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Section I: The General Development Plan

A. Introduction

1. Background.

Established in 1880, the City of Benson has been slowly, but steadily developing beyond its
small, southwestern, desert town status into a keystone community of southeastern Arizona. This
General Development Plan seeks to provide the City with the blueprint to help reach its full
potential.

The City of Benson plays an important role as a regional transportation hub, with its economy
closely linked to its surrounding region. The City’s current slogans are that of “Gateway to the
San Pedro Valley” and “Home of Kartchner Caverns State Park”. The City was also recognized
as a Train Town USA by Union Pacific in 2011, the first of only two municipalities in Arizona to
receive this designation. The future of the City will be to capitalize on its site, situation and
connectivity to the region and nation and as an emerging residential, recreational and retirement
destination.

The following narrative introduces how to best approach and use this Plan, and introduces its
various components.

2. How to Use This Plan.

The City of Benson General Development Plan is a general, long-range, comprehensive
expression of the desired direction of the City. The Plan provides focus for the community
through the presentation of an overall Vision Statement, and through Goal, Objective and Policy
statements. Goal and Objective statements are intended to serve as a framework and guide for
decision making which impact the City’s future growth and development. Based on the goals
and objectives, the recommendations within each element serve to provide a transition to policy
statements. Policies are intended as specific directions with following action steps which
implement the adopted plan.

The City of Benson General Development Plan is divided into two sections to facilitate ease of
use and reference, these are:

Section I: The General Development Plan, containing:

A. Introduction
1. Background
2. How to Use This Plan
3. General Plan Update Objective
4. Process for Plan Development and Community Input
5. Plan Administration, Adoption and Amendment Procedures
6. Statutory Plan Requirements
7. City of Benson Vision Statement
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B. Plan Elements with Goals & Objectives
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. Land Use

. Circulation

. Economic Development
. Housing

. Cost of Development

. Water Resources

. Growth Area

. Open Space

. Environmental Planning

Section I1: The General Development Plan Implementation Program, containing:

A. General Plan Amendment Procedures
B. Phased Action Program

C. Plan Monitoring Program

D. Land Use Decision Keys

A separate volume contains a detailed technical appendix which includes supporting data and
background information. The General Development Plan Technical Appendices contains:

A. Public Participation Summary
B. Plan Element Technical Appendices & Data

©CoNo~WNE

Existing Conditions Technical Appendix

Land Use Technical Appendix

Existing Zoning Summary

Circulation Technical Appendix

Economic Development Technical Appendix

Housing Technical Appendix

Water Resources Technical Appendix

Public Participation Plan

Studies and Plans referenced for the General Development Plan

The General Development Plan is intended to provide a framework for all of the interrelated
functions of the City of Benson. To clarify the role of the plan:

The General Development Plan is:
- an expression of the preferences of residents and property owners
- a statement of City policy
- an inventory of community facilities and capacity
- a framework for future decision making
- a means of enhancing the quality of life of the citizens
- a legal requirement under Arizona State Law
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The General Development Plan is not:
- a tool to promote special interests
- a rigid, unchanging or inflexible document
- a detailed policy or ordinances for specific properties or areas
- a Capital Improvement Plan
- a zoning map

3. General Development Plan Update Objective.

The primary objective of the 2015 City of Benson General Development Plan Update is to revise
the 2002 General Development Plan (itself an update of the 1993 Plan), respond to Arizona's
Growing Smarter/Plus requirements and provide a tool for the community to guide its growth
over the coming 20-year period. An additional factor for updating the General Development Plan
is the availability of data from Census 2010.

Citizens of Benson and the surrounding areas, armed with an awareness of the inevitable growth
along State Routes 80, 90 and Interstate 10 became involved in the planning process. They
assisted in the development of a plan that embraces their vision of “small-town, rural lifestyle”
with supporting services. The hope, aspiration and expressions of the citizens of Benson
provided the guidance for the General Development Plan Update.

This comprehensive planning document, the City of Benson General Development Plan, shall
serve as a general guide for the City Council, the Planning and Zoning Commission, city staff
and the public regarding development and growth for the City of Benson.

4. Process for Plan Development and Community Input.
Public workshops were conducted by city staff and Planning and Zoning Commissioners on:

Thursday, June 12, 2014 Evening Public Workshop
Thursday, July 10, 2014 Evening Public Workshop
Tuesday, October 21, 2014 Evening Public Workshop
Friday, November 7, 2014 Half Day Open House
Tuesday, December 9, 2014 Public Hearing

These sessions were used to gather public input and commentary and conduct map exercises on
future land use. Additionally, seven Planning and Zoning Commission work sessions were held
between May 2014 and September 2014.

The First Public Workshop. Held at Benson City Hall, the event was designed to introduce the
existing General Development Plan document and its purpose in long range planning. The
existing vision statement, and goals and objective statements were available for discussion to
determine if these existing goals and objectives were still relevant in the public perception.



City of Benson General Development Plan

The Second Public Workshop. Held at Benson City Hall after multiple Planning and Zoning
work sessions, the second public workshop summarized the discussions and presented the first
draft of the General Development Plan. The proposed land use and circulation maps were also
provided and comments on both the text and maps were taken for consideration in the final draft.

The Third Public Workshop. Held at Benson City Hall, this even was designed to present the
2015 General Development Plan draft to the public.

Open House. A City of Benson General Development Plan Open House was held on November
7, 2014 at Benson City Hall. Benson City Staff and members of the Planning and Zoning
Commission were on hand to answer questions, collect comments and present the planning data.

Planning & Zoning Commission Public Hearing. The Planning and Zoning Commission held
one public hearing in December 2014 in accordance with local and state requirements. The
Commission recommended approval of the updated General Development Plan.

5. Plan Adoption, Administration and Amendment Procedures.

This section is designed to provide administrative direction in accordance with the criteria of
Growing Smarter and Growing Smarter Plus legislation regarding General Development Plan
monitoring, amendments and updates. In accordance with ARS 9-461.06H, City Council
adoption of the General Development Plan requires a 2/3 majority vote.

Plan Amendments. Growing Smarter and Growing Smarter Plus restrict frequent changes to
adopted municipal General Development Plans. This Plan was prepared using the input of the
community and with attention to existing conditions and community needs. Frequent changes to
the Plan serve to weaken the community’s work in developing the plan and stray from the City’s
defined vision.

Major amendments to the General Development Plan are limited by Arizona statute, which
permit major changes only once per year. A Plan Amendment must comply with the City of
Benson’s adopted Public Participation Program and have two-thirds majority approval of the
City Council. In accordance with Arizona Statutes, ARS 9-461.06-H, a “major amendment”
means a substantial alteration of the land use mixture or balance as a whole established by the
municipality’s existing general plan Land Use Element.

The City of Benson will review major Plan amendments once per year in accordance with
Arizona State Statutes. Minor plan amendments will be reviewed on an on-going basis and
handled through the City of Benson’s adopted policies.

A detailed review on how the City of Benson can distinguish between and act upon major or
minor plan amendments is more fully discussed in Section Il: The General Development Plan
Implementation Program.

Plan Updates. In accordance with Arizona Statutes, ARS 9-461.06-K, the City of Benson
General Development Plan is effective for ten years upon its adoption. The Plan can be re-
adopted and/or updated at any time at the discretion of the City. As new data is made available
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including demographic, economic and housing data, the Plan may require a comprehensive
update.

6. Statutory Plan Requirements.

The City of Benson General Development Plan Update has been prepared according to
Arizona Growing Smarter and Growing Smarter Plus statutory requirements. As the City of
Benson’s population stands at 5,105 as of Census 2010 and exhibited growth of less than 2
percent annually from Census 2000 to Census 2010, the Plan contains the requisite two elements
needed to satisfy the Growing Smarter/Plus requirements. The required elements are: Land Use
and Circulation.

In the prior decade of 1990-2000, the City of Benson had a growth rate averaging over 2% per
year. This meant the City was required to address five more elements in the 2002 General
Development Plan: Growth Areas, Environmental Planning, Cost of Development, Open
Space and Water Resources. The City also prepared a Housing Element and an Economic
Development Element above and beyond the required Growing Smarter/Plus requirements.
Since these additional elements had already been prepared, they were reviewed and retained for
this 2015 document.

The Plan Elements which respond to Planning Statute specifications include:

Land Use. The element designates the proposed general distribution, location and amount of
land for residential, commercial, industrial, and open space uses. Further, the element identifies
policies and programs to encourage infill and adaptive re-use of parcels.

Circulation. The element identifies the conditions and location of existing and proposed arterial
routes, collector streets and other street classifications. The element details multi-modal and
means of developing mass transit options to serve the City of Benson and the region. Public
transportation and pedestrian circulation facilities are also proposed and discussed. The
Circulation Element supports the proposed land use pattern outlined in the Land Use Element of
the plan.

Growth Areas. The element identifies locations that are appropriate for development in the 20
year planning horizon, that are consistent with the goals and objectives of the plan and within the
natural resource constraints of the identified growth area. The element identifies areas suitable
for expansion of infrastructure, where new development should be directed and supported.

Environmental Planning. The element provides standards for the delineation and protection of
sites, corridors and areas within the planning area that are sensitive to development and most
suitable for conservation protection. Identification of air quality, noise levels, light trespass and
conservation of water resources are also discussed for their community-wide applicability. Open
Space areas are delineated on the Proposed Land Use Map and are based upon the use, fragility
and their value for long-term protection.



City of Benson General Development Plan

Cost of Development. The element details the intent and ability of the City of Benson to ensure
that new development pays its fair share of costs of new public services and establishes
guidelines on how to make efficient use of municipal funding for planning related activities.

Water Resources. The element identifies existing conditions of water availability and water use
and discusses future use in relation to future available supplies.

Open Space. The element inventories existing park and recreational resources and identifies
desired improvements and new areas appropriate for open space use. The element provides a
forecast of anticipated open space needs and policies for managing open space areas and
ensuring their quality. The element also stresses connectivity among open space areas and
promotes their effective linkage.

The final two elements, Economic Growth and Housing survey the conditions of the City of
Bneson and contain a series of recommendations and policies to address present and future City
needs.

The nine elements of the City of Benson General Development Plan Update are not intended
to function separately; they contain interlocking issues and should serve as an information
resource and solid framework for decision-making.

7. City of Benson Vision Statement
The public and the Planning and Zoning Commission guided the creation of an overall City of
Benson planning vision utilizing the ideas and words of participating citizens:

“The City of Benson’s Vision for the Year 2025 and beyond, is based on a strong, healthy,
self-sufficient community that is diverse in economic and employment opportunities, is
attractive to new employers and businesses and faithful to its historic and natural assets. We
desire to achieve a sense of community pride through cooperation among residents,
businesses, educational institutions and government. We strive to construct a variety of
modern community facilities to serve the needs of residents and visitors. Our vision includes
an attractive, well-maintained community that is family oriented and friendly, which offers a
wide range of goods and services and an array of health, recreational and cultural activities.”
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B. Plan Elements with Goals & Objectives

Land Use

One of the primary functions of planning is to understand and accommodate various types of
land use activities. Land use activities need to be properly situated to ensure the health, well-
being, aesthetics, protection of property values and overall quality of life in the community.

I. Existing Land Use Conditions

General Development Pattern. The City of Benson maintains a traditional “small-town” urban
form containing a commercial corridor (Fourth Street) intersected by a secondary commercial
corridor (Ocotillo Avenue) flanked by pre-WWII residential neighborhoods to the north and
south. Development continued through the mid to late 1900s to the south of original
neighborhoods from Huachuca Street and San Pedro Street. These areas have evolved into the
curvilinear and cul-de-sac development style that emerged in the post World War 1l era.
Undeveloped land occupies the majority of the City’s incorporated area, specifically areas to the
south along both sides of State Route 90, and land to the northwest surrounding the airport, all of
which have been added in a series of annexations since 1988.

Planning Considerations. Broad planning considerations for land use in the City of Benson
include:

e The re-use and in-fill of vacant areas and under-utilized areas presently served by
utilities.

e The new and potential developments into undeveloped areas of the city, particularly
along the State Route 90 corridor.

e Development of an Airport Complex in the City’s north end.

e Expansion of commercial frontage southward from Exit 302 down the State Route 90
corridor.

e Development of City-wide recreational trails and access points connecting pedestrian
destinations, natural areas and providing access to the San Pedro River corridor and
Coronado National Forest.

e Citizen input.
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I1. Land Use Goals & Objectives

Goal 1: Provide for the City of Benson’s orderly development with a balance of land use
types and intensity in conjunction with infrastructure availability and public
preference.

Objective 1.1: Encourage necessary land uses to locate in appropriate locations.

Objective 1.2: Utilize creative design and landscaping techniques for attractive open-space areas
and community commons.

Objective 1.3: Create a “design manual” as a guide for understanding and enhancing the City’s
built environment.

Objective 1.4: Construct civic structures, institutions and common areas that establish a ‘sense of
place’ and a high level of community pride.

Objective 1.5: Encourage infill development that is compatible with existing land uses and
structures.

Goal 2: Preserve residents' health, safety and property values by minimizing conflicts
among land use activities.

Objective 2.1: Provide a continuous, open and publicly based planning process.
Objective 2.2: Maintain a balance of efficient and equitable zoning enforcement in the City of
Benson.

Goal 3: Preserve and enhance the small-town character of Benson, which is viewed as a
safe and wholesome place to raise a family.

Objective 3.1: Annually review the City of Benson General Development Plan to ensure that it
addresses the community’s needs.

Objective 3.2: Update and consistently enforce the community’s development codes, including
zoning, subdivision, and related regulations, in accordance with General Development
Plan principles, goals and objectives.

Objective 3.3: Encourage commercial and industrial development to locate within defined areas
where pedestrian linkages, effective signage and adequate parking can be provided.

Goal 4: Promote the revitalization of the Downtown area as a pedestrian-oriented, lively
commercial core of the community.

Objective 4.1: Enhance the historic aspects of the community by encouraging historic
preservation and rehabilitation of commercial buildings.

Objective 4.2: Create a unique, distinctive identity for the Downtown through uniform signage,
design guidelines, landscaping, street lighting and other amenities.

I11. Land Use Recommendations

The following discussion reflects on the above goals and objectives and identifies issues and
strategies as a transition to the specific policies that follow.
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The City of Benson has a rich historical legacy to influence its future growth and development.
The re-development of Fourth Street (also known as Business 1-10 and State Route 80) as a
“historic downtown” district, including historic building fagades, signage, color scheme and
design has potential to better define and enhance the downtown. At present there are practical
obstacles to this, among them resistance to changing existing building features and the cost of
assuming control from ADOT of the Fourth Street right-of-way; however, the potential remains
for the City. On a larger scale, a wider “historic district” could be developed to encompass not
only Fourth Street but the adjacent residential areas to the south along Fifth and Sixth Streets
featuring the recognized historic residences (Apache Powder and Barrio District homes) and the
museum. The Historic Preservation Commission should encourage a historic district overlay with
the development of design guidelines for signage, color, style, landscaping and overall character
for sites and buildings, both public and private.

The City of Benson’s physical situation in the San Pedro Valley is visually stunning to the
traveler from all directions, as the gradual slope downward provides spectacular views of the
Dragoon and Whetstone Mountains and the wide, sweeping San Pedro Basin. The transition
from the open rural areas into the heart of the City should maintain this aesthetic appeal. The
City has constructed several “welcome signs” on its east and west approaches and could
potentially build upon these sites with landscaping, mini-oasis areas containing historical
markers or public art. Definitive points of entry make travel to and through the City memorable
for visitors and serve as a point of pride for residents.

Although the City of Benson certainly has ample land resources, the re-use of existing lots,
vacant sites and buildings within the developed area is desirable. Benefits include savings on
new road construction and future maintenance, infrastructure extensions and the overall
efficiency of compact development. As the City continues to grow, additional residential
development will emerge both within the outlying areas and within the traditional core. Care
should be taken to extend existing roads for continued neighborhood connectivity and efficient
traffic flow.

The City of Benson’s growth to the west has enabled the development of the Exit 302
commercial node, and signals the potential for increased development activity southward along
the State Route 90 corridor. With ADOT’s realignment of Interstate 10 and slight northward
extension of State Route 90, it is feasible to open the land north of Interstate 10 to development,
assuming utilities and other required infrastructure components will be economically feasible.

With the potential for development to stretch south down the SR 90 corridor, the City of Benson
would be well served by examining select “village” sites or “node” sites at major intersections
and areas where the topography and conditions are satisfactory for construction. These “villages”
sites would serve to lessen the negative visual impacts and traffic impacts of conventional “strip
developments.”

The City of Benson is blessed with the natural beauty and wildlife of the San Pedro Valley and
surrounding mountain ranges. A key challenge for the City is how to better connect itself with
these resources and to keep them intact for the future. Development of trail networks, bird-
watching areas, preserved sites and interpretive programs are among the many ways the City can
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capitalize on its natural heritage. The City would be well served by recognizing and protecting
sensitive habitat areas, initiating Best Management Practices for these areas and their adjacent
sites and prohibiting disturbance of steep slope areas and significant washes. The City could
benefit by collaborative work with the Bureau of Land Management, the State Lands Office,
Cochise County, local land-owners and local business personnel to meet these ends.

1V. Land Use Policies

1. Maintain the existing commercial corridors and nodes as the primary sites of commercial
development.

2. Begin efforts to develop Fourth Street as a “Historic Downtown Corridor.”

3. Develop a Historic Design Guidelines for the desired Historic Districts with attention paid to
the businesses, residences and other local features that connect the city to its heritage.

4. Continually review and update the Benson Zoning Regulations to be consistent with current
community needs and with the adopted General Development Plan.

5. Continue to enhance the “gateway” or “point of entry” sites into the City.
6. Maintain the view-sheds and dynamic visual appeal of the City’s surrounding environment.
This can be achieved by designating certain stretches of roadway to be free of large

commercial signs and billboards.

7. Make resources and information available to the public on light fixture design and placement
which abate light pollution.

8. Encourage the re-use of vacant sites and under-utilized properties in the commercial core of
the City.

9. Encourage new residential development within the City to connect to existing street networks
and infrastructure systems.

10. Develop and maintain a City of Benson Parks and Recreation Plan to identify goals,
inventory resources and establish tasks for developing this aspect of the city.

11. Establish a city-wide trail and interpretive system with meaningful access to public lands,
wildlife viewing, recreational amenities and the San Pedro River Corridor.

12. Secure public access to National Forest Service lands by pursuing agreements at the time of
development, zoning approval or annexation as appropriate.

13. Address wildfire threats through design review and cooperation with the National Forest
Service.

10
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14. Consider existing and potential aggregate areas on a regular basis and update the land use
map accordingly.

V. Land Use Designations

The following categories describe the Proposed Land Use designations for the City of Benson.
These areas are intended to guide future development and growth. The intent is to minimize
conflicts between adjacent land uses, provide workable transitions between land uses and to
identify areas where new land uses are appropriate to the larger fabric of the community.

These designations do not represent zoning districts; however, they should correspond with the
zoning districts found within the City of Benson. Unfortunately, the existing zoning districts as
described in the Zoning Regulations do not easily conform to the purposes of the Land Use
Designations.  There is significant overlap in Land Use Designation/Zoning District
classification which results in individual zoning districts being associated with multiple Land
Use Designations. The City should consider updating the zoning districts to determine specific
land uses and development standards that more appropriately correspond with each Land Use
Designation according to its stated purpose.

1. Residential Land Use Designations
LDR - Low Density Residential

Purpose: This designation is intended to provide for low-density, rural development within the
city limits. The development density of the LDR designation is a maximum of 3 dwellings per
acre.

Location: As shown on the proposed Land Use Map, LDR areas are found primarily on the
perimeter and periphery of the City of Benson. These areas are seen as most desirable for low
density development, ranches and large-parcel residential holdings. Outside of the city limits,
the LDR designation has been applied to most of the area within the defined Planning Area
boundary.

Zoning: Four of the City of Benson Zoning Districts can be applied to meet the purposes of the
LDR designation, these are:

RT-Rural Transitional (1 residence per 4 acres)
R-1-43 Residential (1 residence per acre)
R-1-21 Residential (2 residences per acre)
R-1-12 Residential (3 residences per acre)

11
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MDR - Medium Density Residential

Purpose: This designation provides for medium-density residential development within the City
of Benson. The district serves as a transitional role between the rural character low-density areas
and the higher-density urban uses. The development density for the MDR designation is between
4 and 8 dwellings per acre.

Location: As shown on the proposed Land Use Map, MDR areas comprise the majority of the
existing residential area of the City and a significant portion of the Whetstone Ranch area.
Outside of the city limits, the MDR designation has been applied to the Pomerene Rd. /
Pomerene area.

Zoning: Four of the City of Benson Zoning Districts can be applied to meet the desired
development density levels of the MDR designation, these are:

R-1-8 Residential (5 residences per acre)

R-1-7 Residential (6 residences per acre)

R-2 Residential (8 residences per acre)

R-3 Residential (8 residences per acre)

HDR - High Density Residential

Purpose: This designation provides for high-density residential development within the City of
Benson. The target density of the HDR designation is 8 or more dwellings per acre, suitable for
apartment complexes, duplexes, condominium units and townhouses.

Location: As shown on the proposed Land Use Map, HDR is comprised of several disparate
areas within the residential area of the City of Benson. The largest area designated High Density
Residential includes the developed area between 4™ Street and Interstate 10, bound by the Adams
Street to the west and the San Pedro River to the east. The second developed HDR area is the
WaterCrest Subdivision, located on the northeast corner of Union Street and Ocotillo Avenue.

Four undeveloped HDR locations are:

1) behind the Post Office and hospital, accessible from Ocotillo Street;

2) approximately 240 acres located south of Interstate 10 and West of SR 90,

3) San Pedro Golf Estates on Darby Road, and

4) surrounding the San Pedro Golf Course which has been proposed for condominiums.

Zoning: The City of Benson Zoning Districts that can be applied to meet the intent of the HDR
designation are:

R-3 Residential (8 residences per acre)

B-1 Commercial (8+ residences per acre)
B-2 Commercial (8+ residences per acre)
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2. Mixed Land Use Designation
MXU - Mixed Use Designation

Purpose: This designation is intended to provide the opportunity for a variety of land use
activities interspersed with one another; primarily for commercial and industrial
development with attendant planned residential and recreational uses at higher densities.

Location: The primary MXU designation area is the approximately six-mile stretch of
the SR 90 between its intersection with Cottonwood Canyon Wash and Kartchner
Caverns State Park. Other MXU areas are located both north and south of Interstate 10 in
the vicinity of State Route 90 and along the Union Pacific railroad. The MXU
designation encourages Planned Area Developments as allowed by the Zoning
Regulations.

Zoning: Several City of Benson Zoning Districts can be applied to meet the goals of the
MXU designation. The attendant zoning districts allow both employment and living
opportunities within close proximity to each other.

B-1 Business (residences in conjunction with commercial/business use)
B-2 Business (residences in conjunction with commercial/business use)

3. Commercial/ /Industrial Land Use Designations

C - Commercial
Purpose: This designation provides for the orderly development of commercial and
service activities including retail and wholesale businesses. The designation is intended to
promote connectivity of new commercial development to existing commercial areas and
provide suitable sites for new commercial development and use.
Location: Areas designated for Commercial use include the following:
The Exit 302 node. Intersection of 1-10 and SR 90; this area is already developing and
contains tremendous potential for future growth. The realignment of Interstate 10 and
Dark Star Road has opened up the interstate frontage for commercial or mixed use

development.

SR 90 Corridor. This area extends from Exit 302 south toward Cottonwood Canyon
Wash and can be serviced by the infrastructure already in place at the Exit 302 node.

The SR 80/Fourth Street Corridor. This strip comprises the City of Benson’s “Main
Street” and extends roughly from Exit 303 to the City’s eastern boundary.
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South down SR 80. Several commercial concerns are located along the SR 80 corridor as
it heads out of the City toward St. David, Tombstone and Bisbee.

Ocotillo Avenue. Ocotillo Avenue, running north/south, intersects I-10 and Fourth Street
and contains a range of commercial activity.

Nueva Jenella. A planned right-of-way extending from SR 90 west toward J-6/Mescal.

Zoning: Three City of Benson Zoning Districts can be applied to meet the goals of the C-
Commercial land use designation.

B-1 Business
B-2 Business

| =Industrial

Purpose: This designation provides for the orderly development of industrial and non-
retail commercial activity within the City of Benson. Retail and wholesale activity are in
no way prohibited from locating in the Industrial designation; however, the preferred use
is for industrial use and light manufacturing development. Additionally, alternative
energy production and manufacturing is also actively encouraged and pursued.

Location: Several sites are identified within the City, these include;

Airport Complex. The City of Benson looks to take advantage of its airport and its
prime location to both rail and roadway connections. Access to the site is presently
gained via Airport Road which is in need of some immediate repair and resurfacing. An
extension of SR 90 north to the airport is not currently a planned option, but much
discussion has taken place regarding the possibility.

Ocotillo Avenue Sites. Just off the eastern side of Ocotillo are several parcels designated
as Industrial. Most of the parcels within the area are presently vacant but adequately
served by municipal sewer and water.

SR 80 Site. This site along SR 80 forms the southeastern entry way to the City of
Benson; the Industrial designation for this area has been carried over from the Benson
General Development Plan adopted in 1993.

Union Pacific Holdings. This area is bounded by SR 80 on the west, Fourth Avenue (as
it exits the city) to the north, the city limits to the east and the golf course to the south.
These lands are primarily under the ownership of the Union Pacific railroad. The site is
ideal for development with its rail and roadway access.

Whetstone Ranch. Several sections of Whetstone Ranch, formerly designated Medium
Density Residential, were amended to Industrial land in early 2011.
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Zoning: Two of the current City of Benson Zoning Districts are applicable to the |
designation.

LI - Light Industry
HI — Heavy Industry

4. Open Space —Environmentally Sensitive Area — Wildlife Corridors
OS - Open Space

Purpose: The Open Space designation recognizes the need for developed community
parks, both natural and developed recreational areas which add to the attractiveness of the
community and to the quality of life of the residents. Areas that are environmentally
unique or otherwise present a natural barrier to development also add to the aesthetic
appeal of the City of Benson’s physical landscape and encourage recreation
opportunities.  Additionally, open space encourages separation between potentially
incompatible land uses. The OS designation is intended to be consistent with the State's
Open Space Planning law.

Location: There are multiple Open Space designations in the City; these include areas
that are specifically designated for recreation and areas that have topographical
challenges to development:

Recreation Areas:

Apache Park. Maintained for day-use recreation

Lions Park. Maintained for recreation and community events.

Golf Course. The City of Benson operates its own golf course in town.

State Parks. Kartchner Cavern.

Known Conservation Easements. One half of T18S R20E Section 10.

Zoning: The Open Space designation is specifically for developed or undeveloped
locations intended for outdoor recreational purposes Presently, the City has no zoning
district nor development standards which encourages additional areas to be reserved for
recreation purposes. The above listed sites are owned by the City or under legal
easement, but maintaining these designated areas may fully depend upon the careful
review of site plans and development proposals by the City, for proposals adjacent to

these areas.

ESA - Environmentally Sensitive Areas
Five specific locations are defined by their rough terrain and steep slopes.
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ESA Area 1. This area is north of 1-10 and is bisected by the city boundary north to
south. It falls into the west half of the southeast quarter, the southwest quarter and the
south half of the northwest quarter below the rail line of Section 5, T17S, R20E. It also
intrudes into the eastern half Section 6, T17S R20E south of the rail line. The “tongues”
of land that jut into the area from the west may serve as suitable future building sites.

ESA Area 2. This area covers the north-central and northeastern portions of Sec. 17, the
southern portion of Section 8 and the western portion of Sec. 16 in T17S, R20E.

ESA Area 3. This area occupies the north-central portion of Sec. 21 T17S, R20E.

ESA Area 4. This area occupies the southern portions of Sections 20 and 21 and the
northern portions of Section 27, 28 and 29, T17S, R20E. This area is bounded on the
north by a Wildlife Corridor wash area.

ESA Area 5. Immediately adjacent to the San Pedro River, this parcel in Sec.24 T17S,
R20E serves as an off-site mitigation parcel for development occurring in the southern
part of the city, in the area known as Whetstone Ranch.

Location: Five specific areas within the City of Benson Planning Area have been
identified as Environmentally Sensitive Areas.

Zoning: Presently the City has no zoning district which sets aside areas for conservation.
Maintaining these designated areas may fully depend upon the careful review of site
plans and development proposals by the City, in and adjacent to these areas.

WC - Wildlife Corridor

Purpose: The Wildlife Corridor designation is intended to recognize specific riparian
areas and wash corridors throughout the City of Benson to be maintained in their natural
state. The maintenance of these corridors in their natural state is intended to provide
wildlife habitat, recreational access and maintain watercourse retention. The WC
designation is intended to be consistent with the State's Open Space Planning law.

Location:

Multiple wildlife corridors have been identified. The wash areas have been identified
using aerial photography to delineate riparian areas extending back toward the San Pedro
River flood basin. The San Pedro River and four major wash systems described below
are included as part of the wildlife corridors.

The San Pedro River Corridor. The San Pedro River has been identified as a unique
resource and landscape feature of the City of Benson and surrounding region. The
designation of the San Pedro as Wildlife Corridor is intended to protect the flora and
fauna of the corridor and provide a buffer between the corridor and new development on
adjacent parcels. The unique attributes of the San Pedro Corridor are more fully discussed
in the Environmental Planning Element of this Plan.
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Cottonwood Canyon Wash. This wash system extends approximately seven miles from
the northern boundary of the Coronado National Forest to the San Pedro River on the
City of Benson’s eastern boundary. This wash serves as a unique corridor that has future
recreational potential to connect the City to the Whetstone Ranch development and
eventually grant meaningful access to the Coronado National Forest.

Whetstone Wash (Central). This wash system extends diagonally from southwest to
northeast through the center of the proposed Whetstone Ranch area from the City’s
western boundary with the Coronado National Forest to one mile beyond the City’s
eastern boundary in Sec. 35, T17S, R20E. The western end of the wash corridor splits
into distinct branches with accommodation of the Mixed Used Area between the
branches. A buffer of 600 feet centered on the centerline of the wash is recommended.

Whetstone Wash (Southern). This wash system extends approximately four and one-
half miles east to west across the southern end of the Whetstone Ranch area; originating
in Section 24, T18S, R19E along the City’s western boundary with the Coronado
National Forest and terminating on the City’s eastern boundary in Sec. 14, T18S, R20E.
A buffer of 300 feet for the wash corridor is recommended.

Cadillac Wash. This wash system extends approximately four miles, flowing west to
east from Section 1, T17S R19E (south of the airport) and joining the San Pedro in
Section 28, T16S R20E. A buffer of 300 feet for the wash is recommended.

Zoning: Presently the City has no zoning district which sets aside land for conservation,
recreation or natural resources, such as water regulation. Maintaining these designated
areas may fully depend upon the careful review of site plans and development proposals
by the City, in and adjacent to these areas.
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Land Use Designations

Residential

Land Use Designation Density Applicable Zoning

LDR (Low Density Residential) 0-3R/Ac. RT (Rural Transitional)
R-1-43
R-1-21
R-1-12

MDR (Medium Density Residential) 4 -8 R/Ac. R-1-8
R-1-7
R-2
R-3

HDR (High Density Residential) 8+ R/Ac. R-3
B-1
B-2

MXU (Mixed Use) 8+ R/Ac. B-1
B-2

C (Commercial) 0 B-1
B-2

I (Industrial) 0 HI
LI

OS (Open Space) Any

WC (Wildlife Corridor) Any
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City of Benson General Development Plan

Circulation

I. Existing Circulation Conditions

The present condition of transportation in the City of Benson emphasizes personal transportation
by privately owned vehicle, yet acknowledges the need to provide viable travel alternatives for
those who do not drive or do not have a vehicle available. The State Highway system is and will
remain crucial to the City because it provides linkages to rural areas and to other Arizona cities.
State Route 80/Fourth Street/Business 1-10 functions as the City’s “Main Street”. State Route 90
will provide the primary access to the growth belt north of Kartchner Caverns State Park.
Alternate transportation modes, including public transit, walking, and bicycling will play an
increasingly important role as the City of Benson grows in population and area. Additionally,
golf cart travel, the preferred travel mode of many winter visitors, must be considered. It is
hoped that extensions and improvements to the existing Benson Area Transit system will garner
support for alternative transportation modes.

The City of Benson will continue to plan and implement a transportation system that provides
mobility for all people and ready access to their chosen destinations and travel modes. The
vision also recognizes the role of transportation in the City’s economic development efforts and
the fulfillment of the land use elements of this plan.

Traffic Volume. The Arizona Department of Transportation measures Average Daily Traffic
(ADT) volumes on state, federal and interstate roadways throughout the state. Measurements on
I-10, SR 80 and SR 90 from 2004 to 2009, the most recent years, indicate an increase in traffic
volume, ranging from a 4.51 percent increase between Exits 302 and 303, to a 10.39 percent
increase between Exits 304 and 306. Traffic volume on SR 90 between 1-10 and Kartchner
Caverns has exhibited a 13 percent increase from 2004 t02009; volume increases on SR 80 have
been dramatic within city limits, with an astonishing 44.93 percent increase. This increase in
traffic declines as one moves toward Saint David, with traffic increasing only 6-10 percent at the
various measurement sites.

Rail Service. The City of Benson is one of the few communities in Arizona with Amtrak
passenger rail service. The City has the potential for providing future enhanced rail linkage to
communities to the east and west due to the existence of tracks and spur lines.

Air Service. Regarding air passenger service, the City of Benson will continue to rely on
facilities in the Tucson metropolitan area as the primary providers of service to residents, visitors
and businesses. The existing municipal airport, operated by the City of Benson, is included in
this vision as a general aviation facility. The Benson Airport is included in the Regional Aviation
System Plans for both Cochise and Pima Counties.

Circulation Planning Considerations
e Allocating for new and expanded roadways as population grows within the region;
promoting and building multi-modal routes and trails.

e Future land use patterns and transportation systems will be planned in a coordinated,
continuous, and comprehensive manner.
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e Encourage the expansion and use of public transportation and multi-modal transportation.

Promoting land use patterns that reduce unnecessary vehicle miles and encourage use of
transportation alternatives, which may serve to protect air quality.

e Vehicular, public, bicycle, pedestrian, equestrian and other travel modes, will be
coordinated with land use planning, especially within and between activity centers and
growth corridors.

e Attractive design of the City of Benson roadways and assurance of recreation and scenic
linkages will be characteristic of the transportation system.

o Citizen participation will be a significant part of the decision-making process.

I1. Circulation Goals & Objectives

Goal 1: Maintain a safe and efficient transportation network that enhances the flow of
goods, commerce, vehicular traffic and people to and through the City of Benson.

Obijective 1.1: Develop a Complete Streets Program for adoption and implementation.

Objective 1.2: Develop and implement a short and long-range parking plan to address critical
parking issues downtown and maintain a supply of well-designed parking areas.

Objective 1.3: Develop and maintain a series of safe and well-designed non-motorized
thoroughfares which connect activity center destinations, trail networks and open-space
areas and the schools.

Objective 1.4: Promote the development of a multi-purpose transit system that efficiently and
cost-effectively connects Benson to other communities in the region.

Objective 1.5: Promote the use of public transportation or alternative transportation methods
while traveling between core areas of the city.

Goal 2: Improve multi-modal transportation coordination.

Objective 2.1: Maintain a solid working relationship between the City of Benson and the Arizona
Department of Transportation, including improved access management, aviation
enhancements and traffic engineering design.

Objective 2.2: Support expansion of aviation assets by emphasizing airport development with air,
truck, rail accessibility.

Objective 2.3: Expand bus and rail service, including support for AMTRAK.

Goal 3: Preserve traffic capacity and efficient flow on major routes.
Obijective 3.1: Eliminate discontinuity by linking State Route 80 and State Route 90.
Objective 3.2: Maintain a safe flow of truck traffic through or around the City.

Obijective 3.3: Coordinate with the necessary agencies to regulate traffic flow on to major
routes (traffic signals, etc).
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1. Circulation Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

The goals of the City of Benson’s transportation system are to improve the mobility of people
and goods, continue to provide viable alternatives to the “drive alone” mode, protect the natural
environment, support economic development, and sustain public support for the transportation
planning and funding efforts. The factors considered in the development of a comprehensive
transportation and circulation plan must also include supporting the economic viability of the
area, increasing the safety of the transportation system, and improving accessibility and mobility
options for people and goods.

In order to meet these goals, the General Development Plan focuses on actions which enhance
the environment, promote energy conservation, enhance integration and connectivity of modes,
promote efficient system management and operation, and emphasize the preservation of existing
surface transportation systems.

1V. Circulation Policies

Circulation and Safety

1. Promote an effective, well-planned system of roadways that establishes a functional, safe,
and aesthetic hierarchy of streets while incorporating the best traffic engineering practices.

2. Promote the development of an alternative access linking Exit 302 to the Fourth Street
corridor.

3. Work together with ADOT and Cochise County to accommodate existing and future demand
for transportation and to facilitate a sustainable system, reduce congestion, and provide for
efficient and economic movement of people and goods.

4. Periodically monitor and report on system demand, operating conditions, and performance
for all travel modes to assist in the planning process and investment decisions.

5. Assure integration of multi-modal circulation between neighborhoods, and the improvement
of bicycle and pedestrian connectivity to key destinations such as parks, adjacent services,
transit facilities, and schools.

6. Design streets with continuous pedestrian and non-motorized facilities to provide safe
accessible use and opportunities for shade and shelter.

7. Design neighborhood streets using appropriate traffic calming techniques and street widths to
sustain the quality of life in the neighborhoods.
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8. Provide for the planning, design, construction, and operation of facilities and services to
reduce, to the greatest possible extent, the losses from accidents.

Mobility and Accessibility
9. Include facilities for multiple modes of travel in transportation improvement projects.

10. Review transportation investments to assure improvement in the mobility of all segments of
the community, including the underserved, disabled, and economically disadvantaged.

11. Develop a strategy to reduce peak period demand through car-pooling, flexible hours,
alternate modes of travel, and other travel reduction tools.

12. Identify and pursue funding mechanisms for ongoing maintenance of existing transportation
investments and for future improvements needed to maintain mobility within the
transportation system.

Public Transit Services

13. Work collaboratively with AMTRAK, Union Pacific and local concerns to utilize the Train
Depot (Benson Visitor’s Center) as the stop for passenger rail in Benson.

14. Continue to operate a safe, efficient, and accessible public transportation system that
provides a viable alternative to the private vehicle.

15. Provide convenient public transit connections at and between urban activity centers.
Alternative Travel Methods-Bicycle, Pedestrian and Other

16. Plan for bicycle, equestrian, and golf cart facilities throughout the community that provide
for the safe and efficient means of transportation and recreation.

17. Promote bicycle travel as an alternate mode of transportation.

18. Promote bicycle safety education programs to increase awareness of and adherence to laws
and regulations regarding bicycle use.

19. Work pro-actively with ADOT to promote and develop bicycle lanes along SR 90 to connect
Kartchner Caverns with the City.

20. Provide for the construction of accessible alternative travel facilities with all street
construction and major reconstruction projects; all appropriate private residential,
commercial, and industrial development; and all public development in the urban area.

21. Develop a program for the installation of pedestrian facilities in appropriate areas where they
do not currently exist.
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22. Strive for fairness and equity in who pays for transportation improvements and who benefits
from them.

23. Develop hiking trail access to Kartchner Caverns and other public lands, possibly facilitated
through the Rails to Trails program.

Transportation Planning and Funding

24. Create a functional classification system, and a Major Streets and Scenic Routes plan that
defines the ultimate right-of-way of major facilities, their locations, and their scenic or
historic attributes.

25. Periodically update the City’s General Development Plan Circulation Element in
coordination with ADOT, Cochise County, and SEAGO.

26. Pursue alternate revenue sources for all modes of transportation from Federal, State, and
regional sources, and from the private sector.

V. Circulation Plan

Future circulation patterns and roadway volumes are tied closely to patterns of future land use
and development. There are multiple sections of unused land, particularly in the Whetstone and
Sands Ranch areas along SR 90. These areas are currently zoned for a mix of industrial,
commercial and residential use with small areas of open space. At this time, there are no known
plans for future residential or commercial development.

The map on the following page graphically depicts the existing and potential routes in the City of
Benson at the planning horizon of 2030. Dashed segments indicate potential connections that
offer meaningful and efficient access to and from the traditional town core to Whetstone Ranch,
J-6 and St. David.
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Economic Development
I. Existing Economic Development Conditions

Site and situation. The City of Benson is located on the western edge of Cochise County in the
San Pedro River valley. With an elevation of 3,585 feet, it enjoys mild winters and summers that
are cooler than those found in the lower Sonoran desert to the west. The City’s climate and other
natural amenities contribute to the perception that Benson is a pleasant and livable community.
To date, quality of life based on natural amenities has not driven significant growth. In the
future, this variable together with the City’s physical location at a transportation cross roads can
be expected to be a major force driving substantial population growth and associated growth in
demand for consumer goods.

The City of Benson’s strategic situation has been, and will continue to be, a major asset. The
City’s location on Interstate 10 assures it exceptional access to points west and east. In the winter
especially, 1-10 is a favored east-west transcontinental route. Whereas the City does not have an
airport with scheduled service, 1-10 puts it only 45 minutes from Tucson International Airport.
The City is also the northern terminus of State Highways 80 and 90. In other words, Benson is an
intervening opportunity for almost all traffic to or from Tucson, Southern Arizona’s dominant
center.

Additionally, the City of Benson is situated on a key east-west route for railroad, pipeline and
electric transmission. Whereas the potential benefits of the City’s situation from an economic
development standpoint are understood, it appears that only a small portion of the economic
significance of Benson’s situation has been realized. The City’s location may be its greatest
asset.

Employment Structure. Whereas definitive data is hard to come by, data and estimates from
Census 2000, Census 2010 and the Arizona Department of Economic Security allow for general
comparisons. Both Cochise County and Benson are driven by the service economy.

Government. Approximately 1/3 of Cochise County’s non-farm payroll employees are involved
in government, including the Federal government in Sierra Vista and along the U.S.-Mexico
Border and state and local agencies (Cochise College Center for Economic Research Local Statistics)

Benson has approximately 9.3% of its work force in public administration (Benson Economic
Outlook 2013)

Services. This sector is important throughout Cochise County; near 95% of non-farm payroll
employment is in the service-providing sector. Locally, just over 15% of employment in the
City of Benson is in the service sector. (Benson Economic Outlook 2013) The City’s role as service
center for travelers on the I-10 corridor together with its role as a service center for northwestern
Cochise County account for its role in this sector.

Household Income. The median Cochise County income is $43,304 in 2009 inflation-adjusted

dollars.(Us Census) The median household income in the City of Benson is approximately
$36,278 with a per capita income of $21,481 (Benson Economic Outlook 2013)
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Age structure and labor force. Demographic change from 2000 to 2010 has revealed a net loss
of individuals aged 19 and under, but an 11% increase in individuals aged 20 and older. The
City of Benson sustained a net gain of individuals aged 25 to 34, but individuals aged 35 to 64
dropped slightly from 37% of the City’s population in 2000 to 35% in 2010.

Together, the population aged 25-64 represents a key working age demographic. Despite the
small net loss of workers aged 35-64, the increase of younger workers aged 25-34 balanced the
labor force, with 44.7% of individuals being in their prime working years (between the ages of
25 and 64). This percentage is nearly identical to the 2000 Census measure, when 44.9% of
individuals were in their prime working years.

Individuals aged 65 and older comprise a slightly larger percentage (31%) of the total population
in 2010 than they did in 2000 (29%). (US Census)

Aging Households.

According to the 2010 Census, there are 2,369 households within the City of Benson. Most of
these households, 59.3%, are considered “family” households, meaning there is some
combination of spousal and/or parent-child relationship present. The remaining 40.7% of
households are considered “non-family,” generally meaning there is either a single individual or
multiple non-related individuals.

Nearly half (47.2%) of the total 2,369 households have an individual aged 65 or older.
Therefore, if nearly 60% of the households are “families,” a significant number of “families” in
the City of Benson have at least one senior in residence. Conversely, only 16.9% of households
have children 18 and younger. Clearly, it is far more likely that any given household in the City
will have a senior in residence than a child.

Should these trends persist in coming years, the City of Benson may find it increasingly difficult
to provide services to the growing elderly population while replenishing its prime working age
cohort. Attracting and maintaining its working age population will be a challenge to the City.

The Economic Technical Appendix found at the end of the plan contains more detailed data of
Benson’s current economic status.

I1. Assets & Advantages

The City of Benson’s distinctive assets are tied to specific areas of comparative advantage.
Location Advantages

* Proximity to Tucson, Sierra Vista, Ft. Huachuca and Southeastern Arizona

* Area’s significance within US and military history

Climatic Advantages

* Elevation of 3,600 feet
* Desert climate; mild winters; summers cooler than lower elevations; dry climate
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Natural Environment Advantages

» Wide open spaces, beautiful views, night-sky viewing
 Maintains high-level of environmental quality

* San Pedro Riparian area

Network Advantages

« Situated on transcontinental east-west 1-10 corridor, Union Pacific corridor

« Situated at northern terminus of north-south corridor reaching to Southern Cochise County and
Northern Mexico (State Route 80 and 90)

* Direct access to interstate highway network (1-10)

* Direct access to transcontinental Union Pacific railroad

* Direct access to Amtrak passenger rail service

Residential Advantages

* Low to moderate housing costs

» Small-town ambiance, safety, low crime, quality of life

* Easy access to nearby “big city” goods and services

» Local access to essential goods and services

* Improving public schools and a local community college

Commercial Advantages

» Easy access to Southern Arizona labor market

* Easy access to goods and services regionally and nationally

 Low to moderate site and operating costs

* Excellent municipal infrastructure system

» Ample land available for development; land zoned for Industrial and Commercial use

* Local community college with nearby University of Arizona in Tucson to train and supply an active
workforce

I11. Barriers & Obstacles
All communities and regions have barriers to development and the City of Benson is no
exception. Some of these barriers are clearly more correctable than others.

Proximity to Tucson and Sierra Vista. This is a two-edged sword. The fact that the City of
Benson is near to Tucson and Sierra Vista means that it is in direct competition with Tucson’s
and Sierra Vista’s superior commercial sectors.

Lack of a Clearly Defined Town Center. In some respects the City of Benson is two
commercial strips, not a conventional community. There is the “old downtown” which follows
the east-west SR 80/Fourth Street corridor and two potential commercial strips following State
Routes 80 and 90 south of 1-10. To some extent this morphology detracts from the traditional
sense of community.

Work/Residence Separation. The Tucson and Sierra Vista employment centers drain off local

demand for goods and services because of a combination of work commuting and shopping trips.
The lack of local industry robs Benson of a potential tax base.
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IV. Economic Development Goals & Objectives
Goal 1: Strive to retain a skilled and diverse labor force in the City of Benson.

Objective 1.1: Identify business needs for training programs and seminars, such as offered by
Cochise College, especially opportunities geared toward small business owners.

Objective 1.2: Investigate and pursue grants or loans to support the City’s local economic
development effort and community development projects.

Goal 2: Encourage new economic activity by providing up-to-date infrastructure,
amenities, a positive local development climate, and opportunity sites to draw
desired types of growth.

Objective 2.1: Strengthen and grow the existing medical facilities to serve a diverse, growing
population, meet emergency service needs and support related development such as
assisted living campuses.

Objective 2.2: Promote development of an airport complex which builds on its existing
infrastructure and prime location, including the nearby railroad.

Objective 2.3: Attract a variety of new retail enterprises to retain shopping.

Objective 2.4: Create a historic downtown district to promote retail activity in the historic
structures with ample parking and signage.

Goal 3: Establish and maintain an attractive community to promote the economic
prosperity of the City of Benson.

Objective 3.1: Continue to market a distinct “Benson” identity that can be marketed and built
upon by the business community.

Objective 3.2: Maintain a high quality of life that supports the development of the arts and cultural
activities.

Objective 3.3: Capitalize on proximity to Tombstone, Bisbee, Tucson and Mexico to develop history
tours, day-trips and related activities to increase visitor stays.

Objective 3.4: Create regional recreation attractions with activities for all ages, especially youth
and families.

V. Economic Development Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

In the long term, the City of Benson has the potential to be a significant player in the Southeast
Arizona economy. The City’s industrial potential is modest at present but this will likely not be
the case in the future. There is land allotted for industrial and manufacturing use but the
infrastructure is not sufficiently in place to support the development and access to the
transportation network. The City is presently a small town with growing economic development
potential; it must plan for the time that it will be larger, have a much larger budget, and will
support increased levels of development both economically and residentially.
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The City of Benson should target the types of industries it desires through a marketing campaign;
developing marketing materials which extol the virtues and benefits of the community. Key
features to be accentuated include: the low local operating costs, quality of life, ample sites for
development served by infrastructure, proximity to Tucson and the region, access to the local
labor market and its access to nationwide transportation networks.

Residential developments can produce many of the same benefits as attracting new industry.
Development along the SR 90 corridor- commercial, industrial and residential- will attract
residents who will bring with them their demands for goods and services.

The City of Benson is part of a dynamic region and will do well to exploit opportunities that
come to other parts of the region, i.e. “spill-over” opportunities from the Tucson growth center.
The City can work to attract businesses that thrive in a small-town environment and actively
solicit businesses in Sierra Vista and Tucson that are looking to expand, to do so in Benson.

The City of Benson needs to identify it’s specific niche in the region and capitalize upon it. The
niche it presently occupies is a quiet, railroad town, and a gateway to the tourism attractions of
Southeastern Arizona. The City’s identity will change dramatically over time, particularly if any
master planned communities take shape. Development programs and policies should be designed
to fit the realities and constraints of the City as it stands presently and be flexible enough to
accommodate the changes on the horizon.

Attraction of new businesses is very important, but so too is retention and expansion of existing
firms. The City of Benson would be well served to provide a report or analysis of existing
businesses, their growth potential, their current and anticipated needs and how they can be
promoted for future growth.

Economic development is a team sport and the City of Benson needs to continue to partner with
area communities to promote both its uniqueness and connectivity to the larger region. Tucson
and Sierra Vista, while competitive with Benson in some arenas, are natural regional allies and
partners. Benson can provide small-town atmosphere (safety, community, livability) and cost
effectiveness in terms of developable land, infrastructure and labor which are attractive pull
factors for development.

Community development and capacity building are real complements to economic development.
Infrastructure capacity in the City of Benson is presently prepared to handle some additional
development in the short-term; however, a conscientious program of phased development is
needed for the long term.

Economic development efforts should include manufacturing, professional services and more. A
non-traditional option includes alternative energy. Any activity which brings new money into the
community is an appropriate focus for economic development.

The City of Benson is not an island. To some extent, the City can control its future — but only to
some extent. The City’s future is tied to the Southern Arizona region in general and to Tucson
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and Sierra Vista in particular. The general plan should reflect an awareness of regional issues and
opportunities.

Economic development involves attraction of export industries but it also involves holding on to
what you have, helping existing firms grow, and finding new ways to meet needs locally by
establishing new, local-serving firms. The City of Benson needs an active retention and
expansion effort and it needs to commission a trade leakage study. This study can uncover
current unmet needs for goods and services that could (and should) be met locally given the local
population. Unmet demands might be met by expanding the offerings of existing firms or by the
establishment of new firms.

In the long run the City of Benson wants to attract industries which have high wage rates and
which have a large locally based managerial cohort. Firms of this sort provide opportunities for
upward mobility and for economic security. The sort of job that is described is a “quality job”
that promotes retention in the community of “Benson’s best and brightest” and it makes the City
a quality destination for outsiders.

Whereas this is certainly a worthy goal for the long run, it is not necessarily a practical short-run
strategy. In the near term, a strategy that serves the immediate needs of local residents while
building toward the long term is called for.

The short term strategy may involve creation of often lower-wage service jobs to serve visitors
and local residents alike. Jobs of this sort take advantage of the City of Benson’s location
advantages and its signature attraction (Kartchner Caverns). Further, service jobs contribute to
leakage reduction for local expenditures and this ultimately translates into bigger and better local
offerings. Finally, jobs of this sort are often appropriate given the skill levels available in the
community.

The demand for quality jobs will increase as the City of Benson grows in terms of both number
of people and affluence of its population. Contributing to these shifts in demand are out-
commuters, people who call Benson home but who work elsewhere. With the nearness of
military installations, the City may find it easier to attract “quality population” than “quality
jobs” in the immediate future.

The City of Benson’s potential in the master planned community arena is enormous. The City is
strategically located relative to both Tucson and Sierra Vista. It offers easy access to both places
and a distinctive life style. Additionally, the City’s lower land costs can translate into very
competitive housing and community amenity costs. This consideration is very supportive of the
“quality population” argument advanced in the previous discussion of quality jobs.

Given traffic concerns it is arguably wise to make sure that there is considerable transition
between planned communities and the Caverns. Second, the Caverns are a natural attraction and
a natural landscape on the surface complements the subsurface attraction. Low visual impact
tourist-serving activities in the vicinity of the Caverns should be considered.

With such a high percentage of households containing adults over the age of 65, communities
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aimed at seniors and retirees are certainly one appropriate option. To encourage more affluent
retirees, with their greater demands for goods and services, quality developments with golf and
other amenities should be encouraged. Affluent seniors and retirees with enhanced capabilities to
consume locally available goods and services are in many ways a proxy for “quality jobs.”

Planned communities aimed at out-commuters, such as military personnel, are also appropriate
as are intergenerational communities.

V1. Economic Development Policies

1.

Plan for a time when the City of Benson’s Operating Budget, level of development and
overall development capacity will be much larger.

Ensure the City of Benson maintains a consistent supply of business and industrial
development sites that are served by infrastructure and roadways, and do not conflict with
adjacent land uses. The City should work to enhance business development through a
streamlined and efficient zoning and permitting process.

Continue to maintain the City of Benson Asset Inventory with a community profile, maps,
graphics, labor force information and a detailed list of development potential features that
can be used to target businesses and industries to locate in Benson.

Promote residential construction on platted lots to encourage infill development with the goal
of increasing demand for goods and services, construction and related work and contribution
to the tax base and local market.

Creatively work to attract businesses from Tucson and Sierra Vista that could more
easily/inexpensively operate and just as easily serve their customers, based from Benson.

Provide an environment that enables the City of Benson to attract non-traditional economic
opportunities, i.e. beyond service sector jobs. These include emphasis on alternative energy,
tourism, retirement communities and cross-commuting.

High priority should be given to the retention and expansion of existing businesses in the
City of Benson and to better understanding leakage to Tucson and Sierra Vista.
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Housing

The Housing Element of the City of Benson General Plan serves as an inventory of existing
conditions, a summary of past trend indicators that have led to the present conditions and works
to identify and address the issues and concerns of housing in the community.

I. Existing Housing Conditions. As of Census 2010, the City of Benson had 2,941 total housing
units, reflecting an increase of 119 total units from 2000. Of this total, 1,646 are owner occupied,
723 are renter occupied and 572 are listed as vacant. Data collected from the Federal Census
reports of 2000 to 2010 reveal the following trends:

e There was a significant drop in housing units classified as vacant, from 26.2% in 2000 to
19.4% in 2010.

e In 2010, only 196 housing units were listed as for seasonal, recreational or occasional use.
That is only 6.7% of the total housing units, which is a significant drop from the 15.3% of
housing used seasonally in 2000.

e In 2010, of the 572* vacant housing units, 142 are on the renters market, 111 were for sale
and 123 were listed as Other Vacant. Other Vacant implies abandoned or otherwise
uninhabitable. Therefore 4.2% of the housing stock is assumed to be unusable. This is a one
percent increase from the year 2000 when only 89 units (3.2%) of the vacant units were

designated as abandoned/boarded up. *(142 rent + 111 sale + 123 other + 196 seasonal = 572 total
vacant)

There are several defined neighborhoods within the City of Benson, each having fairly distinct
housing types. The neighborhoods along State Route 90 are solely site built single-family
residences. These are new neighborhoods and the housing quality is of good condition.

In town, the Heights neighborhood and the neighborhoods of High Street, Foothill, and Cactus
are also made up of site built single-family residences. Most of these residences are in good
condition, though some are in need of cosmetic repairs.

The neighborhoods around Union Street and Ocotillo offer a mix of single family residences,
apartments, duplexes and manufactured homes. The Ironwood subdivision, located off Ocotillo,
is the only manufactured home specific subdivision in the city. The residences in these
neighborhoods are all in good condition.

The neighborhoods on both sides of Silverwood Lane are generally site built housing in good or
fair condition. These are generally older homes. There are pockets of manufactured homes on
Loma Caterina and Catarina. There is one small apartment complex in this neighborhood, on
Valley View Street.

The oldest neighborhoods are directly south of Fourth Street, including two historic districts,

Apache Powder and the Barrio. Most of the housing in these neighborhoods is in good to fair
condition, with several individual structures in poor condition. Most of the residences are site
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built single-family residences though there are several manufactured homes scattered about, one
manufactured home park and several small multi-family housing units. There are several small
commercial entities along Fifth Street.

Housing along Prickly Pear, another residential neighborhood south of Interstate 10, is made up
of manufactured housing ranging from older units in poor condition to new units in good
condition.

The main neighborhood north of Fourth Street, east of Lions Park, is a mix of site built and
manufactured homes. Structures range from poor to good condition. There is one large,
relatively new apartment complex in the area.

The House Ridge Estates subdivision is composed of site built single family residences, all in
good condition The neighborhood areas of Barbara and DidiAnn, located east of House Ridge,
are primarily manufactured homes ranging from poor to fair condition. Further east, in the
Comstock neighborhood, the homes are site built single family dwellings in good to fair
condition.

Old Homestead is a site built single family residential subdivision along the eastern boundary of
the city off Pomerene Road. All homes in this area are in good condition.

Additional residential manufactured home communities and RV parks are located along the main
thoroughfares of the city, particularly along State Routes 80 and 90.

Housing value. The median value of a home in the City of Benson during the year 2010 was
$129,950 as indicated by the Benson Multiple Listing Service (MLS). During calendar year
2010, only 36 houses were sold in the City. However, the selling prices of these 36 homes
ranged from $28,033 to just over $250,000 with only 8 homes (22.2%)

selling for less than $80,000. This contrasts greatly with 2000 MLS figures in which far more
homes were sold (145), but a far greater percentage (82 homes, 56.5%) were valued at less than
$80,000.

Therefore, while quantity of homes sold has significantly decreased in the decade between 2000
and 2010, the value of housing rose significantly, despite the nation’s economic difficulties.

I1. City of Benson Real Estate Survey

The City of Benson conducted a survey of the real estate businesses selling homes and property
in the City of Benson and the immediate vicinity. A summary of their findings reveals that the
highest demand for home ownership was for homes priced $50,000 to $100,000, followed by
homes priced under $50,000. Demand for homes to rent and apartments were highest for units
priced between $500 and $1,000 per month.
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Home Value Inquiries | Demand

January 2010-June 2011 | Ranking* Rental Value Inquiries | Demand

January 2010-June 2011 | Ranking*

Under $50,000

Less than $500 per month | 1

$50,000-$100,000 $500-$1,000 per month | 2

$100,001-$150,000

over $1,000 per month 3

$150,001-$200,000

GIWIN

over $200,000 *1 is most demand,3 is least demand.

*1 is most demand, 5 is least demand.

I11. Housing Goals & Objectives

Goal 1: Encourage an adequate supply of housing stock in a range of prices and dwelling
types to accommodate the shelter requirements of residents.

Objective 1.1: Ensure that new housing developments provide residential quality features
including open space, recreational amenities and attractive landscaping.

Objective 1.2: Enforce property maintenance standards with particular attention to health and
safety issues.

Objective 1.3: Apply residential infill and affordability incentives for improved housing value.

Objective 1.4: Promote site-sensitive designs for new residential developments that work with
the existing features of the landscape.

Goal 2: Work to improve the quality of the City of Benson’s existing housing stock.

Objective 2.1: Facilitate private sector efforts to replace substandard homes with habitable
structures.

Objective 2.2: Pursue avenues of funding to connect residents with financial resources for
improving or maintaining their property.

Objective 2.3: Encourage a housing rehabilitation program to stabilize existing structures and/or
neighborhoods, focusing on maintenance, protection and enhancement.

IV. Housing Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

The quality of many housing units need improvement. Residents and property owners are
encouraged to make use of federal and state programs for housing improvements.

Severely dilapidated and abandoned structures are a blight on the community. They serve to
decrease the values of adjacent properties, are a hazard to health and safety and detract from the
community’s overall appearance. Owners of dilapidated or abandoned properties are encouraged
to rehabilitate or demolish their structures in a timely fashion. The City of Benson may find it

36



City of Benson General Development Plan

desirable to provide assistance or incentives for the removal of uninhabitable properties, and to
generate a list of properties that are in severe need of demolition or rehabilitation. Contact with
owners/residents of these properties should be proactive and positive and stress the long-term
health, well being and property value of the community. Punitive actions (fines, court orders)
should be made use of only as a last resort for un-safe or uninhabitable properties.

Although the City of Benson has significant undeveloped areas as a result of the annexations
over the past 10-years, the cohesiveness of existing neighborhoods remains a desirable goal both
for maintaining a “small town character” and for efficiency of services. The City should explore
incentives and actions that encourage in-fill of underutilized properties within existing service
areas both for residential and commercial development. New residential developments should be
encouraged to develop adjacent to existing residential neighborhoods, with infrastructure and
appropriate road access. This fosters neighborhood cohesiveness, lessens costs of infrastructure
amenities and maintains efficient traffic flow.

Private sector developers, contractors and home builders as well as non-profit and charitable
agencies can often pool their knowledge and resources for partnerships in improving community
housing conditions. The City of Benson should encourage the integration of private sector
concerns with charity and non-profit groups (church groups, local booster organizations, Habitat
for Humanity, etc.) for strategies and efforts to improve the City’s overall housing stock.

As is identified in the City of Benson’s demographic profile, the age structure of the City is
changing. This includes a slight decrease in the number of individuals aged 65 and up, but the
increasing proportion of households containing a member who is age 65 or older. This may
indicate that multi-generational households are becoming more common. The type and structure
of housing units may need to change in order to accommodate “granny flats” inside or adjacent
to established single-family homes.

The number of prime family-and-working age adults between ages 35-64 increased slightly since
2000. This indicates that traditional single family housing is still relevant to Benson. The
number of younger working age adults, aged 20-34, also increased from the year 2000. This
indicates that starter homes, condos or apartment are needed to house these younger individuals
who may not yet need a traditional single-family style home. The “granny flat” housing units
mentioned above could also be used as rental units for the increasing number of young adults.

A key element of a successful housing rehabilitation and development program is the
cooperation of financial institutions. Local lending institutions can secure low-interest loan
programs targeted to improvements to older homes and homes needing rehabilitation.

V. Housing Policies

1. Facilitate the use of federal and state housing programs and housing improvement programs
for Benson residents and homeowners.

2. Encourage owners of dilapidated and abandoned properties to rehabilitate or demolish them
in a timely manner.
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10.

Stress the use of voluntary improvements to homes and property through housing programs,
community incentives, charity groups and community efforts to improve housing conditions.

Increase enforcement of housing and zoning code violations for abandoned and dilapidated
properties.

Promote in-fill and redevelopment of residential neighborhoods in conjunction with new
subdivision development.

Integrate private sector developers, manufactured home developers, local home builders, as
well as non-profit and charity agencies into partnerships for new home development and
housing rehabilitation projects.

Periodically re-examine the City of Benson Zoning Regulations for applicability and
flexibility in meeting the community’s short-term and long-term housing development needs.

Respond to the on-going demographic trends in the community, and their changing needs for
housing.

Work collaboratively with developers to ensure a mix of housing choices are provided which
strengthen both the City’s housing stock and diversity.

Facilitate the formation of partnerships between local financial institutions, private and non-
profit concerns and the City for housing rehabilitation and development.
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Water Resources

Understanding water availability, rates of use, physical and geological factors as well as future
impacts are crucial for long-term community planning throughout Arizona. The Water Resource
Element provides a framework through which the City may review its present conditions, review
impacts of anticipated growth, and work to ensure both the quantity and quality of its future
water supply.

I. Existing Water Resources Conditions

The City of Benson currently provides water and wastewater service to an area approximately
7.5 sq. miles in size. This service area encompasses all of the presently developed area,
extending outside the city limits along Jenella Road and includes the Exit 302 commercial node.

In 2010, a total of 866 acre-feet of water (equivalent to 282,187,337 gallons) was pumped,
resulting in an average of 55,276.7 gallons per person per year, or 151 gallons per person per
day. The 2011 projected annual water usage was 886 acre feet (288,704,365 gallons) or
approximately 155 gallons per person per day. Municipal uses are generally defined as water
used by home-owners and businesses, irrigation of parks and school grounds, fire fighting, and
other miscellaneous public and private uses.

Water distribution and storage. Household and commercial water is presently provided to the
developed portions of the City of Benson from 8 active wells. Currently, five wells serve the
core of the City, one well serves the area of Whetstone Ranch and two wells serve the airport.
The depth of the existing wells range from 910 to 1,100 feet. Current pumping capacity is 4,100
gallons per minute. Twelve storage tanks are distributed throughout the City with a total storage
capacity of 3,476,000 gallons.

Wastewater treatment. The City completed a major upgrade to its wastewater treatment plant
in July 2002. This upgrade doubled the capacity of the plant—from 600,000 to 1,200,000 gallons
per day. Quality effluent is now available as an alternative to using groundwater to provide
irrigation to public and private facilities. A percolation plant was built to serve the Whetstone
Ranch area and has a capacity of 250,000 gallons.

Water supply. The Arizona Department of Water Resources administers the Assured and
Adequate Water Supply Program. In areas outside existing Active Management Areas, new
subdivisions must conduct hydrologic investigations to demonstrate that there is a 100-year
supply of water for planned developments. Should these demonstrations either fail or not be
performed, prospective purchasers of the real estate must be informed that inadequate water
resources exist to serve the development.

A July 2008 ADWR Decision and Order certifies that studies conducted on behalf of local
landowners have demonstrated to the Arizona Department of Water Resources’ satisfaction that
the City of Benson has the ability to support the 2021 estimated annual water demand of 13,474
acre-feet for 100 years.
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I1. Future Water Demand vs. Future Supply

Projected Use. To further refine the scenario for future water use the following table was
generated. Based upon the 151 gallons per person per day scenario (taken from 2010 City of
Benson rates of use) water use estimates can be calculated for the projected population over the
coming 30-year period.

City of Benson, Projected Water Use, 2000-2030

2000 2010 2020 2030
Benson Population | 4,711 4,691 6,130 7,360
Gal. p/day 683,095 708,341 925,630 1,111,360
Gal. p/year 249,329,675 258,544,465 337,854,950 405,646,400
Whetstone 0 190 connections x 2.18# 1005 lots* x 2.18 = 2000 lots** x 2.18 =
Ranch =414 2,191 4,360
Gal. p/day 0 62,514 330,825 658,360
Gal. p/year 0 22,817,610 120,751,453 240,301,400
Totals
Population 4711 5,105 8,321 11,720
Gal. p/day 683,095 770,855 1,256,471 1,769,720
Gal. p/year 249,329,675 281,362,075 458,611,915 645,947,800

*Refers to planned and/or platted lots in Canyons 1,11, Highlands and Bluffs

**Indicates doubling of planned/platted lots

# 2.18 refers to the largest average household size recognized in the City of Benson in the 2010 Census (Average Size of Household Renter
Occupied)

The ADWR Decision and Order indicates the presence of over 13,000 acre-feet of water per year
for 100 years, indicating adequate subsurface water for proposed developments.

Of note, the present 151 gallons per person per day measure is substantially low in comparison to
rates in other municipalities which average up to 200 gallons per person per day. As
development increases and attendant resort and golf course developments take place, the
projected water use statistics will need to be reviewed and revised accordingly.

Additional data on City of Benson and regional water resources is found in the Water Resources
Technical Appendix of this plan.

1. Water Resource Goals & Objectives

Goal 1: Ensure the quality and supply of water to the City of Benson through community
education, wise-use and conservation efforts.

Objective 1.1: Maintain a high-quality water supply system through the development of the
water resource.

Obijective 1.2: Encourage increased study and understanding of the City’s subsurface water
resources for their long-term use and protection.
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Objective 1.3: Encourage the implementation of water conservation measures in all new
developments.

Objective 1.4: Encourage water conservation practices for existing structures through retrofit and
remodel programs.

Goal 2: Undertake wastewater recycling programs.

Objective 2.1: Distribute treated effluent for recreation areas' irrigation.
Objective 2.2: Encourage the use of gray water for private irrigation.

1V. Water Resource Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

Alternatives to groundwater pumping for municipal use may need to be examined if proposed
developments and population growth exceed local water capacity in the Benson vicinity.

A detailed cost/benefit assessment must be made for each new proposed development falling
outside of the existing water service area. Approval of new developments outside of the service
area should meet the City of Benson’s criteria before municipal infrastructure is extended out.

As precipitation rates vary from year to year, water recharge rates are neither consistent nor
predictable. The preparation and implementation of a drought management plan and water
recovery plan for the City of Benson is advised.

The San Pedro River corridor has been identified as one of the City of Benson’s key amenities,
and its protection is viewed as one of the community’s highest priorities. Of critical importance
to the health of the corridor are the protection of vegetative buffers and habitat areas of the
corridor. Additionally, large tributary wash corridors should be maintained in their natural and
unaltered state. Coordination of local effort with the appropriate state agencies (notably Arizona
Department of Game and Fish and the Bureau of Land Management) for long-term monitoring of
the health of the San Pedro River corridor would be useful to gauge changes as development
increases. Special attention should be paid to plant and animal species sensitive to habitat
disruption.

The City of Benson should examine areas not presently served by infrastructure and plan for the
most efficient means of future service- whether private systems, extension of the city’s network
or a cohesive phasing of both private and public efforts.

Encourage the development of water conservation initiatives in the City of Benson, including
public education programs through the schools and business community. This may be achieved
by providing an annual leaflet or brochure with the water or electric bill received by water users.

Numerous studies and reports have illustrated the potential sensitivity of the water resources
feeding the Kartchner Caverns cave system. Developments in the vicinity of the cavern systems
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should take into consideration the subsurface resources and natural carrying capacity limits—
particularly on groundwater extraction, surface runoff and landscape alterations.

V. Water Resources Policies

1.

Review potential for alternative water resources and team with other area communities to
strengthen future efforts to secure the long-term availability of the resource.

New developments will construct and dedicate water infrastructure extensions to the City of
Benson.

New golf course development and other proposed high volume water use developments
should minimize their use of groundwater resources and have effluent re-use systems in place
to meet their water needs.

Develop and implement a drought management plan.

Protect the San Pedro River corridor by maintaining native vegetation, minimum setbacks for
development and preservation of unique and sensitive habitat areas.

Work collectively with other jurisdictions and agencies to protect and maintain the San Pedro
River corridor.

Steward water resources by encouraging (or requiring) turf areas such as golf courses to be
irrigated with treated effluent.

Avoid duplication of water service efforts to promote efficient service.

Promote water conservation by a campaign in Benson schools and through water
conservation information provided to utility customers.
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Cost of Development

Preparedness planning, one of the fundamental principles in Growing Smarter, requires a
realistic understanding of economic feasibility. Financial resources, both public and private, are
prerequisites for recommended General Development Plan implementation actions.

Development investments create expectations of positive returns. The municipality's "paybacks"
include tax revenues, better jobs that raise household incomes and enhanced service quality for
residents, businesses and visitors.  Profits, increased land values and successful project
recognition motivate developers. Planning processes that rely on value-added assessments,
measuring probable benefits against established improvement expenses, are most likely to result
in decisions that are mutually rewarding to the private and public sectors.

I. Existing Cost of Development Conditions

The City of Benson has adequate, but aging, infrastructure in most developed portions of the
City. Infill construction can utilize available street, wet utilities and private utility capacity.
Extensions of service to outlying Growth Areas will be borne by developers.

Development Infrastructure Needs. Planned developments require improving the City of
Benson's municipal systems' delivery efficiency to all parts of the community as well as
extending services to outlying areas. In some instances, existing facilities such as roads, pipes,
and public buildings will be up-sized; in others, developing areas will construct separate,
decentralized assets such as schools, branch libraries, water systems, public safety substations,
and recreational venues to meet their residents' needs.

Depending on demographics (i.e., proportions of new families with school-aged children), the
school district will have to expand accordingly. Slow, but steady growth would entail less
expenditure, and, perhaps, lower increments of return on investment; yet community quality
would still rise. By contrast, the costs of non-development—fewer contributors to improvements
and added per capita expense to renew or replace, flat or decreasing property values—could
presumably be most expensive of all.

Capital Investment Resources. The City of Benson looks to a variety of sources for the income
stream that pays for growth. Sales tax revenue, traditionally the anchor for Arizona
municipalities, helps support Benson's General Fund. Any additional population in the platted,
but not constructed residential developments will provide additional sales tax revenue. This sales
tax growth could also expand as less "leakage" to other market areas takes place. Another source
is the capture of additional tourism dollars. Additional fiscal components directly related to
growth include: municipal bond programs, State aid (such as school construction equalization,
highway funds, revenue sharing), development fees, Federal assistance and grants programs, all
of which have become more scarce.

I1. Cost of Development Goals & Objectives

The overriding concern regarding the City of Benson’s growth is exercising caution in municipal
commitments of public investment so as not to create false expectations. Likewise, local
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taxpayers are entitled to assurances that, when expenditures are made, there will be cost-benefits
that accrue to the general public as well as to the property owners.

Cost of Development Principles. This Element is about spending wisely to secure the City of
Benson's economic future. Projected growth should pay for itself. New development contributes
to overall community quality in manageable increments, so that the economies of scale brought
by increased population consistently offset any negative impacts brought by demands on
municipal systems and facilities.

Expenditures by public and private entities work together to strengthen the community's long-
term value as a place to live, work and play. By facing costs directly, weighing them carefully,
allocating them fairly among existing and future residents, the City of Benson is determined to
become a better city, not just a bigger one.

Goals. Fiscal responsibility underscores the City of Benson's planning to cover future
development costs. The overall aim should be to ensure return on investment in terms of
municipal revenues, quality of life improvements and stable property values. Costs of
Development Goals and Objectives are:

Goal 1: Ensure that new developments pay their own way.

Objective 1.1: Maintain an equitable and flexible system of development fees for residential,
commercial and industrial activity to promote new growth in balance with municipal
costs.

Objective 1.2: Conduct cost-benefit assessments to determine projected contributions and costs
resulting from proposed projects.

Goal 2: Foster Downtown development to utilize City of Benson facilities and systems.

Objective 2.1: Consider incentives for infill investment.
Objective 2.2: Strive for full utilization of service capacities, such as roads and utilities that are
already in place.

Goal 3: Encourage new business development in locations adjacent to existing commercial
sites and corridors to minimize new municipal infrastructure costs.

Obijective 3.1: Avoid the expense of discontinuous, leapfrog development and unplanned sprawl.

Objective 3.2: Identify a planned, phased approach for infrastructure extensions and
improvements, such as a Capital Improvement Program (CIP), which recognizes the
City’s needs and budget.

I11. Cost of Development Recommendations
Existing infrastructure capacity, when fully utilized, allows maximum recapture of investment.

Sharing some of the financial benefits through infill incentives is a sound municipal business
practice.
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Development impact fees were adopted by the City in 2000 and have been subsequently
amended. However, by action of the Arizona State Legislature in 2011 (SB 1525), the process
for setting impact fees became more difficult. Specifically, intensive studies are required to
determine accurate and mathematically proven costs associated with development. Only when
true financial cost is determined can impact fees be assessed. No longer can jurisdictions
estimate the costs via unproven assumptions. The cost of the intensive study may not justify
itself in terms of funds recouped via impact fees assessed.

Annexation Evaluation. Because the City of Benson intends to serve all areas within its
incorporated limits, a thorough cost-benefit analysis is key to determining whether, and when,
properties may reasonably be taken into the City. Annexation can be termed a business decision
for the City. Generally, a positive revenue-to-expenditure balance is expected within five years
following annexation.

Joint-Use Facilities. Opportunities for sharing development costs make investment dollars go
further. Examples might include: public/private parking space, park-school recreation facilities
and programs, oversized improvements with payback mechanisms.

Grant Programs. Funds earmarked from State and Federal sources, as well as private foundation
grants, can contribute to infrastructure funding. The City of Benson should explore all sources of
planning, design and construction grants that relate to community improvement priorities.

IV. Cost of Development Policies

1. Infrastructure improvements are a standard part of the City of Benson's annual budget
considerations.

2. Encourage utilization of existing infrastructure to help meet Growing Smarter purposes of
infill, housing affordability and cost-effective growth.

3. Maintain levels of development fees that support the City’s cost-competitive advantage
among municipalities in the region.

4. Assist in-fill developers with expedited, streamlined permitting service where possible.
5. Evaluate each annexation request, determining indirect benefits (such as housing variety) that
will help attract employment as well as the projected revenues that contribute to defraying

municipal service costs.

6. Identify and acquire land for municipal facilities in advance of demand to accommodate
joint-use possibilities.

7. Require dedication of lands in master-planned communities for public and/or municipal
needs.
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8. Encourage school site dedications or purchases to include park lands with cooperative
improvement financing (City, developer, school district), maintenance and programming
operations.

9. Institute payback mechanisms with formulas for reimbursing private developer's installation
of over-sized improvements.

10. Seek grant funds for transportation, open space and other projects, including non-
governmental sources such as the Nature Conservancy.
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Growth Areas

In accord with Arizona's Growing Smarter legislation, the City of Benson designates general
locations that are considered to have significant development potential. Growth Areas constitute
sectors where significant infrastructure investment and absorption of new or replacement land
use may be expected over the ten-year vision span of this General Development Plan document.
Only those sites with development probability during the 2015-2025 period receive explicit
attention; however, it is acknowledged that Growth Areas may be expanded, or new ones added,
by General Development Plan Amendment (see: Implementation Program) as a result of
changed conditions in the City.

These factors point toward an accelerated growth rate for Benson: 1) Arizona's continuing
attraction; 2) changing demographics pertaining to job mobility and retirement; and 3) the
popularity of master-planned communities. Much of the projected population gain is earmarked
for designated Growth Areas—both in new developments and adding/infilling where municipal
systems are already in place. There are opportunities for local builders and businesses as well as
for large-scale outside investment.

I. Existing Growth Areas Conditions

Transportation system improvements continue to provide access for expanding City
development. Freeway and interchange design, together with State Routes 80 and 90, open up
developable property along the tourist-attracting Kartchner Caverns as well as at major
intersections where there is demand for traveler services and other highway-related uses.
Continued development of the municipal airport increases prospects for employment growth in
the airport vicinity.

Established infrastructure, services and institutions provide a head start for future development.
Plans for greater capacity in utilities, airport facilities, schools and community parks provide the
foundation for infill growth that can utilize these in-place facilities and for larger-scale, new
communities that can build upon them.

Kartchner Caverns brings a steady flow of visitors into the community. Not only tourism
dollars, but also as an introduction to the City of Benson as a prospective place for returning to
live, contribute to growth potential. Downtown revitalization, golf course development and
accessibility to the San Pedro River contribute to the municipal goals for increasing the City’s
stature as a tourist destination.

Public and private sector cooperation is an essential precondition for aggressive marketing of the
City's growth potential.

I1. Growth Areas Goals & Objectives
Additional population and new businesses will increase the City of Benson's scale, will enlarge

the local economy and, as a result, will help to finance quality of life improvements. Focus on
Growth Areas is intended to maximize the community's return on investment.
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Growth Areas Themes. Benson citizens envision growth from various sources: master-planned
communities (often with retirement components); tourism business; alternative energy
developments, location on international trade routes; job development. Natural resources—the
San Pedro River, the Caverns, beautiful scenery and a climate that allows year round outdoor
enjoyment—enhance the City’s attractiveness as a place to live and to visit. Proximity—to
Tucson, Interstate highway convenience, Mexico and day trip experience—provides accessibility
without urban congestion. Small town atmosphere—friendliness, wholesome family activities
and the community’s spirit serve to welcome newcomers with the opportunity for secure living
and business stability.

Goals. The spectrum of Benson’s Growth Areas goals express broad aims, accompanied by
supporting objectives that take advantage of the City's themes for potential success.

Goal 1: Promote high-quality residential and commercial development in the City of
Benson and its greater municipal planning area.

Objective 1.1: Encourage the use of water-conserving landscaping, architecture, site planning,
subdivision ordinances and aesthetic guidelines to enhance the character and visual
quality of the City.

Objective 1.2: Work to ensure that land development costs are reasonable and encourage joint
planning between the City, utilities and land owners.

Objective 1.3: Establish quality criteria when land is annexed into the City.

Goal 2: Treat infill development as a Growth Area.

Objective 2.1: Focus on community revitalization in conjunction with Cost of Development
efficiencies.

Objective 2.2: Accentuate Benson's historic, small town character as an attraction for core area
redevelopment.

Goal 3: Encourage balanced growth of the Kartchner Caverns State Route 90 Corridor.

Objective 3.1: Link residential development with existing and proposed recreational amenities.

Objective 3.2 Encourage and promote the development of planned areas along State Route 90.

Objective 3.3: Develop and maintain a solid working relationship among the City of Benson,
Kartchner Caverns State Park and all other governmental jurisdictions and agencies.

Objective 3.4: Encourage a variety of commercial, recreational, residential and other uses along
corridor frontages to serve both visitors and residents.

Goal 4: Emphasize industrial and business growth in the Airport vicinity.

Objective 4.1: Improve existing access road to the airport.
Obijective 4.2: Expand employment opportunity north of Interstate 10.
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Goal 5: Build on San Pedro River corridor, Kartchner Caverns and Whetstone Mountains
as key natural assets.

Obijective 5.1: Establish these local scenic areas as tourist attractions.
Objective 5.2: Improve recreational venues with sensitivity to the environment.

I11. Growth Areas

There are several identifiable locations in and near the City of Benson that are designated in this
General Development Plan to accommodate substantial portions of expected development. Some
are specific, with defined boundaries; others are general areas where multiple, individual projects
can be developed. These are not the only sites for new investment over the next decade and
beyond because there are many other opportunities. However, the focal points of Benson's
Growth Areas planning are:

Master Planned Developments. Master planned developments are expected to be proposed in
the next 10-year period. These major Growth Areas are generally proposed to include a mix of
land uses—commercial employment, institutional and recreational facilities—that will allow the
planned neighborhoods to become largely self-sufficient for day-to-day activities.

Whetstone Ranch. This large stretch of land straddles State Route 90, south of Interstate 10. The
SR 90 corridor, nine miles in length, could provide access to multiple residential villages,
commercial clusters or industrial complexes. New cross-town access could be established for
these future uses by improving Post Road to connect SR 80 and SR 90.

Commercial nodes along State Route 90 are envisioned to establish entry points into the interior
neighborhoods. Variations in lifestyle, mixes of use in core areas and recreational opportunities
mixed in could create a distinctive character for each Whetstone Ranch village.

Additionally, Whetstone Ranch has allocated land for a large scale solar facility. If developed,
this alternative energy development will cover a large portion of the interior land south of the
existing residential neighborhoods.

Tourism. Another Growth Area identified during the General Development Plan process
includes focusing destination tourism toward the City of Benson's outstanding natural assets, the
San Pedro River and Whetstone Mountains. Tourism lends itself to being a Growth Area
concept rather than tied to a specific site within the community. A combination of recreational
opportunities, hospitality industry and other tourist-serving facilities, vacation homes as well as
year round residences could be integrated with sensitive development standards into the areas
and foothills at the City's eastern edge.

Tourist Attraction. Environmentally unique areas adjacent to the San Pedro River may serve as
the focus for an eco-tourism Growth Area. Hiking and equestrian trails, bird-watching and
nature oriented activities could be planned with appropriate accessibility that respects fragile
natural resources. The potential for identifying, securing and preserving a special area for
conservation growth should be studied.
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Protection for the San Pedro River habitats could be enhanced by revenue-generating tourism in
the form of privately-financed lodging facilities and outfitters. Connections to BLM lands could
establish excellent outdoor daytrip opportunities emanating from Benson.

In-City Growth Areas. There are ample opportunities for growth in and around developed
portions of the City of Benson. Established community focal points have significant potential for
expansion, improvement and return on public investment. Although the greater share of new
housing and population is projected to occur in outlying areas, there are ideal locations for
commerce, industry and infill housing in northern portions of the community.

Employment and businesses convenient to 1-10 are essential ingredients to Benson's economic
development. Three key locations have the necessary attributes for growth in the presently
established community. These sites include downtown redevelopment, airport expansion and
interchange-proximate parcels.

Downtown. Business properties fronting Fourth Street will experience increased demand as
population and tourism growth begin to be realized. Concepts for preservation and re-use of
historic structures, recommended design guidelines, establishment of a tourism-oriented
pedestrian precinct and, especially, serving a greatly expanded central place function, create a
plausible scenario for Downtown revival. Shops, offices, or enlarged governmental facilities
could fill existing, reusable structures and, in time, require construction of additional commercial
space.

Infill housing has definite prospects in central city neighborhoods. In Benson’s core, there are
currently more than 550 platted lots in varying states of improvement. A variety of housing
types can include "move-up market" homes as well as shelter that is affordable for renters and
first-time home buyers.

Subdivisions in Benson Number of parcels | Status

San Pedro Golf 225 platted, no construction
House Ridge 18 platted, some houses
Radine Ridge 30 platted, some houses
Water Crest 53 platted; some houses
La Cholla Heights Il 42 platted, no construction
La Mesa San Pedro 11 platted, no construction
Sunset Trails 179 platted no construction
Loma Linda 11 Platted, no construction

Airport. Industrial/commerce park development in the Benson Airport vicinity is intended to
address the City's jobs-to-housing ratio. Light manufacturing or assembly enterprises, research
and development firms and other businesses for which general aviation facility availability is
important could be drawn to this location.

Fly-in subdivisions are an option for those who operate their own aircraft. Benson Airport could

become a highly-desirable location for pilots wishing to avoid congestion in metro airport traffic
patterns.
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Interchange Node(s). Interchange 302, 304 and 306 sites constitute opportunities for additional
highway-related and tourist-serving commerce. The trend has already been established at these
locations; however, growing demand for overnight lodging, vehicle service, restaurants and
convenience shopping is projected from a growing volume of stopovers by both vacationers and
truckers traveling on 1-10 and/or State Route 90.

1VV. Growth Areas Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

The City of Benson has a facilitator role in Growth Area planning. In most instances, the General
Development Plan provides a roadmap for private development investment; however, in
appropriate instances, the municipality may also consider partnering with certain projects.

Additional levels of municipal planning, such as specific area or functional plans, may be
tailored to provide pre-development detail for key Growth Area sites. Streamlined
entitlement/plan review procedures encourage development investors to take advantage of
Growth Area opportunities.

Annexation Strategy. The City of Benson should initiate preliminary evaluations of the potential
growth management benefits gained from annexing certain environmentally unique, adjacent
lands into the City. Public interest in preserving San Pedro River areas and other natural assets
encourages exploration of "conservation growth" opportunities.

Jobs/Housing Balance. Even in the City of Benson's existing housing-driven scenario a balance

of employment and housing is important. Homebuilders can be encouraged to respond with

housing variety appropriate to new job creation.

V. Growth Areas Policies

1. Implement criteria and standards that encourage high quality residential and commercial
development including site design, architecture and landscaping in State Route 90 growth

areas.

2. Schedule infrastructure extension or enhancement to coincide with Growth Area
construction.

3. Develop improvement plans for targeted incentive areas such as specified Downtown blocks
or airport complex.

4. Make preservation of all natural assets a consideration in the analysis of development
approvals.
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5. Schedule infrastructure projects, when possible, to conform with master-planned community
development schedules, requiring good faith performance from the private sector.

6. Provide assistance or incentives when possible to prospective job-creating industries located
within identified Growth Areas.
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Open Space

The City of Benson's tradition of outdoor enjoyment depends on recreational facilities made
available to the public and on scenic, natural areas surrounding the developed community. The
General Development Plan addresses both of these assets.

To accommodate future population growth, additional recreational space (ranging from playing
fields to picnic areas and other leisure-time venues) must be acquired and improved. Much of
the necessary acreage shall be planned for in master planned developments where most of the
residential development is expected. There will, however, still be demand for new park sites
within the presently-developed portions of the City.

As Benson grows, there will be development pressure exerted on adjacent open lands.
Therefore, it is essential to preserve areas of special environmental sensitivity or outdoor
experience from the impacts of urban expansion. The Growth Areas Element, for instance, calls
for a unique conservation sector to protect the San Pedro River.

I. Existing Open Space Conditions

The City of Benson presently provides several areas for park use and recreation. Key existing
open space features include:

Lions Park. This area encompasses approximately 30 acres in the City’s north side. The park is
bound on the south by Pearl Street and to the east by Adams Street. The park contains two
baseball fields, a soccer field, a picnic area and several ramadas. Lions Park is a key site for
community gatherings and festivals. Approximately 1/3 of the parkland is undeveloped and not
easily accessible.

Apache Park. This park encompasses 1.77 acres and is bound to the south by 6™ Street and to
the west by Central Ave.

Benson School Campus/Playground. This area encompasses approximately 6 acres. The area’s
primary use is for the School District of Benson. The site contains playground equipment, fields,
a combination football field/running track, tennis courts and open areas for recreation.

Benson Railroad Heritage Park. When fully developed, this area will encompass the frontage
along the northern side of Fourth Street, parallel to the existing rail lines. The park will highlight
the City of Benson’s past and present railway heritage and will help turn the AMTRACK station
into a more attractive stop.

San Pedro Golf Course. Operated by the City of Benson, the San Pedro Golf Course, an 18-
hole tournament class course, is adjacent to the San Pedro River.

There is a consensus that recreation needs and conservation interests must be served in a
coordinated manner. Parklands may assist in preserving natural washes, native vegetation and
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other physical features. However, unique assets often require prohibition of human activity to
preserve wildlife habitats or unique flora.

Municipal growth, on one hand, generates demand for open space use. On the other hand,
development threatens to eliminate or degrade natural areas. The City of Benson commits to
serving both purposes and there is ample land available for recreation without damaging the
City's natural settings.

I1. Open Space Goals & Objectives

This Element's direction addresses a spectrum of outdoor uses stretching from relatively intense
recreational destinations to restricted or curtailed human access to sensitive natural areas.

Open Space Goals and Objectives respond to the broad scope of outdoor interests that are
represented in the community. Active use should be carefully planned and sited. Passive
enjoyment requires restraint in human outdoor activity.

Goal 1: Develop new community park facilities, leisure areas and recreational activities
that appeal to a broad range of ages and interests.

Objective 1.1: Develop a Parks and Trails Master Plan to identify sites suitable for new open
space, park and recreational development.
Objective 1.2: Coordinate open space improvements with economic development objectives.

Goal 2: Promote better trail access and connectivity to State and Federal holdings adjacent
to the city limits.

Objective 2.1: Identify and map connecting routes, easements and land acquisition needs for
potential trail routes to connect recreation areas with residential areas.

Objective 2.2: Develop multi-use, pedestrian, cycling and equestrian trail networks that
effectively links parks, recreation areas and open spaces.

Objective 2.3: Promote Rails to Trails and work with rail-owning landowners for access.

Goal 3: Preserve and enhance the San Pedro River corridor natural attributes.

Objective 3.1: Increase accessibility to the area for visitors.

Objective 3.2: Plan and promote appropriate outdoor recreational activities, such as hiking, bird
watching, with sensitivity to the environment.

I11. Open Space Recommendations

Fundamental actions that relate Goals and Objectives to General Development Plan policy and
implementation success include the following:

e Observing fundamental assurances for open lands reservation and use will enhance all other
aspects of the City of Benson General Development Plan.
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Establish a Parks and Trails Master Plan to establish the hierarchy of parks -- neighborhood,
community, regional; and work toward maintaining acceptable levels of park acreage,
facilities/improvements, program operation and maintenance.

Plan, acquire and develop multi-purpose pathways, trails and lineal open spaces along rivers
and washes to achieve open space connectivity throughout Benson.

Promote recreational and protected natural area assets as a primary attribute in the City's
quality of life and tourism potential.

Consider annexing fragile lands with adjacent development intended to support these
preservation aims. Negotiate access to Federal Lands including holdings of Bureau of Land
Management and the Coronado National Forest.

. Open Space Policies

As the growing populations' recreation space needs are met, equal or greater effort is
expected in protecting and preserving natural areas in the Benson vicinity.

Evaluate development proposals for conformance with community open space criteria: land
area, designated activity and the installation of needed access or improvements.

Provide incentives and encouragement to developers who include ample open space areas
and meaningful public access to them in their development proposals.

Provide buffer space, including pathway linkages, to separate uses or intensities of use that
are incompatible.

Work with conservation organizations and prospective developers to designate where human
access to open spaces should or may be permitted.
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Environmental Planning

The environment is a key factor in determining quality of life. Clean air and water, open space,
outdoor recreational activity and access to public lands are seen as vital components to residents’
way of life. Planning for future growth that encourages the maintenance of these amenities is
important for the long-term health and quality of life of the region’s residents.

I. Existing Environmental Planning Conditions

Presently, the City of Benson enjoys a high level of environmental quality. The following
paragraphs provide summaries of the visual features, noise quality, air quality, environmentally
sensitive areas and a brief synopsis of sensitive sites and characteristics.

Visual features. The City of Benson rests in the San Pedro Valley affording it with numerous
panoramic views. The City is surrounded by the Dragoon and Little Dragoon Mountains to the
east and Whetstone Mountains to the west, providing residents and visitors with a spectacular
landscape. Within the planning area there are numerous bluffs and elevated areas with excellent
views of the surrounding region. The amenities of open space, panoramic vistas, dark skies and
low density development provide the region with its visual and aesthetic characteristics.

Noise quality. Due to the present relatively low traffic levels, modest population density and
distance from major metropolitan areas, the City of Benson lacks the large-scale noise pollution
problems of larger municipalities; however, there are several sources of local ambient noise.
Interstate-10, due to its traffic volume, is one of the key sources of ambient noise in the area. The
Union Pacific Railroad, which carries from 40 to 60 trains per 24-hour period, also contributes to
the sound load of the vicinity. Increased traffic on 1-10, SR 80 and SR 90—the result of
increased development and population growth—uwill also contribute to the ambient noise level in
years to come.

Air quality. Much like noise pollution, the City of Benson does not presently have an air quality
problem due to its rural character, modest population and distance from major population
centers. Most air pollutants emerge locally from a variety of mobile and stationary activities.
Mobile pollutants include emissions from motor vehicles and aircraft, while stationary pollutants
include runoff/evaporation from roadways, and wind-borne particulate matter from agricultural
fields, vacant lots and construction sites. At present there are no studies of air pollution
completed for Benson or the vicinity.

Environmentally Sensitive Areas. Throughout the vicinity, there are numerous washes,
drainage ways and slopes. These features control erosion, provide habitat and aesthetic appeal to
the area, provide natural drainage and should be maintained in their natural condition as much as
is possible. These areas have the potential for natural open space use, trail development and
equestrian use.

Many sites throughout the city limits and in the San Pedro Valley are of a pristine and sensitive

nature. These areas include the hillsides, particularly those with slopes greater than fifteen
percent and the San Pedro River itself. The presence of wildlife and vegetation common to the
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region contribute substantially to the aesthetics, rural atmosphere and overall identity of the
community and vicinity.

Large tracts of undeveloped land within the city limits, currently zoned for residential, mixed use
and industrial development with open spaces areas, provide tremendous potential for trail
network development, natural areas for bird watching, hiking, equestrian use, wash corridor
preservation and open-space retention.

I1. Habitat & Sensitive Area Summary

A. Kartchner Caverns State Park. A key feature of the City of Benson’s immediate region is
Kartchner Caverns State Park. The underground system features a wet “living” cave which has
been identified as highly-sensitive to external disturbances affecting its water levels, temperature
and internal humidity levels.

B. San Pedro River Valley. The San Pedro River, originating in Mexico and flowing north to its
confluence with the Gila River, is perhaps one of the most unique riparian corridors in the United
States. The San Pedro corridor is home to 82 species of mammals, 43 species of reptiles and
amphibians and over 380 bird species. The corridor is one of the last remaining nesting sites in
the United States for the southwestern willow flycatcher and western yellow billed cuckoo. The
San Pedro corridor forms a crucial part of the north/south bird migration flyway connecting
North America and Central/South America.

C. Significant Washes. Large tracts of undeveloped land within the city limits are bisected by
numerous wash corridors. These washes are oriented to flow from the plateau and from the
Whetstone Mountains eastward toward the San Pedro River channel. Several of the larger wash
systems have been identified as meriting protection as wildlife corridors and many of the
remaining washes provide a barrier to development due to the instability of their slopes and
potential for periodic flooding.

The topography of the planning area varies widely. Although most of the area has slopes less
than two (2) percent, slopes greater than fifteen (15) percent are found in the west and southwest
of the City. The general watershed drainage pattern flows from the southwest to northeast, with
the local washes and tributaries feeding the San Pedro system and ultimately into the Gila River.

In 2008, the Flood Insurance Rate Maps (FIRM) issued by the Federal Emergency Management
Agency classified the majority of the planning area as falling into Zone X- areas of minimal or
no flood hazard. The entire San Pedro corridor is classified as Zone A (within areas of 100 flood
levels but no base flood elevations have been determined) as are a number of prominent washes
flowing into it, indicating flood hazard potential.

These include:

1. Cornfield Canyon wash, flowing from the southwest, originating in the vicinity of the
Skyline exit on I-10, to the northeast across the airport
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2. Cadillac wash, flowing from the southwest, originating in the vicinity of the Skyline exit on
I-10, to the northeast across the Ocotillo

3. Cottonwood Canyon wash, flowing from the Whetstone mountains eastward across SR 90
and SR 80

4. Dragoon Wash, flowing from the east in St. David

5. Middle Canyon Wash, flowing east from SR90 in the vicinity of Kartchner Caverns State
Park, south of the current city limits-tributary of Sacaton Wash

6. Sacaton Wash, flowing east from SR90, south of Kartchner Caverns State Park

7. Mescal Creek and tributaries, originating in the Whetstone mountains and flowing east
toward SR90, south Kartchner Caverns State Park

The many unnamed washes in and around the City of Benson have never been studied to
determine FEMA flood classification.

I11. Environmental Planning Goals & Objectives

Goal 1: Work to maintain overall environmental quality of the City of Benson and its
surrounding regions.

Objective 1.1: Maintain the high-level of air quality with monitoringas  necessary to identify
remediation or prevention actions.

Objective 1.2: Develop and maintain community programs that ~ encourage  recycling and
waste reduction.

Objective 1.3: Steward water quality by preventing contamination of groundwater.

Goal 2: Protect and preserve the area's natural resource attractions.

Objective 2.1: Encourage the creation of open-space areas that emphasize the natural amenities
of the San Pedro riparian corridor and protect its wildlife.

Objective 2.2: Maintain the integrity of night-sky viewing as part of the quality of life by
providing guidance and regulation for public and private outdoor lighting.

Goal 3: Encourage the use of alternative energy sources.

Obijective 3.1: Encourage the public and private use of renewable energy.

IV. Environmental Planning Recommendations

The following discussion reflects on the agreed upon goals and objectives and identifies issues
and strategies as a transition to the specific policies that follow.

A key factor in maintaining the City of Benson’s character is retaining a high-level of visual
quality of the region. New developments should have careful attention paid to their potential
impact on their viewshed or potential to block views and scenic features. Additionally, outdoor
advertising (billboards, illuminated signs) can also impact the visual quality of an area. The City
may wish to designate “sign free” areas of good views, as well as the implementation of height,
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size, color and lighting guidelines to ensure that new signs serve their purpose and do not
negatively impact the visual landscape.

Presently noise pollution is not a pressing issue for the City of Benson. In the coming years as
increasing amounts of development occur, however, the attendant rise of automotive traffic could
contribute substantially to the area’s noise level. The City may wish to employ sound buffers, of
either natural or fabricated materials. For Benson, natural buffer of native vegetation would be
most suitable, particularly in keeping with its “small-town, Southwestern character”.

Additionally, a noise quality study would be useful in establishing a “benchmark” for the present
condition of noise upon which to gauge the impact of increased levels in the future.

Another defining characteristic of the Benson area is its clean and pure air. As vehicular
emissions are presently low in the vicinity, the primary source of air pollutants is dust raised
naturally and from traffic on unpaved roads. With the proposed solar developments in Whetstone
Ranch, road and site construction has potential for increasing the vicinity’s dust load. The City
should encourage the timely paving of access roads to effectively reduce increased dust.
Presently no air quality studies have been completed for the planning area. As with noise levels
mentioned above, the City would benefit from having an air quality survey conducted to
establish a present “benchmark” against which to compare future quality levels.

A reoccurring theme is the desire to retain the environmental integrity of the City of Benson and
its region. Several key wash areas, slope areas and the San Pedro River have been identified as
key landscape features requiring special attention. The several key washes, slopes and habitat
corridors that have been identified can be successfully retained and used creatively through
unique site designs, and landscaping. Viewing the natural features of the landscape as a
component piece, rather than an obstacle to new developments, results in aesthetic and
environmental continuity.

Retention of wash corridors addresses the concerns of environmental maintenance, habitat
preservation, flood control and limiting development on unsuitable sites. These areas also hold
potential for trail use and to link emerging trail systems together.

The San Pedro River has been continually identified as a defining environmental characteristic
for the City of Benson and the entire vicinity. The San Pedro corridor provides wildlife habitat
and potential recreational uses and will benefit by being placed in the Open Space Land Use
Designation. Present access is limited from the City of Benson, due in large part by patterns of
ownership along the corridor, most of which is privately owned. The City should work to
minimize non-compatible land use activities in the San Pedro corridor, including high-density
developments, extractive activity or activity requiring substantial landscape disturbance or
manipulation. A “minimal activity” buffer zone along the corridor would serve to meet this aim.

Waste disposal is another factor in maintaining environmental quality and can serve as an

educational tool for the community. Recycling works best when citizens are easily able to
deposit their recycled goods at a center or centralized recycling site.
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V. Environmental Planning Policies

1.

10.

11.

12.

Review new developments for their potential impact on view-shed areas and visual impact on
the landscape in accordance with adopted design standards.

Identify key routes of entry and scenic highway routes and designate them “sign free” and
establish guidelines for the placement of outdoor advertising to minimize the negative visual
impact on the landscape.

Employ noise buffers of native vegetation between roadways and residential areas to reduce
the noise load impact of increased traffic.

Develop a noise level benchmark of current conditions to compare with future noise levels.

Promote the timely paving of existing dirt and gravel roadways and future roads as they
develop to minimize excessive levels of airborne dust.

Develop an air quality study to establish a benchmark of existing conditions to compare with
future air quality studies.

New developments shall respond to the unique existing landscape features, vegetative and
habitat characteristics and attributes in their design, layout and implementation.

Identify major wash corridors that should be encouraged for public access and recreational
use, trail use and trail connectivity.

Designate and perpetuate the maintenance of the San Pedro riparian corridor as an Open
Space Land Use Designation.

Minimize non-compatible land use activities in proximity to the identified wildlife corridors,
environmentally sensitive areas and the San Pedro River corridor.

During development review, recognize slopes, large washes and habitat areas and ensure that
they are sensitively and creatively worked into residential and resort designs to the greatest
degree possible or left in their natural state.

Minimize light trespass that would hinder night-sky quality and viewing by enforcing the
City lighting ordinance.
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Section I1: The General Development Plan Implementation
Program

The City of Benson General Development Plan is intended, in all respects, to guide change.
Citizens' vision for their community translates into goals, objectives and then Action Steps for
each of the Plan Elements. These statements of principle then need to be carried out in practice.
In this section of the Plan, strategic approaches indicate methodical application of local resources
and capabilities -- working toward civic aspirations.

Four interrelated components constitute the Implementation Program, they are:
A. General Development Plan Amendment Procedures.

B. Phased Action Program that outlines step-by-step achievements to accomplish the
stated Goals.

C. Plan Monitoring for measuring performance.

D. Land Use Decision Keys to assist in evaluating proposed development projects and
assure their consistency with General Development Plan principles.

A. General Development Plan Amendment Procedures

The State of Arizona, in 1998 and 2000, passed statutory revisions known as "Growing Smarter"
and "Growing Smarter Plus" that, in addition to other directions for municipal planning,
specified that General Development Plans should not be too easy to change. Major amendments
to the General Development Plan may only be considered once each year. A major amendment
is defined as any change that causes "substantial alteration of the municipality's land use mixture
or balance as established in the municipality's existing general plan land use element.” The State
of Arizona does not define a quantitative measure for the term *“substantial alteration;” the
following narrative is presented to assist the City of Benson in determining whether an
amendment is “major” or “minor.”

Criteria for Determining Major or Minor Amendment. Distinctions between Major and Minor
General Development Plan Amendments are made on the basis of the statutory directive, as
applied to Benson's distinctive community character.

Defining a Major Amendment to the General Development Plan. A Major Amendment to the
Benson General Development Plan is any proposal that would result in a change of such
significance as to impact substantial portions of the entire city and/or its Planning Area. The
criteria for determining whether or not a prospective development that differs from the adopted
General Development Plan text and map will require a Major Amendment are based upon the
relative size, in land area, and extent of change proposed, in terms of development intensity (e.qg.,
dwelling density), as well as its relationship with surrounding land uses and its impact upon
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public infrastructure. Criteria for determining a Major Amendment to the City of Benson General

Plan include:

e A change in the Land Use Plan designation on 40 or more acres inside the City's municipal
boundaries or on 160 or more acres elsewhere in the Municipal Planning Area as a
recommendation to the County; or

e An increase or decrease in density of dwelling units of 50 percent or more, measured in units
per acre; or

e Anincrease or decrease of 10 acres or more for commercial or industrial types of uses; or
e An increase or decrease of 10 acres or more for open space uses; or

e Any change to uses specified in an approved, mixed-use master plan that affects an area
greater than 10 acres and/or that changes the number of dwelling units by 25% or more.

Exception: An Amendment to the Land Use Plan initiated by the property owner that results in a
decrease in land use intensity will not be considered to be a major amendment.

Scheduling Major Amendments. Major amendments may only be presented once each year.
Therefore, it is imperative that any and all major amendment proposals submit applications and
documentation in a timely fashion. It is hereby established that all major amendment proposals
must submit an application no later than May 30 of the year they wish to present their proposal.
The informational meetings and public hearings will be scheduled after May 30 to ensure all
applicants and elected officials can attend the various public hearings.

Defining Minor Amendment to the General Development Plan. Minor Amendments to the
General Development Plan are: minor text changes; map adjustments that neither impact the
Land Use Plan's balance nor meet/exceed the acreage or density measures set forth in the
definition of Major Amendments.

Basis for Consideration. The staff, Planning and Zoning Commission and the City Council, in
evaluating any General Development Plan amendment request, shall consider the following
factors:

e Does the adopted General Development Plan land use map indicate alternative areas for the
uses proposed in the amendment?

e Will the proposed amendment contribute positively to the General Development Plan's
goals?

e |s the proposed amendment beneficial to the entire community or does it merely benefit a
particular party or interest group?

e Have there been, or are there likely to be, changes in conditions or policy changes that justify
the proposed amendment?
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e Will there be negative impacts on the community as a whole as a result of:
o Significantly altering land use patterns?
0 Requiring public infrastructure improvements?
0 Generating increased levels of traffic on area roadways?
o Adjacent land uses as a result of non-compatibility?

e s the requested revision consistent with the overall goals of the General Development Plan?

Scheduling Minor Amendments. There is no limit on how often minor amendments may be
made to the General Development Plan. Applications for minor amendments may be submitted
at any time during the year. Please note that applications submitted during the second half of the
year may not be acted upon until the following calendar year.

The burden is on the applicant to show how a proposed amendment supports and implements the
goals and intent of the General Development Plan.

B. Phased Action Plan

The City of Benson General Development Plan vision statement contemplates improvements in
the City and its surrounding area for future generations over a period of ten years or more. State
statutes, however, require the Plan to be readopted at least every ten years. The Phased Actions
portion of the implementation strategy focuses on the next decade, specifying commitments that
may be completed between 2015 and 2025 in order to be on the way toward fulfilling this
General Development Plan before the next comprehensive revision.

Stages are coordinated for start-up through Short-Term actions anticipated for the years 2015-
2018; achieving major objectives under each Element during Mid-Term, 2019-2021; and
expanded, Longer-Term activities from 2022 through 2025 to meet or exceed the Plan's Goals.
The program is meant to be flexible. Actions may be added, redefined or deleted as
circumstances require.

Each Phase is described in narrative and tabular format. Charts identify specific implementation
projects with the Element to which they respond. Page references cite the relevant Action
Recommendation. The required activity is noted, as well as the group or groups primarily
responsible for its initiation.

Short-Term Action Steps

General Development Plan implementation effectiveness will rely heavily upon first step
preparations of a strong, directed foundation for accomplishing defined planning objectives and,
ultimately, achieving the goals that Benson has set. Most activities are intended to set the stage
for developing quality in future projects; however, they also can provide useful guidance to plans
in progress. Landowners/developers with projects already underway will benefit from their
voluntary compliance with evolving improvement criteria so that their properties can compete, in
terms of appearance and functional efficiency, with future development.
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The years 2015-2018 should provide clear evidence of General Development Plan progress.
Ideally, all steps should be fully in practice by 2018. Plan monitoring, including the yearly
amendment review, will allow for adjustments in schedules, ordinance provisions and
administrative procedures that enable the City to take on larger, more aggressive improvement
plans during the Mid- and Longer-Term implementation phases.

Short-term Actions.

Element Project Required Activity Responsibility
Land Use Adaptive Re-Use/Infill | Inventory, select sites Public Works,
Planning
Land Use Downtown Historic Define Overlay District, develop Planning,
Overlay guidelines property
owners
Land Use Downtown Image Select demonstration properties Property Owners
Circulation Bus Stop Improve visibility and comfort of | Public Works
Enhancements existing BAT bus stops
Circulation Depot Access Promote AMTRAK stop ADOT, Union
Pacific,
Historical
society
Economic Continued service Small business assistance Planning,
Development sector development Chamber of
Leakage/retention Assess and distribute Commerce,
study Cochise College,
Economic
Development
Housing Housing Needs strategy | Coordinate programs for Housing
affordability, variety, improving providers,
stock financial
institutions
Housing Property maintenance Establish standards, assistance Building Dept,
citizens
Cost of Assess Impact Fees and | Evaluate sufficiency, fairness Public Works,
Development Utility Rates Finance

Growth Areas

Establish Scenic Areas

Improve access to San Pedro

Planning staff,

River, Whetstone Mountain Property owners
Growth Areas State Route 90 Develop commercial nodes Private
developers
Open Space Parks and Trails Master | Assess future demand, identify key | Outdoor
Plan locations and connections and organizations;
standards for equipment Parks and Rec.
Open Space Lions Park Master Plan | Assess future demand and Parks and Rec
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equipment needs

Open Space Community Center Pool | Develop existing land into a pool Public Works,
and Park side park Parks and Rec
Water Conservation education | Develop pamphlet for water bill Public Works
Resources mailings
Growth Areas Municipal Utility Rate | Utility rate study Public Works,
Update Finance

Economic
Development

Current state, capacity
and coordination of

Gas, Water, and Wastewater
models

Planning, Public
Works

utilities in Benson

Water Flow and Public Works

Recharge Rates

Water
Resources

Drainage studies and water
modeling

Mid-Term Action Steps

Implementation priorities in the mid-term (three to five years) focus on creative approaches for
installing planned improvements. Economic development and employment opportunities gain
momentum as direct outgrowths of short-term infrastructure investment.

The scale of these projects will depend on available financial resources. Revenues generated by
successful economic development may enable the City of Benson to expedite capital investment,
begin to subsidize incentive programs and undertake more aggressive open space/recreation
improvements.

Evaluations of General Development Plan implementation effectiveness will enable public
determination, possibly in a City Hall forum (held as the Mid-Term commences), whether
adjustments are needed in the Action Steps priority. Essential programs, such as infrastructure
improvements, are "givens." But other enhancements dealing with environment, open space
preservation and outdoor enjoyment must also move forward, even if funding resources are

limited.

Mid-term Actions.

Element Project Required Activity Responsibility
Land Use Fourth Street Create renovation incentives Planning, Chamber
Redevelopment of Commerce,
ADOT
Circulation Ocaotillo Street Improved design and ADOT, Public
maintenance Works, Planning
Economic Retain labor force Skilled training Cochise College,

Development

Private sector
Economic
Development

Economic
Development

Attract non-traditional
economic development

Promote tourism, cross-
community specialization

City, Economic
Development
organizations,
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Chamber of
Commerce

Housing

Affordable/Infill Incentive

Provide economies of scale,
trade-offs

Planning, Building
Dept developers,
homebuilders

Growth Areas Airport Access Improve roadway surface Public Works

Growth Areas Airport Park Market and Improve Airport | Public/private joint
area venture

Open Space Parks and Trails Master Install improvements Outdoor

Plan organizations,
Planning, Parks
and Rec
Environmental View Shed Protection Designate scenic corridors, Planning
Planning signage limitations
Circulation Commercial thoroughfares | Improve Ocotillo Street Public Works
Water Resources | Provision of water to Hydro-chemical studies and Public Works

residents interlinking tanks

Open Space Park Improvements Lions Park & Apache Parks Parks and Rec;
improvements civic groups

Open Space Senior Center Improved programs & Parks and Rec;
services private

organizations

Longer Term Action Steps

From six to ten years after General Development Plan adoption, and beyond, major projects
begun during the short- or mid-term Action Plan phases will likely take on new directions.
Emphasis would be on completion so that the next Plan readoption, required by State statutes at
least every ten years, can begin on a solid foundation of infrastructure and preserved open space:
streets and water/wastewater improvements in place; open lands acquisition; Downtown infill;
and quality of life enhancements.

Although a full General Development Plan revision may not be needed, the annual Plan
Amendment process during 2019 or 2020, would focus on considering "mid-course™ evaluations
of each Plan Element. Findings may be added to the document as appendices or, as may be
preferred, new or revised Elements could be adopted formally each year so that the GDP will be
effectively revised in stages.

Additional Action Steps, derived from changes of conditions (including growth rate), should be
considered for expanding 2022-2025 municipal planning priorities. Possible activities could
include reconsidering annexation policies, further code revisions to encourage desired land uses,
homebuilder-assisted residential rehabilitation or joint City-Private Sector projects.
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Long-term Actions.

Element Project Required Activity Responsibility
Circulation Quiet railroad Safety studies Union Pacific,
Public Works
Circulation Regional Transportation Determine need & feasibility of | Private sector,
regional transit connection public subsidy
Economic Industry attraction Targeted marketing campaign City, Economic

Development

Development
organizations

Economic
Development

Regional Partnering

Specifying and defining niche
development

SEAGO, regional
communities,
Cochise Co.

Housing

Residential
Rehabilitation Program

Establish housing rehabilitation
grants

Grants, private
sector

Environmental | Habitat Preserve Acquire and establish San Pedro | Landowners,
habitat preserve conservation
groups
Water Expand available Coordinate on a regional basis | Public Works,
Resources resources landowners
Water Expand water re-use Recharge of groundwater Public Works,
Resources resources landowners
Growth Areas | Utility Improvements Line relocations and upgrades Public Works
Growth Areas | Airport Industrial Park Continuing site improvements Public Works,
to airport industrial complex private
developers

Open Space

Western Heritage

Rodeo ground improvements

Parks and Rec;
private owners

C. Plan Monitoring

Maintaining the General Development Plan is a vital function for the entire community.
Leadership should use the Plan as a regular, primary, decision-making tool. City staff should
apply the document's principles on a regular basis, keeping track of shortcomings to be
remedied. Residents, property owners and developers need to rely on the General Development

Plan and follow its directions.

monitoring responsibility: oversight, updating and following Plan directions.

Together, all these stakeholders should get involved in the

Plan Oversight. As the City's appointed advisors on planning matters, the Planning and Zoning

Commission is responsible for broad General Development Plan supervision.

City staff,

however, are in the best position to provide regular Plan upkeep services. Basic information
about planning and development activity, especially changes in each of the Element's status, is a
fundamental tool in Plan maintenance. It is essential to keep the document current.
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Some practical ways for keeping the General Development Plan on track are suggested:

Map Revisions

Periodic revisions to the Land Use Plan map should be made to record: approved Major or Minor
General Development Plan Amendments; annexation areas; overlay or target areas; and, where
appropriate, cumulative street pattern extensions or closures, and additions or alterations to open
space/pathways.

Preferably, maps would be updated on an annual basis, soon after the Amendment hearings. A
continuing series of regular graphic refinements provides a valuable "time lapse” tool for
observing the progress and transition (e.g., land use, housing, transportation) of implementation
activities.

Text Revisions

Amendments to the narrative portions of the City's planning documents, also, should be inserted
regularly into users' copies of the General Development Plan. It is not necessary to republish the
document frequently. "Change pages,” marked as current updates, may be prepared to replace
older versions of sections that have been officially revised.

The City Clerk is charged with recording changes authorized by General Development Plan
Amendments. Text revisions, as well as legal descriptions of properties involved in map
amendments, should be conveyed for accurate insertion in regularly-updated Plan documents.

Record Keeping

Regular reports on Planning and Zoning Commission, Board of Adjustment and other advisory
bodies' activities are helpful in reflecting the City's development trends. Data on construction
activities (e.g., permit valuations, housing starts, commercial square footage) are key to
measuring the extent of community growth.

Plan Progress Assessment

The Planning and Zoning Commission (with staff support outlined, above, under Plan Oversight)
serves as the repository for General Development Plan evaluations of success and/or shortfalls.
Throughout the year, progress reviews may be conducted as discussion or decision items on the
Commission's regular meeting agendas. Plan reviews should include topics such as:

Performance Measures
Changed Conditions
Annual Performance
General Plan Amendments
Quarterly Reviews.

Explanations for each review function are offered in the following sections.
Performance Measurement

Overall attention to General Development Plan Goals can be rated for each Plan Element on a
simple 1 to 10 scale; 1 being the lowest rating "no attention, seriously deficient"; 10 being "well
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ahead of schedule”. A cumulative average of 6 or better may be regarded as a satisfactory rating,
although a target of 8 represents preferred superior Element performance.

Each Action Step on the current Phase chart (e.g., Short-, Mid-, Longer-Term) could also be
evaluated. A maximum of 5 points may be awarded for any item. 0 = no attention; 1 = limited
progress; 2 = preliminary or draft work transmitted; 3 = partial completion, preliminary results
achieved; 4 = completed, ready for implementation; 5 = completed, implementation underway.

Changes of Conditions

Unforeseen circumstances, such as a major development proposal or a severe economic
downturn, should be entered into the progress measurement equation. Critical needs --
infrastructure extensions or repairs, responses to flooding or other natural occurrences -- would
require reallocation of planning and funding priorities.

When "brushfire" requirements alter the City's use of resources toward the General Development
Plan implementation, the diversion of effort should be noted in ratings and reports of progress.
Flexibility is a key concept in Plan implementation. When opportunities present themselves, the
City will be prepared to take advantage of them. Mid-year briefing reports from staff or citizen
groups could indicate possibilities for natural resource preservation, tourism attraction or
economic development that might be enhanced by additional, special implementation initiatives.
With City Council approval, any such prospect may merit a reevaluation of planning efforts to
benefit from previously unforeseen options.

Annual Report

The Planning and Zoning Commission should issue a concise report each calendar year on
General Development Plan progress. A record of recent accomplishments, including
development activity and major municipal improvements, should be summarized. An overview
of Action Recommendation progress, together with a statement of activities anticipated for the
upcoming year, should be included. The report may also provide information on building
permits, code enforcement and disposition of applications to boards, commissions and Council.
Data regarding acreages and/or dwelling units rezoned or developed over the past year,
according to use type, would be particularly relevant.

D. Land Use Guidelines and Decision Keys

General Development Plan implementation is an incremental process that includes all plans and
improvements to property within the City of Benson. Each property, when it is built upon,
redeveloped, or revitalized, can make a positive contribution to achieving the City’s goals. By
observing simple principles in construction projects, property owners will be assured that their
homes or businesses meet community standards -- and that other land uses in the neighborhood
are, likewise, encouraged to maintain higher levels of quality.

Criteria for assessing various types of development may be applied as guides to decision-making
by the City Council, its advisory boards and commissions (especially the Planning and Zoning
Commission), and City staff. These guidelines may be incorporated, as appropriate, into
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municipal codes or may be added to or refined in practice without requiring formal GDP
Amendment.

Residential Keys. Quality, affordability and variety represent desirable objectives for upgrading
the City's housing stock. Guidelines are to be adapted in economically-feasible ways, to apply to
infill projects.

Street access — should be provided by an appropriately-surfaced dedicated public roadway
or accepted private street for each dwelling unit, with paved areas for parking and
maneuvering. Developments with multiple dwellings should have a minimum of two points
of emergency ingress-egress.

Pedestrian connections — should include sidewalks in higher density neighborhoods;
however, for most new, planned residential areas, multi-purpose pathways, improved to
acceptable standards and designed to link with the community pathway system for pedestrian
connection to schools, shopping or other activities, are preferred.

Useable open space — subdivisions or complexes planned for multiple dwellings should
consider allocating recreational space (which may include pathway linkages) in proportions
similar to those required in planned residential developments.

Appearance themes — where tract development occurs, residential designs should reflect
variety in house plans and elevations with ample use of native landscaping to emulate
Benson's desired "custom housing™ image.

Commercial Keys. Retail, service and office establishments are highly visible. They also attract
traffic. Appearance and safety considerations may be combined with creative site planning:

Gateway properties — reflect on Benson's image, should contribute to appearance themes
through landscaping, signage and architectural character.

Street access — provides direct ingress/egress from a public arterial or collector roadway.
Properties five acres or greater in area should have two or more access driveways.

Parking and maneuvering — retail, food service and other hospitality industry uses,
especially, should design street-side setbacks, to separate entry points from parking areas.
Handicapped facilities are required.

Pedestrian connections — are encouraged to link with community path or sidewalk systems.
Centers including multiple or larger establishments should design walkways between
stores/designated pedestrian ways in parking lots to separate customers on foot from
vehicular traffic.

Screening and landscaping — low-water use landscape materials may be planted at the upper
edges of drainage swales for appearance purposes, with more dense vegetation or block walls

10
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along rear and side property lines that abut residential areas to screen portions of the property
containing outdoor storage, loading or parking areas.

Signage — Signs should be well designed as part of the overall site décor and should be no
larger than necessary to convey their message. Signs must be in compliance with all
applicable code provisions. Business signs may be placed near entry driveways in landscaped
setback areas.

Industrial/Employment Keys. Industrial and heavy commercial sites should be designed to
accommodate current business purposes and employee convenience; but, also, to facilitate
possible future expansion. Different appearance criteria could apply and would depend upon
location such as highway frontage, the Airport Complex and, especially, adjacent to residential
zoning.

Site planning — required on all projects, with general siting concepts shown for future
construction phases.

Street access — may be by privately-maintained roadway or driveway directly served by
public arterial or collector street frontage. Special paving considerations may be required for
operations involving heavy vehicles.

Parking and maneuvering — dust-proofing and surfacing should be provided as appropriate
to the industrial use and its surrounding area; designated parking, loading, storage and
maneuvering areas should meet all zoning requirements with additional improvements if
necessary for the number and types of vehicles required by the proposed use and its
employees.

Water consumption — measured in terms of available municipal resources should relate
positively with the contribution made by the industrial use to the local economy. Water-use
processes should be encouraged to employ effective water recycling techniques.

Employee amenities — protecting health and safety of workers are regarded as necessary;
facilities for work breaks or after-shift recreation are desirable, particularly in conjunction
with City or civic organization joint use possibilities.

Public or Institutional Use Keys. The City of Benson projects should lead by example.
Municipal uses, schools, churches, government agency or civic organization properties may be
exempt from some code requirements; however, they should attempt to follow the Decision
Keys.  The public library is an excellent existing example in terms of building design,
landscaping and pedestrian access.

Site planning — to present an orderly, attractive appearance; architectural and landscaping
excellence are encouraged.

11
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Street access — should be appropriate to the function and scale of the public or quasi-public
use. High traffic generators should be expected to observe commercial location standards.

Parking and maneuvering — areas may be designed to facilitate periods of peak use at the
facility, including the designation of temporary vehicular use areas and/or joint use with
nearby properties for special events.

Community amenities — should be considered, particularly pathway connections. Useable
open spaces should be scaled to the property: playground or tot lot, picnic ramadas, court
games.

Mixed-Use Development Keys. Plans for larger developments that include non-residential uses
should observe the keys for each type of use -- as well as taking the opportunity to design
features that further enhance safety, marketability, convenience and distinctive appearance.

Street access — entry monumentation is recommended for development identification and for
each separate residential neighborhood. A sign theme package is desirable.

Pedestrian connections — should include linkages to the pathway system especially from the
development's residential areas to its open space, shopping, employment components and to
nearby schools or churches.

Useable open space — preferably exceeds planned development standards, with added area to
serve recreation and leisure needs of employment, shopping and institutional uses. There
should be a centrally-located, joint-use park (or pathway access leading to the park) within
600 feet of each home or business.

Streetscape themes — may be used to identify individual neighborhoods and non-residential
areas with varied landscaping, lighting or street furniture.

12
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