TOWN OF SAHUARITA
PLANNING & ZONING COMMISSION MEETING

Pursuant to A.R.S. § 38-431.02 notice is hereby given to the public that the Sahuarita Planning & Zoning Commission
will hold a regular meeting at the date and time specified below at the Sahuarita School District Auditorium, POD
B, 350 W. Sahuarita Rd., Arizona.
To better serve our community, the Council Chambers is wheelchair accessible. Persons with a disability may request
a reasonable accommodation, such as a sign language interpreter, by contacting the Town Clerk’s Office at 520822-8801. Requests should be made no later than three (3) working days prior to the meeting to arrange the
accommodation.
REGULAR MEETING AGENDA
MONDAY, May 1, 2017 at or after 6:00 P.M.
1.

CALL TO ORDER

2.

PLEDGE OF ALLEGIANCE

3.

ROLL CALL
_____ Chair Tim Trosper
_____ Vice Chair Jenna Reilly
_____ Commissioner John D Backer Jr
_____ Commissioner Nathan Barrett
_____ Commissioner Michael Hernandez
_____ Commissioner Cathy Maghran
_____ Commissioner Ken Woodward

4.

APPROVAL OF THE MINUTES FOR PLANNING & ZONING COMMISSION MEETING OF APRIL 3, 2017.

5.

CALL TO THE AUDIENCE
At this time, any member of the public is allowed to address the Commission on any issue not already on
tonight’s agenda. Pursuant to the Arizona Meeting Law, the speaker’s comments may not be considered,
discussed or even answered by the Commission at this meeting, but may, at the discretion of the
Commission, be placed on a future agenda for discussion/action.

6.

PUBLIC HEARING CONTINUATON:

8.

PLANNING & BUILDING DIRECTOR’S REPORT

9.

PLANNING COMMISSIONERS ANNOUNCEMENTS AND REPORTS

10.

FUTURE AGENDA ITEMS

11.

ADJOURNMENT

A newly proposed Specific Plan, entitled Copper Point
Specific Plan, located at the southeast corner of Pima Mine Road and I-19, encompassing
approximately 160 acres which will allow for commercial, employment, multifamily residential,
single family residential, parks, trails and open space. A maximum of 909 residential units is
proposed. The Specific Plan includes 14 acres of Mixed Use, 22 acres of Medium Density
Residential, 73 acres of Low Density Residential and 22 acres of parks and open space. (Case No.
SA9-14-00003)

Planning & Zoning Commission Meeting Minutes
Regular Meeting Minutes
April 3, 2017
6:04 PM

1.

CALL TO ORDER
Meeting called to order at 6:04

2.

PLEDGE OF ALLEGIANCE

3.

ROLL CALL
Present
Present
Present
Present
Present
Absent
Present

4.

Chair Tim Trosper
Vice Chair Jenna Reilly
Commissioner John D Backer Jr
Commissioner Nathan Barrett
Commissioner Michael Hernandez
Commissioner Cathy Maghran
Commissioner Ken Woodward

APPROVAL OF THE MINUTES FOR PLANNING & ZONING COMMISSION MEETING OF JANUARY 5, 2017.
Motion to accept minutes as presented.
RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

5.

ADOPTED [UNANIMOUS]
Ken Woodward, Commissioner
Jenna Reilly, Vice Chair
Tim Trosper, Nathan Barrett, Jenna Reilly, Ken Woodward, Michael Hernandez, John
Backer
Cathy Maghran

CALL TO THE AUDIENCE
At this time, any member of the public is allowed to address the Commission on any issue not already on
tonight’s agenda. Pursuant to the Arizona Meeting Law, the speaker’s comments may not be considered,
discussed or even answered by the Commission at this meeting, but may, at the discretion of the
Commission, be placed on a future agenda for discussion/action.
No one came forward

6.

A zoning code text amendment to Chapter 18.60 (Wireless Communication
Facilities), the primary purpose of which amendment is to provide processes and standards for
location of wireless communication facilities in the public right-of-way. A secondary goal of the
amendment is to clarify and change several existing regulations related to processes and standards
for wireless communication facilities. (Case No. SA8-17-00002)
PUBLIC HEARING:

Chairman Trosper opened the public hearing.
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Planning and Zoning Manager, Anna Casadei, gave a presentation along with her staff report with
the recommendation that the Commission forward a recommendation to the Town Council in
favor of adoption of the proposed amendment.
Robert Redick, resident, expressed concerns about the maintenance of these proposed antennas
and the stability of them during bad weather.
Ms. Casadei stated that the Town has no control over how the owner choose to maintain the
property and the structural integrity of the structure is required in the submittal of the project
prior to issuance.
Chairman Trosper closed the public hearing.

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

APPROVED [UNANIMOUS]
John Backer, Commissioner
Michael Hernandez, Commissioner
Tim Trosper, Nathan Barrett, Jenna Reilly, Ken Woodward, Michael Hernandez, John
Backer
Cathy Maghran

MOTION CARRIED 6:0

A recess was taken and Commission reconvened on agenda item 7 at 6:30 pm.

7.

A newly proposed Specific Plan, entitled Copper Point Specific Plan, located
at the southeast corner of Pima Mine Road and I-19, encompassing approximately 160 acres which
will allow for commercial, employment, multifamily residential, single family residential, parks,
trails and open space. A maximum of 909 residential units is proposed. The Specific Plan includes
14 acres of Mixed Use, 22 acres of Medium Density Residential, 73 acres of Low Density Residential
and 22 acres of parks and open space. (Case No. SA9-14-00003)
PUBLIC HEARING:

Chairman Trosper opened the public hearing.
Director Sarah More and Planning and Zoning Manager Anna Casadei presented the staff report with the
recommendation that the Commission forward a recommendation to the Town Council in favor of adoption
of the proposed specific plan.
Brian Underwood, with the Planning Center, was present to represent the applicant. Mr. Underwood gave
a presentation on the specific plan proposal. The presentation consisted of some land use changes to
appease the concerns brought up in a neighborhood meeting about the possibility of apartment dwellings.
These changes outlined the two sections that closely neighbored existing and future existing subdivisions
to prohibit the construction of apartments.

Planning & Zoning Commission Meeting Minutes
Regular Meeting Minutes
April 3, 2017
6:04 PM

Commission members asked if the word “apartments” could be stricken from the entire plan to ease
concerns. Commission also asked if a traffic study had been completed and if any intersections would be
signalized. In reference to pocket parks, Commission suggested that the wording “may put” be changed to
“shall be put” with in the specific plan. Commission did thank the applicant for making changes to
accommodate some concerns.

Chairman Trosper began to call from the list of speaker cards that had been submitted.
Dan Blaine, resident
Alan Jennings, resident
Josh Matthews, resident
Erin Jungmeyer, resident
Noah Sundberg, resident
Joseph Murphy, resident
James L. Buck Jr, resident
Patti Cummins, resident
Rob Madrigal, resident
*Eva Budaway, resident
Brian McKinna, resident
Lauren Sehn, resident
Lisa Chiariello, resident
*Victor Rodarte, resident
*David Walsak, resident
*Helen Hill, resident
*Karen Blecher, resident
*Michelle Collen, resident
(* Names might not be correctly spelled. Form was illegible or no speaker card was received.)
Concerns that the residents brought forth were the following:
Residents had an uneasy feeling about the idea of apartment dwellings. Some felt that the presence of the
apartment dwellings would bring down the valuation of their homes and bring crime to the area.
Residents stated that with the proposed 1 acre park for the whole development wasn’t adequate and would
result in the over usage of parks and amenities in the Rancho Sahuarita adjacent neighborhoods. Some felt
this would cause an increase of the current HOA dues for the Rancho Sahuarita Community. Suggestions
were made that a pool be planned for the development instead of an in lieu of park fee contribution and
that pocket parks be part of the plan.
Increased traffic was a common concern for all. The connection to Camino Rancheria would increase the
already busy traffic flow that bottles in front of the North Santa Cruz Public Park.
Residents were opposed to the placement of the proposed Wastewater Package Plant. Some residents
suggested moving it or removing it from the plan.
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Several residents were concerned that the influx of population in the new development would result in
more overcrowding of already crowded surrounding schools. A suggestion was made that the developer
make a lump sum contribution instead of a per-sale-of-home contribution to the school district.

A few residents raised concerns about the policing of the new area and if there would be adequate
emergency services available.
Some residents encouraged their support of the plan and its possibility to attract commercial to the area
and mixed use housing.
Mr. Underwood spoke to address the concerns:
Pocket parks usually develop as houses are build out and lot configurations are created.
Wastewater facilities can co-exist as long as they meet the required set back of 1000 feet which the plan
does. The package plant, per development agreement, cannot be stricken from the specific plan.
Eliminating “apartments” would be difficult since they are market driven and wouldn’t want to be
exclusionary. The developer’s intent is for this community to be an attractive development.
Applicant is open to future negotiations but some of the concerns don’t seem to be negotiable.
Traffic studies are part of the development plan submittal and traffic signals are finalized at development,
which is after the approval of the specific plan.
Commissioner Hernandez made the motion to continue the public hearing to the May 1 st meeting.
Commissioner Barrett 2nd the motion. MOTION CARRIED 6:0
8.

PLANNING & BUILDING DIRECTOR’S REPORT


9.

OML training April 5th.

PLANNING COMMISSIONERS ANNOUNCEMENTS AND REPORTS
None.

10.

FUTURE AGENDA ITEMS

11.

ADJOURNMENT
Meeting adjourned at 9:23pm.
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Planning & Zoning Commission
Supplemental Staff Report
(to be read with the original 4/1/2017 report)
Case No. SA9-14-00003
Commission Meeting Date:

May 1, 2017

Agenda Item No.

6

PREPARED BY:

Dylan Parry, Planner

REVIEWED BY:

Anna Casadei, Planning and Zoning Manager, and Sarah S. More, Planning
and Building Director

RECOMMENDATION:

Staff recommends that the Planning and Zoning Commission forward the
following recommendations to the Town Council:
The Planning and Zoning Commission forwards a recommendation to the
Town Council in favor of adoption of the Copper Point Specific Plan with
the condition of approval as recommended by staff.

SUBJECT:

Continuation of the Public Hearing from April 1, 2017, for the Copper
Point Specific Plan

PARCEL SIZE:

160 acres

LOCATION:

The property is situated at the southeast corner of Pima Mine Road and I-19
adjacent to the northwest corner of the Rancho Sahuarita Specific Plan area.

APPLICANT:

The Planning Center on behalf of Red Point Development
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ZONING AND GENERAL PLAN DESIGNATIONS:
Existing Conditions
SUBJECT PROPERTY

Vacant Land

NORTH

Vacant Land

SOUTH

Vacant Land

EAST

Single-Family
Residential

General Plan
Designation
Specific Planned
Communities, Growth
Area
Specific Planned
Communities
Medium Density
Residential
Specific Planned
Communities

WEST

I-19

N/A

Zoning Designation
Rural Homestead

Rural Homestead
Rural Homestead
Specific Plan/ Mixed
Use and Medium
Density Residential
designations
N/A

BACKGROUND:
This application was originally brought to the Planning and Zoning Commission for a public
hearing on April 3, 2017. During the public hearing, approximately 20 residents spoke in
opposition to the application with several others voicing general support for the plan. Concerns
voiced by the public included the possibility of apartments, the size of the on-site park
amenities, school overcrowding, increased traffic on Camino Rancheria, and the location of the
package plant for wastewater treatment.
At the April 3rd meeting, the Planning and Zoning Commission voted to continue the meeting
until May 1ST in order to allow the applicant time to try to address the concerns of the
neighbors and make some changes to the Specific Plan request.
For additional background information, please see the staff report from April 3rd (Attachment
1).
CHANGES TO THE APPLICATION:
At the April 1st Planning and Zoning Commission meeting the applicant proposed the following
changes:


Switched the land use designations for parcels 2 and 5 so that predominantly Low
Density Residential would be closest to homes in the Presidios at Rancho Sahuarita
while Medium Density Residential would be predominantly adjacent to the freeway.
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Limited parcel 4 (Medium Density Residential) to a maximum density of 10 residences
per acre compared to 12 residences per acre in other Medium Density Parcels, and
prohibited apartments in that parcel.

The following additional changes that have been made since the April 1st meeting:





The neighborhood park size has been increased from 1 acre to 3 acres and a community
pool has been added along with additional amenities.
Pocket parks have been added to parcels 3, 7 and 12.
Apartments have been prohibited entirely in Copper Point.
The density of development Area A (Mixed Use) has been reduced from 20 residences
per acre to 12 residences per acre.

DISCUSSION:
The applicant has addressed many of the resident concerns by eliminating multi-family
residential throughout the Specific Plan. The elimination of multi-family residential reduces the
possible number of residences by over 100 units, thereby also lessening the impact on schools
and public facilities such as parks and roadways.
The additional park acreage and the inclusion of a pool in the neighborhood park help to
address concerns regarding overcrowding of public parks and use of Rancho Sahuarita private
parks by Copper Point residents.
Overall, staff finds that resident concerns have been adequately addressed and that the
proposed Copper Point Specific Plan with the recent changes continues to support General Plan
goals and policies.
REQUIRED ACTION:
Hold the continued public hearing to determine whether the proposed Specific Plan is in the
best interest of the community and make a motion to forward a recommendation to the Town
Council.
FINDINGS:
The Copper Point Specific Plan development meets the General Plan designation for this site
and provides a logical in-fill development. This quality development will be predominantly
single family homes, on varying lot sizes and densities, meeting the housing needs of a growing
community. The developer will have CC&Rs to assure design quality, like the other masterplanned communities in Sahuarita.
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The plan provides for park amenities to meet the needs of the development itself as well as
contributing to funds for Town park development to serve the entire community. Copper Point
has agreed to contribute towards SUSD in an amount the school district requested and ongoing
property taxes will be paid to the school district in support of local schools.
Package plats to provide wastewater management can and do work to serve new
developments. Rancho Sahuarita started out on a package plant. The Town and developer view
this as a viable alternative, but we prefer to add this development to the Town system. The
existing plant has capacity to serve this development and has approvals from the State to
expand in the future as needed. The Town has the capacity to serve this development with
water. Staff has the expertise to work with the developer on these systems.
The roadway systems provided for within this development are more than adequate to serve
Copper Point. They also provide capacity for Rancho Sahuarita residents and future residents of
the large state trust land parcel to the south when it develops.
RECOMMENDATION:
Based on the findings noted above, staff recommends that the Planning and Zoning
Commission forward a recommendation to the Town Council in favor of adoption of the Copper
Point Specific Plan with the following condition:
1. The trip generation tables must be updated to reflect changes made to the land uses
prior to the Town Council Meeting.
SUPPORTING DOCUMENTS ATTACHED:
1. April 1st Planning and Zoning Commission Staff Report
2. Revised Copper Point Specific Plan
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Planning & Zoning Commission
Staff Report
Case No.: SA9‐14‐00003
Planning Commission Date:

April 3, 2017

Agenda Item No.

PREPARED BY:

Dylan Parry, Planner

REVIEWED BY:

Sarah S. More, FAICP, Planning and Zoning Director

RECOMMENDATION:

Approval

7

SUBJECT: PUBLIC HEARING: COPPER POINT SPECIFIC PLAN
PROPOSAL: The Planning Center, on behalf of Red Point Development, requests approval of an application
for a Specific Plan rezoning for 160 acres located at the northwest corner of the Town limits. The intent
of the proposal is to allow for a mix of single and multi‐family homes, retail, commercial, office, park and
open space uses within a master‐planned community. The maximum number of dwelling units is 909.
LOCATION: The property is situated at the southeast corner of Pima Mine Road and I‐19 adjacent to the
northwest corner of the Rancho Sahuarita Specific Plan area. Please see attached map (Attachment 1).
APPLICANT: The Planning Center on behalf of Red Point Development.
BACKGROUND: Specific plans are provided for in both Arizona Revised Statutes and the Sahuarita Zoning
Code. The Town has a significant history with specific plans – Rancho Sahuarita, Madera Highlands, Quail
Creek and Sahuarita Farms are all master‐planned developments governed by specific plans adopted by
the Town. Specific plans typically include goals and policies as well as regulations and standards that will
apply in the area. Given that specific plans typically cover a larger area than a rezoning case, there is the
expectation that development will occur over a much longer period of time.
The Sahuarita Zoning Code, Chapter 18.90, provides for the required elements of a specific plan as well as
procedural requirements.
The 160 acre project site was annexed into the Town of Sahuarita on May 13, 2013. The Specific Plan was
initially submitted in August of 2014.

GENERAL PLAN CONFORMANCE: The Copper Point Specific Plan is in conformance with the Town of
Sahuarita General Plan. The Specific Plan area is designated as a growth area and as a potential specific
Case No. SA9‐14‐00003

April 3, 2017

Page 1 of 6

Planning & Building Department
Planning & Zoning division

planned community in the General Plan. According to the General Plan “Growth areas are areas that are
highly likely to develop within the 10‐year lifetime of the General Plan, and as such the Town should
promote growth and infrastructure investment in the Growth Areas”.
The General Plan establishes a number of Goals and Policies to help guide the future growth of the Town.
The Specific Plan conforms to the following General Plan goals.










LU 2.2: Ensure that future growth provides an appropriate mixture of residential, business,
employment, industry, services, education, recreation and open space uses to meet Sahuarita’s
goals under a wide range of possible future economic and resource conditions.
LU 3.1: Ensure that all land uses incorporate safe vehicular, pedestrian, and bicycle connectivity
when and where feasible and appropriate.
LU 4.1: Strongly encourage a wide range of housing types, densities and prices within new
developments to support the current and projected populations and to ensure the future stock
of affordable housing.
LU 4.2: Support master‐planned development that encourages a mix of residential, employment,
commercial, and recreational and open space uses.
GA 1.4: Focus new higher intensity development in key identified growth areas that will encourage
mixed‐use development and the use of transit within the community
GA 2.3: Partner with landowners to rezone Growth Areas to a mixed use category to encourage
their development.
GA 3.1: Require new development to fund its proportionate share of the costs associated with the
provision of public services to accommodate the project.

The intent of the of the General Plan conformance requirement in Arizona Revised Statutes is to require
that the Specific Plan be analyzed with respect to all of the General Plan maps and policies and a
determination be made that it is consistent with them.
DETAILS OF THE REQUEST: The Copper Point Specific Plan divides the project area into 3 Development
Areas along with parks and open space. The three development areas are:
Development Area A: Mixed Use – allows for Commercial, and multi‐family residential, with an equivalent
zoning designation of B‐1.
Development Area B: Medium Density Residential –allows for multi‐family and single family residential,
with an equivalent zoning designation of R‐5.
Development Area C: Single Family Residential – allows for single family residential, with an equivalent
zoning designation of R‐5.
The Specific Plan provides for a comprehensive, balanced land use plan that provides for the possibility of
a mixed‐use, denser core, parks & open space, and high, medium, and low density residential. The low
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and medium density residential area specify a minimum lot size of 6,000 square feet which is slightly larger
than the nearby lots in Rancho Sahuarita.
Regulatory Development Standards. The Specific Plan’s proposed land use groups are defined in
Section III beginning on page 54. Table III.E lists all 18 land use parcels including the Development
Area category they fall under, range of dwelling units allowed per acre, maximum number of
dwelling units, and the permitted land uses.
The Specific Plan provides standards for lots sizes, setbacks, building height, and lot coverage for
each of the Development Area types. It also establishes some additional landscape, screening and
water harvesting standards in addition to the Town requirements.
Signage and lighting standards will be per Sahuarita’s standards at the time of development.
Circulation. Circulation is discussed on Pages 67 through 73, with a map on Page 74. The Specific
Plan proposes one major road that runs south from Pima Mine Road through the project site to
the State land to the south. There will be a connection to Camino Rancheria, which has always
been planned to extend through this property and is currently stubbed out at the property line
and emergency access to Via De Gala. All roadways will be in compliance with the Town of
Sahuarita subdivision street standards and the Major Streets and Routes Plan. A new railroad
crossing will be required, and the Town of Sahuarita will file a public crossing agreement with the
Union Pacific Railroad on behalf of Copper Point. The Circulation standards also include parking
standards specific to the Mixed Use area. For all other development areas, Town of Sahuarita
zoning code parking standards will apply.
Parks, Trails & Open Space. The Parks, Trails and Open Space Plan is illustrated on Exhibit III.J.1
and Exhibit III.J.2. The plan calls for a one‐acre park with sixteen acres of open space in the
southeast corner of the site. The one‐acre park is designed to include a ramada, basketball courts,
turf area, and two play areas. There will also be two to three acres of neighborhood trails that will
be developed along open space corridors in the development. All physical structures have to be
outside of a Tucson Electric Power and Southwest Transmission Corporation easement which runs
through this area. The developer is also proposing paying a $1000 in lieu fee per lot for regional
park improvements as part of the Development Agreement. A utility maintenance easement will
also serve as a pedestrian path for residents. The 1 acre park will be constructed when 50% of
the residential units building permits have been issued. The plan calls for over 21 acres of open
space including the 2 to 3 acres of trails. 13 acres of park would be required if the entire specific
plan was built to its maximum density.
Community Facilities. The Specific Plan proposes a future voluntary school fee or other solution
to help the school district offset the cost of new schools or improvements to existing schools. The
applicant has had discussions with the School District and has provided the Town with a partially
signed memorandum of understanding regarding a fee per dwelling unit but that agreement had
not been finalized. Per state law, the Town may not require the developer to provide fees for
schools.
Water, Sewer and Other Infrastructure. The specific plan proposes a new on‐site wastewater
treatment plant that is currently proposed for the southwest corner of the site. The developer
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has indicated that they intend to purchase 4 factory‐built wastewater package treatment plants
from the Town and that the Town would own, operate and maintain the treatment facility. The
Specific Plan states that prior to approval of the first Development Plan or Plat the developer shall
enter into an agreement with a water utility designated by the State of Arizona has having an
Assured Water Supply. The Developer will also provide the Town with a water service agreement
that establishes assured water supply to the property.
Administration & Implementation Procedures. Section IV Implementation establishes that the
property owner will obtain approval of a subdivision block plat and then a subdivision plat or
development plan before obtaining building permits. This section also establishes that when the
Specific Plan is silent the relevant standards of the Zoning code shall apply.

CONCLUSION:
Staff analysis has focused on the land use plan, the procedures outlined in the SP and whether adequate
infrastructure and community facilities are proposed to meet the needs of this part of Sahuarita. Staff
supports the land use plan as a high‐quality master planned community.
The proposed development is accompanied by a development agreement. A development agreement is
in negotiation at this time and will be presented to the Town Council concurrently with the Specific Plan.
The General Plan policy requires the developer pay their “fair share” of the costs of development. While
the SP does outline the infrastructure and other requirements for the developer, the Development
Agreement addresses this aspect of the plan in greater detail. The Commission can be assured that the
impacts of the proposed development are mitigated and that no financial burden be placed on the Town.
While a development agreement is not subject to the review of the Planning and Zoning Commission, it is
important to note that the Town and the developer are close to finalizing this negotiation.
The Specific Plan proposes a nice balance of commercial, multi‐family and single‐family development that
will fit in well with what has already been developed in that section of Town within the Rancho Sahuarita
Specific Plan. The plan proposes 14 acres of land designated Mixed Use in the most visible and most
accessible portion of the property closest to Pima Mine Road and the I‐19. The majority of the low density
residential is located between the spine road and the I‐19 which is not ideal but the project is limited by
the TEP overhead lines. This also limits the amount of developed parks and therefore the applicant is
paying the in‐lieu fee. The new road will potentially alleviate some of the traffic on Rancho Sahuarita
Boulevard as properties along Camino Rancheria would be able to access Pima Mine Road via the new
development. It is also important to provide alternative access points for emergency vehicles and the
Specific Plan proposes break away bollards at the west end of Via De Gala. The plan is in conformance
with the Town’s General Plan and meets the goal of Growth Areas by proposing a development which
supports a variety of uses and promotes growth and infrastructure.
Overall, staff finds that proposed Copper Point Specific Plan is in the best interest of the Town. It provides
for growth within the Town limits in an identified Growth Area, while providing additional potential for
retail and employment opportunities.
PROCEDURAL INFORMATION:
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ARS § 9‐461.09 provides for the process for adoption of a specific plan. The Planning and Zoning
Commission must hold at least one public hearing before the Town Council holds a public hearing on the
proposed specific plan. The Planning and Zoning Commission shall hold a public hearing, at which all
interested parties shall be heard. The Commission may recommend conditions to protect the public
health, safety and welfare, and may recommend regulations unique to the plan. The Commission may
continue the public hearing, for a definite period of time not to exceed three months. After the public
hearing, the Commission’s findings and recommendations are transmitted to the Town Council. The code
requires that the proposed specific plan be scheduled for the next available Town Council meeting after
the Commission makes a recommendation, unless the applicant requests a delay of no more than three
months.
PUBLIC INPUT:
Public notice was provided in the Green Valley News on March 15th, 2017. Mailed notice was provided to
all property owners within 600 feet of the boundaries; 341 notices were mailed. The applicant is also
required to post the property with 4’ by 8’ signs on each street that the district has 300’ or more of street
frontage. The signs were posted on March 17, 2017. Comments that staff receives will be relayed to the
Commission at the April 3, 2017 public hearing.
The applicant held a neighborhood meeting on March 15, 2017. Staff has requested that the applicant
provide an update to the Commission on the neighborhood meeting at the public hearing. The meeting
sign‐in sheet is attached (see Attachment 5).
REQUIRED ACTION:
The Commission shall hold a public hearing, determine whether the proposed specific plan is in the best
interest of the community and make a motion to forward a recommendation to the Town Council.
RECOMMENDATION:
Staff recommends that the Planning and Zoning Commission forward a recommendation to the Town
Council in favor of adoption of the Copper Point Specific Plan.

SUGGESTED MOTION:
I move to forward a recommendation to the Town Council for Approval of the Copper Point Specific Plan
as recommended by staff.
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ATTACHMENTS:
1.
2.
3.
4.
5.
6.

Maps showing property boundaries and the 600’ notification area
Land Use Map
Copper Point Specific Plan
Department and Agency Comments
Sign in sheet from neighborhood meeting
Green Valley News article
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INTRODUCTION
The Copper Point Specific Plan is situated in the northwest corner of the Town of Sahuarita at the
crossroads of Interstate 19 and Pima Mine Road. The property offers residents and visitors to the Town
an inviting, attractive, and thoughtful mix of neighborhood retail services, single-family attached and
detached residential neighborhoods, and recreational amenities to enjoy.
The Copper Point Specific Plan encompasses approximately 160 acres within the Town of Sahuarita. The
subject property is comprised of parcel #303-08-002J, situated at the southeast corner of Interstate 19 and
Pima Mine Road (See Exhibit I: Regional Map.) The existing zoning is Rural Homestead(RH) and a change
in zoning to Specific Plan (SP) is requested. A mix of single-family attached and detached residential, retail
commercial, office, and recreational park and open space uses are proposed within this Plan to appeal to
both current and future market demands. In addition, the Copper Point Specific Plan provides guidance for
the physical character of the overall development on the property to ensure that growth evolves as a highquality, compatible development with neighboring uses.
The 160-acre project site was annexed by the Town of Sahuarita on May 13, 2013 (Sahuarita Ordinance
No. 2013-080.) The former Pima County zoning designation for the property was “RH, Rural Homestead,”
and was translated to the Town of Sahuarita zoning code “RH, Rural Homestead” without increasing density
or changing the use of the property.
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A. Existing Land Uses
1. Site Location
The project site is located along the northern edge of the Town of Sahuarita, east of Interstate
19 and 380 feet south of Pima Mine Road. The project site is comprised of parcel #303-08002J within Township 16 South, Range 13 East, Section 35. The site is bounded on the north
by a ±11.38 acre parcel owned by ASARCO LLC, on the east by Rancho Sahuarita community,
on the south by Arizona State Trust land and bordered on the west by Interstate 19 (See Exhibit
I: Regional Map, and Exhibit II.A.2.b: Existing Land Uses). A Union Pacific Railroad Spur Line
runs west/east across the ASARCO land to the north of the subject property and south of Pima
Mine Road. The purpose of the rail line is to serve the Mission Mine to the west and connects
to the north/south Union Pacific Railroad line that runs along Old Nogales Highway to the east.

2. Existing Land Uses and Zoning
a. Existing Zoning
Project Site:
North:
East:
South:
West:

RH – Rural Homestead (Town of Sahuarita)
RH - Rural Homestead (Pima County)
SP - Specific Plan (Town of Sahuarita)
RH - Rural Homestead (Town of Sahuarita)
GR-1 - Rural Residential (Pima County)

(See Exhibit II.A.2.a: Existing Zoning)
b. Existing Land Uses
The project site is comprised mainly of vacant land, with a 485-foot electrical easement owned
by Southwest Transmission Cooperative (SWTC) and Tucson Electric Power (TEP) in the
southeast corner of the property. Additionally, there is a waterline and a utility easement
running from the well site located on the east side of the property northwest to Pima Mine
Road. A recorded access easement (Pima County Docket 12363, Page 2656) by and
between ASARCO LLC and the property owner is found within Appendix A for the purpose of
creating two ingress/egress locations across the ASARCO property between the Copper Point
property and Pima Mine Road (See Appendix A).
Off-Site Land Uses:
North:

ASARCO - Union Pacific Railroad Spur Line
North of ASARCO - Pima Mine Road, San Xavier Indian Reservation Desert
Diamond Casino, Overhead Electrical Utility Lines
East: Rancho Sahuarita Community - Single Family Residential, Overhead Electric Utility
Lines
South: Arizona State Trust Land – Vacant
West: Interstate 19 and Associated Drainage Infrastructure, ASARCO Facilities
(See Exhibit II.A.2.b: Existing Land Uses.)
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B. Topography
The general topography of the site is relatively flat, sloping gently from the southwest to northeast,
with only minor disturbance due to utility easements across the southeast portion of the property.
The elevation ranges from approximately 2,760 feet in elevation near the northeast corner of the
site to approximately 2,800 feet in elevation near the southwest corner of the site. There are two
areas within the site that have greater than 15% slope. The areas are located along the western
boundary of the site, and the increased slopes within those areas can be attributed to the drainage
infrastructure associated with Interstate 19 (See Exhibit II.B: Topography.)
The predevelopment average cross slope is 3.6 percent, which is calculated as follows:
Average cross-slope (X) = [I x L x 0.0023] = [2 x 125,185 x 0.0023] = 3.6%
A
160
Where:
I
L
0.00023
A
X

= contour interval (2 feet)
= total length of contours (125,185)
= conversion of “square feet” into “acres x 100”
= total site area in acres (160)
= 3.6%
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C. Hydrology
1. Off-Site Watersheds
The perimeter of all off-site watersheds that affect or are affected by the project site are
depicted on Exhibit II.C.1: Off-Site Watershed Map. Off-site watersheds extend west of the
project site to the toe of the mine tailings located about 1600 feet west of I-19. All washes exit
the site along the east property boundary. The area of the off-site watersheds affecting the site
have been significantly reduced as a result of the mine tailings, which form the upstream limit
of the watershed boundaries. The locations of existing drainage culverts beneath I-19 establish
where flows from off-site watersheds enter the property. The watershed areas and 100-year
peak discharge rates for all washes entering and exiting the project site are shown on Exhibit
II.C.1: Off-Site Watershed Map.

2. Off-Site Natural or Man-Made Features
The area of the off-site watersheds affecting the site has been significantly reduced as a result
of the mine tailings from the upstream limit of the watershed boundaries. The locations of
existing drainage culverts beneath I-19 establish where flows from off-site watersheds enter
the property. The only drainage infrastructure in the vicinity of the property are the culverts
beneath I-19. The location of these culverts corresponds to the locations of the concentration
points along I-19 shown on Exhibit II.C.1: Off-Site Watershed Map.

3. Off-Site Watersheds with 100-Year Discharges Greater than 100cfs
There are several small washes crossing the property associated with the off-site drainage.
These washes are shallow and do not contain the 100-year return period flow. Drainage
conditions associated with the off-site storm water can best be characterized as sheet flow with
depths of 0.5- to 1.0-feet. Sheet flow affects most if not all of the property. There are no
federally mapped floodplains on the project site. The property is mapped as Zone X on FEMA
FIRM Panels #04019C2890L and #04019C3455L, effective June 16, 2011. 100-year storm
event peak discharge rates for all points of concentration along the project boundaries were
computed using PC-Hydro. The locations of the concentration points, drainage areas, and 100year peak discharge rates are provided on Exhibit II.C.1: Off-Site Watershed Map.
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4. On-Site Hydrology
a.

100-Year Floodplains
There are seven washes on the property which have 100-year discharge rates greater than
100 cfs at the downstream property boundary. The largest 100-year peak flow exiting the
project is at concentration point #11 (226 cubic feet per second). Preliminary analyses
found that none of the natural channels associated with these washes have adequate
capacity to contain the 100-year discharge. As such, it has been assumed that the entire
area of the property is subject to shallow sheet flow during the 100-year storm (See Exhibit
II.C.4: On-site Hydrology).

b. Sheet Flooding Areas
Due to the lack of defined watercourses on the site, runoff will be sheet flow in nature with
minimal flow depths.
c. Federally-Mapped Floodways and Floodplains
Per the Federal Emergency Management Agency’s (FEMA) digital Federal Insurance Rate
Map (FIRM) (Map Number 04019C3465L), effective June 16, 2011, the project site is
located within a clear Zone X. FEMA defines this zone as areas outside of the 500-year
flood (0.2% annual chance of flooding). Therefore, there are no federally mapped
floodways or floodplains onsite.
d. Preliminary Jurisdictional Delineation (JD)
A preliminary JD was approved by the U.S. Army Corps of Engineers on April 10, 2012. A
copy of the Preliminary JD is included under separate cover.
e. Peak Discharges
There are several small washes crossing the property associated with the off-site drainage.
These washes are shallow and do not contain the 100-year return period flow. Sheet flow
affects most, if not all, of the property (See Exhibit II.C.4: On-site Hydrology).
f.

Riparian Habitat
The project site contains some washes that are mapped Xeroriparian Type C. The location
of these riparian areas are shown on Exhibit II.C.4: On-site Hydrology. The boundary of
the riparian areas shown in Exhibit II.C.4 were derived from the Pima County Map Guide.

g. Existing Drainage Structures
There are no existing drainage structures on the site.
h. Perennial Surface Water
There are no lakes, ponds, wetlands, springs or other sources of perennial surface water
on the site.
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i.

Erosion Hazard Setbacks
The largest 100-year peak flow exiting the project is at concentration point #11 (226 cubic
feet per second). The erosion setback distance from the natural bank of this and all other
washes having a 100-year peak discharge rate of 100 cfs or more is 25-feet.

5. Existing Drainage Conditions along the Downstream Property Boundary
Washes along the downstream boundary pass through the existing Rancho Sahuarita
community in a natural condition. Natural open space corridors and/or constructed channels
are provided through Rancho Sahuarita community for stormwater conveyance. These washes
ultimately discharge to the Santa Cruz River.
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D. Vegetation & Wildlife
1. Environmentally Sensitive Lands
According to the Environmentally Sensitive Lands Map of the Town of Sahuarita General Plan,
there are four areas of unprotected xeroriparian habitat within the site boundaries. There are
two washes on the site that carry greater than 200 cubic feet per minute during peak runoff
flows. (See Exhibit II.D.1: ESL Map)

2. Arizona Game & Fish Department
Shown on Exhibit II.D.2: AGFD On-line Reference, the Arizona Game and Fish Department’s
Online Environmental Review Tool, indicates that there are three special status species that
have been documented within a three-mile radius of the project area: Pima Pineapple Cactus,
Western Narrow-mouthed Toad, and the Cave Myotis.
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Exhibit II.D.1: ESL Map

Source:
www.sahuaritaaz.g
ov
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Exhibit II.D.2: AGFD Online Reference
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3. Vegetative Communities and Associations on the Site
The project site of approximately 160 acres is found within Major Land Resource Area 40
(MRLA 40) as described by the Soil Conservation Service. The site is relatively flat. The
soil is a sandy loam. Two vegetation types have been identified on the site. The majority
of the site vegetation can be described as a Paloverde-Bursage-Saguaro Vegetation Type.
The other vegetation type is Mesquite-Acacia Riparian Vegetation (See Exhibit II.D.3:
Vegetation Communities/Densities).
The predominant native landscape includes velvet mesquite, blue palo verde and foothill
palo verde, and scattered shrubs including creosote and salt bush as well as numerous
cacti which include excellent examples of saguaro, fishhook barrel and Santa Rita prickly
pear. Plant density throughout most of the site is low to moderate. Small washes cross the
property, flowing west to east. Vegetation density in these areas can be described as
moderate. The riparian vegetation along these washes can be classified as MesquiteAcacia Riparian Vegetation Type. This vegetation includes mesquite, white-thorn acacia,
cat-claw acacia, desert hackberry, salt bush as well as numerous cacti. The site also
includes significant patches of buffelgrass, an invasive non-native plant.
Although vegetation across the site is relatively sparse, the riparian areas contain
vegetation that should be considered significant for habitat value. These areas are located
along washes which cross the site, flowing west to east (short dimension of the site). These
areas have historically served as wildlife corridors, however due to the interstate highway
(I-19) which borders the property on the west and single family housing which borders the
property on the east, it appears that the washes no longer serve as corridors but continues
to provide localized habitat for small mammals and birds.
The site has been disturbed by an access road which runs north-south beneath high
voltage electric transmission lines which are located in the southeastern part of the site.
Vehicular access to the road is currently unrestricted. Smaller trails have been created by
off-road vehicles. In some cases, these trails have been altered to include manmade
hummocks. It appears that if this use continues over time, site vegetation will suffer as a
consequence. In general the existing vegetation is in moderately good condition, but is in
a state of decline. This decline is probably due to extended drought, vehicular traffic,
isolation of the site from the native landscape to the west and east and alteration of the
watershed by Interstate-19 and large scale mining activity to the west. The trees and
shrubs are generally in decline, however many of the cacti are excellent specimens. Few
young individuals are present, indicating the aforementioned decline in vegetative quality.
As stated, many of the cacti on site are in moderately good to excellent condition. Good
examples of Chainfruit Cholla, Santa Rita Prickly-pear, saguaro and fishhook barrel cactus
can be found throughout the site. The cacti occur at moderate density.
The site vegetation was analyzed as follows:
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Paloverde, Bursage, Saguaro Vegetation Type. This vegetation type occupies the
majority of the site and includes palo verde, mesquite, bursage, burrobrush and a
significant distribution of saguaros, barrel cactus and cholla. Few grass species are found
but buffelgrass has established in numerous locations. Additional ground cover grass
species include black gramma, fluff grass, and desert zinnia.

Paloverde- Bursage-Saguaro Vegetative Type
Mesquite-Acacia Riparian Vegetation Type (on-site washes). Mesquite, acacia, and
palo verde dominate these areas, white thorn and catclaw acacia are present. In addition
shrub and grasses species include desert hackberry, gray thorn lycium, Mormon tea and
Bush muhly. These areas also provide localized wildlife habitat. These areas have been
designated by this study as Areas of Significant Vegetation, many of which will remain
undisturbed
.

Mesquite-Acacia Riparian Vegetation Type
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This vegetative community represents the majority of the site. A sparse distribution of trees
and shrubs typify the site. Cactus species are well represented, and include saguaro,
prickly-pear, cholla, and barrel cactus. Mesquite is the dominant tree, but blue palo verde
and foothill palo verde are also present throughout the site. Bursage, creosote, desert
hackberry, salt bush and white thorn acacia characterize the shrubs present in this
vegetative community.
Existing Vegetation
Botanical Name
Trees:
Prosopis velutina
Cercidium microphyllum
Cercidium floridum

Common Name

Velvet Mesquite
Foothill Palo Verde
Blue Palo Verde

Shrubs/ground cover:
Acacia constricta
Acacia greggii
Artemisia deltoidea
Atriplex canescens
Celtis pallida
Ephedra trifurca
Hymenoclea salsola
Larrea tridentata
Zizyphus obtusifolia

White Thorn Acacia
Catclaw Acacia
Triangle leaf Bursage
Four-wing Saltbush
Desert Hackberry
Mormon Tea
Burrobrush
Creosote
Gray Thorn

Cacti:
Carnegiea gigantea
Ferocactus wislizenii
Opuntia fulgida
Opuntia versicolor
Opuntia violacea “Santa Rita”
Opuntia phaeacantha

Saguaro
Fishhook Barrel
Jumping Cholla
Staghorn Cholla
Purple Prickly-pear cactus
Engelmann’s Prickly Pear

Grasses:
Aristida sp.
Bouteloua sp.
Erioneuron pulchellum
Muhlenbergia porteri
Cenchrus ciliaris

Three Awn
Gramma grass
Fluff Grass
Bush Muhly
Buffelgrass
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Paloverde-Bursage-Saguaro Vegetation Type, note a few
saguaros.

Grades are being altered by off-road vehicles
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Small washes which flow west to east are flanked
by riparian habitat.
The Mesquite-Acacia Riparian Vegetation type is located within wash areas throughout the
entire site. The existing vegetation consists of more diverse and dense species than the
majority of the site described above. Although the plant material is in relatively good
condition, the sandy soil would preclude many salvage possibilities. These areas have
been designated as Areas of Significant Vegetation, because of increased species
diversity, quality of plant material and the importance of these areas as wildlife corridors to
adjacent natural areas. Many of these areas have been designated to be preserved in
place and if left natural will enhance the beauty of the site and provide a buffer to
surrounding areas.
The vegetation in the wash areas can be described as being denser than the surrounding
Paloverde Bursage Saguaro Vegetation Type. Major plant species are mesquite, white
thorn acacia, catclaw acacia, blue palo verde, desert hackberry, lycium, saltbush, pencil
cholla and native and non-native grass species.

Site Inventory

22

Copper Point Specific Plan
Existing Vegetation
Botanical Name

Common Name

Trees:
Acacia constricta
Acacia greggii
Cercidium microphyllum
Cercidium floridum
Prosopis velutina

White Thorn Acacia
Catclaw Acacia
Foothill Palo Verde
Blue Palo Verde
Velvet Mesquite

Shrubs/ground cover:
Acacia constricta
Acacia greggii
Celtis pallida
Atriplex canescens
Cucurbita digitata
Hymenoclea salsola
Zinnia pumila
Zizyphus obtusifolia

White Thorn Acacia
Catclaw Acacia
Desert Hackberry
Four-wing Saltbush
Fingerleaf Gourd
Burrobush
Desert Zinnia
Gray Thorn

Cacti:
Opuntia arbuscula
Opuntia fulgida
Opuntia versicolor
Opuntia violacea “Santa Rita”

Pencil Cholla
Jumping Cholla
Staghorn Cholla
Purple Prickly-pear Cactus

Grasses:
Bouteloua gracilis
Muhlenbergia porteri
Aristida Purpurea
Cenchrus ciliaris

Blue Gramma
Bush Muhly
Three awn
Buffelgrass
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Electrical Transmission Lines and Service Road

Buffelgrass, an invasive non-native plant, is found in numerous locations
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4. Significant Cacti and Groups of Trees and Federally-Listed Threatened or
Endangered Species
No federally listed threatened or endangered species were encountered on this site in a
preliminary survey. Many of the native plants found on-site, however are listed as protected by
the State of Arizona. These plants include saguaros, mesquite trees, palo verde, as well as
numerous shrubs.
The vegetation as described above is not considered significant, with the exception of the
riparian areas which are of higher vegetative density and have habitat value for the indigenous
fauna. These riparian areas act as wildlife habitat within the site. These areas, if preserved,
also have the greatest potential for vegetative separation between varied land uses within the
project.
In addition there are some significant individual saguaro cactus specimens, throughout the
project area. Many of these specimens will be preserved, either in place or transplanted to new
locations. Among these specimens is a crested saguaro.

Crested Saguaro located on the site.

5. Vegetative Densities by Percentage of Plant Cover
Based on aerial photographs and on-site investigation, vegetative densities have been
estimated. Densities are calculated by samples of areas of each vegetation type. Densities are
based on visible tree and shrub density. Annual and perennial ground covers are not
considered since their coverage varies, depending on climate and time of year. The vegetative
densities for this project can be divided into two categories (based mainly on vegetative types.
Low-Density Vegetation, occupying the majority of the site, mainly represented by the
Paloverde-Bursage-Saguaro Vegetation type. This area of vegetation is very sparse with a
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vegetative densities of 0 to 7% coverage.

Low-Density Vegetation
Medium-Density Vegetation occupies the wash habitat and is comprised of the MesquiteAcacia Riparian Vegetation Type. This area of vegetation has densities of 8 to 10%
coverage.

Medium-Density Vegetation
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Exhibit II.D.3: Vegetation Communities/Densities
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E. Viewsheds
Exhibit II.E.2: Site Photos displays photographs taken from different angles along the boundaries
of the site and internal to the site. The purpose is to show the existing state of the site as well as
the existing uses surrounding the site. The approximate locations from which these photographs
were taken are displayed on Exhibit II.E.1: Photo Key Map.
Views along the north property line: Views to the north from the property are dominated by the I19 interchange, as well as the large entry monument at the Desert Diamonds Casino entrance on
Pima Mine Road. Pima Mine Road runs east/west along the north property frontage. In addition, a
Union Pacific Spur Line servicing the ASARCO Mission Mine Complex, located west of I-19, is
located between Pima Mine Road and the north property line. Views to the south, across the
property, include a landscape of Sonoran Desert scrub vegetation with distant views of overhead
power structures to the southeast (see Exhibit II.A.2.b: Existing Land Uses and Exhibit II.E.2: Site
Photos).
Views along the east property line: Views to the east from the property are occupied by single family
detached homes within the Rancho Sahuarita community which abuts the property along its east
property line. These existing homes are a mix of one and two story structures. Views to the west,
across the property, include a landscape of Sonoran Desert scrub vegetation with distant views of
the ASARCO Mission Mine tailings (see Exhibit II.E.2: Site Photos).
Views along the south property line: Views to the south from the property are of the vacant State
Land parcel which is covered with Sonoran Desert scrub vegetation. The dominant feature looking
south is of the very large overhead power structures running in a corridor that extends from this
property southeast corner across the State Land property. This overhead electric power corridor
is clearly identified in Exhibit II.A.2.b: Existing Land Uses and Exhibit II.E.2: Site Photos.
Views along the west property line: Views to the west from the west property line are dominated
by the I-19 roadway. I-19 along the property is not elevated until it approaches Pima Mine Road
near the northwest corner of the site. The I-19 traffic and noise are both visually and audibly
noticeable from the western edge of the property. The ASARCO Mission Mine tailings are also
visible from the west property line. Views to the east across the property are dominated by the
existing Sonoran Desert scrub vegetation covering the site and the overhead electric power
structures that cross the southeastern quadrant of the property (see Exhibit II.A.2.b: Existing Land
Uses and Exhibit II.E.2: Site Photos).
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Exhibit II.E.1: Photo Key Map
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Exhibit II.E.2: Site Photos

Photo 1: Off-site photo taken from the main entry to
Desert Diamond Casino looking south across Pima
Mine Road and the Union Pacific Rail Road Spur
Line that fronts the north property line.

Photo 2: Looking west along the north property
frontage at Pima Mine Road. The I-19 overpass at
Pima Mine Road is in the upper right and ASARCO
Mine tailings are in the upper left of the photo.

Photo 3: Looking east along the north property
frontage at Pima Mine Road.

Photo 4: Looking west across the site from Camino
Rancheria

Photo 5: Southeast corner of the property looking
east towards Via De Gala.

Photo 6: Looking south across the southeast
quadrant of the property at the existing overhead
electric transmission lines.
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Photo 7: Southwest corner of the property looking
west across Interstate 19.

Photo 8: Southwest corner of property looking
northeast across property.

Photo 9: Looking across the southern property line
from the south central portion of the property.

Photo 10: Middle portion of the property looking
southeast at the ASARCO well and infrastructure,
and at the overhead transmission lines.

Photo 11: Taken from the north east corner of the
property looking to the northwest at the entrance to
Desert Diamond Casino.

Photo 12: Off-site photo looking north just outside
the southeast corner of the property.
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F. Utilities
1. Wastewater
The site lies within the Town of Sahuarita Designated Management Area and and there are
currently no wastewater facilities serving the property.
Locations of Existing Public Sewers in Relation to the Project Site
Currently public gravity sewer conveyance systems exist adjacent to the east boundary of this
project within the Rancho Sahuarita community. These public sewer conveyance systems are
owned, operated and maintained by the Town of Sahuarita as is the subsequent treatment
facility of the conveyed wastewater flows. Connection to the existing Sahuarita public sewer
system requires approval by the majority of votes cast in an expansion election.

2. Water
There are currently no water utilities serving this property.

3. Private utilities
Electricity, natural gas, telecommunications and cable services will be extended to the project
site at the time of development through agreements with individual utility companies.
a. Electric
The site lies within the Tucson Electric Power Company Service area.
b. Communication
CenturyLink, Comcast and Cox Communications all provide service within the surrounding
area.
c. Natural Gas
The site lies within the Southwest Gas Service area.

4. ASARCO Waterline and Utility Easement
A 50-foot wide waterline and utility easement traverses the north end of the site. The easement
consists of a waterline connecting to an existing ASARCO wellsite, registry ID 55-607790, located
adjacent to the eastern property boundary.The ASARCO well is non-exempt with a depth of 835
feet, casing depth of 812 feet and a case diameter of 30 inches. An agreement between the subject
property owner and Trust 60,141 (Copper Point Master Developer) and ASARCO, Docket 12363,
Page 2679 dated August 11, 2004 grants a perpetual, appurtenant easement to ASARCO ("Water
Facilities Easement") solely for the purposes of constructing, installing, maintaining, replacing and
operating upon, underground water pipelines, underground power lines, improvements and
facilities in connection with the operation of water wells located on the adjacent ASARCO property
including ingress and egress to and from the waterline and utility easement. In accordance with
the agreement, no improvements are permitted over or under the Water Facilities Easement Area.
However, the Copper Point subject property owner has the right to relocate the waterline facilities
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together with the Water Facilities Easement Area. See Waterline and Utility Easement Agreement,
Docket 12363, Page 2679 submitted under separate cover.

5. Tucson Electric Power/Southwest Transmission Cooperative Easement
The southeast portion of the property consists of a 485-foot wide easement with a 345 KV electrical
transmission line, two double circuit 46 KV electrical transmission lines and a 138 KV distribution
line owned by Southwest Transmission Cooperative (SWTC) and Tucson Electric Power (TEP).
SWTC owns 24.9% of the lines with TEP. Current access to this easement is taken from the east
along the TEP/SWTC easement located wthin the Rancho Sahuarita community. No permanent
structures are permitted within the easement.

G. Cultural Resources
1. Arizona State Museum Letter
According to a search of the archaeological site files and records retained at the Arizona State
Museum (ASM), the proposed project area was entirely surveyed for historic properties in 2004
(See Exhibit II.G.1: Arizona State Museum Letter). Twenty-three additional archaeological
inspections were completed within a mile radius of the project area between 1964 and 2008.
No historic properties are identified in the project area. Five archaeological properties are
identified within a 1-mile radius of the project area. A color ortho-photograph taken of the
proposed project area in 2012, enclosed, depicts what looks to be an unmodified ground
surface.
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Exhibit II.G.1: Arizona State Museum Letter
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H. Transportation
The subject property is located near the southeast corner of Pima Mine Road and the I-19/Pima
Mine Road traffic interchange (TI). The site is bounded to the north by a ±11.38 acre parcel of land
owned by ASARCO LLC, to the east by Rancho Sahuarita community, to the south is vacant land
owned by the Arizona State Land Department and the west by Interstate 19.
The property to the north consists of an east/west Union Pacific Railroad spur line. Currently, the
ASARCO property does not consist of a railroad crossing that permits access to Pima Mine Road
from the Copper Point property. Future access across this spur line will require a public railroad
crossing agreement application to be submitted to Union Pacific Railroad which will ultimately be
approved by the Arizona Corporation Commission.
A recorded access easement (Pima County Docket 12363, Page 2656) by and between ASARCO
Incorporated and the property owner has been submitted under separate cover granting the Copper
Point property two future ingress/egress locations across the ASARCO property between the
Copper Point property and Pima Mine Road.
The site is bounded on the east by Rancho Sahuarita community. The adjacent Rancho Sahuarita
community currently consists of a 1-foot no access easement along this adjoining boundary with
the exception for a connection point at Camino Rancheria, a public roadway. In accordance with
the Town of Sahuarita Major Street and Routes Plan, Camino Rancheria is a classified as a 3-lane
Urban Collector with a 100-foot right-of-way. The cross section consists of two 11 to 12-foot travel
lanes, a 12-foot two-way left turn lane, 6-foot bike lanes, 0.5-inch vertical curb, 6-foot
sidewalks/pedestrian path, variable sized utility easements in each direction.
The site is bounded on the south by vacant land owned by Arizona State Land Department. If the
State land to the south develops at some point in time, Copper Point provides for future connectivity
to Pima Mine Road.
Pima Mine Road is designated as a Regional Arterial within the Town of Sahuarita according to the
draft Town of Sahuarita Major Streets and Routes Plan Policy Manual adopted by Council in 2015.
Pima Mine Road is also designated as a minor arterial by the Federal Highway Administration
(FHWA). I-19 is designated as an Interstate Highway by the Arizona Department of Transportation
(ADOT). Sahuarita Road is designated as a Regional Arterial roadway within the Town of Sahuarita
and those portions of the roadway located outside of Sahuarita’s jurisdictional boundaries, it is also
designated as a Scenic Major Route on the MSRRP. Rancho Sahuarita Boulevard is designated
as a major collector roadway by the Town of Sahuarita. Other roads and the required features are
provided in Table II.H.1.a: Surrounding Roadways.
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Table II.H.1.a: Surrounding Roadways
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1. Existing & Proposed Off-site Streets
a. Existing Rights‐of‐Way (Main Roads)
The existing right‐of‐way on Pima Mine Road is 100’ with a 50’-50’ one‐half right‐of‐way
width on the south side of the centerline (i.e. along the subject property’s Pima Mine Road
frontage). The existing right‐of‐way in place on I-19 is 300’ in the vicinity of the project. The
existing right-of-way on Rancho Sahuarita Boulevard varies between 150’ and 180’. The
existing right-of-way on Sahuarita Road also varies between 150’ and 200’ in the vicinity
of the project.
b. Compliance with Town of Sahuarita Width Standards
The Town is developing a Major Streets and Routes Plan (MSRP) which will define rightof-way widths for major roadways within the Town. .
c. Travel Lanes, Capacity, etc.
Pima Mine Road is a two- lane, uncurbed roadway. East of the subject property, Pima Mine
Road has striped shoulders that function as bike lanes, however, there are no existing bus
routes or sidewalks on Pima Mine Road. West of I-19, Pima Mine Road provides access
to the ASARCO Mine Operations. The posted speed limit is 55 MPH. The capacity of a
two-lane arterial is about 15,930 vehicles per day (vpd), applying FDOT 2012 Level of
Service Guidelines.
Rancho Sahuarita Boulevard is a four-lane divided, curbed roadway with bike lanes and
sidewalks or walking paths on either side of the road near its intersection with Pima Mine
Road. The posted speed limit is 30 mph. The capacity of the roadway is approximately
13,320 vpd. Further south, it transitions to an undivided two-lane roadway. The roadway
serves north-south traffic through the Rancho Sahuarita community
Interstate 19 is an Interstate Highway, running from the US border in Nogales, Arizona to
its interchange with Interstate 10 in Tucson, Arizona. It is approximately 60 miles long. In
the vicinity of the project, it is a four-lane facility with a posted speed limit of 75 mph, and
is classified as a Rural Principal Arterial by FHWA.
Camino Rancheria is a three-lane urban collector with two 11 to 12-foot travel lanes, a 12foot two-way left turn lane, 6-foot bike lanes, 0.5-inch vertical curb, 6-foot
sidewalks/pedestrian path, variable sized utility easements in each direction. The posted
speed limit is 35 mph.
d. Existing Bicycle & Pedestrian Ways
There are existing bike routes on Rancho Sahuarita Boulevard, Sahuarita Road and other
project roadways in the vicinity of the project as indicated in Table II.H.1.a: Surrounding
Roadways. East of the subject property, existing Pima Mine Road has striped shoulders
that function as bike lanes There are no existing sidewalks on Pima Mine Road.

Site Inventory

37

Copper Point Specific Plan
e. Planned Roadway Improvement Schedules
The Regional Transportation Plan (RTP) from the Pima Association of Governments (PAG)
identifies planned roadway projects. PAG’s RTP is a 20-year plan that attempts to
anticipate regional growth. The RTP indicates that road improvements are planned to
widen Pima Mine Road from Interstate 19 to Nogales Highway from two-lanes to fourlanes. Nogales Highway is planned for widening from Interstate 19 to Old Nogales Highway
from four-lanes to six-lanes. The RTP does not include a short-term implementation plan
for the widening of these roadways.
Nearby planned public roadway improvements include a reconstruction of the bridge over
the Santa Cruz River on Pima Mine Road projected for completion by fall of 2016.
Minor street and Project access improvements on Pima Mine Road will be made in
conjunction with as part of the proposed Copper Point subject project to facilitate safe and
proper access to and from the site. Off-site Road Improvements will include, but may not
be limited to, a new public at-grade crossing of the UPPR Asarco Spur on Site Spine Road,
extension of Camino Rancheria, and extension of Avenida Mitla.
f.

I-19/Pima Mine Road Traffic Interchange
The I-19/Pima Mine Road Traffic Interchange is an unsignalized hybrid traffic interchange.
Its configuration resembles a tight diamond, but with all ramps on the north side of Pima
Mine Road, similar to a partial cloverleaf, or "parclo" TI. The current design of the
interchange has been determined by Arizona Department of Transportation (ADOT) to be
outdated; that is, the geometric design of the ramps is not currently up to ADOT roadway
design standards. ADOT has - no current plans in the 20152019 5-Year Transportation
Facilities Construction Program for improving the TI, and thus no schedule for the I19/Pima Mine Road TI reconstruction beyond what is shown in 2040 PAG RTP (20202030) (See Exhibit II.H.2: Adjacent Driveways and Street Intersections.)
ADOT recently completed a Project Assessment for the I-19/Pima Mine Road TI that
considers seven alternative TI configurations to reconstruct the TI to current design
standards. At least one of these alternatives relocates the ramp intersection on Pima Mine
Road closer to the proposed project entrance. This would reduce the potential signal
spacing between the project intersection and the relocated I-19 future ramp intersection.

g. Desert Diamond Casino Entrance
The proposed entrance to the project on Pima Mine Road is opposite the main entrance to
the Desert Diamond Casino. The project entrance will create a four-leg intersection. This
intersection will be analyzed in the TIS for this project, with mitigation recommendations
provided in that document.
h. Aerospace Corridor
Pima County is promoting the construction of an auxiliary interstate highway, known as the
“Sonoran Corridor”, to connect I-19 to I-10 from the I-19/Pima Mine Road TI to the
Technology Parks located east of Kolb Road on I-10. The Aerospace Parkway is being
promoted by Pima County as a critical and valuable economic development project. As of
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March 20, 2015, the ADOT Transportation Board considered a PAG resolution in support
of the Sonoran Corridor as an addition to the State Highway System. There is currently no
timeline for this project. If and when the Aerospace Corridor (Sonoran Corridor) is
implemented, Pima Mine Road is intended to remain a local access road with connectivity
to Interstate-19 and/or the Aerospace Corridor.
i.

Distances from Site to Existing Nearby Driveways & Intersections
Nearby private driveways and street intersections in the vicinity of the subject property
have been illustrated on Exhibit II.H.2: Adjacent Driveways & Street Intersections.
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Exhibit II.H.2: Adjacent Driveways and Street Intersections
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2. Existing & Planned Transit Routes / Bicycle Routes
As shown on Exhibit II.H.3, Sun Shuttle currently operates Route 421, Green Valley/SahuaritaTucson Connector Monday through Saturday. This route travels from the Ronstadt Transit
Center in Downtown Tucson to La Posada on Continental Road in Green Valley with varying
headways during the day. It has regular stops at the Desert Diamond Casino, on the north side
of Pima Mine Road, Rancho Sahuarita Marketplace at Sahuarita Road and Rancho Sahuarita
Boulevard and Sahuarita Town Hall on the north side of Sahuarita Road
Sun Shuttle provides dial-a-ride service for passenger convenience in the Green Valley /
Sahuarita area. All dial-a-ride service trips require a reservation one to seven days in advance.
As shown on Exhibit II.H.3, there are four dial-a-ride stops within the Rancho Sahuarita
community.
There are no other existing or planned transit routes within the vicinity of the project. Bicycle
routes with striped shoulders exist along Pima Mine Road, Sahuarita Road, Rancho Sahuarita
Boulevard and Nogales Highway. New bike lane/shoulder improvements are planned for Pima
Mine Road and along the Santa Cruz River Trail (See Exhibit II.H.3: Roadways.)
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Exhibit II.H.3: Roadways
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I. Community Facilities
1. Fire and Police Stations
The property is served by the Rural Metro Fire Department. Rural Metro provides subscription
based fire service supported by annual membership fees. There are two fire stations located
in proximity to the subject property. The closest RMFD station is Station No. 82 located
approximately ½ mile south of Calle Vista Larga along Rancho Sahuarita Boulevard. Station
#79 is located south of Sahuarita Road near I-19.
The nearest police station is located at 315 W. Sahuarita Center Way, near the Sahuarita Town
Hall, and just south of Sahuarita Road.

2. Wastewater Reclamation Facility & Street Maintenance Yard
The Sahuarita Wastewater Reclamation Facililty & Sahuarita Streets Maintenance Yard is colocated along Rancho Sahuarita Boulevard north of Camino Rancheria and west of Rancho
Sahuarita Boulevard. The Reclamation Facility is a public wastewater facility.

3. Hospitals
There are no hospitals within one mile of the project site. The nearest public hospital is the
University Physicians Hospital at 2800 E. Ajo Way, and is located approximately 18 miles from
the project site.

4. Schools
The site is located within the Sahuarita Unified School District. Anza Trail K-8 School is located
within 1.5 miles of the project site. Sahuarita Early Childhood Center, Primary School, Middle
School, Intermediate School, and High School are all located at 350 W. Sahuarita Road,
approximately 2 miles from the project site.

5. Parks, Recreation Areas and Public Trails
There are three public parks located within 1.5 miles of the project site. A local area trail
segment as identified in the Town of Sahuarita general Planis located along Rancho Sahuairta
Boulevard and a portion of the Santa Cruz River trail also passes within 1.5 miles of the project
site (See Exhibit II.I: Community Facilities.)
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Exhibit II.I: Community Facilities
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J. Composite Map
The composite map graphically illustrates the summation of constraints identified during the
inventory and analysis process. The significant constraints are shown on Exhibit II.J: Composite
Map. Four of the most significant physical constraints include:






A Union Pacific R.R. spur line runs along the Pima Mine Road south right-of-way between Pima
Mine Road and the north property line of Copper Point, posing a significant challenge to
providing safe and adequate ingress/egress to the property;
The Interstate 19 is an access controlled facility which restricts access to the interstate;
A vacant State Land parcel borders the property on the south that has minimal access to local
roadways.
A 485-foot easement consisting of overhead electric lines across the southeast corner of the
site constraining this portion of the property to only recreation and open space uses.

Other less significant physical features, including drainage constraints, will also impact the potential
development of the property. Each of these constraints is addressed in more detail in the Specific
Plan Proposal section of this report.
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Exhibit II.J: Composite Map
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III.

SPECIFIC PLAN PROPOSAL
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A.

Specific Plan Overview
The goal of the Copper Point Specific Plan is to provide an inviting, attractive, and thoughtful mix
of retail services, employment opportunities, residential alternatives, and recreational amenities to
the Town of Sahuarita. The Specific Plan proposal allows for a mix of land uses and proposed
infrastructure that will complement the surrounding land uses, including the existing casino resort
uses to the north, vacant Arizona State Trust Land to the south and Rancho Sahuarita community
to the east. A thorough analysis of the existing site conditions and surrounding land uses have
created the vision for the Copper Point Specific Plan. This vision includes the following:











The Mixed Use area will serve residents who reside along the north end of the Rancho
Sahuarita community and the proposed Copper Point Specific Plan development with a
variety of commercial uses and a mixture of dwelling types.
The Medium Density Residential area will provide unique housing alternatives for Sahuarita
residents with options for duplexes, condominiums, patio homes, townhomes, etc.
The Low Density Residential area will provide high quality single-family neighborhoods.
The 19 acres of dedicated open space which will also offer passive recreation opportunities
will act as a buffer to the existing Rancho Sahuarita community.
The proposed railroad crossing and spine roadway improvements will serve as a key
secondary access to and from Interstate 19 for existing residents east of the subject
propery in addition to future residents of Copper Point and potentially south of the subject
property.
The potential access points to the site are via Pima Mine Road to the north and Camino
Rancheria to the west and the parcel to the south owned by the State of Arizona. The
western boundary of the Rancho Sahuarita community (excluding Camino Rancheria)
includes a 1-foot no access easement and there are no plans for another interchange or
frontage road along the west boundary adjacent to Interstate 19.
The proposed sewer and water utilities will not only serve the subject property but have the
potential to serve the surrounding areas that are not already connected to the public sewer
conveyance systems subject to referendum requirements.

There are three general land use types within the specific plan: mixed use (commercial/retail,
employment and a mixture of single-family residential dwelling types); residential (single-family
attached and detached ); and recreational (parks, trails and open space). A map indicating the
proposed specific plan development areas has been provided on Exhibit III.B: Development Areas.

1. Response to Site Inventory
The Specific Plan Proposal section of the Specific Plan provides a comprehensive set of
Development Regulations and Design Guidelines outlining site-specific standards and
development regulations to guide development and provide an appropriate amount of flexibility
to future needs and compatibility with surrounding land uses.

2. Conformance with the General Plan
The site was annexed into the Town of Sahuarita on May 13, 2013. The property is located
within a Designated Growth Area per the Town of Sahuarita General Plan Map (dated February
2013), which recommends a Mixed Use Development designation for this area. The purpose
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of Mixed Use Development is to create a more concentrated development pattern in select
areas of the Town in order to create opportunities for people to live close to work and shopping,
to develop an infrastructure for the use of alternative transportation modes, and to create
exceptionally well-designed focal points in the community for all residents, business people and
tourists to enjoy. The use of Specific Plan zoning is strongly recommended in the Mixed Use
land use designation. Allowable uses within the Mixed Use designation include: medium to
high-density residential, commercial, employment, hotel and resort uses, public spaces, and
governmental/institutional uses. The Copper Point Specific Plan includes most of these land
uses and responds to the long range vision of the Town of Sahuarita General Plan by guiding
development and providing a wide range of uses in an urban area.

3. Compatibility with Adjoining Land Uses
Land uses surrounding the Copper Point Specific Plan site include the Union Pacific Railroad,
Pima Mine Road and Desert Diamond Casino on the north, the Rancho Sahuarita community
on the east, and vacant Arizona State Trust Land on the south. The Interstate 19 corridor runs
along the west property boundary.
The proposed development standards complement the existing single-family residential uses
located east of Copper Point, offering similar single family residential densities, housing styles,
building heights and setbacks as those currently used in the Rancho Sahuarita community. The
extension of Camino Rancheria through this project to Pima Mine Road will provide a
convenient access alternative to I-19 for the residents of Rancho Sahuarita. Copper Point will
also offer alternative housing options, such as attached and detached single-family residential
and additional commercial/retail opportunities closer to the frontage of Pima Mine Road. To
buffer the Rancho Sahuarita community to the east, the proposed specific plan designates the
majority of the eastern border with parks/open space. The Mixed Use area will be located in
the northwest corner of the site closest to the intersection of I-19 and Pima Mine Road to ensure
there are minimal impacts to existing neighborhoods to the east. Homes along the eastern
boundary will be set back a minimum of 60 feet and screened from view with 10 feet of
landscaping. See Section III.F of this document. Multi-family residential (multiple dwellings) is
prohibited throughout the entire Specific Plan area and development in parcels 2, 4, 6 and 8
will be predominently single-family detached homes with the intent of ensuring that
development in Copper Point will be compatible with the existing Rancho Sahuarita community
and provide a suitable transition between Rancho Sahuarita and Interstate 19 (see Exhibit III.B:
Development Areas).
The State Land parcel south of the site is vacant; however, it is anticipated that this property
will be developed at some point in the future. The proposed north/south spine road through
Copper Point provides a connection for future development areas within the vacant State Land
on the south to Pima Mine Road and the Interstate 19 interchange on the north.
The planned commercial uses within Copper Point near the major intersection of an arterial
street and Interstate Highway have been designed to complement and be compatible with the
casino uses located north of Pima Mine Road. The planned commercial uses are designed to
be directly accessible from Camino Rancheria and will provide needed neighborhood
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commercial amenities to serve the residents of the adjoining Rancho Sahuarita community to
the east.

B. Purpose and Intent
These regulations will serve as the primary mechanism for the implementation of the Copper Point
Specific Plan. The following Development Regulations and Design Guidelines establish the
intensity and character of the development by prescribing site-specific standards that are tailored
to the unique qualities of the project. These development regulations permit the integration of the
Town General Plan’s Mixed Use Development designation with employment, entertainment,
neighborhood and regional shopping, single-family attached and detached residential,
mixeddwelling types (except multiple dwellings), open space and recreational uses. The
regulations contained within this section provide an appropriate amount of flexibility to anticipate
future needs and to achieve compatibility with surrounding land uses. As shown on Exhibit III.B:
Development Areas, there are three development areas planned for the site:
Development Area A (Mixed Use): This
area is envisioned for neighborhood
commercial and/or a variety of residential
options, except multiple dwellings which are
prohibited in Copper Point. It will complement
adjacent land uses including the Desert
Diamond Casino and the adjacent residential
subdivisions by providing a mix of retail and
residential uses. See Illustration A for an
artist’s rendering of typical uses proposed in
this area. The location is ideal to cater to
nearby residents with neighborhood-level
uses.
Illustration A: Conceptual Neighborhood Commercial Rendering

Development Area B (Medium Density
Residential): This area is envisioned for
medium density residential uses at a range of 512 RAC. Development in parcel 4 will be limited
to 10 RAC to be sensitive to the density and land
uses of the existing Presidios at Rancho
Sahuarita community.
Illustration B.1 – attached single-family homes

Illustration B.1 and B.2: Conceptual Single-Family
Housing Renderings
Illustration B.2 – detached single-family homes
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Development Area C (Low Density
Residential): This area is envisioned to extend
the single family uses offered in this area. A
variety of lot sizes, home styles and single family
options are proposed for Development Area C.
See Illustration C for an artist’s rendering of a
typical single-family neighborhood layout with a
variety of lot sizes.
Illustration C: Single-Family Residential Site
Plan

Parks and Open Space
This area is intended to preserve the
natural wash corridors, allow for natural
open space and recreational land uses for
the future homeowner, renters and
commercial shoppers.. See Illustration D
for an artist’s rendering of a conceptual
park plan.

Illustration D: Conceptual Park Rendering

The development regulations will govern and provide regulatory zoning provisions for the land use
density, intensities, and location criteria within the Copper Point Specific Plan. This section
includes standards related to base land use, property use, building setbacks, building heights and
lot coverage. The intent of these standards is to establish clear minimum development standards,
allow for the orderly progression of development, and provide flexibility over time without
compromising the goals and objectives for this specific plan.
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Exhibit III.B: Development Areas
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C.

General Provisions
1. Applicable Codes
If an issue, situation, or condition arises that is not addressed by this Specific Plan, the
applicable portions of the Town of Sahuarita Zoning Code and the Sahuarita Outdoor Lighting
Code, that are in place at the time of development shall apply.
All construction and development within the Specific Plan area shall comply with applicable
provisions of codes and regulations adopted by the Town of Sahuarita in effect at the time of
development.

2. Additional Uses
Whenever a use has not been specifically listed as being a permitted use in the particular zone
classification within the Specific Plan, it shall be the duty of the Town Planning Director to
determine if said use is consistent with the intent of the designation and compatible with other
listed permitted uses.

3. Temporary Uses
Temporary uses conducted in connection with the development of the property shall be subject
to all Town, Local, State, County or Federal required permits and/or approvals. Such uses may
include, but are not limited to:







Construction/storage yards
Temporary construction offices and trailers
Fencing
Construction roads
Temporary model homes or temporary model home complex with parking
Temporary sales office

4. Excluded Uses
The following uses shall be excluded from the Specific Plan:












Adult activities facility as defined in the Sahuarita Town Code Sec. 18.03.020A
Airplane sales
Cemetery or crematory
Golf course
Keeping and raising of small animals, such as rabbits, chickens, and/or cockerels
Medical marijuana dispensary
Medical marijuana cultivation
Mobile home sales
Mortuary or embalming establishment or school
Tattoo parlors or establishments that apply tattoos
Other similar uses as determined by the Planning Director
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D.

Development Standards
1. Mixed Use - Development Area A
a. Permitted Uses
(1) All Permitted Uses listed in the B-1 Local Business Zone, Chapter 18.43, except as
modified herein; all Permitted Uses listed in the R-4 (Mixed-Dwelling Type Zone),
Chapter 18.27, of the Town of Sahuarita Zoning Code (STC), except detached singlefamily residential and multiple dwellings; and other similar uses as determined by the
Planning Director
(2) Dwelling group as defined herein
(3) Administrative and professional office
(4) Auto rental garage
(5) Auto repair & battery service
a) Provided no such land use, structure or building be located within 100 feet of any
residential use or zone (within Copper Point or adjacent to Copper Point).
b) The site must be enclosed on all sides with a solid wall, compact evergreen hedge
or uniformly painted board fence, not less than five feet in height.
c) All body and fender work, painting and upholstering is performed in a completely
enclosed building;
d) There is no open storage of parts, salvage materials, automobile bodies;
e) No storage of junk automobiles for salvage purposes and the only automobiles
parked on the premises may be those awaiting repairs. Said automobiles are to be
parked in a neat and orderly manner, behind a solid wall or fence so that such
automobiles will not be visible from surrounding properties or the highway; and
f) The permit for such use shall be revocable within 30 days on written notice from
the zoning administrator when, in the opinion of the administrator, any one or all of
the above requirements have not been complied with.
(6) Bar
a) Provided no such structure or building be located within 100 feet of any residential
use or zone (within Copper Point or adjacent to Copper Point). Other required
setbacks to residential use or zone include:



Outdoor Use Area: 500 feet
Parking Area: 200 feet

(7) Cleaning Establishment; if:
a) Only two clothes cleaning unit of not more than 40 pounds rated capacity, and
b) Using cleaning fluid which is noninflammable and nonexplosive at temperatures
below 138.5 degrees fareinheit
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(8) Club: Athletic, private, social, sport or recreational (operated for profit) except sports
stadium or field
(9) Commercial Recreation
(10) Farmer’s Market
(11) Industrial or trade school
(12) Kennels
a) Provided no such structure or building be located within 100 feet of any residential
use or zone (within Copper Point or adjacent to Copper Point)
(13) Large Scale Retail Development
a) Subject to STC18.82.070
(14) Laundry: steam or wet wash
(15) Massage establishment
(16) Mechanical or steam washracks
(17) Merchandise broker’s display:wholesale
(18) Motorcycle, golf carts or motor scooter repair or storage
a) Provided no such structure or building be located within 100 feet of any residential
use or zone (within Copper Point or adjacent to Copper Point).
b) All body and fender work, painting and upholstering is performed in a completely
enclosed building;
c) There is no open storage of parts, salvage materials, motorcycle bodies;
d) No storage of junk motorcycles for salvage purposes and the only motorcycles
parked on the premises may be those awaiting repairs. Said motorcycles are to
be parked in a neat and orderly manner, behind a solid wall or fence so that such
automobiles will not be visible from surrounding properties or the highway; and
(19) Parking garage for public use
(20) Piano repairing
(21) Record recording studio or sound score production
(22) Refrigeration installation or service
(23) School or college: operated as a commercial enterprise, for dancing or musical
instruction
(24) Seasonal retail sales
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a) Preference is given to vendor placement within Development Area A on
sidewalks and other pedestrian oriented areas provided a minimum 6-foot wide
accessible lane is maintained in front of each vendor space. If a parking lot is
used, all parking spaces in excess of 90% of the minimum required for the
commercial development may be used for vendor space. Displayed
merchandise shall not encroach upon dirveways, fire lanes, ADA accessible
pedestrian walkways leading from the perimeter of the site, or require perimeter
landscaped areas. The displays shall also not obstruct sight visibility triangles
for vehicles exiting the site or otherwise create hazards for vehicle or pedestrian
traffic.
(25) Self-service car wash
b)

Provided no such structure or building be located within 100 feet of any
residential use or zone (within Copper Point or adjacent to Copper Point)

(26) Sign painting shop
(27) Trade show, industrial show or exhibition
(28) Upholstery shop
(29) Veterinary hospital
a) Provided no such structure or building be located within 100 feet of any
residential use or zone (within Copper Point or adjacent to Copper Point)
(30) Sale, rental or display of (Any of the following if conducted wholly within a completely
enclosed building or the area shall be enclosed on the property line with a solid wall
or compact evergreen hedge, not less than six feet in height):
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)
o)
p)
q)
r)
s)

Automobiles
Butcher supplies
Barber’s supplies or beauty shop equipment
Clothing or accessories: retail or wholesale
Contractor’s equipment or supplies
Drugs or medical, dental or veterinary supplies: Retail or wholesale;
Farm equipment or machinery;
Feed: No wholesale;
Hardware;
Hotel equipment or supplies;
Household appliances, sewing machines, etc.: Retail or wholesale;
Machinery: Commercial and industrial;
Monuments or tombstones: No wholesale;
Office equipment: Sales, business machines, etc. (retail or wholesale);
Painting equipment or supplies: Paint, varnish, etc.;
Pets: No boarding or hospital;
Plastic or plastic products: Wholesale and assembly only;
Plumbing, heating and ventilating fixtures or supplies: Retail or wholesale;
Restaurant or soda fountain equipment or supplies;
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t)
u)
v)
w)
x)
y)

Secondhand goods: Personal, furniture, books, magazines, automobiles, but no
secondhand supplies;
Tents or awnings;
Trunks or luggage: Retail or wholesale;
Upholsterer’s supplies: Retail or wholesale;
Venetian blinds: Retail or wholesale;
Window shades: Retail or wholesale.

(31) Light manufacturing or assembling incidental to retail sales from the premises;
provided, that not more than 25 percent of the floor area occupied by such business
is used for manufacturing, processing, assembling, treatment, installation and repair
of products.
(32) Wholesaling of products included in permitted use 29 with storage space not
exceeding 1,500 square feet of floor area.
(33) Wastewater Treatment Facility
a) Provided no such structure or building be located within 1000 feet of the Rancho
Sahuarita Community. Other required setbacks to residential use or zone
include:
 500’ setback from adjacent land uses with regards to noise, odor or aesthetic
controls
 100’ setback from adjacent land uses with regards to full noise, odor and
aesthetic controls
b. Accessory Uses- the following accessory uses shall be permitted in conjunction with all
permitted residential uses:
(34) Community center
(35) Community identification elements
(36) Detached accessory structures, such as tool sheds, patios and cabanas,
noncommercial hobby shops, children's playhouses, etc.
(37) Detached garages
(38) Fences and walls
(39) Garage, carport or enclosed storage
(40) Home Occupation with an approved home occupation clearance in accordance with
STC 18.09.030: Home Occupations
(41) Porches
(42) Recreation buildings which are part of a mixed-dwelling development
(43) Athletic courts
(44) Swimming pools, spas and related structures
(45) Workshops and studios
(46) Other similar accessory uses as determined by the Planning Director
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2. Medium Density Residential - Development Area B
a. Permitted Uses
(1)

All Permitted Uses listed in the R-4 (Mixed-Dwelling Type Zone), Chapter 18.27, of
the Town of Sahuarita Zoning Code (STC), except multiple dwelling

(2) Dwelling group as defined herein

(3)
(4)

Other similar uses as determined by the Planning Director
Wastewater Treatment Facility
a) Provided no such structure or building be located within 1000 feet of the Rancho
Sahuarita Community. Other required setbacks to residential use or zone
include:
 500’ setback from adjacent land uses with regards to noise, odor or
aesthetic controls
 100’ setback from adjacent land uses with regards to full noise, odor and
aesthetic controls

b. Accessory Uses- the following accessory uses shall be permitted in conjunction with all
permitted residential uses:
(1) Community center
(2) Community identification elements
(3) Detached accessory structures, such as tool sheds, patios and cabanas,
noncommercial hobby shops, children's playhouses, etc.
(4) Detached garages
(5) Fences and walls
(6) Garage, carport or enclosed storage
(7) Home Occupation with an approved home occupation clearance in accordance with
STC 18.09.030: Home Occupations
(8) Porches
(9) Recreation buildings which are part of a residential development
(10) Athletic courts
(11) Swimming pools, spas and related structures
(12) Workshops and studios
(13) Other similar uses as determined by the Planning Director

3. Low Density Residential - Development Area C
a. Permitted Uses
(1)
(2)
(3)

All Permitted Uses listed in the R-4 (Mixed-Dwelling Type Zone), Chapter 18.27, of
the Town of Sahuarita Zoning Code (STC), except multiple dwellings
Other similar uses as determined by the Planning Director
Wastewater Treatment Facility
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a) Provided no such structure or building be located within 1000 feet of the Rancho
Sahuarita Community. Other required setbacks to residential use or zone
include:
 500’ setback from adjacent land uses with regards to noise, odor or
aesthetic controls
 100’ setback from adjacent land uses with regards to full noise, odor and
aesthetic controls
b. Accessory Uses- the following accessory uses shall be permitted in conjunction with all
permitted residential uses:
(1) Community center
(2) Community identification elements
(3) Detached accessory structures, such as tool sheds, patios and cabanas,
noncommercial hobby shops, children's playhouses, etc.
(4) Detached garages
(5) Fences and walls
(6) Garage, carport or enclosed storage
(7) Home Occupation with an approved home occupation clearance in accordance with
STC 18.09.030: Home Occupations
(8) Porches
(9) Recreation buildings which are part of a residential development
(10) Athletic courts
(11) Swimming pools, spas and related structures
(12) Workshops and studios
(13) Other similar uses as determined by the Planning Director

4. Parks and Open Space
a. Permitted Uses
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)

Recreational Uses
Parks and Trails
Drainage facilities
Public Utilities
Communications facilities
Open space
Parking
Other similar uses as determined by the Sahuarita Parks & Recreation Director

b. Accessory Uses
(9)
(10)
(11)
(12)
(13)

Athletic fields
splash pads, spas and related structures
Storage/maintenance buildings
Detached accessory structures, such as patios and cabanas, etc.
Other similar accessory uses as determined by the Parks Director
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E.

General Development Standards
All new development within the Specific Plan shall conform to applicable building, fire and other life
safety standards. Prior to issuance of a building permit, the property owner(s) shall obtain approval
of a Development Plan and/or Subdivision Plat for the subject site that adheres to all applicable
codes and requirements of the Town of Sahuarita. Where these regulations and standards vary
from the Town of Sahuarita Zoning Code, the Specific Plan regulations shall apply. Where the
Specific Plan is silent, the relevant standards of the Town of Sahuarita Zoning Code shall apply.
The total density permitted within the Copper Point project area is shown on Table III.E: Density
Matrix. See also Exhibit III.B for location of each parcel. This table identifies Copper Point built out
to the maximum allowable density of 12 RAC, or a target density of at least 5 RAC per the following
development standards. The maximum allowable density in the LDR parcels is 5 RAC. Unless
specified in the table as the maximum allowable density for parcels 1 and 3-5, 5 RAC is the
minimum target density but development at less than 5 RAC is permitted.
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Table III.E: Density Matrix

Parcel

Development Area

Acres

1

Mixed Use (MU)

14

2

Low Density
Residential (LDR)

6

3

4

5

Medium Density
Residential (MDR)

MDR

MDR

6
LDR
7
LDR
8
LDR
9
LDR
10
LDR
11
LDR
12
LDR
13
LDR
14
Open Space (OS)
15
Park (P)
16
OS
17
OS
18
OS
Drainage/Right-of-Way
Total Acres
Min. Dwelling Units (if LDR and
MDR areas are developed at a
5 RAC and Mixed Use area is
developed as commercial
Max dwelling units
Gross density

12

4

7
8
14
3
18
3
6
11
3
1
3
7
7
4
52
160

Permitted Land Uses

Nonresidential
SF
+/-120,000150,000

RAC

Dwelling
Units

Max.
12

168

Single-Family

5

30

Single-Family Detached
or
Single-Family Attached

5

60

Max.
12
5

144

Max.
10
5

40

Max.
12
5
5
5
5
5
5
5
5

84

Commercial
Residential

or

Single-Family Detached
or
Single-Family Attached
Single-Family Detached
or
Single-Family Attached
Single-Family
Single-Family
Single-Family
Single-Family
Single-Family
Single-Family
Single-Family
Single-Family

20

35

40
70
15
90
15
30
55
15

475

796
4.97
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1. Development Area A- Mixed Use Development Standards
a. Residential
(1)
(2)
(3)
(4)

Maximum Number Dwelling Units: 168
Average Area Per Dwelling Units: 1,000 square feet
Maximum Lot Coverage: 80%
Minimum Site setbacks:
a) Front: 20 feet, which may be used to meet off-street parking requirements, or as
part of an off-street parking lot
b) Side: Zero lot line (per building code)
c) Rear: 20 feet
(5) Minimum Distance between Main Buildings: None
(6) Spine Road Building Setback: 10 feet
(7) Building Height limitation:
a) 60 feet
b. Non-Residential
(1)
(2)
(3)
(4)

Minimum Lot Area: None
Minimum Lot Width: None
Maximum Lot Coverage: 80%
Minimum Setbacks:
a) Front: 20 feet, which may be used to meet off-street parking requirements, or as
part of an off-street parking lot
b) Side: Zero lot line (per building code)
c) Rear: 20 feet
(5) Minimum Distance between Main Buildings: none
(6) Building Height limitation:
a) 60 feet

2. Development Area B- Medium Density Residential Development Standards
a. Attached Single-Family Residential and Dwelling Group
(1)
(2)
(3)
(4)

Maximum Number of Dwelling Units: 268
Minimum Lot Area: 1,000 square feet
Minimum Site Setbacks: None
Minimum Lot Building Setbacks:
a) Front: 20 feet
b) Side: Zero lot line (per building code)
c) Rear: 10 feet
(5) Building Height limitation: 34 feet
b. Detached Single-Family Residential
(1)
(2)
(3)
(4)
(5)

Maximum Number of Single-Family Dwelling Units: +/-115
Minimum Lot Area: 6,000 square feet
Minimum Lot Width: 50 feet
Minimum Site Setbacks: None
Minimum Lot Building Setbacks:
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a) Front: 20 feet
b) Side: Zero lot line (per building code)
c) Rear: 10 feet
(6) Building Height limitation: 34 feet

3. Development Area C- Low Density Residential Development Standards
a. Single-Family Residential
(1)
(2)
(3)
(4)
(5)

Maximum Number of Single-Family Dwelling Units: +/-360
Minimum Lot Area: 6,000 square feet
Minimum Lot Width: 50 feet
Minimum Site Setbacks: None
Minimum Lot Building Setbacks:
d) Front: 20 feet
e) Side: Zero lot line (per building code)
f) Rear: 10 feet
(6) Building Height limitation: 34 feet

F.

Landscape Buffering and Screening Standards
Land use transitions are required to ensure that the surrounding land uses and permitted residential
uses adjacent to permitted non-residential uses are buffered appropriately throughout the
development. The proposal is to enhance landscaping and screening walls between these uses
(See Exhibit III.F: Landscape Buffer Plan).

1.

Landscape Program
The landscape program is a qualitative list of guidelines and a quantative list of landscape,
screening and water harvesting/water conservation standards to ensure Copper Point is
built with high-quality landscape and screening criteria for building sites, rights-of-way and
open space within the development and adjacent to existing roadways and/or
development. The purpose of the landscaping is to soften and blend features between
sites to create visual corridors and connections to the project. In addition, a landscapeplanting theme will be established, creating a community framework for all common and
public areas as part of the Design Guidelines process and submitted prior to any residential
or non-residential development plans/plats (See Exhibit III.F: Landscape and Screening
Plan.)
a. Landscape Guidelines
The following guidelines apply to Copper Point Specific Plan:
(1) To the greatest extent practical, landscaping shall be integrated with building design
in internal areas of the site. Consideration shall be given to plant materials, types,
growth rates, canopy size and required maintenance in relationship to building
location, operation, site lines and site utilities;
(2) The use of climbing plant materials along walkways and on trellises and pergolas is
encouraged;
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(3)
(4)
(5)

Trees that produce large canopies and provide shade are especially encouraged in
parking zones;
Trees within landscape areas shall be sited and spaced to avoid conflicts with
overhead light fixtures;
Bufferyards may be used for passive recreation, and may include recreational trails,
seating and public art. All buffer requirements, including required plants and
screening shall be met.

b. Landscape Standards
The following landscape standards shall apply to Copper Point Specific Plan:
(1) All development within the Copper Point Specific Plan shall comply with STC 18.73
Landscaping, Buffering and Screening Standards, except modified herein;
(2) All development within the Copper Point Specific Plan shall comply with the Pima
County Native Plant Preservation Manual prior to site development.
(3) Where a parcel abuts open space, there shall be no landscape bufferyard
requirements.
(4) Where a parcel abuts the Spine Road or Camino Rancheria, the minimum landscape
buffer shall be ten feet wide. In accordance with Copper Point Design Review
Committee and Town approval, there may be a maximum of 50% of the required
landscape buffer plantings in the right-of-way. A landscape maintenance agreement
allowing the development to maintain landscaping within the right-of-way will be
required.
(5) A forty-foot wide landscape buffer shall be provided along the west side of Copper
Point Specific Plan (Development Areas A, B & C) adjacent to Interstate 19.
(6) A 10-foot wide landscape buffer in addition to a 50-foot waterline easement will
provide a total 60-foot building setback with 10 feet of enhanced landscaping along
the east side of parcels 2, 4, 6 and 8 adjacent to the Presidios at Rancho Sahuarita
community.
(7) All crested saguaro cacti found on-site shall be preserved in-place.
(8) A minimum tree size of 15 gallons shall be required for all trees.
(9) All planter areas within parking lots shall be provided with trees at the rate of not less
than one tree per eight parking stalls;
(10) All healthy saguaro cactus not suitable for preserving in-place shall be transplanted
on-site in accordance with the Pima County Native Plan Preservation Manual.
(11) A variety of plant materials shall be incorporated, including indigenous, low water
use vegetation;
(12) All landscape areas shall be irrigated using an underground drip irrigation system.
Use of turf is prohibited except within park areas. Effluent or other renewable water
source will be used for turf irrigation in accordance with the Council-approved
Effluent Use Policy;
(13) All irrigation shall be designed and maintained to be as efficient as possible. This
shall be implemented with the following:
a) Drip irrigation for trees, shrub beds and areas of ground cover to eliminate
evaporation losses;
b) Efficient sprinkler irrigation that may employ low volume heads and a high
irrigation efficiency rating;
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(14) Landscape plans shall be coordinated with above- and below-ground utilities to avoid
conflicts at the time of installation;
(15) All new plantings shall be selected from the Town of Sahuarita’s approved plant list,
and
(16) All common areas shall be maintained by the HOA and regulated by CC&Rs.
c. Screening Standards
The following screening standards shall apply to the Copper Point Specific Plan:
(1) Refuse areas and loading areas shall be screened from adjoining properties and public
right-of-way in accordance with STC 18.73 Landscape Buffering and Screening
Standards or as otherwise specified within this Specific Plan.
(2) A six foot tall masonry screen wall shall be provided in Development Area A where
commercial uses abut residential uses.
(3) A noise study shall be conducted prior to any proposed residential development when
located adjacent to I-19 to determine the appropriate mitigation techniques, such as
screening or other architectural features.
(4) All walls and fences shall be painted, stained, or contain integral color. Uncolored gray
block walls will not be permitted;
d. Water Harvesting/Water Conservation Standards
The following water harvesting standards shall apply to the Copper Point Specific Plan:
(1) A water harvesting plan shall be included with the development plan/subdivision plat
submittal in compliance with the STC.
(2) Passive water harvesting techniques including:
a) depressed planter islands
b) directing roadway rainfall runoff into adjacent landscaped areas and
c) grading lots to direct rainfall runoff from roof and/or paved surfaces into landscaped
areas by way of swales and micro-basins.
(3) Use water-efficient native and drought tolerant plants for landscape.
(4) Install high efficiency and evapotranspiration (ET)-based drip irrigation systems for
landscape.
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Exhibit III.F: Landscape and Screening Plan
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G.

Circulation
The Copper Point Specific Plan will consist of a planned road network to improve the circulation in
the area. The main off-site roadways are I-19 on the west (no direct access from Copper Point
Specific Plan), Pima Mine Road on the north and Camino Rancheria on the east (See Exhibit III.G:
Circulation Plan).

1.

Access
Primary access to Copper Point Specific Plan will be via Pima Mine Road on the north. There
is a recorded access easement (Pima County Docket 12363, Page 2656 included as
Appendix B) by and between ASARCO LLC and the property owner for the purpose of
creating two ingress/egress locations across the ASARCO property between the Copper
Point property and Pima Mine Road. ultimately the ingress/egress rights established
between ASARCO and the property owner will also need to be assigned to the Town of
Sahuarita (i.e. the public) as perpetual public right-of-way. The access to Pima Mine Road
includes crossing the Union Pacific Railroad.
Because of the proximity of the norhtbound I-19 ramp intersection to the primary access,
there will need to be continued discussion between Arizona Department of Transportation
(ADOT) and the Town of Sahuarita Public Works Department staff. Traffic operations (Signal
timing and phasing) on Pima Mine Road, will need to be designed carefully to maximize
progression and to minimize conflicts associated with the signal locations. Options that could
be considered are relocating the Copper Point access further to the east to line up with the
Casino maintenance road, or relocating the access to the west to line up with the future
location of the ramp intersection.
Secondary access to Copper Point will be from Camino Rancheria on the east. In addition,
If the State land to the south develops at some point in time, Copper Point provides for future
connectivity to Pima Mine Road.
Fire Access will be provided from Pima Mine Road and from Camino Rancheria. An
emergency fire access point is located at the southeast corner of the property at the west
end of Via de Gala. Break-away bollards will be provided at this location for emergency fire
access.

2.

Union Pacific Railroad Crossing
New public railroad crossing agreements require approval from Union Pacific Railroad and
the Arizona Corporation Commission (ACC). The master developer has begun the process
to gain a railroad crossing and a meeting was conducted on July 23, 2014. This initial meeting
included representatives from the ACC Rail Safety Section, Union Pacific Railroad,
ASARCO, Sahuarita Public Works Department, Red Point Development and The Planning
Center. Upon approval of the Copper Point Specific Plan, the Town of Sahuarita (on behalf
of Copper Point development) will file a public railroad crossing agreement application with
the Union Pacific Railroad. The public crossing agreement will detail the design,
construction, and funding responsibilities for the public railroad crossing and lead to the
submittal of a formal application to the ACC. Previous Town experience indicates a schedule
Specific Plan Proposal

67

Copper Point Specific Plan
of six to twelve months to process both the UPRR public railroad crossing agreement and
ACC approval. A public at-grade crossing agreement between the Town of Sahuarita and
UPRR will require public right-of-way for the portion of roadway crossing the ASARCO parcel.

3.

Trip Generation
There are a variety of different land use scenarios possible within Copper Point that include
single family to multi family residential as well as commercial uses. For that reason, the
project engineer conducted four different trip generation scenarios and identified the land
uses with the highest volume of expected trips. The scenario with the greatest trip generation
estimates included the maximum yield for commercial land uses at 150,000 square feet, 264
multi-family units and 365 single family homes, although multi-family dwelling will no longer
be allowed and the total number of allowable dwellings has slightly changed. See table
III.G.3a through table III.G.3.d: which identifies weekday and weekend peak hour trips, pass
by trips and total new trips.
.
Table III.G.3.a: Weekday Peak Hour Traffic

Unit

No.
Units

Single-Family Detached

Dwelling Units

365.0

Residential - Apartments

Dwelling Units

264.0

1000 SF

150.0

Proposed Use

Shopping Center
Totals

Weekday
AM
In
Out
68
27
89

274
135
144

Weekday PM
In
Out
365

205

230

108

106

55

267
289
1,085
603
482

552
185 368

164
557

135
57

Avg
Weekday
In
Out
3,475
1,737 1,737
1,756
878
878
6,405
3,203 3,203
11,635
5,818 5,818

Table III.G.3.b: Weekend Peak Hour Traffic

Proposed Use
Single-Family Detached

Unit
Dwelling Units

No.
Units
365.0

Residential - Apartments

Dwelling Units

264.0

1000 SF

150.0

Shopping Center
Totals

Saturday Peak
In
Out
339
183
156
137
69
69
723
376
347
1,200
628
572

Saturday
In
Out
3,617
1,809
1,809
1,687
843
843
7,496
3,748
3,748
12,800
6,400
6,400
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Table III.G.3.c: Weekday Pass By Trips
Passby
Rate

PASS-BY TRIPS

34%

Weekday
AM
In
Out
0
0
0
0
0
0
49

Weekday PM
In
Out
0
0
0
0
0
0
189

Avg Weekday
In
Out
0
0
0
0
0
0
2,178

26%

30

19

91

19

91

1,089 1,089
2,178
1,089 1,089

Single-Family Detached

0%

Residential - Apartments

0%
PM Peak
Saturday
Peak

Shopping Center

49
30

98
189
98

Table III.G.3.d: Weekend Pass By Trips

PASS-BY TRIPS
Single-Family Detached

ITE
Categ.
210

Residential - Apartments

220

Shopping Center

820

Passby
Rate

Saturday Peak
In
Out
0
0
0
0
0
0
188

0%
0%
PM Peak
Saturday
Peak

34%

98

26%

98

90
188

Saturday
In
Out
0
0
0
0
0
0
1,949
974

974
1,949
974
974

90

Table III.G.3.e: New Net Trips
Total Net Trips

Weekday AM
In

Net New Trips

Out

Weekday PM
In

503
154

Out
896

349

513

Avg
Weekday

Saturday
Peak

Saturday

In

In

In

Out
9,458

383

4,729

4,729

Out
1,012

530

482

Out

10,851
5,425

5,425

Source: Curtis Lueck & Associates, 2015
It is anticipated that access via Camino Rancheria and the southern location (through existing
State Land) will induce off-site traffic onto the spine road. This traffic will add to the impact
at the project access on Pima Mine Road. An assessment of this background traffic and its
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impact will be included in the required Traffic Impact Study that will accompany the
development plan documents for this project.

4.

Street Standards
All roadways shall be in compliance with the Town of Sahuarita Subdivision Street Standards
and the Town’s Major Streets and Routes Policy Manual in effect at the time of development.
Additionally, all landscaped areas within the Copper Point Specific Plan interior ROWs shall
be maintained by the HOA and regulated by CC&Rs. Preliminary descriptions for the major
project roadways are provided in this section, and are subject to revision based on final
standards in the Major Streets and Routes Policy Manual and Town of Sahuarita
Subdivisions Street Standards.
The Town of Sahuarita Major Streets and Routes Plan (MSRP) defines the right-of-way
widths for major roadways within the Town. The proposed 100’ width for the north-south
collector road will be revised as determined by the Town Engineer to ensure compliance with
the Town’s MSRP right-of-way requirements for a major collector. It is expected that
additional right‐of‐way dedications may be necessary in conjunction with the project to satisfy
MSRP planned width requirements.
The RTP indicates that road improvements are planned to widen Pima Mine Road from
Interstate 19 to Nogales Highway from two lanes to four. Nogales Highway is planned for
widening from Interstate 19 to Old Nogales Highway from four lanes to six lanes.
Construction costs for roadway projects are typically funded its pro-rata share of any
necessary future improvements by the developers of surrounding properties. Cost sharing
considerations and requirements will be included in specific development agreements
between project developers and the jurisdictions that own the roadways.
a. Spine Roadway
The spine roadway shall consist of a 100-foot right-of-way from the intersection of Pima
Mine Road through the project to the last entrance within Development Area B, parcel 13.
As shown on Exhibit III.G.4.a, Cross Section A-A, the spine roadway construction from
Pima Mine Road to Camino Rancheria will include a four-lane divided cross-section, a
twelve-foot wide landscaped median, with 6-foot bike lanes and 6-foot sidewalks and
landscaping along both sides. From the intersection of Camino Rancheria, Exhibit
III.G.4.a: Cross Section B-B, the Spine Road shall transition to a two-lane cross-section
with a 12-foot median, 11-foot travel lanes and 6-foot bike lanes. To avoid having the
sidewalks destroyed when the roadway is widened for future development by others, the
sidewalks will be placed on the outer edge of the right-of-way to be dedicated along with
approximately 20 feet of landscaping. (See Exhibit III.G.4.a Spine Road Cross-Sections).
b. Camino Rancheria
Camino Rancheria will be extended from the east property line to its intersection with the
Spine Roadway. In accordance with the Town of Sahuarita Major Street and Routes Plan,
Camino Rancheria is a classified as a 3-lane Urban Collector with a 100-foot right-of-way.
The cross section consists of two 11 to 12-foot travel lanes, a 12-foot two-way left turn
lane, 6-foot bike lanes, 0.5-inch vertical curb, 6-foot sidewalks/pedestrian path, variable
sized utility easements in each direction.
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5. Motor Vehicle Parking Standards
Unless contained herein, Chapter 18.75 Off-Street Parking and Loading Standards of the
Town of Sahuarita Zoning Code shall govern.
a. Development Area A- Mixed Use Parking Requirements
Parking shall be in accordance with the standards delineated in Chapter 18.75 Off-Street
Parking and Loading Standards of the Town of Sahuarita Zoning Code, except modified
herein;
(1) Parking shall be shared when multi-use development occurs on a single site. For each
separate use or business, a 10 percent reduction to the required spaces for each
individual use not a 10 percent reduction to the total spaces for the development.
(2) Parking may be shared on two separate properties provided that no shared parking
space is greater than 1,200 feet from the entrance of either use and that legal and
physical access is provided.
(3) Individual Parking Reduction Plan: An individual parking reduction plan may reduce
the amount of total spaces up to 10 % the amount required by the Town of Sahuarita
parking standards, provided the following standards are met:
a) The parking reduction plan shall be prepared by a traffic engineer or similar
transportation professional and approved by the Town;
b) The plan includes a road impact study and a traffic generation study and land use
profile of the development;
c) The plan shows that the reduced parking will ensure sufficient parking for the
proposed uses;
d) The plan does not impede safe passage of moving traffic and does not increase
traffic congestion;
e) A covenant running with the subdivision plat or development plan will be included
noting adherence to the range of uses covered by the reduction plan;
f) A future revision to the covenant restricting uses may require submittal of a revised
plan or an increase in parking spaces; and
g) Covered parking shall not be applied toward the total building square footage
allowed.
(4) Handicap Parking spaces shall be in conformance with the Americans with Disabilities
Act (ADA) both in dimension and in quantity for specific uses.
(5) On-street parking may be counted towards parking requirements. On-street parking
counted towards required parking shall be located within a minimum of 250 feet of the
proposed use and such parking will be parallel.
b. Development Area B- Medium Density Residential Parking
Residential Parking Standards shall be in accordance with the standards delineated in the
STC Chapter 18.75 Off-Street Parking and Loading Standards.
c. Development Area C- Low Density Residential Parking
Residential Parking Standards shall be in accordance with the standards delineated in the
STC Chapter 18.75 Off-Street Parking and Loading Standards.
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6. Bike Parking
As part of any non-residential development, the minimum requirement for bicycle parking is 1
space for every 20 vehicular parking spaces and a minimum of 2 bicycle parking spaces in all
cases.

7. Motorcycle Parking
Motorcycle parking Standards shall be in accordance with the standards delineated in the STC
Chapter 18.75 Off-Street Parking and Loading Standards,

8. Loading Spaces
Loading spaces shall be in accordance with the standards delineated in Chapter 18.75 OffStreet Parking and Loading Standards of the Town of Sahuarita Zoning Code

H.

Pedestrian Connections & Bike Routes
As part of the platting and development review process, a Recreational Area Plan (RAP) will be
submitted in order to meet Parks & Recreation requirements/ standards and must be approved
prior to approval of Tentative Plats. The RAP will show the proposed parks, trail system, proposed
trail connections and any other recreational features to be provided as part of the Specific Plan
development.
The proposed on-site pedestrian connections provide an amenity for future users of the Specific
Plan. Pedestrian multi-use trails, public sidewalks, bike routes and pedestrian walkways will create
an interconnected system to the various uses within the site. As shown on Exhibit III.G, the
pedestrian trail and bike route system will connect to the public sidewalks, main entrance roadways
and bike lanes along the Spine Road, Camino Rancheria and to the existing bike lanes along Pima
Mine Road. Any other interior connections will be determined during future site development.
The following standards will be applied to the Specific Plan area to ensure safe pedestrian access
within and throughout the site:
 Pedestrian walkways will be provided from proposed buildings to individual parking areas via
pedestrian crosswalks.
 Connections will be made from parking lots to the closest public sidewalk adjacent to the site
where possible (connections through washes/drainage ways may not be practical).
 Vehicular driveways shall not be construed to meet the requirement for pedestrian connections
from sidewalks to parking lots
 At each point that a designated on-site pedestrian walkway crosses a parking lot, street or
driveway, the walkway will be clearly visible to pedestrians and motorists through the use of
one or more of the following methods:
 A change in paving material, paving height or paving color;
 A painted crosswalk;
 Signage; or
 Median walkway buffered by landscaping
 Any other method approved by the Town of Sahuarita which meets the intent of
this section.
 New sidewalks will be constructed to Town of Sahuarita Standards on Pima Mine Road and
Camino Rancheria adjacent to the site.
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A pedestrian connection will be provided along the eastern boundary to the adjacent Rancho
Sahuarita community that will provide for pedestrian access from the Rancho Sahuarita
community to the Copper Point Community Park and open space trails (with neighboring HOA
and Town of Sahuarita Parks Department approval).
On-site pedestrian paths/trails may be constructed of concrete, stabilized decomposed granite,
pervious concrete, permeable pavers, concrete pavers, reclaimed asphalt or other materials
which meet the intent of this section.
All pedestrian connections will be constructed to ADA (Americans with Disabilities Act)
accessibility standards.
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Exhibit III.G: Circulation Plan
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Exhibit III.G.4.a Spine Road Cross-Sections
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I. Post-Development Hydrology
The primary means by which the specific plan development will respond to the surface drainage
conditions will be to leave many of the washes as natural open space corridors. Some of the smaller
washes that originate onsite will be graded along with some of the secondary channels of the larger
washes that emanate west of I-19. The large natural channels will remain natural within open space
corridors having widths ranging from 30 to 100 feet.
The natural channels crossing the site do not have adequate capacity to contain flows associated
with larger storms so sheet flooding can occur over much of the site. Encroachments into the 100year floodplains are necessary in order to contain the flow along corridors that will be aligned with
the primary washes crossing the property. Only the smaller channels and secondary channel braids
will be encroached upon. These smaller channels generally do not contain high quality vegetation.
The width of the open space corridors will be sufficient to minimize changes in flow velocity and no
change is expected during the more frequent small storms. Erosion hazards, if present will be
mitigated with engineering measures such as rock riprap bank protection and cutoff walls.
The post development discharge rates exiting along the east property boundary will be
approximately equal to the existing conditions discharge rates. Onsite detention will be provided to
mitigate potential increases in peak flows associated with site development.
The engineering features that will be used to mitigate potential impacts to the site development will
include bank protection (where necessary), cutoff walls to control channel degradation, roadway
drainage culverts where needed to facilitate all-weather access and fill pads to elevate structures
above 100-year flood elevation. The engineering feature that will be used to mitigate potential
impacts to downstream property will include on-site detention basins to prevent significant
increases in peak flow rates. Sub-regional basins will be constructed in the vicinity of the
downstream (east) boundary wherever possible to limit the number of small basins within each
subdivision. Basins will also be incorporated with other open space and/or recreational areas, if
possible. Preservation of the primary washes within natural open space corridors will prevent an
increase in flow velocity.
The development plans will conform to all known basin management policies and with Town of
Sahuarita floodplain management policies and regulations. Primary amongst them are regulations
related to development within floodplain areas, erosion hazard mitigation and onsite detention
requirements.
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J.

Parks, Trails & Open Space
1. Proposed Residential Recreation Calculations
As shown on Table III.J: Copper Point Residential Recreation Area Matrix, the Copper Point
Neighborhood Park and Trails described in Section III.J.2 and III.J.3 meet the Town standards
for residential recreation if the plan is built out to maximum permitted densities. In fact, the
vision for Copper Point will include additional amenties that exceed code standards if the
market dictates higher densities within Development Area A and B (Parcels 1 and 3-5). The
table identifies, the maximum residential densities, Town of Sahuarita recreation requirements
for each Development Area and the recreation area proposed and potential additional
recreational amenities.
Table III.J: Copper Point Residential Recreation Area Matrix

Parcel

Permitted
Land Use

1,3-5

Residential,
including
Dwelling
Group,
except
Multiple
Dwellings
(Max 12
RAC)

2, 6-13

Single
Family
Residential
(Max 5
RAC)

Total

Acres

38

Max
# of
Units

436

72

360

110

796

Required
Park
Space Per
Unit

174 sf per
unit with
$960 inlieu fee
per unit

174 sf per
unit with
$960 inlieu fee
per unit

Required
Recreation
Area if Built
at Max
Density

1.7 Acres
and
$418,560

1.4 Acres
and
$345,600

3.1 Acres +
$764,160

Potential
Additional
Recreation
Amenities
by Parcel

Proposed
Recreation

Recreation/
Fitness
Center or
Swimming
Pool

3- acre Copper Point
neighborhood park, a
pocket park less than
1-acre in size in
parcel 3, 2-3 acres of
trails and $1000 inlieu fee per unit for
regional park
improvements per
Development
Agreement

Dual Use
Detention
Retention
Basin/Rec.
Areas

3- acre Copper Point
neighborhood park,
two pocket parks less
than 1-acre in size, 23 acres of trails and
$1000 in-lieu fee per
unit for regional park
improvements per
Development
Agreement
5-8 Acres + see
*Note
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*Note: The amount of required park space without payment of any in-lieu fees is 15.9 acres if
Copper Point develops with the maximum allowable 796 residences. That number is reduced
to 3.1 acres by paying a $960 per unit in-lieu fee, per the Sahuraita Parks & Recreation Area
Design Standards Manual (Table C.I Residential Recreation Area Matrix). However, the
developer of Copper Point is committed to providing a vibrant community with parks and
recreational amenities that encourage healthy lifestyles and add value to the area. Therefore,
Copper Point will provide a centrally located 3-acre community park and 2-3 acres of trails for
a total of 5-6 acres of parks and recreational amenities, aside from the proposed pocket parks
in parcels 3, 7 and 12. In addition, instead of $960 per unit, the developer of Copper Point has
also agreed to pay an in-lieu fee of $1,000 per unit. If Copper Pont develops with the maximum
number of homes allowed, a contribution of $796,000 will also help fund regional park
improvements in the Town.
The Copper Point Specific Plan includes over 19 acres of consolidated open space in the
southeast corner of the site (See Exhibit III.J.1: Parks, Trails and Open Space). This area will
also provide passive recreation in the form of pathways and trail connections to other areas. A
485-foot easement exists on the property within the southeast corner consisting of four
overhead electric transmission lines owned by both Tucson Electric Power (TEP) and the
Southwest Transmission Cooperative (SWTC). As shown on Exhibit III.J.1, there is a 30-foot
easement along the northeast boundary dedicated for ASARCO waterline relocation,
maintenance access and a walking path. This access will continue along the southeast
boundary as a 30-foot graded dirt maintenance access and path to provide full access for TEP
maintenance vehicles to the 485-foot easement. It will also serve as a pedestrian path for
residents. The path is proposed to be made of decomposed granite and able to support
maintenance vehicles at all times. Precautions will be taken to ensure the vehicle access is
only permitted for TEP maintenance vehicles.
The 3-acre neighborhood park is centrally located to provide Copper Point residents with a
community pool, restrooms, a splash pad, vehicle/bike parking and other recreational
amenities. The neighborhood park will be owned and maintained by the Copper Point HOA.
As shown on Exhibit III.J.1.a, the proposed layout strategically locates all physical structures
including the pool, restrooms, basketball court, playground equipment and ramadas outside of
the TEP/SWTC easement to the north. In addition to the proposed neighborhood park, parcels
3, 7 and 12 will each provide a smaller neighborhood park, or pocket park, less than one-acre
in size (see Exhibit III.J.1.b: Typical Pocket Park). Additional park acreage and amenities,
beyond what is shown in Exhibit III.J.1.b will be at the discretion of future builders.
The Neighborhood Park will include, at a minimum:







One community pool at least 3,200 square feet with a combined or separate kiddie
pool or cabana area
One splash pad
One half-size Basketball Court
One Restroom Building (includes separate men’s and women’s restrooms)
Required Infrastructure, including, water, power, and sewer
Two Ramadas with concrete pads
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Off-Street Parking Spaces (Parking shall be in conformance with the Town of
Sahuarita Parks & Recreation Area Design Standards Manual)
Picnic Tables
BBQ Grills
One shaded play structure
Turf Area
Water Fountain
Dog Waste Stations
Trash Receptacles
Six Bike Racks (4 bikes/rack)
Benches
Security Lighting (north of easement only)
8-foot Decomposed Granite Path
30 -foot pedestrian path along east boundary also serving for TEP maintenance
access
Linkages to adjacent or nearby trails, linear parks, greenways, etc.
Effluent or other renewable water source will be used for turf irrigation in
accordance with the Council-approved Effluent Use Policy;
Effluent recharge areas associated with wastewater treatment should include
public amenities (such as passive recreation providing bird-watching opportunities)

The agreements with TEP include the following:














Exhibits III.J.1.a and III.J.1.b are conceptual in nature and will require review by
TEP and Town of Sahuarita Parks and Recreation Department prior to any final
approval.
To the extent possible recreational activites will be directed away from TEP
structures and facilities through the use of landscape, signage, education and
barriers as necessary.
Park improvements will be planned to maintain access to TEP’s facilities for
maintenance.
Any proposed improvements requiring grounding will be done so to the standards,
review and approval of TEP. Such improvements may include, but not limited to,
benches, handicap parking signage and trash receptacles.
No lighting shall be permitted within TEP easements.
Developer will enter into agreement which stipulates that TEP will not be held
responsible for any damage to developer’s improvemetns within TEP easements
due to future maintenance or construction needs.
No buildings or overhead structures shall be permitted within TEP Easements.
Any proposed trees or native vegetation within the TEP’s easement shall conform
to TEP standards tree planting guidelines.
The proposed 30-foot maintenance access and path will provide vehicular access,
for TEP vehicles only, to maintain TEP facilities and will function as a pedestrian
path when not in use by TEP.

The master developer will be responsible for the development of the Neighborhood Park.
Construction of the Neighborhood Park will be completed when approximately one-half (50%)
of the residential units in Copper Point have been issued building permits. Each of the three
Specific Plan Proposal

79

Copper Point Specific Plan
proposed pocket parks will be built when approximately one-half (50%) of the residential units
in the first plat for each parcel (3, 7 and 12) have been issued building permits. Construction
of each pocket park will be the responsibitly of the builder or master developer. A Recreational
Area Plan (RAP) will be submitted in order to meet the Town Parks & Recreation Department
requirements / standards and must be approved prior to approval of the first tentative plat. The
Neighborhood Park outdoor lighting will be consistent with the Town lighting code and other
applicable building code requirements. Low water use plant materials will be utilized in the
park areas (per the ADWR list).
2. Neighborhood Paths & Trails
Approximately 2 to 3 acres of neighborhood trails will be developed along open space corridors
that follow watercourses, along the east boundary and along Interstate 19 as identified in
Exhibit III.J.1: Parks, Tails, & Open Space. Pedestrian sidewalks located along Camino
Rancheria, the north/south spine road through the project, and along the neighborhood streets
within each residential area are included as part of the Parks, Trails and Open Space Plan.
These sidewalks provide a vital neighborhood pedestrian link connecting each neighborhood
to community trails, parks and open space areas within the Specific Plan. The neighborhood
trails and pedestrian sidewalk system are intended to provide recreation and fitness
opportunities for the residents of Copper Point, as well as alternate modes of transportation to
and from the residential areas within Copper Point to the Neighborhood Park, as well as
neighborhood shopping and places of employment in and near Copper Point. The trails will be
developed in conformance with the Town of Sahuarita Parks & Recreation Area Design
Standards Manual except as modified herein and the sidewalks will be constructed to Town of
Sahuarita Public Works Department Standards. Constructed trails will be credited towards the
park requirement. Minimum features for the neighborhood trails will include:









Natural surface (DG) path (8' -10' in width)
Landscaping (native species).
Irrigation.
Trail linkages to Effluent recharge areas associated with wastewater treatment
should include public amenities (such as passive recreation providing birdwatching opportunities)
Fencing/railing/post-and-cable, or other vehicular barriers as appropriate.
Signage (as appropriate)
Linkages to adjacent or nearby parks, trails, linear parks, greenways, pedestrian
sidewalks, etc.

One pedestrian connection from the proposed trail(s) at the south end of Development Area B
shall be constructed as part of the construction for the Neighborhood Park. The Town of
Sahuarita will be consulted for approval regarding the design and location of any major
pedestrian connection between Development Area C and the Neighborhood Park. In addition,
the Copper Point trail system will be constructed as development occurs. the master developer
will be responsible to ensure that any subdivision plat or development plan that occurs adjacent
to the trails shown on Exhibit III.J.1, will be built in conjunction with the issuance of building
permits.
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Exhibit III.J.1: Parks, Trails, & Open Space
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Exhibit III.J.1.a: Preliminary Park Layout
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Exhibit III.J.1.b: Typical Pocket Park
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K.

Signage Plan
The Specific Plan shall comply with Chapter 18.79, Sign Standards of the Town of Sahuarita Zoning
Code.

L.

Lighting Plan
The Specific Plan shall comply with the Sahuarita Outdoor Lighting Code.

M.

Cultural Resources
The proposed project area was intensively inspected for historic properties in 2004, with no
significant properties identified. The archaeological firm summarized its work at that time and
made the recommendation that no additional archaeological work would be required in the
project area and development could proceed as planned. Staff at the ASM is in agreement
with the recommendation made in the 2004 report and requires no additional archaeological
research concerning the subject parcel.
Although it is unlikely, it is possible that previously buried cultural material or features could
be uncovered during the proposed project. In that unlikely event, The Contractor will need to
cease work in the project area and consult with a qualified contractor whose name is
maintained on a list posted on the ASM website at the following address:
http://www.statemuseum.arizona.edulcrservices/permits/index.shtml.
Pursuant to Arizona Revised Statutes §41-865 et seq., if any human remains or funerary
objects are discovered during t h e project work, all work will stop within the area of the remains
and Dr. Todd Pitezel, ASM assistant curator of archaeology, will be contacted immediately at
(520) 621-4795.

N.

Schools
The site is located within the Sahuarita Unified School District (SUSD). Table III.M identifies the
amount of students projected to attend SUSD schools per the Sahuarita School District multiplier
standards.
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Table III.M: School Projections
District Average
Multiplier (Derived
from Powerschool
2013)

Estimated #
Residential Units (final
Unit Counts depends
on market demand)

Kindergarten through
5th grade

0.25

796 (0.25)

6th through 8th grade

0.12

796 (0.12)

9th through 12th grade

0.17

796 (0.17)

Grade

Total

Projected # of
Students
199
96
135
430

The master developer has met with Dr. Manuel Valenzuela and Scott Downs of SUSD. As part of this
development, the developer has agreed to a future voluntary school fee or alternative solutions to help
SUSD offset the costs of new schools or improvements to existing schools that are impacted by the
addition of new students to the district as a result of this project. The developer shall work with SUSD
to finalize the memorandum of understandingbetween SUSD and the developer outlining the details.
This agreement shall be finalized prior to issuance of residential building permits.

O.

Infrastructure Standards
1. Sewer Conveyance
The undeveloped site naturally slopes to the east, with the lowest point of the site being at its
northeast corner. Consequently, it is proposed that all generated wastewater flows be
conveyed by 8” gravity sewers towards the project’s northeast boundary from which point it will
be pumped via a lift station and force main to the project’s on-site wastewater treatment facility
located at the project’s southwest corner (See Exhibit III.O: Package Wastewater Plant.) The
wastewater treatment facility land use has been added to Development Area A and
Development B as permitted uses since the final location of the facility has yet to be
determined. An ultimate gravity outfall located along the northeastern corner of the property
along Pima Mine Road allow for future connection to a larger wastewater treatment facility.
Alternative options include requesting a referendum and connecting to the Town’s existing
sewer system.

2. Wastewater Treatment
There are three general land use types within the specific plan: mixed use (commercial/retail,
employment and mixed-dwellings); single-family residential (attached and detached); and
recreational (parks, trails and open space). Based upon the project’s proposed land use, the
following dwelling unit and commercial acreage projections were made. These numbers do not
indicate an actual proposed development plan for the property. The projections are intended
to provide direction for traffic and civil engineering studies.


+/-360 single-family dwelling units
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+/-268 single-family dwelling units (attached and detached)
+/-14 acres commercial and/or +/- 168 residences including Dwelling Group,
except multiple dwellings

It is estimated that at build out, the projected average daily flows would be in the range of 0.15
million gallons per day (MGD). These on-site generated wastewater flows cannot be conveyed
to the Town’s existing wastewater treatment plant, the developer has indicated that they intend
to purchase and augment the Town’s four Smith and Loveness Model RAD50-HC144 factory
built ADDIGEST® wastewater package treatment plants to provide wastewater treatment. The
combined units are designed to treat an average daily flow of 0.2 MGD utilizing the extended
aeration process. These package plants were previously used by the Town as a standalone
scalping plant used to provide time for design and construction of the previous expansion of
the Town’s existing wastewater treatment plant.
The Town will own, operate and maintain the proposed wastewater collection system and
treatment facility. Effluent provided by the facility will remain under Town ownership. It is
anticipated that the package treatment plant facility site may encompass an area from 5 to 10
acres depending upon the actual method of bio-solid treatment and disposal along with effluent
quality and use (infiltration recharge basins/reclaimed water).
According to Arizona
Administrative Code Part B, BADCT for Sewage Treatment Facilities R18-9-B201 Section I,
the owner or operator of a sewage treatment facility shall provide setbacks from the treatment
and disposal components within the sewage treatment facility to the nearest adjacent property
line of an adjacent dwelling, work place or private property. Consequently, setbacks for design
flows of 150,000 gpd are as follows:



500’ no noise, odor or aesthetic controls.
100’ full noise, odor and aesthetic controls.

Per the Town’s requirement to locate the facility at least 1000’ west of the Rancho Sahuarita
community, the developer anticipates that the package treatment plant site will be equipped
with full noise, odor and aesthetic controls. The setback will need to accommodate future
expansion of the facility to serve ASLD using design flows per Arizona Administrative Code,
Title 18. The facility site will need to be protected from physical damage due to a 100-year
flood and the ability to operate during a 25-year flood. critical infrastructure such as wastewater
treatment facilities must be protected from 500-year flood in accordance with Sahuarita Town
Code, Chapter 14. As a facility that accepts flow from commercial development and average
daily flow exceeding 0.02 MGD, the facility will require the preparation and successful
processing of a full 208 plan amendment. The Town of Sahuarita will be the Designated
Management Agency (DMA) for this project. The treatment plant will process an Aquifer
Protection Permit with Arizona Department of Environmental Quality (ADEQ).
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Exhibit III.O: Package Wastewater Plant
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3. Solid Waste Disposal
All required solid waste and recycle materials collection and storage shall be located and
screened, to allow for safe access and maneuverability within the development. A number of
private sanitation service providers may be contracted to serve the site with comprehensive
trash and solid waste removal, recycling, and environmentally safe waste management
services.

4. Water Utility
Prior to the approval of the first Development Plan or Plat, the developer shall enter into an
agreement with a Water Utility designated by the State of Arizona Department of Water Resources
as having an assured water supply. The developer will provide the Town with a Water Service
Agreement that establishes assured water supply to the property.

5. ASARCO Waterline and Utility Easement
A 50-foot wide waterline and utility easement traverses the north end of the site. The easement
consists of a waterline connecting to an existing ASARCO wellsite, registry ID 55-607790, located
adjacent to the eastern property boundary. The Copper Point subject property owner has the right
to relocate the waterline facilities together with the Water Facilities Easement Area. The 50-foot
waterline easement will be relocated to the eastern property line prior to development within parcel
2 (See Appendix A: Waterline and Utility Easement).

P.

Phasing
The general phasing of the project is expected to start with Development Area A portion of the
Specific Plan area, along with all required infrastructure necessary to serve that portion of the
development. It is expected that Development Areas B and C will follow in accordance with market
demand. The phasing plan is subject to change, however all necessary infrastructure will be
provided to accommodate logical phasing of the development. The following is a conceptual
phasing plan for Specific Plan infrastructure improvements separated into three stages: initial
improvements, mid-term improvements and full build-out improvements.

1. Initial improvements






If the Specific Plan Development commences prior to the Pima Mine Road Regional
Transportation Authority (RTA) improvements, the developer of the area in question will
work with Town of Sahuarita and the RTA to construct the required interim
improvements as determined necessary by a Traffic Impact Analysis for the Specific
Plan to function.
Spine Roadway - Cross Section A & B (See Exhibit III.G.4.a: Spine Road CrossSections) - Before any certificates of occupancy are issued or any final inspections are
approved for any use on Development Area A; the spine road extending south from
Pima Mine Road will be constructed in segments as needed to serve the relevant
portions of Development Area A.
Signalized Railroad Crossing- Before any certificates of occupancy are issued or any final
inspections are approved for any use on Development Area A; a signalized railroad
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crossing must be constructed for access across the Union Pacific Railroad to Pima Mine
Road.
Sewage Treatment Package Plant- The package plant must be constructed and fully
permitted prior to issuance of any building permits; a Sewage Treatment Package Plant,
as described in Section III.N.2 above, must be constructed, fully permitted by the Town of
Sahuarita and the Arizona Department of Environmental Quality (ADEQ), and operational.
The master developer will be responsible for development of the Neighborhood Park.
Construction of the Neighborhood Park will be completed when one-half (approximately
50%) of the residential units in Copper Point building permits issued. A Recreational
Area Plan (RAP) will be submitted in order to meet the Town of Sahuarita Park &
Recreation Department requirements / standards and must be approved prior to
approval of the first tentative plat..

2. Mid-term improvements










Spine Roadway - Cross Section B (See Exhibit III.G.4.a: Spine Road Cross-Sections) Before any certificates of occupancy are issued or any final inspections are approved for
any use on Development Areas B and/or C, the spine road extending south of
Development Area B, parcel 10, into Development Areas C will be constructed in
segments to the southernmost entrance to parcel 13.
The master developer will be responsible for development of the Neighborhood Park.
Construction of the Neighborhood Park will be completed when one-half (approximately
50%) of the residential units in Copper Point building permits issued. Each of the three
proposed pocket parks will be built when approximately one-half (50%) of the residential
units in the first plat for each parcel (3, 7 and 12) have been issued building permits.
Construction of each pocket park will be the responsibitly of the builder or master
developer. A Recreational Area Plan (RAP) will be submitted in order to meet the Town
Park & Recreation Department requirements / standards and must be approved prior to
approval of the first tentative plat.
Pedestrian Trail connections- One pedestrian connection from the proposed natural
trail(s) at the south end of Development Area B shall be constructed to connect to the
Neighborhood Park. Town of Sahuarita will be consulted for approval regarding the design
and location of any major pedestrian connection between Development Area B and the
Neighborhood Park.
The Copper Point trail system will be constructed as development occurs. the master
developer will be responsible to ensure that any subdivision plat or development plan that
occurs adjacent to the trails shown on Exhibit III.J.1, will be built in conjunction with the
issuance of building permits.
Prior to the construction and approval of the fire apparatus access road from Via De Gala
only 30 residential building permits will be issued without other fire protection means
and/or approval from the Town of Sahuarita Fire Marshal per IFC Section D107..

3. Full build-out improvements


Spine Roadway- The connection of the Spine Road from Pima Mine Road to Arizona
State Trust Land will need to be completed prior to the issuance of Certificate of
Occupancies for the final phase of this Specific Plan development.

Specific Plan Proposal

89

Copper Point Specific Plan
(6) IMPLEMENTATION
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A.

Design Review
The Master Developer shall establish a Copper Point Design Review Committee (CPDRC), prior
to submittal of any development plan or tentative plat, which will be responsible for reviewing and
approving all details of project design through a self-certification process. The CPDRC shall consist
of an architect, a landscape architect and the Master Developer. The CPDRC shall review and
approve/disapprove all new construction within Copper Point for conformance with the
Development Regulations outlined in Section III of this Specific Plan, including all improvements,
development plans, landscaping, signage and all variances and appeals, prior to submittal to the
Town of Sahuarita for approval and permitting in accordance with Town procedures. A copy of the
self-certification will be provided to the Town of Sahuarita at the time of plan submittal advising
whether the design conforms to the standards established by the CPDRC.

B.

Interpretations and Amendments
1. Substantial Change
This Specific Plan may be substantially amended by the procedure outlined in the Town of
Sahuarita Zoning Code. The owner or agent of the property may submit to the Planning Director
a written application to amend one or more of the Specific Plan regulations. Depending on the
type of request, the Planning Director may determine the request to be a substantial change to the
Specific Plan.
A substantial change requires the applicant to submit all sections or portions of the Copper Point
Specific Plan that are affected by the change(s). After review, the Planning Director shall refer the
request with his/her recommendations to the Planning and Zoning Commission for public hearing.
The Planning and Zoning Commission shall make its recommendation to the Town Council, which,
after public hearing, shall approve, reject or modify the proposed amendment.

2. Administrative Change
Minor changes to the explicit provisions in the Specific Plan may be made administratively as
determined by the Planning Director, provided such changes are not in conflict with the overall
intent as expressed in the Copper Point Specific Plan. Any changes must conform to the goals
and objectives of the Specific Plan.

Changes to the infrastructure phasing and alignment, such as roads, drainage, water and
sewer systems that do not increase the development capacity in the Specific Plan area,
provided infrastructure development is precedent or concurrent. Town of Sahuarita
permitting processes as required by the Sahuarita Town Code apply.

Changes in land use plan boundaries, division of plan areas or combinations of areas.

Placement and/or construction of identity or character features such as community art,
entry monuments, signage, etc. unless there is a safety concern.





Modifications in the design and construction of infrastructure based upon technological
advances when proposed modification is accepted by the Town. Infrastructure capacity
based upon planned target densities and intensities of use and phasing of infrastructure
precedent or concurrent with development will remain unchanged.
Minor modifications or adjustments to intrusions, encroachments, easements, rights-ofway or open spaces, including location of spine road.
The Planning Director may make a determination that a use is allowed if it is found to be
analogous with the already permitted uses allowed in the Specific Plan.
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3. Interpretation
The Planning Director shall be responsible for interpreting the provisions of this Specific Plan. If
any provision within this Specific Plan is ambiguous or unclear, the Planning Director shall be
responsible for interpreting the intent of the Specific Plan. Appeals to the Planning Director’s
interpretation may be made to the Town Council.

C.

Planning Process
All new development within the Specific Plan shall conform to applicable building, fire and other life
safety standards. If the Specific Plan is approved, and prior to issuance of a building permit, the
property owner(s) shall obtain approval of a Subdivision Block Plat, Development Plan and/or
Subdivision Plat for the subject site that adheres to all applicable codes and requirements of the
Town of Sahuarita. Where these regulations and standards vary from the Town of Sahuarita Zoning
Code, the Specific Plan regulations shall apply. Where the Specific Plan is silent, the relevant
standards of the Town of Sahuarita Zoning Code shall apply.

D.

Proposition 207
The property owners(s) shall execute and record a disclaimer regarding Proposition 207 rights, with
the language as follows:


E.

The property owner(s)/developer(s) acknowledges that neither the rezoning of the property nor
the conditions of rezoning give the property owner(s)/developer(s) any rights, claims or
accuses of action under the Private Property Rights Protection Act (Arizona Revised Statutes
Title 12, chapter 8, article 2.1) to the extent that the rezoning or conditions of rezoning may be
construed to give the property owner(s)/developer(s) any rights or claims under the Private
Property Rights Protection Act. The property owners(s)/developer(s) hereby waive any and all
such rights and/or claims pursuant to A.R.S. § 12-1134(1).

Definitions


Bar: The retail sale of alcoholic beverages, such as beer, wine, and liquor, for consumption on
the premises. Typical uses include cocktail lounges, and taverns.



Commercial Recreation: A commercial establishment where participatory athletic,
recreational or physical fitness facilities are provided for gain or profit, and includes without
limiting the generality of the foregoing, a commercial health fitness and exercise spa or club, a
commercial ice or roller skating rink, a commerrcial squash, tennis or golfing facility and a
commercial outdoor recreation area, but does not include a riding stable, amusement center or
amusement park.



Dwelling Group: A group of two or more attached, detached, or semi-detached one-family
dwellings occupying a parcel of land in one ownership and having any yard or court in common.



Low Density Residential (LDR): Residential development up to 5 residences per acre (RAC)
in Development Area C (parcels 2 and 6-13).



Medium Density Residential (MDR): Residential development with a target of 5 RAC and a
maximum of 12 RAC in Development Areas A and B (parcels 1 and 3-5).



Seasonal Retail Sales: Seasonal establishments engaged in the retail sales of items such as
Christmas trees, pumpkins, holiday décor, etc.
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