
           

 
MARANA PLANNING COMMISSION
REGULAR COMMISSION MEETING

NOTICE AND AGENDA
11555 W. Civic Center Drive, Marana, Arizona 85653
Council Chambers, March 29, 2017, at or after 6:30 PM

Thomas Schnee, Chairman
 Don Duncan, Vice Chair

Terry Fehrmann, Commissioner
Marcia Jakab, Commissioner
Steve Miklosi, Commissioner
Richard Miller, Commissioner
John Officer, Commissioner  

 
 

Pursuant to A.R.S. § 38-431.02, notice is hereby given to the members of the Marana Planning
Commission  and to the general public that the Planning Commission will hold a meeting open to the public
on March 29, 2017, at or after 6:30 PM located in the Council Chambers of the Marana Municipal
Complex, 11555 W. Civic Center Drive, Marana, Arizona.

ACTION MAY BE TAKEN BY THE COMMISSION ON ANY ITEM LISTED ON THIS AGENDA. Revisions
to the agenda can occur up to 24 hours prior to the meeting. Revised agenda items appear in  italics.

Marana Planning Commission
Welcome to this public meeting of the Marana Planning Commission. The Commission consists of seven
citizens who are appointed by the Town Council and serve without pay. For the most part, the
Commission acts in an advisory capacity to the Town Council on matters related to land use planning and
zoning. Citizens are encouraged to address the Commission with their concerns on agenda items during
the public testimony portions of the meeting, or other issues at the Call to the Public.
 

Meeting Times
Regular Commission meetings are usually held on the last Wednesday of each month at 6:30 PM at the
Marana Municipal Complex, although the date or time may change and additional meetings may be called
at other times and/or places.

Speaking at Meetings
If you are interested in speaking to the Commission during the Call to the Public or Public Hearings, you
must fill out a speaker card (located in the lobby outside the Council Chambers) and deliver it to
the Planning Commission Secretary prior to the convening of the meeting.

All persons attending the Commission meeting, whether speaking to the Commission or not, are expected
to observe the Commission rules, as well as the rules of politeness, propriety, decorum and good
conduct. Any person interfering with the meeting in any way, or acting rudely or loudly will be removed
from the meeting and will not be allowed to return.

Accessibility
To better serve the citizens of Marana and others attending our meetings, the Council Chambers are
wheelchair and handicapped accessible. Persons with a disability may request a reasonable



wheelchair and handicapped accessible. Persons with a disability may request a reasonable
accommodation, such as a sign language interpreter, by contacting the Town Clerk at (520) 382-1999.
Requests should be made as early as possible to arrange the accommodation.

Agendas
Copies of the Agenda are available the day of the meeting in the lobby outside the Council Chambers or
online at www.maranaaz.gov.

This Notice and Agenda posted no later than 24 hours prior to the meeting, at the Marana Municipal
Complex, 11555 W. Civic Center Drive, the Marana Operations Center, 5100 W. Ina Road, and at
www.maranaaz.gov.
 

REGULAR COMMISSION MEETING
 

           

CALL TO ORDER
 

PLEDGE OF ALLEGIANCE
 

INVOCATION/MOMENT OF SILENCE
 

ROLL CALL
 

CALL TO THE PUBLIC
At this time, any member of the public is allowed to address the Planning Commission on any issue
within the jurisdiction of the Planning Commission, except for items scheduled for a Public Hearing at this
meeting. The speaker may have up to three (3) minutes to speak.  Any persons wishing to address the
Commission must complete a speaker card (located at the rear of the Commission Chambers) and
deliver it to the Commission Secretary prior to this agenda item being called. Pursuant to the Arizona
Open Meeting Law, at the conclusion of Call to the Public, individual members of the Commission may
respond to criticism made by those who have addressed the Commission, and may ask staff to review
the matter, or may ask that the matter be placed on a future agenda. However, members of the
Commission shall not discuss or take legal action on matters raised during an open call to the public
unless the matters are properly noticed for discussion and legal action.
 
 

APPROVAL OF AGENDA
 

ANNOUNCEMENTS
 

GENERAL ORDER OF BUSINESS
 

A. Approval of the Minutes
 

1. Approval of the January 25, 2017 Meeting Minutes
 

B. Public Hearings
 

1. PCZ1606-002: Twin Peaks and Lambert Lane Rezoning;  A request for a recommendation to

http://www.marana.com
http://www.marana.com


1. PCZ1606-002: Twin Peaks and Lambert Lane Rezoning;  A request for a recommendation to
the Marana Town Council for approval to rezone approximately 34 acres of land from R-144
(single-family residential) to R-6 (single-family residential). The property is generally located
east of Twin Peaks Road and north of the Lambert Lane alignment within a portion of Section
11, Township 12 S, Range 12 E. (Brian D. Varney)

 

C. Commission Action
Opening remarks by an applicant should not exceed ten minutes. Comments by others should
not exceed three minutes.

 

D. Informational Items/Possible Action Items
 

FUTURE AGENDA ITEMS
 

EXECUTIVE SESSIONS
Pursuant to A.R.S. 38-431.03, the Planning Commission may vote to go into executive session, which will not be open to the
public, to discuss certain matters.

Executive Session pursuant to A.R.S. § 38-431.03(A)(3), the Planning Commission may ask for
discussion or consultation for legal advice with the Town Attorney concerning any matter listed on this
agenda.
 

ADJOURNMENT
 



   
Planning Commission
Meeting Date: 03/29/2017  

To: Planning Commission

From: Terri Byler, Executive Assistant

Date: March 29, 2017

Subject: Approval of the January 25, 2017 Meeting Minutes

Attachments
January 25, 2017 Draft Minutes 
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PLANNING COMMISSION MEETING 

MINUTES 

11555 W. Civic Center Drive, Marana, Arizona 85653 

Council Chambers, January 25, 2017, at or after 6:30 p.m. 

 

Thomas Schnee, Chairman 

Don Duncan, Vice Chair  

Terry Fehrmann, Commissioner 

Marcia Jakab, Commissioner 

Steve Miklosi, Commissioner 

Richard Miller, Commissioner  

 John Officer, Commissioner 
  

 

 
 

 

 

REGULAR PLANNING COMMISSION MEETING 
 

 

CALL TO ORDER. Chairman Schnee called the meeting to order at 6:30 p.m. 

 

PLEDGE OF ALLEGIANCE AND INVOCATION/MOMENT OF SILENCE. 

Led by Chairman Schnee.  

 

ROLL CALL. Terri Byler, Planning Commission Secretary, called roll. A quorum was present. 

Commissioner Officer arrived at 6:33 p.m. 

 

CALL TO THE PUBLIC. No speaker cards presented. 

 

APPROVAL OF AGENDA. Motion to approve by Commissioner Miklosi, seconded by 

Commissioner Jakab. Passed unanimously.  

 

ANNOUNCEMENTS.  
 

GENERAL ORDER OF BUSINESS. Approval of December 21, 2016 meeting minutes. 

Motion to approve by Vice Chair Duncan, seconded by Commissioner Miklosi. Passed 

unanimously.  

PUBLIC HEARINGS. 

 

1. PCM1701-001 Amendments to Title 5 of the Land Development Code. Recommendation to 

the Council to amend the Marana Land Development Code Title 5 (Zoning) to reduce the minimum 

lot width for the R-16, R-12, R-10, R-8 and R-7 zones by five feet. (Steven Vasquez) 

 

Steven Vasquez - On October 28, 2015 the Planning Commission unanimously recommended 

approval to the Town Council to reduce the lot width of the R-6 Residential zone by five feet;  
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to 50 feet. This allowed for flexibility with housing model choices and lot marketability for 

developers. The amendment to reduce the R-6 Residential zone lot width was approved unanimously 

by Town Council on November 17, 2015. 

 

Staff is currently in the process of updating the Land Development Code. In the recommendations 

report submitted by the consultant, in December of 2016, it noted the concern on restrictions on lot 

sizes by the development community. The report also mentioned the town’s need to reduce its 

reliance on specific plans and to create a greater range of lot sizes. The report emphasized a need for 

greater flexibility within the zoning districts.  

 

Staff would like to expand that flexibility within the current Land Development Code by 

recommending reducing the minimum lot width by five feet in the following zones: R-16, R-12,  

R-10, R-8 and R-7. These are the zones that home builders generally build in and are subject to the 

residential design standards, along with R-6, found in Title 8 of the Land Development Code. All 

other development standards found within the zoning districts wil remain unchanged.  

 

Motion to approve by Commissioner Officer, seconded by Commissioner Jakab.  Passed 

unanimously. 7-0 

COMMISSION ACTION.  

 

INFORMATIONAL ITEMS/POSSIBLE ACTION ITEMS.  
 

FUTURE AGENDA ITEMS.  
 

ADJOURNMENT. Motion to adjourn at 6:44 p.m. by Commissioner Jakab, seconded by 

Commissioner Officer. Passed unanimously. 

 

CERTIFICATION  

 

I hereby certify that the foregoing are the true and correct minutes of the Marana Planning 

Commission meeting held on January 25, 2017. I further certify that a quorum was present. 

 

 

 

Terri Byler, Planning Commission Secretary 

 

 



   
Planning Commission
Meeting Date: 03/29/2017  

To: Planning Commission

From: Brian Varney, Senior Planner

Date: March 29, 2017

Strategic Plan Focus Area:
Not Applicable 

Subject: PCZ1606-002: Twin Peaks and Lambert Lane Rezoning;  A request for a recommendation
to the Marana Town Council for approval to rezone approximately 34 acres of land from R-144
(single-family residential) to R-6 (single-family residential). The property is generally located
east of Twin Peaks Road and north of the Lambert Lane alignment within a portion of Section
11, Township 12 S, Range 12 E. (Brian D. Varney)

Discussion:
Rezoning Request
The WLB Group is requesting a recommendation to the Marana Town Council for approval of the Twin
Peaks and Lambert Lane rezoning, a proposal to rezone approximately 34 acres of land from R-144
(single-family residential, minimum lot size of 144,000 square feet) to R-6 (single-family residential,
minimum lot size of 6,000 square feet). The land use plan proposes a single-family residential
development consisting of 59 lots and a significant amount of active and passive open space. 

Marana General Plan
The Marana General Plan designates the proposed rezoning area with a land use category
of Low-Density Residential (LDR). The LDR land use category is typically characterized by single-family
detached homes on relatively large lots within a density range of 0.5 to 2.0 residences per acre where the
retention of a semi-rural, open character is desired. Environmental factors may allow for clustered
housing projects. The proposed density of 1.7 residences per acre falls within the density range
prescribed for the Low-Density Residential land use category. 

Land Use
The rezoning area is bordered on the west by Twin Peaks Road, on the north by a small R-36 zoned
parcel soon to be developed with the water booster and reservoir facility to serve development in the
area, and on the east and south by Pima County SR (Suburban Ranch) zoned property developed
as single-family residential. Property has recently been rezoned to the northwest and northeast of the
subject rezoning area as Twin Peaks Vista and The Preserve at Twin Peaks, respectively, for
single-family residential development.        

The land use plan for the Twin Peaks and Lambert Lane rezoning proposes a single-family residential
development consisting of 59 lots, roadways, drainage, and utility infrastructure, as well as
approximately 10.3 acres of active and passive open space. Future development is proposed to be
compatible with surrounding and nearby uses. Smaller lots are concentrated  toward the center of
the site and along portions of the Twin Peaks Road frontage while larger lots are proposed along the
south and east boundaries adjacent to the existing larger lot development in Pima County.
The landscaped bufferyards proposed along these boundaries are substantial at a depth of 40 feet to
provide an even greater separation from existing development. The gross density proposed for the site
is 1.7 residences per acre. Recreation will consist of a half-acre recreation area as well as a trail system
including both private and public trails. A public trail easement will be dedicated to the Town at the time of
platting, and the Town will have the opportunity to develop a natural earth pedestrian trail along the south



and east boundaries of the site.   
 
The topography of the site is characterized by relatively flat terrain sloping from the northeast to the
southwest. The significant natural drainageways will be largely preserved in their natural state and
designated as common area with minor encroachments for roadway, utility, and trail crossings.
Additional stormwater runoff created by the development will be detained within on-site basins, thereby,
mitigating impact to upstream and downstream drainage patterns. Town staff will evaluate all on-site and
off-site drainage in greater detail during the preliminary plat process and will require the submittal of a
drainage study.    
 
The land use plan proposes three lot categories with minimum lot sizes of 6,000 square feet, 21,780
square feet (one-half acre), and 43,560 square feet (1 acre). A mixture of one-story and two-story homes
are proposed; however, the majority of lots located along the perimeter of the rezoning area adjacent to
existing residential development are proposed to be developed with single-story homes. In addition to the
Town's standard development regulations, development within the rezoning area will be subject to the
regulations of the Twin Peaks Corridor Study as well as the Town's Residential Design Standards.        

Access and Circulation 
Primary access to the proposed development will be provided off of Twin Peaks Road, and an emergency
access will be provided in the southeast part of the site via Lambert Lane. Although it is undetermined at
this time whether internal streets will be public or private, streets will be constructed to Town standards.
At the time of subdivision platting, or earlier if determined necessary by the Town, the property owner will
dedicate an additional 45 feet of right-of-way for the potential future extension of Lambert Lane to Twin
Peaks Road. The dedication will yield a total half-width of 75’, as specified in the Town's Major Routes
and Rights of Way Plan.  Although the Town does not have imminent plans to extend this roadway, the
dedication of right-of-way will provide the necessary property rights in the event it becomes warranted by
future traffic studies.  Additionally, 30 feet of right-of-way will be dedicated along the east property
boundary for Blue Bonnet Road.
 
Utilities
The rezoning area is located within the Town of Marana water service area and water supply is
assured; however, water is currently not provided to the site. A 16-inch water main is located within Twin
Peaks Road near its intersection with Blue Bonnet Road; however, this property will be dependent upon
the imminent construction of the new water booster facility north of the site to meet water pressure
requirements. A water service agreement with the Town of Marana as well as plans for the water
distribution system to serve this project will be required prior to development. Sewer service will
be provided to future development within the rezoning area by Pima County. The planned developments
within this area of the Twin Peaks corridor will collaborate on the construction of a sewer line extending
south along the Blue Bonnet Road alignment approximately 1.25 miles to the intersection of Linda Vista
Blvd. and Hartman Lane. The rezoning area lies within the service areas of TRICO, Southwest Gas,
Century Link and Comcast.   
 

Citizen Participation
The applicant held a neighborhood meeting on July 28, 2016 to introduce the proposed rezoning to the
nearby property owners. Some of the concerns expressed at the meeting included: proposed building
heights on the 1-acre perimeter lots and seemingly insufficient buffer yards. The applicant agreed to limit
building height to one-story on the larger perimeter lots and increased the bufferyard depth to 40 feet
along the east and south property boundaries. A number of nearby property owners complimented the
applicant for proposing a variety of lot sizes within the plan. The applicant has engaged in continuing
conversations with some neighboring property owners and has worked through their concerns.   

Public Notification
The public hearing was legally noticed in The Daily Territorial newspaper, and all property owners within



300 feet of the rezoning area were noticed by United States Mail of the date, time, and topic of the public
hearing. Additional notice was posted at various locations within the community.  

Recommended Findings of Fact 

The property is currently zoned R-144 (single-family residential, minimum lot size of 144,000
square feet). The proposed change in zoning from R-144 to R-6 (single-family residential, minimum
lot size of 6,000 square feet) will not require an amendment to the General Plan, as the existing
land use category of Low-Density Residential (LDR) prescribes a density range of 0.5 - 2.0
residences per acre. The Twin Peaks and Lambert Lane rezoning proposes a density of 1.7
residences per acre.
 

1.

With the acceptance of the recommended conditions, the proposed rezoning is in compliance with
all other development standards of the Land Development Code related to this zoning classification.
 

2.

The proposed rezoning, with acceptance of the recommended conditions, does not appear to be
detrimental to the immediate area or to the health, safety, and welfare of the inhabitants of the area
and the Town of Marana.

3.

Case Analysis Review Criteria

1. Ability to comply with development regulations, i.e. water, sanitation, access, developable parcel, etc.:

With the acceptance of the recommended conditions the proposed rezoning complies with the
requirements of all agencies.

2. Ability to comply with requirements of the zoning regulations, i.e. lot size, frontage, setbacks, etc.:

With the acceptance of the recommended conditions the proposed rezoning complies with the
requirements of R-6 (single-family residential) zoning and the purpose and intent of the Land
Development Code.

3. Consistent with the purpose of the zoning regulations and with the intent of the General Plan:

The proposed rezoning is consistent with the purpose and intent of the Land Development Code and the
Town of Marana General Plan Low-Density Residential (LDR) land use category.
 
4. Compatible with the surrounding area, harmonious with the character of the neighborhood, not
detrimental to the immediate area, and not detrimental to the health,  safety, or welfare of the inhabitants
of the area and the Town: 

Based upon the requirements and conditions, the proposed rezoning does not appear to be detrimental to
the immediate area or to the general health, safety, and welfare of the inhabitants of the area and the
Town of Marana.
  

Staff Recommendation:
Staff recommends that the Planning Commission recommend to the Marana Town Council approval of
PCZ1606-002 Twin Peaks and Lambert Lane based upon the recommended findings and subject to the
following conditions: 

Compliance with all applicable provisions of the Town’s codes and ordinances current at the time of
any subsequent development including, but not limited to, requirements for public improvements
and payment of application fees and applicable development impact fees.

1.

Any preliminary plat or development plan for any portion of the Rezoning Area shall be in general2.



conformance with the Conceptual Development Plan presented to and approved by the Town
Council as part of this Rezoning.
A master drainage study must be submitted by the Property Owners and accepted by the Town
Engineer prior to Town approval of a preliminary plat or development plan for any portion of the
Rezoning Area.

3.

A water infrastructure and phasing plan (WIP) must be submitted by the Property Owners and
accepted by the Marana Utilities Department (the “water provider”) prior to approval of a
preliminary plat for any portion of the Rezoning Area. The WIP shall identify all on-site and off-site
water facilities needed to serve the proposed development. The WIP shall include all information
required by the water provider, such as (but not limited to) analysis of water use and fire flow
requirements, and well source, reservoir, and booster station infrastructure needed to serve the
proposed development. If the water provider requires a water service agreement as a condition of
service to the proposed development, the Property Owners must enter into a water service
agreement with the water provider consistent with the accepted WIP.

4.

A master sewer plan must be submitted by the Property Owners and accepted by Pima County
Regional Wastewater Reclamation Department (the “wastewater utility”) prior to the approval of any
final plat or development plan for the Rezoning Area. The master sewer plan shall identify all
on-site and off-site wastewater facilities needed to serve the proposed development, and shall
include all information required by the wastewater utility. If the wastewater utility requires a sewer
service agreement as a condition of service to the proposed development, the Property Owners
must enter into a sewer service agreement with the wastewater utility consistent with the accepted
master sewer plan.

5.

The Property Owners must design and construct any roadway, drainage, water, and wastewater
improvements, and dedicate or acquire any property rights associated with those improvements,
that the Town requires based on the data and findings of the accepted traffic impact analysis, the
accepted master drainage study, the accepted WIP, the accepted master sewer plan, and other
studies approved in connection with the approval of a preliminary plat or development plan for any
portion of the Rezoning Area.

6.

The final design of all streets and circulation facilities, including gated access (if applicable), must
be accepted by the Mountain Vista Fire District prior to Town Council consideration of a final plat
for any portion of the Rezoning Area.

7.

The maximum number of residential lots within the Rezoning Area shall not exceed 59.8.
No approval, permit or authorization by the Town of Marana authorizes violation of any federal or
state law or regulation or relieves the Property Owners from responsibility to ensure compliance
with all applicable federal and state laws and regulations, including the Endangered Species Act
and the Clean Water Act. The Property Owners should retain appropriate experts and consult
appropriate federal and state agencies to determine any action necessary to assure compliance
with applicable laws and regulations.

9.

The Property Owners shall transfer to Marana, by the appropriate Arizona Department of Water
Resources form, those water rights being IGR, Type I or Type II for the Town providing designation
of assured water supply and water service to the Rezoning Area. If Type I or Type II is needed on
the Rezoning Area, the Town and the Property Owners shall arrive at an agreeable solution to the
use of those water rights appurtenant to the affected portion of the Rezoning Area.

10.

Prior to the issuance of any grading permits, the Property Owners shall submit evidence to the
Town that all federal permit requirements have been met through the Corps of Engineers and the
State Historic Preservation Office, if federal permits are required for the development of the
Rezoning Area.

11.

A 100% clearance survey for the desert tortoise shall be completed by a qualified biologist at the
Property Owner's expense and a survey report shall be submitted to the Town and to the
Arizona Game and Fish Department (AZGFD) prior to issuance of any grading permits. If a desert
tortoise is found during the survey or at any time during construction, the Property Owners shall
immediately notify the Town and the AZGFD, and the tortoise shall be moved in accordance with
the most current AZGFD Tortoise Handling Guidelines at the Property Owners' expense.  

12.

The Property Owners shall not cause any lot split of any kind without the written consent of the
Town of Marana.

13.



The following lots shall be limited to one-story construction: 6-15 and 43-59.14.
At the time a final subdivision plat is submitted for the Rezoning Area, the Property Owners shall
dedicate additional right-of-way to provide a total half-width of 75 feet for Lambert Lane along the
entire south boundary of the Rezoning Area. Where 30 feet of right-of-way width currently exists,
an additional width of 45 feet will be dedicated. Where no right-of-way currently exists, the entire 75
feet will be dedicated.

15.

At the time a final subdivision plat is submitted for the Rezoning Area, the Property Owners shall
dedicate a 30-foot width of right-of-way along the entire east boundary of the Rezoning Area for
Blue Bonnet Road. 

16.

The Property Owners shall dedicate a public sewer easement through the rezoning area extending
from the Twin Peaks Road right-of-way to the 40-foot sewer easement along the east property
boundary enabling sewer facilities to be provided to future development west of Twin Peaks Road.

17.

During construction of the subdivision, the Property Owners shall grade the Lambert Lane access
drive from the west boundary of parcel 216-32-021C east to the Blue Bonnet Road alignment.          

18.

The Property Owners shall dedicate on the final subdivision plat a 30-foot wide perpetual
easement extending the entire length of the south property boundary of the Rezoning Area to the
Metropolitan Domestic Water Improvement District (Metro Water) facilitating the improvement of its
water facilities and water distribution in the area as part of the Metro Water District Northwest
Recharge and recovery Project.   Metro Water shall coordinate its construction activities with the
Property Owners to ensure that unreasonable conflicts or costs are not imposed upon or incurred
by the Property Owners during the development of the property as a result of Metro Water’s
construction activities. This may include the postponement of Metro Water's construction activities
until the Property Owners have completed the installation of sewer infrastructure and other utilities.
Any landscaping material or other improvements removed or disturbed by Metro Water during the
installation of its infrastructure shall be replaced, and the disturbed area shall be restored to its
pre-disturbance condition.  

19.

Suggested Motion:
I move to recommend to the Marana Town Council approval of PCZ1606-002 Twin Peaks and Lambert
Lane rezoning subject to the recommended conditions. 
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I. Introduction 
 

A. Project Overview 
 
The project is a proposed residential development consisting of 34± acres located at Twin Peaks Road and 
Lambert Lane. This project contains a range of single-family detached home lot sizes to respond to market 
demand for housing in the northwest Tucson metropolitan area. The Marana General Plan has a vision for up 
to 2.0 residences per acre along the Twin Peaks corridor, including the subject property.  This project will 
adhere to the general plan designated density by building 59 lots on 34± acres for a 1.7 residences per acre 
ratio.  In addition to the open space the project will also include a centrally located recreation area. This 
recreation area will add to the project and contribute to the quality of life for residents. The development is 
a balanced design both for people and for native Sonoran Desert biological resources. By leaving corridors of 
open space within the site, the native animal populations will be able to traverse the neighborhood and 
continue their foraging and migration patterns. 
 
The entire Twin Peaks Road corridor is planned to be developed, although much of it is heavily constrained 
by environmental and hydrological constraints. This site is relatively unconstrained, making it an appropriate 
place for corridor development to occur. Still, it strikes an important balance between preserving wash 
corridors, providing transitional density to existing development, and locating appropriate density along 
major roadway infrastructure. 
 

B. Primary Objectives 
 
• Provide much needed high-quality, environmentally-sensitive, single-family detached homes for new 

residents wishing to live in the Town of Marana. 
• Clustering homes such that the natural desert beauty can be appreciated by future residents within the 

development, as well as the surrounding residents. 
• Provide functional wildlife corridors and preserve sensitive habitat. 
• Fulfill the Town of Marana’s vision for sustainable growth along Twin Peaks Road (a major regional arterial 

roadway). 
• Construct a residential community that is compatible with both existing and future surrounding land uses. 
• Fulfill elements of the Town of Marana Strategic Plan by creating meaningful open space, trail 

connectivity, and active recreation areas. 
 
This document has been prepared in support of a request to rezone the subject property from R-144 
(residential) to R-6 (residential). The subject properties currently consist of two parcels bounded by Twin 
Peaks Road, Blue Bonnet Road, and Lambert Lane. The General Plan designates these properties as Low 
Density Residential (LDR), and the existing zoning is R-144. As the market continues to improve, large 
homebuilders have resurfaced as motivated buyers of platted lots. In the northwest Tucson metropolitan area 
market, those homebuilders have expressed the strongest demand for production home sites set in the 
context of significant onsite open space. This rezone is intended to allow the property to be developed in 
response to this strong demand, while at the same time preserving environmentally-sensitive portions of the 
site. 
 
If built to current zoning standards, 144,000 square-foot lots and their unrestricted grading areas would 
blanket the property and significantly impact native wildlife habitat. One of the primary reasons to modify the 
current zoning is so that the most sensitive portions of the property can be effectively preserved as open 
space with enforceable restrictions.  The proposed development, the region, and the natural functionality 
and beauty of the Sonoran Desert will benefit indefinitely by clustering housing away from sensitive habitat 
areas. 
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Additionally, the development is compatible with the existing adjacent land uses. Although a number of the 
surrounding properties are vacant, the project has been carefully designed to be sensitive to nearby existing 
residences by proposing buffers along the project’s eastern perimeter, and large one-acre lots along the 
southern border. This is a more sensitive approach to minimizing impacts to existing residents because it 
provides density transition onsite. 
 

C. Landscape Concept 
 
Title 17 of the Marana Land Development Code, Environmental Resource Preservation, Native Plant and 
Landscape Requirements, allows for this type of subdivision development. The project meets the intent of 
those assembled regulations and directions. In addition, the development will reuse as many native plants as 
practical for the subdivision’s landscaping needs. Native plants are drought tolerant and uniquely suited for 
the local climate, and further meet the primary objective of developing a sustainable and environmentally-
sensitive residential community. As part of the platting process, a native plant inventory will be prepared for 
the entire site, identifying vegetation to be preserved in place or transplanted within the development site. 
 



 
 

  II. Inventory & Analysis 

  Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 3 

II. Inventory & Analysis 
 
The purpose of the Inventory and Analysis section of this document is to catalog the various physical opportunities and 
constraints impacting the property in order to provide a meaningful and relevant context for the development proposal 
detailed elsewhere in this document. Only through careful consideration of these existing conditions can a design be truly 
appropriate for the area and compatible with its surroundings. 
 

A. Existing Land Uses 
 

1. Site Location 
 
The subject properties are located within Township 12 South, Range 12 East, Section 11, Town of Marana, 
Pima County, Arizona. The subject properties total approximately 34 acres, and are located on W. Twin 
Peaks Road between N. Blue Bonnet Road and the W. Lambert Lane alignment. (See Exhibit A: Site Location 
Map.) 
 
Pima County tax assessor designates the subject properties as parcels 216-23-073D and 216-23-072B. 
 
Per Marana Addressing the administrative address for this project is 5565 W. Twin Peaks Rd. 
 

2. Existing On-site Zoning and Land Uses 
 
The subject properties are currently undeveloped and vacant. 
 
The subject properties are currently zoned R-144 (Single-Family Residential District) with a minimum lot 
size of 144,000 square feet. 
 
The Town of Marana General Plan designates the subject properties as Low Density Residential (LDR: 0.5 – 
2.0 dwelling units per acre). As stated in the Marana 2010 General Plan, large areas of significant natural 
resources have been identified in the Tortolita Fan in northeast Marana that have a range of development 
constraints. These factors should promote clustered housing projects. This project follows its 
recommendations to build relatively low-density residential cluster development that minimizes 
disturbance to the on-site riparian areas. (See Exhibit C: Existing General Plan Land Uses.) 
 

3. Existing Adjacent Zoning and Land Uses 
 
a. Surrounding Zoning & Land Uses 
 

The subject properties are surrounded by the following existing zonings, existing land uses, and 
General Plan land use designations within a quarter of a mile of the subject property: (See Exhibit 
C: General Plan Land Use Designations, Exhibit D: Existing Zoning, and Exhibit E Existing Land Uses.) 
 
N: Existing zoning:  F, Twin Peaks Vista Specific Plan 

       R-36, Single Family Residential 
 

Existing land use: Vacant land and single-family residential development 
 

NE: Existing zoning:  F, The Preserve at Twin Peaks Specific Plan 
 
Existing land use: Vacant land 
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E: Existing zoning:  SR, Suburban Ranch (Pima Co.) 
 

Existing land use: Vacant land and single-family residential development 
 

SE: Existing zoning:  SR, Suburban Ranch (Pima Co.) 
 
Existing land use: Vacant land and single-family residential development 
 

S: Existing zoning:  SR, Suburban Ranch (Pima Co.) 
 
Existing land use: Vacant land and single-family residential development 
 

SW: Existing zoning:  SR, Suburban Ranch (Pima Co.) 
       GR-1, Rural Residential (Pima Co.) 

 
Existing land use: Vacant land 
 

W: Existing zoning:  GR-1, Rural Residential (Pima Co.) 
 
Existing land use: Vacant land and single-family residential development 
 

NW: Existing zoning:  GR-1, Rural Residential (Pima Co.) 
 
Existing land use: Vacant land and single-family residential development 
 

b. Surrounding Building Heights 
 

All nearby structures are single or two story. 
 

c. Surrounding Rezonings 
 

Twin Peaks Oasis Specific Plan, Cascada Specific Plan, Twin Peaks Vista Specific Plan, The Preserve at 
Twin Peaks Specific Plan. 

 
d. Surrounding Subdivisions and Development Plans 

 
Oasis Hills and Casas de Migel subdivisions are within a mile of the property. 

 
e. Surrounding Architectural Styles 

 
Surrounding architectural styles are typical of most unplanned development in Pima County, which is 
a mix of contemporary southwestern homes and manufactured housing. 

 
4. Location and ownership of wells/well sites within 100 feet of site 

 
According to ADWR, one well exists on-site: 55-635716. One well exists within 100 feet of the project 
boundary: 55-591405 and numerous private wells exist further away in the surrounding areas of unplanned 
development. 
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B. Topography and Slope 
 

1. Topographic Characteristics 
 
The topography of the subject properties is characterized by relatively flat terrain. The subject properties 
generally slope evenly from northeast to southwest. Elevations range from approximately 2,380 feet above 
sea level at the northeast corner to 2,330 feet above sea level at the southwest corner of the subject 
properties. The site does not contain any hillside conservation areas, rock outcrops, slopes of 15% or 
greater, or other significant topographic features. 
 

2. Pre-Development Slope 
 
a. Average Cross-Slope 
  

The pre-development average cross-slope for the subject properties is approximately 5.7 percent, 
according to the following formula: 
 
C = Contour Interval 
L = Length of Topographic Contours A = Acreage of Site 
 
( C x L x 0.0023 ) / A = Average Cross Slope (1’ x 82,410' x 0.0023) / 33.4 = 5.7% 
 

b. Average Overall Slope 
  

The pre-development properties’ average overall slope is 2.6% from the northeast corner to the 
southwest corner of the project boundary. 
 

  





 
 

  II. Inventory & Analysis 

  Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 13 

C. Hydrology 
 

1. Off-site Features Affecting Site 
 
Upstream of the site, the low density or underdeveloped nature of existing development allows most 
drainage to flow naturally. Drainage in the area is typically concentrated within the numerous braided 
washes crisscrossing the Tortolita Fan. Drainage flows over the subject property and through two (2) 
existing drainage structures along Twin Peaks Road. Drainage then continues downstream of the subject 
properties in the same manner that is exhibited in the upstream watershed. 
 

2. Acreage of Upstream Offsite Watersheds 
 
The off-site watershed affecting this property is approximately 150 acres with an overall downward slope 
of approximately 1.5% from the top of the watershed to the subject property. 
 

3. On-site Hydrology Characteristics 
 
a. 100-Year Floodplains with Discharges ≥ 50 CFS 

 
Estimated 100-year floodplains are shown on Exhibit H: On-Site Hydrology/FEMA Floodplain. 
 

b. Areas of sheet flooding and average depths 
 
There are no areas of sheet flooding onsite. 
 

c. Federally mapped floodways and floodplains 
 
Federally mapped floodplains exist on-site, but are avoided  
(See FEMA FIRM Map Panel 1065 of 4750, Map Number 04019C1065L and Exhibit H: On-Site 
Hydrology\FEMA Floodplain). 
 

d. 100-Year Floodplains with Peak Discharges > 50 CFS 
 
Estimated 100-year floodplains with discharges are shown on the following exhibit (Exhibit H: On-Site 
Hydrology\FEMA Floodplain). 
 

4. Existing Drainage Conditions along the Downstream Property Boundary 
 
See Part 1, above. 
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D. Vegetation 
 

1. On-site Vegetative Communities 
 
Site vegetation substantially consists of undisturbed Arizona Upland Sonoran Desert Scrub Biotic 
Community. The dominant plant association is the Paloverde-mixed cacti community. Species include 
mesquite, acacia, ironwood, foothills paloverde, creosote bush, and ocotillo, prickly pear, and fishhook 
barrel cactus. A large number of mature saguaro exists within the subject site. 
 

2. Significant, Threatened, or Endangered Flora 
 
Illustrated on the significant vegetation exhibit.  No threatened or endangered flora are known to exist on 
site. 
 

3. Vegetative Densities 
 
Vegetative density of the subject site is approximately 30 percent plant cover. 
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E. Wildlife 
 

1. Arizona Game and Fish Department Input 
 
The Arizona Game and Fish Department’s online review tool has been completed, and the Environmental 
Review report, dated May 4, 2016, states that their most current records indicate the presence of federally 
listed species within a 3-mile radius of the project boundary along with an identified wildlife corridor. 
 
Proper steps will be taken during development to mitigate the occurrence of any listed fauna, should they 
be found onsite. 
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Exhibit J: AZGFD Report 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d)  
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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Exhibit J: AZGFD Report (cont’d) 
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F. Soils and Geology 
 

1. Soils 
 
The National Resources Conservation Service notes the subject property as “ Hayhook- Sahuarita Complex 
1 to 5 percent slopes, Palos Verdes-Jaynes Complex 2 to 8 percent slopes, Hayhook Sandy Loam 1 to 5 
percent slopes.” These designations are typical of the Tortolita Fan area and are characterized by well-
draining sandy soil on the surface, with gravelly soil several feet below. Detailed geotechnical investigation 
will be performed prior to development. 
 

2. Geology 
 
The project lies within the Tortolita Fan area, which falls into the Santa Cruz River basin valley. The US 
Geological Survey further describes this area as, “QTa: Alluvium & Sedimentary Rock. Unconsolidated to 
well-consolidated and caliche – cemented sand, silt, and gravel and dissected basin-fill deposits of 
conglomerate, sandstone, and siltstone with minor lacustrine rocks.” 
 

G. Viewsheds 
 

1. Viewsheds from Adjacent Properties 
 
Primary views of the Tortolita Mountains to the north and Pusch Ridge and Catalina Mountains to the east. 
Development of the subject property will not block these views for the existing homes in the area. (See 
Exhibit M: Viewsheds for more information.) 
 

2. Site Visibility 
 
Views into the subject site are somewhat restricted due to existing vegetation and the relatively even and 
flat nature of the topography that typifies the area. 
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Photo #1 

 
 

Photo #2 
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Photo #3 

 
 

Photo #4 
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Photo #5 

 
 

Photo #6 
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Photo #7 

 
 

Photo #8 
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Photo #9 

 
 

Photo #10 
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Photo #11 

 
 

Photo #12 
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Photo #13 

 
 

Photo #14 
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Photo #15 

 
 

Photo #16 
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Photo #17 

 
 

Photo #18 
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Photo #19 

 
 

Photo #20 

 
  



 
 

  II. Inventory & Analysis 

  Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 42 

Photo #21 

 
 

Photo #22 
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Photo #23 

 
 

Photo #24 

 
  



 
 

  II. Inventory & Analysis 

  Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 44 

H. Traffic 
 

1. Existing / Proposed Off-site Streets between the Development and Nearest Arterial Streets 
 
The development has one entry, which is onto Twin Peaks Road.  Now that Twin Peaks Road has been 
improved, the 2040 P.A.G. Regional Transportation Plan proposes no additional improvements within a 
mile of the project, and the existing arterial roadway system has ample capacity to support this project. 
 

2. Nearby Arterial Streets 
 
All traffic generated by this project will be accommodated by Twin Peaks Road. An analysis of capacity has 
been prepared by Southwest Traffic Engineering. (See Exhibit V: Circulation Concept Plan & Appendix A: 
Traffic Impact Analysis) 
 
Twin Peaks Road 
 
150 foot Right-of-Way 
Four lane divided roadway with bicycle lanes and landscaped median 45 MPH speed limit 
Large wash channeled underneath road via culverts at intersection with Camino de Mañana. 
 

3. Nearby Arterial Intersections 
 
Arterial intersections within one mile of the site that will likely carry traffic generated by this development 
include Twin Peaks Road and Camino de Mañana, and Camino de Mañana and Camino de Oeste. 
 

4. Nearby Bicycle / Pedestrian Ways 
 
A shared-use path, a sidewalk, and multi-use lanes are provided alongside the nearby Twin Peaks Road. 
 

I. Recreation and Trails 
 

1. Trails, parks and recreation areas within one mile of site. 
 
No existing parks are within one mile of the project site. There are proposed recreation areas within two 
recently approved Specific Plans just north of the subject property. The surrounding area currently contains 
passive recreational opportunities, including open space areas and the shared use path along Twin Peaks 
Road. This residential development project will provide an easement for a linkage to the regional trail 
network. (See Exhibit M: Trails for more information.) 
 
This project supports the goals of the Pima County Trail System Master Plan and the Town of Marana Parks, 
Recreation, Trails, and Open Space Master Plan by connecting to the existing Twin Peaks Road trail system. 
Two regional or district parks with a combined area of 72.8 acres have been planned but not yet developed 
at the nearby Cascada subdivision development. This is in addition to the several neighborhood parks within 
the Cascada development. 
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J. Cultural, Archaeological, and Historic Resources 
 

1. On-site Resources 
 
Minimal, see below. 
 

2. Archaeologist Letter 
 
According to Bowers Environmental three sites where documented in the project boundary. Each of the 
sites is historic in age and likely dates to the 1940s and 1950s. Both have been evaluated in terms of ARHP 
and NRHP criteria. Research regarding these historic sites does not suggest that they are associated with a 
significant person or important historical events. The sites do not appear to embody distinctive 
characteristics or artistic values that would make them exceptional or a unique type. The sites are in poor 
to fair condition, lack any architectural distinction in terms of design, materials or craftsmanship. 
Accordingly, MCA Consulting recommends that these three sites are not eligible for inclusion on either the 
Arizona or National Register of Historic Places. (See Exhibit N: Archaeological Survey Summary) 
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Exhibit N: Archaeological Survey Summary 
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Exhibit N: Archaeological Survey Summary (cont’d) 
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K. Existing Infrastructure and Public Facilities 
 

1. Sewer 
 
The Twin Peaks corridor, including this property, is tributary to Pima County’s Ina Road wastewater 
treatment plant. The project will connect to the Pima County Regional Wastewater Reclamation 
Department sewer system near the intersection of Linda Vista Road and Blue Bonnet Road.  
Capacity has been confirmed for two projects in the area (The Preserve at Twin Peaks and Twin Peaks Vista) 
and we are currently working with Pima County Regional Wastewater Reclamation Department to connect 
this project at the intersection mentioned above. 
 

2. Water 
 
This project is within the Town of Marana water service area. A 16” water main exists within the Twin Peaks 
Road right-of-way, but is within the wrong water pressure zone to serve this project. The planned Blue 
Bonnet reservoir and booster station are to be constructed by others. This project will connect to the 
Marana Water system once the booster station is operational. 
 

3. Natural Gas 
 
The property is located within the Southwest Gas service area. 
 

4. Electric  
 
The property is located within the TRICO Electric service area and electric lines are currently located in the 
southwest corner of the project boundary along Decker Dr. 
 

5. Fire Service 
 
The property has been annexed into the Mountain Vista Fire District, which has indicated that they may 
locate a new facility in the area in the future, but at this point are unsure. The nearest fire station is at 
Shannon and Overton. 
 

6. Police Service 
 
The property is located within the Town of Marana Police service area and will be providing service. 
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Exhibit P: Sewer Capacity Letter 

 
  







 

    III. Land Use Plan 

    Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 54 

III. Land Use Plan 
 

A. Purpose and Intent 
 
This section describes how the development responds to the opportunities and constraints described in 
the Inventory & Analysis section of this rezone along with the Town of Marana Land Development Code. 
As  evidenced  by  the  site  plan,  the  project  rezone  has  been  crafted  after  careful  and  responsive 
consideration of the site’s context. 
 

B. Relationship to Town of Marana Adopted Plans 
 
We are requesting a rezone to an R‐6 residential designation and in doing so the project will adhere to all 
applicable development standards associated with the R‐6 zoning requirements. 
 
The Marana General Plan designates this property as Low Density Residential: 0.5‐2.0 homes per acre. This 
project complies with that guideline despite the fact that greater density would be appropriate along the 
Twin Peaks corridor. 
 
The Town of Marana Strategic Plan calls for new developments and neighborhoods to create areas with 
meaningful open space, trail connectivity, and active recreation areas which this rezone request adheres 
to.  (See Exhibit S: Conceptual Development Plan) 
 
The rezone also complies with not only the goals and guidelines but the entire Twin Peaks Corridor Study 
by adding to the brand that is to be characterized along Twin Peaks, creating a development with minimal 
visual impact on surrounding environment, and enhancing and preserving the native desert landscape.  This 
project will also adhere to the general development regulations and use vegetation for landscaping from 
the low water use/drought tolerant native plant list detailed in the corridor study. 
 

C. Compatibility to Adjoining Development 
 
The project seeks to be compatible with surrounding land uses while maintaining appropriate and sufficient 
residential  density  to  offset  the  cost  of  extending  sewer  and  other  utilities  to  the  vicinity.  The  rezone 
features a density that is in line with the Marana General Plan, the Twin Peaks Corridor Study, and proposed 
and existing development along Twin Peaks Road. 
 

D. Land Use Proposal 
 
This  project  is  designed  to  blend  with  surrounding  low  density  residential  land  uses  and  current 
undeveloped areas.  Home sites are set back from adjacent properties, especially along the southern border 
of the project where larger lots (±1 acre) are propose.  The project proposes a total of 59 lots ranging in 
size from 6,000 sq. ft. (42 lots), one‐half acre (12 lots), and one acre lots (5 lots).  All the lots within the 
development will be subject to the Town of Marana Residential Design Standards.  Open space is primarily 
located along existing washes and the perimeter of the project to serve as a buffer to existing residents.  
Landscaping also exists within these buffer areas to provide visual screening between the homes within the 
development and existing neighbors. Although the lots proposed are of the sizes typically desired by large 
homebuilders,  the  overall  density  of  this  project  is  relatively  low  (approximately  1.7  homes  per  acre), 
resulting in a low traffic impact on nearby roadways. 
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E. Grading Concept 
 
Site grading will be restricted to roadways, lots, and necessary ancillary grading. Except for areas where 
regional sewer depth is a design constraint,  improvements within this project will be located at or near 
existing grade in order to avoid excessive alteration of the site’s gently sloping terrain. 
 

F. Post‐Development Hydrology 
 
Significant drainageways on‐site will be preserved in their natural state, within the common area. Additional 
stormwater runoff created by new homes and roadways will be collected in landscaped detention basins. 
By largely avoiding disturbance of existing drainageways, and spreading stormwater detention throughout 
the project,  impacts to up‐ and downstream drainage patterns are mitigated, and erosion  issues will be 
prevented. 
 
The Town of Marana adopted Title 25 of the Land Development Code with an effective date of October 18, 
2007. To comply with this Title, a Stormwater Pollution Prevention Plan and NOI for coverage under the 
AZPDES Construction General Permit is required to be submitted to the Town for review and acceptance 
prior  to commencement of grading activities. Construction/storage yards, construction  trailers,  fencing, 
water pumps/ponds and roads will be considered part of the larger plan of development and will need to 
be covered in the Stormwater Pollution Prevention Plan for this project. 
 
All Federal permit requirements will need to be met prior to grading permit issuance. This includes Army 
Corps of Engineers Jurisdictional Wash consultation/determination if necessary. 
 

G. Vegetation and Landscaping 
 
Most significant vegetation found on‐site is within the several on‐site washes, all of which are preserved as 
common areas or on lot no‐build areas. As part of the platting process, the Town of Marana’s native plant 
preservation requirements (as defined in Section 17.02 of the Marana Land Development Code) will be 
followed and an inventory will be prepared for the entire site,  identifying vegetation to be preserved in 
place or transplanted on site. 
 
The development features 40’ landscape buffers along the south and east boundaries and 20’ landscape 
buffers along the north and west boundaries of the project site.  The project also features drought tolerant 
landscaping,  which  further  increases  how  well  the  project  fits  within  the  context  of  surrounding 
development in this arid region. 

  





 

    III. Land Use Plan 

    Twin Peaks & Lambert Lane Rezoning 
WLB No. 114013-C-001 58 

H. Wildlife 
 
By preserving the washes on site, the primary wildlife corridors through the property are also protected. 
 
At least 30 days before grading, a 100% area survey must be completed by a qualified wildlife biologist, for 
the Sonoran Desert Tortoise, with a copy of the survey form sent to the Town prior to issuance of a grading 
permit. 
 

I. Viewsheds 
 
Extraordinary views are not available from or across the property due to existing, relatively flat topography 
coupled with the distance to surrounding mountain ranges. However, the wide open space corridors and 
perimeter buffer areas mitigate the project’s minimal impacts to surrounding viewsheds. 
 

J. Circulation Concept 
 
One connection is proposed to the existing public street system, along Twin Peaks Road. The location of 
the point of  connection was chosen  to minimize  impacts  to existing washes,  the available  right‐of‐way 
frontage,  roadway geometry, and also  to minimize  traffic  impacts  to  the neighboring property owners. 
Internal  streets will be designed and built  to Town standards. Streets are  intended  to be private  if  the 
homebuilder  elects  to  gate  the  neighborhood.  Otherwise,  they  will  be  public  streets.  This  project  is 
expected to generate approximately 572 vehicular average daily trips (ADT), according to the Traffic Impact 
Analysis (TIA) submitted by Southwest Traffic Engineering, LLC, which is included in Appendix A. 
 
45ft of right‐of‐way will be dedicated adjacent to the existing 30ft right‐of‐way of Lambert Ln for a total 
right‐of‐way width of 75ft.  The western 30ft from the eastern property site boundary will also be dedicated 
as right‐of‐way for the future Blue Bonnet Rd. alignment.   
 

K. Public Utilities 
 

1. Water 
 
The Town of Marana is extending water service to this area, although the development site is not currently 
serviced. Water service for this project will be extended from the future booster station to be constructed 
at the intersection of Blue Bonnet Road and Twin Peaks Road. 
 

2. Sewer 
 
Sewer service for this project will be extended from the existing sewer main that terminates just south of 
the  intersection of Linda Vista Boulevard and Blue Bonnet Road. The main will be extended along Blue 
Bonnet Road, within the right‐of‐way and within easements.  See Exhibit O. 
 
PCRWRD has requested a 40ft sewer easement along the Blue Bonnet alignment.  The easement has been 
granted, and extends 10’ beyond the 30’ Blue Bonnet right‐of‐way to be dedicated.  
 
A 30’ sewer easement will be dedicated through the site as necessary to facilitate the extension of sewer 
infrastructure to the Twin Peaks Vista development across Twin Peaks Road.  The easement will be granted 
via the final plat.  See Exhibit S. 
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3. Electric 
 
Electric service will come from Trico Electric Cooperative, Inc. (TRICO). The power source will come from 
TRICO’s main feeder line along the east side of Twin Peak’s Road. This feeder line exists along the project’s 
western edge. There are also several points along the eastern edge to tie into the electrical infrastructure, 
if needed. 
 

4. Natural Gas 
 
Southwest Gas will supply natural gas services to the proposed development. The closest existing gas facility 
exists at the intersection of Oasis Road and Quail Lane. The main will be extended if needed by the 
homebuilder. 
 

5. Telecommunications 
 
The project is within the TRICO, Comcast, and CenturyLink service areas.  Telecommunication service is 
proposed from these providers. 
 

L. Public Service Impacts 
 

1. Police 
 
The project is within Marana’s town limits, and law enforcement jurisdiction. As a relatively low density 
residential project, impacts to Marana’s police services are expected to be minimal. 
 

2. Fire 
 
This project will be served by the Mountain Vista Fire District. Trash and Recycling 
The Town of Marana does not provide trash and recycling services.  The project’s homeowners association 
will contract with a private solid waste pick-up provider. 
 

3. Schools 
 
The Marana Unified School District uses a student generation factor of 0.25 per home for elementary 
students and 0.1 per home for secondary students. This project’s anticipated 58 homes would have an 
impact of 15 elementary students and 6 secondary students. De Grazia Elementary, Tortolita Middle School 
and Mountain View High School all have capacity to absorb this number of students. See attached letter 
from Marana Unified School District, which confirms that capacity exists for more houses than are currently 
proposed within this development. 
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Exhibit U: MUSD Letter 
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M. Recreation and Trails 
 
Much of the development’s open space will be owned and maintained by the HOA. The active space is a 
neighborhood park in the central portion of the property, providing easy access to all residents of this 
project through the internal sidewalk and trail network. This park is expected to be the recreation focal 
point of the neighborhood due to its central location within the project, as well as connectivity to the 
regional trail system.  All plants shall be on an underground drip irrigation system.  If turf is used, it must 
be irrigated from a secondary non-potable source as long as the non-potable source is available at the 
boundary of the project at the time that of development.  These actions meet the recommendations in the 
Town of Marana’s Parks, Recreation, Trails, and Open Space Master Plan and the Marana 2010 General 
Plan. 
 
Along with the open space, there will also be a trail network located within and along the eastern and 
southern boundary of the project site.  The trails within the project site will be private and the trails located 
along the eastern and southern boundaries will be public to allow access to the existing trails and shared-
use paths in the area.  See Exhibit: S  
 

N. Cultural, Archaeological, and Historic Resources 
 
Three historic period archaeological sites and six isolated occurrences of artifacts were recorded within the 
area of potential effects. All of these cultural resources are recommended as not eligible for inclusion on 
the Arizona and National Register of Historic Places. Accordingly, there are no historic properties affected 
in the project. No further treatment is recommended for the sites or isolates recorded in the project.  See 
Exhibit N:  Archaeological Survey Summary. 
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at Twin Peaks Road. The roadway extends to the north ending at Potvin Lane where traffic 
must turn to the west onto a graded unpaved roadway. 
 
The intersection of Decker Drive/Twin Peaks Road is an un-signalized “T” intersection that 
is STOP sign controlled on the eastbound approach from Decker Drive, while the northbound 
and southbound approaches on Twin Peaks Road are free flow. Eastbound traffic on Decker 
Drive is provided with a single shared left turn/right turn lane. Northbound traffic on Twin 
Peaks Road is provided with an exclusive left turn lane and two through lanes while 
southbound vehicles are offered an exclusive U-turn only lane (future left turn lane), a single 
through lane and a shared through/right turn lane. A paved multi-use path crosses the west 
leg of the intersection where pedestrian ramps are provided however there are no striped 
crosswalks on any of the intersection approaches.   
 
Proposed Access 
 
Access to the Twin Peaks 34 project will be provided by a new access point, located along 
the east side of Twin Peaks Road. This proposed access point will serve as the new east leg 
of the existing intersection of Decker Drive/Twin Peaks Road. 
 
The new westbound approach to the intersection of Decker Drive/Twin Peaks Road will 
provide a single shared left turn/through/right turn lane for westbound traffic exiting the site. 
Northbound and southbound traffic entering the project site from Twin Peaks Road will be 
offered an exclusive left turn lane, a single through lane and a shared through/right turn lane. 
 
Trip Generation 
 
Trip generation for the project was developed utilizing nationally agreed upon data contained 
in the Institute of Transportation Engineers (ITE) publication Trip Generation, 9th Edition, 
2012. Trip generation was estimated for the construction of fifty-eight (58) single family 
homes based on ITE Land Use Code 210, Single-Family Detached Housing. The result of the 
weekday trip generation for the proposed project is shown below in Table 1. The complete 
trip generation calculations can be found attached to this TIS. 
 

Table 1 – Weekday Site Generated Trips 
 
 

  

Average Daily, Inbound (vtpd) 277
Average Daily, Outbound (vtpd) 277

Total Daily 554
AM Peak Hour, Inbound (vtph) 11
AM Peak Hour, Outbound (vtph) 33

Total AM Peak 44
PM Peak Hour, Inbound (vtph) 37
PM Peak Hour, Outbound (vtph) 21

Total PM Peak 58

Time Period Single-Family 
Detached Housing

vtpd - vehicle trips per day, vtph - vehicle trips per hour
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As shown in Table 1, the proposed Twin Peaks 34 project is projected to generate forty-four 
(44) additional vehicle trips during the weekday AM peak hour and fifty-eight (58) additional 
vehicle trips during the weekday PM peak hour. The limited number of total site generated 
trips is not expected to have any significant impact on the surrounding roadway network. 
 
Trip Distribution and Assignment 
 
Trip distribution for the project was based on direction from the Town of Marana. In order to 
form a basis for analysis of the project impacts, weekday AM and PM peak hour turning 
movement counts were conducted at the intersections of Decker Drive/Twin Peaks Road.  
 
The weekday turning movement counts were conducted from 7:00 AM to 9:00 AM and 4:00 
PM to 6:00 PM in May 2016. The complete traffic count data can be found attached to this 
letter. 
 
Figure 3, which is also attached to the end of this letter, shows the weekday trip distribution 
for the project as a percentage of net new primary trips and shows the assignment of the new 
site generated peak hour trips to the to the adjacent roadway system. 
 
Turn Lane Analysis 
 
A key element of this study is to determine if left and right turn lanes are required at the 
intersection that will directly serve the project site. The Pima County Traffic Impact 
Studies/Traffic Memoranda Procedures provides warrants for the inclusion of left and right 
turn lanes at un-signalized intersections based on speed limit, through traffic volume and 
turning traffic volume during the peak hour. 
 
When needed, turn lanes remove the slowing turning traffic from the through traffic stream, 
improving capacity and reducing rear-end accidents. Table 2 shows the location that was 
evaluated for turn lanes. 
 

Table 2 – Turn Lane Warrants 
 

Intersection Direction Turn Treatment 
Analyzed

Turn Treatments 
Warranted?

Decker Drive/Twin Peaks Road Northbound Right Turn Lane Yes
Decker Drive/Twin Peaks Road Southbound Left Turn Lane Yes  

 
 
Based on the new site generated PM peak hour traffic volumes with the project, an auxiliary 
southbound left turn lane and northbound right turn lane are warranted to serve the project 
traffic at the intersection of Decker Drive/Twin Peaks Road. 
 
Another key element of this turn lane analysis is to determine the storage length required for 
the warranted turn lanes. 
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The queue storage requirements for the area roadways were calculated using the following 
methods as recommended in A Policy of Geometric Design of Highways and Streets 
(AASHTO, 2011). 
 
For un-signalized intersections, storage for vehicles likely to arrive in an average two-minute 
period within the peak hour should be provided. 
  
  Vehicles per 2 min. period = (vehicles/hour)÷(30 periods/hour) 

Storage length = vehicles per 2 min. period x 25 feet 
 
Table 3 shows the calculated queue lengths based on site generated PM peak hour traffic 
volumes with the project. The computed values are typically rounded up to the nearest 25 
feet. Complete storage length calculations can be found in the Appendix. 
 

Table 3 – Queue Storage 
 

NB SB EB WB NB SB EB WB
Decker Drive/Twin Peaks Road

Turning Volume (vph) 7 30
Scalculated = 6 25

Srounded = 25 25

Intersection Left Turn Storage Right Turn Storage

S - storage in feet, vph - vehicles per hour  
 
 
As presented in Table 3, the intersection of Decker Drive/Twin Peaks Road requires 25 feet 
of storage for the northbound right turn movement and for the southbound left turn 
movement into the project site. The existing 150’ southbound left turn lane on Twin Peaks 
Road is expected to be able to accommodate the predicted vehicle queue length for the 
southbound left turning movements. 
 
A minimum queue storage length of 25 feet is recommended for the new northbound right 
turn lane into the project site to adequately store the predicted queue length associated with 
the site generated traffic volumes. 
 
Conclusion 
 
As shown in Table 1, the proposed Twin Peaks 34 development is projected to generate 
forty-four (44) additional vehicle trips during the weekday AM peak hour and fifty-eight (58) 
additional vehicle trips during the weekday PM peak hour.  This limited number of trips is 
not expected to have any significant impact on the surrounding roadway network. 
 
A new southbound left turn lane is warranted to serve the project traffic at the intersection of 
Decker Drive/Twin Peaks Road based on the site generated PM peak hour traffic volumes 
with the project. 
 
With approximately 150 feet of storage within the existing southbound left turn lane on Twin 
Peaks Road, there will be sufficient space to store the predicted queues associated with the 
southbound left turning movements into the project site. 





  

Figure 1 – Vicinity Map 
 



Single-Family Detached Housing
LAND USE: 58 Dwelling Units Single-Family Detached Housing

TRIP GENERATION CALCULATIONS ARE BASED ON THE INSTITUTE OF TRANSPORTATION 
ENGINEERS' TRIP GENERATION, 9TH EDITION.  THE ITE LAND USE CODE  IS
Single-Family Detached Housing (210)

WEEKDAY
                 Rate = 9.52 Trips per Dwelling Unit (DU)

T = 9.52 Trips x 58 DU
T = 554 VPD

ENTER: (0.5)*(554) = 277 VPD
EXIT: (0.5)*(554) = 277 VPD

AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM)

                 Rate = 0.75 Trips per Dwelling Unit (DU)
T = 0.75 Trips x 58 DU

T = 44 VPH
ENTER: (0.25)*(44) = 11 VPH

EXIT: (0.75)*(44) = 33 VPH

PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM)

                 Rate = 1 Trips per Dwelling Unit (DU)
T = 1 Trips x 58 DU

T = 58 VPH
ENTER: (0.63)*(58) = 37 VPH

EXIT: (0.37)*(58) = 21 VPH

*where, T = trip ends 

TRIP GENERATION SUMMARY 
WEEKDAY 554 VPD
AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM) 44 VPH
PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM) 58 VPH
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Intersection Turning Movement
Prepared by:

 
N-S STREET: DATE: LOCATION: 

E-W STREET: DAY: PROJECT#  

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 0 0 0 1 0 1 2 0 1 2 0

6:00 AM  
6:15 AM
6:30 AM
6:45 AM
7:00 AM 0 0 0 3 0 10 1 113 0 0 179 0 306
7:15 AM 0 0 0 2 0 7 1 139 0 0 213 1 363
7:30 AM 0 0 0 3 0 7 5 111 0 0 173 2 301
7:45 AM 0 0 0 0 0 10 3 102 0 0 163 2 280
8:00 AM 0 0 0 0 0 2 2 133 0 0 173 1 311
8:15 AM 0 0 0 1 0 3 1 108 0 0 114 1 228
8:30 AM 0 0 0 2 0 6 4 90 0 0 98 0 200
8:45 AM 0 0 0 1 0 3 1 80 0 0 97 0 182
9:00 AM
9:15 AM
9:30 AM
9:45 AM

10:00 AM
10:15 AM
10:30 AM
10:45 AM
11:00 AM
11:15 AM
11:30 AM
11:45 AM

TOTAL NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
Volumes 0 0 0 12 0 48 18 876 0 0 1210 7 2171
Approach % #### #### #### 20.00 0.00 80.00 2.01 97.99 0.00 0.00 99.42 0.58
App/Depart 0 / 25 60 / 0 894 / 888 1217 / 1258

715 AM

PEAK
Volumes 0 0 0 5 0 26 11 485 0 0 722 6 1255
Approach % #### #### #### 16.13 0.00 83.87 2.22 97.78 0.00 0.00 99.18 0.82

PEAK HR.
FACTOR: 0.864

32.398012, -111.084168

1 Way Stop (SB) 
COMMENT 1:
GPS:

CONTROL:

0.775

AM Peak Hr Begins at:

0.850

  WESTBOUND  NORTHBOUND   SOUTHBOUND   EASTBOUND

0.8860.000

05/10/2016 MaranaDecker Dr.

Twin Peaks Rd. 16-1182-001TUESDAY

veracity grouptraffic



Intersection Turning Movement

N-S STREET: DATE: LOCATION: 

E-W STREET: DAY: PROJECT#  

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 0 0 0 1 0 1 2 0 1 2 0

1:00 PM  
1:15 PM
1:30 PM
1:45 PM
2:00 PM
2:15 PM
2:30 PM
2:45 PM
3:00 PM
3:15 PM
3:30 PM
3:45 PM
4:00 PM 0 0 0 0 0 4 10 154 0 0 103 2 273
4:15 PM 0 0 0 0 0 3 0 157 0 0 92 2 254
4:30 PM 0 0 0 3 0 7 4 148 0 0 109 0 271
4:45 PM 0 0 0 4 0 7 9 166 0 0 73 1 260
5:00 PM 0 0 0 0 0 2 5 172 0 0 109 3 291
5:15 PM 0 0 0 1 0 3 6 169 0 0 117 1 297
5:30 PM 0 0 0 2 0 6 8 203 0 0 110 0 329
5:45 PM 0 0 0 0 0 1 2 116 0 0 64 2 185
6:00 PM
6:15 PM
6:30 PM
6:45 PM

TOTAL NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
Volumes 0 0 0 10 0 33 44 1285 0 0 777 11 2160
Approach % #### #### #### 23.26 0.00 76.74 3.31 96.69 0.00 0.00 98.60 1.40
App/Depart 0 / 55 43 / 0 1329 / 1295 788 / 810

445 PM

PEAK
Volumes 0 0 0 7 0 18 28 710 0 0 409 5 1177
Approach % #### #### #### 28.00 0.00 72.00 3.79 96.21 0.00 0.00 98.79 1.21

PEAK HR.
FACTOR: 0.894

GPS: 32.398012, -111.084168

0.568 0.874

CONTROL: 1 Way Stop (SB) 
COMMENT 1: 0

Marana

PM Peak Hr Begins at:

0.877

  WESTBOUND  NORTHBOUND   SOUTHBOUND   EASTBOUND

0.000

Decker Dr. 05/10/2016

Twin Peaks Rd. TUESDAY 16-1182-001

veracity grouptraffic
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Figure 3: Distribution/Assignment

LEGEND:
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Un-Signalized Intersection (Left Turn Lane)
Location: Decker Drive/Twin Peaks Road
Approach/Leg: Southbound

V = vehicles per hour

PM Peak Hour
V = 7 vph

S = Storage = (V *2 min* 25 ft/veh)/60 min/hr

S (ft) = 7 vph*(2 min)*(25 ft/veh)  = 6 feet
(60 min/hr)

Minimum Recommended Storage: 25 feet

Un-Signalized Intersection (Right Turn Lane)
Location: Decker Drive/Twin Peaks Road
Approach/Leg: Northbound

V = vehicles per hour

PM Peak Hour
V = 30 vph

S = Storage = (V *2 min* 25 ft/veh)/60 min/hr

S (ft) = 30 vph*(2 min)*(25 ft/veh)  = 25 feet
(60 min/hr)

Minimum Recommended Storage: 25 feet







Twin Peaks
TIS dated 23 May 2016
Comment Resolution 

             6/26/2016

Item No. Page No. Reviewer Code Comment Response

Town of Marana

1 General Fausto Burruel A

The proposed trip distribution showing 56% north and 48% does not reflect the 
anticipated trip distribution from the development. An accepted traffic study 
located approximately ¾ miles south of your development indicates a distribution 
of 15% north, 80% south, and 5% eastbound. The Twin Peaks 34 distribution 
should be approximately an 85/15 or 80/20 split with the majority of the traffic 
being southbound.

The trip generation in the traffic impact statement (TIS) has been 
updated.

2 General Fausto Burruel A The turn lane analysis should be re-evaluated based on the new trip distribution. Analysis has been updated.  See revised TIS.

A - Will Revise
B - Consultant to Evaluate
C - Marana to Evaluate
D - See Response

Page 1 of 1
P:\projects 2016\16055 - twin peaks 34 (marana)\correspond\review comments\tp com res 160626.xlsx
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VI. Appendix B – Site Resource Inventory 
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