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I.

II. Inventory & Analysis

INTRODUCTION
A.

PROJECT OVERVIEW
The Camino de Oeste 34 project (the “Project”) is a proposed residential development consisting of
34.3± acres located near the northeast corner of the intersection of Tangerine Road and Camino de
Oeste in Marana, Arizona. The subject property (the “Property”) is currently undeveloped. The
Property is bounded by Camino de Oeste and a mix of developed and undeveloped parcels. The
Property has direct access to Camino de Oeste, which provides convenient access to Tangerine Road.
According to the Make Marana 2040 General Plan, the site is designated as “Low Density Residential”
which allows for densities of up to two homes per acre. The Property has been owned by the same
family for a half century and has been envisioned as a relatively low-density neighborhood with
generous open space. To achieve that vision, we are proposing a gross development density of 2.4
homes per acre, so a minor general plan amendment is proposed along with a rezoning.
This document has been prepared in support of a request to rezone the Property from “R-144
Residential” to “R-7 Residential”.

B.

PRIMARY OBJECTIVES
•

Provide much needed high-quality, energy efficient, single-family detached homes for new
residents wishing to live in the Town of Marana. Homebuyers continue to exhibit strong
demand for new homes in this northwest part of the Tucson metropolitan area.

•

Construct a residential community that is compatible with both existing and future
surrounding land uses.

•

Fulfill elements of the Town of Marana Strategic Plan by creating meaningful open space,
and trail connectivity.

•

Cluster homes such that the natural desert beauty can be appreciated by future residents
within the development, as well as surrounding residents.

In addition to meeting demand for new housing, another argument in support of rezoning is to
effectively preserve open space with enforceable restrictions. The proposed development and the
natural functionality and beauty of the Sonoran Desert will benefit by clustering housing as
proposed.
The Project will have minimal impact on nearby landowners. Land to the west and south is already
zoned and/or under development as residential subdivisions within the Dove Mountain Specific
Plan, land to the north and east is largely undeveloped, and extra open space has been provided to
buffer the Project’s closest neighbor.
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INVENTORY & ANALYSIS
The purpose of the Inventory & Analysis section of this document is to catalog the various developmental
opportunities and constraints impacting the Property in order to provide a meaningful and relevant
context for the development proposal detailed in Section III of this document. Through careful
consideration of these existing conditions a design can be deemed compatible with its surroundings and
appropriate for the area.

A.

EXISTING LAND USES
1. Site Location
The Property totals 34.3± acres and is located approximately ¼-mile north of Tangerine Road on
the east side of Camino de Oeste within Section 31, Township 11 South, Range 13 East, Town of
Marana, Arizona. See Exhibit II-A-1: Site Location Map.
The Project’s administrative address is 12240 N. Camino de Oeste, Marana, AZ 85658.
2. Existing Land Uses, Onsite Zoning & General Plan
The Property is currently undeveloped and vacant. See Exhibit II-A-2: Existing Land Uses.
The Property is currently zoned R-144 (Residential) with a minimum lot size of 144,000 square feet
(3.3± acres). See Exhibit II-A-4: Existing Zoning.
The Make Marana 2040 General Plan currently
designates the Property as Low Density
Residential just outside of the “East Growth Area”.
As stated in the General Plan, this East Growth
Area is envisioned to become a diverse
community of corporate businesses, commercial
destinations, and residential uses. Tangerine Road
provides regional connectivity between Marana
and Oro Valley and creates opportunities to
attract corporate businesses. New residential
developments such as this Project will help
support robust commercial activity throughout
the Eastern Growth Area. This project will provide
a housing types and price ranges to promote
growth in northeast Marana. See Exhibit II-A-3:
Existing General Plan Land Uses.
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3. Existing Adjacent Zoning and Land Uses
a. Surrounding Zoning & Land Uses
The Property is surrounded by properties having the following zoning designations and land
uses. See Exhibit II-A-2: Existing Land Uses and Exhibit II-A-4: Existing Zoning.
N:

Existing zoning:
Existing land use:

R-144 Single-Family Residential
Single-Family Residential & Undeveloped

NE:

Existing zoning:
Existing land use:

R-144 Single-Family Residential
Single-Family Residential & Undeveloped

E:

Existing zoning:
Existing land use:

R-144 Single-Family Residential
Single-Family Residential & Undeveloped

SE:

Existing zoning:
Existing land use:

R-144 Single-Family Residential &
F-Specific Plan Dove Mountain
Single-Family Residential & Undeveloped

S:

Existing zoning:
Existing land use:

F-Specific Plan Dove Mountain
Undeveloped. Planned Camino de Oeste Rental Homes

SW:

Existing zoning:
Existing land use:

F-Specific Plan Dove Mountain
Camino de Oeste & Encantada at Dove Mountain

W:

Existing zoning:
Existing land use:

F-Specific Plan Dove Mountain
Camino de Oeste & The Preserve at Dove Mountain

NW:

Existing zoning:
Existing land use:

F-Specific Plan Dove Mountain
Camino de Oeste & The Preserve at Dove Mountain

b. Surrounding Building Heights
Nearby structures are a mix of single and two-story.
c. Nearby Pending Rezonings
There are no pending rezonings within one-quarter mile.
d. Nearby Approved Rezonings
There are no recently approved rezonings within one-quarter mile.
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e. Nearby Approved Subdivisions & Development Plans
The Dove Mountain Specific Plan is directly west of the Property. The Preserve at Dove
Mountain in this portion of the Specific Plan contains 215 lots and is completely built out.
Encantada at Dove Mountain is a recently completed multi-family residential development
southwest of the Property.

The Preserve at Dove Mountain
f.

Architectural Styles used in Adjacent Properties
Architectural styles north and
east of the Property are typical
of
most
unplanned
development in Marana, which
is a mix of traditional and
contemporary
southwest
homes. Architectural styles in
nearby subdivisions are mainly
wood frame homes that utilize
stucco and stone veneer and
have either a flat or gabled tile
roof.

Typical Nearby Architecture
In Planned Neighborhoods

Residences built within this Project will be subject to the Town of Marana Residential Design
Standards, which apply to developments in which any lot is 16,000 square feet or less in size.
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TOPOGRAPHY AND SLOPE
1. Topographic Characteristics
The topography of the Property is characterized by gently sloping terrain. The Property generally
slopes downward from northeast to southwest. Elevations range from approximately 2,690 feet
above sea level at the northeast corner to 2,648 feet above sea level at the southwest corner of
the Property. The site does not contain any hillside conservation areas, rock outcrops, regulated
slopes of 15% or greater, or other significant topographic features. See Exhibit II-B-1: Topography
& Slope.
2. Pre-Development Slope
a. Average Cross-Slope
The pre-development average cross-slope of the Property is approximately 9.8%,
according to the following formula:
C = Contour Interval
L = Length of Topographic Contours
A = Acreage of Site
(C x L x 0.0023) / A = Average Cross Slope
(1’ x 145,470’ x 0.0023) / 34.3 = 9.8%
b. Average Overall Slope
The pre-development average overall slope is 2.4% from the northeast corner to the
southwest corner of the project boundary. The braided terrain of the Tortolita Fan causes
the average cross-slope to be greater than the average overall slope.
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HYDROLOGY
1. Off-site Features Affecting Site
There are no significant offsite features that affect the project site. Upstream floodplain conditions
can be defined as sheet flow and watershed divides are difficult to identify in some locations. As
such, flows can cross watershed boundaries during higher magnitude storms. Roads and earthen
berms may direct or divert flows during small storms but are inconsequential during a 100-year
storm event.
2. Acreage of Upstream Offsite Watersheds
Exhibit II-C-1: Existing Hydrology shows the boundaries of offsite watersheds that impact the
Property. The project site, and all offsite upstream watersheds, generally drain southwesterly,
predominately conveyed via two unnamed washes. Stormwater runoff exiting the site currently
crosses Camino de Oeste through sheet flow and roadway depressions to existing natural
channels which convey the runoff southwesterly to culvert structures existing beneath Tangerine
Road. The upstream watersheds impact the Property at two concentration points along the north
boundary and two concentration points along the east property boundary. These concentration
points are shown on Exhibit II-C-1: Existing Hydrology along with their respective 100-year
discharges and watershed acreages.

The Wash Crossing Through the
Southern Portion of the Property
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3. On-site Hydrology Characteristics
Stormwater impacting the Property generally drains southwesterly, predominately conveyed via
two unnamed washes. Areas of sheet flooding are present across portions project site. The
Property is located within an area determined by the Town of Marana to be within a “critical basin”.
The designation requires that post-development discharges be reduced by 15% below predevelopment values.
a. 100-year Floodplains with Peak Discharges ≥ 50 CFS
All peak discharges entering and exiting the site, as well as their contributing drainage areas
have been shown on Exhibit II-C-1: Existing Hydrology.
b. Areas of Sheet Flooding and Average Depths
Areas of sheet flooding are present across a central portion of this development site where
stormwater flows do not coalesce into a regulated floodplain.
c. Federally mapped floodways and floodplains
FEMA FIRM Panel 04019C1065L and Panel 04019C1070L shows to the Property to be
designated as Zone X which indicates that the site is outside the 0.2% annual chance flood
hazard.
4. Existing Drainage Conditions along the Downstream Property Boundary
Stormwater runoff exiting the site currently crosses Camino de Oeste through sheet flow and
roadway depressions to existing natural channels which convey the runoff southwesterly to culvert
structures existing beneath Tangerine Road.
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VEGETATION
1. On-site Vegetative Communities
The Property contains two distinct vegetative communities and plant associations, Sonoran Desert
Upland and Xeroriparian. See Exhibit II-D-1: Vegetative Communities.

The Sonoran Desert Upland areas are dominated by the Saguaro/Palo Verde Association. The
Property includes numerous saguaro cacti (Carnegiea gigantea) ranging in size from small (under
4 feet) to very large (over 20 feet) with multiple arms. In general, the health of the saguaro
population on site is good.
The Xeroriparian areas are associated with two drainageways. A small area is in the far northwest
corner of the Property, and a larger area runs diagonally through the southern third of the site
and is associated with the existing drainageway. The vegetative densities in these areas are
roughly equivalent to Pima County’s “Xeroriparian C” designation. The vegetation in these riparian
areas is dominated by Velvet Mesquite (Prosopis veluntina). The condition of much of the existing
mesquites is “medium” to “low” with evidence of mistletoe invasion in many of the individuals.
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2. Significant, Threatened, or Endangered Flora
The site contains numerous saguaros, including several very large specimens along with a few
significant trees. In general, the health of the saguaros is good, but the condition of many of the
trees is low due to extensive mistletoe therefore does not merit designating them as “significant.”
See Exhibit II-D-2: Significant Vegetation Map and Exhibit II-D-3: Significant Vegetation Inventory.
3. Vegetative Densities
The vegetative density, by percentage of plant cover, for the Sonoran Desert Upland areas is
approximately 65%-75%.
The vegetative density, by percentage of plant cover, for the Xeroriparian areas is approximately
70%-80%.
See Exhibit II-D-1: Vegetative Communities.

Typical Onsite Vegetation
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WILDLIFE
The site includes one designated wildlife
corridor in the northwest corner of the site.
The Arizona Game and Fish Department’s
online review tool has been consulted, and
the Environmental Review report, dated
February 14, 2021, indicates that several
federally listed species have been known to
exist in the vicinity of this development. Any
protected species encountered onsite will be
handled according to applicable regulatory
criteria. See Exhibit II-E-1: AZGFD Report.
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Exhibit II-E-1: AZGFD Report
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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Exhibit II-E-1: AZGFD Report (cont’d)
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II. Inventory & Analysis

SOILS AND GEOLOGY
1. Soils
Soils in the vicinity of this development are classified by the U.S. Natural Resources Conservation
Service (NRCS) as 100% “Soil Group D” hydrologic soil group (Palos Verdes-Jaynes complex, two
to eight percent slopes). A detailed geotechnical investigation will be performed prior to
development. See Exhibit II-F-1: Hydrologic Soils.
2. Geology
The Property lies within the Tortolita Fan area, which falls into the Santa Cruz River basin valley.
According to the Arizona Geological Survey’s online Geologic Map of Arizona
(data.azgs.az.gov/geologic-map-of-arizona/) the Property’s geology is described as “Quaternary
Surficial deposits, undivided (0-2 Ma): Unconsolidated to strongly consolidated alluvial and eolian
deposits. This unit includes coarse, poorly sorted alluvial fan and terrace deposits on middle and
upper piedmonts and along large drainages; sand, silt and clay on alluvial plains and playas; and
wind-blown sand deposits.”

36

Camino de Oeste 34 Rezoning Site Analysis

G.

II. Inventory & Analysis

VIEWSHEDS
1. Viewsheds from Adjacent Properties
Primary views from the site are of the Tortolita Mountains to the north, the Catalina Mountains to
the east, and the Tucson Mountains to the southwest. Development of Camino de Oeste 34 will
not block these views for the existing homes in the area. See Exhibit II-G-1: Viewsheds and Exhibit
II-G-2: Viewshed Photographs.

View Looking East Across the Property
Toward the Catalina Mountains
2. Views which may be Blocked by the Proposed Development
None.
3. Site Visibility
Views into the Property are somewhat restricted due to exiting vegetation and the relatively even
and flat nature of the topography that typifies the area.
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Exhibit II-G-2: Viewshed Photographs

Photo Location #1: Looking North along Camino de Oeste

Photo Location #1: Looking East Across the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #2: Looking North Across the Property

Photo Location #2: Looking South Away from the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #3: Looking North Along the
Eastern Boundary of the Property

Photo Location #3: Looking Northwest Across the Property

42

Camino de Oeste 34 Rezoning Site Analysis

II. Inventory & Analysis

Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #4: Looking East Away from the Property

Photo Location #4: Looking West Across the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #5: Looking West Along the
Northern Boundary of the Property

Photo Location #5: Looking Southwest Across the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #6: Looking North Away from the Property

Photo Location #6: Looking West Along the
Northern Boundary of the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #6: Looking East Along the
Northern Boundary of the Property

Photo Location #6: Looking South Across the Property
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #7: Looking East Along the
Northern Boundary of the Property

Photo Location #7: Looking South Along Camino de Oeste
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Exhibit II-G: Viewshed Photographs (cont’d)

Photo Location #8: Looking East Across
Camino de Oeste and the Property

Photo Location #8: Looking West Away from the Property
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TRAFFIC
1. Existing / Proposed Offsite Streets between
the Development and Nearest Arterial
Streets

Camino de Oeste

Camino de Oeste, which forms the western
edge of the Property, is a north/south, threelane collector roadway. The Camino de
Oeste roadway cross-section consists of a
single lane in the NB and SB directions and a
center two-way, left-turn lane and bike lanes.
The Camino de Oeste was recently improved
in the Project vicinity, and provides
convenient access to Tangerine Road, which is a major arterial road between Marana and Oro
Valley. The 2045 P.A.G. Regional Mobility and Accessibility Plan proposes no additional
improvements within a mile of the Property, and the existing arterial roadway system has ample
capacity to support this Project.
2. Nearby Arterial Streets
All traffic generated by this project will be accommodated by Camino de Oeste and Tangerine
Road. An analysis of capacity has been prepared by Mathieu Engineering Corp. (See Exhibit II-H1: Roadway Network and the Traffic Impact Analysis submitted as a separate document). The
following tables identify the ownership of the roadways, the rights-of-way information, roadway
characteristics and average daily trips and potential capacity of the roadway cross-sections as
outlined in the Town of Marana Rezone/Specific Plan Application Checklist. The following
information was gathered from site visits, the Pima County Department of Transportation (DOT),
the Pima county DOT Geographical Information Services, and the Pima Association of
Governments (PAG).
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Table II-H-2a: Nearby Street Rights-of-Way

Table II-H-2b: Nearby Streets Data

3. Nearby Arterial Intersections
There are three arterial intersections within a mile of the of the site that will carry traffic generated
by this development. The signalized intersection of Camino de Oeste and Tangerine Road is
approximately ¼-mile south of the Property. The signalized intersection of Tangerine Road and
Dove Mountain Blvd / Twin Peaks Road is one mile west of the site. The signalized intersection
of Tangerine Road and Thornydale Road is approximately one mile east of the site.
4. Nearby Bicycle / Pedestrian Ways
A paved multi-use path has recently been constructed along Camino de Oeste and Tangerine
Road has a paved multi-use path, sidewalks, and bike lanes.
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RECREATION AND TRAILS
The Tangerine Sky Community Park is just over a quarter mile south of the project site and is easily
accessible via Camino de Oeste. This public park features three ramadas with grills, an open space
grass area, two dog parks, a basketball court, two playground areas, restrooms, multi-use walking
paths, and access to the Tangerine Road shared use path.

Paved multi-use paths along Camino de Oeste and Tangerine Road provide pedestrian connectivity
to the Town’s broader trail system.
See Exhibit II-I-1: Trails, Parks & Recreation.
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CULTURAL, ARCHAEOLOGICAL, AND HISTORIC RESOURCES
1. Onsite Resources
The site was surveyed in late 2020 by Professional Archaeological Services of Tucson (PAST). No
cultural resources are known to exist on the Property. If any are found during construction, State
and local antiquities laws and protocols will be followed.
2. Archaeological Records
The aforementioned 2020 survey by PAST included an archaeological records check at the Arizona
State Museum. Records indicate that few other surveys have been performed, and that no
archaeological sites have been previously identified onsite.
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EXISTING INFRASTRUCTURE AND PUBLIC FACILITIES
1. Sewer
The Project will connect to the Pima County Regional Wastewater Reclamation Department eightinch sewer system in Camino de Oeste (G-2006-087) at manhole #3281-05. No septic systems
are believed to be within 100 feet of the Property. See Exhibit II-K-1: Existing Wells & Septic
Systems.
2. Water
This Property will be served by Marana Water through a
wheeling agreement with Tucson Water. No public or
private wells area believed to exist within 100’ of the site.
See Exhibit II-K-1: Existing Wells & Septic Systems.
3. Natural Gas
The Property is located within the Southwest Gas service
area.
4. Electric
The Property is located within the Tucson Electric Power service area.
5. Fire Service
The Property will be annexed into the Northwest Fire District, which currently abuts the Property
on three sides.
6. Police Service
The Property is located within the Town of Marana Police service area.
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LAND USE PROPOSAL
A.

PURPOSE & INTENT
This section describes how the development responds to the opportunities and constraints
described in the Inventory & Analysis section of this document, along with the Town of Marana Land
Development Code. As evidenced by the site plan, this proposed rezoning has been crafted after
careful and responsive consideration of the site’s context.

B.

RELATIONSHIP TO TOWN OF MARANA ADOPTED PLANS
The Make Marana 2040 General Plan designates the Property as Low Density Residential, which
permits homes up to 2 homes per acre. The Project will be developed at a slightly higher density of
2.4 homes per acre and will require minor general plan amendment to Traditional Neighborhood to
move forward as proposed. Many other projects in the area have equivalent or higher densities,
which are important to promote robust commercial activity that is envisioned for the surrounding
areas. Responsible utilization of significant public investment in current and future roadway and
utility infrastructure projects in the vicinity of this site suggests development of the Property at the
proposed density is appropriate.
The Town of Marana Strategic Plan calls for new developments and neighborhoods to create areas
with meaningful open space, trail connectivity, and active recreation areas. The Project will fulfill all
these requirements including the Town’s new recreational design standards.

SUBJECT
PROPERTY

Tangerine Sky
Community Park
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COMPATIBILITY TO ADJOINING DEVELOPMENT
The Property’s location adjacent to a major road and minimal surrounding development minimizes
the potential for this development to impact nearby landowners. The rear yards of all homes within
the Project will be walled and many will feature view fencing to give future homeowners visual access
to the Project’s open space areas. A 25’ landscape buffer will be provided along Camino de Oeste,
minimum 15’ landscape buffers will be provided along the northern and southern boundaries, and
a 40’+ landscape buffer will be provided along the eastern boundary of the Property except in the
vicinity of the nearest neighbor, where additional open space has been provided so that there is a
minimum of 150’ from his house to the nearest proposed lot. These buffers will help alleviate any
additional impacts to surrounding property owners. The Project has a proposed density of 2.4
homes per acre, which is in line with other rezonings approved in the project vicinity.

D.

LAND USE PROPOSAL
The Project is designed to blend with previously approved nearby rezonings within the Dove
Mountain Specific Plan. Camino de Oeste acts as a significant buffer along the western project
boundary. Any mountain views that neighbors have will not be impacted. This project will include
central open spaces and walking paths that will connect to the multi-use path along Camino ed
Oeste. The Project will have minimal impact to traffic, drainage, wildlife, and other typical effects of
development. Residences built within this Project will be subject to the Town of Marana Residential
Design Standards.
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GRADING CONCEPT
The proposed preliminary development plan has been designed to restrict grading to areas that are
largely outside 100-year floodplain limits. Site grading will be restricted to roadways, lots and
necessary ancillary grading for drainage, utilities, etc., resulting in minimal disturbance to the two
unnamed washes traversing the site. Improvements within this project will be located at or near
existing grade, subject to drainage requirements, in order to avoid excessive alteration of the site’s
gently sloping terrain.

F.

POST-DEVELOPMENT HYDROLOGY
This section was prepared by Baker & Associates.
Upstream 100-year storm event run-off will be conveyed through the site via two natural washes. A
7.4-acre off-site watershed exists along the northerly project boundary near the common area
between lots 35/36. An estimated 34-cfs discharge from this watershed will be combined with
developed flows and conveyed through the development via proposed culvert and channel into
retention basin improvements.
Of the 34.2-acres property, 18.6-acres (54-percent) of the site is proposed for development resulting
in 15.6-acres (46-percent) of the site being natural and functional open space of which about 6acres (17-percent) are 100-year flood limits. Post-developed, this 18.6-acre generates about 164cfs run-off. The same area generates about 127-cfs run-off as pre-developed (existing) land.
As previously mentioned, the project site is located within an area determined by Town of Marana
to be within a “critical basin”. This designation requires that post-development discharge be
reduced fifteen percent below pre-development values. Therefore, the allowable total discharge
from the 18.6-acre developed area is reduced from 127-cfs to 108-cfs.
To this end, in response to existing topography, about 13.9-acres (75-percent) of the 18.6-acre
developed area will be routed through storm water retention basins. Therefore, about 9.1-acres are
proposed to be freely discharged along the site boundary. Additional storm water retention will be
provided to compensate for the minor increase of free discharge. The free discharge is described
as follows:
Drainage area F.1, about 1.2-acres, comprised of the rear 100 feet of lots 44 through 49, will freely
discharge 10.6-cfs into the Camino de Oeste right-of-way resulting in a minor 2.2-cfs increase when
compared to the existing 8.2-cfs run-off from this area.
Drainage area F.2, about 1.2-acres, comprised of the rear 100 feet of lots 50 through 57, will freely
discharge 10.6-cfs into the adjacent common area, entering a culvert proposed beneath Street-A
eventually discharging into the southerly existing wash resulting in a minor 2.6-cfs increase when
compared to the existing 8.2-cfs run-off.
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Drainage area F.3, about 1.1-acres, comprised of lots 1 through 4 and Street-A, will freely discharge
9.7-cfs into the adjacent common area eventually discharging into the southerly existing wash
resulting in a minor 2.2-cfs increase when compared to the existing 7.5-cfs run-off.
Drainage area F.4, about 3.2-acres, comprised of lots 11 through 23 and Street-D south of the wash
crossing, will freely discharge 28.2-cfs into the southerly existing wash at the cul-de-sac resulting in
a 6.4-cfs increase when compared to the existing 21.8-cfs run-off from this area.
Drainage area F.5, about 1-acre, comprised of the rear 100 feet of lots 5 through 10, will freely
discharge 8.8-cfs into the southerly existing wash resulting in a minor 2-cfs increase when compared
to the existing 6.8-cfs run-off from this area.
Drainage area F.6, about 1.4-acres, comprised of the rear 100 feet of lots 24 through 32, will freely
discharge 12.3-cfs into the southerly existing wash resulting in a minor 2.8-cfs increase when
compared to the existing 9.5-cfs run-off from this area.
As previously stated, additional storm water retention will be provided to compensate for this18.2cfs increase of free discharge described above.
Retention Basin-1
A spillway is proposed north of lot 63 to intercept upstream storm waters beginning at the Street-C
eyebrow cul-de-sac. Referenced as drainage area D.1, an estimated 26.5-cfs flow will be conveyed
to retention basin-1 via a graded channel.
As previously mentioned, a 7.4-acre off-site watershed, generating about 34-cfs, being accepted at
the natural point of discharge along the north boundary, will be conveyed via natural drainage
through common area adjacent to lots 35/36 to a culvert proposed beneath Street-C then further
conveyed from the culvert to retention basin-1 via graded channel.
Storm water run-off from the remainder of common area behind lots 58 through 82 will combine
with the flows described above, resulting in Q-100 peak flow of 86-cfs entering the retention basin.
A pipe culvert is proposed to discharge retained storm waters and convey 25-cfs to retention basin
-2.
Retention Basin-2
Referenced as drainage area D.2, an estimated 16-cfs flow of upstream storm waters beginning at
the Street-B/Street-C intersection will be conveyed.
Similarly, referenced as drainage area D.3, an estimated 26.5-cfs of upstream storm waters beginning
at the Street-C eyebrow cul-de-sac will be conveyed.
A storm water catch basin is proposed at the Street-A/Street-C intersection to intercept drainage
area D.2 and D.3 street flows totaling about 43-cfs.
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Surface flow entering the storm water catch basin will combine with the previously mentioned pipe
discharge from retention basin-1 resulting in Q-100 peak flow of 67-cfs being conveyed to retention
basin-2 via a pipe culvert. A 45-feet length concrete weir is proposed to discharge 28-cfs into the
southerly existing wash.
As previously stated, the allowable total discharge from the 18.6-acre developed area is 108-cfs. The
free discharge drainage areas F.1 through F.6 previously described total 80-cfs. Retention basin-2
discharges 28-cfs for a total discharge of 108-cfs, the allowable discharge.
Street-D Wash Crossing
An estimated Q-100 of 400-cfs will be conveyed beneath Street-D via 10-barrel, 48-inch diameter
pipe culvert.
Conformance with Current Policies
The site is located within a critical basin requiring post-developed flows leaving the site be reduced
to fifteen percent below pre-developed levels. Post-developed discharges presented herein support
compliance with this policy. These findings will be further substantiated as part of a new storm
water management report prepared in conjunction with the future tentative plat.
Disturbance
As stated above, grading is restricted to areas outside the 100-year flood limits of the two existing
washes that traverse the project site. Therefore, encroachment into the 100-year flood limit of the
significant washes is avoided with exception of the Street-D wash crossing.
Erosion Protection
Minimal erosion protection is needed behind lots 1 through 15, the north side of lot 22, behind lots
23 through 34 and behind lots 47 through 49.
Effect to Off-site Properties
No adverse impacts to off-site land uses, either upstream or downstream of the proposed
development are foreseen as consequence of this development.

65

Camino de Oeste 34 Rezoning Site Analysis

G.

III. Land Use Proposal

VEGETATION & LANDSCAPING
The Marana Land Development Code, Environmental Resource Preservation, Native Plant and
Landscape Requirements, allows for this type of subdivision development. This Project meets the
intent of those assembled regulations and directions. The Project site plan has been developed to
preserve the riparian areas of the site, as well as provide areas of natural open space in the upland
areas. Native plant protection in accordance with Title 17.02 of the Marana Development Code will
be accomplished through the full inventory method. Plants required to be transplanted will be
located within buffer areas, common areas or on the slopes of the retention basins. Native plants
are drought tolerant and are uniquely suited for the local climate, and further meet the primary
objective of development, a sustainable and environmentally sensitive residential community. Buffer
areas will be either natural open space or landscaped in accordance with the landscape code.
Individual lots will have masonry walls / view fencing around their rear yards, which will provide
additional buffering to surrounding areas.
Open space is primarily located along the perimeter of the site, and along the unnamed wash that
cuts through the site. A central green space and walking paths will be included, and landscaping
will be installed in disturbed common areas and around the perimeter of the Property to meet
Marana’s perimeter landscape bufferyard standards. All installed landscaping will be drought
tolerant per Marana guidelines. A landscape plan will be submitted at the time of plat review.
See Exhibit III-G-1: Proposed Landscape Elements
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WILDLIFE
The existing wildlife corridor the crosses through the very northwest corner of the Property will
remain in a natural condition. Other common areas of the site will also support wildlife, including
the main drainageway and riparian area which runs diagonally through the lower third of the site.
At least 30 days before grading, a 100% area survey must be completed by a qualified wildlife
biologist, for the Sonoran Desert Tortoise, with a copy of the survey form send to the Town prior to
issuance of a grading permit.

I.

VIEWSHEDS
There are very few properties that include existing development surrounding this site. The existing
residence located on the east side of the site, near the southern boundary, will be buffered from this
project additional open space.
Other surrounding properties do not have areas of high visibility into the site.

J.

TRAFFIC
Two connections are proposed to the existing public street system. Both entrances are proposed
onto Camino de Oeste, will feature a single lane in and a single lane out, and will be STOP-controlled.
Internal neighborhood streets have been designed to create safe traffic movement throughout the
neighborhood. The average daily traffic volume and the AM and PM Peak Hour volumes generated
by the proposed developments have been estimated using the average trips rates provided in the
Institute of Transportation Engineer’s (ITE) “Trip Generation, 10th Edition”, Land Use Code: 210 –
Single-Family Detached Housing. The Table below sets forth the expected number of trips. Using
the ITE trip generation average trip rates at full build-out the proposed residential development is
expected to generate a total of 774 daily trips: 61 AM Peak Hour trips, and 81 PM Peak Hour trips.
These trips are not expected to affect the Level of Service (LOS) of Camino de Oeste and the overall
LOS of the Tangerine Road/Camino de Oeste intersection.
Table III-J-1: Site Traffic Generation

Northbound right-turn lanes at the intersections of the site access roadways with Camino de Oeste
is not anticipated or warranted.

69

Camino de Oeste 34 Rezoning Site Analysis

K.

III. Land Use Proposal

PUBLIC UTILITIES
1. Water
City of Tucson Water twelve-inch public water (PN120-2006) exists within Camino de Oeste rightof-way outside the existing pavement along the westerly side of the street. A Wheeling
Agreement between Marana Water and City of Tucson Water is in place. Through the operation
of the Wheeling Agreement, the Property will be served by Marana Water and homeowners in the
future subdivision will be Marana Water customers. New eight-inch public water, providing a
looped system within this development, will be provided.
2. Sewer
Pima County Regional Wastewater Reclamation Department eight-inch public sanitary sewer (G2006-087) exists within Camino de Oeste right-of-way. New eight-inch public sewer will connect
at existing SMH-3281-05 located about 775 feet south of the proposed Street-A project entrance,
under existing pavement along the easterly side of the street.
3. Electric
The Property is located within the Tucson Electric Power service area.
4. Natural Gas
Southwest Gas will supply natural gas services to this development.
5. Telecommunications
The development is within the Century Link service area.
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PUBLIC SERVICE IMPACTS
1. Police
The Property is within Marana’s town limits, and law enforcement jurisdiction. As a relatively lowdensity residential project, impacts to Marana’s police services will be minimal.
2. Fire
This Project will be annexed into and protected by the Northwest Fire District.
3. Trash & Recycling
The Town of Marana does not provide trash and recycling services. The homeowners within the
Project will contract with a private solid waste pick-up provider.
4. Schools
The Marana Unified School District uses a student generation factor of 0.25 per home for
elementary students and 0.1 per home for secondary students. The Project’s anticipated 82 homes
will generate approximately 21 elementary students and 8 secondary students. Dove Mountain
CSTEM K-8 and Mountain View High School both have capacity to absorb this number of students.
See Exhibit III-L-1: School District Letter, which confirms that nearby Marana school District
facilities have capacity for more houses than are currently proposed within this development.
5. Parks
It is expected that residents of the Project will utilize the proposed onsite recreation area and trail
system, as well as the Camino de Oeste / Tangerine Road multi-use paths and the nearby
Tangerine Sky Community Park, all of which have or will have the capacity to meet recreational
needs of future residents.
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Exhibit III-L-1: School District Letter
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M. RECREATION & TRAILS
Recreational features within this Project
will focus on creating an internal trail
system, linking the natural open space
areas of the site, both the upland and
riparian areas, as well as providing
access to Camino de Oeste. Trails will
be soft surface and located to minimize
impacts to existing vegetation. The
trails will include a connection from the
project entry to Camino De Oeste, and
access to the newly constructed paved
path on the west side of Camino De
Oeste.
The recreation area size and design will adhere to the Town’s recreational design standards that
were recently approved by Town Council. The development’s open space, including all onsite
recreational amenities, will be owned and maintained by the HOA. All installed landscaping will be
on an underground drip irrigation system until established.
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CULTURAL, ARCHAEOLOGICAL & HISTORIC RESOURCES
As indicated earlier in this document, the site was surveyed in late 2020 by Professional
Archaeological Services of Tucson (PAST). No cultural resources are known to exist on the Property.
If any are found during construction, State and local antiquities laws and protocols will be followed.
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