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A RESOLUTION OF THE BOARD OF SUPERVISORS OF PIMA COUNTY; 
RELATING TO ZONING IN CASE C023-97-01 VAIL VALLEY RANCH 
SPECIFIC PLAN LOCATED ON BLOCK 45 OF THE FAR NORTHWEST 
CORNER PORTION AND ON LOTS 34-320 OF THE FOUR SEASONS 
PHASE 1 SUBDIVISION AND PARCELS 305-05-072A, 305-05-072B, 305-
05-073A, 305-05-074A, 305-05-076D, 305-05-107A, 305-73-3450 OF THE 
NORTH CENTRAL PORTION OF THE VAIL VALLEY RANCH SPECIFIC 
PLAN AMENDING THE SPECIFIC PLAN SET FORTH IN ORDINANCE 
NOS. 1989-130, 1992·100, 1998·14, and 2007-103. 

The Pima County Board of Supervisors finds and declares that: 

0.00 

1. On September 12, 1989, the Pima County Board of Supervisors adopted 
Ordinance No. 1989-130 rezoning from RH, GR-1 and CB-2 to SP that certain 
property referred to as the Vail Valley Ranch Specific Plan; 

2. On October 20, 1992, the Pima County Board of Supervisors adopted 
Ordinance 1992-100, which amended certain provisions of Ordinance 1989-130; 

3. On June 2, 1997, the owners of the Specific Plan applied for a rezoning from 
RH and CR-3 to SP of approximately 60.0 acres adjacent to the Specific Plan 
and first amendment of the Specific Plan to include the property; 

4. Also, on June 2, 1997, the owners of the Specific Plan applied to amend the 
Specific Plan to add, revise and delete certain zoning requirements for the 
Specific Plan; 

5. On December 16, 1997, the Pima County Board of Supervisors approved the 
First Amendment of the Specific Plan, which rezoned the property and amended 
the Specific Plan to add, revise and delete certain zoning requirements; 

6. On February 3, 1998, the Pima County Board of Supervisors adopted 
Ordinance No. 1998-14 rezoning from RH and CR-3 to SP that certain property 
referred to as the Vail Valley Ranch Specific Plan First Amendment; 
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7. On April 3, 2000, the owners of the Specific Plan applied for a lot split to create 
a parcel of approximately 55.0 acres; 

8. On May 16,2000, the Pima County Board of Supervisors approved a lot split for 
approximately 55.0 acres for a high school; 

9. On March 14, 2005, the owners of Rancho Del La go Block 35 applied for a Plat 
Note Modification to compensate required natural open space; 

10. On June 7, 2005, the Board of Supervisors approved a Plat Note Modification 
for Block 35 to compensate natural open space not provided by Blocks 46 and 
48; 

11. On June 29, 2005, Pima County applied for a rezoning from GR-1 to SP of 
approximately 25.0 acres and from CR-3 (BZ) to SP (BZ) of approximately 7.26 
acres adjacent to the Specific Plan and second amendment of the Specific Plan 
to include the property; 

12. On August 15, 2005, the Pima County Board of Supervisors approved a 
rezoning from GR-1 to SP of approximately 25.0 acres and from CR-3 (BZ) to 
SP (BZ) of approximately 7.26 acres that certain property referred to as the Vail 
Valley Ranch Specific Plan Second Amendment; 

13. On December 28, 2006, the owners of Lots 1-25, 29, 31-32, 34-40. 43-106of 
Rancho d~l l-a~o Block 4f. -(Bk. 59, Pg.- 'n} -rcm- shown on tne map attached 
heretcra8 Exhibit A) applied for a mcdification (non-substantial change) of the 
Specific Plan and a plat note modification for designated lots to reduce front 
setbacks; 

14. On February 20,2007, the Board of Supervisors approved a modification (non­
substantial change) of the Specific Plan and a plat note modification to reduce 
front setbacks for Lots 1-25,29,31-32,34-40,43-106 of Block45 (as shown on 
the map attached hereto as Exhibit A); 

15. On November 20, 2007 the Pima County Board of Supervisors adopted 
Ordinance No. 2007-103 rezoning from GR-1 and CR-3 (BZ)to SP and SP (BZ) 
that certain property referred to as the Vail Valley Ranch Specific Plan Second 
Amendment; 

16. On January 25, 2008, the owners of Rancho del Lago Block 13 and Block 14 
(Bk. 53, Pg. 91) applied for a lot split; 

17. On February 19, 2008, the Board of Supervisors approved a lot split to remove 
from Block 13 and add to Block 14 approximately 6, 706 square feet for the Vail 
Water Building; 
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18. On June 4, 2008, the owners of Lots 1-320 of the Four Seasons - Phase 1 
Subdivision Plat (P1205-019) and Tax Code parcels 305-05-072A, 305-05-
072B, 305-05-073A, 305-05-074A, 305-05-076D, 305-05-107A, 305-73-3450, 
305-73-3460 (as shown on the map attached hereto as Exhibit B) applied for a 
modification {non-substantial change) of the Specific Plan and a plat note 
modification to reduce front setbacks; 

19. On November 4, 2008 the Board of Supervisors approved a modification (non­
substantial change) of the Specific Plan and a plat note modification to reduce 
front setbacks for Rancho del Lago Road Lots 34-320 of the Four Seasons -
Phase 1 Subdivision Plat, Bk. 63, Pg. 10 (P1205-019) and Tax Code parcels 
305-05-072A, 305-05-072B, 305-05-073A, 305-05-074A,305-05-076D, 305-05-
107A, 305-73-3450 (as shown on the map attached hereto as Exhibit B); 

20. Pima County Code § 18.90.080 provides for preparation and adoption of a 
Resolution stating an approved amendment to a specific plan. 

Now, therefore, be it resolved by the Pima County Board of Supervisors that: 

Section 1 . The Pima County Board of Supervisors hereby amends the Specific Plan 
development standard forfront setbacks as follows for Lots 1-25, 29, 31-32, 34-40, 43-106 
of the Rancho Del Lago Block 45 Subdivision (Bk. 59 Pg. 72) and for Lots 34-320 of the 
Four Seasons- Phase 1 Subdivision Plat (Bk. 63, Pg. 10) and Tax Code parcels 305-05-
072A, 305-05-0728, 305-05-073A,305-05-074A, 305-05-076D, 305-05-107A, 305-73-3450 
(as shown on the maps attached hereto as Exhibits A and B) as follows: 

IV. Development Area Designations 
B. Medium Density Residential (MDR) 

2. General Development Standards: 
e. Individual Lot: 

Minimum Front Setback 81:1ilding for front entry 
garages/carports: 20 feet; 
or 1 0 feet for garages with side or rear entry driveways; 
Minimum front setback for Architectural Projections. Porches. 

and Livable Space of Residences: 1 0 feet; 

Total Combined Side Yard Building Setback: 10 feet; 
Minimum Rear Building Setback: 1 0 feet or 0 feet with rear 
entry garage. 

and restates all other previously imposed zoning conditions of Ordinance No. 1998-14 for 
the Vail Valley Ranch Specific Plan as follows: 

A. This specific plan is subject to approval by the Planning Official, with the written 
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concurrence of the directors of the Transportation and Flood Control District and 
Wastewater Management departments, of a revised master platting and improvements 
schedule for the entire specific plan. This schedule shall reference the master studies 
necessary for preparation of the master plat(s) (not to exceed five) and identify the 
necessary improvements and dedications (including roads, sewers, drainage, parks and 
open space). The final configuration of the master plats shall require the written approval 
of the Development Services Director prior to the submittal of the first master plat. 

B. Prior to the approval of a subdivision plat, development plan or issuance of a 
building permit, this specific plan is subject to the following: 

1. Approval and recording of the applicable master plat which shall provide for 
development- related studies, assurances and dedications, as established by the 
revised plat phasing and improvements schedule, and as adopted by the Board of 
Supervisors. Any required dedications of right-of-way for roads and/or drainage 
outside of the subject master plat shall be provided by separate instrument when 
requested by Pima County. 

2. Submittal to the Real Property Division of the Department of Transportation 
and Flood Control District of a title report providing evidence of ownership of the 
property upon submittal of covenants, conditions, restrictions and any required 
dedications. 

C. Approval of a subdivision plat, development plan or issuance of a building permit 
shall be subject to the following: 

1. Conformance with the Vail Valley Ranch Specific Plan as adopted and all 
applicable adopted Pima County ordinances, existing or as may be adopted or 
amended, not included or specifically addressed within this specific plan. 

2. Provision of development-related assurances as required by the applicable 
agencies. 

3. Dedication of necessary rights-of-way for roads and drainage by plat, or by 
separate instrument if the property is not to be subdivided. 

4. No further subdividing or lot splitting shall be allowed without the written 
approval of the Board of Supervisors. 

5. Requirements of the Department of Transportation: 

Co23-97-01 

a. The owner/developer shall work with the Pima County Department of 
Transportation and Flood Control District (DOT/FCD) to realign the Colossal 
Cave and Camino Lorna Alta intersection. The intent of the realignment will 
be to provide a continuous major arterial from Interstate Highway 10 through 
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Vail Valley Ranch and Rincon Valley to Valencia Road. This road shall be 
designed as a major arterial with the main purpose of providing through traffic 
circulation. As such, the road shall have limited access, a 20-foot median 
and median breaks no closer than 660 feet. 

b. The owner/developer shall adhere to DOT/FCD policies, ordinances 
and standards that are in effect during the development and tentative plan 
review process. 

c. All public or private drainage structures, arterial, collector and local 
streets shall conform to Pima County Road and Street Standards unless 
otherwise approved by DOT/FCD. Design criteria including right-of-way 
widths, typical cross sections, design speeds, paving, utility locations, 
maximum design roadway slopes, access control, bike paths, pedestrian 
ways or sidewalks shall be subject to approval by the DOT/FCD. 

d. A Traffic Impact Analysis (TIA) for the specific plan area shall be 
required before any subdivision plat is approved. The TIA shall address the 
provision of major routes within the area, the provision of capacity and route 
continuity adjacent to the plan, and the areas of responsibility of the County, 
the primary developer and any subsequent developers. 

e. A comprehensive transportation study provided by the owner for the 
specific plan shall be submitted for approval to the DOT/FCD with the 
required Traffic Impact Analysis. The limits of the study and scope of work 
shall be determined by the DOT/FCD. 

f. All arterials, collector and local streets required for the new 
development shall be designed to provide sufficient capacity for the ultimate 
development of the plan and area. All roadway improvements shall be 
constructed to the ultimate design except where a phased construction has 
been adopted by DOT/FCD. 

g. Road crossings over washes that are identified as natural open space 
in Exhibit E.IV.1, the circulation element of the specific plan, shall be 
designed to cross the floodplain with only minor encroachment. Reduction in 
the floodplain width may be acceptable to achieve required on-site detention 1 
and to facilitate wildlife movement. The design of the roadway shall be lg 
subject to the approval of the DOT/FCD. 

h. Direct access to individual residential lots in new subdivisions shall not g 
be permitted from any road shown on the County Major Streets and Scenic §

6 Route Plan. Median breaks and local collector streets shall be spaced at 
sufficient intervals to maintain the through traffic characteristics of the road. 
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6. Requirements of the Flood Control District: 

Co23-97-01 

a. All Internal drainage improvements and any external drainage 
improvements required to mitigate drainage impacts caused by development 
of the specific plan as determined by the Master Drainage Study shall be 
constructed at no cost to the District. 

b. Detention/retention basins shall be designed in conformance with the 
Stormwater Detention/retention Manual. 

c. A landscaping mitigation and restoration plan for drainage channels 
shall be developed by the master developer and approved by the Pima 
County Department of Transportation and Flood Control (DOT/FCD) and the 
Planning and Development Services Department prior to submission and 
acceptance of individual subdivision plats. 

d. A master drainage study shall be prepared and submitted by the 
master developer and approved by the DOT/FCD prior to the submission and 
acceptance of any subdivision plat. The limits of study and scope of work 
shall be approved by the DOT/FCD and shall include financing, phasing, 
mitigation and restoration for drainage modification. 

e. The owner shall conform to the Floodplain Management and Erosion 
Hazard Ordinance, specifically with reference to the Pantano Wash 
dedication, including the dedication of-50 feet behind any bank pro"tection 
along the Pantano Wash. 

f. The location of any access to the Cienega Creek Natural Preserve 
shall conform to the Cienega Creek Management Plan and the covenants 
and policies of the preserve. Final designation of any access points leading 
into the Preserve and associated parking sites shall be included on any plats 
adjacent to the Preserve. 

g. No residential structures, utilities or sewers shall be placed within the 
erosion hazard area of the Pantano Wash unless justified by a study 
prepared by the owner and approved by the District. 

h. Per the Flood Repair and Flood Hazard Mitigation Implementation 
Plan adopted by the Board of Supervisors on May 8, 1984, "The Vail/Happy 
Valley Target Area, the bridge for Colossal Cave Road at the Pantano Wash 
shall be financed in accordance with adopted Rancho del Lago Community 
Plan, Co13-81-1, and subsequent rezoning case Co9-82-72. 'The developer 
shall contribute his pro rata share of a bridge at Colossal Cave Road, the 
Pantano Wash (or other location for a major public road crossing approved 
by the County} in accordance with the development's impact as determined 

Page 6 of9 



by a transportation study submitted by the developer and approved by the 
County.' The minimum rate of participation shall be 50 percent of the total 
cost of providing the bridge and related flood control improvements at the 
Colossal Cave Road crossing of the Pantano Wash regardless of study 
outcome." A financial agreement for the property shall be negotiated and 
subject to approval by the Board of Supervisors prior to any subdivision plat 
approval. 

i. No modification to the pre-development floodplains of washes 
identified on the Land Use Plan as natural open space shall be allowed 
except for roadway and utility crossings. An appropriate mitigation plan shall 
be approved by the DOT/FCD for these crossings. 

7. Requirements of the Wastewater Management Department: 

a. Approval of a wastewater sewer basin study prior to the submittal of 
any development plans or plats. 

b. A sewer service agreement shall be approved between the developer 
and the Wastewater Management Department related to the timing, location, 
financing and manner of connection to the sewer system for the project. This 
agreement shall be approved prior to the review of any tentative plat or 
development plan. 

c. The public sewer improvements must be designed and constructed in 
conformance with the applicable Pima County standards and must be 
completed, inspected and released for service prior to the issuance of any 
building permits. 

d. The owners(s} shall utilize their share of effluent for the golf course 
when it becomes available for the area. 

8. Requirements of the Development Services Department: 

Co23-97-01 

a. Design guidelines shall be used only when not in conflict with adopted 
County landscaping, parking or signage regulations. 

b. All development within this specific plan shall be addressed in 
accordance with the Tucson Addressing System as established in Chapter 
18.83 of the County Zoning Code. 

c. A Master Vegetation/Revegetation Plan and Program shall be 
submitted, reviewed, and approved prior to the approval of any subdivision 
plat or issuance of grading permits. It shall address vegetation preservation, 
salvage and on-site transplanting, mitigation/revegetation of all nonbuilt areas 
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disturbed by grading r and methods used to protect preserved areas from 
construction impacts. 

d. A Golf Course Development Plan for the golf course area shall be 
submitted, reviewed and approved prior to the approval of any adjacent 
subdivision plat or development plan and prior to the issuance of permits for 
the golf course. This shall include all of the support information and 
documentation required by Chapter 18.59 of the Zoning Code. The planning 
and development of the golf course shall be in complete conformance with 
Chapter 18.59, with the exception of the rezoning and ordinance adoption 
portions. The plan shaH be submitted, reviewed and approved as a 
development plan, in accordance with Chapter 18.71, Development Plan 
Standards. 

e. A cultural resources inventory and mitigation plan shall be prepared 
and implemented prior to any ground modification activities, either on-site or 
off-site, that are related to the development of the specific plan area. An "on­
the-ground" survey of the property shall be conducted. Following the survey, 
a mitigation plan shall be prepared that addresses site protection, 
preservation, testing, data recovery or excavation, analyses, report 
preparation, and curation. The mitigation plan will be implemented prior to 
any ground modification activities that disturb the archaeological resources. 
These mitigation measures would be carried out by either the master 
developer or any subsequent developer. 

f. Neighborhood parks at least four acres in size shall be dedicated 
adjacent to elementary school sites at the time of any subdivision plat 
approval. Public parks shall be developed according to Pima County 
standards. The master developer of the specific plan shall provide standards 
and requirements for the development of private recreational facilities at the 
time of any subdivision plat approval. 

g. A detailed buffer plan shall be submitted prior to approval of any 
subdivision plat and shall include a minimum 15 foot wide bufferyard "D" 
along Colossal Cave Road and along Camino Lorna Alta. 

h. Subdivision plats and development plans shall allow for trails as 
identified in the "Pima County Master Trails Plan·, as may be amended. 

and restates the previously imposed zoning condition of Ordinance No. 2007-103 for that 
property referred to as the Vail Valley Ranch Specific Plan Second Amendment as follows: 

Primary responsibility for infrastructure improvements for the park and school lie 
with builder K. Hovnanian. 
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Section 2. No building permits shall be issued based on the rezoning approved by 
Ordinances 1992-100 and 1998-14 and this resolution until conditions A, 81-2, and C1-8 
are satisfied and the Planning Official issues a Certificate of Compliance. 

Section 3. This Resolution shall become effective upon adoption. 

RESOLVED by the Board of Supervisors of Pima County, Arizona, this ?t1d day 
of 

_J_u_n_e ____ , 2009. 

ATIEST: 

'Ju·~ 
Clerk, Board of Supervisors 

ivil Deputy County Attorney 
ANDREW FLAG~ 

Co23-97-01 

of Supervisors 

JUN 02 Z009 

Executive Secretary, Planning & Zoning 
Commission 
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AN ORDINANCE OF THE BOARD OF SUPERVISORS OF PIMA COUNTY, 
ARIZONA; RELATING TO ZONING; REZONING APPROXIMATELY 25.0 ACRES 
(PARCEL CODES 305-05-0690, 305-05-0720, 305-05-073A, 305-05-074A, 305-
05076A & 305-05-0768) FROM GR-1 (RUR.AJ. RESIDENTIAL) TO SP (SPECIFIC 
PLAN); IN CASE Co23-97-0l VAIL VALLEY RANCH SPECIFIC PLAN 
REZONING (SECOND AMENDMENT); LOCATED ON THE SOUTH SIDE OF 
REX MOLLY ROAD, APPROXIMATELY% MILES WEST OF CAMINO LOMA 
ALTA; AMENDING PIMA COUNTY ZONING MAP NO. 133; REZONING 
APPROXIMATELY 7.26 ACRES (PARCEL CODE 305-12-2630) FROM CR-3 (BZ) 
(SINGLE RESIDENCE)(BUFFER OVERLAY ZONE) TO SP (BZ) (SPECIFIC PLAN) 
(BUFFER OVERLAY ZONE); IN CASE Co23-97...01 VAIL VALLEY RANCH 
SPECIFIC PLAN REZONING (SECOND AMENDMENT); LOCATED ON THE 
SOUTH SIDE OF COLOSSAL CAVE ROAD, APPROXIMATELY 500 FEET EAST 
OF MARY ANN CLEVELAND WAY; AMENDING PIMA COUNTY ZONING MAP 
N0.184. 

0.00 

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF PIMA COUNTY, 

ARIZONA: 

Section 1. The approximately 25.00 acres, located on the south side of Rex Molly Road, 

approximately o/4 miles west of Camino Lorna Alta, illustrated by the shaded areas on the attached 

rezoning ordinance map (Exhibit "A"), which amends Pima County Zoning Map No. 133 are hereby 

rezoned from GR-1 (Rural Residential) to SP (Specific Plan) and the app~ximately 7.26 acres, 

located on the south side of Colossal Cave Road, approximately 500 feet east of Mary Ann 

Cleveland Way, illustrated by the shaded areas on the attached rezoning ordinance map (Exhibit 

"B"), which amends Pima County Zoning Map No. 184 are hereby rezoned CR-3(BZ) (Single 

Residence) (Buffer Overlay Zone) to SP (BZ) (Specific Plan) (Buffer Overlay Zone). 
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Section l.Rezoning Condition. 

Primary responsibility for infrastructure improvements for the park and school lie with builder K. 
Hovanian. 

Section 3. Time limits, extensions and amendments of conditions. 

The rezoning condition of Section 2 may be amended or waived by resolution of the Board of 
Supervisors in accordance with Chapter 18.91 of the Pima CoWlty Zoning Code. 

Section 4. The effective date of this Ordinance shall be on the date of signing of this Ordinance by 

the Chairman of the Board of Supervisors. 

Passed and adopted by the Board of Supervisors of Pima County, Arizona, this 20th day of 

Novelfl88r;-2oo7. 

11/20/07 

Chairman of the Board of Supervisors Date 

ATTEST: 

Deputy County Attorney Execu 've Secretary, 
Planning and Zoning Commission 
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EXHIBIT If An 

AMENDMENT NO. 4 BY ORDINANCE NO. 2007-103 

TO PIMA COUNTY ZONING MAP NO. 133 TUCSON, ARIZONA 
PARCELS 69, 72A, 72B, 73A, 74A, 768, 76C 8c 760 BEING A 
PART OF THE N'v/ 1/4 OF THE S'v/ 114 OF SEC 3, T16S R16E. 

ADOPTED NoveMber 20, 2007 EFFECTIVE NoveMber 20, 2007 
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EXHIBIT HBII 

AMENDMENT NO. 14 BY ORDINANCE NO. 2007-103 

TO PIMA COUNTY ZONING MAP NO. 184 TUCSON, ARIZONA 
PARCEL 263 BEING A PART OF THE NE 1/4 OF THE NV 1/4 OF 
SEC 15, T16S R16E AND A PART OF THE SE 114 OF THE S\J 114 
OF SEC. 10, T16S R16E. 

ADOPTED NoveMber 20, 2007 EFFECTIVE NoveMber 20, 2007 
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1 ORDINANCE 1998-~ 
2 
3 
4 AN ORDINANCE OF THE PIMA COUNTY BOARD OF SUPERVISORS; 
5 RELATING TO ZONING; AMENDING ORDINANCE 1989-130; AMENDING THE 
6 VAIL VALLEY RANCH SPECIFIC PLAN TO ADD, REVISE AND DELETE 
7 CERTAIN ZONING REQUIREMENTS; REZONING APPROXIMATELY 60 ACRES 
8 FROM RH AND CR-3 TO SP. 
9 

10 
11 The Pima County Board ofSupervisorsjinds and declares that: 
12 
13 1. On September 12, 1989, the Pima County Board of Supervisors adopted Ordinance 
14 1989-130 rezoning from RH, GR-1 and CB-2 to SP that certain property referred to as 
15 the Vail Valley Ranch Specific Plan (the .. Specific Plan"). 
16 
17 2. On October 20, 1992, the Pima County Board of Supervisors adopted Ordinance 1992-
18 1 00, which amended certain provisions of Ordinance 1989-130. 
19 
20 3. On June 2, 1997, the owners of the Specific Plan applied for a rezoning from RH and 
21 CR-3 to SP of approximately 60 acres (the 11propertt') adjacent to the Specific Plan and 
22 amendment of the Specific Plan to include the property, which proposed changes are 
23 incorporated in attached Exhibit A (which has not been recorded but may be viewed at 
24 the office of the Pima County Development Services Department- Planning Division). 
25 
26 4. Also on June 2, 1997, the owners of the Specific Plan applied to amend the Specific 
27 Plan to add, revise and delete certain zoning requirements for the Specific Plan. 
28 
29 5. On December 16, 1997, the Pima County Board of Supervisors approved the First 
30 Amendment of the Specific Plan (the 11First Amendment .. ), which rezoned the property 
31 and amended the Specific Plan to add, revise and delete certain zoning requirements. 
32 
33 Now, therefore, be it ordained by the Pima'County Board of Supervisors: 
34 
35 Section 1. That the First Amendment is hereby adopted, subject to the following conditions: 
36 
3 7 1. Recording of a covenant holding Pima County harmless in the event of flooding. 
38 2. Recording of the necessary development related covenants as determined appropriate 
39 by the various County agencies. 
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40 3. Provision of development related assurances as required by the appropriate agencies. 
41 4. Prior to the preparation of the development related covenants and any required 
42 dedication, a title report (current to within 60 days) evidencing ownership of the 
43 property shall be submitted to the Department of Transportation, Real Property 
44 Division. 
45 5. There shall be no further subdividing or lot splitting without the written approval of the 
46 Board of Supervisors. 
47 6. No building permits shall be issued based on the specific plan approved by Ordinance 
48 #1989-130, as amended, until all applicable specific plan requirements are satisfied and 
49 the Planning Official issues a Certificate of Compliance. 
50 7. The Vail Valley Ranch Specific Plan is restricted to no more than 5,500 dwelling units 
51 for the entire specific plan site, as amended. 
52 8. Prior to ground modification activities, an on-the-ground archaeological survey and 
53 appropriate mitigation measures shall be conducted on the subj~ct property. A cultural 
54 resources mitigation plan for any identified archaeological sites on the subject property 
55 shall be submitted at the time of, or prior to the submittal of any tentative plat or 
56 development plan. The mitigation plan shall be prepared and reviewed as described in 
57 the Pima County Site Analysis Requirements. 
58 9. Prior to submittal of a master plat, this specific plan is subject to approval by the 
59 Planning Official, with the written concurrence of the directors of the Transportation 
60 and Flood Control District and Wastewater Management departments, of a revised 
61 master platting and improvements phasing schedule for the entire specific plan. This 
62 schedule shall reference the master studies necessary for preparation of the master plat 
63 and shall identify the necessary improvements and dedications (including roads, sewer, 
64 drainage, trails and open space). 
65 
66 
67 Section 2. That the approximately 60 acres described as part of the First Amendment, which amends 
68 Pima County Zoning Map No. 184, are hereby rezoned from RH and CR-3 to SP. 
69 
70 
71 Section 3. That Ordinance 1989-130, Section 1, as amended by Ordinance 1992-100, imposing 
72 conditions on the Vail Valley Ranch Specific Plan, is hereby amended to read: 
73 
74 That the Vail Valley Ranch Specific Plan, as attached, is hereby adopted subject to the 
75 following conditions: 
76 
77 A. This specific plan is subject to approval by the Planning Official, with the written 
78 concurrence of the directors of the Transportation and Flood Control District and 
79 Wastewater Management departments, of a revised master platting and improvements 
80 schedule for the entire specific plan. This schedule shall reference the master studies 
81 necessary for preparation of the master plat(s) (not to exceed five) and identify the 
82 necessary improvements and dedications (including roads, sewers, drainage, parks and 
83 open space). The final configuration of the master plats shall require the written 
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approval of the Development Services Director prior to the submittal of the first master 
plat. 

B. Prior to the approval of a subdivision plat, development plan or issuance of a building 
permit, this specific plan is subject to the following: 
1. Approval and recording of the applicable master plat which shall provide for 

development-related studies, assurances and dedications, as established by the 
revised plat phasing and improvements schedule, and as adopted by the Board of 
Supervisors. Any required dedications of right-of-way for roads and/or drainage 
outside of the subject master plat shall be provided by separate instrument when 
requested by Pima County. 

2. Submittal to the Real Property Division of the Department ofTransportation and 
Flood Control District of a title report providing evidence of ownership of the 
property upon submittal of covenants, conditions, restrictions and any required 
dedications. 

C. Approval of a subdivision plat, development plan or issuance of a building permit shall 
be subject to the following: 
1. Conformance with the Vail Valley Ranch Specific Plan as adopted and all 

applicable adopted Pima County ordinances, existing or as may be adopted or 
amended, not included or specifically addressed within this specific plan. 

2. Provision of development-related assurances as required by the applicable 
agencies. 

3. Dedication of necessary rights-of-way for roads and drainage by plat, or by 
separate instrument if the property is not to be subdivided. 

4. No further subdividing or lot splitting shall be allowed without the written 
approval of the Board of Supervisors. 

5. Requirements of the Department ofTransportation: 
a The owner/developer shall work with the Pima County Department of 
Transportation and Flood Control District (DOT/FCD) to realign the Colossal 
Cave and Camino Lorna Alta intersection. The intent of the realignment will be 
to provide a continuous major arterial from Interstate Highway 10 through Vail 
Valley Ranch and Rincon Valley to Valencia Road. This road shall be designed 
as a major arterial with the main purpose of providing through traffic circulation. 
As such, the road shall have limited access, a 20-foot median and median breaks 
no closer than 660 feet. 
b. The owner/developer shall adhere to DOT/FCD policies, ordinances and 
standards that are in effect during the development and tentative plan review 
process. 
c. All public or private drainage structures, arterial, collector and local streets 
shall confonn to Pima County Road and Street Standards unless otherwise 
approved by DOT/FCD. Design criteria including right-of-way widths, typical 
cross sections, design speeds, paving, .utility locations, maximum design roadway 
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slopes, access control, bike paths, pedestrian ways or sidewalks shall be subject 
to approval by the DOT/FCD. 
d. A Traffic Impact Analysis (TIA) for the specific plan area shall be required 
before any subdivision plat is approved. The TIA shall address the provision of 
major routes within the area, the provision of capacity and route ~ontinuity 
adjacent to the plan, and the areas of responsibility of the County, the primary 
developer and any subsequent developers. 
e. A comprehensive transportation study provided by the owner for the 
specific plan shall be submitted for approval to the DOT/FCD with the required 
Traffic Impact Analysis. The limits of the study and scope of work shall be 
detennined by the DOT/FCD. 
f. All arterials, collector and local streets required for the new development 
shall be designed to provide sufficient capacity for the ultimate development of 
the plan and area All roadway improvements shall be constructed to the ultimate 
design except where a phased construction has been adopted by DOT/FCD. 
g. Road crossings over washes that are identified as natural open space in 
Exhibit E.IV .I, the circulation element of the specific plan, shall be designed to 
cross the floodplain with only minor encroachment. Reduction in floodplain 
width may be acceptable to achieve required on-site detention and to facilitate 
wildlife movement. The design of the roadway shall be subject to the approval 
of the DOT/FCD. 
h. Direct access to individual residential lots in new subdivisions shall not be 
permitted from any road shown on the County Major Streets and Scenic Routes 
Plan. Median breaks and local collector streets shall be spaced at sufficient 
intervals to maintain the through traffic characteristics of the road. 

6. Requirements of the Flood Control District: 

10730 

a. All internal drainage improvements and any external drainage 
improvements required to mitigate drainage impacts caused by development of 
the specific plan as determined by the Master Drainage Study shall be constructed 
at no cost to the District. 
b. Detention/retention basins shall be designed in conformance with the 
Stormwater Detention/retention Manual. 
c. A landscaping mitigation and restoration plan for drainage channels shall 
be developed by the master developer and approved by the Pima County 
Department of Transportation and Flood Control (DOT/FCD) and the Planning 
and Development Services Department prior to submission and acceptance of 
individual subdivision plats. 
d. A master drainage study shall be prepared and submitted by the master 
developer and approved by the DOT/FCD prior to the submission and acceptance 
of any subdivision plat. The limits of study and scope of work shall be approved 
by the DOT/FCD and shall include financing, phasing, mitigation and restoration 
for drainage modification. 
e. The owner shall conform to the Floodplain Management and Erosion 
Hazard Ordinance, specifically with reference to the Pantano Wash dedication, 
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including the dedication of 50 feet behind any bank protection along the Pantano 
Wash. 
f. The location of any access to the Cienega Creek Natural Preserve shall 
conform to the Cienega Creek Management Plan and the covenants and policies 
of the preserve. Final designation of any access points leading into the Preserve 
and associated parking sites shall be included on any plats adjacent to the 
Preserve. 
g. No residential structures, utilities or sewers shall be placed within the 
erosion hazard area of the Pantano Wash unless justified by a study prepared by 
the owner and approved by the District. 
h. Per the Flood Repair and Flood Hazard Mitigation Implementation Plan 
adopted by the Board of Supervisors on May 8, 1984, "The Vail/Happy Valley 
Target Area, the bridge for Colossal Cave Road at the Pantano Wash shall be 
financed in accordance with adopted Rancho del Lago Community Plan, Co 13-
81-l, and subsequent rezoning case Co9-82-72. 'The developer shall contribute 
his pro rata share of a bridge at Colossal Cave Road, the Pantano Wash (or other 
location for a major public road crossing approved by the County) in accordance 
with the development's impact as determined by a transportation study submitted 
by the developer and approved by the County.' The minimum rate of 
participation shall be 50 percent of the total cost of providing the bridge and 
related flood control improvements at the Colossal Cave Road crossing of the 
Pantano Wash regardless of study outcome." A financial agreement for the 
property shall be negotiated and subject to approval by the Board of Supervisors 
prior to any subdivision plat approval. 
i. No modification to the pre-development floodplains of washes identified 
on the Land Use Plan as natural open space shall be allowed except for roadway 
and utility crossings. An appropriate mitigation plan shall be approved by the 
DOTIFCD for these crossings. 

7. Requirements of the Wastewater Management Department: 
a. Approval of a wastewater sewer basin study prior to the submittal of any 
development plans or plats. 
b. A sewer service agreement shall be approved between the developer and the 
Wastewater Management Department related to the timing, location, financing 
and manner of connection to the sewer system for the project. This agreement 
shalt be approved prior to the review of any tentative plat or development plan. 
c. The public sewer improvements must be designed and constructed in 
confounance with the applicable Pima County standards and must be completed, 
inspected and released for service prior to the issuance of any building permits. 
d. The owner(s) shall utilize their share of effluent for the golf course when 
it becomes available for the area. 

8. Requirements of the Development Services Department: 
a. Design guidelines shall be used only when not in conflict with adopted 
County landscaping, parking or signage regulations. 
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214 b. All development within this specific plan shall be addressed in accordance 
215 with the Tucson Addressing System as established in Chapter 18.83 of the County 
216 Zoning Code. 
217 c. A Master Vegetation/Revegetation Plan and Program shall be submitted, 
218 reviewed, and approved prior to the approval of any subdivision plat or issuance 
219 of grading permits. It shall address vegetation preservation, salvage and on-site 
220 transplanting, mitigation/revegetation of all nonbuilt areas disturbed by grading, 
221 and methods used to protect preserved areas from construction impacts. 
222 d. A Golf Course Development Plan for the golf course area shall be 
223 submitted, reviewed and approved prior the approval of any adjacent subdivision 
224 plat or development plan and prior to the issuance of permits for the golf course. 
225 This shall include all of the support information and documentation required by 
226 Chapter 18.59 of the Zoning Code. The planning and development of the golf 
227 course shall be in complete conformance with Chapter 18.59, with the exception 
228 of the rezoning and ordinance adoption portions. The plan shall be submitted, 
229 reviewed and approved as a development plan, in accordance with Chapter 18.71, 
230 Development Plan Standards. 
231 e. A cultural resources inventory and mitigation plan shall be prepared and 
232 implemented prior to any ground modification activities, either on-site or off-site, 
233 that are related to the development of the Specific Pla1.1 area. An "on-the-ground" 
234 survey of the property shall be conducted. Following the survey, a mitigation 
235 plan shall be prepared that addresses site protection, preservation, testing, data 
236 recovery or excavation, analyses, report preparation, and curation. The mitigation 
23 7 plan will be implemented prior to any ground modification activities that disturb 
23 8 the archaeological resources. These mitigation measures would be carried out by 
239 either the master developer or any subsequent developer. 
240 f. Neighborhood parks at least four acres in size shall be dedicated adjacent 
241 to elementary school sites at the time of any subdivision plat approval. Public 
24 2 parks shall be developed according to Pima County standards. The master 
243 developer of the specific plan shall provide standards and requirements for the 
244 development of private recreational facilities at the time of any subdivision plat 
245 approval. 
246 g. A detailed buffer plan shall be submitted prior to approval of any 
247 subdivision plat and shall include a minimum 15 foot wide bufferyard"D" along 
248 Colossal Cave Road and along Camino Lorna Alta. 
249 h. Subdivision plats and development plans shall allow for trails as identified 
250 in the "Pima County Master Trails Plan", as may be amended. 
251 
252 
253 Section 4. That the Vail Valley Ranch Specific Plan, set forth in Exhibit A to Ordinance #1989-130, 
254 is hereby deleted and that the Vail Valley Ranch Specific Plan First Amendment, with proposed 
255 changes are incorporated in attached Exhibit A (which has not been recorded but may be viewed at 
256 the office of the Pima County Development Services Department - Planning Division), is hereby 
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257 adopted, subject to amendment by the specific plan applicant of Exhibit A, as necessitated by Board 
258 of Supervisors' action. 
259 
260 
261 Section 5. That the Legal Description of the Vail Valley Ranch Specific Plan, set forth in the 
262 Surveyed Boundaries Map accepted by the Board of Supervisors on December 12, 1989, is hereby 
263 amended by adding the legal description of the First Amendment, as shown in Attachment B to this 
264 ordinance and incorporated herein by this reference. 
265 
266 
267 Section 6. That Pima County Zoning Map 184 in a portion of section 15 of T16S, R16E, G&SR 
268 B&M is hereby amended to the SP (Specific Plan Zone) as shown on the entitled "Amendment 
269 # to ~ima County Zoning Map 184" contained in Attachment C to this ordinance and 
270 incorporated herein by this reference. 
271 
272 
273 Section 7. That this ordinance shall become effective on the day the last of all of the following 
274 occurs: 
275 
276 A. The Planning Official's certification that the Vail Valley Ranch Specific Plan document 
277 has been revised to accurately reflect the amendments set forth in this ordinance. 
278 B. The Planning Official's certification that the Surveyed Boundaries Map accepted by the 
279 Board of Supervisors on December 12, 1989, has been revised to accurately reflect the 
280 amendments set forth in Sections 2 and 6 of this ordinance. 
281 · C. Thirty-one days after the date the Chairman of the Board of Supervisors signs this 
282 ordinance. 
283 
284 
285 Sectiot:~ 8. Not more than 90 days after the Chairman of the Board of Supervisors signs this 
286 ordinance, the Developer shall submit to the Planning Official the revised Vail Valley Ranch 
287 Specific Plan document, accurately incorporating all the amendments set forth in this ordinance, and 
288 the revised Surveyed Boundaries Map referred to in the preceding Section. 
289 
290 
291 Section 9. That all ordinances and parts of ordinances in conflict with this ordinance be and the 
292 same are hereby repealed to the extent of such conflict. 
293 
294 Section 10. That the provisions of this ordinance shall be severable and that, if any part of this 
295 ordinance is held to be invalid or unconstitutional by a decision of any court of competent 
296 jurisdiction, such decision shall not affect the validity of the remaining portions of the ordinance. 
297 If, for any reason, the ordinance does not become effective or is ruled invalid in its entirety, 
298 Ordinance #1989-130, as previously amended, and the Vail Valley Ranch Specific Plan shall be 
299 deemed in full force and effect as originally adopted. 
300 
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PASSED AND ADOPTED by the Board of Supervisors of Pima County, Arizona, this 

-=thi="r=d=------ day of February 

ATTEST: 

~ 
Clerk, Board of Supervisors 

APPROVED AS TO FORM: 

Civil Deputy County Attorney 
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, 1998. 

Date: _ __,_FEB-=:;..... _..· 0_~_19_98 ____ _ 

Executive Secretary, Pima County 
Planning and Zoning Commission 
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A. SUMMARY 

The Vail Valley Ranch Specific Plan establishes comprehensive guidance and regulations for the 
development of approximately 1605 acres locaua in Pima County, Arizona. The Specific Plan 
establishes the development regulations and programs for the implementation of the approved 
land use plan. The Specific Plan provides the paramt:Urs to implement the Land Use Plan by 
establishing policies and regulations which replace the current property zoning. The Plan is 
regulatory, adopted by ordinance. 

The authority for preparation of Specific Plans is found in the Arizona Revi6ed Statutes, 
Section 11·825. The law allows preparation of Specific Plans ba6ed on the Comprehensive Land 
Use Pl•n. as may be req,uired for the systematic execution of the Comprehensive Land Use Plan 
and further, allows for their review and adoption. 

Yail Yallty Raach ~ Plaa: fint Altndment 
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B. INTRODUCTION 

I. Purpose and Intent 

The Vail Valley Ranch Specific Plan ea"tabliahea "the "type, loca"tion, inunai"ty and charac"ter of 
developmen-t. The Plan focuses on coordina-ting a mix of single family a"t"tached and de-tached 

homes wi"th supporting commercial and providing adequa-te circula-tion, open apace and 

recrea-tional ameni"tiea. 

Responsible planning of "the proposed Vail Valley Ranch developmen-t is insured "through "the 

adop-tion of a developmen-t con"trol mechanism "tha"t reflec-ts "thorough and comprehensive land 

use planning. l"t provides provisions for fu-ture developmen-t wi"th "the flexibili-ty "to an-ticipa-te 

fu"ture needs. l"t provides developmen-t con"trola "to assure "tha"t "the Specific Plan will be buil-t ou"t 

aa planned. 

The Specific Plan is a device used "to implemen-t "the exia"ting adop-ted comprehensive and 

communi-ty plana. l"t is a more de-tailed plan for a focused area. The Specific Plan articula-tes 

planning considera-tions and imposes regula-tiona or con"trola on "the proposed uses. The Vail 

Valley Ranch Specific Plan is "the combina-tion of concep-ts, procedures, and regula-tiona of 

numerous planning documents combined in"to one. 

II. Projec-t Loaa"tion and Deac;ription 

The subjec-t property ia loca-ted aou"theaa"t of "the Ci"ty ofT ucaon and north of "the "town of Vail in 

Eas-tern Pima Coun"ty, Arizona. l"t is approxima-tely "twenty miles from down-town Tucson, and 

"two miles north of ln"tera"ta"te 10. l"t is approxima-tely 17 miles eaa"t of "the T ucaon In-terna-tional 

Airport. (See Exhibi-t B-1, Regional Con"tex"t Map). 

The ai"te is adjacen-t "to "the unincorpora-ted "town of Vail, a small communi-ty wi"th a poa"t office, 

general a-tore and a school. The ai"te is charac"terized by rolling hills a"t an eleva-tion of 3,200 
fee-t. The dominant na-tural fea"ture is "the Pan-tano Wash which bisec-ts "the property. The 

aou"theaa"tern edge of "the property is adjacent "to Pima Coun-ty's Cienega Creek Na-tural Area, 

which is a na-tural open apace area con-taining a perennial a"tream. The Sou-thern Pacific 

Railroad abu"ta "the aou"thern boundary of "the plan area. The Ci"ty ofT ucaon incorpora-ted limi-ts 
adjoin "the northwes-tern corner of "the si-te. 

Residen-tial uses wi"thin "the overall Plan area have an average gross densi-ty of approxima-tely 

3.0 dwelling uni"ta per acre and conaia"t of single-family de-tached and a"t"tached homes and 

mul"ti...family housing. The majori-ty of "the u"tili"tiea will be ina-tailed underground "to enhance "the 
visual ameni"tiea. 

Ill. Authority and Scope 
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The Vail Valley Ranch Specific Plan has been prepared pursuant to the provisions of the Arizona 
Government Code, Title 11, Chapter 6, Art;icle 2, Section 11-825. The Arizona Revised Statutes 
authorize jurisdictione; to adopt specific plane; by resolution ae; policy or by ordinance ae; 
regulation. Hearings are required by both the County Planning and Zoning Commission and the 
Board of Supervisors. 

The Vail Valley Ranch Specific Plan ie; a regulatory plan which will serve as the zoning for the 
subject propert;y. Proposed development plans, or agreements, tentative plate; and any other 
development approval must be consistent with the Specific Plan. Projects which are found 
consistent with the Specific Plan will be deemed consistent with the County's Comprehensive 
Land Use Plan. 

The intent of this Specific Plan is to provide a development plan for the subject propert;y. This 
Specific Plan will serve to implement the development of the approved pl~n within the bounds of 
the regulations provided herein and will be adopted by ordinance ae; a regulatory document. 

IV. L~al Desaription, Ownership and Tax Code 

See Appendix 1 for legal description, ownership and tax code information. 
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GREEN VALLEY 

VAIL VALLEY RANCH SPECIFIC PLAN 

REGIONAL CONTEXT 
EXHIBIT 8.1 

Coronado National Forest 



C. STATEMENT OF FINDINGS 

I. Introduction 

The proposed Vail Valley Ranch Specific Plan coneiete of a planned residential community with 
supporting commercial and recreational facilities. The designation of Vail Valley Ranch as a 
major residential community is further supported by its location adjacent to the 
unincorporated town of Vail, construction of a "ridge over the Pantano Wash, and its proximity 
to Interstate 10, the Tucson city limits, the Arizona International Campus and UA Science and 
Technology Park. 

The Vail Valley Ranch Specific Plan is a long-range plan providing for a progressive commitment 
to the concept of a major residential recreation-oriented community. The goal of thie concept 
is to esta"lish residential neigh"orhoode with an emphasis on recreational opportunities and 
open apace amenities that foster social and neigh"oring interactions a111ong residents and 
serve as a community activity core for the Vail area. 

The adoption of this Specific Plan will eeta"lish the type, location, intensity, development 
character, and required infrastructure for development to take place. The Specific Plan also 
shapes development to rea pond to the physical constraints of the eite, coordinates the mix of 
residential uee types and product types and provides adequate circulation, recreation and 
pu"lic facilities. The Specific Plan is a tool ueed to implement general plane in a more detailed 
way for a focused area. The Specific Plan articulates the planning considerations for such 
parcels and imposes regulations or controls on their uees. The Vail Valley Ranch Specific Plan 
com"inee the neceaaary conceptual, procedural and regulatory planning parameters into one 
document. 

II. Plan Objectives 

The plan o"jectivee recognize major development ieeuee, the landowners' o"jectives and County 
requirements. The following set of Vail Valley Ranch Specific Plan o"jectives are: 
• To implement the goals and policies of the Pima County Comprehensive Land Uee Plan; 

• 

• 

• 

To ensure coordinated, responsible planning through the uee of cohesive procedures, 
regulations, standards and guidelines; 

To provide a development phasing plan which is an estimate of how development will 
occur; 

To provide land usee, "ased on current, anticipated, and future demands with a range of 
opportunities; 
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• To provide uniform regulationa for land uae, circulation and landscaping: 

• To provide a backbone infrastructure ayatem and neceaaary public facilities to support 
development in an ~cient and timely manner: 

• To provide design guidelines to establish a framework for the evolution of a 
comprehensive and aesthetic community plan: and, 

• To enhance and preaerve the integrity of significant natural features and open space. 

Ill. Alternative Planning T oola 

The uae of the Specific Plan for thia parcel is not only very appropriate, but highly deairable. It 
establishes a flexible, orderly, coat effective and environmentally sound framework for 
development to occur. This parcel ie being planned ae a major reeidenti~l recreation-oriented 
community. Ita location, baaed on present and future growth trenda, tranaportation and 
infraetructure planning, is highly euited to euch a designation. The uee of the Specific Plan will 
allow a commitment to thie plan and the baeis for coordinated growth in eaetern Pima County. 
Ita adoption will provide a long term commitment to the uses and etandards for a subatantive 
parcel in a major growth area. 

Development regulation a will be more detailed and appropriate for the eite and region than 
thoee found under conventional zoning categoriee which apply to the entire County. The Specific 
Plan will respond to exieting plan policiee and provide eignificant coneolidated open apace areas. 

IV. Plan Consistency 

The Vail Valley Ranch Specific Plan is consistent with goale; and the policies of Pima County'e 
Compreheneive Land Uee Plan. The Specific Plan will be coneietent with Pima County's Major 
Streete and Routee Plan. Two deeignated ecenic routes and major arterials located within or 
adjacent to the plan are: Coloeeal Cave Road, and Camino Loma Alta Road. The Specific Plan is 
also coneietent with Pima County'e; Parke and Recreation Master Plan and the Eastern Pima 
County Trails System Master Plan by incorporating and continuing the Pantano River Park and 
Trail System. 

V. Zoning Code Consistency 

The Vail Valley Ranch Specific Plan ie; coneistent with the Pima County Zoning Code regarding 
relative importance of eurrounding private and public intereete. Planning and development is 
underway in the region with planned communitiee Santa Rita Ranch to the south, Rita Ranch to 
the weet, and Rocking K Ranch to the north. The propoeed ueee within this Specific Plan will 
provide needed long range residential opportunities. 
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Thia development will pay ita equitable share of all necessary public improvements. Ita approval 
will provide for a long term public and private commitment to a regional growth scenario through 
the uae of development feea, agreements or other financing mechanism a which are consistent 
with thia Specific Plan document. 

VI. Community 6enefits 

The area in and around Vail Valley Ranch has been impacted by the conatrainta of piecemeal 
development and of previous development activities. This plan will aet the trend towards more 
precise planning, integrating all development components into a comprehensive, phased package. 
It will contribute to upgrading the area's environmental quality and regional facilities aa well aa 
aaauring a long term commitment to a designated set of defined uaea. The environmental 
quality of the area will be upgraded by the reestablishment of vegetation within the Pantano 
Waah and tributary drainages and the provisions for regional recreation facilities auch aa 
schools, parka and trails. 

Aa the population in eastern Pima County increases, the demand for housing and aervicea 
increase. A portion of the region' a needs will be met with thia residential community. Ita 
designation will provide for the long term needs of the increasing population a a well as aaaure 
that the community will be built-out as planned. The plan's long term commitment to quality 
development through ita use of land use designations, development standards, design 
guidelines and implementation plan will provide benefits to the neighborhood, community and 
region. The property owners within and adjacent to the plan area, as well as the region, will 
benefit similarly from the increased certainty regarding future land uses. 

VII. Contmc1; Compatibility 

The Vail Valley Ranch Specific Plan is a project which addresses present and future growth in 
eastern Pima County and provides the framework for appropriate land uses and the provision of 
needed aervicea. The plan provides for a sensitivity to the region, the community, and the aite. 

Planned as an area of residential/recreational activity with supporting commercial uses, the Vail 
Valley Ranch community will provide the vitality for a high quality of life. The development will 
reduce the need for excessive travel and provide opportunities for alternative transportation 
modes. Moat of the existing land uses in the immediate area are either piecemeal development 
or speculative. Undeveloped state and county owned land is adjacent to portions of the 
property to the north and east. The private property to the east and weat ia primarily 
undeveloped. To the south is the town of Vail which consists of commercial and residential 
uses, an undeveloped industrial subdivision, the Vail Elementary/Middle School and the Southern 
Pacific Railroad. There are single family residences acattered to the north on 5-acre parcels. 
Existing zoning in the area is Rural Homestead, Suburban Ranch and Light Industrial. (See 
Exhibit C-1) 
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VIII. Environmental Suitability 

The Specific Plan area is environmentally suitable for development. The area is characterized as 
typical Arizona Upland - Sonoran Desert. It contains two major plant communities, the Palo 
Verde - Acacia Desertscrub and Semidesert Grassland. The parcel has undulating terrain with 
some areas of moderate to steep slopes. The parcel is bisected by the Pantano Wash and 
contains several tributary drainages. Large areas of the site have been disturbed and 
degraded due to previous development activities and flooding conditions. Portions of the site 
are designated as Class II Habitat Types by the Critical and Significant Wildlife Habitats of 
Eastern Pima County (Shaw. et al. 1986). There are two special status species (one flora and 
one fauna) in or near the project vicinity. A preliminary archaeological recorda check indicates 
isolated areas of artifacts. Mitigation measures would include further surface survey, and 
subsequent testing and data recovery as necessary prior to development. The visual 
environment contains dominant long range views of the Rincon Mountains. Dramatic views 

provide an opportunity to maximize visual quality through appropriate land use planning. 

Overall, the specific plan area is environmentally suitable for development. The majority of the 
site has relatively low slopes or has been graded from previous development activities, it is 
served by two major arterials and is adjacent to an existing townsite. There are no significant 
constraints to prevent an urban-like development. Environmental elements which require special 
consideration include the moderate to steep slopes, the major washes and wildlife habitats. 
These elements will be respected and planned for in the Specific Plan. 

IX. Public Service& Suitability 

Present and planned public service& are suitable to support development within the Specific 
Plan Area. The plan area is within the service area of the Vail Water Company which has a 
designated 100 year assured water supply. Tucson Electric Power Company serves the parcel. 

The plan area is highly suited for development based on existing and future transportation 
plana. Interstate 10, Colossal Cave Road and Camino Alta Loma are on the Major Streets and 
Routes Plan. Interstate 10 i& designated a& a roadway of regional significance in the County 
Regional T ranaportation Plan. Houghton Road, four miles west of the plan area, is designed to 
be a future controlled access highway linking Interstate 10 with the northern Tucson 
metropolitan area. An additional bridge is proposed four miles to the north over the Pantano 
Wash on Valencia Road. 

A sanitary sewer system will serve the development and use of effluent as appropriate on the 
property will be utilized. 

The plan area is within the Vail School District. The specific plan will include land use 
designations that will provide for the school sites necessary to serve the needs of the proposed 
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community population. 

Preaently, there are aeveral public parka and recreation areaa in the plan'a proximity. Theae 
include Cienega Creek Natural Preaerve, Pima County Fairgrounda, Coloaaal Cave, Saguaro 
National Monument, Coronado National Foreat. There ia a future County Community Park to be 
developed aouth of the Coloaaal Cave Road bridge at the entrance of the Cienega Creek Natural 
Preaerve. 

The plan area ie; protected by the Pima County SherifPa Department. Private fire protection 
and emergency medical !Service ie; available through Rural Metro Fire Die;trict. Solid wae;u 
collection ie; available through a private e;olid wae;te management e;ervice company. 

The preaent and planned public aervicea are auitable for the propoaed uaee; within thie; Specific 
Plan. A bue; e;top location will be provided within the plan area when public trane;portation ia 
available to the reaidenta of the Vail Valley Ranch community. Ridee;haring and/or alternative 
tranaportation modea will be encouraged. 
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D. SITE ANALYSIS AND INVENTORY 

I. Land Use History 

The valley encompassing Vail Valley Ranch is centrally located in what has historically been a 
major east-west thoroughfare between the Tucson-Santa Cruz Basin and the San Pedro River 
and points further east. Over the past two hundred years, the valley has experienced small 
scale efforts towards development, with the dominant use being ranching. Since the early 
1940's and subsequent years. many of the small ranches have failed and the trend in the valley 
had been toward residential development. 

During the 1940's and 1950's, Vail Valley Ranch, known at that time as Rancho del Lago, was 
utilized by the Motorola Corporation as a desert retreat/resort for company executives. The 
resort consisted of a large hacienda, swimming pool, horse stables, lake and various 
maintenance buildings. This land use existed until around 1981, at which. time all but the original 
maintenance building was razed in an effort to develop the site as a residential/resort 
community. 

In November 1981, the Rancho del Lago Community Plan was adopted by the Pima County Board 
of Supervisors. In 1981 and 1982 several rezonings were conditionally approved that allowed 
additional higher densities. These rezoning cases were closed in 1985 & 1986 when time 
extensions for the conditional approvals were denied. Development, which included massive on­
site grading and some infrastructure, came to a halt as a result of the 1983 floods. Since that 
time, there has been no further on-site development. 

The Vail Valley Ranch Specific Plan was originally adopted in 1989 by the Pima County Board of 
Supervisors. The Plan at that time represented a mix of residential, commercial, recreational 
and open space uses on approximately 1,782 acres. In 1992, a land exchange occurred between 
the Horizon Corporation and Pima County. Horizon Corporation relinquished approximately 200 
acres of property within and along the Pantano Wash to the County for expansion of the 
Cienega Creek Natural Preserve, in exchange for approximately 60 acres south of Colossal Cave 
Road. The Specific Plan First Amendment reflects this boundary change and provides 
consistent zoning and development regulations for the entire plan area. 

II. Existing Land Uses and Zoning 

The area surrounding Vail Valley Ranch contains land uses ranging from rural towncenter to 
rural residential ana open space. To the north are scattered residential homes on one and five 
acre parcels on GR-1 zoned land together with undeveloped state owned land zoned RH. To the 
west and southwest, the uses consist of the unincorporated town of Vail, a historically 
significant church, a 40-acre school site, two Southern Pacific Railroad lines and the Cienega 
Creek Natural Preserve. To the east, scattered residential homes are interspersed within open 
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desert areaa zoned RH & GR-1. To the south and southeast are undeveloped open desert Ianda 
currently zoned RH, TH, CH and Cl-2. (See Exhibit D.11.1) 

Within the plan boundaries there ia minimal development. Portions of two 18 hole: golf courae:a 
partially constructed in the early 1980's remain. There exiata a one-story block-wall golf course 
maintenance building, built during the golf course construction, five well aitea and an existing 
irrigation pump station. A number of lined regulatory control structures built in 1981 in 
conjunction with the golf course, still exist, however, linings have deteriorated in many 
instances. Approximately nine of the: original golf course fairways remain in good condition. 
Portions of other utility infrastructure ayatema which are not in service a lao remain. A small 
cemetery containing two grave sites dating to 1898 exiata within the plan area. The foundation 
of the original ranch house (hacienda) still remains along with a one-story maintenance building 
which aervea aa the Vail Water Company offices. The existing zoning ia SP on the majority of 
the plan area with approximately 60 acres of CR-3 and RH zoned land south of Coloaaal Cave 
Road. 

Ill. Topography and Slope Analysis 

The Vail Valley Ranch property ia basically characterized by three types of land forma which are 
sub-divided into four areas: two flat upper plateaus: the Pantano Wash itself; and the 
drainages and slopes which flank each aide of the Pantano Wash. In addition, a diversion 
channel was constructed during the previous development which collects runoff water from the 
east and diverts this water into the Pantano Wash. Grading of the original 36-hole golf course 
and the construction of several regulatory control structures during the early 1980's waa 
halted after the 1983 flood. The Pantano Wash eroded several golf course fairways located in 
the channel floodway. Approximately 765 acres or 48% of the site haa been previously graded 
for development or bridge construction purposes. 

The majority of the property is characterized by rolling hills and is bisected by the Pantano 
Wash. The site generally alopea from south to north along the wash and riaea to an altitude of 
3,280 feet at the highest point. The lowest elevation of 3,078 feet occurs at the Pantano 
Wash at the north boundary. The average altitude ia 3,200 feet, which ia over 600 feet higher 
than downtown Tucson. The Pantano Wash collects practically all storm runoff within the plan 
area. The eastern half of the parcel alopea upward to the eaat. and at the highest points, there 
are vistas of the surrounding desert and mountain a. (See Exhibit D.lll.1) 

The Vail Valley Ranch site is characterized by a variety of alopea which occur principally within 
the elevation change from the Pantano Wash to the plateaus on either aide. These alopea have 
been eroded over the years and constitute the major land form definition within the site. 

A slope analysis of the site waa prepared showing slope ranges of 0 to 15 percent, 15 to 25 
percent, and alopea over 25 percent. Slopes of greater than 25 percent are considered 
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unsuitable for development and to be preserved as open space. The majority of these: slope:s 
occur at the Pantano Wash banks. Slope:s from 15 to 25 pe:rce:nt are: suitable: for de:ve:lopme:nt 
with modifications or restrictions and are subject to Pima County's Hillside Deve:lopme:nt Zone: 
Ordinance:. Slope:s of 0 to 15 pe:rce:nt are: considered most suitable for development. The 
average: cross slope of the site under the Hillside: Development Zone Ordinance is 7.9% which is 
le:ss than 15% and is not a factor. 

Ave: rage: 
I= contour interval 
L= combine length in feet of all contour line:s measured on the project site:, 

not to include contours in natural areas 
.0023 conversion of square fe:et into acres x 100 
A= Project site are:a in acres 

lxl x 0023 = 
A 

10' X 551,793 I E X 0023 = 
1605 Ac 

7.91% 

The:re are no rock outcroppings within the site: north of Colossal Cave: Road; the:re are: small rock 
outcroppings south of the: road along the: Pantano Wash bank. Pima County has not 
designated any restricted pe:aks or ridges within the: planning area. (See: Exhibit D.ll1.2) 

IV. Hydrology 

The surface: water hydrology has been determined for the site using ae:rial photos, historical 
information, field investigation, and current criteria for drainage: design within Pima County. 
Pe:ak discharge rates were determined using the: methods contained within the: Pima County 
Hydrology Manual for Engineering De:sign and Floodplain Management. Water surface profiles 
and floodplain delineations were: made using the U.S. Army Corps of Engineers HEC-11 Computer 
Model base:d on 1995 topographic mapping. 

The total Vail Valle:y Ranch site is impacted by stormwater runoff generated in nine off-site 
watersheds, all impacting along the east and south boundaries of the: site. The: largest of these 
watersheds is the Pantano Wash Drainage Basin. This basin encompasses approximately 475 
square miles and produces runoff for the Pantano Wash which impacts the site along its 
southeast corner. Due to the size and distance: of this Drainage Basin, not all of the 
watersheds which comprise this basin are delineated on the Watershed Inventory Map. Exhibit 
D.IV.1. The: remainder of the off-site watersheds range in size from 16 acres to 531 acres. The 
majority of the:se watersheds are largely undeveloped with watercourses remaining in their 
natural condition. (Se:e Exhibit D.IV.1) 

The site itself drains predominately to the northwest, with the: majority of the on-site: 
generated runoff draining into the Pantano Wash. The: Pantano Wash also flows to the 
northwest for approximately 6 miles to its confluence: with the Rincon Cre:ek. 
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At the time of this analysis. none of the off-site watersheds have been designated as critical or 
balanced basins by Pima County Flood Control District. thus no detention or retention should 
be required for the site. subject to approval from the Flood Control District. The close 
proximity to the Pantano Wash. which is considered a major wash. also negates the need for 
onsite detention or retention on the property. 

Currently. the off-site watere;heds contain no significant natural or man-made features that 
affect flow or may be affected by the flow over the site except for the existing diversion channel 
which directs flow into the Pantano Wash. Off-site flows enter the property across Camino 
Loma Alta via at grade road crose;ings or low flow culverts. 

The following table lists the area in acres of those upstream off-site watersheds with 100-year 
discharges greater than 100 cubic feet per second (cfs). 

Vail Vaii"Y Ranch 
Table of Pre-Development 
Off-Site Peale Discharges 

Concentration Point Area (Acres) G100 (cfi;) 

A 46 137 
B 59 149 
c 139 336 
D 173 561 
E 77 250 
F 531 1657 
G 16 62 
H 72 244 

On-Sjte H~drolog~ 

There are 20 washes within the project site that have 100-year floodplains with discharges 
greater than or equal to 100 cfs. The largest of these washes is the Pantano Wash which 
impacts the site at its southeast property corner and drains to the northwest. effectively 
bisecting the project. The Pantano Wash has a drainage area of approximately 475 square 
miles. and currently produces a 100-year peale regulatory discharge of 30.000 cfs per the 
current Floodplain and Erosion Hazard Management Ordinance. See the On-site Hydrology Map 
(Exhibit D.IV.2) for the remainder of the 100-year floodplains. 

There are several areas within the site where sheet flooding occurs with flow depths from one to 
three feet. The sheet flooding occurs predominately in areas where a well-defined channel 
discharges from the foothills onto a flat plain. The majority of the sheet flooding occurs. east 
of and adjacent to the Pantano Wash in the area previously graded for "the old golf course. 

The federally mapped floodplain. as determined by FEMA (FIRM 040073 2890 C - Dated Sept. 
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6, 1989), has been delineated on the On-Site Hydrology Map. 

The FEMA floodplain study did not incorporate the new bridge at Colossal Cave Road. A new 
HEC-2 floodplain analysis was performed incorporating the bridge into the FEMA model. The 
100-year floodplain corresponding to the new HEC-2 model can be found on Exhibit D.IV.1. 

All100-year peak discharges were determined using Pima County Method and are shown on the 
On-site Hydrology Map. (See Exhibit D.JV.2) 

V. Vegetation 

Four natural plant communities were identified within the site utilizing on-site reconnaissance 
and aerial photographs. (See Exhibit D.V.1) Classified by Brown (Vol. 4, 1982) they are the Palo 
Verde-Acacia dominated Sonoran Desert scrub, Creosote dominated Sonoran Desertscrub, the 
Semidesert; Grassland and the Sonoran Interior Strand. Approximately 25% of the site which 
has previously been disturbed by grading, has been invaded by desert broom (Baccharis 
Sarothroides). · 

Pa!overde - Acac;ia Dominated Sonoran Deeert.ecrub. This community covers the 

nort;heast quadrant of the planning area. Foothill paloverde and whitethorn acacia are 
dominant in most areas and trees are usually small and widely spaced. Other common 
foothill species include creosotebush, mariola (Part.henjurn incanum), and desert zinnia 
(Zinnia aceroM). Saguaros are very scarce north of Colossal Cave Road and west of 
Pantano Wash. The highest density of saguaros exist in 3 to 4 clusters on the 
southeast portion of the site where there is rough terrain and rocky hillsides. 

Creoeote Dominated Sonaran Deeerta;crub. This community is restricted to the 
floodplain along the Pantano Wash. Creosote bushes are 6' to 8' tall and closely 
spaced. On the upland, adjacent to the floodplains, creosote bushes are smaller and are 
generally more widely spaced. Other trees and shrubs such as Paloverde also appear in 
this community in sparser numbers. The tributary washes which flow into the Pantano 
Wash include mesquite, catclaw acacia, whitethorn acacia and desert hackberry. 

Semidcecrt. Graee;!and. This community occurs on the majority of the undisturbed 
planning area. A dominant plant typical of Semidesert Grassland, is the soaptree 
yucca (Yucca clata). Perennial grasses are more dominant north of Colossal Cave Road. 
Other plants in this community include mesquite, whitethorn acacia, desert zinnia, and 
burroweed. 

Sonoran Interior Strand. This community is restricted to limited areas of the 
floodplains of Pantano Wash. Most of the area has little vegetation; where vegetation 
occurs, it consists mostly of scattered burrobrush, desert broom (Baccharj§ 

e;arothroidee;), and creosotebush (Larrea divaricata). 
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There are a declining number of eucalyptus, palm, cypress and cottonwood trees which were 
originally planted near the hacienda. A 2 to 3 acre nure;ery has been established which contains 
eucalyptus, cottonwood, paloverde and hopbue;h intended to revegetate and enhance portions 
of the site, and re-establish the riparian corridor along the Pantano Wash. 

The majority of the riparian plant community which existed within the tributary washes has been 

disturbed or modified by the previous development activity. The remaining natural riparian 

areas are located predominantly south of Colossal Cave Road within the Pantano Wash and 

tributary drainages. The denser vegetation found within these areas can contribute toward soil 

stabilization within the plan area. Preservation of vegetation will occur south of Colossal Cave 
Road within the Pantano Wash and tributary drainages. There are a few scattered saguaros 

that may be salvageable, but there are no significant stands of the cacti north of Colossal 
Cave Road. 

Vegc¢ativc Dcneitice 

The densities have been categorized into three general densities. A low density, 0% to 30%, 

includes the channel of the Pantano Wash, all of the disturbed areas, arid the existing fairways. 

Medium densities, 30% to 60% occur in upland plant communities and within some of the 
washes. The high densities, 60% and above, occur in the major riparian washes and on the 
northern slope exposures within the washes. (See Exhibit D.V.2) Calculations were measured 

from aerial photograph comparisons to Standard Percentage Dot Densities and verified by on­

site inspection. Smaller shrubs and ground covers were not included in the calculations. 

VI. Wildlife Hal:li'Uit 

The disturbance of the Pantano Wash and tril:lutary drainages within the Vail Valley Ranch 

community produced a decline in vegetative stands and, therefore, in wildlife populations 

immediately adjacent to the Pantano Wash. The Pantano Wash, presently devoid of vegetation 
north of Colossal Cave Road, has the potential to be reclaimed as a wildlife habitat due to the 

proximity of a Deciduous Riparian Woodland approximately 1 mile to the southeast within the 
Cienega Creek Natural Preserve. 

The Critical and Sensitive Wildlife Habitats Map for Eastern Pima County indicates the Pantano 
Wash and some of its tributaries as Cla66 II habitats. However, due to prior development 
activities, Clae;e; II habitats no longer exist within the plan area along the Pantano Wash north 

of Colossal Cave Road. Exceptions to this are two tributary washes found in the northern 

portion of the site. One of the natural washes enters the site at Camino Loma Alta and rune; 

westward approximately 1000 feet, and ends at the man-made diversion channel. The other 
natural wash, though altered, ie; in the north central portion of the site, beginning at the 

termination point of the diversion channel. Currently, due to the diversion channel, this eroded 
and disturbed wash collects all run-off coming onto the site east of Camino Loma Alta Road. 

No other washes on the site meet the criteria for Clae;e; I or II habitats due to degraded habitat 
conditions or limited length and width. 
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Wildlife species which may occur within the plan area include bird species such as Quail, Hawk, 
Cactus Wren, Gila Woodpecker, Road Runner and Owl & reptiles such as the Diamondback 
Rattlesnake, and Gopher Snake. Mammals such as mule deer, javelina, coyote, and rabbit may 
migrate along the drainage corridors from the foothills to the Pantano Wash. Three of the 
existing ponds have produced a micro-habitat of introduced vegetation and wildlife. A biological 
survey of the Plan Area concludes there are no federally-listed Threatened or Endangered 
species and two State-listed Special Status species are present on the site. 

VII. Soils 

There are thirteen soil types which have been identified within Vail Valley Ranch. (See Exhibit 
D.V11.1) The soil types are shown on the Soils map and as listed below correspond to the survey 
as prepared by the U. S. Soil Conservation Service. 

Arizona and Rhmrwaeb Aeeociation. This unit is moderately suited to recreational use 

such as horseback riding or off-road vehicles. Because of the hazard of flooding, 
however, it is poorly suited for home sites or urban development. 

Tanope Sand~ I oam. This soil is best suited for range land, but recreational use such as 
golf fairways is easily maintained. Home aitee; and urban development can take place, 
but protection from flooding is needed. 

Pinaleno Vecy Cobb!~ Sand I oam. In thie; general vicinity this unit is commonly uaed for 
range land, but it ie; well suited for home aite or urban development. There are few 
limitations to uae of this soil. 

Continental Gravell~ I oam. Although moat areaa of Continental Soils are used for 
range land, ita uae for home aitee; or urban development ie; limited only by ita clay 
content which givee; it a shrink-ewell potential. 

Anthon~ Fine Sand~ I oam. Moat area a of thie; unit are ue;ed for range land, but ie; well 
suited for home-aite and urban development with the main limitations being flooding and 
hazards of soil blowing in disturbed areaa. 

Bucklebar- Sonoita Complex. Thie; aoil unit is moderately well suited to home-aite 

development. The main limitations are of blowing soil and moderate shrink-swell 
potential. 

Nickel-Sahuarita Aeeociation. This unit ie; well suited to home-site development. Erosion 
and blowing duet are the main limitations. 

Pinaleno-Nickel Complex. Most areaa of thie; unit are ue;ed for range land and for home 
sites and are well suited for recreational development. Suitability for use as home sites 

is limited only in the areas of ateep slopes. Water erosion and aoil blowing hazards are 
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slight. 

Redington Vecy Cobb!~ I oam~ Sand, Runoff is rapid and the hazard of water erosion ie; 

severe in disturbed or eroded areas. 

Rigge Cia~ I oam. The limitations of flooding and shrink-swell potential are constraints 
to urban development and must be minimized through the use of proper engineering 
design. 

Rivarroad Tjc;rranegre Soile. During prolonged, high intensity storms flooding may be a 
problem and channeling and disposition are common along the stream banks. Home-site 
and urban development in this area will require flood protection and proper engineering 
to handle the shrink-swell potential. 

Sah!Jarita-Mohavc; Complex. This unit ie; mainly used for range la.nd but ie; moderately 
well suited to urban development. The main limitations are moderate shrink-swell on the 
Mohave soil and dustiness in the disturbed areas. 

The preliminal')' soils study consisting of soils mapping by U.S. Soils Conservation Services 
indicates there are no soil problems in areas of proposed development which cannot be 
accommodated by normal engineering practices. No further studies have been completed to 
date. 

VIII. Vit:WSheds 

From adjoining property looking acrose; the subject property, the dominant views are of the 
Rincon Mountains to the east, Santa Catalina Mountains to the north, Santa Rita Mountains 
to the southwest, and !<.itt Peak/Baboquivari Mountains to the west. These are long-range 
vistas high above the on-site vegetation. 

Views onto the site were evaluated from four locations: the town of Vail, Colossal Cave Road, 
Camino Loma Alta, and existing home sites to the north. The views from the town of Vail and 
Camino Lorna Alta, were limited due to topography and vegetation. From both of these 
locations the topography is relatively level for approximately U.. to ~ mile before sloping 
downward to the Pantano Wash. The vegetation is low, but vegetation density blocks views into 
the site. Additionally, views from the town of Vail are further reduced by the elevated Southern 
Pacific Railroad tracks. Views from the home sites to the north are primarily of the Pantano 
Wash corridor. Although these home sites are on the plateau above the Pantano Wash, their 
views onto the subject property are limited due to the level terrain and vegetation within the 
adjacent portion of the plan area. 

Viii Villey Rindt~ Plio: ftnt Ammdment 
1-& 



Lagend 

~ Vl_,.lt 

D lAw Vlsllllflty 

~ W111 Vlsilllflty 

VAIL VALLEY RANCH SPECIFIC PLAN 
firstA1111dme1t 

ON-SITE VISIBILITY FROM OFF-SITE 
EXHIBIT 0. Vlll.1 

I 

" .e: •.• ~~-:..!:.10 F.t 



The!' most pountially dramatic views on-siu und to be!' from Colossal Cave Road. This is 
particularly true as one enure the plan area from the west and us afforded a view of the 
Pantano Wash corridor and the old mainunance building with its associaud mature overstory 
vegetation. The aesthetics of this view have been severely impacUd by the previous grading 
activities in 1982 and the construction of the bridge in 1987. With sensitive siu design and 
landscaping, this view could be enhanced to a high quality viewshed. 

The views experienced were classified as low, medium, or high based upon the following 
definitions. 11Low visibility' is defined as an area which is either just visible from an immediauly 
adjacent location or is not visible from off-siu at all. 11 Medium visibility .. is an area which is 
visible from an area greaur than one lot or parcel away or from across an adjacent roadway. 
11High visibility" is an area visible and distinguishable from long-range. The On-Siu Visibility From 
Off-Siu Map (Exhibit D.V111.1), depicts the property broken into 111ow'' and 11medium 11 visibility 
classifications. There is no area classified as 11high visibility'. The map shows graphically how 
the areas along Camino Loma Alta and the Pantano Wash Corridor are the most visible. The 
remainder of the siu is primarily visible from on-siu or adjoining undeveloped property. 

IX. T raffle Circulation 

Vail Valley Ranch is regionally linked by Vail Road to lnterstau 10 which lies two miles to the 
south. lnurstau 10 allows travel southeast to El Paso, Texas and northwest to Tucson, Casa 
Grande and Phoenix. 1-10 is expected to remain an important linkage between the project and 
the major activity cenurs in the metropolitan area. 

Access to the siu will come from the adjacent Vail Road/Colossal Cave Road and Camino Loma 
Alta. Both of these roadways are owned and maintained by Pima County. Access to adjoining 
properties does not rely on easements across the development, and so no direct impact on 
access is anticipated. The Colossal Cave Road bridge provides all weather access to and 
through the Plan Area. Colossal Cave Road has an existing ADT of 2000 west of Camino Loma 
Alta and 600 to the east, per the Pima Association of Governments Transportation Planning 
Division. Colossal Cave Road is a two lane road and is the major east-west road with its 
northeast urminus at Colossal Cave County Park. Colossal Cave Road has a 150 feet wide 
right-of-way and is a designated scenic rouu per the Major Streets and Scenic Routes Plan. 
Camino Loma Alta with an existing ADT of 1300 is the major north-south road at the eastern 
plan boundary and is a paved two lane road, with a 150 feet wide right-of-way and Scenic Rouu 
designation. The typical capacity for a service level D, two lane roadway is 14,000 ADT. The 
remaining existing link to the west is Old Vail Road which parallels the railroad tracks. It is 
presently a dirt road with an at-grade crossing of the Pantano Wash. The Southern Pacific 
Railroad tracks (main line and spur) are adjacent to approximauly 50% of the southern 
boundary and cross Vail Road at-grade. 
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The Metropolitan Transportation Plan prepared by PAG, and the Long Range Transportation 
Plan for unincorporated Pima County, 1986 to 2005, show the exte:n6ion of Valencia/Lo6 Reale6 
to Old Spanish Trail. This extension is designated a scenic route and has an existing ADT of 
336. Camino Loma Alta and Colossal Cave Road would become principal arterials. Principal 
arterials will have greater capacity and design speeds than the local roads within the: Rincon 
Valley Area. 

There is no official bike route within the area, although Old Spanish Trail has a bike path. There 
is currently no public transit system existing or planned to serve the area. (See Exhibit D.IX.1) 

The Pima County Board of Supervisors adopted a development impact fee ordinance affecting 
most of unincorporated Pima County, including the project area on February 27, 1996. The 
project area falls within the Rincon Valley Roadway Development Impact Fee Benefit Area. 
According to the adopted ordinance:, the fee of $1550 per "equivalent dwelling unit", i.e., a 
typical single family detached residence:. Assuming that 4500 home:6 might eventually be built 
in Vail Valley Ranch, almost $7,000,000 would be generated. If the fee is rai6ed (which is very 
likely) the estimate would increase, perhaps substantially. 

Proceeds from the fee were originally designated for two projects: the portion of Houghton Road 
between Harrison Road and Golf Linke; Road, and Vail Road from 1-10 to the community of Vail. 
The ordinance provides flexibility on how the funds are programmed and spent. 

X. Sewers 

There are no existing public sewer facilities within the Plan area. The nearest services lie just 
north of the Old Vail Road/Houghton Road intersection and at the Rita Road/Houghton Road 
intersection. The eastern most extension of the southeast interceptor sewer exists as an 1811 

D.I.P. west of Houghton, immediately north of Old Vail Road, (G-86-55). There is a 1211 line west 
of Houghton Road (G-84-89), and a 1011 line east of Houghton Road within the Rita Road right­
of-way, ( G-84-89 and G-86-71). These services are approximately four miles west of the 
westerly Plan boundary. The Pantano Interceptor (G-81-19) is approximately 8 miles to the 
northwest near the Houghton Road crossing of the Pantano Wash. (See Exhibit D.IX.1) 

XI. Schools 

Vail School District serves the Vail Valley Ranch Plan area. Current 1997 figures for each school 
are as follows: 

St;bool 

Old Vail Middle School: 
13299 East Colossal Cave Road 

# af Studentt; 

600 
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Ac;ac;ia Elementary Sc;hool: 
12955 East Colossal Cave Road 

Desert Willow Elementary Sc;hool: 
9462 East Esmond Loop 

611 

686 

500 

550 

High ac;hool students who live within the Vail Sc;hool DiatriDt boundaries attend ac;hoola in 
Tuc;aon, Sahuarita, Sunnyside, and Benson Sc;hool DiatriDta. High ac;hool-age students who live 
within the Vail Sc;hool DiatriDt boundaries attend ac;hool in the Tuc;aon Unified Sc;hool Dietric;t 
(Santa Rita, Sahuarita), or Benson Sc;hool DiatriDt (Benson High Sc;hool). Currently, there are 
223 students who are enrolled in these ac;hoola. (See Exhibit D.IX.1) 

XII. Rec;reation 

Passive outdoor rec;reation is popular in the general area due to the opp~:>rtunitiea available 
within the surrounding natural environment. Hiking, equestrian and cycling aDtivitiea occur 
throughout the valley and in the adjacent National Monument and Forest. The nearest regional 
park offering facilities for organized aDtivitiea such as softball or soccer is Lincoln Regional 
Park, approximately five miles to the northwest. 

Colossal Cave County Park is a destination recreational area/tourist attraction owned by Pima 
County. A concessionaire manages the cave and ita at-traDtiona such aa tours, food service 
and gift shop. The public may hike and use the picnic tables in the park. 

Another recreational area ia the Cienega Creek Natural Preserve located along lower Cienega 
Creek and upper Pantano Wash. (See Exhibit D.IX.1) The natural area covers approximately 10 
miles of riparian environment from the Marsh Station interchange northwest to Colossal Cave 

Road. Proposed usee of the Cienega Creek Natural Preserve will be primarily passive and 

foremost consideration will be given to the preservation of existing riparian habitats within the 
Preserve. A County Bond-funded DistriDt Park is proposed to be developed on 40 acres 
adjacent to and south of the Colossal Cave Road bridge. 

Nearest access to the Saguaro Monument is from the monument headquarters, 4.5 miles 
north of the planning area boundary. Access to Papago Welle, in the Coronado National Forest, 
is at-tained from Pistol Hill Road north of Colossal Cave Road. Papago Welle ia a popular 
trailhead for hunters and other recreationists using the Coronado National Forest. 

XIII. Cultural and Archaeologlc;al 

An on the ground survey was conduDted on the 1571 acres north of Colossal Cave Road in 1996. 
A total of 24 prehistoric and historic sites were found. 21 of these sites may be eligible for the 
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National Register. A research design and testing and mitigation plan for the 21 potentially 
eligible sites, and any other sites found on the 59 acres south of Colossal Cave, Road will be 
required. The cemetery site is subject to the State Burial Protection Laws. The existing ranch 
foundations will need further research to determine historical. 

XIV. Air Quality 

Pollutants that affect air quality are of great concern to the residents of the Tucson 
metropolitan area. Recently, air quality has become an important consideration for planning 
and analyzing growth in eastern Pima County. Air quality is affected by air pollution as well as 
climatic conditions. Air pollution is a complex combination of gases and particles from a variety 
of sources that can cause health and aesthetic problems. The Environmental Protection 
Agency (EPA) has set standards for safe levels of common pollutants. 

Common air pollutants in the Tucson metropolitan area are; carbon monoxide (CO), Ozone, 
Nitrogen Dioxide (N02), Sulfur Dioxide (S02), Sulfates (S04), Non-Methane Hydrocarbons 
(NMHC), Lead Pb) and particulate matter ten microns or less (PM10). Of these, carbon 
monoxide, ozone and PM10 cause the greatest concern. 

Vail Valley Ranch is located in the predominant air current path along the major system paths 
which affects the greater Tucson Valley. There are otherwise no significant physical features on 
or near the site to shift existing air movements. In general, the air pressure patterns flow from 
the San Pedro Valley and upper Cienega basins, from southeast to northwest in the evenings 
and early mornings, and northwest - southeast or westerly in the afternoon. The Pantano Wash 
geological depression has a minor effect on wind direction by channeling air flow along the low 
valley from the southeast to northwest. Generally, the air quality data collected indicates the 
Vail Valley Ranch plan area has high air quality. 

XV. Composite Map 

A composite map (See Exhibit D.XV.1) overlays significant site topography, hydrology, 
vegetation, wildlife habitats, and viewsheds. The topography indicates slopes of 15%-25% and 
slopes over 25%. The hydrology delineates the 100 year floodplain limits. Areas of high density 
vegetation have been outlined. The wildlife habitats that are characterized as Class II have 
been designated. There are no viewsheds of highly visible areas on the site. 
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E. DEVELOPMENT PLAN 

I. Purpose 

The Vail Valley Ranch Specific Plan area is designed to be an integrated residential community 
with a focus on recreation. It will provide a variety of housing types with commercial. 
recreational and community facilities. This section contains a description of the plan•s 
ol:ljectives and policies coml:lined with the various plan components. These components provide 
the rationale for the development regulations found in Section F. 

II. Ol:ljectives 

The development plan is the result of thorough site analysis and research. It resolves 

development related issues in the form of proposed physical improvements. guidelines for future 

development. technical information and regulations. Recognizing the various major development 
issues. a set of development plan ol:ljectives can l:le estal:llished. 

• 

• 

• 

• 

• 

• 

• 

Ill. 

To provide a l:lalanceel range of land uses. anticipating current and future demands with 
a range of opportunities. 

To process and adopt the specific plan to provide a precise understanding of 

development and future growth for the property. 

To provide a community character offering residents an environment featuring open 
space. recreational uses. educational facilities. supporting commercial facilities and a 
mix of housing opportunities. 

To utilize the drainageways as a community-wide amenity for recreation and open space . 

To create vegetation and wildlife hal:litats along the Pantano Wash . 

To provide a circulation system that serves as the major roadway network through the 
community. 

To create an identity in the community through the creative interaction of land use • 
architecture. and landscape architecture. 

Land Use Plan 

The Vail Valley Ranch Land Use Plan is depicted on Exhil:lit E.lll.1. lt encompasses 1605 acres 
and is divided into defined planning areas that are designated l7y one of seven development area 
designations. The planning areas are defined l7y a coml:lination of the project l:loundary. open 
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spac~. and/or circulation system. 

Th~ plan ar8a is propo~ as a master-planned resid~ntial community. Ad~quate public 
recreational and educational faciliti~s will b~ provided to ~rv~ th~ n~s of th~ r~sid~nts, with 
public recreational faciliti~s and ped~strian pathways incorporated into th~ land5caped 
drainag~aye;. Th~ proj~ is designed as a planned community integrating land u~s with 
pro~r circulation, irtfrastructure, dev~lopm~nt standards and d~sign guid~lin~s. 

Th~ proposed r~sid~ntial u~s hav~ b~~n d~signed to provid~ a broad rang~ of housing ty~s to 
m~ curr~nt and futur~ housing n~s and to r~spond to changing market conditions. Housing 
t~s rang~ from low d~nsity singl~-family to high·d~nsity, including townhom~s. condominiums 
and apartm~nts and congregate car~ faciliti~s. Various product con~pts ar~ ~rmitted for 
dev~lopm~nt in a planned, phased mann~r. 

Th~ Mixed U~ ar8a will ~rv~ the local and regional n~s of the community. This ar~a will 
provid~ opportuniti~s for off!~. busin~ss park specialty comm~rcial and retail comm~rcial. This 
area may include a resort/hotel, restaurant, clubhou~. h8alth spa, casitas and/or resid~ntial 
units. A portion of this area may also 17~ used for high d~nsity resid~ntial u~s if c;~rtain 
dev~lopm~nt standards ar~ addressed within th~~ areas. 

A Comm~rcial Recreation area will provid~ th~ community recreational focus. Recreation 
faciliti~s such as restaurant, clubhous~. golf pro shop, driving rang~. tennis and pool may b~ 
constru~ to support th~ n~s of th~ community. 

Th~ Special Us~ area, located south of Colossal Cav~ Road, allows for low d~nsity resid~ntial 
u~s compatibl~ with th~ future Pima County park which is to includ~ interpretiv~. ~qu~strlan, 

hiking, trallh8ad/parking ac;c;~ss and park and o~n spa~ u~s. 

On~ 18-hol~ regulation golf cou~ is planned within th~ Vail Valley community east of th~ 
Pantano Wash. Sev~n of th~ existing lined regulatory control structur~s ar~ incorporated into 
th~ golf cou~. Th~se regulatory control structures ~ith~r exist pr~~ntly or historically and 
are ~rviced by non·potabl~ surfa~ water rights owned by th~ Master Dev~lo~r from th~ low~r 
Ci~nega C~lc. 

Th~ Vail Valley Ranch Specific Plan utilizes seven (7) primary developm~nt area d~signations: 
Mixed Use (M), Comm~rcial Recreation (CR), Medium-High D~nsity ~sid~ntial (MHDR), Medium 
D~nsity R~sid~ntial (MDR), and Special Use (SU), and two o~n spac~ d~signations of Natural 
and Functional/ Golf Cou~. Forth~ purpos~s of this plan, functional o~n spac~ includ~s 
those areas which hav~ prMously ~n disturbed or are proposed to b~ improved for drainag~s 
or recreational faciliti~s. Natural o~n spa~ are areas ~s~ntially unimproved and that hav~ 
not b~n modified or disturbed by prMous dev~lopm~nt activities. 
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IV. Circulation Concept; Plan 

The Vail Valley Ranch circulation plan establishes the general guidelines for alignment of major 
roadways within the plan area. It responds to anel meets future traffic needs of the community 
by providing easy access between the commercial, community service areas anel the residential 
neighborhoods through a network of local internal roads. All internal roads will be in public 
ownership with operation anel maintenance by Pima County unless designated as private 
roadway in the subdivision process. All major off-site arterial roadways are public anel provide 
existing access to the balance of the Tucson Metropolitan anel Rincon Valley areas. 

Primary access to Vail Valley Ranch exists from two directions; Vail Roaei/Colossal Cave Road 
nort;heast from 1-10 to Camino Loma Alta anel Camino Loma Alta from Old Spanish Trail south 
to Colossal Cave Road. as depicted on the Circulation Plan. (See Exhibit E.IV.1). Both of these 
routes are dedicated, paved. anel maintained by Pima County. Future improvements are 
anticipated for both Colossal Cave Road anel Camino Loma Alta but none are needed to provide 
basic access to the site anel will only be scheduled when need is generated as outlined in the 
Traffic Impact Analysis (TIA) for this project. The TIA will be completed by the master 
developer at the time of subdivision platting. This study will make a determination of traffic 
generation. distribution and assignment to internal and external roads and consider the 
relative impact on existing and proposeel roads Impacted by the Vall Valley Ranch Specific Plan 
as well as the adjacent Rincon Valley area. The TIA will identify the areas of responsibility for 
the County. the master developer and sub&eq,uent developers and identify various financing 
opt;ions to fund the transportation improvement5 necessitated by and attributable to the 
needs of the Vail Valley Ranch development. based upon a scope of service approved by Pima 
County Department ofT ransportation. The TIA will also be coordinated with the City ofT ucson 
regarding transportation plans within the City& Esmond Station Area Plan. 

For the purposes of traffic analysis. virtually all of the traffic generated by this project will 
move easterly. westerly or nort;herly along Colossal Cave Road. the proposed Old Vail Road, 
and/or Camino Loma Alta. Colossal Cave Road and Camino Loma Alta provide the primary 
access to the Vail Valley Ranch community which shall have three primary points of ingress and 
egress In addition to other limit&::! entry points to provide reasonable access. 

Access to the portion of the site located east of the Pantano Wash anel nort;h of Colossal Cave 

Road will be provided via a major collector road which loops through the project from Colossal 
Cave Road to Camino Loma Alta. The location of the Colossal Cave Road entry is baseel on 
providing a minimum safe distance west of the existing or proposed Camino Loma Alta and 
Colossal Cave Road intersection, site topography. and maintaining an efficient Janel use layout. 
The intersection design of Colossal Cave Road and Camino Loma Alta will be resolved within the 
Traffic Impact Analysis (TIA) for the project baseel upon a more detailed alignment analysis, 
detailed traffic generation from Rincon Valley/Roclclng K and Pima County Department of 
Transportation criteria and direction. The location of the Camino Loma Alta entry is based on 
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siu topography, providing a safe distance from Rex Molly Drive, and maintaining an efficient 
layout. There may be necessary but limited secondary access points off Camino Loma Alta to 
provide efficient circulation to individual parcels and school slue as may be located by the Vail 
School District. 

Access to the portion of the slu located west of the Pantano Wash is provided off Colossal 
Cave Road via a public arterial road designed to safely accommodau enuring, existing and 
emergency traffic. The proposed alignment will be along the north edge of Vail School and then 
northwesurly along the railroad R.O.W., which is inunded to supplement a proposed buffer 
along the railroad traclcs. This road will be exUnded to the northwest by others to connect 
with Houghton Road as proposed in the Rincon Valley Area Plan or as planned by the City of 
Tucson in the Esmond Station Area Plan or as concluded in the TIA. This road will provide 
access to inurnal residential streets and secondary roads which will adeq,uauly disperse 
traffic to the rest of this community. 

The location of the realigned inursection of Old Vail Road and Colossal Cave Road results from 
allowing for the through access on the arterial connection to Houghton Road, and down playing 
the Old Vail Road connection to 1-10. The Old Vail Road alignment to 1·10 is severely constrained 
by existing development and the at-grade railroad crossings, which are a deUrrent to it"s 
further development as a major arterial in the area. Colossal Cave Road is proposed to be 
realignttd as shown on Exhibit E.IV.I. The purpose of this realignment is to minimize the impact of 
increased through traffic in the community of Vail. The alternative is to widen the roadway in 
Its current alignment, which could require acq,uisition of existing structures and creau noise 
and other environmental impacts that could not be readily mitigated. The realignment 
alternatives were addres&ttd with Pima County staff using design umplaus and aerial 
photographs. The resulting alternative was considered to be the most desirable realignment 
option. The County may wish to use a more formal evaluation process that includes local 
property owners and residents. For instance the County"& standard advance planning report or 
design concept report could be used. 

Rex Molly Road, an existing unpaved road. is adjacent to a portion of the northern boundary of 
the Plan Area. however. this road will not be improved by nor will this road provide service to Vail 
Valley Ranch as per an understanding with the adjacent residential neighbors. An existing 15• 
ingress/egress easement has been granted to the benefit of the adjacent privau residences to 
complement other existing right-of-way north of the property line. Any disposition of this 
privau residence easement to creau a public road would require their consent. 

There will be a significant amount of traffic produced by the residential portion of this project. 
and attractttd to the school, retail. business and recreational opportunities inurnal to the 
project. lnurnal trips include traveling to and from home, schools. shopping centers, 
clubhouse/recreation facilities. office. church. or to visit neighbors. The inurnal major collector 
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street absorl15 these tripe and reduGes the external travel on the off-site routes of Camino 
Loma Alta and Colossal Cave Road. The private internal trail system and bilce and golf cart 
lanes provided on the primary major collector, arterials and internal residential streets may 
further reduce the anticipated ADT figures by providing an viable alternative means of 
transportation within the community. The balance of daily trips re~uired externally into the 
community are assumed evenly dispersed by the collector streets onto Colossal Cave Road and 
Camino Loma Alta. The detail as to external tripe and their distribution will be addressed in the 
TIA once the decision has been made regarding potential age-restriction in the community. This 
decision is critical because age restricted communities generate less traffic during peale 
periods, and, overall, have less of a congestion impact on the roadway system. 

The traffic generated by Vail Valley Ranch was arrived at by using generation factors of: 8.:3 
tripe per day per unit for medium to medium high density residential areas: 10.1 tripe per day 
per unit for low density residential areas and 590 tripe per day per acre of commercial, and 120 
trips per day per acre of general office as established by Institute ofT r'!nsportation Engineers 
4th Edition, (1987) and U.S. Department ofT ransportation. The following is a brealce.lown of the 
projected traffic generated at build out using the primary land uses designated on the Plan. 
without designation as an age-restricted development. These uses would generate the 
maximum traffic impact. If alternate, permitt&:l land uses occ;ur, traffic generation would 
probably be reduced. 
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TRIP GENERATION TABLE 

LandUu Unite Quantity Trip Rate Tripe Gtmj!Srat&:l %Internal Tripe External Tripe 

GolfCouru 90 747 25 560 

Medium to Medium·H~h D.melty Dwmllne Unite 4510 e.5 25 2e751 

H~h Dtmelty ~idtmtial Dwmllne Unite 742 6.5 :3:376 

Low D.melty Reeidtmtial Dwmllne Unite 9.5 20 

Commm-clal, Gtmm-al Offic;o 20 760 15200 40 9120 

Hotel Roome 150 10.2 15:30 15 1:301 

~Mational 25 50 50 

Totale 64241 4561e 

•eommm-clal AMae may be ueed for medium to hieh dtmelty r.idtmtlaL howev~. duj!S to ite h~h~ volumj!S, the ADT 
g.merat&:l from commm-clal uu will be ueed in theu projection• c:Matlf16 a conurvatlve eetimate. 

"Thle proj«:t. ae a ,..,_ult of the Internal c:irc:ulatlon eyetom d•ten. experitmGOe a e~nlflc:ant eatlefac:tlon of ADT 
g.m~atlon within thj!S internal etrwt eyetom. Only limited external traffic: will be diepereed onto Coloeeal Cavj!S 
Road and Camino Loma Alta, thereby reduc:ine the ADT from thj!S proj«:t to the meJtropolltan aMa. Sinele family 
d~!rtiac:hed houeine in the Tuc:eon mm:ropolltan aMa experitmc:ee Htwe.m two and thr~ people per ,..,_ld.mc:e. The 
lnetltuto of Traneportatlon Engin&sre allowe a trip reduc:tlon of te for unite below 10.06 target at :3.7 people ~ 
,..,_idtmGO. 

Ae dieouee&::l in Section IV, the current volume for Coloeeal Cave Road and Camino Loma Alta ie 
1,500 ADT or Ieee. Dietrl"ution of future ADT on the major arterial roade will "e completed with 
the TIA. It ie evident that the full development of thie project and more importantly, the 
adjacent Rincon Valley will create a significant impact on traffic; volumes in the area and 
neoeaaltate an agreement with provlelon for enhancement and proportionate financing for 
improvement to the existing pu"lic; roade ae neoeeeitated l7y and attrl"uta"le to the neede of 
thie developm"nt. Pureuant to the Pima County Major Streete and Routee Plan, it ie projected 
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that Colossal Cave Road and Camino Loma Alta may ultimately each "" a four lane divided road 
with "ike lanes on each side. ""sed on preliminary traffic projections. 

Presently. Colossal Cave Road and Camino Loma Alta have a maximum ADT capacity (service 
volume) of approximately 14,000 (two lane road at level of service no••). A divided four lane road 
has a service volume of approximately :36,000 with a level of service non. Level of service non 

approaches uneta"le flow "ut overall conditione are adequate for short periods of time, i.e., 
during rush hours. 

This project, "ecauee of the design of the internal circulation system and provision of strategic 
land usee within the project will reduce the need for off-site travel. The internal streets will then 
disperse only external traffic onto Colossal Cave Road and Camino Loma Alta for tripe to the 
metropolitan area for regional employment, shopping and recreation. This trip count and 
dietri"ution will "" detailed in the TIA. It is anticipated that this will place ~th roads 
somewhere "etween levels of service ncn and no••. Levelncn can "" classified as eta"'" flow and is 
generally regarded as an appropriate criterion for design purposes. However, for financing and 
implementation considerations. a coneidera"ly greater traffic volume is anticipated from the 
Rincon Valley area to the north and east of Vail Valley Ranch (preliminary estimates are 
W.OOO ADT). The actual echedule of public improvements will be based upon need and financing 
per the approved TIA. 

The road designations within the community include the two major collector streets servicing 
the community east and west of the Pantano Wash with the internal residential streets serving 
within the individual planning areas. The major collector streets will be a minimum 90 foot 
right-of-way allowing room for a four lane road (where warranted by traffic volumes at project 
build-out) and necessary bike paths, a sidewalk, utilities, and landscaping. The internal 
residential streets will have right-of-way widths as required to accommodate a minimum 
pavement width of 24! (two lanes, no on-street parking) utilities, pedestrian circulation and 
landscaping. with adequate structural setbacks. All internal streets with an ADT of 1000 or 
greater will have bike paths and sidewalks. In addition, all individual planning areas will have a 
minimum of one connection to the overall bike path system along the major collector streets. 

Design criteria, as established by the TIA, will apply to right-of-way widths, typical cross­
sections, design speeds. utility locations, maximum roadway elopes. access control, 
landscaping, bike paths and sidewalks. Landscaping which is placed on private rights-of-way will 
be subject to the Department ofT raneportation and Flood Control District Standards as in 
effect at the time of plan adoption for eight distance and safety issues. Development of the 
roadway system will be accomplished in conformance with Pima County paving policies, as 
currently enforced by the Department ofT raneportation and Flood Control District to protect 
public health, safety and welfare. These details and standards will "" set forth in the TIA 
prepared and su"mitted to the Pima County Department ofT raneportation and Flood Control 
District for approval prior to subdivision plat and development plan approval. The internal 
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roadway system will be designed to provide ample capacity at development build-out. This 
system will be provided by the developer via one or more of the legally approved finance options. 
In summary. the Master developer will adhere to standards and design criteria in effect at the 

time of development plan or tentative plat submittal. 

V. Public Services Plan 

The public services components which influence this site include water. sewer. solid waste. 
electric, natural gas. telecommunications and schools (See Exhibit E.V.1) 

.w.a.:tm:- Vail Valley Ranch is located within the Certificate of Convenience and Necessity 

of the Vail Water Company (VWC). an Arizona public service corporation regulated by the 
Arizona Corporation Commission. The service area of Vail Water Company includes other 
lands adjacent to and south of Vail Valley Ranch. 

There are five existing improved well sites located on Vail Valley Ranch. In addition. Vail 
Water Company owns a functioning well within :300 feet of the propert;y to the south 
and another func;tioning well approximately one mile southeast of the property. As Vail 

Valley Ranch is developed. ownership of the well sites on the property will be transferred 
to Vail Water Company by an agreement approved by the Arizona Corporation 
Commission. 

The service area of Vail Water Company is designated as having a 100 year Assured 

Water Supply by the Arizona Department of Water Resources. This Designation is based 

on the projected development of the Vail Valley Ranch. The Vail Water Company is a 
member of the Central Arizona Groundwater Replenishment District (CAGRD). and as a 
consequence. groundwater withdrawn from its service area will be subject to a 
replenishment charge by the CAGRD. which will be responsible for purchasing and 
recharging Central Arizona Project (CAP) water for the benefit of the Vail service area. 

The four sources of water discussion are: 

1) Vail Water Company anticipates relying on groundwater for its potable water 
needs. Groundwater pumped by VWC is subject to a replenishment charge by the 
CAGRD. 

2) 786 acre feet per annum of Central Arizona Project water pursuant to a signed 
contract between VWC and the Central Arizona Water Conservation District. 

3) 1.121.86 acre feet per annum of surface water from the Pantano Wash pursuant 
to decision of the Arizona Department of Water Resources TS-82-001 which 

transferred the historic surface water use right from agricultural irrigation on 
the property to municipal and industrial uses (including golf course irrigation) on 
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the property. 

4) An estimated 750 acre feet of m:fluent originating from the property pursuant 
to recapture rights in favor of VWC and the master developer acknowledged by 
the City of Tucson by letter dated June 11. 1982. 

The property has 100 year assured water supply for potable needs, and sufficient surface 
water resources to meet golf course irrigation uses. Non potable supply is 1,871.86 acre feet 
(1,121.86 surface water plus estimated 750 acre feet of m:fluent). 

The golf course. and other recreational needs of the project will be served by the 2,071.86 acre 
feet of non-potable surface water and m:fluent sources. To place the non-potable water supply 
in context. at an application rate of 5 acre feet per acre of turf. the supply is sufficient to 
irrigate 414 acres of turf area. Based on the DWR Second Management Plan only 
approximately 90 acres of irrigated turf will be allowed for an 18 hole golf course. or 
approximately 450 acre feet per annum. The project thus has a more than ample non­
groundwater source supply to meet recreational uses proposed in the Specific Plan in full 
compliance with water conservation goals and state water laws. 

Effluent - Pursuant to the original Rancho del Lago Community Plan. m:fluent originating 
from the VWC service area was r~uired to be recaptured and used on the property for 
golf course and other turf irrigation. While the County and City have provided for 
m:fluent disposition by the 1979 Intergovernmental Agreement between the two 
governments. the City ofT ucson acknowledged VWCs recapture rights to m:fluent 
originating from its water service area. Based on the original plan a satellite 
wastewater treatment facility was originally proposed to be located on or immediately 
adjacent to the property to facilitate m:fluent recapture ana use. Subs~uent changes 
in Pima County& plans for wastewater treatment facility planning and access created a 
conflict with the original plan intent for m:fluent re-use on the property. It remains the 
intent of the master developer to use m:fluent where economically feasible in the 
development. An ~uitable agreement will be r~uired to resolve the m:fluent access 
issue and facilitate the developers intent or provide for an exchange of water rights 
between the master developer and Pima County. if m:fluent Is to be made available to the 
project. 

~-The long range plan for the disposal of wastewater from Vail Valley Ranch calls 
for the implementation of one of two options available to the project. The first option 
involves the extension of the Pantano Interceptor from Houghton Road to the Vail Valley 
Ranch Property. The proposed Interceptor route would parallel the Pantano Wash. New 
public right-of-way and/or public easements would be needed for this eight mile 
extension. The second option would be the construction of a publicly-owned and 
maintained Wastewater Treatment Facility at the downstream (northern) portion of the 
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Vail Valley Ranch Project. The construction of either of these long-range options are 
neither economically nor functionally feasible during the early phases of the stages. 

Initial sewer service to the Vail Valley Ranch development will be provided through the 
oonstruction of an Onsite Treatment Facility that is economically and functionally 
compatible with the scale and nature of the initial phases of development. The phasing 
of this Onsite Treatment System will be designed to maximize the benefits available 
technologies relative to the reuse of treated water for golf course irrigation and/or the 

enhancement of riparian habitat along the Pantano Wash. This Onsite Treatment 
Facility will be utilized until suoh time as the long range options noted above become 
suitable for wastewater volume generated. 

The speoifios of wastewater generation, sewer size, alignment, basin boundaries, and 
beneficiaries of both the interim and ultimate wastewater disposal systems will be 

identified in the Vail Valley Ranch Sewer Basin Plan. Sewer tribu~ry areas upstream of 
Vail Valley Ranch will be identified and considered in the Sewer Basin Plan and all onsite 

sewers will be constructed in a manner to provide flow through oapaoity for these 
tributary areas. The Vail Valley Ranch Sewer Basin Plan will be submitted to the Pima 

County Department of Wastewater Management for their review and approval. The 
commitment for sewer service and effluent treatment and/or reuse for Vail Valley Ranch 
will be aooomplished through a Master Sewer Service Agreement with the Pima County 
Department of Wastewater Management. This Agreement, prepared by the Master 

Developer, will identify and implement basic; sewer and/or treatment facility sizing, 
alignment, and financing ~uirements. The Master Sewer Service Agreement will 
authorize the Master Developer to prepare engineering and financial studies and plans, 
and to implement the interim and ultimate solutions to provide sewer and/or treatment 
facilities to service some or all of the Vail Valley Ranch Plan Area. 

Solid Waste - Solid waste disposal will be to the appropriate public; landfill designated by 
Pima County. Solid waste collection will be oompl~ by individual contracts with looal 
providers. The designated landfill site may be changed by Pima County. 

Electric- Tucson Electric; Power Company presently serves the site with overhead and 

underground lines. The majority of existing overhead eleotrio and phone lines will be 

buried or removed at the time of development, unless required to carry 3-phase service 

in compliance with Arizona Corporation Commission Orders. Planning and 

implementation will be by standard service extension agreements to eaoh planning areas 
and the responsibility of the Builder. 

Gas - There is existing gas service to Vail Elementary School and there is also a gas 
main in Old Vail Road. There is no gas service on the site or along Colossal Cave Road, 
Camino Loma Alta, or Rex Molly Road. Market considerations will determine the need to 
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extend gas service to the project. 

~ - U.S. West records show that there is an existing underground line along Colossal 
Cave Road. Camino Loma Alta and Rex Molly Road. All future lines within the site shall 
I:Je underground from this facility j,y standard service extension agreements. 

Cable IV - There is no cai:Jie service or franchise in the area nor is service planned in the 
near future. however. the opportunity will I:Je provided to any cable company showing 
interest to allow underground lines to I:Je installed to avoid construction complications 
following completion of development projects. Cable service could be provided j,y the 
Master Developer or association of property owners. 

Sc;bools .and Neighborhood Parks - Present market conditions strongly suggest that Vail 
Valley Ranch will be developed as a family-oriented community. In the event that all or a 
portion of this area develops as a family-oriented community. at:!equate school sites will 
be provided to the school district at or below market value. Two proposed elementary 
school sites if needed. are shown on the Land Use Plan. (See Exhibit E.111.1) A four-acre 
public neighborhood park site will also I:Je located contiguous to each elementary school 
site. Any pui:Jiic neighborhood park sites not contiguous with a school site will j,e a 
minimum of five acres. 

Based upon the Vall School Distnct•s criteria for estimating student populations. the 
Vail Valley Ranch development at full build-out as a family-oriented community will 
produce 1.744 elementary students. 541 middle school students and 627 high school 
students. Using the Distnct•s standards for school sizes. this would result in three 
elementary schools •. 9 middle school. and .4 high school. The actual number and types 
of schools necessary to serve the plan area will j,e determined based on the needs of the 
school district. 

VI. Grading Concept Plan 

The dominant physical feature on the topographic map are the slopes which form the Pantano 
Wash corridor. The Pantano Wash bisects the site from the southeast corner to the northwest 

corner with trii:Jutary drainages of various sizes traversing the site. creating steep slopes of 15 
percent and greater near their I:Janlcs. 

Approximately 765 acres or 48 percent of the site has previously been mass-graded and 
reshaped with no significant plant material remaining. This graded area is largely the Pantano 
Wash and the lower plateau east and west of the wash downstream of the Colossal Cave Road 
and I:Jridge. In addition. significant acreage was graded j,y the Pima County Department of 
Transportation during construction of the road and I:Jridge. 
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To accomplish the implementation af the Vail Valley Ranch Specific Plan. approximately 1..284 
acres af the plan area may be disturbed in some measure constituting 80 percent af the 
project. with approximately 321 acres or 20 percent af the site to be left non-graded. Virtually 
all af the non-graded area is in the Pantano Wash floodplain, the erosion eetbaclc areas along 
the floodplain. or the ~p natural elopes adjacent to the washes, or betw~n and the washes 
and the plateaus. 

The Grading Concept Plan indicates the probable areas af potential grading. non-graded areas, 
and the areas with proj~ cute and fills 01er flve feet. The limit af these areas may be 
modified and will be further deflned based upon flnal planning and engin~ring. Detailed site 
planning. design. and engin~ring will d~rmine which af the tributary drainages are to remain in 
their present state or will ~uire modification. In general, they will be preserved natural and 
undisturbed in the area south af Colossal Cave Road and the area north af Colossal Cave Road 
and west af the Pantano Wash, except for the installation af utilities and access. The tributary 
channels which occur east af the Pantano Wash will be re-established in ~he area where the 
previous grading had obliterated the old channels and created the sheet flow areas that exist 
today. 

The western plateau area located west af the Pantano Wash and north af Colossal Cave Road 
will ~uire only minimal grading for development. This area elopes gradually to the north and 
it•e limite are well-deflned by the natural open space areas identified on the Plan. These open 
space areas consist af the existing floodplains and ~p sided drainages and are ex~ to 
remain undisturbed except for roadway or utility crossings n~ed to serve the property. 

The area east af the Pantano Wash and north af Colossal Cave Road will require only minimal 
grading, except as n~ed for flood control and to correct the excessive earthworlc previously 
compl~ and/or aff~ by erosion. This area is characterized by numerous ~p sided 
drainages and ridges. Some af these drainages, which were previously graded and have existing 
golf course fairways, will be re-established to direct flow around the ~e and greene. The areas 
af ~per elopes along these tributary channels, located outside the fairways and drainage 
elements, will remain natural. There will be isolated areas af cut and fill greater than 5 feet 
where portions af the existing diversion channels are filled and the previously graded washes are 
re-graded and revegetated ae part af the Golf Course development. 

The commercial and mix&t-use area near the eastern major entry on Colossal Cave Road will 
require cut and fill af greater than 5 feet in some areas to correct the grading done in the past 
and to accommodate the alignment af the major collector road and the potential realignment 
af the Colossal Cave Road and Camino Loma Alta intersection. 

The area south af Colossal Cave Road is designated as a special use area and will ~ive only 
minimal grading for lot pads. access and utilities to accommodate high value estate lots while 
preserving the washes and major natural features. 
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Because of the relatively mild cross-elope of the plateau areas. very few design features will be 
necessary to mitigate impacts from site disturbances. Special care will be taken to minimize 
cut and fill elopes along the plateau's perimeter. a condition attainable due to the mild natural 
topography in these areas. 

The use of retaining walls as a grading measure will be avoided wherever possible. Conventional 
building placement. lot grading. and revegetation techniques will be u5ed for this project. 
Natural rock riprap will be used only where there is not enough space to accommodate stable :3:1 
elopes or to provide erosion protection adjacent to the drainagewaye. Grading may occur in 
isolated areas of 15% to 25% elopes to accommodate roadway, utility and building pad 
construction. Grading in these elope areas will conform to the HDZ requirements. 

The individual project areas as well as the overall project will be designed to obtain an earthwork 
balance. therefore, the offeite disposition of excess material is not expected. 

VII. Hydrology/Drainage Plan 

The Vail Valley Ranch is located in a region along the Pantano Wash which currently experiences 
very little natural riparian habitat due to extensive previous grading and natural erosion. The 
Vail Valley Ranch Specific Plan through its propo5ed land usee will enhance the Pantano Wash 
and tributary drainages by a variety of treatments which include the stabilization. revegetation 
and re-establishment of riparian vegetation in the disturbed drainage corridors. 

Tributary drainages north of Colossal Cave Road will, ae needed. be modified to incorporate low 
flow channels when adjacent to the golf course fairways or when being reestablished acrose the 
previously graded lower sheet flow areas. In all other situations. the tributaries, particularly 
south of Colossal Cave Road, shall remain in their natural condition. 

The existing man-made diversion channel will be partially filled-in to allow flow from offeite 
watershed D to enter the Detention 5asin. Detention is not required for the site but is being 
performed to meter the amount of flow which is diecharged onto the adjacent golf course. Flow 
will be conveyed through the golf course through aesthetically pleasing ewalee or channel, which 
will ultimately diecharge into the Pantano Wash. The man-made diversion channel will be 
extended to the west in order to discharge directly into the Pantano Wash. The intent is to re­
establish a natural-like riparian environment within all drainagewaye. The standards and 
criteria for enhancement and restoration of the drainages will be outlined within the Master 
Drainage Study. 

The Pantano Wash regulatory floodplain will remain in its existing condition, with the exception 
of portions along the east banks. The Pantano Wash will be enhanced with tree plantings from 
the on-site nursery to re-establish a natural riparian condition and will be u5ed for public multi­
use trails and paries. Erosion hazard bank protection is proposed along the Pantano Wash east 
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banlc in a smooth alignm"nt that approximaus th" "xisting floodplain limit. Th" banlc prouction 
will inc;orporau a vari~y of ac;c;"ptabl" maurials and Uxtur"s to provid" gr"aur visual 
inur"st. Th" Pantano Wash upstr~m of Colossal Cav" Road will r"main natural. Exact 
d"lin~tion of th" "xisting floodplain and r"sulting "rosion hazard zon" will b" r"solv~ in th" 
Masur Drainag" Study. 

All modifi~ c;hann"ls will hav" ~rth"n floors. wh"r" possibl"· unl"ss an alurnativ" is approv~ 
by th" Pima County D"partm"nt ofT ransportation and Flood Control District. Th"s" ~rth"n 
c;hann"l bottoms may inc;orporau drop structur"s· as n"~~ to r~uc;" v"loc;ity and "rosion 
pountial. Major off·siu flooding sourc;"s should b" rou~ through or around th" P"rim~r of 
parc;"ls. Th"rt:for"· storm flows on siu will b" c;oll~ in th" c;hann"l or str"~ sysums. and 
di5Gharg~ to a logical 5t~m c;ours". Wh"'"" practical. all di5Gharg"s will follow th" natural 
drainag" paturn. flow through and around fairway improv"m"nts after "nuring th" siu. and 
through th" low"r sh~ flow ar~s wh"r" th" c;hann"ls will b" significantly "nhanc;~ in 
ac;c;ordanoe with th" c;ross·s~ions shown on Exhibit E.VII.1 and Exhibit E.VII.2. Th"~ c;ross­
~ons rt:pr"s"nt th" four typical drainag" solutions propo~ within th" Plan Art:a. All on­
siu drainag"s will b" tr~~ in ac;c;ordanc;" with on" or mor" of th"s" s"ctions as appropriau. 

Drainag" improv"m"nt5 within th" plan ar~ will b" oonstru~ at not ~P"ns" to Pima County. 
Th" Pantano Wash riv"rb~. as w"ll as W on top of ~c;h banlc. will b" d~ic;a~ to Pima County 
at no oost to th" County. c;onsisunt with th" Ea~rn Pima County Trail Sysum Masur Plan. 
Th" public; trail s~m within th" W top of banlc ar~ and along th" 100-y"ar floodplain of th" 
Pantano Wash will ~ "stablish~ and maintain~ by Pima County to provid" oontinuity of th" 
trail syeum to th" Ci"n"EEa C'"""lc Natural Prt:~rv". Th" Pantano Wash d~ication may not 
oc;c;ur until th" banlc proUction is d"sign~ along th" ~~rn banlc in ord"r to r~uc;" th" 
"rosion hazard s~ac;lc to ac;c;ommodau d~"lopm"nt. A umporary ~s"m"nt for trails and 
r~r~tion purpo~s within th" Pantano Wash riv"rb~ and W top of banlc ar~ can b" provid~ 
to th" County at no ooet until th" Wash d~ication oc;c;urs. As part of this ~~m"nt· Pima 
County will assum" r"sponsibility and liability for any damag" to th" adjac;"nt proP"rtY r"sulting 
from th" trail and rt:e~tion u~s. 

A Masur Drainag" Study will b" c;ompl~. incorporating pr"liminary d~ntion solutions. 
drainag" syeum d~ils. Pantano Wash stabilization d~ils. V"9~tion mitigation plan. and a 
financing. impl"m"ntation. and phasing plan for drainag" improv"m"nts. Th" sc;oP" of worlc for 
th" Masur Drainag" Study will b" "etablish~ by Pima County D"partm"nt ofT ransportation 
and Flood Control District. This study will b" submitud for approval by th" Flood Control 
District. 

VIII. Wildlif" Habitat Conc;"pt Plan 

Th" Pantano Wash s"rv~ as pountially th" most significant "nvironm"ntal f"atur" within th" 
plan ar~. With proP"r r~"9~tion and "nhanc;"m"nt on th" a~ north of Colossal Cav" Road. 
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th~ Pantano Wash may provid~ po~ntial wildlif~ cov~r. forag~ and corridors to th~ surrounding 
ar~ae. Wildlif~ valu~e will b~ ~nhancM primarily through th~ r~etoration and r~-~etabliehm~nt of 
v~g~tion within and along th~ tributary drainag~e and Pantano Wash that hav~ b~~n 
d~gradM by pr~ioue grading activiti~e and ex~eeiv~ ~roeion. Th~ tributary drainag~e provid~ 
opportuniti~e for ~nvironm~ntal am~niti~e such as habitat ~nhan~m~nt, natural drainag~ and 
groundwa~r r~harg~. Th~ may also e~rv~ as a physical buff~r and transition ar~ betw~~n 
adjac~nt land ue~e. 

With res~ to th~ two e~ial statue e~ci~e docum~ntM by th~ biological eurv<'Y, th~ 
following mitigation plan will b~ ~rformM for th~e~ e~ci~e prior to any ground-disturbing 
activiti~e. Th~ e~ial statue e~i~e are th~: 

NMt:.tle-SpinN.il Pineapple Cactus - th~ n~l~·epinM pin~ppl~ cactus was id~ntifiM ae 
occurring on th~ proj~ ei~. A Notl~ of ln~nt to Cl~r Land ie r~uired from th~ 1\Z. 
D~partm~nt of Agriculture and Hortlcultur~ for any impacts to n~l~·epinM cactus. Salvag~ 
of this cactus ie r~omm~ndM and could ~ accompliehM by r~locating ealvagM cactus to 
similar undieturbM ar~e on th~ ei~. No impact to this e~i~e will occur if salvage ie 
und~rtalcen in accordan~ with th~ APNL. 

Sonoran Dos.,rt Iortoiso- two Sonoran D~e~rt tortoie~ w~r~ id~ntifiM on th~ proj~ct 
ei~. Focu6M eurv¥ forth~ Sonoran D~~rt tortol~ ar~ r~ulred to d~rmin~ tortoi~ 
d~neiti~e. Clearan~ eurv~ protocol includ~e moving tortoi~ 1000 f~ to adja~nt o~n land, 
donating tortoi~ to th~ Sonoran D~~rt Mu~um•e Adoption Program, or r~locating th~ 
tortoi~ to th~ Phoenix Adob~ Cen~r. No impacte will occur if focu6M and cl~ran~ eurv~ye 
ar~ compl~. 

IX. O~n Spa~ and Trails/Recreation Con~pt; Plan 

Approxima~ly :32% or 512 acr~e of th~ stu ie coneid~rM o~n epa~ and/or wildlif~ habitat. 
This includ~e 18-hol~e of golf cou~. natural and improvM drainagewaye, and elo~e grea~r 
than 25%. 

Th~ Vail Vaii<'Y Ranch S~ific Plan lnclud~e a pM~etrian path eye~m by which r~eid~nte can 
trav~l within th~ community by bicycl~ or on foot. Th~~ trails ar~ ~e~ially valuabl~ in a 
community providing a non·v~hlcular option to r~eid~nte. A regional public multi·u~ trail ie 
aesociatM along th~ ~at and w~at bank of th~ Pantano Public Riv~r Parle and will provid~ a link 
betw~n th~ urban ar~ to th~ north and th~ Ci~nega Cr~~k Natural Pr~e~rv~ to th~ south. 
D~~lopm~nt of public trailh~d facillti~e locatM within th~ plan ar~ will b~ th~ r~eponeibility of 
th~ Pima County Parlee and Recreation D~partm~nt. A community trail ie propo6M along th~ 
Pantano Wash ~at bank and will provid~ reeid~nt ac~ee to th~ r~r~tion and comm~rcial 
areas. This trail will occur within th~ dMicatM top of bank area and th~ Pantano Wash 
riv~rbM ar~ eubj~ to an ag~m~nt with Pima County D~partm~nt ofT raneportation and 
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Flood Control District. This trail serves as tl1e backbone and is an integral part of t11e 
eecondary pedestrian patl1way system t11at will be developed wit11in t11e drainagewaye and open 
apace areas tl1roug11out tl1e community. 

The drainageways and ve11icular circulation systems will provide t11e opportunity to incorporate 
a pedestrian trail system wl1en appropriate wit11in t11e community. Where detention/retention 
basins are necessary. t11ey will be designed to be utilized as neighbomood recreational sites and 

be connected to t11e pedestrian trail system when feasible. The appropriate trails within tl1e 
plan area will connect to t11e Camino Loma Alta ROW trail ( #272) and the Colossal Cave Road 
ROW trail ( #64 ). The ROW for these two trails will be included in t11e dedication of t11e 150' 
total road RON as per tl1e County's Major 5treet6 and Routes Plan. A ROW trail will also be 
provided wit11in tl1e future 150' ROW along the Plan's weetem boundary. In addition, a provision 
for a 15' wide public trail easement will be provided at no coat to tl1e County from t11e plan 
area's north boundary connecting to tl1e Pantano Wash, in accordance with the Rincon Valley 
Subregional Trails Plan. This public trail will be a public easement to coincide with a future utility 
easement to provide flexibility In location ~een tl1ese two compatible· usee (see Exhibit E.IX.1). 

The Eaetem Pima County Trail System Master Plan l:1y tl1e Parke and Recreation Department 
may result in f"eC\Ueet6 for access or recreation easements for public trails within the plan area 
l:1y Pima County. Redeveloped natural-like drainage corridors will be extended through tl1ose 

areas degraded l:1y previous development activities. These extensions will re-eetabliel1 

landecaped connections from the plan boundary to tl1e Pantano Wae11. 

Neighbomood public parke will be provided in the plan at a minimum af five acre sites or at a 
four-acre minimum w11en provided contiguous to t11e elementary ecl1oole. A private 
neighbomood park af a minimum one-acre will be adjacent to each community facility center in 
those portions t11at are developed as an age-restricted community. Retention/detention 
facilities will also be designed wl1en feasible to serve as park/recreational areas. A future 
district park Ia to be located south of Colossal Cave Road. Development of t11e district park 1:1y 
the Parke and Recreation Department is from 1997 voter-approved bonds. 
The recreation component is tl1e focus of the community. This includes 18 11olee of golf course, 
a commercial recreation area and opportunities for a variety af outdoor activities such as 
11iking. bicycling. and equestrian. The commercial recreation area will provide a clubhouse and/or 

resort facility. It will include meeting apace. tennis, swimming pool/epa. dining Sind specialty 
commerciSII. (See Exhibit E.IX.1) 

X. Landecape Concept; Plan 

The landecape concept; plan is depleted on Exhibit E.X.1. The intent of the landecape plan is to 
provide a community landecape framework wl1ich serves to enhance tl1e overall image and 
character of the site. A euggeet&:l plant palette has been prepared for the plan area (See 
Section G). 
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A hierarchy of landscaped entry pointe are planned which include community identification, 
major entry statements. and secondary entry etatement5. Colo55al Cave Road and Camino 

Loma Alta will have community identity feature5 at the plan area's perimeter. These will provide 
a een5e of identity and entry to the community. The core collector roads will have major entry 
5tatement5 on Colo55al Cave Road and Camino Loma Alta. This will include land5caping. 
eignage. and lighting. Secondary entry point5 will provide acce55 directly into the re5idential 
areas of the plan area. These pointe may include land5caping. eignage. and lighting. It will be 
designed to reflect the overall theme of the community. 

A5 a Scenic Route, Colossal Cave Road deserves special treatment and consideration. This will 
include varying building heights and setbacks to create visual interest and protect the 
viewehede and providing a minimum 15 foot land5eaped buffer with berms or low walls to 5ereen 
parking areas. Camino Loma Alta Road 5hould maintain a buffer area of exi5ting undisturbed 
vegetation. Plant materials deemed salvageable by the Plant Preservation Plan should be 
transplanted within the disturbed areas along Camino Loma Alta Road. The development will 
adhere to the 5eenic route requirements a5 outlined in Pima County Ordinance Section 
18.71.040. 

The primary 5treetscape will provide a safe and aesthetic progression along the collector roads. 

It will include a formal etreetscape ae well ae a transitional edge where it ie contiguous with the 
tributary wa5he5, sidewalks and trails. 

The secondary etreet5cape5 include the internal neighborhood roads and major trails and will 

provide landscaped edges. The redeveloped drainage and retention and detention areas will be 

landscaped appropriately with plant materials able to withetand inundation. They will be 
designed ae multiple-use/passive recreation nodes and will become an extension of the riparian 
zone. 

All eaguaro5, and other native trees when feasible. will be salvaged and tran5planted within the 
plan area. Salvageable plant materials are those that are healthy and acce5eible to allow 
transplantation or relocation (see definition. Page F-~). A Plant Pre5ervation Plan will be 
completed prior to ground-breaking activities to determine salvageable materials. 

XI. Cultural Reeourcee Plan 

A mitigation plan will be prepared by a qualified archaeologist for each planning unit of the 

Specific Plan area that contains archaeological or historic 5itee which are deemed 5ignificant 
enough to warrant further archaeological 5tudiee. Requirements for preservation. protection. 
testing. data recovery or excavation. analy5i6, report preparation. and curation will be 
addressed a5 well as a schedule for implementation. The mitigation plan 5hall be reviewed and 
approved by the County archaeologi5t and the State Historic Preservation Office prior to 
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implementation. The mitigation plan shall be implemented prior to any grading or construction in 

the immediate vicinity of cultural resources. 

A complete outline of the Cultural Resources Regulations to be followed are provided in the 

Appendix of the Specific Plan. 
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F. DEVELOPMENT REGULA T/ONS 

I. Purpose and Intent 

These regulations will serve as the primary mechanism for Implementation of the land uses for 
the Vail Valley Ranch Specific Plan. The regulations contained herein provide the direction for 
future needs and guidelines for achieving land use compatiJ::,illty. This specific plan will aJ::,ide by 
appllcaJ::,Ie adopted Pima County Regulations not included or specifically addressed within this 
document. 

Primary land use designations for the Specific Plan shall J::,e as follows: 

II. Definitions 

Special Use (SU) 
Medium Density Residential (MDR) 
Medium High Density Residential (MHDR) 

Mixed Use (M) 
Commercial Recreation (CR) 

Functional Open Space/Golf Course (FOS/GC) 
Natural Open Space (NOS) 

The terms and definitions used In this Plan shall mean those defined in Chapter 18.0:3 of the 
Pima County Zoning Code. with the following mcceptions: 

1. Bui!Qer/Doveloper The person or entitles who acctuire planning areas In the Vall Valley 
Specific Plan Area from the Master Developer (as defined J::,elow). 

2. Commercial georeation Any private land designated for the estaJ::,Iishment of 
structures or areas in which to provide recreational support activities such as health 
cluJ::,/spa. country cluJ,. resort/hotel. golf course cluJ::,house and/or recreational vehicle 
storage. 

:3. Community Eaai!tty Center A J::,ulldlng constructed for educational purposes (liJ::,rary. 

elementary school) or for community support and recreation such as a senior citizen/ 
cultural arts/activity center. 

4. Congregate Care A residential complex with security measures that provides assisted 
living conditions for individuals who are semi-independent J::,ut need additional support 
such as meals and/or medical assistance. 

5. Development Area· The land use categories with specified permitted uses and 
development regulations as depicted on ExhiJ::,it F.1 (Land-use Categories. 
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6. Dwelling Unit Cap: The: maximum numPe:r of dwelling units permitted within the 5pec::ific 
Plan. 

7. Floor Area The: floor area include:a the: sum of the enclosed horizontal areas of ach 
floor of a Puilding maaured from the: mcterior faces of the: mcterior walla. excluding areas 
used for ele~~~ator shafts, atairwe:lla, floor apace used for mechanical equipme:nt room, 
attic apace, off-atr~ parking and loading, ways for ingress and e:greaa from vehicular 
parking and loading areas. 

8. Floor Area Ratio The: floor area ratio is the proportion of Puilding square footage 
permitted for ach square: foot of land area af the de~~~e:lopment site or lot. It is 
computed by dividing the floor area by the: lot ara. (For example, a '60,000 square foot 
Puilding area on a ten thousand square foot lot has a floor area ratio of 3.0) 

9. Gross Ac:m5 The: total num~r of acres within a planning area or auPdiviaion. 

10. Home Occupations Home occupations are permitted in all reaide:ntial land use: 
categories as per aection 18.09.030, with an allowance that up to two non-resident 
employ~ may ~ employeld on-site. 

11. Master Developer The: corporation or individual who owns and/or is re:aponaiPle for the 
planning and de~~~elopment af the: Vall Valley Ranch 5pec::ific Plan. 

12. Maximum Dens~ The: maximum reaidenCel5 per ac;ra (RAC) all~ by a de~~~e:lopme:nt 
area categol'7i. 

13. Minimum I ant.Jscape Coverage The: ara by percent to be landaca~ (including all 
~uired Puffers, ~a. ahruP5, ground cove:r, hydro~eld areas and preserveld and/or 
aalvageld native: plants) of the: gross area ~ing de~~~e:lo~ as a de~~~elopment plan and/or 
plat. 

14. Munic:ipai!Jses Facilltie:a ralated to the manage:me:nt, storage, diatriPution and 
treatment af water and wastewater. These u5e5 and facilitie:s are auPject to all 
applicaPie State and Felde:ral regulations gove:rning the:ir siting, halth and permitting 
~uirementa. 

15. Planning Area The suPareaa af the specific plan as depicted on ExhiPit E.5a (Land Use 
Plan). 

16. Rec:reational Facilities Private Facilities associated with active and passive recreational 
activities such as trails, parka, Pallfie:lda, swimming pools. regulatol'7i control structures 
and community centers. 

17. Regulatocy Control Structure A facility used primarily to store, control and regulate 
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surface waters. potaPie water. m:fluent, and/or storm runoff for euj,e~uent golf course 
and/or landec:ape irrigation use. 

18. Residential I oe::!ging Living ~uarters designed to provide lodging for compensation by 
gueete. 

19. S.alvagcatzlc Plant Materials On·eite plant materials. ae determined by a registered 
landec:ape architect, horticulturaliet or j,otaniet. aPle to j,e reaeonaPiy transplanted 
[generally healthy/desert; true, having a trunk diameter of four (4) inches dPh (diameter 
at Preaet height or approximately four or five feet aPove grade). and healthy saguaro 
c:actuelese than fifteen (15) feet in height. having few or no arms] ae per the Plant 
Preservation Plan. 

Ill. General Provisions 

1. If an Issue. condition or situation arises or occurs that ie not eufflc:iently addressed 
within the epec:lflc: plan. the regulations of the Pima County Zoning Code shall apply ae 
follows: 

SU: 
MDR: 

MHDR: 
M: 

FOS/GC: 
CR: 

E~uivalent is CR·3 (18.25) Single Residential. 
~uivalent is CR-4 (18.27) Single Residential and Cl·2 for 
Municipal Usee. 
E~uivalent ie CR·5 (18.29) Mixed Dwelling. 
E~uivalent ie TR (18.31) Multiple Residence and C5·2 
(18.45) General Business. 
E~uivalent ie GC (18.59) Golf Course. 
E~uivalent ie MR (18.40). TR (18.31). CR-4 (18.27) Mixed 
Residential and C5·2 for non-residential uses. 

The most similar issue. condition or situation within these regulations shall Pe used by 
the Chief Zoning Inspector ae guidelines to resolve the unclear issue, condition or 

situation. This provision may Pe used to permit usee or procedures not explicitly stated 
within this Specific: Plan. 

2. This specific plan supplements or supersedes certain adopted Pima County zoning 
regulations. This plan does not make changes to Chapter 18.'73, 18.75, 18.71, and 18.79. 

3. Any persons. firm or corporation, whether a principal, agent. employee or otherwise, 
violating any provisions of these regulations shall Pe made to comply with the Pima 
County Zoning Code pertaining to zoning violations. 

4. All non·puPiic: natural open space will Pe owned and maintained by the Master developer 
and/or their assigns, including Put not limited to private owners or homeowners 
associations. 
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5. Public Elementary schools, parks, religious facilities, community facility centers, and 
regulatory control structures are permitted within all land use designations. 

6. All land areas designated as Golf Course (GC) uses are subject to County approval of a 
Golf Course Development Plan. Those areas that are designated GC on the Land Use 
Plan but are not included within the approved GC Development Plan are deemed a part 
of the adjoining development area designation. 

IV. Development Area Designations 

Development Area designations have been assigned to each planning area identified on the Vail 
Valley Ranch Specific Plan. Their permitted uses and development standards are described in 
the following sections. 

A. Special Use Area (SU) 
1. Uses Permitted: 

a. Single Family ~sidential 
b. Recreational Facilities 
c. Accessory Structures 
d. Model Homes 

2. General Development Standards: 
a. Minimum Average Lot Size: 10,000 ~uare feet. 
b. Maximum Lot Coverage: WI. (main buildings). 
c. Maximum Building Height: Not to exceed 30". 
d. Maximum Density: Three RAC. 
e. Individual Lot: Building Setback Minimum Front: 25". 

B. Medium Density Residential (MDR) 
1. Uses Permitted: 

Total Combined Sideyards Building S~ack: 10". 
Building Setback Minimum Rear: 10" 

a. Single Family Residential 
b. Recreational Facilities 
c. ModeiHomes 
d. Accessory Structures 
e. Community Facility Center 
f. Municipal Uses (as indicated on Specific Plan Land Use Exhibit) 

2. General Development Standards: 
a. Minimum Average Lot Size: 5,000 ~uare feet. 
b. Maximum Lot Coverage: WI. 
c. Maximum Building Height: Not to exceed 30". 
d. Maximum Density: Eight RAC. 
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e. Individual Lot: Building Setback Minimum Front: 20": or 10" with 
side or rear entcy driveways 
Total Combined Sideyard Building Setback: 10". 
Building Setback Minimum Rear: 10: or 0" with rear 

entcy garage 

C. Medium High Density Residential (MHDR) 
1. Uses Permitted: 

a. Single Family Residential 
b. Recreational Facilities 
c. Model Homes 
d. Accessory Structures 

2. General Development Standards: 

D. Mixed Use (M) 

a. Average Area per Dwelling Unit: ~.000 square feet. 
b. Maximum Lot Coverage: 75% 

c. Maximum Building Height: Not to exceed W. 
d. Maximum Density: Twelve RAG. 
e. Minimum Site Setback: Front: 20" 

Side: None 
Rear: 10" 

1. Uses Permitted: 
a. Single and Multi-family Residential 
b. Restaurantldrinlcing establishment 
c. Congregate Care 
d. Recreational Facilities 
e. Commercial 
f. Professional Offices 
g. Resortn'Hotel 
h. Health Spa 
i. Model Homes 
j. RV Storage (subject to 18.45.040G) 

2. General Development Standards: 
a. Residential 

1) Average Area per Dwelling Unit: 1,000 square feet. 
2) Maximum Building Height: Not to exceed :34'. 
~) Maximum Density: Thirty-five (~5) RAG. 
4) Minimum Site Setback: Front: 20" 
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b. Congregate Care Facility 
1) Minimum Site Area: Two acres. 
2) Maximum D~nsity: On~ gu~et room p~r two thousand 

equar~ f~ of th~ site ar~. 
:3) Maximum H~ight: Not to ~ :34'. 
4) P~rmltted Cov~rag~: 40% ofth~ gross site. 
5) Minimum Site ~aclc Front: 20' 

Sid~: Non~ 

R~r: 10' 
6) Landeca~ Req,uirem~nte: 10% cov~rag~ of th~ gross site 

ar~. 

1) Gu~6t rooms are not includ~ within th~ Vail Vall~y Ranch 
S~cific Plan r~sid~ntial maximum of 5.500 dw~lling unite. 

c. Comm~rcial 

1) G~n~ral Dev~lopm~nt Standards 
a. Maximum Floor Ar~ Ratio: 1.0. 
b. Maximum Building Cov~rag~: 60% at ground lev~l. 
c. Minimum Lot Area: Non~. 
d. Minimum Lot Width: Non~. 
~. Maximum Building H~ight: Not to ~c~~ :39'. 
f. Minimum Landeca~ Cov~rag~: 10% of gross site 

area. 
g. Minimum Dietan~ B~~n Buildings: 10'. 
h. Minimum Site S~aclc Front: 20' 

Sid~: Non~ 

R~ar: 10' 

d. ~sort/Hotel 

1) G~n~ral Dev~lopm~nt Standards 
a. Minimum Site Area: Two acr~e. 
b. Maximum D~neity: On~ gu~et room ~r on~ 

thousand equar~ f~ of th~ site area. 
c. Maximum H~ight: Not to ~xc~~ :39'. 
d. P~rmitted Cov~rag~: 40% of th~ gross site. 
~. Minimum Site Setback: Front: 20' 

Sid~: Non~ 

R~ar: 10' 
f. Landeca~ Req,ulrem~nte: 10% cov~rag~ of th~ 

gross site area. 
g. Gu~6t rooms ar~ not includ~ within th~ Vail Vall~y 

Ranch S~ific Plan reeid~ntial maximum of 5.500 
dw~lllng unit5. 
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E. Commercial Recreation (CR) 
1. Uses Permitted: 

a. Clubhouse 
b. Minor Resort/Hotel 
c:. Recreational Facilities 
d. Restaurant 
e. Specialty Commercial 
f. Single and Multi-Family Residential 
g. Commercial Golf Driving Range 
h. Community Fac:ility Center (subject to 18.46.040G) 
i. RV Storage ( subjec:t to 18.46.040G) 

2. General Development Standards: 

a. Maximum Floor Area Ratio: 1.0 
b. Maximum Building Coverage: 60% 
c. Maximum Building Height: Not to exceed :3g 
d. Minimum Lot Area: None 
e. Minimum Lot Width: None 
f. Minimum Landscape Coverage: 10% of gross site area. 

:3. Development Standards for Resort/Hotel: 
a. Minimum Site Area: Two ac:res. 
b. Maximum Density: One guest room per one thousand S(\uare feet 

of the site area. 
c:. Maximum Height: Not to exc:~ :3e-. 
d. Permitted Coverage: 40% of the gross site. 
e. Minimum Site Setback: Front: 2(J 

Side: None 
Rear: 1(J 

f. Landscape R~uirements: 10% c:overage of the gross site area. 
g. Guest rooms are not included within the Vail Valley Ranch Specific: 

Plan residential maximum of 5,500 dwelling units. 

4. Development Standards for Residential: 
a. Same as (G.) Medium-High density Residential. 

F. Functional Open Space and Golf Course (FOS/GC) 
1. Uses Permitted: 

a. Recreational Facilities 
b. Functional Open Space 

2. General Development Standards: 
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a. Shall be in conformance with Chapter 18.59 of the Pima County 
Zoning Code. 

G. Natural Open Space (NOS) 
1. Usee Permitted: 

a. Utility and road crossings in addition to those indicated within 

this plan. 
b. Maintenance roads. 
c. Trails and/or passive recreation. 

2. General Development Standards: 
a. Utility and road crossings per Pima County Flood Control District 

approval. 
b. Maintenance road per Pima County Department ofT raneportation 

and Flood Control. 
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G. DESIGN GUIDELINES 

I. Introduction 

Th~ d~eign guid~lin~e ar~ inund~ to guid~ th~ dev~loper/d~eign~r through th~ d~eign 
dev~lopm~nt proc~ee toward the expr~eeion of an ov~rall community charaaur. Th~ guid~lin~e 
addr~ee ar~e of circulation, landscaping, archiuctur~. and r~cr~ation/op~n epac~. 

Th~ purpoe~ of th~~ guid~lin~e ie to promou high (\Uality dev~lopm~nt, cr~ating a e~ne~ of 

continuity and prouating th~ inv~etm~nt of tho~ who locau within th~ Sp~cific Plan ar~a. Th~ 
d~eign guid~lin~e provid~ d~eign dir~ction to be impl~m~n~ by dev~lopers, archiucte, 
~ngin~rs. landecape archiUcte, builders and oth~r prof~eeionale to aeeur~ a high f.\Uality 
community character and appearance, and land u~ compatibility within Vail Valley Ranch. 

They ar~ also preeen~ to give guidance to the Vail Valley Ranch Design Revi~ Commitu~. 
County staff, the Planning and Zoning Commission and the Board of Supervisors in th~ir revi~ 
of dev~lopment projects within the Specific Plan A~. 

Goals, g~n~ral etaumente of d~ei.-.,t::l future conditione, will ~rve to direct th~ overall planning 
and d~eign effort. Th~ following goals outline the lnunt of the guidelines. 

• Provid~ direction to individual design efforts so Vail Valley Ranch maintains high f.\Uality 
design developmel"'t6 with a strong ~n~ of community id~ntity and charaaur. 

• Eneur~ f.\Uality design, thereby maximizing property values and enhancem~nt of 

inv~etm~nte. 

• Encouragement of imaginative and innovative planning and design of facilities and eiue 
with flexibility to respond to changes in marlcet demand. 

II. Siu Planning 

Siu planning concentraue on th~ proper placem~nt of buildings, roads, and ~rvic~e within th~ 
eiu. This r<'C\uiree an understanding of existing eiu opportunities and constraints. It also 
re(\uir~e an understanding of building form, orientation, coverage, setbacks, parking and such 
support eervic~e ae utilities, loading, storage and driv~ay location. 

1. Grading 
Siu grading d~eign should compl~ment and reinforce th~ archiUctural and landecape 
design charaaur by h~lping to ecr~n parking, loading and ~rvic~ a~e. by h~lping to 
r~uc~ th~ pe~ption of h~ight and maee on larg~r buildings, by providing r~asonable 
transitions betw~n on-eiu ue~e. by providing ~levation transitions contributing to th~ 
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m:ficiency of on-site and off-site movement systems, and i7y providing reasonable 
transitions between lots. 

The grading of the site terrain should reflect the natural topography and result in a 
harmonious transition of the man-made grade with the natural terrain. Tope and toes 
of all slopes should be rounded. 

2. Drainage 

Collection and on-site detention of storm water runoff is encouraged to supplement the 
needed water supply. Introduce low rock check dams for detention of storm water runoff 
wherever possible. 

All drainage should exit from the planning area in a manner consistent with the original 
natural drainage conditions. Increased runoff rates from streets or other surface 
areas should be r.,t,ained on site so that the off site quantity and rate of flow should 
not be greater than the original hydrological conditions at any existing point. All 
proposed drainage should comply with standards administered i7y Pima County 
Department ofT ransportation and Flood Control. 

Drainage velocities should be minimized to protect from erosion, debris accumulated on 
streets and drainageways and to prevent hazardous flow conditions. 

Riparian veg.,t,ation should be used predominantly throughout drainageway reveg.,t,ation 
and enhancement. 

:3. Building Setbacks 

Uniform setbacks depend on landscaping to add variety and to soften the obvious 
repetition from house to house. Landscape design should be used to enhance building 
setback variations. 

4. Building Orientation and Siting 
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The project should be planned to maximize the feeling of open space within the 
development. Design approaches include curving streets, orienting the road axis to open 
areas and the creation of views. 

Buildings should be designed and sited to minimize the impact and silhouet;t;e of built 
forms on the natural landsc::ape. Roof line silhouet;t;es should minimize their visual 

impact by keeping a low profile, not dominating the horizon line. 

Attention should be given to the shading of windows with a southern exposure. Interior 
and exterior shading devices are encouraged. 

In attached product type projects, individual units should be clustered and oriented in a 
variety of ways to avoid the monotony of garage door corridors. 

5. Loading, Storage, Refuse and Servicing Areas 

Loading dock areas should be set back, recessed, or sc::reened 50 as not to be visible 
from adjacent lots or sites, neighboring properties or streets. 

In the community/commercial area, no materials, supplies or equipment, including trucks 
or other motorized vehicles, should be stored on-site C)<Ot'lpti in a closed building or 
behind a visual barrier screen 50 as not to be visible from neighboring properties and 
streets. Storage areas sc::reened by visual barriers should be located on the rear 
portions of the site. 

Walls or hedges are required as sc::reening for a service yard, if any, to enclose all above-
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ground garbag~ and trash contain~re. cloth~elin~e and oth~r outdoor maintenanc~ and 
e~rvic~ facilities. 

ELEVATION 

-1... ~...._.__ 

~~: 
6. Utilities and Exterior Equipment 

All exterior on-eite utilities including. "ut not limited to, eewere, gae linea, water lin~e. 
~l~rical, tel~phone and communication wir~e and eq,uipm~nt should "~ installed and 
maintained underground wh~rever poeei"l~ ( ~xc~pt;ion: ~ieting dedications and eurfac~ 
~a~m~nte). 

Solar pan~le should "e ''flueh-mounted11 onto roof plan~ or fully ecr~~ned eo ae not to 
cr~te any adve~ visual impact on any portion of th~ community. Natural eilv~r 
aluminum frames are. Support solar equipment should "~ ~ncloeed and ecr&Sned from 
view. Solar acceee will "e provided and enforced through C.C. and Re. 

Locate ~rior transformers, utility pade, ca"l~ television and tel~phon~ oox~e out of 
view in pu"lic rights-of-way, or ecreen with walla, or vegetation wh~n posei"l~. 

All utility and other pu"lic rights-of-way should "e landscaped and maintained. 

Ill. Landecape 

Th~ landscape theme will create a community framework for all common and pu"lic ar~e for Vail 
Valley Ranch. The goals and o"jectiv~s forth~ community landscape th~m~ ar~ as follows: 

Goal: A landscape th~me for the community which acts to unify and r~inforc~ th~ community 
form of Vail Valley Ranch. 

O"jectiv~e: 

• 

• 

Utiliz~ a ~ landscape pal~ for pu"lic rights-of-way. streets, parking tote, and 
e~"acks. 

Eeta"lieh landscape d~sign guid~lin~s for dev~lopm~nt of r~eid~ntial and community 
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areas. including street trees. street furniture and view corridors. 

• Landscape elements contribute significantly to the overall visual and developmental 
character of a project area. Community character is reinforced through the 
coordinated design and choice of landscape materials. with an emphasis on special 
design elements. To achieve uniformity. guidelines for the following categories include: 

• Streetscapes 
• Entries 
• Project Edges 
• Hardscape Design Element6 
• Drainageways 
• Retention/Detention 

Consistent landscape plantings of native Arizona Sonoran Desert vegetation. or other drought 
tolerant species. are encouraged. 

1. Street6cape 
a) Internal Streets: The 6treetscapes have been designed so that the core 

road should have a 11theme11 landscape element. providing a strong sense 
of community identity. This will identify it as the primary circulation 
feature. 

Recommended Plant Palette. see page G-8-10. 
b) Parking Areas: All parking should be visibly screened from roadways by 

appropriate landscaping. Screening may include a combination of berming 
and plantings. Also. large areas of asphalt or concrete parking lots can 
be uninteresting and can deflect heat into nearby buildings. Landscaping 
the parking areas with groundcover and shade trees can reduce the 
paved areas. 

Plant material for these areas should be of predominantly southwestern urban 
character. pages G-8. 9 & 10. 

2. Entries 

The major entry into the project should serve as the focus of the core 
development. The design of the entry should symbolically form a gateway and 
transition. Special landscape treatments should be used to emphasize and 
contrast the entryway with the rest of the environment. 

The major entry monumentation. combined with accent trees. and plantings. 
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snould be consistent witn tne secondary entrances. 

VAIL VALLEY RANCH LANDSCAPE RECOMMENDED PLANT PALETTE 

A. Major Street&a.apo TrM6 (Acc.,66 Road) 

Heritage Oak 
Fan-Tex Asn 
Corle Oak 
Chilean Mesquite 

B. Secondacy StrMtt;capo 

Chilean Mesquite 
Velve!Jt Mesquite 
Acacia species 

C. Parking I ot ICM6 

Chilean Mesquite 
Blue Palo Verde 
Mexican Palo Verde 
NC!Jtleaf Hackberry 
Silver Dollar Gum 

Quercus virginiana 'Heritage' 

Fraxinus velutina 'Rio Grande' 

Quercus suber 

Pro6opi6 chilen6i6 

Prosopi6 chilen6is 

Pro6opi6 velutina 

Acacia 6pp. 

Pro6opi6 chilen6i6 
Cercidium floridum 

Parkin6onia aculeata 

Celti6 reticulata 

Eucalyptu6 polyanthemo6 

D. Eiv.,r:. DrainagtNta~ &. Eetention/D.,t.,ntion Basin TrM6 and 6bOJb6 

Velve!Jt Mesquite 
Blue Palo Verde 
Desert Willow 
NC!Jtleaf Hackberry 
Cottonwood 
Catclaw 
Jojoba 

Pro6opi6 velutina 
Cercidium floridum 
Chilop6i6 lineari6 
Celti6 reticulata 

Populu6 fremontii 
Acacia greggii 

Simmond6ia chinen6i6 
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Brittlebush 

Desert Broom 

Desert Honeysuckle 

Fairy Duster 

E. General Plant Palette 

Native Me~uite 
Chilean Me~uite 
Sweet Acacia 
Mexican Palo Verde 

Blue Palo Verde 

Abyssinian Acacia 

Desert Willow 

Saguaro 

Yucca 

Eucalyptus 

Alderica Pine 

Encelia farinosa 

Bacchari5 5arothoide5 
Ani5acanthu5 thurberi 

Calliandra eriophylla 

Pro5opi5 juliflora 'Velutina' 
Pro5opi5 chilem;i5 
Acacia minuta 
Parkin5onia acu/eata 
Cercidium floridum 

Acacia aby55inica 

Chilop5i5 lineari5 

Carnegiea gigantea 

Yucca 5pecie5 

Eucalyptus species 

Pinus alderica 

Texas Ranger Leucophyllum frute5cen5 

Desert Spoon Dasylirion whee/eri 

Hopbush Dodonaea viscosa 
Purple Hopbu5h Dodonaea viscosa 'Purpurea' 

Green Cassia Cassia nemophylla 
Phyllodinea Cas5ia phyllodinea 

Feathery Cassia Cassia artemisiode5 
Condoleana Cassia condoleana 

Red Bird of Paradise Cae5alpinia pulcherrima 
Texas Moul'ttain Laurel Sophora secundiflora 

Tombstone Rose Ro5a banksiae 

Jojoba Simmondsia chinen5is 

Aloe Aloe saponaria 
Quail Bush Atriplex Lentiformis 

Agave Agave palmerii 

Groune:!c;over 

Texas Sage 

Fairy Duster 

Salvia greggii 

Calliandra eriophylla 
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Native Verbena 
Peruvian Verbena 
Verbena 
Prostrate Indigo Bush 
Trailing Lantana 
Red Yucca 

3. Project· Edges 

Verbtma gooddingii 
Verbena peruviana 
Verbena tenuieecta 
Dalea greggii 
Lantana montevideneie 
Hereperaloe parviflora 

The landscaping concept for the perimeter edges is to create a definition 
"etween the development and the surrounding environment. Internal plant 
groupings should "e encouraged. Walls to a height of six feet (6)" should "e 
allowed. 

Selec;ted Plant Palette on pages G-7, 8 &. 9. 

4. Walls 

All walls used within the residential communities should "e of a material 
compati"le with the architectural design of the structures. They should "e a 
visual extension of the architecture of the residence. The texture and color of 
walls should conform to the same color standards as the main residence. Walls 
should not ~ six feet in height. Wall systems along major streets should 
respect the designated setback ~uirement and should have a stepped. varied 
or non-linear appearance. 

The following materials should "e allowed for walls subject to Vail Valley Ranch 
Design Review Committee: 

• Concrete masonry. Integral color (consistent with "uilding color) 
• Concrete: Textured, "rushed, hammered, rock salt, sand"lasted, integral 

color (consistent with "uilding color) 
• Stucco: Integral or painted color (consistent with "uilding color). 
• Brick 
• Wrought Iron 

5. Washes and Drainageways 

The Pantano Wash and drainageways should include a "uffer of enhanced native 
riparian plant materials found within the site. Enhancement should include 
plants found within the riparian area. Indigenous vegetation shall "e preserved 
as much as possi"le and existing plant material can "e transplanted from other 
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parts of th~ si~ to ~nhanc~ th~ drainageways. 

6. R~ntion/Detention Ar~s 

R~ntion and detention ar~as should comply with th~ Pima County Stormwa~r 
D~ntion/Retention Manual and I:J~ d~sign~ and utiliz~ as multi-purpos~ a~as 
for: drainag~. o~n space, activ~ and passiv~ r~r~tion, ~. Landscaping 
should conform to Pima County Landscap~ Standards, 18.7.3. Wa~r harv~sting 
~hniC\u~s al"8 ~ncourag~ and should I:J~ incorpora~ wh~r~~r f~sii:JI~ to 
suppl~m~nt irrigation of landscaping. 

IV. Archi~ctural Guid~lin~s 

Th~ following guid~lin~s al"8 not i~nd~ to limit d~signs, !:Jut to provid~ a flm<ii:JI~ framework to 
accomplish an ov~rriding d~sign cone~~ and to ~ncourag~ C\uality d~~lopm~nt. Archl~ctur~. 
or I:Jullding d~sign, is an ~l~m~nt contrii:Juting significantly to c~~ a visual and spatial 
mcpr~ssion tha~ id~ntifl~s th~ a~ with s~ial d~sign consid~rations and solutions. All 
archi~~ is i~nd~ to ap~r as an i~ra~ part of an ov~rall si~ d~sign conce~. 

1. Archi~ral Th~m~s 

Th~ arch~ral th~m~ for Vail Valley Ranch should ~~ th~ i~ration of 
structur~s within th~ ov~rall d~~rt ~nvironm~nt. Th~m~s of southw~s~rn styl~. 
such as .,. ~rritorial, .. 11Spanish Colonial, .. 11Mission,11 11Santa F~ ... 11Santa Baroara 
Mission,11 or mod~rn variations th~~. should I:J~ ~ncourag~. 

Exterior I:Juilding ma~rials should ~ consistent with th~ ov~rall community 
chara~r. ~mm~nd~ major colors al"8 subdu«J ~rthton~ colors such as 
I:Jrowns, tans and greys with additional accent colors. R~comm~nd«J I:Juilding 
ma~rials al"8: 

• Masonry 

• Concrete I:Jioclc 

• Stucco 

• Adoi:J~ 

• Slump Block 

• Ston~Marol~ 

Wood siding is acce~I:JI~. !:Jut should I:J~ us~ in comi:Jination with masonry. 
Oth~r ma~rials and colors may I:J~ approv~ by th~ Vall Vall~y Ranch D~sign 
R~ew Committoe. 
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Recess~ door, window and wall openings are characteristic elements of the 
intend~ architectural style and convey the appearance of thick protective 
exterior walls. Fully recess~ openings are encourag~. although plaster 
projections and projecting windows may be u~ to add articulation to wall 
surfaces. 

Every building should have shadow relief. Offsets, pop-outs, overhangs and 
recesses, all may be us~ to produce effective shadow interest areas. Larger 
buildings requir~ more shadow relief than do smaller buildings. Large, unbroken 
expanses of wall should be avoid~. 

Lighting is part of an architectural vocabulary, helping to create and dramatize 
a nighttime image of a structure; and is also necessary for the functional 
requirements of safety, security and identification. Lighting should be design~ 
to coordinate with the community theme. Lighting should be dire~ downward 
onto the pavement/property and not onto neighboring areas. High pressure 
sodium light6 are prohibited. 

[illustration] 

2. Residential 

The pitch and form of 11roofS11 are a visible community feature. A range of roof 
forms and roof pitches can add an appealing visual impact to the 
community/street5cape. 

The roofing material should be constru~ of non-reflective materials and 
exhibit muted earth tones. 
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All walls used within the residential area should bt: of material compati~le with 
the architectural design of the structure. Walls should not exceed six feet in 
height. If the wall connects two separate units. they should ~e of the same color 
and material, and ~ compati~le with the color and material of the architecture. 

Rectangular plans and variations of the rectangle may assure compati~ility and 
variation. Variety and interest can ~developed with rectangular plans by 
varying dimensions and positions af structures. 

All parking structures. either ~standing or garages. should incorporate the 
same design element as the dwelling unit. 

:3. Commercial/Community Buildings 

Roof projections over windows are encouraged. Roofs should ~e constructed of 

clay tile, slate, metal. cone~ or asphaltic compound shingles. Flat roofs with 
parapet; walls to screen rooftop ~uipment are appropriate. although ~uildings 
with angular forms and changes In roof planes are encouraged. All vents and 
other projections should ~ colored to ~lend with the roaf. 

Perimeter walls should not exc~ a height af 6 feet a~ove finished grade. Walls 
should match primacy ~uildings with respect to color, texture and overall design. 

Whenever possi~le, avoid long linear vistas and ~uilding edges by varying and 
a~culating ~ulldlng facades. heights and rooflines. 

Whenever possible. parking should be located to the side and/or rear po~on of 

the site. Parking lots should ~e landscaped with a minimum of one shade tree 
per 10 stalls. 
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TREE WELLS FOR. SHADE 
AND VISUAL RELIEF 

Parking lots and driveway lighting should provide uniform illumination with accent 
illumination at key points, such as entrances, exits, and loading zones. 
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H. SPECIFIC PLAN IMPLEMENTATION AND ADMINISTRATION 

I. Purpose 

Development will l?e implemented in conformance with the regulations and guidance contained 
within the Specific Plan. This 5t:Ction contains the procedures for adminhstration of the 
provisions contained herein. including a Phasing Plan for the development of the proposed 
planning areas which define the type. location, intensity and timing of development. Programs 
for the projected seq,uence of development are also included. A monitoring program is required 
so that the County may track the progress of the Specific Plan development and monitor 

associated improvements and l?udgetary needs. 

Other information covered in this chapter pertains to general administration. sul?division. 
amendment procedures, and the linkage 17etween these elements. In addition, the Vail Valley 

Ranch Specific Plan shalll?e implemented through the sul?dlvision/development plan process. The 
sul?division process will allow for the creation of lots as tentative plat maps which will allow for 

implementation of the project phasing. 

II. Definitions 

For the purpose of identifying those responsil?le for implementation of the improvements for Vail 
Valley Ranch, two entities must l?e identified. These are the master developer and the l?uilder as 
defined in F-11. 

The master developer is the entity responsil?le for insuring that the !?asia infrastructure 
facilities are planned and constructed to serve the development areas within the Vail Valley 
Ranch Specific Plan. 

The l?ullder is the purchaser of a development area. or port;ions of a development area. who will 
either l?uild or provide for l?ullding within their areas of ownership. 

The master developer willl?e responsil?le for estal?lishing the Vall Valley Ranch Design Review 
Commit"tetJ. This committee will consist of five meml?ers as appointed l?y the master developer. 
This aommit"tetJ will review and approve screen wall design. entry statements. landscape plans, 
utility design and construction. sign design and the location of municipal and community facility 
uses as to conformance with the Vail Valley Ranch Design Guidelines. The commit"tetJ will have 
approval authority on these matters until such time that the property is entirely transferred 
from the master developer or Its assigns to l?ullder( s) within the project. 

Ill. Phasing Plan 

The Vall Valley Ranch Specific Plan will generally l?e developed in five phases as indicated on 
Exhil?it H-111.1. This will allow an adeq,uate level of infrastructure to t?e l?uilt to accommodate the 
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development in each phase. Attention has also "een placed on market considerations in order 
to stagger the introduction of a variety of units into the housing market. The Phasing Plan will 
conceptually delin&~te the "oundaries of the Master Plats that will "e su"mitted as 
development is initiated in &~ch phase. The developer may su"divide "loclcs within the same 
Master Plat. 

In preparing the phasing plan for this development, certain assumptions have "een made. These 
include: 1) The rate of growth for this project will remain consistent and as calculated, 2) The 
rate of growth of other regional projects which were used in assessing accumulative impacts on 
phased infrastructure and services, will remain consistent and as calculated, and 3) The 
market need for the proposed residential product type and mix will remain the same throughout 
the phasing period. 

These assumptions are necessary to esta"lish a phasing plan for the proposed development 
5eenario. However, if any of these assumptions change during the project "uild-out time. the 
Phasing Plan and County monitoring program must "e flexi"le enough to malce adjustments in 
corresponding infrastructure and service requirements. If the "uild-out rate in surrounding 
projects accelerates, for example, lcey infrastructure improvements may have to occur &~rlier 
than shown on the Phasing Plan. Likewise, if projected "uild-out in surrounding project5 occurs 
at a slower rate. certain improvements to infrastructure may not "e required until a later 
phase than what is shown on the Phasing Plan. 

It is the primary intention of the phasing plan to relate infrastructure requirements to 
proposed development. While a sequence is implied, there is nothing in this plan to preclude a 
different order of development, or even a different com"ination of su"·phases. 50 long as the 
related irrfrastructure is adequately in place. The Specific Plan provides for this flexi"ility 
"ecause the actual sequence of development may "e affected l7y numerous factors not now 
predicta"'e. 

Sewer, water facilities, streets, drainage and grading that will serve the project will be 
constructed and extended as necessary to meet the requirements of the phased "uild-out of 
the project. 

Minor modifications in the boundaries and acr&~ge of planning areas or adjustments "ecause 
of final road alignments. drainage (including retention/detention) and golf course design will 
occur during technical refinements in the tentative plat map process and shall not require an 
amendment to the Specific Plan. Maximum dwelling units per cumulative planning ar&~ may not 
"e affected. The Vail Valley Ranch Specific Plan residential dwelling unit maximum shall "e 
5,500 dwelling units not including the resort/hotel and/or congregate care facilities. 
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IV. G~n~rallmpl~m~ntation R~sponslbiliti~s 

lmpl~m~ntation of th~ Vall Vall~ Ranch S~ific Plan shall b~ th~ ~sponsibility of th~ masur 
dev~lo~r and th~ build~rs. m<~pt as n~. Th~ masur dev~lo~ shall ~ ~sponsibl~ for 
~ngin~ring and impl~m~ntation of th~ spin~ lrtfrastructur~ sysums, ~xc~pt tho&~ portions 
a~~ by build~rs. Th~ spin~ irtfrastruc;tu~ sy&Ums ar~ defin~ as tho&~ sysums which ar~ 
n~~ssary to provid~ for dev~lopm~nt of th~ individual dev~lopm~nt ar~s. Th~s~ includ~ 
~ntion/detention basins, th~ a~ss road, ~id~ntial coll~r and th~ir as&ocia~ 
street&ca~s. th~ trunk NW~rs. waur mains, ~l~c lin~s. gas lin~& and cabl~ ulevision 
faciliti~s in th~ major streets. Th~ build~r is r~sponsibl~ for impl~m~ntation of tho&~ faciliti~s 
within ~ch of th~ dev~lopm~nt ar~s. and ancillary faciliti~s within th~ spin~ infrastructur~ 
sy&Um that would ~ damag~ or d~&troy~ by ~ndary dev~lopm~nt if install~ by th~ 
ma6Ur dev~lo~r. 

V. Circulation Phasing Plan 

Th~ circulation sy&Um may b~ initia~ by th~ masur dev~lo~r with th~ building of on~ or mo~ 
of th~ th~ major ~rrtri~s and street stu bouts. As actual dev~lopm~nt within th~ planning 
a~ occurs, th~ masur dev~lo~r and th~ build~r(s) will sha~ th~ ~sponsibilitl~s of road 
improv~m~nts. Initially, half·s~ons of roadway construction may ~ allow~ providing a 
minimum saf~ standards ar~ provid~. Th~ ~ui~ street improv~m~nt will b~ provid~ by 
th~ masur dev~lo~r and/or builtJ~r( 6 ), as approv~ by th~ County in TIA , prior to th~ r~l~~ of 
assuran~s or ~rtificaus of occupancy for u~s d~~nding upon th~~ streets for ac~ss. 

Th~ masur dev~lo~r and/or th~ build~r will ma~ appropriau provisions for all ~sid~ntial 
coll~r streets to b~ built. At a minimum, this will ~ sufflci~nt right-of-way to includ~ at 
l~&t two pav~ trav~l lan~s. sidewalk, utiliti~s and street land&caping with detail bas~ upon 
proj~ traffic count& and cr!Uria outlin~ in th~ TIA. ~sid~ntial ~ntry f~tu~s a~ to ~ 
install~ by th~ build~r with th~ approval of th~ Vail Vall~ Ranch D~sign Review Commitue to 
h~lp assur~ consisunc:y within Vail Vall~y Ranch. 

Th~ build~r( s) a~ r~sponsibl~ for conn~ng i~mal rtS&id~ntial str~ to th~ install~ 
r~sid~ntial coll~r or major loop road, ~r street; standards ~stablish~ forth~ Vail Vall~ 
Ranch as approv~ by PCDOT. Th~ r~sid~ntial street layout will ~ d~rmin~ during th~ 
subdivision proc~ss and constru~ pursuant to subdivision and/or dev~lopm~nt as approv~ 
by PCDOT for Vail Vall~ Ranch. 

VI. Drainag~ lmprowm~nts Phasing 

Th~ impl~m~ntation of drainag~ improv~m~nts will b~ as n~~ssary and appropriau to provid~ 
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protection to development of infrastructure and planning areas in ac:c:ordanc:e with criteria 
outlined in the approved Master Drainage Plan. It is the intent that the secondary washes are 
to remain in their natural condition where appropriate. Previously graded washes will be 
enhanced when necessary to protect existing improvements and adjacent development. 
Drainageways will be established to an adequate cross-section across the sheet flow area per 
the intent shown on the conceptual cross-sections (see Exhibits E-23 & E-24) and the Master 
Drainage Plan. Where natural conditions are to be altered , the master developer will work with 
the builder/developer to approve these logical changes. Each Builder will be financially 
responsible for implementing improvements within each planning area and it's downstream 
conclusion in accordance with approved Drainage Master Plan and the Flood Control Ordinance. 
These improvements will be reviewed at the time of approval of the Builder's Development Plan or 
Plat for each parcel. 

A Financing Plan for any necessary stabilizations and habitat enhancement along the Pantano 
Wash floodway will be outlined in the approved Drainage Master Plan. Funding sources may 
include public:lprivate cooperation, improvement districts, or other arrangements, with the 
ultimate costs bome by those benMitting parties. 

VII. Wastewater System Phasing 

The Master Developer will complete a Sewer Basin Study to determine the basic: infrastructure 
requirements onsite and off-site of the Plan Area. Both the interim and long-range facilities will 
be analyzed. Review and approval of the Sewer Basin Study will be by the Pima County 
Department of Wastewater Management. 

On-Site Wastewater Fac!liti,s- The Master Developer will be responsible for 

implementation of a sewer trunlc system within the Plan Area to ac;c;ommodate all the 
planning areas of the Vail Valley Ranch Plan. This trunlc system will be sized to 
accommodate service to the individual planning areas as well as the reasonable 
expectations for flow-through capacity. The Builder( s) will be responsible for 
implementing the lateral or sub-main systems within each planning area, including 
appropriate considerations for the flow-through capacity identified in the Sewer Basin 
Study. Interim on-site sewage treatment facilities will be implemented and appropriately 
financed by the Master Developer. Long-range development of the Plan may include an 
onsite Wastewater Treatment Facility (WTF) which would be implemented and 
appropriately financed by the Master Developer. 

Off-Site Wastewater Facilities- Long-term development of the Plan may involve the 
extension of the Pantano Interceptor to the boundary of the Vail Valley Ranch Plan Area 
(in lieu of an on-site wrF). This extension be would implemented by the Master 
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Developt'r. Appropriate sizing would be determined by the Basin Study. An appropriate 
financial plan will be provided by the Master Developt'r. 

Phasins- Phasing of the wastewater facilities will be determined in the Sewer Basin 
Study to c;oincide with the anticipated phasing of the development within the Plan. 
Phasing will dept'nd both on the engineering and financial c;onsiderations to be 
determined by the Master Developt'r and approved by Pima County Department of 
Wastewater Management. A Master or Block Plat will not be required for the 
construc;tion of the on-site Wastewater Treatment Facility. 

IX. Monitoring Program 

The purpose of the Spec;lflc Plan Monitoring Program is to provide assurances to the County 
and developt'r that the Speolflc Plan is working as development is built out. The monitoring 
program effec;tively establishes an accounting system to insure that all changes, upon approval, 
are propt'riY reoorded at the scale of the total project and ~ch planning area reflected in this 
Speolflc Plan. 

A development plan or plat shall be submi~ to the County for review and approval prior to 
development occurring in any development ar~. Such plans shall be c;onsistent with this 
Speolflc Plan and are subject to conditions of approval set forth by the County. 

X. Plan Modifications 

The Vail Valley Ranch Speolflc Plan shall be administered and enforced by Pima County Planning 
and Development Services Department in ac;c;ordance with the provisions of the Pima County 
Zoning Code with input from the Vail Valley Design Review Committee. 

1. Minor changes to provisions in the Specific Plan may be made administratively by the 
Planning Director, subject to ap~l to the Planning Commission and, sub~uently, the 
Board of Supervisors. 

2. A substantial change in density, land use regulations, or design guidelines req,uires a 
plan amendment in ac;c;ordance with Section 18.90.080 of the Pima County Zoning Code. 
Plan amendments require staff, Planning and Zoning Commission and Board of 
Supt'rviSOrs review. 
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3443 ~. Campbell Ave. RICK ENGINEERING COl\ IEt\i"\JY 
Suite 155 

Tucson. .U 85719-ZJOS 

' • (520) 795-1000 
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(~,:;VAIL VALLEY RANCH SPECIFIC PLA.L"'" BOUNDARY 
- 'y LEGAL DESCRIPTION 

THOSE PORTIONS OF SECTIONS 3, 4, 8, 9, 10, 15 AND 16 OF TOWNSHIP 16 SOUTH, 
RANGE 16 EAST, GILA & SALT RIVER MERIDIA!\f, PIMA. COUNTY, ARJZONA, 
DESCRIBED AS FOLLOWS: 

COM1\1ENCING AT A 1 Yz" OPEN PIPE AT THE SOtiTHWEST CORNER OF SECTION 33, 
TOWNSHIP 15 SOUTH, RANGE 16 EAST, GILA & SALT RIVER MERIDIAN; 

THENCE NORTH 89°56'26" EAST 2125.95 FEET UPON THE SOUTH LINE OF THE 
SOurHWEST QUARTER OF SAID SECTION 33 (ALSO BEING THE NORTH LINE OF THE 
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 16 SOUTH, RANGE 16 EAST) AS 
MONUMENTED BY SAID 1 Yz" OPEN PIPE AND BY AN ALUMINUM CAPPED PIPE 
MARKED "LS 7599" AT THE SOUTH~ CORNER OF SAID SECTION 33, TO THE NORTH 
QUARTER CORNER OF SAID SECTION 4, AN ALUMINUM CAPPED PIPE ACCEPTED AS 
THE CLOSING CORNER. FOR SAID NORTii QUARTER CORNER, MARKED "13178" BEARS 
SOUTH 01 °14'37" EAST 1.28 FEET, ALSO A LEAD CAPPED PIN WITH NO MARKINGS 
BEARS SOUTH 77°15'23" EAST 4.20 FEET, ALSO AN ALUMINUM CAPPED PIN MARKED 
''1599" BEARS NORTH 78°27'47" EAST 8.44 .fEET AND A 1 ~,OPEN PIPE BEARS NORTH 
01 °14'37" WEST 9.54 FEET; 

THENCE SOUTH 01 °14'37" EAST 878.10 FEET UPON THE WEST LINE OF THE EAST 
HALF OF SAID SECTION 4 TO A FOUND Yl" REBAR NO TAG BEING THE POINT OF 
BEGINNING; . 
· ·· ····· THENCE NORTH 89°59'50" EAST 367.61 FEET TO A Yz-REBAR Wirrl PLASTIC CAP 

(UNDECIPHERABLE); 
THENCE SOUTH 23°30'04" EAST 628.02 FEET TO A Yz" REBAR WITH PLASTIC CAP 

MARKED ''RLS 10260", BEING ON THE ARC OF ANON-TANGENT CURVE CONCAVE TO 
THE SOUTHWEST, THE RADIUS POINT OF SAID CURVE BEARS SOUTH 66°30'00" WEST; 

THENCE SOUTHERLY UPON SAID ARC, TO THE RIGHT, HAVING A RADIUS OF 
530.00 FEET, AND A CENTRAL ANGLE OF 23°30'00", FOR AN ARC DISTANCE OF 217.38 
FEET TO A W' REBAR WITH PLASTIC CAP (UNDECIPHERABLE) UPON A NON­
TANGENT LINE; 

THENCE SOUTH 00°00'08" EAST 444.96 FEET TO A Yz" REBAR (NO TAG); 
THENCE SOUTH 89°58'58" EAST 88.93 FEET TO A Yz" REBAR (NO TAG); 
THENCE SOUTH 47°41 '49" EAST 148.68 FEET TO A W' REBAR WITH PLASTIC CAP 

MARKED "RLS 1 0260"; 
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THENCE NORTii 73°26'30" EAST 375.66 FEET TO A Yz" REBAR WITH TAG "RLS 
18547"; 

THENCE SOUTH 71 °55'38" EAST 116.16 FEET TO A Yz" REBAR WITH PLASTIC CAP 
(UNDECIPHERABLE) ON TilE WEST LINE OF THE EAST HALF OF SAID EAST HALF OF 
SECTION 4; 

THENCE SOUTH 00°59'37" EAST 1121.86 FEET UPON SAID WEST LINE TO A 5/8" 
REBAR (NO TAG) AT THE NORTHWEST CORNER OF mE SOurHEAST QUARTER OF 
THE SOUTHEAST QUARTER OF SAID SECTION 4; 

THENCE NORTH 89°42'03" EAST 1318.97 FEET UPON THE NORm LINE OF SAID 
SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER TO A Yz'' REBAR WITH TAG 
''RLS 18547" AT THE NORTHEAST CORNER OF SAID SOUTHEAST QUARTER OF THE 
SOUTHEAST QUARTER; 

THENCE NORTH 89°33'36" EAST 1318.42 FEET UPON THE NORm LINE OF THE 
SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SAID SECTION 3 TO A Yz" 
REBAR WITH TAG "RLS 18547" AT THE NORTHEAST CORNER OF SAID SOUTHWEST 
QUARTER OF THE SOUTHWEST QUARTER OF SECTION 3; 

THENCE NORTH 00°57'45" WEST 1303.42 FEET UPON THE WEST LrnE OF THE 
NORTHEAST QUARTER OF SAID SOUTHWEST QUARTER OF SECTION 3 TO A Yz" 
REBAR (NO TAG) AT THE NORTiiWEST CORNER OF SAID NORTHEAST QUARTER OF 
THE SOUTHWEST QUARTER; 

THENCE NORm 89°30'12" EAST 3885.57 FEET UPON THE NORm LrnE OF THE 
SOUTii HALF OF SAID SECTION 3 TO A Yl" REBAR Wim TAG "RLS 18547" UPON THE 
WEST RIGHT-OF-WAY LINE OF CAMINO LOMA ALTA; 

THENCE SOUrH 00°43'37" EAST 2614.82 FEET UPON SAID WEST RIGHT-OF-WAY 
LINE TO A Yl" REBAR WITH TAG "RLS 18547" FROM WIDCH A LEAD CAPPED 
MONUMENT AT THE SOUTHEAST CORNER OF SAID SECTION 3 BEARS NOR'IH 
89°16'06" EAST 75.00 FEET; 

THENCE SOUrH 00°44'11" EAST 2614.78 FEET UPON SAID WEST RIGHT-OF-WAY 
LINE TO A Yl'' REBAR WITH TAG "RLS 18547" FROM WHICH A 2" BRASS CAPPED 
MONUMENT AT THE EAST QUARTER CORNER OF SAID SECTION 10 BEARS NOR'IH 
'89°16'07" EAST 75.00 FEET; . - . . 

THENCE SOUrH 00°43'35" EAST 482.74 FEET UPON SAID WEST RIGHT-OF-WAY 
LINE TO A Yz" REBAR WITH TAG "RLS 18547" UPON THE NORTH RIGHT-OF-WAY LINE 
OF COLOSSAL CAVE ROAD; 

. THENCE UPON THE NORTH RIGHT-OF-WAY L1NE OF SAID COLOSSAL CAVE 
ROAD THE FOLLOWING COURSES TO Yz" REBARS WITH TAGS "RLS 18547" AT EACH 
ANGLE POINT OR POINT OF CURVATURE; 

THENCE NORTH 76°22'22" WEST 58.11 FEET TO A POINT ON THE ARC OF A 
TANGENT CURVE CONCAVE TO THE SOUTH; 

THENCE WESTERLY UPON SAID ARC, TO THE LEFT, HA VJNG A RADIUS OF 
483.42 FEET AND A CENTRAL ANGLE OF 48°28'38", FORAN ARC DISTANCE OF 409.02 
TO A TANGENT LINE; 

THENCE SOUrH 55°09'00" WEST 249.87 FEET TO A POINT ON THE ARC OF A 
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TANGENT CURVE CONCAVE TO TiiE SOUTHEAST; 
THENCE SOUTHWESTERLY UPON SAID ARC, TO TI1E LEFT, HA V1NG A RADIDS 

OF 746.20 FEET AND A CENTRAL ANGLE OF 11 °09'22", FOR AN ARC DISTANCE OF 
145.29 FEET TO A TANGENT LINE; 

THENCE SOUTH 43°59'38" WEST 116.90 FEET TO A POINT ON THE ARC OF A 
TANGENT CURVE CONCAVE TO THE NORTHWEST; . 

THENCE SOUTHWESTERL YUPON SAID ARC, TO THE RIGHT, HAVING ARADITJS 
OF 924.93 FEET, AND A CENTRAL ANGLE OF 07°20'30" FOR AN ARC DISTANCE OF 
118.52 FEET TO A TANGENT LINE; 

THENCE SOUTH 51°20'08" WEST 427.34 FEET TO A POINT ON THE ARC OF A 
TANGENT CURVE CONCAVE TO THE NORTHWEST; 

THENCE SOUTHWESTERLY UPON SAID ARC, TO THE RIGHT, HAVING A RADITJS 
OF 686.20 FEET, AND A CENTRAL ANGLE OF 12°32'00", FOR AN ARC DISTANCE OF 
150.10 FEET TO A TANGENT LINE; . 

THENCE SOUTH 63°52'08" WEST 82.79 FEET TO A POThiT ON THE ARC OF A 
TANGENT CURVE CONCAVE TO THE NORTHWEST; 

THENCE SOUTHWESTERL YUPON SAID ARC, TO THE RIGHT, HAVING A RADITJS 
OF 1402.39 FEET AND A CENTRAL ANGLE OF 03°59'00", FOR AN ARC DISTANCE OF 
97.50 FEET TO A TANGENT LINE; 

THENCE SOUTH 67°51'08" WEST 256.68 FEET; 
THENCE NORTH 22°08'52" WEST 45.00 FEET; 
nmNCE SOUTH 67°51'08" WEST 73.47 FEET TO A POINT ON THE ARC OF A 

TANGENT CURVE CONCAVE TO THE SOUTHEAST; 
THENCE SOUTHWESTERL YUPON SAID ARC, TO THE LEFT, HAVING A RADITJS 

OF 793.24 FEET AND A CENTRAL ANGLE OF 20°14'41", FOR AN ARC DISTANCE OF 
280.28 FEET TO A TANGENT LINE; 

THENCE SOUTH 47°36'27" WEST 326.20 FEET TO A POINT ON THE ARC OF A 
TANGENT CURVE CONCAVE TO THE NORTHWEST; 

TiiENCE SOUTHWESTERL YUPON SAID ARC, TO THE RIGHT, HAVING ARADITJS 
OF 1834.86 FEET, AND A CENTRAL ANGLE OF 02°58'40", FOR AN ARC DISTANCE OF 

. 95.36 FEET TO THE NORTHEAST LINE"OF THAT Pi\RCEL OF LAN'D DEEDED TO PIMA 
COUNTY AS RECORDED IN DOCKET 8396 AT PAGES 839 AND 848, RECORDS OF PIMA 
COUNTY, ARIZONA, SAID NORTHEAST LINE BEING THE ARC OF A NON-TANGENT 
CURVE CONCAVE SOUTHWESTERLY, THE RADIUS POINT OF SAID CURVE BEARS 
SOUTH 19°34'51" WEST 1618.40 FEET DISTANT; 

THENCE DEPARTING SAID NORTH RIGHT-OF-WAY LINE NORTHWESTERLY 
UPON SAID ARC, UPON SAID NORTHEAST LINE, OF THE PIMA COUNTY PARCEL, TO 
THE LEFT, HAVING A CENTRAL ANGLE OF 08°08'17", FORAN ARC DISTANCE OF 229.87 
FEET TO A Yl" REBAR WITH TAG "RLS 18547" ON A NON-TANGENT LINE; 

THENCE NORm 690Z2'07" WEST 180.34 FEET UPON SAID NORTHEASTERLY LINE 
TO A Yl" REBAR WITH TAG "RLS 18547" AT THE MOST NORTHERLY CORNER OF SAID 
PIMA COUNTY PARCEL; 

THENCE SOUTH 19°49'34" WEST 72.50 FEET UPON THE WEST LINE OF SAID 
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PARCEL TO A W' REBAR WITH TAG ''RLS 18547"; 
THENCE SOUTH 07°45'01" WEST 313.76 FEET UPON SAID WEST LINE TO A Yl" 

REBAR WITH TAG "RLS 18547"; 
THENCE SOUTH 11°03'26" EAST 19.84 FEET UPON SAID WEST LINE TO A Yl" 

REBAR WITHTAG"RLS 18547" ON SAIDNORTHRIGHT-OF-WAYJ..INE OF COLOSSAL 
CAVE ROAD BEING THE ARC OF A NON-TANGENT CURVE CONCAVE to THE 
NORTHWEST, THE RADIUS POINT OF SAID CURVE BEARS NORTH 22°49'36" WEST; 

THENCE SOUTHWESTERLY UPON SAID NORTH RIGHT-OF-WAY LINE, UPON 
SAID ARC, TO THE RIGHT, HAVING A RADIUS OF 1834.86 FEET, AND A CENTRAL 
ANGLE OF 22°39'46", FOR AN ARC DISTANCE OF 725.76 FEET TO A Y," REBAR WITH 
TAG "RLS 18547" ON A TANGENT LINE; 

THENCE SOUTH 89°50'10" WEST 2359.60 FEET UPON SAID NORTH RIGHT-OF­
WAY LINE TO A W' REBAR WITH TAG ''RLS 18547" ON THE ARC OF A TANGENT 
CURVE CONCAVE TO THE SOUTH; 

TifENCE WESTERLY, UPON SAID NORTH RIGHT -OF-WAY LINE, UPON SAID ARC, 
TO THE LEFT, HAVING A RADIUS OF 1507.40 FEET, AND A CENTRAL ANGLE OF 
14°26'06", FOR AN ARC DISTANCE OF 379.77 FEET TO A Y," REBAR WITH TAG "RLS 
18547" ON THE NON-TANGENT EAST BOUNDARY OF THAT PARCEL RECORDED IN 
DOCKET 8436 AT PAGE 217, RECORDS OF PIMA COUNTY, ARIZONA; 

THENCE NORTH 14°52'57" WEST 761.52 FEET UPON SAID EAST BOUNDARY TO 
. A Y," REBAR WITH TAG "RLS 18547" ON THE EAST BOUNDARY OF THAT SCHOOL SITE 
RECORDED IN BOOK 151 OF DEEDS AT PAGE 50, RECORDS OF PIMA COUNTY, 
ARIZONA, SAID EAST BOUNDARY ALSO BEING THE EAST LINE OF THE SOUTilWEST 
QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 9, A Yz''REBAR WITH TAG 
"RLS 12122" BEARS SOU1H 14°52'57" EAST 0.95 FEET; 

THENCE NORTH OOOZ8'24" WEST 274.64 FEET UPON SAID EAST BOUNDARY, 
UPON SAID EAST LINE TO A 1Yz'' ALUMINUM CAPPED PIPE MARKED "RLS 7599" ON 
THE NORTH BOUNDARY OF SAID SCHOOL SITE, ALSO BEING THE NORTH LINE OF 
SAID SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 9; 

TIIENCE SOUTH 89°25'20" WEST 2044.98 FEET UPON SAID NORTH BOUNDARY 
UPON SAID NORTif·L~·oF-·THE SOUTHWEST" QUARTER OF THE SOUTHEAST .. 
QUARTER OF SECriON 9 AND UPON THE NORTH LINE OF THE SOUTHEAST QUARTER 
OF THE SOUTHWEST QUARTER OF SAID SECTION 9 TO A Y," REBAR WITH TAG ''RLS 
18547" ON THE NORTHERLY RIGHT-OF-WAY LINE OF THE SOUTHERN PACIFIC 
RAILROAD; 

TifENCE NORTH 53°00'07" WEST 4075.33 FEET UPON SAID NORTHERLY RIGHT­
OF-WAY LINE TO A Yz" REBAR WITH TAG ''RLS 18547" ON THE WEST LINE OF THE 
EAST HALF OF THE NORTHEAST QUARTER OF SAID SECTION 8; 

THENCE NORTH 00°25'56" WEST 1442.49 FEET UPON SAID WEST LINE OF THE 
EAST HALF OF THE NORTHEAST QUARTER OF SECriON 8 TO A W' REBAR WITH TAG 
''RLS 18547" AT THE NORTHWEST CORNER OF SAID EAST HALF OF THE NORTHEAST 
QUARTER; 
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TiiENCE NORTH 89°26'12" EAST 1318.44 FEET UPON THE NORTH LINE OF SAID 
EAST HALF OF THE NORTHEAST QUARTER OF SECTION 8 TO A LEAD CAP IN 
CONCRETE MARKED "LS 1047" AT THE ''BLA.l'ITON-COLE" LOCATION OF THE 
NORTHEAST CORNER OF SAID SECTION 8; 

THENCE NORTH 09°49'46" EAST 121.47 FEET TO A 2Yz" LEAD CAPPED PIN 
MARKED "TOWNSHIP 16 SOUTH, RANGE 16 EAST "S5 S4/S8 S9" AT THE "STEVENS" 
LOCATION OF SAID NORTHEAST CORNER OF SECTION 8; 

THENCE SOUTH 27°31'34" EAST 295.41 FEET TO A Yz" REBAR WITH TAG ''RLS 
10260"; 

THENCE NORTH 67°20'25" EAST 349.69 FEET TO A Yz" REBAR WITH TAG ''RLS 
10260" ON THE ARC OF A NON-TANGENT CURVE CONCAVE TO THE SOumEA.ST, THE 
RADIUS POINT OF SAID CURVE BEARS SOUTH 22°38'49" EAST; 

THENCE NORTHEASTERLY UPON SAID ARC, TO THE RIGHI', HA V1NG A RADIUS 
OF 1045.00 FEET, AND A CENTRAL ANGLE OF 22°39'05" FOR AN ARC DISTANCE OF 
413.13 FEET TO A Yz" REBAR WITH TAG "RLS 10260", TO A NON-TANGENT LINE; 

THENCE NORTH 89°59'54" EAST 758.38 FEET TO A Yz" REBAR WITH TAG ''RLS 
10260" ON THE ARC OF NON-TANGENT CURVE CONCAVE TO THE SOUTH, THE 
RADIUS POINT OF SAID CURVE BEARS SOUTH 00°00'38" WEST; 

THENCE EASTERLY UPON SAID ARC, TO THE RIGHT, HAVING A RADIUS OF 
1045.00 FEET, AND A CENTRAL ANGLE OF 13°50'41 ",FOR AN ARC DISTANCE OF 252.51 
FEET TO A Yz" REBAR WITH TAG ''RLS 10260" ON A NON-TANGENT LINE; 

THENCE SOUTH 76°10'06" EAST 339.20 FEET TO A Yz" REBAR WITH TAG "RLS 
10260" ON THE ARC OF A NON-TANGENT CURVE CONCAVE TO THE NORTH, THE 
RADIUS POINT OF SAID CURVE BEARS NORTH 13°49'12" EAST; 

THENCE EASTERLY, UPON SAID ARC, TO THE LEFT, HAVING A RADIUS OF 
- 955.00 FEET, AND A CENTRAL ANGLE OF 28°14'11 ",FOR AN ARC DISTANCE OF 470.64 

FEET TO A Yz" REBAR WITH TAG ''RLS 18547"; 
THENCE NORTH 33°22'47" WEST 194.79 FEET TO A Yz" REBAR WITH TAG ''RLS 

18547" ON THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 4, AS 
MONUMENTED AND ACCEPTED AS "STEVENS" LINE; 

THBNCE NU.K11i 89u51'01" EAST 85.02 FEET UPON SAID ''STEVENS" LlNE FOR 
1HE SOUTH LINE OF THE SOUTHWEST QUARTER OF SECTION 4, TO A Yz" REBAR wrm 
TAG ''RLS 18547" AT THE LOCATION OF THE ''STEVENS" SOUTHWEST CORNER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 4; 

THENCE NORTH 01 °14'37" WEST 3587.47 FEET UPON THE "STEVENS" LlNE FOR 
THE WEST LINE OF THE EAST HALF OF SAID SECTION 4, TO THE POINT OF 
BEGINNING. 

TOGETHER WITH THE FOLLOWlNG DESCRIBED PARCEL: 

COMMENCING AT A 2" BRASS CAPPED MONUMENT AT THE SOUTHEAST CORNER 
OF SAID SECTION 10, THE J3RASS CAPPED MONUMENT AT 1HE EAST QUARTER 
CORNER OF SAID SECTION 10 BEARS NORTH 00°43'38" WEST 2614.64 FEET DISTANT; 
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THENCE SOUTH 89°46'36" WEST 2645.23 FEET UPON THE SOUTH LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 10 TO THE SOUTH QUARTER CORNER OF 
SAID SECTION; 

THENCE SOUTH 89°50'10" WEST 1027.07 FEET UPON THE SOUTH LINE OF THE 
SOUTHWEST QUARTER OF SAID SECTION 10 TO THE POINT OF BEGINNING; 

THENCE SOUTH 44°48'27" EAST 374.02 FEET TO A Yz'' REBAR WITH TAG "PCHD"; 
THENCE NORTH 50°34'57" EAST 94.49 FEET, TO A Yz'' REBAR WITH TAG "RLS 

18547"; 
THENCE SOUTH 56°48'54" EAST 283.19 FEET, TO A Yz" REBAR WITH TAG "RLS 

18547"; 
THENCE SOUTH 39°17'22" WEST 71.06 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 05°11'40" EAST 55.23 FEET, TO A Yz" REBAR WITH TAG "RLS 

18547"; 
THENCE SOUTH 78°03'08" EAST 686.76 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 80°18'19" EAST 300.00 FEET, TO A Yz" REBAR WITH TAG "RLS 

18547"; 
THENCE SOUTH 03°53'00" WEST 112.55 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 07°51'12" WEST 292.75 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 13°41'56" EAST 137.76 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 71°52'16" WEST 343.55 FEET, TO A Yz'' REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 33°29'34" WEST 92.64 FEET, TO A ~, REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 13°15'39" WEST 161.30 FEET, TO A Yz'' REBAR WITH TAG ''RLS 

18547"; 
. . TH.C'NCE SOUTH 8~oju1 '30" WEST 58.03 FEET, TO A Yz'' REBAR WIIHTAG ''RLS · · 

18547"; 
THENCE NORTH 58°48'54" WEST 177.67 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 89°30'00" WEST 338.00 FEET, TO A~" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 39°55'34" WEST 35.47 FEET, TO A ~,REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 53°57'07" EAST 178.00 FEET, TO A Yz" REBAR WITH TAG ''RLS 

18547"; 
THENCE SOUTH 23°27'45" WEST 49.24 FEET, TO A W' REBAR WITH TAG ''RLS 

18547"; 
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THENCE SOUTH 71°39'54" WEST 120.81 FEET, TO A Yz" REBAR WITH TAG "RLS 
18547"; . 

TiiENCE SOUTH 06°25'45" WEST 290.12 FEET, TO A Yz" REBAR WITH TAG ''RLS 
1a547"; 

THENCE SOUTH 43°34'49" WEST 158.82 FEET, TO A Yz'' REBAR WITH TAG ''RLS 
18547"; 

THENCE SOUTH35°10'03" WEST 571.60, TOA Yz"REBAR WITHTAG"RLS 18547" 
ON THE NORTHEASTERLY RIGHT-OF-WAY LINE OF 11m SOUTHERN PACffiC 
RAILROAD, A Yz" REBAR WITH TAG "PCHD" BEARS SOUTII 12°18'14" WEST 2.06 FEET, 
SAID RIGHT-OF-WAY LINE BEING THE ARC OF A NON-TANGENT CURVE CONCAVE 
TO THE NORTHEAST, THE RADIUS POINT OF SAID CURVE BEARS NORTH 26°38'36" 
EAST; 

THENCE NORTHWESTERL YUPON SAID RIGHT-OF-WAYLINE, UPON SAID ARC, 
TO THE RIGHT, HAVING A RADIUS OF 1690.50 FEET AND A CENTRAL ANGLE OF 
10°54'24", FOR AN ARC DISTANCE OF 321.80 FEET, TO A Yz" REBAR WITH TAG ''RLS 
18547" ON A NON-TANGENT LINE; 

THENCE NORTH 53°02'43" WEST 1447.08 FEET UPON SAID RIGHT-OF-WAYLrnE, 
TO A Yz" REBAR WITH TAG "RLS 18547";· 

THENCE NORTH 52°59'00" WEST 514.79 FEET UPON SAID RIGHT-OF-WAY LINE, 
TO A Yz" REBAR WITH TAG "RLS 18547"; 

THENCE NORTH 37°01 '00" EAST 100.00 FEET UPON SAID RIGHT-OF-WAY LINE, 
TO A Yz" REBAR WITH TAG "RLS 18547"; 

THENCE NORTH 52°53'07" WEST 447.64 FEET UPON SAID RIGHT-OF-WAY LINE 
TO AN ALUMINUM CAPPED P~E WITH UNDECIPHERABLE MARKlNGS ON THE WEST 
LINE OF mE EAST HALF OF THE NORTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF SAID SECTION 16; -

THENCE NORTH 00011'32" WEST 647.66 FEET UPON SAID WEST LINE TO A Yz" 
REBAR WITH TAG "RLS 18547" AT THE NORmwEST CORNER OF SAID EAST HALF OF 
THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER OF SECI10N 16; 

THENCE SOUTH 89°20'45" WEST 661.62 FEET UPON THE NORTH LINE OF THE 
NORTHEAST QUARTER OF SAID SECTION 16, TO A Yz" REBAR WITH TAG "RLS 18547" 
AT THE NORTHWEST CORNER OF SAID NORTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION 16; 

THENCE NORTH 00~6'37" WEST 67.48 FEET UPON THE WEST LINE OF THE 
SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECI10N 9, TO A Yz" 
REBAR WITH TAG "RLS 18547" ON THE SOUTii RIGHT-OF-WAY LINE OF COLOSSAL 
CAVE ROAD AS SHOWN IN BOOK 10 OF ROAD MAPS AT PAGE 7, RECORDS OF PIMA 
COUNTY, ARIZONA, SAID RIGHT-OF-WAY LINE BEING THE ARC OF ANON-TANGENT 
CURVE CONCAVE TO THE SOUTii THE RADIUS POINT OF SAID CURVE BEARS SOUTH 
24°44'25" EAST; 

THENCE EASTERL YUPON SAID SOUTii RIGHT -OF-WAY LINE, UPON SAID ARC, 
TO THE RIGHT, HAVING A RADIUS OF 1357.40 FEET, AND A CENTRAL ANGLE OF 
24°34'35", FOR AN ARC DISTANCE OF 582.24 FEET, TO A Yt" REBAR WITH TAG "RLS 
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18547", ON A TANGENT LINE; 
THENCE NORTH 89°50'1 0" EAST 2197.21 FEET UPON SAID SOUTii RIGHT -OF-WAY 

LINE TO A ~,.REBAR WITH TAG "RLS 18547"; 
TilENCE SOUTH 44°48'27" EAST 251.55 FEET TO THE POINT OF BEGINNING. 

TOGETHER WITH THE FOLLOWING DESCRIBED PARCEL; 

CO.MMENCING AT THE BRASS CAPPED MONUMENT AT THE EAST QUARTER 
CORNER OF SAID SECTION 10; 

THENCE SOUTH 00°43'38" EAST 563.87 FEET UPON THE EAST LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 10 TO A W' REBAR WITH TAG ''RLS 18547" 
AND THE POINT OF BEGINNING; . 

THENCE SOUTH 00°43"38" EAST (RECORD) SOUTH 00°40'54" EAST {MEASURED) 
1 iO. 75 FEET TO A W' REBAR (NO TAG), ON THE NORTH LINE OF THAT PARCEL OF 
LAND RECORDED IN DOCKET 8798 AT PAGE 1724, RECORDS OF PIMA COUNTY, 
ARIZONA; 

THENCE SOUTH 87°29'15" WEST 284.56 FEET UPON SAID NORTH LINE TO A Yz" 
REBAR (NO TAG); 

THENCE SOUTH 80°32'21" WEST 451.79 FEET TO A Yz" REBAR WITH TAG ''RLS 
18547" ON THE SOUTH RIGHT-OF-WAY LrnE OF COLOSSAL CAVE ROAD AS 
DETERMINED DURING ARICKENGrnEERJNG COMPANY SURVEY AND SHOWN ON AN 
ALTA SURVEYSEALED4-27-95BYPATRICKR.LAIRD,RLS 18547,SAIDSOUTHRIGHT­
OF-WAY LINE BEING THE ARC OF A NON-TANGENT CURVE CONCAVE TO THE 
SOUTHEAST, THE RADIUS POINT OF SAID CURVE BEARS SOUTH 38°30'59" EAST; 

THENCE NORTHEASTERLY UP0N SAID SOUTH RIGHT-OF-WAY LINE, UPON 
SAID ARC, TO THE RIGHT, HAVING A RADIUS OF 686.20 FEET, AND A CENTRAL 
ANGLE OF 03°39'59", FOR AN ARC DISTANCE OF 43.91 FEET TO A Yz" REBAR WI1H TAG 
"RLS 18547" ON A TANGENT LINE; 

THENCE NORTH 55°09'00" EAST 249.87 FEET UPON SAID SOUTH RIGHT-OF-WAY 
LINE TO A ~,REBAR WITH TAG ''RLS 18547" ON THE ARC OF A TANGENT CURVE 
CONCAVE TO THE SOUTHEAST; 

. THENCE NORTHEASTERLY UPON SAID SOUTH RIGHT-OF-WAY LINE, UPON 
SAID ARC, TO THE RIGHT, HAVING A RADIUS OF 423.42 FEET AND A CENTRAL ANGLE 
OF 48°28'38", FOR AN ARC DISTANCE OF 358.25 FEET TO A Yz" REBAR WITH TAG ''RLS 
18547" ON A TANGENT LINE; 

THENCE SOUTH'76~2'22" EAST 150.89 FEET UPON SAID SOUTH RIGHT -OF-WAY 
LINE TO THE POINT OF BEGINNING. 

ALL THREE PARCELS TOGETHER CONTAINING 1,572. 705 ACRES, MORE OR LESS. 

H:\D_2S41\LEOAL.J 
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Cultural Resource Regulations: Specific Plans 

(Reference: Pima County Comprehensive Plan 1992. Natural & Cultural Resources: Archaeological & Historical Policies) 

l. Professional consultants: A professional archaeologist working under a State Antiquities Permit or a professional 
architect, as appropriate, will prepare all documents and conduct all activities relevant to the identification, evaluation, 
preservation. or data recovery of archaeological and historic resources. 

2. Review: These documents will be submitted to Pima County for review. Additional review may be required from the 
State Historic Preservation Office (SHPO), federal and state regulatory agencies as appropriate, and other professionals. 

3. Off-site development: Cultural resources affected by ancillary construction to support the specific plan area will also 
be investigated and treated in the same manner as cultural resources within the Specific Plan boundaries. 

4. Site inventory: Field survey will be conducted to inventory all archaeological and historical sites and buildings affected 
by the proposed development. These sites will be recorded with the Arizona State Museum (ASM) in accordance with 
guidelines established by the ASM and SHPO. If no sites are found, documentation should be submitted to Pima County. 

5. Site evaluation: Sufficient testing and evaluation will be conducted to establish the significance, nature and extent of 
the archaeological and historical sites, with the objective of obtaining salient infonnation for the development of a research 
design and cost-effective data recovery/documentation plan. 

6. Research design/Mitigation plan: A research design and mitigation plan will be prepared that encompasses the affected 
cultural resources. The research design shall identify productive areas of scientific investigation that may be pursued and 
provide direction for the development of the mitigation plan. The mitigation plan will detail strategies for the management 
of the affected sites and include standards for further testing sampling strategies, documentation, data recovery (excavation), 
preservation and protection, and curation, analyses, and report preparation. An agreement for the treatment of human remains 
shall be developed with the ASM and appropriate cultural groups pursuant to ARS §41-844 and ARS §41-865. 

7. Phased development: If the specific plan development is phased, a mitigation plan and plan of work shall be developed 
for each planning area that contains cultural resources. In the event that an archaeological site spans more than one planning 
area, a single plan of work shall be prepared and implemented for the entire archaeological site: 

8. Implementation of Mitigation/Data recovery plans: The approved mitigation plans will be implemented prior to any 
ground disturbing activities for development. Documentation will be provided that the relevant portion(s) of the mitigation 
plan has been implemented and the field work completed prior to or at the time of application for a grading permit. 
Analyses, report preparation, and curation are mitigation tasks that shall be completed following the field work phase. 

9. Cultural Resource Protection: No physical disturbance (including artifact collection or excavation) of archaeological 
or historical sites shall be permitted unless specifically indicated in the mitigation plan. Cultural resources identified for in­
place preservation will be protected during development activities. Unrecorded archaeological sites unearthed during 
construction will be recorded and documented by a professional archaeologist. Information on the location and nature of 
cultural resources will be restricted except as necessary for avoidance and protection. 

10. Human Burials: An "Agreement on Burial Discoveries" will be established prior to archaeological investigations in 
consultation with the Arizona State Museum and concerned cultural groups that claim affinity to the area. In the event that 
human remains. including human skeletal remains, cremations, and/or ceremonial objects and funerary objects are found 
during scientific excavation or construction, ground disturbing activities shall cease in the immediate vicinity of the discovery. 
ARS §41-844 and ARS §41-865 require that the Arizona State Museum be notified of the discovery of these remains so that 
appropriate arrangements can be made for the removal, repatriation and reburial of these remains by cultural groups who 
claim cultural or religious affinity to them. Completion of the approved mitigation program does not exempt the development 
from compliance with these state laws. 
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