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REAL ESTATE REPORT

Santa Cruz River
Tres Rios Del Norte
Feasibility Study

SFTRDN

STUDY AREA OVERVIEW

Project Location

The Tres Rios Del Norte study area is located within Pima County, Arizona, and includes portions
of the City of Tucson, Town of Marana, and unincorporated portions of the County. The study limits
are irregular, but generally can be defined as approximately one-half mile east of Interstate 10 to the
east; Prince Road to the south; Moore Road to the north; Silverbell Road to the west (in the
southwestern portion of the study area), and Sanders Road to the west (in the northwestern portion).
The study area includes portions of Township 11 South, Range 11 East, Sections 33 thru 36;
Township 11 South, Range 12 East, Section 31; Township 12 South, Range 11 East, Sections 1 thru
4 and 9 thru 13; Township 12 South, Range 12 East, Sections 5 thru 9, 15 thru 28 and 34 thru 36;
Township 12 South, Range 13 East, Section 19; Township 13 South, Range 12 East, Sections 1, 2
and 12; and Township 13 South, Range East 13, Sections 6, 7, 17, 18, 20, 21, and 28, Gila Salt River

Base and Meridian, Pima County, Arizona.
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Approximately 65% of the study area is in the Town of Marana, 25% within Pima County and 10%

in the City of Tucson. Project boundaries are depicted in the Site Maps, included as Exhibit 1.

Property Ownership and Values

The Pima County Graphic Information System (GIS) data source has identified 7,026 parcels within
the study area as of January 2002. The Pima County Assessor’s Office lists 6,568 privately-owned
parcels within the study area subject to taxation, with a total Full Cash Value (FCV) of
$734,715,428. The Assessor’s Office uses Arizona State Department of Revenue’s appraisal
guidelines to establish Full Cash Values. These guidelines set FCV’s for real property taxation
purposes at or greater than 75% of Fair Market Value (FMV). For purposes of this report, the FCV
has been multiplied by 1.33 to establish the FMV. The estimated total FMV for all property within

the study area is roughly $976,000,000.

Zoning Codes regulate land use and development within Tucson, Marana and Pima County. These

codes and permissible use summaries for each jurisdiction are listed in Appendix “D.”

Land Uses

A large portion of the land in the area was and is still used for cattle grazing and agricultural
purposes. There is also a considerable amount of vacant desert land, as well as a number of

residential ranchettes, mobile home/RV parks, and basic commercial amenities. The most prominent
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development in the area is Continental Ranch, a 2,780-acre master-planned community. Located
adjacent to the Santa Cruz River, Continental Ranch is a mixed-use community incorporating
industrial, commercial and residential land uses. North of Continental Ranch is the Avra Valley
area, which is a popular mobile home locale. Within the study area, the majority of residential
development is single-family in nature and is located on interior roadways. Most of the homes are
detached. Typically, the home value ranges from about $100,000 to $300,000 (excluding mobile
homes), depending on age, quality and location. Generally, single-family homes range in age from

new to about 50 years. Most homes appear to be in average to good condition.

Some industrial usages in the area include the Portland Cement factory, a Coca-Colabottling facility,
a large electrical substation operated by Tucson Electric Power Company, and two wastewater

management treatment plants.

Commercial developments are concentrated along the major roadways, in particular, the Thornydale-
Ina-Orange Grove area. Additionally, west of I-10, just north of Prince Road, is the North Tucson
Business Center, containing such enterprises as the Arizona Department of Motor Vehicles emission
testing station. Overall, the commercial facilities in the general area appear to satisfy the needs of

residents, with the economic outlook for the area’s retail market considered to be good.

Employment

Irrigated farming has been the area’s predominant economic activity since the 1920's. Althoughlight
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industry is increasing in importance, irrigated farming remains the major contributor to the area’s

economic base.

A general breakdown of the study area’s employment structure is as follows:

Field Approximate Percentage
Agriculture and Mining 29
Construction 7
Manufacturing 3
Transportation, Communication, Public Utilities 15
Wholesale Trade 2
Retail Trade 9
Finance, Insurance and Real Estate 2
Services 26
Public Administration 7
Total 100

Source: U.S. Bureau of The Census

Transportation (Roads)

Interstate 10 (I-10), which bisects the area, provides good access to the region. I-10 is a four-lane,

asphalt- and concrete-paved, state-maintained, controlled-access freeway. I-10 connects Tucson with
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Phoenix to the north, portions of New Mexico and Texas to the east, and, via Interstate 19, Mexico

to the south. Running parallel and just east of [-10 is the main line of the Union Pacific Railroad.

Other major transportation arterials in the general area are as follows:

Tangerine Road is a two-lane, asphalt-paved arterial that is a major east-west roadway linking

Marana with Oro Valley.

Avra Valley Road is the area’s longest continuous east-west roadway. From its origin at I-10, it

travels more than twenty miles through Marana and unincorporated portions of Pima County.

The main north-south roadway east of the Interstate is Thornydale Road, beginning in the north at
Tangerine Road, and running south to Orange Grove Road, a distance of seven miles. Thornydale
provides access to the Arthur Pack Desert Golf Course and Regional Park. South of Orange Grove
Road, Thornydale becomes River Road, turns to the southeast and eventually heads in an easterly

direction. River Road travels east about twelve miles, linking with Sabino Canyon Road at its end.

Cortaro Road starts at Ina Road, about two miles west of I-10, then heads northeast, passing under
the Interstate. East of [-10 it turns directly east and is known as Cortaro Farms Road. It later heads
southeast, becoming Magee Road and providing access to Omni Tucson National Golf Resort. Ina,

Orange Grove and Ruthrauff Roads also provide good east-west access.
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Silverbell Road, which serves as the westerly boundary of the southerly two-thirds of the study area,
begins at Congress Street. It travels in a southeast-northwest direction, generally paralleling the
Interstate. It provides good access to the afore-mentioned Continental Ranch, a large master-planned
community situated generally west of the Santa Cruz River, east of Silverbell Road, north of Cortaro

Road, and south of Avra Valley Road.

Bridges cross the Santa Cruz River at El Camino Del Cerro, Ina Road, Cortaro Road, Avra Valley

Road and Sanders Road.

Transportation (Airports)

Marana Northwest Regional Airport, located near the northeast corner of Sandario and Avra Valley
Roads, has one lighted and paved runway and one unpaved runway. UNICOM radio, beacons,
hangars, tiedowns, maintenance, and arestaurant are available. Pinal Air Park, located about 4 miles
northwest of the study area, has two lighted and paved runways. (This facility can accommodate

747's, whereas Marana cannot.) Radio, tiedowns, fuel, a restaurant and a motel are available.

Recreation

There are numerous parks and recreational facilities within the study area. Some are the Arthur Pack
Regional Park, on Thornydale Road and Linda Vista Boulevard; Sports Park, at I-10 and Ina Road;

Christopher Columbus Regional Park, on El Camino Del Cerro, between Silverbell Road and the
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Santa Cruz River; Silverbell Municipal Golf Course, on Silverbell and the Prince Road alignment;
the Ora Mae Harn park located at Lon Adams and Barnett Roads; and the Links at Continental Ranch

golf course, west of I-10 and north of Cortaro Road.

Education

Within the study area are four high schools, two middle schools and five elementary schools. The

major high school is Mountain View, at the southwest corner of Thornydale Road and Linda Vista

Boulevard, in the extreme eastern portion of the area.

Climate

At an elevation of about 2,000 feet above sea level, the Tres Rios Del Norte study area enjoys a

moderate year-round climate. The mean maximum daily temperature is 85.8 (F), with a mean

minimum of 51.4 (F). Annual average precipitation is roughly 12.00 inches.

Utility Services

Water service is provided by Metropolitan Water District, the Town of Marana Water Department
and Tucson Water. Sewer service is by Pima County Wastewater Management. Electric service by
Trico Electric Power and Tucson Electric Power. Sanitary garbage collection is by the City of

Tucson or private contract. Telephone service is provided by Qwest Communications. Police
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protection is provided by the Marana Police Department, Tucson Police Department or the Pima
County Sheriff’s Department. Natural gas is delivered by Southwest Gas Corporation and cable

television is from Comcast Cable Communications.

REPORT METHODOLOGY

The data presented herein were gathered from Pima County Assessor records and the Pima County
Planning and Zoning Department. Samples of the results of the research are presented as
Appendices A through D. The complete records are contained on the compact discs included with

this report.

Appendix A is a small sampling of the properties in the Project Area, with their corresponding tax
parcel number; owner’s name; land use; square feet of land; full cash value (FCV) of land,
improvements and total; and the fair market value. The fair market value is the total FCV multiplied

by a factor of 1.33.

Appendix B is a summary of the land use types, area in square feet of each land use type, and the fair

market value of each land use type.

Appendix C is a partial list of parcel numbers and their corresponding zonings.

Appendix D is breakdown of the zoning codes within each jurisdiction and the number of parcels

Page 8




so designated within the study area.

Appendix E includes photographs of some developments within the Project Area.

Exhibit 1 contains the maps. The first set of maps identify the project boundaries (in red), the major

thoroughfares, drainageways, washes and properties that are publicly held. The second set of maps

denotes the zoning for all property within the study area, with the project limits in green dashes.

These maps enable the reader to visual current and potential land uses.
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ASSESSOR
PARCEL #

217-34-0060
217-34-005C
217-33-0080
217-33-0050
217-55-011A
217-55-0150
217-54-010H
217-34-0060
217-55-011B
218-49-001A
217-54-010G
217-34-0070
217-34-0060
217-54-010F
218-49-001B
217-53-008F
217-53-0087
217-53-008H
217-49-0010
217-49-0020
217-49-0030
217-49-0040
217-50-0010
217-50-0040
110-02-0400
111-01-003E
111-02-2260
111-02-2250
110-02-0410
110-02-0460

APPENDIX C

ZONING INFORMATION

Tres Rios Del Norte Zoning - February 2002
Prepared by G.H. Garcia Consulting, Inc. (2.15.02)

COUNTY TUCSON
ZONING ZONING
RH
RH

CR-1

SR

CR-1

CR-1

MARANA
ZONING

LI

LI

LI

LI
LI/E/C
LI

LI

F

C

L1/C
F/C
C

C

F/C/R-6/R-144

C

R-8/R-7/R-6/C/R-144

R-6/A

> > > > >

R-3




ASSESSOR
PARCEL #

111-02-2240
111-01-0020
111-02-005D
111-02-2230
110-02-0350
110-03-0300
110-03-0310
110-03-0320
110-03-0330
110-03-0340
110-03-0350
110-03-0360
110-03-0370
110-03-0670
110-03-0680
110-03-0690
110-03-0690
110-03-0690
110-03-0690
110-03-0720
110-03-0730
110-03-0750
110-03-0750
110-03-0770
110-03-0780
110-03-0790
110-04-2770
110-04-2780
110-04-2790
110-04-2800
110-04-2810
110-04-2820
110-04-2830
110-04-2900
110-04-3270

COUNTY
ZONING

CR-1
CR-1

CR-1

CITY
ZONING

R-3

R-3

R-2
R-2
R-2
R-2
R-2
R-2
R-2
R-2
SR
SR
SR
R-2
R-1
RX-1
SR
R-1
SR
RX-1
R-2
R-2
R-2
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3




APPENDIX D

ZONING BREAKDOWN

Zoning, City of Tucson

Land Use Group

Commercial
Industrial
Residential
Office

Zoning, Pima County

Land Use Group

Commercial
Industrial
Residential
Office

Zoning, Town of Marana

Land Use Group

Commercial
Industrial
Residential

Office
Agricultural
Flood Plain

Zoning Codes

C-2, MU
I-1,1-2, PI
R-1, SH, RX-1
0-3

Zoning Codes

CB-1, CB-2

CI-1, CI-2

CR-3, CR-4, CR-5, GR-1
N/A

Zoning Codes

NC, VC,B,E

HI, LI

A, C,F, MR-2, R-16,
R-144, R-36, R-6, R-7, R-8
CO

AG

D

Parcels So
Designated
33
100
31
7

Parcels So
Designated
100
85
812
0

Parcels So
Designated
343
362

5,542
8

31
158




APPENDIX E

PHOTOGRAPHS

























EXHIBIT 1






















