAD Amendment (OV911-03) 
August 2, 2011 

 
 
Planning Conditions 

 
1. Pedestrian cross connections from the east side of Development Area #1 to La Reserve shall be 

provided.   
 
2. Page BB-1: Community Goal and Policy #1 shall contain language indicating that the design, 

uses, and focus of the development should consider the creation of a discernable center. 
 

3. Page BB-1: Community Goal and Policy #6, “through the use of sensitive grading plans and re-
vegetations, create and treat cut slopes such that they will appear not to have been disturbed” 
shall be retained. Mitigated to an acceptable standard consistent with current Town standards 
effective at the time of development. 

 
4. Page BB-8: Add language indicating that substantial modifications to the Illustrative Site Plans 

that substantially deviate from the development concepts in terms of land use mix, development 
density or intensity, as determined by the Planning and Zoning Administrator, shall be subject to 
Town Council approval. 

 
5. Page EE-6: As the project will be developed subject to market demand, the PAD shall contain 

language encouraging and preserving the opportunity for a vertically mixed use development, 
including the opportunity for a New Urbanist Main Street component to be defined by the PAD. 

 
(6. A condition related to the number of convenience uses should be created based on direction 

received from Council at the Study Session.) 
 

(7. A more detailed definition of multiple use or mixed use should be included in the PAD.) 
 

 
Engineering Conditions 
 
1.  The associated Traffic Impact Analysis (TIA) must be revised and approved as a condition of PAD 

Amendment approval at Mayor & Council.  
 
2.  The Developer must obtain Town of Oro Valley and ADOT approval of a site specific Traffic 

Impact Analysis prior to future Conceptual Site Plan Approval.  
 
3.  This development shall be responsible to design and pay for any improvements to the public road 

network as determined to be required by future TIA(s) at the time of development.  
 
4.  If modifications to Oracle Road are required as stipulated in the TIA, approval by the Arizona 

Department of Transportation (ADOT) will be required prior to approval of this TIA.  
 

 
 

 
 
 



Oro Valley Apartment Occupancy Rates 
August, 2011 phone survey 

  

Apartment Name 

Number of 
Units Occupancy Rate % 

Boulder Canyon at La Reserve 240 91.00 

Catalina Crossing 97 87.00 

Golf Villas at Oro Valley 281 95.00 

La Reserve Villas 240 95.00 

Oro Vista Apts 138 89.00 

Pusch Ridge Apts 144 94.00 

Rock Ridge Apts 319 94.00 

Saddle Ridge 248 92.00 

Sundown Village Apts 330 93.00 

The Overlook at Pusch Ridge 424 95.50 

   

Averages 246 92.6 

  
  

 



 TOWN OF ORO VALLEY 

PLANNING & ZONING COMMISSION MEETING DATE: August 2, 2011 
                

 

TO: PLANNING & ZONING COMMISSION 
 

FROM:   David A. Williams, AICP, Planning Division Manager 

 

SUBJECT:  Public Hearing: Planned Area Development (PAD) Amendment for the Oro Valley Town 

Centre at Rooney Ranch, located on the east side of Oracle Road and First Avenue, (OV911-
003). 

 

SUMMARY 

 
The proposed Planned Area Development (PAD) amendment is primarily focused on the 27.8-acre (Area #1 
on Exhibit CC-1 in the attached PAD redline)  and 4.5-acre commercial portions of property (Area #2 on 
Exhibit CC-1) within the Oro Valley Town Centre PAD, located on the east side of Oracle Road between First 
Avenue and the Rooney Wash.  The other areas of the PAD, including the hotel/office/retail site (Area #3 on 
Exhibit CC-1) and the residential portion (Area #4 on Exhibit CC-1), lie to the south of the commercial 
property, between the Rooney Wash and Pusch View Lane and are not proposed to be changed by the PAD 
amendment.  The Oro Valley Town Centre PAD is approximately 141 acres in size and is currently 
undeveloped.   
 
The PAD amendment request entails numerous minor and substantive changes to the PAD which affect the 
overall land use mix by permitting ground level multi-family residential, additional conditional uses, and PAD 
development standards.  Many of the proposed amendments are relatively minor in nature and serve to 
update and modernize the PAD to be consistent with current conditions and Town regulations, including the 
Landscape Conservation code and Design Standards.  The focus of this report is on the more substantive 
issues, including the proposed land use mix and development standards. 
 

BACKGROUND 
 
Amendment Request  
 
The applicant’s stated objective is to allow greater flexibility in designing the commercial phase of the Oro 
Valley Town Centre.  The vision for the commercial portion of the current PAD is to create a “discernable 
[town] center” (Goal 1) and “commercial core, which is effectively new, exciting, and different to the extent that 
it offers a distinctive and excellent alternative to other business, retail, and residential areas in the Northern 
Tucson metropolitan region” (Goal 7). The amendment request would change the focus of the PAD to a more 
traditional suburban shopping center with enhanced pedestrian connectivity. The applicant states that the PAD 
requires an amendment to allow more flexibility to attract potential businesses while still maintaining high 
development standards as embodied in the existing PAD.   
 
Site Conditions 
 

• Total PAD area is 141 acres; primary commercial portion (Area #1) is 27.6 acres; Area #2 is 4.5 acres 

• Zoning is Oro Valley Town Centre PAD  

• The entire property is currently vacant 

• Approved uses include retail, restaurants, hotel and single family residential 
 
Approvals to Date 
 

• The PAD was approved by Town Council on October 16, 2002 (Ordinance 02-33) 
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• The approved Tentative Development Plan (TDP) or site plan is included as Appendix F in the attached 
redlined PAD. 

 
Surrounding Land Uses 

 

Direction Zoning Land Use 

North La Reserve PAD Desert Pointe Retirement Community 

South El Conquistador PAD Single Family Residential 

East La Reserve PAD (NE)-Commercial and Multi-Family Residential 
(SE)-Single Family Residential 

West Rooney Ranch PAD (NW)-Commercial/Retail 
(SW)-Office and Multi-Family Residential     

 
General Plan Conformance 

 
The General Plan designates Area #1 (commercial portion) of the PAD as Neighborhood Commercial/Office.  
This designation denotes commercial and office areas located with good arterial access that are close to 
residential areas.  Uses may include grocery stores, drugstores, and offices that tend to serve the surrounding 
neighborhood and are integrated with those neighborhoods.  Further, this property is designated as a “Growth 
Area” in the General Plan, which, pursuant to State Statute, is an area that is, “particularly suitable for planned 
multi-modal 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”. 

 
The following General Plan policies are notable for this proposal: 
 

 Policy 1.3.3, “The Town shall encourage the establishment of new commercial uses in areas so 
designated on the land use map near new residential neighborhoods with the type, scale and potential 
for buffering to be taken into account” 

 
The proposed amendment will allow a greater variety of commercial uses.  The office or multi-family 
uses would be placed in accordance with the Illustrative Site Plans (see Appendix CC-1 in the PAD) 
adjacent to La Reserve. 

 
Policy 1.3.4, “The Town shall encourage clustering of commercial developments at specific nodes or 
villages that are planned with strict aesthetic and design guidelines.  The Town shall discourage strip 
commercial developments and free-standing pads” 

 
While the development will adhere to the Town’s Design Standards and landscape code, the 
commercial development will be based largely on free-standing pads.  The “main street” node 
envisioned in the current PAD is no longer proposed. 

 
 Policy 3.1, “To ensure long-term financial and economic sustainability for the Town of Oro Valley” 

 
The applicant states that they have not found a viable market for this the currently approved mixed use 
main street type of development and that the additional development flexibility requested will allow 
them to respond to existing market demand.  This is contrasted with the Town’s long-term goal of 
ensuring economic sustainability through the development of unique, regionally-significant mixed-use 
activity centers. 
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ANALYSIS OF PROPOSED PAD AMENDMENTS  

 
Amendment Overview 
 
The proposed PAD amendments involve a range of items that are focused on the 27.8 acre commercial area 
(Area #1) located north of the Rooney Wash and 4.5-acre Area #2 located south of the Rooney Wash.  Staff 
has worked with the applicant and neighbors to identify areas of concern and the applicant has integrated PAD 
standards that address many of these issues, including a modified request for additional building height, 
landscape standards, and Design Standards.   
 
Substantive Issues 
 
The substantive items, including those relating to building heights, convenience uses, and the multi-family are 
summarized below.  Please refer to the attached comparison table of existing PAD standards and the 
proposed amendments (Attachment #3). 
 
Below is a summary of the substantive items followed by existing PAD requirements and staff commentary: 
 

1. Convenience Uses: The applicant is requesting to delete the limitation on the number of 
convenience uses and the requirement that the applicant obtain Mayor and Council approval for 
fast food, drive-though or drive-in restaurants, gas stations, or car washes.  Further, the applicant 
proposes to include the requirement for a Conditional Use Permit (CUP) for convenience uses per 
the Town Zoning Code. 

 
Existing PAD requirement: The PAD allows up to three (3) convenience uses and limits the type 
of uses unless Mayor and Council approval is granted.  Convenience uses are exempted from 
the CUP requirements of the Zoning Code. 
 
Staff Response:  As a trade off for expanded list of conditional uses, the amendment proposes 
the use of the CUP process to allow the Town to closely examine each proposal and limit 
convenience uses if they are deemed incompatible or have significant negative impacts. 
 

2. Multi-Family Residential: The applicant is requesting potential for multi-family residential 
development to be located towards the rear of Area #1 as depicted on two (2) of the four (4) 
Illustrative Site Plans  

 
Existing PAD requirement: The PAD currently allows vertically integrated residential 
development (e.g. second floor residential units above first floor office or retail). 
 
Staff Response: Staff recommends a multi-family residential unit cap of 275 units rather than 
the 15.5 acres originally proposed by the applicant.  This suggestion has been accepted by the 
applicant and integrated into the PAD. 
 

3. Building Height:  The applicant requests a maximum building height of 40 feet for C-1, C-2, and C-
N commercial uses exclusive of architectural elements which can extend an additional 5 feet, 
provided that the architecture provides visual relief to avoid building massing concerns.  Further, 
the applicant proposes that office uses shall not exceed 50 feet inclusive of architectural elements.  
See Massing Study Photo Simulations (Attachment #4) for a visualization of how the office 
buildings would appear (at 60 feet tall as originally proposed). 
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Existing PAD requirement: The PAD currently allows commercial and office uses (C-1, C-2, and 
C-N) to 35 feet with an additional 10 feet for architectural elements.   
 
Staff Response: The applicant’s request allows an additional 5 feet for commercial/retail 
buildings and 10 feet for office buildings, as shown on the following table.  Please note that the 
additional allowance for architectural elements is permitted by right in the PAD: 
 

Description Proposed Amendment Existing PAD requirement 
Commercial Buildings 40’ (+5’ architectural elements) 35’ (+10 architectural elements) 

Office Buildings 50’ (including arch. elements) 35’ (+10 architectural elements) 

 
Staff supports a three (3) story limitation for office buildings and recommends that the 
increased building height be limited to the rear (southwest) portion of the property and shall not 
be located along the Oracle Road frontage.   

 
4. First Avenue Extension: The applicant proposes to close the First Avenue to La Reserve Drive road 

extension concurrent with the development of the commercial area.   
 

Existing PAD requirement: The First Avenue extension is a private easement that has always 
been contemplated to be closed to through traffic with the development of the Town Centre. 
 
Staff Response: Staff supports multi-modal connectivity, including pedestrian, bicycle and 
vehicular connections with adjacent neighborhoods. 

 
5. Main Street Area: The applicant proposes to delete the Main Street Area (PAD Pages AA-1 and 

EE-6 and Appendix F Sheet 3) from the PAD in favor of a “multiple use development” with 
enhanced pedestrian connectivity. The applicant indicates that the main street design is not 
economically viable. 

 
Existing PAD requirement: The PAD goal of to “create a high quality and discernable Oro Valley 
Town Centre mixed use development” including an ‘old ‘main street’ theme which features on 
street parking, buildings located close to the street, office and apartments above the retail uses 
with sit down restaurants focused around a village commons area” and designed with 
“principles of New Urbanism”, or traditional town planning. 
 
Staff Response: This somewhat changes the character of the PAD from an “Oro Valley Town 
Centre” to more traditional suburban retail/office/multi-family residential development.  Staff 
supports an approach that allows near-term development of suburban scale uses as shown on 
the Illustrative Site Plans while preserving the long-term opportunity to develop discernable 
Town center in later phases or perhaps toward the rear of the property along the Rooney Wash. 
featuring a main street concept.  The name of the PAD, “Oro Valley Town Centre”, should likely 
be changed. 
 

6. Maximum Floor Area Ratio (FAR): The applicant is requesting an FAR limitation of .4 for 
Development Areas #1 and #2 (PAD Page CC-2). 

 
Existing PAD requirement: The PAD states that the FAR, based on the net commercial acreage 
for Area #1, is approximately .29, but does not state a specific limitation (PAD Page BB-2).  The 
Oracle Road Scenic Corridor Overlay District (ORSCOD) permits FAR of .25. 
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Staff Response:   The Illustrative Site Plans (Appendix C-1) portray FARs ranging from .12 to 
.24. Staff is supportive of development concepts that provide for compact, contiguous, higher-
density development on the site so long as they are aesthetically pleasing and their massing 
and scale are appropriate for the context. 
 

7. Future PAD Modifications The applicant proposes to add the provision, “any modifications to this 
plan will not require an amendment to the PAD” (PAD Page BB-8 and on each Illustrative Site Plan)  

 
Existing PAD requirement: Any amendment to the approved Tentative Development Plan 
require a PAD amendment. 
 
Staff Response:  Staff recommends that substantial modifications to the Illustrative Site Plans 
that substantially deviate from the development concepts in terms of land use mix, development 
density or intensity, as determined by the Planning and Zoning Administrator, shall be subject to 
Town Council approval and that these criteria be added to Section B.10.b (Page BB-8).  A 
condition has been added to Exhibit “A” to reflect this requirement. 

 
Minor Issues 
 
The following are other areas of the proposal that have been integrated into the PAD amendment as a result 
of negotiations with staff and neighbors.  These areas include: 
 

• Reduction of the requested office building height increase to 50’ (from 60’) with no additional 
architectural element allowance, as well as restrict buildings from locating on Oracle Road. 

 

• Use of the Town’s current landscape requirements (Section 27.6 of the Zoning Code), including water 
harvesting requirements. The existing recommended plant list in the PAD is not reflective of the Town’s 
current water conservation policies and would result in a landscape inconsistent with surrounding 
properties as well as increase irrigation and maintenance costs, and may result in inadvertent view 
obstruction (e.g. Mexican Fan Palms have a mature height of 100’).  The approved PAD plant list, 
Exhibit EE-10, has been deleted.   

 

• Use of the Town’s recently adopted Design Standards for site planning, architecture, and public art.  
This will result in a project design and architecture that is consistent with the Town’s Design Standards. 

 

• Provision of a multiple use trail along the north side of the Rooney Wash.  Staff believes the area 
fronting the wash could provide an opportunity for the development of businesses and residential uses, 
perhaps vertically integrated, that could serve as a significant activity center with enhanced pedestrian 
connectivity and the scenic amenity of the wash as a backdrop.  This area could potentially provide a 
focal point, or “discernable Oro Valley Town Centre” (PAD Page AA-1) envisioned in the adopted PAD. 

 

• The applicant has changed the term mixed use to “multiple use” to describe the development concept 
in order to reflect that the request is for suburban development with defined pedestrian connectivity 
rather than vertical and horizontal mixed use.   

 

• An outdoor gathering space/common open space requirement of 2% of the development area has 
been added to Page EE-1 of the PAD.  These outdoor gathering spaces may include plazas, 
courtyards, “village commons” and other common areas.  This requirement is consistent with Town 
Zoning Code requirement for commercial developments. 
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• The applicant initially proposed to delete the requirement that there shall be no delivery or loading 
operations for commercial uses between 10:00 p.m. and 7:00 a.m. (PAD Page GG-1), but has added it 

back in as  “between 10:00 p.m. and 6:00 a.m.).  Staff does not object to the proposed amendment as 
it is consistent with delivery restrictions for other developments. 

 

• The PAD currently requires a minimum of 25% of Commercial Areas #1 and #2 to be landscaped (PAD 
Page CC-2, Development Criteria #4).  The applicant requests that this be reduced to 15%, which is 
reasonable given the limitation on Floor Area Ratio (FAR) and the applicant’s agreement to follow the 
Oro Valley Landscape Conservation code which contains far more robust landscape design, native 
plant preservation, and water harvesting requirements than the existing PAD. 

 

• The existing requirement for a 6 foot high wall along the full length of the east property line of 
Development Area #3 (the hotel/office site) is proposed to be removed.  Staff supports this as Area #3 
is adjacent to sloped natural open space and is not adjacent to La Reserve. 
  

Engineering Comments 
 

Traffic Analysis 

 
This development’s primarily vehicular access to the public road network is through intersection and driveway 
connection points on Oracle Road. As a part of the original PAD documentation, the existing First Avenue 
extension between Oracle Road and La Reserve Drive is located within a temporary access easement that is 
set to be terminated upon development of the Oro Valley Town Centre project. The revised PAD document 
maintains this original commitment with the La Reserve Community Association to remove this temporary 
section of First Avenue. Therefore, traffic generated by the PAD will not have direct access to the neighboring 
La Reserve community. 
 
Internal circulation patterns have been represented on the Revised PAD’s Tentative Development Plan. These 
traffic patterns are schematic only at this level of documentation. The actual analysis of internal circulation will 
be determined at the time of development. However, any external improvements to the public road network 
that are identified as required within the approved Traffic Impact Analysis (TIA) will become a condition of 
approval of the revised PAD. These improvements shall be constructed at the time of project development. 
 
The developer will be responsible to build all required mitigation measures at no cost to the Town or general 
public. 

PUBLIC NOTICE AND COMMENT 
 
This project has been noticed in accordance with Town procedures, which includes the following: 
 

• Notification of all property owners within 1,000 feet 

• Homeowners Association mailing 

• Notice in The Daily Territorial newspaper 

• Post at Town Hall and on website 
 
In addition, a neighborhood meeting was held on April 14, 2011.  Approximately 45 residents and interested 
parties attended the meeting.  A number of issues were discussed, including the following: 
 

• Planned closure of First Avenue to La Reserve Drive extension 
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• Market demand for additional commercial development in the area 

• The type and character of proposed commercial development (e.g. convenience drive-thru uses 

• Proposed building heights and view and lighting impacts  

• Status of the “main street” concept 
 
The summary notes from the meeting and the Public Outreach Report (POP) are attached for your reference 
(see Attachment #5 and #6). 
 
The La Reserve HOA Board has submitted a letter of support (see Attachment #7).  One interested resident 
has submitted a letter, which is attached for your reference (see Attachment #8). 
 

CONCLUSION/RECOMMENDATION  

 
The degree of General Plan conformance is varied.  The proposed amendments promote economic development 
goals but there is a lesser degree of conformance with land use policies.  As discussed, the proposed 
amendments will alter the land use mix in relation to multi-family residential and convenience uses and will 
provide the developer with greater flexibility in terms of permitted uses, building heights and other PAD 
standards.  The existing PAD is unique in several regards, including the main street element and the focus on 
New Urbanist design and architecture. The proposed amendment modifies this vision to a more mainstream 
commercial development. 
 
If the proposed amendments are adopted, the developer asserts that they would have a greater ability to react to 
current market demands for convenience and multi-family uses while maintaining an architecturally attractive 
and contextually sensitive development as originally envisioned.   
 
Staff supports the granting of additional development flexibility as portrayed in the Illustrative Site Plans contained 
in Appendix C-1 in the attached redlined PAD but recommends a number of conditions of approval in Exhibit “A”. 
Staff notes the potential for public-private partnerships that could implement the construction of a Town Center 
that could include a main street and civic, educational, cultural, and arts facilities.  All other administrative and 
clean up items are supported.   

 

SUGGESTED MOTION 
 
The Planning & Zoning Commission may wish to consider one of the following suggested motions: 
 
I move to [approve, approve with conditions, OR deny], request for approval of the Oro Valley Town Centre at 
Rooney Ranch PAD amendments as shown in Exhibit “A”.    

ATTACHMENTS 

 
1. PAD Amendment Redline 
2. Exhibit “A” Conditions of Approval 
3. Amendment Summary Table  
4. Aerial Massing Photo Simulations (4 sheets) 
5. Summary of Neighborhood Issues  
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6. Public Outreach Report 
7. La Reserve HOA Board Letter 
8. Bill Adler letter 

 
cc:  Brad Anderson, Kitchell Construction, banderson@kitchell.com 
 Keri Silvyn, Lewis and Roca, Ksilvyn@lrlaw.com 
 Blake Hastings, CDO Partners 
 
Project Manager: Matt Michels, AICP, OV Senior Planner 
 
S:\PERMPLUS\DOCS\OV911-003\P_PZC Report 8-2-11.doc 

 



Oro Valley Town Centre PAD 
Substantive Commercial Amendments Summary Table 

 
NOTE: For a complete list of all proposed amendments refer to redlined PAD 

 

Description Existing PAD Requirement Proposed Amendment 

Convenience  
Uses 
 
 
Convenience 
Use Standards 

A maximum of 3 convenience uses in Areas 
1 & 2 and 3 convenience uses in Area 3 
 
 
  
No fast food, drive through or drive in 
restaurants, gas stations, or car washes 
allowed unless specifically permitted by 
Mayor and Council 
 
No CUP is required 
 

No limit on number or types of convenience 
uses  
 
 
All convenience uses shall be subject to the 
convenience use regulations of the Zoning 
Code, including the Conditional Use Permit 
requirement  
 

Multi-Family 
Residential 

Permitted on second story of commercial 
buildings 
 

Up to 275 multi-family units allowed 
 

Building Height  35 feet + 10 feet for architectural elements 
(45 feet total) 
 
 

40 feet + 5 feet for architectural elements 
(45 feet total) 
 
50 feet for office buildings, inclusive of 
architectural elements 
 

Main Street Area A “New Urbanist” Mixed-Use Main Street to 
be located along main spine road in 
Development Area #1 

No Main Street Area.  Applicant will provide 
“enhanced pedestrian connectivity” 

Floor Area Ratio 
(FAR) 

No specific limitation, but Tentative 
Development Plan indicates FAR of 
approximately .29 

.4 FAR, but Illustrative Site Plans portray 
FARs of .14 to .24 for Development Area #1 

 

 



Oro Valley Town Centre 
Neighborhood Meeting Notes 
April 14, 2011 6 p.m. 
Page 1 of 3 
 
PART I 
 
David Williams, Planning Division Manager opened the meeting and provided an 
introduction and overview of the neighborhood meeting process.  Mr. Williams presented 
Part 1 of the meeting which summarized the project context area, project history, 
General Plan, PAD Zoning, existing development standards and an overview of the PAD 
amendment, Conceptual Design and Final Design processes. 
 
Q: Isn’t the Oro Valley Marketplace adequate commercial to serve this area? 
A: The subject property is within an area designated by the General Plan as a major 
 commercial core. 
 
Q: Does the Economic Development Agreement contain sales tax incentives? 
A: Tonight’s discussion is focused on the current and proposed land use issues 
 related to the property. 
 
Q: What is the legal status of the extension of 1st Avenue to the La Reserve 
 development? 
A: It is a private easement over private land.  The intent established during the  
 previous PAD was that the road and access to La Reserve would be eliminated 
 upon development of the property. 
 
Q: It was represented during the original neighborhood meetings on this 

project that the uses within the project would be upscale and the uses 
currently proposed like a drug store do not fit the original description. 

A: The uses described in Part 1 of the meeting are uses currently permitted under 
the approved PAD. 

 
Q: As many of the residents in La Reserve leave for the summer, can the Town 

hold off the application until the late fall when residents return and can 
participate? 

A: The Town cannot prevent the applicant from filing the application and going 
 through the process.  Residents can email or send letters of concern which are 
 forwarded to the Planning and Zoning Commission and Town Council. 
 
PART II 
 
Blake Hastings, Canada Del Oro Partners, provided an overview of past rezoning cases 
relative to the property and briefly discussed the reasons for the current proposed 
change. 
 
Keri Silvyn, Lewis & Roca gave the applicants power point presentation on Part II of the 
meeting which summarized the requested PAD amendment and the basis for it.  In  
 
 
 



Oro Valley Town Centre 
Neighborhood Meeting Notes 
April 14, 2011, 6 p.m. 
Page 2 of 3  
 
summary, the PAD was requested to provide development flexibility through the use of a 
broader land use plan, amended timing and phasing requirements, mixture of uses in the 
C-1, C-2 and C-N district, expanded list of prohibited uses and enhanced pedestrian 
connections.  The presentation contained examples of development scenarios and 
proposed building heights adjustments. 
 
Q: Will the current owners receive their approvals and then sell off property?  
A: CDO Partners and Kitchell will be the developers of the property.  They may sell 

larger parcels to larger users who will be bound by zoning and CC&Rs of the 
larger project. 

 
Q: Is the hotel a definite and where would it be located? 
A: The current PAD has a location for a hotel and there is no proposed change to 

the PAD in regard to the hotel, although it will more than likely be developed in 
the longer term due to current market conditions. 

 
Q: What can be done about the lighting inside the proposed office buildings? 
A: There are ways to mitigate and the concern was noted. 
 
Q: Can the applicant identify specific tenants and businesses within the 

project? 
A: The developer is legally obligated not to disclose. 
 
Q: Will the entire property be graded with the first phase? 
A: Grading will occur with each phase, the minimum amount needed to support 

each phase of development. 
 
Q: Will there be fast food or gas stations? 
A: These uses currently require a Conditional Use Permit approved by Town 

Council. 
 
Q: What is the status of the “main street” concept in the PAD? 
A: This concept has been actively marketed and there is no market for residential 
 over retail.  The developer has included requirements to enhance pedestrian 
 connectivity. 
 
Q: Will the flexibility requested result in piecemeal development rather than a 
 cohesive project? 
A: The flexibility will result in a more viable project long term.  Incremental 
 development will be part of a cohesive whole. 
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Q: What is the developer conceding to gain the flexibility requested? 
A:  Architectural guidelines which will be consistent with the Town’s Design 
 Standards. 
 
Q: Can you consider the peace and quiet of residents of Fairwinds Assisted 

Living  Facility when planning adjacent land uses? 
A: Yes. 
 
Q: Oro Valley has always been unique and this seems like regular strip mall 
 development. 
A: There is a lot of capacity for strip mall type development in other projects in this 
 area and the goal is not to replicate that. 
 
Q: Will this project require another fire station? 
A: Golder Ranch does station planning based on response time and levels of safety. 
 
Q: Why is 75 feet needed for the hotel? 
A: Originally it was discussed to have a lower height, but it resulted in a greater 
 amount of disturbance. 
 
Q: Could the developer market the property more for medical and less for 

multi-family residential? 
A: The developer is aggressively marketing for medical. 
 
The meeting concluded around 8:10 p.m. 
 
 
 
 
 
 
 

























From: Manager Lareserve [mailto:lareservemanager@yahoo.com]  

Sent: Wednesday, July 13, 2011 2:37 PM 
To: Williams, David 

Subject: RE: CDO Partnership Letter re :The Town Centre Zoning 

  

Thank you for letting me know. 
  

July 6, 2011 
  
  
  
RE:  Town Centre Project/CDO Partners 
  
TO:  Town of Oro Valley 
  
On June 28, 2011 members of the La Reserve Board of Directors met 
with CDO Partners, who presented the proposed PAD Amendment 
for the Oro Valley Town Centre, along with the history.  The property 
is located along Oracle Road north of First Avenue and extending 
south of Pusch View Lane (the “Property”).  The La Reserve HOA 
worked closely with CDO on the PAD which was adopted in 2004. 
CDO is asking for an amendment to provide more flexibility in 
potential uses, increase the height of office use to permit 3 stories, 
and for the potential layout site based on the uses that market 
demands at that time. The Project is currently entitled for 
a mix of uses, commercial development and the residential 
neighborhood closest to El Conquistador. 
  
Two issues were discussed:  1) The First Avenue extension through 
the CDO Partners Property, 2) The access along the eastern boundary 
of the site near La Reserve. The original discussions started at the 
initial adoption of the PAD.  From the beginning of the talks in 2004, 
everyone knew that the First Avenue Extension is a temporary relief 
for traffic until the Oracle Road improvements were completed and 
that the intent was to remove the private easement at the time the 
Project is developed.  The La Reserve Board of Directors has always 
understood and supports the issue that the private extension was to 
be removed. 
  
La Reserve has requested from the beginning that a 6-foot wall be 
built, along the border of the property that is adjacent to La Reserve 
with one gated pedestrian access point.  The La Reserve HOA Board 



reiterated that request as part of this rezoning process asking CDO 
Partners to retain the concept in the PAD. 
  
The La Reserve Board of Directors supports the amendment and the 
flexibility being requested in the entitlements and continues to 
support the removal of the First Avenue Extension as originally 
intended with CDO Partners, the building, maintaining and 
landscaping the 6 foot wall along La Reserve Drive with the one 
pedestrian gated entrance along the boundary of the site closest to La 
Reserve, and providing a pathway into the retail area from La Reserve 
Dr. 
  
Respectfully submitted, 
La Reserve Board of Directors 
  
Jack Schoof – President 
Tom Draper – Vice President 
Bhim Sharma – Secretary 
Jerry Bultema – Treasurer 
Rich Kronberg 
Karen Knotek 
Dale Decker  

 



From: StFatha@aol.com [mailto:StFatha@aol.com]  

Sent: Tuesday, July 12, 2011 7:51 AM 
To: Michels, Matthew 

Cc: Williams, David 
Subject: Town Centre 

 Matt: 

 When the General Plan of 2003 went through the process and was defeated by the citizens of 
Oro Valley, one of the major contentions was "MUN" [ mixed use neighborhood ]. This was 
contentious - not because the concept was unacceptable - but because the Town couldn't define 
what MUN meant. 

 Planning Director Bryant Nodine felt strongly that mixed use, or New Urbanism, was a necessary 
and desirable development style for a number of reasons, and the term " mixed use " continues to 
be used today within revisions to commercial codes, as well as within discussions of undeveloped 
properties. When the General Plan was revised and finally ratified in 2005 LU 8 within the 
Implementation Program specified that a mixed use ordinance was to be finalized. 

 Because the Town has failed to execute the LU 8 requirement, we have the Town Centre 
electing to abandon mixed use freely. The term remains undefined in the code, and so referring to 
mixed use is meaningless. This means that the Town cannot enforce a reference to mixed use, or 
New Urbanism, even though the term is within the PAD for the La Reserve property. 

 The concern I raised repeatedly during the General Plan and PAD process back in 2002 - 
2003 was the high profile, highly conspicuous nature of the property where the Town Centre is 
proposed. Anything of mass and height will be easily viewed - not only from Oracle - but from 1st 
Avenue; Lambert Lane; areas on Naranja and La Canada. The New Urbanism form conceptually 
addressed this high impact concern since the development would be lower in profile. The 75' 
hotel was the exception.  

 My understanding from the notes on the April meeting is that the application is requesting an 
extension of both height, mass of commercial office use, as well as additional high impact uses 
such as convenience/drive through uses. Expanding permitted uses means more parking, which 
means even more destruction of the natural amenity and visual amenity. The concept of New 
Urbanism is being abandoned because of a lack of demand, as I read the notes. How can there 
be demand for a use that is undefined in the code? How can a use be "marketed heavily" when 
nobody could possibly know what the land use entitlements are? 

 I supported the relaxation of use at Steam Pump Village because the property is not high profile 
due to its relatively flat elevation and residential is not immediately adjacent, and somewhat 
higher elevation. The condition on the Town Centre property is the reverse. I suggested that 
grading exceptions would have to be required to lower the height from natural grade in order to 
preserve the appearance of this elevated property. 

 It remains the burden of the applicant to justify their request by showing through design 
presentations that the integrity of the view of the foothills from the west and east can be 
maintained. I don't find any representations in the applicant's proposal with regard to minimizing 
both visual and natural impacts. 

  

Bill Adler 



MINUTES  
ORO VALLEY PLANNING AND ZONING COMMISSION 

REGULAR SESSION  
August 2, 2011  

ORO VALLEY COUNCIL CHAMBERS 
11000 N. LA CAÑADA DRIVE  

   
CALL TO ORDER AT OR AFTER 6:00 P.M.  
 

Chair Swope called the meeting to order at 6:01 P.M. 
 

ROLL CALL  
 

PRESENT:  Robert Swope, Chairman  
Don Cox, Vice Chair  
Alan Caine, Commissioner  
Robin Large, Commissioner  
Robert La Master, Commissioner 
Mark Napier, Commissioner  
John Buette, Commissioner  

 

PLEDGE OF ALLEGIANCE  
 

Chair Swope led the audience in the Pledge of Allegiance. 
 

CALL TO THE AUDIENCE (Non Agenda Items Only)  
 

Opened and closed without comment. 
 

COUNCIL LIAISON COMMENTS  
 

Council Member Liaison Joe Hornat had no announcements to report.  
 

2. Public Hearing: Amendment to the Oro Valley Town Centre Planned Area 
Development.  The Planned Area Development modifications requested will 
allow stand alone multi-family residential uses, additional convenience 
uses, increase maximum building height for offices to 50 feet, and 
modifying the tentative development plan to allow increased development 
flexibility, (OV911-03).   

 

Keri Silvyn, non-resident, presented the following: 
 
- Vicinity Map 
- Existing Zoning 
- Previously Approved Site Plan 



- Proposed tentative Development  
- Illustrative Site Plans - Area #1 
- Proposed Height 
- Uses 
- Convenience Uses 
- Multi-Family Use 
- Pedestrian Amenities 
- Concerns  
 

Matt Michels, Senior Planner, presented the following: 
 
- Planned Area Development (PAD) 
- Project History 
- Applicant’s Request 
- Evaluation of Amendment 
- Context Map 
- Location Map Detail -Area #1 
- General Plan land Use 
- General Plan - Applicable Policies 
- Approved OV Town Center PAD 
- Oracle Road Scenic Corridor Overlay District (ORSCOD) 
- OV Town Centre PAD Land Use 
- Development Areas 
- Examples of Permitted Uses 
- Existing Town Centre PAD Development Standards 
- Proposed Convenience Uses 
- Proposed Building Height 
- Multi-Family Residential 
- Illustrative Site Plan#1 
- Illustrative Site Plan #2 
- Illustrative Site Plan #3 
- Illustrative Site Plan #4 
- Public Outreach April 14 Neighborhood Meeting issues 
- PAD Amendment Process 
- Conclusion 
- Recommendation 
 

Paul Keesler, Permitting Manager, presented the revised Exhibit "A" Engineering 
Conditions. 
 

Chairman Swope opened the public hearing. 
 
Paul Loomis, resident, stated that this is a unique site.  Changing this to 
residential and office space limits the opportunity for the Town.  Maybe this 
should not be a Planned Area Development and should be broken up into the 
zoning categories.  Mr. Loomis is opposed to this change and believes there is a 



lot more work that can be done and should be more specific with respect to the 
uses in the particular areas.   
 

Don Bristow, resident, stated his concerns are the convenience uses which we 
already have a lot of along Oracle Road.  He is also concerned about the 
suggestion of moving toward a traditional strip mall.     
 

Alisdair Innes, OV resident, is concerned about additional apartments.   
 

Alvin Lewis, resident, stated there are four apartment complexes within half a 
mile of the proposed area.  Mr. Lewis does not see a need for additional multi-
family residences or for a hotel due to height concerns.   
 

Bill Adler, resident, stated that the New Urbanist Traditional Neighborhood 
Design land use principles are central to sustainability.  Mr. Adler recommends a 
joint study session with Town Council, the applicant and staff, for the Town 
leadership to understand the intent of the mixed use zoning.  Focus needs to be 
on the interest, values and vision of Oro Valley.   
 
Chairman Swope closed the public hearing.  
 

MOTION: A motion was made by Commissioner La Master and seconded by 
Vice Chair Cox to continue Oro Valley Town Centre at Rooney Ranch PAD 
amendments as shown in Exhibit "A".  
 

Vice Chair Cox asked the applicant to comment on a continuance and the 
possibility of the joint study session.  Ms. Silvyn responded that there are a 
number of reasons the applicant is uncomfortable with the continuance.  She has 
been working on this amendment with staff, La Reserve and the neighbor’s for 
the last eight months and believes she is able to answer the questions that have 
been asked this evening.     
 

Commissioner La Master withdrew his motion. 
 

David Williams, Planning Manager, commented that a mixed use ordinance will 
take more than thirty or sixty days to complete.   
 

Discussion ensued amongst the Commission.  
 

Commissioner Napier asked the applicant if they would entertain a 
condition limiting the number of convenience uses.  Ms. Silvyn responded 
that the applicant is seeking additional flexibility for convenience uses and would 
be limited by the conditional use permit requirement proposed.   
 



MOTION: A motion was made by Commissioner La Master and seconded by 
Commissioner Napier to approve with conditions, the Oro Valley Town Centre at 
Rooney Ranch PAD amendments as shown in Exhibit "A".  
 

Mr. Williams asked Chairman Swope if the motioner and second intended to 
include the revised engineering conditions.  Commissioner La Master and 
Commissioner Napier responded with yes.   
 

MOTION carried, 6-1 with Chair Swope opposed.  
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