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Introduction 
 
This document has been prepared to meet the requirements of the Town of Oro Valley for establishment of a Planned Area 
Development (PAD) district.  The Capella property is comprised of several parcels totaling approximately 207 acres located 
along the west side of La Cholla Boulevard between Lambert Lane and Glover Road.  The Kai family acquired the subject 
property south of Naranja Drive and adjacent lands in the 1980s.  In the mid-1990s a central portion of the overall land 
holdings was sold to Casas Church in order to establish a generous amount of land for the church congregation to grow and 
expand the variety of ministries that Casas provides to the community, including the elementary school.  The Casas parcel 
was intentionally carved from the middle of the overall Kai property so that it could become an activity center within a 
future master planned development, or PAD.  The property was annexed into the Town from unincorporated Pima County 
in 2002.  Capella’s size and location along La Cholla Boulevard provide an excellent opportunity to carefully master plan the 
property via the Town’s PAD zoning district. 
 
The General Plan was recently amended to reflect Capella as a Master Planned Community.  The Amendment process took 
nearly two years, and was the result of extensive coordination with nearby neighbors and stakeholders.  The Amendment’s 
approval was conditioned upon a variety of specific development guidelines and standards that will help the project to be 
developed as a successful master plan.  Because of Capella’s size and location, its development will impact the vicinity.  With 
careful and sensitive planning, that impact will be positive.  The Town’s existing Zoning Code regulations and Design 
Guidelines provide a strong foundation for quality development.  Applying a number of important adjustments to those 
regulations and guidelines specifically within the context of this PAD will help ensure the development of Capella is of the 
quality desired by the Kai family, Casas Church, the Town, and the project’s neighbors. 
 
The adopted Master Planned Community designation establishes a number of land uses as being appropriate for 
development within Capella.  Lower density residential land uses are to be developed in the western portions of Capella, 
while non-residential and higher density residential land uses within the PAD are to be developed along La Cholla Boulevard, 
which will soon be widened by the Town in cooperation with the Regional Transportation Authority.  La Cholla Blvd. will be 
expanded from a two-lane rural collector road to a four-lane, divided suburban arterial road, drastically transforming the 
character of the whole corridor as La Cholla is finally established as the major regional route that it has long been planned 
to be.  Residential development within Capella will consist of attached and detached residential housing types, but will not 
include apartments.  Residential densities will transition from high to low as distance from La Cholla Blvd. increases. 
 
This PAD document is divided into fourteen Parts, each addressing a different aspect of land development such as land use, 
environmental concerns, hydrology, archaeology, traffic, schools, recreation, utilities, and so on.  Each Part describes the 
existing conditions of that development opportunity or constraint, and the PAD’s response to those conditions.  For 
example, Part IX: Recreation / Trails describes and maps existing recreational amenities in the vicinity of the Capella PAD.  
The second half of Part IX goes on to detail and map the trails and recreational amenities that will be constructed within 
the PAD, as well as how they will fit into the recreational fabric of the surrounding area. 
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1. Existing Land Uses 
 
A. Regional context 

 
The Capella property is located in the Town of Oro Valley in portions of Sections 4 and 9, Township 12, 
Range 13 East, Pima County Arizona.  The site sits adjacent to the west side of La Cholla Boulevard 
between Glover Road and Lambert Lane. It contains the following Assessor Parcel Numbers: 

 
• North of Naranja Drive: Portions of 224-11-061J, 224-11-061H, and 224-11-061G. 
• South of Naranja Drive: 224-20-001C, 224-20-001D, 224-20-002D, 224-20-002G, 224-23-001A, 

and a portion of 224-20-002B. 
 
The area of properties contained in this Planned Area Development are 8± acres north of Naranja Drive 
and 199± acres south of Naranja Drive, totaling 207± acres.   
 
Please refer to Exhibit I-1-C1: Site Location Map and Exhibit I-1-C2: Aerial Photograph.   
 

B. Onsite  
 
Capella is currently vacant.  The proposed PAD surrounds Casas Church and school, which is at the 
geographic center of Capella.  Additionally, Meritage Homes is currently constructing the Estates at 
Capella, which is a single-family neighborhood directly north of Casas Church, adjacent to the Capella 
PAD. 
 

C. Project Vicinity 
 

i. Existing zoning:  
 
North: R1-144 and R1-20 
East: C-2, R-6, R-4, R1-7, R1-10, and PAD 
South: R1-20 
West: R1-144 
 
Please refer to Exhibit I-1-C3: Existing General Plan Future Land Use Designations and Exhibit I-1-C4: 
Existing Zoning. 
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ii. Existing land uses:  
 
North: The Estates at Capella, a residential subdivision currently under construction, 

Rancho del Cobre, a residential subdivision currently under construction, 
Ironwood Canyon, a residential subdivision, 
Wilson K-8 School, 
Saguaros Viejos, an undeveloped residential neighborhood. 

East:  Canada Hills, a PAD including single- and multi-family residential development, retail, 
professional office and service uses. 
Canada Hills Golf Course. 

South:  Chaparral Heights, a residential subdivision. 
West:  Rancho de Suenos, a residential subdivision, 
 Unplanned residential development, 

Ironwood Ridge High School. 
 
Please refer to Exhibit I-1-C5: Existing Land Uses. 
 

iii. Number of stories of existing structures: 
 
A significant proportion of the homes within one-quarter mile of Capella, most of which are to the east, 
are two-story.  The area around Capella also includes several large, massive structures which are 
relatively tall.  While the Casas Church, which the Capella PAD surrounds, is technically single story, the 
buildings are much more massive and visually more prominent than a typical single story home.  The 
tallest portion of the Casas Church is approximately 44 feet.  Ironwood Ridge High School, abutting 
Capella, has several very large two story buildings (approximately 39’ in height) which are visually more 
prominent than any other nearby structures. 
 

iv. Pending rezonings: 
 
Saguaros Viejos Ph. 2, which is directly north of Capella. 
 

v. Conditionally approved zonings: 
 
A 143-acre property at the southeastern corner of Lambert Lane and La Cholla Boulevard was recently 
rezoned from R1-144 to R1-43 to allow for the development of a low density cluster subdivision of 
approximately 100 homes. 
 

vi. Approved Subdivisions and Development Plans:  
 
The Estates at Capella, a 120-lot single-family residential subdivision on a roughly 50-acre property was 
recently approved, and is currently under construction.  Nestled against the northwest edge of the 
Capella PAD, it was designed to fit into the overall Capella master plan. 
 

vii. Architectural styles used in adjacent properties:  
 
Homes within the platted subdivisions adjacent to Capella generally incorporate contemporary 
southwestern architecture.  Homes in nearby areas of unplanned residential development follow a 
variety of architectural styles. 
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2. PAD Development Plan 
 

A. Development Concept and General Plan Consistency 
 

Capella promotes the well-planned and efficient use of an important property at a key location within the 
Town.  The intersection of La Cholla Boulevard and Lambert Lane is one of the Town’s planned activity 
centers.  Additionally, major community institutions are located adjacent to Capella including the Casas 
Church campus and the Ironwood Ridge High School campus.  Wilson K-8 school is only one-half mile away. 
 
The Capella PAD provides for open space conservation, protection of sensitive environmental areas and 
encourages varieties of land uses and housing options in accordance with the Town’s Planned Area 
Development Requirements.  The flexibility in design enabled by the PAD offers a desirable improvement 
over conventional zoning standards, and directly promotes the efficient use of land and infrastructure.  
Capella recognizes the Oro Valley General Plan’s direction regarding land use and design by implementing 
several General Plan policies including  conserving and minimizing impacts to natural and cultural 
resources, providing diverse land uses that meet the Town’s growth needs, and General Plan Special Area 
Policies that provide guidance for detailed planning of development along the La Cholla corridor.  
 
To quote the Oro Valley General Plan, Capella is a “master planned community which includes suitable 
residential and commercial uses”, and provides for a “cohesive development that enhances and promotes 
the pedestrian experience.” 
 
Capella is a master planned community that offers residents a high quality community with amenities 
where they can live, recreate, have convenient access to school, church, commercial and personal services, 
and potentially work.  The plan for Capella is supported by the Town’s General Plan which promotes a 
variety of single family residential dwelling types, retail services and shops, along with professional offices. 
 
Except as modified herein, development within the Capella PAD will conform to the requirements of the 
Town’s Environmentally Sensitive Lands Ordinance, adopted Design Standards, Design Principles, Sign 
Code, and Parking Code. 
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B. Policies Applicable to the Entire PAD 
 

In 2015 the Town adopted General Plan Special Area Policies to the Capella project.  The policies were the 
result of an extensive public participation effort which yielded support and unanimous Town Council 
approval for a planned community on the Capella property.  This PAD has been created to implement those 
approved policies which are listed in their entirety on the following pages displaying the 2015 adapted 
General Plan ordinance.  Policies applicable to the entire PAD are listed below.  A number of other General 
Plan policies are applicable to specific parcels within the PAD.  Those policies are listed in the sections of 
the PAD document pertinent to each development parcel. 
 

i. The maximum number of residential units is 500 for all areas designated as residential (including 
townhomes).  Parcels A and B have back-up land use designations allowing an additional 70 residential 
units. 

ii. Apartments shall not be permitted. 
iii. Crematoriums shall not be permitted. 
iv. Senior Care facilities shall not be permitted unless associated with Casas Church. 
v. Gun and ammunition sales shall not constitute the primary use within a business. 
vi. Grading permits for the development shall not be issued until the contract for the Regional 

Transportation Authority’s widening of La Cholla Blvd. has been awarded to a contractor.  
vii. Traffic shall not be allowed to cross La Cholla Blvd. directly from the PAD to Cañada Hills Dr. 
viii. A 200-foot natural open space buffer area shall be provided on the west boundary adjacent to existing 

residences as shown on Exhibit I-2-C: Proposed Land Use Plan.  No trails shall be provided within this 
buffer area. 

ix. Please refer to other, parcel-specific policies in Section I-2-E. 
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Exhibit I-2-B: Adopted General Plan Ordinance 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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Exhibit I-2-B: Adopted General Plan Ordinance (Cont’d) 
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C. Development Parcels 
 

Table I-2-C1:  Land Use Summary provides land use and zoning totals for the Capella community.  The PAD 
includes a range of residential densities intended to provide for a variety of housing types ranging from 
single family detached, low density areas up to single family attached homes such as patio homes and 
townhomes. 
 

Table I-2-C1:  Land Use Summary 
Land Use Underlying Zoning Acreage Percent 

Low Density Residential R1-7 72.4 35 
Medium Density Residential R1-7 52.8 25 

High Density Residential R-6 33.0 16 
Neighborhood Commercial / Office C-N 8.2 4 

Community Commercial C-1 31.1 15 
Recreation Area POS 9.5 5 

 Total: 207.0 100 
 
Note:  Open space is an important component of the Capella PAD.  Table II-2B-1 provides a framework 
by which the PAD will meet the Town’s Environmentally Sensitive Lands Ordinance’s minimum 
Environmentally Sensitive Open Space (ESOS) requirements.  By meeting the ESLO’s ESOS requirements 
this PAD will exceed the Town’s PAD standards which require a minimum of 20% open space within the 
PAD. 

 

Table I-2-C2:  Individual Development Parcels lists all development parcels in Capella along with their land 
use in accordance with Table I-2-C1:  Land Use Summary, underlying zoning designation from the OVZCR, 
maximum residential density per General Plan policy, acreage and potential number of homes.  It should 
be noted that development history in Oro Valley suggests that most parcels will be developed at less than 
maximum allowable density. 
 

Table I-2-C2:  Individual Development Parcels 

Parcel Land Use Underlying 
Zoning 

Max 
Homes 

per acre 

Acreage 
*** Max Homes 

A Neighborhood Commercial / Office C-N 5.0* 8.2 30 
B Community Commercial C-1 5.0* 12.2 40 
C Recreation Area POS n/a 2.1 n/a 
D High Density Residential R-6 12.0 14.0 168 
E High Density Residential R-6 12.0 19.0 228 
F Recreation Area POS n/a 3.6 n/a 
G Recreation Area POS n/a 3.8 n/a 
H Medium Density Residential R1-7 3.0 52.8 159 
J Community Commercial C-1 n/a 18.9 n/a 
K Low Density Residential R1-7 2.0 27.4 55 
L Low Density Residential R1-7 2.0 21.0 42 
M Low Density Residential R1-7 2.0 24.0 48 
   Total: 207.0 570** 

* Alternate use as established by General Plan policy. 
** Maximum number of homes per General Plan policy. 
*** Development parcel boundaries extend to the centerline of adjacent planned rights-of-way. 
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D. Development Phasing 
 
Exhibit I-2-D: Estimated Phasing Plan is based on anticipated residential and commercial development 
market demand.  Regardless of the actual order of development of the parcels within the PAD, developers 
of each parcel will construct infrastructure (i.e. roads, water, sewer, etc.) necessary to serve the parcel 
itself, per Town Code, as well as the following: 
 
Utility stub-outs shall be provided between phases in order to facilitate future development within the PAD.  
Refer to Part VIII – Traffic, Part IX – Recreation / Trails, Part XI – Water, and Part XII – Wastewater for 
schematic trunk utility alignments within the PAD. 
 
Recreation Areas shown on the Proposed Land Use Plan shall be constructed concurrently with the first 
development within each phase. 
 
“Poppy” and “Broom” public trails shown on Exhibit IX-2-B shall be constructed in conjunction with the first 
development within the PAD. Other trails shall be built on a parcel-by-parcel basis. 
 
Grading permits for development within the PAD shall not be issued until the contract for the Regional 
Transportation Authority’s widening of La Cholla Blvd. has been awarded to a contractor. 
 
The PAD shall expire twenty years after approval.  Thirty days prior to the expiration the Planning & Zoning 
Administrator may extend the PAD approval as appropriate. 
 
OVZCR Section 24.4.I.2 shall not apply. 
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E. Development Criteria by Parcel 
 

The Tentative Development Plans in the Land Uses section conceptually illustrate how each site might be 
developed by depicting approximate magnitudes of development, land uses, and pedestrian and vehicular 
circulation that are allowed and envisioned within each parcel.  The final development designs will be 
reviewed according to the criteria found in the PAD Administration section. 

 
i. Parcel A – Neighborhood Commercial / Office 

 
a. Parcel size: 8.2± acres. 

 
b. Underlying zoning district: C-N, Neighborhood Commercial / Office.  C-N standards shall apply 

except as modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 
i. Permitted and Prohibited Uses 

 
1. All C-N uses permitted by Town C-N zoning are permitted except supermarkets, car 

washes, gas stations, auto service centers, and convenience stores such as Circle K, 7-11, 
or similar establishments. 

2. Drive-thru uses and other convenience uses shall require approval of a Conditional Use 
Permit.  

3. Office uses, with no retail or residential use, may occupy 100% of the developable area. 
4. A back-up land use designation of Medium Density Residential (2.1 – 5.0 homes per acre) 

is permitted, with a cap of 30 residential units.  The back-up designation may only be 
utilized once the PAD’s residential parcels have been developed.  If this alternative is 
utilized, the entire site may be used for residential purposes without the standard C-N limit 
of no more than 50% residential use.  If utilized, residential development will follow the 
Medium Density Residential standards of Parcel H, except that the maximum building 
height is 24 feet. 

5. Commercial uses shall be no greater than 20,000 square feet of gross floor area per 
individual business.  Expansions of commercial uses beyond these floor area limits may be 
allowed with a conditional use permit.  Other commercial floor area limits of the C-N 
district shall not apply. 

6. Packaged alcohol sales shall not constitute the primary use within a business. 
 

ii. Development Standards 
 
1. Maximum building height: 24 feet, 2 stories 
2. The general arrangement of buildings, parking and other site features shown on the 

Tentative Development Plans represents adequate parking distribution, and thus meets 
OVZCR standards for parking lot configuration. 

3. Buildings within 85 feet of residential zones to the north or west of the site are limited to 
18 feet.  Common area within adjacent residential zones shall count toward the 85-foot 
setback.  
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ii. Parcel B – Community Commercial 
 

a. Parcel size: 12.2± acres. 
 

b. Underlying zoning district: C-1, Community Commercial C-1 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 

i. Permitted and Prohibited Uses  
 
1. All C-1 uses permitted by Town zoning are permitted except broadcasting stations, fabric 

stores, medical marijuana dispensaries, video stores, appliance repair stores, laundromats, 
car washes, auto service centers, theaters, major communications facilities, and 
convenience stores such as Circle K, 7-11, or similar establishments.  

2. Drive-thru uses and other convenience uses shall require approval of a Conditional Use 
Permit. 

3. Medical offices, business incubators, and research & development laboratories shall be 
allowed. 

4. A back-up land use designation of Medium Density Residential (2.1 – 5.0 homes per acre) 
is permitted, with a cap of 40 residential units.  The back-up designation may only be 
utilized once the PAD’s residential parcels have been developed. If this alternative is 
utilized, the entire site may be used for residential purposes. If utilized, residential 
development will follow the Medium Density Residential standards of Parcel H. 

5. Packaged alcohol sales shall not constitute the primary use within a business. 
4. Dry cleaning establishments shall be limited to drop-off / pick-up only. 

 
ii. Development Standards 

 
1. The maximum building heights shall be limited as follows: 
 For anchor retail spaces and office buildings: 30 feet. 
 For shop spaces, pads or other commercial buildings: 25 feet. 

2. The general arrangement of buildings, parking and other site features shown on the 
Tentative Development Plans represents adequate parking distribution, and thus meets 
OVZCR standards for parking lot configuration. 

3. Additional architectural treatments shall be incorporated into the building designs in order 
to visually diminish the mass of buildings over 60,000 square feet. 

4. Enhanced landscape and architectural screening shall be implemented where retail loading 
zones abut Sculptor Drive. 

5. Should the parcel develop as residential, the lots along the western edge shall be limited 
to single-story. 
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iii. Parcels D & E – High Density Residential / Casas Campus Expansion (Parcel E) 
 

a. Parcel sizes:  Parcel D is 14.0± acres. 
Parcel E is 19.0± acres. 
 

b. Underlying zoning district: R-6, Multi-Family Residential.  R-6 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 
i. Permitted and Prohibited Uses 

 
1. Residential uses in accordance with the R-6 district are permitted except that apartments 

are not permitted. 
2. Maximum gross residential density: 12 homes per acre (396 units). 
3. The Medium Density Residential development standards of Parcel H may be utilized for 

these parcels, in which case the Development Standards listed Section ii below, shall not 
apply. 

4. Expansions of the Casas Church/Casas Christian School campus shall be allowed on Parcel 
E, with a maximum building height of 36 feet for a gymnasium, and 28 feet for all other 
buildings. 

5. Senior care facilities are permitted if associated with Casas Church. 
 

ii. Development Standards 
 
1. The common outdoor living space described in OVZCR Section 23.7.E.2.a shall be provided 

and shall be credited toward required Resource Management Area ESOS if contiguous to 
other qualifying ESOS. 

2. OVZCR Section 23.7.E.2.c, regarding private outdoor living space, shall not apply as 
apartment units are not permitted.  All attached single family units will provide private 
yards and/or patios for residents.  OVZCR Section 23.7.E.6.a. shall not apply insofar as it 
relates to provision of indoor recreational facilities.  

3. A 50’ setback from R1 districts is required for buildings over 18’.  Public rights-of-way and 
common area within adjacent residential zones shall count toward the setback. 
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iv. Parcel H – Medium Density Residential 
 

a. Parcel size: 52.8± acres. 
 

b. Underlying zoning district: R1-7, Single Family Residential.  R1-7 standards shall apply except as 
modified herein. 

 
c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 

 
d. Modifications to underlying zoning district: 

 
i. Permitted and Prohibited Uses 

 
1. All uses permitted by the R1-7 district are permitted. 
2. Maximum gross residential density is 3 homes per acre (158 units). 

 
ii. Development Standards 

 
1. Minimum lot size is 6,600 square feet, except the minimum lot size shall be 10,000 square 

feet for lots adjacent to Lambert Lane. 
2. The minimum lot width is 55 feet. 
3. Minimum side setback is 5 feet. 
4. For 10,000 square foot lots adjacent to Lambert Lane, the minimum side setback is 7.5 

feet. 
5. Minimum front setback is 15 feet for side-entry garages and non-garage areas of the home, 

and 20 feet for front-facing garages.  In no instance shall a driveway length of less than 20 
feet be provided. 

6. The maximum building height within 300 feet of the Lambert Lane right-of-way is 20 feet 
and 1-story. 

7. Perimeter bufferyards with enhanced vegetation, as defined in Section I-2-F-iv, Bufferyards 
and Screening, shall be installed to reduce visual impacts of new homes or structures along 
Lambert Lane. 
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v. Parcel J – Community Commercial 
 

a. Parcel size: 18.9± acres. 
 

b. Underlying zoning district: C-1, Community Commercial.  C-1 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 

i. Land Use 
 
1. All C-1 uses enabled by Town Zoning are permitted. 
2. All C-1 conditional uses depicted on the Tentative Development Plan concepts are 

permitted. 
3. Any C-1 conditional use not depicted on a Tentative Development Plan concept will require 

a conditional use permit. 
4. Commercial uses shall be no greater than 125,000 square feet of gross floor area per 

individual business. 
 

ii. Development Standards 
 
1. The maximum building heights from finished floor elevation to roof deck shall be limited 

as follows: 
 For anchor spaces: 30 feet. 
 For shop spaces, pads, and other buildings: 25 feet. 
 Architecturally appropriate elements such as bell/clock towers, parapet walls, and 

mechanical screening features may exceed this limitation by no more than 10 feet. 
2. The general arrangement of buildings, parking and other site features shown on the 

Tentative Development Plans represents adequate parking distribution, and thus meets 
OVZCR standards for parking lot configuration. 

3. Additional architectural treatments shall be incorporated into the building designs in order 
to visually diminish the mass of buildings over 60,000 square feet. 

4. Enhanced vegetation and architectural screening shall be implemented where retail 
loading zones are oriented toward residential. 
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vi. Parcel K– Low Density Residential 
 

a. Parcel sizes: Parcel K is 27.4± acres. 
 

b. Underlying zoning district: R1-7, Single Family Residential.  R1-7 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 
i. Permitted and Prohibited Uses  

 
1. Maximum gross residential density is 2 homes per acre (55 units). 

 
ii. Development Standards 

 
1. Minimum lot size is 6,600 square feet. 
2. Minimum side setback is 5 feet. 
3. Minimum front setback is 15 feet for side-entry garages and non-garage areas of the home, 

and 20 feet for front-facing garages.  In no instance shall a driveway length of less than 20 
feet be provided. 

4. Maximum building height shall be 20 feet and 1-story. 
5. Perimeter bufferyards with enhanced vegetation, as defined in Section I-2-F, Landscape, 

Buffering and Screening shall be installed along the entire eastern edge of the 200-foot 
natural open space area adjacent to existing residences.   The intent of this enhanced 
bufferyard is to fill any significant gaps in the native tree canopy within the 200-foot natural 
open space area, as viewed from the existing residences to the west.  The enhanced 
bufferyard shall meet the Town’s 10-foot Bufferyard ‘A’ requirements except that plant 
densities may be reduced where they would create overplanting and water waste in the 
opinion of the Planning and Zoning Administrator. 
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vii. Parcel L – Low Density Residential / Casas Campus Expansion 
 

a. Parcel sizes: Parcel L is 21.0± acres. 
 

b. Underlying zoning district: R1-7, Single Family Residential.  R1-7 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 
i. Permitted and Prohibited Uses  

 
1. Maximum gross residential density is 2 homes per acre (42 units). 
2. Expansions of the Casas Church/Casas Christian School campus shall be allowed. 

 
ii. Development Standards 

 
1. Minimum lot size is 6,600 square feet. 
2. Minimum side setback is 5 feet. 
3. Minimum front setback is 15 feet for side-entry garages ans non-garage areas of the home, 

and 20 feet for front-facing garages.  In no instance shall a driveway length of less than 20 
feet be provided. 

4. Maximum building height shall be per R1-7 standards, except for within the area noted on 
Exhibit I-2-C: Proposed Land Use Plan where the maximum building height is 20 feet and 
1-story for residential uses and 25 feet for Casas Church / Casas Christian School Expansion. 

5. Perimeter bufferyards with enhanced vegetation shall be installed along the entire eastern 
edge of the 200-foot natural open space area adjacent to existing residences.   The intent 
of this enhanced bufferyard is to fill any significant gaps in the native tree canopy within 
the 200-foot natural open space area, as viewed from the existing residences to the west.  
The enhanced bufferyard shall meet the Town’s 10-foot Bufferyard ‘A’ requirements 
except that plant densities may be reduced where they would create overplanting and 
water waste in the opinion of the Planning and Zoning Administrator. 
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viii. Parcel M – Low Density Residential 
 

a. Parcel sizes: Parcel M is 24.0± acres. 
 

b. Underlying zoning district: R1-7, Single Family Residential.  R1-7 standards shall apply except as 
modified herein. 
 

c. Open space shall be provided in accordance with Part II – Environmentally Sensitive Lands. 
 

d. Modifications to underlying zoning district: 
 
i. Permitted and Prohibited Uses  

 
1. Maximum gross residential density is 2 homes per acre (48 units). 

 
ii. Development Standards 

 
1. Minimum lot size is 6,600 square feet. 
2. Minimum side setback is 5 feet. 
3. Minimum front setback is 15 feet for side-entry garages and non-garage areas of the home, 

and 20 feet for front-facing garages.  In no instance shall a driveway length of less than 20 
feet be provided. 

4. Perimeter bufferyards with enhanced vegetation, as defined in Section I-2-F, Landscape, 
Buffering and Screening shall be installed along the entire eastern edge of the 200-foot 
natural open space area adjacent to existing residences.   The intent of this enhanced 
bufferyard is to fill any significant gaps in the native tree canopy within the 200-foot natural 
open space area, as viewed from the existing residences to the west.  The enhanced 
bufferyard shall meet the Town’s 10-foot Bufferyard ‘A’ requirements except that plant 
densities may be reduced where they would create overplanting and water waste in the 
opinion of the Planning and Zoning Administrator. 
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F. Open Space & Recreation Concept 
 

The open space system within Capella establishes a master plan for providing the amount of open space 
required by the Environmentally Sensitive Lands Ordinance in a way that meets conservation priorities for 
sensitive areas, ensures development flexibility, maintains connectivity of natural systems, includes 
pedestrian circulation where appropriate, and allocates the open space where it is most beneficial. 
 
Capella will exceed the Town’s PAD ordinance requirement of 20% open space.  This standard will be 
exceeded through several design components:  three dedicated community recreation areas, additional 
open space areas within each development parcel, riparian and wash area preservation, and open space 
buffers, all contributing to overall open space within Capella of approximately 30%. 
 
The community design includes three recreation areas, Parcels C, F, and G, representing 9.5 acres of open 
space and park land.  Two of these recreation areas, Parcels C and G will provide ‘windows’ of open space 
to the travelling public on La Cholla Boulevard, as well as pedestrian and bicycle path connection points.  
Smaller recreation areas may be constructed within individual development parcels, but are not required 
due to the fact that the 9.5 acres of recreation areas within Parcels C, F, and G already exceed the Town 
minimum of 1 acre of recreation area per 85 units (which would require 6.7 acres for the 570 residential 
units allowed within the PAD if built to the maximum density). 
 
Consistent with Oro Valley land use practices, all riparian areas of the property will be permanently 
protected open space (except for minor crossings as necessary).  In accordance with one of the General 
Plan policies specific to Capella, a 200-foot wide open space buffer has been provided along much of the 
western edge of Capella. 
 

i. Types of Open Space 
 

The open space within Capella will consist of recreation areas, enhanced natural and landscaped 
bufferyards, floodways, floodplains, Critical Resource Areas, certain Resource Management Areas, 
other natural open space areas such as on-lot open space, and landscaped common areas and 
streetscapes.  Formal categories of open space will include Critical Resource Area ESOS, Resource 
Management Area ESOS, and Landscaped Open Space. 
 

ii. Percentages by Type and Amounts of Open Space 
 
Please refer to Exhibit II-2-A:  ESOS Plan for a summary of the types and amounts of natural and 
landscaped open space in the Capella PAD. 
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iii. Treatments and Purposes of Open Space 

 
Open space within Capella will generally fall into one of two broad categories: 
 

Natural Open Space     Functional Open Space 
Floodways/Floodplains     Recreation Areas 
Critical Resource Areas     Manicured Common Areas 
Resource Mgmt. Areas (not Recreational) 
Buffer Areas 
On-Lot Open Space (within lots ½-acre and larger) 

 
Natural open space (within both Critical Resource Areas and Resource Management Areas) will be 
protected during development from disturbance and in perpetuity from encroachment and non-
permitted uses.  Private restrictions and common ownership will provide necessary legal protections 
for natural open space areas.  The purpose of natural open space areas is to maintain the landscape 
character, preserve environmentally sensitive areas, and maintain landscape connections and habitat 
viability. Limited recreational activities will be permitted in natural open space areas. 
 
Functional open space is composed of recreational and outdoor living areas and landscaped areas 
associated with residential and non-residential development projects.   Functional open space areas 
serve to buffer and screen specific uses and structures, provide separation, maintain landscape 
continuity, provide active and passive recreation areas for residents, visitors and pets. 
 

iv. Ownership of Open Space 
 
All open space areas except on-lot open space will be owned and maintained by the Capella Master 
HOA and/or a sub-HOA within Capella.  In low density areas, portions of large lots may be deed 
restricted to natural open space use only in accordance with the Town’s ESL provisions.  Landscaped 
areas within the commercial parcels will be privately maintained. 
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G. Landscape, Buffering, and Screening 
 

i. Landscape Concept 
 

Capella’s landscape concept is to conserve and enhance the native, drought tolerant plant palette that 
exists on the property today.  Capella, like many areas in Oro Valley, has a diverse palette of Sonoran 
Desert vegetation including cactus, desert shrubs, and trees on the site.  The philosophy of the PAD is 
to ensure this diversity and quality of plant materials exist in perpetuity over a significant portion of the 
property. 
 
The Capella PAD is intended to be consistent with the General Plan and the Town’s Landscape 
Conservation standards.  The standards herein are intended to preserve land values, preserve 
environmental quality, promote water conservation, enhance site design, and improve living quality 
for residents and visitors. 
 
Plant materials play an important role in buffering, screening and blending development into the 
landscape.  A few portions of the property are more visually sensitive than other areas, including 
frontages along La Cholla Boulevard and Lambert Lane.  All PAD ‘edge’ areas where residential 
development is proposed shall be treated with landscape bufferyards per Town Code. 
 
Balancing screening and buffering needs with water conservation is important.  Landscape irrigation is 
the largest consumer of domestic water in Oro Valley.  Primarily utilizing drought tolerant plant 
materials along with temporary irrigation is an important component of water conservation for the 
project. 
 
All PAD landscape standards are intended to be consistent with the Town’s Landscape Conservation 
standards (OVZCR 27.6). 
 

ii. Plant Palette 
 
The Town of Oro Valley already has thoughtful and responsible regulations specifying allowable 
drought tolerant plant material that may be used in landscape installations.  Development within 
Capella shall adhere to the standard O.V. plant palette. 
 

iii. Native Plant Preservation, Salvage and Mitigation 
 
The preservation, salvage and mitigation standards of the Oro Valley Zoning Code shall apply.  
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iv. Bufferyards & Screening 
 
Development within Capella is subject to the Town’s standard landscape bufferyard and screening 
requirements, OVZCR 27.6.C, except as noted in Section I-2-D: Development Criteria by Parcel, where 
additional buffering requirements will apply to specific parcels and specific uses.  To provide more 
robust screening in certain PAD perimeter areas, those standards typically require enhanced buffering 
as defined below.  
 
Modifications to Buffer Yard and Screening Standards: 
 
a. Non-paved trails shall be allowed within bufferyard areas except in the 200 foot buffer along the 

western edge of the PAD. 
b. Enhanced Vegetative Screening 

1. In specific areas of the PAD as noted in the development standards for each Parcel, 
enhanced vegetative screening is required in accordance with General Plan Special Area 
Policy #17 (See Exhibit 1-2-B: Adopted General Plan Ordinance).  

2. Large available specimens of native vegetation salvaged from the site shall be placed in 
enhanced bufferyard areas.  Nursery specimens may be substituted as approved by the 
Planning and Zoning Administrator, if an insufficient number of mature, salvageable, native 
trees are available within the PAD. 

  



L
A

 
C

H
O

L
L

A
 
B

L
V

D
.

LAMBERT LANE

NARANJA DR.

C

A

N

A

D

A

 

H

I

L

L

S

 

D

R

.

Single-Story

within 300' of

Perimeter

Single-Story

Only

Single-Story

within 300' of

Perimeter

B

C-1

12.2± Ac.

E

CCE / MDR / HDR

19.0± Ac.

M

LDR

24.0± Ac.

L

CCE / LDR

21.0± Ac.

K

LDR

27.4± Ac.

H

MDR

52.8± Ac.

J

C-1

18.9± Ac.

A

C-N

8.2± Ac.

D

MDR / HDR

14.0± Ac.

   C

Rec.

2.1± Ac.

200' NATURAL OPEN

SPACE BUFFER

C

R

O

S

S

 

R

O

A

D

       F

        Rec.

3.6± Ac.

 G

  Rec.

3.8± Ac.

Exhibit I-2-F

Proposed Landscape & Bufferyard Plan

Q
:
\
1

1
0

0
2

8
\
A

-
0

0
3

 
-
 
P

A
D

\
0

1
 
P

l
a

n
n

i
n

g
\
0

4
 
P

A
D

\
P

A
D

 
D

o
c
u

m
e

n
t
\
E

x
h

i
b

i
t
s
\
E

X
H

I
B

I
T

 
1

-
2

-
F

 
-
 
L

a
n

d
s
c
a

p
e

 
&

 
B

u
f
f
e

r
y
a

r
d

 
P

l
a

n
.
d

w
g

 
 
 
 
 
 
P

l
o

t
t
e

d
:
 
 
F

e
b

.
 
0

4
,
 
 
2

0
1

8

Inc.

Group

The

WLB

800'0'

Capella Planned Area Development
WLB No. 110028-A-00369

LEGEND

BUFFERYARD 'A'

BUFFERYARD 'B'

SINGLE-STORY HEIGHT RESTRICTION

PRIMARY ENTRY LOCATION

SECONDARY ENTRY LOCATION

NOTE

· All bufferyards will meet the

requirements of the Oro

Valley Zoning Code section

27.6.C.4

· Please refer to individual

Tentative Development

Plans for general

landscaping configuration.



 
 

  Part I – Land Uses 

  Capella Planned Area Development 
WLB No. 110028-A-003 70 

H. Thematic Imagery 
 
The following pages showcase examples of landscaping, site lighting, construction materials, pedestrian 
elements, entries & monumentation, courtyards, architectural details & fenestration that represent the 
general styles and aesthetics envisioned for the most visible elements within Capella.  The examples are 
intended to serve as illustrations of the design aesthetics envisioned and do not indicate specific design 
approval.  The Capella Master HOA shall refer to these images and the Town’s Design Guidelines for 
guidance when reviewing development proposals within the PAD. 
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1. Existing Conditions 
 
A. ESL Categories Onsite 

 
i. Discussion 

 
Two ESL conservation categories are present at Capella: Resource Management Area Tier 2 (RMA) and 
Critical Resource Area (CRA).  There are no Major Wildlife Linkages or Core Resource Areas within 
Capella.  Critical Resource Areas that occur onsite generally encompass the washes that cross the 
property.  The balance of Capella is designated as Resource Management Area Tier 2 with the exception 
of a small area in Parcel L that is already developed.  Approximately 6.9 acres of existing roadway areas 
are incorrectly designated as ESOS on the existing Town ESOS map. 

 
ii. Total acreage present on-site for each Conservation Category.  

 
Conservation Category Acreage 
Major Wildlife Linkage 0 
Critical Resource Area 36.5 
Core Resource Area 0 
RMA Tier 1 0 
RMA Tier 2 156.4 
RMA Tier 3 0 
Existing Roadways designated as ESOS 6.9 

 
Please refer to Exhibit II-1-A: Environmentally Sensitive Lands for the location of CRA and RMA areas in 
Capella. 

 
B. Additional ESL Characteristics 

 
i. Critical Resource Areas 

 
a. There are no Major Rock Outcrops and boulders that meet criteria in OVZCR Section 

27.10.D.3.b.iii.b located on the property. 
 

b. There are no “Distinct Habitat Resources”, as defined in OVZCR Section 27.10D.3.b.iii.c. 
 

ii. Core Resource Areas 
 

a. There are no Distinctive Native Plant Stands, as defined in OVZCR Section 27.10.3.d.iii.d. 
 

iii. Resource Management Areas (Tier 1, Tier 2, and Tier 3) 
 

a. If any Distinctive Individual Native Plants, as defined in OVZCR Section 27.10.3.d.iii.d are found on 
the property, they will be protected in accordance with ESL standards. 
 

b. There are no Minor Rock Outcrops and Boulders, as defined in OVZCR Section 27.10.3.d.iii.d. 
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2. PAD Response 
 

A. Environmentally Sensitive Open Space (ESOS)  
 
Exhibit II-2-A:  ESOS Plan shows the overall Environmentally Sensitive Open Space (ESOS) plan for the entire 
PAD.  In addition to the ESOS encompassing the recreation areas, ESOS will be designated as each of the 
PAD parcels is planned and platted for development.  While the PAD provides for some flexibility in locating 
ESOS, all minimum amounts of ESOS will be provided in larger community-serving areas along and including 
the major washes, an undisturbed open space buffer along the west edge of Capella and within the design 
for each site. 
 
Table II-2-B-1: ESOS Calculations lists the total existing and proposed ESOS acreages within the Capella 

PAD. 
 

B. ESOS Selection, Priority Resources, and Selection Criteria 
 
In accordance with the General Plan and ESLO, the most sensitive resources on the site will receive the 
greatest level of protection. Desert wash areas are vital resources in several ways.  The associated riparian 
areas are biologically diverse, providing wildlife habit and important movement corridors and connectivity 
for various wildlife species.  These areas have the greatest priority among the resources existing on the 
property. 
 
Consistent with the General Plan and ESL standards, the Capella PAD provides for permanent protection of 
no less than 95 percent of the Critical Resource Areas (CRA) on the property.  This is accomplished by 
incorporating CRA’s into Environmentally Sensitive Open Space or ‘ESOS’ that becomes community or 
neighborhood association common area or is dedicated to the Town.  CRA areas will only be disturbed for 
crossing purposes such as roads, trails, and utilities. 
 
There are no Major Wildlife Linkage or Core Resource Areas within Capella.  ESOS within the PAD will be 
permanently preserved in accordance with ESL standards.  Ownership and maintenance of ESOS areas 
which incorporate the RMA and CRA lands to be preserved will be by homeowners’ association, except on-
lot ESOS, which will be established by individual final plats. 
 
ESL standards in OVZCR Section 27.10.E.4.d provide criteria for selecting which portions of the CRA and 
RMA areas will be preserved.  Capella’s open space plan meets ESOS selection criteria in the following ways: 
 

1. With the exception of access, trail, and utility crossings, all areas of CRA that create biological 
connectivity, specifically four wash corridors the traverse the property from north to south, are 
permanently preserved as ESOS (see Exhibit II-2-A:  ESOS Plan). 
 

2. Within the RMA Tier 2 areas a variety of upland and lowland areas will be preserved on the site, 
particularly along Capella’s western edge. 
 

3. Disturbance areas have been selected to avoid the areas of greatest resource density.  In Capella 
these areas are the central ribbons of CRA along the wash corridors. 
 

4. Healthy and viable resources are somewhat uniformly distributed across CRA and RMA areas 
found on the property.  No distinct priority was required to meet this criteria. 
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5. The site does not contain rock outcrops and boulders, therefore related criteria did not apply.  
 

Exhibit II-2-A:  ESOS Plan indicates graphically where proposed ESOS maintains open space connectivity 
within and beyond the Capella property.  There are four main corridor areas preserved on the site.  
 

C. Methods of Permanent ESOS Protection 
 
All ESOS lands will be permanently protected per ESL standards by being under the ownership and control 
of the HOA in accordance with OVZCR Section 27.10.E.2 or within conservation easements on private lots. 
 

D. ESOS Protection 
 
Any Resource Management Area (RMA) ESOS or Critical Resource Management (CRA) ESOS setback 
requirements, per OVZCR Section 27.10.D.3.f.3.b. shall apply and are modified as follows: 

 
1. ESOS setbacks shall be 5 feet to all site improvements.  In lieu of standard fencing required by 

the ESOS setback ordinance, special setback mitigation can be used, i.e. boulders or other 
protective barrier as approved by the Planning & Zoning Administrator.  If mitigated to resemble 
the natural conditions, the setback area shall count toward required RMA ESOS. 

 

E. ESOS Location Concept and Flexibility 
 

1. The Capella PAD provides for flexibility in the location of required ESOS.  The community is 
planned in a series of Parcels.  ESOS minimum standards will apply to each Parcel as it gains site 
plan approval from the Town.  Capella uses a master planned approach to ensure as much open 
space consolidation as practical.  This concept is consistent with the ESL standards and the 
Town’s General Plan.  To this end, the Capella PAD meets ESOS requirements. 
 

2. Exhibit II-2-A:  ESOS Plan shows the location of planned ESOS in Capella.  This systematic design 
will leave some Parcels exceeding minimum ESOS standards and other Parcels deficient.  The PAD 
permits these deficiencies as long as the overall ESOS minimums are met for the PAD as a whole.  
This approach provides for greater consolidation of ESOS, and more infrastructural responsible 
land utilization of less sensitive portions of the PAD. 
 

3. Individual parcel site plan applications may include designs that provide less than the minimum 
required RMA ESOS as established by the ESL standards and the standards of the Capella PAD.  
Such site plans shall include ESOS tabulations that demonstrate minimum standards for the 
Capella community are satisfied.  The Planning and Zoning Administrator may establish the 
format of information and administrative provisions to ensure minimum ESOS is and will be 
provided. 
 
An updated version of Table II-2-B-1: ESOS Calculations shall be provided with each CSP 
submittal within the PAD in order to keep a running tabulation of ESOS provided. 
 

4. Excess Critical Resource Area ESOS may be credited toward required Resource Management Area 
ESOS.  Site plan applications shall include a tabulation of ESOS types and the amount of area to 
be credited and is subject to approval of the site plan by the Town. 
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1. Existing Conditions 
 

The topography of Capella is characterized by gentle slopes with low ridges between the lower lying wash 
areas that drain the property.  The property generally slopes downward from north to south towards 
Lambert Lane.  Elevations range from approximately 2,700 feet at the highest point on the north side to 
2,586 feet at the lowest point on the south side of the property, which equates to an average slope of 
approximately 2%.  Two braided washes traverse the site, creating low ridgelines.  The site does not contain 
any restricted peaks or ridges, regulated slopes, rock outcrops, or other significant topographic features.  
No areas of this development are subject to the ESL Hillside Area Category. 
 
Please refer to Exhibit III-1-A: Topography. 
 
A sloped area analysis meeting ESL Hillside Area requirements (Section 27.10.D.3.g.ii), has been prepared 
by a State of Arizona licensed and registered engineer.  The results of that analysis reveals there are no 
areas of the property subject to ESL Hillside regulations. 
 

2. PAD Response 
 

The land use plan for the Capella PAD is designed to maximize the use of the most topographically suitable 
areas of the property and minimize impacts to areas of drainage and drainage features such as wash banks.  
There are no significant topographic constraints on the property.  
 
There were no significant slopes identified in the slope analysis, hence no encroachment will occur.   
 
There are no Hillside Conservation areas in Capella.   
 
Riparian areas and natural desert buffers will not be graded or disturbed except for road, trail, and utility 
crossings and supplemental landscape installation as specified in Section I-2-D: Development Criteria by 
Parcel.  Approximately 35 of Capella’s 207 acres will remain undisturbed and ungraded.  Roughly 170 acres 
of the property may be disturbed or graded.  Disturbed areas that do not receive structural or hardscape 
improvements will be landscaped or revegetated.   
 
Please refer to Exhibit III-2-A: Proposed Grading Limits.   
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1. Existing Conditions 
 
A. A report from either the Arizona State Museum (ASM), the State Historic Preservation Office (SHPO), a 

qualified archaeologist working under a State Antiquities Permit, or a professional architect that reviews all 
of the available information for the site.  This report shall: 
 

i. Determine whether the site has been field surveyed for cultural resources. 
 
The site has been surveyed for cultural resources by SWCA, and the report has been submitted to the 
Town for review. 
 

ii. Identify any previously recorded archaeological or historic resources known to exist on the property. 
 
There are no previously recorded archaeological or cultural resources known to exist on the property.  
The site does have a roadside memorial that will either remain in place or be sensitively relocated in 
accordance with the recommendations in the aforementioned cultural resources survey. 
 

iii. State the probability that buried archaeological resources not visible from the surface would be 
discovered on the site. 
 
The probability that archaeological resources exist below the surface of the ground is believed to be 
low. As with all development projects, if buried resources are discovered, work in the area will cease 
until a professional archaeologist can evaluate the find. 
 

B. Cultural Resources Survey and Inventory Report prepared by a Cultural Resources Professional as required 
by Section 27.10.D.3.e., that includes identification and mapping of: 
 

i. Cultural resources that are significant based on Local Criteria. 
 
None. 
 

ii. Cultural resources that are significant based on the National Register Criteria. 
 
None. 
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C. Description of resource, recommendation of significance, supporting documentation for recommendation, 
and summary of all background research and source references. 
 

The aforementioned cultural resources report by SWCA provides the following summary 
recommendations: 
 
“An archaeological survey of the project area resulted in the identification of three isolated occurrences 
(“IOs”) and no previously or newly identified archaeological sites.  IO #1 is a prehistoric manifestation 
and consists of a plain ware ceramic and a tested cobble; IO #2 is a historic manifestation and consists 
of two steel-sided, aluminum-topped, pull-tab beverage cans; and IO #3 is a roadside memorial.  The 
IOs do not meet Arizona State Museum (“ASM”) site criteria and therefore a recommended ineligible 
for listing in the Arizona Register of Historic Places (“ARHP”).  However, because of the sensitive nature 
of the roadside memorial (IO #3), it should be avoided out of respect for the family of the deceased.  If 
avoidance is not possible, an attempt to identify the family should be made by consulting the Oro Valley 
Police Department, so that a plan to more the memorial can be developed. 
 
SWCA recommends that this project will have a finding of no historic properties affected.  No further 
archaeological work is recommended for the project area.  However, if previously undocumented 
buried cultural resources are identified during ground-disturbing activities, all work in the immediate 
vicinity of the discovery should stop until the find can be evaluated by a professional archaeologist.  In 
the even that human remains and/or funerary items are discovered, Arizona Revised Statues 41-865 
require that the ASM be notified of the discovery so that the groups who claim cultural or religious 
affinity to them can make appropriate arrangements for the repatriation and reburial of the remains.” 
 

D. If resources are determined to be significant, provide a Treatment Plan, in accordance with Section 
27.10.D.3.e.v.f., shall be approved prior to consideration by Town Council. 
 
Not applicable. 
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2. PAD Response 
 

A. Describe measures to be used for protection of all cultural and historical resources on the site. 
 
A survey of the property was conducted by a qualified archaeologist.  No previously or newly identified 
archeological sites were identified.  As such, no measures are necessary to protect cultural and historical 
resources. 
 
If resources are discovered during site development, a professional archaeologist will evaluate the newly 
discovered resources to determine appropriate actions.  If human remains are and/or funerary items are 
discovered, the Arizona State Museum will be notified so appropriate groups can be notified to make 
arrangements for the appropriate and sensitive repatriation and reburial of the remains. 
 

B. If resources identified in Part 1 – Cultural/Archaeological/Historic Resources are determined to be 
significant, provide a Treatment Plan in accordance with Section 27.10.D.3.e.v.f. 
 
No significant cultural or historic resources are known to occur on the site with the exception of a roadside 
memorial.  If avoidance of the memorial is not possible, an attempt to identify the family will be made by 
contacting Oro Valley Police Department, so a plan to move the memorial can be prepared. 
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1. Existing Conditions 
 
A. Offsite Watersheds 

 
The off-site watersheds impacting the project site are sub-watersheds of the La Cholla Wash, which is a 
medium sized, braided wash typical of the broader Tortolita Fan area.  Two tributaries of the La Cholla 
Wash impact the project site along the eastern and western property boundaries.  The eastern of the two 
tributaries, Cross Wash, is designated as Zone A per the FEMA Flood Insurance Rate Map (FIRM), Panel 
04019C1070L, revised June 16, 2011.  The majority and remainder of the property is designated as Zone 
‘X’.  The off-site terrain of the upstream watersheds is a mix of native desert vegetation and residential 
development including a number of roadway crossings.  The development in the upstream area appears to 
provide little, or no, detention, which is typical of older or unplanned development. 
 
Please refer to Exhibit V-1-A: Offsite Watersheds. 
 

B. Balanced and Critical Basins. 
 
The entire Town is classified as a critical basin.  
 

C. Significant Offsite Features Affecting the Site 
 
Upstream of the site, the low density nature of existing development allows most drainage to flow naturally.  
The site is impacted by approximately 450 cfs, 590 cfs, and 825 cfs from tributaries of the La Cholla Wash, 
respectively. 
 

D. Area of Offsite Watersheds Discharging >100 CFS 
 
The portion of the La Cholla Wash watershed that impacts the site is of approximately 790 acres. 
 

E. Wells within 100’ 
 
According to the Arizona Department of Water Resources, there are no wells located within 100 feet of the 
project site. 
 

F. Characteristics of Onsite Hydrology 
 
Shallow, braided washes run along the eastern and western edges of Capella.  The bulk of the area between 
the two washes is typical of the upland desert biome, featuring a mix of cactus, mesquites, palo verde, and 
other species.  Pima County GIS data describes the soils as a mixed hydrological soil group.  Onsite 
hydrologic analysis has been performed with the Rational Method.  The runoff coefficients were prepared 
using the Town of Oro Valley Drainage Criteria Manual, and are based on soil types noted in the National 
Resource Conservation Service soils study.  The hydrologic soil type within the project boundary is 
comprised of 53% ‘C’ / 47% ‘D’.  The vegetative cover and density have been determined using recent aerial 
photographs and field reconnaissance.  The rainfall data was determined using the Generalized I-D-F Curves 
as found within Figure 3-3 of the TOV Drainage Criteria Manual. 
 
Please refer to Exhibit V-1-F: Onsite Hydrology Characteristics. 
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i. Approximate 100-year floodplains with discharges equal to or greater than 50 cfs. 
 
The project site contains three sub-basins with greater than 50 cfs discharge. 
 

ii. Areas of sheet flooding, with average depths 
 
The project site is not subject to sheet flooding based on the incised channel characteristics. 
 

iii. Federally mapped floodways and floodplains 
 
In the southeastern corner of the property FEMA has designated the Cross Wash as Zone A per FIRM 
Panel: 04019C1070L. 
 

iv. Calculation of all 100-year peak discharges exceeding 50 cfs 
 
Please refer to Exhibit H: Onsite Hydrology Characteristics 
 

G. Drainage Conditions along the Downstream Property Boundary 
 
Lambert Lane forms the downstream property boundary of the Capella PAD.  Lambert Lane includes several 
at-grade wash crossings that are subject to sedimentation during major storm events, typically requiring 
Town maintenance crews to remove sand and other debris several times per monsoon season.  Erosion 
and regional channel down-cutting are longstanding problems in this area of Town.  At the time of this 
writing, the Town does not have plans to improve Lambert Lane. 
 

2. PAD Response 
 

The site layout will impact hydrologic characteristics such as impervious cover and minor floodplain 
encroachment.  Erosion control measures will be incorporated into the design for areas of encroachment 
into floodplains.  As a result of increased impervious cover, detention basins will be constructed to detain 
the increased flows, and will feature outlet structures (weirs, culverts and/or catch basins) to discharge the 
basins as a metered flow rate no greater than existing conditions peak stormwater runoff rate.  Detention 
basins will be spread throughout the development so as to minimize their visual impact.  Provision of 
adequate basin access and maintenance shall be addressed during the detailed design phases of 
development.  In-line detention is not proposed as part of this project.  Where roadway crossings are 
proposed, culverts or bridges will be employed to convey stormwater past the crossings. 
 
The project will address not only onsite flows that will be produced by the increase in impervious surfaces, 
but also the flows entering the site from the north and east.  The project will be designed to avoid negatively 
impacting upstream and downstream properties.  All drainage improvements proposed outside of public 
right-of-way within this development will be owned and maintained by the HOA. 
 
Drainage design will be in accordance with the Town’s Drainage Criteria Manual and Floodplain Ordinance.  
During the detailed engineering design phase of each parcel, the developer will work closely with Town 
staff to identify ways to minimize erosion and channel down-cutting. 
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Proposed Hydrology Plan
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1. Existing Conditions 
 

A. A letter from an Arizona Game and Fish Department habitat specialist regarding the following: 
 
A detailed response letter, dated 9/29/2015 was received from the Arizona Game and Fish Department. 
 
Please refer to Exhibit VI-1-A: AZGFD Letter. 
 

i. Presence of any State listed Threatened or Endangered Species 
 
While no record exists of special status species on the property a range of species are known to occur 
within three miles of the property.  The Desert Tortoise is the only special status species specifically 
cited in the AZGFD response letter. 
 

ii. High densities of a given species population or unusually high diversity of species 
 
Neither high densities nor a particular diversity of species were noted in by AZGFD. 
 

iii. Aquatic or riparian ecosystems 
 
No aquatic or riparian ecosystems were noted in the AZFGD response.  The property does contain 
riparian habitat. 
 

2. PAD Response 
 

A. Describe and map steps to be taken to mitigate destruction of wildlife habitat identified in the previous 
Section. 
 
Riparian habitat areas will be protected during site construction phases in accordance with Town protocols.  
Riparian habitat areas will be preserved in accordance with ESL and PAD standards.  Unbuilt areas disturbed 
during construction will be revegetated.  If disturbance exceeds allowable limits, acceptable mitigation will 
be completed in accordance with the ESL Mitigation requirements (OVZCR Section 27-10.G). 
 
To maintain habitat viability, the Capella land use plan preserves habitat connectivity by permanently 
preserving the primary wash corridors on site which serve as movement corridors for wildlife. 
 
Desert tortoise was noted as commonly found in the area.  If desert tortoises are encountered during site 
development, all specimens shall be handled in accordance with AZGFD handling guidelines. 
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Exhibit VI-1-A: AZGFD Letter 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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Exhibit VI-1-A: AZGFD Letter (cont’d) 
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1. Existing Conditions 
 

Due to the relatively flat character of the vicinity, the perimeter areas of Capella are the only locations of high 
visibility from adjacent roadways and properties.  Higher vegetation densities in the western and eastern 
portions of the site reduce visibility into and across the property.   

 
A. For proposals within the Tangerine Road Corridor Overlay District and/or Oracle Road Scenic Corridor 

Overlay District, provide a Viewshed Analysis as defined in Section 27.10.D.3.f.iv.a.1. 
 
Capella does not fall within either Overlay district. 
 

B. For proposals within the Tangerine Road Corridor Overlay District and/or Oracle Road Scenic Corridor 
Overlay District, provide a View Preservation Plan (VPP) for nonresidential developments that meet the 
criteria defined in Section 27.10.D.3.f.iv.2. 
 
Not Applicable. 
 

C. For proposals within the Tangerine Road Corridor Overlay District and/or Oracle Road Scenic Corridor 
Overlay District, map and identify all Core Character Vegetation (CCV), in accordance with Section 
27.10.D.3.f.iv.b. 
 
Not Applicable. 
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2. PAD Response 
 

A. Describe and map how the Tentative Development Plan mitigates impacts to: 
 

i. Views and vistas from off-site / Areas of High Visibility 
 
Development in Capella will provide open space and landscaped area buffers along all perimeter 
areas.  In specified areas, enhanced bufferyards will be provided that include larger plant 
specimens intended to mitigate views of homes and others to be developed at Capella.  Areas 
disturbed during construction that are not part of building pads and circulation improvements 
(driveways, parking, sidewalks, and more) will be revegetated to Town standards. 
 
Setbacks further serve to mitigate visual impacts of structures.  The land plan for Capella provides 
two recreation areas along La Cholla Boulevard.  These areas serve to provide ‘windows’ of open 
space when viewing from off-site.  
 
It should be noted no unusual or excessive uses or structures are planned at Capella.  The large 
majority of noticeable visual impact will be the construction of one and two story homes and 
neighborhood or community scale commercial uses, which is completely consistent with the areas 
of Oro Valley near Capella, creating a compatible and consistent viewshed from off-site areas. 
 

ii. Describe and diagram methods for roadway construction in a matter compatible with the natural 
terrain, and how scarring is to be mitigated at the completion of construction. 
 
Previous decades of development have helped the Town develop effective methods to guide 
roadway construction to minimize scarring and provide for restoration of disturbed right-of-way 
areas along roadway edges.  Capella will utilize Town standards to minimize construction impacts.  
Among the techniques to be employed is providing effective erosion control along with reseeding 
and revegetation of disturbed areas.  Additionally, minimal construction zones will be maintained 
using Town-accepted methods of demarcation of construction/disturbance limits. 
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1. Existing Conditions 
 

The upcoming widening of La Cholla Boulevard not only will change the character of the area, but also will 
add significantly more roadway capacity in this part of Oro Valley.  Southwest Traffic Engineering has prepared 
a Master Traffic Analysis for this proposed PAD.  The analysis provides a comprehensive analysis of the existing 
and predicted traffic conditions in the area without the project so that Oro Valley staff can gain a better 
understanding of anticipated traffic volumes that’ll need to be accommodated even if the project were not 
to become a reality.  Oro Valley staff identified twelve nearby arterial and / or collector road intersections to 
be included in the traffic analysis.  The level of service (LOS) of various turning movements within the following 
intersections is expected to fall below the Town’s allowable limits even without the project: 
 

• Shannon Road & Lambert Lane beginning in 2020. 
• La Canada Drive & Lambert Lane beginning in 2025. 
• Lambert Lane & Cross Road beginning in 2030. 
• La Cholla Boulevard & Cross Road beginning in 2030. 
• Naranja Drive & La Canada Drive beginning in 2030. 

 
The Town of Oro Valley and the Regional Transportation Authority (RTA) already have several planned 
roadway improvements in the vicinity of Capella, including the widening of Tangerine Road from La Canada 
Drive to Interstate 10, the widening of La Cholla Boulevard north to Tangerine Road, and the widening of a 
portion of Lambert Lane between La Canada Drive and La Cholla Boulevard.  In order to mitigate the expected 
low levels of service listed above, the analysis recommends that the Town construct several roadway 
improvements in order to accommodate expected traffic volumes not associated with Capella: 
 

• Additional turn lanes at the intersection of Shannon Road & Lambert Lane in 2020. 
• A traffic signal at the intersection of La Cholla Boulevard & Canada Hills Drive in 2020. 
• A traffic signal at the intersection of Shannon Road & Lambert Lane in 2025. 
• Additional turn lanes at the intersection of La Canada Drive & Lambert Lane. In 2025. 
• An additional turn lane at the intersection of La Canada Drive & Naranja Drive in 2030. 

 
 La Cholla Boulevard  

Road Segment: Naranja Dr. to 
Tangerine Rd. 

Naranja Dr. to 
Lambert Lane 

Existing ROW: 150’ 60’ 
Ultimate ROW: 150’ 150’ 
Travel Lanes: 2 2 
Capacity: 17,000 17,000 
ADT (PAG): 8,723 7,366 
Speed Limit: 45 45 
Condition: Paved Paved 
Scheduled Improvements: Scheduled Scheduled 
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 Naranja Drive  

Road Segment: Shannon to  
La Cholla 

La Cholla Blvd. to  
La Canada 

Existing ROW: 150’ 150’ 
Ultimate ROW: 150’ 150' 
Travel Lanes: 2 2 
Capacity: 16,000 16,000 
ADT (PAG): 5,098 7,714 
Speed Limit: 35 45 
Condition: Paved Paved 
Scheduled Improvements: None Scheduled None Scheduled 

 
 Tangerine Road  
Road Segment: La Cholla to La Canada Thornydale to La Cholla 
Existing ROW: 200’ 200’ 
Ultimate ROW: 200’ 200’ 
Travel Lanes: 2 2 
Capacity: 18,000 18,000 
ADT (PAG): 16,029 15,829 
Speed Limit: 45 45 
Condition: Paved Paved 
Scheduled Improvements: In Progress In Progress 

 
 Lambert  

Road Segment: Shannon Rd. to 
La Cholla Blvd. 

La Cholla Blvd. to  
La Canada 

Existing ROW: 150’ 150’ 
Ultimate ROW: 150’ 150' 
Travel Lanes: 2 2 
Capacity: 12,000 12,000 
ADT (PAG): 6,228 8,704 
Speed Limit: 45 45 
Condition: Paved Paved 
Scheduled Improvements: None Scheduled None Scheduled 

 
 

 Shannon  

Road Segment: Naranja Drive. to  
Lambert Lane 

Lambert Lane to Overton 
Road 

Existing ROW: 150’ 150’ 
Ultimate ROW: 150’ 150’ 
Travel Lanes: 2 2 
Capacity: 12,000 12,000 
ADT (PAG): 2,805 4,798 
Speed Limit: 45 45 
Condition: Paved Paved 
Scheduled Improvements: None Scheduled None Scheduled 
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2. PAD Response 
 

The Southwest Traffic Engineering analysis also provides a comprehensive analysis of the predicted traffic 
conditions in the area with additional traffic volume expected to be generated by the project.  The level of 
service (LOS) of various turning movements within the following intersections is expected to fall below the 
Town’s allowable limits due to additional traffic from Capella: 
 

• Lambert Lane & Cross Road beginning in 2025 (rather than in 2030 without the project). 
• La Cholla Boulevard & Cross Road beginning in 2025 (rather than in 2030 without the project). 
• Parcel J Northeast Access & La Cholla Boulevard beginning in 2020. 
• Parcel J Southeast Access onto La Cholla Boulevard beginning in 2025. 
• La Cholla Boulevard & Canada Hills Drive beginning in 2025. 
• La Cholla Boulevard & Double Eagle Drive beginning in 2025. 
• La Cholla Boulevard & Lambert Lane beginning in 2030. 
• Parcel B Access onto La Cholla Boulevard beginning in 2030. 

 
In order to mitigate the expected traffic flows generated by Capella, and taking into account the roadway 
improvements already planned by the Town and RTA, the analysis recommends that the developers of Capella 
widen Lambert Lane along the project’s frontage west of La Cholla Boulevard.  The timing of Lambert Lane 
widening will be determined by future updates to the Master Traffic Impact Analysis as individual parcels 
within Capella develop. 
 
The Master Traffic Analysis shall be updated with the development of each parcel within the PAD, to 
determine any roadway improvements that may be necessary to mitigate each development’s actual traffic 
impacts. 
 
All streets will be designed to meet the Town’s Subdivision Street Standards, and are intended to be public 
unless gated. 
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Proposed Trunk Infrastructure Plan - Roads
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1. Existing Conditions 
 

A. Trails, Parks, and Recreation Areas within One Mile 
 
La Cholla Boulevard/La Cholla/Honey Bee Loop is shown as Trail #33 (a.k.a. Poppy Trail) on the Oro Valley 
Trails Plan.  It is located along the west side of La Cholla Blvd., and is described in the plan as being intended 
to allow pedestrian, bicycle, and equestrian use.  The trail provides access to the Canada Del Oro Riverfront 
Park, James D. Kriegh Park, and the Honey Bee Canyon Trailhead.  The El Conquistador golf course is now 
owned by the Town of Oro Valley and is also considered a recreation center.  Within two miles of Capella 
there is the Naranja Park and the West Lambert Lane Park. 
 
Please refer to Exhibit IX-1-A: Trails, Parks & Recreation. 
 

Table IX-1-A:  Nearby Recreational Facilities 
Facility Size Type 

Multi-Use Path along La Cholla N/A Active 
Trail #33 (a.k.a Poppy Trail) N/A Active 
Oro Valley Recreation Center 13 acres (not including golf course) Active 
El Conquistador Country Club Two 18-Hole Championship Golf Courses Active 
Lambert Lane Park 40 Acres Passive 

 
2. PAD Response 

 
A. Recreation Areas 

 
i. The Capella PAD includes three dedicated recreation areas, Parcel C (2.1± acres), Parcel F (3.6± acres) 

and Parcel G (3.8± acres), to provide nearby recreational opportunities for residents and visitors. 
 

ii. The recreation areas shall be improved by the developer according to Exhibit I-2-D: Estimated Phasing 
Plan, as development occurs. 
 

iii. The recreation areas shall be credited toward the recreation area acreage and facilities required by 
Town Code for residential development within the PAD. 
 

iv. The recreation areas shall be credited in accordance with PAD and OVZCR standards, toward required 
Resource Management Area (RMA) Environmentally Sensitive Open Space (ESOS) within the PAD.  As 
identified by the Town’s Environmentally Sensitive Lands provisions, Resource Management Areas 
are the least sensitive areas of the site.  Flexibility, as described below, in the use of Resource 
Management Area ESOS is provided for in the PAD.  As Critical Resource Areas are the most sensitive 
areas of the site, no additional use or other flexibility is provided for herein. 
 

v. Resource Management Area ESOS within the parcels may be used in accordance with OVZCR Section 
27.10.F.1.  When ESOS areas exceed minimum standards, excess ESOS area may be credited toward 
required ESOS on other PAD Parcels as described in Section I-2-E, Open Space & Recreation Concept. 
 

vi. Critical Resource Area ESOS may only be utilized as permitted by OVZCR standards as described in 
Section I-2-E, Open Space & Recreation Concept. 
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B. Access to Recreation Areas & Trails 
 
The Exhibit IX-1-A: Trails, Parks & Recreation shows planned connection points to all adjacent Town trails 
including the La Cholla multi-use path and Trail #33, The Poppy Trail.  The Poppy Trail is located in a wash 
corridor planned for permanent open space and recreational trail use within Capella.  The portions of the 
Poppy Trail within Capella will be maintained or improved as appropriate, although in areas where the trail 
doesn’t follow a roadway as a paved surface it is envisioned as a natural “broom trail” in order to minimize 
wash disturbance.  Example photos are provided below.  Legal public access will be established via final 
plats for the Poppy Trail. 
 

 
 
Continuous pedestrian connectivity will be provided from Lambert Lane north to Naranja Drive.  This will 
be accomplished via a sidewalk along Cross Road, and the Poppy Trail extending north from Cross Road to 
Naranja Drive.  The system of trail alignments and sidewalks within Capella provides good connectivity 
between all development parcels, the planned recreation areas, and the Town’s trail system beyond 
Capella. 
 

C. Ownership of Recreation Areas & Trails 
 
A range of methods will be used to permanently protect and maintain open space in Capella: 
 

• Open space including recreation areas and Environmentally Sensitive Open Space (ESOS) within 
Capella will be largely owned and maintained by a Homeowners’ Association or sub-association. 

 
• Some portions of the interconnected open space system may be dedicated to the Town of Oro 

Valley.  These areas may include floodways and certain floodplains and other areas where flood 
control is a community concern. 
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1. Existing Conditions 
 
Capella is located within the Amphitheater Public School District.  Existing schools in the District that may 
serve Capella include: 
 

• Wilson K-8 school is one-half mile to the north of Capella on Glover Road.  The school 
accommodates kindergarten through eighth grades. 

• Ironwood Ridge High School is located to the west of Capella on Naranja Drive. 
 

Other schools in the area that may serve Capella include: 
 

• Casas Christian School offers kindergarten through sixth grades, and is located adjacent to 
Capella. 

• The Lemon Academy of Excellence offers preschool and K-6 at their Oro Valley location.  The 
school is located 1 ½ miles northeast of Capella on La Canada Drive. 

• Basis Charter School, which provides kindergarten through high school, is located approximately 
four miles to the east.   

• Pusch Ridge Christian Academy, which provides seventh grade through high school, is located 
approximately 3.5 miles to the southeast.   

Refer to Exhibit X-1-A: Existing & Proposed Schools. 
 

2. PAD Response 
 

A. Indicate number of elementary, junior and senior high school students generated by this PAD 
amendment. 
 
Based on student generation rates provided by the Amphi School District, an analysis of total students 
generated by Capella at buildout was performed.  The analysis assumed a maximum density by including 
70 additional dwellings conditionally permitted in two commercial areas if all other residential areas of the 
PAD develop first. 
 
Students  
Elementary 118 
Middle  125 
High School  69 
 

B. Indicate remaining capacity within the area schools serving the site. 
 

As reported by the Amphi School District in the fall of 2014, the following capacities were available: 
 
Capacity 
Elementary 116 
Middle  189 
High School  402 
 

C. Provide a letter from the affected school district(s) indicating that a proposed site can accommodate the 
educational space requirements for the projected number of residents. 



 
 

  Part XI –Water 

  Capella Planned Area Development 
WLB No. 110028-A-003 155 

 
Amphitheater School District can accommodate the needs of students generated from the Capella 
community.  The property owner has entered into a contract with the District to provide direct donations 
for every dwelling unit constructed in Capella.  Please refer to Exhibit X-2-A: Amphitheater School District 
Letter. 
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Exhibit X-2-A: Amphitheater School District Letter 
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1. Existing Conditions 
 
Capella is within the Oro Valley Water Utility service area.  Oro Valley Water Utility has indicated that they 
will serve this development.  A 12” PVC water line exists within the Naranja Drive R.O.W.  Contact 
information: Mark Moore – Oro Valley Water Utility, 11000 N. La Canada Drive, Oro Valley AZ 85737. 
 
Tucson Water is the service provider for Ironwood Ridge High School. 

 
2. PAD Response 
 

The Oro Valley Water Utility has indicated it has water capacity and will be able to serve the needs of 
Capella.  Any line extensions needed to serve the Capella PAD will be provided by the developer as Capella 
is built-out. 
 
See Exhibit XI-1-A: Water Capacity Letter. 
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Exhibit XI-1-A: Water Capacity Letter 
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Exhibit XI-1-A: Water Capacity Letter (cont’d) 
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1. Existing Conditions 
 
A trunk sewer line was extended through the approximate center of Capella many years ago in order to 
provide sewer service to Wilson K-8 School, Ironwood Ridge High School, and Casas Church.  That sewer 
line has capacity to serve Capella. 
 
Refer to Exhibit XII-1-A: Sewer Capacity Letter. 
 

2. PAD Response 
 

Pima County Regional Wastewater Reclamation Department has issued a Type I Sewerage Capacity 
Investigation letter (see Exhibit XII-1-A: Sewer Capacity Letter), verifying that capacity is available to 
publically serve the Capella PAD.  The project will connect to the public sewer system at several locations 
along the existing 12” trunk sewer main that runs through the central portions of Capella, as well as to the 
two 8” mains near the southern edge of the PAD. 
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Exhibit XII-1-A: Sewer Capacity Letter 
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1. Interpretation 
 
When the provisions of this Planned Area Development (PAD) are interpreted or applied, they shall be held 
to be the minimum requirements for the promotion of the public safety, health, comfort, convenience, and 
general welfare. Whenever there is any question regarding the interpretation of the provisions of this PAD 
or the application of those provisions to any individual case or situation, the Planning and Zoning 
Administrator shall be responsible for the interpretation of the PAD when there is a question of clarity of 
any provision, standard, or permitted use within the PAD.  Interpretations may be appealed to the Board 
of Adjustment in accordance with the procedures of the Oro Valley Zoning Code. 
 

2. Conflict 
 
The provisions of this PAD are not intended to interfere with or abrogate or annul any ordinance, rule, 
regulation or permit previously adopted or issued, and not in conflict with any provision of this PAD, or 
which shall be adopted or issued pursuant to law relating to the use of building or ordinance not in conflict 
with this PAD; nor it is intended by this PAD to interfere with or abrogate or annul any easement, covenant 
or other agreement between parties. 
 

3. Land Uses Not Listed 
 
All uses not specifically listed in this PAD are prohibited. However, the Planning and Zoning Administrator 
may determine that a use not listed is comparable, substantially similar in of terms neighborhood impact, 
or analogous to a listed use and, once so determined, it shall be treated in the same manner as the listed 
use. Such determination may be appealed to the Board of Adjustment in accordance with the Oro Valley 
Zoning Code Revised.    
 

4. Development Regulations and Standards Not Listed 
 
Any development regulation or standard not specifically covered in this PAD shall be subject to the Oro 
Valley Zoning Code Revised (OVZCR). In cases where development regulations and standards set forth in 
this PAD are inconsistent with OVZCR, the PAD shall prevail. The provisions of this PAD shall also prevail 
where there is an inconsistency between this PAD and other City ordinances, rules and regulations.  Any 
development regulation and standard not addressed in this PAD shall be subject to the Town’s adopted 
regulations in place at the time of the individual application. 
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5. Amendments 
 
Amendments to the PAD will fall into one of the following three categories, and shall follow the procedures 
described below.  Regardless of which procedure a development proposal must follow, the Planning & 
Zoning Administrator shall have the ability to review and administratively approve alternative parking 
calculations. 
 

A. Substantial Conformance 
 
If a development proposal substantially conforms to the Tentative Development Plan concepts in the PAD, 
the proposal may proceed directly to Final Site Plan for administrative approval because it will have an 
equivalent or lesser impact on surrounding residents than those depicted on the Tentative Development 
Plan concepts.  Substantial conformance means that a development proposal does not vary material terms 
or conditions of the PAD rezoning, including material changes to the permitted uses, or development 
standards or zoning conditions relating to building heights, perimeter setbacks, open space requirements, 
floor area ratios, or densities depicted on the Tentative Development Plan concepts. 
 

B. General Conformance 
 

If a development proposal generally conforms to the Tentative Development Plan concepts in the PAD, 
however, it includes a 25% or greater increase to any of the requirements listed below, the proposal shall 
follow the Town’s standard site plan review process, requiring Planning and Zoning Commission and Town 
Council consideration. 
 
i. Increase in building gross floor area by more than 25%. 
ii. Major alterations to circulation patterns as determined by the Town Engineer and Planning and 

Zoning Administrator. 
iii. Modification of 25% or more of parking spaces or parking lot area. 

 
C. Non-Conformance 

 
If a development proposal substantially deviates from the Tentative Development Plan concepts in the PAD, 
the proposal shall require an amendment to the PAD.  Significant deviation shall mean that proposed land 
uses, access points, circulation patterns, or general development intensity significantly deviate from the 
Tentative Development Plan concepts in the PAD.
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1. General Plan Policy Compliance Analysis 
 

This PAD meets the Special Area Policies listed in Exhibit 1-2-B.  The following analysis is provided as required 
to show substantial conformance to many of the General Plan’s regular policies. 
 
 Criteria Comments Met? 
    
1. Land Use Element   

a. Varied types and intensities of development have 
been incorporated. 

The PAD includes a variety of land use types and 
intensities, both residential and non-
residential. 

Y 

b. Site analysis information completely supports the 
land use proposals contained in the PAD. 

The development opportunities and constraints 
of the property have been thoroughly detailed 
in the Site Analysis. 

Y 

c. A mix of housing types, such as single-family 
attached and detached, single-family cluster 
homes, patio homes, townhouses and 
apartments, is incorporated in the PAD. 

The PAD proposes low, medium, and high 
density housing. 

Y 

d. The PAD promotes clustered (average density) 
developments to protect environmentally 
sensitive areas. 

Onsite ESL CRA’s have been preserved except 
for necessary roadway and utility crossings.  
This has been accomplished by clustering 
development away from those sensitive areas. 

Y 

e. Higher density or intensity developments abutting 
lower density or intensity areas include buffering 
and shall substantially mitigate any negative 
impacts. 

The PAD proposes a gradual transition from 
high to medium to low intensity land uses, with 
the higher intensities located adjacent to La 
Cholla Blvd., and the less intense land uses 
located near the PAD’s western boundary. 

Y 

f. Residential neighborhoods are afforded multi-
modal access to, and are in close proximity to, 
activity centers to minimize travel times. 

Each parcel in the PAD has multi-modal 
connections to the proposed commercial areas 
as well as to the regional roadway and trail 
systems beyond the PAD’s boundary. 

Y 

g. Activity centers provide a wide range of 
appropriate services. 

The PAD proposes three commercial centers, 
each of which has design guidelines and use 
restrictions that were borne out of the General 
Plan amendment process, and which provide 
appropriate development intensities and 
services for each parcel’s specific location. 

Y 

h. The PAD protects natural features through 
transfer of development densities and similar 
strategies. 

The PAD provides the ESLO-required 
percentages of ESOS, while allowing the 
flexibility to designate more or less ESOS on any 
given parcel.  This has the effect of transferring 
developable area from parcel to parcel 
depending on the specific environmental 
constraints found. 

Y 

i. Office, technical and corporate employment 
facilities are scaled to the surrounding area. 

The three commercial parcels allow office and 
employment uses.  Research & development 
and business incubators are specifically 
encouraged on Parcel B, but have development 
guidelines established to ensure any such 
development is appropriately scaled. 

Y 

j. Campus-type employment is incorporated. Parcel B allows R&D, business incubators, and 
other campus-type employment uses. 

Y 
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 Criteria Comments Met? 
    

k. Multi-family residential development, at 
moderate to higher unit densities, has access to 
arterial or collector roadways. 

The PAD’s two higher density residential parcels 
are located along La Cholla Blvd. 

Y 

l. Multi-family (apartment or condominium) 
developments have planned-in recreational 
facilities and other amenities. 

Apartments are specifically prohibited within 
Capella due to a General Plan Special Area 
Policy.  However, the two parcels within the 
PAD that could potentially feature 
condominium development are intentionally 
located next to the PAD’s three community 
recreation areas. 

Y 

m. Recreational facilities and appropriate links to 
open space amenities are provided. 

All three of the PAD’s community recreation 
areas are located along wash corridors and 
collector roadways, and thus have excellent 
access both to the trail system and the system 
of streetside multi-use paths and sidewalks. 

Y 

    
2. Transportation Element   

a. The Oracle Road Corridor is de-emphasized for 
high intensity development. 

Not applicable. N/A 

b. Bike lanes are included in all planned arterial 
improvements and on collectors deemed 
appropriate in the development review process. 

Final design of pedestrian facilities along 
collector roads within the PAD may include 
multi-use paths, but not on-street bicycle lanes. 

N 

c. Homeowners associations are required to 
maintain pedestrian-bicycle paths, within 
approved master-planned communities. 

The HOA(s) within Capella will be responsible 
for maintenance of all trails that are within 
common areas or along private streets. 

Y 

d. Bicycle parking facilities are provided. Bicycle parking facilities will be provided within 
nonresidential developments. 

Y 

e. Safe pedestrian/bicycle access to schools and 
parks is provided within the boundaries of the 
PAD. 

Schematic sidewalk, multi-use path, and natural 
hiking trails have been delineated and 
described in Part IX – Recreation / Trails. 

Y 

f. Curvilinear residential streets patterns are 
incorporated. 

Schematic sidewalk, multi-use path, and natural 
hiking trails have been delineated and 
described in Part IX – Recreation / Trails. 

Y 

g. Sidewalks or related pedestrian facilities are 
incorporated within neighborhoods. 

Neighborhood streets will meet the OV 
Subdivision Street Standards, which include 
pedestrian facilities. 

Y 

h. All new roadway and future pedestrian-bicycle 
improvements meet public design standards. 

 Y 

i. Park-and-ride lots are incorporated with planned 
facilities. 

Park-and-Ride lots may be developed within 
Capella, but none are specifically planned at 
this time. 

N 

j. Projects larger than 100 acres in size provide direct 
access to an arterial. 

Capella gains access directly from three arterial 
roads. 

Y 

    
3. Economic Development Element   

a. A favorable fiscal impact analysis. A fiscal impact analysis has not been prepared, 
although such an analysis would surely confirm 
the economic benefits of this proposed PAD. 

N 
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 Criteria Comments Met? 
    
4. Public Services and Facilities Element 

a. School site planning has been addressed in large-
scale planned communities. 

Amphi School District has confirmed that no 
school sites are needed within Capella. 

Y 

b. One elementary school site of at least ten (10) 
acres has been reserved within developments for 
every 500 elementary school level students 
forecasted to live within the development. 

Amphi School District estimates that this PAD 
will generate approximately 118 elementary 
school level students. 

N/A 

c. Park/school combination site dedications are 
incorporated. 

Not applicable. N/A 

    
5. Community Design Element   

a. Building height and bulk are moderate to low 
intensity, in harmony with individual site 
attributes. 

During the General Plan amendment process a 
number of building height restrictions were 
placed on the property, ensuring compatibility 
with surrounding residential areas. 

Y 

b. Parking lots with greater than 20 car capacity are 
screened from adjacent uses and public 
thoroughfares. 

Meeting this criteria would compromise the 
viability of retail uses to be developed within 
the PAD.  This criteria should be removed from 
the list because it is bad for Oro Valley’s 
struggling retail market. 

N 

    
6. Open Space / Recreation Element   

a. Pedestrian, equestrian and bicycle trails are 
designated including picnic/rest areas. 

Schematic sidewalk, multi-use path, and natural 
hiking trails have been delineated and 
described in Part IX – Recreation / Trails. 

Y 

b. Handicapped accessible facilities are provided to 
users. 

Handicapped accessible facilities will be 
provided in accordance with government 
regulations. 

Y 

c. Recreation and open space facilities are linked to 
the community open space network where 
appropriate. 

The community recreation areas within the PAD 
are all adjacent to the wash / trail network. 

Y 

d. Gateway treatments are incorporated at 
appropriate locations along the open space 
network. 

To be determined during the design phase. Y 

e. Neighborhood scale recreation (at a suggested 
standard of three (3) acres per 1000 population) 
and appropriate linkages to existing and planned 
trail systems are provided. 

The PAD far exceeds this ratio. Y 

    
7. Natural Resources Conservation Element   

a. The floodplains of washes with a discharge greater 
than 1000 cubic feet per second (cfs) during the 
100 year flood event and associated riparian 
habitats are preserved as natural open space 
except as stipulated in number 7.b. 

Critical Resource Areas designated by the ESLO 
are preserved except for necessary roadway 
and utility crossings.  However, the 100-year 
floodplain exceeds the CRA boundary in some 
places, and may be encroached upon. 

N 

b. Washes with a discharge greater than 100 cfs 
during the 100 year flood event and associated 
riparian habitats are preserved if vegetation and 
habitat quality are found to be unique by the 
Planning and Zoning Commission and Town 
Council. 

Critical Resource Areas designated by the ESLO 
are preserved except for necessary roadway 
and utility crossings.  However, the 100-year 
floodplain exceeds the CRA boundary in some 
places, and may be encroached upon. 

N 
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 Criteria Comments Met? 
    

c. Hydrologic studies of washes greater than 100 cfs 
discharge during the 100 year flood event are 
provided which include effects on riparian 
habitats. 

The PAD will meet the requirements of the OV 
Drainage Criteria Manual and Floodplain 
Ordinance, but no additional studies are 
proposed. 

N 

d. Only native plant materials and approved 
Southern Arizona Water Resources Association 
plants are utilized. 

 Y 

e. Only floodplain compatible uses are proposed in 
flood prone areas. 

 Y 

f. When erosion protection is required, 
environmentally sensitive alternatives including 
geotextiles or gunite containing integral desert 
colors are utilized as opposed to concrete lining of 
water courses. 

Erosion protection within the PAD will feature 
integral desert colors. 

Y 

g. Indigenous (native desert) vegetation and riparian 
habitats are maintained and enhanced where 
possible. 

CRA’s will be preserved in their entirety except 
for necessary roadway and utility crossings. 

Y 

h. Select native plant material, which is to be 
transplanted within the development or to 
approved sites outside the project limits. 

Developments within the PAD will follow the OV 
Native Plant Preservation requirements. 

Y 

i. Mass grading techniques are minimized for project 
development. 

Mass grading reduces urban sprawl, and also 
allows homebuilders to provide a higher level of 
amenities rather than spending money on less 
efficient grading techniques. 

N 

    
8. Safety Element   

a. Bike paths are constructed, where feasible and 
appropriate, to separate pedestrian and bike 
traffic from motorized vehicles in order to provide 
safe access to schools and parks. 

Off-street paths and trails are proposed 
throughout the PAD. 

Y 

b. The PAD adheres to the “Suggested Policies for 
Fire Management in the Wildland Urban 
Interface,” published by the National Forest 
Service, May 1990. 

We were unable to locate a copy of the 
document. 

? 

    
9. Cultural / Historic Element   

a. A cultural resource survey has been performed 
where cultural/archaeological resources are 
determined likely to occur according to the 
Arizona State Museum. 

A survey has been prepared by a licensed 
archaeologist, and the survey’s 
recommendations will be followed. 

Y 

b. The PAD provides for protection of cultural 
resources discovered during construction. 

Yes, per State law. Y 

c. Cultural resources sites are left generally 
undisturbed and not identified to the public. 

No significant cultural resources were 
identified, and archaeological survey was not 
distributed to the public. 

Y 
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1. Summary Table of Zoning Standard Modifications 
 

The following table summarizes the standards and provisions of the Oro Valley Zoning Code that the Capella 
Planned Area Development (PAD) modifies in their application to the Capella community. 

 
 OVZCR  

Section 
Subject OVZCR Standard PAD Modification Rationale 

1. 23.4 
Table 23-2A 

C-N Building 
Height 
 
Parcel A 

Maximum Building Height 
25’ or 2 stories. 

Maximum Building 
Height 24’, 2 stories. 

Lower height in accordance 
with GP Amendment and 
policy. 

2. 23.8.B.2.a C-N Building 
Height 
 
Parcel A 

Buildings limited to 18’ 
within 85’ of residential 
district. 

Adjacent Common 
Areas can count toward 
that 85’. 

Allows more efficient use of 
site’s natural features as 
setback areas. 

3. 23.8.B.1.d C-N Residential 
Use 
 
Parcel A 

Maximum 50% of site can 
be used for residential. 

All of site can be used 
for residential, subject 
to GP Policy.  
Residential only 
permitted as back up 
land use. 

Consistency with GP policy 
which supports 100% 
residential if the remainder 
of the PAD builds out 
residential. 

4. 23.8.B.1.a  C-N 
Commercial 
Floor Area 
 
Parcel A 

Floor area limits of 5,000 
sq. ft. for each business 
with an increase to 9,000 
square feet for the 
specific uses listed in 
23.8.1.B.1.a; CUP required 
for anything larger. 

Floor area limited to 
20,000 per business; 
CUP required for 
anything larger. 

Increases ability to attract 
businesses to Oro Valley by 
providing increased 
flexibility for commercial 
property users, broadens 
the range of potential 
commercial or service users. 

5. 23.3 
Table 23-1 

C-1 Single-
Family Use 
 
Parcel B 

Single family residential 
not permitted  

Single family permitted 
in accordance with GP 
policy as back up use 

Consistency of the PAD with 
GP policy allowing 
residential at project build 
out. 

6. 23.4  Table 
23-2A 

C-1 Building 
Height 
 
Parcel B 

Maximum building height 
is 25’ and 2 stories. 

Max Ht Anchors- 30’ 
Max Ht all others- 25’ 

Provide flexibility; 
encourage/reduce barriers 
for employment and retail 
uses; GP amendment 
requires enhanced buffering 
be provided along Naranja. 

7. 23.7.E.2.a R-6 Open 
Space 
 
Parcels D & E 

250 sq. ft. of outdoor 
living space required for 
each dwelling. 

Allows RMA ESOS credit 
for outdoor living space 
in HDR areas if adjacent 
to other qualifying 
ESOS. 

These areas can count 
toward RMA ESOS which is 
the least sensitive. 
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8. 23.7.E.2.c R-6 Private 
Open Space 
 
Parcels D & E 

Provide private outdoor 
living area equal to 20% of 
dwelling unit floor area. 

Standard does not 
apply; 250 square feet 
of useable outdoor 
open space is already 
required for each 
dwelling. 

This standard is designed to 
ensure private outdoor 
space for apartment type 
dwellings.  No apartments 
are permitted in Capella.  
Amounts of open space in 
Capella will generally exceed 
Town minimum standards. 

9. 23.7.E.6.a R-6 
Recreational 
Facilities 

Requires indoor 
recreation facility. 

No indoor recreation 
facility required as 
apartments are not 
permitted.  Rec facilities 
provided in accordance 
w Town standards for 
single family homes. 

This standard is designed to 
ensure varied recreation 
facilities for apartment type 
dwellings.  No apartments 
are permitted in Capella. 
The community will have a 
wide range of recreational 
facilities as specified in the 
PAD and the OVZCR. 

10. 23.7.E.3.a R-6 Setbacks 
 
Parcels D & E 

Limits R-6 buildings to 18’ 
height within 100’ of R-1 
Districts. 

Limits buildings to 18’ 
within 50’ of R-1 
Districts. 

No apartment buildings are 
permitted which is the 
target of the 100’ required 
by code. Only single family 
detached and attached 
homes. 

11. 23.7.E.2 R-6 Open 
Space 
 
Parcels D & E 

35% of net lot (R-6 site) 
area required as open 
space. 

Open space will be 
provided in accordance 
with the ESOS Plan in 
the PAD for Parcels D 
and E and the adjoining 
areas.  Further, open 
space for each Parcel is 
summarized in the PAD. 

The ESOS Plan, nearby 
recreation areas and open 
space on Parcels D and E will 
provide adequate open 
space in these somewhat 
denser areas of the PAD.  
No apartment development 
is permitted in the PAD. 

12. 23.4 Table 
23-2A 

R1-7 Minimum 
Lot Size 
 
Parcel H 

Minimum lot size is 7,000 
sq. ft. 

Minimum lot size is 
6,600 sq. ft.; lots 
adjacent to Lambert 
Lane must be 10,000 
sq. ft. 

Provides flexibility in 
product builders can offer, 
improves affordability.  
Consistent with GPA 
Conditions of Approval. 

13. 23.4 Table 
23-2A 

R1-7 Minimum 
Lot Width 
 
Parcels A, B, D, 
E, H, K, L & M 

Minimum lot width is 70’. Minimum lot width is 
55’. 

Provides lot design flexibility 
for deeper lots, larger yards; 
promotes efficient use of 
infrastructure-less roadway, 
water & sewer lines, fewer 
miles travelled.  Consistent 
with town-adopted cluster 
development principles. 
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14. 23.4 Table 
23-2A 

R1-7 Setbacks 
 
Parcels A, B, D, 
E, H, K , L & M 

Minimum front setback is 
20’. 
 
Minimum side setback is 
7.5. 

Minimum front setback 
is 15’; minimum 20’ 
driveway required  
Minimum side setback 
is 5’ unless adjacent to 
Lambert Lane where 
15’ between homes is 
required. 

Increase residential design 
flexibility and improves 
opportunities for 
articulation in structure.  
Also provides larger lots and 
setbacks in perimeter area 
along Lambert Lane. 

15. 23.8.C.1 C-1 Site Design 
 
Parcel J  

Single user limited to 
60,000 square feet, larger 
users allowed with CUP. 

Single user limited to 
125,000 square feet as 
shown on the TDPs. 

Remove barrier to anchor 
users; located on regional 
transportation corridor. 

16. 23.4 
Table 23-2A 

C-1 Building 
Height 
 
Parcel J 

Maximum building height 
is 25’ and 2 stories. 

Max. building height for 
Anchors = 30’. 
Max. building height for 
all others = 25’. 

Provide flexibility; 
encourage/reduce barriers 
for employment use; 
enhanced buffering 
required along Naranja. 

17. 27.10.D.3.f.
3.b 

ESOS 
Standards 

Setback is 15’; 20’ for 
wall, retaining walls, 
structures from ESOS 
areas. 

Setback is 5’ but with 
boulders or other 
protective barrier as 
approved by the 
Planning & Zoning 
Administrator to 
protect ESOS during 
construction. 

Provides flexibility and 
efficiency of land use for 
areas adjacent to ESOS 
areas. 

18. 27.10 ESOS 
Standards 

Minimum ESOS 
requirements applied to 
each conceptual site plan 
for each development 
Parcel. 

Allow transfer of ESOS 
between development 
Parcels; maintains 
project wide required 
ESOS with tabulations. 

Provides for greater 
consolidation of open space 
as encouraged by ESL 
standards and the adopted 
General Plan.  Allows for 
improved utilization of 
commercial parcels. 
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1. 5/16/2018 PAD Approval Ordinance 
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