Iﬂl Law Offices of

L‘o Lazarus & Silvyn, pC.

June 30, 2023

Planning & Development Services
City of Tucson

201 N. Stone Ave.

Tucson, AZ 85701

Re: Escalera Design Review Committee — June 30, 2023, Meeting Certification
Dear PDSD Staff:

On June 30, 2023, our firm conducted the initial meeting (“Meeting”) of the Escalera Design
Review Committee (“DRC”). The meeting was conducted via MS Teams, and a link to the
meeting is provided below. Pursuant to the Escalera Planned Area Development (“PAD”), the
DRC must be formed to review and approve the applicable Design Standards and project design
prior to any development within the PAD area. The members of the DRC are:

e Developer Representative: Eric Cheney, AMH Homes

e Arizona State Land Department Representative: Karen Dada, ASLD

e (Consultant Team Representative: Craig Hunt, Bowman Engineering

e Neighborhood Representative: Al Wiruth, Rita Ranch Neighborhood Association

This letter is to certify that the DRC took the following action at the Meeting:

1. Approved by unanimous vote the Escalera Design Standards, as they apply to the MLDR
Planning Area. The Design Standards are at Enclosure A.

2. Approved by unanimous vote the Site Design for Phase I of the MLDR Planning Area.
The Site Design presented at the Meeting is at Enclosure B.

The Meeting agenda is found at Enclosure C, and the minutes of the meeting are available
upon request. Please do not hesitate to reach out if you have any questions.

Sincerely,

Rory Juneman, Esq.
Enclosures

cc: DRC Members

206 E. Virginia Avenue | Phoenix, AZ 85004-1110 5983 E. Grant Road, Suite 290 | Tucson, AZ 85712-2365
602.340.0900 | Fax 602.340.8955 520.207.4464 | Fax 520.300.9662



Enclosure A

Escalera PAD Design Standards June 30, 2023

Introduction

The Escalera Planned Area Development (“PAD”), approved by the City of Tucson (“City”) City Council
on September 20, 2019, encompasses approximately 344.5 acres at the southwest corner of Valencia
Road and Houghton Road (“Escalera” or “Neighborhood”). The PAD is subject to the goals and
policies of the Houghton Area Master Plan (“HAMP”), a City Area Plan that provides guidance for land
use planning and development within its boundaries. The PAD permits a variety of uses, densities
and intensities, and supports a flexible method of land use planning responsive to dynamic economic
conditions. Part V: Implementation and Administration of the PAD document requires prospective
developers to establish Design Standards prior to development. These Design Standards shall be
reviewed by a Design Review Committee (“DRC”) established for the Escalera development, and by
the City’s Planning and Development Services Department (“PDSD”) to ensure compliance with PAD
regulations and HAMP policies. Thereafter, each phase of development within Escalera will be
reviewed by the DRC prior to development.

These Design Standards will guide all development within the boundaries of the PAD. Design
Standards in Section lll of this document are established to guide only single-family residential and
other related uses within the Medium to Low Density Residential (“MLDR”) planning area as depicted
in Exhibit I11.B: lllustrative Land Use Plan. As of the adoption of these Design Standards, only single-
family residential are planned for the MLDR planning area, and no uses (e.g., commercial, multifamily
residential) have been identified for areas outside of the MLDR planning area. Therefore, additional
design standards will be created in the future as development progresses within Escalera. This
document has reserved space for those future design standards.

As of the adoption of these Design Standards, the initial developer intends to build several portions of
the PAD with single-family residential uses, potentially in four development phases (“Phase 1”7, “Phase
2”7, etc.) within the PAD’s MLDR planning area (collectively, the “Residential Portion”). Each phase of
this development will eventually be part of a larger Escalera development.

HAMP Compliance

A. Compliance with the HAMP

According to the PAD, the DRC and PDSD must review these Design Standards to ensure
compatibility with the goals and policies of the HAMP. Exhibit 5 of the HAMP identifies the
following conceptual land use planning areas within the PAD:

e Neighborhood/Low Density Residential

e Village Center Periphery/Medium to High Density Residential

e Open Space/Riparian Habitat

o Village Center

The PAD requires development within each of these HAMP planning areas to comply with a list of
“fundamental themes” specifically tailored to that area.

B. Neighborhood/Low Density HAMP Compliance



The Residential Portion of development within Escalera will be within the Neighborhood/Low
Density Residential (“Neighborhood”) planning designation. According to Section IV.B: Land Use
of the HAMP, areas designated as Neighborhoods are social/physical units based on an optimal
walking radius of a quarter of a mile to half a mile. Neighborhoods should include a
neighborhood center, which acts as a social and recreational focal point accessible from all
surrounding residential developments.

1. The Residential Portion will conform to the following fundamental themes of Neighborhoods
(HAMP, Section IV.B.5):

a.

Variety of Housing: Housing within neighborhoods will consist of a range of densities.
The minimum average density for the entire Neighborhood, including the neighborhood
center, should be four residential units per acre. Medium densities (apartments,
duplexes, townhomes, condominiums, patio homes, and attached single family, with a
minimum of 8 residential units per acre) may be found in and around neighborhood
centers, and in areas near village centers. Very low densities (lower than 4 residences
per acre) may be appropriate in areas severely constrained by drainageways and/or
environmental conditions.

The Residential Portion represents the initial development of the Escalera PAD and will
ultimately contribute to the creation of a development pattern which will integrate places
for people to live, work and play. The Escalera Neighborhood at final build-out is expected
to have approximately 972 individual residential lots on 183.82 acres of property for an
average density of approximately 5.2 residences per acre (“RAC”), well-above the 4 RAC
minimum required for the entire Neighborhood by the HAMP.

Mix of Uses: Though neighborhoods are to be primarily residential, they will include a
neighborhood center that incorporates a neighborhood park and a transit stop, and may
include non-residential uses such as a recreation or senior center, a daycare, preschool,
or elementary school, and convenience commercial uses.

The Residential Portion will consist of a variety of parks, including one 5-acre
park/amenity area near the center of the Neighborhood. The park/amenity area may
include, but is not limited to, an open space area, an outdoor seating and BBQ area, sport
courts, a recreational center/building and adjoining surface parking. Smaller parks will be
located within the Residential Portion.

Mobility Options: Circulation within neighborhoods will be provided primarily by local
streets and internal trail systems that lead to the neighborhood center and connect with
larger trail networks. Collector streets provide direct access between adjacent
neighborhood centers and respective village centers; yet, neighborhood circulation
systems should create pedestrian and bicycle friendly environments. Residents should
have multiple routes for shorter trips within and between neighborhoods, and to village
centers. On-street parking is permitted.

The Residential Portion will contain many new local streets and sidewalks and a series of
trails that will provide residents a safe, internal circulation system that prioritizes
pedestrians, bicyclists and other modes of transportation. The internal trail system



planned along the south and western boundaries of Phase 1 will serve as an example for
the other phases. This trail will connect to the existing Harrison Greenway located on the
west side of the PAD, which provides direct access to Mesquite Elementary School, the
Rita Verde and Rancho Antigua Neighborhoods, Rita Road and Valencia Road. The
Residential Portion also limits the number of cul-de-sacs used in its site design to provide
residents multiple routes for shorter trips and avoid the creation of dead-ends and areas
of low connectivity.

Open Space: At the neighborhood scale, natural open space should serve to define the
edges of neighborhoods, rather than bisect them. Each neighborhood will incorporate
pocket parks into its center. Neighborhood trails should facilitate internal pedestrian and
bicycle travel, while providing connections to larger trail networks.

The Residential Portion will incorporate an internal trail system surrounded by a variety of
native trees and shrubs, exemplified in Phase 1. Trails systems and linear parks will be
located along the western edges of the Escalera Neighborhood and connect to existing
trail networks nearby. The entire northeastern edge of the Residential Portion (part of
Phase 4) will be designed in a way which preserves the natural open space around the
Atterbury Wash Tributary as required by the PAD.

Phased Development: Neighborhoods and their respective centers should be designed
as cohesive units. Care should be given to ensure that components, such as schools and
parks, are integrated with the surrounding neighborhood and function effectively
throughout the build-out period.

The PAD’s MLDR planning area will be built-out in up to four separate phases. The
Escalera Neighborhood will be connected internally by Paseo Gran Escalera, the main
collector road linking all four phases of the Residential Portion. The Residential Portion’s
long-term, phased approach to development will ensure increased efficiency of
infrastructure and services for residents over time.

2. The Residential Portion conforms to the HAMP’s Circulation and Mobility policies (HAMP,
Section IV.C):

d.

Major Streets: The major street system for the HAMP should be organized and developed
according to the Conceptual Land Use and Circulation Map (see Exhibit 5) and the Cross-
Section for Major Streets (see Exhibit 6).

Valencia Road north of the Residential Portion is a two-lane paved roadway as of the
adoption of these Design Standards. Houghton Road east of the Residential Portion is a
newly built 6-lane divided roadway. The Residential Portion will dedicate the requisite
amount of property for the future roadway expansion of Valencia Road. The Residential
Portion will eventually connect to Houghton Road via Paseo Gran Escalera, the PAD’s
main collector roadway.

Collector and Local Streets: Together, collector streets and local streets will create an
interconnected circulation system that facilitates local travel throughout villages, and
within and between neighborhoods. Collector streets are to provide direct access from



village centers to neighborhood centers, and between adjacent neighborhood centers.
Local streets are to provide access throughout neighborhoods, including multiple routes
to neighborhood centers and individual residences. Local streets, in conjunction with
trails, will augment collector streets by providing additional routes to village centers and
to adjacent neighborhoods.

The PAD’s main collector, Paseo Gran Escalera, will provide access from nearby village
centers to neighborhoods and between all phases of the Escalera Neighborhood. The
Residential Portion’s local streets and trails will provide connectivity throughout the
Escalera Neighborhood and adjacent areas. Circulation design within the Residential
Portion will limit the number of cul-de-sacs, increasing connectivity within the
neighborhood and allowing for a variety of different routes through the neighborhood.

c. Pedestrian and Bicycle Environment: In general, pedestrian travel will consist of short
trips within and between neighborhoods, to and from neighborhood and village centers,
and along the open space system, according the Parks and Trails Map (see Exhibit 7).
Short distance travel, such as between residences and parks, open space, or
neighborhood centers, should be facilitated via local streets and trails. Travel between
residences and adjacent neighborhoods or village centers should be primarily facilitated
via local streets and trails, but may include travel via collector streets. Long distance
pedestrian travel, such as between neighborhoods and the town center or along the
open space system, should be facilitated by the pedestrian facilities located along major
streets, urban trails, and the open space system.

Bicycle trips may vary greatly in distance depending on their commuter or recreational
nature. Commuter trips typically warrant direct and convenient access between origins
and destinations, and may be accommodated by dedicated bicycle facilities along streets.
Recreational trips may rely more on convenient access to and from recreational facilities
such as trails and parks. Multiple routes between neighborhoods, centers, parks, and
trails will foster a bicycle-friendly environment.

The pedestrian and bicycle environments of the Residential Portion are designed to be
safe, convenient and practical for all community members. These environments will
provide for a wide range of travel distances and contribute to an interconnected mobility
system within the Escalera Neighborhood itself and between the Neighborhood and other
nearby neighborhoods, schools, parks and commercial uses.

The Residential Portion conforms to the HAMP’s Open Space policies (HAMP, Section IV.D.1):

Open Space: Preserving the existing wash system is an excellent opportunity to maintain the
natural drainage functions of the washes and preserve wildlife and habitat corridors within an
integrated system of open space. This will provide residents with an immediate connection
to nature, while respecting the ecological context of southeastern Tucson. Generally, the
wash areas that contain 100-year floodplains are not easily developed, and are often set
aside from development. Therefore, preserving the wash system and integrating it into the
built environment is a relatively inexpensive way to create a sustainable and valuable
amenity, and to establish the basis of a cost-effective means of flood control.



As part of the overall goal, a minimum of 30% of open space needs to be provided for the
entire HAMP area, which includes 100-year floodplain/riparian habitat areas, regional and
sub-regional detention/retention basins, parks, and Fantasy Island.

The Residential Portion does not encompass the Atterbury Wash Tributary area,; however, the
Residential Portion intends to integrate the PAD’s existing wash and drainage system into the
design of the Escalera Neighborhood. The Residential Portion recognizes the Wash’s
importance to the surrounding ecosystem and will be designed to help preserve the Wash
area, its natural drainage functions and its wildlife-supporting corridors. The Residential
Portion will not be designed in a way which would prohibit any future construction of a trail
system connected to the Atterbury Wash Tributary, as depicted in Exhibit 7 of the HAMP. The
Residential Portion will not disturb the Atterbury Wash Tributary’s existing floodplain.

C. [Reserved — HAMP Village Center Periphery/Medium to High Density Residential]

D. [Reserved — HAMP Open Space/Riparian Habitat]

E. [Reserved —HAMP Village Center]

[ll.  Residential Subdivision Design Standards (MLDR Planning Area)

A. Purpose

The purpose of these Design Standards is to foster the establishment of quality residential
development within the Residential Portion by:

1. Encouraging a variety of architectural styles and houses within Escalera.

2. Establishing quality interactions between individual lots and adjacent streetscapes through
thoughtful design.

3. Creating pedestrian-friendly neighborhood streets through walkable sidewalks and enhanced
landscaping.

4. Providing visual relief and shade through landscaping along streets, common entryways,
common areas and on individual lots.

5. Integrating roads, sidewalks, paths, trails and amenity spaces within the neighborhood and
through adjacent neighborhoods for greater connectivity.

6. Incorporating parks, open space and other amenities into the fabric of the neighborhood.

B. Applicability

1. These Design Standards shall apply to any residential subdivision containing one or more lots
within the established boundaries of the Residential Portion.

2. Residential subdivision plans should conform with the provisions of the Design Standards.

C. Neighborhood Design Plan Basic Standards

1.

2.

Basic standards. The Neighborhood’s design plan shall be at a minimum comprised of the
following basic standards as described below to accomplish the purpose of this section.
Site planning standards.



d.

Streetscape standards. All subdivision street plans shall depict street layouts, including
the location of curbs, sidewalks and landscaping and their relationship to building
frontages.

Common area and recreation area standards.

1)

2)

Open spaces and Neighborhood parks shall comply with all relevant development
regulations of Sections IV.A.5 (Open Space) and IV.B.3 (Park Standards) of the PAD.
The Neighborhood trail system should include at least one point of connection if
possible to existing City or County regional parks and trail systems.

Street trees.

1)

5)

A local street plan shall provide sidewalks adjacent to collector roads separated from
the curb by a landscaped curbway not less than 3 feet wide. Canopy trees may be
planted within this landscaped curbway between the sidewalk and the curb.

Along collector roads, at least 1 canopy tree shall be planted every 33 feet or fraction
thereof within a landscape border, excluding vehicular ingress and egress points.
Trees may be planted at varying distances apart.

Along front yard street frontages, at least 1 canopy tree shall be planted in each lot.
Landscape borders are not required along front yard street frontages.

The property owner or homeowners' association shall maintain all common area
landscaping and collector road right-of-way as provided for in a written agreement
with the City.

All trees and plants shall be drought-tolerant and/or native to the Tucson region.

3.Entry and edge standards.
Entry landscaping.

a)

1)

The primary entrance to the Neighborhood should create a sense of arrival,
introduce characteristic materials used within the Residential Portion and provide a
backdrop for signage or monumentation. The primary entrance shall be landscaped
in a visually appealing manner to enhance the character of the neighborhood and
complement the surrounding uses and community. Primary entrance statement
walls may use, but are not limited to, a combination of slump block walls and gabion
basket stone walls.

Secondary entry landscaping treatments shall be used at access locations other than
the main entrance to the subdivision and shall look similar to primary entrances but
may be smaller is scale and number of materials used.

Edge landscaping. Where a subdivision abuts an existing collector or arterial, the
applicant shall provide a landscape plan for the abutting right-of-way in consultation with
City PDSD or a City engineer.

Irrigation. All plants shall be on an underground drip irrigation system unless other
irrigation features such as, but not limited to, passive stormwater harvesting are
implemented in a landscaped area. Depressed landscaped areas used for passive
stormwater harvesting shall not exceed 9 inches in depth.

Perimeter walls.

1)

Walls visible from the public right-of-way and adjacent existing residential
development shall be earthtone in color and match the surrounding desert color
palette.



e)

2) Theme walls fronting major streets and collector road shall be made of a
combination of slump block with decorative slump caps on top. Theme wall heights
shall vary and be either 6 feet O inches or 6 feet 8 inches to ensure privacy and create
a visually appealing variation in height. At primary and secondary entrances to the
Neighborhood, theme walls shall be 6 feet 8 inches in height. Theme walls abutting
Neighborhood trails and their corresponding points of entrance and exit shall be 6
feet 0 inches in height.

3) Secondary theme walls shall be incorporated within the interior of the Neighborhood
along side yards abutting local streets, drainage areas, and mini-parks and shall be
made of 6-inch concrete masonry unit (CMU) blocks. Secondary theme walls shall be
6 feet O inches in height.

Walls or fences separating lots and backyard areas shall be a minimum of 5 feet in height.

D. Residential Design Plan Basic Standards
1. Architectural standards.

a.

Multi-story development: A maximum building height of 36 feet, or 2 stories, is permitted
throughout the Residential Portion. Maximum building height along the southern and
western boundaries of the Residential Portion shall be limited to a single-story unless the
rear boundary of proposed lots abuts common area or drainage infrastructure and is a
minimum of 50 feet from the PAD boundary.

Garage layout. Garages may be flush with, project in front of, or recess from the

outermost plane of the livable space of the dwelling.

Color. Color schemes other than a dwelling's trim color shall primarily consist of natural

desert colors. The residential design plan shall include a color palette that ensures variety

along the streetscape and within the neighborhood. The plan shall describe how the
color palette will be implemented.

Front dwelling facade. The residential design plan shall incorporate a range of details and

massing conditions for each dwelling that, when placed together, will provide an

attractive, unigue street scene. Each front dwelling facade on any residential street shall
include at least three of the following design features, or shall present an alternative that
achieves the intent of these regulations:

1) Varied roof lines, wherein elements of the dwelling display different heights, or
where roof design changes more than two planes or directions.

2) Visually appealing external window treatments, including, but not limited to windows
recessed at least two inches from the building wall, casement windows, bay
windows, decorative or functional shutters, visually appealing window frames or
other similar projections that emphasize the windows from the street.

3) A front facade that displays a variety of building materials, colors and/or textures,
including, but not limited to, stone, brick, stucco, and wood.

4) Garages entered from a side street crossing a side lot line of the lot or a side entry
garage located perpendicular to the front facade of the dwelling. The wall of the
garage facing a street shall include at least one window.

5) Visually interesting garage door with a visually appealing external pattern and/or
texture.



VI.

2.Individual lot landscaping

a.
b.

An individual lot shall contain a minimum of one tree or shrub planted in the front yard.
A minimum of 50% of all residential lots within the Residential Portion shall contain at
least one tree or extra-large shrub. No two adjacent lots shall contain less than one tree
or extra-large shrub planted in the front yard.

Where drainage permits, landscaping shall be required within abutting side yards
between two adjacent dwellings.

All screen walls enclosing individual front, side and/or rear yards shall be uniform
throughout the Residential Portion and shall be designed to incorporate color or
contrasting materials or design elements. No uncolored grey block shall be allowed. View
fencing may be required in certain locations where houses back onto natural features or
other amenities.

Air conditioners, pool equipment, or other mechanical equipment shall be fully screened
from view by a screen wall.

3.Building materials. Appropriate materials may include, but are not limited to, stucco, brick,
adobe, rock, flagstone, wood, metal, and other similar distinct materials. Where metal is
used, including for window shades or awning, it shall be treated so that its light reflective

value does not exceed 50%.
4.Architectural variety.

d.

For subdivisions with 30 lots or more, design plans for the Residential Portion shall
include at least four different base models with three different front elevations per
model; the number of elevations per model may be reduced to two if the residential
design plan provides five or more models.

For subdivisions with fewer than 30 lots, the residential design plan shall include at least
two different base models with two elevations per model.

For subdivisions with 30 lots or more no front elevation may be repeated more than one
house in every three along a single side of a street.

For subdivisions with fewer than 30 lots no two houses shall display the same elevation.
The base color of a house may be repeated no more than one house in every three along
a single side of a street.

Residential Subdivision Design Standards (VC Planning Area)

[Reserved]

Commercial Design Standards

[Reserved]

Other Design Standards

[Reserved]
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Enclosure C

La Escalera Design Review Committee

***MEETING NOTICE AND AGENDA***

Notice is hereby given to the members of the La Escalera Design Review Committee (DRC) of the
following meeting:

Friday, June 30, 2023 at 10:30 AM

Virtual Meeting Via Microsoft Teams

All materials related to the agenda items are being provided with this notice. Meeting materials
will also be presented as part of the virtual meeting.

To join the DRC virtual meeting from your computer, tablet or smartphone:

Click here to join the meeting

Meeting ID: 277 850 107 830
Passcode: FHRmM®6

Download Teams | Join on the web

Or to join by phone (audio only), call this number:

+1 646-838-1582,,61642440# United States, New York City

Phone Conference ID: 616 424 40#

For questions about meeting agenda or materials, please contact Rory Juneman
(RJuneman@LSLawAZ.com) or Jackson Cassidy (JCassidy@LSLawAZ.com).

AGENDA:
1. Roll Call
2. Review of Design Guidelines (Requires Action)
3. Review Site Design (Requires Action)
4. Future Agenda Items
5. Adjournment
Members:
e Karen Dada e Eric Cheney

e Al Wiruth e Craig Hunt


https://teams.microsoft.com/l/meetup-join/19%3ameeting_NjA5ZTJkMjMtMmQ4OC00Y2U3LWJkMzMtMWMwNDhiNDZjM2Fl%40thread.v2/0?context=%7b%22Tid%22%3a%22115c6d05-c61b-47e2-9666-f088bc3d82fe%22%2c%22Oid%22%3a%22294ba7b8-d2a6-4f1d-9fe8-e3820bfcedd2%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+16468381582,,61642440#%20
mailto:RJuneman@LSLawAZ.com
mailto:JCassidy@LSLawAZ.com

	Escalera DRC Cert letter 6-30-23
	Escalera DRC Cert letter 6-30-23 - Enclosure A
	Escalera DRC Cert letter 6-30-23 - Enclosure B
	Escalera DRC Cert letter 6-30-23 - Enclosure C



