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HEARING DATE August 31, 2016 

CASE P16CA00002 Wong Family LP - W. Sumter Drive Plan Amendment 

PLANNING AREA Tortolita Planning Area 

DISTRICT 1 

LOCATION South side of W. Sumter Drive, east of N. Thornydale Road 

REQUEST Low Intensity Urban 0.3 (LIU-0.3) to Medium Low Intensity Urban (MLIU) 
 on 76.74 acres 

OWNERS Wong Family Limited Partnership 
AGENT Michael Marks, MJM Consulting, Inc. 

 
APPLICANT’S STATED REASONS TO AMEND THE COMPREHENSIVE PLAN:  
The following summarizes the applicant’s justification of the proposed plan amendment:  

• Growing Smarter promotes compact development which this amendment would promote. 
• The Comprehensive Plan Land Use Element contains policies that the amendment’s          

   proposed land uses would support. 
• The project will preserve the Important Riparian Area (IRA) on-site, per the standards &     

   goals of Conservation Lands System (CLS).  The remainder of the property, which is          
   designated Multiple Use Management and Special Species Management Areas, will be      
   mitigated by the provision of suitable off-site land, which is consistent with the CLS. 

• The plan amendment request would make up for an inconsistency and/or oversight
 and/or inequity in Pima Prospers. 

• For these reasons, MLIU is appropriate on this infill property so that it can be developed at 
   an appropriate density.  The property is adjacent to Thornydale Road and is well served     
   by utilities and public facilities such as schools, parks, churches, sheriff’s substation, fire    
   stations, library and post office.     

 

EXISTING ZONING/LAND USE 
SR (Suburban Ranch) / Undeveloped 

 
SURROUNDING LAND USE DESIGNATIONS  
North Medium Intensity Urban (MIU), Low Intensity Urban 0.3 (LIU-0.3) 

South Medium Low Intensity Urban (MLIU), Low Intensity Urban 0.3 (LIU-0.3), 
Neighborhood Activity Center (NAC), Medium Intensity Urban (MIU) 

East Medium Intensity Urban (MIU) 

   

    2016 PLAN AMENDMENT PROGRAM 
PLANNING AND ZONING COMMISSION 

STAFF REPORT 
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West Neighborhood Activity Center (NAC), High Intensity Urban (HIU) 
 
SURROUNDING ZONING/EXISTING LAND USE  

North SR (Suburban Ranch) / residential large lots, church, vacant 
CR-1 (Single Residence) / subdivision, residential 

South 

SR (Suburban Ranch) / school, vacant 
CR-4 (Mixed-Dwelling Type) / subdivision, vacant 
CR-5 (Multiple Residence) / subdivision, vacant  
TR (Transitional Zone) / subdivision  

East CR-5 (Multiple Residence) / subdivision 

West CB-1 (Local Business) / shopping center 
 
 

 
STAFF REPORT: 
Staff recommends APPROVAL of this request to amend the Comprehensive Plan from Low 
Intensity Urban 0.3 (LIU-0.3) to Medium Low Intensity Urban (MLIU) for the 76.74-acre site located  
south of W. Sumter Drive, between N. Thornydale Road and N. Shannon Road in the Tortolita 
Planning Area.  Staff’s recommendation is based on certain principles of the Growing Smarter Acts, 
urban infill, plan designation consistency, infrastructure and commercial availability and a proposed 
strategy for compliance with the Conservation Lands System (CLS) policies.  While not in a 
specifically designated Focused Development & Investment Area, the subject site is an infill site. 
 
The current land use LIU-0.3 designates areas for low density residential and other compatible uses 
at a maximum density of 0.3 residences per acre (RAC); or 0.7 RAC with 50 percent open space; or 
1.2 RAC with 65 percent open space.  The requested MLIU designates areas for a mix of medium 
density single-family and lower density attached dwelling units.  MLIU consists of a residential 
minimum density of 2.5 RAC and a maximum density of 5 RAC. The applicant’s concept plan 
proposes a residential development with approximately 290 lots, a density of 3.7 RAC.  
 
Setting: 
The 76.74-acre subject site consisting of two contiguous parcels (224-44-060A and 224-44-0710), 
are relatively flat and are characterized by mostly undisturbed natural vegetation and several 
washes that have Pima County Regulated Riparian Habitat designation Xeroriparian C.  The site is 
served by utilities, sewer and paved roads – Thornydale Road and Linda Vista Boulevard are shown 
as medium volume arterials on the designated Scenic, Major Routes.  The subject property is within 
the Pima County Regional Wastewater Reclamation Department service area and is tributary to the 
Tres Rios (Ina Road) Water Reclamation Facility via the Canada del Oro Interceptor (CDO).   
 
Surrounding conditions: 
Thornydale Road represents a north-south transportation corridor serving the northwest side of the 
Tucson metropolitan area.  Thornydale Road has historically served as a suburban to rural corridor 
from higher-density residential and commercial that occurs from Orange Grove and Ina Roads to the 
lower-density large-acre rural homes towards Tangerine Road.  The site is located in a region of 
mixed land uses and zoning.  Residential development ranges from single low-density home sites to 
medium-density single family homes, high-density apartments, schools, and a nearby park.  On the 
northwest corner of Thornydale Road and Linda Vista Boulevard exists a neighborhood shopping 
center with a grocery store and other retail services.  Additionally, on Thornydale Road, 
approximately one-half mile south there is an existing drug store; one mile south is an office 
complex.  
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Major improvements are scheduled within the next two years for Thornydale Road between Overton 
Road and Linda Vista Boulevard.  The roadway currently provides one-lane of traffic in each 
direction with a continuous center turn lane.  There are no curbs, bike lanes, or sidewalks.  
Thornydale Road is over-capacity in the vicinity of the amendment site.  A widening to four lanes 
with potential sidewalks and bike lanes is proposed.   
 
Sun Shuttle Route 412 primarily traverses the Thornydale Road corridor up to Tangerine Road and 
along River Road with key stops at commercial and service centers, the Tucson Mall, and the 
Tohono Transit Center.  There are opportunities along the route to connect to Sun Tran bus routes 
to reach key destination points throughout the region. 
 
History: 
Since 2005, there have been two approved comprehensive plan amendments within one-half mile of 
the proposed amendment site, both of which are located south of Linda Vista Boulevard.  These 
amendments were approved with Rezoning Policies that cover the protection of floodplain and 
riparian areas on-site, and meeting CLS off-site mitigation requirements.  There currently is an 
amendment request (P16CA00001) at the southeast corner of Thornydale Road and Overton Road 
located one-half mile south of this amendment request.  The 18.3 acre site request is from LIU-0.3 
to MLIU and NAC. 
 
In addition, in the same area within the last ten years there have been two rezonings from SR to CR-
4 and CR-5 zones; both sites remain undeveloped. 
 
Plan Amendment Criteria 
Staff has reviewed this plan amendment request to determine if one or more of the following criteria 
have been adequately met: 

1. The plan amendment would promote: 
a. Implementation of the Growing Smarter Acts, with particular emphasis given to the 

principles of smart growth, such as: (i) mixed use planning, (ii) compact development, 
(iii) multi-modal transportation opportunities, (iv) rational infrastructure 
expansion/improvements, (v) conservation of natural resources, and (vi) the growth area 
element (where applicable); 

b. The implementation of other Comprehensive Plan Policies, Special Area Policies, and 
Rezoning Polices. 

c.  Compatibility with the Maeveen Marie Behan Conservation Lands System; 
2. Fulfillment of the purpose of the Annual Plan Amendment Program as stated in the Pima 

County Zoning Code, 18.89.040(A) (2) & (3): 
The annual plan amendment program provides an opportunity to address oversights, 
inconsistencies, or land use related inequities in the plan, or to acknowledge significant 
changes in a particular area since the adoption of the plan or plan updates.  Annual 
amendments are reviewed concurrently in order to analyze potential cumulative impacts.  

 
Growing Smarter Acts 
The plan amendment to the higher intensity MLIU land use designation meets the mixed use 
planning, compact development, multi-modal transportation, and rational infrastructure 
improvements principles of the Growing Smarter Acts.  The proposed residential lots for the site 
compliments existing mixed-use development along the Thornydale Road corridor.  The applicant 
proposes a compact configuration of infill development preserving the entire Important Riparian 
Areas.  
 
The necessary infrastructure and utilities required for infill development are available.  Additionally, 
this site could be considered part of a walkable neighborhood due to the nearby commercial 
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services, school, and park but there is a lack of pedestrian infrastructure.  Multi-modal transportation 
is currently in service along Thornydale Road (Sun Shuttle Route 412).   This limited service stops at 
Cortaro Farms Road and Linda Vista Boulevard.   The expansion of Thornydale Road could provide 
optimum passage for the additional traffic, a safer walkable neighborhood and the higher density 
infill could potentially enable additional bus service along Thornydale Road.  Ideally, the 
development of the subject site would be timed with the scheduled road capacity improvements 
 
Comprehensive Plan Policies, Special Area Policies, and Rezoning Policies 
Long-range viability of the region is a key goal of the Land Use Element within the 2015 
Comprehensive Plan Update (Pima Prospers).  The proposed amendment supports a number of the 
goal’s policies, including: 
 

• providing an appropriate mix of land uses that supports a balance of housing, employment, 
shopping, recreation, and civic uses;  

• promoting a compact form of development in urban and suburban areas where infrastructure 
is in place;  

• supporting land uses, densities and intensities appropriate for urban and suburban areas, 
and; 

• providing an appropriate mix of land uses that integrate and efficiently use infrastructure and 
services. 

 
The site is not currently covered by Special Area or Rezoning policies. 
 
Maeveen Marie Behan Conservation Lands System 
The site contains Conservation Lands System Important Riparian Area (IRA) and Multiple Use 
Management Area overlaid entirely by Special Species Management Area.  See Environmental 
Planning and United Stated Fish and Wildlife comments for additional information.   
 
The policy guidelines for the CLS categories may be met through a combination of on- and off-site 
conservation, subject to the CLS Mitigation Policies established in the Comprehensive Plan.  The 
applicant expects on-site preservation of the IRA and use of off-site land to mitigate for the Multiple 
Use Area and Special Species Management Area.  The CLS set aside requirements will be provided 
during the time of rezoning.   
 
Fulfillment of the Purpose of the Annual Plan Amendment Program 
The site’s current SR zoning conforms to the LIU-0.3 use designation; LIU-0.3 is not appropriate for 
an urban infill development which is consistent with nearby plan designations.  
 
The objective of MLIU allocates areas for a mix of medium density single family and lower density 
attached dwelling units.  Amending the land use to MLIU with a subsequent rezoning would provide 
for an infill subdivision and would match residential development in the area. 
 
The property is served by all utilities needed to support urban infill development and is located in an 
area with established public services such as schools, parks, churches, fire station and nearby 
commercial development on Thornydale Road.  With the expansion of Thornydale Road in 2018, an 
up-planning to an urban residential designation adjacent to a main roadway would be appropriate for 
the increase of traffic that this site will produce.   
 
AGENCY/DEPARTMENT COMMENTS: 
 
Environmental Planning Comments: 
 

• The amendment site is identified for acquisition under the 2004 Open Space Bond             
   Program as High Priority Private. 



 
5 

P16CA00002 P&Z Commission Hearing, August 31, 2016 

• The site does not occur within any CLS Critical Landscape Connection or any wildlife         
   linkage or movement area identified by Arizona Department of Transportation or Arizona    
   Game and Fish Department. 

• The un-named washes the cross the site are resource features that have both on- and off- 
   site importance; they support and are tributaries to Hardy Wash.  Disturbances are             
   regulated by the Regional Flood Control District according to the Watercourse and              
   Riparian Protection and Mitigation Requirements of Pima County Code Title 16. 

• No cactus ferruginous pygmy-owl (CFPO) have been detected in Northwest Tucson since  
   2006 when the last known CFPO was captured and placed in a captive breeding program. 

• The amendment site lies outside the range of Pima pineapple cactus and needle-spined    
   pineapple cactus. 

• Lesser long-nosed bats (a federally-endangered species) are known to forage in the area   
   and use it to move between roosts and other forage areas. 

• The amendment site is considered medium value as potential habitat for the Western         
   burrowing owl. 

• Disturbances to on-site vegetation (e.g., saguaro, ironwood trees, and any agave) are        
   regulated by DSD according to the Native Plant Preservation Ordinance of Pima County 
   Code Title 18. 

• Arthur Pack Park, which lies southwest of the amendment site, and the Stevens Property,  
   which PCDOT acquired as mitigation, are the only County-maintained conservation open   
   space properties within one mile of the amendment site. The amendment site is also          
   approximately 1 mile north of Tucson Audubon’s Mason Center. 

• The amendment site is entirely within the CLS (Important Riparian Area (IRA) and Multiple 
   Use both with a Special Species Management Area overlay). 

• The application states that preservation of on-site IRA areas in combination with off-site     
   mitigation will be used to comply with CLS conservation guidelines.  

 
No Special Area or Rezoning Policies are recommended at this time. As regards to CLS 
compliance, property provided as off-site mitigation are subject to CLS Off-site Mitigation Policies 
established in Pima Prospers (Pima County Comprehensive Plan 2015, Chapter 3 Use of Land 
Goals and Policies, Section 3.4 Environmental Element, Policy 11). 
 
Regional Flood Control District: 
The Pima County Regional Flood Control District (District) has reviewed the proposed 
comprehensive plan amendment.  The FEMA and proposed floodplains, and riparian habitat 
designated as Important Riparian Area have been shown on the special features exhibit.  Per the 
Comprehensive Plan Section 4.9 Goal 1 these areas are to be avoided.  FEMA floodplain is 
designated as Zone A indicating boundaries are approximate.  The applicant has provided a more 
accurate floodplain delineation based upon better topography and existing conditions and is 
planning to avoid this area.  Riparian habitat boundary modifications, per District Technical Policy 
104, may be allowed to adjust map accuracy but not to reduce the net area.  A rezoning condition 
will be recommended at the time of rezoning. 
 
Staff has conducted the Water Resources Impact Analysis and concluded the following: 
 

• The site is adjacent to the Tucson Water Obligated Service Area. 
•       Per the ADWR Well Inventory the closest Tucson Water observation well located       

      immediately downstream of the site had depths to groundwater of 375 in 2008 and     
      379 feet in 2012.  Other nearby wells have similar depths with the exception of one    
      immediately upstream which had water depths of 184 feet in 1982.   

•       The site is not located within a covered subsidence zone. 
•       The nearest Groundwater-Dependent Ecosystem is the perennial section of the         

      Santa Cruz River located 3.7 miles away. 
•       The site is within the Tucson Hydrogeologic Basin with a depth to bedrock at 1600-    
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      3200 feet. 
  
The distance to groundwater and proximity to the Tucson Water Service area suggests the project is 
not likely to have adverse impacts on groundwater dependent ecosystems.  At the time of rezoning 
the applicant must identify their provider and proposed yield in order to confirm that there will be no 
impact on shallow groundwater dependent ecosystems. 
 
The District has no objection or policy recommendations. 
 
Department of Transportation:  
The proposed comprehensive plan amendment has direct access to Thornydale Road, Sumter 
Drive, Linda Vista Boulevard and Shannon Road.  The site has approximately 640 feet of frontage 
on Thornydale Road and Shannon Road, and approximately one mile of frontage on Sumter Drive.  
Linda Vista Boulevard does not continue along the entire southern property line.  Right-of-way 
dedications will be requested for Thornydale Road, Shannon Road, and Linda Vista Boulevard at 
the time of rezoning.  Linda Vista Boulevard is shown as a medium volume arterial on the major 
streets and routes plan with a planned future right-of-way of 150 feet.  It is not completely 
constructed and terminates about 400 feet east of this site.  It is a two-lane road with dirt shoulders, 
and no curbs, bike lanes, or sidewalks.  The posted speed is 35 mph and the capacity is 
approximately 13,200 ADT.  There are no current traffic counts for this segment of Linda Vista 
Boulevard. 
 
Thornydale Road is a medium volume arterial on the major streets and routes plan with 150 feet of 
planned future right-of-way.  Some portions are built to the full right-of-way south of the rezoning 
site.  The segment between Linda Vista Boulevard and Overton Road is funded and scheduled for 
improvements including a four-lane cross section with raised median and paved shoulders.  Post 
construction, the capacity will be approximately 34,000 ADT.  The posted speed is 45 mph.  The 
current traffic count is 18,193 ADT.  Construction should commence in 2018. 
 
Shannon Road is shown on the major streets and routes plan as a low volume arterial with a 
planned future right-of-way of 90 feet.  It is a paved two-lane county maintained road with a posted 
speed of 40 mph.  The capacity is 15,930 ADT and the most recent traffic count is 7,637 ADT. 
 
At this time, DOT has no objection to the above referenced amendment. 
 
Department of Environmental Quality:   
Department reviewed the proposed amendment and has no objections. 
 
Regional Wastewater Reclamation Department:  
The Planning Section of the Pima County Regional Wastewater Reclamation Department 
(PCRWRD) has reviewed the proposed amendment.  The plan amendment is within the PCRWRD 
service area and is tributary to the Tres Rios Water Reclamation Facility via the Canada del Oro 
Interceptor.  The existing public sewer consist of the 8- to 15-inch sewer line G-84-024 located along 
the area’s southern boundary and between the parcels. 
 
PCRWRD has no objection to the proposed comprehensive plan amendment.  A no objection shall 
not construe any action by Pima County as a commitment to provide sewer service to any new 
development and does not ensure that there is adequate treatment and conveyance capacity to 
accommodate this plan amendment in the downstream public sewerage system. 
 
Cultural Resources & Historic Preservation:  
In the event that human remains, including human skeletal remains, cremations, and/or ceremonial 
objects and funerary objects are found during excavation or construction, ground disturbing activities 
must cease in the immediate vicinity of the discovery.  State Laws ARS 41-865 and/or ARS 41-844 
require that the Arizona State Museum be notified of the discovery so that appropriate arrangements 
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can be made for the repatriation and reburial of the remains by cultural groups who claim cultural or 
religious affinity to them.  The human remains will be removed from the site by a professional 
archaeologist pending consultation and review by the Arizona State Museum and the concerned 
cultural groups.    
 
Natural Resources, Parks and Recreation Department:  
The Department reviewed the proposed amendment and has no objections. 
 
United States Fish and Wildlife Service: 
The species potentially impacted are the lesser long-nosed bat (Leptonycteris curasoae 
yerbabuenae), an endangered species listed under the Endangered Species Act, and the cactus 
ferruginous pygmy-owl (Glaucidium brasilianum cactorum), a species formerly listed under the 
Endangered Species Act and proposed for coverage under Pima County’s Multi-Species 
Conservation Plan (MSCP).  The proposed amendment occurs in an area where lesser long-nosed 
bats have been documented foraging and moving between roosts and foraging areas.  It is our 
recommendation that, if any saguaros occur within these parcels, they be preserved in place or 
salvaged and replanted within the parcels or within conservation lands in this general area.  By so 
doing, there should be no net loss of lesser long-nosed bat forage resources.   
 
With regard to the pygmy-owl, this parcel occurs in an area where various design elements have 
been incorporated into existing roadways and developments to reduce impacts to and facilitate 
movement by pygmy-owls.  This parcel has significant ironwood and saguaro resources that not only 
have value to the pygmy-owl, but is also a sensitive and valuable vegetation community.  Without 
on-site or off-site natural open space set asides as required by the CLS guidelines, the proposed 
rezoning has the potential to render these actions ineffective.  It appears, that the owner does intend 
to acquire and provide off-site mitigation.  The pygmy-owl is a proposed covered species under 
Pima County’s MSCP and this area is a Special Species Management Area for the pygmy-owl under 
the existing Comprehensive Plan.  We strongly recommend that the guidelines outlined within the 
CLS and Comprehensive Plan be applied to this parcel if this Comprehensive Plan amendment is 
approved, with no more than 20% of the parcel developed and the remaining 80% configured as 
natural open space in a way that maintains habitat connectivity as anticipated through existing 
development and transportation facilities.  We recommend that this parcel complies with the CLS 
guidelines for the special species management designation through either on-site or off-site natural 
open space set asides.  Given the proposed configuration of potential development on this site, it 
appears that off-site natural open space set asides will need to be included. 
 
Mountain Vista Fire District: No comments were received.  
 
Tucson Electric Power Company: No comments were received. 
 
Metropolitan Water District: No comments were received. 
 
SunTran: No comments were received. 
 
Oro Valley:  This site is located in the “planning area” for The Town of Oro Valley but does not have 
a land use designation.  Currently, Oro Valley is processing a General Plan update and if approved 
on the November ballot, it could propose a land use designation to Medium Density Residential 
(MDR).  Related definitions: 

• Planning Area – Geographic area cover by the General Plan.  For a municipality, the          
   planning area typically includes the municipality’s limits (incorporated boundary) as well as 
   areas that influence the growth and development of the municipality. 

• Medium Density Residential (2.1 – 5.0 dwellings units per acre) – This land use                  
   designation represents areas where single-family home, townhouse or patio home              
   development is appropriate.  The lot sizes in this land use designation allow for setbacks   
   between individual homes (detached) or common walls between individual homes              
   (attached).  These areas should be located close to schools, shopping and employment. 

   
Town of Marana:  No comments were received. 
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COMPREHENSIVE PLAN DESIGNATIONS 
 
 
FROM: 
Low Intensity Urban 0.3 (LIU-0.3) 
 
Objective: To designate areas for a low density residential and other compatible uses and to 
provide incentives for residential conservation subdivisions to provide more natural open 
space.  Density bonuses are offered in exchange for the provision of natural and/or 
functional open space.  Natural open space must be set aside, where applicable, to preserve 
land with the highest resource value and be contiguous with other dedicated natural open 
space and public preserves.   

 
▪ Residential Gross Density: Minimum- none; Maximum- 0.3 RAC; 
 0.7 RAC with 50 percent open space; or 1.2 RAC with 65 percent open space 
▪ Residential Gross Densities for TDR Receiving Areas: Minimum- none; Maximum- 0.3 RAC; 
  0.7 RAC with 60 percent open space 

 
 
TO: 
 Medium Low Intensity Urban (MLIU) 
 
Objective: To designate areas for a mix of medium density single-family and lower density 
attached dwelling units; to provide opportunities for a mix of housing types throughout the 
region. 
 

▪ Residential Gross Density: Minimum- 2.5 RAC; Maximum- 5 RAC; 
▪ Residential Gross Densities for TDR Receiving Areas: Minimum- 2.5 RAC; Maximum- 4 RAC; 
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 DATE: August 22, 2016  
 
 

TO: Donna Spicola, DSD FROM: Greg Saxe, M.R.P. Ph.D. 
   Env. Plg. Mgr. 
SUBJECT: P16CA00002 – Wong Family Limited Partnership – Plan Amendment 
 
I have reviewed the request and have no objection or policy recommendations, and offer the 
following comments: 
 
1. The FEMA and proposed floodplains, and riparian habitat designated as Important Riparian Area 

have been shown on the special features exhibit.  Per Pima Prospers Section 4.9 Goal 1 these 
areas are to be avoided.  The FEMA floodplain is designated as Zone A, indicating that the 
floodplain boundaries are approximate.  The applicant has provided more accurate floodplain 
delineation based upon better topography and existing conditions and is planning to avoid this 
area.  Riparian habitat boundary modifications, per District Technical Policy 104, may be allowed 
to adjust map accuracy but not to reduce the net area.  A rezoning condition will be 
recommended at the time or rezoning to ensure this occurs.   

 
2. As required, staff has conducted the Water Resources Impact Analysis (WRIA) as follows: 

a. The site is adjacent to the Tucson Water Obligated Service Area.   
b. Per the ADWR Well Inventory the closest Tucson Water observation well located immediately 

downstream of the site had depths to groundwater of 375 in 2008 and 379 feet in 2012.  
Other nearby wells have similar depths with the exception of one immediately upstream 
which had water depths of 184 feet in 1982.   

c. The site is not located within a covered subsidence zone. 
d. The nearest Groundwater-Dependent Ecosystem is the perennial section of the Santa Cruz 

River 3.7 miles away. 
e. The site is within the Tucson Hydrogeologic Basin, and the depth to bedrock is 1600-3200 

feet. 
 

In conclusion, the distance to groundwater and proximity to the Tucson Water service area suggests 
the project is not likely to have adverse impacts on groundwater dependent ecosystems.  At the time 
of rezoning the applicant must identify their provider and proposed yield in order to confirm that there 
will be no impact on shallow groundwater dependent ecosystems.  Policy is in place to ensure this 
occurs. 

 
cc: File 



 

 

 
 
 

MEMORANDUM 
DEVELOPMENT SERVICES DEPARTMENT - PLANNING DIVISION 

 
 
 

DATE:  May 31, 2016 
 
TO:  United States Fish and Wildlife Service 
  201 N. Bonita Ave., Suite 141 
  Tucson, AZ  85745 
 
FROM:  Donna Spicola, Case Planner 
 
SUBJECT: Pima County Comprehensive Plan Transmittal for your review and comments 

Case: P16CA00002  Wong Family LP – W. Sumter Road Plan Amendment 
 

 
========================================================================================= 
 
USFWS 

Reviewer: Scott Richardson 
Address: 201 N. Bonita Ave., Suite 141  Tucson, AZ 85745  
Phone:  (520) 670-6144 x 242 
E-mail:  scott_Richardson@fws.gov 

 
 
             No  Concerns relating to the subject property 
 
   xx      Yes  Concerns relating to the subject property 
 
Description of species impacted, concerns and suggested mitigation measures: 
 
The species potentially impacted is the lesser long-nosed bat (Leptonycteris curasoae yerbabuenae), an endangered 
species listed under the Endangered Species Act, and the cactus ferruginous pygmy-owl (Glaucidium brasilianum 
cactorum) , a species formerly listed under the Endangered Species Act and a species proposed for coverage under  
Pima County’s Multi-Species Conservation Plan.  The proposed amendment occurs in an area where lesser long- 
nosed bats have been documented foraging and moving between roosts and foraging areas.  It is our  
recommendation that, if any saguaros occur within these parcels, they be preserved in place or salvaged and  
replanted within the parcels or within conservation lands in this general area. By so doing, there should be no net  
loss of lesser long-nosed bat forage resources.   
 
With regard to the pygmy-owl, this parcel occurs in an area where various design elements have been incorporated  
into existing roadways and developments to reduce impacts to and facilitate movement by pygmy-owls.  This parcel  
has significant ironwood and saguaro resources that not only have value to the pygmy-owl, but is also a sensitive and  
valuable vegetation community.  Without on-site or off-site natural open space set asides as required by the CLS  
guidelines, the proposed rezoning has the potential to render these actions ineffective.  It appears, based on 
Attachment B, Reason 3, of the documents provided, that the owner does intend to acquire and provide off-site 
mitigation.  The pygmy-owl is a proposed covered species under Pima County’s MSCP and this area is a special species 
management area for the pygmy-owl under the existing Comprehensive Plan.  We strongly recommend that the 
guidelines outlined within the CLS and Comprehensive Plan be applied to this parcel if this Comprehensive Plan 

 



amendment is approved, with no more than 20% of the parcel developed and the remaining 80% configured as natural 
open space in a way that maintains habitat connectivity as anticipated through existing development and transportation 
facilities.  We recommend that this parcel complies with the CLS guidelines for the special species management 
designation through either on-site or off-site natural open space set asides.  Given the proposed configuration of 
potential development on this site, it appears that off-site natural open space set asides will need to be included. 
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