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INTRODUCTION 
 
The  Desert  Senna  project  (formerly  named  Sunset  80)  is  a  proposed  low  density  residential  neighborhood 
featuring large lots of at least one acre each.  Currently, the subject property is platted for twenty‐two, 3.3‐acre 
residential lots, but remains undeveloped.  While the Desert Senna project proposes to increase the density of 
the current residential entitlements, development will remain outside of the mapped Important Riparian Areas, 
Protected Peak and Ridge area, and other areas of the site that contain sensitive features.  The existing plat lots 
into sensitive areas including the protected ridge and riparian areas.    
 
We believe  that  compared  to  the existing plat,  an environmentally  sensitive cluster development of one‐acre 
lots  would  be  better  for  local  flora,  fauna,  surrounding  residents,  and  the  property  owner.    Rezoning  the 
property from Suburban Ranch Zone (SR) to Suburban Ranch Estate Zone (SR‐2) would allow a slight increase in 
density that would make this more sensitive low density cluster development possible.  In addition, SR‐sized lots 
have been proposed  in most areas adjacent  to existing SR houses, ensuring an appropriate density  transition 
along the project edge.  The increase in density would be compatible with existing surrounding neighborhoods 
of  similar  density,  and  would  be  an  appropriate  way  to  replace  an  existing  environmentally  insensitive 
entitlement with a more responsible form of development. 
 
The  Comprehensive  Plan  designates  the  properties  as  Low  Intensity  Urban  (LIU‐0.5)  and  Resource  Transition 
(RT).   Suburban Ranch Estate (SR‐2) is an allowed zoning designation.  
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I. SITE ANALYSIS AND INVENTORY 
 

A. Existing Land Uses 
 

1. Site Location in Regional Context 
 

Refer to Exhibit I-A-1: Regional Location Map. 
 

The property consists of approximately 77.9 acres located on the south side of Sunset 
Road, and a quarter mile west of Camino de Oeste.  The northeast corner of this site 
touches the incorporated limits of the Town of Marana. 
 
The property consists of the following tax parcel numbers:  
 
 
 
 
 
 
 
 
 
 

 
2. Existing Land Uses, Comprehensive Plan Designations, and Easements 

 
a) This site is currently vacant.  There are several existing trails traversing the site.  

A few areas have been used for illegal dumping. 
 
b) The property has an existing plat.  For all known easements on the property, see 

Appendix I: Existing Plat 
 

c) The current Pima County Comprehensive Plan land use categories for the site 
consist of the following:  

  
• 71.5 acres of Low Intensity Urban 0.5 (LIU-0.5) 
• 6.4 acres of Resource Transition (RT) 
• The entire property is located within Special Area Policy S-8, Tucson 

Mountains North (TM/AV) 
 

These land use designations were part of an amendment to the Comprehensive 
Plan that was approved on September 25, 2013 by the Board of Supervisors 
(Co7-13-08).  

  
 See Exhibit I-A-4e: Comprehensive Plan Designations. 

 
 

• 214-23-2950 
• 214-23-2960 
• 214-23-2970 
• 214-23-2980 
• 214-23-2990 
• 214-23-3000 
• 214-23-3010 
• 214-23-3020 

 

• 214-23-3030 
• 214-23-3040 
• 214-23-3050  
• 214-23-3060 
• 214-23-3070  
• 214-23-3080 
• 214-23-3090 

 

• 214-23-3100 
• 214-23-3110  
• 214-23-3120 
• 214-23-3130 
• 214-23-3140 
• 214-23-3150  
• 214-23-3160 
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3. Aerial Photograph 
 

 See Exhibit I-A-3: Aerial Photograph to view the subject property and 
surrounding properties within 600 feet of the subject property. 
 

4. Existing Off-Site Zoning and Land Uses 
 

a) Existing Zoning 
 
See Exhibit I-A-4a: Surrounding Zoning.   Existing zoning within a one-quarter 
mile radius: 
 
North:  Suburban Ranch Zone (SR) 
Northeast:    Single family Residential Zone (R-36) Marana Town limits 
South:   Suburban Ranch Zone (SR)  
Southeast: Single Residence Zone (CR-1) 
East:    Suburban Ranch Zone (SR) 
West:  Suburban Ranch Zone (SR) and Single Residence Zone (CR-1) 
 

b) Existing Land Uses 
 

The surrounding area is typified by lots of similar size and density as this project 
proposes.  See Exhibit 1-A-4b. 

 
North: Low density single-family residences with a typical lot size of 3.3 

acres, and vacant land. 
 
Northeast: Low density single-family residences with a typical lot size of 1 

acre, and vacant land. 
 
East: Low density single-family residences with a typical lot size of 3.3 

acres, and vacant land. 
 
Southeast: Low density single-family residences with a typical lot size of 1 

to 3.3 acres, a learning center, and vacant land. 
 
South: Low density single-family residences with a typical lot size of 3.3 

acres, and vacant land. 
 
Southwest: Low density single-family residences with a typical lot size of 1 

to 2 acres. 
 
West: Low density single-family residences with a typical lot size of 3.3 

acres, and vacant land. 
 
Northwest: Low density single-family residences with a typical lot size of 3.3 

acres, and vacant land. 
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c) Existing Structure Heights in Surrounding Area 
 

The surrounding structures range from one to two stories.  Assuming the 
surrounding developments are in compliance with the Pima County Zoning 
Code, then the maximum structure heights are 24 feet per the Tucson 
Mountains North (TM/AV) Special Area Plan Policy, S-8. 
 

d) The surrounding properties’ designated Comprehensive Plan land uses are the 
following: Low Intensity Urban 0.3 (LIU-0.3), Low Intensity Urban 0.5 (LIU-0.5), 
Low Intensity Urban 1.2 (LIU-1.2), Neighborhood Activity Center (NAC) and 
Resource Transition (RT).   

 
 See Exhibit I-A-4e: Comprehensive Plan Designations. 
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B. Topography and Grading 
 

1. Topographic Characteristics 
 

The elevation of the property varies.   The high point is at 2,340 feet, along a protected 
ridge on the southeastern portion of the site.   Several washes cross the site flowing 
south to north creating low points, with the lowest elevations found near Sunset Road 
on the northwestern portion of the property at an elevation of approximately 2,276 
feet. 
 
Refer to Exhibit I-B-1: Topography. 

 
a) Restricted Peaks/Ridges 

 
A Level Two ridge is located in the southeastern portion of the site.   The ridge is 
visible to the surrounding neighborhoods.  This area will remain undisturbed 
and preserved as natural open space. 

 
b) Rock Outcrops 

 
None. 

 
c) Slopes 15% or Greater 

 
There are some natural slopes of 15% or greater on the property located 
primarily adjacent to the washes.   These areas will be largely preserved within 
the open space areas. Refer to Exhibit I-B-1: Topography.   

 
d) Significant Topographic Features 

 
The protected ridge located in the southeastern portion of the project site is the 
most significant topographic feature on the site. 

 
   e) Existing Grading and Ground Disturbance 
 

 There are some existing dirt roads and trails traversing site.   Areas of the site 
have been utilized for illegal dumping, off road recreation and shooting.  Please 
refer to Exhibit I-A-3: Aerial Photograph.   

 
2. Average Cross Slope (Pre-Development) 

 
The Average Cross Slope (ACS) for the subject property is 8.5%.  This calculation was 
based on the following formula: 

 
If:  ACS  = ( ‘I’ x ‘L’ x 0.0023 ) / ‘A’ 
 
Where:  ‘I’  = Contour interval 
  ‘L’  = Combined length of all contour lines in project 
  0.0023  = Conversion of square feet into acres times 100 
  ‘A’  = Project site area in acres 
Then:  ACS  = (2 x 288952.62 x 0.0023) / 77.9 = 8.5% 
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C. Hydrology 

1. Watersheds 
 

The subject property is located within the East Idle Hour Wash Watershed.  The East Idle 
Hour Wash traverses the western portion of the property. It is an ephemeral stream 
that originates in the Tucson Mountains southwest of the site, and flows in a 
northeasterly direction to join West Idle Hour Wash, and eventually the Santa Cruz 
River.  The offsite watershed drains an area of approximately 2,250 acres.   

 
2. Drainage Features 

 
There are no drainage improvements located on the site.  Stormwater enters from the 
south and exits to the north through several natural washes. 

 
3. Area of Upstream Watersheds 

 
The East Idle Hour Wash drains an area of approximately 2,250 acres.  Refer to Exhibit I-
C-1: Off-Site Watersheds. 

 
4. Characteristics of Onsite Hydrology 

 
a) The 100-year floodplains are shown on Exhibit I-C-4: On-Site Hydrology.   

 
b) There is no sheet flow in the proposed rezoning area.   

 
c) There are federally mapped floodplains within the subject property. A portion of 

the site falls within Zone A, which is designated a special flood hazard area 
inundated by the 100-year flood with base flood elevations undetermined as 
defined by FIRM Panel 04019C1665L revision dated June 16, 2011.   Refer to 
Exhibit I-C-4. 

 
d) Peak discharges both entering and leaving site for 100-yr flood events: The 100-

year flow in the East Idle Hour Wash is approximately 4,800 cfs upon entry and 
approximately 5,000 cfs upon exit from the site along Sunset Road.  The existing 
100-year floodplain limits and Q100s entering and leaving the site are from the 
original plat of the subject property. 

 
e) Regulated Riparian Habitat Classifications: Refer to Exhibit I-C-4 for the location 

of Regulated Riparian Habitat within the proposed rezoning area. There are 
10.6± acres of Important Riparian Area with underlying Class C. 

 
f) There is no existing drainage infrastructure on the property. 
 
g) There are no sources of perennial surface water.   
 
h) Erosion hazard setbacks: The erosion hazard setback is 75 feet from East Idle 

Hour Wash and 50 feet from the small spur wash at the far southwestern 
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corner.   The erosion hazard setback is 25 feet from the small unnamed wash 
near the southeastern portion of the site. 

 
5. Existing Drainage Conditions along the Downstream Property Boundary 

The East Idle Hour Wash leaves the property along the south side at Sunset Road.  From 
this point, it is conveyed across Sunset Road via a dip section in the road.  The East Idle 
Hour Wash then connects with West Idle Hour Wash approximately 3,000 feet 
northeast of this point, then continues to the Santa Cruz River approximately one mile 
northeast of the subject property.  
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D. Biological Resources 
 

1. Approximately 10.6 acres of the site are designated as Important Riparian Areas (IRA).   
These are located in the wash areas and have of an underlying classification of 
Xeroriparian C.  

 
 The western portion of the site (roughly 46.3± acres) is located within an area 

designated as a Special Species Management Area.  The eastern portion of the site, 
(roughly 28± acres) is designated as Multiple Use Management Area.  The site also 
includes 8± acres of Protected Peaks and Ridges, P2 classification. 

 
 Please refer to Exhibits I-D-1 & Exhibit I-D-10: Conservation Lands System and 

Vegetative Communities/Associations. 
 

2. The site is not within or adjacent to any of the six Critical Landscape Connections (CLC) 
as shown on the official CLS map. 
 

3. The site does not fall within the Priority Conservation Area for the Pima pineapple 
cactus. 

 
4. The site does not fall within the Priority Conservation Area for the needle-spined 

pineapple cactus. 
 
5. The site falls within the Priority Conservation Area (PCA) for the cactus ferruginous 

pygmy-owl. See Exhibit I-D-5: Pygmy Owl Priority Conservation Area. There is no PCA on 
the site for the western burrowing owl. No survey information is currently available.   

  
6. The Arizona Game and Fish Department (AZGFD) On-Line Environmental Review Tool 

reports eight (8) special status species occurrences or critical habitats within three miles 
of the subject property:, Yellow-billed Cuckoo (Western U.S. DPS), California Leaf-nosed 
Bat, Fulvous Whistling Duck, Western narrow-mouthed Toad, Sonoran Desert Tortoise, 
Cave Myotis, Staghorn Cholla and Tumamoc Globeberry.  The AZGFD On-line 
Environmental Review Tool report is included as Appendix A of this document. 

 
7. The entire site was surveyed for ironwoods and saguaros.  There are no ironwood trees 

onsite.   There are a total of 158 saguaros which are 6 feet tall or greater and 285 
saguaros less than 6 feet tall on the site. 

 
Please refer to Exhibits I-D-1 Saguaros & Ironwoods and I-K-3: Biological Composite 
Map. 

 
8. This property has not been identified for potential acquisition under the Open Space 

Program and it is not designated as a Habitat Protection Property or a Community Open 
Space Property per the SDCP MapGuide.  
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9. Important Vegetation: 

 
The  site  contains  saguaros,  ocotillos,  barrel  cactus,  palo  verdes,  mesquite  and  other 
trees.      As  to  be  expected,  denser  vegetation  is  located  along  the  wash  areas.    The 
project will  include native  landscape buffers along the property frontages to provide a 
visual break between the development and surrounding areas. 
 
Please refer to Exhibit I‐K‐3: Biological Composite Map. 

 
10.  Per the Sonoran Desert Conservation Plan (SDCP) GIS, a  majority of the site is classified 

as Sonoran Paloverde‐Mixed Cacti Desert Scrub  (83.4%), and  the  remaining portion  is 
Developed,  Open  Space‐Low  Intensity  (16.6%).    See  Exhibit  I‐D‐10:  Vegetative 
Communities/Associations.  
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E.  Viewsheds 
 

1.   Views  onto  Property:  The  project  will  be  developed  using  the  Cluster  Development 
Option.  Site visits, aerial photos, and topographic mapping were utilized to determine 
site visibility.   Visibility will be high around the entire perimeter of the site due to the 
existing topography.   Visibility will be minimized from the south and east by the ridge 
that occurs on the southeastern portion of the site.  A map showing high, medium, and 
low visibility on the site is included as Exhibit I‐E‐1. 

 

2.  Views onto the Site from the Surrounding Properties 
 

Refer  to Appendix E: Ground Level Photographs  (Viewshed Key Map and Photographs 
1‐9). 

 

 F.  Transportation 
 

1.  Existing Offsite Conditions 
 

a) The  existing  roadway  network  in  the  local  area  is  shown  on  Exhibit  I‐F: 
Transportation.  The existing roadway details are as follows: 

 

There are three major local roads in the vicinity of the subject property.  Sunset 
Road  forms  the  northern  boundary  of  the  subject  property.    This  roadway  is 
presently  considered  a  Scenic,  Not  Major  Route  in  the  Pima  County  Major 
Streets  and  Scenic  Routes  Plan  (MS&R).    Camino  De  Oeste  is  a  low  volume 
arterial with a planned future R.O.W. of 90’ that is located approximately 1,300 
feet east of the proposed development’s eastern boundary, and is considered a 
Scenic, Major  Route  in  the  Pima  County MS&R.    Silverbell  Road  is  a medium 
volume  arterial  with  a  planned  future  R.O.W.  of  150’  that  is  located 
approximately  4,420  feet  east  of  the  proposed  development’s  eastern 
boundary.  It is also designated a scenic, major route in the Pima County MS&R.   

 

b)  Sunset  Road,  Camino De Oeste,  and  Silverbell  Road  all meet  current  right‐of‐
way requirements per Pima County standards. 

 

c)  The Rights‐of‐Ways along Sunset Road are not continuous and vary between 50’ 
to 100’ with  the wider portions of  the R.O.W. being near  Silverbell Road.  The 
R.O.W. of Sunset Road adjacent to the project site varies between 50’ to 60’.  

 

d)  There are no proposed off‐site roads to serve this development. 
 

e) All three streets include two travel lanes.  The capacity of Sunset Road is 13,100 
ADTs.    The  capacity  of  Camino  De  Oeste  is  13,100  ADTs.    The  capacity  of 
Silverbell  Road  is  16,000  ADTs.    The  posted  speed  limit  on  Sunset  Road  and 
Camino De Oeste is 35mph, and Silverbell Road is 45mph. 

 

The  existing  pavement  edge  on  Sunset  Road  adjacent  to  the  project  site  is 
asphalt transition to a dirt shoulder.    
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The site has an existing plat but remains undeveloped.  New and existing 
subdivisions that surround the project site have been developed to rural 
standards including narrow pavement widths, dirt shoulders and no sidewalks.    

 
f)  In order to approximate the amount of traffic generated by this site, we 

consulted the Institute of Transportation Engineers Trip Generation (7th Edition) 
Volume 2.  A small residential development consisting of single-family detached 
dwellings will generate approximately 9.57 average daily trips per dwelling unit.  
With this development containing 45 dwelling units we estimate that this site 
will generate approximately 431 vehicle trips per day. 
 
Present data from the Pima Association of Governments list the following traffic 
volumes for nearby streets: 
 

PAG Traffic Counts 
Street/ Section ADT's by Year 
 Sunset Road  2006  2010  2013 2014 
  
Blue Bonnet to Camino De 
Oeste  645 681 490 947 
  
  
  2004 2010 2013  2015 
  
Camino De Oeste to 
Silverbell Road 1,368 1,363 1,352 1,419 
  
 Camino De Oeste    2011 2013 2015  
  
El Camino Del Cerro to 
Sunset Road N/A 751 N/A 464 
  
  
 Silverbell Road 2005 2010 2013  2013  

Sunset to Abington 6,116 5,247 5,346 3,390 
  
  
  2005 2010 2013 2015 
  
El Camino Del Cerro to 
Sweetwater Road 12,437 10,473 10,046 9,197 

 
g) There are no sidewalks, bicycle trails or routes in the vicinity of the project. 

 
h) Scheduled Roadway Improvement.  Pima County’s proposed improvements in 

the surrounding area consist of widening Silverbell Road from Ina Road to Grant 
Road in order to reduce congestion, provide for alternative modes of 
transportation, improve drainage and enhance safety.  The proposed 
improvements would construct a desert parkway which includes widening the 
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roadway to 3-4 lanes of traffic with raised medians, multi-use lanes, curbs, 
sidewalks, drainage improvements, storm drains, landscaping and public art.  
The improvements have been broken up into multiple segments and spread out 
over many years to help with funding. 

 
 Arizona Department of Transportation (ADOT) plans improvements for Sunset 

Road east of Silverbell Road.  Phase I will construct a 3-lane bridge over the 
Santa Cruz River from Silverbell Road to Interstate 10 (I-10), and Phase II will 
construct a new freeway interchange, bridge the Rillito River and Union Pacific 
Railroad, and connect I-10 to River Road.  Construction of Phase I is expected to 
begin in the Fall of 2016.  Construction of Phase II is to be determined.  An 8-
foot wide shared-use path and a 5-foot wide paved walkway are included in the 
Phase I improvement plans. 

 
2. Distances to Existing Driveways and Intersections 
 

The distance from the nearest platted ingress/egress points on Sunset Road to existing 
driveways and intersections are as follows: 

 
• Sunray Drive    430± feet 
• Camino Del Oeste  2,000± feet 
• Blue Bonnet Road  1,750± feet 

 
3. Public Transit  

 
There are no public transit options near the subject property.   The nearest bus stops are 
located over a mile away (east of I-10).    

 
G. Sewers 

 
1. Existing Public Sewers and Constraints 

 
There are no public sewers located nearby to serve the project.  Existing homes in the 
vicinity are served by individual septic systems.  

 
H. Recreation and Trails 

 
1. Exhibit I-H: Recreation and Trails maps the proximity of recreational trails.  According to 

the Pima County MapGuide, there is not a publicly accessible park within one mile of 
the subject property.  The trails listed below exist within one mile of the site: 

 
• Single Track Trail #137 
• Single Track Trail #144 
• Single Track Trail #155 

 
2. Exhibit I-H: Recreation and Trails shows the approximately location of the three single 

track trails located within one mile of the project site. 
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I. Cultural Resources: Archaeological and Historic Sites 
 

Records of the Arizona State Museum/ State Historic Preservation Office indicate that this site 
has not been inspected for historic properties.  Twenty-four archaeological inspections have 
been completed within one mile of the site and 18 archaeological properties were located 
within that one-mile radius.   See Appendix B: Archaeological Records Search. 

 
J. Air Quality 

 
The proposed development on the site will only contain single-family detached homes.  As such, 
there will not be any industrial facilities, and a description of the effects of industrial emissions 
is not required. 

 
K. Composite 

 
The components of the site are below and can be viewed in Exhibit I-K-1: Topography Composite 
Map, Exhibit I-K-2: Hydrological Composite Map, and Exhibit I-K-3: Biological Composite Map. 

 
1. Topography 

 
a) Restricted peaks and ridges. 
 

The site includes a P-2 Protected Ridge in the southeastern portion of the site.   
 
b) Rock outcrops (none exist). 
 
c) Slopes 15% to 25%, and slopes 25% or greater. 

 
Areas of 15% or greater slope occur sporadically throughout the site, primarily 
along the wash corridors.   This areas will largely be protected within the natural 
open space areas. 

 
2. Hydrology 

 
a) 100-year floodplain with a discharge greater than or equal to 100 cfs, and 

associated erosion hazard setbacks. 
  

 East Idle Hour Wash crosses through the western portion of the project site.   
This wash is mapped as a 100 year floodplain with an excess of 5,000 cfs exiting 
the site at Sunset Road.   The erosion hazard setback is 75 feet along the main 
channel and 50 feet for the smaller spur located in the extreme southwestern 
corner. 
 

b) No sheet flooding areas of one foot in depth or greater exist on the site. 
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c) Federally mapped floodways and floodplains (FEMA floodways or floodplains). 
  

The area along the East Idle Hour Wash is designated as Zone A FEMA Flood 
Zone. 
 

d) Regulated Riparian Habitat Classifications. 
 
 The site includes approximately 10.6 acres of Important Riparian Area. 
 
e) Any lakes, ponds, springs, wetlands, or other source(s) of perennial surface 

water (none exist). 
 

3. Biological Resources  
 

a) All saguaros, by height categories (≤ six feet and > six feet).  
 There are is a total of 443 saguaros on site. 158 of them are 6 feet tall or greater 

and 285 are less than 6 feet tall. 
 
b) Ironwood trees (none exist). 
 
c) Pima pineapple cactus (none exist). 
 
d) Needle spined pineapple cactus (none exist). 
 
e) Areas of significant or important vegetation. 

 
These areas are concentrated along the wash area, which is proposed to remain 
in its natural condition.  
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II. LAND USE PROPOSAL 
 

A. Project Overview 
 

1. Requested Zoning 
 

Please refer to Exhibit II-A-1: Proposed Zoning Boundaries. 
 

The requested zoning is as follows:  
 

• Suburban Ranch Estate Zone (SR-2) on the entire 77.9± acres.  
 

2. Characteristics of the Proposed Development 
• The overall Desert Senna property consists of 77.9± acres. 
• The lots will be one acre (43,560 square feet) or larger.  15,000 square feet is 

allowed to be disturbed on each lot, including the leach field areas. 
• The 77.9±-acre area being rezoned to SR-2 will contain 45 single-family 

residential lots.  
• 70 % of the site will be natural open space.   
• 10.7± acres of offsite Important Riparian Area (IRA) and Special Species 

Management Area (SSMA) will be conserved. 
• 8.5± acres of offsite Multiple Use Management Area (MUMA) and Special 

Species Management Area (SSMA) will be conserved. 
• The property will be governed by an HOA.   

 
a)  Best Design 
 
This project is the best design for the property.  There is currently a platted subdivision on the 
property allowing for 22 single-family residences.  That plat did not adequately respond the 
constraints of the site including the East Idle Hour Wash Riparian area, Protected Ridge etc.   
This proposal will cluster the homes in order to better preserve the protected ridge and riparian 
areas.  Based on the existing topography of the site it is anticipated that there will be no sheet 
flooding associated within this development, and a majority of the natural drainage ways will 
remain in their existing condition.  The cluster option has provided the opportunity to allow for 
greater protection of wildlife corridors and natural open space. 

 
This project, with its proposed land use intensity and density, as well as landscape and 
architectural standards, will work with and enhance the surrounding neighborhoods.  The 
existing neighborhoods surrounding the project, including Ranch Estates of Sunset Hills, 
Silverbell Hills Estates, Camino Del Oro Estates, and Del Cerro Estates feature residential 
densities commensurate with the development proposed for Desert Senna. 

 
b) Conformance to Comprehensive Plan 
 
The Comprehensive Plan was amended in 2013 to Low Intensity Urban (LIU 0.5) and Resource 
Transition (RT).   The entire property is located within Special Area Policy S-8, Tucson Mountains 
North (TM/AV).  No additional changes are requested or required to support the project. This 
proposal will utilize the cluster development option, as explained during the Comprehensive 
Plan Amendment process. 
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c) Meetings with Surrounding Properties 
 
A neighborhood meeting was held on July 23, 2014.   Key issues that were raised at the meeting 
include: 

• Additional traffic 
• Existing unsafe road conditions (including site distances, pedestrian and bicycle 

movement) 
• Increase in the site density 
• Addition of additional septic systems upstream of wells 

 
d) Impact on Existing Land Uses 
 
The site is currently vacant but has been used in the past for illegal dumping activities.  Allowing 
a cluster development on this property will permit homes to be arranged in such a way that 
viewsheds from surrounding properties will be minimally impacted.  In addition, the 
development of this property will not only clean up all the existing trash on site but will also 
conserve the natural riparian areas, protected peaks and ridges, and the existing floodplains.   
 
e) Smart Growth 
 
The project contributes to the following principles of smart growth: 

 
 Preserve Open Space…Natural Beauty and Critical Environmental Areas 

By clustering the development, the project proposes to provide 70% of the site 
as open space, primarily along the ridge and the wash/riparian areas.    

 
Encourage Community and Stakeholder Collaboration in Development Decisions 

The project team held a neighborhood meeting where the public heard 
information and provided input on the proposed project.    We have also met on 
several occasions with representatives of the Tucson Mountain Association and 
the Sonoran Desert Coalition. 

 
f) Solar Systems 
 
The project will not prevent the establishment of solar systems, and will provide optimum 
orientation of the residences to the greatest extent feasible. 
 
3)  Project Conformance to Ordinances 

 
a) Buffer Overlay Zone 
 
The area along the wash and the extreme northwestern corner of the project are located in the 
Buffer Overlay Zone.   There will be no disturbance in these areas, which are proposed to be part 
of the undisturbed natural open space. 
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b) Gateway Overlay Zone 
 
The Gateway Overlay Zone is not applicable to this site. 
 
c) Hillside Development Overlay Zone 
 
The ridge located near the south eastern portion of the site is a P-2 protected ridge.   The 
project will not impact this area, which will be included in the undisturbed natural open space. 
 
d) Cluster Development Option 
 
The proposed development will conform to the development standards and requirements of the 
cluster development option as outlined in Section 18.09.040 of the Pima County Zoning Code.  
Landscape and architectural character of the community will be governed by CC&Rs. 
 
e) Native Plant Preservation 
 
The site will be required to comply with Native Plant Preservation requirements.  The site 
includes saguaros.   A total of 355 occur inside the proposed no build area, including 125 
saguaros six feet tall or over and 230 under six feet tall.   All areas outside of the streets and 
house pad areas will remain in their natural condition.  Plants viable for transplanting will be 
incorporated into the site landscaping and buffer yards. 
 
f) Historic Zone 
 
The Historic Zone is not applicable to this site. 
 
g) Airport Environs and Facilities 
 
The Airport Environs and Facilities are not applicable to this site. 
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B.  Preliminary Development Plan 
 

The Preliminary Development Plan  is  included  in  this document as Exhibit  II‐B‐1a: Preliminary 
Development Plan.  In accordance with Section 18.91.030E of the Pima County Zoning Code, the 
Preliminary  Development  Plan  shows  the  property  boundary  and  dimensions,  internal 
circulation,  adjacent  public  rights‐of‐way,  existing  easements  and  adjoining  vacant  and 
developed properties. 

 
1.  Support Data 

 
a)  The project site  is 2,630±  feet by 1,290±  feet and encompasses approximately 

77.9± acres.    
 
b)   The site will be developed into four cluster areas.   A wide band of natural open 

space is proposed along the projects north, south, east and, western edges.  The 
clusters will be separated by washes, ridges, and other natural open spaces. 

 
c)  Sunset Road is adjacent to the northern boundary of the site.   The right‐of way 

is existing and no changes are proposed or requested at this time.    
 

d)  There are two access points proposed on Sunset Road, spaced in excess of 1,350 
feet apart.  The western access is proposed at 280± feet from Sunray Drive and 
located  on  an  elevated  portion  of  Sunset  Road  to  allow  for  good  roadway 
visibility  for  traffic  entering  and  leaving  the  project  site.    The  eastern  access 
point  is  2,300±  feet  from  Camino  De  Oeste  and  is  aligned  with  the  existing 
driveway for the Tierra Preserve subdivision north of Sunset Road.   

 
e) Each residence will include a 2 to 4 car garage. 

 
f) Type of Landscaping: Landscaping will be per Chapter 18.73 of the Pima County 

Code. 
 

Approximately 70% of the project site will be  left as natural open space.     The 
remainder of the site will have drought tolerant  landscaping per the approved 
plant list. 

 
g) Acreage and description of natural and functional open space areas. 
 

 Project Site:      77.9 acres  100% 
 

 Natural Open Space:   52.3 acres  67.1% 

 On‐lot Trail Easements:     2.5 acres    3.2% 

 Total Open Space:    54.8  acres  70.3% 
 
   
 
         



 





 



INSERT POCKET for clear Site Plan Overlay
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C.  Topography and Grading 
 

1.  Development of Slopes of 15% or Greater 
 

Slopes of 15% or greater primarily occur along the wash areas.   These areas will largely 
remain undisturbed.  

 
2.  Hillside Development Zone (HDZ) 

 
The subject property will comply with the mitigation and performance standards of the 
HDZ  requirements.  The  P‐2  Protected  Ridge  will  remain  undisturbed  and  areas  of 
significant  slope,  primarily  located  within  the  natural  wash  areas  will  remain 
undisturbed. Please refer to Exhibit II‐B‐1: Preliminary Development Plan. 
 

3.  Portions of the Site to Retained, Revegetated, or Disturbed 
 

This project will have a total open space area of 55.3± acres (70± % of the site).  52.8± 
acres of the site will remain as natural open space.  In addition there will be 2.5± acres 
of  on‐lot  trail  easements  throughout  the  site.    Landscape  areas will  revegetated with 
viable transplants from the site and other drought tolerant plant material.  Please refer 
to Exhibit II‐E‐1: Biological Resources. 
 

4.  Maximum Change in Natural Elevation 
 

The natural grade of the site will not be changed by more than five feet.  As such, there 
is no exhibit shown. 
 

5.  Design Features to Mitigate Disturbance 
 

The project is designed to minimize impacts to the property.   The homes are clustered 
in the flatter portions of the site outside of the protected ridge and riparian areas.     A 
maximum area of 15,000 square‐feet will be allowed to be disturbed on each lot and the 
remaining  area  will  be  natural  open  space.    Areas  disturbed  as  a  result  of  the 
development or that are in a degraded state will be revegetated as necessary. 

 
Washes will largely remain natural and undisturbed.   In areas of the wash where bank 
protection  is  necessary,  disturbance  will  be  limited  to  the  greatest  extent  possible.   
Areas which are disturbed by the improvements will be revegetated as necessary. 

 
D.  Hydrology 

 
1.  Plan Response to Hydrologic Characteristics Onsite 

 
  Stormwater will be conveyed through the site in the present locations.   No changes or 

disturbances to the washes are proposed.   The development will retain the incremental 
increase  onsite  through  water  harvesting  and  a  series  of  detention/retention  basins.   
The project is not located within a critical basin.    
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2.  Encroachment into 100‐Year Floodplain 
 
The clusters of home sites have been designed to stay outside of the 100‐year 
floodplains and wash areas.   

 
3.  Estimated Post‐Development Water Discharge 

 
Post‐development flows will not exceed pre‐development flows.  Please refer to Exhibit 
II‐D‐1: Post Developed Hydrology. 

 
4.  Engineering and Design Features 
 

Portions  of  the  lots  adjacent  to  the  East  Idle  Hour  Wash  are  in  the  erosion  hazard 
setback areas.   Due to this, some armoring of the house pads will be required; however 
the disturbance to the wash area will be kept to a minimum. 

 
E.  Biological Resources 

 
1.  Expected Impact to Biological Resources 

 
a)  Conservation Lands System designation affected: There are overlapping areas of 

Important  Riparian  Area  (IRA), Multiple  Use Management  Area  (MUMA);  and 
Special Species Management Area (SSMA) within the 77.9± acre project site.  

 
 Existing CLS Conservation Guidelines 

 

 The SSMA designation calls  for 4 acres to be conserved as natural opens 
space for each acre developed. 

 The MUMA designation calls for 2 acres to be conserved as natural open 
space for each acre developed. 

 Areas which overlap require the more restrictive open space percentages 
of the overlapping categories. 

 
Proposed CLS Conservation  
 
This project proposes: 

   

 33.2 acres (72%) of the 46.3± acres of SSMA will be conserved on‐site. This 
includes 100% conservation of the on‐site IRA. 

 19.9 acres (71%) of the 28± acres of MUMA will be conserved on‐site. 

 19.2 acres of SSMA will be provided off‐site in order to comply with Pima 
Prospers off‐site policies. 

 
Please refer to Exhibit II‐E‐1: Biological Resources and Appendix G. 
 
These  conservation  measures  will  be  achieved  through  the  following  primary 
development strategies: 

 

 Limiting the grading disturbance on each lot to 15,000 square feet. 
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 Establishing 55.3± acres or 70±% of the overall site as natural open space.  
Please refer to Exhibit II‐E‐1: Biological Resources. 

 Providing CLS mitigation off‐site.  Please refer to Appendix G. 
 

b)  Saguaros.  There  are  saguaros  scattered  throughout  the  site.      Approximately 
70% of  the  site will  remain undisturbed and protected as natural open  space.   
The areas of proposed disturbance include 125 saguaros with a height of 6 feet 
or great and 230 saguaros with a height less than 6 feet. Many of the saguaros 
will  be  transplanted on  site  in accordance with Section 18.72.100 of  the Pima 
County  Code.    However,  depending  on  the  final  location  of  homes  and 
improvement requirements in these areas, many saguaros will be preserved in 
place.  

 
c)  Ironwood trees (none exist onsite) 
 
d)  Pima pineapple cactus (none exist onsite) 
 
e)  Needle‐spined pineapple cactus (none exist onsite) 
 
f)  Other areas of significant or important vegetation 
 

The following areas of significant vegetation are noted: 
 

 Saguaros and barrel cacti are scattered throughout the site 
 Denser vegetation occurs on the site along the wash corridors.     These areas 

will be left as natural open space.  

 Ocotillos primarily occur along the protected ridge on the southeast portion 
of the site.   These will largely remain undisturbed. 

 
2.  Landscape Connectivity 

 
This  project  proposes  to  cluster  the  development  allowing  for  70±%  of  the  site  to 
remain  as  natural  open  space.      There  are  no  critical  landscape  connections  on  or 
adjacent to the site. 
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F. Landscape and Buffer Plan 
 

1. Bufferyard Description 
 
The proposed development will utilize a minimum 40-foot Natural Landscape Bufferyard 
‘D’ on the entire perimeter of the project.  See Exhibit II-F-1: Buffer Plan. 

 
2. Potential Conflicts with Bufferyards or Natural Open Space 
 
 Existing or proposed easements, setbacks, and rights-of-way do not conflict with the 

proposed bufferyards and natural open space for this development. 
 
3. Transplanted Vegetation 

 
Approximately 70% of the site will remain as natural open space.  Saguaros and other 
significant vegetation will remain undisturbed to the greatest possible extent.   Those 
that can not be avoided and are appropriate for relocation will be transplanted to the 
bufferyards and other open space areas where vegetation is sparse and will be able to 
accommodate the additional plant material. 

 
G. Viewsheds 

 
1. Description of Views and Vistas 
 

a) The Catalina and Tucson Mountains are visible from surrounding properties.  
The proposed development will minimize impacts to the views and vistas from 
adjacent properties via the following site design strategies: 

  
• Providing a minimum 40-foot natural landscape buffer along the entire 

perimeter of the site and adjacent to Sunset Road.     
• Development will not occur on the protected ridge or the higher 

terrain of the property. 
 

b) This proposed development will not affect the views and vistas from areas 
beyond adjacent properties, including views from Sunset Road and the homes 
to the west, via the following site design strategies: 

 
• A minimum 40-foot landscaped buffer along Sunset Road. 
• Providing undisturbed bufferyards and natural open space along the 

property boundaries.   
• Limiting houses to a maximum height of 24 feet. 

 
2. Mitigation and Impact 

 
Approximately 70% of the site will remain as natural open space including areas on all 4 
sides of the project.   The natural open space, required bufferyards and compliance with 
the Scenic Route setback requirements will provide screening from surrounding 
properties.  

 
Please refer to Appendix E for ground level photographs of the site.  





Desert Senna II-14 
Rezoning Site Analysis  
WLB No. 113011-A-001 

H. Transportation 
 

1. Access Points 
 

Two new intersections will be constructed to provide access into this cluster 
development.  The western most ingress/egress point is proposed at 280± feet from 
Sunray Drive and located on an elevated portion of Sunset Road to allow for good 
roadway visibility for traffic entering and leaving the project site.  The eastern most 
ingress/egress point is approximately 2,300± feet west of Camino De Oeste and is 
aligned with the existing entrance driveway for the Tierra Preserve subdivision.  Please 
refer to Exhibit II-H-1: Transportation. 

 
2. Off-Site Road Improvements 

 
No offsite road improvements are anticipated for this project. A traffic impact study is 
not required for projects with less than 100 single-family detached homes. 

 
3. Traffic Impacts on Nearby Streets 

 
Assuming that between eight and ten average daily trips will be generated by each 
dwelling unit, the effect of this rezoning would be to add approximately 360 to 450 
vehicle trips per day to Sunset Road.  This ADT is minimal and will not negatively impact 
the level of service of Sunset Road. It is also assumed that due to the suburban location 
of the project residents will link their trips together while in town rather than making a 
series of shorter trips 
 

4. Minimizing Traffic Impact on Local Streets 
 

The only access to/and from the site will be via Sunset Road.  There will be no 
connection to surrounding roads.   Sunset Road has the capacity to handle the minimal 
amount of traffic to be added by this development.  The ingress/egress points are 
aligned with the existing entrance driveway for the Tierra Preserve subdivision to the 
north and a minimum of 280 feet east of Sunray Drive.  Further, by having two separate 
ingress/egress points to the site with a minimum spacing of 1,350± feet, the traffic will 
be spread along Sunset Road.  This spacing will give drivers on Sunset road plenty of site 
visibility for vehicles entering or leaving the project site and vice versa for vehicles 
merging onto Sunset Road.  Please refer to Exhibit II-H-1: Transportation. 

 
5. Bicycle and Pedestrian Pathways 

 
There are no existing bicycle or pedestrian facilities in the vicinity of the project, and no 
facilities are proposed. 

 
6. On-Site Rights-of-Way 

 
The Pima County Subdivision and Development Standards establish the requirements 
for the construction of roadway improvements.  The document sets up three 
requirements to determine if a subdivision is rural or urban.   In order to be considered 
rural the following must be true: 



Desert Senna II-15 
Rezoning Site Analysis  
WLB No. 113011-A-001 

 
• Lot exceeds 16,000 square-feet 
• Lot greater than 80 feet in width 
• Site not mass graded 
 
The proposal includes lots that are one acre or greater and have an average width 
exceeding 100 feet.   No more than 15,000 square feet will be disturbed for each lot.    
However, both the pads and roadways will be graded simultaneously.  Based upon 
discussions with staff, this is considered mass grading and requires the project to 
comply with the Urban Subdivision standards.    
 
In an effort to blend into the surrounding area and respect the environmental 
constraints a rural cross-section (detail 5.1) is more appropriate.   The Rural cross-
section limits non-permeable surfaces, allows water to drain into the soil adjacent to 
roadway, and eliminates sidewalks.   This cross section includes 12-foot wide lanes; 
four-foot unpaved shoulder, and a total shoulder area of 10 to 12 feet.   Total right-of-
way is 45 feet. 
 
Should the Urban Standard be required, the right-of-way is also 45 feet; however, four-
foot sidewalks and wedge or standard curb and gutter is required on both sides of the 
street.   Again, this standard would be inconsistent with the surrounding development 
patterns. 

 
Refer to Appendix G: Street Cross-Section for a typical street. 

 
7. Conformance with Pima County Transportation Concurrency Requirements 
 

As stated above, the estimated average daily trips anticipated for the proposed 
development will be approximately 360 to 450 ADT.  The traffic generated will access 
directly to Sunset Road, a scenic major route.  No significant negative impacts are 
expected from this project due to the available capacity on Sunset Road.  As such, we 
expect do not anticipate any change in the level-of-service on any of the surrounding 
roadways. 

 
8. Traffic Impact Study Threshold 
  

This proposed development contains 45 lots, which will generate a total of 
approximately 360 to 450 ADT.  This does not meet the threshold of 1,000 ADT where a 
Traffic Impact Study (TIS) is required. 
 

9. Alternative Modes of Transportation 
 

This proposed development will be similar to the existing surrounding developments, 
which will be reliant on automobile use for most trips.  There are currently no 
pedestrian, bicycle or transit facilities in the vicinity of the project.   There are some 
existing walking/equestrian trails on the site that provide connections to Sunset Road 
and the County trail system.   These trails are proposed to remain and to be dedicated 
for public use.     
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I. On-Site Wastewater 
 
Individual septic systems will be utilized on site.   A minimum of one acre is required for the 
installation for a septic tank and each lot will meet the requirement.   Furthermore, a 
geotechnical report (See Appendix H) was prepared and it was determined that conservatively 
3,000 square feet per lot should be provided for the leach field.   These areas are shown on 
Exhibit II-I-3: On-Site Wastewater and are included within the maximum 15,000 square feet of 
disturbance for each lot. 

 
J. Sewers 

 
There are no sewers near the project site.  The site will utilize individual septic systems.     
 

K. Water 
   

This project will have no negative impacts to any of the surrounding developments.  Water 
service will be provided by Tucson Water Company.   The “will-serve” letter dated July 26, 2013 
confirmed that the project site is located within the “Tucson Water expansion area”.   See 
Appendix C: Tucson Water Department Letter.  Current policy does not permit granting water 
service to parcels in these areas until a pre-annexation development agreement (PADA) is 
approved by the Mayor and Council.   Discussions are under way to begin this process.   

 
L. Schools 

 
1. There are no proposed schools within the subject property.   Tucson Unified School District 

owns 23.6 acres of undeveloped property directly south of the proposed project.  This 
project will provide a pedestrian access easement to the vacant TUSD property in the event 
of a future school being constructed.  Please see Exhibit II-B-1: Preliminary Development 
Plan and II-L-1: Access to Schools. 

 
2. A response letter from the Tucson Unified School District was received on June 18, 2014.  

The District indicates capacity to accept the projected enrollment at Robins K-8 and 
Mansfield Middle Schools, but not at Tucson High.    Please see Appendix D for specific 
numbers and the Tucson Unified School District letter. 

    
3. To help alleviate the projected overcrowding the development may make voluntary 

monetary contributions, or dedicate additional land.  The developer is working with the 
District to develop an agreement. 

 
M. Recreation, Trails, and Open Space 

 
1. On-Site Recreational Elements 

 
As shown on the Pima Regional Trail System Master Plan there are no trails located on 
the subject property.   However, there are some trails on the site that are used by the 
public for hiking and horseback riding.   The development proposes to dedicate two trail 
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easements across the site.     One is  located on the ridge on the eastern portion of the 
project site.   The other occurs on the eastern bank of the East Idle Hour Wash running 
north and south across the property.  Please refer to Exhibit II‐M‐3: Proposed Trails. 

 
2.  Ownership of Open Space 

 
The site will include 52.3± acres of natural open space areas on individual lots and 2.5± 
acres of on‐lot deed restricted open space. These areas will be preserved as open space 
via  the  final  plat,  CC&Rs  and  deed  restrictions.    Please  refer  to  Exhibit  II‐B‐1a: 
Preliminary Development Plan. 

 
3.  Conformance with Pima Regional Trail System Master Plan 

 
As  previously  mentioned  there  are  no  Pima  County  Trails  System  Master  Plan  trails 
onsite.   However, easements will be provided for two existing trails that occur onsite.    
The trail located on the ridge near the southeastern corner of the property connects to 
single track Trail 137 to the east of the project.  

 
N.  Cultural Resources 

 
The subject property is vacant and has not been previously occupied.    

 
1.  Survey Recommendations 

 
The site has not been surveyed.  The Arizona State Museum stated that 18 archeological 
properties were found within a mile of the subject property.  However, since the site is 
located in Pima County, the State Museum defers any recommendations to the County. 

 
2.  Mitigation Measures 

 
Prior to ground modifying activities, an on‐the‐ground archaeological and historic sites 
survey shall be conducted on  the subject property, and submitted  to Pima County  for 
review.    A  cultural  resources  mitigation  plan  for  any  identified  archaeological  and 
historic sites on the subject property shall be submitted to Pima County at the time of, 
or prior to, the submittal of any tentative plan or development plan.   All work shall be 
conducted by an archaeologist permitted by the Arizona State Museum, or a registered 
architect,  as  appropriate.    Following  rezoning  approval,  any  subsequent  development 
requiring a Type  II grading permit will be reviewed for compliance with Pima County’s 
cultural resources requirements under Chapter 18.81 of the Pima County Zoning Code. 

 
O.  Environmental Quality 

 
1.  Controlling Dust Pollution 

 
During  the  construction  phase,  contractors  will  be  responsible  for  dust  and  pollution 
control.   Measures  such  as watering  the  site  and  silt  fencing will  be  implemented  as 
necessary. 
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2. Pollutant Emission 
 

Given that the proposed development will only consist of residential uses, this section is 
not applicable. 

 
P. Agreements 

 
None at this time. 

 
Q. Fire Protection 

 
It is anticipated that Northwest Fire will serve this site.
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Appendix A: Arizona Game and Fish Department Report, Page 4 
 

 



Desert Senna  
Rezoning Site Analysis  
WLB No. 113011-A-001 

Appendix A: Arizona Game and Fish Department Report, Page 5 
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Appendix A: Arizona Game and Fish Department Report, Page 6 
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Appendix A: Arizona Game and Fish Department Report, Page 7 
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Appendix B: Archaeological Records Search, page 1 
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Appendix B: Archaeological Records Search, page 2 
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Appendix C: Tucson Water Department Letter 
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Appendix D: Tucson Unified School District Letter 
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Appendix E: Ground Level Photographs 
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Photograph 1 

Photograph 2 
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Photograph 3 

Photograph 4 
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Photograph 5 
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Photograph 6 
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Photograph 7 

Photograph 8 
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Photograph 9 

Photograph 10 
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Photograph 11 

Photograph 12 
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Appendix F: Preliminary Integrated Water Management Plan (PIWMP) 
 
 

Preliminary Integrated Water Management Plan (PIWMP) 
 

This document has been prepared in association with a zone change request that is being 
submitted to Pima County for the Desert Senna project.  A Preliminary Integrated Water 
Management Plan (PIWMP) is required pursuant to the Pima County Comprehensive Plan Water 
Resources Element as amended by the Board of Supervisors on April 1, 2008 (Co7-07-04; 
Resolution 2008-72) for all properties submitted for consideration of rezoning that require the 
submittal of a Site Analysis.   
 
As such, please find the following responses to the questions posed by the PIWMP. 

 
1.   UWATER CONTEXT MAP 
 

The water context map must be at a scale appropriate to show the property in 
adequate detail relative to the existing roadways and other developments.   Depicting 
the location of the proposed project on an aerial photo is preferred.   This map must 
include the sectional breakout and Pima County parcel number.   Provide exhibits 
showing the property in both a regional and local context.   The latter should show the 
site at a scale which accurately details the surrounding properties and existing land 
uses if any.   
 
The subject property is currently vacant. 
 

The property consists of the following tax parcel numbers: 

 

 

 

 

 

 

 

The current Pima County Comprehensive Plan land use categories or the site 

consist of the following:   

• 71.5 acres of Low Intensity Urban 0.5 (LIU-0.5) 
• 6.4 acres of Resource Transition (RT). 
• 77.9 Total area  

 
 
 

• 214-23-2950 
• 214-23-2960 
• 214-23-2970 
• 214-23-2980 
• 214-23-2990 
• 214-23-3000 
• 214-23-3010 
• 214-23-3020 

 

• 214-23-3030 
• 214-23-3040 
• 214-23-3050  
• 214-23-3060 
• 214-23-3070  
• 214-23-3080 
• 214-23-3090 

 

• 214-23-3100 
• 214-23-3110  
• 214-23-3120 
• 214-23-3130 
• 214-23-3140 
• 214-23-3150  
• 214-23-3160 
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Existing Land Use within ¼ mile 
North: Low density single-family residences with a typical lot size of 3.3 acres, 
and vacant land. 
 
Northeast: Low density single-family residences with a typical lot size of 1 
acre, and vacant land. 
 
East: Low density single-family residences with a typical lot size of 3.3 acres, 
and vacant land. 
 
Southeast: Low density single-family residences with a typical lot size of 1 
to 3.3 acres, a learning center, and vacant land. 
 
South: Low density single-family residences with a typical lot size of 3.3 acres, 
and vacant land. 
 
Southwest: Low density single-family residences with a typical lot size of 1 
to 2 acres. 
 
West: Low density single-family residences with a typical lot size of 3.3 acres, 
and vacant land. 

 
Refer to Exhibit 1 Water Context Map. 

 
2. BRIEF DESCRIPTION OF PROPERTY’S EXISTING AND HISTORIC WATER USE 

 
A brief description of historic and existing water use is required. 
 
 The site is vacant and has had no previous water use. 
 

3.          DESCRIPTION OF PROPERTY’S PROPOSED WATER USE  
  

A general description of the proposed land uses as they relate to water use is to be provided in 
this section.  Elements of the land use plan that contribute to projected water demand, 
including but not limited to irrigated recreation area or landscape, water features, etc. must be 
described in this section.   Phasing considerations should be discussed to the extent that 
phasing is relevant to the proposed water usage. 

 
The Desert Senna project is a proposed residential subdivision consisting of one-acre minimum 
lots.  Currently, the subject property is platted for twenty-two, 3.3-acre residential lots, but 
remains undeveloped.  While the Desert Senna project proposes to increase the density of the 
current residential entitlements, development will provide large areas of open space including 
Important Riparian Areas, Protected Peak & Ridge area, and other areas of the site that contain 
slopes that inhibit development.   
 
We believe that compared to the existing plat, an environmentally sensitive cluster development 
of one-acre lots would be better for local flora, fauna, surrounding residents, and the property 
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owner.  Rezoning the property from SR to CR-1 would allow a slight increase in density that 
would make a low density cluster development possible.  Such a marginal increase in density 
would be compatible with existing surrounding neighborhoods of similar density, and would be 
an appropriate way to replace an existing non-environmentally sensitive entitlement with a more 
responsible form of development. 
 
Open space areas will remain natural and no irrigation is proposed.   The required bufferyard 
along Sunset Road will also remain undisturbed and not include supplemental irrigation.   
Landscaping within the subdivision will include a variety of drought tolerant vegetation. 

 
4. DESCRIPTION OF WATER SUPPLY OPTIONS AND PROPOSED METHOD OF DELIVERY 

  This section should address the proposed water supply for the project. 
 

A. If the proposed water supply is from an existing Municipal water provider: 
 

A1. Does the Municipal Provider or applicant have legal or physical access to a 
renewable and potable water supply?   If the provider or applicant does not 
currently have legal or physical access to a renewable and potable water supply, 
identify all other renewable and potable supplies available to the 
applicant/project. 

 
This project will be served by Tucson Water.   An 8” PVC line is located 800± feet 
east of the site.   A 3” concrete asbestos water line is located adjacent to the 
project site in Sunset Road and transitions to a 6” PVC near Sunray.    

 
Is the property within current defined area of the Municipal Provider?    Is the 
property within the planned expansion service area or Certificate of Convenience and 
Necessity of the Municipal Provider? 

 
The property is located in the “expansion area” of Tucson Water.   A pre-
annexation development agreement is required prior to commitment.  
  
Refer to Exhibit 1 Water Context Map. 

 
A2. Provide written documentation of the provider’s existing or planned service 

capacity to the property or area. (It is understood that this documentation is not 
likely to be a “will-serve” letter). 

 
The property is located in the “expansion area” of Tucson Water.   A letter from 
Tucson water is attached. 
 
Please see Appendix C 
 

A3. An exhibit must be included that shows the location of the property and the 
potential point(s) of connection.  

 
The site will likely connect to the existing water lines located in Sunset Road.  
Exhibit II-F shows the surrounding waterlines and Exhibit 4, Supply Options. 
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B.            If water supply for the development is not proposed to be from an existing Municipal 
Provider,  include a brief discussion of  the supply system proposed to provide for  the 
anticipated  water  demand  (e.g.,  annexation,  creation  of  a  non‐adjacent  provider, 
exempt well or well‐share program with conceptual location of well(s), storage, etc.). 
  

  Not applicable. 
 

5.  WATER DEMAND PROJECTIONS 
 

A.  Provide  a  discussion  of  the  project’s  Estimated Water  Demand  consistent  with  the 
requested zoning and proposed land use.   The Estimated Baseline Water Demand is to 
be discussed and quantified without  consideration of water  conservation measures.  
Estimates  are  to  be  expressed  in  acre‐feet/year  and  derived  according  to  Table  A: 
estimated Baseline water demand for residential Land Uses. 

 
The  proposed  project  is  different  from  typical  residential  subdivisions  for  the 
following reasons: 

 Lots will be a minimum of 1 acre 

 Only 15,000 square feet of each lot will be disturbed 

 70% of the site will remain as undisturbed open space 

 Perimeter landscaping will remain natural with no irrigation proposed 
 

Using the project demand calculator we have determined that the total demand 
will be 342± gallons per unit per day. 
 

B.  Water  Conservation Measures  are  required  to  be  included  as  part  of  the  proposed 
project.  The application of water conservation measures should achieve a significant 
reduction in the project’s total water consumption and must employ both indoor and 
outdoor conservation measures.    

   
The following water conservation measures will be utilized for this project: 
 

 Install lavatory faucets that contain the label "WaterSense," a program sponsored by the 
EPA, or have a maximum flow rate of 1.5 gpm.  

 

 Install showerheads that contain the "WaterSense," a program sponsored by the EPA, or 
have a maximum flow rate of 1.5 gpm.  

 

 Install toilets that contain the "WaterSense," a program sponsored by the EPA, or have a 
maximum flow rate of 1.6 gallons per flush. 

 

 Install drought tolerant landscape materials.   
 

 Install washing machines that have a low Energy Star Water Factor.   
 

 Provide for water recharge/retention on site.   
 

 Install  a  high  efficiency  irrigation  system  with  automatic  timers  and  drip  irrigation, 
wherever possible.   
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6. PROXIMITY TO RENEWABLE AND POTABLE WATER SUPPLIES 
 

If the project’s Estimated Baseline Water Demand equals or exceeds 50 acre-feet/year and the 
proposed project does not have legal, physical, or planned access to renewable and potable 
supplies, map the location of the property relative to the boundaries of nearby water service 
provider(s) with legal, physical or planned access to potable and renewable water supplies.  
Generally identify the closest available point of connection.   You will have to contact the 
individual water provider to find the point of connection. 

 
This section does not apply for the following reasons: (1) The project will be served by Tucson 
Water: (2) the project has legal access to renewable and potable supplies; (3) and existing water 
mains sufficient to serve the site are located adjacent to the site. 

 
Per the Preliminary Integrated Water Management Plan requirements, sections 7-11 of the 
PIWMP are not applicable due to an existing Municipal Provider providing legal access to 
renewable and potable water to this development, no new wells will be drilled within one 
quarter mile of the boundary of the property to serve this development, and there will be no 
increase in pumping of any existing wells within one quarter mile of the boundary of the 
property to serve this development. 
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Appendix G: Off‐Site Mitigation of Conservation Land Systems (CLS) 
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Offsite Conservation Land Systems (CLS) Mitigation Proposal 
 
This document has been prepared in support of a zone change request for the Desert Senna 
project.  The rezone request has been submitted to Pima County for review and approval.  All but 
3.6 acres of the 77.9-acre Desert Senna property is covered by one or more Conservation Land 
System (CLS) designations including Important Riparian Area (IRA), Special Species Management 
Area (SSMA), and Multiple Use Management Area (MUMA).  The CLS recommends conservation 
ratios for developing within each of the designations, and the Desert Senna project exceeds those 
conservation ratios with the addition of the proposed offsite mitigation area.  The table below 
lists the acreages of each CLS designation, as well as the conservation guidelines and resulting 
acreage calculations.  The conservation guidelines are exceeded onsite except for within the 
SSMA category.  As mitigation for this shortcoming we propose to provide an offsite parcel of 
higher environmental quality than the land proposed for development onsite.  The parcel is 
depicted on the maps following this narrative.  The owner/developer will work with Pima County 
staff to deed restrict the mitigation parcel to ensure its perpetual preservation as open space. 

 
ONSITE CONSERVATION 

CLS Areas 
Proposed 

Development 
Areas 

CLS 
Conservation 

Guideline 
Conservation 

Provided 

Conservation 
Surplus / 

Deficit Ratio Area 
SSMA 46.3 Ac. 13.1 Ac. 4:1 52.4 Ac. 33.2 Ac.* -19.2 Ac. 

Non-SSMA 
MUMA 

28.0 Ac. 8.1 Ac. 2:1 16.2 Ac. 19.9 Ac. +3.7 Ac. 

Non-CLS 3.6 Ac. 1.4 Ac. n/a 0 Ac. 2.2 Ac. +2.2 Ac. 
Totals: 77.9 Ac. 22.6 Ac.  68.6 Ac. 55.3 Ac. -13.3 Ac. 

   * Onsite conservation includes 10.6 acres of Important Riparian Area (IRA). 
 

OFFSITE MITIGATION 

CLS Areas 
Onsite 

Conservation 
Surplus / Deficit 

Offsite 
Mitigation Areas 

Total 
Conservation 

Surplus 
SSMA -19.2 Ac. +19.2 Ac. ** 0 Ac. 

MUMA +3.7 Ac. 0 Ac. +3.7 Ac. 
Non-CLS +2.2 Ac. 0 Ac. +2.2 Ac. 
Totals: -13.3 Ac. +19.2 Ac. +5.9 Ac. 

 
** Offsite mitigation area includes 10.7 acres of Important Riparian Area (IRA). 

 
The Desert Senna project is located along the East Idle Hour Wash, which is a 2,000 – 5,000 CFS 
tributary of the Santa Cruz River.  The central braid of the Wash runs through Desert Senna as 
mapped Important Riparian Area, and is slated for 100% conservation with the development of 
the project.  Beyond that central IRA braid, Desert Senna’s SSMA and MUMA designated lands 
are characterized by mixed scrub vegetation, with a notable lack of old growth and significant 
vegetative density.  In addition, the Desert Senna property has been subjected to illegal dumping 
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for many years, which further degrades the quality of the onsite flora.  Below are several pictures 
of the area proposed for development. 

 

 
 

The proposed offsite open space mitigation parcel shown on the following maps is along the 
Hardy Wash, which at 5,000 – 10,000 CFS is a more significant tributary to the Santa Cruz River 
than the East Idle Hour Wash, but is still within the same regional watershed as Desert Senna.  In 
contrast to the onsite SSMA area proposed for development within Desert Senna, the offsite 
parcel (which is also designated SSMA) contains a significant amount of Important Riparian Area 
containing many saguaros, barrel cacti, and ironwood, palo verde, and mesquite trees as shown 
in the photos below. 

 

 
 

In addition to the superior ecology of the offsite mitigation parcel, the location of the offsite 
mitigation parcel is also of greater environmental importance than the onsite development area 
within Desert Senna.  The Hardy Wash has been identified by the County as an important 
biological corridor, as evidenced by the fact that starting in 1989 the County began acquiring  
significant land holdings along the Wash, and the proposed offsite mitigation parcel was 
identified as a highest priority habitat protection area in the 2015 Conservation Bond Program.  
The proposed offsite mitigation parcel would fill an important gap in the County’s land control 
along the Hardy Wash, and would ensure permanent conservation of that Important Riparian 
Area that strengthens biological connectivity between Arthur Pack Regional Park and the Santa 
Cruz River, a corridor of known importance to the pygmy owl. 
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Environmental Comparison 
 

 Portion of Rezoning Property 
Requiring Mitigation 

Proposed 
Offsite Mitigation Property 

Location Along a Santa Cruz River tributary. Along a Santa Cruz River tributary. 

CLS Designations Non-CLS w/ SSMA. IRA & MUMA w/ SSMA. 

Conservation Bond 
Habitat Protection 
Designations 

None. Highest Priority Private (2015), and adjacent to 
previous bond acquisitions. 

Vegetation 
Communities 

• Sonoran Paloverde – Mixed Cacti 
    Desert Scrub 

• Sonoran Paloverde – Mixed Cacti Desert Scrub 
• Apacherian – Chihuahuan Mesquite 
    Upland Scrub 
• Sonora – Mojave Creosotebush –  
    White Bursage Desert Scrub 
• Sonoran Mid-Elevation Desert Scrub 

SDCP 
Habitat 
Models 

High Suitability 
• None 
 
Medium-High Suitability 
• California Leaf-Nosed Bat 
• Western Yellow Bat 
• Acuna Cactus 
 
Medium Suitability 
• Lowland Leopard Frog 
• Cactus Ferruginous Pygmy Owl 
• Arizona Shrew 
• Lesser Long-Nosed Bat 
 
Medium-Low Suitability 
• Swainson’s Hawk 
• Western Burrowing Owl 
• Pale Townsend’s Big-Eared Bat 
• Western Red Bat 
 
Low Suitability 
• Rufous-Winged Sparrow 
• Meriam’s Mouse 
• Western Red Bat 
• Tumamoc Globeberry 
• Mexican Garter Snake 
• Tucson Shovelnose Snake 

High Suitability 
• Cactus Ferruginous Pygmy Owl 
 
Medium Suitability 
• Lowland Leopard Frog 
• Bell’s Vireo 
• Rufous-Winged Sparrow 
• Swainson’s Hawk 
• Western Burrowing Owl 
• California Leaf-Nosed Bat 
• Lesser Long-Nosed Bat 
• Pale Townsend’s Big-Eared Bat 
• Western Yellow Bat 
• Acuna Cactus 
• Tumamoc Globeberry 
• Giant Spotted Whiptail 
 
Medium-Low Suitability 
• Tucson Shovelnose Snake 
 
Low Suitability 
• Abert’s Towhee 
• Arizona Shrew 
• Meriam’s Mouse 
• Mexican Garter Snake 

Priority 
Conservation Areas 

• Cactus Ferruginous Pygmy Owl 
• Mexican Garter Snake (Partial) 

• Cactus Ferruginous Pygmy Owl 
 

Surface Water / 
Unique Landforms None. None. 
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Appendix H: Street Cross-Sections 
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TO: 

FROM: 

DATE: 

RE: 

MEMORANDUM 

KAI SUNSET 80 LLC 

WestLand Resources, Inc. 

September 9, 2014 

DESERT SENNA SEPTIC STUDY 
WESTLAND PROJECT NO. 1882.01 

1. INTRODUCTION 

Expires 3/31/2015 

WestLand Resources, Inc. (WestLand) was retained by Kai Sunset 80 LLC to examine the proposed 

Desert Senna septic systems relative and nearby production wells with respect to state and county water 

pollution control regulations (Figure 1). The proposed septic systems are examined relative to State and 

County requirements for minimum allowable lot s ize for lots with septic systems, minimum allowable 

separation between septic systems and production wells, and the maximum allowable nitrogen loading 

rate under the State's general permit for on-site wastewater treatment and disposal. 

The State and County have developed these requirements to protect public health and safety from water 

pol lution resulting from the use of septic systems and other on-site wastewater systems. Dese11 Senna's 

ability to meet these requirements is an indication that public health and safety will be protected in nearby 

production wells. 

2. MINIMUM LOT SIZE 

The minimum lot size with respect to public safety is governed largely by the area necessary for the safe 

accommodation of individual wells and /or sewage disposal systems. In Pima County, the minimum lot 

s ize for lots with a septic system is the larger of 

I. One acre (43,560 square feet), based on Pima County Code 7.21.027. 

2. Sufficient area to accommodate the sewage disposal system and provide for at least I 00 percent 

expansion of the system based on a four-bedroom house within the property allowing a minimum 

of five feet distance to the property lines per Arizona Administrative Code Rl8-5-404. 

Per the soi ls test report performed for this project the minimum area required for the leach field and a 

replacement leach field for this project to meet the Arizona Administrative Code R 18-5-404, is 6,000 

square feet (ATL 20 14); therefore, I acre is the minimum lot size allowed to meet state and county septic 

requirements. The smallest proposed lot is 1.00 acres, so the proposed lots meet both of these 

requirements. 

3. MINIMUM WELL SETBACK 

The Water Pollution Control section of the Arizona Administrative Code RI8-9-A312 provides setback 

requirements for on-site wastewater facilities, which includes septic systems. Septic system components 

Q \Jobsl1800.sl1882 0 1\ENG\desert senna memo_ 090914.docx WestLand Resources, Inc. 
Engineering and Environmental Consultants 
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must be a minimum of 100 feet from any public or private water supply well ( A.A.C. 2005).  Figure 2 
shows the location of wells in the area, plotted at the center of the ¼-, ¼-, ¼-section (ADWR 2014).  
Each ¼-, ¼-, ¼-section represents 10 acres and the wells could be anywhere within the 10 acres.   

There are two wells north of Sunset Road that are near the development.  The well labeled 55-530776 is 
owned by Southwest Gas and is used for cathodic protection; not for potable water production.  The well 
labeled 55-902452 is shown in the wrong ¼-, ¼-, ¼-section per the ADWR database.  Figure 2 shows the 
actual location of the well.  The well is over 170 feet from the northern boundary of the proposed 
development, so no septic system within the proposed development will be within 100-feet of this well.  
There are no other wells that are near the 100-foot minimum separation from the proposed development 
septic systems. 

The Arizona Administrative Code R18-9-A312 also requires a 50 foot separation between a septic system 
component (or reserve area) and a property line shared with an adjoining lot or parcel not served by a 
common drinking water system or an existing well (A.A.C. 2005).  The proposed development is isolated 
from parcels meeting this requirement by either undeveloped areas in the project area or by Sunset Road 
to the north.  In addition, the Sunset Road corridor is 60 feet wide; separating the northern project 
property boundary from parcels north of Sunset Road by more than 50 feet. 

4. NITROGEN LOADING RATE 

The Arizona Administrative Code R18-9-E323 provides requirements for the maximum nitrogen loading 
rate under the general permit for wastewater (A.A.C. 2005).  Although this requirement does not apply to 
this project, it can be used for comparison.  The maximum loading rate allowed under R18-9-E3223 is 
0.088 pounds of nitrogen per acre per day.  For the 78 acre project the maximum allowable loading rate 
would be about 6.86 pounds per day. 

For purposes of comparison, raw wastewater includes approximately 0.0333 pounds of nitrogen per 
person per day (A.A.C. 2005, Tchobanoglous and Burton 1991), and the census tract that includes the 
proposed development has an average of 2.52 persons per home (U.S. Census 2014).   For 46 lots, the 
projected nitrogen loading rate is 3.86 pounds per day, which is only 56 percent of what would be allowed 
under R18-9-E323. 

5. CONCLUSION 

As proposed, the Desert Senna Project will meet all State and County water pollution control 
requirements related to the use of septic/leach systems for wastewater treatment and disposal.  The 
proposed lots are large enough to easily accommodate the septic/leach systems, including room for a 
replacement leach field, the closest possible septic/leach system to an existing production well exceeds 
the State’s requirements for separation (most septic systems in the proposed development will far exceed 
this requirement),  and the predicted nitrogen loading rate is far below the maximum allowable nitrogen 
loading rate allowed under the State’s general permit for wastewater treatment and disposal.  
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Appendix J: Soils Report for On-Lot Septic System Use 
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Appendix K: Existing Plat 
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