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PART I – INVENTORY AND ANALYSIS 
 

INTRODUCTION 

 

This site analysis has been prepared in support of a proposed rezoning of two lots totaling 

approximately 2.8 acres.  The property is located on Oracle Road approximately 1,000 feet south of 

Magee Road and is further identified as Parcel Numbers 225-51-011A and 225-51-012A.   The subject site 

is surrounded by development on four sides.   Properties to the north, south, and west (across Oracle 

Road) are all designated by the General Plan, zoned for and contain commercial uses.   The area to the east 

of the project site is an existing single family neighborhood. The proposal is to rezone the properties from 

the current designation of RS and R1-144 to CN Neighborhood Commercial in order to allow the 

development of a retail plant nursery and showcase garden.    

 

The proposed rezoning is appropriate for the following reasons: 

 

1. The Town’s General Plan designates this property as Neighborhood Commercial/Office (NCO). 

2. The General Plan further identifies this as a “Growth area.”  

3. The site is located on Oracle Road, with approximately 55,000 vehicles passing everyday. 

4. Properties to the north, south and west are all designated and developed with commercial uses. 

5. The proposed plant nursery and gardens are low-impact commercial uses that provide a good 

land use transition and buffer between Oracle Road and the existing Neighborhood to the east. 

 

I-A.   UExisting Land Uses 

 

1.   Site Location  

 

The subject property is located within Township 12 South, Range 13 East, Section 36, 

Town of Oro Valley, Pima County, Arizona.  It is bounded by Oracle Road to the west, a 

dirt alley to the east, and an alley easement to the north.   Commercial developments 

exist to the north and south and an existing single family neighborhood to the east. The 

Pima County Tax Assessor designates the properties as parcels 225-51-012A and 225-51-

011A. 

 

Refer to Exhibit A: Location Map and Exhibit B: Aerial Photograph. 

 

2. Existing Land Uses on Site 

 

The subject properties are currently undeveloped and vacant.   A wash bisects the site 

and flows from east to west.    

 

Refer to Exhibit C: Existing Land Uses. 
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3. Adjacent Property Information 

   

a. Existing Zoning 

 

Parcel 225-51-011A: RS, Residential Service District  

Parcel 225-51-012A: R1-144, Single Family Residential  

 

North:   C2, Regional Commercial 

South:   RS, Residential Service District 

East:      R1-36, Single Family Residential 

West:    C2, Regional Commercial, CR-1, CR-5 (Pima County)  

 

Refer to Exhibit D:  Existing Zoning. 

 

b. Existing Land Use 

 

Parcel 225-51-011A: Vacant, undeveloped 

Parcel 225-51-012A:  Vacant, undeveloped 

 

North: Commercial Shopping Center (Plaza Escondido, including Marshalls, 

Panda Express, Trader Joes, two tire shops and numerous other 

retailers 

South: Commercial Office/Retail Building complex 

East: Single Family Residential neighborhood 

West: Commercial Shopping Center (Oracle Crossings) across Oracle Road 

including Wal-Mart Neighborhood Market, KFC, Taco Bell, and 

numerous other restaurant and businesses 

 

 Refer to Exhibit C: Existing Land Uses. 

 

c. Existing General Plan Designations 

 

Parcel 225-51-011A: Neighborhood Commercial/Office (Growth area) 

Parcel 225-51-012A:  Neighborhood Commercial/Office (Growth area) 

 

North:  Community/Regional Commercial (Growth area) 

South:   Neighborhood Commercial/Office (Growth area) 

East:    Low Density Residential (0.4 to 1.2 DU/acre) 

West:  Community/Regional Commercial (Growth area) 

    

The site is designated on the General Plan Land Use Map as Neighborhood 

Commercial/ Office and is located within the Oracle/Magee/Ina Growth area.  

The Growth areas are 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. 
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The Neighborhood Commercial designation is intended to provide services to 

the surrounding residents. According to the General Plan, these areas “must be 

developed for commercial and office uses...”  

 

 Due to the existing General Plan designation of NCO, the location of the 

property in the Oracle/Magee/Ina Growth area, and the surrounding General 

Plan designations, the rezoning of the property to CN is appropriate. 

 

Refer to Exhibit E: Existing General Plan.  

 

d. Surrounding Building Heights 

 

The single family residences to the east are all single story homes approximately 

20’ in height.   The commercial office and retail complex to the south are single 

story with an overall height of approximately 20’.   The rear of the commercial 

center to the north and adjacent tire shop are approximately 20’ as well.   The 

parapets on the front of the center approach 30’, consistent with the shopping 

center across Oracle Road. 

 

 

 

 

Tire shop located to the North of the site.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 See Exhibit C: Existing Land Uses.   

 

 

 

 

 

 

 

 Refer to Exhibit C: Existing Land Uses. 

Existing office/retail building to south 

Tire shop located to the north of the site 
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e. Pending Rezonings 

 

 According to the Town of Oro Valley website, there are no pending rezonings in 

the vicinity of the project. 

 

f. Conditionally Approved Zonings 

 

According to the Town of Oro valley website, there are no conditionally 

approved zonings in the vicinity of the project.   

 

g. Surrounding Subdivisions & Development Plans 

 

 North: Escondido Plaza (Bk. 27 Pg. 82) 

South: Suffolk Subdivision (Bk. 13 Pg. 18) 

East: Suffolk Subdivision (Bk. 13 Pg. 18) 

West: Oracle Crossings (Bk. 61 pg. 39), Bonita Acres (bk. 24, pg. 25) 

  

4.  Location and Ownership of Wells/Well Sites within 100 Feet of Site 

 

According to the Arizona Department of Water Resources, there are no wells located 

within 100 feet of the project site. 
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I-B.   UTopography 

 

The topography of the site is characterized by a gentle slope from east to west.   A small wash 

bisects the property.   The high point is near the northeastern corner at 2596’ and the low point 

is at Oracle Road and the box culvert at 2580’, a drop in elevation of approximately 16 feet, or 

roughly a 4% average slope.  The site does not contain any regulated 15% slopes, restricted 

peaks/ridges, rock outcrops or other significant topographic features.  No areas of this 

development are subject to the ESL Hillside Area Category.  

 

 Refer to Exhibit F: Topography. 
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I-C.   UHydrology 

 

1. Description and map (aerial photograph) of perimeter of all off-site watersheds 

effecting, or affected by, the site, upstream and downstream.   

 

The site is designated as Zone ‘X’ per the FEMA Flood Insurance Rate Map (FIRM), Panel 

04019C1680L, Revised June 16, 2011.  However, the wash carries approximately 1,035 cfs 

and thereby, is locally regulated by the Town of Oro Valley.  The off-site terrain of the 

upstream watersheds is mostly native desert vegetation, with a number of roadway 

crossings and residential development. The development in the upstream area was platted 

in the 1950s and therefore provides little, or no, detention. 

 

Refer to Exhibit G: Off-Site Hydrology. 

 

a. Notation of all balanced and critical basins. 

 

Per Town decree, the entire Town is classified as a critical basin. 

 

2. Description of significant off-site features, natural or man-made, with above watersheds 

effected by, or affecting, the site. 

 

Upstream of the site, the low density nature of existing development allows most drainage 

to flow naturally.  The site is impacted by approximately 1,035 cfs from the neighborhood 

to the east. 

 

3. Acreage of upstream off-site watersheds. 

 

The upstream watershed that impacts the site is of comprised of approximately 90 acres.  

 

Refer to Exhibit G: Off-Site Hydrology. 

 

4. Description of characteristics of onsite hydrology.   

 

A shallow wash bisects the project site running east to west.  The bulk of the subject 

property is typical of the upland desert biome, featuring a mix of cactus, mesquites, palo 

verde, and other species.  Pima County GIS data describes the soils as a mixed hydrological 

soil group. 

 

On-site hydrologic analysis has been performed with the Rational Method. The Runoff 

Coefficients were prepared using the Town of Oro Valley Drainage Criteria Manual, and are 

based on soil types noted in the National Resource Conservation Service soils study. The 

hydrologic soil type within the project boundary is comprised of 53% ‘C’ / 47% ‘D’. The 

vegetative cover and density have been determined using recent aerial photographs and 

field reconnaissance.  The rainfall data was determined using the Generalized I-D-F Curves 

as found within Figure 3-3 of the TOV Drainage Criteria Manual. 
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a. Approximate 100-year floodplains with discharges greater than, or equal to 50 

cfs. 

 

 The wash that bisects the project site discharges approximately 1,035 cfs.  

 

b. Areas of sheet flooding and average depths. 

 

The project site is not subject to sheet flooding based on the incised channel 

characteristics. 

 

c. Federally mapped floodways and floodplains 

 

The site is free of any federally mapped floodways and floodplains as illustrated 

within the FEMA FIRM Panel: 04019C1070L.   The site is locally regulated by the 

Town of Oro Valley. 

 

d. 100-year peak discharges exceeding 50 cfs. 

 

The wash that bisects the project site discharges approximately 1,035 cfs. 

 

5. A qualitative description of existing drainage conditions along the downstream property 

boundary. 

 

Oracle Road (ADOT) bounds the entire downstream property line.   A 24 foot wide by 42 

inch tall box culvert collects the drainage from the site and directs it under Oracle Road, 

west to the existing drainage facilities within the Oracle Crossings Shopping Center, 
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I-D.    VVegetation 

 

1. Vegetative Communities. 

 

The vegetative community on the property is typical of the Sonoran Desert Scrub 

Region, Arizona Upland Subdivision, Palo Verde-Cacti-Mixed Scrub Series (David E. 

Brown:  Biotic Communities).  Typical species found in this biome include Creosote 

(Larrea tridentata), White Bursage (Ambrosia spp.), Saguaro (Carnegiea gigantea), 

Foothills Palo Verde (Cercidium microphylum), Velvet Mesquite (Prosopis velutina), 

Desert Hackberry (Celtis pallida), and Barrel Cactus (Ferocactus wislizenii).   Other 

species onsite include Cercidium floridum, acacia greggii, acacia constricta, and 

mammilaria microcarpa,  

 

2. Significant cacti and groups of trees and Federally-listed threatened or endangered 

species.   

 

The site’s significant vegetation has been analyzed according to the requirements of the 

Oro Valley Town Code (Section 27.6).  The site was inspected on February 11, 2014.   

Please refer to Exhibit H: Vegetation, for results of the analysis. The following significant 

plant species were found on the project site: Barrel Cactus (Ferocactus wislizenii), Blue 

Palo Verde (Cercidium floridum), Velvet Mesquite (Prosopis velutina), and Saguaro 

(Carnegiea gigantea).  More dense and diverse vegetation occurs along the minor 

washes crossing the subject property.   

 

3. Vegetative densities by approximate percentage of plant cover. 

 

As determined by field reconnaissance and analysis of aerial photographs, the subject 

property is characterized by undisturbed native scrub vegetation.  A wash traverses the 

site from east to west.  In some areas the wash contains mature vegetation.  The density 

of the vegetation diminishes with distance from the wash.   

 

Refer to Exhibit I: Vegetation. 
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J.    UWildlife 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool 
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J.    UWildlife (Continued) 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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J.    UWildlife (Continued) 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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J.   Wildlife (Continued) 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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J.    UWildlife (Continued) 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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J.    UWildlife (Continued) 

 

Exhibit J: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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J.    UWildlife (Continued) 

 

Exhibit I: Arizona Game and Fish Department Environmental Review Tool (Continued) 
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I-F.    UViewsheds 

 
1. Views onto and across the site from adjacent properties that may be blocked by 

development of the site. 
 

The views onto the site include the desert native vegetation and wash area.   The site 

will leave areas around the wash undisturbed and provide landscaping consistent with 

the desert environment.   
 

The prominent view across the site is to the northwest of Pusch Ridge.  This is visible 

traveling north on Oracle Road.  The view is partially obstructed by the large commercial 

development to the north, power lines and existing vegetation.    The secondary view 

across the site is from the single family homes south west towards the Tucson 

Mountains.  This view is obstructed by the existing vegetation on the site and the 

commercial development across Oracle road.  

 

 

     
 

 

The proposed development will be small in scale and include the use of landscaping to 

help mitigate any impacts.   No significant impacts to the view shed are anticipated as a 

result of this project. 

 

Refer to Exhibit K: Viewsheds and Site Visibility. 

 

 

2. Areas of high visibility from adjacent off-site locations. 

 

The site is located between two commercial centers with heights ranging from 

approximately 20’ to 30’ in height.  In addition, the property to the north sits elevated 

above the project site.   The sites gradient is consistent with Oracle Road and the 

existing neighborhood to the east making much of the site minimally visible from offsite 

locations other than from the rear of the commercial to the north. 

 

Refer to Exhibit K: Viewsheds and Site Visibility. 

 

 

Northeast to Pusch Ridge across site Tucson Mountains to the southwest across site 

from the loading area to the north 
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I-G.    Traffic 

 

1. All existing and proposed off-site streets between the development and the nearest 

arterial streets.  

 

No streets are proposed with the project.  Access to the property will be from a new 

driveway connecting to Oracle Highway.    

 

2. All arterial streets within one mile of the project site.  

 

 

Road Section 
Existing 

ROW 

Ultimate 

ROW 

Travel 

Lanes 
Capacity 

Speed 

Limit 

ADT 

(PAG) 

Surface 

Conditions 

Scheduled 

Improvements 

Magee Rd. to Ina Rd. 180-200' 200' 6 45,000 50 55,000 Paved None 

Oracle Rd. Magee Rd. to Hardy 

Rd. 
180'-200’ 200' 6 45,000 50 46,000 Paved None 

Oracle Rd. to  

La Canada 
varies 150' 2,4 

15-

30,000 
35-45 14,146 

Paved w/ 

sidewalk 

Under 

construction Magee Rd. 

Oracle to Christie Dr. 150' 150' 2 15,000 25 1,893 Paved Completed 

N. Northern Rd. Ina to Hardy 150' 150' 2 15,000 35 8,782 Paved None 

Magee Rd to Ina Rd 150' 150' 4 30,000 25 7,869 
Paved w/ 

sidewalk 
Completed 

La Canada Dr. 
Magee Rd. to 

Overton Rd. 
150' 150' 4 30,000 25 7,213 

Paved w/ 

sidewalk 
Completed 

 

3. Existing and proposed intersections on arterials within one mile of the site, most likely 

to be used by traffic from this site. 
 

The intersections of Oracle Road and Magee Road and Oracle Road and Ina Road will be 

utilized the most by traffic from this project. 

 

Refer to Exhibit L: Major Roads. 

 

4. Existing bicycle and pedestrian ways adjacent to the site and their connections with 

streets, parks, and schools. 

 

A striped, 10’ wide paved shoulder is available to bicyclists and pedestrians along Oracle 

Road.   No sidewalks or multi-use paths occur north or south of the project site due to 

the fact that ADOT discourages pedestrian facilities within their rights-of-way. 
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I-H.    Recreation and Trails 

 

1.   Trails, parks and recreation areas within one mile of site. 

 

The Town of Oro Valley Bikeways map shows an existing paved shoulder along Oracle 

Road.   The paved shoulder is approximately 10’ in width.  No changes are proposed as a 

result of this project.   The Tohono Chul Park is located approximately 0.50 miles south 

west of the site.   

 

2.   Size and type of the parks and recreation areas identified. 

 

The Tohono Chul Park is a 49-acre desert preserve that hosts a museum, tea room, and 

special events.    

 

Refer to Exhibit N: Schools and Trails 

 

I-I.    UCultural/Archaeological/Historic Resources 

 

1. Determine whether the site has been field surveyed for cultural resources. 

 

The site has not been field surveyed.   In compliance with the Arizona State Museum 

recommendations, the site will be surveyed prior to any ground disturbing activity.    

 

Refer to Exhibit M: Arizona State Museum Records Check Letter. 

 

2. Identify any previously recorded archaeological or historic resources known to exist on 

the property. 

 

The site has not yet been surveyed for cultural resources. The Arizona State Museum 

states that four historic properties exist within one mile of the site and “significant 

cultural resources are recorded in the region” As the site is surrounded by development 

on three sides it is unlikely that any significant finds will be made. 

 

3. State the probability that buried archaeological resources not visible from the surface 

would be discovered on the site. 

 

The Sonoran Desert Conservation Plan identifies nearly all of Oro Valley as likely to 

contain archaeological resources. It is possible, however unlikely, that cultural resources 

may be uncovered during construction.   Should items be discovered, a professional 

archaeologist will evaluate the resources identified and treated them according to State 

and local antiquities laws.  
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M.    UCultural/Archaeological/Historic Resources (Continued) 

 

Exhibit M: Arizona State Museum Records Check Letter  



Site Analysis, 3
rd

  Submittal- Town Council  31 
Tucson Koi and Water Gardens 
WLB No. 113036-A-001 

M.    UCultural/Archaeological/Historic Resources (Continued) 

 

Exhibit M: Arizona State Museum Records Check Letter (Continued) 
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I-J.    USchools 
 

 There are a total of six schools located within one mile of the proposed rezoning: 

 

Immaculate Heart Academy:  0.4 miles to the northeast of the site on Magee Road 

Immaculate Heart High School:  0.4 miles to the northeast on Magee Road 

The Learning Lab North:  0.4 miles to the south of the site on Oracle Road 

Edge High School Northwest:  1 mile south of the site on Giaconda Way 

Harelson Elementary School:  0.5 miles to the south west of the site on Chapala Drive 

Cross Middle School:  0.8 miles to the southwest on Chapala Drive 

 

The proposed rezone will not have any impact on the local schools.   The proposed project will 

rezone property allowing commercial development.  No students will be added to the schools as 

a result of this project.   Further, this project will not add any additional traffic impacts to the 

streets where the schools are located. 

 

 Refer to Exhibit N: Schools and Trails. 

 

I-K.    UWater 

 

Tucson Water is the service provider for this property.   A “will serve” letter was received on 

April 23, 2014.  There is an 8” PVC water line within the alley to the rear (east) of the property. 

 

Refer to Exhibit O Water Availability Letter 

 

I-L.    USewers 
 

An 8” VCP sewer line runs in the alley to the rear (east) of the property.  A manhole, identified 

as IMS 8662-10 is located in the alley at the wash. 

 

Refer to Exhibit P: Existing Sewer System  
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 Water Availability Letter  
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PART II – LAND USE PROPOSAL 
 

PROJECT OVERVIEW 

 

The proposed project will consist of a retail landscaping business offering koi fish, nursery stock and 

related items.   A small office and show room will be constructed on the southern property along with 

outdoor plant storage and sales.   The northern lot will include a gazebo, plants and koi ponds and 

landscaping showcase/demonstration garden.   The wash is proposed to remain undisturbed and a small 

foot bridge constructed over it connecting the two lots.   Access will be from Oracle Road in the 

southwest corner of the project site.  Approximately 18 parking stalls will be provided.  

 

Landscaped buffers, both natural and enhanced, will provide a transition between the proposed 

development and surrounding properties.    The project proposed 1.5± or 53% of the site to remain as 

open space. The proposed project as a whole will provide an aesthetically pleasing, low impact 

transition between Oracle Road and the existing residential neighborhood to the east.  
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II-A.   Land Uses 

 

1. The proposed rezoning includes two properties, 225-51-011A and 255-51-012A. The 

northern property, 255-51-011A is designated as RS, Residential Service district.  The 

southern property, 255-51-012A is designated as R1-144, Single Family Residential.  The 

underlying General Plan designation is Neighborhood Commercial/Office (NCO) and is 

identified as the Oracle/Magee/Ina Growth Area. 

  

 The site is currently vacant but surrounded by development on four sides.  There are 

commercial centers to the north, south and west across Oracle Road.  

 

2. The proposed development will have a positive impact on the surrounding land uses.  

The retail component will complement the surrounding business activity.   The low 

impact of a landscape nursery and koi garden will provide a gentle transition to the 

neighboring residential uses. In addition the project proposes to leave the wash area 

and most of the perimeter landscaping undisturbed. 
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II-B.   UTopography 
 

The Tentative Site Plan avoids disturbance of on-site washes. Minor disturbance is proposed for 

utility and pedestrian crossings. 

 

Grading of the site will generally follow the existing terrain, not requiring extensive alteration of 

the natural topographic character of the site. 

 

Exhibit Q: Tentative Site Plan and Exhibit T: Proposed Grading. 

 

II-C.   UHydrology 

 

1. A description of how the TDP responds to hydrologic characteristics described in Part I. 

 

Drainage infrastructure will be designed to convey off-site stormwater through the site, 

maintaining the current outlet points.  Runoff will remain largely within the existing 

channel.   Increased runoff produced by the proposed development will be minimal and 

directed into detention basins provided to mitigate the runoff to pre-development levels. 

The reduced runoff will then be discharged into the existing, natural channel and ultimately 

off-property in the existing manner.   Additionally Tucson Koi and Water Garden plans to 

showcase rainwater harvesting devices which to a smaller degree provide for additional 

stormwater runoff mitigation. 

 

 2. Information and substantiation for encroachment/modification of drainage patterns. 

 

There will be no significant 

change to the existing 

drainage patterns.  Off-site 

runoff will be accepted onto 

the site and conveyed west 

within the existing, natural 

channel to the box culvert 

under Oracle Road. The 

existing box is approximately 

24’ feet wide by 42” tall.  

 

 

 3. Potential drainage impacts to off-site land uses upstream and downstream. 

 

The potential drainage impact caused by the proposed development of this property will 

be negligible.  The design will provide proper mitigation to pre-development discharge 

levels, and the existing drainage paths moving off-site will not be affected. 

 

4. Description of engineering and design features to be used to mitigate drainage and erosion 

problems. 
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Drainage channels will be used as necessary throughout the development to accept 

increased development run-off.  Erosion protection for any side slopes steeper than 3:1 

and velocities greater than 5 fps will be dumped riprap and/or grouted riprap where flow 

velocities are erosive.  Landscaping and revegetation will be required to reduce the amount 

of erosion and sediment displacement for any areas disturbed by the development. Any 

areas not impacted by the development will remain in their natural state.  

 

5. Description of how the TDP conforms to area plans, basin management plans and Town 

policies.  

 

Small, landscaped detention basins will be utilized as necessary to reduce post-

development flows according to Town policies and standards.  The site does not lie within 

any federally mapped floodway or floodplain, and is subject to local jurisdictional 

requirements only. 

 

II-D.    UVegetation 

 

Vegetation within the wash 

area onsite will be left 

undisturbed.  Where 

development is proposed, 

native plants will be 

inventoried and viable 

specimens will be 

transplanted per the Town’s 

Native Plant Preservation 

Ordinance. 

                                                         

                                                                                     

II-E.    UWildlife 

 

The project site is surrounded by development on all sides.   The wash flows through the site 

from east to west.   Upstream the wash continues through the residential neighborhood where 

some illegal dumping and channel alterations have occurred.  To the west the wash travels 

under Oracle Road and continues to the commercial property on the west side of Oracle.   The 

wash flows under the parking lot of the commercial center before day lighting in a retention 

basin on the north western portion of the shopping center.   The existing commercial shopping 

center limits the amount of wildlife activity on the site.  The site proposes to leave the wash 

largely undisturbed.   This project will not further restrict wildlife movement. 

 

II-F. Buffers 

 

A buffer yard “B”, 15-foot minimum is provided along the southern and eastern property lines.  

A 30-foot buffer is required along Oracle Road and although not required a 10’ buffer yard will 

be provided along the northern portions of the property.
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II-G.    U

U U

UViewsheds 
 

The prominent view across the site is Pusch Ridge to the northwest.  This is visible traveling 

north on Oracle Road.  The view is partially obstructed by the large commercial development to 

the north, power lines and existing vegetation.    The secondary view across the site is from the 

single family homes south west towards the Tucson Mountains.  This view is obstructed by the 

existing vegetation on the site and the commercial development across Oracle road.  
 

The proposed development will be small in scale and include the use of landscaping to help 

mitigate any impacts.  The height of the primary structure will be 25± feet and the greenhouses 

will not exceed 18 feet.  No significant impacts to the view shed are anticipated as a result of 

this project. 
 

II-H.    Traffic 
 

The site will be accessed via a new driveway constructed on the southern property, connecting 

to Oracle. The driveway will be approximately one quarter of a mile south of the signalized 

intersection of Magee and Oracle Roads, and one quarter of a mile north of the signalized 

intersection of Suffolk Drive and Oracle Road.  
 

As required by ADOT, the entrance driveway approach will be a minimum or 35-feet, with 35 

foot radii.   The driveway will taper down to 24-feet as required by Oro Valley.   A total of 18 

parking stalls will be provided.   A maximum of three to five employees are expected to be on 

the site at anytime.   Assuming that each employee drove to work, that would leave 13 parking 

stalls open to the general public.    

 

To comply with Oro Valley code Section 23.8.B.6.c all parking has been relocated behind the 

primary structure.   However, parking will still be screened from the adjacent residential uses to 

the east by two greenhouses and the required landscape buffer. 

 

Conditions of Approval 

 

o Engineering Condition #1   

An easement and in-lieu fee will be made for the future construction of the sidewalk 

along Oracle Road.   Should the money not be utilized in 10 years, the applicant will be 

refunded the amount deposited. 

 

o Engineering Condition #2   

The Tentative Development plan has been modified to provide adequate onsite 

maneuvering areas. 

 

o Engineering Condition #3 

The Tentative Development Plan has been modified to provide a 4-foot free and clear 

sidewalk. 

 

o Engineering Condition #4 

Access to the project will be off Oracle Road, references to shared access to the south 

have been removed. 
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II-I. Recreation and Trails 

 
A striped 10’ wide striped shoulder exists along Oracle Road, and is included on the Oro Valley 

Bikeways Map.   No changes are proposed to the shoulder. 

 

As required, by Oro Valley Code, Section 27.7.F.2 two bicycle class one facilities will be provided. 

 

II-J.    C Cultural/Archaeological/Historic Resources 

 

1. Determine whether the site has been field surveyed for cultural resources. 

 

The subject property has not been surveyed for cultural resources, however as 

recommended by the Arizona State Museum, the site will be surveyed prior to any 

ground disturbing activity.    

 

2. Identify any previously recorded archaeological or historic resources known to 

    exist on the property. 

 

There are no known recorded archaeological or historic resources that exist on the site.   

However, as recommended by the Arizona State Museum, the site will be surveyed prior 

to any ground disturbing activity.    

 

3. State the probability that buried archaeological resources not visible from the surface 

would be discovered on the site. 

 

Because significant cultural resources do exist in the region, it is possible, however 

unlikely, that cultural resources may be uncovered during construction.  In that unlikely 

event, the ASM recommends that the professional archaeologist evaluate the exposed 

material before any work continues in the area of the discovery.   

 

Condition of Approval 

 

o Planning #1 

A Cultural Resource survey will be completed prior to the Final Site Plan. 

 

II-K.    USchools 
 

The proposed rezone will not have any impact on the local schools.   The proposed project will 

rezone property allowing commercial development.  No students will be added to the schools as 

a result of this project.   Further, this project will not add any additional traffic impacts to the 

streets where the schools are located. 

 

 Refer to Exhibit N: Schools, Parks and Trails 

 

II-L.    UWater 

 

Tucson Water is the service provider for this property.  An 8” PVC main runs north and south in 

the alley.   The project will make connection with this main. 
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II-M.    USewers 
 

Due to the small scope of this project, Pima County Regional Wastewater Reclamation 

Department indicated that the project will not have a significant impact on the system and 

provided a waiver, Exhibit U. An 8” VCP sewer line runs in the alley to the rear (east) of the 

properties.   An existing manhole is located in the alley at the wash. 

 

Refer to Exhibit U: Pima County Regional Wastewater Reclamation Department Capacity 

Response Letter. 
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II-M. Sewers (Continued) 

 

Exhibit V: Pima County Regional Wastewater Reclamation Dept. Capacity Response Letter 

  
 

 

 




