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Information
SUBJECT:
PUBLIC HEARING:  ORDINANCE NO. (O)15-07, REZONING 16.3 ACRES NEAR THE NORTHWEST
CORNER OF LA CAÑADA DRIVE AND TANGERINE ROAD FROM R1-144 TO R1-7, AND
APPROVING AN ENVIRONMENTALLY SENSITIVE LAND FLEXIBLE DESIGN OPTION FOR A
MODIFIED REVIEW PROCESS

RECOMMENDATION:
The Planning and Zoning Commission (P & Z) recommends denial of the initial proposal consisting of 37
lots on 16.3 acres. P & Z has not reviewed the most recent design, consisting of 30 lots.

EXECUTIVE SUMMARY:
The applicant proposes to rezone a 16.3-acre property located near the northwest corner of Tangerine
Road and La Cañada Drive from R1-144 to R1-7. The newly revised Tentative Development Plan
(Attachment 2) depicts:  

7 fewer lots (or 30 total lots) ranging in size from 12,500 square feet along the west property line
and 10,000 square feet along the east property line
Change of access from Sunkist Road (north) to La Cañada Drive (east)
1-story lot restriction for select lots

The applicant’s proposal has received a formal legal protest from the adjacent property owners, resulting
in the zoning code and state statute requiring a three-fourths (6-1) majority vote from Council in order to
approve. Additional letters of protest or potential changes to support may be received before the
September 2nd Town Council hearing and an update will be provided as necessary.
 
The request includes the use of a flexible design option for a modified review process, which is enabled
by the Environmentally Sensitive Lands (ESL) regulations.

BACKGROUND OR DETAILED INFORMATION:
The applicant proposes to rezone the property to R1-7 to develop a 30-lot, single-family residential
subdivision on 16.3 acres.

The following is a brief history of the proposed rezoning application: 

February 3, 2015: Planning and Zoning Commission recommended denial of a 37 lot subdivision
due to the proposal not being compatible with the rural areas to the north and west
March 4, 2015: Town Council continued the request to their June 17th meeting to allow the
applicant time to address compatibility concerns



May 19, 2015: A neighborhood meeting was held with 27 residents to discuss a 30 lot design and
access on La Cañada Drive (see Attachment 3 for the neighborhood meeting summary notes)
June 17, 2015: At the applicant’s request, the Town Council postpones the application to their July
1st meeting
June 19, 2015: Applicant submits a revised site plan depicting 20 lots on 9.3 acres
July 1, 2015: At the applicant’s request, the Town Council postpones the application to their
September 2nd meeting
August 4, 2015: Applicant submits a previous site plan design depicting 30 lots on 16.3 acres and
access on La Cañada Drive

 Land Use Context 

Property is vacant
Zoning is R1-144

The existing General Plan (including lot layout), zoning and land use for the property and the surrounding
area are depicted in Attachments 4, 5, 6 and 7.

Approvals-to-Date 

The property was annexed in 2004 and zoned R1-144
In 2014, a Major General Plan Amendment was approved for Medium Density Residential (2.1 - 5.0
du/ac) with a maximum of 2.5 homes per acre.

The site plan represented at the General Plan Amendment hearing is similar to the current site plan
design. In comparison, fewer lots and new access are currently proposed (Attachment 5 - Lot Layout
from 2014 General Plan request)

Analysis of Request

The applicant proposes to rezone a 16.3 acre property from R1-144 to R1-7 to develop a 30-lot
single-family residential subdivision. The Town Council considered a 37 lot design at its March 4, 2015
meeting. During the public hearing, Councilmembers expressed a concern with the project’s compatibility
with the rural areas to the north and west.

The applicant has proposed site plan revisions and conditions to address the neighbors’ and Council’s
concerns with compatibility, access and view conservation. The proposed revisions and conditions are
provided below, followed by staff comments.  

Compatibility1.

Decrease the total number of lots from 37 to 30 lots.

Staff Comment: The revised site plan depicts 12,500 sq. ft. lots along the north and west property
lines abutting rural lots and 10,000 sq. ft. lots along the east property line abutting a future
technology park. The proposed revisions have resulted in fewer lots and a density of 1.84 homes
per acre. The proposed density is below the density maximum of 2.5 homes per acre established
under the Major General Plan Amendment.

Add language in the future deeds and covenants, conditions and restrictions to inform prospective
homebuyers of the rural activities (e.g., equestrian uses, keeping of livestock, etc.) in the adjacent
areas to the north and west.

Staff Comment: To inform future residents of the surrounding rural lifestyle (i.e. livestock and dirt
roads), a condition of approval (Exhibit “B” in Attachment 1) has been added requiring that the
applicant provides language in the deeds notifying prospective buyers of rural activities.

Access2.

Relocate the primary access from Sunkist Road (north) to La Cañada Drive (east).



Staff Comment: Due to increased traffic and vehicle headlight pollution, neighbors expressed
strong opposition to the proposed Sunkist Road access. To address their concerns, the applicant
has proposed to eliminate primary access from Sunkist Road (except for emergency access) and
provide a new primary entrance through the planned technology park to the east from La Cañada
Drive. The proposed access uses existing improvements on La Cañada Drive (i.e. turning lanes
and curb cuts), and was included as part of the original approved technology park development
plan.

From a transportation planning standpoint, utilization of Sunkist Road represents the most safe and
efficient option for the following reasons:

Sunkist Road would organize access at a single, safe access point from La Cañada Drive
and avoids conflicts inherent to funneling residential traffic through a commercial/employment
center.
More subdivisions are planned in the immediate area and Sunkist would provide a
coordinated and improved road to serve this area. 
Sunkist Road is currently used by many residents and is partially paved. 

Although the use of Sunkist Road is the best alternative, what the applicant has proposed is
acceptable from a safety standpoint.

View Conservation3.

The applicant proposes to restrict the building height to eighteen (18’) feet and 1-story for certain
lots as shown on Exhibit "B-1" in Attachment 1.

Staff Comment: The height restrictions will help address the neighbors’ concerns for view
conservation.

To further address the neighbors’ concerns for view conservation, the applicant proposes to install
additional plants and mature trees along the west property line.

Staff Comment: The proposed vegetation will help screen the proposed subdivision
 

General Plan Conformance

The proposed rezoning conforms with the existing Medium Density Residential (MDR) land use
designation of the General Plan Future Land Use Map. An MDR land use designation is characterized as
an area containing single-family homes with a density of 2.1 to 5.0 homes per acre. The proposed
density of 1.84 homes per acre is below the density maximum of 2.5 homes per acre established under a
Major General Plan Amendment case in 2014.

The proposed subdivision has been reviewed for consistency with the General Plan Vision, Goals and
Policies and a detailed analysis is provided in the Planning and Zoning Commission staff report
(Attachment 8).

Zoning Code Conformance

The applicant’s request has been reviewed and conforms to the applicable development standards (i.e.
lot sizes, lot widths, building heights, etc.) of the R1-7 zoning district.

ESL Open Space Conformance

The property contains the following ESL conservation categories: 

Critical Resource Area: 95% open space requirement
Resource Management Area Tier 2: 25% open space requirement



The proposed development provides the required 6.5 acres of Environmentally Sensitive Open Space
(ESOS). More detail is provided in the Planning and Zoning Commission staff report (Attachment 8). The
Planning and Zoning Commission minutes are provided as Attachment 9.

ESL Flexible Design Options

The ESL regulations enable flexible design options for conservation subdivision designs, as the intent is
to encourage the preservation of natural open space while ensuring the applicant is able to develop the
same number of lots as permitted under the base zoning district. The flexible design options are available
to a developer when ESOS is applied to 25% or more of the property.

The applicant proposes 40% ESOS and has only requested the use of a modified review process to
allow for an administrative review and approval of a site plan, provided it conforms to the proposed
Tentative Development Plan.

This request is supported by staff as the newly revised Tentative Development Plan includes the same
linear design represented during the General Plan Amendment process in 2013. The linear design has
been adequately reviewed by the neighbors and the Planning and Zoning Commission at five (5)
neighborhood and three (3) Planning and Zoning Commission meetings (total for General Plan and
rezoning applications). It is not apparent that the community would benefit from additional reviews at
public meetings.

Public Notification and Comment
 
Public notice was provided by the following methods: 

Notification of all property owners within 600’ and extended area
Homeowners association mailing
Advertisement in the Daily Territorial newspaper
Posting on property
Town Hall and website posting

Prior to the February 3, 2015, Planning and Zoning Commission meeting, two (2) neighborhood meetings
were held, the first on July 28, 2014, with three (3) residents attending and the second on October 29,
2014, with eight (8) residents in attendance. The main issues discussed at the meetings included:
access, view preservation and the project’s compatibility with the rural areas to the north and west. The
neighborhood summary notes from these meetings are provided as Attachment 10.
 
Subsequent to the March 4, 2015, Town Council meeting, a third neighborhood meeting was held on
May 19, 2015, with approximately 27 residents in attendance. The discussion at the meeting focused on
the proposed site plan revisions (e.g., 30 lots and no direct access on Sunkist Drive, etc.), and the
project’s compatibility with the surrounding rural areas. The neighborhood meeting summary notes from
the May 19 th meeting is provided as Attachment 3.

Legal Protest Status

After the third neighborhood meeting, staff received a number of formal letters of protest. The Zoning
Code and State statute (A.R.S. §9-462.04) establish the following:
 
“If the owners of twenty percent (20%) or more of the area of the property that either is included in the
proposed Code or zoning map change, or is immediately adjacent in the rear or any side thereof
extending one hundred fifty (150) feet therefrom, or is directly opposite thereto, extending one hundred
fifty (150) feet from the street frontage of the opposite lots, files a protest in writing against a proposed
Code amendment, it shall not become effective except by a favorable vote of three-fourths (3/4) of all
members of the Town Council. If the number of members of the Town Council who are eligible to vote
after any have withdrawn from the question because of conflict of interest is three-fourths (3/4) or less,



then a unanimous favorable vote of those remaining members shall be required for the amendment to
become effective; provided, that such required number of votes shall in no event be less than a majority
of the full membership of the Town Council. In determining the ratio of twenty percent (20%), the property
of the petitioner shall not be included in the base area.”
 
The submitted letters constitute a legal protest and require a minimum three-fourths (6-1) Town Council
vote for approval. A map showing the protest boundary and area of actual protest is shown on
Attachment 11, and a copy of the objection letters is included as Attachment 12.

FISCAL IMPACT:
N/A

SUGGESTED MOTION:
I MOVE to APPROVE Ordinance No. (O)15-07, rezoning 16.3 acres near the northwest corner of La
Cañada Drive and Tangerine Road, from R1-144 to R1-7, including the use of the ESL modified review
process, subject to the conditions in Attachment 1, Exhibit “B," finding that the request is consistent with
the General Plan. 
 
OR
 
I MOVE to DENY Ordinance No. (O)15-07, finding that the proposed rezoning is not consistent with the
General Plan, specifically _________________.

Attachments
Attachment 1 - (O)15-07 Miller Ranch Rezoning
Attachment 2 - Application
Attachment 3 - 5/19/2015 Neighborhood Meeting Summary Notes
Attachment 4 - General Plan Map
Attachment 5 - Lot Layout from General Plan
Attachment 6 - Zoning Map
Attachment 7 - Existing Land Use
Attachment 8 - PZC Report
Attachment 9 - PZC Meeting Minutes
Attachment 10 - 7/28/14 and 10/29/14 Neighborhood Meeting Summary Notes
Attachment 11 - Protest Map
Attachment 12 - Letters of Objection
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ORDINANCE NO. (O)15-07

AN ORDINANCE OF THE TOWN OF ORO VALLEY, ARIZONA, 
APPROVING A REZONING REQUEST BY STACEY WEAKS OF 
NORRIS DESIGN FOR A 16.3 ACRE PROPERTY LOCATED NEAR THE 
NORTHWEST CORNER OF TANGERINE ROAD AND LA CAÑADA 
DRIVE TO BE REZONED FROM R1-144 TO R1-7 WITH CONDITIONS 
AND ALLOWING A FLEXIBLE DESIGN OPTION FOR A MODIFIED 
REVIEW PROCESS

WHEREAS, Stacey Weaks of Norris Design (the “Applicant”), applied for a rezoning
from R1-144 to R1-7 for a property located near the northwest corner of Tangerine Road and
La Cañada Drive, also known as Miller Ranch, see map of property as depicted on Exhibit 
“A” attached hereto; and

WHEREAS, the gross site of the proposed rezoning is 16.3 acres; and

WHEREAS, the current zoning of R1-144 allows one lot per 144,000 square feet; and

WHEREAS, the Applicant wishes to change the zoning to R1-7 to develop a 30 lot 
single-family residential subdivision with a minimum lot size of 10,000 sq. ft. along the east 
property line and 12,500 sq. ft. along the west property line; and

WHEREAS, the Application also requests a flexible design option enabled by the
Environmentally Sensitive Lands regulations: 1) modified review process; and

WHEREAS, the Applicant’s request for rezoning complies with the OVZCR; and

WHEREAS, the Applicant's request for rezoning complies with the applicable General
Plan requirements; and

WHEREAS, on February 3, 2015, the Planning & Zoning Commission recommended 
denial for rezoning the property from R1-144 to R1-7 and one flexible design option; and

WHEREAS, the Town Council has duly considered the Applicant’s request for rezoning of a
16.3 acre property located near the northwest corner of Tangerine Road and La
Cañada Drive.

NOW, THEREFORE BE IT ORDAINED by the Mayor and Council of the Town of
Oro Valley, Arizona that the rezoning and flexible design option requested by Stacey Weaks of 
Norris Design to a property located near the northwest corner of Tangerine Road and La Cañada 
Drive is hereby approved with the conditions attached hereto as Exhibit “B”.

NOW THEREFORE BE IT FURTHER ORDAINED that:
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1.   All Oro Valley ordinances, resolutions or motions and parts of ordinances, resolutions 
or motions of the Council in conflict with the provision of this Ordinance are hereby 
repealed.

2.   If any  section,  subsection,  sentence,  clause,  phrase  or  portion  of  this Ordinance is 
for any reason held to be invalid or unconstitutional by the decision of any court of  
competent jurisdiction, such decision shall not affect the validity of the remaining 
portions thereof.

PASSED AND ADOPTED by the Mayor and Council of the Town of Oro Valley, Arizona on 
this 2nd day of September, 2015.

TOWN OF ORO VALLEY

Dr. Satish I. Hiremath, Mayor

ATTEST: APPROVED AS TO FORM:

Julie K. Bower, Town Clerk Tobin Sidles, Legal Services Director

Date: Date: 
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EXHIBIT “A”

MAP OF PROPERTY

Taneerlne Road 
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EXHIBIT “B”

CONDITIONS OF APPROVAL

1. The proposed homes shall be restricted to eighteen (18’) feet, 1-story as depicted in 
Exhibit “B-1.”

2. To help screen the proposed development from the adjacent rural properties to the west, 
the following shall be achieved within the western landscape bufferyard:

a. The size of the proposed trees shall be 36” box or greater. 
b. The applicant shall install the following plants for every one-hundred (100) 

linear feet:
i. 5 trees

ii. 5 shrubs/cacti
iii. 10 accent plants

3. The applicant shall provide the following language in the deeds and future CC&R’s: 

The Residences at Miller Ranch property described herein is subject to all adjacent 
Agricultural and Ranching Uses allowed within the existing zoning district, specifically 
to the sights, sounds, smells, air quality, water use, animal use, hours of operation, etc., 
accompanying regular and customary agricultural and ranching uses now existing or 
which may exist in the future in the Suburban Residential zone district. Property owners 
waive any claim for nuisance or otherwise arising from regular and customary 
agricultural and ranching operations. Agricultural and ranching operations that are 
consistent with sound agricultural and ranching practices are declared reasonable and 
shall not constitute a nuisance. Agricultural and ranching operations that are in 
conformity with federal, state and local laws and regulations are presumed to be 
operating within sound agricultural and ranching practices.
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EXHIBIT “B-1”

1-STORY LOT RESTRICTION

TOT ..... 0f'E/I SPA.CE. U AC (39'110) 
ESl CRII(WASfi): l.~ AC ('MI) 

ESlRMA.1.6AC 
WASfi RESTORATION 

LOT RESTRICTION SUMMAA'( 
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Inventory and Analysis

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 Cañada Drive, and 
north of  Tangerine Road. See Exhibit 1-A.1, Regional Context, p. 2.

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

Source: Pima County GIS, June 2014
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Inventory and Analysis
Exhibit 1-A.2: Existing On-Site Land Uses

Source: Pima County GIS, June 2014

Tangerine Road

La
 Cañ

ad
a D

riv
e

The Residences at 
Miller Ranch Site

 Future Technology Park 
 & Commercial Center

Sunkist Road

Wash

ATTACHMENT 2



4

Inventory and Analysis

3. Contextual Information on Property within a 1/4 mile
The information in Table 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 Zoning1 Land Use2 Building Heights*

The 
Residences at 
Miller Ranch

Rezone 
Request 
from R1-
144 to 
R1-7

Currently Undeveloped; Medium Density Residential (MDR, 
2.1 – 5.0 DU/AC) 

NA

North, NW SR  Rural Low Density Residential (RLD, 0 - 0.3 DU/AC) 34’

East R1-144
R1-36
R1-20
T-P 

Low Density Residential (LDR, 0.4 - 1.2 DU/AC and 1.3 - 2.0 
DU/AC); Commerce/Office Park; Open Space; Significant 
Resource Area

18’ - 34’

SE R-4
R-6
C-1

Medium Density Residential (MDR, 2.1 - 5.0 DU/AC); High 
Density Residential (HDR, 5.0+ DU/AC); Public/Semi-Public

25’ or 2 stories

South R1-7 Medium Density Residential (MDR, 2.1 - 5.0 DU/AC); 
Significant Resource Area

25’ or 2 stories

SW R1-10 Medium Density Residential (MDR, 2.1 - 5.0 DU/AC) 25’ or 2 stories

West SR
R1-144

Rural Low Density Residential (RLD, 0 - 0.3 DU/AC) and Low 
Density Residential (LDR, 0.4 - 1.2 DU/AC)

18’ - 34’

1 PIMA COUNTY GIS JUNE 2014 2 ORO VALLEY 2005 GENERAL PLAN * AS PER TOWN OF ORO VALLEY ZONING CODE 

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

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

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

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

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

f. 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.

g. 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, LLC 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

I x L x 0.0023
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

Source: Pima County GIS; Arizona Department of Water Resources, July 2014
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Inventory and Analysis
Exhibit 1-B.1: Topography

Source: Pima County GIS, July 2014
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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 off-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.

2. 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 

ATTACHMENT 2



11The Residences at Miller Ranch August 2014 - Revised April 2015

Inventory and Analysis

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
Watershed OS-1 has a contributing area of 22.7-acres and a peak discharge of 133 cfs.
Watershed OS-2 has a contributing area of 1.4-acres and a peak discharge of 11 cfs.
Watershed OS-3 has a contributing area of 4.2-acres and a peak discharge of 31 cfs.
Watershed OS-4 has a contributing area of 3.6-acres and a peak discharge of 27 cfs.
Watershed OS-5 has a contributing area of 5.0-acres and a peak discharge of 37 cfs.
Watershed OS-6 has a contributing area of 5.6-acres and a peak discharge of 42 cfs.
Watershed 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 I.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 
Watershed 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 
for 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 off-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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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.1b, 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.

TABLE 1-D.1: COMMON PLANT SPECIES

Scientific Name Common Name Oro Valley Protected 
Native Plant List

Legal 
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  -   Plants regulated by the Arizona Native Plant Law
HR    -   Harvest Restricted
SR     -   Salvage Restricted
SA     -   Salvage Assessed
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Exhibit 1-D.1a: Vegetative Communities
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Exhibit 1-D.1b: Riparian Habitat
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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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Exhibit 1-D.3: On-Site Vegetative Densities

Source: Site Observation, April 2014
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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.1b, Status Definitions, 
p. 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 
foraging 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.1A: 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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TABLE 1-E.1B: STATUS DEFINITIONS

Agency Status Definition
FWS
(Fish and Wildlife Service, 
Federal US Status; 
Endangered Species Act, 
1973 as amended)

BGA: Bald and 
Golden Eagle 
Protection

Prohibits take of bald and golden eagles without prior USFWS 
permit.

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.

LE: Listed 
Endangered

Imminent jeopardy of extinction.

USFS (US Forest Service, US 
Department of Agriculture)

S: Sensitive Those taxa occurring on National Forests in Arizona which are 
considered sensitive by the Regional Forester.

BLM (US Bureau of 
Land Management, US 
Department of the Interior)

S: Sensitive Those taxa occurring on BLM Field Office Lands in Arizona 
which are considered sensitive by the Arizona State Office.

State - WSCA 
(Wildlife of Special Concern 
in Arizona, 1996 in prep, 
Arizona Game and Fish 
Department)

WCS: Wildlife 
of Special 
Concern in 
Arizona

Species whose occurrence in Arizona is or may be in jeopardy, 
or with known or perceived threats or population declines, as 
described by the Arizona Game and Fish Department’s listing of 
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).  

ATTACHMENT 2



26

Inventory and Analysis

Exhibit 1-E.1a: Lesser Long-Nosed Bat Habitat Model
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Exhibit 1-E.1b: Wildlife Corridors

Source: Pima County GIS, July 2014; *1
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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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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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Exhibit 1-E.2: Arizona Game and Fish Department Letter
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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 Table 1-F.1, Views onto Site, this page.

TABLE 1-F.1: VIEWS ONTO SITE

# View Anticipated Impact
1 From property north 

of site, looking south 
The majority of existing vegetation will remain along 
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 Cañada 
Drive, looking west

Some existing vegetation east of the site will be 
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 From Tangerine Road, 
looking north

Enhancement of the riparian area and  landscaping will 
screen the site’s southern most homes from Tangerine 
Road. 

4 From property west 
of site, looking east

An enhanced vegetation buffer will aid in screening 
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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Exhibit 1-F.1: Views onto Site
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Photo Locater Map

View onto the site looking west from La Cañada 
Drive at existing median break north of proposed 
access road.

The Residences at Miller Ranch
August 2014 - Revised April 2015

1 View onto the site looking west from La Cañada 
Drive at existing median break and proposed 
location of main entry access road.

2 View onto the site looking northwest from the 
intersection of two closest arterial streets, La 
Cañada Drive and Tangerine Road.

3

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

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

5 View onto the site looking southeast from 
residential properties located outside the site’s 
northwest corner.

6

Source: 
Site Observation

ATTACHMENT 2



Exhibit 1-F.3: Visual Impacts of Proposed Structures

LEGEND

Point of view

4

3

2 1

6

5

Inventory and Analysis

Photo Locater Map

The Residences at Miller Ranch
August 2014 - Revised April 2015

1

Source: 
Site Observation

2 3

4 5 6

Existing / Proposed Existing / Proposed Existing / Proposed

Existing / Proposed Existing / Proposed Existing / Proposed

ATTACHMENT 2



41The Residences at Miller Ranch August 2014 - Revised April 2015

Inventory and Analysis

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 Cañada 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 Cañada 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 Cañada 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 Cañada 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 
future. 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 Cañada 
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 Cañada Drive, Tangerine Road transitions into a two-lane, undivided cross 
section with unpaved shoulders for approximately ten miles before widening back to a 
four-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 Cañada 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 Cañada Drive and La Cholla Boulevard located to the west. See Table 
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 Cañada 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 Cañada Drive/Tangerine Road to currently operate at LOS 
C during the AM and PM peak periods.

TABLE 1-G.2A: EXISTING ARTERIAL STREETS WITHIN 1 MILE RADIUS

Road Class Cross-Section Ownership Speed Right 
of Way

Tangerine Road Urban 
Principal 
Arterial

Four Lane Divided with 
Paved Shoulder

Town of Oro Valley 45 mph 300’

La Cañada Drive Urban Minor 
Arterial

Four Lane Divided with 
Paved Shoulder 

Town of Oro Valley 45 mph 150’

La Cholla Boulevard Urban Minor 
Arterial

Two Lane Undivided 
with unpaved shoulder

Town of Oro Valley 45 mph 150’

SOURCE: FHWA, SITE OBSERVATION, JULY 2014                  TABLE PARAMETERS BASED UPON ROAD SEGMENTS CLOSEST TO SITE

Tangerine Road ADT = 18,900 (Year 2016)

La Cañada Drive ADT = 16,100 (Year 2016)

           TABLE 1-G.2B: EXISTING (2014) INTERSECTION OPERATIONS

Intersection
Existing (2014)

DELAY LOS
Tangerine Road / La Cañada Drive (S)
                                     AM Peak
                                     PM Peak

27.8                                    

27.9
C                                    

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 Cañada 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 Cañada Drive. There is currently no median 
along Tangerine Road west of La Cañada Drive with exception of along the left-hand 
turn lane at the intersection of the two roads. The intersection at La Cañada Drive and 
Tangerine Road is signalized.

Existing arterial intersections within a mile of the site include Tangerine Road and La 
Cañada 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 Cañada 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 Cañada 
Drive and Tangerine Road (east of La Cañada 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

No Scale

Source: Rick Engineering Company, August 2014
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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 Cañada 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 Cañada Drive.

ATTACHMENT 2



48

Inventory and Analysis

Exhibit 1-H.1: Parks, Recreation, & Trails
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I. Cultural/Archaeological/Historic Resources

1. Report of Available Site Information
See Exhibit 1-I.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.

ATTACHMENT 2



50

Inventory and Analysis
Exhibit 1-I.1: Cultural Resources
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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-J.1a, Schools within 1 Mile Radius, p. 52. 
Accessible from Tangerine Road, the school is located off 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-J.1b, Schools Serving the Area, p. 53.

K. Water
Water Service Provider:
Oro Valley Water Utility

11000 N. La Cañada 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. 
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Inventory and Analysis
Exhibit 1-J.1a: Schools within 1 Mile Radius
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Inventory and Analysis
Exhibit 1-J.1b: Schools Serving the Area
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Source: Pima County GIS, June 2014
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Inventory and Analysis
Exhibit 1-L.1: Sanitary Sewer Pipes & Structures
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Inventory and Analysis

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.

ATTACHMENT 2



56

Inventory and Analysis

Exhibit 1-M.1: Composite Map

Contour Interval: 2’

Tangerine Road

La
 Cañ

ad
a D

riv
e

Sunkist Road

LEGEND

Medium-Low Vegetative Density (26% - 50%)

Wash

Source: Pima County GIS & Rick Engineering Company, July 2014;
Site Observation, April 2014

Lesser Long-nosed Bat High Value Habitat

100-year Flood Limits

Undisturbed Wash

 Future Technology Park 
 & Commercial Center

ATTACHMENT 2



57The Residences at Miller Ranch August 2014 - Revised April 2015

Land Use Proposal

PART 2 - LAND USE PROPOSAL

A. Project Overview
Miller Ranch is located at the northwest corner of Tangerine Road and La Cañada 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 
Table 2-A, ESL Open Space, p. 58, for a summary of the open space for Miller Ranch. 

TABLE 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   1.6AC plus 1.5 AC Wash 
Restoration Area*

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 (RMA) 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, (ii) 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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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. 

2.  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 Cañada 
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 
future Technology Park and Commercial Center.  This transition is complemented by 
integrating enhanced vegetative buffers 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. 

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

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

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

5.  Areas to be Disturbed, Graded, and/or Revegetated
The extent of grading on the site is shown in Exhibit 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. 

6.  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 
runoff 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 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. Refer to Exhibit II.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.

2.  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-
off 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, off-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 off-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 
for 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 runoff 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 runoff 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 runoff 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.

ATTACHMENT 2



68

Land Use Proposal

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 buffer 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 
future 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 
buffers 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 off La Cañada 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

ATTACHMENT 2



75The Residences at Miller Ranch August 2014 - Revised April 2015

Land Use Proposal

TABLE 2-H.1: REQUIRED BUFFER YARDS

The Residences 
at Miller Ranch 

Boundary

Adjacent 
Property 
Zoning1

Provided Buffer Required Buffer2

Minimum 
Width

Plants per 
Linear 100’

Width Plants per Linear 
100’

West R1-144, SR 14’ 5 Trees, 5 Shrubs, 
10 Accents min.

10’ 4 Trees, 5 
Shrubs, 

10 Accents
North Street, SR 25’ * 5 Trees, 5 Shrubs, 

10 Accents min.
15’ N/A

East T-P, C-1 Varies 0’ N/A
1 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.
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Exhibit 2-H.1: Buffer Areas
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Source: Concept Plan, November 2014
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Land Use Proposal

The Residences at Miller Ranch
August 2014 - Revised April 2015
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I. 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 buffers 
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 buffers 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 Cañada 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.
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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 Cañada 
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-I.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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Sunkist Road

 MH 3890-09, P.N. G-2003-064
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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-O.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-O.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
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Exhibit 2-O.1: Letter from Oro Valley Water Utility
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Exhibit 2-O.1: Letter from Oro Valley Water Utility
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Miller Ranch Rezoning 
5/19/15 Neighborhood Meeting Summary  

Attachment 3 
 

 
1. Introduction and Welcome  

 
Meeting Facilitator Michael Spaeth, Senior Planner, introduced Oro Valley Staff Paul 
Keesler, DIS Director, and Rosevelt Arellano, Project Manager. 27 residents and 
interested parties attended the meeting. 

 
2. Staff Presentation 

 
Rosevelt Arellano, Project Manager, provided a presentation that included:  

 Rezoning process, including zoning incentives (i.e. modified review process) 
 Project history 
 Applicant’s proposed site plan revisions 

o New access 
o Increase minimum lot sizes 

 Review tools 
 Public participation opportunities 
 Next steps 

 
3. Applicant Presentation 

 
Stacey Weaks, Norris Design, provided a presentation that included: 

 History of the property 
 New access on La Cañada Drive 
 Increase minimum lot sizes from 8,000 and 10,000 sf. to 10,000 and 12,000 sf.  
 Site Plan design 

o Lot and street layout 
o Open space 
o Bufferyards 
o Recreation areas 

 
4. Public Questions and Comments  
 

 Neighbors supported the La Cañada Drive access and the new minimum lot sizes.   
 

 What and where is secondary access? 
o Secondary access is a locked gate used by emergency vehicle only. It is 

located on the north property line and on the south side of Sunkist Road. 
  

 One resident expressed concerns with vehicular traffic noise. 
 

 Staff provided information on why the original Sunkist Road access is a safer and 
preferred option. 
 

 Neighbors preferred a lesser number of homes and a density similar to the 
adjacent neighborhoods.  

 



 How much will the proposed homes cost? 
o The applicant stated that the cost is unknown at this time.  

 
 Neighbors expressed concerns with the proposed homes being architecturally 

compatible with the surrounding homes.   
 

 Can the general public access the adjacent wash? 
o Yes. 

 
 Will the project incorporate a screen wall along the north property line? 

o Yes. 
 

 How wide is the landscape buffer yard located along the north property line? 
o The applicant stated that the width of the buffer yard varies between 50’ 

and 100’. 
 

 How tall are the proposed trees located along the west property line? 
o The applicant stated that the information is unknown at this time.  

 
 Neighbors expressed concerns with the proposed trees obscuring the existing 

views from the west.   
 

 Is the internal roadway public or private? 
o The internal road and the adjacent access drive will be private streets. 

 
 Neighbors expressed interest in helping draft the proposed deed language 

related to informing future homeowners of the adjacent rural areas.  
 

 Who owns the subject property? 
o The property is owned by the Desco-Miller. 

 
 How bright are the exterior lights on the proposed homes? 

o The Planning Staff stated that the exterior lights are subject to the lighting 
provisions of the Zoning Code, and will be no brighter than the 
surrounding homes. 
 

 Neighbors expressed concerns with preserving the existing rural lifestyle.  
 

 Will the project have Covenants, Conditions and Restrictions (CC&R’s)? 
o Yes. 

 
 If the proposed rezoning is approved, when will the applicant begin construction? 

o The applicant stated in approximately eight (8) months. 
 

 Will the project incorporate street lights? 
o No.  

 
 What type of material will the proposed trail consist of? 

o Decomposed granite. 
 
 



 How tall is the proposed masonry wall located along the west property line? 
o Five (5’) feet tall.  

 
 Will there be street lights located along the entry road? 

o No. 
 

 One resident had concerns with the proposed bridge design used for the access 
road. 
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ATTACHMENT 8
PAD Amendment 
Planning and Zoning Commission Staff Report 

CASE NUMBER: 

MEETING DATE: 

AGENDA ITEM: 

STAFF CONTACT: 

Applicant: 

Request: 

Location: 

Recommendation: 

SUMMARY: 

OV914-006 Miller Ranch 

February 3, 2015 

2 

Rosevelt Arellano, Planner 
rarellano@orovalleyaz.gov (520) 229-4817 

Stacey Weaks, Norris Design 

Rezoning from R1-144 to R1-7 and two ESL flexible design 
options: 1) Modified review process 2) Reduced front lot 
setback 

Near the northwest corner of Tangerine Road and La Canada Drive 

Approval with conditions 

The applicant proposes to rezone a 16.3-acre property from R1-144 to R1-7 to develop a 
residential subdivision, located near the northwest corner of Tangerine Road and La 
Canada Drive. The request includes two flexible design options enabled by the 
Environmentally Sensitive Lands regulations: 1) modified review process and 2) reduced 
front building setbacks from 20' to 10'. 

The Tentative Development Plan (Attachment 2) proposes the following : 

• 37 lots with a minimum lot size of 10,000 sq. ft. along the west boundary and 8,000 
sq. ft. along the east boundary 

• Density: 2.3 homes per acre 
Use: Detached single-family hornes 

• Building height: 25',1 and 2-story 
• Open space along eastern and southern boundaries abutting future tech park 
• 14' wide landscape buffer yard along western boundary abutting rural lots 
• Passive and active recreation areas 
• One access point on Sunkist Road (north) 

BACKGROUND: 

Site Conditions 

• 16.3 acres 

2 
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• Property is vacant 
Land Use Context 

Page 2 of7 

The existing land use and zoning designations for the property and the surrounding area are 
summarized below and depicted on Attachments 3 and 4. 

LAND USE ZONING DESIGNATION 
SUBJECT PROPERTY Vacant R1-144 (Large Lot Residential) 
NORTH Single-family residential Pima County 

3-plus acre lots Suburban Ranch 
(Large Lot Residentia l) 

WEST Single-family residential Pima County 
3-plus acre lots Suburban Ranch and R1-144 

(Large Lot Residential) 

EAST Vacant T-P and C-1 
(future technology park) (Technology Park and 

Neighborhood Commercial) 
SOUTH Vacant C-1 

(future technology park) (Neighborhood Commercial) 

Approvals-To-Date 

In 2014, a Major General Plan Amendment was approved for Medium Density Residential 
(2.1 - 5.0 dulac.) with a maximum of 2.5 homes per acre. 

Proposed Zoning District 

The applicant proposes to rezone the property to R1-7 to develop a 37 lot single-family 
residential subdivision on 16.3 acres. 

DISCUSSION I ANALYSIS: 

Rezoning Analysis 

Rezoning applications are reviewed for conformance with the Zoning Code and General 
Plan. 

Zoning Code Analysis 

Rezoning applications are reviewed for conformance with specific development standards of 
the proposed zoning district. The applicant is proposing to rezone the property to R1-7 which 
permits medium density detached single-family residential developments. 

The proposed Tentative Development Plan (TOP) conforms to the development standards 
of the R1-7 zoning district. Please note, additional zoning and engineering standards will be 
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addressed during the Final Design Review process. The fo llowing standa rds are notable for 
this proposal: 

1. Site Access: The TOP depicts one access point on Sunkist Road which is located 
on the north side of the property. The fo llowing is a list of pros and cons for this 
access pOint. 

Pros 
• Sun kist Road is a public roadway which allows left turn and right turn 

movement from La Canada Drive to the property. 
• Sunkist Road was already planned to be improved as part of an adjacent 

subdivision. 
• Does not mix residential and commercial traffic as previously proposed during 

the General Plan process. 
• Improving Sunkist Road wi ll create legal access for those motorists currently 

using an unimproved access point onto La Canada Drive. 

Cons 
• The proposed access will create vehicle headlight pollution into the adjoining 

property to the north. A condition has been added requiring adequate 
screening for vehicle head lights. This condition requires a wa ll , berm and / or 
landscaping to be installed on the north side of Sunkist at the project entry to 
shield lights from vehicles exiting the development. 

• The improvement of Sunkist Road will create additional traffic frorn th is 
subd ivision , which can change the rural characteristics of the surrounding 
area. 

2. Building Height: Building heights are limited to twenty-five (25') and two-stories. 

3. Neighborhood Compatibility: The proposed R1 -7 zoning is in compliance with the 
Mediurn Density Residential designation on the General Plan Map and would 
serve as an appropriate land use t ransi tion from lower intensity residential land 
uses to the east and future technology park to the west. 

The proposed site design includes larger lots (10,000 sq. ft.) abutting rural lots to 
the west, and smaller lots (8,000 sq. ft.) abutting open space and a future 
technology park to the east as represented during the Major General Plan 
Amendment case . This helps transition the proposed residentia l development to 
the lower densities to the north and west. 

Flexible Design Options 

The Environmentally Sensitive Lands requirements enable the use of incentives , or flexible 
design options, for conservation subdivision design, subject to Town Council approval. The 
intent of the incentives is to encourage the preservation of additional natural open space while 
ensuring the appl icant is able to develop the same number of lots as permitted under the base 
zoning district. The flexible design options are available to property when ESOS is appl ied to 
twenty-five (25%) or more of the property. The applicant's proposal provides approximately 
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forty (40%) percent ESOS. A discussion of the flexible design options requested by the 
applicant is provided below: 

1. Modified Review Process: The Environmentally Sensitive Lands (ESL) zoning 
regulations provide for a modified review process at Town Council's discretion for 
rezoning applications. If enabled, it allows for administrative review and approval 
of a site plan , provided it conforms to the rezoning-related Tentative Development 
Plan. This provision and other incentives are intended as an additional benefit for 
conserving open space. 

The applicant has requested use of the mod ified review process and this request 
will be considered by Town Council in conjunction with this rezoning case . The 
recommendation section of this report includes a recommendation to Town 
Council on the use of this modified review process. This process heightens the 
importance of the review and consideration of the Tentative Development Plan 
(TOP) during the Planning and Zoning Commission's public hearing. 

2. Front Setback Reduction: The TOP depicts a Conservation Subdivision Design 
utilizing a building setback reduction incentive. As a result of the reduced setback, 
the applicant is requesting the following building setback reduction: 

o Front setback red uction from 20' to 10' 

The reduced setback shall not resu lt in on-lot driveway lengths that are less than 
twenty (20') feet, per Section 27.1 0.F.2.iii.a.2 and therefore the use of side entry 
or staggered garage setbacks may be required to meet this standard. 

Environmentally Sensitive Lands (ESL) 

Conservation Categories (Biologically Based) 

The riparian area traversing the site is designated Critical Resource Area (CRA) on the 
Town's Environmentally Sensitive Land s Planning Map. This area requires ninety-five (95%) 
percent Environmentally Sensitive Open Space (ESOS) conservation. The project conserves 
ninety-five (95%) percent of the Critical Resource Area as ESOS, consistent with the 
minimum requirement. The remainder of the site is designated Resource Management Area 
Tier 2 and requires twenty-five (25%) percent ESOS conservation. In combination with a 
proposed wash restoration credit of fifteen (15%) percent, the project conserves twenty-five 
(25%) percent of this conservation category as ESOS. 

Conservation Categories (Non-biologically Based) 

The applicant has submilted a leiter from the Arizona State Museum (ASM) indicating that 
the property has been surveyed and no cultural resources have been identified on the site. 

General Plan Analysis 
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The proposed density of 2.26 homes per acre is below the density maximum of 2.5 
homes per acre established under the Major General Plan Amendment case in 2014. 

The applicant's proposal has been reviewed for conformance with the Vision, Goals and 
Policies of the General Plan. The most notable goals and policies are shown in italics 
followed by staff commentary, are discussed below: 

General Plan Vision 

To be a well planned community that uses its resources to balance the needs of 
today against the potential impacts to future generations. Oro Valley's lifestyle is 
defined by the highest standard of environmental integrity, education, infrastructure, 
services, and public safety. It is a community of people working together to create 
the Town's future with a government that is responsive to residents and ensures the 
long-term financial stability of the Town. 

Staff Commentary: The Vision Statement from the General Plan emphasizes the need to 
carefully balance land use decisions which respond to current conditions, against the long 
term impact to the community. The proposed rezoning to R1-7 will provide for nearby 
housing for employees within the adjacent technology park and other nearby employment 
areas, which supports the socio-economic goals expressed in the Vision Statement. 

General Plan Policies 

The application has been reviewed against notable General Plan goals and policies as 
follows: 

Policy 1.1.1 The Town shall promote clustering of development to protect 
environmentally sensitive areas and to preserve significant, passive 
use, natural open space with residential neighborhoods. 

Staff Commentary: The proposed TDP utilizes the Conservation Subdivision Design 
incentive which enables a front setback reduction and the conservation of the adjacent 
wash. The applicant's proposal is in conformance with the General Plan Policy. 

Policy 1.1.3 The Town shall continue to avoid development encroachment into 
washes, riparian areas, designated natural open space and 
environmentally sensitive lands. 

Staff Commentary: The applicant's proposal seeks to protect and restore the adjacent wash 
located along the eastern and southern boundaries. The proposed TDP meets the ESL 
regulations by co nserving ninety five (95%) percent of the Critical Resource Areas (wash 
corridors) , and twenty five (25%) percent of the Resource Management Area (balance of the 
property) in natural open space. The applicant's proposal is in conformance with the 
General Plan Policy. 

Policy 7.1. 1 The Town shall continue to strive to protect the integrity and aesthetic 
context of existing neighborhoods through the use of appropriate 
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buffers or other means of land use transition between incompatible 
uses. 

Staff Commentary: Transition between the rural residential area and the future technology 
park is needed. Residential development of the property wi ll provide a compatible land use 
transition between the planned employmenUcommercial uses to the south and east and the 
rural residentia l uses to the north and west. 

Engineering 

The Site Analysis addresses issues related to drainage and traffic as follows: 

Drainage: 

• The proposed development will be designed so that post-developed drainage 
conditions are consistent with pre-developed conditions in accordance with Town 
requirements. 

• The project wi ll comply with the requirements of the Town of Oro Valley Drainage 
Criteria. 

Traffic: 

• A traffic impact analysis was provided with the Site Analysis to evaluate the effect of 
additional traffic on surrounding roadways. 

• One pOint of ingresslegress is proposed onto La Canada Drive. 
• The proposed access is achieved through the improvement of Sun kist Road from 

the property frontage of the development to La Canada Dr. 
• There is an existing median opening and left turn lane at the intersection of La 

Canada Drive and Sunkist Road. 
• The anticipated volume of traffic generated by this development is low and 

therefore wi ll not have a noticeable impact on the surrounding roadway network. 
• If the rezoning request is successful, the final analysis of drainage and traffic 

impacts will be evaluated during the site plan review process. 

PUBLIC PARTICIPATION: 

Summary of Public Notice 

Public notice has been provided: 

• Notification of all property owners within 600 feet and extended area 
• Homeowners Association mailing 
• Advertisement in The Daily Territorial newspaper 
• Post on property 
• Post at Town Hall and on website 

Neighborhood Meetings 
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Two neighborhood meeting were held on July 28th and October 29th. At the first meeting , 3 
residents attended the meeting and 8 residents attended the second meeting. A copy of the 
neighborhood meeting summary notes are included as Attachment 5. 

RECOMMENDATION: 

Based on the finding that the proposed rezoning is consistent with the General Plan, it is 
recommended that the Planning and Zoning Commission take the following action: 

Recommend to Town Council approval of the rezoning and ESL Flexible Design Options, 
subject to the conditions in Attachment 1. 

SUGGESTED MOTIONS: 

I move to recommend approval of the Miller Ranch Rezoning from R1-144 to R1-7, including 
the use of ESL's Flexible Design Options for a modified review process and front setback 
reduction from 20' to 10', based on the finding that the request is consistent with the General 
Plan, subject to the conditions in Attachment 1. 

OR 

I move to recommend denial of the Miller Ranch Rezoning from R1-144 to R1-7, based on 
the finding that the request is not consistent with the General Plan, specifically 

ATTACHMENTS: 

1. Conditions of Approval 
2. Applicant Submittal 
3. Location Map 
4. Zoning Map 
5. Neighborhood Meeting Summary Notes 

Bayer Vella, Planning Division Manager 
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Planning Conditions 

Miller Ranch Rezoning 
OV 914-006 

Conditions of Approval 
Attachment 1 

1. The applicant shall provide landscaping, screen wall or berm or other acceptable 
method along the north right of way line of Sunkist Road to shield vehicle headlight 
pollution into the adjacent property to the north. 

Engineering Conditions 

1. During the Site Plan Process, modifications to the alignment of Sunkist Road may be 
required to provide adequate clear-zones and drainage access within the right-of
way. 

2. Sun kist Road shall be constructed from La Canada Drive to the western property 
line of the development prior to final inspection for any residence. Sunkist Road 
improvements shall include construction of sidewalk along the south side of the 
street for the entire length of the improved Sunkist Road. 



MINUTES
ORO VALLEY PLANNING AND ZONING COMMISSION

REGULAR SESSION
AMENDED AGENDA

February 3, 2015 
ORO VALLEY COUNCIL CHAMBERS

11000 N. LA CANADA DRIVE

REGULAR SESSION AT OR AFTER 6:00 PM 

CALL TO ORDER

Chairman Rodman called the February 3, 2015 regular session of the Oro Valley 
Planning and Zoning Commission meeting to order at 6:00 PM.

ROLL CALL

PRESENT: Bill Rodman, Chairman 
Bill Leedy, Vice-Chair 
Greg Hitt, Commissioner 
Frank Pitts, Commissioner 
Melanie Barrett, Commissioner
Charlie Hurt, Commissioner 

EXCUSED: Tom Drazazgowski, Commissioner 

ALSO PRESENT:

Joe Hornat, Council Member
Lou Waters, Vice-Mayor
Joe Andrews, Chief Civil Deputy Attorney

PLEDGE OF ALLEGIANCE

Chairman Rodman led the Planning and Zoning Commission members and audience in 
the Pledge of Allegiance.

CALL TO AUDIENCE 

There were no speaker request.

COUNCIL LIAISON COMMENTS

February 3, 2015 Planning and Zoning Commission  Page 1 of 7 
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1. COUNCIL LIAISON UPDATE

Council Member Hornat updated the Planning and Zoning Commission and audience 
on the following:

- Senior Care codes have been continued
- Accelerator location has changed
- Ventana has a 25,000 foot expansion planned
- El Conquistador Country Club purchase was approved by Town Council
- Kai Property North was approved by Town Council
- Nakoma Sky was approved by Town Council
- 1/2 percent sales tax dedicated to the El Conquistador Country Club purchase was 
approved by Town Council
- Conditional Use Permit for Caliber Collision will be heard by Town Council on 
February 4th 
- Environmentally Sensitive Land Ordinance was removed from the February 4th Town 
Council agenda
- Court case pending for the petitions on the purchase of the El Conquistador Country 
Club

2. DISCUSSION ITEM: SELF INTRODUCTION OF PLANNING AND ZONING 
COMMISSION MEMBERS. THIS IS AN OPPORTUNITY FOR 
COMMISSIONERS TO INTRODUCE THEMSELVES TO THE COMMUNITY AND 
EACH OTHER.

Each of the Planning and Zoning Commissioners gave a brief introduction and 
background on themselves.

REGULAR AGENDA

1. REVIEW AND/OR APPROVAL OF THE JANUARY 6, 2015 REGULAR 
SESSION MEETING MINUTES

MOTION: A motion was made by Vice-Chair Leedy and seconded by Commissioner 
Hitt to approve the January 6, 2015 Regular Session meeting minutes 

MOTION carried, 6-0. 

*2. PUBLIC HEARING: REQUEST TO REZONE A 16.3 ACRE PROPERTY 
LOCATED WEST OF THE NORTHWEST CORNER OF TANGERINE ROAD AND LA 
CANADA DRIVE FROM R1-144 TO R1-7 AND APPROVE TWO ESL FLEXIBLE 
DESIGN OPTIONS RELATED TO MODIFIED REVIEW PROCESS AND REDUCED 
FRONT BUILDING SETBACKS, OV914-006
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Chad Daines, Principal Planner, presented the following:

- Requests
- Project Overview
- Zoning Map
- Background
- 2014 General Plan Amendment
- Rezoning Request
- Flexible Design Options
- Environmentally Sensitive Lands 
- Access Map
- Public Participation
- General Plan
- Recommendation

David Laws, Permitting Manager, responded to a question from the Commission in 
regards to drainage.

Stacey Weaks, Norris Design, representing the applicant, presented the following:

- Vicinity Map
- Approved Development Plan
- Approved General Plan Amendment
- Rezoning Application
- Development Patterns 
- Residential Master Plan
- Planning Elements
- Viewshed Study 
- Sunkist Road
- Front Building Setback
- Rezoning Overview

James Hardman, Desco Southwest, responded to a question from the Commission in 
regard to the time line for the proposed technology park.

Chairman Rodman opened the public hearing.

Greg Patchen, non Oro Valley resident, commented that this in an unacceptable 
encroachment of Sunkist Road between La Cholla and La Canada. Mr. Patchen would 
like to know the background and history of the applicant in building of subdivisions, 
maintaining habitat and being rigorous and conscientious about following through with 
their commitments to the officials of the Town. Speaking of hydraulics and the wash, 
there is an inlet side and an outlet side to culverts and the detention basins that Mr.
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Laws is speaking about would be one big very ugly concrete device and would need
multiple inlets on the north side of Tangerine Road to channelize the water velocity 
safely. There is a lot of equestrian activity on Sunkist Road and the traffic volumes will
be a problem.

Barbara Benedict, Oro Valley resident, requested the proposed project revert back to 
the vision of the General Plan. Ms. Benedict suggested that this rezoning be denied 
based on inconsistency with the overall vision of the General Plan. The Town vision 
points to a well planned community that uses its resources to balance the needs of 
today against the needs of future generations. At the neighborhood meetings open 
space was the discussion and mixing one and two stories. She doesn't see this in the 
proposed project. She doesn't understand the rush and suggested placing a 
moratorium on any housing such as the one being proposed.

Chuck Boreson, non-resident, stated that the County has maintained most of the dirt 
portion of the road. There is a portion of the dirt road that is a private easement that is 
not maintained by the County. Should this project be approved, who will maintain and 
be held liable for the new paved road?

Pat McGowan, non-resident, expressed his concern with the light pollution that will be 
reflected into his home. The proposed project affects their rural lifestyle, which 
includes: horses, neighbors riding horses, kids on quads, and kids on bikes. Mr. 
McGowan just can't see where the proposed project is consistent with the area. There 
has been discussion about the wash being beat up; the wash is beautiful.

Sarah McGowan, non-resident, asked the Commission to deny the proposed project for 
the 16-acre parcel of Miller Ranch and the proposed entry way. When they bought their 
home they were told the 16-acres directly south of them would remain as intended, 
suburban ranch. The building of 37 homes is inconsistent with the surrounding large 
parcels and does nothing to restore the land that the applicant has said has been 
depleted by ranching in the past. Ms. McGowan does not see how building homes, 
driveways, roads, streetlights, etc. restores this open space or riparian area. That 
parcel of land is home to deer, coyotes, bobcats, quails and many other indigenous
forms of life and the building of these homes would not be in the name of 
conservation. The burden of this neighborhood should not fall squarely on the 
shoulders of the current residents along Sunkist Road. The burden of this should be the 
sole responsibility of Oro Valley.

Susann Duperra, non-resident, stated that the building density is 2.3 homes per acre.  
The reality is it more like 4.4 - 5.5 houses per acre. There are areas that the developer 
cannot legally build on. The reality is that the proposed project is not medium 
density, it's more like high density. Ms. Duperra raises livestock (sheep and 
goats). Her lifestyle is not compatible with these homes. What kind of complaints is 
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she going to be receiving on a regular basis? There should be some assurance that the 
property values will be maintained and not destroyed by a small community that is 
zoned high density.

Amber Peterman, non-resident, stated she maintains the dirt road with her red 
tractor. Sunkist Road is a rural community and is asking the Commission to deny the 
proposal.

Nolan Reidhead, non-resident, commented that prior to living on Sunkist Road he lived 
in Oro Valley and is aware of clustering of homes and the amount of traffic that is 
generated from subdivisions. Mr. Reidhead is concerned with the traffic on Sunkist 
Road and La Canada, as well as no sidewalks, equine traffic and the bus stop on 
Sunkist Road with children walking home. Without the ability to maintain traffic with 
sidewalks and other areas, this is a big concern. Mr. Reidhead went on to comment 
that there is no need for the tech park with other parks empty nearby and is asking the 
Commission to deny the proposal.

Richard Paquette, non-resident, commented that Sunkist Road is not maintained by 
Pima County. Sunkist Road is paved half way because the residents paid to have the 
road improved and paved. The net result is the community makes repairs to the road 
and keeps the road maintained. What are the residents supposed to do with increased 
traffic with the 37 proposed homes? This is a 144% increase in traffic flow through an 
area that has no physical means of support. Mr. Paquette strongly recommends that 
an environmental survey be done on this proposal.

Adelina Kempner, Oro Valley resident, commented that the gate on Sunkist Road was 
removed about four years ago that stopped thru traffic. Ms. Kempner stated that the 
discussion to have only one ingress and egress to the development on Sunkist Road 
should not be left to an accelerated modified review process. The developer knew all 
along that the proposed project was a narrow skinny development and knew about the 
challenges of egress and ingress off Tangerine now suddenly a revelation that Sunkist 
Road is the ingress and egress and should be implemented. After all the major reviews,
the ingress and egress through Tangerine Road has been deleted entirely and the 
access to the residential development has been switched to Sunkist Road. This is a 
significant change done without the proper review done for impact upon the 
neighborhood. A neighborhood meeting after the major review milestones have passed 
is not adequate to protect the public's interest. The impact of the ingress and egress 
off of Sunkist Road was never part of the earlier public record and discussion and the 
screening mechanisms in place to protect the interest of neighbors have effectively 
been bypassed. You can never know the long term impact of opening up Sunkist Road 
because this analysis has never received due process. Mr. Kempner respectively 
asked the Planning and Zoning Commission to reject the ingress and egress on Sunkist 
Road.
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Chairman Rodman closed the public hearing.

David Laws, Permitting Manager, responded to the access to and from the proposed 
property.

MOTION: A motion was made by Vice-Chair Leedy and seconded by Commissioner 
Pitts to recommend denial of the Miller Ranch Rezoning from R1-144 to R1-7, based on 
the finding that the request is not consistent with the General Plan, specifically on the 
determination with respect to compatibility of the proposed project with areas 
surrounding especially to the north and west. 

MOTION carried, 6-0. 

3. YOUR VOICE, OUR FUTURE PROJECT UPDATE AND REVIEW OF 
COMMITTEE PROGRESS

Elisa Hamblin, Senior Planner, presented the following:

Your Voice Our Future Project
The General Plan
Who is responsible?
The Public Participation Plan
How to make it happen
Project schedule
Phone Survey
A Sound Phone Survey
Elements Enjoyed Most About Living in Oro Valley
Elements Enjoyed Least About Living in Oro Valley
Biggest Challenges Facing Oro Valley in the next ten years
Importance of various qualities that might describe Oro Valley's future
Key Values Confirmation
Methods of Engagement
Media Coverage and Publicity
Community Events
Online Participation
Survey Methods
Survey Results
Vision and Guiding Principles
Oro Valley's Vision
Guiding Principles
Tracking and Progress
Committee Formation
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Committee Work
Committee Challenges
The Workbook
Continued Outreach
Next Steps
Get Involved

4. YOUR VOICE, OUR FUTURE PLANNING AND ZONING COMMISSION 
LIAISON UPDATE

Commissioner Leedy gave an overview of the Your Voice Our Future update:

- Impressed by the extraordinary amount of outreach that the Town has engaged in 
trying to get the community involved
- Ms. Hamblin is doing a terrific job and likes the way she directs the meetings and 
works with a broad variety of opinions
- A couple of different committees, exploring what constitutes a major general plan 
amendment and what constitutes a minor general plan amendment and what is the 
criteria that must be satisfied to achieve each of these.
- Zoning Code says something different than what the general plan states
- Challenges we face are the very fundamental subject of whether or not the general 
plan should be prescriptive or general 
- Guiding principle that in the end it is going to guide or narrow the focus of this activity 
with two limiting factors: authority and capacity

PLANNING UPDATE (INFORMATIONAL ONLY)

Chad Daines, Principal Planner, presented the following Planning Update:

- Town Council agenda for February 4th
- Upcoming neighborhood meetings

ADJOURNMENT

MOTION: A motion was made by Vice-Chair Leedy and seconded by Commissioner 
Hitt to adjourn the February 3, 2015, Planning and Zoning Commission meeting at 8:47 
PM. 

MOTION carried, 6-0.
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ATTACHMENT 10Neighborhood Meeting Summary 
Miller Ranch Rezoning 

July 28, 2014 
6:00 - 7:30 

1. Introductions and Welcome 

Meeting Facilitator Bayer Vella, Interim Planning Manager, introduced the Oro Valley Staff Paul Keesler, DIS Director, and 
Rosevelt Arellano, Project Manager. Three residents and interested parties attended the meeting, including Council 
Members Hornat and Zinkin. 

2. Staff Presentation 

Rosevelt Arellano, Project Manager, provided a presentation that included: 
• Rezoning process, including modified review 
• Project history 
• Review tools 
• Public participation opportunities 
• Next steps 

3. Applicant Presentation 

Stacey Weaks, Principal Planner, provided a presentation that included: 
• History of the property 
• Site Plan design 

o Lot and street layout 
o Access 
o Open space 
o Bufferyards 
o Recreation areas 

• Images of proposed viewsheds 

4. Public Questions and Comments 

• What is secondary access? 
o Secondary access is a locked gate used by emergency vehicles only. 

• Where is the main entrance and secondary access? 
o The main entrance is along La Canada Drive, and the secondary access is along Sunkist Drive. 

• Will the proposed subdivision be gated? 
o Yes. 

• Can the proposed subdivision be accessed from the future tech park located along the east side of the property? 
o Yes. 

• What is the proposed building height? 
o 25', two-story 

• Who is the water provider? 
o Town of Oro Valley 

• Can the property be accessed from Sunkist Drive? 
o No, Sunkist Drive is a private easement that does not allow legal access into the proposed development. 

• Neighbors would like to see Sunkist Drive improved and used as the main entrance into the proposed 
subdivision. 

5. Next Steps 

• The next steps include: 
o Formal appl ication 
o Staff review 
o Planning and Zoning Commission Public Hearing 
o Town Council Public Hearing 

Meeting dates will be posted on the Town website (www.orovalleyaz.gov) and notices will be mailed to residents wi thin 
the notification area and all individuals who signed the sign-in sheet at the meeting. 

For more information , please contact Rosevelt Arellano , Planner, at (520) 229-4817 or rarellano@orovalleyaz .gov. 
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1. Introductions and Welcome 

Neighborhood Meeting Summary 
Miller Ranch Rezoning 

October 29, 2014 
6:00 - 7:30 

Meeting Facilitator Matt Michels, Senior Planner, introduced the Oro Valley Staff Paul Kessler, DIS Director, and Rosevelt 
Arellano, Project Manager. Eight residents and interested parties attended the meeting. 

2. Staff Presentation 

Rosevelt Arellano, Project Manager, provided a presentation that included: 
• Rezoning process, including zoning incentives (Le. modified review process and reduced building setbacks) 
• Project history 
• Exist ing and future access 
• Review tools 
• Public participation opportunities 
• Next steps 

3. Applicant Presentation 

Slacey Weaks, Norris Design, provided a presentation that included: 
• History of the property 
• New access on Sunkist Drive 
• Site Plan design 

o Lot and street layout 
o Open space 
o Buffer yards 
o Recreation areas 

• Images of proposed viewsheds 

4. Public Questions and Comments 

• One resident had a concern with access being finalized during the rezoning process and not the General Plan 
Amendment process. 

• Can motorists access the adjacent technology park from Sunkist Drive (north)? 
o No. Only emergency veh icles can access the technology park from Sunkist Drive. 

• Neighbors expressed concerns with the response time of emergency vehicles, because the proposed site plan 
showed one driveway entrance. 

o The applicant stated that the proposed homes are required to have a sprinkler system and the Golder 
Ranch Fire District is requ ired to approve their site plan design. 

• Will the Town pave Sunkist Drive if the appl icant does not move forward with the proposed development? 
o No. The Town's current capital improvement program does not include paving Sunkist Drive. 

• Will the Town require a bridge over the existing wash if access is proposed from Tangerine Road? 
o Yes. 

• Will the proposed developmenl create drainage problems? 
o No. The proposed development is required to meet the Town's adopted drainage provisions and therefore 

no future drainage problems are expected. 

• Why is access on Sunkist Drive better than using the existing curb cuts along La Canada Drive? 
o The applicant stated that access through the existing curb cuts created conflicts wi th their approved plans 

for the adjacent technology park. 

• Where are the proposed utility lines? 
o The applicant responded as follows: 

• Sewer: South property line 
Water: North property line from La Canada Drive 
Electric: To be determined by Tucson Electric Power 
Gas: Easl property line 
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• Will the applicant remove the existing overhead power lines located along the west property line? 

o The applicant stated that the existing power lines are proposed to be relocated underground with the 
electric company's approval. 

• When will the adjacent technology park be developed? 
o The applicant stated that they do not have a timeframe for development. 

5, Next Steps 

• The next steps include: 
o Revised application submittal 
o Staff review 
o Planning and Zoning Commission Public Hearing 
o Town Council Public Hearing 

Meeting dates will be posted on the Town website (www.orovalleyaz.gov) and notices will be mailed to residents within 
the notification area and all individuals who signed the sign-in sheet at the meeting. 

For more information, please contact Rosevelt Arellano, Planner, at (520) 229-4817 or rarellano@orovalleyaz.qov. 
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Attachment 12

Date: 

Town of Oro Valley 

Rosevelt Arel lano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case N umber: OV914-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Canada Drive and 
Tangerine Road from R 1- 144 to R 1-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

L Dav! dR. . .LorE Z: , protest the rezoning of the 
Miller Ranch property OV914-00610cated near the northwest corner of La Canada Drive 
and Tangerine Road. I am an adjo ining property owner and I am filing a fonnal protest 
of the rezoning of this property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely. 

Name: -\=::~~2~~:::j 

Address: 12:3 50 

Date: ,1 , N t: 0', J 0 )S 



Date: 

Town o[Oro Valley 

Roseve lt Arell ano rarell ano@orovalleyaz.gov 
Bayer Vella bve lla@orova ll eyaz.gov 

Sub ject: Town o[Oro Valley Case Number: OV9 14-006 
Project tit le: Rezoning 16.3 ac res near the northwest comer of La Canada Drive and 
Tangerine Road from R 1-144 to R 1-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

I, n?a!<.;' (/. 0 LOPE t. , protest the rezoning of the 
Mi ller Ranch property OV9 14-00610cated near the n011hwest comer of La Cafiada Drive 
and Tangerine Road. I am an adjoining property owner and I am fi ling a formal protest 
of the rezoning of th is property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely. 

Address: /~3 50 N, Sunk/st SfO"t1(:J S PI.. Tucson /1l 85155 



Date: 

Town orOro Valley 

Rosevelt Arellano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case Number: OV914-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Canada Drive and 
Tangerine Road from R 1-144 to R 1-7 and approving one ESL Flexible Design Option for 
a Modi tied Review Process. 

I. 15d~ I-I- LA:} N T&-(L . protest the rezoning of the Miller 
Ran~h property OV9 14-006 located near the northwest corner of La Canada Drive and 
Tangerine Road. I am an adjoining property owner and [ am fi ling a formal protest of the 
rezoning of th is property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely. 

Name: Edward H. Winter 

Address: 12300 N Sunkist Springs PI. Tucson AZ 85755 



Dale: 

Town o[Oro Val ley 

Rosevelt Are llano rarellano@oroval leyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town o[Oro Va lley Case Num ber: OV9l4-006 
Project title: Rezoning 16.3 acres near the northwest co rner of La Canada Drive and 
Tangerine Road from R I-1 44 to RI -7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

, protest the rezoning of the Miller 
Ranch property OV9 14-006 10cated near the n0l1hwest corner of La Canada Drive and 
Tangerine Road. I am an adjoi ning property owner and I am filing a formal protest of the 
rezoni ng of thi s property. 

The proposed rezon ing is incompatible wi lh the adjacent rural and low density zoning. 

Sincerely. 

Address : 12250 N Sunkist Springs PI , Tucson AZ 85755 

Date: ~-~- ,,:;: 



Date: 

Town of Oro Valley 

Rosevelt Arellano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case Number: OV9l4-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Canada Drive and 
Tangerine Road from R1-l44 to RI-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

'IrL I r ,/-' ~ I, v.u.... \S' , protest the rezoning of the Miller Ranch property 
OV914-006 located near the northwest comer of La Canada Drive and Tangerine Road. 
I am an adjoining property owner and I am filing a formal protest of the rezoning of thi s 
property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely, ___ ._ ... ___ ... ____ ---::= -------- - - -,.....---, -.- -==-
~~,-

Name: Robert Gin 

Address: 1550 W Tangerine Rd, Oro Valley AZ 85755 

G/s/rj 
Date: June ________ _ 



Date: 

Town of Oro Valley 

Rosevelt Arellano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case Number: OV914-006 
Project title: Rezoning 16.3 acres near the northwest comer of La Canada Drive and 
Tangerine Road from RI-I44 to RI-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

I, /?tI!:,cM I-I t: 'W ,protest the rezoning of the Miller Ranch property 
OV914-00610cated near the northwest comer of La Canada Drive and Tangerine Road. 
I am an adjoining property owner and I am filing a formal protest of the rezoning of this 
property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely, 

Name: Rebekah P Tan 

Address: 1550 W Tangerine Rd, Oro Valley AZ 85755 

Date: June ~3~_Zo __ 15_~ __ _ 



Date: 

Town of Oro Valley 

Rosevelt Arel lano rarell ano@oroval leyaz.gov 
Bayer Ve ll a bvell a@oro va lleyaz.gov 

Subject: Town of Oro Valley Case N umber: OV9 14-006 
Project titl e: Rezon ing 16.3 acres near the northwest corner of La Canada Dri ve and 
Tangerine Road fro m RI-144 to R I-7 and approving one ESL Flexib le Design Option for 
a Modified Review Process. 

I, Sa V-<'t h M, 'N\L 60~CL~1 , protest the rezoning of the 
Mi ll er Ranch property OV9 14-006 10cated near the northwest co rner of La Caf\ada Drive 
and Tangerine Road. 1 am an adjoin ing property owner and 1 am filing a formal protest 
of the rezon ing of thi s property. 

The proposed rezo~ling is inc~ll~ati~ with the adjace nt rural and low density zoning. 

Sincere ly. dn~~ 

Address: 1450 W Sunkist Rd 



Date: 

Town of Oro Valley 

Rosevell Arellano rarellano@oroval leyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town 0[01'0 Valley Case Number: OV9 14-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Canada Drive and 
Tangerine Road from R 1-144 to R 1-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

I. Rtc, c.k. 'f. H Co "0 W G\. " , protest the rezoning of the 
Miller Ranch property OV914-006 located near the northwest corner of La Canada Drive 
and Tangerine Road. I am an adjoining property owner and I am filing a formal protest 
of the rezoning of this property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

SinCerelY~ ~. 'M.'Ji-

Name: ':\>6Ift\c..K E. M C. GoWCt(\ 

Il{t;o \,..tJ. SU.N~IS·t- (2.t> . '\\.4C c..(M.J( 1\ l... ~s;')sS" 

Address: 1450 W Sunkist Rd 

Date: (p - B ~ f S 



Arellano, Rosevelt 

From: 
Sent: 
To: 
Cc: 

Subject: 

G. Matthew Patchen <gmpatchen@gmail.com> 
Monday, June 08, 2015 7:51 AM 
A Kempner 
SARAH MC GOWAN; Susann Duperret; drlopez57@gmail.com; Hank Winter; Scott Christy; 
apeterman@fairwaymc.com; Rick Paquette ; Charles Boreson; bekaht@yahoo.com; 
jenine.roach@novahomeloans.com; Diane Judge; Arellano, Rosevelt 
Re: Flies and coming to the nuisance 

Adelina-thanks for digging this up. In the matter of Miller Ranch it is not dispositive, as I read it. 

However, I did go Boomer v. Atlantic Cement Company, a New York case involving development around a 
cement plant, which had cost $45,000,000 to construct at a previous time. The court ruled the residents be paid 
the sum of $185,000 for "mitigation" (the word Desco uses over and over) and that the cement plant would 
remain in operation ..... 

They relied in part on the doctrine of "servitude of the land" which ties rights and obligations to ownership of 
the land so that they run with the land's successive owners ... . 

At the recent neighborhood meeting on MR, recall the plan that Stacy Weaks presented of the entire 
development including the non-residential portion and I commented on the connecting bridge across the wash 
and the so-called basins (their tenn) .... At the first P & Z meeting I attended, during and after the meeting, firstly 
by Weaks and lastly by Sarabia that Desco would restore the wash to its condition of 100 years ago ... .That is 
more sales deception. I asked them how they knew the condition of the wash 100 years ago ..... no reply. 

As depicted on the drawing that Mr. Spaeth worked from, along with Weaks, clearly the wash is channelized 
and as un-natural as is the Hudson River on the west side of Manhattan .... 1t will be a featureless , scooped out 
eyesore. 

There has been so much "bob and weave" and double speak and dissembling about thi s project on the part of the 
developer---how can a Town Council comprised of intelligent individuals regard it with equanimity? That, of 
course, is the larger question. 

Those intending to attend the next Town Council meeting (J une 17th) should try to meet with someone on the 
OV staff beforehand or lobby a Council member. 

Further, those attending should be aware that they will have a maximum of3 minutes to address the Council so 
they should think ahead and prepare their remarks, the sum of which I hope will result in the denial of this 
project. 

G. M. Patchen 

On Sun, lun 7, 2015 at 6:38 PM, A Kempner <golfuair1 @yahoo.com> wrote: 

FYI 

Spur Industries, Inc. v. Del E. Webb Development Co. - Wikipedia, the free encyclopedia 

1 



Town of Oro Valley 

Rosevelt Arellano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case Number: OV914-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Canada Drive and 
Tangerine Road from RI-144 to RI-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

I, §)~ &~ ,protest the rezoning of the 
Miller Ranch property OV914-00610cated near the northwest corner of La Canada Drive 
and Tangerine Road. I anl an adjoining property owner and I am filing a formal protest 
of the rezoning of this propelty. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Name: Dora H Bochenek 

Address: 1500 W Tangerine Rd, Oro Valley AZ 85755 

Date: June 0/.3, 610 f.5 
) 

JUN242015 ·.· 

I: . ....................... . 



Town of Oro Valley 

Rosevelt Arellano rarellano@orovalleyaz.gov 
Bayer Vella bvella@orovalleyaz.gov 

Subject: Town of Oro Valley Case Number: OV914-006 
Project title: Rezoning 16.3 acres near the northwest corner of La Cafiada Drive and 
Tangerine Road from RI-144 to RI-7 and approving one ESL Flexible Design Option for 
a Modified Review Process. 

I, J~fffE R &cheneA:, ,protestthe rezoning of the 
Miller Ranch property OV9l4-00610cated near the northwest corner of La Canada Drive 
and Tangerine Road. I am an adjoining property owner and I am filing a formal protest 
of the rezoning of this property. 

The proposed rezoning is incompatible with the adjacent rural and low density zoning. 

Sincerely, 

Address: 1500 W Tangerine Rd, Oro Valley AZ 85755 

Date: June 6)d:> -2-3 -,2 tJ} 16-



ALLYMIu.ER 
SUPERVISOR 

June 19, 2015 

PIMA COUNTY BOARD OF SUPERVISORS 
DISTRICT 1 

130 WEST CONGRESS STREET, 11 "' FLOOR 
TUCSON, AZ 85701-1317 

(520)724-2738 
districtl@pima.gov 

WWW.disrriql.p iroa.gov 

Dear ~la)'or Hircmath , Vicc-t"far or Waters and Councilrnembers: Burns, Garner, Homa t, Snider. 

and Zinkin, 

I am writing in rcference [0 the proposed rczoning of Miller Ranch located a( the Northwest corner 

of Tangerine Road and La Canada Drive in Oro Valley. 

As you arc aware, this property is ad jacent to Pima County Suburban Ranch and Large Lor 
Residential zoning. [have received numero us calls and cmails from m y constituents in that 

neighborhood who are in opposition to the development. (See Attachment A) 

\X'hile I understand the applicant has held Neighborhood Meetings and made some concessions -
including larger lots and new access from 1..:1 Canada Dri,'c - I co ncur with your Planning and 

Zoning Commission's reco mmendation to den)' this request as it is not compatible with the larger 

lots to the North and \X/est o f the properry. This ab rupt transition from 30 sm:tlllors 
(approximately 2 residences per acre) to Pima County's large lots (one residence per 3.31 acres) is 

clearly not consistent with Oro Valley's Gencr:1i Plan, nor would it be co mpatible with Pima 

County's Comprehensive Plan if both properties were located within the Counry. 

I ask thaI you please consider fo llowing your Planning and Zoning Commission's recommendation 

( 0 deoy dus rezoning and retain the R 1-144 zoning currently in place. This would presc(\'e the 

current character of the neighborhood and allow Coun ty residents to con tinue to live in the rural 

lifestyle that they have chosen. 

Thank you for your consideration. 

A ll)' ~ . 

Pima County Supervisor, DistllCl 1 



ATTACHMENT A 

PIMA COUNTY RESIDENTS OPPOSED TO THE 

PROPOSED REZONING OF MILLER RANCH 

Sarah and Pat McGowan, 1450 W Sunkist Rd, Tucson AZ 85755 

Jenine Roach, 12250 N Sunkist Springs PI, Tucson AZ 85755 
Hank Winter, 12300 N Sunkist Springs PI, Tucson AZ 85755 
David and Maria Lopez, 12350 N Sunkist Springs PI, Tucson AZ 85755 

Scott and Lisa Christy, 12351 N Sunkist Springs PI, Tucson AZ 85755 

Susann Duperret, 1230 I N Sunkist Springs PI, Tucson AZ 85755 

Charles Boreson, 1550 W Sunkist Rd, Tucson AZ 85755 
Richard and Jeanne Paquette, 1600 W Sunkist Rd, Tucson AZ 85755 
Nolan Reidhead, 1650 W Sunkist Rd, Tucson 85755 

Rick and Briana Koroscil, 1671 W Sunkist Rd, Tucson AZ 85755 
Amber and Von Peterman, 1691 W Sunkist Rd, Tucson AZ 85755 

Joseph and Paula Sims, 1750 W Sunkist Rd, Tucson AZ 85755 
Gregory and Deirdre Patchen, 1751 W Sunkist Rd, Tucson AZ 85755 

Diane Judge, 1777 W Sunkist Rd, Tucson AZ 85755 
Charles and Susan Dodge, 1802 W Limewood Dr, Tucson AZ 85755 

Chris and John Campabello, 1551 W Lemonwood Rd 
Bonnie Haymore, 1476 W Sunkist Rd, Tucson AZ 85755 

James and Rita Waltrip, 12465 N Kingair Dr, Tucson AZ 85755 




