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A. INTRODUCTION AND POLICY 

A-1 INTRODUCTION 

for many years, leaders in Tucson and throughout the State of Arizona have 
acknowledged that the way we design and build our oom11mnities must 
focus on principles of sustainabi lity: the use of the Still as our primary source 
of e nergy; the conscrvalion and multiple use of waler; the configuration of 
uses on the land which minimizes the use of fossil fuel and time-consuming 
automobile travel; the reduction of waste in both product and time; and the 
development of a sense of community, social interaction, a nd place. The 
development of this Civano Master Planned Area Development ("PAO") is an 
a ttempt to demonstrate our abi lity to accomplish these broad goals. Specific 
performance targets re lat ing to these goals have been developed and are 
enumerated in this document . 

The original Civano - Tucson Solar Village Development Plan (the 199 1 
Civano Master Plan") and subsequent Civano Master PAD has been planned 
within a highly cooperative frn mework of public, private a nd community 
interests at the local, state and national level, with leadership by f\ll te llomcs 
(as the current "Master Developer"), the Tucson-rima County Metropolitan 
Energy Commission, the City of Tucson, Arizona ("City") and the State of 
A1izona. It is the goal of all p-,utieipants that the deve lopment of Civano wi ll 
lig ht the way for future genera tions to plan and build more harmony with 
natural forces. 

A-2 PROJECT OVERVIEW AND LOCATION 

Civano is an approximate 8 IS-acre master planned community nestled 
south of the Catalina Mountains and west of the Rincon Mountains in the 
regulatory jurisdiction of the City. Civano is bordered to the north by 
Irvington Road a nd the Pantano Wash, lo the west by Houghton Road, to the 
south by Bilby Road, and to the east generally by Melpomone Way and the 
Pantano \.Vash as .shown on Figure t , /nc,7/1011 011d Rcsionnl Co11tcxl. The 
property lies within Sect ions t a nd 12 of Township 15 South, Range 15 f.ast. 

This document establishes the overall Civano Master PAD, encompassing 
approximate ly 8 18 acres, as well as individual distric t Planned ArcR 
Developments (PAD's) for the Sierra Morado Planned Arca Development 
District (Sierra Morado PAD) encompassing approximately 456 acres, the 
Commercial Pavi lions Planned Arca Development District (Pavilions PAD), 
encompassing approximately 58 acres, and the Civa110 Neighborhood I 
Planned Area Development District (Neighborhood I PAD), encompassing 
approximately 304 acres. Additionally, the Master PAD portion of this 
document fully supersedes prior City a nd State-adopted master deve lopment 
plans and provides master development guidelines for all 818-acres of the 
three PAD Districts described above, collectively referred to as "Civano PAD 
Districts". 
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Civano is designed to offer a unique sustainable and livable community 
based on principles of long-term sustainability and " new urbanism" 
concepts. These concepts include a respect for, and integration with, the 
natural environment and the c reation of a pedestrian-friendly community. 
Civano will provide for a broad range of housing types, including sing le 
fami ly and mixed dwelling type residentia l development, non-residential 
uses, community center and recreation facilities, as well as an open space 
network meandering throughout the community. 

Primary ingress and egress lo the Civano Master PAD will be from lloughton 
Road, Bi lby Road and Seven Genera tions Way a long the western and 
southcm perimeters of the property. Secondary access will be from D1·cxel 
Road, providing access to various residential neighborhoods as we ll as the 
primary commercial deve lopment along Houghton Road and Drexel Ro-<1d. 

This document is organized into seven major sections w ith supporting 
appendices. These sections include an introduction and policy analysis; a site 
analysis and inventory summary of existing conditions; the Civano Maste r 
PAD; the regulatory development standards for each of the three PAD 
Districts (Sierra Morado PAD, Pavilions PAD and Neighborhood I PAD); and 
the implementation and administration procedures o f the PAD Districts. This 
document has been prepared to satisfy the requirements of Article II , 
Division 6 , &·ction 2.6.3 of thi: City's !Jmd Usc Code (l,iJC). 
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A-S PROJECT HISTORY 

The concepts guiding the development of Civano evolved from the 
collaborat ion of public and priva te interests beginning in the late I 980s to 
provide a model for sustainable development. Under I he early leadership of 
the Tucson-rima County Metropolitan l:ncrgy Commission and with 
assistance and funding from the State Department of Commerce and the 
City, a proposal for a "Model Solar Village~ was prepared for development 
on State Land on Tucson's east side. The 1991 Civano Master Plan was 
initially implemented as a condition of rezoning of the properly by the City 
and was subsequently approved by the Arizona State I.and Deparlment in 
1992. 

The City then sought a developer for the properly who would implement the 
I 99 1 Civano Master !'Ian and offered substantial financial suppo1t for the 
initial development. In 1995, the City adopted the "Civano IMPACT System 
Standards" to clarify the resource conseivation goals, objectives and 
requirements of the project. The Civano IMPACT System Standards provided 
for implementa tion through a "Memorandum of Understanding" lo be 
reached between the City and the future developer. 

In 1996, the Trust for Sustainable Development and Case Enterprises 
be<'itlll<' 1hr devdop..-r$ for C'ivm10 and ,·ntaed into it drvrlop111,:11t 
agreement with the City I hat provided for the City financial investment and 
the implementa tion of the 199 1 Civano Master Plan and IMl'ACI' System 
Standards (lhc "Civano Development Agreement"). Following City approva l 
of the Civano Development Agreement on Ju ly I, 1996, The Community of 
Civano, LI.C purchased the interests of the Trust for Sustainable 
Development. The developers then pul'chased the Civa110 propet ty in a 
public auction conducted by the Ariw na State I.and Depa11ment. 

The orig ina l developers prepared and obtained approva l of the 
Neighborhood I Specific Plan (now a PAO) in Oclober 1997, and 
subsequently commenced construction. The interests of the developers was 
subsequently purchased by the rannie Mae corporntion. 

In December 2003, the Mayor and Council approved revisions to the Civano 
Development Agreement , the Civano IMrACT System Standards and the 
Memorandum of Understanding. The City furt her provided for the 
resident ial development at the 11orthea.st corner o f BilJ:,y and lloughton 
Roads in Civano and the revision and conversion of the 1991 Civano Maste r 
Plan into a Master l'AD. The Pulte Home Corporation acquired the interests 
of I he Master Developer and has prepa red this Civano Master PAD to guide 
the future development of Civano. 

The principal documents applying to the development at Civano include: 

A-S.a. 1991 Civano-Tucson Solar Village Development Plan 
On October 14, 199 I, the 1991 Civano Master r lan was approved as an 
Exhibi t lo Ordinance No. 7697 establishing the original Civano rezoning 
conditions in rezoning case C9-9 I - 14. This 1991 Civano Master f lan 
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was prepared to gu ide lhe development of the Civano community with a 
focus 0 11 principles of suslainabilily; the use of the sun as lhe primary 
source of energy; lhe conservation and multiple uses of waler; the 
configuration of uses on lhc land which minimizes the use of fossil fuel 
and lime-consuming automobile travel; and lhc development of a sense 
of 001111m111i1y, social interaction, and place. The City required, as a 
condition of lhe rezoning that future development conform lo lhe 199 1 
Civano Master flan. 

A-3.b. Rezoning Conditions 
The Rezoning Condit ions were originally established by Ordinance No. 
7697 adopted by Mayor and Council on October 14, 1991, iii Case C9· 
9 1 • 14. The Rezoning Conditions were amended by Ordinance No. 
897 1, adopted by Mayor and Council on October 20, 1997. Mosl 
rcccnl ly, on December 8, 2003, lhe Mayor and Council adopted 
Ordinance No. 9919, amending certain of the Rezoning Conditions 
limited lo the northeast corner of Bilby Road and Houghton Road. 

A-3.c. 1992 Civano Master Development Plan 
The 1991 Civano Master Plan was approved by the City as part of the 
rcwning conditions for Case C9-9 l - l 4 on October 14, 1991. The plan 
was subsequenlly modified and submitted for approval lo the Ariwna 
Slntr Llmd Di:p:11111v:nl. Thi: AJ•izona Stnti: L:md D,·partmi:111 11pprovcd 
lhc modified Civano Master Plan on March 5, 1992, however, the 
modified " 1992 Civano Maslcr rlan" was never adopted by the City. 

A.3.d. CiVllllo IMPACT Standard., 
The Civano IMPACJ' System Standards were approved by the Mayor and 
Council on October 2, 1995, lo implement lhe rezoning oondilions lhal 
requi red conformance with resource conservation performance large ls. 
The Civano IMPACr System Standards describe lhe principal areas for 
resource conservation, the required and suggcs1ed performance targets 
for each and lhe parly responsible for implementing each. 

A.3.e. Civano Development Agreement 
The Civano Development Agreement was originally entered into between 
the City, the Trus1 for Sustainable Development, lnvcs1ors for Sustainable 
Dcvclopmcnl and Case Enterprises, approved on July I, 1996 by 
Resolu lion No. I 7345, and recorded al Docket 10333, Page 1 109, 
Offic ial Records of Pima County. Supsequent amendment.,, an 
addendum and a clarifica tion modified lhc parties and terms of the 
Civano Dcvclopmcnl Agreement between 1997 and 2003, On 
December 8, 2003, the Mayor and Council approved a Revised Civano 
IJevclopmenl Agreement lhul fully amended, resluled und supcrceded 
lhe Civano Development Agreement and all prior amendments, and the 
addendum and clarification. 

A-3.f. Arizona State Land Departtttent Patent Conditions 
In July 1996, lhe Ari'.1.ona Sla te I.and Deparlmenl held a public auction of 
lhe approximate 818 acres of the original Civano properly. Al lhe time 
of auction of lhc original Civano Properly, lhe Stale of Ari7.ona issued 
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State Land Pa tent No. 5352533-01 to transfer title lo private part ies. The 
Stale Land Palcnl includes certain "Stale Land Palenl Conditions" lhal the 
developer of the property must sa tisfy. The Stale of Arizona retains a 
rcversionary interest in the Civano property, except for Neighborhood 1, 
until I hese conditions arc satisfied. The conditions include certain 
n:quircmcnls for the 199 I and 1992 Civano Master Plan compliance, 
adoption of private covenants, access, archeological review, public 
roadway and utility dedicat ion and construction of sewer lines llu"Ough 
and lo the edge of the easte rn boundary of the properly and through and 
lo the edge of the southern boundary of the Civano pl"Operly. 

A.3.g. Memorandum. of Understanding 
On June 26, 1998, the City and the Master Developer approved the 
initial Memorandum of Understanding which provides for lhe 
implementation oft he Civano IMPACT System Standards. 

A-3.h. 1997 Civano Neighborhood 1 Planned Area Development 
On October 20, 1997, the Civano Neighborhood 1 PAD was approved by 
the City as Ci ty Planned Arca Development 6A, Ordinance No. 8970 (lhe 
"Neighborhood I PAD"). The Neighborhood I PAD (originally called a 
Spec ific Pla11) was revised on Oclobcr 12, 1998. The Neighborhood I 

PAD directs the development of Civano's Neighborhood One and 
porlions of llw Town Crntrr and to a:.sur.· ,;-onsisl,•11,;-y wilh 1hr iidoplrd 
I 99 I Civano Master Plan and other related City plans and policies. The 
Neighborhood I PAD covers appl"Oximalcly 170 acres of land within the 
8 I 8-acre Civano property and includes mixed-use neighborhoods, a 
variety of residential living cnvit"Omnenls, recreation and cultural 
facilities, and substantial open space preservat ion. The new Civano 
Masler PAD Dislricl proposed herein will propose minor changes and/ ot 
clarification lo the existing Civano Neighborhood I PAD. 

A·S.j. Revised Cjvano Development Agreement <Res. 19741} 
On December 8, ~003, !he Revised Civano l)evelopmeni Agreement was 
entered into by the City, The Community of Civano, I.LC, Case 
E11terpr·ises Development Corporation, and l\1lle Home Corpora tion as 
approved by Mayor and Council Resolution No. 19741 and recorded al 
Docket 12203, Page 2463 in the Official Records of Pima County, 
Ari1.0na. The purpose of the Revised Development Agreement is lo c larify 
and facilitate development of the Civano property by providing for, 
among other things: the e.stapli.<h me11t and modification of the Revised 
IMPACI' System; the developer's master planning obligations; grading 
rcslriclions ,rnd development standards; the 11sc of privalc controls lo 
manage development; the potential development of City recrea tional 
focililies; dcvelopmcnl phasing obligations and bt:nch murks; the City's 
cooperation in planning and development; infrastructure improvement 
and financing; prnject management; and prntecled development rigl1ls. 
Most important for this Civano Master l'AD, the Revised Development 
A&rcemcnl obligates the Maslcr Developer to amend the 1991 Civano 
Master Plan (and the 1992 Civano Master l'lan). 
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A-3.j. Revised Civano IMPACT System and Memorandum of 
Understanding 

On December 8, 2003, the Revised Civano IMPACr System and Revised 
Memorandum of U11de1·slanding were signed between the City, the 
Community of Civano, LLC, Case Enterprises Dcvclopmcnl Corporation, 
and Pullc llomc Corpor:ilion (colJcclively the "Developers''), aul.horizcd 
by Cily Resolution No. 1974 1. 

The goal of the Revised Civano IMl'ACT Sy~iem and Revised 
Memorandum of Underslanding is lo provide for the definilion and 
administration of the resource conservation goals of the Civano 
communily in Ol'dcr lo 111ain1ai11 Civano's position on the leading edge of 
sustainable development. II confirms lhe strategics fo1· sustainable 
developmenl , energy conservalion, and economic feasibi lily of lhe design 
and lechnologics used to implement and moni tor lhe resom·cc 
conservation and other project goals set forth in the Original Civano 
IMPACr System adoplcd October 2, 1995, and lhe original 
Memorandum of Understanding entered inlo on June 26, J 998. The 
Revised IMPACT System establishes baseline standards, "Performance 
Targels" and "Specific Requirements" to achieve the resource 
conscrvalion and olher projecl goals. The Revised Memorandum of 
Underslanding eslablishes the regulalory mechanism to implement the 
R,·vised lmpa<'I System, induding sti1ndarch for building plan review mtd 
yearly moniloring rcporls. 

A summary of the Revised IMPACT Syslem Slandards (as may be 
amended from lime to lime) is a llachcd as Appendix 2. The Revised 
MOU, implementing the Revised IMPACI" System, is allached as 
Appendix 1. All dcvclopmcnl wilhin Civano musl be consislc11I wilh lhe 
Revised Impact Standards and Revised MOU. 

A-4 PURPOSE AND INTENT OF THE CIVANO PAD DISTRICTS 

A-4.a. Civano Master PAD 
The Maste r !'AD section of this document responds lo the unique site 
condilions described in Sccfio11 B: Site Analysis. The Master PAD 
emphasize producl divcrsily, unique design standards, trails, 
connectivily, open space, landscape theming, multi -modal circulalion, 
and preservation of natu ral wash and 1iparian corridors. 

The Site Analysis provided in Seclion B conforms to requirements 
provided in ),UC Scclion 2.6,3.6.B, Informal ion for the Sile i\m1lysis was 
compiled from site visils, correspondence wilh Cily, County, and Sla lc 
ngcncics and officia ls, us well as lopogmphic nnd hydrological imulyses. 
The Civano Master l'AD provides for the overall regulation of the Civano 
frojecl, logelher wilh the Revised Civano IMf'ACI' System Slandards, lhe 
Revised Memorandum of Unde1·s1anding and other policy guidel ines for 
Civano. Each individual PAD Dislricl wilhin Civano musl conform lo the 
Civano Master PAD. 
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A-4.b. Civano PAD District Overview 
The Civano PAD Districts establish comprehensive guidance and 
regulations for three disti nct PAD districts; the approx imate 456-acrc 
Sierra Morado PAD Dislricl; lhe appmximate 58-acre Pavilions PAD 
District, and the approximate 304-acre Neighborhood I PAD Districl. 
The Civano l'AD Dislricls will serve as a regulatory tool governing 
planning and zoning. The Civano PAD Districts arc adopted by 
ordinance and conform to the Tuc50n Gencml Plan, subsidiary area 
plans a nd this Civano Master l'AO. The Civano l'AD Oislricts supersede 
the LUC as specifically provided herein. 

The Civano PAD Districts establish the location, density, a nd community 
character for lhe individual PAO Districts (as defined in Figure 14, fr111d 

Use Plan). The Civano PAD Districts will be developed in phases 
accord ing to ma rket demands and will include a variety of residentia l, 
commercial a nd community rec rea tional facilities and ameni lies. i he 
Civano PAD Districts provide for a sustainable, balanced community of 
interconnected residential neighborhoods with support services and 
employment opportun ities. 

A-5 LEGISLATIVE AUTHORITY 

Tlw imthority for thr l'A[) Distric-ts is found in thr LUC' Al·tidr II, Divi$ion 6, 
Section 2.6.3. The Lt.:C authorizes PAD Districts lo enable and encourage 
comprehensively planned development in accordance with adopted plans 
a nd policies. Once adopted, the Civano PAD Districts arc regu latory plans, 
which serve as the zoning and development codes for the project. Final plats 
a nd any other development approva ls must be in compliance w ith the 
adopted PAD Districts. 

A-6 CONFORMANCE WlTH GENERAL PLAN AND CITY LAND USE PLANS 

The primary objective of lhe Civano Master PAO and individua l PAO 
Districts is lo implement the City's General Pla n through the transla tion of 
the City's broader development policies i1110 desig11 concepts a nd 
devclop111e11I cont rol tailored lo the p lan area. All City policies, standards, 
cri teria a nd procedures will a pply w ith in the Civano PAD Districts, except 
w here specific modifications arc warranted to improve design quality, 
flexibility and/or creativity as provided hc rci11. 

A-6.a. City General Plan 
The Civano Master l'Al) a nd individYal PAD Districts further the vision 
for regional land use guid ing the growth of the Tucson metropolitan 
nrcn in an efficien t a nd coordina ted manner and provides for high 
quality deve lopme nt in the unique Sonoran Deser t sett ing. The Civano 
PAD Districts advance the City's livable goals by: 

• Providing better a lternatives to autott1obile 11-attsp0rtation through 
the provision of alternative forms of transportation, such as bicycle 
a nd pedestrian-friendly st reets, improved roadways (landscape, 
lighting, sidewalks a nd fu ture bus slops) and through the 
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incorporation of li ve work units and non-rcsidential land use with in 
walking d istance from residential areas. 

• Including 11bund11nt open spnce and rccre11lion arc11s. 

• Protecting the nahtral desc1t environment, Sonoran Desert 
ecosystems, washes, hillsides, open space and wildli fe. 

• Designing people-oriented neighborhoods lo promote a mix of 
residential densi ties and housing types with pedestrian focus, lush 
landscaping and connectivity that furthers interaction among 
residents. 

The Civano Master PAD and individua l PAD Districts suppor1 the City's 
General Plan vision for land use by preparing a Master PAD and PAD 
Districts that include diverse residentia l neighborhoods, non-residentia l and 
open space land uses. The Civano PAD Districts provide the flexibili ty 
required to effectively manaie the development of land, while ensurini tha t 
support ing infrastructure, open space and services a rc properly linked and 
integrated. 

A-6.b. Other Area Master Plans 
The Civano Master l'AD also recognizes and wi ll be in compliance with 
the South rantano Arca f'lan, and Reg ional Open Space, Trails and 
Circulation r lans in the ar~. 

A-7 RATIONALE FOR USE OF PLANNED AREA DEVELOPMENT 

There arc several reasons for using PAD Districts for this projec t, rather than 
other existing zoning districts. One of the primary reasons is lo implement 
the vision that is unique to Civano. TI1is requires flexibility in land uses not 
ava ilable in trad itional zoning, such as mixed-use and live/work units, as 
well as the abil ity to customize development standa rds tha t provide more 
specificity and cont rol over the general design of the built environment. 

A-8 SUITABILITY OF PAD DISTRICT TO SIGNITICANT ENVIRONMENTAL 
FACfORS 

The proposed l'AD Districts are genera lly consistent with the existing zoning 
of the property. The development is designed lo allow and encourage an 
:ippropri:ite mix of ~1scs. These include a v:iriety of residen tial densities, a 
diversity of housing and product types and environments, support 
commercial services, offices, recreation facilities and conununity amenities 
including an integrated open space system offering opportunities for trails, 
bicycle pa ths and futu re transit connectivity. 

A-9 COMPATIBIUTY Of nn: PAD WITII ADJOINING LAND USES 

Immediately adjoining land uses arc p1; 111arily single-fami ly residential, 
alt hough most of the land is vacant. There is an abandoned sand and gravel 
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pi t north of the property and some remaining sand and gravel extraction 
operations a long the Pantano Wash directly cast of the property. These arc 
slowly being phased out in preparation for construction of a regiona l park 
and trails system along the major washes. There arc two operating horse 
slables immediately to the north of the property, on both sides of lloughton 
Road at the Pantano Wash. There should be no interference lo these uses as a 
result of community development 011 the Civano property, although added 
residents muy wish to use the stubling und riding services uvailable. 

A-10 PIIYSICAL/ECONOMIC SUITABILTIY AND FEASffiILITY WITH EXISTING 
INFRASTRUCTURE 

When the Civano s ite was originally selected through a community-oriented 
Stale Land select ion process, it was determined that one of the primary 
advantages of this site was that infrastructure a lready existed and could be 
extended with relatively little added expense and wi th minimal impact upon 
the cxisl"ing infrastrncture system. 

All significant infraslrncturc necessary to suppo1·t this deve lopment is in 
very close proximity and can be effectively extended into the property for 
the proposed deve lopment. ln concerl with community understanding and 
Mayor and Council decisions in supporling this project, impacts to 
infrash11ct111't' and public- serviC-('S will b;.• ns minimal as kasibk, using bt-st
known and available technologies. 
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B. SITE ANALYSIS 

B-1 SITE LOCATION AND REGIONAL CONTEXT 

The property is located in the southeastern portion of the Ci ty in the Middle 
Sattta Cruz Subregion. The site is bounded by Bilby Road to the south, 
Houghton Road to the west, the Melpomone Way alignment to the east and 
Civano Boulevard lo the north. (Sec Figure 1: Localicm and Regional 
Contcxf). 

The property lies within Township 15 South, Range 15 1:ast, Section 1 and 
12. It is approximately 5 miles north of In te rstate I 0 / 1 loughton 
interchange, less than a mile west of the rima County/City o f Tucson border 
and slightly over a mile west of Saguaro National Park East. The Pima 
County/Cochise County border is approximately 20 miles cast along 
interstate 10. The site is within the vic in ity of the University of Arizona 
Science and Technology Park. 

B-2 EXISTING ZONING AND LAND USE 

B-2.a Existing 2.oning and Land Use On-Site 
Existing zoning on the site includes a combination of various zoning 
<fotrit:ts, im:luding the Neighborhood I l'AD, SR (Low IJcnsity 
Residential), R- 1 (Residential Single Family), R-2 (Medium Densi ty 
Residen tial), OCR-2 (Office/Commercial/Residential), C-2 
(Commercial) and 1- 1 (l,ight and I lcavy lndu~1rial). The existing zoning 
requires conformance with the 1991 Civano Master Plan. Sec Figure 2: 
F:xishi,x Zo111i11? for location of the various zoning distticts on si te. 

The propcr1y has various exist in~ land uses on si te, includin~ lar~e areas 
of vacant land (pr·imarily within the Sierra Morado and Pavilions PAD 
areas), existing development as part of the Neighborhood l rAD 
(including residentia l, open space, school, community facilities, and a 
neigh)'.lOrhood center. There i.s also a commercia l development (Glopal 
Solar) along Houghton Road. The si te also contains two major Overhead 
1;1eclric Easements (01 IE) lhal Ira verse lhc properly, including a I 00-
foot OHE casement running ea,,i/west immediately south of the Drexel 
Road alignment and a 175-fool OI IE casement running norlh/:soulh 
along the Melpomonc alignment and tunting northwest through the 
northern quadrant of the site (Sec Figurn S: J,'."fistliw Land Use for 
location of O IIE casements and other exist ing land uses on and adjacent 
to the site). 

B-2.b Existing 2.oning and Land Use within 150 Feet of the Site 
1:xisting zoning surrounding the prope11y within 150 feet inc lude SR 
(Low Density Residential) to the cast; SR <low Density Residential) and R
I (Residentia l Single fami ly) to the south; a mix of SR (Low Density 
Residential), R- I (Residential Single fa mi ly), R-2 (Medium Densi ty 
Residential), C-2 (General and Intensive Commercial), I· I (Lig ht and 
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Heavy Industrial) and R- 1 (Residential Single Family) and SR (Low 
Densily Residenlial) to lhc wesl and north. 

1:xisling la nd LLSCS surrounding lhc property include low dcnsily 
rcsidenlial use, vacanl land and nalural open space to the cast; vacan t 
land a.nd a rcsidcnlia.l subdivision lo the soulh; vacant land lo lhc wcsl ; 
and vacant land, abandoned sand and gravel opcral ions pil wilh 
oonslrnclion debris, and open space lo the 11011h. 

There are no wa ter wells localed on lhe sile, nor with.in 150 feel of lhe 
sile. 

B-2.c Special Studies, Overlay Zones and Major Streets & Routes 

Houghlon Arca Master Plan 
The project s ite is localed wilhin the boundaries of lhe proposed 
Houghlon Arca Maslcr Plan. Allhough lhc Houghlon Arca Maslcr Plan 
has not been adopted by Mayor and Council, lhc Civano Master Plan 
recognizes lhc drafl p lan and is consislent wilh lhe dra ft plan's overall 
intent. 

South Pantano A1·ea Plan 
The projecl is located wilhin lhe bo1111da ri<·s of lhe Soulh Panlano Area 
Plan. The Civano Maslcr Plan is consislenl wilh lhe goals and policies of 
I his plan. 

Scenic Roule 
I loughlon Road is a designed Scenic Route as adopted in the City's Major 
Streets and Roules Plan ("MS&R Plan"). Specific scenic Roule regulalions 
govern developmenl a long I loughton Road. 
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' FIGURE 3: EXISTI NG LAND USES 
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B-3 OPEN SPACE, RECREATION, PARKS, AND TRAILS 

According to the Pima County Land Information System, there arc four trails 
loca ted w ithin one mile of the property. Two of the trails are within the 
Pantano Wash major tributaries cas1 of the property, and two additional 
trails arc proposed lo the north and casl of the property wit hin two 
unnamed wash corridors that connect to the primary channel of the Pantano 
Wash. In addition, a paved shoulder bike route extends along portions of 
South Houghton Road both north and south of the site. 

As depicted on the l'ima County MapCuide Map, Abraham Lincoln Regional 
Park is loca ted approximately 4 miles northeast of the site. 
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B-4 PUBLIC, EDUCATIONAL, COMMUNITY AND CULTURAL FACILITIES 

B-4 .a Schools 
The propc11y is loca ted wi thin lhe Vail School District. The closcsl 
elcmenlary school lo the silc is lhc Civano Communily School, localed 
within the si te, The Civ:1110 Community & hool is a ch:u1cr school, and is 
a part of the Vail School District. An additional elementary school wilhin 
lhe Vail School Dislricl is Mesquite Ekmenlary School localed at 9455 S. 
Rila Road approximaldy lhrec miles soulhwesl of lhe ~-ile. 

There are 110 middle schools wilhin one mile of lhc properly. The closesl 
middle school is the Desert Sl..'Y Middle School located within the Rita 
Ranch development approximalely four miles southwest of lhe prope11y. 

There arc no high schools wi lhin one mile of the properly. The closest 
high school is the Va il Charier High School, located at 9040 s. Ri ta Road, 
approximately six mi les soulhwcsl of the property. The closest public 
h igh school is the Cienega High School located a t 12901 r.ast Colossal 
Cave Road, approximately 7 miles lo the south. 

B-4.b Libraries 
There arc no libraries within one mile of lhe subjccl propetiy. The closes! 
libmry is 1hr Coif Links Library localed al 9640 E. Coif Links Road 
approximately 4 miles from the propctiy. 

B-4 .c Health Care Facilities 
There arc no health care facilities wilhin one mile of the property. The 
closest health care facility is St. Joseph's Hospital loca ted a t '.{50 N. 
Wilmot Road, approximately 10 miles lo the norlhwcst. 

B-4.d Fite / Emergency Vehicle SetVice 
Fi,·c/cmcrgcncy response services will be provided by the City. Cily fire 
Station # I 7 is loca ted approximately ½ mile north of the property al 
5270 S. Houghton Road. 

B-4.e Law Enforcement Services 
The City will provide law cnforccmcnl services to lhe property. The 
closest police slalion is the Tucson Ri ncon Subslalion localed al 9670 E. 
Coif Li nks Road, approximalely fou r miles 11011hwesl of the prope1ty. 
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FIGURE 5: OFF-SITE STREETS, SCOOLS & PUBLIC FACILI TIES 
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B-5 MAJOR TRANSPORTATION, ROADS AND CIRCULATION 

B-5.a Existing Roadways 
The primary north-south roadway acces.< to the Civano Masler l'AD is 
lloughlon Road immediately west of the property. lloughton Road is 
currently a lwo-lanc road lhal is owned and mainlaincd by the Cily, 
Melpomene Way is an existing one-lane dirt road n11111ing north-soulh 
along the eastern boundary of the Civano Master !'AD and currently 
serves residenls of some single fam ily lols north and easl of the project 
sile. 

Primary cas1-wcs1 roadways in lhc vicinity of lhc Civano Maslcr PAD 
include Valencia Road approximalely 1.5 miles lo the south of the 
properly and Irving ton Road approximale ly I mile norlh of lhe property. 
Valencia provides conliguous east-wesl access from Houghton Road 
clear across town to lhe wesl while lrvinglon provides easl-wesl access 
from Houghton Rood lo Kolb Rood to the west. 

Additional cast-west roadways include Bilby Road w hich is located 
immcdialc ly south of the propc11y and will provide dirccl access from 
lloughlon Road to lhe cast. Bilby Road has rcccn lly been improved lo 
approximately ½ mile easl of lloughton Road to accommodale the 
Mrsq11il<' Randi s11 bdivisio11 lo llw so11th and ind11dcs p.iving, rnrb, 
sidewalks and bicycle lane on lhc soulh side of the righl -of-way. Drexel 
Road is an exisling a l grade, 2 lane paved road which cxlends from 
I loughlon Road lo lhe easl lh rough the propc11y and currenlly ends al 
lhe l'antano Wash. Seven Generations Way, a two lane roadway wilh 
curb, gutter and sidewalks, provides primary access to Civano 
Neighborhood One, and ends a t the castem boundary of Civano 
Neighborhood One. Nebraska Road is a lwo lane roadway lhal begins 
where Seven Genera tions Way ends and exlends easl lo Melpomene 
Way. 

Table 1: £xist1i1g Ro:tdw:1ys S11rro1111d1i1g the Site shows all existing roadways 
within one-mile of lhe property. 
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Table 1 
Existing Roadways Surrounding the Site 

STREET NAME SEVEN 
HOL'CHTON BILBY GENER- CIVANO 

DREXEL ROAD 
ROAD ROAD ATIONS HLVD. 

WAY 
Functional Principal Minor Minor 

Arteria l I:aseme nl 
Classification Arte rial Arterial colleclor 

Existing R.o. W. 200' 50'-80' 80' 45' 
90' 

Future R.O. W. 200' 90' NONC 80' NONE 

Travel I,anes 2 2 2 2 2 
Sneed Limit 55 MPII 25MPII 25 MPII 25 MPII 25MPII 

AOT 
14,300 NIA Nii\ NIA NIA 

Bicycle lanes SOMETIM F.S' YES vr,s NO NO 
Pedestrian Ways SOMETIMES* YES YES YES NO 

Ownership Cily City City City City 

Surface Paved Paved Paved Paved Paved 
Condition 

Program for Yl;s (Capital NO NO NO NO 
improvement Improvement 

r~ram) 
Source: City of 1i1cso11 n11d Pmw Cou11ty Tm11sportn//011 dep,1rtmc11ts, ADOT J1mcf1om,I 
Clnssificatio11 1111d ADTs, 11nd PAC Tmffic Cow,t~: 
" Somt·t1i11t·s mt·rws thflt portions of the ,r.wdwfly i11cl11dc the rwu·1uiy dcscnbcd, find 
port ions do 110!. 
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B-5.b Future/ Planned Roadways 

Pantano Parkwav: 
This is planned as a four lane divided roadway which will include a 
linear park. The alignment. generally follows the southwestern bank of 
the Pantano Wash and cuts across the northeastern most corner of the 
site. f lans for this roadway arc still in the development stage. 

l loughlon Road: 
The City and A.D.O.'r. are currently conduct ing sep-..tra te studies of the 
lloughton Road Corridor. These studies indicate I he need fo1· widening 
of the existing two-lane roadway to a four-lane divided section. 

B-5.c Public Transportation 
The area immediately surrounding the property is not currently served 
by public transportation. The nearest Sun Tran bus route to the area is 
the Pima Community College East Campus, a long lrving1on Road. Routes 
3 and 37 serve the Pima Community College with 30-minule frequencies 
throughout a normal weekday. There arc no current plans to extend 
public transit service into this area in the near future. 

B-6 EXISTING INFRASTRUCTURE AND PUBLIC SERVICES 

B-6.a Water 
Tucson Water Department current ly provides water service lo the 
existing Neighborhood I PAD and to Mesquite Ranch lo the south. 
Tucson Water has been designated by the State of Arizona, Department 
of Waler Resources, as having an assured water supply. 

A 24' waler line and a 12'' waler line are located along the Houghton 
Road right-of-way adjacent to the propc11y. Additionally, a 12" 
reclaimed water line is loca ted a long the Houghlon Road righl-of-way 
adjacen t to the property. 

B-6.b Sewer 
The Pima County Wastewater Management Department has been 
consulted with the following results. 

Existing wastewater records indicate this dcvclopme11t i., trihutary to the 
Pantano Interceptor, the South Rillito Interceptor, and the Tucson 
Bm1lcvard 11ow Control facility, 

The Tucson lk>ulcvurd now Control Fnci li ty ullows flow lo be directed 
either to the Roger Road Wastewater Treatment l'lant or the Ina Road 
Water Pollution Control Facility. 

The ittterior sewers within the dcvelopntcnt must be desigttcd to provide 
flow-t hrough for any adjacen t parcels south of the proposed 
development from parcel 140-0 I - I 130. 
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The ex1shng 15 inch diameter collector (G-2000-070) flows from 
Mesqui te Ra nch located to the south of Civano along an al ignment 
which gcnenilly follows the eastern bank of the Mesquite Wash within a 
30 foot scwet· casement. Al the Drexel Ro-,1d alignment crossing, the 
collector increases in size to an 18 inch diameter sewer line (G-99-1 19 
an G-97-039) which crosses Neighborhood I to the north and connects 
into the existing 21-inch diameter public sewer (G-95-033). 

B-6.c Reclaimed Water 
The City presently has a 12" reclaimed water line located along the 
lloughton Road righ t-of-way adjacent to the property. The purpose of 
the reclaimed water source is to provide an alternative to usi11g potable 
water for irrigation uses. The recla imed water is presently connected to 
the first phase of Civano and wi ll be available for use in the future 
conunon areas. 

B-6.d Waste D' 
The City currently provides solid waste disposal and recycled waste 
disposal in the area, and will provide solid waste disposal for the project. 

B-6.e Private Utilities 
Electricity, telecommunications and cable television services arc 
C'\ll'IX'n tly provi<lr<l within tlw Civano Nrighborhoo<l I mx-11. Thrsr 
services will be extended into the remainder of the Civano Master PAD 
area a t the time service is necessary through agreements with the 
specific private utility companies. It is cu rrently anticipa ted tha t electric 
services will be provided by Tucson Electric Power Company. Telephone 
service may be provided by Qwest and Cox Communicat ions. t:xisting 
telephone li11es arc currently provided withi11 the lloughton Road right
of-way. Cable television and internet services are currently available 
within surrounding developed areas and will be available for the subject 
property. Natural gas lines arc provided along Houghton Road and w ill 
be provided by Soul hwesl Gas. 
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FIGURE 6: EXISTING SEWER 
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B-7 TOPOGRAPHY 

B-7.a Topographic Characteristics 
The topography of the area within the site is characteristic of the Ri11co 11 
foothills and contains a variety of landforms. Generally, lhe elevations 
range from 2,903 a long the southern boundary of the si te lo 2,800 at the 
Civano Wash outlet of lhe site. Figu.re 7, Topogrnphy, shows the existing 
topography of the prope11y. 

Portions of the properly consist of slopes in excess of 15%. These areas 
are depicted 011 Figure 7, Topogmp/Jy Consislenl with I he 199 1 Civano 
Master Plan, the Master PAD will protect areas with 15% slopes lo be 
established in each development plan or plat submitta l. There arc no 
Hillside Conservation Ar·ea on lhe site, nor are there any significant 
topographic features such as rock outc roppings, ridges or peaks within 
I he properiy. 
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FIGURE 7: TOPOGRAPHY 
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B-8 HYDROLOGY AND WATER RESOURCF.S 

B-8.a Drainagc/HydrolQ3Y 
There arc lhrcc major watercourses in and around the subjec t property: 
The Mesquite Wash, the Civano Wash, and the Pantano Wash. The 
Mesquite Wash is located along the western side of the property and 
flows from south to north; while the Civano Wash, which a lso flows 
south to north, is centrally located with tributaries extending to the 
southeast corner of the parcel. Pa 111a110 \Vash cl ips lhe northeasl corner 
of the property in a southeasterly lo no11hwesterly direction. The Civano 
Wash and lhe l'anlano \Vash run parallel along the northern limi l of the 
property prior to co1tvcl'gittg cast of the lloughto11 Road Crossing. 

The Pantano Wash and subsequently the portions of the Civano Wash 
tha t arc loca ted along the Nort hern Boundary lie within FEMA· 
designaled flood hazard areas. Areas not within lhe federally mapped 
floodplain a rc designated as Unshaded Zone X, which has been 
determined lo be outside of the 500 year Floodplain. 

111 addition the City regulates the Civano Wash and the Mesquite Wash 
located with.in the project limits as they contain runoff in excess of 100 
cfs. Areas wi thin the delineated 100-year floodplain limits that arc 
outsi<k of tlw inc-iS<'d dumnds rnn lx- d1arnc-l<'riz<'d 11s sh\'el flooding 
zones. The depths of flooding in the sheet flow areas range from 0.42 to 
2.52 feet. 

All on-site washes and th.cir respective floodplains arc depicted in Figure 
8, 011-S1ie Hydrol<>,f(Y. Off-sile walersheds lhal affecl lhe sile have been 
provided in Figure 9, Oil-Site W11fe1~1wds. 

The pei1k discharge rales for all washes having a IO0-yea r event Aow of 
> I 00 cfs arc shown 011 Figure 8, 0 11-S,ic Hydrology. 

The discharges a,·e based 011 lhe best avai lable informal ion at the lime 
of lhis documenl. Delailed hydrologic analyses lhal will furlher 
quantify these discharges and drainage areas will be provided as part 
of the development of this area. These ana lyses will be submitted to the 
City for review and approval. 

F-R.J, Applicapility of City Floodplain Or4inanoe 

B-8.b. l Citv rloodplain Ordinance 
Watercourses that convey discharges grea ter lhan I 00-cfs arc 
comidered regu la tory by the City. i\s such their nssocinted 
floodplains have been mapped in accordance wilh Cily Rcgu lalions. 
The areas subject to regulation include the Mesquite Ranch Wash 
and lhe Civano Wash and !heir lribularies as shown in lhe Tucson 
Stormwatcr Ma11agcmc111 Study as either designated or pl'oposcd ERZ 
and WAS! I washes. Any developmenl lhal impacls inlo lhese areas 
will require a floodplain Use Permit. As it currently stands, only the 
pmposcd drainage infrastructure necessary lo provide all weather 
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access to the various development a reas will encroach in these areas. 
In addition, the lots localed along these watercourses wi ll require 
that their finish floor elevations be sci I -foot higher· than the 
adjacent I 00-ycar water surface elevat ion. 

As a consequence of the floodplains, deve lopment ulong the 
regulatory watercourses will adhere to the minimum erosion hazard 
setback requirements, which account for the lateral migration of the 
channel. These setbacks are calculated b-,1sed on the methodologies 
approved by the City and proportional to the discharge and a factor 
of safety, which accounts for the level of curva tu re within the 
channel. Where approved by the City, the installation of bank 
pmtection that meets the City requirements may be used to reduce 
I he sci backs. 

B-S.b.? Article VIII Section ?9- 1? of the Tucson Code, Watercourse 
Amenities. Safety. and liabita l ("WASli"l Ordinance 

The Civano Wash and the Mesqu ite Ra nch Wash have been 
identified as WASI I Ordinance watercourses. All structu res must be 
reviewed for wash ordinance compliance. Mitigation for any 
approved disturbance within these areas will be completed in 
compliance with the regulations sci forth in the City WASII 
Ordimmc,;-. 
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FIGURE 8: ON-SITE HYDROLOGY 
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FIGURE 9: OFF-SITE WATERSHEDS 
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B-9 VEGETATION AND WILDLIFE 

B-9.a Vegetative Communities and Associations 
This section describes existing on-site vegeta tion, vegetative areas 
especially significan t for wildlife, scenic value, or screening, and 
vegeta tive densi ties, 

I) On-Sile Vegetative Communities and Associations 
The following two vegetative communities have been identified on 
the site. See Figiue 10: Vcgelnlio11 Densities for the loca tion of these 
com mu nit ics. 

Arizona Upland Subdivision Community. Pa lo Verde-Cacti-Mixed 
Scrnb Association 
Dominated by leguminous trees and cacti, lhe species most 
commonly present in th is habitat include the Saguaro cactus 
(C:1mcgicn gig,111/c11S) and foothill r alo Verde (Ccrcid1i1111 
microphy llum 

Xeroriparian Habitat. 
Xcroriparian llabila t is typically associa ted w it h ephemeral streams 
lhal flow as a result of rainfall. The plant species arc typical lo those 
fou nd in upland iux·as but lmw gri:akr di:nsiti,·s dm· lo llw n:J.11 iw 
excess of waler. 

Table 2 includes partial list of plants observed 011-sile. 
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Table 2 
Partial List of Plants Observed On -Site 

Common Name Scien tific Name 
Mcsauitc Prorx,sis 11c/11/um 

Foothi ll Palo Verde Ccr cidJi ,m microvbvU11111 

Catclaw Acacia Acacin 1v-er;if!1"i 

Whitethorn Acacia ACIICIEI COi/Si riclrl 

SaJtuaro D 1r11e.f(1CE1 J(1°,£1111/e11 

Soaottee Yu0Cll ruccu ela/11 

reniocereus 2.rcooi Nif!/1/ Bloom1i1I! Ccrcus 

Creosote Bush Larrc.1 lridcnlata 

Barrel Cactus Ferocactus svv. 
Desert I lackbcrrv Cc/tis o.1/!idr1 

Cholla Cactus Various Ovunlia sn.•cies 

Perennia l Grasses Various 

l'ricklv Pcar Various Op1111tir1 species 
Source: J)e/d /11ve11/01y, 2004 nnd N11/1ve Pinn/ Preser v11/Jo11 Plans p r epared by 

The Pln11111j18 Cc11/cr c/,1/cdj1111c 11 2004. 

2. Significan t Cacti and Croups of Tn:cs and Fcdcrally-1.istcd 
Threatened or Endangered Species: 

There arc saguaros on-si te tha t arc listed by the Sta te of Arizona as 
protected species. The saguaros arc evenly scatte red throug h the site, 
and arc generally in good condition. Arizona Game and rish 
Departmen t provided a list of special status species tha t ar·c known to 
occur in the vicinity of the site. The li,t includes the following plant 
species: 

• Necdlc-Spined Pineapple Cactus (l:Chinomastus 1; rectoccntrus 
Var Erectocentrus) SC, S, SR 
• Slag-Hom Cholla (Opimlia Vcn:icolo1·) SR 

SC is classified as Species of Concern· S is classified as Sensitive· and ' . . ' 
SR is classified as Salvage Restricted by the US Forest Serv ice and the 
Arizona State Office of the BLM. 
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3. Vege tative Densities: 

Onsitc vegetation densit ies and vegeta tion canopy coverage for 
shrubs and trees were calculated using aerial photographs. Perennial 
gra=s and ground covers were nol considered. With the exception 
of areas adjacent lo drainages, the site exhibits a fai rly even 
dispersion of densities over the ent ire si te. Areas directly adjacent lo 
the washes display higher vegeta tive densities than the rest of the 
si te. Vegetation densities are depicted in Figure 10: Vegetation 
Densities. 

Vegetation densities were categorized as follows: 

• High Dcmity: +/- 4.5 % 

• Medium Density:+/- 17.5% 

• Low Density: +/- 78% 

B-9.b Wildlife Habitat 
A letter from the rhocnix Regional Office of the Arizona State Came and 
Fish Depai1ment (ACFD) is included a t the end of this section. A 
summary of the letter is as follows: 

I) Threatened or Endangered Species: 
According to AGFD's lleritage Data Management System (IIDMS) the 
special sta tus or species listed In Ta)::,lc S: Pole11/Jt1f!y Occwni1s 
Tlm:nlened or £11dt111.f(ered Speci e~~ potentially occur in the project 
area (3-milc buffer). In addition, the site is localed within Zone 2 of 
the Proposed Critical I la bi tat for the Cactus Fcrn,3Ji1ous Pygmy-Owl. 
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Conunon 
Name 

Table 3 
POTENTIALLY OCCURRING 

THREATENED OR ENDANGERED SPECIES 

Scientific 
Name Sta tus 

Mexican Long•Tongued Spec ies of Concern, 
Bat Chocronyctcris Scnsit ivc, Wildlife of 

Mexicana Spccilll Concern in 
Arizona 

Necdlc-Spi.ned Pineapple Species of Conccm, 
Cactus l:Cf11i1011wstus Scnsit ive, Sa lvage 

Ercctocc11/J11s Var Restricted 
J:rcc /occ11/111s 

Sonoran Desert Tortoise Spec ies of Co nce rn , 
(:opl1rn1,< Ag11,<.<izii Wildl ife of Special 

Concern in Arizona 
l.csser Long-Nosed Bat Listed Endnngcrcd, 

lcplonyctcns Scnsit ivc, Wildlife of 
Ct1 /71SO/IC Spec ial Conccm in 
Ycrbab11c11ac Arizona 

Cave Myotis Species of Concem, 
Myotis Vehfer Sensitive 

Stag-llorn Cholla Salvage Restricted 
Op1mti11 V<'J'$JC<>i<>1· 

Lowland l.eopard rrog Spec ies of Co nce rn, 
!<JJI111 YHvHpd1ensis Sensitive, Wildlife of 

Spec ia l Concern in 
Arizona 

Source: Arizo11,1 Slate Came rmd Fish Dcparf111c11/ f,effc1; 2003 

2) lligh Densit ies of a Given Species: 
No hig h densities of any g iven species or c ritical habi ta ts have been 
identified within the site in the Arizona Came and Fish Departmen t 
letter. 

3) Am1atic or Riparian Ecosystems 
While not explic itly stated in the ACrD letter, xe roriparian areas do 
exist on the site. 

B-9.c Enviromnental Re5ource Reoort Exhibit 
An Environmental Resource Report (ERR) Exhibit was prepared and 
;1.1bmitted to the City in 1991 as pa,1 of the rezoning submittal in 
Case No. C9-9 t • 14. An upda ted ERR Exhibit is attached to this 
Civano Mas ter PAD as Appendix S. 
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CIVANO MASTER PAD 

FIGURE 10: VEGETATION DENSITIES 

LEGEND: 

- High Vc!@Clalion Density (4.5%) 
D Medium Vcgetauon Dons11:y (17.5%) 
Cl Low Vcgciation Density (78%) 

D Mas1erPAD llounda!y 

NOTE: Dcvclop,.'<I nn:1is nn: not included in 
the den~;~ calculations.. 

Erl NOT TO GCAL& t _, __ .,. -· z 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
II 

• • • • • • • • e~ • • 

EXHIBIT 111.D.2.a: Arizona Game and Fish Department Letter 

THE STATE Of ARIZONA : <.::::f:;.,.,_, ., jCO-..IIIOIQl 

GAME AND FISH DEPARTMENT . r=~~:~:".!''"" 
W N,ot1GU'1•11 ~ 11111 

222i 'l11.s1Gfu1t,'!UR:.ao.PM-JC.'ill AZ8S023•4399 .A::0'..1Hn,'f",, 

Scptcni~r IS. 2003 

M~. Kelly Occkcr 
The Planning Cent« 
110 S Chun:h 
Sullc 6320 
Tucson. AZ 85701 

(602) 9-42•3000 • .Zl'"'1'QC;», l!f _, M '41.-•' #'..1,......,u•r ........ 
C-..NIC ~ !11J!(.Vt 

Ol,vrfOO-tr.'Otl 
Stl\ll i( f'llll!U.l 

1.t' ... 
... ,r.:--t• -\ .. 

, -. .,~··"•- ··• 
< ;7".: y; .•• ·'' 

~, .. ,:- ... -1, 
'_.,-.:..,+-: ~-,, 

• ·"f' 

Re: Special S101us Species lnformction for Township 15 Suuth, Ron~• 15 Eo,I. Scctinn, I 
•nd 12; Propos,d Ocl'rlnpmenl of Sinik-family Residential 11nd C:nmmunlty 
Rccrc•tional Focilities (Propoicd ~tighborhoods 2 ond 3 ot Ch·ano nt Hou~hron 
Road •nd Irvington Ro1d) . 

The Ari,.ona G~,c and l'ish Department (Dcpanmenl) hJS rcvie" oJ i 11ur n:,111,:st, dated 
Si.:plcmhcr 9. 2003. n:~o.rding spcc:1:1.I status :i:~~cic:.s infonnativn a:i'-<>Ci:itcd with the Jhtn·c• 
rcJCrc11i.;ccJ pruJcc:t ;m:a. 'lb; l>cp:v1mcn1•~ Hcri1ast Dalu Munaierncnt ~yMcm (~ID~·IS) ha~ 
bc:cn cu.:c~~:,.ro :mU cum:nt rcc:ord5 show thot tJh! ~J)\..'Cinl stalu~ SJ'lCCICS: li:>'lcd on Ult 3Uachmcm\ 
hn,c ~n ,10<umeu1cJ JS occurnos in the projecl area (}•mile buffer). In addition. 1his rmjcct 
docs not occur within tbc nc1ni1y of any l'ropo,cd ur Desii:nalcd Cri11cnl I tnbitot< . 

111c Dcpartmcnt"s HD:'-,1S dau :vc not lntended 10 include polenlial disttibulion of :q,ccial ~atus 
spccic.s. J\ri1n.nn is Jo.rg~ Md divtrSe with p1ant<. onimolc:. and cn\'ironmenta1 conditions that ate 

c,-cr chnnging. Consequently, many areas may contain species that biologi•ts do not know about 
or species previously noted in a panicular on:a may no longc;r occur then:. Not Rll of Arizona 
has been surveyed for special ~•tus species. and surveys that have been conducted have varied 
greatly in scope and intensity . 

Making available this information docs not substitute for the Dcpann1cn1·s n:vicw of project 
proposals, nnd should nol decrease our orponunitics 10 rovicw and evaluate new project 
proposals and sites The Dcp.mment is also concerned about otl1cr resource valucs, such as other 
"ildlifc. including game species. and wildlife-related recreation. ·11,c Depnnrnent would 
appreciate the opponunity to provide an evaluation of imp•cls 10 wildlife or wildlifo lubi1au 
associated with project activi1ics occurring in the subject ~,ca, when specific details become 
a1·ailnble . 
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Exhibit 111.0.2.a: Arizona Game and Fish Department Letter (cont') 

Ms. Kdly Decker 
September IS, 2003 
2 

If you have any questions rei:arding the attlchcd s~eies list, please contact me at (602) 789-
3618. General stntus information. st.11c-w1de and e-0unty distribution lists, and ab~'tracts for some 
special status species are also a"ailablc on our w.:b site at: hnp://ww\\ .37.gfd.com/hdms . 

Sincerely . 

~//~--/ 
Sabra S. Schwartz 
I lcritage Data Manngcmcnt Sys1em. Coordinator 

SSS:ss 

Atl:lcbmcnr 

cc: Boh Br11sch~id. Project crnluatiun Pr<>i:ram Supervisor 
Joun Scott. 1 lnl>itnt l'rogram Man~~cr. Rq;ion V 

AGFO =09-11-<JJ(0jJ 
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Exhibit 111.0.2.a: Arizona Game and Fish Department Letter (cont') 

Special Status Species within 3 Miles of T15S,R15E Sec 1, 12 
Mrona Gamo andFllh~ Heffla90 Doul~ Sy,wm 

Septembo< 15, 2003 

.9c.i.nttftc Name 
COIMIOtl Mime UA USFS BUI WSCA 

CHOEJtONYCWIIS MEX/CANA I.IElCICAII LONG-TOHGUEO BAT SC s wsc 

ECHINOMASTIJS ERECTOCENTRVS VNI NU!ll.E.SPINEO PIHEAPl'LE CACTVS SC s 
EAECTOCE,m!US 
GoPHERVS A GAS Sal (SOIIOIWI PQPtJU TlON) SOIK)AAH OESERT TORTOISE SC wsc 

LEPTOHYCTERIS CIIRloSOAE YEIIM!VENAE LESSER L014110SED BAT LE $ wsc 

•mms VEUFER CAVEMYOTlS SC s 

OPUHnA VE,RSICOLOR STAG-liORN CH0UJ> 

RANA YAVAl'AJEJISJS 
lOWlAND I.EOPARD FROG SC s wsc 

No crftlcal Habitats In project area. AGFO, 09-11--03 (03), Proposed Development of Slngle-famlly raslden~I and 

community recreational facilities . 

NPI. 

SR 

SA 
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B-10 GEOLOGY AND SOILS 

B-10.a Geologic Features 
The Civano Ma;.1er PAD is located west of the Catalina and 
Mountains. Three drainageways traverse the site. The 
watercmu-scs carry an act ivc bed of sand, gravel, and rock 
scoured and re-deposited during each flow in the Pantano Wash. 

Rincon 
larger 

I.hat is 

As provided in the Section /J-6: To~mphy, slopes are generally gent le, 
and there are no peaks or rock outcrops within the site. 

B-1 O.b Soils 
Sandy soi ls co mposed primarily of sand and gravel arc the most common 
soils wi thin the site. Figure 11: Soils shows soils associat ions wit hin the 
projec t area. There arc eight differen t soil associat ions c lassified within 
the site. These are: 

I) ri naleno-Stagecoach Complex: 5-16% slopes(+/- 249 ac o( 
the si te) 

2) ri.nakno Very Cobbly Sandy Loam: 1-8% slopes (+I• 203 ac 
of the site) 

3) Rivcroad and Comoro Soils: 0-2 % slopes(+/- '.'17 ac of the 
si te) 

4) Tubae Gravelly Loam: 1-8 % slopes(+/- 95 ac of the site) 

5) Sahuarita soils, Mohave Soils and Urban Land: 1-5 % slopes 
(+/-104 acof thcsite) 

6) At·izo-Riwrwash Complex: 0-3 % slopes(+/- 73 ac of the 
si te) 

7) Nahda Very Cobbly Loam: 0 -3% slope(+/- 45 ac of the site) 

8) Glendale Sill Loam: 0 -3% s lope (+I• 12 ac of I he silc) 
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CIVANO MASTER PAD 

FIGURE 1 1: SOILS 
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B-1 1 VIEWSHEDS AND VISUAL ANALYSIS 

B- I I .a Viewsheds Onto and Across the Site 
Views onto the site from adjacent areas include views of the on-site 
washes and vegetation, The utility lines that run cast lo west on bot h 
sides of Drexel Road arc visible from adjacent areas. Larger transmission 
lines located north to south along the eastern boundary are also visible 
from all directions. Clear views across the enti re property are not 
possible due to the size of the parcel, the vegetation coverage, as well as 
the slope of the propc11y. No single location from off-si te adjacent areas 
is hi&lt enough to afford views across the e111i.t·e site. No views of off-site 
features such as the Rincon Mountains or the Santa Rita Mounta ins arc 
anticipa ted lo be obsln.tcted by this development. 

B-11.b Areas of High Visibility from Adjacent Off-Site locations 
The areas of high visibility from adjacent off-site locations exist large ly 
on the propc1ty boundaries along Houghton and Bilby Roads, from the 
bluffs along the Pantano Wash looking west acmss the properly, and 
along Drexel Road as ii crosses the si te. The pc,;mcler visibility is due, in 
par1, to the size of the project and the lack of a vantage point from which 
to view the ent ire propc11y. The vegetation on site is of genera lly high 
qimlity 1111d of medium density 11e1u- the proje<'t boundari,·s. &·e Figure 
12: An:nsoflfigl, Visib11Jiy. 
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CIVANO MASTER PAD 

F IGURE 1 2: A REAS OF HIGH VIS IBILITY 
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B-12 PALEONTOLOGICAL AND CULTURAL SITES, STRUCTIJRES AND DISTRICTS 

B-12.a Location of Cultural Resources 
The Arizona Sta te Museum (ASM) archaeological records indica te tha t 
the property was surveyed by Old Pueblo Archaeology Center and lhal 
nine archaeological sites were identified on the properly: AZ BB 13:340-
348 (ASM). Jones A. Dart, archaeologist for Old Pueblo Archaeology 
Center recommended lhal no fmiher work was necessary al any of the 
nine sites iden ti fied. 

I) l.cller from the Arizona Sla te Museum 
The Al'izotta Stale Museum concurs wilh Old Pueblo ru·chacology 
thal no fu rther work on lhe property is necessary. In addition, ASM 
recommends thal if inlacl archaeological deposils are discovered, 
pu rsuant lo A.R.S. Section 41-865, all ground disturbing activity in 
the vicinity of the remains should cease until the ASM Repatriation 
Coordinator, John Madsen, is contacted al (520) 62 1-4 795. The 
lette r from the Museum is provided as Exhibit 111.E. I.a: Arizona Stale 
Museum l.c ller. 

49 
Revised -1 - 7 -05 



C. CIVANO MASTER PAD 

C-1 MASTER PAD APPLICABILITY 

The 199 1 and 1992 Civano Maslcr Plans include lhc cnli re 8 18-acrc Civano 
projecl si le and focus on principles of suslainabilily, the use of solar energy 
and other allenmtive power sources, respect for and inlegral ion of 
residenlial and non-residentia l communil ies wilh lhe nalural environmenl, 
conservation of wale r and fossil - fuel resources includ ing allcrna tive modes 
of transportalion, and the crealion of a pcdeslrian-friendly conununi ly Iha! 
fosters interaction within the community mid with the rn:itur.il environment. 
The Rewning Conditions require all development lo conform to lhc 199 1 
Civano Master Plan. 

This Civano Master PAD is designed to replace the J '.)!) I and I '.:J'.)2 Civano 
Master Plans, pursuant lo the Revised Civano Development Agreement , 
Section 3.1 . I. This Civano Master PAD covers the entire 8 18-acre Civano 
project a rea and will supcrcede the Development Compliance Code. Figure 
13, Master PAD and PA D Distnct Bound,7ncs identifies the locations of the 
va rious properties affecled by lhe revised Master PAD. Where there is a 
conflict between lhe Civano Maste r PAD and lhe I.UC, Development 
Compliance Code (wi lh lhc exccplion of Arliclc Ill) , the Development 
Standards or individual Civano PAD Dislricls, !he Civano Master PAD shall 
govern. The Civano Masler PAD sha ll nol govern in any conflicl wilh the 
Revised IMPACT Syslem Slandards, lhe Revised Memorandum of 
Underslanding or lhe Development Compliance Code, applicable building 
codes or other applicable regula tions. 

In addilion lo this Civano Masler PAD, th roo PAO Dislricls will be inc luded 
in this document that will be subject to the general land use and 
devdopmenl plan concepls w ilhin the revised Maste r PAD. The lhree PAD 
Districts inc lude the Sierra Morado PAD, the Pavil ions PAD, and a minor 
add ition of new area to the existing Neighborhood 1 PAO. The th ree PAD 
districts identified above will pmvide the regulatory development ~1andards 
for the appl icable district, and wi ll be defined separately with in Sections 0, E 
and F of this document respectively. 

so 
Revised -1 - 7 -05 



FIGURE 13: MASTER P.A.D. & DISTRICT P.A.D. BOUNDARIES 
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C-2 MASTER DEVELOPMENT PLAN 

C-2.a Civano IMPACT System 
The Civano Master l'i\D is intended lo continue adherence to the goals, 
principles a nd values of its predecessor plans, a ll incorporat ing over a 
decade of dcvclopmcnl at Civano a nd in t.he Tucson area, The Revised 
IMPACI' System esta blishes specific goals tha t arc translated into multiple 
performance targets for energy and other resource conservation. These 
goals a nd performance targets will continue to form the corne rstone for 
this new Civano Master PAD and apply to all new developmen t within 
the Civano Master rAD area. The specific goals as defined by the Revised 
IMPACI" System Standards arc summarized below. 

I. r.nergv: Reduce bu ilding e nergy demands below 1990 basel ine 
leve ls wi th passive a nd active altcrnal"ive e nergy and solar uses 
(including photovoltaic or other solar powe r options), and efficien t 
design and construction tech niques a nd equipment. 

II. Waler: Reduce potable water consu mp tion below Tucson 
metropoli tan baseline levels and use non-potable water, suc h as 
rec laimed water, graywalcr or rai11wa tcr harvest ing for landscape 
irrigation. 

Il l. Solid Waste: Reduce landfill-dcslined and solid waste below Tucson 
mclropoli lan baseline levels, recycling consln 1ction wastes and use 
of recycled cons! ruction materials on site. 

IV. Transporta tion: Improve air quality by reducing auto 
dept!ndence thtough a circulation plan that promotes walking, 
biking, and e lectric cart or other alternative e nergy-saving 
transportation method. 

V. 1:mployment: 
dwelling unit s. 

Create one job wilhin Civano for every two 

Vl. Affordable llousing:rrice at least 20% o f the total number of 
dwelling units for low and moderate-income households. 

The Revised IMPACT System Standards (as suc h may be amended from 
I imc to time) are attac hed a.< Appendix 2. The Revised MOt I , 
implementing the Revised IMPACI' System Standards, is attached as 
Appendix l. 

C-2 .a. l. Master Developer Self-Certification 
In order to provide consiste ncy in the implementation of the Civano 
IMPACT System throug hout the Civano Master PAD, and to expedite 
the review by the City for pla l a nd site plan approvals, the Civano 
Cer tifica tion Committee will self-certify the Revised Civano lMPACI' 
System cri teria as identified in Sections 5.3 1 a nd 7.0 of the Revised 
MOU, excepl lha l lhe Masler Developer shall delegate lhe self
certifica tion process to deve lopers of the Pavilions PAD. 
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C-2.a.2. Pavilions PAD Self-Certification 
The Pavil ions PAD developers shall establish a Pavilions Ce11ification 
Committee which sha ll sdf-ccrlify lhc Revised Civano IMl'ACI' 
System criteria as identified in Sections 5.31 a nd 7.0 of lhc Revised 
MOU. 

C-2.a.3. Monitoring 
All developers a nd properly owners within lhe Maste r PAO a rea sha ll 
cooperate with the Master Developer to implemenl lhe periodic 
monitoring as required by !he Revised IMPJ\Cr Syste m Standards a nd 
Revised MOU. 

C-2.b. Master Development Plan Summary 
In add ition lo lhe existing uses already provided on the si le, lhc master 
plan will offe r a broad range of housing types, cen tralized 
retail/commercial se rvices, e mployment opportunit·ies, and an open 
s pace network utilizing lhe natura l drainage channels !hat dissect lhe 
sil e. The projecled population wi ll be served by a t leas! one recreation 
center, various neighborhood parks, mini parks, and a network of palhs, 
!rails and bikeways. The plan recognizes lhc na tural wash features 
lhroughoul lhe property, and strives lo preserve lhe majority of the wash 
c-orridors in lhrir natural sl11lr lo prrsnw and pro lr<·t thr rip.irian 
habilal and na tive vegelalion in the area. 

The Master PAD will be designed as a planned community wilh a n 
ecologically and envirorunc nlally responsible ethic. The plan calls for lhc 
preservation and/or enhancemenl of lhe major riparian corridors 
dissccl ing lhe propel'ly from south to north. Roadway aligmt1ents and 
residential developmenls wi ll be o riented lo abul natural open space 
corridors lo provide added a me nity and a natural deserl a mbiance lo the 
development. /\ varicly of housing types a nd residential densities will be 
provided lo create a diverse hous ing communi ty. Act ive a nd passive 
parks and open spaces will be provided throug hout lhe community in 
addition lo a n exte nsive netwo rk of inlerconnecled !rails. Suppo11ing 
commercial a nd employment services wi ll also be provided wi thin the 
Master PAD a rea. 

The layout is we ll inlegraled with lhc existing developed po11ions of the 
Neighborhood I PAO. All land uses arc inlcgralcd wilh regard to 
circulalion, infrastn,cture, aesthetics, preservation of views, a nd visual 
ch:1ra.clcr throllgh a llniquc set of dcvclopmcnl standards and design 
g uidelines designed lo make Civano a unique development consislenl 
with I he Desert Village concept of I he adopted Tucson General rlnn. 

frimary access to and from lhe Master fAD will be via lloughlon Road 
as lhe major norlh/soulh feeder road and Bilby Road, Drexel Road a nd 
Seven Genera tions Way providing dit'ecl access into the com11m1ti1y. 
Seven General ions \Vay curre nlly provides primary access lo lhe existing 
Neighborhood I PAO. Bilby Road will be the major marketing window 
inlo lhc Sicrm Morado l'J\D District a nd Drexel Road will serve as a 
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centml spine road, providing direct access into the Sierra Morado PAD 
and the Pavilions PAD from I loughton Road. 

C-2.c Master Development Key Planning Factors 
The master development plan was developed based on a detailed review 
of the site analysis and a number of key planning factors, Those factors 
arc summarized below: 

• Maximize compatibility and suitability with the land; 
• Land uses organjzcd in distinct development units, with a diverse 

range of densities and housing types and commercia l and 
employment uses. The plan includes cent ralized community facilities 
and neighborhood parks with convenient access to each of the 
development units. 

• Responsiveness to drainage constrain ts created by the Mesquite, 
Civano and Pantano wash corridors, inc luding preservation and/ or 
enhancement of the major wash corridors 011 the property; 

• Proximity of neighborhoods to community open spaces; 
• F,ncoumge social interaction and a mix of ages, uses and lifestyles; 
• l lousing affordabil ity; 
• An emphasis on non-vehicular internal circulation that provides 

pedestrian and bicycle linkages between residential, employment, 
commercial, recreation and open space uses throughou t the project; 

• Retain connectivity of wildlife corridors; 
• Sensitivi ty and compatibi lity with adjacent land uses; 
• Traffic calming features within the major collector road system to 

,-..,duce vchick S[X(~ds within !he conunmu!y; 
• Compliance with Civano IMPACr System Performance Targets. 

C-3 DEFINITIONS 

The terms used i11 this Master PAD/Civano PAD Districts shall mean those as 
defined in the LUC, with the following exceptions or additions: 

Alley l.oaded: A residential product type that provides the primary vehicular 
access from public streets through a private alleyway at the rear of the 
residence (rear yard), while the primary pedestrian entrance is located at the 
fron t of the residence (front yard). 

Avcraz,, Arca (for rl'sidential lots): Calculated by taki ng the development 
parcel area minus all dedicated and/or p1·ivate streets and a ll natu ral open 
$pl!C(' al\'as divided by llw numll(~r of rc$idcntial lots witlun the dcvclopmcnt 
parcel. 

Auto Court Cluster: A resident ial product type tha t provides the primary 
vehicular access from public streets through a private, common tract or 
casement a t the rear of the residence (rear yard), clustered around the 
primary pedestrian access loca ted at the front of the residence (front yard) . 
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The maximum number of units allowed within a single auto cou1i cluster is 
eight units. 

Civano Certifica tion Committee. The Civano Certification Committee shall 
perform the self-certification provided in Sections 5.31 and 7.0 of the 
Revised MOU. This committee shall consist of a representative of the Design 
Review Committee es1ablished by the Master Developer, a licensed architect 
or engineer, a member of the Civano Neighbors organization and a 
representati ve of the Master Civano Community Association 

Design Review Committee (DRC) or Review Committee: A three or more 
member cournlillee appoi11tcd by the Maste1· Civano Co111Jttu11ity Associatio11 
01· by subsidiary associations such as the Sierra Morado Homeowners 
Association, the Pavilions Business Associa tion or the Neighborhood I 
Homeowners Association. 

Developer: An individual, entity or owner who acquires or leases 
development areas wit hin the Master PAD area for the purpose of 
developing said development areas in accordance wit h the Master PAD and 
the Development Ag reement. 

Development Agreement: The Revised Civano Development Agreement 
ndoptrd D,·t'rmb,:r 8, 2003, R,·solulion No. 1974 I, and as ii may b,.• 
a mended from time to time. 

Development Parcel: The area of land comprised of a single subdivision pla t 
or site plan as identified within figure 14: Land Use Plan. 

Development Units: The development a!'eas within a PAD District, as defined 
wit hin the Master PAD. The specific Development tJn il s are identified within 
Figure 14: Land Use Plan. 

Front Yard: l'or a n interior lot, the front ya rd is the lot line bounding the 
s1ree t fron tage. for a corner lot, the front yard shall be the shorter of the two 
lot lines adjacen t to the street. For auto courl cluster and/or alley loaded 
types where there is no dirccl slrcet frontage for each lot, the fron t yard is 
lhc portion of a single-family residential lot where primary pedestrian 
access is provided. 

fu 11ctio11al Open Space: Open spaces which arc developed a11d usaplc for 
active and passive recrealional activilies. 

Gross Densilv: The number of dwelling units on a defined piece or land 
divided by lhe Iota! acreage of that defined piece of land, including all 
planned or dedicated streets, alleys, privale access ways, roadways, interior 
open space, alley easements, and/or drninageways. Area shall exlend lo lhe 
cenler of adjacenl streets or righl-of-way or ot her public space. 

Guest !louse: An attached or detached accessory building used to house 
guesls of the occupanls of lhe principal building. A guesl house may provide 
kitchen facilities. No more lhan one guesl house per sing le-family lot. 
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IMPACT System for Suslainablc Development: The Civano Revised IMPACT 
(Integrated Method of Performance and Cost Tracking) System for 
Sustainable Development adopted December 8, 2003, Rcsolut ion No.: t 974 1, 
as it may be amended from time to lime. Sec Appendix 2. 

Live/Work: Same as llome Occupation as defined wi lhin lhc LVC, excepl 
that Live/Work allows for retail services, personal services or medical 
se rv ices lo be provided from lhe home. Gross floor area dedicated for the 
home occupation i.t1 a live/work scenario may take up lo 50% of the 
st rncture that it occupies. Two outside employees for the home occupation is 
allowed. Commercial site plan review and/ or 11011-1·csidc11tial dcvclopmettl 
standards shall 1101 be required for Live/Work units, except for those 
Live/Work units lhat provide retail services, pe1·sonal services or medical 
services. 

Loi Covera&i.: Tota l coverage of buildings, storage a reas and vehicle use area 
over a development parcel calculated as follows: site area multiplied by the 
lol coverage percentage allowed equals the tola l square feet of land area 
a llowed for coverage wi lhin a development parcel. The tota l lot coverage 
area is then divided by I he number of lols in lhe devclopmenl parcel lo yie ld 
a lolal number of square feet of coverage for allocation lo each lot. 

Masler Civano Communily Association: i\ non-profil associa lion governing 
various non-profil /iubsidia ry associat ions localed wilhin lhc Civano Master 
Pi\D area and formed under lhc aulhority of lhe /\mended and Restated 
Declaration of Covcnanls, Condit ions and Reslrictions for Civano: The 
Tucson Solar Vi llage, recorded a l Dockel 10915, rage 639, of the Official 
Records of Pima Cotmty, Arizona, on Novctttber 3, I 998. 

Master Developer: The Master L>eveloper is the developer under the 
Development i\greemenl lhal is responsible for facilitating cooperation 
among other developers in the master planning of Civano, including 
documenting compliance with I his Civano Master Pi\D and ils predecessor 
plans, the Revised Civano IMPACT Syslem and the Revised MOU. The 
Masler Developer shall have the responsibility of ensuring lhal the Civano 
Masler Pi\D is complied with as devclopmenl occurs for all developmenl 
parcels within the 8t8-acre Master l'i\O a rea. Development and design 
g uidelines may be adopted by the Masler Developer lo assist in the 
impkmcnlalion of the Civ:1110 Maslcr Pi\D, The Master Developer is also 
responsible for the periodic monito ring and reporling required by the 
Revised Civano IMfACI' System and Revised MOU. 

Memorandum of Underslanding (MOU): The Revised Civano Memorandum 
of Underslanding, as amended by the parties on December 8, 200S, by Cily 
Resolution No. 197 4 I , as it may be amended from time to time. See 
Appendix 1. 

Mini Parks: Improved open space areas, al leasl 4 ,500 square feet in size, 
which may include improvemenls such as picnic areas, ramadas, tot lots, as 
well as olher passive recreation amenilics. 
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Nalural Open Space: Open space areas inc luding significanl natural 
features, such as natural drainageways, floodplains, and sleep slopes lha l 
wi ll primarily be lcfl in !heir natural slate. I.ow impact act ive and piLs..sivc 
recreational opporlunilies such as trails, signage, and kiosks may be 
provided in lhcsc areas. 

Neighborhood I llomeowners Associulion: The subsiclia1y homeowners 
association formed under lhe Amended a nd Reslated Declara tion of 
Covenanls, Conditions and Restriclions for Civano I: Neighborhood One, 
recorded al Docket I 1206, rage 2 132, of the Official Records of l'ima 
Counly, Arizona, on Janua1y 4, 2000, as ii may be amended from time lo 
time. 

Neighborhood I PAD Districl: The existing Civano PAD District for Civano 
Neighborhood I as amended in Section F of th is document. 

Neighborhood Parks: Improved open space areas, a l leas! o ne-half acres in 
size, which may include improvemcnls such as picnic ai·eas, ramadas, tol 
lots, ball fields a nd other sports activities as we ll as other passive recreation 
a menities. 

Nrighborhood Trails: A trn il syslrm 11ml will <·onnecl with 1hr Urban Stt·r,•t 
Trails system to provide an internal circula lion syslem conncct i11g the 
recreational amcnilies, the communily cenler and all individual 
neighborhoods wi thin the development unit. Neighborhood Tra ils may 
include hard surface and nalural surface trails. 

Net Area: The atea of a devclopme11t parcel, excluding a ll planned OI' 

dedicated streets, alleys, priva te access ways, roadways and/or alley 
easemenls a nd natural a nd functional open space areas. 

l'avi lions l.lusiness Associa tion: A ~-ubsidiary associa tion of business owners 
to be formed to govern the Pavilions l'AD District by the ravilions 
developers. 

Pavi lions Certification Committee: The Pavilion Cc1tification Committee 
sha ll perform lhc sclf-cerl ificat ion provided in Sections 5.3 1 and 7.0 of the 
Revised MOU. Titis committee shall consist of a representative of the Design 
Review Committee e.stal,li.shed ny the Pavi lions developer.<, a licensed 
architect or engineer, a member of the Civano Neighbors organiza tion and a 
rcprcscnlI:ilive of the ravi lions Business Association. 

l'roduct ·1ypc: Refers lo the various rcsidcnlial dcvelopmcnl housing options 
that may be provided within a residentia l land use. l'roducl type may include 
lradit ional su1gle-family homes on a su1gle lot, aulo comi cluster 
development , alley-loaded, Z-lots, attached units, etc. 

Public racilit ies: Any faci lity (whether publicly or privately owned) which is 
lo be used and/or alloca ted for the general good of the public. These uses 
would include, but arc not limited to, parks, government se rvices, ut·ilities 
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a nd drainage fea hues. Privately owned facili ties will be subject to a pplicable 
land use regulations. 

Rear Yard: The rear yard is the lot line opposi te the front ya rd lot line. for 
au to court cluster and/or alley loaded housing types where there is no direct 
slrccl frontage for each lot, the rear yard is the portion of a single-family 
residential lot where garage access is provided. 

Recreation Center: A common recreat ional facility provided with in the 
development. Amenities within a Recreation Center may include swinuning 
pool and related facilities, clubhouse, meeting rooms, play courts, and other 
ame1tities. 

Residentia l Mixed Dwell ing Attached: Attached single -fa mily residential 
units on individua l lots for sale with common party walls, such as duplexes, 
a ttached au to cou rt cluster or attached a lley- loaded product types. 

Residentia l Mixed Dwelling Detached: Detached single fa mily residentia l 
units on individual lots for sale with a mo1·e u nique product design such as 
auto cou rt c lus1e r, alley-loaded, or other crea tively-designed single-family 
product type. 

Resid,·ntial Multi-family Attad1,·d: At111dwd nrn lti-fomily produrt tyix· s11rh 
condominium or apartments where multiple dwelling units arc built 011 a 
single lot. 

Residentia l Sirn1le familv Attached: A building containing dwelling units, 
each of which has primary ground floor access to the outside, and which a re 
a ttached lo each other by party walls without openings in compliance with 
b uilding codes. 

Residentia l Single family Detached: A building containing o nly one dwelling 
unit entirely separated from buildings on adjoining lots or building sites. 

Sierra Morado Homeowners Association: The subsidiary homeowne rs 
association formed under the Declaration of Covenants, Conditions and 
Restrictions for Sierra Morado Community Association 1·ccorded al Docket 
12420, rage 1235, of the Officials Records of rima County, Arizona, 0 11 

November 2, 2004, as it may be amended from time to time. 

Traffic Calming: Design features integra ted into the street environment tha t 
arc design lo slow vehicular traffic down, creating a safer a nd more pleasant 
environment for pcdeslrians. Traffic ca lming measures may include design 
fea tures such us traffic circles, chokers, c hicnncs, lundscnped medians, 
curvilinear st reets, narrow ~1reet sections, a nd tree-lines streets. All traffic 
calming measures shall meet Fire Department requirements. 

Z-Lots: A residential product type whereby the individual lot side yards may 
be staggered or off-sci lo allow a mix of front-facing, side-entry a nd 1·ear
placement garages. 
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C-4 PROPOSED LAND USES 

The land uses within the Civano Master PAD include residential, 
commercial, employment, recrea tion and open space land uses as defined 
below. 

C-4.a. Residential umd Uses 
A variety of housing types arc proposed within the Civano Master PAD. 
llomes will vary in cha racter and size to meet the diverse needs of the 
projected community population. Most residential buildings will be 
genera lly limi ted to s ingle story and two story uni ts. Some of the higher 
density resident ial parcels and Live/Work units, however, may include 
buildings of up lo four stories or 48 feet in heigh t. 

Residential densities may vary from parcel lo parcel, c rea ting variety and 
diversity in the type of product as well as varying price ranges within the 
community. The specific range of densities within the residentia l zoning 
districts is defined wi thin the individual PAD Districts wi thin Section D 
and F of this document. Various residential product types will be 
included within the Master PAD a rea; including various neotraditional 
design clements suc h as alley loaded garages, auto-court cluster, 
staggered setbacks, and front porches. The various product types 
propo~,·<l within tho: Mastrr !'AD nrny ind11ck, b111 arr not limito:cl lo: 

• Residen tial single-family detached; 
• Residen tial single-family attached; 
• Alley-loaded attached and detached residentia l units facing 

common pedestrian tracts; 
• Z-lols with staggered 11nils to allow a mix of front -facing, rear-

loaded and sidc-enlt)' garages; 
• Single-story a uto court cluste r units; 
• 'l\vo-slory au to courl cluster unils; 
• Live-Work residential/office or higher density residential parcels 

with buildings of up to four s101;cs or 48 feel in height. 

The Live/Work units will be provided to accommodate home office uses 
within clrsignat,·d ro:sicl,·ntial d,·vdopmrnt p{1rrds ,·xd11siwly within tlw 
Sierra Morado PAD. Wi thin the Sierra Morado PAD, the Master 
LJcvclopcr shall designate the location of any Live/Work units 011 the 
final plat prior to fina l plat approval for each plat where Live/Work will 
be allowed. Live/Work studios may be outlets for artisans, manufacture 
of specialty goods, a nd entrepreneurs. This type of dwelling and outlet 
will be in demand by small retail businesses and artists looking for an 
incubator environment a nd by businesses that need "walk by'' and 
special ty locat ion traffic. 

C-4.b. Non-Residential Land Uses 
Various non-residential land uses may be provided wi thin the Civano 
Master PAD. With in the residential areas, low in tensity non-residentia l 
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land uses such as religious uses, office space, live/work units, home 
occupation, and even a corner cafc may be provided as permitted within 
the individual PAD Dis11;cts and under City development regulations. 
Additionally, more intense non-residential uses may be provided in the 
commercial zoning district within the individual PAD Districts. Non
n:sidcntially zoned property may include more intense uses SlH:h as 
larger office development, major commercial and re tail services, 
rcstaumnls, ente11ainrncnl facilities, major medical uses, us well as high 
density resident ial land uses. See Figure 14: Land Hre Pim, for the 
location of the non-residentia l land use areas. 

ht addition to the ntix of low intensity non-residen tial land uses allowed 
within the residential land use areas, the mor·e intense non-residential 
land use areas are centrally localed within the Civano Master PAD in 
order to: 

I) f'.ncourage and promote pedestrian and non-motorized access 
from a ll Civa110 neighborhoods; 

2) Take full advantage of the Houghton Road corridor as a major 
street to heighten retail exposure; 

3) Minimize traffic within the residentia l neighborhoods; 
4) Promote mass transit opportunities from w ithin the Master PAD 

area. 

The major non-residential land uses within the Civano Master PAD will 
provide commercial/employment services lo the various Civano 
residential neighborhoods as well as lo the surrounding communi ties. 

C-4.c Open Space I.and Uses 
There a!'e two primary open space uses pl'oposed within the Civano 
Master PAD as described below and shown in Figure 15: Open Sp.7ce, 
Recreation and Trails Plan. Calculat ions of natural open space are shown 
in Table 4, N,1/ural Open Sp11cc Arc11. The rAD will meet or exceed the 
30'.X, natural open space goals as sci fotih in the original Civano Masier 
Development rlan. The rAD has an additional goal of 20% fu nctional 
open space (or a tota l goal of 50% open space. 

C-4.c.j. Nahyaj Open Space Areas 
The Civano Master PAD will include a significant amount of natura l 
open space due to the extensive natura l features tha t exist on the 
property. These arc areas that include the highest density and variety 
of vegetat ive communities as depicted in Figure 10, llcgclnlion 
Dt·11s1iics. Within these areas nrc the lloodpla.ins and major natural 
drainagcways that traverse the site from south lo north, as well as 
hillside areas with sleep slopes. The Mesquite Wash, the Civnno 
Wash, and the Pantano Wash are the three major watercourses in 
and around the subject prope1ty. The Mesquite Wash is located 
along the western side of the property, the Civano Wash is centrally 
located with tributaries extending to the southeast corner of the 
parcel, and the Pantano Wash clips the northeast corner of the 
properly. Preserving these areas not only protects the nah1ral 
clement of the vegetation but also protects the environmental 
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significance of associated wild life habitat. Mitigation plans for any 
necessary disturbance in to the regulated wash or riparian areas will 
be completed in accordance wi th the regulations set forth in the City 
\VASIi Ordinance and ERZ requ irements. 

Additionally, lhc Scenic Corridor Buffer Zone, an area thal must be 
preserved or reestablished and maintained as a nalural area, and the 
Overhead Ulilily Easements (OIIE), areas tha t arc deemed desirable 
for enhancing prime nalu ml open space areas, will be included in 
this open S!Jacc designation. The natural open S!J3Ce areas are 
suilable for wild life habi ta t and some low impact active and passive 
recreation opportu11i1ics such as pcdcslrian trails for walking a11d 
bird-walching. 

The city of Tucson offers two methods for compliance with ils Nalivc 
Plant Preservation Ordinance: the full inventory melhod and the $0% 
sci aside mclhod. Because Unit I of the Sicn·,1 Morado PAD used lhe 
full inventory method, its 49 acres arc excluded from na tural open 
space calculations. The 30% naluml open space goal is based upon 
the total PAD area of 818 ac,·es minus lhc 49 acres of Sierm Morado 
Uni l I , or 769 acres. This resulls in a natura l open SIJ3CC goal of 
approximately 23 1 acres. Projccled contribulions to lhe 30% natural 
ops'n spa<'r goal arr indicalrd in Table 4 .Thr Naliw J'hml 
Prescrvalion stralegies selected for compliance with the Cily's Nalivc 
Plant !'reservation Ordinance, and selected lo meet lhc overall goal of 
30% natural open SIJ3CC, arc identified wilhin each individual districl 
rAD. 

Table 4 
Natural Open Spare Area 

Location 
Civano N· I PAD 

Pavilions PAD 
Sierra Morado PAD 

Units 2-4 
Total Acrea9.e 

Open Space Goal (30% 
of 769 Acres) 

Sierrn Morado PAD 
Unit I 
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Natural On.'n Soacc 
89 Acr-:s 
1.8 Acres 

152.4 Acres 
243.2 Acres 

230.7 Acres 
Full native plant 
inventorv used 



C-4.c.ii. Functional Open Space Areas 
Fu nctional open space includes active and passive open space areas 
which arc more developed and usable for recreat ional activities, 
dra inage, and pedestrian circulation. These open space areas include 
major community pedestrian plazas and landscaped promenades as 
well as a ll open spaces, s11ch as common a rea corridors, that arc 
accessible by the entire Civano community. 

The Civano Maste r PAD will inc lude various centra lized open space 
areas, many of which a re already provided as vart of the Civano 
Neighborhood I l'AD. The Sierra Morado PAD will contain a 
co11ut1mtity cen ter, located ilt Development Unit 2, as well as at least 
two neighborhood parks, localed in Development Units I and S. 
Additiona lly, the Sien-a Morado PAD wi ll incorporate at least nine 
Mini Parks: two in Unit I , two in Unit 2, two in Uni t 3, and th ree in 
Unit 4. Mini Parks will be located within close walking distance of all 
of the individua l neighborhoods within each Development Unit. 
ru rthe1·more, add itional open space, such as common a rea corridors, 
may provide opportuni ties for internal pedestrian linkages w ithin the 
development as well as add itional passive recrea tional opportunities. 

The Commu1tity Center shall provide a commu1tity pool and may 
provi<k rd a ted fa,·ilitics s11d1 as d11 bho11se, sport <:ourts, meeting 
facilities, and other community amenities as determi11cd by the 
master developer. t:ach Neighborhood Park (including the outdoor 
portion of the Community Center) sha ll be a minimum of I /2 acre, 
and shall include a turf area, a ramada with picttic tables, and at 
least three of the following amenit ies or other new amenities as such 
reasonably bt!come available to the Developer: 
• Sport courts 
• Outdoor gathering areas 
• Traditional play cq11ipmcnt 
• Alternative playgrounds 
• Secondary walking paths 
• Park benches 
• Barbecue g rills 
• Opportunities for community art 
• Butt erfly, hummingbird, or other Iheme gardens 

l:ach Mini !'ark shall be a l least 4,500 square fee l and shall include a l 
least two of the following amenities or other new amenities as such 
reasonably become avai lable to t he Developer: 

• Turf areas 
• Tradit ional play equipment 
• Alternative playgrounds 
• Ra madas 
• Picnic tables 
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• Park benches 
• Barlxcuc grills 
• Opportuni ties for community a rt 

All parks w ill be irrigated with reclaimed wale r and w ill incorpora te 
wa ter harvesting features, native vegetation, and recycled or low 
environmental impact building mate rials. Additiona lly, the Sierra 
Morado Declaration of Covenants, Conditions and Restrictions, 
recorded a l Docket 12420, Pa~e 1235, Official Records, Pima 
County, Arizona (as may be amended from time lo time) shall 
provide for sustainable park maintenance tha t minimizes or 
eliminates the use of pesticides, herbic ides, chemical fertilize rs, and 
{N$il fod-b1u-11.i11g machuw1-y. 
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C-5 RECREATION AND TRAILS 

The Civano Master PAD will offe r a va riety of recreational opportunities, as 
well as support the objectives of the rima County Tra ils System Master Plan 
and lhe Ci ty Parks, Trails and Open Space Master Plan. 

A series of trails wiU be provided wi thin lhe open space areas, through 
neighborhoods and parallel lo roads lo create a usable trail network lhal 
connects various destina tions within the community and neighboring 
destinations consislenl with lhe requirements lo provide access lo disabled 
persons. These tra ils will provide opportunities for walking, jogging, hiking 
and nature viewing, as well as alternative transportation opportunities 
throughout lite community. The trail system wi ll be in tegrated with 
recreation and tra il facilit ies provided throughout the development and will 
also be designed for easy access lo nearby schools. All paved trails include 
curb cuts for ADA accessibility and will meet ADA minimum requirements. 
Where possible, all natural surface pedestrian and multi-use trails will meet 
ADA minimum requirements. Sec Figu.re IS: Open Space, Rccrcntio11 1111d 
Tmils Pim, for location of trails throughout lhe community and Figure 16: 
Tmi!s Cross Scctio11sfor cross sections of the va rious trails discussed below. 

The types of trails lha l will be provided in the Civano Master PAD may 
indu<lr: 

C-5.a Pedestrian Trails 
The Pedestrian Trails, with a minimum width of 4', paved (i.e. concrete) 
or natural surface (i.e. earthen or compacted decomposed granite); will 
connect lo the Mult i-Use Trails. This tra il system provides an internal 
circula tion system corrnecling rccteational arnel'lilics and each of the 
residential development parcels within the Devclopmcnl Units. The 
pedest rian tra ils may also provide connect ion opportunities lo lhe Pima 
County regional trai l system. 

C-5.b Multi-Use Trails 
The Mulli-Use Trail is a m1tt1mum 8' wide paved aspha lt or natura l 
surface (i.e. earthen or compacted decomposed grani te) trai l system 
which connects the Pedestrian Trails to the community center, 
neighborhood parks, residential subdivisions, 11on-reside11l ial uses, and 
the open space system throughout the community. The Multi -Use Trails 
may a lso provide connection opport,rnilic.s to the Pima Counly regiona l 
lraiJ system. 

C-5.c Divided Urban Pathway 
The Divided Urban rnthway consists of a minimum 12' multi-use p-,tvcd 
pathway and a minimum 8' wide paved asphal l or nah.,ral surface (i.e. 
earthen or compacted decomposed granite) trail (if such trail is 
determined feasible by the Director of the City !'arks and Recreation 
Depart111e11I) to be located along the cast side of the lloughto11 Road 
right-of-way. This pa thway will connect the Mull i-Use Trails lo 
neighboring destinations and will extend from the norlh side of Bilby 
Rood lo the northe rn edge of the undeveloped properly wit hin the 
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Pavilions PAD area, where right -of-way is available (nolc that much of 
lhc area norl h of the Pavilions PAD area has already been developed and 
adequa te righl-of-way is not available to extend the improvements lo the 
northern edge of lhc property). 

C-5.d Enhanced Sidewalk 
The Enhanced Sidewalk consisls of a minimum 6' concrclc sidewalk for 
pcdeslrian use wilh a minimum 5' commulcr bike lane adjaccnl lo 
vehicular lravd lanes and parallel lo lhe sidewalk along Bilby Road. 
Where possible, the bike lane and sidewalk are separnled by a 
landscaped buffer. This tra il syslem connecls lhe Mulli -Use trails lo 
neighboring des1i.11a1ions and will exlcnd along the no1·thcrn site of Bilby 
Road from Houghton Road lo Melpomene. 
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C-6 SCHOOLS 

The Maste r Developer has coordinated wi th the Vail School District 
regarding schools to se rve the Civano Master l'AD. The Vail School Distric t 
recently purc hased a 40-acrc school si te immediately adjacent to the Civano 
Mast.er l'AD on the sou th side of Bilby Road a nd cast of the Mesquite Ranch 
subdivision. The 40-acre site is planned lo include both elementary school 
a nd middle school facilities. The elementary school is scheduled to be 
completed in 2006 while the middle school is sched uled to be completed in 
200 7-2008. These schools will a lso serve the Civano neig hborhoods. 

The Civano Master PAD also includes the existing Civano Community 
School, an elemen ta ry school faci lity which w ill provide access to residents 
of Civano. 

c. 7 TRAmc AND CIRCULATION 

The balance of land use and c irculation facilities is important to the ultimate 
q uality of life for Civano residents. The intent of the proposed circulation 
system is to balance opporhrnitics for mobility within, and th roughout the 
community by incorpor:a ling vehicular, bicycle, pedest ria n, and future 
lr:ansit provisions lo suppo11 and encou rage a multi-modal lransporla lion 
syst,·m within thr Civ1mo ,·011um111ity. Th,·se fa,·ililics and design standard s 
arc discussed below. 

C· 7.a. Vehicular 
The primary arterial roadway a lignments lhal will serve lhc Civano 
Master PAD a re Houg hton Road a nd Bilby Road . I loughton a nd Bilby 
provide lhe ptimary north/south and easl/wesl access lo the Civano 
community. Drexel Road, located ½ mile north of Bilby, wi ll provide 
direct access lo the major Commercial areas exte rnally from Houghton 
Road, as we ll as interna lly lo the residentia l districts. Drexel will a lso 
serve as an internal spine road through the community, connect ing the 
individ ual Deve lopment Unils and neighborhoods with the centralized 
community center and other ame nities. Drexel Road will include various 
l raffic calming measures such as traffic circles, narrow roadways, and 
on-stree t parking to slow a nd discou rage off-site cut - throug h traffic (Sec 
Figure 17, Vcl,ic/c Cii·c11/nfio11 Pinn). All lr:affic calming measures will 
meet Fire Department requirements. Seven Generat ions Way a lso 
provides direct acccs.s from I loug h ton Road to the development from the 
north. 

Collector roads wi ll connec t lloughlon Road a nd Bilby Road to lhe 
various Development Un its a nd individua l dcvelopmenl parcels 
th roughout the Civano community. Interna l circula tion will be provided 
within each development parcel, ult imately connecling to on e of the 
collector 1·oads and/or a rte rial road ways along the perimeter of the 
development. 

Within each development unit local st reets will provide d irect access lo 
homes. ' l11e local street network will be the primary basis upon which 
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the subdivisions arc designed. The actua l local street network will be 
based on seveml key considerations, including respect of the physical site 
chamcteristics, the residential and non-residentia l uses to be served, 
provision of fire protection, refuse collccliot1 requirements, solar 
orientation, and so 011. There will be a variety of street patterns, 
including g rid, curvilinear, d isconlim1ous and others. SI reel design will 
include provisions for traffic calming, such as chokers, traffic c ircles, 
chicanes, short segments, cul -de-sacs, detached sidewalks, landscaped 
medians and islands and others. 

C-7.b. Bicycle 
The Maste1· PAD includes paved bicycle lanes or paths along all a11crial 
and collector streets lo provide bicycle c irculation within the 
community. The arterial streets include 5-foot wide on-street bike lanes 
within the street for bicycle commuter tra ffic. The collec tor stree ts 
include 12 -fool wide, paved multi -use bike paths on one-side of the 
street. Sec Figure 15: Open Sp11cc, Rccrc11tion find Trm1.r Pim, for 
locations of bike lanes and paths. 

C-7.c. Pedestrian 
The Master PAD wi ll provide a network of paved sidewalks, trails and 
paths tlu-oughout the community, consistent wi th the requirement lo 
provick ac<'ess for <lis11bkd persons. All llrlr1-ial lln<l colk,·tor roadway 
alignments wi thin the community will provide paved, setback sidewalks 
of varying widths as defined within the street cross sections provided in 
iiuiividufll PAD Districts. The sidewalks wi ll be shaded with tree-lined 
streets for aesthetics and comfort during the sununcr months. Additional 
off-street trai ls and paths will be provided throughout the comnurnity lo 
provide pedestrian linkages lo !)'Jrks, schools, open spaces, community 
facilities, commercial/ employment uses and residentia l neighborhoods 
(see Section C-5, Recre11tio11 and Tra1J.5for further details on trails). 

C-7 .cl Public Tra.nsportation 
Sun Tran currently docs not provide and docs not indicate plans to 
extend transit service lo this area. I lowever, the Maste r PAD will provide 
for bus slops within the project for future transi t service. Depending on 
fuhu-e service locations and frequencies by Sun Tran, bus stops shall be 
provided a long I loughlon Road, Bilby Road and Drexel Road or al other 
locations as determined by DSD in consulta tion with SunTran. TI1e 
puhl ic trails a11d sidewalks discussed ahove will provide direct link.s to 
fuhtrc bus slop locations within and adjacent to the development. 
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C-8 LANDSCAPING 

The overall landscape goal for lhc Civano Master PAD is bol h a conscrvalion 
and suslainable landscape approach th rough lhe applicalion of xcriscapc 
principles. Xeriscapc is a comprehensive approach lo landscaping lhal 
incorpoml.cs seven basic principles which lead lo waler conservation, 

To reduce the "urban heal island" effecl, vegeta tion will be used lo decrease 
building tempera tures while integraling landscaping for lhe shading of 
pedestrians, bicyclists, and parking. Reduct ion in the "heat island" will 
encourage grealer use of lhcse a reas by pcdesl rians and bicycl isls. 

Landscape itTigalion in lhe common areas, righls-of-way and some 
residential areas will be accomplished with the City's reclaimed waler 
service. In all residential areas, a funclioning syslem using reclaimed wale r, 
greywaler or rainwaler harvesl ing or olher· a ltemalive itTiga tion syslem nol 
dependen t on polable waler shall be made available for all landscape 
irrigation. 

Integrated wilh lhe goals of conscrval ion and sustainability, the landscape 
crcaled in Civano Masler PAD will be designed lo crea te a lush and 
aeslhelically pleasing almosphere in compliance wilh lhe Revised MOU, as 
wrll as providr an ~·nvironmenl that r nhaners thr qualily of lik and helps 
both mcel lhe needs of the rcsidenls and lhc community's performance 
standards. 

C, 8.a. Strcctscapcs 
The in tent of lhis deve lopment is lo incorpora le lree-lined streets with 
strecl sections that include sidewalks, bicycle pa thways and landscape 
borders lhal buffer pedestrians from vehicular lraffic. Wilhin lhe street 
rights-of-way, the widths of landscape borders will differ by street 
designat ions. Some street sections will include lush vegetated medians 
that divide ihe vehicular traffic lanes. Canopy lrees will be provided 
within these street medians as well as the landscape bot·ders. 
Landscaping will meet or exceed Cily densily standards. 

C-8.b. Landscape Theme 
Specifics of landscape themes arc provided for within the individual 
district PAD areas as follows: Civano Neighborhood 1 Planned Arca 
Oevetopmenl Oi.slricl landscape Iheme is found in lhe Civano l.a ndscapc 
Design Guidelines authorized by the Amended and Restated Declaration 
of Covenant, Conditions, and Restrictions for Civano I: Neighborhood I, 
recorded al Docket I I 206, Page 2 I 32 of the Official Records of Pima 
County, Arizona on Jnnuary 4, 2000. The Sierm Momdo Planned Aren 
Developmenl District landscape Iheme is found in the Sierra Morado 
PAD and the Pavilions Planned Area Development District landscape 
Iheme is found in the l'avilions l'AD. 
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C-9 HYDROLOGY/DRAINAGE 

The proposed project will not negatively impact the existing drainage 
pa tterns. Runoff will be conveyed from the development into the exi.\1ing 
drainageways, which will remain natural under post-construction 
condit ions, Runoff will be conveyed either directly into the Pantano Wash 
or into the Mesquite Wash and Civano Wash and consequently into the 
Pantano Wash as per existing conditions without adversely impacting 
downstream properties. rassive and active recrea tional facil ities may 
incorpora te water harvesting meamres into their design. Reclaimed water 
wi ll be used in common areas, parks and ameni ty areas. 

C-9.a. Post-Development Hydrology / Drainag,e Plan 
The proposed Development Plan has been designed lo allow the majority 
of washes and riparian areas along the watercourses to remain in a 
natura l state, as shown in Figure 18: Post Develop111e11t Hydrology. 
Under post-constrnction conditions, runoff from the development will be 
conveyed to these natura l areas via a series of designed drainage 
structures. These structures will be designed in accordance wit h City 
standards. Ru noff will then be discharged directly into the natu ra l areas. 
Erosion control measures wi ll be incorpora ted into the design to ensure 
that the exiting discharges will not have any negative impacts on the 
natura l watrn:ourses. 

C-9.b. Grading 
All grading plans sha ll limit site clearance on residential lots to preserve 
existing desert vegetation and maximize natural drainage as part of 
development plans or plats for individual subdivisions or PAD Districts 
as provided in the Revised MOU. 
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C-10 HILLSIDE AREAS-STEEP SLOPES 

No significant impacts arc planned onlo Sleep slopes greater lhan 15%. 
Isola ted distu1·bances of sleep slopes neccs.<ary for reasonable development 
wi ll be miligalcd in accordance with the City's requirements. 

C- 11 INFRASTRUCTURE, PUBLIC SERVICES, UTILITIES 

C-11.a. Water 
There are lwo waler mains within lhe lloughton Road right-of-way. A 
24-inch prolecled main which serves Rita Ranch lo lhe South and a 12-
inch main which Ices cast along the Bilby Road aligmucnl. u11i1 I taps 
inlo this 12-inch main along Bilby Road for its se1vicc. The 24-inch 
protected main could be lapped if a service agreement is sig11ed and 
rcimburscmcnl is made to Ri la Ra nch (Sec Figure 19: Writer 1111d Sewer 
tnfrnsfructure Plan). 

C-11.b. Sewer 
Civano Masler PAD can be serviced via two collector lines, one existing 
and one proposed. An existing 15/ I 8 inch collector line generally 
follows lhe easlern bank alignment of lhe Mcsquile Wash (G-2000-070) 
through Neighborhood I to the norlh and Mesquite Ranch to the south. 
A 1ww <:olk<:lor S<'Wrr li1w (alignnlt'nl y<'I lo Ix· dcl,·rminr<l) shall 
genera lly run north-south through lhe eastern third of lhe property in 
accordance wi th the Slate Land Palcnl Agreement 53-52553-0 I. 

Under existing conditions (actual dcvclopmcnls and commitments for 
service lhrough approved Sewer Service Agreemenls), !here is capaci ly 
for lhis project devclopmenl in lhe downsll'eam conveyance ~yslem a11d 
in lhe exi~1ing 2 1-inch diameler public sewer (G-95-033) localed north 
within lhe East Nebraska Road alignment and wi thin parcel 141-01-
11 20 and in the existing 15/ 18-inch diameter public sewer (C-2000-
070) localed within Parcel IO I -0 1- 1 11 C (see Figure 1 ~: U!filer and 
Sewer tnfrnslructurc P/[111). 

C- 11.c. Electric 
Electric service can be provided via an existing 128 kV overhead line 
which follows lhc Drexel (spine) Road alig11 menl. 

C- 11.d. Reclaimed Wate r 
There is an existing reclaimed water system built throughou t all of 
Civano Neighborhood I . Each residence has a reclaimed sluboul lo their 
properly line for service connection. There is also an existing 12-inch 
reclaimed waler line nlong lhc lloughlon Roud ulignmenl. From this 12· 
inch line an 8-inch line (PN 2-060-08 1-2004) will be conslrucled lo the 
east through Civano II and will be stubbed oul for future extension. 
Reclaimed waler lines will be extended lo provide recla imed waler lo 
common a1·eas outside of Neighborhood I and all 11on-rcsidc11tial uses. 
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C- 11.e. Solid Waste (Refuse Collection) 
The Civano Master PAD will provide for a variety of different residential 
densities and product types. The specific method of refuse collection will 
vary depending on the residentia l product type proposed for each 
individual development parcel. For traditional residential single-family 
detached development, standard curb-side service for Au tomatic Plast ic 
Containers (APC) will be provided. This type of development will meet 
the City's requirements for N'C's per Section 6 ·01.0 of the Development 
Standards. 

In addition lo the traditional residential single-family product types, 
va1'ious other product types, such as au to-court cluster product and 
alley-loaded product will be provided with in the community. The auto
court cluster and alley- loaded product types will a lso meet the 
requirements for A PC's per Section 6-01.0 of the Development Standard. 
The auto-court cluster product wi ll include refuse and recycle storage 
either in the garage or with in the side-yard of the lots behind a screen 
wall. For pick-up days, the cans w ill be localed along the curb adjacent 
lo the cluster unit. The specific location and spacing for the trash and 
recycle storage and pick-up loca tions a rc shown in Figure 19A: Auto
Court Refuse Collcclio11 1111d Uti/Jry Exfiib,r. Figure 19A also 
demonstrates the distance between lite storage loca tion and the pick-up 
location for ra<'h unit within 1hr 1rnlo-courl dusl ,·r. Tlw furtlwsl tmvrl 
dis1ance includes the rear uni ts at approximately I I 8-fcel. 

The a lley-loaded product type will also meet the requirements for AFC's 
per Section 6 -01.0 of the Development Standard. The alley-loaded 
product will include refuse and recycle storage eithe1· in the garage or 
between the units behind a screen wall. For pick-up days, the cans will 
be loca ted a lottg the private street (alley) adjacent lo each unit. The 
specific loca lio11 of the pick-up loca tions are shown i11 Figure 19B: Alley
/,oadcd Refuse Coflccho11 ,wd Utihry /,)rhibit. 

Although it is not anticipated, if the spa tial 1-cquirements for APC's 
cannot be met for a part icular subdivision, then centralized refuse 
containers will be provided. For residential developments wi thin the 
Sierra Morado PAD District that will provide centralized refuse 
containers, such centralized refuse containers may be localed up to 300 
feet from a residence using such conta iner for refuse disposa l. All 
centra lized refuse co11lai 11er localio11s shall provide a l lea.st two 
containers, one for trash collection and the other for recycled material in 
accordance with the City's recycling program requirements, All 
centra lized refuse containers shall be screened on tl11-cc sides by a solid 
masonry block wall or other sol id, opaque matcriul. A solid, opaque 
closing gate shall be provided lo adequately screen the refu se cottlainers 
and provide access for 1·esidents and collection vehicles. Landscaping 
should be provided around the perimeter of the refuse container screen 
walls to pt'ovidc additional visual buff el' as appropriate. 
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C-11.f. Telecommunications 
Individual developments shall establish prov1S1ons for fiber optic or 
s imilar telecommunications infrastructure or, where technologically 
available, satellite or remote telecommunication services, to all non
residential and Live/Work locations at the lime of plat or development 
plan approval. 

C· 11.g Recreational Facilities 
Within 24 months of the effective da le of approval of this Master PAO, a 
recreational facility for the Siel"l'a Morado PAD District shall be 
completed lo the extent that the pool facilities within the recrea tional 
facility have been inspected, appl'ovcd and permitted by the City and arc 
available for use. During lhal 24-monlh period, building permits for 
construction of homes wit hin the Sie rra Morado PAD District may be 
issued subject to Additiona l Zoning Condition No. 3 on the Tentative Plat 
for Civano II as approved by the City. 

C-12 PHASING AND IMPLEMENI'ATION 

Much of the existing Neighborhood t PAD is a lready built or under 
construction. The Sierra Morado PAD will be built within a single phase, 
however, the platting and construction of infrastructure will occur 
incn·mrnlally from a southwrstrrly to norlhrastrrly dirr<'t ion ultimately 
based on market conditions and absorption rate of the various housing 
product types proposed within the development. The Pavilions PAD will be 
built independent from the Sierra Morado PAD, and may occur concurrently 
with the Sierra Morado PAD. Sec Figure 20: Dcvclopmc11/ Phasi1,g P/1111 for 
proposed Development phasing. 

The Developers shall provide copies of future lenlalivc plats or deve lopment 
plans for development within the Sierr-d Morado PAD d ish·ict and the 
Pavi lions PAD district to the Civano Neighbors organization and lo the 
Neighborhood I Homeowners As.socialion at the lime that such plats or 
plans a rc submitted to the City. The Civano Neighbors organization and the 
Neighborhood I llomeowners As.socia tion may provide comments about 
such plats and plans to the Developers. 
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FIGURE 20: DEVELOPM ENT PHAS ING PLAN 
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D SIERRA MORADO PAD DISTRICT REGULATIONS 

D-1 PURPOSEANDINTENT 

This section is in tended to provide the regula tory zoning provisions for the 
Sicr!'a Morado PAD, which is designed to guide the implementation for the 
community "vision~ through the plan r·eview and development permi t 
process, and to comply with provisions of the Planned Arca Development 
Zone, LUC Section 2.6.S. These provisions constitute the primary tools for 
use by the City, the Master Developer, and subordinate developers in 
ensuring that the Sien-a Morado PAD develops in conformance with the 
vision presented by the Master PAO as adopted by the Mayor and Council. 

The development regulations will govern the land use densities, intem;ties, 
and location criteria w ithin the Sierra Morado PAD. Furthermore, this 
section includes development standards ,·elated to base zoning d istricts, 
prop.-rty use, building and landscape setbacks, building height, lot coverage 
requirements and general development s1andards. The intent of these 
standards is lo establish clear minimum development standards, a llow for 
the orderly progression of development, and to provide flexibility over time 
without compromising mutually-agreed upon goals and ovcr<1II vision for 
the Sierra Morado PAD. Unless otherwise specified herein, all deve lopment 
within the Sie1Ta Morado l'AD shall conform to all Ordinances Codes 

' ' Policies and Regulations of the City. 

D-2 ZONING DISTRJCTS 

The base zoning districts proposed for the Sie rra Morado PAO include the 
following: 

Residential District (PAD-R2): This zoning district is intended lo provide for 
mixed density, single family and multi fa mily residentia l development, 
live/work units, parks, and other public services necessary for an urban 
residential environment (.similar to the I.I JC R-2 Reside nce Zone). 

Commercial I District (Pi\D-C I); This zoning district is intended lo provide 
for low-intensity, commercial and other uses compatible with adjacent 
residential dblric l (simi lar lo the LUC C-1 Commercial Zone). Figure 21, 
Zomi,g Bou11dnncsdepicls the proposed zoning districts associated with the 
overall land use plan. A proposed mix of residcnl ial dcnsil ics and product 
types as well as neighborhood commercial services wi thin the Sierra Morado 
PAD will promote diversity with in the community while maintaining a high
qua lity communi ty environment. ·n,e diversity in lot sizes wi th in the 
community will promote opporlunilies for a range of lifestyles, including 
affordable housing. The neighborhood commercial district is provided 
within a highly visible and central location lo the overall community, 
providing excellent access from all neighborhoods with in Civano for 
employment oppo1·tunilies as well as access to communi ty services. 
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Table 5, fand Use Dc11sity//11fcnsity 1',7b/c lists the target and maximum 
number of proposed residential units by Development Unit. This number is 
the basis of analysis and recommendat ions for the scale and development of 
propot1ional public infrastructure faci lities. The target number of un its also 
represents the general distribut ion of residential units throughout the PAD 
District, This representative distribution is particularly relevant to the 
evaluation of the pla1med infrastn,cture facili ties (roads, waler lines, sewer 
tines, electrical distribution tines, etc.). 
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D-S ~IDENTIAL ZONING DISTRICT 

D-S.a. Introduction 
The residen tial zoning d istrict proposed for the Sierra Morado PAD is l'AD· 
R2. Within the Pi\D-R2 zoning district, four residentia l land use ca tegories 
have been identified which will be the basis of the regulatory development 
slandards for the residen tial land uses within the PAD District. The four land 
use categories arc: 

• Residential Single Family Detached 
• Residentia l Mixed Dwelling Detached 
• Residentia l Mixed Dwelling Al1ached 
• Residential Multi •Family i\ttached 

Cach of the four land use categories represents a different option for lhe type 
of residentia l development product and densi ty, and therefor·e, d ifferent 
rc~idential development standards will apply depending on which land use 
category is sclecled. The Residential Single Family ca tegory is designed lo 
accommodate the residential single family detached product types. The 
Residentia l Mixed Dwelling Detached is designed to accommodate a more 
innovative and creative single-family detached residential development, 
including alley-loaded product, auto-court c luster and other medium to 
high density detached single-family product types. The Residential Mi..xed 
Dwelling i\ttaehed is designed to accommodate a more innovative and 
creative single-family a ttached resident ial development, including alley
loaded p roduct, auto-court c luster and ot her medium to high density 
a ttached single-family product types on individual lots with common party 
walls. The Residential M11l!i-fa111ily Al lad1,'d product type is designed lo 
accommodate an attached, mul ti -family product that will be constructed o n 
a single lot and will not include individual land ownership. Any land use 
category can be selected within the Pi\D·R2 zoning district, however, prior 
to the tenta tive p int submittal lo the City, a land use ca tegory must be 
declared in order to ensure the prnpcr regulatory development standa rds 
wi ll be applied to the project. 

D-3.b. Devcloptttcttt Unit Densities 
Wi thin the overall Sierra Morado PAD, four Development Units have been 
defined within the Land Use Plan. Each IJevclopmenl Unit will prnvide a mix 
of residential densities and product types, and will include a maximum and 
target total number of units as defined within Table 5, La11d Use 
De11sity/ /11le11s1iy 1i1b/e. In order to ensure diversity of product types 
throughout the PAD District, a minimum of three (3) different product types 
wi ll be provided within Development Un it 2 and a minimum of three (S) 
different product types wil l be provided within Development Units 3-4. The 
majority of Development Unit I is already pla tted and includes 192 tota l 
units. Two additional parcels arc still to be pla tted wit hin Deve lopment t..:nit 
I with an estimated 70 units proposed, for a gross density of 5. 7 Residences 
per acre (RAC). Within Development L'n it 2, the target number of 
residential units is 577 for a gross densi ty of 3 .9 Ri\C. The total allowable 
number of units within Development Unit 2 is 692. Development Unit S 
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Sierra 
Morado PAD 

Pulte Unit I 

Pulte Unit 2 

Pulte Unit 3 

Pull~ Unil -I 
Total 

includes a target of 34 7 units for a gross density of 3.6 RAC. The total 
number o f allowable uni ts wit hin Development Unit 3 is 416. Development 
Uni t 4 includes a target of 369 units for a gross density of 2.3 RAC. The total 
a llowable 11umbe1· of uni ts within Development Unit 4 is 443. See Figure 14, 
llmd Use Pinn for locations of each of the four Development Units discussed 
above. Overall within the Sierra Morado l'AD, the total t:irget number of 
u nit s is 1,852 with an overall target density of 3.9 RAC gross. 

A Density/Inte nsity Table for the va r ious development u nits wit hin the 
Sierra Morado PAD is provided in Table 5: De11sity/J11/em1iy Table. This 
table will supplement and/or supersede adopted tUC and Development 
Standa1·ds. The Dc11sity/Intc11sity Table is intended to pl'ovide fo1· a tal'get 
a nd maximum number of residential dwelling units within each 
development uni t, as well as define rloor Area Ratios for applicable non
resident ial la nd uses. This table will assist in g uiding the overall residentia l 
density a nd non- reside ntial in tensity, as well as determine the appropriate 
infrastrncture requi rements for the overall deve lopme nt. 

Table 5 
Sierra Morado PAD Land Use Density/Intensity Table 

Net 7.t""\tling Alluwabk t:nit 
Density Ran2.e 

7A1lling Appl'Oximate Approximate Range Target 
Dishict(s) GrossACres :-et Acres (RAC) Dcnsitv Hi-,J1 Ta,.,,ct 

PAD-R2 :;:~.86 H.48 2.5 - 25.0 5.3 300 250 

l'AD-R2, 
PAD-C l 153.02 147.9 25 - 2S.0 cl.9 G92..I S77 
PAD-R2 99.i5 96.G 2.5 • 25.0 3.6 41 6.4 3H 

l'AD-R2 I 63.91 163.9 2.5 - 25.0 2.3 -1-1 2.S 369 
470.54 455.37 1..1152 1 543 

0-S.c. Diversity in Product Type 
The Sierra Morado PAD will include a diversity of housing product and 
architectura l styles, making it a unique and exciling place lo live. Many of 
the individual subdivisions will be designed as smaller, distinct 
neiihborhoods to allow for lhe development of a diverse and unique 
community with varie ty in architectural styles and housing types, 
affordabil ity, visual dive rs ity a nd aes1heties that will afford a wide army of 
choices for Civano residents. Smaller , distinct neighborhoods will a lso crea te 
a $lr<>11g :<ell1".' of place within ,,ad1 of the individual m,igl1bodv;wxh within 
the overall Sierra Morado PAD. To insure such dive rsity along individua l 
s1reets, no two homes wi th the same color scheme a nd no two homes with 
the same a rchitectu ral elevation shall be placed adjacent to each other. 

0-3.d. Garage Treatment 
The Sierra Morado PAD will provide ~1.1bd ivision and housing product 
design to minimize the perception of garages that face the street. Figure 22: 
Gt1J'l,ge Tre11fit1e;1f identi fies three desigt1 tha t will be uScd to rniilirnize the 
perception of ga rages facing o nto streets including recessed garages, auto
court enhy garages and alley/private drive e ntry garages. Within the Sierra 
Morado PAD, at least 6 7 percent of the residential lots will incorporate one 
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of these three or s imilar or future new garage designs to be determined by 
the Developer in considta tion with the Civano Neighbors organization to 
minimize the perception of gamges faci ng the streets. 
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FIGURE 2 2: GARAGE TREATMENT EXAMPLES 
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D-S.e. Streetscapes 
l'ublic streets wi thin the residential subdivisions will have detached 
sidewalks and be tree-lined to provide shade and the sense of a narrower 
street section. The sidewalks will be setback ft-om the curb to provide 
protection, shade and a pleasant environment for pedestrians. Alleys, private 
access ways, au to court trncts, and other private roadways intended 
primarily for au tomobile traffic (and not pedestrian traffic) may not include 
sidewalks or landscaping. 

Table 7, Residenlial Devefopmenl Slrm da11:is, provides a sununary of 
proposed development standards for each of the residentia l land use 
categories within the PAf)-R2 zoning district (Sec Figure 21, Zoning 
Bou11d,1rics for the location of the l'i\D-R2 zoning d istrict). The residentia l 
development standards will serve lo permit design flexibili ty within various 
residential product types, while maintaining minimum development 
standards compatible wi th the ovemll community. 

D-S.f. Permitted Principal Uses 
The following principal uses a rc permitted wi thin all land use categories 
within the PAD-R2 zoning dis1Tict: 

• 
• 
• 
• 
• 
• 
• 

• 
• 
• 
• 

Single family detached housing; 
Accessory building or use; 
Guesl house; 
Residentia l, mixed dwell ing, altached and detached 
Sing.le family attached housing; 
Mult i-fa mily attached housing; 
Civic Uses, Commercia l Uses and Recreationa l Uses (as per111i1ted by 
l,UC Secliot1 2.S.5.2.C, .D and .~:); 
Home occupation (subject to I.UC Sections 3.5. 7.2 and 3.5. 7.3) 
l,ivc/Work* (as defined within Section C-3 of the Master PAD); 
Parks, public and private; and 
Tcmpomry residential start-up uses, including sales/ marketing 
facilities, model home complexes and related accessory uses. 

• Although the Livc/\Vork uses arc permitted anywhere within the 
PAIJ-R2 zoning d istrict, specific locations for Live/ Work units must 
be designa ted by the Master Developer within each subdivision plat 
prior to fina l plat approval. 

D-S.s. Secondar_y Land Uses 
The Sierm Morado PAO-R2 zoning d istrict will permit secondary land uses 
as pr,;,vi,:kd i11 Lt.JC S..-,;-ti,;,11 2.3.~.4, &,c,;,11dary Limd IJ.s,.,s with lhc fol!,;,wi11g 
exceptions: 

• llome occupations may include I outside employee and I customer 
on premises al any one time. 

• Uses lisied in LUC Sections '.l.8.5.4.8.1.a and 2.3.5.4.C are nol 
a llowed w ithin the PAD-RZ zoning district. 

D-3.h. Special Exception Uses 
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District 

. 

The Sierrn Morado PAD-R2 zoning district will permit Special Exception 
land uses as provided in LUC Section 2.3.5.3: 

0 -3.i. Residential Development Standards 
The Sierrn Morndo PAD shall recognize the development standards provided 
wi l.hin Table 6, Rcsidcntia/ Dcvc/opm c11t St1mdlird~; These standards arc 
intended lo introduce an clement of design flexibility and creativity and 
allow the use of a "New Urban.ism" and "Neo•Tmdilional" design approach 
lo the Sien~• Morado PAD. The proposed Residential Development Standards 
will ~-upersede the standards provided within the LUC in accordance with 
Section 2.6.3. The residential district standards provide development 
standards for lot area, lot width, yard setbacks, building heights, and lot 
coverage for each residential lot. 

Table 6 
Residential Development Standards 

Loi Siu Buildi~ Minimum Vaid Sclbocb 
DiJt-. 

Average i\tinimum .Minimum 
l·lei&J>t fS 

Rear 
Between 

Area Area Width 
Stories/ Front Side Bui~s 

Ill '" Fttt ( 3} M in. I Total Street Side / 4l 

- ·- L(7) .. (G) ·- -laidenlilll .,._,_ , __ .... Oelachcd 

S&audards ,= 4-'00 40 2 I :J-1 10 0 I G s 10 ... 
laidentud Miud Dw-"'- Detad,cd 

SlaJ1ilitf'lls: 2AA.Xl I.JOO !O 3136 3 0 I 6 8 I ... 
laidentud Mood Dw•II.Ro Attochcd 

Sw,d.ards 1.SOO I J.100 15 313(: 3 () I () s I 10 

laidentud Malli·F•-~ Attochcd 

Standards ,o,.-,o ~\ .NA .. , .. s 10 7 I 14 8 10 10 

Maximum 
Lot CovctJ13C 

,s, 

GS'> 

1.j"',) 

15•"., 

75"<> 

(I) 111e 11\\~f'.Jgt Art.11 pB' Owtlling t:nit $IUtl bt. e.1lc11J;11td. A$ f~llows: A\1t.r~ .-\rt.1: CrM s 111,-.1i\i.rion l)llll MU mintl.$ illl dMicattdS'trttl .11t.a (or 
stttd trnct att.a in the cue o( i>riY.itc strt'ct.s) and all nalural 01,en ~ areas (disturbed and undisturbed) / thC': prn1,osed number o( rfflde11tial lots 
within the plitt. 

(?) M i11i111un, lot width pcrmillcd withi11 lhC': land use ctl(80ry. 

(3) f ront yard scll,acl:s indicate distanc e lo 11\;ng, oomponent ol the structure and for $1.:lt-atll')' ga~cs. Within the Residential Single family land use 
cal~ory. drl\"cwa)' depth shall lJC': IS' from NIC'k o( sidewalk for front cnlry ~es. Ori•Hway depth (disianoc lo (ace o( s.,ara.~c) Ill.a)' be reduced lo I 
(ttt if a mi11imm11 2-car g.arngc is 1mwilk•d 011-sit<' for cxh unil and couunon ,-isitor 1,-uki1-s, r~111irnnc-11ts ••re mt't in .1ccord1mce \\illt the r1.-quircnk'IIIJ 
olthi.s PAO District 

H) Mi11inum1 disi.incc 1)('r111it1cd bttwt•<:n buildinS,S on the same lot or as rCi111ir<"d h)' lltt: L'UC. 

(5) Rtsi(ltulw lol cm·eqg.e s1111IJ M calculated for <·ach Rffldcntiat Ort-.·elo1,mmt Parcct as a whole-. not 011 1111 indl\id,ml lot basi.s 1111d rt'porl.:d on the 
JIIN!itn1i11:11')' and fi11J1I pbl~ •1111! ~».Cublil'n ic a.« f11ll l'WC Sili• Aru 11udti1,ltft.l 11)• lhl' 11llma.•ahli• ll\l ct'ft.'if!irag~ ~'11JIS,i!. Niu.alt lhi!. total .c.11111...,._ (NJ nf 
att:a a llowed for covcr.-gc w ithin the IX"\·elopmc11I Pared. Tite total 00\·era,.'te area is lhcn di\'lded b)· the number o( )()Is in the Otvdopmtnl P'MGd. to 
)'l<'"ld II total numht'r of square fed o( covcr,t1C.e for allocation lo .:ach lot. 

(6) rri,·iatc drives, iallq-s and auto court tracts I hat 1>rm;dr uclu.sive ,·chicular acce.ss to pr-ages (not primary pc-dcstrian access) arc not ro1tsidcrcd 
strctlS for J)urpost.s o( S1tttl perimMtr sttl,ac:ts, All selbacib shall bt as (h•fincd wilhin T.ibk- 7, 

(1) Developmeul slan<lards for all non•rtsidert.tial lau<I uses wilhin resicleutial zoni118; distric1s s l,all comply \\;th the 11011,,.cside11tial d,e\•e lo1>1nent 
standard, JWO'i<lt.:I within 'ral>le 8; ~<m•Rcsid,enli:d Oe\·cfos,menl S&audari.ls. 

(&) AllunlWte selln...:l:s ~all be u,asunid (rum Ille t.\lerior f:...:e o(,ertic:d ~truclur:d nalls. o ,•e1'haQ&$. IJ11y ,, imkms. chiun1eys. e.\lerior J'O)ts/wlumns. 
$Olar ,,and$. mechanical tttnipmenl. lig.ht fi:U11rt"$, l>OV·•OHIS, :md other arcltita:tural (t:a1ures shall not bt: oon.s:w:kred i11 caSculaliug, Jd.bac:ks. 
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D-4 NON-RESIDENTIAL ZONING DISTRICTS 

The non- residential areas with in the Sierra Morado PAD will be localed 
within the PAD-C I zoning district. The PAD-CI zon ing district is intended 
lo provide low intensity commercial and other uses tha t arc compatible wit h 
adjacent residential uses, The fAD-C 1 district is intended to accommodate a 
mix of retail, commercial, office and residential land uses. 

Table 5, Land l ere De11s1iy/!11te11s1iy 'f'ftble idenli fies the allowable floor area 
ratio for non-residential land uses within the PJ\D-C 1 district. 

D-4.a. Permitted Uses 
The Siel'l'a Morado PAD will permit the Permitted Land Cses as defined in 
l,UC Section 2.5.3.2 with the following exceptions. 

• LUC Section 2.5.3.2.E: Permilled residentia l u ses shall only be those listed 
in Section D-3.f of the Sierra Morado PAD. 

D-4.p. Secondary Land Uses 
The Sierra Morado PAD will permit the Secondary La nd Uses as defined in 
LUC Scc1ion 2.5.3,4, 

D-4.c. Special Exception Lund Uses 
The Sierra Morado PAD will permit the Special Exception Land Uses as 
defined in LUC Scclion 2.5.3.3. 

D-4.d. General Restrictions 
The Sierra Morado PAD will include the Genera l Restriction provided in LUC 
Sccl ion 2.5.3.6. 

D-4.e. Non-lk-sidential Development Standards 
The Sien·,1 Morado fAD shall recognize the development standards provided 
within Table 7, No11-Res1de11tial Developme11/ Sltmdards. The non-residential 
development standards have been developed to regula te developmen t 
standards for a ll development within the PAD-CI zoning district. The 
proposed standards wiU supersede the slandards provided wi lhin the LUC in 
accordance with LUC Section 2.6.3. The PAD-CI district standards provide 
ckvdopmcnl standards for lot area, lot covcrngc requirements, building 
height, setbacks and perimeter landscape requirements. 

For all residential uses within the PAD-C I district, refer lo Table 6, 
Rcs1dc11tia/ Dcvc/opmc11/ Standards for required development standards. Any 
of the land use ca tegories may be declared al I he time of development plan 
or plat submittal fol' resident ial bmd uses within the PJ\D-C I zone. 
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Table 7 
Non-Residential Development Standards 

Development category Development Standard 

,\rtinimum Loi Arca None 

Minimum l.OI Widlh None 
Separation between None 
Uuildingi; 

,\.1.aximum Loi Coveri1ge None 

Minimum Building Setback Nooe 
r,x,111 Any St 1·cc1 

,\itininmm Side Yard 5 feel 
(pcl'imcter of ,oning dishicl 
only, 1101 individual p;irocls 
or buildin2.s) 
,\1inimum Rtfh' Yar'd 10 !CCI 
(pcrimeler of zoning dishicl 
only, 1101 individual parcels 
or buildings) 

Maximum Building lleigltt 2 stories or 56 feet 
N1inimum Slr<·ct I.Anclsc.apc IOfccl 
Area 

M.i11imum rcrimctcr IOfccl 
Lirndscape Area 

(1) Res:idr·nlial use.s within the non-re!l'lcknlia.l 7..onin .. 'lt district .shall conform lo the 
dt\'(•lopntt11I stm1dard, wilhin any of lhe ntside111ial land use c~ltf'jtOl'i1. .. s defin«I 
wiil1i11 Table 7, Residential On·doinucnt Standards. A land u~ caug,ory must be 
declared al the time dc\·clcn,mml ulm1s arc submitt~ lo the Cih· for review. 

D-5 LANDSCAPE 11-IEME 

In keeping with the landscape goals of conservation and susla inabilily 
through lhc application of xcriscapc principles, numerous landscape themes 
arc proposed within the Sierra Morado PAD. 

The basic approach to waler conserval ion in xeriscapc design is lo establish 
hydrozones in the landscape. Three hydrozones will be used in the projecL 
The three hydro:t.ones are lhe oasis zone (Zone I), lransilion zone (Zone 2), 
and arid zone (Zone 3), The oasis zone is localed in areas other than public 
streets adjacent lo residen tial prope,·lies bul wi th intense pedestrian use and 
is where higher waler use planls arc utilized, Within lhis zone there arc no 
rest rictions on plan! se lection and the use of turf is a llowed, Zone 2 is the 
transition zone between Zone 1 and Zone 3 where the plan I select ion has 
lower waler requirements lhan !hose selected in Zone L The Zone 2 plan! 
se lection will be from !he City's Drought Tolerant Plant I.isl. Zone 3, the 
:irid zone, is usually in the pcrimeler :ircas where the pl,1111 selection 
includes !hose wi lh lhc lowest irriga tion requirements, Planls in this zone 
typically can sun'ive wi thout irrigation once established. Plants in Zone 3 
arc typica lly indigenous lo the area but arc also drnwn from the City's 
Drought Tolerant Planl List (See Figure 23: Slreelsc;1pe and f,;mdsc;,pe 
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Theme and Figure 24: Sfreefscllpc and Mndscllpc C,-o.~f Scclions for detailed 
cross sect ions of lhe various themes). 

11 1:111 ry Corridot· Zone 
This area includes the Socnic Corridor Zone, and a required buffer 
area along I loughton Road where indigenous plant material will be 
preserved. Previously disturbed areas may be enhanced with 
indigenous material. Traveling cast into lhe site on Bilby and D1·exel 
Roads, the public streets adjacent to residentia l propert ies must limi t 
landscaping consistent with the Revised MOU. Areas beyond the 
buffer ,1011e wi ll transi tion into Zone 2 plant material. Median 
plantings will become more dense and lush, p1·ovidi11g a gmnd 
boulevard entrance feel to help c reate a sense of place and identity to 
the community as one proceeds deeper inlo lhe site. 

To uni fy the Drexel Road and Bilby Road landscape theme with the 
existing landscape on the northern s ide of Drexel Road (Civano 
Neighborhood 1) and lhe existing landscape on the southern side 
Bi lby Road (Mesquite Ranch) a similar plant palette wi ll be selected. 

£1 lligh Visibility CollcctorJ>lreet 
Nighlbloom Road serves as the grand entrance for the Sierra Morado 
l'AD as wrll as a primary ,,;,st/wrsl contwclor from N,·ighborhood I 
lo Bilby Road. In accordance, this area will provide high visua l 
interest. Conceived as a lransil ional wnc (Zone 2), plan ts will be 
se lected for year- round interest, long blooming periods, and general 
aesthetic value. Tree species will be selec ted for their ability to create 
a canopy effect that will provide a comfortable, inviting mul ti-modal 
lr-ansporlal ion cnviromnenl. 

fil Collector St reels "A" and "B" 
These tree-lined slrcelscapes may include Zone 2 or 3 undcr•slory 
planls selecled for year-round interest, long blooming periods, and 
general aesthetic value. To blend in with lhe natural environment, 
portions of ~i reetscape may be designed in a more naturalistic 
manner using a primarily indigenous planl palctlc. The remaining 
a reas will exhibit a more formal design intent. 

.il Local Streets 
Wi th the u.sc of one dominant lrcc species (that will vary )'.ly .slrcct), 
these slreelscapcs intend lo create a sense of identi ty and place• 
making within the neighborhood villages. This design approach will 
provide an elegant look to lhe landscape while minimizing an overall 
monoculture for the en tire project. 

fil Residentia l Areas 
In all ,·esidentia l areas, a func tioning system using reclaimed waler, 
g reywater or rain harvesting or other alternative irrigation system 
not dependent on potable wa ter sha ll be made avai lable for all 
landscape irrigation. Residents will be encouraged lo lake advantage 
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of such irrigation sys1em and to use xeriscapc principles 111 their 
landscaping. 

fil Internal Courtvard Areas 
The landscape theme for the intemal courtyard areas is one of a 
desert canyon oasis. The plant palelte selected here will include 
plants tha t arc more shade tolerant and wi ll include a variety of 
annuals and perennials that al1mct but1crflics and hununingbirds. 

1l Internal Common Area Open Space 
Plant species incorporaled into these areas wi ll be selected primari ly 
for their wildlife and aeslhct ic value. 

fil Parks Areas 
These a reas will include a va riety of plant palettes most appropriate 
to their intended use. Conceptually, areas intended for active 
recreation will fully utilize the concept of hydrowning where the 
w nes will radiate outward from the oasis zone (turf a rea) to the a rid 
w ne. Areas focused towards passive recreation will focus on a more 
nat ive plant palette, with a more natura listic design focus. 

fil Open Space Areas 
Nalural oprn spa<·,· as wrll as op,·11 spa<'<' n-ea t,·d by owrho:ad utility 
casements may be enhanced wi th indigenous vegeta tion. llowcver, 
the majority of this open space will be lcfl undisturbed. 

I 0) Neighborhood Commercial Arca 
To create a sense of ident ity, a bold design for the neighborhood 
commercial area will focus 011 pla111s sdcclcd for their year-round 
interest, long blooming pe1iods, and general aesthetic value. Trees 
wi ll be selected for thei1· ability to c reate a canopy effect tha t wi ll 
provide a comfortable pedestrian friendly enviromnent. 

I I) Landscape Buffers Between Street and Sidewalk 
The following apply to a ll landscape buffers as depicted in Figure 24: 
Stn:clsc,1pc and fandscapc Cross Sections that will be constructed 
belween the streel and sidewalk: 

a) One CI) canopy tree sha ll be provided for every twenty-five 
(25) linear feet of landscape buffer or fraction thereof, excluding 
w hirnlar ingress or i:grrss points, wlwn· ft-asibk bas;;•d 011 lot design 
and traffic considerations. 

b) A minimum of one ( I) canopy tree shall be provided within a 
landscape buffer for 11 11 individual lol, where feasible based 011 lol 
design and traffic considerations. 

c) Trees may be planted a t varying di~1ances apa rt. 

95 
Revised -1 - 7 -05 



12) Public Right-of-Way Median Landscaping 
Median landscaping must comply wi th LVC Scclion 3.7.2.9, cxcepl 
that where canopy tr·ees may be provided, one (I ) canopy tree shall 
be provided for every twenty-five (25) linca,· feet of median 
landscaping area or fraction thereof, excluding vehicular ingress or 
egress points, where feasible based on lot design :ind traffic 
considera tions. Median landscaping must be irrigated using 
reclaimed water and /or water harvesting methods as provided 
herein at the Master Developer's cost for at least two (2) years. 
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F IGURE 23: STREETSCA PE AND LA NDSCAPE TH EM E 
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FIGURE 24A: STREETSCAPE AND LANDSCAPE CROSS SECTIONS 
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FIGURE 24B: STREETSCAPE AND LANDSCAPE CROSS SECTION S 
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FIGURE 24C: STREETSCAPE AND LANDSCAPE CROSS SECTIONS 
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D-6 GENERAL DEVELOPMENT STANDARDS 

This section is in tended to supplement or supersede standards o f genera l 
application provided within the Ll'C and Development Standards which 
may conflict with any of the standards herein. 

D-6.a. Roadway Design Standards 
Th e street development standards for the Sierra Morado f'AD will comply 
with Section 3.01.0 of the City's Developmen t Standards with the following 
exceptions: 

• Total right-of-way w idth, pavement width, curb type, medians, bike 
la nes a nd paths, parking lanes, sidewalks a nd transit facil it ies (bus stops 
and bus bays) for a ll public and private fu nctional street classi fications 
(Local, Collector a nd Arterial streets) shall comply wi th the sta ndards 
and subsequent street cross sections set fort h below. 

D-6.a.1. Arterial Roadways 
The ma.ster plan includes two arlcrial roadways, I loughton Road a nd 
Bilby Road. Since both Houghton Road and Bilby Road arc on the 
perimeter of the Master f'AD area, the design standards defined below 
arc for the half-street improvements including the cast half 011 lloughlon 
Road and the north half of Bilby Road (Sec Figure 25: llrteri11/ Street 
Cross St:ctiom'/. These standards conform to the City's MS & R Plan. 

I loughto n Road 
The half street cross section for the east side of Houghton Road will 
include a ten foot half median, two 12 foot lanes, a five foot bike 
lane, and a tapered acceleration lane. In add it ion, a 12 fool multi
use path a nd a n eight fool pcdesltian pathway (if such pedestrian 
pa thway is determined feasible by the Director of the City !'arks and 
Recreation Depart ment) arc pa 11 of lhc half street section. 
Landscaping a nd d rainage will be accommodated between the 
vehicular and the pedestrian a,·eas. The City has designated 
Houg hto n Road as a Scen ic Corr idor. The design standards a pplicable 
lo this corridor within the Civano Master PAD area will include 
preserving view sheds, add itional setbacks, restrictions and 
adherence lo earth lone colors. The Civ11no Master PAD satisfies the 
i11lenl of I he lloughton Road Scenic Corridor and therefore, no 
further review will be required. 

Bilby Road 
The half slrcel cross section for the north side of Bilby Road will 
r,rngc from 100-fool right-of-way to 115-fool right of-way. In order 
to c reate a grand entry into the Civano community from lloughton 
Road, the cross section between lloughlon Road and Courtland Drive 
wi ll include a I 15-fool riglll of way to provide a wider center 
landscaped median, and will narrow lo a 100-fool right-of-way 
north of Courtland Drive lo the eastern boundary of the project al the 
Melpomene alignment. The half-street section will include a center 
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median with wa ter harvesting features and sustainable la ndscaping, 
two vehicle travel la nes, a bike lane, la ndscaping and a paved 
sidewa lk between Cou1tland Drive a nd the end of the Mesquite 
Ra nch subdivisio11. Between the Mesqu ite Ranch subdivision and the 
Melpomene alignment , the half-street section will include half of a 
14 foot two-way left turn lane , a 12 fool l:mc, an 11 foot lane, a five 
fool bike lane, a landscape buffer, and a 6 -foot paved sidewalk. 

The Melpome ne Way a lig nment w ill not be required lo be 
constructed to serve the Civano Master FAD. Conseque ntly, the 
existing 45-foot Melpomene Way right-of-way north of Bi lby Road 
011 the pt-ojcct site 111ay be abandoned after the co111plctio11 of Drexel 
Road and Collector "A" arc constrnc lcd lo pmvide continued access 
lo properly owners eas1 of the project site. Upon the abandonment of 
Melpome ne Way, rig ht -of-way may be dedica ted on the project s ite 
for the fu ture l'anlano Parkway, a limited access parkway that is 
pla 11 11ed lo cross a portion of the northeast corner of the project site. 
The location of the Melpomene Way r ig ht -of-way to be a bandoned 
a nd the Pantano Parkway rig ht-of-way lo be dedicated is presented 
on Figure 17, Vehicle Cfrculntion Pinn. 

D-6.a.2 Collector Roadways 
In addition lo 1hr rxisting roads within tlw Nrighborhood 1 !'AD, tlw 
Master PAD includes four primary Collector roads, D1·cxel Road, 
Nigh t bloom, Collector "A" whic h is a north/south collector near the 
eastern perimeter of the PAD District, and collector "B", which is a short 
street, loca ted in Dcvclopmcnl Unit 2 a nd com1ccls Nig htbloom Road 
with Development Unit I. The design standards as defined below provide 
a genel'al desc!'iption of the st reel cross section for each oollcctol' street 
(See Figure 26: Collector Street Cro;,.-<; Sections). 

Drexel Road 
L>rexel Road provides lhe primary easl/wesl spine lhmugh the 
development connecting Houg hton Road with the eastern bounda ry 
of the pmjecl at the Melpomene Road alignment. Drexel Road is 
intended to provide direct access from lloug hto n Road to the 
Pavilions PAD, as well as local access cast th roug h the Master PAD 
area lo the Melpomene Road a lignme nt. The cross section for Drexel 
Road will vary, but generally will include a n 85-fool rig ht of way 
wi th two 12 fool t ravel lane.<, a 12 fool two-way left turn lane and 
either 110 parking , parking 011 one side (allowable only in areas 
where 110 lols fmnt right -of-way), or parking 0 11 bolh sides. In 
addilion, I he st reel section will include an eight foot median with a 
12 foot multi--usc pathway on one side nnd paved sidewa lk 011 the 
other side. 

As the ce11t ral spine throug h the community, 11 1s important tha t 
11-affic speeds along Drexel Road remain appropriate for the adjacent 
la nd uses. In orde r lo minimize traffic speeds and c rea te a pleasant 
a nd pedestrian-friendly adjacent environme nt, multiple traffic circles 
a rc proposed at appropria te intervals a nd locations. This will provide 
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aesthetic a nd visual interest , whi le ensuring that traffic speeds arc 
appropria te through the center of the community between Civano 
Bou levard and Nightbloom Road. Sec Figure 28: Traffic Circle 
/11/crsection Deh1ilfor a detail of a typical proposed traffic c ircle. 

Nighlbloom Road 
Nightbloom Road will be desig ned as the primary marketing window 
into the Sierra Morado r AO. t\s such, the cross section will include 
landscaped cente r median, tree- lined streets, multi-use bike path and 
pedesttian sidewalks. The cross section includes an 85-fool right-of. 
way with optional landscape easements lo provide additional 
landscaping adjacent to the right-of-way. Optional on-street parking 
may be provided to accommodate parking needs fo1· the community 
center a nd some of the proposed residential developments 
immediately adjacent lo the street rig ht -of-way. 

Collector "A" 
Collector "A" w ill provide an north/ south connection between Bilby 
Road a nd Drexel Road, and provide local access lo individual 
development parcels wi thin Unit 3 of the Sierra Morado PAD. The 
cross section for this collector road will be s imjlar to Drexel Road. 

C'olkctor "B" 
Collector "B" connects Nightbloom Road lo Development Unit I of 
the Sierra Morado rAD. The cross section for this collector road will 
include a 60-foot rig ht -of-way with a 5-foot wide sidewalk sci back 
5 •fccl from the curb. 

The specific cross sect ions fot the various collector stteets al'e 
provided in Figure 26: Collector S'lreet Ci·oss Section. 

0-6.a.3. Local Roadways 
The Civano Master PAO will include numerous local public a nd private 
roadway crnss sections, depending on the adjacen t la nd use category, 
residential product type, a nd requ irements for ef£icient vehicu lar and 
non-vehicular circu lation within individual development parcels. The 
desig n standards as defined below provide a general description of the 
various public and private slrcct cross section for each lypc of local street 
proposed wi thin the Civano Mas1cr PAD. The specific c ross sections for 
local roadway., are provided in Fig1.ire 2 7: l.ocal S/n,c f Cm.«< Sec/ion.~ 
Nole that single-family residential lots with driveways along the street 
mu~1 include on-st reel parking. 

Locnl Roodwnvs 
rive addi tional local public roadway cross sections arc proposed 
within lhe Sierra Morado rAD. 

a) Local Streel with tto On-Street Parking: Includes a 44-foot 
right of way with one travel lane in each direction, minimum 
5 -fool sidewalk sclback a minimum of 5-feet from lhe curb. 
i:i thcr ve11 ical or wedge curb may be used within this section. 
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This street section is not allowed where single-family 
residential lots with driveways front the loca l street. Ver1ica l 
curb shall be used for this street section, except tha t two foot 
wedge curb may be used in areas where 110 lots front these 
slreets. 

b) Local Street with On-Street Parallel Parki ng on One Side Onlv: 
Includes a 50-foot right •of , way with one t ravel lane in each 
di rection , parallel parking 011 o ne side of the street, minimum 
5-foot wide sidewalks setback a minimum of 5-feet from the 
curb. 1:ithcr ver1 ica l or wedge curb may be used within this 
section. Th is street section is 1101 allowed unless there arc 110 
sing le-family residentia l lots with driveways front the loca l 
street on the side with no 011-slreel parking. Ver1 ical curb 
sha ll be used for the side of lhe street with 110 o n-street 
pa rking. Wedge cu rb must be used in a reas where pa rking 
lanes is less lhan seven feet wide. 

c) Local Stree t with On-Street Para llel Pa rking on Both Sides: 
Includes a 56-foot righ t-of-way with one travel lane in each 
direction, parallel parkin g on both sides, minimum 5-foot 
sidewalks setback a min imum of 5-feet from lhe curb. Either 
verl irnl or w,·dgr <'urb may bt' us,:d within thi~ S<.'<'lion , <'X<'<'PI 
thal wedge curb must be used in a1·eas w here parking lane is 
less I han seven feel wide. 

d) Local Street with On•Slreel rarking a l 90 degrees on One 
Side: Includes a 5 7 foot rig ht-of way with one travel lane in 
each direction, 90 degree (petpendicular) parkiug on one 
side of the street , min imum five foot wide sidewalks with 
setbacks vi1ryi11g from 2 .5 feel lo five feet. Either vertical or 
wedge cu rb may be used within I his section. 

e) Local Street wjlh On-Street Parking a l 45 degrees on One 
Side: Includes a 57.5 foot right-of way with one travel lane 
in each d irection, 45 degree (angular) p1irking 0 11 one side of 
the slrect, minimum five foot wide sidewalks with setbacks 
va ry ing from I. 75 feet lo five feel. Ei ther vertical or wedge 
curb may be used within this section. 

All of the local sl reel cross sections defined above will be public 
slrccls to be dedicated to the City, Cales restrict ing access to these 
slrec ls will not be const ructed. 

Sec Figure 27: loCEtl Street Cross Sections for cross sections of the 
local sh·eels as defined above. 

Local Private Drives 
Various pr ivate d rive sections are also proposed wi th in the Civano 
Master Plan in order lo provide design flexibil ity w ilh some of lhe 
non•lrad ilional residen tial product types, such as lhe alley• looded 
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product, auto-court cluster, etc. /\s these arc private drives, they wi ll 
be recorded as joint benefit use casements and maintained by the 
designated homeowners association. The private drive sections 
defined below arc in addition lo any local private roadway sections 
existing or proposed within the Neighborhood I P/\D and as defined 
above in the Local Roadways section. 

rrivate Drives with 110 On,Streel l'nrking or Sidewalks: 
Includes a 30 fool Use and Benefit, Util ity, and Sewer easement or 
tracl with one travel lane in each direction. Private drives may be 
provided, but arc not limited to, the followi ng residential product 
types: 

\Vhere private drives provide exclusive access lo garage doors within 
the alley- loaded product and/or auto-court c luster product, sight 
visibility triangles shall include a 10-fool stem into the alley or auto
courl tract where accessing onto a circulation rood (private drive or 
local street). Additionally, p1iva te drives that provide exclusive access 
to g.arag.c doors will not exceed a Ieng.th of 350-fccl without an 
intersecting private drive or local street. 

105 
Revised -1 - 7 -05 



FIGURE 25A: ARTERIAL STREET CROSS SECTIONS 
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F IGURE 25B: ARTER IAL STREET CROSS SECTIO N S 
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FIGURE 26A: COLLECTOR STREET CROSS SEC'TIONS 
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FIGURE 26B: COLLECTOR STREET CROSS SECTIONS 
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FIGURE 26C: COLLECTOR STREET CROSS SECTIONS 
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FIGURE 27A: LOCAL STREET CROSS SECTIONS 
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FIGURE 27B: LOCAL STREET CROSS SECTIONS 
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F IGURE 2 7 C: LOCAL STREET CROSS SECTIO N S 
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D-6.b. Vehicle and Bicycle Parking Requirements 
Due lo lhe inlegraled land use mix and pedestrian orientalion of the Sierra Morado 
PAD such tha t neighborhood relail se1vices, recreation, c ivic and employmenl uses a rc 
provided wi th in walking distance of residenlial uses, molor vehicle parking 
requiremenls arc deemed lo be below lhe parking space requircmenls of the LUC for 
ccr1ain Land Use Groups/Classes, Spatial dimensions of a parking space and 
accessibility requiremcnls will be in confomiance with lhe LUC, Dcvelopmenl 
Slandards, and ADA rcqu ircmcnls. The r/\O District will comply wilh lhe LUC, Division 
$: Motor Vehic le and Bicycle Parking Requiremenls wilh the following exoeplions: 

I) Molor vehicle puking requirements for each of the I.and Use Group/Class 
categories with lite exceplion of lite Residential Use Group pcrm.itted within lhc 
PAD-R2 and PAD-CJ districls may be reduced by 50% of lhe parking spaces as 
requi red by lhe LUC. ror lhe residential land use group, 1.0 visitor parking 
spaces per single family dwelling u nil shall be provided. 

2) Parking spaces required for residenlial land uses may be localed anywhere 
within lhe limils of the development parcel (ind ividual plat or site plan) in 
which lhe residential devclopmenl is localed, including wilhin the individual 
lols, in common parking areas, or on-street parking within or immediately 
adjaccnl lo the devclopmcnl parcel. 

S) Visitor parking sp,tC('S 1x,quir('d for rrsidt'nlial li111d us<·s may b,· loc111,·d in 
common parking areas or on-strecl parking on one or both sides of lhe slreel 
within or immedia tely adjacent to lhc dcvclopmcnl parcel. Visilor parking 
spaces shall 1101 be located on individual sing.le family lots lo meet lhe visitor 
parking space rcquircmcnls because parking spaces on individual single family 
lots are localed on private property and may not be used by the guests of other 
rcsidet'IIS. 

4) Parking spaces required for an individual residenlia l unil shall be localed within 
lhrec hundred (300) feel of such individual residential unil. Parking spaces 
requi red for non-residential land uses may be located on site, in the same block, 
or in anolher block bul within six hundred (600) feel of lhc land use ii serves as 
defined in l.UC Section $ .$ . 7. 1.8. 

D-6.c. Off-Street Loading Requirements 
The Sie rra Morado PAD will comply wilh lhe LUC Division 4: Off-Slreel Loading 
requi rements with the following exceptions: 

I) A maximum of lwo loading spaces will be provided within the PAD-C2 zoning 
districl as follows: 
• One loading space sha ll be provided once a Iola! of 2,500 square feet of 

11or1-1·csidcnlial square footage is developed. 
• A second loading space shall be provided once a total of I 0,000 squi1re feel 

of non-residential square footage is developed. 

2) Loading spaces as required above shall be a minimum of 8.5' x 18' and shall be 
ccnlra lly localed wilhin or adjacenl lo the dcvelopmcnl. 
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3) Access and maneuvering of loading spaces can utilize streets and alleys 
regardless of the abutting zone or land use. 

D-6.d. Landscaping and Screening Requirements 

The Sie rr:1 Morado l'AD w ill comply with Division 7: l,:mdscaping and Screening 
Regula tions of lhe LUC wilh lhe following exceplions: 

I) To encourage the connectivity between the neighborhoods with in the Sierra 
Morado PAD, as well as Civano Neighborhood I, i.nle rior landscape borders 
between parcels and/or land use zones are not required. 

2) Pat·king a1·ea scrcctu11g is nol requi red but lhc rcqui.t·cme111 for landscaping of 
canopy lrees wilhin common parking a reas will be increased above lhe Code's 
requi rements such lhal one ( I) canopy lree is required for each four (4) parking 
spaces. Local ion standards will meel or exceed lhc LUC. 

S) Street landscape border-s are not required except as defined wi thin th is 
docu men I. Sec Figure 24: Strccfscr,pc r,nd /,1111dsc11pc Cross Sections. 

4) In order lo accommodale retaining walls as needed, a combination retaining 
wall and screen wall can be a maximum of 10 feel in heigh!, provided lhal lhe 
retaining wa ll portion docs 1101 exceed 4 feet in heigh! and lhe screen wall docs 
not exceed 6 feel ut he igh! measured from the lowesl point of the wall. 

D-6.e. Native Plant Preservation 

The general native planl prcscrval ion stralcgy for the Sierra Morado PAD is envisioned 
as one lhal provides for the prescrvalion and protection of species in a "Set-Aside" area 
lha l cxhibils a high resource value, as well as for lhc salvagutg and transplant ing of 
high quality, viable specimen plants on the remainder of lhe si te. In addition to the 
30% sci-aside 1111:lhod, all rcquil'ed Ironwoods and Saguaros will be i.uvenloricd. 
following are the methods of compliance chosen: 

I) The 30% Sci-Aside method is being selected as lhe primary strategy for compl iance 
with the City's Na tive Plant !'reservation Ordinance. As such, lhe requiremenl of an 
t:nv imnmcnla l Resources Report shall be fulfilled in the assessment of a rea to be sci
aside as natu ral undisturbed open space. This slrategy will apply lo Development 
Uni ts 2 thru 4 w ithin lhe Sierra Morado PAD. This 30% Sci-Aside area is intended 
to generally conform to Nah1ral Open Space areas depicted in Figure 15: Open 
Sp11cc, Rccrc11tio11 1111d Tmils P/1111. Of the 407 Iota! acres in t:ni ls 2-4, 
appmximate ly 152 acres arc designa ted as Nah,ral Open Space. This area is 
illustrated on Figure 15, a11d is desig11a ted j)Ccau.sc of its high re.source va lue. This 
area conlains floodplains, mos1 of the d iverse wildlife habita ts and vegetation, major 
natural drainagcways and hillside areas wilh sleep slopes. These a reas are suilablc 
for wild life habilal and for passive recreational opportunities. As such, these areas 
wi ll include passive rccrention trnils within the nn lu ml undisturbed open space 
areas. To minimize disturbance of native vegetation, these tra ils will be field localed. 

2) In accordance w ith Section 3 .8.6 of the Native l'lant Preservation l,UC, the Set-Aside 
method will also include an i.twentot'Y and analysis of all plants listed as Federal 
l:ndangered Species and Protected Na tive Plants (a ll saguaros and ironwoods). 
Preservation and mit igat ion for lhese species will conform lo the I.UC. 
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3) The deve loper is committed to prese rve-in-place or salvage hig h quality, viable 
specimen plants not inventoried as part of the Set-Aside requirements. 
Supplementa l inventory work will be done to identify these additional plants. TI1e 
salvaged specimen plants will be tmnsplanled within the development areas. 

4) The l\111-lnventory method lms been employed for Development Unit 1. This plan 
was approved on July 20, 2004, by the Ci ty, Case #S03-021. The inventory 
stmtegy maximized the number of plants to be salvaged, transplnnted on site 
and/or preserved-in -place. 

The Sierm Morado PAD will comply with Division 8: Na tive Pla nt Prese1vation 
requirements of the LUC with the following exceptions: 

• Wi th in the designa ted sci-aside areas natural surface earthen pedestrian or earthen 
multi-use trails will be included in lhe 30% 11a h.1ral u ndisturbed open space 
calculations. 

• Overhead Utility Easements (OI-I E) areas that arc deemed desirable for enhancing 
natu ral undisturbed open spaces ar·cas and/or have a hig h density and variety of 
vegetative communities be included in the 30% natural undis1urbcd open space 
calculations. 
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E. COMMERCIAL PAVILIONS PAD DISTRICT REGULATIONS 

E-1. PURPOSE AND INTENT 

This scclion is intended to provide the rcgulato1y zoning pl"Ovisions for the Pavilions 
PAD, which is designed to guide lhc impkmenlalion of lhc vision for lhc commercia l 
portion of the Civano community th l"Ough lhe plan review a nd deve lopmenl pern1i l 
procc:ss, and to comply wilh the provisions of the Planned Area Dcvclopmenl Zone, 
Section 2.6.S of lhe LUC. These provisions constitu te the primary tools for use by the 
City and developers i.n ensuring tha l lhc Pavilions PAD develops in conformance with 
the vision presented by this document as adopted by the Mayor and Council. This 
section a lso constitutes the Commercial Master Pla n as conlemplaled by Section 8.1.1 .~ 
and 3. 1. 1.3 of the Development Agreement. The figures and tables in lhis documenl 
concerning the hydrology, topography, traffic impact and olher aspect o( the Civano 
Master PAD area do not all contain detailed informa tion concernin~ the Pavilions PAD; 
the required information shall be submitted to the appropriate Ci ty of Tucson staff in 
conncclion with applications for block pla ls or development plans for the pertinent 
areas of the Pavilions PAD. 

The development regu lat ions govern all material aspects of land use within the 
Pavilions PAD. l"ur1hcrmorc, lhis scclion incl11dcs development standards related to the 
base zoning district, permilled uses and general development slandards. Where a 
provision of this Section t: varies from a provision of lhc LVC, the provision of this 
Section E shall govern. The Pavil ions PAD consists of Sub-Districts A, B and C as 
indica lcd on Figure 29, Pavilio11s PAD Sub-Districts, which arc somet imes referred lo 
he1·ein generically as a Sub-District or Sub-Districls. The provisions of lhis Section 1; 
apply u11ifo1·mly across au of lhe Sub-Districts unless otherwise specifically provided 
herein. 

E-2 COMMERCIAL ZONING DISTRICT. 

The base 7.oning district proposed for the Pavilion l'AD is OCR· I. TI1is zoning districl 
shall be as defined in Section 2.6. 1 of lhe I.UC as modified by this Section E-2. Figure 
21 , Zo111i1g /Jou11d,1ricsdepicts the location of the Pavilions PAD OCR- I zoning district 
in relation to the overall land use plan. No development designators shall apply 
because pcr1incnt devclopmcnl sta ndards arc more specifically addressed in Section E-4 
of this document. 

E-2.a. Permitted Land Uses 
The permitted land uses within the l'avilions PAD OCR· I zoning di~1rict (including bul 
1101 limited lo Special Exception Land Uses) arc as defined within Section 2.6.1 of the 
LUC with the exceptions conlaincd in this Section 1:-2. Without limiting lhc generality 
of the foregoing, Major Medical (hospita l and a11cilla1y activities) uses arc specifica lly 
pcrm.illcd i..i1 the Pavilions PAD as designated i.n Figure 29, Hivihons PAD Sub-Districls. 

E-2.b . Additional Permitted Uses: 
A. Comme1·cia l Se1vices User Croup, Section 6.3.5 

I. Animal Service, su bjccl to Sec. 3.5.4. I .C 

and D 
2. Au tomotive Service and Repair (Major and Minor), subject lo Sec. 3.5.4.2.C 
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3. Construction Service, subject to 3.5.4.21.B 
4. Funeral Service, subject to 3.5.4.22.B 
5. Motion Picture Industry 
6. Research a11d Product Development subject to Sec. 3.5.4. t 4.A 
7. Trade Service and Repair, Minor 

B. Wholesaling Use Crm1p, Sec. 6.3. 13 
I. Business Supply and Equipment Wholesaling subject to Sec. 3.5.5.1.D, .E, .F 

and.II 
2. food and Beverage Wholesaling subject to Sec. 3.5.5. I. D, .1:, .rand .11 

C. Industrial Use Group, Sec. G.3.G 
I. Craft work, subject to Sec. :3.5.5.1 .B, .D, .1;, .rand .1 1 
2. General Ma11ufac1uri11g, subject to 3.5.5. 1.B, .D, .E, .F and .II 
3. Precision Goods Manufacturing, subject to Sec. 3.5.5.2.A a 11d .B a nd Sec. 

3 .5.5. 1.B, .D, .E, .rand .H 
4. Precision Manufacluring, subject lo Sec. 3.5.5. 1.B, .D, .r., .rand .H 
5 . Processing a nd Cleaning, subject to Sec. 3 .5.5. 1.8, .D, .C, .rand .H 

E-2.c. Excluded Land Uses 
A. Civic Use Group, Sec 6.3.4. 1 Correctional Use, Supc1vision Facility 
B. Commercial Use Group Sec. 6.3.5, Billboards 

E-2.d. Secondary Land Uses 
The following Lm1d Use Class,:s are permitt.'d within this zone 11s &·eondary Land l'ses, 
subject to the requirements of Sec. 3.2.4 and to a ny addi lional requirements listed with 
the use below. 

A. Home Occupations arc permitted as Secondary Land Uses to Family Dwelling. 
I. ll0111e Occu pation: General Application, subject to Sec. 3.5.7.2.A and .13 

(cxcepl that (i) the occupat ion m:cd be cornP'alible with the general charactel' of the 
neighborhood rather than strictly with the residen tial c haracter of the neighborhood, 
and (ii) as long as the City of Tucson has a Civano Project Manager (as provided in the 
Development Agreement) a ny required ad111inis1rative Zoning Compliance review shall 
be with in the j 111;sdiction of the Civano Project Manager rather lhan the Development 
Services Director). 

E-2.e Accessory Land Uses and Structures 
Land uses accessory to the Permitted or Secondary Land Uses arc allowed, subjec t to 
compliance wi th all provisions of Sec. 3.2.5 except 3.2.5.211. 111 addil ion, Emergency 
Service Communications racilities a rc allowed, bu t limited to fiftee n feet above building 
heigh t. Any .such facilities shall ),c loca ted 011 a b uilding (i.e. , 110 free-standing 
communications lowers) a nd in a localion 0 11 the building as far as lcchnically feasible 
from adjacent residcnl ial uses. Best efforts will be made to cause the facilities to be 
archi teclurally and environmentally compatible. 
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E-3 

E-4 

LANDSCAPE THEME 

In light of lhc local ion of lhc l'avilions PAD al lhe pc1;mc1cr of (bul al Ilic Drexel Road 
gateway to) the Civano Master PAD, and in keeping with the landscape goals of 
conservation and sustainability through the application of xeriscapc principles, scvcra.l 
landscape themes arc proposed within the Pavilions PAD. 

t) Enlry Corridor Zone 
Th.is area includes the Scenic Corridor Zone, and a required buffer area along 
l loughlon Road where indigenous plant material w ill be preserved. l'rcviously 
disturbed areas may be enhanced with i11dige11ous material. Traveling cast i.11to the 
Pavilions PAD on Drexel Roads, in areas beyond the buffer zone, to unify the D1·excl 
Road landscape theme, developers will endeavor lo select a plant palette similar lo (or 
which lransitions in lo) the plant palette selected for the portion of Drexel Road 
immediately easl of lhe Pavilions PAD in the Sierra Morado l'AD. 

2) Residential Areas (if anv) 
Residents will be required to use non-potable water for irrigation and will be 
encouraged to take advantage of ra inwater harvesting for landscape irrigation and to 
use xeriscapc principles in the ir landscaping. 

3) Commucial Alx-11s 
Landscape themes for commercial areas, constituting most of the Pavilions PAD, will be 
developed as pa11icular uscs and configurations for the ravil.ions PAD area arc 
identified and implemented. In general, the landscaping will be based on xeriscape 
principles, but where possible will incorporate canopy trees for shade for pedestrian 
walkways and vegetation for screening. Within the central portions of the commercial 
area, Developers will endt!llvor, consistenl with the neighborhood commercial areas in 
the Sierra Morado !'AD, to c rcale identity th rough plants of yea r-round interest, long 
blooming periods, and general aesthetic value. 

4) Open Space Areas 
Natura l open space may be enhanced with indigenous vegetation. However, the 
majori ty o( this open space w ill be lefl undisturbed. 

GENRAL DEVELOPMENT STANDARDS 

The Pavilions PAD shall recognize the development standards provided in Table 8, 
Pnvilion.< PAO ncvclopmc11/ Sln11d111rk The Pavilion., PAO deve lopmenl standards have 
been developed to regulate a ll development within the Pavilions PAD zoning district. 
The st,mdards wiU supersede the standards in the l.lJC (including bul not limited t.o 
Article 3, Division 2 Development C1iteria and At1iclc 3, Division 5 Performance 
Criteria) in nccordnncc wit h Section 2.6.3 of the LUC except where specific references 
to such standards are contained in Section 1: of this document. 

Table 8 
Pavilions PAD Development Standards 
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Dcvcloomcnl Slandard Pavilions PAD' 
Minimum Loi Arca 0 
Minimum Loi Width 0 
Scmralion Bclwccn Buiklin11.s 0 
Maximum Lot Covcra2.c None 
Maximum rloor Arca Ratio None 
Minimum Building Setback from 0 from lloughton Road (subject to Scenic 
l loughlon Road and Drexel Road Roule Buffer Arca rcqu ircmcnls as 

provided Ill Section l>-5.a. of this 
document) and O from Drexel Road for 
any building whose fron t faces D,·cxel 
Road; 20 feet from Drexel Road for any 
buildi112. whose fron t docs 1101 face D,·cxel 
Road 

Minimum Building Sci back from any 0 
ol her SI reel 
Mininrnm BL1ilding Sclback (Side or Rc:ir) C1·c:1ter of (i) 20 feet 01· (ii) I fool pc1· I 
from Properly l,ines a long the Perimeter of foot of building heig ht 
lhc ravilions r AD cxcepl along Houghlon 
Road and Drexel Road 
Minimum Building Sclback (Side or Rear) 0 (subject lo Scenic Rou te Buffer Arca 
from Properly Lines within the Pavi lions rcquircmcnls as provided in Section E-5.a. 
PAD Other than alous the Perimeter of the of this docmttei\l) 
Pavilions PAD 
Maximum Building llcight Sub-District A: 90 feet 

Sub-District 8: 48 fee l 
Sub-District C: 48 feet 

Minimum SI reel Landscaoc Arca 0 
Minimum Pcrimcler Landscape Arca 25 feel .. 
ai-ound the rcrimctcr of the Pavilions PAD 
(other than a lon2. Hou2.hto11 Road) 
Perimeter Wall Requi rements (for the None. Refer to Scclion l:•4,c. of this 
Pavilions PAD or any parcel therein) document for provisions concerning 

scrcenin2.. 
*All setbacks and buffers may overlap, and shaU nol be cumulative . 
.. Mlly be reduced to zero if NOS area (on-site m· off-site) of 25 feet or more is adjacent to 
proposed landscape border; except that w here the existing vegetation of the per1inent NOS 
area is poor, a 5 foot landscape cnhanccmenl area shaU be required. 

E-4.a . Motor Vehicle and Bicycle Parking 
The Pavilions PAD will comply with the LUC, Division S, Motor Vehick and Bicycle 
Parkin~ Requ iremenls wilh lhc followin~ exccpl"ions: 

I) To encourage transporta lion allernativcs lo motor veh icles co11sistcnl with the vision 
for Civano, motor vehicle parking requirements for each of the I.and Use Group/Class 
categories may he reduced .by 25 percent of the parking spaces otherwi.,e required l>y 
lhe LUC, except thal for the Residential Use Group and lhc Major Medical Use Group 
I here shall be no rcduclion. 
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2) Parking spaces required for residentia l land uses may be located a nywhere within 
lhe limits of the development parcel in which lhc residential development is localed, 
including wi thin the individual lots, in common parking areas, or o n-street pa rking 
within or immedia tely adjacent to the development parce l. 

3) Visitor parking s paces rcqYircd for residential land uses may be located in common 
parking areas or on-street parking on one or both sides of the street wi thin or 
inunedialely adjacent lo lhc deve lopment. Visitor parking spaces on individual lots will 
not be allowed in order to meet the visitor parking space requirements as these spaces 
are localed on private properly and cam1ol be used by lhe gue~is of other residents. 

4) Parking spaces requit·cd for 11011-rcsidenlial land uses may be located 011 site or 
anywhere within lhe same Sub-District as long as al least 25 percent of lhe required 
spaces are provided on-sile . 

5) Above- a nd below-ground parking slrnctu res and drive -throug h lanes for motor 
vehicles, neighborhood electric veh icles or bicycles arc permitted in lhc ravilions PAD. 

6) Class 2 bicycle parking spaces may be subsliluled for Class I bicycle spaces on a 2 
for 1 bas is up to a maximum of 50 percen t of the required number of Class I spaces. 

E-4.b . Off-Street Loading Requirements 
The Pavilions PAD will comply with tlw LUC Division 4, Off Slreel toading 
Requirements with the following exceptions: 

I ) Required loading spaces for businesses with more than 2,500 but less than 10,000 
square feet of gross floor a rea can be provided al desig nated on •sl reel parking spaces 
with hours posted for this use provided lha l the loading space is located within 250 feel 
of the use ii serves and is nol used by semi trucks. Dimensions of these spaces shall 
comply with the on-street parking c rite ria provided in Section 3-05.2.1.13.2. of the 
City's Development Standards. No designa ted loading spaces a rc requi red for 
businesses wi th less lhan 2,500 square feel of gross floor a rea. 

2) Individual developers with two or more principal uses within the same s ile 
conducted as a single project may share desig nated loading spaces. In addition, users 
on different sites wi thin a Sub-Dist rict may share designated off-street loading spaces 
as long as they a rc within 250 fee t of each user. This approach could reduce the 
required Iola( number of loading spaces for each principal use by up lo 50 percent. 

3) Accc.s.< to a11d 111,11,euvering for loadi11g .<paces ca 11 ut ilize streets and alleys 
regardless of the a bulling zone or land use. 

4) Off-street loading zones shall be screened in accordance with Seel ion E-4.c. 

E-4.c Landscaping and Screening Requirements 
The Pavilions PAD will comply with the standards contained in Division 7: tandscaping 
and Screening Regulations of the LUC with the following exceptions: 

I) In light of the extensive landscape buffer along I lough lon Road, the interconnection 
among p-,1rcels conlemplaled by lhe vision for lhe Civano ne ighborhood, and lhe 
screening for residentia l a reas provided for in this paragraph ~:-4.c. I., lhe screening 
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requirements of Section 3. 7.3 of the LUC shall not apply to the Pavilions PAD. In 
addition, to e ncourage the connectivity between the parcels within the Pavilions PAD as 
well as between the Pavilions PAD and other la nd use zones, interior la ndscape borders 
between p-.trcels and/or la nd use zones otherwise required by the LUC arc not requi red 
for the Pavilions PAD. 1 lowever, to enhance residential neighborhoods adjacent to the 
Pavilions l'AD (or across adj acccnt open s prwc) and rcsidcnti:11 uses within the Pavilions 
PAD, parking areas, loading docks, outdoor storage areas, garbage and recycling 
receptacles, and other similar exterior improvements facing such residential 
neighborhoods at the perimeter of the Pavilions PAD and residential uses wi thin the 
Pavilions PAD will be screened (unless a lready substantially screened by buildings or 
other landscap ing) by hedges or other vegeta tive screens or a combination of vegetative 
screens, topographical features and screen wa lls designed to prevent mu·casonablc 
lig ht , noise a nd visua l impact on such residentia l neighborhoods. 1-leights of screening 
shall be as provided in LUC Section 3.7"2.4 a nd Table 3.7.2-1 accomp-.tnying that 
Section. In addition, loading docks, outdoor storage a reas, garbage a nd recycling 
receptacles, a nd other similar exter ior improvements facing residential neig hborhoods 
at the perimeter of the Pavilions PAD and res idential uses with in the Pavilions PAD sha ll 
be set back a t least 25 feet from the perimeter of the Pavilions PAD a nd at least 50 feet 
from lhc Sierra Morado PAD Frontage Arca indica ted 011 Figure 29, f'flvilio11s PAD Sub
Districfs. 

2) Except as provided in paragraph E-4.c. I , parking a rea screening is not required. 
Canopy lrc:rs 1111d planla islands in p11rking arras shall t,,., in a<'<'ordan<'<' with llw LlX'. 
Refer lo Section 3. 7.2.3.a. I (a) lhrough (d) of the LUC for standard de tails (excluding 
the porlions of the de tails pcrlaining to screening). 

3) St rccl landscape borders along Moughlon Road, Drexel Road or interior st rcels 
within the rav ilions l'AD are not required except as otherwise expressly set forth in this 
documcnl. 

4) Screen walls up to six feet in heigh! a re permitted. Screen walls in excess of six feel 
in height arc permit1cd in accordance with the LUC. 

E-4.d Native Plant Preservation 
The general native plant preservation strategy for the Civano Master PAD is envisioned 
as one that provides for the preservation and protection of species in "Set-Aside" areas. 
The sole Set-Aside Arca rcqui1·ed for the Pavilions PAD is the 30 foot Scenic Routes 
Buffer Arca a long lloughton Road described in Section E-5.a. and referred lo in Table 5, 
J:shinatcd Naturnl Open Sp;,cc Arca. In accordance with LUC Section 3.8.6, the Set• 
Aside method will a lso include a n inventory and analysis of all p la nts listed as Federa l 
Enda ngered Species and Protected Native Planls (i.e., any saguaros and ironwoods), and 
preservation and mitigation for lhcsc s pecies w ill conform to the l,UC. Developers 
within the Pavilions PAD arc a lso committed to preserve-in-place or salvage high 
qualily, viabk specimen plants nol invenloried as part of the Sci-1\side requirements; 
the salvaged specimen plants will be transplanted wilhin the Civano Masler PAD. 
Calculation of undisturbed open space shall include any natural Slllface ca11hen 
pedest rian or ea11he11 multi -use t rails with in desig nated Set-Aside areas. 

E-4.e. Roadway Design and Development Standards 
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The street development standards for the Pavilions PAD wi ll comply with Section 3.01.0 
of the City's Development Standards except as specifica lly provided in this Section E-
4.e. 

I loughton Road 
The half 1,1rccl cross section for the cast side of lloughton Road a long the ravilions PAD 
f rontagc will include a ten fool half median, two 12 foot lanes, a five foot bike lane, and 
a tapered deceleration lane. In addition, a 12 foot mult i-use path and an eight foot 
pedest rian pa thway are part of the half st reet section. t;mdscaping and drainage wi ll 
be acconunodated between the vehicular and the pedestrian areas. The City has 
designated lloughton Road as a Scenic Corridor, and standards pertaining to that 
designation arc addressed in Section E-5.a. The Civano Master PAD satisfies the intent 
of the Houghton Road Scenic Corridor and, therefore, no fu11her review will be 
required . 

Drexel Road 
Drexel Road provides the primary cast/west spine through the Pavil ions PAD. The 
cross &ction for Drexel Road adjacent to the Pavilions PAD will be compatible with the 
cross section of Drexel Road within the Sierra Morado PAD, and will be determined 
consistent with traffic studies to be prepared in connection with su bmission of 
developments plans for property within the ravilions PAD. 

E-4.f. Access from Houghton Road 
Two driveways for right -in, right-ou t access from I loughton Road will be permitted for 
access to the Pavilions PAD (in addi tion to the existing d riveway for Global Solar): one 
between Drexel Road and the southern boundary of the Pavilions PAD a nd one between 
Drexel Road and the northern boundary of the Pavilions PAD. The location of the 
driveways along those pot1ions of Houghton Road may be changed from time to time as 
the Pavilions !'AD is developed and i11ternal circulation is established. Unless and u11lil 
the1·e is a media n in I loughton Road, driveways w ill be designed lo eliminate left turns 
onto Houghton Road. 

E-4.g. Solid Waste (Refuse Collection) 
Development within the Pavilions PAD will satisfy the requirements of Section 6 of the 
City's Development Standards except for Section 4. I .M. 

E-4 .h . Sierra Morado PAD Frontage Area 
Most of the Pavilions PAD is buffered from adjacent resident ia l u&s by subslantial 
natura l open space. However, there is one portion of the boundary between the 
Pavilions PAO and the Sierra Morado PAO (indicated on Figure 29, P,1vi!io11.~ PAO Suh
Districts as the "Sierra Morado PAD Frontage Arca") that lacks a natura l open space 
buffer; accord ingly, the following additional development standards arc appropriate for 
that boundary: 

I) Uses in the Automotive Service and Rep-,1ir (Major) classification shall be se t back 
at least z:;o feet from the Sierra Morado PAD Frontage Area. 

2) t:scs in the Construction Se1vice classification shall be set back a t least I 00 feel from 
the Sierra Morado !'AD rron tage Area. 
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3) Vscs in Trade Service and Repair, Minor classi fication may nol have openings wilhin 
30 feel of the Sierra Morado PAD Frontage Arca. 

4) No drive-th roug h lanes arc pcrmilled within I 00 feet of the Sierra Morado PAD 
Frontage Arca, and any drive-lhrough la nes within 400 feel of the Sierra Morado PAD 
rrontagc Arca shall be screened from lhc Sierm Momdo PAD frontage Arca by either 
an inlervening building or a solid, opaque screen wall tha l reasonably screens noise, 
lighli.ng and vehicle hcadlighls from adjacen t residcnlial lots. 

E-5 Miscellaneous Provisions 

E-5.a Overlay Zones 
I) Scclions 2.8.2.9A and 2 .8.2. JOA of lhe l.t..:C shall apply lo lhe porlions of the 
Pavilions PAO lhal are wilh in the Scenic Corridor Zone. In addi tion, Section 2.8.2.4 
s ha ll apply lo lhc portion of lhe Pavi lions PAD along Houghlon Road. Seel ion 2 .8.2.6.B 
shall apply lo the Pavil ions PAD, subject lo subparagrnph (4) of I h is Sect ion 1:-5.a. 

2) Building heig ht within the Pavil ions PAD (including pottions of the Pavil ions PAD 
lhat arc in the Scenic Corridor Zone) shall be measured in accordance wilh the 
ordinary me lhod described in Section 3.2.7.2 of lhc LUC a nd nol as provided i11 Section 
3.2.7.2.A.3. 

3) Section 3. 7.!'\.2 of lht> LUC sha ll apply to llw Pavilions PAD, providr<l tlrnl tlw 
mcasurcmen l of lhe Scenic Routes Buffer Arca sha ll be from lhe futii re I loug hton Road 
r ig ht-of-way line as indicalcd on lhc Major SI reels and Roulcs Map. The Scenic Roules 
Buffe r Arca may used in lhc calcula lion of natura l open space for purposes of Division 
8: Native Plant Preservation rcquiremenls of the LUC. The Scenic Roules Buffer Arca 
may be crossed by d esig naled pal hs for access lo Houg hton Road as reasonably 
necessary. 

4) Seclion 2.8 .2.68 of lhe I.UC shitll apply to the Pavi lions PAD excepl thal (i) the 
requircmcnls may be mel for lhc Pavilions PAD as a whole a nd (ii) for lhc pu rposc of 
Sect ion 2.8.:Um, the Scenic Corridor %one shall be 200 feel deep measured from the 
future Houg hton Road rig h t-of-way line as indicalcd on lhe Major SI reels and Roules 
Map. The melhod o( allocaling view corridor areas across lhe Pavilions PAD a nd/or 
among differcnl properly owners shall be established and submitted to City slaff for 
approva l in connection w ilh the approva l of the first developmcnl plan w ilh in lhc 
Pavilions PAD. 

F.-5.p Allocation of O ff-Site Improvement Costs 
The cosl of fulu rc off-site improvcmenls required by the City with respccl lo the 
Pavilions PAD which arc not a lready olhcrwisc provided for shall be a llocalcd among 
lhe owners and/or aclual developers of property wilhin lhe Pavilions PAD pro rata 
lr.iscd on the gross acreage of lhcir respeclive properlies, wilh lhe intent ion lhnl ench 
acti1al developer bear ils eq uitable share per gross acre. 
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l=igure 2 9: Pavilion.~ PAD Sub-Di~t,.ict~ 

I 
I (M=~. 

48' 48' Structure 

C 
8=• Height Limit 

Llllllt 

Legend 
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A- All Permitted Land Uses Allowed per E-2 

B- All Permitted Land Uses per E-2 except 
Major Medical and those listed in E-2.b.C 

C- All Permitted Land Uses per E-2 except Major Medical 

• · Additional height allowance of 15 feet apply to emergency communication towers 

Civano: Pavilion:> PAD 



F. NEIGHBORHOOD 1 PAD DISTRICT 

Regional Setting 
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F- 1.0 INTRODUCTION 

I.I PurJX>$e, Scope, Main Concepts and Goals 

The purpose of this Planned Arca Development is to direct the development of Civano's first 
neighborhood and portions of the Town Center and to assure its consis1cncy with the 
currently-adopted Civano Master Development Plan and other related c ity plans and policies. 

The orig inal Planned Area Development boundary is amended to include the southern pottion 
of Block, 2, and lot 527 of Civano I Ilk. 52, Pg. 34 of Maps and Plats as shown in Ex.hi bi t la. 
The southern portion of Block 2 and Lot 527 which was zoned SR shall now fall within the 
Neighborhood Center District as defined in F.xhibit I I and 12. The amended Planned Arca 
Development cove1·s approximately 237.54 acres of land within the 8 15.42 acre. n1is Civano 
project and includes a mixed-use neighborhood center, a variety of resident ial living 
environments, recreat ion and cultural faci lities, and subs1antial open space preservation. 

Main Concepts 

There arc four main conceptual clements w hich arc integrated into the proposed Phase 
Planned Area Ocvclopment: Building Community, Connection with the Land, Respect fol' 
Climate, and Regenera tion. These factors arc viewed as guiding principles in both 
conceph1alizing and detailing the plan and should be used as first principles in any specific 
progra 111 111 ing for spa tial layout , design dcta ils, or :,.oning interpretations or decisions. These arc 
briefly discussed below: 

Building Community 

Tltnl se1tle111e11t i's good w/Ji'ch e11h.--,11ces the co111Ji111ily o/.r, culture nud the sm,ril':,J of ils people) iucre..--,ses the 
sense of co1111ectio111i1 IJine :md ~7A1Ce, 1111d pen11ils or s{'urs Ji1dinll1111/~,;:rowtlt: delr.lopme111, w1il11i1 co,11ti111if)~ ni, 
ope1mess :IJlil aJIWt:cliv11. 
··KCVlil lJ7JC/t 

Civano is about building community; about connecting with each other. The Civano plan is 
designed lo encourage face-to-face meeting and in temction--gathcring places, meeting areas, 
cafes, safe and livable streets where automobile traffic is encouraged to slow down, a fine
grain mix of uses, and the abi lity lo reduce the time spent in an auto. 

The plan is ba.-;cd upon p1inciples of "New Urbani~,n ff of which "Nco-Traditional Planning ff is 
a part (sec Development Agreement, Exhibit numbers 6 and 8). The plan is laid out to 
encourage connection with impor1ant gathering places: the neighborhood center, the Town 
Center, the Communi ty School and similar spaces. A variety of social and cultural spaces for 
recreational activities arc provided as public, semi-public, semi-private and priva te spaces. 
Streets are laid out in sho11 segments which end in i111portant views or deflect in direct ion so 
that the street environment is easily defined visually, avoiding the anonymity so prevalent in 
most suburban areas. The streets arc dcsiincd almost as if the auto is an intruder, certainly to 
be tamed and to be slowed down to the speed of pcdcs1rians and cyclists. As drivers enter into 
the territory of the Civano streets, they become aware of the human scale and the need for care 
and caution. The streets arc to be lived in as well as the ho111es. 
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Lot 527 
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The Planned Arca Development is designed to encourage a huma n connection between the 
house, the street and the pedestrian spaces. 

Pi.,desl ria n spaci.,s are designed lo be comfor table a nd lo make the trip as pleasurable as 
possible, with shade and places to rest and meet with neighbors. 

Conncch'on with the Land 

/low do ttt> rcl11n1 to tltc s;,cnyf? I/ow do u-e .'1Ck11ou·/cttf{c it? For me, itS bc1it/( 011/ ,it the L11l(l You m-c stinply 1i1 
//mt pll',..IIC'f.'· •lit ''"" c:1/mil<'YOlth.1/ 111<•111<'11/ ol'w.1/ki11s OIi ,wlnxk, ollt.wd OIi $/c>il<", C'l ll<':111i1s Ill<' ,01111(/ <>f t/t,: 
nn'C.:11, of fct:ling the w,iul 1tc1ru"Syow· .iJcc. II S 1101 so111et/11i1s th.1/ one /,:,s lo search for. 011c ,j• s1i11ply sltmthiJS Ji, 
/Ju_~ cc11terofit. 
--Teny Tempest ll i1/imns 

The form of the land a nd the way ii has weathered over lime speaks to its potential for 
<kvdopmc11!. Th.- drainage and cro.sion pattern$, ii$ vi$1H!l .s,;,t!i.ng, the way vegetation JU!$ 

g rown upon ii lo support the animal kingdom--a ll fonn a pattern lo either support or reject 
I he built forms to be placed upon it. 

The Civano plan seeks lo respect these forms and pa tterns 11 11d fun her develop their 
connections with the built fabric. The ric hest parts of the la nd, in terms of dra inage patterns, 
walel' resoul'ces and r•esulting vegetation patterns a!'e preserved. As the built environment is 
superimposed upon lhese pa tterns, it is designed to enhance the pallern of the la nd--by 
directi11g lhe flow of waler ru11off i11to areas which support Vegetation a nd wildlife, by making 
connections bolh visual and physical belween lhe built environment and lhc prime nalural 
areas, a nd by expanding the extent of heavily vegetated areas in lo lhe built environment. 

Respect for Climate 

... there is 1111 inhcre11/ logic 1i1 the stn1cl11n:: and 11at111c of 01g11111S111s tl11JI Jmn: g1vu11 on this planet. A11y 
."ll'Clllil"Cltur, :my 11,t,.,111 rk .. s.igu, mu/ n11y s:x:b/ order lf1~1I vio/.'1/c."'.S t/J11f structure 1111d 1111t111r is rlcstructivc ot,~srll 
and of us. A1~r 11rc/11iecture, urb:111 dcsi'sn or soc,i,J order tlml is b:1:;ed upon orgmu"c pni,ci'ple.11'.,; Vi1.lid nnd 1n7/ 
prorc its own v11/id1iy. 
• -Peter Gltkc 

The Civano plan seeks to acknowledge the natuml patterns of the sun an<l the win<l an<l the 
seasons: lhrough allcnlion lo orien ta tion of bui ldings ,·elalive to these factors; through the 
creation of public spaces which support human comfort through natural mcans--shade I recs 
nur1uri.,d by natural runoff; and by minimizing the amount of hea l absorbcd-- in buildings and 
in streets, resulting in minimizing lhc energy needed to reduce the impact of I ha t hea l, bolh for 
i.,nergy consumption and human comfort. 

Rcgcncra/Jon 

"'A r,.-;:cnemtin.• Sl-slcm p1v1'Klcs It»· amhi111011s rcplnament, lhrou,s/J ifs own limctio,wl proa·.-;.w.•s, of the c11crgy 
mu! 111.11c:n:,,Js used 1i1 it opcr..1tion. llCJ(c11cmt.io11 llfls to with nYJirtll of Jik itself, IJ111s with hope for Ille f11t111t: • .. 
· :/oh11 T. Lyle 

Principles of suslainability include strategies for conserva tion, regeneration , and stewardship 
of resources. &cause of a general lack of responsible stewardship of our resources over the 
past several decades, conscrvalion a lone docs 1101 a ppear lo be sufficicnl lo restore the 
ecosyslcm to a natura l balance. The refore, st rategics of regeneration need to be applied also. 
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Regeneration implies that each action and resource be viewed as an opportun ity to actively 
create energy and balance, ra ther than "status quo," and each "improvement" can serve more 
than one purpose. 

Examples of regenerative principles embodied in this plan include restoration of nahtral 
riparian habitats, planting of food-producing crops which serve not only for slutdc but also for 
community income and community rit11al in planting, tending and harvesting crops. 

1.2 Conformance with Existing Land Use Plans 

In December of 1984, The City of Tucson adopted the South Pr111t11110 Arcfl P/1111, establishing 
planning and development policies for a severnl square mile area including and surrounding 
the Civano site. These policies were developed afte r subslantial analysis of the genernl area 
(South !4mt,wo !11ve11to,y, October, 1983), but prior to more recently adopted regional policy 
initia tives (transpor1ation, parks, trails access). ·111e City of Tucson's general planning' policies 
for this area arc included within this adopted plan, most recently amended dming the Civano 
planning process on May 6, 1991, by Ordinance No. 15655. This area plan incorporalcs !he 
"village" concept in accordance with the concepts embodied in the Civano Master 
Oevclopmenl Plan. 

Following is the gcncl'al policy, as amended, for the Sl)Ccific subarca which includes the Civano 
silc (Subarca Eight): 

"SUB ARLA CJGJ IT PROl'IU: 

TI1is is approximately a four square mile area bclwccn lnrington and Valencia Roads .,nd between the Hani son 
Road nlignmcnl e,.lSI to Pantano \Vnsh. Approximnlcly 85",) of the land is Stale Trust Lmd, tO"o is owned by the City 
and alx>ut 5('0S is prh-atrly ou11cd. I loughton Road is the main arterial through this subarca also and fu111ishes 
direct acc,-.ss to Interstate JO to the south and the totnl metropolitan a,va to the north. Mclpo11.-11e, Dn-xel, and 
Valencia ~oads are major strecls within I he interior of this subarea.l) 

"f'ROl'OSED USE 

Suburban to 111idnrom1 densities integrated "ithjob site rark lndustriul developnwnt mv approp1-iute in this area. 
Higher densities should be located along artcrid a11d collector streets, while Park Industrial type dc\'clop111c111 is 
best suited 11ear Valencia and along I loughton Road. I\ lain access to j ob site development should be limited to 
majol' streets. 

It is rcru,nmcnded that ,t,,,·clopment inm,irion m subum:m densities tow.mt rite inrerior of this sub-.trea and 
adjacent to Pantano Wash. Special care 11111st be taken to ensure n-sidential development is sensith•c to the existing 
nalurnl environment. During dc~ign mgc-~ of nnn. rcsidrntir1I develop11ient .~ Ci!II onn,;,:idernlim1 ,nu.st))(" given 
which emphasir..es minimal impacts on pr'Operties either devek,ped residentially or having potential to be developed 
residentially. Cut and fill,andgrndil18 of proposed development should be kepi to a 111i11imunL 

Davis-Montha11 Air rorcc Base may c>.-.,and its activities in the foh1rt'. Since the land parcel weSI of I Joughton Road 
is contiguous 10 11., Ai,• Base, it mai bt, approp, ia1c to,,,;,, it fo, exµrnsion or militai) operntions. 

If this l.md p,m:cl is not to be used for base operations, then it sltouldb,; de,·clopcd \\ilh lnml uses romp.1tiblc to 
base activities with SJ)('cial consideration for building setbacks and open spacc/rocn-ational ,,scs between Davis
Mo11than Air rorce Base nnd propo..<ed drvelop111cnts. 

• 77,. Gc11ero/ Pim, was ori@in(di) odopt,-d as thc "Conl{Jrnlw11.1i>• Pfau· pun;1~111110 thc Tucsoo Z<t11i11g C0<le and. subsequently, 
lhe TUCS()n l,a,,d Us,, Cod,. The 1enn "Comprehcnsi,·e Plan (CP)" was changed 10 the "General Plan" by Ordi.-1nce 9517, \\flich 
wosadOJ>lcd b) Mayor and Councll on Fcbrwu)• 12, 2001 . This cbm,gc in title do..-.,; 1101 affect the 00111cm of the Pinn. 
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Drexel and Vak·ncia Roads extend c,IS1 through this an-a from Houghton Road and currently serve as access to sand 
and gm,·d opcr.1tions l<x:atcd ••d.~tcenl to P,mtano \Vash. Houghton, Melpomene, Drexel and Valend t arc majol· 
~mets in the a,loptw fliln·1 Qmmy ,111!/Ul' Stn,.:ts 11111/ /lu11tes Pl:m. Their cl:<1<;irtc:,rio11 mid ait} mlditiorud major 
streets will be 1-eviewed and necessary rights-of-way detem1ined at the time the area is m1nexed." 

Over 800 acres of Stale Trust Land h,ts been rcscn,cd to develop Civano, an energy efficient community. The 
'"village'"' concept suppoI1s a core conlaining a mix of supporlivc US<.'S. Generally, land uses bclwrcn the core and 
Houghton Rood should include employment wes. Radiahng away f'rom 1he core are dcereasmg res,dcntrnl dcns,tics 
towttrd the per·iphery. The area l'eaching north of 1l1e core n11d along lhe east and soulh sides of Civano sl1011ld l~ 
developed M submban to mid ,11rb,1n density residential. The area belween suburb111 residential development and 
the core is provided as a lr,msition 7Dnc. In this ;,..one lt is appropriate to gradually lnc1'(".asc the intensity of 
dcvclopnrnt lhrou~h :1 mix of mid. urhtn and urb:tn densities. \\'ashes andolhcr undcvclopablr an.·.tS will provide 
open sp:tce for the public. TI1e illustrative insert ... dispL'lys a conceph1al rauge of !:Ind uses and their 1ransi1ion from 
the core 10 the perimeiers.. 

EXISTING LAND USE PLANNING POLICIBS 

The area immediately lo the south of I his pla1ming area is covered by the l's111011d Station Area 
Pl.m, adopted by the City in March, 1986. II is anticipated by the City that this area will receive 
substantial new development over the next couple of decades. This plan covers the area south of 
lhc roonnan Gmmcry Range of Davis•Monthan Air force Base and north of Interstate I 0 
between Kolb Road and Pantano Wash. It includes Rita Ra nch, the Air force Base Airport 
Approach Zone, the Southern Pacific Railway line, and several square mi les of primari ly vacant 
State Trust lands easl of Houghton Road. The Rita Ranch planned development consis1s of a 
combination of medium density residential, light industria l, and commercial business. School 
sites have been designated and substantial infrastructure has been insta lled. To date, 
development has been slow, partially due lo the general economic condi tions in A1izona. 

Recently adopted regional open space, trails and c irculation plans proposed increased access 
by all modes of transportation to this area. Pantano Wash is proposed to become part oflhe 
regional linear park system with pedestrian, bicycle, and horse trails linking other parts of the 
region. Two additional trail access points to Saguaro National Monument are proposed from 
the Pantano Wash al the north edge of the Solar Village si te. I Ioughton Road is adopted as a 
"Gateway Roulcff, defi ned as a major urban transportation gateway from Interstate 10 to the 
urbanizing Tucson basin, designed as two-way divided 200-fool rights-of-way with na tive-
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landscaped medians and side areas and limited automobi le access. In addition, Houghton Road 
is proposed to conta in a regional bikeway route adjacent to the site. 

1.3 Katio118le and Benefits for Using Planned Area Development District 

There arc several reasons for using the Planned Arca Development District for this project, 
ra ther than other existing zoning districts. One of the primary reasons is to mix uses in the 
Neighborhood Cente r to c rea te a place of social interaction. The rlanned i\rea Development 
District a lso c reates an equivalent to overlay zones which set forth design characteristics for a 
variety of ur),an and ru ral e nvironments a nd lo a llow more .specificity a nd contro l ove r the 
general design of the built environment. 

1.4 Suitabil11y of Planned A.red Development District 

This proposed dishict is generally consistenl with the existing zoning on lhe property. II is 
sufficiently large lo adequa tely guide planned a rea development for the next 2-3 years. II is 
designed to a llow and encourage a relatively-balanced mix of uses to be developed 
concurrently. These include a variety of residential densities and envi ronments, some 
commercial services, and both office and manufacturing jobs. 

1.5 Compatibility with Adjoining Land Uses 

Immediately adjoining land uses a rc primarily single-fami ly resident ial, a lthough most of the 
land is vacant. There are some remaining sand and gravel extraction operations along the 
Pantano Wash directly east of the property, althoi1gh these are slowly being phased oi1I in 
preparation for constniction of the regional park and trai ls system along the major washes. 
There arc lwo opera ting horse stables immediately lo the not1h of the proper1y, on both sides of 
Houghton Road al the Pantano Wash. There should be no interference to these uses as a result 
of community development on the Civano proper1y, all hough added residents may wish lo use 
the stabling and riding services ava ilable. 

1.6 Physical and F,conoi11Ic SiiitJwility and Feasibih"ty wHh Existing 
Infrastructure and Services 

When the Civano site was o rig inally selected through a community-orien ted Sta te I.and 
selection process, it was determined that one of the p,;mary advantages of this si te was that 
i11frnstrnct11rc already ,,x.is!ed and could be ,,xtended wilh 1·datiwly li!1le addi;-d expem,, and 
with minimal impact upon the existing infrastruct1.1re system. 

i\s noted elsewhere, a ll significant i11frastruct1.1re necessary to suppot1 this development is in 
very close proximity and can be effectively extended inlo the property for the proposed 
development. In conec t1 with community understanding and Mayor-Council decisions in 
supporting this project, impacts on infrastruclurl! and public services arc being planned and 
designed to be as minimal as feasible, using best-known and ava ilable technologies, and to be a 
demonstration of these impacts can be minimized foi' futu1·e projects. 
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F-2.0 PLAN OBJECTIVF.S 

2.1 Conservation and Development of Natural Resources 

2.1 . l Solar Energy Resources 

All building in Civano is in tended to meet the "Civano Standards" relative to energy 
consc1-vation a 11d the use of solar energy resources as delineated i11 the Development 
Agreement between th<:! City of Tucson and Commu11ity of Civano, LLC, a t1d specifically 
delineated in the Mayo1· and Council Memorand~,m re Civano f'crformance Targets dated 
October 2, I 995. 

Cclebmtion of Solar Oni:ntabon 

Seasona l events such as the summer and winter solstices and the verna l and autumnal 
equinoxes are oppo1tu11ities for community and individual celebration which enhance the 
awareness of our con 11ection with, and rclia 11ce upon, the sun as a primary sou rec of energy. 
In public gathering places, o pportunities to acknowledge significant seasonal solar patterns 
should be observed. This can be done by a lig ning buildings with solar positioning, by creating 
public art which in teracts w ith signilicant solar positions, and by mainta in ing views of sunrise 
and sunset a t these times of year. 

Because of the di1-ection of the na tura l site to~raphy, the plan layout acknowledges the 
summer solst ice sunrise and winter solstice sunset in many of the street angles (63 degrees 
west o f no11h; 63 degrees east of sou th) and in the orienta tion of the buildings within the 
neighborhood center plaza. View corridors arc maintained between the neighborhood center 
plaza in both diITctic,m ~ tha t vi~rnl and -5hadow aligiunent-5 can Ix mad,· 011 tho~ day.~. 

2.1.2 Wind Resources 

While normal wind velocities arc not sufficient lo maintain efficient energy generatio n from 
wind power, wind and nahu-al site breezes can be an effective tool for cooling, both for interior 
and exterior comfort. The wind pallerns genemlly run in a southeast-northwest di rection, 
parallel with the direct·ion of the f'a 11ta110 Wash. In the mornings, cooling b,·eezcs fro m the 
Santa Rita Mountains flow in a northwesterly direction and can be used for refreshing the air 
and pre-cooling interior spaces in preparation for the da ily warming pallc rn. In the evening, 
the flow is the opposite, but the breezes arc a lso warmer and also can-y a irborne pollulanls 
from more densely populated areas of the region. These a0c rnoon breezes can be used, with 
proper building desig n and management, to c rea te a nega tive pressure within buildings which 
can be used lo "pull'' warm air from the buildings. Those buildings and public spaces a long 
the rises adjacent to the Pantano Wash arc particularly suitable for taking advantage of these 
wind patte rns. This can be accomplished by locating publ ic walkways along this area and by 
designing those homes to be oriented so tha t wind can be a more effective cooling technique in 
their design. 111 add it ion, wind catchers should be designed into the homes to catch the 
morning breezes and bring them into the inte1ior a t1d exte rior spaces. These devices should be 
exceptions to L-milding height limitations. 

The plan carefully positions single-family homes on the bluffs and palisades adjacent to the 
Pantano Wash to take advantage of these wind pat I ems. Commu 11 ity orchards a re also loca ted 
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in this area, with a public pa thway winding through it , for the same reason. Because of the 
additional moisti,rc inherent in the culliva ting of I recs in this area, ii can acl as an additional 
evaporative cooling technique. 

2.1.3 Water Resources 

Potable Water Usage 

The Development Agreement between the City and the developer includes a water use goal to 
"reduce potable water oonsumplion significantly below mclropolilan Tucson baseline levels; 
and use non-potable water, such as reclaimed water, graywater, or rainwater harvesting for 
landscape irrigation.'' 

In accordance wilh lhe Civano IMPACT syslem, individual houses will be designed lo provide 
an interior use of 53 gallons per person per day (a 54% reduction from 199 1 residentia l 
baseline) and 28 gallons per person per day for exterior uses. Commercial uses are planned 
for 15 gallons per employee per day, subject lo a case-by-case review of businesses, such as 
rcstaunrnls, wilh above-average water requirements. 

Community swimming pools will be built with the first development phase to discourage the 
need for private swimming pools. If private pools arc installed, ii will reduce lhe allowable 
waler allolmenl for landscape irriga tion. 

Each building will be designed with a dual waler supply system, one for potable water and one 
for reclaimed waler which will be used for all outdoor irrigation. There remains .some 
question rela tive lo lhe use of reclaimed water for a ll outdoor uses, including lhc cullivalion of 
edible crops and the need lo control bodily contact . In any case, all landscape irrigation will be 
accomplished with non-potable water, graywater, and/ or rainwater harvesting. The City's 
rcdaimc<l waler service, rain waler harvesting or graywatcr Ctjuipmcnl will be provi<lc<l a t all 
Civano properties. 

Xcriscapc Principles 

The basic concept of xeriscapc design is establishing hydmzoncs in lhc landscape. The th ree 
hydrozones are lhe mini-oasis, transition, and arid zones. The mini-oasis is located in areas of 
high use and where higher water-use plants arc planted. The transition area radiates outward 
from the oasis area and includes plants thal require irriga tion but arc not water-greedy. The 
arid zone usually is the perimeter areas in which selected planl 111a te1ials arc drought tolcranl 
or low water use. 

Established xcriscape principles shall be used for all outdoor landscape design. There arc 
seven honicultur:il principles of xcriscapc landscaping: ( I) good landscape planning and 
design, (2) appropria te ti,rf areas, (3) efficient irrigation, (4) use of soil amcndmcnls, (5) use 
of mulches, (6) incorpomlion of low wntcr use plnnls utto lhe lnnd:scnpc nnd (7) appropriule 
maintenance of plants and irrigation systems. 
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Natural and Surface Drainage systems 

All on-site drainage shall be conducted as surface drainage, except as necessary to pass across 
and under roads and pathways. The su1facc drainage system sha ll be designed lo maximize 
on-site water detention in sufficient volume to irrigate landscaping within it, supplemented as 
required by reclaimed water, This landscaping shall be designed so iis to create substantial 
shading a long streets and public pat hways. 

The sections dea ling with General Landscape Program and Drainage rla 11 , following, discuss 
this in more detail. 

Use of water for public enjoyment 

Waler features such as foun ta ins and small ponds can be used effectively for both genernl 
enjoyment as well as cooling features when properly designed. These should be used carefully 
in publ ic spaces. 

Cool towers (devices which use evaporative cooling techniques without the use of fans) can 
also be effect ive tools for cooling in both public and priva te spaces. Misting devices w hich use 
large amounts of potable wa ter for evapora tive cooling should be discoumged. 

2.1.4 Soils Resources 

The soils on the devclopablc portions of the site arc not especially good for plant growth. In 
order to encourage more lush landscaping, soils resources should be improved. On-site waler 
retention wi ll help over time to improve the soils. On-site composting of yard wastes through 
the Civano Community Associa tion will provide a source for soil supplements. 

Corrununity orchards are planned on a cornrnunity-widc basis. Li t addition, areas arc plam1ed to 
be set aside, both on private property and adjacent to natura l washes for small individual 
gardening plots. 

Studies will be ongoing throughout the development process which focus 011 the following 
objectives: 

• Develop a regenemtive agricultural model that focuses on the nu trit·ional needs of 
Civano residents. This model may be manifested as community gardens, organic home 
gardens using native plant species, access lo locally grown organic food, or other such 
examples. 

• Develop a comprehensive waste treatment fac ility that addresses recycling and organic 
waste treatment through composting or vermiculture (use of worms in compost ing). 
Responsible usc of reclaimed water for food production systems. 

• l:Stablishment of a pcrmaculture-typc model for residential development that int.cgratcs 
food systems into the overall land usc plan. 

• IJevelop regiona l food resources (stores/food coopcmlivcs) for the community that 
serves to ~1.1pport local farmers and to integrate food ~)'stems into the overall Civano 
development model. 

• Develop organic (synthetic-free) landscape management. 
• Reclaim lands damaged by overg.i-azi11g and roadway filling in natm-al drainage ways. 
• Provide local employment opportunities in rcgenern tive agriculture. 
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2. 1.5 Native Vegetation and Wildlife Habitats 

Primary natu ral vegetation and wildlife habitats arc lo be preserved as del ineated in the site 
analysis (see t:xhibil 2, Native Plant !'reserva tion Map and Section 2.7.2, Genera l Landscape 
Program). Enhancement of these areas through wa ter detent ion and retention should be a 
priority, 1 lowcver, City flood control policies which prohibit " in- line dcl.cntion ~ cur rently 
prevent this strategy. Supplemental native landscape enhancement will be made in those areas 
which have been d.ist·urbcd. In addition, a public landscaped open space corridor will be 
developed lo link two significant na tural washes on the east and west sides of the area. 

2.2 Preservation of Scenic Natural Features 

There arc few scenic natu ral features 011 the site itself. Those considered scenic, however, arc 
the steep bluffs along the Pantano Wash boundary, the natu ral washes, and the gentle slopes 
dividing the upper· and lower terraces. The bluffs and major washes arc preserved in their 
natura l slates through the delineation of land uses. Al the base of the bluffs along the Pantano 
Wash, community orchar·ds arc planned to meet the base of the bluffs and pmvide a 
landscaped foregrou nd lo bet ter delineate the landform from the public viewpoint. This 
orchard is planned lo extend into the developed area along the natu ral slopes which separate 
the upper and lower te rraces. This will fu rther accentuate this landform. 

Off site are significant views of the Catalina and Ri ncon Mountains. These views are most 
prominent from the bluff areas and a t the top of the slope which sepa1·ates the upper and lower 
terraces. Public areas and house siting design is planned lo maximize these views. A 
constraint lo these views exists in the form of overhead electrical util ity lowers and lines. 
Sh1dies arc underway lo relocate these lo be less obtrusive. However, should these not be 
feasible to move, siting for specific buildings can be such that these will be a minimal 
intrusion. 

At the first neighborhood cen ter, the "borrow pit" provides an unnatura l change in elevation 
which allows a more open view of the <..:a ta linas, Kincons, and Kcdding lon Pass. The siting and 
orienta tion of buildings in the neighborhood center is designed to keep this view open and 
frame it to be more significant. 

2.3 Drainage Plan 

As noted in other sections of I his Planned Arca Development , it is the i11lent to u tilize natural 
drainage for the benefit of the landscape within the project and to keep as much of the 
rninwa ter runoff on the site. Any excess runoff during unusually heavy storm events w ill be 
directed into the naturnl arroyos which dr.1in directly .it1to the rantano Wash. 

Existing and newly-crea ted sheetflow problems will be relieved by directing the flow into 
newly-created swales and channels, landscaped lo become natura l-looking arroyos. Civano 
Boulevard is designed to be used as water hmve~ting area ,vith a swaled median. Additional 
mnoff is designed to flow through the unpaved sections of alleyways in order lo foster plant 
growth and to end up in exist ing natural drninageways which lead lo the Pantano Wash. 

One existing wash (between the residential area and the Town Center) is cun-ently overtaxed. 
The plan is designed to remove existing drainage from this area and allow it to flow into a 
newly-created pedestrian path and recreational system traversing the a rea of the pla n to follow 
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the nahm1I dra inage d irection. This solution places more water within the area which is 
designed to foster plant growl h and create shaded areas for pathways and outdoor recrea tion 
areas. 

Exhibi t 3, following, generally details the drainage plan. 

2.4 Impacts on Existing Structures and Koads 

There should be no impacts 011 exist ing stmctur-cs. While traffic generat ion off s ite should be 
less than normal ~1.t bdivision development due lo the mixture of residences,jobs and 
commercial services, there will be traffic added to the public road system over time. 111is 
impacl is well within lhe impacls anticipa ted for normal urban growth and planned wi thin the 
normal metropolitan transportat·ion planning processes. 

2.5 Impacts on Existing Infrastructure and Public Se1vices 

[)ue to th,· nahll\' of the development in reduc-ing water magr, energy usag,·, imd automobik 
usage, it is anticipated that the impacts on existing infrastructure will be substantially less than 
with normal residentia l and commercial development of this scale. 

2.6 Locatio11 811d Exte11t of Provisio11s for Sew~e DisJX)Saf, Efflue11t Use, 
Stormwater Drain~e, and Utilities 

Stonnwater, draina~e and utility plans a rc bcin~ submit ted with Tentat ive and Final Tract 
Maps and will be more specifically designed as part of a Municipal Improvement District upon 
approva l of the Tentative Map. 

The off-site .sewage di.sposa l li11e has !xen designed lo meet Pima County Wa.,tewater plans for 
fuhtrc expansion of the basin. 

Extension of the treated effluent line for outdoor irrigation is being designed by Tucson Water 
LJepartment us per the LJcvclopmcnt i\grccmcnt between the developer and the City of Tucson. 
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Drainage Patterns 

140 
Revised 4 - 7 -05 

Nalural & 

Man-Made 
Arroyos 

Drainage In 

Roadway Median 

Direction 
of Flow 

EXhibil 32 



2. 7 Development Design Guidelines 

Additional design and development g uidelines will be contained within the Condit ions, 
Coven ants and Resl!·iclions (CC&Rs) lo be administered by the Civano Community Association 
(Master Associat ion) . The Civano Community Association Design Review Committee wi ll 
review all new development plans for conformance lo lhe Design Guidelines, CC&Rs and 
Civano IMPACT Guide lines. 

2. 7. 1 Building and Site Design 

The first and primary strategy for effectively 11lilizing solar energy resources is through 
"p-,1ssive solar" techniques in the inil ial design of buildings and outdoor spaces. 

The relationship of the building to the site will be designed lo be in tegrated as a single living
working/interior-cxterior fu nctional space. As such, site development plans for a ny site shall 
include not only build ing plans but a lso landscaping plans lo del ineate all interior and exterior 
space a nd to show the relationship between landscaping and energy conservation tlu-ough 
s hading. 

Building and spatial orientation sha ll be such that summer heat gain sha ll be minimi7.cd lo the 
greatest extent possible thmugh the following "passive solar" techniques: 
I. Minimizing door and w indow openings on the easterly and westerly building facades; 
2. Shading roof surfaces and easterly and wes1erly facades with landscaping a nd other 

shading devices; 
3. Shading southerly-fac ing window and door openings with roof overhangs, landsca ping, 

or other shading devices during the mid-Spring to mid-Autumn seasons; 
4. Pmviding lhcnnal mass building surfaces on the westerly, southerly, and easterly faces, 

sufficient lo delay daytime heat gain in to interior spaces; 
5. rroviding suffici,'nl building insulation and air-tight building cnvclop.·s to minimi:r.,' h<'at 
gain; 
6. f'roviding well-scaled cooling supply (ductwork) system within insulated space lo 

minimi7.C any mec hanica lly-supplied cooling loss; 
7. Providing light-colored, non-absorptive building colors on solar-exposed building 
surfaces; 
8. Providing shady summer outdoor living spaces as extensions of interior spaces; 
9. rmviding sunny winter outdoor living spaces as extensions of interior spaces; and 
10. Allowing Winier sun to reach building surfaces by selecting appropriate landscaping 

material$ (<kdduO\.!$ ll·c1,$) and tlu"011gh appropriate building $<.,!back$ and hdglll 
restrictions. 

For buildings lhal need lo be air-conditioned, other important passive energy-conserva tion 
straicsics al'e 10: 
• prevent u nnecessary air leakage by making sure that window and door openings are lightly 

sea led; a nd 
• con lain a lt ductwork wi thin condit·ioncd and insulated space, making sure lha l alt joints 

are thoroughly and permanently sealed with mastic ra ther than tape. 
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2. 7 .2 General Landscape Program 

The general landscape program for the development is conceived as bolh a conserva lion and a 
rcgencralive a pproach. The landscape program wi ll also be designed lo sa tis fy the 
requiremenls of lhe Cily's Nalive Plant a nd Preserva tion Ordinance. Following arc lhe specific 
mclhods by which the developer is complying: 

I . The 30% set •aside method is being selected as the basic compliance strategy. This 3 0% 
a rea is inlended lo genera lly conform w ith lhe Na live l'lanl !'reserva tion Map, Exhibit 2 . 
Combined, it con tains a pproximately 250 acres, exceeding 30% of the 818-acre Master 
Plan Area. This a rea conlains the noodplains, t11ost of lhe diverse vegeta lion habila ls and 
biomass, as it oottforms to the washes, natural arroyos, minor canyons and tribularics, and 
wi ldlife corrido rs. It is intended lhal these a reas will g radua lly inc rease in biomass by the 
conslmction of several small check dams or gabions which will be desig11ed lo deta in waler 
a nd nourish existing ha bitat. Some a reas in primary a rroyos which have been dislurbed 
over !he years lhroug h road build ing a nd grazing will be reslored lhrough re t11oval of 
it11ped imenls a nd replanting. Wilhin some of I h is area, ii is intended lhal na tive vegcla lion 
wi ll eventually be supplcmcnlcd wilh additional na live a nd droughl-toleranl pla nting for 
walcrshed enhancemcnl, runoff conlrol, native crop produclion, a nd bolanical educalion. 
The methods for achieving lhis goal a nd the precise c rops have nol yel been dclinealed a nd 
wi ll require cxlcnsive additional sludy before these decisions arc made. Areas lo be sci 
aside will be fenced lo prolccl againsl conslruclion inlrusion when construc tion aclivitics 
nix· anticip111 ,·d to Ix· wilhin fifty fr<'I of 1hr pl'olrctrd an·a. (.ftch plum· of drvdopnwnl of 
the Civano Project will track a nd submit their acres of set-aside areas duti ng CDRC review 
to assure the 30% requirement is met ovemll. 

2. In addition lo the sc i-aside method, the developer is commilled lo preserve as muc h of the 
nalivc plant conununily which falls wilhin the areas lo be developed as is humanly and 
economically possible. The following methods are in place a nd are undenvay to achieve 
this goal. It is estimated Iha I approxima tely 60% of the native lree a nd saguai•o and other 
cactus population within the a reas lo be developed will be salvaged, moved a nd reused 
wilh in the developmenl areas as a resu ll of these me thods: 
a. All lrees of 4~ caliper or grea ter, saguaros a nd other cacti will be sutveyed by a 

Cetiified Arbor-isl for genera l health a nd susceptibility for sa lvage and successful 
l ransplantation. 

b. Those trees deemed hea llhy will be lagged a nd pmned to encourage add itional g rowth. 
c. Trenc hes wi ll be hand-dug of sufficient dislance around I recs a nd saguaros lo avoid 

cutt ing lap roots a nd to a llow sufficient a rea for boxing. 
d. Whe n boxed in place, trees will be watered lo encourage lhe growth of a I hick root 

ball. 
e . Whe n a sufficient root pall has hccn sl imula lcd , lhc I recs will he cul from the lap root 

and moved to a storage loca tion where they will cont inued lo be watered as required 
until moved lo the new permanent location, 

f. As the first phase of development is completed, the second phase area will have been 
cleared und made ready for development , such tlwl the plnnt sulvnge operation will be 
able lo avoid lhe inlerim slorage sleps and salvaged pla nls may be immediately 
lransplanted inlo the new development. 

The landscape c rea ted a t Civano wi ll be designed to be aesthetic as well as reflect the desert 
environmenl we live in and ii ca n also be useful as lhe bu ill environment in providing a 
quality of life I hat meets the needs of the residents a nd helps meel lhc communily's 
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performance standards. For example , vegetation can be used to reduce building tcmperahu-cs. 
Trees and shrubs can shade pedest rian paths and othenvise make them a tt ractive, encouraging 
greater use. Plantings can util ize locally-made compost, removing material from the solid 
waste stream. Some of the land.scape could produce an economic harvest of food and 
medicines for potentia l income to the community associa tion. 

For residentia l lots, landscaping wi ll be designed lo maximize livable outdoor space by 
providing shade and screening, while ensuring appropriate winter 50lar access, lo establish 
comfortable outdoor micro-environments. 

In order lo accomplish the significant plant reclamation, an on-site nursery will be established 
as part of the first phase of development. This nursery will be responsible fo1· salvaging, 
holding, hardening and replanting the salvaged materials and will also develop a plant 
propaga tion program for compatible plant materia ls. In addition, the nursery w ill serve as an 
informal ion and demonstration cente r for desert landscaping design and maintenance. 

2.8 Phasing Plan 

It is antic ipated that the first increment of Neighborhood I will contain approximately 250 
dwelling uni!$ $t1fl'QU11ding the neighborhood cent1,r ;md will i.ncluck !h1, m,ighbod1ood center 
and plaza (see following Phasing Plan). In addition, the Civano Nursery will begin during the 
first increment , first as a native plan I reclamation area and then phasing into a series of 
demonstration gardens, plant propagation area, landscape materia ls sales, and cafe/gift shop. 
Subsequent increments will follow outward from the neighborhood center lo the no11h, south 
and west, until Neighborhood 1 is completed. The Town Center employment and 
manufacturing area (outside the rhase I Planned Al'ea Development area) will begin a long 
Houghton Road and expand toward the residentia l areas. 

Prior lo the completion of Neighborhood I, Neighborhoods 2, 3 and 4 (City property west of 
Houghton Road, including the Town Center, will be designed and it is antic ipated tha t 
additional planned area developments will be prepared for these phases). 

2.8.1 Phasing and Construction of Streets 
City standards will be met for the design of public streets. Where phased, temporary turn• 
a rounds meeting City standards will be constructed unti l street cont inuity according to I he 
overall plan is achieved. 

2.8.2 Phasing and Construction of Sewage Disposal 
II is anticipated tha t the sewage dispos:1I system will be designed in accordance with County 
standards and be publicly-maintained. The Development Agreement between the City of 
Tuc50n and the developer and the Slule Land Dep-ar tmenl condit ions of patent outline the 
specific phasing requi rements. 
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Phasing Plan 
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2.9 Circulahon Plan 

The Civano Planned Arca Development views automobile traffic as secondary to crcati11g a safe 
environment for pedestrians and bicyclists. Therefore, several measures have been taken to 
s low traffic down to the greatest extent feasible and to give cues to the motorist that cau tion 
should be used. These methods include narrower streets, c hanges in pavement textures to 
denote pedestrian areas and c rossings, side parking bays (sometimes perpendicular or at an 
angle to the travel way), sharp turn ing radii, limi tations on the length of straight seg ments, 
and localing landscaping very close lo the edges of the streets. While these measu res may 
conflict with the curt'Cttt "norm" for most dcveloptttcnts, it is deemed to be essential to the 
creation of a strong sense of community. 

Because Civano will become a mixed use community with a hig h percentage of jobs loca ted 
within it , the traffic analysis in the adopted Maste r Development Plan considered each type of 
tri p and a~"tl mcd differing mode splits (non -auto) for each. for example, the modal split for 
home-based work trips is 20 % for in ternal fl•ips a nd 796 for external trips and it is assumed 
tha t 30 % of the home-based work trips will be internal (these assumptions arc conservati ve, as 
the1·e is sufficient land set aside wit hin Civano to accommodate over 60% of the jobs 
genera ted). Ultima te transit service, both internal and externa l, is pla nned so tha t this mode 
split can be 1'Caso11ably achieved. The followi ng table shows the various assumpt ions used for 
percentage of trip types, percrntage split bc lwem internal and exlrnml trips, a nd mode splits 
for each. The total percent split between ty pes of trips in the above table is taken from the 
Master Development Plan adopted by the Mayor a nd City Council and the Arizona Stale t.,nd 
Commissioner. 

TABLE I: TRIP GENERATION ASSUMPTIONS 

Type of Trip Generated 
Homc-lx,scd Work Trips 
Home-ltl,;t,ll School Trips 
Home-lxised Shopping Trips 
llo111e.b.1.sed Other Trips 
~on Hontc•bttscd Trips 

Source: <.:ommmuly ~ 1g.n Assoc111fcs 

Total 

" Split 
23.~., 
10..-1•..., 
10.3'\, 
28.-1,P_, 
27. 7'".:, 

Internal 

" Mode Split Split 
30.0",, 20.0"• 
67 .O"., 70.0". 
-10.~., 35.0'\, 
I O.oPo.1 20.QP., 
I O.O"o 5.0"o 

£x1e.rnal 

" Mode Split 
70.0"• 7.0"• 
33.0"., 40.0". 
60.0",, 2.cr., 

"'·°"" 2.0"o 
90.0"o 
90.0"o 

!'or the purposes of this i.1udy for l'hasc I , ii was assumed that internal trips would be an 
average of 33%. It is assumed that lhe moda l split and lhe split between inte rna l and cxlcrnal 
trips arc on the conservative side. A "worst case scenario~ is therefore por1rayed . This has 
been done in order not to undereslimate the magnilude of aulomobile lrips and because, even 
though we believe that automobile ltavel will be sig,,i.ficantly less (up lo 40% less than in 
conven tional dcvelopmcnls), this is impossible to prove because of a lack of comparable 
developments. 

The following table calculates aulo 1raffic impacts al lhe main in terscclions with lloughlon 
Rood due to two phasing scenarios: 

• l'hasc I shows the impact of only main nei~hborhood deve lopmenl for approx imately 600 
units of the first p hase, a ll of which will use either the Nebraska alignment (new Civano 
Boulevard) or a seconda ry a lignment between Nebraska and Irvington; 
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• It is recognized tha t there will be future development beyond the first resident ial phase 
which will travel through the first neighborhood and, likewise, that traffic generated by the 
first neighborhood will ul timately travel into other phases for access and egress. TI1erefore, 
Phase IA shows the impact of the full first neighborhood and the projected en ti re Town 
Center development north of the Drexel Road al ignment. II is anticipa ted that this fu ll 
dcvclopmcnl will not be achieved for several years and arc based upon as.sumplions of 
substantial commerc ial development. Even if there is substantially more development than 
currently anticipa ted, the number of lanes proposed will not be impacted. 

I) TAlltX 2: TKArnc ANALYSIS, PIIAS[ t AN!) n ;TURI: m:vn.Ol'MENT 

Phase 1 Development 

Land Use 

lksidcnti:-il 
R<·t,til-Mad,:t 
Office 

Tolal.s 

No1c.s: 

Units Rate 

600 homes 
2,()(X) sq fl 

t 1,000 sq. fl. 

Trip Daily Trips Percent External 
Total External Trips 

8.000' 4800 67•'., 3216 
0 1,~, ~IC> l l)i\, ~I 
o.02s~ 271 67"o 181 

5381 3428 

Entrance#' 
I 2 3 

482 273-4 NIA 
f, :?~ NIA 

27 15-l NIA 

51 4 291 4 NIA 

I. Ult ranees an-: (I) Northerly entrance j ust south of Jrving1on; (2) ~cbr:1ska alignment (new Ci\'ano Boulevard); 
(3) Drexel Road alignmcrtt. 

2. Residential is combined attached, detached nrKI ap-1rh1,c11t units, reduced due to pedestrian amt bicycle 01icnt:1rion. 
3. Rctail -Mmtct is lxucd 0 11 ITEC.1tcgory 852, Convenience Ma.-kct, ass1uni11& half of lhe I rips arc by auto, due to 

being print.<arily pedestrian orienled. 
4. Office is based on m; Category 710, General Office. 

Phase I and Partial Town Center Development 
Trip Daily Trips Percent Extemal Entrance#' 

I.and Use Units Rate Total External Trips I 2 3 

Residcnti:11, F11asc I 600 honx.-s 8.000' 4800 67'\, 3216' 482 2412 322 
Rclail-Markcl 2,000 sq. fl. 0. 155' 310 1o;-o 31' 5 2~ 3 
Office, Phase I 11,000 sq. fl. 0.025' 271 67,;\, 181 ' 27 136 18 
Retail-Office 150,000 sq. fl. 0.033' 4895 G7?o 3280" 0 ()5() 2()24 
Office-Ma11ufac1uring 3 15,000 sq. fl. 0.008' 2426 67•'., 1625 .. 0 325 1300 
Rosi<knlinl, 11tasc t A 250 hon,cs S.()(>(>! 2000 67~'" 1340" (> 268 1072 

Totau 14701 9678 514 3820 5339 

Notes: 
5. Trips generated by Phase J uses ar-e split 15".,, 7~.1, and 10-•., between entrances 1, 2, and=~ respeclively. 
6. Trips generated by Phase J A uses are split()'-'.,, 20".,, nnd 80''.i between entrances I, 3, nnd 3, respeclively. 
7. Reiail-Officc is based o n nverdgc ,~11<,s for rn: category 760, 5'pedalty Remit Center and ITI: cawgory 71 o, L:Cneral 

Office. 
8. Officc·h lanufocturit1g is lxised on m; C.1tcgory 760, Research ,md Ocvclopmenl Center. 

Source: Curtis Lueck & Associatrs; Community Design Associ.1tcs 
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The following traffic mitigation design elements are built into the Civano Development Plan: 

50''., of the population and 7Cf" .. of the jobs \\;lhin Civano are kx:aled \\ithin 1 , mile of the Town Center. l11is 
results in a very close physical proxi1nity between home-job-shopping, Studies h.--.,·e shown thnl if this distance 
is within ¼ mile, signir'tatnt reductions in automobile travel ";11 occur. 

Sufficient land is se1 aside on she, \\~thin C.15)' watl:ii\g distance t'rom homes, 10 Pf(Widcjobs 1or Go>. of the 
de1m11d nce,l<-d by residents. This is signifteanlly higher lltan 0011vcnrional housing dcvetop111e11ts b)· n factor of 
2 lo -I. In addition, specific housing pl'oduct is nllocal<:d to prm•idc for an intcgmlcd home and office space, 
accommod-1ting a well-documented lrend for the 90"s. 

The pcdcstlian path system is lk'.signcd as closely as possible in a st raight Jinr relationship lx·twcen home, work 
.rnd shopping. Pc<kslri.m p.tlhs att loc:11ed ,md dcsign<--d as pk--as:mt, tn."C-liued and l:mdsctped ways in close 
proximity to dcstinalions 

l'edeshian and bicycle syslems are desig.11ed to be separate facllilies, in order lo minimi7.e ihe conflicts inherent in 
lhcse diffel'ent speeds of lravel. \\11e1-e bicyclis1s and peclcstri.ans share lhe same rigl11.of .way, lhe p:tths are 
specifically cil'sigmxi 10 Ix, scparnlc. This inacascs safely anL1 mobility. Many bicycle paths use maL1 rights-of. 
way where 1'111fftc is designed to be slow. 

TI1e rood circulation system is clcsig,1cd loncoonunodalc linkage al lhc future T0\\11 Center and the fir,;t 
neighborhood C<'ntcr for melropoliL,111\,c,on's public 11'nnspor1a1io11 S)'slem. Allltoush the slrttl sections h.,w 
been designed to .accommod.,1le existing ➔O' buses to use the t1L1jor access st reets and ha,·e stops al the 
ncighborhocxl center, eotnmu11ity school, and town center ns those are developed, allcn1a1ive, s11wllcr and 
quieter vans or other fonn of ji1t1t·y services should be invest-i~tcd. TIK" mt\ior public bus stops arc loca led 
wilhin •, 111i1c of 500,) of the population and 900,) of the jobs on silc. The study and f111urc provision of lransil 
service JO Civa.10 will be coordin,ued through the Dep.1rtt11en1 of TrJi1sporta1ioo Planning Division. Transit 
service, as 1'COOn1111('n<l<-d 11tro11gh lite study, will be planned :md programn,ed in !he Mclropolita11 Arca Shon 
Rnnge Trnn,:;it Pinn, prcp1rcd fllmu.a11y by lhe Planning Division. 

The employment> inslilutional and con1111Crci..'ll uses within the futm-e Town Center arc linked with a oonlinuous 
pcdcstrim and lncycle system. 

The open space sysk111, pedestrian system, and bicycle system arc designed as i111errclated systems. l11is 
encourages Iii(' use of and access JO 1hc open space system by pedcslrimt and bicycle 1110(1<--S, rather llta11 
aulomobile modes. 
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F-3.0 PLANNED AREA DEVELOPMENT DISTRICT 
PROPOSAL FOR CIVANO PHASE 1 

3.1 Proposed Land Uses 

This Planned i\rca Development covers approximately 170 acres of land within I he 820-acre 
Civano project and i11c ludes a mixed use neighborhood center, a variety of res idential living 
environments, recreat ion and cultural faci lities, and substant ial open space preservation. II is 
based upon principles of long-term sustainability and "new urbanism" concepts which include 
a healthy respect for, and in tegration with, the natu ml environment and the crea tion ofa 
pedestrian-friendly community which fosters interaction with each other as well as with the 
natural rnvironmr nt. It is thr first of th1-..r plmu1rd rrsid,·ntial nrighborhoods and a Town 
Center which arc part of the origina l Civano Master Development Plan, and a fourth 
neighborhood which is planned to be added on the west side of lloughton Road. 

The rhasc I rlan area will be implemented through the development regulations established 
for the three zoning districts of Neighborhood l::dge (NC), Neighborhood Ceneml (NC) and 
Neighborhood Center (NC). 

The following Planned Area Development Land Use Districts Exhibit identifies the land uses 
within the rhase I development that will be regula ted by these three Districts. The Districts 
are summarized as follows: 

District Designation 

Neighborhood Edge (NE) 
du /ac 
Neighborhood General (NC) 
du/ac 
Neighborhood Center (NC) 
du/ac 

TOTAi, i\CRl:S 170.8 
limi led to 5 acre., of office and commc.rcial u.,c, 

Acres Max. Pcnnittcd Density. 

72.4 15 

59.0 25 

39.4• 44 

The Neighborhood Edge District is a residential district with limi ted low intensi ty non• 
residential uses allowed as accessory land uses (neighborhood recreation, food produc tion, 
religious uses, etc.). This district is intended to be more "rural" in character rela tive to the 
other Distt·icts, with wider lots and integration wit h gardens, orchard.•, and landscaped 
pedestrian frontages. 

The Neighborhood General District is primari ly a higher density residential District, bu t allows 
conunercial uses as accessory land uses. /\n example is a corner cafc or office use on the 
ground level with a residential dwelling on the second floor above. 

The Neighborhood Center District is the most intensive area of the Phase l deve lopment. At 
the hea1i of the District is a one acre "Neighborhood Center" activity area. The Neighborhood 
Center will consist of office, commercial, and entertainment uses surrounding a pedestrian 
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plaza for the Phase 1 community. II will later serve in suppor1 o f, and secondary to, the fuhu-c 
Civano Town Center. The Neighborhood Center District will be integra ted with a mix of higher 
density residential uses surrounding this one acre activity node. Non-residential uses within 
the residentia l area..s, such as retail, commercial, and office uses, will be secondary to these 
residential uses. 

3.2 Proposed Major Streets 

There a rc several classifications of streets proposed for Phase t . The major neighborhood 
access street links Houghton Road with the fir~t Neighborhood Center and the future Town 
Center. Street c lassifica tions arc shown on f:xhibit 6. Bikcways, pedestrian pat hs, and bus 
routes arc shown on f:xhibi t 7. Detailed c ross sections of streets a rc shown on Exhibit 8, 
Thoroughfare Standards. Improvements shown in conjunction w ith the streets and paths will 
be constructed as part of each development phase. Bus service will be implemented as demand 
warrants, in cooperation w ith the City's bus service needs. 

Bus Service 

The major Neighborhood Access Street (cast from Houghton into the Neighborhood Center and 
south from the Neighborhood Center lo the futu re Town Center) has been designed to 
a<'couunodalc foh.! rc bus $Cfvicc, i11d11di11g th,, c.xisti11g 40' l:>u$1.>S 110w lx>i11g 11$1.'d. Allcrualivc, 
smaller-vehicle systems will continue lo be invest iga ted for short- term solutions as r·esidents 
begin to occupy the neighborhood. 

Bicycle Paths 

An exclusive 2-way bikeway is shown along lhe north and east side of the main edge road 
which links Houghton Rood with the future school and recreation area to the southeast of the 
Planned Area Ocvclopmcnt a rea. This will a lso link wi th the future Town Center and the 
fut ure neighborhoods lo the south and cast. This is envisioned primarily as a recreation 
amenity. It is envisioned that the "commuter" cyclists will use the same roadway lanes as 
automobiles, as traffic will be relat ively light and the rood is designed for slow-moving traffic. 
Cormections to the neighborhood center from this exclusive bikeway and from I loughton Road 
will a lso use the same lanes as automobiles because the speed will be very simila r, the traffic 
will be relatively light, there will be parallel parking along the sides, and this will allow for 
more maneuvering a rea and safely for cycl ists. The neighborhood center and the inunediatcly
surrounding residentia l/mixed use area is designed as a dcs/Jimtion for bicyclists and 
pedestrians as well as automobiles. II is designed as a relatively small-sca le, int imate place 
within which au tomobile and bicycle traffic is slowed down through lhe use of narrower 
lanes, CLH'bsidc parking, abn.apl changes in direction, special paving, mah1rc landscaping from 
the beginning, tight turning radii, etc. As traffic is slowed, ii becomes substant ially safer for 
both pedestrians and bicyclists. As streets arc narrowed, ii becomes substantially easier for 
pedestrians lo cross them safely. These efforts arc designed lo improve pedestrian and bicycle 
safely as well as c rea te a st ronger sense of place and personal connection. 
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--.. -- . ~ Houghw Ad 

~ Residenttol 

~ Hougl'l'OO Ad.• 
Town Center - \lelg1bomood 
Acee$ Slrool 

\ I - Nelghl;XlmQQc, 
• Sfreet l 

~ 
NelghbOO',OOd 

• Street 2 

\lelghbOmOOd 
~ Slrt:11:tl 3 

Neighbomood 
Slleel 4 

c::= lone 

- Reor Ale,( 

- I.OnOSCOJ:)80 

r, - Pedeshlon Yk:r"(s 

• N'hdCerr.er 
'Mfh londscopod 
Pedestlbn Pozo 

I 

Street Classifications Exhibil 35 
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•••• Exctustve 
6lkeway 

Bike Uses Street 
For Connecting 2 
ExciustvG Bikeways 

Exctustve 
Pedestrian Woy 

-

Futu'e Informal 
PedesWon Futh 

fCO, ■ ,oc;lloo • ., Regic!lol -9,,!emj 

- - Bus/Tram Route 

e Bus/Tram Stop 

Pedestrian, Bikeways & Bus Routes t:xhibil 36 
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•• -r: • • ,--,""!' ""'::• ~ 

Future Houghton Road 
Urban Gateway 
at Residential Areas 

Rear Alley 

Future Houghton Road 
Urban Gateway 
at Town Center 

Building setbacks: 10 ft. excluding fences. 
walls, overtlangs for roofs and porches and 
shade structure overhangs and supports; 
which can extend up to the Houghton Road 
property line. 

Note lhat 27 reel ol Width is provided for 
larldsc.-ap,,19, s,dewalkS·and bikeways between 
Houghton Road travel lanes and building fronts. 

1CYI.Md&c0ping / -

8' P a1<ing Bay / landscaping 

12" T,_ I.BM \0-Way) 

12" Tra'l'el Lane COne-Way) 

8' P aou,g Bay I t..aro<cap,ng 
1fY landscaping / Sidewall 

Neighborhood Access Street =.""'~~~i ~=~~ .. "';:'Y 
(Houghton to N'hd Center) w/ Parking 

ICY l.andscaping / Sid-
8' Blk.,.,ay w/ wedge curb C6' paved widlh) 

12" T,_... I.One (One-Woy) 

li 20' ....._.,.,. & 
g Orilnllge Area 
~ ri,_, a.wt>s 

12' T-LMO (0..Way) 

--8' --ay w/ wedge curb !6' paved .,;din) 

Neighborhood Access Street 
(North-South Direction) w/ Bikeway 

Thoroughfare Standards 
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3.3 Planned Area Development Districts 

The following districts arc proposed for lhe residentia l area: Neig hborhood Center, 
Nrig hborhood Cr 110:r11 l, a nd N,·ig hborhood 1:dgr. 1:xhibils 9 throug h 12, following, drs<'ribr 
these districts in mo re deta il. Applicability of the land use regula tions shall be in accordance 
with the Development Agreement adopted on Ju ly 1, 1996, by Resolution# 17345 and as 
subsequently amended. 

3.3.1 Neighborhood Center District 

Purpme: To pronrlc 1111111,::11 for 11n1chcd a11d dc/,1c/uxl 
dwel/Ji,ss ,11 ti.!11.rilies 11p 10 -14 111111s per grass .1c1-e; 10 
prvi?<le p!11ces for pub/i'c m;semb!J~ recre.--,1Kl11t1I n11d 
edumtio11;1/ fJlll']XJSC.>; a11d lo proo•i<Je lusic 
11cig/Jlv,d uxxl p1vfcssiow1/ 1111d ro11m1crcia/ sc:nriccs. 

Pennilted {.hes; 71,c fol/o111iti pcn111ilcd l.111d Use 
Cl.isscs 11/'C c/11slc1tY'1 mmµ.r,c/ Rlld Ill If 1,eigfllVJr .. JKXXI 
scale n11d nre lo be 1i1 ncc:v1rl:mcc w,ih tl,e Tuc.'9011 l.i1.nd 
Use Code with excepti<ms 1mkvl. Kexiom,J :1clil'ities t111d 
uses, such as Jnrgc J10/c/sor o11ldoor pcrfon111mccs, arc 
to bt• acco1111110d.t,1<:d 111 the 10n7t Ccntc:r. 

Civic Use Group 
Ci\'ic A~mbly 
Cult ur·al Use 
l:ducnlional Use (as per 6.3.4 .6. A and C) 
Membership Organi7~11io11 (Limiled lo a lotal of 

1200 s.f. for the entire districl) 
Postal Scn·ice 
Religious t:sc 

.1. Commercial Services Us.:-
Group 

Administrati,·c and rrofossion.11 Oliice 
Alcoholic Oever,tge Service subjecl lo 3.5.4 .19.A. 
Conununicalions su~t to 3.5.~ .20.C,D,l',S:C 
DayCm·.-
t:nterlainmen1,subject to 3.5.-1 .➔.A. and C. 
rinnncinl Service 
rood Service, subject to :l.5.4.6.D. 
i\lcdical Service• Lxtcndcd Heallh C,,rc 

• Outpatient 
Parking 
rerS<1mll Sc" ~ce 
Technical Se,,~ce 
TradeSen>kc and Repair, Minor 
Tnn-clcrs · Acco111modations, Lodging 

lndU$1rull Use Group 
Craftwork. 

Rea-cation Use Group 
:-!cig hborhood Kccrcalion 
Recreation 

Residential U,e Group 
ramily Dwelling, minimum 101 si~, 1800 sq. fl.; 

no m.,ximum number of units Ott each lot, 
except as 1-equired to meet density caps. 

Group Dwelling 
Home Occupation: t~ncral Application, as a 

seoond..'lry usc,according to Sec. 3.5.7.2, and 
allowing up to two (2) nonresiclents to l>e 
employed on the pl'emises. 

I lomc Occup.1tion: Day Can---, as a second..,11r use, 
according loScc. 3.5.i.3 

Home Occup:1tion: Group Dwelling,as.1 secondary 
use, ,,ccordiug to Sec. 3.5.7 .9, A., C., .mcl D. 

I lomc Occup.1lion; Trnvclcrs· Acco11mtod.1I ions, 
l..odging, as" sero11d.1ry us-, subj«! to Sec. 
3 .5.7.-L.\ aud .r through .L 

Residcnli:il Car·e Senices 

Retail Trade Use Group 
rood and Bc\·crage s.~lcs 
Crncml Merchandise Sales sn~ct lo 3.5.9.2.A. 
sw,11> Meets and Aucrions 

AfAx. JlcsidcnJial Dc.nsil)~ H du per [ICI\' • \S 1x-r Uie 
Dc,·dopm('nt .. \grccmcnl, low rise .1parhnrnls ( I and 
2 -story) sh.all nol cxoecd 22 uni ls per acre Jnd ,nid
rise apar1ments (3 and~ -s101y) shall not exceed 44 
units prr acre. Should there be a oonOict between the 
stated density in lhis district and Exhibit 12, lhe density 
in 1his dis1ric1 shall apply. 

Building Hcightr. 40 feet, excluding t'OOI towers, wind 
c,tlchers, chinrneys Mtd other venieal extensions \lith 
similar purposes under 250 sq. feet in section and 
limilcd to GO frcl in height. 

Perimder Yard Rt:quircmeJ1t.,; 
Front: 0'. Continuous walls and/or building 
f~1cadcs are required on frontages facing 
Neighborhood 
Squnrc within~• offront propt'r1y li,ie (sec 
dii1g1·am, i:.•,Jtillit 9). 
Rt:Jll':<Y 
Side: 0' 

Building Covcr.v-c: J\1'1ximum lot cover.age as per 
1-U.C. Sec tion 3.2.9 shall not excc<'<I 75"•. 
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3.3.Z Neighborhood General District 

Purpose: lo provide 1,n a1rlf for 11tfi.1c /Jc1/ imd dc/1,c/Jed din:/hi,gs 11/ dc11sitics up lo 25 1111ils JXrgross ncrc and to provide 
pl~1as for lti11itcd 1i1~/J0111e p1vli':S.fliJn:1/ o/T,cc.;~ ,i,./JomL· worJ:.s!mps a11d cm/? m-c.?S, limil<.YI ncigl,borhood co111111<.·1ni1/ 
IISCS, p ll/Jlic 11$!/Cill/JI); IM'tJillic>iLV 1li/d cdt/Cillir>n:ll p lli';X)SC$. 

F<·rmitt«I {lg,: 
11u: followli,g /.Jwd Use C /t,SS<,'S ,u-c p,::nmilcd lrmd use.~· with1i1 this distn"ct in t1C<X)nf1111a: with the Tucson L•md Use 
CNk• u·ith cxaptions 110/ctl· 

Civic U,o Croup 
Membership Organi7..ation (lintltcd toa total of 1200 s.f. for the entire district) 
Religious t:sc 
[ducalional Use as per 6.3-4 .6.A 

Commercial Services U,c Croup, as an aCC<'-SSOI)" L111d use. 
Administrative and Profossioru,I Office 
D.1y Care 
rood Scn•i<:c 
Personal Service 
Ttthnic ... 11 &rvi('(' 
Trade s.cn;cc and Repair, M.inor 
Travelers· Accoinmodations, Lodging 

lndmtria1 U,e Croup, a.s an accc.<sotj• land use. 
Craft work 

Recreation U,e Croup 
:S:eighborhood Recreation 

Re.idential Uoe Croup 
ramily Dwelling, minimum lot si:1.e, 3,000 sq. ft., except as noted on Exhibit 9. Two or more dwellings a rc pcrmiltcd 

on onC" lol subject to 17 -10 sq. fl. of lol arl".t per unit. 111c lol an-a is n1t•asured to the centerline of abutting public 
rights-of-way. 

Group Dwelling 
Home Occu1A1lion: General Application, as a scrondary u.sc, acconling 10 Sec. 3.5. 7.2, and allmdng up to two (2) 

nonrcsidcnls to be cmployl"d on the premises. 
I fome Occupation: Day C~1re, as a secondr1.-y use, according 10 SL-c. 3.5.7 .3 
I lornc Occup,11ion; Group Dwelling, a.s a S<'COndary use, according to Sec. 3.5.7.9, A., C., and D. 
Horne Occup,11ion: Travelers· Accon11nocla1ions, Lodging, as• secondary use, subject to Sec. 3.5.7.4.A and .r through 

.L 
Rc.sidential Care &niccs 

Max. Kesidcnlial Density: 25 du per acre. As per lhc Development Agreemcnl, low rise ap,1t1111cnts shall 1101 cxa.'ed 22 
units per ;1cre. Should thel'c.~ be a oonnict between the stated density in this district a nd t:xhiblt 12, the density in this 
district shall apply. 

Building H,:ig}tt: 35' 11~1x., cxduiling ,:ool tuwcrs, \\ind c:<tclt<.'TS, chimneys :m<l uthcr ,crtical cxtcmiorts "ith similar 
purposes mKler 250 sq. ft. in section and limited lo 50 feet in heigh!. 

Pcrimdcr YIU'd Kcquirancnt.,; 
Front: 12' m in. lo porch; 16" to main stn1cturc and second floor. 
Rear: 3' nw1. al ground lloor, i' nun. to garage doors. 12' nun. for second !Joor. 
Side:Tolal of side yards, 2o>., of nverage lol width with -t' min imum if not on lo t line. ~1inin1um 8' between houses if 

not nllachcd. Side yards fronting on a street must be 6' minimum. (~1mges m-e 1101 subject to side yanl 
rrquircmcnls. 

Sc<- t:xhibit 9 for "Vill.,s" lot yard rcquirent(•n ts. 

Building Co~<: Maximum lot coverage ns per LU.C. Section 3.2.9. shall 1101 exceed 70,'•· 

Pcri.mdu W..alb:Nol required but if con structed, max. 42· height whe n facing pedestrian way. This Pl:tmlC'd Arca 
[),.•,·d~'lll<'III svp<•r,;x'<lrs !he LI}(' lnll(l,-;-;ip;- nll(I S<TI'<'IWl8 R'<Jl'irenw111s ,;,f llw LmKI I},-;- C"-<><k Walls will 11,;,1 ex~, .. ~• 
3c.Y "ilhin traffic sighl ,-isibilily rcciuircments. 
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Civano Nur5CI')' 

Pu.rpus;,: tu pro,,fdv :m llltl/1 i ur Ull ·!,,Tl! pkml S/1}1'//gt: //lid n•,:tmmhvn, pJVp:Q!:lbV/1 u(1111h·,·e //Jill utlwnhv11gJ,t-tu/11r:111I 
plrmt species, demonstr.,tiou nnd exln7Jitio11 o f 11'Ilter-eflicie111 /?t1f'de1~ p!rml n11d ,vl.7ted /11.ndsc:,pe 11m1en:11 s:,!es, and 
eduatio n ont!/1/fYI l011~71rJ 11~1/er- :wd eJJC.J'S)'•eflicie.111 l111dfC.7JJC /A1llerus. 

1111"s is 1i1tc11ded a.s 1111 on:r/10· zo11c for" spcc,~ic 111r.1 w1~/11i1 /he NG district. 

Agriculiural Use Croup 
Crop Production 

Civic U,e Group, as a secondary use: 
Cultural Use 
[duc,,lional Use 

Commercial Services Use Group, as a S<.-co11,tary use: 
Alcoholic Beverage Scn1icc 
('Qmln•,1k>n &-1-vi«-
rood Service 

Industrial U:,e Croup, as a secondary use: 
Craftwork 

Retail U.se Group, as a secondary use: 
Co11s11·uction Material Sales (bndscape matc-rfrah) 
rood and Bc,·cmge S.~lcs 
General Merchandise Sa les (landscaping and y~trrl maintenance nL1.lcrials and supplies) 

Wholesaling Use Group, as n seronc:fa ry use: 
B11£i11c,, S11pply OIKI J;quipmcnl \VIK'k£:iling (plant>, lands<-upc IIUIICrio,ls ~ supply) 
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3.3.3 Neighborhood Edge District 
l'urpu,;,.· IV prvnile :m 111v:1 lur 11tftll'/J1.~l 1md d1.1,1e/JM 
du-cJ/Jitf:S of dcus,iics up lo 15 ,mils µcrJ,:ross nc,r; lo 
/Jrtwidr / >lf'IO'!.~ r,,,. ueishlx,rhnnd 1rrre:1/in11; mu/ lo p ,rwiilt• 
11re..u for commumiy ,e-,,rlemifg .rmd food production. 

Permitted Uses: 
The fo!low,iw l.1111d Use C/11.s.scs nrt• rxn11itlt.YI lmd 11.Yl'S 
uitl1ll1 Jhis tlistn'ct 1i111CCOr<L11,cc wil/J Ille City of T1tC!KJJ1 
la11d Use C«le w,ih cxcc1111'o1,s noted· 

Section 1.02 Agricultural Uoe Group 

Crop rroduc1 ion 

Section 1.03 Civic Use Croup 
,\ lcmbership Organiz.1tion (limited to a total of I 200 s.f. 

fo,· rhe enti re disrricl) 
Religious t:se 
[du~nlional Use as per 6.3.~.G.J\ 

Section 1.04 Recreation U,e Group 
Neighborhoocl Recreation 

Residential U,e Group 

ramily Dwelling, minimum lot si7.e, 3,600sq. ll.,except 
as noted on J:Khibil 9. Two or more dwcllir~arc 
permitted on one Jot subject 102,900 sq. fl. of 101 area 
per unit. The lot area is nK'asu1'Cd to the centerline of 
abutting public rights-of-way. 

Group Dwelling 
J lome Occupal ion: Cencrnl . .\pplication, as a secondnry 

use, acconlin& toScc. 3.5.7.2, and allowin& up to two 
(2) nonrc.siclcnt5 to be employed on the premises. 

llomc Occupalion: Day C'lrc1 a.s a scoond.ru·y t~, 

according roSec. 3.5.7.3 
Jlome Occupalion: Croup Dwelling, as a sccond.11;1 11se, 

accorcling lo Sec. 3.5.7 .9.A, .<.:, ,md .V 
llomc Occupation: Tra,·clcrs· Acconunocta1ions1 Lodging., 

as a 6CCOnlL11y use, subject 10 Soc. 3.5.7.·I.A and .I' 
through .L 

Reside ntial Core Sen1ices: Section 3.5.7.8."G", sul"tjcct to 

&c. 3.5.7.8.C. I and .D 

Article II. 

Article Ill. Retail Use Croup 
rood nnd Bcvmige S.1les when accessory 10 Neighrorhoocl 
Rccr(.".ation us,e 

Mllximum Rl,sic:lential Density: 15 tlu per acre. ,\s pt.T the 
OC\·elopment Agrecmc-nl, low.rise np..1rtmc111s shall 1101 

Building Height: 30 fool tlLIXimum (20 roo1 llUX. if 
"ithin the "Community Orckml area"), c.~cludil\l! 
cool lowers, w ind catchcr·s, chimneys, and olher 
ver1ical extensions with ~in,ibr pu1,-,oses under 2:',0 
.square foet in srction a nd 40 feet in height 

Perimeter Vard Requirements: 
Front (Pt,de,fri,,,, w .. y): At Jeasl 50 perce111 of the 

building frontage must be sci back a minimum 
of 12 feel. 12 feet minimu1n setback for second 
noor. 

Rt:IU (Stred}: .\1inimum setback to main 
stnlciure 111:iy l'IC "O" feet but at least 50 
pcrrenr of the building along this r<~u· 
property Hnc must be set bac k a minimum of 
12 k,·t. Minim••m ;;,.•tl>ad: ,;,f ltt fr,·t l<> 
ga~e door excepl "0" feet if garage door is 
perpendicular lo I he st reel 01· unit is on the 
last lot at the end of lhc street. I~ fool 
minimum to second floor. 

Side. If a sidcyard(s) is not O foci, ii rcquirc.sa 
minimum -l feel. Side yards fronting 0 11 a 
Sll'\'et ca11 J,e "0" feel bur al least ,,o percent 
of building waU nmsl be sci bac k a minimum 
of G foci. 1 n any side yard, "0" foOl sctlxock 
for trellis JWio cov,,·s ll1a1 ar, at Je.1s1 se,·, n 
feet abo,·e the gro1111d. Structural support 
(walls, ('Olunu1s) for trellis p;11io rovtn m.1y 
also have a "0"' foot setback. Trellises under 
sc,cn f,·et abo\'c lhc ground will be sci hock 
al least six feet. 

See t:xhibit 9 for '"Villas., 1ot yard t"equirements.. 

Building Covcn,gc: A \aximum lot covemgc as per 
1_u.c. Section 3.2.9 slLJII not CXC('('() 60 percr·nt, 
except as noted 0 11 [xhibil 9 for "Compound" lots. 

Paitncld' Wlills: Not required but if constnoctcd, 
nL1.ximum -12 inc h height for solid w.1lls w hen 
facing pedestrian way. Any part of :r wall within >ix 
feet of lhe property line facing pedestrian ways, 
above -12 inches must be 50 percent open for 
,·isibility. Total wall height not toexcct-d six icct in 
any yard unless wall is required as a firewall. \ Valls 
nlA)' e, c..,d :JO inches in height within traffic sight 
vi.sibilily requirements on streets 1ha1 do not exettd 
140AD'I'. 

Titis l'Jmmcd A1tw lkn:k1pmt•11t supcrcedcs the 
landscape and screening 1-equiremenls in lhe land 
Use Code. 
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exca.·d 22 units per acre. 
Should lhcrc IX" a conflict between the stated density in this 
district artd £.xhilJit 12, the dcn~ity in this tli~trk1 shall 
apply. 
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3.3.3.l YiUas Lot Layout 

Front Yarti ~linimum se1b.1ck varies (s.,me as pl"O\·isions for Any parl of a wall aOO\·e -l2 incites must 
Rear Ym'CI Aulo M-Ce>S SI i-CCi) in :-1Ci$,hl'Orhoocl l~e District. 

Pcrimclcr W.a/h; Mnximum heigh! 42 inches for solid walls 
11i1hi11 si~ fee1 ofpedesnian 11~1r propeny line. Any ))ill't of a 
wall above ➔ 2 inches must be 50 percenl open for visibility. 
·r-,1al w,111 l1<·ig11t m>! !<> C);l;W<I six f<'\'I in any yanl 1•nk-~$ 
wall is rcquittd as n rrrewall. 

lntenar Yard and Acres, /t-ovi.rio,, 
"'O"" fool setb."lcks on Priw11e Parking/ Access Court. 

Private P,trking/ Aoccss Cour1 does not require scparate 
sidewalks bul sls1II be designed as A.DA nca-s.siblc. 

Pt<ICSH'i.ut refuge ;ll'elS 10 be provided a1 each house 
pcclestri.1n entr y. 

28 fool minimum crosS•$Ction, including land.gaping, 
for Court access per 1:xhibil 9b. 

Wa/Js in Front 12 loot Setback At"8: 
A1.a.ximum height is 42 inches for solid walls with.in six feel 
of• Pcdcslrianway propc11y line. 

be 50 pcrcenl open for ,·isibilily. Total 

wall l1eigh1 111.ir 1101 exee<!d six feel 

Millill\om St.lbatk to Garage Door from Poblic Sll'eet 
Property Line: 

IS feet. May be "o" feet if garage door is perpendicular 
to the Sll'CCI. 

J'rivale Parlcing/ Acce,s Court Provision.,: 

A COtttitmous :ICCCM COili'I \\'ith :1 smoo1h Sl:lbiliZcd 
earth nith no ~J>-1ratc curt,s and sidewalks, as 
supported by the advocalcs for venous with 
diSflbilities. 

20.f<X>I minimum two•w,ty travel lanes required. 
~\axl111um number ol g~rage accc~ points is I 7. 
Parking may ~ contiguous \\ith lnwel lanes, 

perpendicular, angular, or paralk,I. 
Privale garages may open direct ly onto court and 

,ICCC.SS W,l)', 

Rc.rr Y.an:i< rcrintctcr walls and lrcllis roofs may exlend 
into real' yard 

3.3.4 Guidelines for Apartment Development 

Within the Pla1111cd Arca Development Arca, lhe number of apartmenl units shall be consislenl 
with the Development Agreement (currently not more than 20 percent of the residentia l unils shall 
be apartmcnls). Development review guidelines should allow rclalivcly few apm1mcnls within lhc 
Neighborhood General a nd Neighborhood t:.dgc Disl ricls, and a much higher pcrocnlagc should be 
within lhe Neighborhood Ccnler Dislricl. TI1is is des ig ned lo encourage a higher density of people 
lo live wilhin a short walk lo and from the neighborhood ccnlcr. 

159 
Revised 4 - 7 -05 



---·-[ 
~ PedlGWIACON& WI')'==-==---~• 

i ~~ 
I I -·--1 f •. __ .,._ 

_ _. __ _ _____ .... __ 
•, , ljlr ..,_ 

I I • 

h~ !Ul = , ---·-·---!J~ J: =~ ·l ,~ r= ----···-

Fo . -

_7.-;;_ -1 .. Z.. - -...... __ ......... _..., 
"Desert Home" Lot Layout 

INWO>IIIOOd ~ o.ricl) 

_,__ 
tt wide ac::cess aley ---= ~ .... -=-~ 

-- --.. -- -..... .... .... .... ... ... ~ ... ----lllltr---lO--.I'"-_i.-_.t_ _ _ _ 

·--'°' .-:o I 22' wide_, 
------

I - • ..;1...~•~-=:-:.:::-=:-:"",-
I .2~'... I ..l~:.1 _3§:. I ~:_ I - - - -UII __ ..___.,, ....... ...,...._,, 

"Courtyard" Lot Layout 
(Nt;gl,t,o,l,ood c.,.., Zon<) 

'"' • A 

i 

I 7..-----

j. 
ti, 
, ,. I I 

J ,. ii ii 

f I 
!,g- 1· - ,.,, 

,, •• e j! I Ma•l'!Uft ~=- l :I; I'~ I il I~ !:! .:.-.: l J!i' 
"I 
i' 

J f 1:=B_"-x____J=-:e~ --i 
l:S . . ~--22'--~----- • 

~ ~:.. -4!'~ - -"'"--------
"University" Lot Layout 

(Mtigl'ibooflOOd Genttal ~ 

--~~ 
~ --==~~------

,..,.,.__ .. ..,..~ 
:=,~~ ..... ---o.. 

"Villas" Lot Layout 
(-b>tllOOd o.n. .. , 0< EdQo Zont) 

,,._.,,._,._,...._,.-::r:"2~•.-:i---......... ~.., 
=t."': Mt~:: ... -;:::...--:.-:-~-~!°'-- ..... 
,,..,, ... ~~ 
'O'IOol ....-on~,_....AOmaeo,,.,t, ........ ,.,..~C-..,.flOll ..... ...,..... ........ ti.t ...... 
....., ... oA.~ ...,._..,.. ___ .,..... _____ .....,_..-y. 

ltl:ICll--~~~lb,C.:-.,,~~twlOIIIO. 

w.- ....... ,, ......... ~::,:-ci.,c,-.to, ................ 

~ ....::=.:-.... .,...-=:::.:...=:..~-=-""==--=r-
~~-ca.-...°"""' .... ""---~i,..., , ..... ...,111-0- .... .,... .... ~----
,,,,_ •• a,,,,,~ ·-----...---.,--.... .....---=-::.:.~-=-=-=·==---------v..-...... o1.,..._...,._,., :::::::.:::_is.. .-:.i:-=.--::;.-::r_;,_......, ........ 

Typical Lot Layouts 1:xhibit 38 

160 
Revised 4-7-05 



I 
~ 

- .·-· ~ 

&· ~ 
~ 

Villas Lot Courtyard Access Cross Section l:xhibit 38a 

161 
Revised 4-7-05 



Planned Area Development Area 
Overlaying Existing Zoning 
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S.4 Motor Vehicle and Bicycle Parking Requirements 

Dm' lo llw integral,·<l lan<l use mix an<l p,;·<lesl rian orienlalion of the C'iv:mo 
Community, such that neighborhood retail serv ices, recreation, civic , employment 
ccnlcrs and lransil services arc provided with.in walking dislance of rcsidenlial 
uses, motor vehicle parking 1·equirements ai-e deemed to be below the parking space 
rcquircmenls of lhc Land Use Code. The rcducl ion of lhcse rcquircmcnls, I hough, 
wi ll be offse t by an increase in the bicycle parking and landscaping rcgula lions. 
Spal ial dimensions of a parking space and acoessibilily will be in conformance wilh 
the IA'lnd Use Code, Developmenl Standards, and ADA requirements. 

In order to demonstrnte I hat parking is available each development plan submitted 
wi ll include a ~•arking Inventory and Monitoring Program. This Parking Inventory 
and Moni toring Program will define lhe parking requiremenls for the particular 
use and identify the on-si te and off-site p-,irking spaces it is util izing lo meet the 
requiremenl. The Inventory wi ll idenlify and monitor the ava ilable exisling spaces 
that have been utilized to meet previous developmenl approva ls so that existing 
spaces tha t are a lready c redited towards meeting a previous approval are not 
ulil ized. 

Neighborhood Center District 

Motor Vehicle parking requirements for each Land Use Croup/Class permitted 
wilhin th.is Dislrict may be reduced by 50% of lhc parking spaces as required by lhe 
Land Use Code. 1:ach parki ng space and parking area will still comply with 
performance crileria related to size, surfacing, slriping, etc. The following 
provisions may a lso apply in mee ting the parking calculation: 
a. Parking spaces required for Non-residential Land Uses may be located off-site 

and/or on-stree t provided it is wi thin this District's boundaries. 
b. Parking spaces required for Residenlial I.and Uses can be located up lo I 00' from 

the residence ii serves. 
e. Residential visitor parking requircmenls can be satisfied on-street and by 

ul ilizing required non-residcnlial parking spaces located wi lhin 600' of tl1c 
residence it serves, provided the minimum number of non-residential parking 
spaces arc still mcl. 

d. A street or alley may be used for maneuvering dircclly into or from any parking 
space located wholly or p,1rtia lly oulside the public righl-of-way. This is not 
applicable on MS&R dcsigna led streets as provided in lhc Cily of Tucson Land 
Us.· C'o<l,, Se<'. 3.2.14.3. 

Bicycle rarking requirements for each Land Use Group will be increased over lhe 
normal requi rements of the l~nd Use Code. The bicycle p-drking spaces will be 
dclcrmined by calculali.ng lhc slandard number of bicycle spaces (based on 
normally- required Land Use Code vehicle parking spaces) and adding 40% to 
delermine lhe number of bicycle spaces required. Bicycle parking will consisl only 
of Class II bicycle parking spaces. 
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Neighborhood General District 

Motor Vehicle parking requirements for each Land Use Croup/Class pcrmillcd 
with in this District may be reduced by 40% of the parking spaces as calculated by 
the Land Use Code. Each parking space and parking area will still comply with 
performance c rite ria re la ted to size, surfacing, striping, etc.. for single fami ly 
residential development, the Land Use Code requirement of 2 1/4 
parking spaces (including visitor parking) per unit will apply, unless the uni t is less 
than 800 sq. feel, in which case the requirement is I I /8 spaces per unit (including 
visitor parking). The following provisions may also apply in meeting the parking 
calculation: 

a. Parking spaces 1·equired for Non-resident ia l t~1nd Uses may be located off-site 
and/or on-street provided it is w ithin this District's boundaries. 

b. Al leas! o ne ( I ) of the 1·equ ired parking sp11ces for each residential uni I must 
be located on-site. Others may be located u p to 100' from the residence it 
serves. 

c. All additiona l Residential-parking requirements (including visitor 
requirements) can be satisfied on street and up lo 600' from the residence ii 
serves. 

d. A slr,;-,•I or alky may b,· 11S<'d for nrnm·uvrring din·,·tly into or from any 
parking space localed wholly or partially outside the public right-of-way. TI1is 
is not applicable on MS&.R designated i.1rccl.s as provided in the City of Tucson 
Land Use Code Sec. 3.2. 14.3. 

Bicycle rarking requirements for each Land Use Croup will be inc reased over the 
requirements of the Land Use Code. The bicycle parking spaces will be dclctrnined 
by calcula l ing the standard number of bicycle spaces (~1sed on normally-required 
Land Use Code vehicle parking sp11ces) and add ing 40% to determine lhe number of 
bicycle spaces req uired. Bicycle parking will consist only of Class II bicycle parking 
spaces. 

Neighborhood Edge District 

Motor Vehicle parking requirements for each Non-residential I.and Use 
Croup /Class pcrmilled within this Dist rict may be reduced by 40% of lhe parking 
spaces as calculated by the Land Use Code. f:ach parking space and parking area 
wi ll .st ill comply wi th pcrforma 11cc c riteria re la ted to s i7.e, surfacing, striping, clc. 
For single family residen tial development, the Land Use Code requ irement of 2 I / 4 
parking spaces (including visitor p:arking) per unit will :apply, 1111less the uni t is less 
than 800 sq. feel, in which case the requirement is I I /8 spaces per unit (including 
visitor parking). The following provisions may also apply in meeting the reduced 
parking ca lcu la I ion. 

a. Parking spaces required for Non-residential Land Uses may be located off-site 
and/or on-sl rcel provided ii is w ithin this District's boundaries. 

b. At least one ( I ) of the required parking spaces for each residential mtil must 
be loca led 011-site. Others may be located u p to 100' from the residence ii 
serves. 
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c. All additional Residential parking requirements (including visitor 
requirements) can be s.-.tisfied on-street and up to 300' from the residence it 
serves. 

Bicycle Parking requirements for each Land Use Croup will be increased over the 
rcq1a1iremcnls of the 1.•111d Use Code. The bicycle parking spaces will be determined 
by calculal ing the standard number of bicycle spaces (based on normally-required 
vehicle parking spaces provided) and adding 40% to determine the number of 
bicycle spaces requi red. Bicycle parking will consist o nly of Class II b icycle parking 
spaces. 

3.5 Off-Street Loading llequirements 

The City's Land Use Code on Off-Street Loading will provide development 
regulations for Civano's future Planned Arca Development Districts. As a result of 
Civano's integrated mix of land uses and the lesser emphasis and use on the motor 
vehicle, the following additional provisions apply to the Neighborhood Center 
within the Neighborhood Center District: 

Required Loading Sp-.tces can be provided at designated on-street parking spaces 
with hours 

posted for this use and provided the Loading Space is located within I 00 feet 
of the use it 

serves. 
a. Individual developments with two lo more p,;nciple uses within the same site 

conducted as a single project which integrates elements of the various uses 
may shar·e designated loading spaces. These projects will reduce by 50% the 
total number of required loading spaces for each principal use. 

c. Access and maneuvering to Loading spaces can utilize streets or alleys 
regard less of the abutting zone or land use. 

In the Neighborhood Center District, the one-acre neighborhood center is to be 
designed as one unified development and shall be designed lo contain one loading 
space, which may be localed 011 street. In the Neighborhood Genera l and the 
Neighborhood Edge Districts, and for other commercial uses in the Neighborhood 
Center District, the Off-Street Loading requirements apply only when the gross 
Ooor ar-ea of the use requ iring such spaces is g reater than 2,500 sq. ft. 

3.6 Landscaping and Screening Requirements 

The Landscaping 11 11d Screening requirements for Civano will follow the 
requirements of the City's Land Use Code with the following exceptions: 

a. Interior landscape borders arc not required between adjacent land uses and 
zones. 

b. Parkins area screenins is iiOt required, but the requirement for landscaping of 
canopy trees within parking areas will be increased above the Code's 
requircmenls such I hal one (I) canopy lree is required for each eighl (8) 
parking spaces. 

c. The Native Plant and Preservation Ordinance requiremen ts will be met or 
exceeded in the overall Civano project. Civano will util ize the !:10% Set Aside 
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provision o f the o rdinance through preserving areas of the overall 
development as na tu ral undisturbed open space. These areas arc genera lly 
located outside the Phase 1 Planned Arca Development bounda ries along the 
washes, steep slopes, and high vegetative dens ity areas as identified in the 
Civano Site Analysis (Appendix). The Preservation Ordinance requirements 
will be supplemented through an extensive plant salvage and prop;1g:ition 
program. This program will be implemented and managed on-site a l the 
Civano Nursery. See Section 2.7.2, Cencml Landscape rrogram for additional 
deta ils. 

d. St reet Landscape Ilorders are 110 1 requiied. 

3. 7 Development Standards and Policies 

The standards and policies rela ted to wa ter conserva tion, drainages, landscaping 
and solid waste are con ta ined in the Civano Deve lopment Agreement , Resolu tion 
# I 7345, du led July I , 1996. 

3.8 General Provisions and Ad1ni11istration 

3.8.1 Draft Financial Assurances 

Financial assurances for the development of Civano a rc contained within the 
Devclopmcnl Agreement between the City of Tucson and the developer. l'urthcr 
assu rances will be included in the final subdivision tract maps to be submitted in 
concert with this Plaru1ed /\rea Develo pment. 

S.8.2 Extent of Planned Area Development Supercedi.ng and Supplementing £xisting 
Zoning 

The Planned Area Development District supcrccdcs existing zoning on the propc11y 
for the a rea covered. Areas of the property not curren tly covered by this Planned 
Arca Dcvclopmcnl will remain as zoned unless later rezoned or included w ithin a 
subsequent Planned Arca Development District. St reet widths and sta ndards 
supcrccdc existing dcvclopmcnl standards for those types of slrecls listed. 

S.8.S Guidelines for Interpretation of PAD Regulations 

The following are guidel ines for interpretations of, and variations from, the Planned 
Arca Development regu lations. lnlcrprclalions and va riations should be based 
primarily upon the degree lo which any decision meets the following crilc1·ia (refer 
to Section: Purpose, Scope, Main Conccpls, and Coals, pages 2-4 of this document): 

whether ii helps lo c reate a strong sense of community, particularly in terms 
of fostering interpersona l contact (refcI lo Exhibit 6 of the Development 
Agreement for gu idance in dete rmining Traditional Neig hborhood Desig n 
Principles and Exhibi t 8 of lhe Development Agreement for interpreting 
Traffic Engineering principles for Traditiona l Neighborhood Design); 
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• whclher it serves lo make a sh·ong connection wilh the land, particularly in 
relalion to accenlualing na lural land forms, rcspccling nalural drainage 
patterns, providing for dramalic views, or foslering nal ivc planl growth; 

• whelhcr ii rcspecls lhe cl imate, parlicularly in le rms of ul ilizing lhe energy of 
lhe sun, nalural breezes and nalural rainfa ll lo foslcr human comfort; and 

• whclhcr ii serves lo rcgcncralc the natural (including human) cnvironmcnl 
and to inlegrale nalural systems w ilh human produclive endeavors. 

Secondarily, inlerpretalions of lhese planned area deve lopmenl dislricl regulalions 
perlaining lo land use and peiformancc crile1·ia shall be made in accordance wilh 
lhe Oevelopmenl Agree men I in existence belween lhe Cily of Tucson and lhe 
developer. 

S.8.4 Procedures for Interpretation of PAD Regulations 

This Planned Area Development implemenls lhe Development Agreement adopted 
by Mayor and Council on July I, l 996, by Resolut ion #l 7345 and as subscquenlly 
amended. lntcrprclations of lhesc planned area developmenl districl rcgulalions 
shall be made in accordance wi th Cily Planning. adminislrative procedures as 
contained in the Tucson Land Use Code. 
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G IMPLEMENTATION AND ADMINISTRATION 

G-1 PURPOSE AND INTENT 

This section is intended to provide the regulatory procedures designed to 
guide the impleme1ttation for the PAD Districts through the implementa tion 
and administration of the project. The provisions below shall apply to all 
properly intended for development under the Civano Master PAD. 

G-2 EXTENT or TIit PAD DISTRICT TO SUPPLEMENT OR SUPERSEDE ADOPIED 
CITY ZONING REGULATIONS 

The Civano PAD Districts supplement and supersede existing zoning 011 the 
property as defined within this document. Where there is a conflict between 
the Civano Maste r PAD and the I.UC, the Development Compliance Code, 
the Development Standards or individua l Civano PAD Districts, the Civano 
Master PAD sha ll govern. The Civano Master PAD shall not govern in any 
conflict with the Revised IMPACT System Standards, the Revised 
Memorandum of Understanding or the Artic le Ill of the Development 
Compliance Code, applicable bu ilding codes or other applicable regu lations. 

The rcJ(ull1tory dcvclopmcnl slflndnrds dcfil,cd wit/11i1 cnch individunl PAD 
District define all regulatory ~tan<lar<ls that will ~-upcrsc<lc exi~ting 
regulations within the LUC. If an issue, condition or situation arises that is 
not specifically covered within the PAD District, the LUC, Development 
Standm·ds, or ot her City regu lations shall apply, with the exception of 
Section 2- 10.5 of the Tucson Development Standards, which with the 
adoption of this l'AD, sha ll be retroactively el iminated and no longer u tilized 
for any a rea included within the PAD Disltict. 

G-3 FINANCIAL ASSURANCES 

rinancia l assurances for the development o f the Master PAD wi ll be in 
compliance wit h the procedures sci forth in Section 1-04, Subdivision 
Assurance Procedures of the Development Standards. 

G-4 AMENDMENT PROCEDURES 

The following provisions arc intended to provide c riteria for the 
dclcrmina tion of 11011-substanlia l changes and substant ial changes lo the 
PAD Dist ricls. In addi tion, this section is in tended to define amendment 
pi'OCedurcs applicable to non-substantial and substantial changes proposed 
to t he rAD Districts. 

G-4.a. PAD Amendments 
Amendments to the PAD Distric ls as represented within 1his document may 
become necessary from time to time for va rious reasons to respond to 
changing marke t or financ ial conditions, to update the PAD's to reflect new 
dcve lopmcnl conditions, and/or to respond to the rcquiremcnls of potentia l 
users or builders on the property. Amendments lo the approved PAD 

170 
Revised 4- 7-05 



Districts may be requested by the Master Developer, other developers, a 
property owner, or property owner's agent. Unless otherwise requested 
within the application, a ny proposed c hange will 1101 affect development 
u nits or parce ls 1101 included in the proposed a mendment. Only the conten ts 
of lhc specific a mendment request may be considered and acted upon by the 
City's Civano r rojcct Manager, Development Services Di rector, Zoning 
Examiner or Mayor and Council. 

When changes or modifications to the PAD Districts a re necessary or 
a ppropriate, proposed amendments or modifications shall conform lo the 
following requirements: 

Insubstantial Changs; 
The Civano Project Manager may allow insubslanlial changes lo lhe PAD 
Districts administratively, provided lha l such c hanges arc nol in conflict 
with the overall intent as expressed in the Master PAD or individual PAD 
District documents. The followi ng items shall be considered as insubslanlial 
cha nges: 

• Changes in configuration o f individual development units or 
dcvelopmcnl parcels lo include modifications l.o boundaries, division 
of la rger parcels, or combinations of parcels by a maximum of 20%, 
us long us there is nol net loss of open space nnd no nel increase in 
the Iola( number of units allowable within lhe Dcvclopmcnl Unit; 

• Changes to the community infrastructure, such as drainage, wate r 
a nd sewer systems whic h do not have the effect of increasing or 
decreasing devcloprncnl capacity in lhe Master PAD, nor c hange the 
overall inten t of the Master PAD; 

• Any ana logous interpretations of the list of permi tted, ex<-'Cplion, 
secondary a nd accessory uses o f the property sc i forth in the PAD, as 
determined by the Developme nt Services Director; 

• Changes in residen tial densities not lo exceed and increase o f t 0% of 
lhe maximum a llowable in each Development L'n il, provided the 
inc rease does not cause in inc rease in lhe lola l allowable unit count 
with in lhc PAD; 

• Minor modifications or adjustments to intrusions, e ncroachme nts, 
casements, roadway al ignments or open space areas, so long as lhc 
modifica tions fa ll within the general range of target densities for the 
PAD and I here is 1101 nel reduct ion in o pen space 111,eas; 

• Minor modifications lo lhe loca tion a nd size of I rails and pedestrian 
pa ths, so long as the modifications mccl the general intent of the 
Plan; 

• Minor adjustments a nd/or subslilul ions lo lhc deve lopment 
standards within the l'AD that do not impact the general health, 
safely a nd welfa re of lhe 1'Csidents of I he City; 

• Combinat ion of sub-districts w ithin lhc Pavilions PAD for purposes of 
parking ca lcu la I ions. 

• A11y other it\,mS 110! \'Xprcssly dcfuv:d as Substantial Cha11gcs i11 Ll.lC 
Section 2.6.3.1 I.B.3. 
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Substantial Changes 
Substantia l changes arc changes to the PAD's as defined 111 LL'C Section 
2.6.3.1 I.B.3. 

Amendment Procedures 
The PAD's may be amended through the process set forth in LL'C Section 
2.6.3.1 1.B.4 for substantial changes or LUC Section S.6.S.11.B.5 for 
insubstan tial changes, as determined by the standards set forth above. 

G.4.b. Interpretations 
On occasion, it may be necessary to request formal and informal 
interp1-ctat ions from the Zoning Administrator related to the implementation 
and/or interpretation of the PAO Districts. These ci rcumstances may relate 
to inte,·prelation of project inten t, uses, development standa1·ds related to 
provisions of the LUC or to interpretations of intent of narrative contained in 
the PAD Districts. It is anticipa ted that interpretations to these provisions 
may be made in oral or written form to the Civano Project Manager upon 
request of the Master Developer or property owner. 
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• ~4rM1 
CITY OF 
TuCSON 
PLANNING & 
DEVELOPMENT 

SERVICES 

DEPARTMENT 

Mr. Michael Bm-uch, Principal 
L3 Project Management, LLC. 
3331 N. Riverbend Circle West 
Tucson, AZ 85750 

Febrnary 24, 2010 

SUBJECT: Clarification to the Civano Planned Area Development Zoning 
Rights for the Civano Nursery, Parcels 141-01-279 A & B 

Dear Mr. Baruch: 

I have reviewed your letter requesting clarification as to the zoning rights allowed 
for the Civano Nursery as found in the Civano PAD - Neighborhood 1. 

Your request letter outlines that the property owner, in preparation to the future 
Houghton Road widening project, wishes to re-orient and improve the 
nursery/garden center to have direct access onto Houghton Road. Current access is 
provided from an interior neighborhood street, Thunder Sky Way. Your letter asks 
for clarification that the development standards found in Civano PAD -
Neighborhood 1 for building setbacks and building heights along Houghton Road 
will not be subject to the Land Use Code Scenic Corridor Zone. 

The Civano PAD - Neighborhood 1 District specifically addresses setbacks along 
Houghton Road in the Thoroughfare Standards (Exhibit 37) that call out a 10-foot 
building setback. The Nursery site is within the Neighborhood General District, 
which allows for a maximum 35' building height. 

The Land Use Code (LUC) states that where a provision in a PAD District varies 
from the LUC, the provisions in the PAD District shall govern (LUC 2.6.3.2). 

Therefore, it is determined that any proposed redevelopment of the Civano 
Nursery will follow the zoning rights as articulated in the Neighborhood 1 section 
of the PAD document. And the Nursery site will only be subject to scenic corridor 
zoned criteria if such criteria is not specifically addressed in the PAD. 

Note also, per TOOT, it has been determined that the nursery will have access 
from Houghton Road as indicated in the Houghton Road Widening Project. 
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The purposed access drive is 24-foot wide with 35-foot radii curb returns and will 
be restricted to right-in, right-out. The driveway has been designed to 
accommodate larger trucks for deliveries, but in light of the recent request by the 
property owner, TOOT has no objections permitting ingress/egress for the general 
public (see attached TOOT letter). It should be noted that no additional access 
points from Houghton Road will be permitted to or from the nursery. TOOT
Traffic requests that TOOT staff be included in the review of any future 
redevelopment to the nursery site. 

This letter serves as clarification by the Planning and Development Services 
Director, that the Civano Nursery will follow the development standards in 
Civano PAD - Neighborhood 1 even if a provision in the PAD District varies from 
the Land Use Code. Please note that a copy of this letter must be attached to any 
development plan for the Civano Nursery. 

Since e~y _ J'J ff 
A ' I 1/7 

rnje ~ 1arte, Director 
~ing and Development Services Department 

c. Craig Gross, PDSD 
Jim Mazzocco, PDSD 
Patricia Gehlen, PDSD 
John Beall, PDSD 
Jose Ortiz, TDOT 

Attachments: Applicant's Request 

Planning and Development Services Department (PDSD) - 201 North Stone Avenue 
P.O. Box 27210 - Tucson, AZ 85726-7210 

Website: WW\v.ci.tucson.az.us/dsd 



February 10, 2010 

Mr. John Beal (-!-,ff,:. V 

L3 Project Management LLC 
3:,31 N. R1ve,.be,~d Ci;cle West 

Tucson. Arizona 85750 

Via Hand Delivery 

City of Tucson Zoning Review Department 
201 North Stone 
Tucson, Arizona 85726 

Re: The Civano Nursery, Parcels 141-01-279 A & B 

Dear John, 

This letter is a request for confirmation from the City ofTucson with regards to the PAD zoning rights for 

the above referenced parcels. The property owner, the Shipley family, is excited to begin work on an 

ambitious plan to redesign the nursery and garden center to embrace the future Houghton Road 

widening project. In preparation for the road project the Shipley's wish to re-orient and improve the 

nursery and garden center to directly ingress and egress from Houghton Road versus the current 

Thunder Sky Way entrance internal to the residential neighborhood of Civano I. The project will begin 

with a substantial investment in time and consulting as we work with national experts In garden center 

design and marketing to develop a master program and layout for the project which will include state of 

the art climate conditioned greenhouses for both growing and all weather retail sales. likewise, it is 

important that we receive a committed response to the following questions regarding the development 

criteria that are applicable to our parcels. 

We wish to confirm that the above referenced parcels zoned PAD 12 and therein the Neighborhood 

General District, Civano Nursery overlay zone are by virtue of the specific language written into the PAD 

entitled to the following development standards: 

Building Setback at Houghton Road: 

Building Height: 

"101\. ~xcluding fences, walls, overhangs for roofs and 

porches and shade structure overhangs and supports; 

which can extend up to the Houghton Road property 
line.N 

"35' max., excluding cool towers, wind catchers, 

chimneys and other vertical extensions with similar 

purpose under 250 sq. ft. in section and limited to SO 

feet in height." 

Furthermore, it is important to receive confirmation that these zoning rights specifically articulated in 

the PAD are not inferiorto the current major streets and routes setback zone criteria L.U.C. 2.8.2.4 and 

2.8.2.5 which would otherwise require a property along the Houghton Road scenic arterial street to 

observe a thirty (30) foot buffer setback and an additional setback and height restriction of a maximum 

height equal to one-third (1/3) the distance of the structure from the future right-of-way line not to 



1.3 Project Management LLC 
3331 N. R1verberni Circle West 

··,:cson. Arizona 85750 

exceed thirty (30) feet for a nonresidential structure. It Is our belief that because of the specific nature 

of the criteria written into the ordinanced PAD section 2.8.2.5.B does not nullify the PAD language. 

In giving this matter consideration it may be helpful to understand the historical context of this specific 

project. Civano I was zoned PAD 6a in October of 1997 and later repackaged in its entirety as one 

component to the Civano Master PAD in April of 2005 thereby changing the zoning designation to PAD 

12. At the time of the adoption of the original PAD the Ms&R plan was in its tenth (10th
} iteration and 

the PAD specifically identified Houghton as an "urban gateway". The use of a O' wall and 10' building 

setbacks written into the PAD figured precisely in the layout of both residential lots and the subject 

nursery parcels including the spacing between Thunder Sky Way and Houghton Road. Application of a 

30' buffer zone would have required Thunder Sky Way to be located an additional 30' easterly of its 

current location (see attached figure 1). 

At the time of the adoption of PAD 12 the MS&R plan was in its twenty-third (23rd
) iteration and 

portions of the PAD outside the Civano I PAD limits were specifically identified as subject to the Scenic 

Corridor Zone (SCZ) overlay zone; by contrast such specific language was not then added to the Civano I 

PAD district. In fact, by that time the entire Houghton Road frontage was fully developed in accordance 

with the PAD 6a Houghton Road setback of O' for walls and 10' for buildings (see attached figure 2). 

Today Civano Nursery seeks to maintain the economic viability of its Houghton Road location by re

orienting the entire site toward a new Houghton road entrance and making a substantial new 

investment in high-technology conditioned growing and retail greenhouse facilities. In order to do so 

the additional facilities and relocation will be tantamount to a total redevelopment of the site and the 

owners need confirmation that the specific, zoned language regarding setbacks and height will be 

honored such that the project will only be subject to scenic corridor zone criteria not specifically 

addressed in the PAD. We look forward to your timely and studied response on this matter. 

Respectfully, 

Michael Baruch, Principal 
L3 Project Management, LLC 

Les Shipley, President 
Civano Nursery, Inc. 
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May 16, 2008 

Leslie Shipley 
Civano Nursery 
5301 S. Houghton Rd. 
Tucson, Arizona 85747 

Subject: llougbtoo Roadway Widening and Access to Clvano Nursery 

Dear Mr. Shipley: 

We have reviewed your access request of April 21, 2008, and c1re plea:;ed lo infonn you that 
we arc in agreement that the requested right-in, right-out only access into the Civano Nursery 
fits within the criteria of our roadway widening project., and will -include it in our design. 

As you recently ruscussed with the Project Manager for the Houghton Road widening 
project, this right-in, right-out access point will be constructed as a standard driveway 
apron. To make this possible, the Civano Nursery will n~d to seek permission to abandon 
the No Access Easement that currently exists at this location. Also, as mentioned in that 
discussion, we will he e-mailing you some drawings showing the specifics of the proposed 
driveway and to facilitate our discussions in locating the exact location witll respect to your 
proposed development. 

We would like to clarify that this access/driveway will be designed to serve only the 
nursery itself. Any future plans the nursery may have to extend this access through the 
nursery and into the Civano neighborhood lo the cast will need to be handlc<l as a st.'J)arale 
issue through the City ofTucson Development Services private development process. That 
process would include determining lhc feasibility of connecting n roadway through the 
development, ns ,veil ns evaluating the potential tratlic impacts on the neighborhood. 
Additionally, given the significant traffic that might use this new access point, if iL passes 
through to the neighborhood, you may also be required to evaluate the need for an 
exclusive right turn lane on Houghton to accommodalc these chnnges. This project mny 
require the acquisition of additional right of way in the area of your property, as well as the 
property to the south of you, and it may require the expansion of a nearby drainage culven 
to provide the necessary room for the exclusive right tum lane. 111ese are expenses that 
would need to be funded by the Civano Nursery at no cost to th~ City. 

If you have any questions or concerns, please feel free to call the Houghton Roadway 
Widening Project Manager, M.J. Dillard al 837-6616. 

Sincerely. ~. ~ //A?/ 

~~-
James W. Glock, P .E., Director 
Dcpnr1rn<--nt of Transportation 

JWG:MJD:mc 

c: Andrew Squire, Ward 4 
M. J. Dillard, TDOT 
Andy McGovern, TDOT 

1>1Rf.C.1'0R"$ OFFICE 
P.O. BOX 27:!Jl)• rucso~. M. K5726-7211l 
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