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Executive Summary 

This Site Analysis has been prepared for a proposed Tractor Supply Company at the northeast 
corner of Oracle Road and Lamb Drive in the unincorporated community of Catalina in Pima 
County, Arizona. The subject properties of this site analysis are defined as parcels 222-21-0410 
and 222-21-024D. The site is currently vacant, with current CB-1 zoning on parcel 222-21-0410 
and GR-1 zoning on parcel 222-21-024D. The properties are proposed to be rezoned to CB-2 to 
accommodate the outdoor display areas required for Tractor Supply Company retail stores.  

The proposed development consists of a 21,702-sf Tractor Supply Company store with related site 
improvements including a 1,250-sf hay barn, site landscaping, paved parking and concrete 
hardscape, utilities and drainage infrastructure. Tractor Supply Company is the largest retail farm 
and ranch store chain in the United States. The company operates more than 1,085 retail stores in 
44 states, employs more than 15,000 team members and is headquartered in Brentwood, 
Tennessee. Today Tractor Supply is a leading edge retailer with revenues of approximately $4 
billion. Stores supply the unique products to support their customers’ rural lifestyle, from welders 
and generators to animal care products and men and women’s work wear. They also offer pet 
supplies, animal feed, power tools, riding mowers, lawn and garden products and more.  

Surrounding land use generally includes commercial development along the Oracle Road corridor 
with residential development to the east. This section of Oracle Road is covered by the Gateway 
Overlay Zone. The Comprehensive Plan designation for surrounding properties along Oracle 
Road is classified as activity centers Multi-Functional Corridor (MFC). 

Site topography is generally mild, trending to the south with an average cross-slope of 5%. 
Existing vegetation is mostly Prickly Pear and Cholla cacti with scattered Mesquite and Palo 
Verde trees. Natural drainage ways generally trend to the south in two natural channels. Off-site 
drainage from Catalina Plaza to the north enters the property through a storm drain along the 
north property line. Runoff from less frequent, intense rainfall enters the site as overflow from 
the retention basin for Catalina Plaza. The site layout is proposed to complement existing 
drainage conditions as much as practical; the proposed building is located as far west as 
possible to allow for continuity of existing drainage infrastructure within Catalina Plaza. 

There are no cultural or biological resources on the site that preclude development of the 
property as a commercial retail facility. Views and vistas from adjacent properties will not be 
blocked or impaired by development of the site. The majority of views in the area are of the 
Santa Catalina Mountains and Mount Lemmon to the east. There are no adjacent properties to 
the west, beyond Oracle Road, that will experience degraded views or vistas.

Proposed access to the site will be from Oracle Road (currently being widening to a six-lane 
divided roadway), through a shared driveway with Catalina Plaza to the north. The geometry of 
the proposed shared driveway will be adequate to serve as the main entrance for Tractor Supply 
Company and secondary access for Catalina Plaza. The shared driveway will help with access 
control along Oracle Road by reducing the number of driveways in close proximity.  

Water and sewer service is available to the project from the Lago Del Water Company and the 
Pima County Regional Wastewater Reclamation Department. Both water and sewer utilities 
have adequate capacity to serve this project.  
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Part I - Site Inventory 

The site inventory serves to identify and describe existing characteristics and conditions 
of the site. It identifies both development constraints and development opportunities of the 

site prior to the actual site design process.
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A. Existing Land Uses 

1. Location and Regional Context 

The two subject properties of this Site Analysis and rezoning application include parcels 
222-21-0410 and 222-21-024D, located within Section 9, Township 11 South, Range 14 
East, in the unincorporated area of Catalina, Pima County, Arizona. The site is located at 
the northeast corner of Oracle Road and Lamb Drive, in the northwest quadrant of the 
Tucson area. Interstate 10 is approximately 15 miles to the west. Please Refer to Exhibit I-
A.1: Location & Regional Context.

2. Existing Land Uses 

a. The site is currently vacant, with current CB-1 zoning on parcel 222-21-0410 and 
GR-1 zoning on parcel 222-21-024D. 

b. Existing easements on the site include a 10-ft gas easement and a 50-ft scenic view 
easement along the frontage of Oracle Road. A 30-ft ingress, egress and public utility 
easement is located along the southern boundary, adjacent to Lamb Drive. Lamb 
Drive is located completely outside of this easement, within a contiguous 30-ft 
easement south of the property. Please refer to Exhibit I-A.2: Existing Easements.

c. The site is located in the northwest sub-region of the Comprehensive Plan, within the 
activity centers Multi-Functional Corridor (MFC). The property is also located within 
Special Area Plan Policy S-5 Oracle Corridor / Northern Gateway (NW) [2-07].  

3. Aerial Photo 

Surrounding properties are shown on Exhibit I-A.3: Aerial Photo.

4. Surrounding Properties 

Surrounding properties within a ¼ mile of the site are shown on Exhibit I-A.4.
a. Surrounding zoning generally includes CB-1 and CB-2 zoning along Oracle Road. 

There is a small pocket of CMH-2 zoning immediately south and to the southeast of 
the site. There is GR-1 zoning east of the site and RH zoning to the west, beyond 
Oracle Road. This section of Oracle Road is covered by the Gateway Overlay Zone. 

b. Surrounding land use generally includes commercial development along the Oracle 
Road corridor with residential development to the east. Land use intensity for 
residential development in the vicinity is classified as low intensity urban. 

c. Surrounding development is comprised of all single story structures. 
d. Surrounding properties are mostly developed with no pending rezonings.
e. The Comprehensive Plan designation for surrounding properties along Oracle Road is 

classified as activity centers Multi-Functional Corridor (MFC). 
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Exhibit I-A.1: Location & Regional Context 
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B. Topography & Grading 

1. Topographic Characteristics 

Elevations range from 3,094 along the southern boundary to 3,107 at the northwest corner 
of the property. Existing site topography is shown on Exhibit I-B.1. Existing topographic 
characteristics of the site are as follows: 
a. There are no restricted peaks and ridges on the site. 
b. There are no rock outcrops or talus slopes on the site. 
c. There are no slopes greater than 15% on the site. 
d. There are no significant topographic features on the site. 
e. There is no existing grading or ground disturbance on the site. 

2. Pre-Development Average Cross Slope 

The predevelopment average cross slope of the total site is 5% based on the 
following calculation: 

ACS  = (I x L x 0.0023) / A   
 = (1 x 9,590 x 0.0023) / 4.68  
 = 4.7 (5%) 

Exhibit I-B.1: Existing Topography 

I = contour interval (1’) 
L= combined length of contours (ft) 
A = area (acres) 
�

N
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C. Hydrology 

1. Off-Site Watersheds 

The site is impacted by off-site runoff from the Catalina Plaza Shopping Center to the 
north, as shown on Exhibit I-C.1.  Off-site runoff is generally comprised of: 
� Discharge from a 48-in storm drain along the north property line. 
� Emergency overflow from a retention basin at the northeast corner of the site. 
� Curb-cuts along the paved road south of the Catalina Plaza Shopping Center. 

Exhibit I-C.1: Off-Site Watersheds 
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2. Off-Site Natural or Man-Made Features 

Most off-site runoff is concentrated in the 48-in diameter storm drain that discharges along 
the north boundary of the site. The contributing drainage area to this storm drain is 16.7-
acres and the estimated 100-year peak flow is 89.2-cfs.  The inlet to the storm drain has a 
24-in orifice plate that drastically restricts flow capacity. We understand that this orifice 
will be removed at the direction of the Pima County Regional Flood Control District. 

The existing retention basin has one incoming storm drain from the parking lot of Catalina 
Plaza.  The basin has a 6-in gravity bleed-off pipe that discharges to the 48-in storm drain.  
Overflows from the retention basin enter the site along the north property line in a sheet 
flow condition. The estimated 100-year peak overflow from the retention basin is 15.8-cfs 

3. Upstream Off-Site Watersheds with 100-Year Discharges Greater than 100-cfs 

There are no upstream off-site watersheds with 100-year discharges greater than 100-cfs. 

4. On-Site Hydrology 

On-site hydrology is presented in Exhibit I-C.4 Characteristics of on-site hydrology 
generally include: 
a. Peak 100-year discharges in the watercourse downstream from the existing 48-in 

storm drain cross the 100-cfs threshold within the boundary of the property. This 
watercourse is not designated as a FEMA regulatory floodplain. 

b. There are no sheet flooding areas on-site. 
c. There are no federally mapped floodways or floodplains on-site.
d. The estimated 100-year peak discharge in the watercourse downstream from the 

existing storm drain is approximately 111.9-cfs where it exits the property. 
e. There are no regulated riparian habitats on-site. 
f. There are no existing drainage improvements on-site. 
g. There are no water bodies or perennial surface water on-site. 
h. There are no erosion hazard setbacks on-site. 

5. Existing Drainage Conditions along the Downstream Property Boundary 

Existing drainage conditions along the downstream property boundary include two natural 
channels that converge immediately downstream from Lamb Drive. There are no drainage 
structures to convey runoff beneath Lamb Drive; runoff from the two natural channels 
flow over Lamb Drive in unpaved dip sections.  
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Exhibit I-C.4: On-Site Hydrology 
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D. Biological Resources 

A Biological Impact Report was prepared for this project by Darling Geomatics. A copy of 
this report is included in Attachment B.  

1. Conservation Land System (CLS) 

The site is not located within the CLS.

2. Critical Landscape Connections (CLC) 

There are no CLCs within or near the site. 

3. Pima Pineapple Cactus Priority Conservation Area (PCA) 

The site is not located within this PCA. 

4. Needle-Spined Pineapple Cactus PCA 

The site is not located within this PCA. 

5. Cactus Ferruginous Pygmy-Owl & Western Burrowing Owl PCAs 

The site is not located within either of these PCAs. 

6. Arizona Game & Fish Department Heritage Data Management System 

There are no special status species within or in close proximity to the site. 

7. Saguaros & Ironwood Trees 

There are not Saguaros or Ironwood trees on the site. 

8. Habitat Protection or Community Open Space 

The site is not a Habitat Protection or Community Open Space priority acquisition. 

9. Especially Important Vegetation 

There is no vegetation on-site that is especially important for scenic value, screening 
and/or buffering, and soil stabilization. 

10. Vegetative Communities 

There are no established vegetative communities on the site. 
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E. Viewsheds 

1. Visibility Areas 

This section is not applicable since the project is not being developed under the Cluster 
Development Option (Section 18.09.040) of the Zoning Code.  

2. Site Photos 

Exhibit I-E.2 includes ground-level photos looking onto the site. 

Northwest corner looking southeast Northeast corner looking west 

Southwest corner looking northeast Southeast corner looking northwest 

Exhibit I-E.2: Ground Level Photos 
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F. Transportation 

1. Existing & Proposed Off-Site Streets 

Proposed access to the site is from Oracle Road. Currently, Oracle Road is an undivided, 
five-lane urban-minor arterial highway maintained by the State of Arizona. According to 
the Pima County Major Streets and Scenic Routes Plan, Oracle Road is designated a 
Scenic Major Route.  Oracle Road has a building setback specifically addressed in the 
Zoning Code, which is a 150 feet building setback from the centerline of Oracle Road per 
Table 18.77.030 of the zoning code. The existing and proposed right-of-way for Oracle 
Road is 200 feet. The most current traffic count on Oracle Road from 2005 is 26,959 ADT 
and the traffic capacity is 37,710 ADT.   

The ADOT Capital Improvements Program is currently widening Oracle Road to a six-
lane divided roadway as shown on Exhibit I-F.1. The improvements to Oracle Road 
include an additional 12-foot travel lane in each direction, 10-foot shoulder, raised center 
medians and left-turn lanes, retaining walls, noise walls, traffic signal improvements, 
drainage improvements, a  shared use path on the east side of Oracle Road, and wildlife 
crossing structures. Construction of the Oracle Road widening is currently underway, and 
is expected to be completed by 2016. 

Other major roads within the two-mile concurrency area include Golder Ranch Road, 
Wilds Road (963 ADT, 2011), Twin Lakes Drive (1,281 ADT, 2008) and Lago Del Oro 
Parkway (4,373 ADT, 2011).  Golder Ranch Road and Wilds Road have 13,122 ADT 
capacities; Twin Lakes and Lago Del Oro Parkway have 15,930 ADT capacities. Golder 
Ranch Road, Wilds Road, Twin Lakes Drive and Lago Del Oro Parkway all meet the 
Pima County right-of-way standards and are designated as “urban collectors” for the 
federal highway classification.   

Summary Right-of-Way information, roadway characteristics and average daily trips are 
included in Table I-H.1, Table I-H.2 and Table I-H.3.

2. Distances from the Site to Existing Driveways & Intersections  

There are no existing driveways to the site from Oracle Road. The northwest corner of the 
property is immediately south of the secondary access driveway to Catalina Plaza and 
approximately 330-ft south of Armstrong Lane. The southwest corner of the site is 
immediately north of Lamb Drive.  

3. Bus Routes 

There are no existing or planned transit routes or stops within ½ mile of the site. 
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Exhibit I-F.1: Existing/Planned Off-Site Streets 
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Street

Existing  
Right-of-Way

(feet)

Future
Right-of-Way

(feet)
Right-of-Way

Standards 
Continuous 

Right-of-Way 
Oracle Road 200 200 N/A Yes 
Wilds Road 90 90 Yes Yes 
Golder Ranch Road 150 90 Yes Yes 
Twin Lakes Drive 150 150 Yes Yes 
Lago Del Oro Parkway 150 150 Yes Yes 

Table�I�H.1:�Rights�of�Way�

Street Classification 
Travel 
Lanes 

Bus
Route 

Bike 
Route 

Capacity 
(ADT) 

Speed 
Limit Paved 

Oracle Road Urban Minor Arterial 4 No No 37,810 45 Yes 
Wilds Road Urban Collector 2 No No 13,122 40 Yes 
Golder Ranch Road Urban Collector 2 No No 13,122 40 Yes 
Twin Lakes Drive Urban Collector 2 No No 15,930 40 Yes 
Lago Del Oro Parkway Urban Collector 2 No No 15,930 40 Yes 

Table�I�H.2:�Roadway�Characteristics�

Street Segment ADT 
Oracle Road Saddlebrook to Hawser 27,710 
Wilds Road Oracle to Lago Del Oro 963 
Golder Ranch Road Oracle to Lago Del Oro 6,733 
Twin Lakes Drive Golder Ranch to Mainsail 1,281 
Lago Del Oro Parkway Golder Ranch to County Line 4,373 

Table�I�H.3:�Average�Daily�Trips�

�

�

�

�

�

�

�

�

�

�

�
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G. Sewers 

1. Existing Public Sewer 

The Pima County Regional Wastewater Reclamation Department maintains an existing 
sewer collection system along Oracle Road which is adequate to serve this project. The 
extent of the existing sewer collection system is shown in Exhibit I-G.

Exhibit I-G.1: Existing Public Sewer 

2. Site Constraints for Gravity Sewer 

There are no site constraints that preclude this project from using gravity flow to the 
existing sewer collection system.  

SITE

PROPOSED�
CONNECTION�

POINT�

N
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H. Recreation & Trails 

1. Parks, Recreation Areas & Public Trails within One Mile of the Site 

The Catalina Neighborhood Recreation Center/Park is located within a mile of the site to 
the north. Current ADOT improvements to Oracle Road include a shared use path on the 
east side of the roadway, along the frontage of the project. Exhibit I-H.1 shows these areas 
in relation to the site. 

2. Pima Regional Trail System Master Plan (PRTSMP) 

There are no trail rights-of-way as identified on the PRTSMP in the vicinity of the site. 

Exhibit I-H.1: Recreation & Trails 

N
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I. Cultural Resources: Archaeological & Historic Sites 

1. Arizona State Museum Letter 

The Pima County Archaeological Site Records Search Results from the Arizona State 
Museum is included in Exhibit I-I.1.

Exhibit I-I.1: Archeological Records Search Results 
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2. Map and Description of Archeological or Historic Sites 

No archeological or historic sites have been identified on the property. 

3. Field Survey Requirements or Results 

An Archeological Survey was prepared for this project by Professional Archeological 
Services of Tucson. A copy of the survey is included in Attachment C.  

J. Air Quality 

This section does not apply since the project does not include industrial facilities. 

K. Composite Map 

The composite map shown in Exhibit I-K.1 illustrates the culmination of site constrains 
identified during the site inventory and analysis process. 
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Exhibit I-K.1: Composite Map 



�

�

Part II - Land Use Proposal 
The land use proposal enables the developer to set forth design concepts derived from the analysis of the 
site's characteristics, and to present sensitive design and mitigation techniques that respond to unique site 

characteristics and the character of the surrounding neighborhood.
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A. Project Overview 

1. Requested Zoning Boundaries 

This is a request to rezone 4.68±acres of property to CB-2. The land is currently zoned 
CB-1 on parcel 222-21-0410 and GR-1 on parcel 222-21-024D. An overview of the 
proposed rezoning boundary is included in Exhibit II-A.1.

Exhibit II-A.1: Proposed Rezoning Boundary 

N 
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2. Characteristics of the Proposed Development 

The proposed development consists of a 21,702-sf Tractor Supply Company store with 
related site improvements including a 1,250-sf hay barn, site landscaping, paved parking 
and concrete hardscape, utilities and drainage infrastructure. Tractor Supply Company is 
the largest retail farm and ranch store chain in the United States. The company operates 
more than 1,085 retail stores in 44 states, employs more than 15,000 team members and 
is headquartered in Brentwood, Tennessee. Today Tractor Supply is a leading edge 
retailer with revenues of approximately $4 billion. Stores supply the unique products to 
support their customers’ rural lifestyle, from welders and generators to animal care 
products and men and women’s work wear. They also offer pet supplies, animal feed, 
power tools, riding mowers, lawn and garden products and more. Each store team 
includes welders, farmers and horse owners who collectively provide an exceptional 
depth of knowledge and resources. 
a. Located along the multi-functional Oracle Road corridor along with existing 

commercial development projects, the proposed development is very well suited to the 
site. Oracle Road is currently being improved to a six-lane divided street section with 
10-foot shoulders, raised center medians and left-turn lanes. These roadway 
improvements will enhance the proposed development and will significantly improve 
access to all commercial properties along Oracle Road. The proposed development 
balances applicable site constraints including existing topography and drainage 
patterns, easements, scenic view setbacks and landscape buffer yard requirements. 

b. The proposed project conforms to the Comprehensive Plan by offering mixed-use 
planning and compact development principles. The CB-2 commercial use allows for 
sales/display of Garden Equipment, Household items and Clothing/Accessories within 
a mixed commercial/residential area of Catalina.  

c. Meetings with surrounding property owners will be an integral part of the rezone 
process. Meetings are planned with the neighboring community and surrounding 
property owners as part of the public participation process.

d. The proposed development will transform the undeveloped property into an active 
retail center that complements surrounding land uses. The planned improvements to 
Oracle road will mitigate any potential traffic impacts from the proposed development. 
Proposed access is intended to be combined with the secondary access driveway for 
Catalina Plaza through a joint use agreement. 

e. The proposed project contributes to the principles of smart growth by promoting 
mixed land use, development within an existing community, and encouraging 
community and stakeholder collaboration in the development process. 

f. The preliminary development plan implements an Energy Management System (EMS) 
inside the building to reduce the overall energy footprint. The proposed project also 
intends to use LED lighting to reduce overall energy consumption. 

3. Overlay Zones 

The proposed development is located within the Gateway Overlay Zone (18.78.010). A 
pre-application meeting for the Gateway Development Review Committee (DRC) was 
held on April 16, 2014. The proposed project intends to conform to all Gateway 
development requirements. These additional requirements have been considered in 
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development of this Site Analysis. Design/review submittals to the Gateway DRC are 
planned concurrent with the Pima County rezoning process. 

B. Preliminary Development Plan (PDP) 

1. PDP Overlay 

The PDP is included in Exhibit II-B.1. A digital PDF copy is also provided for 
presentation purposes. 

2. Support Data 

The following information is provided in support of the PDP.  
a. Gross floor area is 21,702-sf for the main building and 1,250-sf for the hay barn. 
b. The proposed building height is 33’-7” for main building. 
c. There are no dwelling units proposed for this project. 
d. There is no residential element proposed for this project. 
e. According to the Pima County zoning ordinance, approximately 80 parking spaces are 

required for this project. Only 66 parking spaces are proposed due to applicable 
development constraints including site topography and drainage. The reduced parking 
is allowed under the Individual Parking Reduction Plan cited in Section 18.75.050.C 
of the Pima County Zoning Code. The Category I Traffic Impact Study (TIS) prepared 
as a supplement to this Site Analysis supports the proposed number of parking spaces. 

f. Proposed landscaping is in accordance with Pima County and Gateway standards. 
g. Open space and recreation areas are not proposed for this project. 
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Exhibit II-B.1: Preliminary Development Plan 

N 
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C. Topography & Grading 

1. Features of the Development shown on the PDP 

There are no slopes on the site that are 15% or greater. The proposed project will be 
placed on fill as required to promote continuity of existing drainage infrastructure and 
gravity flow to the existing sewer collection system. All proposed cut/fill slopes will be 
developed at a slope of 3:1 or flatter. A retaining wall is proposed along the southern 
boundary of the site to avoid significant grading within the existing 30-ft ingress, egress 
and public utility easement. 

2. Areas to be left Natural 

No areas are intended to be left natural for allowances provided under the Hillside 
Development Zone. The average cross slope of the total site will remain at 5% based 
on the following calculation: 

ACS  = (I x L x 0.0023) / A   
 = (1 x 10,404 x 0.0023) / 4.68  
 = 5.1(5%) 

3. Site Disturbances

Nearly all of the site, except for portions of the existing ingress, egress and utility 
easement, will be disturbed in order to develop the property. Approximately 8% of the 
site, within the existing ingress, egress and utility easement, will remain undisturbed. All 
disturbed areas outside of proposed hardscape, approximately 33% of the site, will be re-
vegetated. Proposed site disturbances are summarized on Exhibit II-C.1.

4. Changes to Natural Grade 

Areas where natural grade will change more than five feet by cut or fill are shown on 
Exhibit II-C.1. The maximum change in natural elevation that will result from grading, 
along the southern boundary of the site, is approximately 10-ft. 

I = contour interval (1’) 
L= combined length of contours (ft) 
A = area (acres) 
�
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Exhibit II-C.1: Site Disturbances & Changes to Natural Grade 

N 
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D. Hydrology 

1. Hydrologic Characteristics of the PDP 

Hydrologic characteristics of the PDP are shown in Exhibit II-D.1. The site layout and 
grading design is proposed to complement existing drainage conditions as much as 
practical. The proposed building is located as far west as possible, to allow for continuity 
of existing drainage improvements for Catalina Plaza, along the east side of the property.  

All off-site flows from the north will be directed to an open, unlined channel that conveys 
flows across the property. On-site flows will be directed to an on-site stormwater storage 
area, which will eventually drain to the off-site flow channel. First-flush volumes will be 
included in the bottom of the stormwater storage area, along with a number of water 
harvesting areas throughout the site.

The volume of the proposed stormwater storage area is sufficient to offset the increase in 
contributing drainage area and imperviousness from site development. Given the arid 
environment and surface water dependent regulated riparian habitat immediately 
downstream, it is important that existing runoff rates are maintained as much as practical. 

2. Floodplain Encroachment

There are no encroachments into existing 100-year floodplain areas. 

3. Post-Development Discharges 

The post-development discharges listed in Exhibit II-D.1 show that discharges from the 
site are very similar to existing conditions. This is accomplished by onsite flow re-
routing and stormwater storage provisions.

4. Engineering & Design Features 

Engineering design features are shown in Exhibit II-D.1 and are summarized below:  
� Unlined drainage channel to convey off-site flows from the north across the site. 
� Extend the existing 48-inch storm drain to the off-site flow channel. 
� An overflow spillway from the existing retention basin to the off-site flow channel.  
� Drainage swale along the north property line to convey runoff from the curb-cuts 

along the paved road south of Catalina Plaza to the off-site flow channel. 
� On-site stormwater storage to mitigate increases in peak runoff.  

o Includes retention of first-flush volumes (9” maximum ponding depth). 
o Primary outlet structure will drain to the off-site drainage channel. 

� Stormwater harvesting areas (9” maximum ponding depth) to count against the first-
flush volume in the primary stormwater storage area. These harvesting areas are 
located along the property frontage, within the parking area, and along the east side of 
the off-site flow channel. 

� Landscaping and re-vegetation is proposed for all disturbed areas outside of 
proposed hardscape. 
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5. PDP Conformance 

Proposed drainage design conforms to the Pima County Floodplain Ordinance by 
mitigating peak runoff with ample retention provisions, reducing post-developed runoff 
conditions, and accommodating off-site flow concentrations impacting the site. 

�
Exhibit II-D.1: PDP Hydrology 

N 
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E. Biological Resources 

1. Expected Impacts 

As noted in the site inventory, there are no Conservation Land System designations on 
the site and there are no Saguaros, Ironwood trees, Pima pineapple cactus, Needle-spined 
pineapple cactus, or other areas of significant or important vegetation. 

2. Conservation Lands System or Critical Landscape Connection 

As noted in the site inventory, there are no Conservation Lands System categories or Critical 
Landscape Connections on the site. 

F. Landscape & Buffer Plan 

1. Landscape Buffer Plan 

The proposed landscape and buffer plan is presented in Exhibit II-F.1. A 20-ft buffer yard 
is proposed on the frontage of the property along Oracle Road; the Gateway Overlay 
Zone requires a minimum 20-ft buffer yard along arterial and collector streets. A 10-ft 
buffer yard is proposed along the north boundary of the site, adjacent to Catalina Plaza. 
There is a 40-ft buffer yard proposed along the south boundary of the site, which includes 
the existing 30-ft ingress, egress and public utility easement adjacent to Lamb Drive. The 
buffer yard along the east boundary is nearly 170-ft, and includes the off-site flow 
channel and the storm water storage area. 

2. Landscape Buffer Yard Conflicts 

The existing 10-ft gas easement and 50-ft scenic view easement along Oracle Road affect 
the west buffer yard. Only small, shallow rooted vegetation will be planted within the 10-
ft gas easement. Additionally, plantings in the west buffer yard, in front of the permanent 
trailer and equipment display area, are proposed to allow visibility from Oracle Road. 
Only small shrubs and high-limbed trees are proposed in this area. The trees in this buffer 
yard will be pruned regularly to allow visibly of the display area. The existing 30-ft 
ingress, egress and public utility easement adjacent to Lamb Drive will affect the south 
buffer yard. Site disturbance within the easement will be minimized and natural 
vegetation will be preserved as much as practical. 

3. Vegetation Transplanted On-Site 

Select plant species on the site will be transplanted to the buffer yards. Transplanted 
species will receive special attention, including maintaining southern exposure and 
regular irrigation schedules during the transplant period to ensure survival. 
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Exhibit II-F.1: Landscape & Buffer Plan 

N 
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G. Viewsheds 

1. Views & Vistas  

Views and vistas from adjacent properties will not be blocked or impaired by development 
of the site. The majority of views in the area are of the Santa Catalina Mountains and 
Mount Lemmon to the east. There are no adjacent properties to the west, beyond Oracle 
Road, that will experience degraded views or vistas. 

2. Mitigation Measures 

The existing 50-ft scenic view easement along the frontage of the site was established to 
mitigate visual impacts along this scenic section of Oracle Road. Additionally, the 
Gateway Overlay Zone was established to protect the scenic quality of entry points into 
metropolitan Tucson and reduce visual impacts of development on scenic vistas. The 
proposed development conforms to these additional measures to protect scenic views and 
vistas along Oracle Road. The building setback is established at 245±ft from the nearest 
point of the Oracle road Right-of-Way, nearly five times the minimum allowed by the 
existing scenic view easement. Additional visual mitigation measures include buffer yard 
landscaping and downlighting in the parking areas. 

H. Transportation 

1. Access Points 

Proposed access to the site from Oracle Road is presented in Exhibit II-H.1. Access to the 
site will be through a joint Use Agreement with Catalina Plaza to the north. The design 
plans for Oracle Road show a new driveway at the existing secondary access driveway 
for Catalina Plaza. This driveway will be moved south approximately 37-ft to be centered 
on the new median opening, as recommended by ADOT. The geometry of the proposed 
shared driveway will be adequate to serve as the main entrance for Tractor Supply 
Company and secondary access for Catalina Plaza. 

The existing 30-ft ingress, egress and public utility easement along the southern boundary 
was established for the benefit of several residential properties to the east, although Lamb 
Drive is located completely outside of the easement. Currently, the intent is to maintain 
the legal status this easement. Access is not proposed from Lamb Drive and no 
improvements are planned within the easement. 

2. Future Road Improvements 

ADOT is currently widening Oracle Road to a six-lane divided roadway as described in 
the site inventory. Construction of the Oracle Road widening is currently underway, and is 
expected to be completed by 2016. The Tractor Supply Company may be completed prior 
to the Oracle Road widening. Accordingly, temporary traffic control measures may be 
required and will be coordinated with ADOT to ensure safe access to Oracle Road.  
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Exhibit II-H.1: Transportation 

N 
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3. Changes to ADT and LOS 

Impacts to Average Daily Traffic (ADT) and Level of Service (LOS) along Oracle Road 
will be negligible. Trip generation rates for the proposed development were estimated 
using the Hardware/Paint Store (Land Use 816) cited in the Institute of Transportation 
Engineers (ITE) Trip Generation Manual. According to the manual, the proposed 
development will generate 4.74 Weekday Peak Hour PM trips per 1,000-sf of gross floor 
area. This amounts to 102 total trips (54% entering and 46% exiting) based on a gross 
floor area of 21,702-sf. The projected trip generation rates are insignificant compared to 
the current traffic volume along Oracle Road (26,959 ADT). The LOS along this section 
of Oracle Road will be drastically improved due to the current widening of the roadway. 

4. Traffic Impacts Minimized by PDP 

Traffic impacts will be minimized with the proposed shared driveway along Oracle Road. 
The shared driveway will help with access control along Oracle Road by reducing the 
number of driveways in close proximity. No traffic is proposed along Lamb Drive, which 
is an unimproved roadway with no left turn capability onto Oracle Road based on the 
ADOT design plans. 

5. Bicycle and Pedestrian Pathways 

There are no bicycle or pedestrian pathways planned within the proposed development. 
Although, the ADOT design plans indicate a new multi-use path along the frontage of the 
project. The shared driveway will include a crosswalk along the multi-use path. 

6. Typical On-Site Roadway Sections 

There is no right-of-way planned within the proposed development. All drive aisles and 
parking areas will be private. The paved drive around the building was designed to 
accommodate a WB-65 vehicle template as required for delivery trucks.  

7. Transportation Concurrency 

The project is consistent with the Transportation Currency requirements of Pima County. 
No local road improvements are needed or triggered by this project. 

8. Traffic Impact Study 

A Traffic Impact Study is included with this Site Analysis. 

9. Automobile Dependence 

Automobile dependency will not be reduced by the project. The proposed development is 
a retail facility with relatively large consumer goods. 
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I. On-Site Wastewater Treatment & Disposal 

On-site wastewater treatment/disposal facilities are not proposed for this project. 

J. Sewers 

1. Sewer Capacity Waiver 

A Sewer Capacity Waiver was issued by Pima County Regional Wastewater Reclamation 
Department since estimated flows from the proposed development are less than 3,000-
gpd. A copy of this waiver is included in Exhibit II-J.1. Projected estimated flows will 
not have a significant impact on the existing sewer collection system. 

2. Method of Providing Sewer Service 

There is an existing sewer manhole along the east side of Oracle Road, at the northwest 
corner of the subject property, identified as IMS ID: 6921-01. The downstream line 
segment from this manhole is G-95-149; there is a private line entering this manhole from 
the east and there are vacant stubs entering the manhole from the north and south.  The 
intent is to connect to the existing stub on the south side of the manhole with a private 8-
in sewer service connection. 

3. Collection Sewers 

There are no collection or transmission sewers planned for this project. 

4. Site Constraints to Gravity Sewers 

There are no site constraints that preclude this project from using gravity flow to the 
existing sewer collection system. The proposed project will be placed on fill as required to 
allow gravity flow to the existing sewer collection system. 
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Exhibit II-J.1: Sewer Capacity Waiver 
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K. Water 

Refer to the Preliminary Integrated Water Management Plan (Attachment A). 

L. Schools 

This section is not applicable since the project does not include residential uses.

M. Recreation & Trails 

This section is not applicable since the project does not include any recreation or trails.

N. Cultural Resources: Archaeological & Historic Sites 

1. Mitigation Measures 

Mitigation measures are not required since no archaeological or historic sites are located 
on the site.

2. Archeological Survey 

An Archeological Survey was prepared for this project by Professional Archeological 
Services of Tucson. A copy of the survey is included in Attachment C.  

3. Cultural Resources Mitigation Plan 

A mitigation plan is not required since no cultural resources are located on the site.   

O. Environmental Quality 

1. Control of Dust Pollution 

A Stormwater Pollution Prevention Plan (SWPPP) will be developed for this project in 
accordance with the Arizona Department of Environmental Quality (ADEQ) 
Construction General Permit (CGP). The SWPPP will include an Erosion Control Plan 
and dust abatement measures as required under the CGP. Additionally, a Fugitive Dust 
Activity Permit Application will be submitted to the Pima County Department of 
Environmental Quality prior to any construction activity. 

2. Control of Emissions 

The project is not a stationary source of air pollution as defined by the Pima County 
Department of Environmental Quality. The proposed development does not use or store 
any hazardous materials on-site. 
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P. Agreements 

1. Agreements with Neighboring Properties 

Agreements must be established with the adjacent property owner to the north (Catalina 
Plaza). The agreements will include a Joint Use Agreement for the shared driveway as 
required by ADOT and a Temporary Construction Easement for the following items: 
� Construction of the shared access driveway. 
� Removal of the existing retaining wall between the properties. 
� Connection to the existing 48-in storm drain and related drainage infrastructure. 
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Attachment A – Preliminary Integrated Water Management Plan 

1. Water Context Map – Lago Del Oro Water Company  

SITE
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2. Existing & Historic Water Use 

The property is undeveloped. There is no existing or historic water use. 

3. Proposed Water Use 

Proposed water use generally includes commercial use for building fixtures and 
irrigation. Building fixtures include two (2) water fountains, one (1) utility sink, three (3) 
lavatory sinks, one (1) urinal, two (2) water closets and two (2) floor drain/sinks. 
Irrigation use includes a drip system planned for landscape buffer yards. 

4. Water Supply & Delivery 

The Lago Del Oro Water Company maintains an existing water distribution system that is 
adequate to serve this project. The extent of the water distribution system is shown in the 
Water Context Map. There is an existing 8-in water main along the frontage of Oracle 
Road and there is an existing 6-in water main along Lamb Road. The Water Context Map 
shows a 2-in line in Lamb Road; this line was recently replaced with a 6-in main. Flow 
tests were performed on surrounding fire hydrants and the results indicate that there is 
adequate flow and pressure available to satisfy minimum fire flow requirements of the 
Golder Ranch Fire District. The intent is to tap the existing 8-in water main along Oracle 
Road with a 6-in fire line and a commercial service connection. 

SITE

PROPOSED�6”�FIRE�LINE�
AND�COMMERCIAL�

SERVICE�CONNECTION�
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5. Water Demand Projections 

Water demand projections were estimated using average water consumption rates for 
1,090 Tractor Supply Company stores throughout the country.  A graph of the historical 
water usage is included below. The high flow outliers shown in the graph are attributed to 
high landscape water consumption at these facilities, and are not representative of the 
irrigation demands for this project. Based on the historical water use data, the average 
daily demand for this project is estimated to be 337-gpd. As a conservative estimate, 500-
gpd (0.56-af/yr) is assumed for this project to include domestic and irrigation uses. 

Water demand projections were also estimated using ADWR’s demand calculator 
spreadsheet as a comparison of historical water use data (see page 42). According to the 
spreadsheet, the demand factor for commercial use is 2.25-af/ac, and the demand factor 
for retention/detention basins is 0.9-af/ac. These demand factors yield a total projected 
water use of 3.84-af/yr, nearly seven (7) times that estimated from historical water use. 
The higher water use projection still suggests little to no negative impact, but we believe 
historical water records are the most accurate way to determine projected water use.  

Water conservation measures planned for the project include both indoor and outdoor 
options. The applicable options from Table B – Water Conservation Measures, and the 
allotted points for each measure are listed below. Planned water conservation measures 
total 17.5 points, greater than the minimum 15 points required. 

Item Description Points 
I-6 WaterSense™ lavatory faucets 3 
I-9 Dual flush toilets 3 
I-14 No garbage disposal 1 
O-6 No swimming pool 2 
O-7 No water features 1 
O-12 Draught tolerant, non-irrigated landscaping design 4 
O-14 Retention plan for rainwater 1 
O-15 High efficiency irrigation system 2.5 

 Total 17.5 
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6. Proximity to Renewable & Potable Water Supplies 

There are no renewable or potable water supplies available to serve the project.  

7. Groundwater Dependent Ecosystems 

This section is not applicable since estimated water demand is less than 50 acre-feet/year.  

8. Groundwater Depth & Tends 

This section is not applicable since water service is provided by a Municipal Provider, no 
new wells will be drilled to serve this project, and no increase in pumping is required to 
serve this project. 

9. Geologic & Hydrogeologic Data 

This section is not applicable since water service is provided by a Municipal Provider, no 
new wells will be drilled to serve this project, and no increase in pumping is required to 
serve this project. 

10. Area Water Supply 

This section is not applicable since water service is provided by a Municipal Provider, no 
new wells will be drilled to serve this project, and no increase in pumping is required to 
serve this project. 

11. Well Test Data 

This section is not applicable since water service is provided by a Municipal Provider, no 
new wells will be drilled to serve this project, and no increase in pumping is required to 
serve this project. 

12. Drawdown Analysis 

This section is not applicable since water service is provided by a Municipal Provider, no 
new wells will be drilled to serve this project, and no increase in pumping is required to 
serve this project. 

�
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Attachment B – Biological Impact Report 
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Attachment C – Archeological Survey 
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