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June 25, 2015 

 

PUBLIC NOTICE: 

Re: 2015 Pinal County Major Comprehensive Plan 60 Day Review 
 
 
Enclosed are the proposed 2015 Major Amendments to the Pinal County 
Comprehensive Plan.  State Law prescribes a 60 day review period for all Major 
Amendments to County Comprehensive Plans. 
 
This year, the 60 day period will run between June 26, 2015 and August 25, 2015. 
Information regarding this year cases can also be found at 
http://pinalcountyaz.gov/CommunityDevelopment/Planning/Pages/CompPlan.aspx. To 
participate in the process, please have your comments to us by 4:30 pm, August 25, 
2015.  Thank you in advance for your attention, and we hope to hear from you with any 
questions or comments you may have. 
 
2015 Major Comprehensive Plan Cases: 
 

 PZ-PA-001-15 (Healthy Happy Residents) 
 PZ-PA-002-15 (Green Energy) 
 PZ-PA-003-15 (Medical Marijuana) 
 PZ-PA-004-15 (Circle G at the San Tans) 

 
Comments may be submitted to: 

 
Dedrick Denton 
Pinal County Community Development Department 
31 North Pinal Street, Building F 
Florence, AZ 85132 
 
E-Mail Address:  dedrick.denton@pinalcountyaz.gov 
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PINAL COUNTY 

PLANNING & DEVELOPMENT DEPARTMENT 
31 North Pinal Street, Building F 

Florence, Arizona 85132 
 
 

Submitted on Behalf of: 
SAN TAN 320, LLC 

2152 S Vineyard Lane, Suite 105 
Mesa, Arizona 85210 

 
 

Applicant: 
IPLAN CONSULTING | GREG DAVIS 
3317 S. Higley Road, Suite 114-622 

Gilbert, AZ  85297 
 
 

Prepared:  June 2015 
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A. PURPOSE AND INTENT 

A.1 REQUEST: 
 

Iplan Consulting, on behalf of San Tan 320, LLC, is pleased to submit for your 
consideration a major Comprehensive Plan Amendment application concerning an 
approximate 320.73-acre property generally located 0.5-miles west of the southwest 
corner of North Thompson Road and West Phillips Road.  The property is further 
identified as Pinal County Assessor parcel numbers:  509-02-005A/B/C/D and 509-02-
008A/B/C/D.  The vacant property is currently located within the San Tan Heights PAD, 
is zoned CR-1A; PAD, and maintains a Comprehensive Plan land use classification of 
Very Low Density Residential (0-1 du/ac). 
   
More specifically, this narrative complements a request to amend the 2009 Pinal County 
Comprehensive Plan, as amended on January 20, 2014, for approximately 320-acres by 
changing the Land Use Plan classification from Very Low Density Residential (0-1 
du/ac) to Low Density Residential (0-2 du/ac).  It is anticipated that a corresponding 
request to rezone the property will be submitted during the course of the major 
Comprehensive Plan Amendment process. 

 
A.2 PROJECT GOALS: 
 

The primary goals of this major Comprehensive Plan Amendment are to: 
 
• Preserve the rural character and equestrian lifestyle of neighboring properties. 

 
• Maintain primary wash areas, topography and significant amounts of natural 

vegetation to conserve and minimize disruption to the natural ecosystem of the area. 
 

• Facilitate high quality, context specific development that is unique to the area and 
County as a whole. 

 
The overall intent of the Comprehensive Plan Amendment is to ensure compatibility with 
surrounding properties through transformation of the land use classification that 
facilitates high quality, context specific development, while also fostering goals, 
objectives, policies and guidelines of the Pinal County Comprehensive Plan. 
 

A.3 THEME: 
 

Preliminary design concepts for Circle G at the San Tans centers on the principles of 
conservation, integration and sustainability.  Conservation of the existing, unique 
Sonoran desert vegetation along with preservation of primary wash areas traversing the 
site, from the southwest to the northeast, is paramount to the neighborhood design.  
Specific implementation of the on-lot development standards and unique architectural 
design theme character as part of the forthcoming rezoning request will ensure that the 
special character of the area is maintained, while also preserving views of the 
surrounding desert and mountain tops for the area residents.  Sustainability of the 



June 2015                                                               Circle G at the San Tans | Major Comprehensive Plan Amendment 
 Page 6 of 19 

proposed neighborhood will be achieved through reduced street widths to reduce runoff 
and heat gain, and reduced lighting standards to exceed the Dark Sky lighting provisions.     
 
This overall design concept will provide for a unique and high quality living environment 
that respects the natural features of the site while also providing for compatible 
community form. 

 
B. LAND USE 

B.1 COMPREHENSIVE PLAN - LAND USE PLAN AMENDMENT: 
 

The primary component of this request is a major Comprehensive Plan Amendment to 
the 2009 Pinal County Comprehensive Plan for approximately 320-acres, changing the 
land use classification of the property from Very Low Density Residential (0-1 du/ac) to 
Low Density Residential (0-2 du/ac) to support environmentally responsible development 
and use of the property. 
 
Although the existing Very Low Density Residential land use classification is consistent 
with policies of the Pinal County Comprehensive Plan, use of this specific property for 
traditional development of 1-acre and larger residential lots is not necessarily conducive 
for implementing the Comprehensive Plan’s overall vision to promote environmental 
stewardship and conservation of natural resources.   
 
We propose that the successful execution of the Comprehensive Plan’s vision does, 
however, necessitate a slight increase in residential density to successfully promote 
preservation of the primary natural wash areas, topography, and flora and fauna.  
Preservation of the area’s natural ecosystem is best achieved by the clustering of 
development to minimize disruption to these natural features, as these efforts demand that 
approximately 40-percent of the property to be conserved as open space.  Balancing these 
significant conservation efforts with the desire to create a high quality and sustainable 
development, reclassification of the property to Low Density Residential (0-2 du/ac) is 
essential to ensure the overall Comprehensive Plan vision is attained. 

 
B.2 CONCEPTUAL LAND PLAN: 
 

An integral part of the Comprehensive Plan Amendment requests is the Conceptual Land 
Plan that demonstrates how the request will be implemented and if the requested land use 
classification is appropriate.  The Conceptual Land Plan for Circle G at the San Tans 
illustrates a concerted effort by the development team to integrate the unique and 
sensitive character of the Sonoran desert to help maintain a stable regional environment.  
Integration of the desert environment is to be achieved through preservation of the 
primary natural wash corridors to adequately accommodate drainage needs, sustain 
habitat for native flora and fauna, maintain wildlife corridors, and ultimately enhance 
passive open space systems for the project.  Further integration and protection of the 
desert environment will be provided for through salvage and re-vegetation efforts, 
specifically for the specimen cacti and desert trees.     
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Providing for a unique mix of residential densities to accommodate a range of housing 
and lifestyle options, the current Conceptual Land Plan illustrates a residential 
neighborhood that will offer single family lots ranging from 6,500 square feet (sq. ft.) to 
over an acre in area.  A small enclave of privately owned condominiums is also included 
to meet the needs of the individuals who desire to live in such a beautiful desert 
environment but who do not want the maintenance of a private yard.  All combined, the 
Conceptual Land Plan proposes a gross project density of less than 1.5 dwelling units per 
acre (du/ac) which we believe is a small increase considering the preservation that will 
result.  Lot locations and orientation, combined with the proposed open space areas and 
vehicular circulation patterns are being carefully designed to respect and preserve the 
natural features of the site. 
 
Sustainable and environmentally sensitive landscape design will be implemented by 
designing existing mature cacti and trees to remain in place, or for salvage and re-
vegetation where feasible, and complimenting the existing landscaping with additional 
native, desert appropriate shrubs, cacti, and trees, to create a distinctive aesthetic that is 
unique to the area and sensitive to the surrounding community.  Unique site amenity 
programming may include a variety of active and passive recreational opportunities to 
accommodate residents of different age groups.   
 

C. RELATIONSHIP TO SURROUNDING PROPERTIES 

The subject property is bound by similarly undeveloped properties adjacent to all geographic 
boundaries with the exception of the San Tan Regional Park entrance and associated parking 
areas, operated by Maricopa County, located at the northwest corner of the property.      
 
The Pinal County Comprehensive Plan Land Use classifications, along with the existing zoning 
and uses for the adjacent parcels, are listed below in Table C-101:  Existing Land Use Summary 
– Circle G at the San Tans:  
 
 
 

TABLE C-101:  EXISTING LAND USE SUMMARY – CIRCLE G AT THE SAN TANS: 

DIRECTION 
COMPREHENSIVE PLAN 
LAND USE CATEGORY EXISTING ZONING EXISTING USE 

On-Site 

 
Very Low Density 
Residential (0-1 du/ac) CR-1A; PAD Vacant 

North 

 
Very Low Density 
Residential (0-1 du/ac) GR Vacant (State Land) 

South 

 
Existing/Planned or 
Proposed Regional Park GR San Tan Regional Park 

East 

Existing/Planned or 
Proposed Regional Park 
 
Very Low Density 
Residential (0-1 du/ac) 

GR 
 
 

GR 

San Tan Regional Park 
 
 
Vacant (State Land) 
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TABLE C-101:  EXISTING LAND USE SUMMARY – CIRCLE G AT THE SAN TANS: 

DIRECTION 
COMPREHENSIVE PLAN 
LAND USE CATEGORY EXISTING ZONING EXISTING USE 

 
 
West 

Existing/Planned or 
Proposed Regional Park GR San Tan Regional Park 

 
 
 
D. LOCATION AND ACCESSIBILITY 

The site is situated within the northwestern portion of Pinal County and is served by an existing 
vehicular circulation system.  Hunt Highway, a ‘Regionally Significant Route’, is located 
approximately 2.5-miles north and 3-miles east of the property.  The property is directly accessed 
off the contiguous collector level street – Phillips Road, which roadway provides a direct 
connection to the existing arterial level street – Thompson Road.    
 
Although the property remains in the preliminary planning phases, design of the anticipated 
development will provide for at least one primary point of vehicular ingress/egress at the north 
boundary of the project area off Phillips Road.  This access point is anticipated to be designed as 
a separated parkway at the entrance to provide for the required two points of vehicular access.  
We anticipate the forthcoming Traffic Analysis Report will demonstrate that the existing 
vehicular circulation system will serve adequate to address anticipated vehicular flows, as well as 
required public service and safety access for the project. 
 
E. CONFORMANCE WITH COMPREHENSIVE PLAN VISION 

COMPONENTS 

As set forth in the Pinal County Comprehensive Plan, the primary purpose of the requested Low 
Density Residential (0-2 du/ac) land use classification to is to include areas that allow up to two 
dwelling units per acre. The intent is to provide a low intensity lifestyle with options for 
compatible suburban development. Suitability is determined by topography, location, existing 
land use patterns and natural and man-made constraints. 
 
We believe the requested Comprehensive Plan amendment to reclassify the property complies 
with County's Comprehensive Plan vision while also maintaining compatibility with existing 
development patterns in the area.  The bullet point list below summarizes conformance with the 
overall vision established by the Comprehensive Plan.  This list is not meant to be an exhaustive 
list, rather a summary of several notable features of conformance with the vision, goals, 
objectives, policies, and planning guidelines outlined in Appendix A: Comprehensive Plan 
Compliance Checklist – Part 1 of the Comprehensive Plan:   
 

 
Maintains consistency with the Sense of Community vision component by:  

 
• Protecting the rural land use characteristics of the area by promoting a balance 

between conservation of the natural environment and development, including 
significant preservation of open space.   
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• Facilitating cluster development to include a variety of distinctive housing types, sizes 

and designs to provide housing opportunities for a variety of income levels and lifestyles. 
 

• Seeking modification of County street standards to protect existing topographic features 
such as washes, boulders, and rock out-croppings, and established native vegetation that 
should not be moved or salvaged. 

 
Maintains consistency with the Mobility and Connectivity vision component by:  

 
• Installing desert appropriate landscaping and shade producing trees along the multi-

use trails for enhancement of human comfort. 
 

• Encouraging access by alternate modes of transportation through thoughtful 
internalization of multi-use trails within the site. 

 
• Maintaining and enhancing existing multi-use trails adjacent to the property, which 

connect the area residents to the San Tan Regional Park.  
 

• Expanding telecommunications infrastructure to effectively enhance communication 
options for the community.  

 
Maintains consistency with the Economic Sustainability vision component by:  

 
• Fostering efficient development in a location where adequate infrastructure is easily 

accessible. 
 

• Providing the framework to promote a unique blend of housing for a range of  
lifestyles thus further promoting and strengthening retail and service businesses in the 
area. 

 
• Providing for a unique mix of residential densities to accommodate a range of 

housing and lifestyle options that should promote population retention. 
 
Maintains consistency with the Open Spaces and Places vision component by:  

 
• Improving the quality, quantity and design of open space in a residential 

development. 
 

• Preserving the natural environs of the property, which is THE KEY FOCUS of this 
project.  We recognize the beauty and importance of this area and are specifically 
designing our project to not only protect that unique quality, but to promote its 
conservation.  As such, we have reserved over 40-percent of the property for open 
space. 

 
• Planning a connected system of open space areas that protect and conserve natural, 

physical and social resources.  
 

• Preserving, protecting, and conserving the existing natural drainage system of the area. 
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Maintains consistency with the Environmental Stewardship vision component by:  

 
• Mitigating flooding hazards through minimization of impervious surfaces and 

maintenance of primary natural wash areas. 
 

• Preventing spread of invasive species through careful selection of indigenous 
landscape materials. 

 
• Protecting dark skies through incorporation of lighting timers for specified 

recreational amenities. 
 

• Preserving views of the surrounding desert and mountain tops for the neighboring 
properties by maintaining adequate perimeter buffers, responsible building heights, 
and through appropriate use of materials and colors that will blend with the natural 
environs. 

 
• Reducing demand for water resources through very limited use of turf and careful 

selection of a low water use, desert appropriate landscape palette for both the 
Community open spaces and private lots (via CCRs).. 

 
• Reducing effects of heat gain through the reduction of paved surfaces to only those 

necessary. 
 
Maintains consistency with the Health, Happy Residents vision component by:  

 
• Promoting a mix of quality housing opportunities to support economic development 

efforts. 
 

• Promoting public health through incorporation of pedestrian and multi-use trails 
within and adjacent to the site. 

 
• Promoting compact residential development patterns. 

 
• Providing quality residential development in a well-designed neighborhood that 

should serve as a benchmark for future environmental sensitive properties. 
 

Maintains consistency with the Quality Education Opportunities vision component by:  
 

• The property is currently part of the San Tan Heights PAD and therefore students 
generated by this project have already been planned for.  Nevertheless, we are 
continuing outreach efforts with the Coolidge Unified School District to ensure their 
needs are appropriately addressed.  

 
 

The following bullet point list summarizes conformance with the Pinal County Comprehensive 
Plan’s Key Concepts illustrated on Land Use, Economic, and Circulation graphics.  This list is 
also not meant to be an exhaustive list, rather a summary of several notable features of 
conformance with Appendix A: Comprehensive Plan Compliance Checklist – Part 2:   
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Maintains consistency with the Land Use Designation shown on the graphics:  

 
• While the project land use is to remain residential, the specific density classification 

is not as indicated on the Land Use and Economic Development graphic.  The 
impetus of this request is to reclassify the property from Very Low Density 
Residential (0-1 du/ac) to Low Density Residential (0-2 du/ac). 

 
 
Maintains consistency with the Mixed Use Activity Center Concept:  

 
• Project land uses are not shown within a Mixed Use Activity Center. 

 
Maintains consistency with the Planning Guidelines described in the Land Use element 
by:  

 
• Promoting use of the property that is compatible with existing adjacent land use 

patterns. 
 

• Increasing the level of quality of existing open space systems for the community. 
 

• Encouraging superior neighborhood design through incorporation of pedestrian 
oriented connections. 
 

Maintains consistency with the Economic Development element by:  
 

• Providing the framework to promote a unique blend of housing and lifestyles for a 
range of income levels thus further promoting a more diverse labor pool while also 
strengthening demand for retail and service businesses in the community. 
 

Maintains consistency with the Viable Agriculture, Equestrian and Rural Lifestyle 
element by:  

 
• Promoting preservation of the primary natural wash areas, topography, and flora and 

fauna of the property.  Preservation of the area’s natural ecosystem requires clustering 
of development to minimize disruption to the property’s natural features, as these 
efforts demand that approximately 40-percent of the property to be conserved as open 
space. 
 

• Although the lots within the project will not accommodate equestrian uses, we 
recognize the importance of horse trails in the community thus are installing an 
equestrian trail along our Phillips Road frontage.  Furthermore, we are reserving a 
two-acre parcel at the very northwest corner of the project for a future undefined 
equestrian use that could very likely tie into the San Tan Regional Park as it is 
adjacent to its entrance. 
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Maintains consistency with the Pinal County Trails and Open Space Master Plan and 
Comprehensive Plan Open Space and Places Chapter by:  

 
• Promoting public health and a higher quality of life for the area by providing 

additional active and passive recreational opportunities, while conserving views to the 
San Tan Mountain Regional Park. 
 

• Including a variety of multi-use, multi-surfaced trails throughout the development. 
 
Maintains consistency with the Natural and Cultural Resource Conservation Chapter by:  

 
• Conserving the primary natural wash features to adequately accommodate drainage 

needs, sustain habitat for native flora and fauna, and ultimately enhance passive open 
space systems. 
 

• Integrating and protecting the desert environment through maintaining in place  and 
in some cases, salvaging existing cacti and trees. 

 
Maintains necessary and existing infrastructure to support the intensity of development in 
order to minimize the impact on the County’s ability to provide public services by:  

 
• Ensuring that adequate public facilities are in place prior to development.  The 

property was initially planned for single family residential use as part of the San Tan 
Heights PAD master plan and has been included in all infrastructure and utility 
planning thus adequate public facilities should already be in place.  This slight density 
change will not have an impact on public services in the area. 
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APPENDIX A:  CIRCLE G AT THE SAN TANS  |  PINAL COUNTY ASSESSOR PARCEL EXHIBIT 
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APPENDIX B:  CIRCLE G AT THE SAN TANS  |  REGIONAL CONTEXT EXHIBIT 
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APPENDIX C:  CIRCLE G AT THE SAN TANS  |  COMPREHENSIVE PLAN LAND USE PLAN EXHIBIT  |  EXISTING LAND USE 
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APPENDIX D:  CIRCLE G AT THE SAN TANS  |  COMPREHENSIVE PLAN LAND USE PLAN EXHIBIT  |  PROPOSED LAND USE 
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APPENDIX E:  CIRCLE G AT THE SAN TANS  |  TOPOGRAPHIC SURVEY EXHIBIT 
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APPENDIX F:  CIRCLE G AT THE SAN TANS  |  CONCEPTUAL LAND USE PLAN EXHIBIT 

  



                 

                                 Revised January 2014 

  

 
APPLICATION FOR A COMPREHENSIVE PLAN AMENDMENT IN AN 

UNINCORPORATED AREA OF PINAL COUNTY, ARIZONA 
(all applications must be typed or written in ink) 

 
1. The legal description of the property:          

              
               

 
2. Parcel Number(s): __________________________________Total Acreage:______________ 

 
3. Current Land Use Designation:           

 
4. Requested Land Use Designation:          
 
5. Date of Concept Review:_______________ Concept Review Number:___________________ 
 
6. Why is this Comprehensive Plan Amendment being requested?  (You must provide a summary 

of the anticipated development on this page, if not provided, the application cannot be 
processed.):              
              
              
              
              
              
              
              
              
               

  
7. Discuss any recent changes in the area that would support your application.    

              
              
              
              
              
              
               

 
8. Explain why the proposed amendment is needed and necessary at this time.      

              
              
              
              
              
              
              
               

 
RECEIPT #:    AMT:   DATE:   CASE: 
______________________________________________________________________________  
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