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SPECIFIC PLAN REVIEW 

PLANNING AND ZONING COMMISSION  

STAFF REPORT  

  
 
 

HEARING DATE January 29, 2015 

CASE Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 

SUBREGION Catalina Foothills 

DISTRICT 1 

LOCATION 
The property is located on the east side of N. Sabino Canyon Road, 
approximately one-quarter mile north of E. River Road 

ACREAGE 63+/- acres 

REQUEST Specific Plan for a Continuing Care Retirement Community 

OWNER Sisters of the Immaculate Heart of Mary 

AGENT 
Tucson Land & Cattle Company, 

Jim Campbell 

 
 APPLICANT’S  REQUEST 

The applicant requests approval of the Sisters of the Immaculate Heart (SIHM) Specific Plan 
rezoning on about 63 acres to develop a Continuing Care Retirement Community, a planned 
senior care facility that allows residents to “age in place.” The community provides independent 
living in stand-alone and apartment residences with options for assisted living and “memory 
care,” with some basic healthcare, commercial and retail services available on-site. 
 
STAFF RECOMMENDATION 

Staff recommends APPROVAL of the proposed SIHM Specific Plan. The plan adheres to 2008 
Comprehensive Plan amendment Rezoning Policy RP-114, and meets a number of Arizona 
Growing Smarter principles and Comprehensive Plan Regional Plan Policies (e.g., mixed use, 
various housing opportunities, walkability). 
 
IF THE DECISION IS MADE TO APPROVE THE SPECIFIC PLAN, THE FOLLOWING 
REQUIREMENTS SHOULD BE MADE CONDITIONS OF APPROVAL. THE FOLLOWING 
CONDITIONS MAY RESIDE WITHIN THE SPECIFIC PLAN DOCUMENT: 
 
1. Not more than 60 days after the Board of Supervisors approves the specific plan, the 

owner(s) / developer(s) shall submit to the Planning Director the specific plan document, 
including the following conditions and any necessary revisions of the specific plan document 
reflecting the final actions of the Board of Supervisors, and the specific plan text and exhibits 
in an electronic and written format acceptable to the Planning Division. 
 

2. The property owner(s) / developer(s) shall: 
 
A. Submit a development plan if determined necessary by the appropriate County 

agencies; 
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B. Record the necessary development related covenants as determined appropriate by the 
various County agencies; 

C. Provide development related assurances as required by the appropriate agencies; and 
D. Submit a title report (current within 60 days) to Development Services evidencing 

ownership of the property prior to the preparation of the development related covenants 
and any required dedications 

 
3. In the event of a conflict between two or more requirements in this specific plan, or conflicts 

between the requirements of this specific plan and another Pima County regulation not listed 
in Section 18.90.050(B)(3), the more restrictive requirement shall apply. 

 
4. This specific plan shall adhere to all applicable Pima County regulations that are not 

explicitly addressed within this specific plan. The specific plan’s development regulations 
shall be interpreted to implement the specific plan or relevant Pima County regulations. 

 
5. Adherence to the specific plan document as approved at the Board of Supervisor’s public 

hearing. 
 

6. In the event the subject property is annexed, the property owner shall adhere to all 
applicable conditions, including, but not limited to, development conditions which require 
financial contributions to, or construction of infrastructure, including without limitation, 
transportation, flood control, or sewer facilities. 
 

7. The property owner shall execute and record the following disclaimer regarding Proposition 
207 rights.  “Property Owner acknowledges that neither the rezoning of the Property nor the 
conditions of rezoning give Property Owner any rights, claims or causes of action under the 
Private Property Rights Protection Act (Arizona Revised Statutes Title 12, chapter 8, article 
2.1).  To the extent that the rezoning or conditions of rezoning may be construed to give 
Property Owner any rights or claims under the Private Property Rights Protection Act, 
Property Owner hereby waives any and all such rights and/or claims pursuant to A.R.S. § 
12-1134(I).”  

 
8. The Pima County Regional Flood Control District (District) recommends the following 

conditions: 
 

A. First flush retention (retention of the first ½ inch of rainfall) shall be provided for all newly 
disturbed and impervious surfaces. This requirement shall be made a condition of the 
Site Construction Permit. 

B. The area within the floodplain and erosion hazard setback of the regulatory watercourse 
shall be included in a private open space easement, except at utility, pedestrian and 
vehicular crossings. 

C. Any required riparian habitat mitigation area should be located adjacent to this area and 
may be located in the easement. 

D. The final design of the improvements shall meet District requirements for detention and 
retention. 

E. A Final Integrated Water Management Plan consisting of Water Conservation Measures 
identified by the applicant in the Preliminary Integrated Water Management Plan shall be 
submitted to the District for review and approval at the time of development. 

F. Drainage improvements that collect runoff from the new development including water 
harvesting to satisfy the Final Integrated Water Management Plan (FIWMP) 
requirements may be included in the open space easement, where feasible. 
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9. The Pima County Department of Transportation (DOT) recommends the following 
conditions:  
 
A. A Transportation Impact Study for the entire specific plan area shall be submitted for 

approval by DOT prior to approval of the first development plan for the specific plan site. 
The study shall be updated with the submittal of each phase of development. 

B. Access onto Sabino Canyon Road will be limited to the two existing access points as 
shown in the specific plan approved at the public hearing. The northern access point will 
be a right-in / right-out only access. 
  

10. The Pima County Regional Wastewater Reclamation Department (PCRWRD) recommends 
the following conditions:  
 
A. The owner(s) / developer(s) shall not construe any action by Pima County as a 

commitment to provide sewer service to any new development within the specific plan 
(rezoning) area until Pima County executes an agreement with the owner(s) / 
developer(s) to that effect. 

B. The owner(s) / developer(s) shall obtain written documentation from the PCRWRD that 
treatment and conveyance capacity is available for any new development within the 
rezoning area, no more than 90 days before submitting any tentative plat, development 
plan, preliminary sewer layout, sewer improvement plan, or request for building permit 
for review. Should treatment and / or conveyance capacity not be available at that time, 
the owner(s) / developer(s) shall enter into a written agreement addressing the option of 
funding, designing and constructing the necessary improvements to Pima County’s 
public sewerage system at his or her sole expense or cooperatively with other affected 
parties. All such improvements shall be designed and constructed as directed by the 
PCRWRD. 

C. The owner(s) / developer(s) shall time all new development within the specific plan 
(rezoning) area to coincide with the availability of treatment and conveyance capacity in 
the downstream public sewerage system. 

D. The owner(s) / developer(s) shall connect all development within the specific plan 
(rezoning) area to Pima County’s public sewer system at the location and in the manner 
specified by the PCRWRD in its capacity response letter and as specified by PCRWRD 
at the time of review of the tentative plat, development plan, preliminary sewer layout, 
sewer construction plan or request for building permit. 

E. The owner(s) / developer(s) shall fund, design and construct all off-site and on-site 
sewers necessary to serve the specific plan (rezoning) area, in the manner specified at 
the time of review of the tentative plat, development plan, preliminary sewer layout, 
sewer construction plan or request for building permit. 

F. The owner(s) / developer(s) shall complete the construction of all necessary public 
and/or private sewerage facilities as required by all applicable agreements with Pima 
County, and all applicable regulations, including the Clean Water Act and those 
promulgated by ADEQ, before treatment and conveyance capacity in the downstream 
public sewerage system will be permanently committed for any new development within 
the rezoning area. 
 

11. The Cultural Resources and Historic Preservation Division requests further documentation 
of existing historic buildings and structures to assess potential development impacts to 
cultural resources. An historic architect or historic archaeologist shall complete a cultural 
resources assessment of the standing structures and land use features such as the Stations 
of the Cross trail, which may be interpreted as a Traditional Cultural Place. The completion 
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of Historic Property Inventory Forms may be included as part of the assessment of historic 
cultural resources. Consultation with the State Historic Preservation Office may also be 
required. 
 

12. Upon the effective date of the Ordinance, the owner(s) / developer(s) shall have a 
continuing responsibility to remove buffelgrass (Pennisetum ciliare) from the property. 
Acceptable methods of removal include chemical treatment, physical removal, or other 
known effective means of removal. This obligation also transfers to any future owners of 
property within the specific plan site and Pima County may enforce this condition against the 
property owner. The owner(s)/developer(s) shall record a covenant, to run with the land, 
memorializing the terms of this condition. 
 

 
 EXISTING LAND USE DESIGNATION AND ZONING 

The subject property is the site of a chapel, convent, novitiate, retirement home, and 
administrative office owned and operated by the Sisters of the Immaculate Heart of Mary. The 
Sisters have been in Tucson since 1917. The novitiate was built in 1947 at the Sabino Canyon 
Road location for solitude, at that time on the far outskirts of the city. The convent, chapel and 
retirement house were built on the site in 1950. The existing structures are clustered on about 
2½ acres on the western portion of the 60-acre site, with the remainder of the property being 
undeveloped. Of note, the southeastern part of property has a hill that rises over 200 feet in 
elevation with the Stations of the Cross Trail that winds to the top. 
 
The Comprehensive Plan land use designations on the site are approximately 43 acres of 
Medium Intensity Urban (MIU), the area proposed for development, and 20 acres of Low 
Intensity Urban 0.5 (LIU 0.5), to be designated as natural open space. The land use designation 
on the 43-acre MIU area was amended from LIU 0.5 in 2008 as modified approval of a 
Comprehensive Plan amendment request (Co7-08-03) to Neighborhood Activity Center (NAC). 
The amendment area is covered under Rezoning Policy RP-114 (Appendix A) and many of the 
specific plan development and design standards are informed by those policies. Zoning on the 
site is currently SR Suburban Ranch. 
 
SURROUNDING LAND USE DESIGNATIONS 
North Low Intensity Urban 1.2, Resource Transition  
South Low Intensity Urban 3.0  
East Low Intensity Urban 1.2 
West Low Intensity Urban 3.0 and 1.2, Medium Intensity Urban, Resource Transition  
 
SURROUNDING ZONING/EXISTING LAND USE 
North CR-1 and CR-2 Single Residence /  
  Undeveloped land, subdivided residential, Tucson Water reservoir site 
South CR-2 and CR-3 Single Residence / subdivided residential 
East CR-1 Single Residence / subdivided residential 
West CR-4 Mixed-Dwelling, SR Suburban Ranch, CR-1 Single Residence /  
  Subdivided residential, church 
 
The region is characterized by medium- to high-density subdivided residential development and 
undeveloped desert areas. Ventana Canyon wash is located about 350 feet west and northwest 
of the site and Tanque Verde wash is about ¾ mile to the south – both have Resource 
Transition (RT) land use designation and are Important Riparian Areas. 
 



 

 
Co23-14-01                                                                                                 P&Z Commission Hearing January 29, 2015 

5 

 
CONCURRENCY CONSIDERATIONS 

 
Department 

 
Concurrency Considerations Met:    

 
Other Comments 

 
Transportation Yes 

Conditions recommended; 
secondary concerns (River Rd.) 

 
Flood Control Yes 

 
Conditions recommended 

Wastewater Yes Conditions recommended 

 
Parks and Recreation 

 
n/a 

Recreation area plan required 
at development 

 
Water 

 
Yes 

 
Metropolitan Water District 

 
 
PLANNING REPORT 
The Sisters have entered into this agreement with Tucson Land and Cattle Co. and the 
Freshwater Group - Watermark Retirement Communities. The Sisters will remain on-site as 
development progresses and will continue to utilize their existing retirement facilities. The final 
phase of the development, which will include the Sisters’ facilities, will start at the Sisters’ 
discretion. The agent and developer have offered to provide health care support to the Sisters in 
the new CCRC, which they declined, but the option will remain open. 
 
The site underwent an amendment of the Comprehensive Plan land use designation in 2008, 
from LIU 0.5 to MIU. The applicant had originally requested the site be amended to NAC, with a 
plan to rezone the site to CB-1 Local Business zone for the proposed Continuing Care 
Retirement Community (CCRC). Staff determined that the proposed use was more in line with 
TR Transitional zoning and worked with the applicant to change the request to the MIU land use 
designation – this also helped to assuage neighbors’ concerns regarding rezoning that could 
have allowed more intensive commercial uses on the site. 
 
The Comprehensive Plan amendment enacted Rezoning Policy RP-114 (Appendix A) on the 
site. The policies restrict the use on the site to a CCRC and state that the Specific Plan process 
is the preferred method for implementation of the plan amendment on the site. The proposed 
CCRC is similar to Assisted Living Center as defined by zoning code – Comprehensive Plan 
policy notwithstanding, this is an allowed conditional use (Type 1) in CR-4 Mixed-Dwelling Type 
and CR-5 Multiple Residence zones, and a permitted use under TR Transitional zone (no 
restrictions) – these zones are in conformance with the site’s current MIU land use designation. 
 
The policies also require a 150-foot wide buffer of single-story residential development on the 
north, west, and south boundaries of the site; allow an internal core of CB-1 Local Business 
zone or similar commercial use and development standards, restricted to CCRC accessory uses 
for community residents and guests; and, restrict commercial core building heights to 39 feet 
maximum. The policies also limit development to the eastern portion of the property to protect 
cultural resources, steep slopes and viewsheds, and to preserve natural open space. 
 
The draft CCRC specific plan proposes single-story detached casitas and apartment-type 
“memory care” residential development in the 150-foot buffer zone (about 11 acres), with other 
assisted living residential, office and commercial use in the site interior (32 acres). Development 
will advance in four phases, with the fourth phase taking in the facilities currently in use by the 
Sisters – this phase will rehabilitate and reuse the chapel and convent buildings. 
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The draft CCRC specific plan also designates 20 acres on the east end of the site to remain 
undisturbed as natural open space – this includes the prominent hill with the Stations of the 
Cross trail. The site’s hills are not identified protected peaks and ridges, but the entire site has a 
pre-development average cross slope (ACS) of 21 percent and 15 percent ACS with the 
exclusion of proposed natural open space (HDZ natural areas). Development on the site will be 
subject to the Hillside Development Overlay Zone (Chapter 18.61).  
 
The vegetation on the undeveloped portions of the site is characterized as Sonoran upland and 
Sonoran riparian scrub. Predominant plant species include saguaro, foothill palo verde, triangle-
leaf bursage, and brittlebush; there are also scattered patches of invasive non-native grasses 
(buffelgrass, fountain grass). The saguaros are densest on the site’s hilly terrain; however, there 
is almost no new saguaro regeneration on the site, and the majority of the existing specimens 
have rodent damage. While the project would utilize one of the largest single remaining 
undeveloped parcels on Sabino Canyon Road, the design of many of the surrounding 
subdivisions has left large contiguous areas of open desert to provide for wildlife habitat and 
dispersal through the region. 
 
The proposed development will meet a number of the Arizona Growing Smarter principles. The 
development will provide a range of housing opportunities for residents, and mixed use by 
providing medical, retail and other commercial services on-site. The development will provide 
on-site walkability and the existing hill trail will provide additional opportunity for low-intensity 
hiking. The development will be designed to complement and ultimately make use of the 
existing chapel and convent buildings, which will give the development a sense of place related 
to the site’s original purpose. Finally, the property’s most significant natural areas on the eastern 
side of the site will be preserved as natural open space – this will subsequently require a more 
compact building pattern along Sabino Canyon Road. 
 
The draft specific plan also proposes various elements similar to Smart Growth principles 
(bufferyards, protection of privacy and character of existing neighborhoods, walk-able 
neighborhoods, use of infill and compact development) that are within the Land Use Element of 
the Pima County Comprehensive Plan Regional Plan Policies. 
 
The draft specific plan has not proposed variances to the Native Plant Preservation (Chapter 
18.72), Landscape, Buffering and Screening (Chapter 18.75), Roadway Frontage (Chapter 
18.77) or Sign (Chapter 18.79) standards of the Pima County Zoning Code. Proposed off-street 
parking may be approved administratively through an individual parking reduction plan under 
the Off-Street Parking and Loading Standards (Chapter 18.75). 
 
MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM 
The site is located outside of the Maeveen Marie Behan Conservation Lands System. 
 
PREVIOUS REZONING CASES ON PROPERTY AND THE GENERAL AREA 
There has not been a previous rezoning request for the subject property. The property is within 
the Agua Caliente-Sabino Creek Zoning Plan (Co13-61-13) and immediately abuts the Catalina 
Foothills Zoning Plan area (Co13-59-04) on the west side of Sabino Canyon Road. 
 
Areas immediately surrounding the subject property under both zoning plans were rezoned from 
SR to various CR zones and subsequently platted. Of note, two sites totaling about 20 acres a 
quarter-mile south of the specific plan site at Cloud Road (Co9-13-16 and Co9-12-05, Sabino 
Canyon Gateway, LLC), and about 20 acres immediately west of the site (Co9-10-01, De Grazia 
Co.) were rezoned to CR-4, the former having generated a great deal of public comment. 
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AGENCY/DEPARTMENT COMMENTS 
 
Regional Flood Control District 
The Regional Flood Control District (District) reviewed the draft specific plan and subsequently 
met with the applicant to discuss the proposed drainage plan as required by Pima County Code 
(Chapter 18.90.050) and potential impacts to shallow groundwater areas that were not 
addressed. After meeting with the District, the applicant’s engineer (Rick Engineering, January 
6, 2015) submitted a letter providing additional information (included in application materials). 
While outstanding drainage issues can be resolved at the development plan stage, water supply 
issues remain unresolved. The District’s comments are as follows: 
 
Item 3 of the additional information states that drainage improvements have been shown on the 
Concept Plan in addition to the post development hydrology exhibit; however, no revised 
drainage exhibits were submitted with the letter. Although still unclear, the District concurs that 
the drainage items can be resolved at the development stage subject to provided conditions. 
 
The site is impacted by a regulatory watercourse which should have been included in the open 
space area shown on the Specific Plan Map. Item 1 of the additional information indicates that 
the floodplain of the watercourse will be included in a private open space easement. This is 
acceptable to the District and will be made a condition. 
 
There is Pima County Regulated Riparian Habitat associated with a non-regulatory watercourse 
located in the northwest area of the project. A habitat boundary modification was discussed in 
concept with District staff in 2009. Because a formal boundary modification has not yet been 
approved, current boundaries have been shown in the plan. If more than ⅓ of an acre of 
disturbance within the effective boundaries is proposed at the time of development, a Riparian 
Habitat Mitigation Plan will be required. The District recommends that the mitigation area be 
adjacent to the regulatory watercourse. Item 4 of the additional information confirms that any 
riparian habitat mitigation will be located in proximity to the regulatory watercourse. 
 
The first Preliminary Integrated Water Management Plan (PIWMP) submitted was incomplete.  
First, and most significantly, the water use projection was for over 50 acre-feet per year, a 
threshold that triggers greater analysis requirements, but this value could not be confirmed 
because a complete description of the methodology used was not provided. Based upon these 
comments, the applicant re-examined their method and resubmitted using the required Arizona 
Department of Water Resources (ADWR) water use calculator. This resulted in a lowering of the 
estimate just below the 50 acre-feet per year threshold. The applicant also submitted a revised 
Table B with their additional information. The additional information means that the PIWMP is 
complete and the lower use estimate is below thresholds requiring further analysis. However, 
despite the statement in Item 5 of the additional information that the ADWR method has been 
used and that the project does have access to renewable and potable water, the District’s 
assessment of potential water demand differs from the applicant’s assessment provided in items 
5b and 5d in the additional information as follows: 

 
1. The difference in the demand value provided by the applicant and the District’s value is 

related to the assumption of the number of people per multi-family unit and people per single 
family unit. The applicant assumes a 1 person per unit, while the District assumes 1.3 
people per unit to account for family, additional care workers, etc., and 1.5 people per 
household for single family dwellings. This assumption increases the estimated demand to 
above 50 acre-feet per year. The District also acknowledges that the exterior demand would 
be only common areas. 



 

 
Co23-14-01                                                                                                 P&Z Commission Hearing January 29, 2015 

8 

2. The additional information seems to confuse assured water supply with the purpose to this 
Policy, which is to promote the efficient utilization of the region’s potable supplies while 
protecting groundwater dependent ecosystems. Metro Water District’s inter-connection 
agreement with Tucson Water satisfies the assured water supply requirement, but the plan 
to use it only under emergency conditions results in increased demand on Metro Water’s 
sources, which are located in groundwater dependent ecosystems. Since access to potable 
and renewable water by Metro Water is not utilized and the District assessment results in an 
estimated demand that exceeds 50 acre-feet per year, items 7-12 of Attachment A of the 
Site Analysis should be performed. Preferably, the inter-connection agreement with Tucson 
Water would be utilized to meet demand which would result in a potable and renewable 
supply, which does not increase demand within a groundwater dependent ecosystem. 

 
As required, staff has conducted the Water Resources Impact Analysis (WRIA) as follows: 
 
1. The site is within the Metro Water District Obligated Service Area. Metro Water provides 

renewable and potable water only in emergency situations. 
 

2. Per the ADWR Well Inventory, the Sisters’ on-site well had water at 80 feet in 1983. While 
on the edge of the modeling area, per “Mason, Dale, 2014, Technical Memo to the Tucson 
Groundwater Users Advisory Committee, Modeling Results of the 2010 Supply and Demand 
Assessment Model Projection, Arizona Department of Water Resources”, between the years 
2010 and 2025 groundwater depth is predicted to change between minus 10 to plus 10 and 
be 151 to 200 feet below the surface by 2025. 
 

3. The site is not located within a mapped subsidence zone. 
 

4. The nearest Groundwater-Dependent Ecosystem is Ventana Canyon Wash, an intermittent 
stream located as little as 1/10 of a mile away downstream along the Regulated Riparian 
Habitat area associated with the site. The site is within the Tucson Hydrogeologic Basin, 
and the depth to bedrock is 1600-3200 feet per isopleth maps used by the District.    

 
The District’s WRIA finds that, under existing conditions, the proposed project will not have 
access to renewable and potable water. Based upon projections provided in the PIWMP, the 
scale of the project and the unknowns, including which wells will serve the project, and how 
water harvesting is to be accomplished, the proposed project may have adverse impacts on 
shallow groundwater areas. 
 
Based upon the WRIA above and policies established by BOS Resolution 2008-72, the District 
is prohibited from recommending approval. It is also worth noting that the site plan concept has 
increased in intensity from the time of the comprehensive plan amendment at which time 
drainage and habitat concerns were also raised. However, the District has met with the 
applicant and has determined that contingent upon the conditions recommended below, 
compliance with the Floodplain Management Ordinance can be achieved. While not all the 
suggested language proposed by the applicant has been incorporated into the 
recommendations, they do represent a compromise.  
    
Should the Commission recommend approval, the District requests that conditions 8A-8F 
(above) be added to the proposed plan. 
 
Department of Transportation 
Pima County Department of Transportation (DOT) has no objection to the draft specific plan. 
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DOT notes the following regarding roads in the vicinity of the specific plan site: 
 
Sabino Canyon Road is a four-lane, urban principal arterial with approximately 150 feet of 
existing right-of-way. Its capacity is 35,820 ADT with current traffic volumes of 29,293 ADT 
between River and Kolb Rds., and 30,974 ADT between Cloud and River Rds. There is an 
existing left turn lane on southbound Sabino Canyon Rd. into the site. 
 
River Road, west of Sabino Canyon Rd. and south of the site, is a two-lane, paved, county-
maintained, urban minor arterial, and is designated a scenic major route per the Major Streets 
and Scenic Routes Plan. Its right-of-way width varies but the future right-of-way width is 150 
feet. Its capacity is 13,100 ADT and the most recent traffic count (2012) is 15,613 ADT. The 
Sabino Canyon Rd. / River Rd. intersection has been widened to accommodate dual 
southbound right turn lanes and a dedicated northbound left turn lane onto Sabino Canyon Rd.  
 
Cloud Road, east of Sabino Canyon Rd. and south of the site, is a two-lane, paved, county-
maintained, scenic major route; its planned future right-of-way is 120 feet. Its capacity is 13,100 
ADT and the most recent traffic count (May 2013) is 5,366 ADT. Dual westbound left turn lanes 
accommodate traffic entering Sabino Canyon Rd. 
 
There are secondary transportation concurrency concerns due to roadway segments at 
overcapacity within two miles of the specific plan site. River Rd. between Sabino Canyon Rd. 
and Craycroft Rd. is functioning over capacity and no improvements are scheduled at this time.   
 
Major roadway improvement projects in the vicinity of this draft specific plan include an 
extension of Sabino Canyon Rd. to connect to Kolb Rd. south of Tanque Verde Rd. – proposed 
improvements include two lanes of traffic in each direction, bike lanes, and a multiuse path 
along Sabino Canyon Rd. This project was part of the 20-year RTA plan approved in May 2006, 
and will be supported through City of Tucson, RTA and FHWA funds. The project is expected to 
start in mid-2015 and will take a year to complete. Also, improvements to Kolb Rd. north of 
Sabino Canyon Road are planned in 2017 using 1997 Transportation Bond funds, for a three-
lane cross section. 
 
The applicant is proposing a CCRC with direct access onto Sabino Canyon Rd. Access to the 
site will be generally in the same location as existing; however, upgrades to the access point will 
be designed during the development plan phase. Existing Tucson Water access on the site from 
Sabino Canyon Rd. will remain right-in / right-out access. The applicant is proposing a phased 
development with an estimated increase of 1,340 ADT anticipated. 
 
The design of this site as a mixed-use facility will reduce off-site traffic by providing some goods 
and services on-site to the residents. Although 1,340 ADT will be a noticeable increase to local 
traffic, peak hour trips and directional split of traffic are anticipated to differ from that of the 
surrounding neighborhood. A preliminary traffic impact study was submitted with the draft 
specific plan, and an updated study will need to be completed at the time of the development 
plan with updates submitted with each phase of the development. 
 
Should the Commission recommend approval, DOT requests that conditions 9A-9B (above) be 
added to the proposed plan. 
 
Regional Wastewater Reclamation Department 
The Department has no objection to the draft specific plan (rezoning) request, but requests that 
condition numbers 10A-10F (above) be added to the proposed plan. 
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Department of Natural Resources, Parks and Recreation 
Pima County Natural Resources, Parks and Recreation staff has no objection to the draft 
specific plan. When a development plan is submitted for this project, a recreation area plan shall 
be submitted to meet the requirements of the Pima County Zoning Code for Development Plan 
submittals (Chapter 18.71.030), which includes trails and recreation features. Of note, the 
Sabino Canyon Road Greenway (G042) is listed In the Pima Regional Trail System Master Plan 
and is adjacent to the property – the greenway standard is 50 feet when next to a roadway and 
features a path and trail and vegetation. 
 
Development Services Department, Green Building 
The Green Building Manager notes that the Green Infrastructure principles stated in the draft 
specific plan’s Land Use Proposal (Section II) are in alignment with the county’s green building 
goals and policies. However, Development Standards (Section III) do not indicate how these 
principles will be implemented. Examples of possible approaches to implementing green 
infrastructure principles could include prescriptive or performance-based approaches. 
 
An example of a performance-based approach could be a development standard that all CCRC 
buildings achieve the Energy Star® label. The Energy Star® label by definition indicates that the 
building has reduced energy consumption – this is common in production home builders and is 
also available for multi-family and congregate care facilities. 
  
An example of a prescriptive approach could be a list of elements to be implemented, similar to 
the approach in Table B in the Preliminary Integrated Water Management Plan. For example, 
elements to reduce energy consumption might include: insulation levels will exceed code 
minimum by 10 percent; window U and SHGC values will exceed code minimum by 10 percent; 
all lighting will be Energy Star labeled; 75 percent of all windows will shaded between 10 AM 
and 2 PM; etc. Lists of elements that will reduce energy consumption are available on the web 
including the list of elements in the Net-Zero Energy Building Standard 
(http://www.pima.gov/netzero/Documents/Net-Zero-Code-Final.pdf).   
 
Office of Sustainability and Conservation  
The Cultural Resources and Historic Preservation Division reviewed the draft specific plan. 
Currently, several buildings in the southwestern area of the property, including the Novitiate, 
Prayer House, and original church and ranch house structures, may have been constructed in 
the 1920s and therefore are historic in age. Several historic and ceremonially important 
features, including shrines and trails, also exist on the property. 
 
The results of a cultural resources survey report (Cultural Resources Survey of the Sabino 
Canyon Rd./Flaming Sky Place SEC Project near Tucson, Pima County, Arizona, P.A.S.T 
Cultural Resources Report No. 081910 by David Stephen, PhD, 5/8/2008) were included in the 
specific plan and were also submitted to the Division for review and concurrence. The report 
concluded that no significant prehistoric sites exist on the property and that no additional 
archaeological work is needed with reference to prehistoric cultural resources. The Division 
agrees with the results of the report regarding prehistoric sites. 
 
The cultural resources survey report states that the buildings and features on the subject 
property are historic in age (constructed in the 1920s) but the report does not include a 
significant assessment of the historic buildings and features. During review of the 2008 
Comprehensive Plan amendment on the site (Co7-08-03), the Division recommended further 
documentation on the existing historic buildings and land-use activities to assess any potential 
impacts of the development project on cultural resources.  

http://www.pima.gov/netzero/Documents/Net-Zero-Code-Final.pdf
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The specific plan’s Land Use Proposal includes statements that propose constructing new 
buildings in architectural styles that are complementary to and consistent with the existing 
historical architecture. Additionally, it is planned that the Stations of the Cross Trail will be 
incorporated into the overall plan on the subject property. These elements of the Land Use 
Proposal are positive parts of the plan as far as the cultural resources are concerned can serve 
to mitigate any negative effect the proposed construction may have on cultural resources.  
 
The Division requests condition number 11 (above) to provide additional necessary information 
on the site’s historic buildings and structures, and possible development-related impacts to 
those buildings and structures. 
 
The Environmental Planning Division has reviewed the draft specific plan and has no comment. 
 
US Fish and Wildlife Service (USFWS) 
The only listed species that could be affected by the draft specific plan is the lesser long-nosed 
bat (Leptonycteris curasoae yerbabuenae). There are no known roosts on the site, so the 
effects would be from impacts to forage species, in this case saguaro cacti. Lesser long-nosed 
bats are known to forage in this area based on the USFWS hummingbird feeder monitoring 
project. The specific plan proposes to preserve in place or relocate within the property all 
saguaros within the project site. While there may be some effect from this, it will, in effect, result 
in no net loss of forage plants for the lesser long-nosed bat. Therefore, USFWS finds that the 
draft specific plan would have no significant effects to listed species, but emphasizes the need 
to follow the measures that have been included to conserve saguaros on the property and 
maintain wash corridors for wildlife, as telemetry studies indicate that lesser long-nosed bats 
travel between roosts and foraging sites using wash corridors.   
 
Metro Water District 
In a letter dated September 5, 2014, Metro Water District stated that the specific plan property is 
within the legal boundary of the Metropolitan Domestic Water Improvement District obligated 
service area. Potable water service will be supplied on demand. Any necessary onsite / offsite 
requirements for domestic and fire flow water supply will be determined when a development 
plan or application for water service is submitted, and will be the responsibility of the owner(s) / 
developer(s). System sizing will be based upon calculated demand for domestic and fire flow to 
adequately supply the area. If a development plan or application for service has not been 
submitted by September 5, 2016, Metro Water District will reevaluate the request and reissue a 
will-serve letter. 
 
Rural/Metro Fire Department 
The Rural/Metro Fire Department has reviewed the specific plan and requests that as the 
development continues into the plan stage, the owner(s) / developer(s) will be required to 
submit plans to their fire prevention department for review of fire code compliance. This review 
will cover fire flow and fire hydrant requirements, fire department access, fire sprinklers, fire 
alarm systems and all other applicable fire code requirements. As of April 7, 2007 the 2003 
edition of the International Fire Code shall be the applicable fire code for this project.  
 
Public Comments 
The applicant conducted 4 public meetings (one meeting with the complete and accepted draft 
specific plan is required by the Zoning Code) between December 18, 2014 and January 22, 
2015; two earlier public meetings were held in August and September 2014, prior to acceptance 
of the draft plan. 
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Staff has received a number of phone calls and 7 written comments to date in opposition to the 
proposed CCRC. Reasons for opposition include increased traffic on Sabino Canyon Road, 
impacts to open space and neighborhood aesthetics, loss of wildlife habitat, and the long-term 
care of the remaining retired Sisters on the site.  
 
 
Respectfully, 

 
Mark Holden 
Principal Planner 
 
 
cc: The Planning Center 
 Tucson Land and Cattle Co., Jim Campbell 
 Co23-14-01 planning file 
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Appendix A: Rezoning Policy RP-114 N. Sabino Canyon Road / E. River Road (CF)  
 
General location: east side of N. Sabino Canyon Road approximately one-quarter mile north of 
E. River Road, in Section 29 of Township 13 South, Range 15 East (Ref. Co7-08-03). 
 
Policies 
 
A. Use of the property is restricted to a Continuing Care Retirement Community (CCRC) only.  
 
B. Along the north, west and south boundaries of the amendment site, new development shall 

be limited to single-story residential for the first 150’. 
 
C. Inside of the 150-foot single-story residential setback described above, an internal project 

core is established. Notwithstanding the zoning districts and allowable residential density 
range allowed under the Medium Intensity Urban (MIU) land use intensity category, within 
the internal project core rezoning to CB-1 Local Business Zone, or establishment of similar 
commercial use and development standards within Specific Plan-defined land use 
categories, shall be deemed in conformance with the Comprehensive Plan. 

  
D. Within the internal project core, commercial uses are further restricted to Continuing Care 

Residential Community accessory uses for the enjoyment of community residents and 
guests only. 

  
E. Within the internal project core, CB-1 zoning or equivalent Specific Plan land use categories 

may allow maximum building heights up to 39 feet. 
  
F. The Specific Plan process is preferred for implementation of this plan amendment. 
  
G.  Any rezoning or Specific Plan shall include the eastern portion of the property not included 

in the comprehensive plan amendment area, with conditions limiting additional development 
to protect cultural resources, steep slopes and viewsheds, and to preserve natural open 
space. 

  
H.  A letter of intent to serve from a water service provider shall be submitted as part of any 

subsequent rezoning application. If the letter of intent to serve is from a water service 
provider that does not have access to a renewable and potable water supply, the applicant 
will provide documentation as to why a water service provider with access to a renewable 
and potable water source is not able to provide service. 

  
I. No person shall construe any action by Pima County as a commitment to provide sewer 

service to any new development within the plan amendment area until Pima County 
executes an agreement with the owner / developer to that effect. By accepting this plan 
amendment, the owner / developer acknowledges that adequate treatment and/or 
conveyance capacity in the downstream public sewerage system is not available to 
accommodate new development in the plan amendment area at the time of plan 
amendment approval, and new development within the plan amendment area will need to 
be postponed until adequate treatment and / or conveyance capacity becomes available. 
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Comprehensive Plan Land Use Designations  
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Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 
Comprehensive Plan Land Use Designations 
 
Medium Intensity Urban (MIU) - (This area of the site is restricted to Continuing Care 
Retirement Community by Comprehensive Plan policy) 
 
a. Purpose: Designate areas for a mix of medium density housing types and other compatible 
uses.  
 
b. Objective: Provide an opportunity for a variety of residential types, including cluster option 
developments, and single family attached dwellings. Special attention should be given in site 
design to assure that uses are compatible with adjacent lower density residential uses.  
 
c. Residential Gross Density: 

Minimum - none  
Maximum - 10 RAC  

 
d. Zoning Districts: 

GC Golf Course Zone  
CR-1 Single Residence Zone  
CR-2 Single Residence Zone  
CR-3 Single Residence Zone  
SH Suburban Homestead Zone  
CR-4 Mixed-Dwelling Type Zone  
CR-5 Multiple Residence Zone  
CMH-1 County Manufactured and Mobile Home-1 Zone  
CMH-2 County Manufactured and Mobile Home-2 Zone  
MR Major Resort Zone  
TR Transitional Zone 
 

 
Low Intensity Urban 0.5 (LIU 0.5) - (This area of the site is restricted to natural open space by 
Comprehensive Plan policy) 
 
a. Purpose: Designate areas for low density residential and other compatible uses; to provide 
incentives for clustering residential development and providing natural open space; and to 
provide opportunities for a mix of housing types throughout the region. 
 
b. Residential Gross Density: 

Minimum - none  
Maximum – 0.5 RAC  

 
c. Zoning Districts: 

GC Golf Course Zone  
SR Suburban Ranch Zone 
SR-2 Suburban Ranch Estate Zone 
SH Suburban Homestead Zone  
CR-1 Single Residence Zone  
CR-2 Single Residence Zone  
CR-3 Single Residence Zone  
MR Major Resort Zone 
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Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 
Existing facilities (looking SW) 
 

 
 



Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 
Development site (looking NW) 
 

 
 



Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 
Site conditions (buffelgrass, saguaro w/ rodent damage) 
 

 
 











 

 
 DATE:  January 9, 2015 
 
 

TO: Mark Holden, DSD FROM: Greg Saxe, Ph.D. 
 Senior Planner  Env. Plg. Mgr 
 
SUBJECT: Co23-14-01 Sisters of the Immaculate Heart of Mary – Sabino Canyon Road 

Comprehensive Plan Amendment  
 
Previously, the Regional Flood Control District (District) reviewed the subject Site Analysis and found it 
incomplete because the Specific Plan Map did not show the proposed drainage plan as required by 
Pima County Code Section 18.90.050.  In addition, potential impacts to shallow groundwater areas 
were not addressed.   
 
After meeting with the District, the applicant submitted a letter, dated January 6, 2015,  providing 
additional information.  While outstanding drainage issues can be resolved at the development plan 
stage, water supply issues remain unresolved.  Based upon this submittal the District has revised our 
comments as follows: 

 
1. Item 3 of the response letter states that drainage improvements have been shown on the Concept 

Plan in addition to the post development hydrology exhibit however no revised drainage exhibits 
were submitted with the letter.  Although still unclear, the District, concurs that the drainage 
items can be resolved at the development stage subject to the conditions below.   

2. The site is impacted by a regulatory watercourse which should have been included in the open 
space area shown on the Specific Plan Map. Item 1 of the response letter indicates that the 
floodplain of the watercourse will be included in a private open space easement. This is 
acceptable to the District and will be made a condition. 

3. There is Pima County Regulated Riparian Habitat (PCRRH) associated with a non-regulatory 
watercourse located in the northwest area of the project.  A boundary modification was discussed 
in concept with District staff in 2009.   Because a formal boundary modification has not yet been 
approved, current boundaries have been shown.  If more than 1/3 of an acre of disturbance within 
the effective boundaries is proposed at the time of development a Riparian Habitat Mitigation 
Plan will be required.  The District recommends that the mitigation area be adjacent to the 
regulatory watercourse. Item 4 of the response letter confirms that any riparian habitat mitigation 
will be located in proximity to the regulatory watercourse. 

4. The first PIWMP submitted was incomplete.  First, and most significantly, the water use projection 
was for over 50 acre feet per year, a threshold that triggers greater analysis requirements, but this 
value could not be confirmed because a complete description of the methodology used was not 
provided. Based upon these comments, the applicant re-examined their method and resubmitted 
using the required Arizona Department of Water Resources (ADWR) water use calculator.  This 
resulted in a lowering of the estimate just below the 50 acre feet per year threshold.  The 
applicant also submitted a revised Table B with the January 6 letter.  The additional information 
means that the PIWMP is complete and the lower use estimate is below thresholds requiring 
further analysis.  However, despite the statement in Item 5 of the response letter that the ADWR 
method has been used and that the project does have access to renewable and potable water, the 
Districts assessment of potential water demand differs from the applicant’s assessment provided 
in items 5b and 5d in the letter as follows: 

 
 



a. The difference in the demand value provided by the applicant and the Districts value is 
related to the assumption of the number of people per multi-family unit and people per 
single family unit. The applicant assumes a 1 person per unit, while the District assumes 
1.3 people per unit to account for family, additional care workers, etc., and 1.5 pph for 
single family dwellings. This assumption increases the estimated demand to above 50 
AF/yr. We also acknowledge that the exterior demand would be only common areas. 

b. The response letter seems to confuse assured water supply with the purpose to this 
Policy, which is to promote the efficient utilization of the regions potable supplies while 
protecting groundwater dependent ecosystems. Metro Water District’s  inter-connect 
with Tucson Water satisfies the assured water supply requirement, but the plan to not use 
it unless under emergency conditions  results in increased demand on their sources, which 
are located in groundwater dependent ecosystems. Since access to potable and 
renewable water by Metro is not utilized and the District assessment results in an 
estimated demand that exceeds 50 AF/yr,  items 7-12 of Appendix A of the Site Analysis 
should be performed. Preferably, the inter-connect with Tucson Water would be utilized 
to meet demand which would result in a potable and renewable supply, which does not 
increase demand within a groundwater dependent ecosystem. 

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

 
a. The site is within the Metro Water District Obligated Service Area.  Metro provides 

renewable and potable water only in emergency situations. 
b. Per the ADWR Well Inventory the Sisters’ on-site well had water at 80 feet in 1983.  While 

on the edge of the modeling area, per “Mason, Dale, 2014, Technical memo to the Tucson 
Groundwater Users Advisory Committee, Modeling Results of the 2010 Supply and 
Demand Assessment Model Projection, Arizona Department of Water Resources”, 
between the years 2010 and 2025 groundwater depth is predicted to change between 
minus 10 to plus 10 and be 151 to 200 feet below the surface by 2025.   

c. The site is not located within a mapped subsidence zone.  
d. The nearest Groundwater-Dependent Ecosystem is Ventana Canyon Wash an intermittent 

stream located as little as 1/10th of a mile away downstream along the PCRRH area 
associated with the site.   The site is within the Tucson Hydrogeologic Basin, and the depth 
to bedrock is 1600-3200 feet per isopleth maps used by the District.    

 
Pima County’s Water Resources Impact Assessment finds that, under existing conditions, the 
proposed project will not have access to renewable and potable water.  Based upon projections 
provided in the PIWMP, the scale of the project and the unknowns including  which wells will 
serve the project, and how water harvesting is to be accomplished the use may have adverse 
impacts on shallow groundwater areas. 

 
Based upon the WRIA analysis above and policies established by BOS Resolution 2008-72 the District 
is prohibited from recommending approval.  It is also worth noting that the site plan concept has 
increased in intensity from the time of the comprehensive plan amendment at which time drainage 
and habitat concerns were also raised.  However the District has met with the applicant and has 
determined that contingent upon the conditions recommended below compliance with the Floodplain 
Management Ordinance can be achieved. While not all the suggested language proposed by the 
applicant has been incorporated into the recommendations they do represent a compromise.    Should 
the Commission recommend approval the following conditions are requested: 
 

a. First flush retention (retention of the first ½ inch of rainfall) shall be provided for all newly 
disturbed and impervious surfaces. This requirement shall be made a condition of the Site 
Construction Permit. 



b. The area within the floodplain and erosion hazard setback of the regulatory watercourse shall 
be included in a private open space easement, except at utility, pedestrian and vehicular 
crossings. 

c. Any required riparian habitat mitigation area should be located adjacent to this area and may 
be located in the easement. 

d. The final design of the improvements shall meet PCFCD requirements for detention and 
retention. 

e. Water conservation measures identified in the Preliminary Integrated Water Management 
Plan shall be implemented with the development. A Final Integrated Water Management 
shall be submitted to the District for review and approval at the time of development. 

f. Drainage improvements that collect runoff from the new development including water 
harvesting to satisfy the Final Integrated Water Management Plan (FIWMP) requirements 
may be included in the open space easement, where feasible. 

 
If you have any questions regarding these comments, please contact me at 724-4600. 

 
GS/ES/FP 

 
cc: File 



 

DEPARTMENT OF TRANSPORTATION 
201 NORTH STONE AVENUE, FOURTH FLOOR 

TUCSON, ARIZONA  85701-1207 

PRISCILLA S. CORNELIO, P. E.              (520) 724-6410 
DIRECTOR                FAX (520) 724-6439 

Memorandum 
 

 

Date: January 6, 2015    
To: Mark Holden, Pima County Development Services  
From: Jeanette DeRenne, AICP, Principal Planner, Pima County Department of Transportation  
Subject: Co23-14-01 Sisters of the Immaculate Heart of Mary Specific Plan 

 

There is a secondary transportation concurrency concern due to overcapacity roadway segments within 
two miles of the specific plan site.  River Road, from Sabino Canyon Road to Craycroft is functioning 
overcapacity, and no improvements are scheduled at this time.  The applicant is proposing a continuing 
care retirement community with direct access onto Sabino Canyon road.  Access will be generally in the 
same location as the existing access to the site; however, upgrades to the access point will be designed 
during the development plan phase.  The existing TEP access on the site will remain as a right-in/right-
out access.  The applicant is proposing a phased development.  As proposed, an increase of 1,340 ADT 
can be anticipated as a result of this development.   

Sabino Canyon Road is a four land urban principal arterial with approximately 150 feet of existing right 
of way. There is an existing left turn lane on southbound Sabino Canyon Road into the existing access for 
this site. The capacity for Sabino Canyon Road is 35,820 ADT.  Current traffic volumes for Sabino Canyon 
Road are 29,293 ADT between River and Kolb, and 30,974 between Cloud road and River Road.  

River Road, west of Sabino Canyon Road, is a two lane, paved, county maintained, urban minor arterial. 
The posted speed is 35 mph.  The intersection has been widened to accommodate duel southbound 
right turn lanes and a dedicated northbound left turn lane onto Sabino Canyon Road. It is designated as 
a scenic major route per the Major Streets and Scenic Routes Plan.  The right-of-way width varies along 
the segment of road between Sabino Canyon Road and Craycroft Road; however, the planned future 
right-of-way for River Road is 150 feet.  The most recent traffic count from 2012 is 15,613 and the traffic 
capacity is 13,100 ADT.  

Cloud Road is a two lane, paved, county maintained, scenic major route per the Major Streets and 
Scenic Routes Plan.  The posted speed is 35 mph.  The right-of-way is 120 feet, narrowing down to 90 
feet.  The planned future right-of-way is 120 feet.   Duel westbound left turn lanes accommodate traffic 
entering Sabino Canyon Road.  The most current traffic count for Cloud Road is 5,366 ADT (May 2013), 
and the capacity is 13,100 ADT. 



Major roadway improvement projects in the vicinity of this development include an extension of Sabino 
Canyon Road, south of Tanque Verde Road.  This extension will connect to Kolb Road.  The proposed 
improvements include two lanes of traffic in each direction, bike lanes, and a multiuse path along Sabino 
Canyon Road.  This project was part of the 20-year RTA plan approved in May 2006, and will be funded 
through the City of Tucson, RTA and FHWA funds.  The project is expected to start in mid-2014 and will 
take a year to complete.  North from Sabino Canyon Road, Kolb is planned for improvements, to a three 
lane cross section, in 2017 from 1997 Transportation Bonds.   

The Pima County Department of Transportation has no objection to the proposed specific plan.  The 
design of this site as a mixed-use facility will reduce off-site traffic by providing goods and services to the 
residents.  Although 1,340 ADT will be a noticeable increase to traffic, peak hour trips and directional 
split of traffic are anticipated to differ from the surrounding neighborhood.  A preliminary traffic impact 
study was submitted, and an updated TIS will need to be completed at the time of the development plan 
with updates submitted with each phase of the development.  

The Department of Transportation recommends the following conditions: 

1. A Transportation Impact Study for the entire specific plan area shall be submitted for approval 
by the Department of Transportation prior to approval of the first development plan for the 
specific plan site.  The traffic impact study shall be updated with the submittal of each phase.   

2. Access onto Sabino Canyon Road will be limited to the two existing access points as shown in 
the specific plan.  The northern access point will be a right-in/right-out only access.  

 

 



 
REGIONAL WASTEWATER RECLAMATION DEPARTMENT 

201 NORTH STONE AVENUE 
TUCSON, ARIZONA  85701-1207 

JACKSON JENKINS                   PH: (520) 724-6500 
        DIRECTOR                                             FAX: (520) 724-9635 
 

December 31, 2014 
 
 

TO:   Mark Holden, AICP, Senior Planner 
   Planning Division 
   Pima County Development Services Department 
 
FROM:  _______________________________________ 
   Mirela Hromatka, Program Manager 
   Planning and Engineering Division  
   Pima County Regional Wastewater Reclamation Department 

 
SUBJECT: Co23-14-01 – Sisters of the Immaculate Heart of Mary Specific Plan  
  Rezoning from SR to SP  
  Tax Parcel #114-30-002C; 63 acres 
 

 

The Planning Section of the Pima County Regional Wastewater Reclamation Department 
(PCRWRD) has reviewed the above referenced request for a rezoning and offers the following 
comments for your use.   
 
The PCRWRD has no objection to the proposed rezoning request but adds the following 
rezoning conditions:  

 
REZONING CONDITIONS 

 
Should the Board of Supervisors be inclined to approve this rezoning, the Pima County 
Regional Wastewater Reclamation Department (PCRWRD) recommends the following 
conditions: 
 
1. The owner / developer shall not construe any action by Pima County as a commitment  

to provide sewer service to any new development within the rezoning area until Pima 
County executes an agreement with the owner / developer to that effect. 

2. The owner / developer shall obtain written documentation from the PCRWRD that  
treatment and conveyance capacity is available for any new development within the 
rezoning area, no more than 90 days before submitting any tentative plat, development 
plan, preliminary sewer layout, sewer improvement plan, or request for building permit 
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for review. Should treatment and / or conveyance capacity not be available at that time, 
the owner / developer shall enter into a written agreement addressing the option of 
funding, designing and constructing the necessary improvements to Pima County’s 
public sewerage system at his or her sole expense or cooperatively with other affected 
parties.  All such improvements shall be designed and constructed as directed by the 
PCRWRD. 

3. The owner / developer shall time all new development within the rezoning area to  
coincide with the availability of treatment and conveyance capacity in the downstream 
public sewerage system. 

4. The owner / developer shall connect all development within the rezoning area to Pima  
County’s public sewer system at the location and in the manner specified by the 
PCRWRD in its capacity response letter and as specified by PCRWRD at the time of 
review of the tentative plat, development plan, preliminary sewer layout, sewer 
construction plan or request for building permit. 

5. The owner / developer shall fund, design and construct all off-site and on-site sewers  
necessary to serve the rezoning area, in the manner specified at the time of review of 
the tentative plat, development plan, preliminary sewer layout, sewer construction plan 
or request for building permit. 

6. The owner / developer shall complete the construction of all necessary public and/or  
private sewerage facilities as required by all applicable agreements with Pima County, 
and all applicable regulations, including the Clean Water Act and those promulgated by 
ADEQ, before treatment and conveyance capacity in the downstream public sewerage 
system will be permanently committed for any new development within the rezoning 
area. 

 
If you wish to discuss the above comments/conditions, please contact me at 724-6488. 
 
MH 
Copy:  Project 
 
  
 





On Jan 10, 2015, at 10:47 AM, Mary Hanna <maryhanna993@icloud.com> wrote: 

Dear Neighbors, 
 
My husband and I had a meeting Wednesday with Representative Miller, Jim Campbell (the 
developer) and in place of Sister Mary Alice, Emery Barker. Emery Barker is a lawyer who has 
represented high end senior communities in town and is currently representing the nuns. I was 
anxious to hear from Sister Mary Alice but Mr. Barker told us that she was in Barcelona.  
  
At the meeting, we were told that everyone had been notified (280 people) and that everyone 
agrees this is a great project. According to Representative Miller, lack of opposition means 
support. The nuns are getting money as units are developed and will be allowed to stay there 
until phase 4 when the convent will be removed. They will not be utilizing any of the services by 
their choice per the developer. We were also told that the property had been listed several times 
but was not purchased. They would not comment on the amount that was being paid for the 
property.  
  
Given that the Sisters have served the needy and that the Comprehensive Plan for Pima County 
suggests the need for lower income senior living, I asked if there would there be a “set aside” for 
lower income seniors to utilize the CCRC. The answer was no. I asked if a needs assessment was 
done to determine if our community needs this type of senior living and nobody knew. 
Watermark personnel were not present at this meeting. I do agree that the developer has made 
concessions to the design but the size of the project has not changed. 
  
This is like a large hotel with up to 500 unit capacity. It is my understanding that the actual 
buildings will be on 43 acres. This means .11 acre per individual. This is similar to the "density" 
of the project at Sabino and Cloud (130 for 15.4 acres) but multiplied by 3. Evidently, the Flood 
Control Division and the Transportation Department had concerns about impact for the Sabino 
Cloud project. As we all know, this project is going to have a huge impact on our community 
(wildlife, traffic, water, emergency medical and fire services and much more). In my opinion, 
this is being ignored, Representative Miller appears to support it and without a significant 
resistance and exposure, this will likely get pushed through as did the Sabino Cloud project. 
  
I do not have legal, investigative, zoning or any of that type of expertise and I work full time. If 
we want to form a group, then we will need someone to identify themselves as the chair. I will 
gladly work in concert with this chairperson.  
 
 
There will be a meeting on the 15th at the Sisters of Immaculate Heart at 6:30 pm. You should 
have received a notice. This will be the last chance to ask questions. My husband and I will 
attend the meeting. The last chance to voice concerns is at the Board of Supervisors meeting on 
January 28th. 
  
Per request, here is a possible template for an email to send: 
Dear (insert recipient) 
Subject: re-zoning Sisters of Immaculate Heart of Mary 
We live at (insert address) and (insert statements from below that are true for you) 

mailto:maryhanna993@icloud.com
x-apple-data-detectors://0/


1.     we were not notified 
2.     we thought it was going to be a small convalescent home for the nuns 
3.     given the recent project on Sabino and Cloud, this project will have a significantly negative 
impact on our community, (insert reasons personal to you) and 
4.     therefore we are opposed to the rezoning. 
  
Email to any or all of the following: 
Ally Miller, Supervisor district1@pima.gov 
Ramon Valadez district2@pima.gov 
Sharon Bronson district3@pima.gov 
Ray Carroll district4@pima.gov 
Richard Elias district5@pima.gov 
Clerk of the Board COB_mail@pima.gov 
Mark Holden, Senior Planner, Pima County Development Services Dept., Planning 
Division   mark.holden@pima.gov 
Jeanette DeRenne, Department of TransportationJeanette.DeRenne@pima.gov 
Metro Water District, cindy.martinez@metrowater.com 
Greg Saxe, Regional Flood Control District, Greg.Saxe@pima.gov 
  
Feel free to write me if you have any questions. 
  
Mary Hanna 
maryhanna993@icloud.com 
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Fwd: Re-zoning of Sisters if Immaculate Heart of Mary 
 
Nicki Lasky nickinenalasky@gmail.com 
Sent: Sat 01/10/2015 2:39 PM 
To: Mark Holden 
 
Sent from my iPad 
 
Begin forwarded message: 

From: Nicki Lasky <nickinenalasky@gmail.com> 
Date: January 10, 2015 at 2:24:20 PM MST 
To: "district1@pima.gov" <district1@pima.gov> 
Subject: Re-zoning of Sisters if Immaculate Heart of Mary 

Dear Mr. Holden, 
     We live at 7354 East Sabino Terrace place, Tucson, 85750.  We purchased this house one 
year ago and were not told of any plans to construct a massive structure in our back yard.  We 
are elderly and traffic is already so fast and furious that it makes us frightened to both walk and 
drive in this area.  In the last few weeks a bicyclist was hit here.  This project will have a 
negative impact on this community. Please reconsider allowing this community to become even 
more congested and less scenic and inviting.  Tucson does not need to look like Phoenix! 
Sincerely, Dr.  Richard Lasky 
                 Nicki Lasky 
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Fwd: Sister Project 
 
Wools Lavelle wools@live.com 
Sent: Sun 01/11/2015 11:35 AM 
To: COB_mail 
Cc: Mark Holden 
 
 
Sent from my iPad 
 
Begin forwarded message: 

From: Wools lavelle <wools@live.com> 
Date: January 11, 2015 at 11:16:59 AM MST 
To: JIM LAVELLE III <lavelle3805@gmail.com> 
Subject: Sister Project 

 
 
Sent from my iPad 
 
To whom it concerns: 
 
My husband and I live on N. Mountain Cove Drive.  I can see the cross on the path of the 
stations  of the cross from my bedroom.  We are opposed to the project proposed to build on the 
Immaculate Heart Compound.  We were aware of the building of a convalescent home for the 
nuns.  What is now proposed falls very far from that and is offensive. We were not notified of 
this and do not want it in our beautiful neighborhood.  This kind of project will spill all sorts of 
problems onto the residents who are unwilling recipients.  Traffic increase is only one of the 
issues this will bring.  This project has been kept secret until recently and our elected officials 
have chosen other interests to represent and not their own constituents.   
 
Do not take any lack of dissent as an agreement to this proposal.  Had we been notified of this 
ambitious grab you would have known it was not wanted.   
 
Patricia and Jim Lavelle 
520-546-2350 
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Sisters Project on Sabino Canyon Road 
 
Charlie & Myra Hill myrahill12@aol.com 
Sent: Mon 01/12/2015 11:42 AM 
To: District1; District2; District3; District4; District5; Mark Holden 
 
My wife and I were unable to attend the January 5th meeting where the proposed assisted living facility 
was discussed.  One of our neighbors did attend and provided us with some feedback of the discussion. 
 
Apparently the developer stated that 280 people had been notified of the project and everyone agreed 
that this was a great project.  WRONG on both accounts.  We live directly north of the proposed project 
and absolutely no one in our community has ever received any information regarding the project.  I 
would suggest that the developer has not been transparent and has been misleading  in stating that he 
has “full support” for the facility.  I would like for the developer to provide a list  of the residents and 
addresses that he contacted. 
 
Traffic on Sabino Canyon Rd. is getting worse by the day.  There were serious objections to the Avilla 
development which is currently being built on both sides of Sabino Canyon Rd. at River Rd. but the 
county overrode the residents concern by permitting the project.  Now this.  There is not one resident in 
Sabino Terrace in favor of more congestion that will affect our community.   
 
Please listen to your constituents. 
 
Charles & Myra Hill 
7355 Sabino Terrace Place 
Tucson, AZ  85750  
 

mailto:myrahill12@aol.com


FW: Sisters of the Immaculate Heart Zoning - follow up 
 
From: patrick.m.mclaughlin@comcast.net [mailto:patrick.m.mclaughlin@comcast.net]  
Sent: Thursday, January 15, 2015 10:36 PM 
To: district1@pima.gov 
Cc: jc@oasistucson.com 
Subject: Sisters of the Immaculate Heart Zoning - follow up 

 

Hello Ms. Miller, 
 
I appreciate your attendance and input in tonight's meeting. I am sending this email to state and 
confirm my thoughts and opinion on the proposed zoning and development plan for the Sisters 
of the Immaculate Heart property. 
 
As I stated in the meeting, being within 300 feet and sharing a property line with the property in 
question, I am against any significant development on that land as it exacerbates issues we 
already have with traffic and generally decreases the esthetic beauty of the area. 
 
However, if we assume that the following two things are true: 
1) The Sisters must and therefore will sell the land. 
2) The land is going  to be purchased by a developer and developed in some way. 
Then I do support the CCRC plan as presented by Mr. Campbell and his partners and 
associates. It is certainly a far better proposal than commercial property or other potential 
proposals discussed in the meeting. 
 
I ask that you and the Board of Supervisors take every step to protect three things: 
1) First and foremost the protection of the two hills against any development of any kind in 
perpetuity. There was discussion in the meeting of modifying the proposal to add language 
solidifying this via an "easement" protected by the county. 
2) Assurance that the 4 phases proposed are the most development that will ever be done. 
3) Maximum heights of buildings and light restrictions be enforced. 
 
Sincerely, 
Patrick McLaughlin 
3882 N Mountain Cove Drive 
Tucson, AZ 85750 

 

 



Rezoning Sisters of Immaculate Heart of Mary 
 
Diane Seifried rdseif@comcast.net 
 
Sent: Fri 01/16/2015 5:29 PM 
To: District1; DIST2; District3; District4; District5; COB_Mail; Mark Holden; Jeanette 
 DeRenne; cindy.martinez@metrowater.com; Greg Saxe 
Cc: mhanna993@gmail.com 
 
 
To Whom It May Concern: 
  
We were so saddened to hear of the possible rezoning of the Sisters of the Immaculate 
Heart.  We live at 7840 E. Sabino Vista Knolls.  Within the past several years, a huge 
housing development was built approximately .2 miles from Sabino Road and 
River.  Avaia homes are building on both sides of the Intersection of Sabino Road and 
River, adding approximately 400 plus high density apartment-homes there.  This will 
add so much traffic to the area.  Originally, there was an issue with water for these new 
developments. Has the water issue been resolved?   If this development goes in where 
the noviate is located it will have a significant impact on our community.  Most of the 
folks purchased in this area due to the surrounding views, not to mention the serenity of 
having the beautiful hill with the stations of the cross overlooking all of our homes. The 
Sisters of Immaculate Heart of Mary Noviate location has a profound religious 
significance here in our community.  There is also a huge amount of wildlife already 
displaced and wandering in our neighborhood (packs of coyotes, increased number of 
javalenas, and bobcats. 
  
We have never been informed of this impending rezoning effort.  A year or so ago there 
was talk of a small home for the nuns.  This development will add an unmeasurable 
amount of extra traffic, in addition to the people residing there, due to the nature of the 
business, medical professionals, visitors, vendors, maintenance, suppliers, staff, and 
the list goes on and on.  It will be like having a hotel there.   
  
Please don't do this to our neighborhood!  For the above reasons,  we are so opposed 
to the rezoning. 
  
Thank you for your time. 
Robert & Diane Seifried 
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CCRC and Zoning - Sisters of Immaculate Heart of Mary 
 
Gary Slovikosky <slovikosky@yahoo.com> 
 
Sent: Sat 01/17/2015 11:25 PM 
To: Ally Miller; Mark Holden 
Cc: Mary Hanna; DIST2; District3; District4; District5; COB_Mail; Jeanette DeRenne; 
 cindy.martinez@metrowater.com; Greg Saxe 
 
Dear Supervisor Miller, 
 
My husband and I attended the meeting at the convent last Thursday. Thank you so much 
for your efforts and for working so hard to find a good "fit" for the area in discussion. Here 
are some of my thoughts: 
 
My biggest concern with the retirement home is still the congestion of the area (not just 
speaking of cars) and the resulting destruction of habitat for our wildlife - the last bigger 
piece left in the area. Also, I wonder what the purpose of zoning an area is, if it is later 
rezoned anyway - depending on which investor buys the land and what HIS intentions are. 
What's then the purpose of zoning the land in the first place? Also, is the city not able - 
when planning the city layout - to designate more land to remain natural (not just parks 
outside the city)? It would keep Tucson more attractive in the long run. It is not  true that 
Tucson is landlocked! How come so many people bite into this misconception! There is a lot 
of land surrounding Tucson that can be built on. Not every side bordering Tucson faces 
closely the mountains or is protected area. There are directions into which Tucson can grow. 
Tucson would just have to stretch out further. Anybody who wants to know what 
"landlocked" means, needs to go to Europe! That will change the perspective. Further, the 
argument that current developments all used to be natural area at one point and that we 
just have to get used to empty pieces of land left being developed one day is not rational. 
With this argument any opposition can be suffocated before it even begins. With this 
argument any building plans can be justified. It is not an objective argument. Why, 
otherwise, zone Tucson in the first place? 
 
It may be interesting to note that, as soon as the builder of "Avilla" fenced in the 
construction site on our side of the road (Sabino Creek), the javelinas started coming 
through our neighborhood knocking over multiple trash cans. This is now happening on a 
regular basis. Before, it also happened, but was just a RARE incident. The javelinas have 
been taken away a big chunk of their habitat and are simple not finding enough food any 
more. They are hungry! And some of them will probably starve. Also, the javelinas are now 
eating plants in the front and the back of our yard which they never touched before. These 
are just the signs we notice. What about the foxes, raccoons, owls, bob cats and other 
animals which we have seen and are known to live in our neighborhood and the surrounding 
areas? What if the last bigger open piece of habitat which is left in the north - the land that 
is now in discussion for rezoning - will also fall victim to construction? Is the existing wildlife 
in our area of no importance?  
 
In general, I think a retirement home is not a bad idea for the area in discussion. However, 
because of the previous decisions made (on Sabino Canyon Road) and all the higher density 
construction that has already been approved ("Avilla"), I have serious concerns. Honestly, 
given the choice, I would much rather have approved the retirement home instead of the 
"Avilla" development; but I guess that's a mute point now.  
 

mailto:cindy.martinez@metrowater.com


I appreciate the fact that the units bordering the existing neighborhoods are single story. 
There should be a nice buffer between the existing subdivisions and the new development. 
The Spanish style looks nice. I also appreciate that the mountain remains undisturbed. I am 
a little concerned that this piece of land could be sold (much later of course) to a third party 
and then rezoned and still be built on. I hope it is a strong point in the contract that cannot 
be changed that the mountain area has to remain undisturbed (comprehensive plan and 
zoning).  
 
On the other hand, I am of the opinion that the development should not exceed a height of 
two stories. 3-story buildings, even if built towards the center of the development and 
against the mountain, are not a good fit. They simply do not match the character of the 
area. The buildings should be no higher than two stories. 
 
Sabino Canyon Road is already - in my mind - above its capacity. The road condition has 
considerably deteriorated since construction of "Avilla" has started. The city patched some 
of the road holes, but not enough. It seems there are added more holed almost weekly 
which can be damaging to our tires. In my mind, Sabino Canyon Road needs to be 
completely repaved. If that will only be done after the construction, the appearing holes 
need to be filled on a regular basis during the construction phase, not just "once".  
 
Sabino Canyon Road is already suffocating in traffic. Also Tanque Verde Road. In the 
morning when I take my daughter to school, the traffic backup on Tanque Verde (between 
Sabino Canyon and Kolb) is very heavy and it is difficult to switch lanes without risking an 
accident. I believe to remember a traffic study - before the rezoning of the "AVilla" 
properties - that stated that the traffic volume on Sabino Canyon Road is already at or 
above its capacity. With such a huge retirement community, traffic would significantly 
increase, even WITHOUT most of the elderly residents driving.  
 
Further, could you please let me know what ACTUAL DENSITY NUMBER the community 
corresponds to (such as MIU 9)? CCRC by itsself does not mean anything to me. I would like 
a number that I can relate to. 
 
I would consider Snyder Road to be continued all the way through to alleviate Sabino 
Canyon/Tanque Verde from some of its congestion. 
 
I appreciate the fact the builder wants to leave the white cross on the mountain. It looks so 
pretty there. 
 
I have some concerns regarding the water consumption which will already increase 
tremendously with the previously approved developments. Also, water prices have recently 
gone up so much! We keep receiving notices to restrict water usage. But what does that 
practically look like? For our part, we already decided not to put in a lawn, for that very 
purpose to save water. We have, for most part, plants that have "low-water" usage; 
however, if we reduce the water in the garden any more, it will not look nice any more. Just 
look at the crape myrtles that line some of the streets in "Sabino Creek". Ever since the 
water was turned off, they barely bloom any more. They never look lush and green, always 
somewhat wilting - and some of them have died. To keep an area attractive and green, 
some water is necessary. Or are the only plants we should plant cacti and mesquite? Tucson 
would not be the same. Builders often choose low-water plants with the pretext to conserve 
water; but the truth is that they choose them because they want to keep their OWN water 
bill low! Even though I understand the need to preserve water in the desert - Tucson would 
look quite unattractive if low-water plants were all we did see. Adding more development to 



the area will complicate the water situation even more (even if only low-water plants were 
used).  
 
The small wash that runs through the property of the Sisters continues into our subdivision 
"Sabino Creek" and passes in front of our living room window. When it rains heavily, any 
trash collected upstream flows down to our house and pretty much ends up there - since it 
is being blocked by grass growing in that area. We hope there will be a regulation in effect 
that makes the retirement community responsible for keeping the wash clean on their 
grounds. 
 
There is one more concern I would like to bring to your attention. It seemed, during the last 
meeting, that the Sister body was not comfortable with the current solution about their 
personal situation. There were many unanswered questions concerning their future (living 
situation). As one of the Sisters mentioned she wanted to live until the age of "105". 
According to the builder, the Sisters will be allowed to live in their convent during the 
construction phase - about 12 years. However, where will they go after that? Who will take 
care of them? Sister Mary Alice got very defensive towards the end of the meeting. I had 
the feeling that some mismanagement on her (their) part concerning their property and the 
future care of the Sisters made her uncomfortable. She did not want her bad decisions to 
get "exposed". However, I also felt sorry for the rest of the Sisters. Obviously, no clear plan 
has been put in place by the leadership of the convent, and the Sisters are the ones that are 
going to suffer. They are completely left in the dark. I understand this is not my business. 
However, I feel it would be a nice gesture from the builder - even though I am totally aware 
that this is not his obligation nor responsibility - to work out an agreement with the Sisters 
that will also assure them a secure future. Maybe, he could make a special, affordable offer 
to the Sisters that would give them the option to continue living in the retirement 
community.   
 
Please feel free to share my thoughts and concerns with anyone you feel should here them. 
Please let me know if you have any questions. 
 
Very respectfully, 
 
 
Sonja Slovikosky 
3605 N Sabino Creek Place 
(Sabino Creek Subdivision) 
 
 
P.S. May I voice one concern I have right now with the construction of "AVilla" on the side 
that borders the "Sabino Creek subdivision". When the shrubs and trees were removed and 
the land was graded, the traffic noise from Sabino Canyon Road became so much louder, 
almost unbearable! From our patio, we clearly hear the constant stream of cars going up 
and down that road. My question is: Will the buildings and wall be high enough to block the 
traffic noise from Sabino Canyon Road to our subdivision? I truly hope so... 
 



 

     OasisTucson, Inc. 
 

 

PO Box 14890, Tucson, AZ 85732  | 520-322-3900 Phone  |  520-322-3900 Fax 

          July 25, 2014 
Dear Neighbor:           
 
The Sisters of the Immaculate Heart of Mary, OasisTucson Inc., and the Freshwater Group in 

conjunction with The Planning Center, invites you to attend a neighborhood meeting regarding 

a rezoning proposal for the approximately 80-acre property owned by the Sisters of the 

Immaculate Heart of Mary at 3800 North Sabino Canyon Road.   

 

This meeting is a continuation of the rezoning process started five years ago that many of you 

may have attended.   During the economic recession the Sisters placed the project on hold but 

are now building upon what was approved five years ago.   The basics of the proposal remain in 

place with half of the property including the hill remaining as open space, single story limits 

around the perimeter and the use of the property being restricted to an assisted living 

Continuous Care Retirement Community (CCRC).    The current proposal is to rezone the subject 

property from SR (Suburban Ranch) to SP (Specific Plan).   The Sisters’ CCRC would provide the 

means for independent living, assisted living, skilled nursing and hospice care within the 

property.  The proposal is in accordance with the Pima County Comprehensive Plan change of 

five years ago which was previously presented to you and garnered approval. 

 

The existing Chapel will remain as is with the assisted living structures being integrated into the 

current layout.  We believe the Chapel adds greatly to the spirit of the neighborhood and will 

be an integral part of the assisted living community.  As mentioned the hill located on the 

eastern portion of the property will remain open space and the Stations of the Cross Trail to the 

top of the hill will remain. 

 

Please join us at this public meeting on Thursday August 7th at 6:00 p.m.  The meeting will be at 

the Sisters of the Immaculate Heart of Mary located at 3800 North Sabino Canyon Road.  We 

look forward to sharing this unique and wonderful project with you.   If you have any questions 

or comments, please contact Jim Campbell at (520) 237-4404 (JC@oasistucson.com) or  

Brian Underwood at (520) 623-6146 (bunderwood@azplanningcenter.com).    

 

Thank you in advance for your time. 

 
Jim Campbell 
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Meeting Notes 
Public Neighborhood Meeting- August 7th, 2014, held at 6pm 
Per Letter of Notification- Oasis Tucson, Inc.; Dated July 25th, 2014 
 
RE: Proposal to rezone approximately 80 acres owned by the Sister of the Immaculate Heart of Mary, 
located at 3800 North Sabino Canyon Road. 
 
Meeting was held on the grounds of Immaculate Heart of Mary, Presenters included Jim Campbell of 
Oasis Tucson and David Freshwater of the Freshwater Group / Watermark Retirement Communities.  
 
Meeting Guest included: 
Tim Harris of Long Reality  
Jeannie Davis- Chief of Staff for Supervisor Ally Miller 
Jim Goebel- The Freshwater Group 
 
Following presentations by Jim Campbell and David Freshwater, the following questions and comments 
were made by the public attending the meeting:  
 

 What is the timing of this project? And the timing of the various project phases?  
Response was hoping to start construction for phase one by fall of 2016. Additional phases 
would be based on market depend, but likely tracking in two to three year cycles.  
 

 Will the project have a convalescent home?   
Project is not currently designing to have a convalescent (Skilled Nursing) home at this time. But 
depending on demand, this could be considered in the future.  
 

 How will parking be handled and what will be the price range of the units?  
The site plan was reviewed, reflecting the parking locations, and clarification was made that a 
large % of the resident’s will no longer be driving.  In response to pricing, it was noted that 
pricing will similar to other competitors in the Tucson senior housing market. 

 

 Will these units have washer and dryers?  
The larger independent living units will be equipped with washer and dryers. 
 

 What about Traffic?  
A Sabino Vista resident requested that the developers support a request that a left turn signal be 
added. This same guest also requested that the developer support the opening of Snyder Road. 



Jim Campbell noted that a full traffic will be need and reviewed by the Pima County as part of the 
rezoning preprocess.  

 

 A resident from the Sabino Creek neighborhood noted that they felt battered by the amount of 
recent development in the area.  Again, noting concerns of the growing traffic on Sabino Canyon 
Road. 
Jim Campbell again noted that a traffic study will need to be completed, but also noted the 
impact of a senior housing development should be minimal.  David Freshwater also noted that it 
was possible to help reduce congestion at peak times, by looking at timing of staff shifts, and 
requesting delivers at off peak traffic hours. 

 

 How long will these construction phases be?  
David Freshwater noted the first phase lasting approximately 16 months and additional phases 
tracking to around 11 to 13 months. 

 

 Will the development has any restriction on pets? Neighbor noted the possible noise of barking 
dogs?  
David Freshwater, although we have policies related to having pets, we do our best to 
accommodate our residents. 

 

 A Sabino Vista neighbor felt that the notification letter didn’t reach all her neighborhood. 
Jeannie Davis from Supervisor Ally Miller office noted that a copy of the mailing list could be 
provided.  Jim Campbell also noted that he would do his best to expand the mailing radius to 
avoid any confusion for future meetings. 
 

 A neighbor asked if the roof would be repaired for the Sisters? As noted in past rezoning 
discussions?  
Jim Campbell, repairs being made to the church or grounds is no longer part of any agreement. 

 

 A neighbor with a home directly to the south of the church grounds, asked about any buffers 
between the existing home and the new development?  
Jim Campbell referenced a site exhibit prepared by the Planning Center, reflecting future site 
lines of new building elevations from the south property line, showing required building set-
backs and landscaped buffers. 

 

 At the meeting close, Jeannie Davis of Supervisor’s Ally Miller office noting a direct line of 
communication from their office to the neighbors and to the developer. 
 
 



 

     OasisTucson, Inc. 
 

 

PO Box 14890, Tucson, AZ 85732  | 520-322-3900 Phone  |  520-322-3900 Fax 

         September 1, 2014 
Dear Neighbor:           
 
I wanted to invite you to a SECOND NEIGHBORHOOD MEETING with regards to a rezoning 

proposal for the property owned by the Sisters of the Immaculate Heart of Mary at 3800 North 

Sabino Canyon Road.    The meeting will be held by Jim Campbell of OasisTucson Inc. (land 

developer) and David Freshwater of Watermark Communities (future operator).   Brian 

Underwood from the Planning Center is helping us facilitate this process. 

 

This meeting will not be presenting any new information but rather is offered to those that 

were unable to attend the first meeting.   We do plan on holding a third meeting in October as 

we progress.   Attached to this letter is our initial letter explaining some of the history of the 

project as well as a list of questions and answers from the first meeting. 

 

The basics of the proposal remain the same with roughly half of the property including the hill 

remaining as open space, single story limits around the perimeter, preservation of the chapel 

and the use of the property being restricted to an assisted living Continuous Care Retirement 

Community (CCRC).     The Sisters’ CCRC would provide the means for independent living, 

assisted living, skilled nursing and hospice care within the property.  The proposal is in 

accordance with the Pima County Comprehensive Plan change of five years ago which was 

previously presented to you and garnered approval. 

 

Please join us at this public meeting on Monday September 15th at 6:00 p.m.  The meeting will 

be at the Sisters of the Immaculate Heart of Mary located at 3800 North Sabino Canyon Road.  

We look forward to sharing this unique and wonderful project with you.   If you have any 

questions or comments, please contact Jim Campbell at (520) 237-4404 (JC@oasistucson.com) 

or Brian Underwood at (520) 623-6146 (bunderwood@azplanningcenter.com).    

 

Thank you in advance for your time. 

 
Jim Campbell 
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Date: September 15, 2014 

Meeting Notes 
Neighborhood Invite – Public Meeting - Hacienda Sisters   
 
The following meeting notes and comments were made at the public hearing, held on September 15th at 
6pm, on the grounds of the Sisters of the Immaculate Heart.  
 
Presentations were made by Jim Campbell of Oasis Tucson and David Freshwater of the Freshwater 
Group / Chairman of Watermark Retirement Communities. The meeting started at 6:10pm and was 
adjoined at 7pm.  A small group of neighbors attended the event. 
 
General Notes and Comments: 

 Jim Campbell provided a general overview of the project.  Outlining the phasing of the project as 
well as the various building heights. 

 

 One of the guest, Ilene; noted she was an HOA board member of an adjacent neighborhood 
association. 
 

 David Freshwater clarified terminology being used, clarifying the general term of senior housing 
and detailed the variety of senior related services that would be provided within the campus. 
 

 When will this project go to Planning and Zoning? JC noted likely January of 2015. 
 

 When will construction start? JC / DF agreed likely early 2016 
 

 JC noted that the project would be phased over the next 10 plus years. 
 

 What will the architecture be like? DF noted a strong reference to the Spanish influences of the 
area, and that the project was under design by Allen+Philp  Architects, famous for their 
hospitality background, as well as completing award winning senior projects, like Villa Marvilla in 
Scottsdale, Arizona .  
 



 What about solar? Solar panels and or even solar shingles:  DF noted pass history with LEED 
projects and integration of this type of technology within these types of buildings. It was noted 
that the smaller Memory Care buildings will likely be built to meet LEED for home requirements. 
 

 Comments were made that the developers need to research the new solar technology and get 
with local utility companies for possible promotional programs.  A recommendation was made 
that solar panel on the parking structures could be ideal. 
 

 Will the project be a rental? DF- Learning toward a rental fee model with a possible membership 
fee. 
 

 Neighbors appeared to be interesting in maintaining an open trail system on the ground and 
tied to the adjacent properties. JC / DF both agreed that maintaining a trail system through the 
grounds would be beneficial for all. 
 

 David Freshwater explained in detail the concepts of Watermark’s Memory Care programs and 
how “small house”, create a home like environment.  
 

 What do we expect the County to request next? JC- We’ll continue to work with the County to 
refine the specific plan. 
 

 Where will be the main entrance for the project? JC- Main entrance to the property will remain 
and be shared with the church.  
 

 JC- noted that the existing 404 Wash will not be disturbed, he also noted that a water loop was 
to installed, which should help water pressure. One of the neighbors was excited to hear that 
water pressure might be improved in the area. 
 

 Scheme Route (corridor) - Do you have to have a wall on Sabino Canyon Road? JC noted that 
because of the required landscape buffer, no additional wall was required. 
 

 JC notes that the Sisters currently have three wells on site. 
 

 Will a traffic light be added?  JC noted that the various neighbors appear to be split over adding 
a new light or turn lane to Sabino. JC noted it would be Pima County that makes the final 
decision. 



 

     OasisTucson, Inc. 
 

 

PO Box 14890, Tucson, AZ 85732  | 520-322-3900 Phone  |  520-322-3900 Fax 

         December 2, 2014 
Dear Neighbor:           
 
I wanted to invite you to a THIRD NEIGHBORHOOD MEETING with regards to a rezoning 

proposal for the property owned by the Sisters of the Immaculate Heart of Mary located at 

3800 North Sabino Canyon Road.    The meeting will be held by Jim Campbell of OasisTucson 

Inc. (land developer) and David Freshwater of Watermark Communities (future operator).   

Brian Underwood of the Planning Center is helping us facilitate this process. 

 

This meeting will be presenting elements of the specific plan and is offered to those that were 

unable to attend the first two meetings.   Attached to this letter is a list of questions and 

answers from the previous two meetings.   We expect to go to the Planning and Zoning 

Commission in January and you will be notified of that meeting as well from Pima County. 

 

The basics of the proposal remain the same with half of the property, including the hill, 

remaining as open space, single story residential limits around the perimeter, preservation of 

the chapel and the use of the property being restricted to an assisted living Continuous Care 

Retirement Community (CCRC).    The Sisters’ CCRC would provide the means for independent 

living, assisted living, skilled nursing and potentially hospice care within the property.  The 

proposal is in accordance with the Pima County Comprehensive Plan change of five years ago 

which was previously presented to you and garnered approval. 

 

Please join us at this public meeting on Thursday December 18th at 6:00 p.m.   The meeting 

will be at the Sisters of the Immaculate Heart of Mary located at 3800 North Sabino Canyon 

Road.  We look forward to sharing this unique and wonderful project with you.   If you have any 

questions or comments, please contact Jim Campbell at (520) 237-4404 (JC@oasistucson.com) 

or Brian Underwood at (520) 623-6146 (bunderwood@azplanningcenter.com).    

 

Thank you in advance for your time. 

 
Jim Campbell 

mailto:JC@oasistucson.com
mailto:bunderwood@azplanningcenter.com




 

Date: December 18, 2014 
Meeting Notes 
Neighborhood Invite – Public Meeting - Hacienda Sisters   
 
The following meeting notes and comments were made at the public hearing, held on December 18th at 
6pm, on the grounds of the Sisters of the Immaculate Heart.  
 
Presentations were made by Jim Campbell of Oasis Tucson and David Freshwater of the Freshwater 
Group / Chairman of Watermark Retirement Communities. The meeting started at 6:00pm, although no 
guest arrived at the meeting until 6:30PM and the meeting was adjoined around 7:15pm. One 
neighborhood couple and two of the campus Nuns attended the event. 
 
General Notes and Comments: 

• The attendees noted they were neighbors from the adjacent ridge and stated they had past 
conversations about the project with Jim Campbell.  The couple also noted they were 
developers of senior housing in Canada and that they supported the project and continued 
longevity the Sisters and the chapel. 
 

The following questions were also asked: 
 

• What happens to the Water Road? JC –Noted the location on the existing waterline road on the 
existing site plan and noted that the road will need to remain to maintain the existing reservoir. 
 

• Will the Convent stay? JC- Explained in detail the phasing of the campus, and that only at the last 
phase of the project would the convent be removed. As the project is currently detailed, only the 
chapel and the old ranch house would remain in the final building phase. 
 

• Where do the Sisters go? ( the Nuns in the current convent)-  Sister Alice responded to the 
question; based on age, those still around would likely move to the housing available on Magee 
Road.  Sister Alice also noted that the average age of The Sister is 75 years old. DF- noted the 
phasing will allow the Nuns to stay long term. 
 

• Will the campus have commercial restaurants or retail?  DF- explained the amenities within the 
current designs and that the campus will welcome guest of the families living at the community. 
However, it will not be open to the general public, based on zoning requirements as a CCRC 



(Continuing Care Retirement Community). DF- noted a preference to make this community non-
exclusive. 
 

• Is security a concern, with the community having outside visitors? DF-noted little concerns with 
visitors to the campus. Based on the operational systems in use at other properties being 
managed and owned by Watermark Retirement communities; Noting limited public access to 
resident areas.  

 
 
  



 

     OasisTucson, Inc. 
 

 

PO Box 14890, Tucson, AZ 85732  | 520-322-3900 Phone  |  520-322-3900 Fax 

         January 5, 2014 
Dear Neighbor:           
 
I wanted to invite you to a FOURTH NEIGHBORHOOD MEETING with regards to a rezoning 

proposal for the property owned by the Sisters of the Immaculate Heart of Mary located at 

3800 North Sabino Canyon Road.    The meeting will be held by Jim Campbell of OasisTucson 

Inc. (land developer) and David Freshwater of Watermark Communities (future operator).   

Brian Underwood of the Planning Center is helping us facilitate this process. 

 

This meeting will be presenting elements of the specific plan and is offered to those that were 

unable to attend the first three meetings or neighbors with questions or comments.   Attached 

to this letter is a list of questions and answers from the previous three meetings.   We expect to 

go to the Planning and Zoning Commission later this month (January) and you will be notified of 

that meeting as well from Pima County. 

 

The basics of the proposal remain the same with half of the property, including the hill, 

remaining as open space, single story residential limits around the perimeter, preservation of 

the chapel and the use of the property being restricted to an assisted living Continuous Care 

Retirement Community (CCRC).    The project would provide the means for independent living, 

assisted living, skilled nursing and potentially hospice care within the property.  The proposal is 

in accordance with the Pima County Comprehensive Plan change of five years ago which was 

previously presented to you and garnered approval.   Again, please review the attached 

questions and answers for additional details. 

 

Please join us at this public meeting on Thursday January 15th at 6:30 p.m.   The meeting will 

be at the Sisters of the Immaculate Heart of Mary located at 3800 North Sabino Canyon Road.  

We look forward to sharing this unique and wonderful project with you.   If you have any 

questions or comments, please contact Jim Campbell at (520) 237-4404 (JC@oasistucson.com) 

or Brian Underwood at (520) 623-6146 (bunderwood@azplanningcenter.com).    

 

Thank you in advance for your time. 

 
Jim Campbell 

mailto:JC@oasistucson.com
mailto:bunderwood@azplanningcenter.com
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RESOLUTION NO. 2009- 66 
-- - 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF PlMA 
COUNTY, ARIZONA, RELATING TO PLANNING, AMENDING THE 
PlMA COUNTY COMPREHENSIVE PLAN LAND USE MAP FOR 
APPROXIMATELY 43 ACRES IN SECTION 29 OF TOWNSHIP 13 
SOUTH, RANGE 15 EAST, IN THE CATALINA FOOTHILLS 
SUBREGION. 

BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF PlMA COUNTY, 
ARIZONA AS FOLLOWS: 

Section I. The Pima County Comprehensive Plan Land Use Map, Catalina 
Foothills Subregion, is hereby amended to change the planned land use intensity 
designation for approximately 43 acres, as referenced in Co7-08-03 Sisters of 
Immaculate Heart of Mary - N. Sabino Canyon Road Plan Amendment, located on 
the east side of N. Sabino Canyon Road approximately one-quarter mile north of E. 
River Road in Section 29 of Township 13 South, Range 15 East, as shown on the map 
attached hereto as Exhibit A and incorporated herein by this reference from Low 
lntensity Urban 0.5 (LIU-0.5) to Medium lntensity Urban (MIU). 

Section 2. The Pima County Comprehensive Plan Regional, Rezoning and 
Special Area Plan Policies are hereby amended to establish Rezoning Policies (RP) for 
the subject property as referenced in Co7-08-03 Sisters of Immaculate Heart of Mary- 
N. Sabino Canyon Road Plan Amendment, as follow: 

1 Use of the property is restricted to a Continuing Care Retirement Community 
(CCRC) only. 

2. Along the north, west and south boundaries of the amendment site, new 
development shall be limited to single-story residential for the first 150'. 

3. Inside of the 150-foot single-story residential setback described above, an internal 
project core is established. Notwithstanding the zoning districts and allowable 
residential density range allowed under the Medium lntensity Urban (MIU) land use 
intensity category, within the internal project core rezoning to CB-1 Local Business 
Zone, or establishment of similar commercial use and development standards within 
Specific Plan-defined land use categories, shall be deemed in conformance with the 
Comprehensive Plan. 
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4. Within the internal project core, commercial uses are further restricted to Continuing 
Care Residential Community accessory uses for the enjoyment of community residents 
and guests only. 

5. Within the internal project core, CB-1 zoning or equivalent Specific Plan land use 
categories may allow maximum building heights up to 39 feet. 

6. The Specific Plan process is preferred for implementation of this plan amendment. 

7. Any rezoning or Specific Plan shall include the eastern portion of the property not 
included in the comprehensive plan amendment area, with conditions limiting additional 
development to protect cultural resources, steep slopes and viewsheds, and to preserve 
natural open space. 

8. A letter of intent to serve from a water service provider shall be submitted as part of 
any subsequent rezoning application. If the letter of intent to serve is from a water 
service provider that does not have access to a renewable and potable water supply, 
the applicant will provide documentation as to why a water service provider with access 
to a renewable and potable water source is not able to provide service. 

9. No person shall construe any action by Pima County as a commitment to provide 
sewer service to any new development within the plan amendment area until Pima 
County executes an agreement with the owner 1 developer to that effect. By accepting 
this plan amendment, the owner 1 developer acknowledges that adequate treatment 
andlor conveyance capacity in the downstream public sewerage system is not available 
to accommodate new development in the plan amendment area at the time of plan 
amendment approval, and new development within the plan amendment area will need 
to be postponed until adequate treatment and 1 or conveyance capacity becomes 
available. 

Section 3. The various County officers and employees are authorized and 
directed to pelform all acts necessary to give effect to this Resolution. 

Section 4. This Resolution shall become effective on the date of adoption. 
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PASSED AND ADOPTED this 14th day of Apr i 1 , 2009, by the Board of 
Supervisors of Pima County, Arizona. 

Deputy County Attorney 

TROY LARKIN 

Executive Secretary 
Planning and Zoning Commission 

Page 3 of 4 






