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PART 1 - INVENTORY AND ANALYSIS

A. Existing Land Uses

1.

Site Location

Located within the Town of Oro Valley in Pima County, Arizona, the Residences at
Miller Ranch site is located in Section 34, Township 11 South, Range 13 East, G. &
S.R.M. Approximately 16.3 acres, the property is located west of La Cafnada Drive, and
north of Tangerine Road. See Exhibit 1-A.1, Regional Context, p. 2.

Existing On-Site Land Uses

'The Residences at Miller Ranch site is currently undeveloped. In February 2014 the
Town of Oro Valley approved a General Plan Amendment for the subject property
revising the land use category from Rural Low Density Residential (RLD, 0 - 0.3 DU/
AC) and Low Density Residential (LDR, 0.4 - 1.2 DU/AC) to Medium Density
Residential (MDR, 2.1 — 5.0 DU/AC) with a maximum allowable density of 2.5 DU/
AC. As per the Town of Oro Valley Zoning Code, the property’s current zoning is
R1-144 (Single-Family Residential District). The proposed zoning for the property is
R1-7 (Single-Family Residential District) with Environmentally Sensitive Lands (ESL)
Development Incentives. See Exhibit 1-A.2, Existing On-Site Land Uses, p. 3.
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Exhibit 1-A.1: Regional Context
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Exhibit 1-A.2: Existing On-Site Land Uses
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3. Contextual Information on Property within a 1/4 mile
The information in 7Table 1-A.3, this page, is provided for all property within a 1/4 mile
radius of the Residences at Miller Ranch site.

TaBLE 1-A.3: CONTEXTUAL INFORMATION ON PROPERTY WITHIN 1/4 MILE

Property Zoning' | Land Use? Building Heights’
The Rezone | Currently Undeveloped; Medium Density Residential (MDR, | NA
Residences at | Request [ 2.1 -5.0 DU/AC)
Miller Ranch | from R1-
144 to
R1-7
North, NW SR Rural Low Density Residential (RLD, 0 - 0.3 DU/AC) 34
East R1-144 Low Density Residential (LDR, 0.4 - 1.2 DU/ACand 1.3-2.0 18'-34'
R1-36 DU/AC); Commerce/Office Park; Open Space; Significant
R1-20 Resource Area
T-P
SE R-4 Medium Density Residential (MDR, 2.1 - 5.0 DU/AC); High 25’or 2 stories
R-6 Density Residential (HDR, 5.0+ DU/AC); Public/Semi-Public
C-1
South R1-7 Medium Density Residential (MDR, 2.1 - 5.0 DU/AC); 25'or 2 stories
Significant Resource Area
SW R1-10 Medium Density Residential (MDR, 2.1 - 5.0 DU/AC) 25’or 2 stories
West SR Rural Low Density Residential (RLD, 0 - 0.3 DU/AC) and Low 18'-34'
R1-144 Density Residential (LDR, 0.4 - 1.2 DU/AC)
' Pima County GIS June 2014 2 Oro VALLEY 2005 GENERAL PLaN * As Per TowN oF Oro VALLEY ZoNiNG CODE

Existing Zoning
See Table 1-A.3, this page, and Exhibit 1-A.3, Existing Zoning, p. 5.

Existing Land Uses
See Table 1-A.3, this page.

Heights of Existing Structures
See Tuble 1-A.3, this page.

Pending Rezonings
Per Town of Oro Valley Planning, there are no pending rezonings.

Conditionally Approved Zonings
Per Town of Oro Valley Planning, there are no conditionally approved zonings.

Subdivisions and/or Development Plans Approved
Per Town of Oro Valley Planning, there are no subdivisions/development plats
approved. For existing subdivisions see Exhibit 1-A.3f, Existing Subdivisions, p. 6.

Architectural Styles of Adjacent Structures
Traditional Southwestern Ranch per the Oro Valley Design Guidelines.
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Exhibit 1-A.3: Existing Zoning
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Exhibit 1-A.3f: Existing Subdivisions
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4. Location and Ownership of wells/well sites (100’ radius from site)
According to the Arizona Department of Water Resources, there are three (3) well sites
within 100 feet of the site. All wells are owned by Desco-Miller, LL.C and are currently

abandoned. See Exhibit 1-A.4, Wells within 100’ of Site, p. 8.

B. Topography

1. Significant Site Topography
No significant natural topographic features are found on the Residences at Miller Ranch

property. See Exhibit 1-B.1, Topography, p. 9.

a. Hillside Conservation Area
No Hillside Conservation Areas exist on the site.

b. Rock Outcroppings
No rock outcropping exist on the site.

c. Slopes Greater than 15%
No slopes greater than 15% exist on the site.

d. Significant Topographic Features
No significant topographic features exist on the site.

2. Pre-Development Cross-Slope
A pre-development average cross slope analysis was performed using the Pima County
methodology as noted below. The average cross slope for parcels located within the
Residences at Miller Ranch site were calculated using Pima County Geographic
Information Systems’ cross slope calculator tool. The existing average cross slope for the
entire site is 5.35%.

Average Cross-slope Calculation

I1x L x0.0023
A

I = Contour Interval
L = Contour Length

0.0023 = Constant to convert square feet
to acres and slope to percent

A = Acres in Site
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Exhibit 1-A.4: Wells within 100’ of Site
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Exhibit 1-B.1: Topography

Source: Pima County GIS, July 2014

LEGEND e ——
Contour Interval: 2’ SCALE: 1"=400'

The Residences at Miller Ranch 9 August 2014 - Revised April 2015



ATTACHMENT 2

Inventory and Analysis

C. Hydrology

1.

Off-Site Watersheds

There are seven (7) off-site watersheds that affect The Residences at Miller Ranch
project See Exhibit I.C.1: Off-Site Watersheds p. 13. Off-site Watersheds 1 through 6
(OS-1 through OS-6) are undeveloped or developed for low density residential use.
These six watersheds contribute flows to the unnamed wash along the east project
boundary. Off-site Watershed 7 (OS-7) is developed for low density residential use.

OS-7 combines with flow from the unnamed wash near the project southwest corner.

All oft-site watersheds are located within Critical Basins. The areas within Town of
Oro Valley jurisdiction are considered critical basins due to the Town’s criteria that all
basins shall be considered Critical Basins for the purpose of hydrological analysis and
detention design. Areas outside Town of Oro Valley jurisdiction are considered Critical
Basins as defined by Pima County Regional Flood Control District (per “Critical Basins
within Unincorporated Pima County” map, effective 03/15/2007).

'The nature and quantity of these off-site flows will be further evaluated in the drainage
report(s) prepared for the development of the project. The necessary improvements

to convey the flows will be determined at that time and will be incorporated into the
drainage improvements for the development.

Significant Off-Site Features

West Tangerine Road is located to the south of the project and North La Canada Drive
is located to the east. Improvements associated with these roadways affect the quantity
and location of the flows onto the site through the use of culverts, catch basins and
other drainage structures. Flows at Concentration Point (CP) OS-7 are conveyed under
West Tangerine Road by an existing culvert (see Exhibit I.C.1: Off-Site Watersheds). A
portion of these flows are conveyed across West Tangerine Road due to the inadequate
sizing of the existing 48” RCP culvert at this location. The backwater associated with
this undersized culvert impacts the hydraulic characteristics of the unnamed wash near
the project southwest corner.

Low density residential subdivisions exist to the north and west. Natural drainage
patterns have generally been preserved with the development of these adjacent
residential areas and minimal drainage infrastructure exists.

'The proposed commercial development associated with the approved Master
Development Plan for Miller Ranch (OV12-08-07) is located to the east, along the
entire easterly boundary of this project. Detention is provided for this commercial
development to satisfy Critical Basin criteria (per the Master Drainage Report for
Miller Ranch prepared by Rick Engineering Company, dated May 19, 2010). The

10
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drainage concept for the commercial development incorporates various detention basins
along the existing wash with no encroachments into the existing floodplain.

3. Acreage of Upstream Off-Site Watersheds
Wiatershed OS-1 has a contributing area of 22.7-acres and a peak discharge of 133 cfs.
Wiatershed OS-2 has a contributing area of 1.4-acres and a peak discharge of 11 cfs.
Wiatershed OS-3 has a contributing area of 4.2-acres and a peak discharge of 31 cfs.
Wiatershed OS-4 has a contributing area of 3.6-acres and a peak discharge of 27 cfs.
Wiatershed OS-5 has a contributing area of 5.0-acres and a peak discharge of 37 cfs.
Wiatershed OS-6 has a contributing area of 5.6-acres and a peak discharge of 42 cfs.
Wiatershed OS-7 has a contributing area of 31.4-acres and associated peak discharge of
184 cfs. The cumulative peak discharge at CP OS-7 is 422 cfs.

'The reported peak discharges were taken from approved studies, reports, and plans or
were calculated based on hydrology methodology presented within the Town of Oro
Valley Drainage Criteria Manual, 2010 edition. See Exhibit 1.C.1, Off-Site Watersheds, p.

13, for the watersheds and concentration points described above.

4.  On-Site Hydrology
The Residences at Miller Ranch project has five (5) on-site watersheds as delineated
on Exhibit I.C.2, Existing On-Site Hydrology, p. 15. On-site Watersheds 1E through
4E generally drain from the west to the east and contribute flows to the regulatory
floodplain (Q100 > 50cfs) that exists along the project east boundary. On-site
Wiatershed 5E generally flows from east to west and discharges across the project west
boundary. The project is located within a Critical Basin for the purposes of hydrological
analysis.

a. On-site Regulatory Floodplains
'The Residences at Miller Ranch project is impacted by a natural, unnamed wash
along the project east boundary. The existing regulatory floodplain and associated
erosion hazard setback is provided on Exhibit I.C.2, Existing On-Site Hydrology, p.
15.'The existing 100-year peak discharge within the wash is 133 cfs at the north
project boundary and 287 cfs where it discharges across the west boundary near
the project southwest corner.

b. Areas of Sheet Flooding and Average Depth
'The project is not impacted by sheet flooding.

c. Federally Mapped Floodways and Floodplains
According to FEMA Flood Insurance Rate Map (FIRM) number 04019C1090L
(effective June 16,2011), there are no Federally Mapped Floodways and

Floodplains on the project. Refer to Exhibit I.C.3, FEMA FIRM, p. 17, for a
portion of map referenced above.
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d. 100-year Peak Discharges
On-site Watershed 1E generates 13 cfs with a cumulative discharge of 150 cfs
at CP 1E. On-site Watershed 2E generates 19 cfs with a cumulative discharge
of 184 cfs at CP 2E. On-site Watershed 3E generates 27 cfs with a cumulative
discharge of 218 cfs at CP 3E. On- site Watershed 4E generates 40 cfs with a
cumulative discharge of 287 cfs at CP 4E. The existing 100-year peak discharge
tor On-site Watershed 5E is 14 cfs. Refer to Exhibit I.C.2, Existing On-Site

Hydrology, p. 15.

5.  Existing Downstream Drainage Conditions
All runoff originating on-site or originating oft-site and conveyed through the site
discharges across West Tangerine Road by way of an existing 48” RCP culvert and
by flow overtopping the roadway at Concentration Point OS-7.The backwater
associated with this roadway drainage crossing impacts the project southwest corner.
'The on-site regulatory floodplain discharges across the west, downstream boundary near
the southwest project boundary and contributes flow to Concentration Point OS-7.

Exhibit I.C.2, Existing On-Site Hydrology, p. 15.
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Inventory and Analysis

D. Vegetation

1. Vegetative Communities and Associations on the Site

'The Residences at Miller Ranch site consists primarily of native vegetation characteristic

of the Arizona Uplands subdivision of the Sonoran Desert-Scrub biotic community.
Pima County Geographic Information Systems classifies the site as “Sonoran Desert-
Scrub; Paloverde-Mixed Cacti (Arizona Uplands) Series”. See Exhibit 1-D.1a, Vegetative

Communities, p. 20.

'The wash comprising the site’s eastern boundary is classified as “Sonoran Riparian
Scrub”and designated as “Xeroriparian C Habitat”. See Exhibit 1-D.15, Riparian

Habitat, p. 21.

A Biological Evaluation completed by Westland Resources Inc., Engineering and

Environmental Consultants in April, 2008 identifies common plant species observed
within the project site. See Table 1-D.1, Common Plant Species, this page. A copy of the
Biological Evaluation is provided under separate cover.

TasLE 1-D.1: CommoN PLANT SPECIES

Scientific Name Common Name Oro Valley Protected Legal
Native Plant List Protection

Acacia constricta Whitehorn Acacia N

Acacia greggii Catclaw Acacia Y

Ambrosia dumosa Common Bursage Y

Baccharis sarothroides Desert Broom N

Carnegiea gigantea Saguaro Y NPL-SR

Celtis spinosa Desert Hackberry Y

Ferocactus wislizenii Fishhook Barrel Cactus Y NPL-SR

Larrea tridentata Creosote Y

Opuntia engelmannii Prickly Pear Cactus Y NPL-SR

Opuntia spp. Cholla Y SR

Parkinsonia floridum Blue Palo Verde Y NPL-SA

Parkinsonia microphyllum Foothill Palo Verde Y NPL-SA

Prosopis velutina Velvet Mesquite Y NPL-HR/SA

Key:

NPL -

HR - Harvest Restricted
SR - Salvage Restricted
SA - Salvage Assessed

The Residences at Miller Ranch

Plants regulated by the Arizona Native Plant Law

19

August 2014 - Revised April 2015




ATTACHMENT 2

Inventory and Analysis

Exhibit 1-D.1a: Vegetative Communities

SunkistiRoad

The Residences
at/Miller'Ranch

Road

Source: Pima County GIS, July 2014

LEGEND

SCALE: 1"= 500"
. Sonoran Riparian Scrub

. Sonoran Desert Scrub; Paloverde / Mixed Cacti (Arizona Uplands) Series
. Agriculture / Developed / Water / Bare Ground
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Inventory and Analysis
Exhibit 1-D.1b: Riparian Habitat

7

ﬂ.' ‘-i‘l‘.. Ty o

Source: Pima County GIS, June 2014 0 250' 500"
_H_—_ﬁ_
LEGEND SCALE: 1"=500

. Xeroriparian B: Vegetative volume less than or equal to 0.856 M*/M? and greater than 0.675 M*/M?

. Xeroriparian C: Vegetative volume less than or equal to 0.675M*/M? and greater than 0.675 M*/M?
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Inventory and Analysis

2. Significant Vegetation and Federally-Listed Threatened or Endangered Species
Please refer to the Site Resource Inventory (SRI) and Native Plant Preservation Plan
(NPPP) for information regarding “Significant Vegetation” as defined by the General
Development Standards listed in the Oro Valley Zoning Code (Section 27.6, Landscape

Conservation).

'The Arizona Game and Fish Department’s Heritage Data Management System
(HDMS) does not identify any plant species of Special Status within three (3) miles of
the project vicinity. See Exhibit 1-E.2, Arizona Game and Fish Department Letter, p. 28.

3. Vegetative Densities
Vegetative densities slightly vary across the site with most dense areas being located
along the eastern site boundary’s wash and northwest corner. Through on-site
observation, densities were qualified into two (2) categories: (1) Low Density: ground
coverage density between 0 and 25%, and Medium-Low Density: ground coverage
density between 26% and 50%. See Exhibit 1-D.3, On-Site Vegetative Densities, p. 23.
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Inventory and Analysis

Exhibit 1-D.3: On-Site Vegetative Densities

S

Ty -

Source: Site Observatio, AriI 014
LEGEND
. Low Density (0 - 25%)

SCALE: 1"= 400"

. Medium-Low Density (26% - 50%)
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Inventory and Analysis

E. Wildlife

1. Presence of State-Listed Threatened or Endangered Species
According to the Arizona Game and Fish Department, the Residences at Miller
Ranch site lies in the vicinity of proposed critical habitat of the Golden Eagle, Cactus
Ferruginous Pygmy-Owl, Sonoran Desert Tortoise, and the Lesser Long-Nosed Bat.
See Table 1-E.1a, Species of Special Status, this page, and Table 1-E.15, Status Definitions,
2. 25. 'The United States Fish and Wildlife Service identifies the Lesser Long-Nosed
Bat (LLNB) as Listed Endangered (LE), a status designated for species in imminent
jeopardy of extinction, however no critical habitat has been designated for this species.
A Biological Evaluation completed by WestLand Resources, Inc., Engineering and
Environmental Consultants in April, 2008 includes a detailed analysis of this special-
interest species (a copy of the Biological Evaluation is provided under separate cover.) The
LLNB is the only species within the report determined to have potential for occurrence
on the property due to their ability to forage over long distances and the availability of
toraging resources on site, such as saguaros. See Exhibit 1-E.1a, Lesser Long-nosed Bat
Habitat Model, p. 26. The report concludes that there are no foreseeable adverse impacts
likely to result from the implementation of this project due to the site’s limited number
of saguaros and the abundance of suitable forage resources (saguaros, landscaped agave,
hummingbird feeders) throughout the Tucson Basin.

'The Residences at Miller Ranch site also lies within a three mile radius of the planned
Tucson - Tortolita - Santa Catalina Mountains Linkage Design, a wildlife corridor
serving to reconnect critical habitat. See Exhibit 1-E.1.b, Wildlife Corridors, p. 27 and
Exhibit 1-E.2, Arizona Game and Fish Department Letter, p. 28.

TaBLE 1-E.TA: SPECIES OF SPECIAL STATUS

Scientific Name Common Name FSW | USFS | BLM | State
Aquila chrysaetos Golden Eagle BGA S

Glaucidium brasilianum cactorum Cactus Ferruginous Pygmy-Owl SC S S WSC
Gopherus morafkai Sonoran Desert Tortoise c* S WSC
Leptonycteris curasoae yerbabuenae | Lesser Long-Nosed Bat LE WSC
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Inventory and Analysis

TasLE 1-E.18: STATUS DEFINITIONS

Endangered Species Act,
1973 as amended)

Agency Status Definition

FWS BGA: Bald and | Prohibits take of bald and golden eagles without prior USFWS
(Fish and Wildlife Service, | Golden Eagle | permit.

Federal US Status; Protection

SC: Species of
Concern

The terms “Species of Concern” or “Species at Risk” should be
considered as terms-of-art that describe the entire realm of
taxa whose conservation status may be of concern to the US
Fish and Wildlife Service, but neither term has official status
(currently all former C2 species).

C*: Candidate

The Service identifies species for which they made a continued
warranted-but-precluded finding on a resubmitted petition by
the code “C*” in the category column. This code was put into
use starting in 2008.

Department)

LE: Listed Imminent jeopardy of extinction.

Endangered
USFS (US Forest Service, US | S: Sensitive Those taxa occurring on National Forests in Arizona which are
Department of Agriculture) considered sensitive by the Regional Forester.
BLM (US Bureau of S: Sensitive Those taxa occurring on BLM Field Office Lands in Arizona
Land Management, US which are considered sensitive by the Arizona State Office.
Department of the Interior)
State - WSCA WCS: wildlife Species whose occurrence in Arizona is or may be in jeopardy,
(Wildlife of Special Concern | of Special or with known or perceived threats or population declines, as
in Arizona, 1996 in prep, Concernin described by the Arizona Game and Fish Department’s listing of
Arizona Game and Fish Arizona Wildlife of Special Concern in Arizona (WSCA, in prep). Species

indicated on printouts as WC are currently the same as those in
Threatened Native Wildlife in Arizona (1988).

The Residences at Miller Ranch
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Inventory and Analysis
Exhibit 1-E.1a: Lesser Long-Nosed Bat Habitat Model

The Residences
at Miller Ranch

Tangerine Road
Source: Pima County GIS, July 2014 200
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Inventory and Analysis
Exhibit 1-E.1b: Wildlife Corridors
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Exhibit 1-E.2: Arizona Game and Fish Department Letter
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Exhibit 1-E.2: Arizona Game and Fish Department Letter
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Exhibit 1-E.2: Arizona Game and Fish Department Letter
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ATTACHMENT 2

Inventory and Analysis

F. Viewsheds

1. Views Onto and Across the Site from Adjacent Properties
Views onto the site from adjacent properties to the north, east, west, and south are
shown in Exhibit 1-F.1 Views onto Site, p. 37. Anticipated impact on viewsheds from the
proposed developments are described in 7uble 1-F 1, Views onto Site, this page.

TasLE 1-F.1: ViEws oNTO SITE

# | View Anticipated Impact

1 From property north | The majority of existing vegetation will remain along

of site, looking south | the south side of Sunkist Drive, except where minimal
clearing will need to be done to allow for an emergency
access easement. The area will be enhanced with native
plant species creating a landscaped buffer between
Sunkist Drive and side yard walls of future Miller Ranch
homes.

2 | From La Cafada Some existing vegetation east of the site will be

Drive, looking west cleared for the development of the Technology Park &
Commercial Center as well as the main project entry

road for the Residences at Miller Ranch. Enhancement/
supplementation of vegetation in the riparian area

will increase overall vegetative density between the
Technology Park & Commercial Center and the Residences
at Miller Ranch.

3 | FromTangerine Road, | Enhancement of the riparian area and landscaping will
looking north screen the site’s southern most homes from Tangerine
Road.

4 [ From property west | An enhanced vegetation buffer will aid in screening
of site, looking east the road and homes along the western site boundary.
Attempts will be made through the use of setbacks,
architecture and home placement to preserve distant
views of the Santa Catalina Mountains.

2. Areas of High Visibility from Off-site Locations
'The Residences at Miller Ranch site does not include any areas that would be
considered highly visible as most views onto the site are filtered by vegetation.

3. Impact of Proposed Structures on Existing Landscapes

A photo-simulation of proposed structures on-site is shown in Exhibit 1-F.3, Visual
Impacts of Proposed Structures, p. 39.
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Source:
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LEGEND SCALE: 1"= 500"

o Point of view

NORRIS DESIGN
Planning | Landscape Architectura

The Residences at Miller Ranch
August 2014 - Revised April 2015

(1) View onto the site looking west from La Cafiada
Drive at existing median break north of proposed
access road.

@ View onto the site looking northeast from
Tangerine Road shortly before road transitions
from two to four lanes heading eastward.

(2) View onto the site looking west from La Cafiada
Dirive at existing median break and proposed
location of main entry access road.

@ View onto the site looking east from adjacent
residential properties located outside of the site’s
western boundary.

Exhibit 1-F.1: Views onto Site

(3) View onto the site looking northwest from the
intersection of two closest arterial streets, La

Cafiada Drive and Tangerine Road.

@ View onto the site looking southeast from
residential properties located outside the site’s
northwest corner.
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Exhibit 1-F.3: Visual Impacts of Proposed Structures

Photo Locater Map @ Existing / Proposed @ Existing / Proposed @ Existing / Proposed

Source:
Site Observation

LEGEND

o Point of view

SCALE: 1"= 500"
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G. Traffic

1. Existing and Proposed Off-site Streets
'The Residences at Miller Ranch is generally located at the northwest corner of the
Tangerine Road and La Cafiada Drive intersection. Both of these roads are classified
as urban minor arterials. Currently there are no existing off-site roads located between
the subject property and these two (2) arterial roadways. The project proposes the
development of 30 single-family residential units. The site proposes to take primary
access from La Canada Drive via a full-turn intersection at an existing median break.
It should be noted that there is an approved future commercial component located
to the east between the residential and La Cafiada Drive. Phase I of the commercial
development proposes about 19,800 sf of commercial retail, 6,000 sf of bank use and
67,900 sf general office use. Phase I commercial development proposes to take access
to Tangerine Road via a proposed right in right out driveway and to La Cafiada Drive
via a proposed full access driveway and a right —in right-out driveway. The opening year
of the commercial component is unknown at this time. In addition, the proposed La
Canada Ridge subdivision (33 dwelling units) located just north of the Miller Ranch
development is an approved project that is anticipated to be constructed in the near
tuture. Although the TIA has been prepared to evaluate the Miller Ranch residential
component, the analysis also includes an analysis scenario that assumes both the Miller
Ranch Commercial - Phase I and La Canada Ridge Subdivision are built.
See Exhibit 1-G.1, Proposed Access and On-Site Vehicular Circulation, p. 43.

2. Arterial Streets within 1 mile of the Project Site
Tangerine Road is an east-west roadway and “Urban Principal Arterial” serving the
site. The posted speed limit is 45 mph and no on-street parking is provided. There is a
traffic signal at its intersection with La Canada Drive. The existing right-of-way width
is 300’, which conforms to minimum Oro Valley requirements. Between La Canada
Drive and Oracle Road (SR 77), Tangerine Road is four-lane, divided cross section
with a raised median, paved shoulders, and exclusive left-turn bays at median openings.
West of La Cafniada Drive, Tangerine Road transitions into a two-lane, undivided cross
section with unpaved shoulders for approximately ten miles before widening back to a
tour-lane divided cross section at the I-10 underpass. The Town of Oro Valley currently
has plans to widen the ten mile stretch of road between La Canada Drive and Interstate
10 from two to four lanes with sidewalks and multi use lanes, known as the Tangerine
Road Corridor Project. Construction is expected to start in 2016. None of these
improvements will directly affect the access to the project.

As per the official FHWA-approved Functional Classification Map (2009), there are

two other arterial streets located within a one mile radius of the Residences at Miller

Ranch site. Classified as “Urban Minor Arterial” these north-south oriented roads are
the adjacent La Cafiada Drive and La Cholla Boulevard located to the west. See Tuble
1-G.2a, Existing Arterial Streets within 1 Mile Radius, p. 42, and Exhibit 1-G.2a, Road
Improvements an Arterials within 1 Mile Radius, p. 44.
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Existing traffic volumes at the project area intersection of La Cafiada Drive/Tangerine
Road were obtained from traffic counts conducted by Field Data Services of Arizona
on Wednesday, March 19, 2014. The turning movement counts were conducted during
the AM (7-9) and PM (4-6) periods. Exhibit 1-G.2b, Existing Traffic Volumes, p.

46, shows the existing intersection turning movement counts within the study area.
Manual turning movement count sheets are provided under separate cover within the
Miller Ranch Residential Development Traffic Impact Analysis by Rick Engineering
Company. Table 1-G.2b, Existing (2014) Intersection Operations, this page, shows that the
signalized intersection of La Cafiada Drive/Tangerine Road to currently operate at LOS
C during the AM and PM peak periods.

TaBLE 1-G.2A: ExisTING ARTERIAL STREETS WITHIN T MILE RADIUS

Road Class Cross-Section Ownership Speed |Right
of Way
Tangerine Road Urban Four Lane Divided with [ Town of Oro Valley |45 mph | 300
Principal Paved Shoulder
Arterial
La Cafada Drive Urban Minor | Four Lane Divided with | Town of Oro Valley |45 mph | 150’
Arterial Paved Shoulder
La Cholla Boulevard | Urban Minor | Two Lane Undivided Town of Oro Valley |45 mph | 150’
Arterial with unpaved shoulder
Source: FHWA, Site OsservaTioN, JuLy 2014 TaBLE PARAMETERS BASED UPON ROAD SEGMENTS CLOSEST TO SITE

Tangerine Road ADT = 18,900 (Year 2016)
La Canada Drive ADT = 16,100 (Year 2016)

TasLE 1-G.28: ExisTING (2014) INTERSECTION OPERATIONS

Existing (2014
Intersection Xisting ( )

DELAY LOS
Tangerine Road / La Cafiada Drive (S)
AM Peak 27.8 C
PM Peak 279 C

Source: Rick Engineering Company, August 2014

- Delays and Level of Service calculated utilizing the methodologies described in
Chapters 16 & 17 of the 2000 Highway Capacity Manual (HCM).

DELAY is measured in seconds
LOS = Level of Service
(S) = Signalized Intersection
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Exhibit 1-G.1: Proposed Access and On-Site Vehicular Circulation
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Exhibit 1-G.2a: Road Improvements and Arterials within 1 Mile Radius
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3. Existing and Proposed Intersections on Arterials
There are three (3) median breaks located along the segment of La Cafiada Drive that
parallels the Miller Ranch site’s eastern boundary. An existing full-turn intersection
is located at the southern most median break, granting access to the site through the
Technology Park & Retail Center via La Cafiada Drive. There is currently no median
along Tangerine Road west of La Cafiada Drive with exception of along the left-hand
turn lane at the intersection of the two roads. The intersection at La Cafiada Drive and
Tangerine Road is signalized.

Existing arterial intersections within a mile of the site include Tangerine Road and La
Cafiada Drive to the east and Tangerine Road and La Cholla Boulevard to the west.
Although Moore Road is classified as an Urban Collector as per the FHWA-approved
Functional Classification Map (2009), this street’s intersection with La Cafiada north of
the site, falls within a mile radius of the site.

4. Existing Bicycle and Pedestrian Ways
Hard surfaced shared-use paths supporting pedestrian and bicycle circulation and
striped-shoulder bicycle routes follow road alignments, particularly along La Canada
Drive and Tangerine Road (east of La Canada Drive). Bicycle and pedestrian ways are
further detailed and mapped in Section H. Recreation and Trails, pgs. 47- 48.
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Exhibit 1-G.2b: Existing Traffic Volumes
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H. Recreation and Trails

1. Description of Trails, Parks, and Recreation Areas within 1-mile of Site
Multiple trails, a portion of Naranja Townsite Park, and several golf courses lie within
a one mile radius of the Residences at Miller Ranch site. See Exhibit 1-H.1, Parks,
Recreation, & Trails, p. 48.

a. Trails:
All trails within one mile of the site are hard-surfaced, shared-use paths following
major road alignments. Striped shoulder bicycle routes are also present along
major road segments.

b. Naranja Townsite Park:
South of Tangerine Road and east of La Cafiada Drive, the 213-acre Naranja
Townsite Park features a network of trails and an archery course. As of June 2014,
the park is currently under construction for Phase 1 Park Improvements which
include two (2) multi-use sports field, a dog park, and parking lot.

c. Golf Courses:
There are two (2) golf courses located within one mile of the Residences at Miller

Ranch site: The Golf Club at Vistoso north of Moore Road, and El Conquistador
Country Club north of Naranja Drive and west of La Cafiada Drive.
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Exhibit 1-H.1: Parks, Recreation, & Trails
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l.  Cultural/Archaeological/Historic Resources

1. Report of Available Site Information
See Exhibit 1-1.1, Cultural Resources, p. 50, for a reliance letter from Fred Huntington,
Director of Cultural Resources of Westland Resources, Inc. Engineering and
Environmental Consultants. The letter states that upon completion of a cultural
resources inventory survey in April, 2008 by Westland Resources, no prehistoric or
historic period cultural resources were discovered within the project area. Westland
recommends that no further cultural resources work be required due to the lack of
archaeological and historic resources within the project site.
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Exhibit 1-1.1: Cultural Resources

-‘-""J“tm <
WestLand Resources, Inc.

Engineering and Environmental Consultants
July 8, 2014

Mr. Stacey Weaks
NORRIS DESIGN
418 N Toole Avenue
Tucson, AZ 85701

RE: CULTURAL RESOURCES SURVEY REPORT FOR THE 372 ACRE MILLER RANCH
PROPERTY AT LA CANADA DR AND TANGERINE ROAD, ORO VALLEY, ARIZONA
WESTLAND PROJECT NO. 1544.01

Dear Mr. Weaks,

WestLand Resources Ine. (WestLand) completed a culiural resources inventory survey ol the above referenced
project in January of 2008, A drafi report of the lindings was submitted in April of 2008 and was forwarded
far review 1o the State Historie Preservation Office (SHPO) by Shirley Gay of the Town of Oro Valley. SHPD
commenis on the report were received on September 8, 2008 and a revised cultural resources invenlory report
that included WestLand's responses to the SHPO comments was submitted on September 15, 2008,

Mo prehistoric or historie peried cultural resources were discovered within the project arca during the survey.
Archival research indicated that the oldest building on the property was a stable built in 1972 and was,
therefore, 1oo young o be considered cligible for mclusion on the National Register of Histone Places
(NRHP). In the six years sinee the original survey, this building has sull not reached the minimum 50 year
threshold to be considered eligible for the NEHP,

Due to the lack of archeological and historic period resources on the propenty, WesiLand recommended that no
further cultural resources work be required prior 1o the development of the property. The report met all
applicable state and federal standards at the time it was written and can be relied upon to accurately reflect the
lack of culiural resources on the properly at the time of the survey. In addition, since no buildings on the
property have reached the minimum 50 vear threshold for listing on the NRHP, the recommendation that no
cultural properties will be alTected by the development of the project has not changed.

Should yvou have any questions or require additional information, please do not hesitate 1o call.

Respeetiully,
WestLand Resources, Ing,

Lo el

Fred Huntington
Director of Cultural Resources

cc: Jim Tress, WestLand Resources, Inc,

4001 E. Paradise Falls Drive « Tucson, AZ 85712 « 520#206+9585 Fax 520+206-9518
2020 N, Central Avenue « Suite 695 » Phoenix, AZ B5004 « 602=838+7000 Fax BaG+457+2838
1750 5. Woodlands Village Blvd. = Suite 150 « Flagstaff, AZ 86001 « 928422522218 Fax 866+457+2838
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J. Schools
Located southeast and within a one mile radius of the Residences at Miller Ranch site, is
Copper Creek Elementary School. See Exhibit 1-].1a, Schools within 1 Mile Radius, p. 52.
Accessible from Tangerine Road, the school is located oft of N Copper Springs Trail and is a
part of the Amphitheater Public School District.

Other schools not located within a one mile radius but could potentially serve the Residences
at Miller Ranch are Painted Sky Elementary School, Wilson K-8 School, Ironwood Ridge
Highschool, and Casas Christian School. See Exhibit 1-].15, Schools Serving the Area, p. 53.

K. Water
Water Service Provider:
Oro Valley Water Utility
11000 N. La Cafnada Drive
Oro Valley, Arizona 85737

Philip C. Saletta, P.E., Water Utility Director
Tel: 520-229-5000

L. Sewer
Exhibit 1-L.1, Sanitary Sewer Pipes & Structures p. 54, shows existing public sewer in relation
to the project site. Sanitary sewer service will be extended from the 8” Public Sewer, P.N.

G-2003-064, at Manhole Number 3890-09 located in the Tangerine Road right-of-way.

The Residences at Miller Ranch 51 August 2014 - Revised April 2015



ATTACHMENT 2

Inventory and Analysis

Exhibit 1-J.1a: Schools within 1 Mile Radius
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Exhibit 1-J.1b: Schools Serving the Area
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M. Composite Map
A composite map showing Topography, Hydrology, Vegetation, and Wildlife is shown in

Exhibit 1-M.1, Composite Map, p. 56. Viewsheds are not included in the composite map but
are shown in Exhibit 1-F.1 Views onto Site, p.37, as most views onto the site are screened by
vegetation and will not be significantly impacted.
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Exhibit 1-M.1: Composite Map
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PART 2 - LAND USE PROPOSAL

A. Project Overview
Miller Ranch is located at the northwest corner of Tangerine Road and La Cafiada Drive.
'The eastern portion of Miller Ranch has an approved development plan integrating a
Technology Park and Commercial Center. The Residences at Miller Ranch is planned to
be a 16.3 acre residential development to complement the future Technology Park and
Commercial Center. The existing land use designation is Medium Density Residential
(MDR, 2.1 - 5.0 DU/AC), however through the General Plan Amendment process, the
residential portion of Miller Ranch was stipulated to a maximum allowable density of 2.5
DU/AC. The Medium Density Residential classification aligns with the Low, Medium and
High Density Residential designations of the existing residential parcels in the vicinity of
the property. The Residences at Miller Ranch features twenty (20) lots with a minimum lot
size of 10,000 square feet and ten (10) 12,500 square foot minimum lots, totaling thirty (30)
residential lots with a gross density of 1.84 DU/AC. As part of the ESL requirements, the
Critical Resource Area (CRA) requires a minimum of 95% preservation and the Resource
Management Area requires 25% open space. Approximately 1.5 acres of open space serves to
restore and protect the site’s disturbed unnamed wash corridor, satisfying the ESL minimum
requirement.

Concept Plan | Open Space Summary

'The Residences at Miller Ranch provides a collection of open space comprised of ESL
Critical Resource Area, ESL Resource Management Area, and revegetated common areas.
Approximately 6.4 acres (39%) of the site will be open space, common areas and landscaped
areas. The neighborhood will enhance the landscape areas along the property edges, create an
attractive streetscape and blend the drainage systems into the site. Passive amenities will be
integrated with drainage features into the neighborhood in conformance with the provisions
per the ESL. In addition, a portion of the wash will be enhanced to become an amenity for
the community. The project will include an at-grade, natural surface trail connection across
the wash at the south end of the project to connect with the future trail on the Technology
Park and Commercial Center campus. See Exhibit 2-A, Miller Ranch Concept Plan, p. 60 and
Tuble 2-A, ESL Open Space, p. 58, for a summary of the open space for Miller Ranch.

TasLE 2-A ESL OPeN SpAcE
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ESL Open Space Required Provided
Critical Resource Area 3.3AC 3.4AC
Resource Management Area - Tier 2 3.2AC 1.6A§e2!cl<;sr;t.ii§CA\r/Z:ih
Common Area / Open Space N/A 1.4 AC
Total Open Space N/A 6.4AC (39%)

* Wash Restoration Credit (1.5AC) to be applied to the Resource Management Area open space

Rezoning Development Incentives
As part of our zoning request for a R1-7 district, we are requesting the following

development incentives per Section 27.10 Environmental Sensitive Lands (ESL) of the Oro
Valley Zoning Code.

Wash Restoration Credit
Request: We are requesting credit for the restoration of a majority of the existing unnamed
wash within the residential development.

Overview: The entire property and wash have been significantly denuded over the years

by the ranching activities on the site. As part of the development program, the project

will enhance the disturbed portions of the existing wash including the removal of the
invasive plants. Approximately two (2) acres of the wash will be enhanced to improve the
function of the wash and overall aesthetic quality of this resource. A 1.5 acre credit will be
applied towards the overall environmentally sensitive open space (ESOS) requirements and
specifically applied to the Resource Management Area (RIMA) open space requirement.

Code Reference: Town of Oro Valley Zoning Code, Chapter 27: General Development
Standards, Section 27.10 Environmentally Sensitive Lands, (D) Environmentally Sensitive
Lands Conservation Systems, (3) Conservation Categories, (b) Critical Resource Area

(CRA) Category, (i) Conservation (c,1), Page 278.8.
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Development Incentives

Modified Review Process
Request: We are requesting to apply the Modified Review Process for the subsequent design

and infrastructure plan submittals.

Overview: We anticipate the rezoning and public engagement process will address critical
planning elements for the project. Thus, this will result in a refined plan that can subsequently
be approved administratively. We understand if modifications were considered to be more
than minor revisions, future submittals may not be able to be approved administratively.

Code Reference: Town of Oro Valley Zoning Code, Chapter 27: General Development
Standards, Section 27.10 Environmentally Sensitive Lands, (F) ESOS Use and Conservation
Development, (2) Development Balance and Incentives, (c, iii) Flexible Development, (h)
Modified Review Process, Page 278.64.

B. Tentative Development Plan

Provided under separate cover.
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Exhibit 2-A: Miller Ranch Concept Plan
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C. Existing Land Uses

1.

Map of Zoning Boundaries and Existing Land Uses on Adjacent Properties

'The Residences at Miller Ranch site (parcel numbers 219-47-017A, 018A, 0050, 0060,
004A, 004C, and 004B as identified by the Pima County Assessor) is currently zoned
R1-144. Requested zoning for the site is R1-7. Current zoning of site and adjacent
property is shown in Exhibit 2-C.1, Zoning Boundaries/Land Uses, p. 62. Section 1-A.3

contains additional information on existing zoning and land uses.

Effects of Proposed Development on Existing Land Uses

'The Residences at Miller Ranch proposes a viable land use that is complementary

to development patterns in the vicinity along the Tangerine Road and La Cafiada
Corridors. Currently undeveloped, the site is zoned for R1-144 Single Family
Residential with a density of 0.3 DU/AC. The proposed rezoning requests rezoning
the site to R1-7 Single Family Residential with a density of 1.84 DU/AC. The property
was approved for a General Plan Amendment in February 2014 receiving a Medium
Density Residential (MDR, 2.0 - 5.0 DU/AC) designation with a maximum allowable
density of 2.5 DU/AC. As per the Oro Valley General Plan’s definition for MDR, this
use should be located adjacent to schools, shopping and employment. The project is
adjacent to the future Miller Ranch Technology Park and Commercial Center which
will eventually serve as a shopping and employment node along the Tangerine Corridor.
'The Residences at Miller Ranch may potentially provide housing for employees of

nearby future employers.

Development at the lower end of the MDR density range also creates a compatible
and logical transition between the existing residential land use to the west and the
tuture Technology Park and Commercial Center. This transition is complemented by
integrating enhanced vegetative bufters between the project and existing residential
properties while minimizing impacts to distant ridgeline views.
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Exhibit 2-C.1: Zoning Boundaries/Land Uses
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D. Effects of Proposed Development on Topography

1.

Response of TDP to Site’s Topographic Characteristics

The existing topography slopes gently from the site’s northwestern corner south and east
towards the unnamed wash along the eastern site boundary. In effort to minimize site
disturbance and preserve the wash along the eastern boundary, the site plan minimizes
the grading by matching existing grades, where possible, on the northern and western
portions of the subject property.

Encroachment onto Slopes of 15% or Greater
There is no encroachment onto slopes of 15% or greater.

New Average Cross-slope
'The new post-development cross-slope is 6.2% based on the graded area of 10.8AC.

Area Used in Cross-Slope Calculations
'The cross-slope calculations are based on the graded area of 10.8AC.

Areas to be Disturbed, Graded, and/or Revegetated

'The extent of grading on the site is shown in Exbibit 2-D.5, Areas to be Disturbed/
Graded/Revegetated p. 64. 10.8AC (66%) of the site will be disturbed/graded and 1.6AC
(approx. 10%) of the site will be revegetated. In addition, 2.0AC of the wash will be
restored and portions of the ESL open space will be enhanced to mitigate for the
existing disturbed conditions, including the eradication of invasive species.

Map Extent of Grading on Site
Grading on-site is limited to lots and roadways. Refer to Exhibit 2-D.5, Areas to be
Disturbed/Graded/Revegetated p. 64.
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Exhibit 2-D.5: Areas to be Disturbed/Graded/Revegetated
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E. Effects of Proposed Development on Hydrology

1.

Response of TDP to Site’s Hydrological Characteristics

'The proposed development area limits are based on the location of the existing unnamed
wash along the east project boundary and associated floodplain limits. Proposed uses
and drainage improvements are intended to be compatible with this existing wash and
impact the wash as little as practicable. The project will accept the existing off-site
runoft and discharge on-site flows at an attenuated level in accordance with Town of

Oro Valley Drainage Criteria Manual (2010 edition).

Note that the approved Master Development Plan for Miller Ranch (OV12-08-07)
associated with the proposed commercial development along the easterly boundary

of this project incorporates detention basins to meet Town of Oro Valley detention
design criteria. These proposed detention basins provide adequate attenuation to offset
the increased runoff due to this proposed project and detention basins will not be
required within The Residences at Miller Ranch (this project) as currently designed.
See Exhibit ILE.1: Post-Development Hydrology p. 69 for the preliminary drainage plan
for the overall Miller Ranch site including The Residences at Miller Ranch and the
tuture commercial center. Refer to Exhibit I E.2: Post-Development Hydrology — Interim
Condition, p . 71 for the preliminary drainage plan for the overall Miller Ranch site in
the interim condition assuming The Residences at Miller Ranch is constructed before
any phase of the commercial center.

Encroachment/Modification of Drainage Patterns

Proposed development intends to modify existing drainage patterns as little as
practicable. The majority of the developed site will discharge to the unnamed wash
along the project boundary, which is similar to existing conditions. Proposed drainage
improvements along the wash include a roadway crossing and slope protection with cut-
oft wall at the toe of slope along the back of pads where proposed lot grading encroaches
within the erosion hazard setback. The roadway crossing will incorporate culverts

sized to ensure all-weather access, prevent adverse impacts to upstream properties, and
minimize the impact to the hydraulic characteristics of the wash. Erosion protection
will be provided upstream and downstream of this crossing.

To facilitate the construction of building pads along the west project boundary grading
will be required that will reduce the flows to adjacent properties. The existing discharge
from On-site Watershed 5E is 14 cfs and it is anticipated this will be reduced to 2 cfs.
'This reduction will not adversely impact adjacent properties and is not anticipated to
have a significant impact on downstream flows sustaining riparian areas.
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3. Potential Drainage Impacts to Off-site Land Uses Upstream and Downstream
This project is bounded along its northerly upstream boundary by low density residential
developments. Improvements along the north boundary will be designed to accept
existing off-site flows and will ensure the adequate conveyance of these flows. This will
prevent drainage impacts to land uses of upstream properties.

The existing wash along The Residences at Miller Ranch project east boundary is

not proposed for significant modifications beyond one roadway crossing and slope
protection at isolated locations along the west edge. In the interim, prior to the
construction of the Miller Ranch commercial development, oft-site flows from the east
will be accepted in a manner similar to existing conditions (except where detention
basins are constructed as described below).

Drainage improvements for this project will include the construction of detention
basins to attenuate runoff from the developed site and ensure there no adverse impacts
to downstream properties. Detention basins will be designed to ensure the post-
development peak discharge from the project matches the existing condition or is
reduced by no greater than 10%, in compliance with the Town of Oro Valley Drainage
Criteria Manual (2010 edition).

4. Engineering/Design Features to Mitigate Drainage and Erosion Problems
As described previously, there are oft-site flows from the north and east that impact
the project. The nature and quantity of these flows will be further evaluated in the
drainage report(s) prepared for the development of the site. The necessary improvements
to convey the flows will be determined at that time and will be incorporated into the
drainage improvements for the development. In general, the existing unnamed wash
along the east project boundary will remain undisturbed and will be enhanced by the
wash restoration program. The use of stabilized side slopes and cut-off walls at the toe
of slope will be incorporated where improvements encroach within the existing erosion
hazard setback. See Exhibit II.E.1: Post-Development Hydrology p. 69 for the preliminary
drainage plan for the overall Miller Ranch site including The Residences at Miller

Ranch and the future commercial center.

Detention is required to ensure the post-development peak discharge from the project
matches the existing condition or is reduced by no greater than 10%, in compliance
with the Town of Oro Valley Drainage Criteria Manual (2010 edition). The design and
construction of the proposed basin system will be in accordance with the requirements
of the Pima County Stormwater Detention/Retention Manual, and any modifications

adopted by the Town of Oro Valley.

Detention to offset the increased runoff resulting from the development of The

Residences at Miller Ranch project will be provided within the overall Miller Ranch
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property, within the commercial portion of the site on the east side of the unnamed
wash. The approved commercial site layout associated with the Master Development
Plan for Miller Ranch (OV12-08-07) and analyzed by the Master Drainage Report
tor Miller Ranch (Rick Engineering Company, dated May 19, 2010) includes eight
detention basins. These proposed detention basins on the commercial side of the Miller
Ranch site provide adequate detention to offset the increased runoft from both the
commercial center and The Residences at Miller Ranch and ensure that Town of Oro
Valley detention criteria is satisfied at the downstream boundary of the overall Miller
Ranch site. The details of this detention system design will be provided in the drainage
report(s) prepared for the development of the site. As discussed above, no detention is
required or proposed within The Residences at Miller Ranch and all detention will be
provided within the commercial portion of the Miller Ranch site.

In an interim condition, if The Residences at Miller Ranch is constructed prior to

the commercial portion of the site, the proposed detention basins associated with

the commercial center can be constructed to meet the Town of Oro Valley detention
requirements for The Residences. Assuming none of the commercial center has been
constructed, construction of Detention Basin 3 in conjunction with The Residences

at Miller Ranch will be adequate to mitigate the effects of increased runoff from the
residential project. Refer to Exhibit II.E.2: Post-Development Hydrology — Interim
Condition for a preliminary hydrologic analysis of this interim condition of the overall
Miller Ranch site. The phased construction of the detention basins will be further
evaluated in the drainage report(s) prepared for the development of the site.

Proposed residential lots along the existing wash will be rear-draining and will drain
directly to the wash. The remaining lots will drain to the proposed roadway. The
roadway will convey runoft to scuppers and/or catch basins that convey flows to the
wash. Streets will be designed in accordance with Town of Oro Valley street drainage
criteria by ensuring runoft is contained within the curbing and does not exceed 50 cfs.

Appropriate erosion protection and energy dissipation will be provided at basin inlet
and outlet structures, at storm drain, culvert, and channel outlets, and as necessary at
other concentrated flows.

One wash crossing will be required for the primary entry road off La Canada Drive.
'This crossing will provide all-weather access by conveyance of the unnamed wash below
the roadway by an appropriately sized culvert structure. The crossing will not adversely
impact upstream properties and will be designed to maintain wash sediment transport
stability as much as practicable. A preliminary analysis indicates that 5-48” RCP or
2-6’x3’ RCBC culvert structures will be acceptable. The detailed design of this culvert
structure, including a backwater analysis, will be included in the future drainage report
for the project.
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First flush treatment is not required for residential projects within the Town of Oro
Valley. If first flush treatment is provided it will be at scuppers and catch basins where
runoff drains from paved surfaces. If utilized, treatment BMPs will be sized for the
2-year, 1-hour storm in accordance with Town of Oro Valley Drainage Criteria Manual

(2010 edition), section 11.7.2.

5.  Conformance of TDP to Area Plans, Basin Management Plans, and Town Policies
'The project will conform with applicable policies related to drainage and floodplain
management. Applicable policies include but are not limited to those contained within
the Town of Oro Valley Drainage Criteria Manual (2010 edition) and the Pima County
Stormwater Detention/Retention Manual. Development will include the following to
comply with applicable policies:
. Detention will be provided and demonstrated as adequate through hydrologic

modeling

. 'The existing unnamed wash will remain mostly undisturbed
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F. Vegetation

1. TDP Response to Vegetative Characteristics Described in Part 1
The Residences at Miller Ranch site is sporadically vegetated and contains minimal
areas of Significant Vegetation, as defined under Oro Valley Zoning Code, Section 27.6.
Building envelopes and roadways have been sited to minimize vegetative disturbance
and will not affect designated Significant Vegetation. A saguaro cactus (Carnegiea
gigantea) located near the site’s southwestern corner meets criteria established within
the Oro Valley Zoning Code; the saguaro will be preserved-in-place as it is located
within the rear setback outside the building envelope. Native vegetation within the
undisturbed, northern portion of the unnamed wash is also considered significant and
will not be negatively impacted by the development of the site. The project will follow
mitigation requirements outlined in section 27.6.B of the Oro Valley Zoning Code as

needed.

Please refer to the Site Resource Inventory (SRI) and Native Plant Preservation
Plan (NPPP), under separate cover, for additional information regarding significant
vegetation and mitigation.

2. Discussion of Vegetation to be Transplanted
Vegetation will be preserved in place where possible to minimize disturbance.
Transplantability of vegetation will be determined per Oro Valley Zoning Code, Section
27.6.B. All trees, shrubs, and cacti that meet the salvage and transplantability criteria
will either be preserved in place or relocated on-site. Please refer to the Native Plant
Preservation Plan, under separate cover, for additional information regarding disposition
of native plants.

G. Wildlife

Destruction of wildlife habitat within the developable area is anticipated to be very minimal. The
Biological Evaluation completed by WestLand Resources, Inc., Engineering and Environmental
Consultants, provided under separate cover, does not identify any Critical Habitat within the
site’s boundaries. Pima County Geographic Information Systems recognizes areas of High Value
Habitat on-site for the endangered Lesser Long-nosed Bat (Leptonycteris curasoae yerbabuenae),
however due to the species’ ability to forage over long distances and the abundance of suitable
forage resources throughout the Tucson Basin, it was concluded that no foreseeable adverse
impacts are likely to result from the implementation of this project. The development will
revitalize wildlife habitat by integrating enhanced vegetative buffers and restoring 2.0 acres of the
site’s disturbed wash corridor, enhancing riparian habitat for migratory birds and other wildlife.

See Section 1-E.1, Wildlife, p. 24.
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H. Buffer Plan

1. Map of Buffer Areas, Mitigation Techniques
Buffer yard requirements are based on adjacent property zoning. Table 2-H. 1, Required
Buffer Yards, p. 75 shows the required buffer yards for the Residences at Miller Ranch
site. Landscape bufter yards will be used on the west and north boundaries of the site
as shown in Exhibit 2-H.1 Buffer Areas, p. 76. No landscape buffer is required along
the east property border as it is adjacent to T-P and C-1 zoning (per Town of Oro
Valley Planning, no buffer yards or building setbacks are required between commercial
properties). However, the unnamed wash corridor creates a natural vegetative
buffer between the east property boundary and the proposed Technology Park and
Commercial Center. The Residences at Miller Ranch lacks a definitive southern
boundary and the area south of the site is undeveloped land zoned C-1. Directly
north of the site is Sunkist Road, defining the north border and separating R1-7 and
SR zones. The developer of the Residences at Miller Ranch is prepared to integrate
landscaping enhancements to the northern edge of the Residences to mitigate potential
impacts to the northern property.

Sound. Due to the proximity of the Residences at Miller Ranch to arterial roads and the
tuture Technology Park and Commercial Center, mitigation of sound is highly desirable
and will be achieved though the use of sound filtering mechanisms such as vegetated

bufters and five (5) foot property walls.

Visibility. As a private residential community, screening from arterial roads and adjacent
land uses is desired. This will be accomplished by integrating densely vegetated buffers
along the site’s boundaries. Each lot will also include a five (5) foot property wall for
additional privacy.

Outdoor Lighting. Per the Town of Oro Valley Zoning Code, Section 27.5 Outdoor
Lighting, the Residences at Miller Ranch is designated as a E2a Lighting Zone and will

meet all minimum requirements established for that zone.

Traffic. It is anticipated that traffic generated by the proposed development will be
nominal due to the limited number of residential lots and the site’s proximate location
to two (2) arterial roadways. Access to the Residences at Miller Ranch is provided

by a local access road oft La Cafiada Drive, an arterial street with capacity to support
estimated traffic flows. The proposed development will not significantly or negatively

impact existing traffic conditions in the immediate area.
2. Cross-Section Illustrations—Treatments Adjacent to Existing Development/Streets

See Exhibit 2-H.2: Cross-Section Illustrations, p. 77
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TaBLE 2-H.1: REQUIRED BUFFER YARDS

The Residences Adjacent Provided Buffer Required Buffer?
at Miller Ranch Property Width Plants per Linear | Minimum Plants per
Boundary Zoning' 100’ Width Linear 100’
West R1-144, SR 14' 5 Trees, 5 Shrubs, 10’ 4 Trees, 5
10 Accents min. Shrubs,
10 Accents
North Street, SR 25'* 5Trees, 5 Shrubs, 15 N/A
10 Accents min.
East T-P, C-1 Varies 0’ N/A

' Pima County GIS, June 2014

2 Oro Valley Zoning Code, June 2014, Section 27.6

* North buffer is a minimum of 50’ from the existing southern edge of Sunkist Road.

The Residences at Miller Ranch
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Exhibit 2-H.1: Buffer Areas

LEGEND

B Minimum 14’ buffer yard SCALE: 1"= 400"

- Minimum 25’ buffer yard
(Minimum of 50’ from the existing southern edge of Sunkist Road)
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LAND USE

BUFFER YARD

A.) WESTERN SITE BOUNDARY SECTION (N.T.S.)

B.) NORTHERN SITE BOUNDARY SECTION (N.T.S.)

SETBACK

Exhibit 2-H.2: Cross-Section lllustrations

Buffer Yard Plan with Section Cuts
" il

(Y
'l
L&

Source: Concept Plan, November 2014

ource: Concept Plan, November 8 W
LEGEND

[ Minimum 14’ buffer yard

[ Minimum 25 buffer yard
(Minimum of 50’ from the existina southern edae of Sunki

NORRIS DESIGN
Planning | Landscape Architectura
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l. Viewsheds
1. Viewshed Mitigation

a. Views and vistas from off-site
'The proposed development will not negatively impact current views onto the
site or desirable distant vistas across the site, see Exhibit 1-F.3, Visual Impacts of
Proposed Structures, p. 39. Buffers designed for the western and northern site
boundaries will be enhanced with vegetation and property walls to buffer the
proposed homes from the existing, adjacent residential properties. These bufters
will mitigate the views on-site of proposed homes, however will not negatively
impact distant mountain views for neighboring residents. The existing riparian
corridor on the eastern boundary will create a natural, lush, vegetative buffer,
providing screening between the proposed homes and the Technology Park and
Commercial Center.

b. Areas of high visibility
Currently, views onto the site are predominantly filtered by vegetation.
Implementing vegetated bufters along the site’s western and northern boundaries,
as well as the natural buffer created by the riparian corridor will mitigate views
onto the site.

2. Roadway Construction
'The Residences at Miller Ranch has been designed in such a way to minimize grading
and site disturbances as much as possible. The roadway configuration works with the
natural terrain, requires one (1) wash crossing, and does not provide through access to
Tangerine Road to the south or Sunkist Road to the north. The roadway on-site will be
a public, local roadway with access off La Canada Drive. Roadway improvements will
conform to the requirements per the Town of Oro Valley Subdivision Street Standards.

J. Traffic

1. Traffic Report
A final Traffic Impact Analysis for The Residences at Miller Ranch will be provided

with the Tentative Development Package for administrative review.

2. On-site Street Rights-of-Way
'The Residences at Miller Ranch will include one proposed internal street, a public
north-south oriented local residential roadway, accessible from La Cafada Drive. The
proposed local roadway is a paved 28 undivided cross section with a 50’ right-of-way.
Cul-de-sacs are located at the north and south ends of the roadway with emergency
access provided to Sunkist Road. For cross-sections of the residential roadway refer to
sheet 9 of Exhibit 2-B, Tentative Development Plan, under separate cover.

The Residences at Miller Ranch 79 August 2014 - Revised April 2015



ATTACHMENT 2

Land Use Proposal

3.  Proposed Bicycle and Pedestrian Pathways
'The Residences at Miller Ranch will incorporate a four (4) foot wide, detached, concrete
sidewalk where residential lots front the local, internal road. Additional pedestrian
pathways will be included, where appropriate, to provide access to the proposed riparian
corridor trail as part of the neighboring Technology Park and Commercial Center.

K. Sewer

1. Method for Providing Sewer Service
Public sewer service for the proposed residential subdivision will be extended from
the 8” Public Sewer, P.N. G-2003-064, at Manhole Number 3890-09 located in the
Tangerine Road right-of-way. See Exhibit 2-K.1a: Method for Providing Sewer Service, p.
81. Pima County Regional Wastewater Reclamation Department (RWRD) confirmed
the request for public sewer service on August 11, 2014. Request logged as 2014-200.
See Exhibit 2-K.1b: Sewerage Capacity Investigation Request, p. 82.

L. Recreation and Trails
A map of trails, parks, and recreation areas is shown in Exhibit 1-H.1, Parks, Recreation,
& Trails, p. 48. To facilitate access to existing recreational features, The Residences at
Miller Ranch will connect to striped bicycle lanes and shared use paths on La Cafiada
Drive. A four (4) foot wide concrete sidewalk is proposed along the frontage of all
homes located within the project and a pedestrian linkage will be located at the south
end of the property to connect with the Technology Park and Commercial Center’s
proposed trail within the riparian corridor. Recreational amenities on-site include
passive recreational elements such as a ramada, seating, horseshoes and bocce ball courts.

M. Cultural Resources
Upon completion of a cultural resources inventory survey in April, 2008 by Westland
Resources, no prehistoric or historic period cultural resources were discovered within
the project area. See Exhibit 1-1.1, Cultural Resources, p. 50, for a reliance letter from Fred
Huntington, Director of Cultural Resources of Westland Resources, Inc. Engineering
and Environmental Consultants.
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Exhibit 2-K.1a: Method for Providing Sewer Service
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Exhibit 2-K.1b: Sewerage Capacity Investigation Request
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N. Schools
See Exhibit 2-N.1, Letter from Amphitheater Public Schools, p. 84, for anticipated impacts
the Residences at Miller Ranch will have on nearby schools including the number of
elementary, junior and senior high school students that will likely be generated from the
proposed development and current capacities.

O. Water

1.  Additional Domestic Water Demand
See Exhibit 2-0.1, Letter from Oro Valley Water Utility p. 86, for a reliance letter from
Oro Valley Water Utility addressing additional domestic water demand.

2.  Water Service Capacity
See Exhibit 2-0.1, Letter from Oro Valley Water Utility p. 86, for reliance letter from Oro

Valley Water Utility addressing water service capacity.
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Exhibit 2-N.1: Letter from Amphitheater Public Schools

OFI‘ICE OF LEGAL COUNSEL
" Todd A. Jaeger, J.D.- N
Assomate to the Supenntendenj. o
(520)696-5156 ..
FAX (520) 696—5074 o

_ AMPHITHEATER
R PR N Sthaets

701 W Wetmora Raad Tucsan AZ 85?05 TDI:: (520) 696 5055 .

GOVER‘WBO‘\RDMERS - Susm21b.ra£ Kent Paul Barrabes, Ph.D. ™~ - Julie Cozad, MEd. " '.Dcmm'af\{.Déy,_M.Ed. T JoGmmt
T . oot Prsidentcs . c- . VidePresident R T A e TR
Pamd(Ne]san

U Augusts, 2014

- -'.Jenmfer Seott :

.. - Senior Assocrate _
T . 'NORRIS: DESIGN .
- 4450 N 12t St Ste 236
7y PhoenleZ 85014

RE The Remdences at Mlller Ranch
B _ .-Dear Ms Soott

I am respondlng to your request for mformatlon regardlng the capamty of
. Amphltheater schoe[e |mpacted by your prepesed developmem e

Usmg 2000 demographlc multlpllers developed by the US Department of

: Census Bureau, -of - Census, -and  adjusted" for- Amphttheater D|strict’s school--
S .-'orgamzatlonal patterns e project 1he fo[lowmg student popufatlons to result from
' this prOjectwhen bu:lt PR . _ : s e .

REIREE TR R LR "Academm Leve[ Ta Ty 38 Sinqle Fa‘mi[v H‘omes"
TaLT oo tElementary S LT o S DB T
CMiddle. T e T g
i E_'I'ngh School sredterd T S ;5\_'--

The- _census- multtpllers we use 10 obtam these prolectlons ‘are. 02075
_“-elementary students per héusehald, 0. 2197 mn:ldle school students per househo[d
_..and 0. 1282 hlgh echoel students per household o L

As you may know our echools are GurrentJy enmlhng students for thle schoul B
L year.” Therefore ‘the capacity. noted below is based on our last eonf' rmed enroliment
.calcu]atlons ..The schools which, ‘would be impacted: by th|s population-are: listed -
. below, along with ‘the’ physical capacity available at'each school presenﬂy Please
' _.‘-_'note that these schools-will also be |mpected by other - deve]opments in this area '
which may have already been’ epproved by the: Council but which are not yet built.” "

L Amphllhew.erfhgh Canym del Qro: ngh Imnwoodedch-hgh n
Amp]uﬂmter Middle SChool » Coronado K-8 Sehoal » Cross Middle School  La Cima Middle Stlmol - Wllson 1( § Sr:hnul
~o 7 . - CoppérCreek Elementary » Donaldso‘n Elementa.r) + Harelson Elementary Holaway Elementar:. ' Keeling Elementary . .-
R Mr:sa \"erde Elementa:y Nash Elem.emary ‘Pamted Sky Elementary.» Prince Elementary < Rio V:sufjlemem.an Walkm' Elemenmry
g - Rillito Genter= Y Hogar- . .
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Page 2

Exhibit 2-N.1: Letter from Amphitheater Public Schools

Aungust 52014

The Residences at Miller Ranch

School Name School Capacity Spaces Currently Available
Wilson K-5 (Elementary) 750 116
Wilson 6-8 (Middle) 800 189
Ironwood Ridge High 2290 402

If 1 can provide any additional information, please feel free to contact me.
Sincerely,

Ot RIREFa S sd

Connie R. McFarland
Leqgal Assistant o Todd A, Jaeger, J.D.
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Exhibit 2-O.1: Letter from Oro Valley Water Utility

Oro Valley Water Utility

August 11, 2014

Tri Miller

RICK ENGINEERING COMPANY
3945 East Fort Lowell Road, Suite 111
Tucson, Arizona 85712-1046

Subject: WATER AVAILABILITY

Parcels: 219-47-004B, 219-47-004C, 219-47-004A, 219-47-0050, 219-47-0060,
219-47-017A, 219-47-018A

To whem it may concern:

The Town of Oro Valley Water Utility currently has water service available to the
above property under the following conditions:

P A Water Plan is submitted by the applicant and approved by the Water
Utility

A Line Extension Agreement is executed by the applicant.

All construction is in accordance with the approved Water Plan and the new
facilities are accepted by the Watar Utility in accordance with the
requirement s of the Line Extension Agreement.

Payment of all water development impact fees, meter fees and other
required fees and charges. (A water meter for residential and/or
commercial use cannot be sold until after the issuance of an approved
building permit.}

v o

¥

WATER SUPPLY

The Town of Oro Valley Water Ulility has been designated by the State of Arizona,
Department of Water Resources, as having an Assured Water Supply (AWS No.
2003-001 Decision and Order No. 26-400765). This development lies within the
beundary of the Gro Valley Water Utility's planned water service area. Once the
property is platted, it will be noted on the platis) for these properties that the
property meets the State requirement of an Assured VWater Supply because it will
be served by Oro Valley Water Utility.

www, orovalleyaz.gov
11000 M. La Cafada Drive * Oro Valley, Arizona 85737
Phone: (520) 229-5000 * fax: (520) 229-5029
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ATTACHMENT 2

Land Use Proposal

Exhibit 2-O.1: Letter from Oro Valley Water Utility

“onoen
Oro Valley Water Utility

WATER SERVICE
The developer shall be required to submit a Water Plan identifying water system
improvements. These include but are not limited to:

Water Use

Fire Flow Requirements

Offsite/ Onsite Water Facilities

Loops and Proposed Connection Points to Existing Water System
¥ Easements/Commaon Areas

YYYYy

Once a Water Plan is submilted, it will be determined if the proposed plan can
meet the water requirements of the proposed development. The developer shall
be fiscally and financially responsible for all water system improvements and
modifying/enhancing the existing water system to meet those needs. Itis
recommended that the applicant contact the Water Ulility to discuss the
construction of water system improvements prior to submitting a Water Plan for

the property.

This letter and the comments herein regarding water availability are valid for a
period of one year only through August 11, 2015. Issuance of this letter is not to
be construed as approval of a Water Plan and/or acceptance of any construction
for water service.

If you have any questions or would like more details regarding any construction
improvements that may be required in a Water Plan, please call me at 228-5017.

Sincarely,

INaA Vhers

Mark Moore
Mew Development Coordinator

ce: Phillip C. Saletta, P.E. Water Utility Director

www, orovalleyaz gov
11000 M. La Cafinda Drive * Oro Valley, Arizona 85737
Phone: {5207 229-5000 - fax: (520) 229-5029
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