CITY OF ELOY

THE CITY OF ELOY
PLANNING & ZONING COMMISSION MEETING
Wednesday, September 21, 2022, 6:00 PM
Eloy City Council Chambers-City Hall
595 North C Street

I1.

I11.

Iv.

VI

VIIL

VIII.

Eloy, Arizona 85131
AGENDA
Call to Order
Roll Call
Invocation
Pledge of Allegiance

Public Appearances

Those wishing to ADDRESS THE PLANNING & ZONING COMMISSION may do so by
signing in on a form provided by the Community Development Director, identifying the
topic(s) or agenda item(s). ACTION taken as a result of public comment regarding non agenda
items will be limited to directing staff to study the matter or rescheduling the matter for further
consideration and decision at a later date. SPEAKERS SHALL BE LIMITED TO THREE
(3) MINUTES.

Motion to approve the August 17, 2022 meeting minutes of the Planning and Zoning
Commission

A. Meeting Minutes

Old Business: Possible discussion and/or action on the following:

A. If necessary, Commission to pose any questions/discuss the two major general plan
amendments submitted for Calendar Year 2022. (No action will be taken by the
Commission at this time).

New Business: Possible discussion and/or action on the following:

A. Conduct a public hearing on Case No.: RZPAD2021-006. A request by Petersen Arizona
Land and Entitlement Fund (PALEF) which is proposing 618 additional and contiguous
acres to their previously approved (December 2019) Planned Area Development (PAD) on
the subject property. The property now totals 1,192 acres and all of the added acreage is
requested to be rezoned the same (I-2, General Industrial with a Planned Area Development
(PAD) Overlay) as the original rezoning request. The subject property is generally located



east of Sunland Gin Road, south of Frontier Street, north of Interstate 10 and west of Toltec
Road. (Project Name: Interstate 10-8 Business Park).

B. Consideration, discussion, and recommendation to the Eloy City Council for approval,
approval with conditions, denial or continuance of Case No.: RZPADA2021-006. (Project
Name: Interstate 10 - 8 Business Park)

C. Conduct a Public Hearing on Case No.: CUP2022-022: Application submitted by Charles
Woolsey on behalf of Eloy Valley Energy Center, LLC in care of JD Rulien to request a
Conditional Use Permit proposing to construct and operate a portion of the Eloy Valley
Solar and Storage Project, a solar generating facility consisting of 320 acres within four
privately owned parcels (Assessor’s Parcel Numbers: 411-41-043, 411-41-044, 411-41-045
and 411-41-046, in a portion of Section 8, Township 9 South, Range 8 East of the Gila and
Salt River Base and Meridian, Pinal County, Arizona) in the City of Eloy. The solar field in
Eloy would be part of the larger Eloy Valley Solar Project, including eight privately owned
parcels within unincorporated Pinal County, consisting of approximately 1,252 acres
adjacent to, and to the south of, the requested CUP. (Project Name: Eloy Valley Solar and
Storage Project)

D. Consideration, discussion, and recommendation to the Eloy City Council for approval,
approval with conditions, denial or continuance of Case No.: CUP2022-022. (Project
Name: Eloy Valley Solar and Storage Project)

IX.  Informational Item:
A. Presentation to brief Commissioners on a possible upcoming General Plan Amendment and

Planned Area Development Amendment to the Esperanza Project located at the northeast
corner of Main Street and Battaglia Road (no action)

X. Communications:

A. Ex-Officio Member Announcements
B. Community Development Director Announcements
XI. Motion to Adjourn

POSTED BY 5 PM ON MONDAY, SEPTEMBER 12, 2022 AT ELOY CITY HALL, ELOY POST
OFFICE, TROY THOMAS COMMUNITY CENTER, TOLTEC COMMUNITY/SENIOR CENTER
AND CITY WEBSITE: www.elovaz.gov

Mary Myers, MMC, CPM
City Clerk

“

INDIVIDUALS WITH SPECIAL ACCESSIBILITY NEEDS MAY CONTACT LORENA LaSALDE-RIOS, ADA
COORDINATOR FOR THE CITY OF ELOY AT 520-466-9201 OR 520-466-7455 (TDD). IF POSSIBLE, SUCH
REQUESTS SHOULD BE MADE 72 HOURS IN ADVANCE. ONE OR MORE MEMBERS OF THE
COMMISSION AND/OR STAFF MAY PARTICIPATE BY TELEPHONIC OR VIDEO MEANS.


http://www.eloyaz.gov/




MEETING MINUTES OF
THE CITY OF ELOY
PLANNING AND ZONING COMMISSION
Regular Meeting
Wednesday, August 17, 2022
6:00 p.m.

CALL TO ORDER
Chairperson Steven Paulson called the meeting to order at 6:01p.m.
ROLL CALL

*One or more members of the Planning and Zoning Commission may attend by telephonic
means.

Members present:

Chairperson Steven Paulson

Vice-Chairperson Conrad Tolson

Commissioner Larry Brown

Commissioner Allen Crawford* (attended via telephone at 6:06 pm)
Commissioner Edward Sauceda

Ex-Officio Sara Curtis

Members Absent:
None.

Staff present:

Jon Vlaming, Community Development Director
Belinda Cota, Planner

Jeff Fairman, Economic Development Manager
Matt Rencher, Public Work Director/City Engineer

Others present:

e Dawn Fortuna, Bowman Principal Planner
e Christina Dong
e Daniel Snyder, Vice-Mayor

INVOCATION
Chairperson Paulson led the Invocation and requested a moment of silence.
PLEDGE OF ALLEGIANCE

Chairperson Paulson led the recitation of the Pledge of Allegiance.
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VI.

VII.

VIII.

PUBLIC APPEARANCES

Vice-Mayor Snyder asked that vote-roll-call be taken when the Commission members vote
on an agenda item.

MOTION TO APPROVE THE MAY 18, 2022 MEETING MINUTES OF THE
PLANNING AND ZONING COMMISSION.

Chairperson Paulson asked for a motion to approve the meeting minutes of the Planning
and Zoning Commission. Commissioner Brown made a motion to approve the May 18,
2022 meeting minutes as presented. Commissioner Sauceda seconded the motion as
presented. The motion was approved with a vote 5-0.

OLD BUSINESS: POSSIBLE DISCUSSION AND/OR ACTION ON THE
FOLLOWING:

None.

NEW BUSINESS: POSSIBLE DISCUSSION AND/OR ACTION ON THE
FOLLOWING:

A. STAFF PRESENTATION AND COMMISSION DISCUSSION OF THE TWO
MAJOR GENERAL PLAN AMENDMENTS SUBMITTED FOR CALENDAR
YEAR 2022. (NO ACTION WILL BE TAKEN BY THE COMMISSION AT
THIS TIME).

Chairperson Paulson opened the item for discussion.

Mr. Vlaming gave a PowerPoint presentation. He commented that there were only two
applications submitted for the 2022 Major General Plan Amendment review and
approval schedule. Both application cases are under the mandatory 60-Day review
process as required by the Arizona Revised Statutes and they have been out since the
29" of July. Staff expects any comments to be submitted by September 27%". If
comments are received, Staff will present them to the Commission. To start off, this
application is for Case No.: GPA2022-025, “Arica & Sunshine” also known as the
Barnes property. It has been under agricultural production for a number of years and it
is approximately one square mile in size. The applicant has proposed a master planned
residential community containing approximately 662.78 acres of undeveloped
agricultural land, generally located at the southwest corner of Arica Road and Sunshine
Boulevard, to change the existing land use designation from Estate Density Residential
to a combination of approximately 611.97 acres of Medium Density Residential, 27.99
acres of Mixed Use, 12 acres of Public/Institutional for an elementary school site, and
10.82 acres of Parks/Open Space.

The second application is for Case No.: GPA2022-029, “Picacho Heights” a Staff
initiated case to review, update and slightly expand the City’s current planning area
boundary (to the east) within the area bounded by the Santa Rosa Canal on the north,
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Pretzer Road on the south, the Central Arizona Project Canal on the east and Vail
Road/Picacho Highway on the west. This request is primarily based on the approved
location of, and intent to leverage the access and visibility afforded by, the proposed
North/South Corridor including its link with the proposed Interstate 11 Corridor, as
well as connecting with SR-87 south of Interstate 10.

The next upcoming meetings regarding the 2022 Major General Plan Amendment
Process are:
e Wednesday, September 21%, Planning and Zoning Commission meeting (no
action);
e Tuesday, September 27", 60-Day Public Review Process Ends;
e Wednesday, October 5", City Sponsored Open House
e Wednesday, October 19", Planning and Zoning Commission Public Hearing
and action;
e Monday, November 14", City Council Public Hearing-No action
e Monday, November 28", City Council Public Hearing and action.

Mr. Vlaming commented that typically they have not had any attendance at the open
house for the Major General Plan Amendment cases.

Commissioner Brown asked if Ex-officio Curtis or Staff would report back with the
City Council decision on these Major General Plan amendments.

Hearing no other comments, Chairperson Paulson closed the agenda item and moved
to the next.

. COMMISSION DISCUSSION AND POTENTIAL APPROVAL, APPROVAL
WITH STIPULATIONS OR DENIAL OF PRELIMINARY PLAT, CASE NO.:
PP2022-009 SUBMITTED BY ELOY 106, LLC, C/O STEVE HOLGATE ON
BEHALF OF SKYLINE ONE AZ HOLDING LLP, ETAL. THE SUBJECT
PROPERTY IS LOCATED SOUTH OF THE SOUTHEAST CORNER OF
ELEVEN MILE CORNER ROAD AND THE SANTA ROSA CANAL WITHIN
A PORTION OF THE NORTHWEST QUARTER OF SECTION 31,
TOWNSHIP 7 SOUTH, RANGE 8 EAST OF THE GILA AND SALTT RIVER
BASE AND MERIDIAN, PINAL COUNTY, ARIZONA. THE PROPOSED
SUBDIVISION CONTAINS A TOTAL OF 365 SINGLE FAMILY
RESIDENTIAL LOTS, LOCATED WITHIN A GROSS AREA OF 106.65
ACRES.

Chairperson Paulson opened the Agenda for discussion and potential approval,
approval with stipulations or denial.

Mr. Vlaming gave a brief introduction of the proposed Preliminary Plat for Vista De
Picacho, Case No.: PP2022-009 and mentioned that everyone on the Commission
received a meeting packet for this evening and asked if anyone had any questions for
staff or the applicant, as there was representation for this item present at this meeting.
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Ms. Dawn Fortuna gave a PowerPoint presentation for the proposed Preliminary Plat
for Vista De Picacho proposing 365 single family detached residential lots within an
R1-6 Single Family Residential Zoning District. This request proposes minimum lot
sizes of 6,000 square feet, 60 foot minimum lot width. Typical lot sizes are 60 feet by
100 feet.

Ex-Officio Curtis asked if the applicant could describe the amenities of the proposed
project. Ms. Fortuna replied there would be tot lots, Ramada’s, and playground
equipment.

Vice-Chairperson Tolson asked if the applicant has considered minimizing the
application of turf within the designated Open Space areas. Mrs. Fortuna responded
there would be decomposed granite (DG).

Ex-Officio Curtis asked if the proposed trail would be open or would there be a block wall. Mrs.
Fortuna responded it would be open as it is part of the Open Trail system along the Santa Rosa
Canal.

Ex-Officio Curtis asked what would be the square footage of a house. It was explained
that 40% of lot coverage was being proposed under the R1-6 Zoning District, for
example: within a 6,000 square foot lot that the maximum buildable area allowed is
2,400 square feet (proposed development standards: Front setback: 20-feet, Rear
setback: 20-feet, Side setback: 5-feet/15-feet aggregate, Corner Lot: 20-feet, Lot
coverage: 40%, Building Height: 30-feet maximum)

Mr. Vlaming indicated that Staff recommends approval with twenty-five (25)
stipulations with the amended stipulation #4 to read as follows:
Eleven Mile Corner Road appears to be an existing roadway easement, not
dedicated right-of-way. If confirmed as an easement, then Property
Owner/Developer shall use its best efforts to work with the adjacent parcel
owner to the south to get the right-of-way dedicated to the City of Eloy prior
to, or at the time of, Final Plat approval by the City Council.

1. The Property Owner/Developer shall submit Civil Construction
Improvement Plans concurrent with the submittal of the Final Plat to the City
of Eloy Community Development Department including but not limited to
off-site Paving, Sewer, Drainage, Street Lighting, and Signing & Striping
Plans and Subdivision Improvement Plans (G&D, Paving, Landscape, Water
& Sewer, Street Lighting) and Final Drainage, Water, & Sewer Reports.

2. Eleven Mile Corner Road is classified as a Major Arterial roadway utilizing
a 130" ROW. The Property Owner/Developer shall dedicate half street right-
of-way (65°) along the parcel frontage including right-of-way for the right
and left turn lanes into the subdivision.

3. Eleven Mile Corner Road shall be built to the Major Arterial roadway
standard. The Property Owner/Developer shall install the full half street
Planning and Zoning Commission
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10.

11.

12.

13.

improvements including the removal and reconstruction of the existing
roadway, any additional pavement necessary for the right and left turn lanes
and tapers between the existing roadway and the new roadway
improvements, a 6” wide sidewalk, pavement (5" asphalt over 12" ABC over
12" of subbase compacted to 95%), and curb inlets to accommodate the storm
water run-off.

Eleven Mile Corner Road appears to be an existing roadway easement, not
dedicated right-of-way. If confirmed as an easement, then Property
Owner/Developer shall use its best efforts to work with the adjacent parcel
owner to the south to get the right-of-way dedicated to the City of Eloy prior
to, or at the time of, Final Plat approval by the City Council.

The proposed 8’ PUE along the east side of Eleven Mile Corner Road shall
be separated from the curb and placed to the east against the drainage channel.
The 36" sewer main from the WWTP to the manhole on Eleven Mile Corner
Road must be designed and installed prior to, or concurrently with, the
approval of the Final Plat by the City Council. A 30’ wide sewer easement
will be dedicated to the City prior to, or concurrent with, the approval of the
Final Plat by the City Council.

A secondary fire and emergency all-weather access roadway (approximately
3,000 lineal feet) shall be installed from Dutchman Drive to Battaglia Rd (26'
wide, 8" ABC over 8" subgrade compacted to 95%). A Fire and Emergency
easement will be dedicated to the City prior to, or concurrent with, the
approval of the Final Plat by the City Council.

Arbor Avenue (east of Garnet Street) and Dutchman Drive shall be built as a
Collector roadway cross-section (60’ right-of-way (30 each side)) and shall
be dedicated to the City of Eloy prior to, or concurrent with, the approval of
the Final Plat by the City Council. The right-of-way on the south side of the
Dutchman Drive centerline shall be dedicated prior to, or concurrent with,
the approval of the Final Plat, by the adjacent parcel owner to the south.
Arbor Avenue (east of Garnet Street) and Dutchman Drive (west of Agate
Way) pavement width shall be 44’ including a 6” raised or at-grade painted
median.

Dutchman Drive (east of Agate Way) shall be constructed to accommodate
two-way traffic or shall be constructed as an all-weather access roadway (26'
wide, 8" ABC over 8" subgrade compacted to 95%) and an in-lieu payment
shall be made to the City of Eloy for the remaining improvements prior to the
issuance of a building permit.

Both Bower Street and Dutchman Drive roadways shall be extended to the
east property line, including the installation of storm drain culverts and curb
openings/inlets for drainage.

Prior to, or concurrent with, the approval of the Final Plat by City Council, a
20" wide water easement shall be dedicated to the City allowing for the looped
potable water tie-in from the southeast property corner to Battaglia Road.
The Property Owner/Developer shall construct roadway improvements on
Jasper Street to accommodate two-way traffic, provide an in-lieu payment for
the improvements, or work with the adjacent parcel owner to the south on an
agreement to exchange this half street construction with the half street on
Dutchman Drive.
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14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24,

25.

Street lighting is required along the east side of Eleven Mile Corner Rd
(foundation mounted, 4' back of curb or 1' behind sidewalk) and within the
subdivision (direct bury, 1' behind sidewalk or in the median).

The existing overhead lines along the perimeter and within the subdivision
(69KV and under) shall be placed underground by the Property
Owner/Developer.

The Geotech Report shall be amended (prior to Final Plat submittal), to
provide recommendations on the Eleven Mile Corner Road pavement
structure and any recommendations for Cement or Lime treated subgrade.
The Sight Visibility Easement shall be 33" x 33, typical for all vehicular
access on Eleven Mile Corner Road. The Sight Visibility Easement shall be
21’ x 21°, typical for all other intersecting roadways.

The potable water line tie-in on Eleven Mile Corner Road shall be moved to
Arbor Avenue and an isolation valve shall be designed and constructed on
the main potable water line.

The Property Owner/Developer shall obtain an encroachment permit through
WAPA for the sewer construction and roadway crossing of their electrical
easement on the east side of Eleven Mile Corner Road.

The Property Owner/Developer is responsible for providing, at their sole cost
and expense, all public infrastructure necessary to serve the project, including
potable water and wastewater services.

The Property Owner/Developer shall notify the City of Eloy’s Public Works
Department of the location of any registered and unregistered wells on the
property and the Property Owner/Developer and the City’s Public Works
Department shall meet and confer to determine if the wells are beneficial or
whether they shall be abandoned. Wells shall be abandoned by the Property
Owner/Developer if the City’s Public Works Department determines that
they present a health and safety hazard or are contributing to groundwater
contamination and are not able to be rehabilitated, modified, or re-drilled to
prevent the health and safety hazard or groundwater contamination.

The Property Owner/Developer shall allocate any and all surface water rights
to the City of Eloy prior to the issuance of any building permits by the City
of Eloy.

The Property Owner/Developer shall abandon any wells pursuant to, and in
compliance with, State law. Such abandonment(s) shall be completed prior
to the issuance of any building permits by the City of Eloy.

To the extent allowed by law, all Type-I Non-irrigation and Irrigation
Grandfathered Rights associated with the property shall be properly
extinguished and the resulting extinguishment credits conveyed to the City
of Eloy or pledged to the City of Eloy account at the Arizona Department of
Water Resources prior to the issuance of any building permits by the City of
Eloy.

The Property Owner/Developer shall incorporate the conceptual Site Plan
redline comments prepared by City Staff (dated August 3, 2022) into the Civil
Construction Improvement Plans prepared and submitted in conjunction with
the Final Plat. The conceptual improvement plans submitted with the Site
Plan approval were reviewed by Staff to a conceptual plan level of detail
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only. Construction level comments will be forthcoming at the time of Civil
Construction Improvement Plans submittal.

Being no further comments, Chairperson Paulson asked for a recommendation.
Commissioner Brown made a motion to approve the Preliminary Plat, Case No.:
PP2022-009 request with all 25 stipulations with the amendment to stipulation #4.
Vice-Chairperson Conrad seconded the motion. The motion passed with a vote 5-0.

IX. INFORMATIONAL ITEMS:
A. EX-OFFICIO MEMBER ANNOUNCEMENTS

Ex-officio Curtis communicated the following:

e Eloy residents had a power outage during a monsoon storm during the month of
July. Eloy Police Department and Staff are heading the Emergency Operations
Center (EOC) Team Project to make a plan for the future.

e There have been a couple of issues with some hotels in the Toltec area, one being
Sky Rider Hotel being used as a halfway house.

B. COMMUNITY DEVELOPMENT DIRECTOR ANNOUNCEMENTS

Mr. Vlaming communicated the following:

e The new Circle K is scheduled to have its soft opening on 8/19/2022.

e Gold Bond/ National Gypsum is under construction.

e Jeff Fairman, Economic Development Director has been receiving a lot of inquiries
on residential and nonresidential projects.

X.  COMMUNICATIONS:

A. COMMISSIONERS MAY SHARE INFORMATION OR INQUIRE
ABOUT CITY RELATED ACTIVITIES.

e None.
X1l. MOTION TO ADJOURN.
Chairperson Paulson asked for a motion to adjourn. Vice-chairperson Tolson made a

motion to adjourn and was seconded by Commissioner Brown. The adjournment passed
with a vote of 5-0 and the meeting adjourned at approximately 7:00 p.m.
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CITY OF ELOY
REQUEST FOR COMMISSION ACTION

Agenda Item: VII.A.
Date: 9/21/2022

Date submitted: Action: Other Subject: If necessary, Commission to

09/06/2022 pose any questions/discuss the two
major general plan amendments

Date requested: submitted for Calendar Year 2022. (No

9/21/2022

action will be taken by the
Commission at this time).

TO: Planning and Zoning Commission
FROM: Jon Vlaming, Belinda Cota
RECOMMENDATION:

Due to the fact that there is no action, a recommendation is not presented at this time.

DISCUSSION:

The City received a total of two major general plan amendment submissions for review
and consideration in calendar year 2022. These include the following and are now posted
for the state mandated 60-day review (as of July 28, 2022) on this website and at the
Eloy Santa Cruz Library (1000 N. Main Street):

Name Submittor Location

Size (Acres)
Picacho Heights/GPA 2022-029 City of Eloy East of Vail Road, west of CAP Canal,
north of Pretzer Road 36,000
Arica & Sunshine/GPA 2022-025 Barnes Family Southwest corner of Arica Road and
Sunshine Boulevard 663
The Picacho Heights Major General Plan Amendment has been prepared to re-evaluate
the area west of Vail Road in the City's Planning Area. The recent location of the North-
South Corridor, large land holdings in this area, adjacency of proposed open space
offered the right opportunity to create a new blueprint for this important region of the City's
Planning Area.

The Arica & Sunshine Major General Plan Amendment has been prepared by the existing
property owners who intend to propose a master planned residential community.



Please submit any comments on these submissions to: Belinda Cota at
bcota@eloyaz.gov on or before 5 pm on September 26, 2022.The City will conduct a
Neighborhood Meeting regarding both of these requests on Wednesday, October 5, 2022
at the Community Room at Eloy City Hall from 5 to 6 pm.

FISCAL IMPACT:

There is not a fiscal impact based on the discussion of these proposed amendments.



June 27, 2022

Arica &
Sunshine

Located southwest of Arica Road and

Sunshine Boulevard
City of Eloy, Arizona

Major General Plan Amendment
Narrative

Case Number : GPA2022-025

CVL
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Phoenix, AZ 85014
CVL Job No: 1-01-03823-01



Major General Plan Amendment [(GPA)
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for

Arica & Sunshine

June 27, 2022

Developer Barnes Family
4900 North Scottsdale Road, Suite 3000
Scottsdale, Arizona 85251
Attn: Ben Heglie

Planning/Civil Engineering

Consultant: CVL Consultants
4550 North 12th Street
Phoenix, Arizona 85014-4291
Attn: Julie Vermillion
602-285-4765
jvermillion@cvlci.com
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CVL Consultants is pleased to submit this request for Arica & Sunshine, a new
master planned community containing approximately 662.78 acres of undeveloped
agricultural land generally located at the southwest corner of Arica Road and
Sunshine Boulevard, Pinal County Assessor’s Parcel Numbers: 401-48-031C, 401-48-
0320, 401-48-0290, and 401-48-0300, within Section 19, Township 7 South, Range 8
East, (the “Property”) in the City of Eloy (“City”). (Refer to Exhibits A and B,
Vicinity Map and Aerial Map).

The proposed community is a response to the need for housing in Eloy, as called for
Mayor Micah Powell during the Eloy Chamber of Commerce Awards Banquet held
on March 26, 2022.

“Just to have that opportunity, where we have neighborhoods that are being
constructed, it is giving people an opportunity to buy a house...”

“Everybody in America should have the opportunity to be a homeowner, that idea is
near and dear to my heart...”

In agreement with Mayor Powell’s proclamation, the Arica & Sunshine community
intends to address the demand for housing in the region and bring forth a cohesive
vision of detached single-family residential, elementary school site, parks/open
space, and mixed use land uses. This master plan will create a strong sense of place
and provide a thoughtfully designed and attractive environment for people to live,
work and play.

While the details are subject to adjustment as the development process continues, the
Arica & Sunshine community currently proposes about 2,618 units for an overall
density of approximately 3.9 dwelling units per acre (“du/ac”). The community
features primarily detached single-family homes planned to be split between a variety
of potential lot sizes including but not limited to 40’ x 115°, 45’ x 120’, 50’ x 120’,
and/or 65’ x 120’ lots, and mixed use planned near the major arterial intersections at
the northwest and southwest corners of the community. An elementary school site
with a large adjacent park area containing quality open space, recreational amenities,
and trail connectivity are provided in a central location within the site. Featured
through the community is a portion of the Butterfield Overland Historical Trail,
which is planned to run through the site in conformance with the City’s Parks, Open
Space and Trails Plan.



2.
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As proposed, this unique community meets the desires of current and future
homebuyers while reflecting the historic and agricultural character of the area and
providing an appropriate land use solution for this undeveloped section of land in a
growing part of Eloy.

The purpose of this request is to submit, process, and obtain approval for a Major
General Plan Amendment for the Property. This request seeks a Major General Plan
Amendment (“GPA”) to change the existing land use designations from Estate
Density Residential (0.2-1.0 du/ac) to a combination of approximately 611.97 acres
of Medium Density Residential (3.0-6.0 du/ac), 27.99 acres of Mixed Use, 12.00
acres of Public/Institutional for an elementary school site, and 10.82 acres of
Parks/Open Space. (Refer to Exhibits C and D, Existing General Plan and Proposed
General Plan).

The Property 1s well suited for the proposed majority of medium density residential
use due to its location adjacent to the Edgewater master-planned community directly
to the west, the Esperanza community planned directly to the south, and the
surrounding low-to-medium density residential uses existing and planned in the
immediate vicinity. Small portions of high-density multifamily and commercial uses
are currently entitled adjacent to the Property at the two arterial corners to the south,
which complement the portion of the proposed plan designated for future mixed use
development at similarly appropriate arterial corners. As described above, the
proposed residential community with a centrally located park area featuring an
elementary school site and two mixed use arterial corners is significantly more
compatible with the surrounding area than the City’s existing general plan land use
designation. (Exhibit E, Conceptual Land Use Plan).

The zoning entitlements necessary to achieve this project vision will be governed by
future application(s) to rezone the Property from the current R1-43, Estate
Residential zoning district to the appropriate district(s) required to permit the
intended variety of land uses for development of the Property. The general
parameters of the project and its design standards will be determined during the
rezoning process. (Exhibit F, Existing Zoning Map).

Through this initial Major GPA application and the future requests to be made
through the development process, Arica & Sunshine seeks to bring a new and
desirable community to the City, featuring a mix of land uses that meet the desires of
current and future homebuyers in the area. The approval of this community as
proposed provides significant benefits to the City such as necessary infrastructure
improvements, a dedicated elementary school site, historical trail and centrally
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located park area to support new and existing residents and meet the goals of the
City of Eloy General Plan further described in this narrative.

Description of Development

Arica & Sunshine is intended to address the demand for medium density residential
housing in the region and will bring a cohesive vision of detached single-family
residential, elementary school site, parks/open space, and mixed use land uses. This
master plan will create a strong sense of place and provide a thoughtfully designed
and attractive environment for people to live, work and play.

The project is proposed to be developed in multiple parcels with onsite and offsite
infrastructure improvements split between multiple planned phases of the
development to be defined during the development process.

The table below details the proposed land use information illustrated on the attached
Conceptual Land Use Plan:

General Plan Land Use Data

Proposed | Estimated Unit Estimated

Land Use Designatio
an 1gnation Acreage | Unit Count |Count % | Density

Medium Density Residential

(3.0 - 6.0 du/ac) 611.97 acres | 2,142 units 82% 3.5 du/ac

Mixed Use 27.99 acres 476 units 18% 17.0 du/ac
Public/Institutional
12. - - B}
(Elementary School) 00 acres
Parks / Open Space 10.82 acres - - -
Total 662.78 acres | 2,618 units 100% 3.9du/ac

Note: The Conceptual Land Use Plan and corresponding site data are subject to
adjustment. Final unit counts, density, site design, and parcel areas will be determined
during the rezoning process.

The preceding table and information illustrated on the Conceptual Land Use Plan
are provided for initial preliminary review and intended to evolve over the course of
the development process in response to the needs of the Property and the market.
The intent is to establish the entitlements to govern the permitted land use
designations and permissible densities that will be utilized to guide the design
intended for the Property.
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Vehicular and Pedestrian Circulation

Arica & Sunshine is planned between Eleven Mile Corner Road and Sunshine
Boulevard, with its main access being the 80’ two-lane collector. This collector will
enter the site from Eleven Mile Corner Road, continuing east to wrap around the
centrally located elementary school site and park, and turning southward to exit on
the southern boundary of the site at Shedd Road. The internal two-lane collector
road intersects the community along a curvilinear alignment, providing access to
each parcel within the project while creating a sense of arrival upon entry and
implementing traffic calming measures by design. Half-street infrastructure
improvements will be provided along the perimeter roads bounding the Property to
City standards. Infrastructure details, interior street patterns, and access and
circulation for each parcel will be detailed during the rezoning process. (Exhibit G,
Circulation Map).

The proposed alignment for the Butterfield Overland Historical Trail loosely parallels
the collector alignment, entering the Property from the east at Eleven Mile Corner
Road, wrapping around the center of the community, and exiting to the south. The
design highlights efficient and safe traffic circulation with careful consideration of
open space corridors and trail connectivity, while promoting a clear focus on
separating pedestrian and vehicular circulation where possible throughout the
community.

Open Space and Amenities

The Arica & Sunshine community design can provide for a diverse set of open spaces
and connected park systems. The centralized open space at the heart of the
community would include an amenity-dense park adjacent to the proposed
elementary school site and connected to a series of neighborhood parks throughout
the development via historic trails, breezeways, and new circulation paths. The
central park would be a key component of the project’s identity.

The space for the central park allows for desirable amenities such as basketball
and/or volleyball courts, large playground, ramadas, bar-be-ques, and shade
structures. Additional smaller parks throughout the community can provide residents
with a number of outdoor activities designed to promote outdoor living and
recreation, and the connecting historic trails and paths would promote walking and
exploring the various open spaces spread within the development.

Some of the amenities within these parks can include outdoor playgrounds with
exploratory features, an outdoor exercise circuit, community gathering locations, and
open space to enjoy various other outdoor activities. The open space corridors and
intercommunity trail system connecting these parks would include lighting, seating,
exercise, and landscaping features.
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With the development site being situated in a historically agriculture focused area, a
contemporary farmhouse motif can be adopted as the primary theming for
landscape, wall, fence, signage, and amenity features. Play-structures, color and
material options, interpretive sign-age, and general aesthetics can all play into this
theme for a cohesive community identity and experience.

Arica & Sunshine will provide open space amentities to enhance the living
environment of the community in agreement with the intent to provide a quality
community and in compliance with City standards.

Existing Conditions

Property Location/Ownership

The Property is located at the southwest corner of Arica Road and Sunshine
Boulevard in the City of Eloy, Arizona and consists of approximately 662.78 acres
identified as Parcel Numbers 401-48-031C, 401-48-0320, 401-48-0290, and 401-48-
0300 on the Pinal County Assessor’s Map. (Exhibit A, Vicinity Map).

Parcel Numbers 401-48-0290 and 401-48-0300 are currently under the ownership of
Barnes Vernon Lester. Parcel Numbers 401-48-031C and 401-48-0320 are currently
under the ownership of Picnic Barrel & Liquor Mart Inc.

Legal Description

The parcel is described as Section 19, Township 7 South, Range 8 East of the Gila
and Salt River Base and Meridian, Pinal County, Arizona.

Drainage

The Property is currently an undeveloped agricultural field that generally slopes from
the southeast to the northwest. The total elevation change is approximately 21 feet
dropping from 1,533 feet above mean sea level (MSL) at the southeast side of the site
to approximately 1,512 feet above MSL at the northwest side of the site.

The Pinal County, Arizona and Incorporated Areas Flood Insurance Rate Map
(FIRM), panel numbers 04021C1590F and 04021C1595F dated May 15, 2019,
indicate the Property falls within Zone “X”.

e Zone “X” (shaded) is defined by FEMA as, “Areas of 500-year flood; areas of
100-year flood with average depths of less than one foot or with drainage areas
less than one square mile; and areas protected by levees from 100-year flood.”

The site will provide sufficient permanent or temporary drainage measures as
required. A drainage report will be prepared for the community during the rezoning
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process along with a site visit to determine existing drainage patterns on and adjacent
to the Property. All proposed grading, drainage, and retention for the project will
comply with City requirements.

Surrounding Uses

The land surrounding the Property is as follows:

Direction Use Zoning General Plan
Undeveloped agricultural
land with a portion of GR (1.25 du/ac) Estate Density
North .. . . .
vacant and existing [Pinal County] Residential
residential land.
Undeyeloped a.gricultural R1-43 (43,560 sf/du) Estajce Dgnsity
land with a portion planned Residential &
South R1-6 (6,000 sf/du) . .
for Esperanza, a master Medium Density
. & C-2 PAD . .
planned community. Residential
Low Densi
East Undeveloped vacant land | R1-43 (43,560 sf/du) ow Lensity
Residential
Medium Densit
Undeveloped vacant land R1-6 (6,000 st/du), Reiic;zrrlrtlial e;sil 3{1
West planned for Edgewater, a | R-3 (10 -24 du/acre), i ) g
master planned communi & C-1 PAD Density Residential &
P . Light Industrial

Arica & Sunshine 1s composed of primarily residential lots with two mixed use
arterial corners connected by an integrated network of open space and recreation
facilities, as further described within this narrative. The proposed community is an
appropriate land use for the Property that will complement the significant growth
planned in this area of Eloy. Compatible proposed master planned communities in
the immediate surrounding area are as follows:

Proposed
P i Direction Zoning General Plan
Community

Medium Densi
_ R1-6 (6,000 sf/du), edium Density
Directly west of the Residential, High

Edgewater R-3 (10 -24 du/acre), . ) )

Property. Density Residential &
& C-1 PAD : .
Light Industrial
Esperanza Directly south of the R1-6 (6,000 sf/du) Medium Density
P Property. & C-2 PAD Residential
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Community Services

The Property is located within the Picacho Elementary School District (“PESD”).
Coordination with the PESD has determined that an elementary school site will be
required within the community to accommodate the anticipated influx of students.

The Property is located within the Santa Cruz Valley Union High School District
(“SCVUHSD”) and Santa Cruz Valley Union High School is the nearest high school
in proximity of the Property. The school district has been notified of the proposed
community and their feedback has been formally requested. (Exhibit H, Public
Education Map).

The Eloy Police Department and Eloy Fire District Station 521 are located within an
approximately 4-mile radius of the Property. (Exhibit I, Public Facilities Map).

Additional neighborhoods, parks, schools, community centers, and retail are readily
available nearby within the City of Eloy located to the south of the Property.

Water Facilities

The Property is located within the water service area of the City of Eloy. Adjacent
infrastructure includes an existing 16-inch waterline to the southeast of the Property
in the Sunshine Boulevard ROW. A proposed off-site water system will connect the
proposed on-site system to the existing waterline within Sunshine Boulevard with
details to be determined during the rezoning process.

It is anticipated that the existing water campuses located in the City of Eloy’s service
area will be able to supply all of the proposed development for the Arica & Sunshine
development. A water report will be prepared for the community during the
development process in conformance with all applicable City requirements.

Wastewater Facilities

The Property is located within the wastewater service area of the City of Eloy. There
are no existing sewer lines adjacent to the site. Existing infrastructure includes a 30-
inch gravity sewer line in the Houser Road ROW about a mile south of the site that
flows west into the existing 36-inch sewer line into the water reclamation facility
(“WREF”).

Wastewater from Arica & Sunshine will flow by gravity through a proposed 12-inch
gravity sewer system at the northwest of the site west to a proposed lift station. The
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lift station is proposed to have a 12-inch forcemain flowing east in Arica Road and
then south in Eleven Mile Corner Road to the existing WRF.

The wastewater collection system will flow by gravity and will be designed to take
advantage of topographic conditions wherever possible. All sewer lines will be
located in major streets or in easements dedicated for that use and shall comply with
the City’s minimum requirements. A wastewater report will be prepared for the
development during the rezoning process in conformance with all applicable City
requirements.

Utilities Table

The following outlines the utility service providers:

Utility Provider
Water City of Eloy
Wastewater City of Eloy
Electric Arizona Public Service
Gas El Paso Natural Gas

Existing Zoning and General Plan Land Use

The Property is currently within the City of Eloy General Plan’s Estate Density
Residential land use category, which allows for a density of up to 1.0 du/ac. The
intent or this Major General Plan Amendment is to amend the existing land use
designation to a combination of Medium Density Residential, Mixed Use,
Public/Institutional, and Parks/Open Space to facilitate development of the Property
as intended. (See Exhibits C and D, Existing General Plan and Proposed General
Plan).

The Property is zoned R1-43 Estate Residential. The zoning entitlements necessary
to achieve this project vision will be governed by future application(s) to rezone the
Property from the current R1-43 Estate Residential zoning district to the appropriate
district(s) required to permit the intended variety of land uses for development of the
Property. The general parameters of the project and its design standards will be
determined during the rezoning process. (Exhibit F, Existing Zoning Map).
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Proposed Land Use Analysis

Existing Land Use

As stated above, the City’s General Plan designates the property as Estate Density
Residential, which is described as follows:

Uses allowed within this designation include large lot, single-family residential development.
The density range, 0.05 du/ac to 1.0 du/ac (1 du/20 acres to 1 du/ 1 acre), is intended to
portray a rural setting. Home sites within this designation should create more of an open
environment. Municipal water and sewer 3 connections are not required. Estate Density
Residential uses may serve as a transitional land use buffer between residential uses with
densities higher than 1 du/ac.

This category permits a limited low-density range primarily for large lot residential
use. As a proposed master plan containing a combination of land uses, Arica &
Sunshine requires an update to the existing designation to ensure conformance with
the City’s General Plan.

Proposed Land Use

This request seeks to change the existing Estate Density Residential (0.2-1.0 du/ac)
land use designation to a combination of approximately 611.97 acres of Medium
Density Residential (3.0-6.0 du/ac), 27.99 acres of Mixed Use, 12.00 acres of
Public/Institutional for an elementary school site, and 10.82 acres of Parks/Open
Space. The final lot yield and density for each proposed land use and site planning
details will be addressed during the rezoning process.

All proposed land uses plan to include appropriate signage with drought tolerant
landscaping and pedestrian connection to provide a sense of place and connectivity
between the various land uses within the community.

Community Character

Arica & Sunshine provides a mixture of residential housing styles and supporting
mixed-use development along with a large, centrally located park with an elementary
school site and active and passive amenity areas including a historic trail. This
proposal implements flexible land planning, allowing for single-family lots while
encouraging opportunities for innovative housing product and creative site design by
the end user. This approach will provide the potential for diverse housing
opportunities to create an attractive community for the City and future residents of
Arica & Sunshine. The community will provide a pedestrian friendly design that
provides accessibility to services and recreational amenities while allowing for a
range of housing types.



General Plan Goals and Objectives

This proposed amendment will better meet the Goals and Objectives set forth in the
City of Eloy General Plan. A selection of the applicable Goals and Objectives being
met by the Arica & Sunshine development are as follows:

Land Use Element

The following Goals and Objectives outlined within the Land Use Element help set
the stage for present and future growth and shape the pattern of the City.

Goal 1. Provide a range of residential, employment and supportive land uses to
encourage and maintain a sustainable community.

Objective 1. Maintain transitional buffers between high and lower impact land uses.

The proposed land uses within Arica & Sunshine provide a range of land uses
including detached single-family residential, public/institutional for an elementary
school site, parks/open space, and mixed use. (Exhibit D, Proposed General Plan).

Circulation Element

The following Goals and Objectives outlined within the Circulation Element
provides guidance and goals for public transportation, multi-modal pathways, and
other modes of transportation.

Goal 1. Encourage public safety through appropriate street design.
Objective 1. Improve and maintain street safety.

Objective 7. Require new developments to adhere to the street classification system and
dedicate adequate right-of-way.

Objective 11. Determine and define traffic impact mitigation measures to preserve mobility
and access through the City's roadway network.

Arica & Sunshine intends to improve upon the circulation in the immediate area and
fulfill the metrics noted above. Half-street infrastructure improvements will be
provided along the perimeter roads bounding the Property to City standards and
infrastructure details, interior street patterns, and access and circulation for each
parcel will be considered during the rezoning process.

A large centrally located park area containing quality open space, recreational
amenities, and thoughtfully designed trail connectivity is provided to promote multi-
modal use with a clear focus on separating pedestrian and vehicular circulation
where possible. (Exhibit G, Circulation Map).
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Growth Areas Element

The northwestern portion of Arica & Sunshine is located within the City’s Airport
Area growth area. As part of the Airport Area growth area, the Property is
considered to be in a preferred location to absorb new jobs and housing without
negatively affecting existing neighborhood quality of life. The following Goals are in
place to guide new development within the City’s growth areas.

Goal 1. Encourage orderly development within Growth Areas.

Goal 2. Encourage balanced, mixed use and multi-modal development within the
designated Growth Areas.

Goal 3. Promote commercial, employment and industrial development at identified
Growth Area nodes.

Goal 4. Promote development within Growth Areas that provides for the logical
extension of infrastructure and utility service.

Arica & Sunshine intends to utilize this opportunity to assist in the growth of this
suitable area of Eloy and fulfill the goals noted above. Arica & Sunshine promotes
orderly development with its location partly within and directly adjacent to the
Airport Area growth area. The community proposes a balanced mix of land uses
including detached single-family residential, public/institutional for an elementary
school site, parks/open space, and mixed use, thoughtfully designed with trail
connectivity to promote multi-modal use.

The overall community is poised to enhance the existing surrounding community
and extend and complete the area’s infrastructure with the proposed preliminary
design and associated improvements to be determined during the rezoning process.
(Exhibit J, Growth Areas Map).

Parks, Open Space and Trails Element

The following Goals and Objectives outlined within the Parks, Open Space and
Trails Element focus on providing passive and active open space areas for recreation
opportunities, a sense of openness, and to improve the aesthetics of the community.

Goal 1. Improve the Community's livability, aesthetics and desirability through
active and passive "'green"’ space.

Objective 2. Develop a multi-use trail system that provides connectivity throughout the
city, to recreational areas, parks, and coordinates with County trails within
the Planning Area.

Arica & Sunshine intends to improve upon the open space, recreational
opportunities, and pedestrian circulation in the immediate area and fulfill the metrics
noted above. (Exhibit K, Park Service Area Map).
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Public Facilities Element

The following Goals and Objectives outlined within the Public Facilities Element
serve as a policy framework that provides adequate services and facilities now and in
the future.

Objective 1. Continue to provide adequate public services and facilities in order to
maintain and improve the residents’, workers’ and visitors’ quality of life
while enhancing the community's attraction.

Objective 6. Actively coordinate with local school districts, charter schools and institutions
of higher learning

Coordination with the local school district has determined that an elementary school
site will be required within the community to accommodate the anticipated students.
Arica & Sunshine dedicates an approximately 12-acre portion of land to ensure
adequate school facilities are in place to support the community. (Exhibit I, Public
Facilities Map).

Required General Plan Amendment Guidelines

As described in Section 2.3 of the City of Eloy General Plan, Arica & Sunshine is
designed to accomplish the four findings required for a Major General Plan
amendment. An overview of each of these objectives is provided below.

1. That the City has not provided adequate land uses designated that would allow the
proposed use to be sited as proposed.

This proposed amendment meets the desires of current and future homebuyers
while remaining consistent with the planned uses in the area and promoting the
goals and objectives of the City described above. The proposed project will add to
and extend the City’s infrastructure and recreational amenities with the addition
of open space, parks, a dedicated elementary school site, and a trail system
including the continuation of the Butterfield Overland Historical Trail. As such,
this request is a more appropriate land use plan for the Property than the City’s
existing general plan land use designation. (See Exhibit E, Conceptual Land Use
Plan).

Arica & Sunshine will activate the long undeveloped Property with a mix of
residential, product consistent with the area’s character while adding the
opportunity for new housing options and mixed use development. The
community will be compatible with the planned uses in the surrounding area.

2. That the amendment constitutes an overall improvement to the General Plan and will
benefit the City in general.

Page | 12



Page | 13

Arica & Sunshine intends to provide the opportunity for a mixture of housing
products designed to meet the needs of the diverse population within the City,
meeting the community’s goal of providing a range of housing opportunities for
all lifestyles and economic needs. The proposed land uses provide a greater
opportunity for growth than that which could be achieved through the existing
general plan designation.

The amendment will not adversely impact any portion of the community, by:

o Creating incompatible land use patterns;

e Requiring additional and more expensive infrastructure improvements to roads,
sewer, or water delivery systems than are needed to support the prevailing land uses
unless mitigated by the applicant and demonstrated to benefit the City;

o Adversely impacting existing or planned land uses through an unreasonable
increase in traffic generated by the proposed use unless mitigated by the applicant,
or

o Adversely affecting the livability of an area or the health and safety of existing
residents.

As described above, the Property is well suited for the proposed majority of
medium density residential use due to its location adjacent to the Edgewater
master-planned community directly to the west, the Esperanza community
planned directly to the south, and the surrounding low-to-medium density
residential uses existing and planned in the immediate vicinity. Small portions of
high-density multifamily and commercial uses are currently planned adjacent to
the Property at the two arterial corners to the south, which complement the
portion of the proposed plan designated for future mixed use development at
those major arterial corners.

The community provides attractive common areas planned for recreation
amenities and trail connectivity throughout. The design brings forth a pedestrian
environment that encourages walkability by providing amenities such as shade,
seating and a variety of recreational facilities with a connected trails network and
open spaces that create opportunities for public gathering and social interaction
between all proposed land uses. Perimeter landscaping buffers will be integrated
along perimeter streets to improve the quality and livability of the neighborhood
and surrounding area.

Proposed infrastructure improvements will adhere to City development
standards, to be reviewed and approved by City staff to ensure adherence to the
intent of the City’s general plan.

The proposed entitlements will permit Arica & Sunshine to activate this
undeveloped Property with a variety of quality housing products, ample open



space and appropriate connectivity that is consistent with the intent of the
planned growth in the area and will not result in a detriment to public health,
safety, or welfare.

4. That the amendment is consistent with the General Plan’s overall intent and other
adopted plans, codes, and ordinances.

Any development standard not addressed within this proposal or by the
upcoming rezoning process shall be regulated by the current City Code and shall
be maintained or exceeded without deviation from any of the applicable City of
Eloy zoning, engineering, and subdivision standards, design review standards,
requirements or provisions for the proposed zoning and land use.

Based upon the analysis provided above, we believe the proposed community is
consistent with the findings identified by the City’s General Plan Amendment
Guidelines for a Major General Plan Amendment and, as such, will be beneficial to
the surrounding area. The proposed amendment does not adversely affect the
neighboring community and will create an excellent land use solution that
complements the overall mix of housing and land uses planned for this growing area
of Eloy.

7.Conclusion

As demonstrated above, this request for a Major General Plan Amendment is
consistent in substance and location with the required findings of the Amendment
Guidelines and the goals and objectives of the City’s adopted General Plan.

The Arica & Sunshine community complements the development planned in the
surrounding area while activating this undeveloped Property as a new and attractive
community with the flexibility to allow creative design solutions to accommodate the
proposed mix of land uses, street pattern, historic trail, and the large centrally located
open space with proposed elementary school site. The land uses are designed to offer
flexibility and diversity to the land plan and fulfill the City’s intent to improve upon
the existing General Plan designation with more appropriate uses for the area.

The development team believes that this request represents an appropriate and
favorable planning of the Property. Conversely, this project will add to the synergy of
development already at work in the area, and will serve as a catalyst for the further
development of surrounding parcels and within this part of the City of Eloy.
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March 16, 2022

LEGAL DESCRIPTION FOR
ARICA & SUNSHINE
ZONING LEGAL

Section 19, Township 7 South, Range 8 East, of the Gila and Salt River Meridian, Pinal County,
Arizona, more particularly described as follows:

Beginning at the PK nail marking the Southwest Corner of said Section 19;

Thence North 00°00'13" East, along the West line of the Southwest Quarter of said Section 19 a
distance of 2,644.10 feet to the Brass Cap stamped “LS#17278” marking the West Quarter Corner
of said Section 19;

Thence continuing North 00°00'13" East, along the West line of the Northwest Quarter of said
Section 19, a distance of 2,644.11 feet to the PK nail marking the Northwest Corner of said Section
19;

Thence North 89°47'00" East, along the North line of the Northwest Quarter of said Section 19, a
distance of 2,828.22 feet to the G.L.O. stem marking the North Quarter Corner of said Section 19;

Thence North 89°47'08" East, along the North line of the Northeast Quarter of said Section 19, a
distance of 2,639.62 feet to the G.L.O. stem marking the Northeast Corner of said Section 19;

Thence South 00°04'53" East, along the East line of the Northeast Quarter of said Section 19, a
distance of 2,640.79 feet to the 1/2" Iron Pin marking the East Quarter Corner of said Section 19;

Thence South 00°05'07" West, along the East line of the Southeast Quarter of said Section 19, a
distance of 2,631.36 feet to the 60d nail marking the Southeast Corner of said Section 19;

Thence South 89°36'58" West, along the South line of the Southeast Quarter of said Section 19, a
distance of 2,635.22 feet to the Aluminum Cap stamped “LS#17278” marking the South Quarter

Corner of said Section 19;

Thence continuing South 89°36'58" West, along the South line of the Southwest Quarter of said
Section 19, a distance of 2,832.87 feet to the Point of Beginning.
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Containing 28,881,627 Square Feet or 663.031 Acres, more or less.

Section corners described in this legal description are depicted on a Record of Survey prepared by
Hollenbach Surveying Company L.L.C., Job No. 10-1978, dated 05/26/2011, by Thomas B.
Hollenbach, R.L.S. 17278. No field work was performed on this project by Coe & Van Loo
Consultants as a basis for the preparation of this legal description.

RICHARD G.
ALCOCER
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ARICA & SUNSHINE
ZONING LEGAL

CLOSURE REPORT
BOUNDARY
N00°00'13.0000" E  2,644.10
N00°00'13.0000" E 2,644.11
N89°46'60.0000" E 2,828.22
N89°47'08.0000" E  2,639.62
S00°04'53.0000" E  2,640.79
S00°05'07.0000" W 2,631.36

S89°36'58.0000" W 2,635.22

S89°36'58.0000" W 2,832.87

Area = 28,881,627 663.031 AC

Closing course: 211°42'21.6584" 0.004022
Misclosure: 1/1,000,000+

North Error: 0.003422
East Error: 0.002114

RICHARD G.
ALCOCER
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Conceptual Land Use Plan
¢ Exhibit E
il CONCEPTUAL LAND USE DATA
Land Use Desianation Propsoed | Estimated Unit Estimated
9 Acreage | Unit Count | Count % Density
Medium Density Residential (3.0 - 6.0 611.97 acres | 2,142 units 82% 3.5 du/ac
du/ac)
Mixed Use 27.99 acres | 476 units 18% 17.0 du/ac
Public/Institutional (Elementary 12.00 acres ) i i
School)
Parks / Open Space 10.82 acres - - -
Total 662.78 acres | 2,618 units 100% 3.9 du/ac
Note: The Conceptual Land Use Plan and corresponding site data are subject to
adjustment. Final unit counts, density, site design, and parcel areas will be determined
during the rezoning process.
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Conceptual Land Use Plan
¢ Exhibit E
il CONCEPTUAL LAND USE DATA
Land Use Desianation Propsoed | Estimated Unit Estimated
9 Acreage | Unit Count | Count % Density
Medium Density Residential (3.0 - 6.0 611.97 acres | 2,142 units 82% 3.5 du/ac
du/ac)
Mixed Use 27.99 acres | 476 units 18% 17.0 du/ac
Public/Institutional (Elementary 12.00 acres ) i i
School)
Parks / Open Space 10.82 acres - - -
Total 662.78 acres | 2,618 units 100% 3.9 du/ac
Note: The Conceptual Land Use Plan and corresponding site data are subject to
adjustment. Final unit counts, density, site design, and parcel areas will be determined
during the rezoning process.
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Existing Zoning Map
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PICACHO HEIGHTS

MAJOR GENERAL
PLAN AMENDMENT

June 30, 2022
CASE NO. GPA2022-029



2022 Major General Plan Amendment Narrative

Project Name: Picacho Heights Major General Plan Amendment

Case No.: MGPA2022-029

Request: To review, update and
expand the City’s current
planning area boundary within
the area bounded by the Santa
Rosa Canal on the north, Pretzer
Road on the south, the Central
Arizona Project canal on the east
and Vail Road/Picacho Highway
on the west. This request is
primarily based on the approved
location of, and intent to
leverage the access and visibility
afforded by, the proposed
North/South Corridor including
its link with the proposed
Interstate 11 Corridor, as well as
connecting with SR-87 south of
Interstate 10.

Legal Description: The parcels
that are subject to this request
are located within an area as
described below. A list of the
property owners is provided in
Exhibit A: Pinal County Assessar’s
Parcel Numbers. Specifically, this
approximate 57 square mile area

Municipal Planning Area Modification

Eloy Major General Plan Amendment
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T Proposed Planning Aron
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Proposed Madifications

Planning Area Addition

1500 Planning Area Detation

Source: Cily of Eloy
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includes all or portions of the following Sections (640 acres), within the following Townships and Ra nges:

Sections Township/Range
8,15, 16, 17, 19,20,21,22, 27, 28, 29,30, 31,32,33,34 | T.7S. R.9E.
23,24,25,26, 35,36 T.75,R.8E.
4,5,6,7,8,9,16,17,18,19,20,21,28,29,30, 31,32,33,34 | T.8S.,R.9E.
1,2,11,12,13,14,23,24,25,26, 35,36 T.85.,R.8E.
1,2,11,12 T.95.,R.8E.
3,4,5,6,7,8,9,10 T.95,R.9E.
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Introduction and Background: The City utilizes its adopted Eloy Genera! Plan to guide future growth and
development in the City. It also includes recommendations for future land uses within its planning area,
(areas outside of the Eloy municipal limits) which are administered by Pinal County-if and until they are
annexed into the City. State statutes have provisions for the timely review and amendment of the
General Plan for any community. The state allows each community to identify which amendments are
major and which are deemed minor. These “rules” are codified in the Eloy General Plan. Due to the
extensive area being addressed in this request, this amendment is considered to be a major amendment
and will be processed as such using the City’s identified major amendment procedures.

The City undertook the review and amendment of this portion of their planning area based on the
following factors: s ' : ' '

Expansion of the City's Planning Area- City staff reviewed the existing eastern boundary of the City's
planning Area {one mile east of Citrus Heights Drive) and is p'r'oposing that it be extended slightly to the
east based on the fact that it is entirely owned {like much of the land to the west) by the Arizona State
Land Department. The boundary, as proposed in this major amendment, terminates at the Central
Arizona Project Canal as it is a significant elevated, man-made element. The Picacho Mountains are
located to its immediate east, which are identified as a future regional park by Pinal County. This
expansion totals appr'oxima'tely eight _s'quar'e miles. Staff also recommends a slight reduction
{approximately 189 acres} in the current planning area boundary. This area consists of land to the east
of the intersection of the Santa Rosa Canal and Centra! Arizona Project Canal, due to the fact itis
separated by the two canals. '

Future North/South Corridor-Its corridor has now been estahlished as the recommended corridor
alignment in the Record of Decision in the Tier One environmental review process. The City intends to
utilize its strategic location to identify an appropriate mix of residential, employment and supportive
land uses to set a viable blueprint for high quality growth in the future. -

Important Regional Roadway Connections-With the proposed location of the North/South Corridor, it is
imperative to provide additional regional connectivity south of both Interstate 10 and SR-87 such that it
connects with the future Interstate 11, which is planned to trarisect across the City’s southern planning
area in a general southeast to northwest orientation.

Supportive Arterial and Collector Roadway Network- The ability to locate the desired arterial roadway
connections to the access controlled North/South Corridor also provided the impetus to determine the
major and minor arterial and major collector roadway network to serve this area. In particular, the
northerly extension of Wheeler Road (across the Santa Rosa Canal) to provide regional connectians to
communities to the north, and the easterly extension of Houser Road to SR-79, are viewed as Important
arterial connections to foster County-wide mobility.

Transit Ready Community-The location of the North/South Corridor, and its use as the future corridor
for high capacity transit, will effectively put a placeholder for mass transit service in the future to serve
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this area. The City also envisions a linkage of this high capacity transit system with a local system to
provide connections to major community originations and destinations.

Well Planned Future Land Use: Currently, the Eloy General Plan identifies most of this area with a mix of
very low density residential uses north of Milligan Road, which is not in conformanice with portions of
the City’s incorporated area that have been rezoned. The proposed Future Land Use Plan identifies the
location of the North-South Corridor and provides a mix of residential, employment and supportive uses
that Ieverage the access and visibility of this future high capacity roadway that links Interstate 10 with
Williams Gateway Alrport and US 60 to the north in the East Valley

Signifi cant Land Ownetshlp The City recognizes the farge fand holdlng of the Arizéna State Land
Department and private owners within this study area. City staff and consultants have worked closely
with ASLD staff to identify a balanced and improved mix of land uses conducive to both the City’s and
ASLD's interests and objectives. Staff has received limited feedback from private property owners so fa r,
but generally, it appears that they understand the benefit of the City proactively planning this area.

Solution For Regional Drainage: The presence of McClellan Wash, which drains from southwest to
northwest through the study area, has been the subject of significant planning by the Pinal County Flood
Control District. The land uses identified on the Future Land Use Plan recognize and incorporate the
selected flood control solution for this area as well as compatible adjacent and proximate land uses.

Address Military Compatibility: The Picacho Stagefield is generally located at the intersection of the
Fast Track and Hotts Road intersection. Its land area has recently been expanded with the acquisition of
additional Jand from the Arizona State Land Department. Pinal County has been engaged in planning
efforts over the last several years to protect the existing and potential future missions of this facility for -
the Arizona Army National Guard and fostering community growth, White the existing land use 'ma_p
provides compatible uses, the proposed land use plan builds on these uses to acc’orhmod‘at'e'b'oth
military mission and community growth objectives.

Update the Growth Areas Element: The final location of the North/South Corridor creates the
opportunity to establish another growth area on Figure GA-1, Growth Areas Map. The intent is to
accommodate the anticipation of a master Planned Community Area approach for this are that also
integrates employment and other supportive land uses adjacent and proximate to the future North
South Corridor.

Update the Economic Prosperity Element: The final location of the North/South Corridor and
anticipated linkages of it, SR-87, and Interstate 11 provide the basis to amend Figure E-2, Economic
Prosperity Map. In this manner, the economic development element, the c'irculat'ion element and the
land use element of the Genera! Plan are in conformance and provide mutual su'pport for sustainable
future growth,
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Basis for Request:

Compliance with General Plan Goals and Objectives:

This reqtjesf .is compﬁa nt with the existing Eloy Genera'l PIanGoaIs and Objectives: |

_ Land Use Ele"m_ent'

Goal 1. Prévide a range c;f-land uses to encourage and- méfntain a sustainable community.
Objective 1. Maintain transitional buffers biet\;véen high :a;nd IoWer imbact‘land uses,'

' Obje_cti\._re: 2 Promqt.e._mi.xed use devé_lopfnent wi-thi'n d'e_sign.a‘teid areas including dowlnt_own.
Cfrculation'Ele’me‘nt

Goél 1. Enco.ura.ge pubiic safety through appropriate street design.

Goal 2. Improve “Level of Service” through coordinated street deSIgn signal spacing and access
management within the communlty and the surroundmg region.

Goal 3. Plan and provide for alternative methods of transportation.

Objective 7. Require new developments to adhere to the street classification system and dedicate
adeq uate rlght of way.

Growth Areas Element
Goal 1. Encourage orderly development within the Growth Areas.
Goal 3. Promote commercial, employment and industrial development at identified Growth Area nodes.

Goal 4. Promote development W|th Growth Areas that provides for the Ioglcal extension of
infrastructure and utility services. '

Parks, Open Space and Trails Element

Goal 1. Improve the community’s livability, aesthetics and desirability through active and passive
“areen” space.

Objective 1. Develop a plan for the connected system of open space areas that protect and conserve
natural, physical, cultural, and social resources.

Objective2. Develop a multi-use trail system that provides connectivity throughout the City, to
recreational areas, parks, and coordinates with County trails within the Planning Area.

Housing Element
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Goal 1. Encourage a variety of housing types to accommodate various levels of income and lifestyles.

Objective 1. Achieve a high quality, varied and affordable housing stock through a combination of infill
projects, new development and rehabilitation of older homes and structures.

Objective 2. Promote the deve'lopment of sound, high quality neighborhoods that provide a variety of
housing options and community amenities in an integrated manner.

Environmenta! Planning Element
Goal 2. Strive to enhance and maintain regional and local air and water quality.

Goal 5. Work with the Pinal Couhty Flood Control District to minimize the risk and hazards associated
with flooding on existing and future development and human life within the City’s floodplains. .

Objective 1. Verify floodplain hazard delineation and research alternatives to minimize hazards to
persons, structures and to minimize erosion and elevated flood height risks.

Objective 2. Verify Fssure hazard delmeatton and research alternatlves to minimize hazards to persons
and structures.

Objective 3. Protect and conserve the quality and quantity of surface and groundwater resources.

Objective 8. Presérve the natural aesthetic quality of the Sonoran Desert in developed areas through the
use and preservation of the palo verde-saguaro plant community.

Public Facilities Element

Goal 1. Maintain and upgrade existing public facilities to serve the existing population and employment,
and locate new facilities to serve new residents and workers.

Objective 5. Coordinate city services with non-municipal utility providers to ensure new and existing
developments in previously rural area have adequate utility services.

Objectlve 6. Actively coordinate with local school districts, charter schools and |nst|tut|0ns of higher
fearning in the plannmg, design, construction and rehabilitation of facilities.

Objective 7. Actively coordinate with dry utility companies regarding placement, design and size of
proposed and future overhead/underground transmission lines.

Economic Prosperity Element

Goal 1. Create the opportunity for, and successfully attract, quality employers with a focus on diversity
and multiple salary levels.

Goal 4. Create a community with adequate infrastructure, utilities, community amenities and housing
that will attract new businesses and residents.
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Cost of Development Element

Goal 1. Conitinue to implement infrastructure improvements in accordance with the City’s Capital
Improvements Plan.

Goal 3. Continue to administer fair and proportionate impact (and connection) fees such that new
development adequately mitigates its public infrastructure and facilities impacts.

Goal 4. Provide adequate facilities and services concurrent with future growth.

Objective 1. Continue to administer and enforce the adopted Infrastructure Improvements Pian policy to
assess needs and cost for infrastructure and services that will be required by new development.

Conforms to General Plan Amendmeht Guidelines:

1. That the City has not provided adequate land uses designated that would allow for the
proposed use to be sited as proposed. The presence of the North/South Corridor effectively
expands the opportunity for a palette of land uses to include employment as well as higher
density residential in a pattern that transitions to lower density further to the east of the
planning area and abutting the proposed regional park slated for the Picacho Mountains.

2. That the amendment constitutes an overall improvement to the General Plan and will not
solely benefit a particular landowner or owners at any particular point in time but will be of
benefit to the City in general. Although the Arizona State Land Department Is the major
property owner in the study area, private ownership has also been accommodated with a land
use plan and framework circulation system to foster compatible land uses arranged in an
aesthetic and functional manner.

3. The amendment will not adversely impact any portion or entirety of the community, by:

. Creating incompatible land use patterns; The proposed land use plan map
accommodates the future North/South Corridor, integrates a supportive arterial and
collector network and attempts to transition higher density and intensity closer to the
North South Corridor , leveraging lower density and resort opportunities adjacent to the
Picacho Mountains with an improved regional trail syétem.

. Requiring additional and more expensive infrastructure improvéments to roads,
sewer, or water delivery systems than are needed to support the prevailing land uses
unless mitigated by the applicant and demonstrated to benefit the City; The City
currently does not provide water and sewer service within the study area due its
rural/agricultural character. The adoption of this amendment will update the
determination of adequate future water supply and distribution, sewer collection and
treatment and coordination of dry utilities.

i
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. Adversely impacting existing or planned uses through an unreasonable increase in
traffic génerated by the proposed use, unless mitigated by the applicant, or; The
existing character of this area-rural/agricultural- is expected to continue in the short to
mid-term. As additional land is annexed and developed with suburban/urban densities
and in'tensities, the area-wide transportation system consisting of the freeway, arterials
and collector roadways are expected to accommodate future vehicular mobility and
access needs. It is expected that multi-modal opportunities will also be integrated in this
area, consisting of transit, bicycle, hiking, walking to prowde aIternatwe modes to give
residents and employees mobllaty ch0|ces

. Adversely affecting the livability of an area or the health and safety of existing
residents. This request seeks to enhance the livability of the study area by providing a
range of housing choices, an integrated and functional circulation system that will also
support the integration of alternative modes with more specific planning, and the ability
to set the foundation for regional wet utility planning for water and sewer systems to
support the mix of land uses. In addition, the provision of employment and commercial
uses enhance the creation of a complete community of residential, shopping and
services, employment and recreation.

4. That the amendment is consistent with the General Plan’s overall intent and other adopted
plans, codes, and ordinances, As identified above, along with the excerpt of appropriate goals
and objectives from the Eloy General Plan, this amendment supports its vision and mission
statement.
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Update the General Plan Text, Tables and Charts: This submittal also includes the review and

revision of any corresponding or impacted text, tables, and charts that would be revised as a

result of the amendment of the identified study area. These changes have been accommodated

in a track changes (legislative) format for ease of review by the public during the 60 day review,

and future consideration by the City’s Planning & Zoning Commission and City Council later this

year. These changes are presented in a legisiative format with the revised maps contained at the
- end of each element.

Planning Background Analysis: A thorough background invento'ry and analysis was conducted to
confirm data and key considerations for future planning recommendations. ThiS document is
presented at the end of this document for review and reference.
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1.0 Introduction

The City of Eloy has a bright and prosperous future. The goals and objectives contained within
this General Plan will help Eloy evolve into the future we desire. The City's unique location,
culture, history, geography, and citizen's vision of the future were used in conjunction with
fulfilling Arizona Revised Statute (ARS 9-461) requirements and supportive public participation
activities to successfully update the Eloy General Plan.

1.1 CONTEXT

The City of Eloy is located in south central Pinal County, to the north and south of Interstate 10
(I- 10), the state’s main economic transportation artery. Eloy is approximately halfway between
the two largest cities in Arizona- Phoenix and Tucson as shown on Map I-1, Eloy Context Map.
The City's topography is relatively flat throughout the majority of the Planning Area except near
the southeast (Picacho Peak State Park), northwest corner (Casa Grande Mountains), and just
outside of the eastern boundary (Picacho Mountains) where Newman Peak is located. There
are large expanses of vacant desert land and open fields used for agriculture and ranching
scattered throughout the City and the Planning Area.

1.2 HISTORY

The area surrounding the City began to carry the name of Eloy when a railroad switchyard was
constructed by the Southern Pacific Railroad to connect Tucson to Casa Grande in 1902. In
1918, after the end of World War |, three men: W.L. Bernard, J.E. Meyer and John Alsdorf
purchased land in what is now Downtown Eloy. After they purchased the land, they subdivided
it and began growing cotton. An application was made in 1919 to establish a post office and, at
that time, the City founders favored the name Cotton City. This name was rejected by the
Postal Service and the name Eloy was chosen instead.

Historically, the City's economy was largely dependent upon agriculture due to the rich soil
profile and easily accessed groundwater. During harvest time, the City’s population could
temporarily swell to three times the average year-round population. The City of Eloy is part of
the Santa Cruz Basin, which is one of Arizona's most fertile agricultural areas, with more than
100,000 irrigable acres.

More recently, the City’s economy has diversified, with over 95 percent of its businesses and
nearly half its employment now in the agribusiness; arts, entertainment, recreation & visitor
industries; business and financial services; education; manufacturing; personal and commercial
services; and transportation and logistics sectors.

The City of Eloy officially incorporated in 1949 and was home to approximately 4,700 residents
as shown on Map I-2, Annexation Map. The Toltec area was annexed in 1965, increasing the
City’s incorporated area to 11 square miles. By 2000, the City had increased in size to 71 square
miles and approximately 10,375 residents. This growth has continued and as identified in the
2020 US Censusef+hy20619, the City of Eloy had a population of 15,635appreximately-19.005
people, 114 incorporated square miles and an additional 400-398400 square miles within its
Planning Area.




Eloy's Historic Battle

When the Civil War begai in 1861, Union Troops were withdrawn from many of the western
territories. Soldiers near Tucson opened up their supply depots prior to leaving and told the
civilians to "take what you need, and get out." Many settlers and civilians did not follow this
advice since they had staked their wealth and lives on the prosperity of the southwest.

The Confederate Army marched into the Rio Grande Valley, which was part of the New Mexico
Territory. After securing the area, they sent a detachment to Tucson. The commander of the
Confederate detachment was Captain Sherrod Hunter. ‘

As the Confederate threat in California subsided, Brigadier General James H. Carleton led a
detachment of approximately 1,400 Union soldiers, called the California Column from Fort
Yuma to march on Tucson. By early April 1862, the California Column had reached an area near
present day Eloy. Detachments were dispatched to reconnoiter the area and the final route into
Tucson. Sensing an ambush, the Union Cavalry were split into two groups, one of which circled
the base of the Picacho Mountains as a precaution.

Hunter's men had set up an ambush near Picacho Peak. The Confederates opened fire
immediately wounding two Union troops. At this time, the second Union force flanked Hunter's
men and captured three of the Confederate soldiers. Emboldened by this minor victory, Union
Lieutenant James Barrett ordered his soldiers to advance forward. The remaining Confederate
Cavalry fired a heavy barrage, which killed and wounded four Union soldiers. Lieutenant Barrett
was amang those killed. :

The battle lasted approximately ninety minutes at which point the remaining Union soldiers
withdrew and returned to the main column. The Confederate detachment in Tucson withdrew
shortly thereafter and returned to the Rio Grande Valley as they continued to be outnumbered
and were too far from the main army to receive regular supplies and reinforcements.

This historic Civil War battle has been reenacted annually at Picacho Peak State Park and has
been an exciting event for the City. While the battle's original participants only numbered about
two dozen, the event has typically drawn over 200 reenactment participants.

Local Attractions

Fifteen miles north of Eloy, in the City of Coolldge is the Casa Grande Ruins National
Monument. This monument is the largest single and tallest Hohokam structure known to exist.
The structure was constructed in 1350 A.D., is four stories in height and is the centerpiece of
the monument which overall covers approximately 427 acres.

Other local and regional attractions and recreational areas include Picacho Peak State Park,
SkyVenture Arizona, and SkyDive Arizona, Rooster Cogburn Ostrich Ranch, Eloy Fiestas Patrias,
Robson Ranch Golf Course, Pinal County Fairgrounds, Boyce Thompson Arboretum, Country



Thunder, Queen Creek Olive Mill, Biosphere 2, Goldfield Ghost Town, Eloy BMX racing track,
Schnepf Farms. ' _ '

1.3 CITY GOVERNMENT

The City of Eloy was created by the local citizens primarily for the purposes of self-
determination, representation, and improvement to their quality of life. Local government was
tasked with providing a wide range of services to meet the needs of the citizens and businesses
located within the community. Services currently provided by the City of Eloy include police
protection, water/sewer, trash/landfill, roadways, municipal court, clerk, human resources,
library (through a partnership with Pinal County), community development, community
services and city administration. The City of Eloy continues to improve the quality of life and the
sustainability of the community by developing and enforcing policies related to economic
development, land use and transportation planning, open space; environmental preservation,
and other important issues. City leaders and staff listen and report the ideas, comments and
opinions of the public to the Planning and Zoning Commission, Downtown Advisory
Commission, and City Council to ensure that the community's health, safety, and welfare is
protected. The City of Eloy has an elected mayor and six elected council members (at large), as
well as a City Manager, City Clerk and Chief of Police appointed by the City Council.

In‘order to provide services to the City’s residents and businesses, the City uses revenues
principally from City Sales Tax {approximately 430 percent), State Shared Revenues
{approximately 4239 percent) and Property Tax {approximately 8 percent) and a variety of
other sources including services, interest, fees, and licenses. Similar to private businesses, it is
critical that the local government’s revenues and expenditures are effectively managed to
maintain a long-term balance.

1.4 BACKGROUND

The purpose of the General Plan is to provide the local community with a comprehensive
approach to guide future development in the community. It applies to all land within the City’s
incorporated boundary and is advisory for the surrounding Planning Area, includes all subjects
related to the community’s development, and extends over a 10-year timeframe. The General
Plan identifies the community’s goals, as well as the objectives and implementation measures
necessary to achieve these goals.

Over the past five years, City staff has incrementally reviewed and updated and the city council
has subsequently adopted each of the eleven elements of the general plan in accordance wijth
Arizona Revised Statutes. This subsequent readoption process now will effectively codify the
entire General Plan to serve the City of Eloy over the next ten (10) years. The City’s Planning
Area includes an area larger than the City’s Incorporated Area to account for the sphere of
influence of the City based on its proximity to other surrounding incorporated and
unincorporated communities and tribal lands. Generally, the Planning Area is bounded by a
portion of State Route 287 (Florence Boulevard) on the north, a portion of the Pinal/Pima



County boundary line on the south, a portion of the section line alignment approximately two
miles east of Pecan Road on the east and a portion of the Burris Road alighment on the west.

1.5 USE OF THE GENERAL PLAN _ _ _

The General Plan is intended to be used by all members of the community, as well as others
interested in the City’s future. The key to using the General Plan is the understanding that while
some of the objectives within the Plan may not be achievable in the near term, they are
intended to guide the community’s future long-term development.

The remainder of the General Plan is divided into 11 chapters, or elements. An implementation
chapter is also included. Each element shares a common format, beginning with general
overarching Goals, followed by the Purpose of the Element, the City's Existing Character and
Discussion sections, with the Objectives section as the final component, which establishes the
City's recommended direction. Supportive maps, charts and tables are also included within
each element to assist in communicating the intent of the text.



3.1 Land Use Element
3.1.1 GOALS

1. Provide a range of residential, employment and supportive land uses to encourage and
maintain a sustainable community.

2. Maintain, update and create standards and guidelines to which developments should adhere
in an effort to achieve a sustainable community.

3.1.2 PURPOSE

The Land Use Element is the foundation upon which the other elements are based. It identifies
the intent and direction for future growth. The Land Use Element serves as the focal point for
goals, objectives, and policies that will be used by the City Council, Planning and Zoning
Commission and planning staff to generally guide and direct development. The goals outlined
within this Element will help set the stage for present and future growth and shape the pattern
of the City.

3.1.3 EXISTING CHARACTER

The General Plan designates the majority of the land within the current City limits for
residential purposes. Although the lands are designated in that way, the predominant current
land use is agriculture as shown on Map LU-1, Existing Land Use. There are also many areas
within the City and the Planning Area that have not been developed and remain vacant in
natural desert conditions.

A key factor of the existing and future development of the city is the land ownership pattern.
The presence of private, state, tribal, federal and military ownership is shown on Map LU-2,
Land Ownership.

There are four areas that make up the current developed area of Eloy. The first is the
Downtown area, which includes the original town site known as “Cotton City Proper”. Cotton
City Proper is bounded on the north by Battaglia Road, on the south by Alsdorf Road, on the
east by Sunshine Boulevard and on the west by Curiel Street. The Downtown area extends to
the east to Tryon Avenue and the west to Eleven Mile Corner Road which has functioned
historically as the central business district. The second area is Toltec, which lies a few miles
northwest of the Eloy’s historic downtown area and comprises additional community
neighborhoods and freeway oriented commercial development.

The third area is North Toltec, which is bounded on the north by Cornman Road, on the south
by Hanna Road, on the east by Estrella Road and on the west by Toltec Road. North Toltec
consists of a mix of modular and mobile homes as well as conventional housing. The fourth area
is Robson Ranch, which is bounded on the north by Hanna Road, on the south by Frontier
Street, on the east by Toltec Road and on the west by Overfield Road. Robson Ranch is an age
restricted, master planned community.



3.1.4 DISCUSSION

Land Use Plan

The Eloy Land Use Plan as shown on Map LU-3, Land Use Map, includes multiple residential and
nonresidential land use designations. A summary of the distribution of land uses is shown on
Table LU-1, Future Land Use Composition. These various land use types provide multiple
options to landowners, developers and residents to encourage innovative and quality
development.

Resident's needs may be met by providing a variety of housing types, costs, and sizes. In
addition, the land use types outline specific requirements for retail, office, industrial and mixed-
use types of developments. All of these different land uses, when planned correctly, will create
a balance among housing, jobs, and services. Each residential designation includes a density
range, an indication of permltted zoning, and the typlcal uses intended to be located W|th|n
each designation. :

Land Use Designations

All residential designations have an associated density range. When applications are submitted
for any residential development that satisfies the minimum requirements of the General Plan
and Zoning Ordinance, the project should be allowed a maximum density at the mid-point
density of the range. Residential developments which exceed the minimum requirements may
also be considered for increased density allowance. The following criteria should be used when
reviewing applications to allow increased density:

1. Proposed development plans that provide amenities above the requirements of the zoning
ordinance and or subdivision regulations (i.e. parks, pedestrian walkways, picnic areas, tot lots,
covered pedestrian refuges, etc.}.

2. Proposed development increases setbacks along transitional buffer areas (i.e. between
commercial and lower residential land use designations).

3. Proposed development plans specify the use of larger trees than required by the Zoning
Ordinance.

4. Proposed increase in density will not negatively affect adjacent lower density developments. -
5. Proposed development is compatible with and exceeds the minimum design guidelines
established

in the General Plan, Zoning Ordinance, Subdivision Regulations and with the adjacent Iand uses,
6. Proposed development provides creative design approaches, which implement the objectives
of the General Plan.

7. Consideration of the topography of the project site and assurance that the site design
minimizes impacts on adjacent property.

Note: The presence of environmental characteristics such as, but not limited to geology,
flooding, biology and archaeology may restrict density,



Estate Density Residential

Density Range: 1.0du / 20.0 acto 1.0du /1.0 ac

Permitted Zoning Districts: RR-20, RR-5, RR-2.5, R1-54, and R1-43

Uses allowed within this designation include large lot, single-family residential development.
The density range, 0.05 du/ac to 1.0 du/ac (1 du/20 acres to 1 du/1 acre), is intended to portray
a rural setting. Home sites within this designation should create more of an open environment.
Municipal water and sewer connections are not required. Estate Density Residential uses may
serve as a transitional land use buffer between residential uses with densities higher than 1
du/ac.

Low Density Residential
Density Range: 1.0 to 3.0 du/ac
Permitted Zoning Districts: R1-43, R1-54, and R1-12

Uses allowed within this designation include detached, moderate-sized lot, single-family
residential development. The density range (1.0 to 3.0 dwelling units per gross acre) is intended
to accommodate single-family residential subdivisions with standard typical lot layouts.
Development potential of properties within this designation is determined by location, access,
availability of existing or proposed public facilities and utilities, existing and future land use
patterns, and natural or human-made constraints.

Medium Density Residential

Density Range: 3.0 to 6.0 du/ac

Permitted Zoning Districts: R1-12, R1-6

Uses allowed within this designation include single-family detached and attached residential
homes. The density range (3.0 to 6.0 dwelling units per gross acre) is intended to accommodate
areas suitable for single family, townhome, patio home, and duplex-type units. Development
potential of properties within this designation is determined by location, access, availability of
existing or proposed public facilities and utilities, existing land use patterns, and natural or
human-made constraints.

Other uses permitted in this category may include limited Neighborhood Commercial
development. Neighborhood Commercial should be sensitively integrated into the site and
functionally linked for pedestrian and automobile access.

Medium-High Density Residential

Density Range: 6.0 to 10.0 du/ac

Permitted Zoning District: R-2

Uses allowed within this designation include attached and detached residential development.
The density range (6.0 to 10.0 dwelling units per gross acre) is intended to accommodate
attached and detached single family homes, townhome, patio home, duplex, multi-plex, and
apartment units. Development potential of properties within this designation is determined by
location, access, and availability of existing r proposed public facilities and utilities, and existing
and future land use patterns. Other uses permitted in this category may include limited



Neighborhood Commercial development if sensitively integrated into the site and functionally
linked for pedestrian and automobile access.

High Density Residential

Density Range: 10.0 to 24.0 du/ac

Permitted Zoning District: R-3

Uses allowed within this designation include multi-family residential density development. The
density range 10.0 to 24.0 dwelling units per gross acre) is intended to accommodate two-and
three-story apartments, condominiums, and townhomes close to employment and service
areas and to buffer lower density residential areas from higher intensity uses. Development
potential of properties within this designation is determined by location, access, and availability
of existing or proposed public facilities and utilities, and existing and future land use patterns.

Other uses permitted in this category may include limited Neighborhood Commercial
development if sensitively integrated into the site and functionally linked for pedestrian and
automobile access.

Neighborhood Commercial

Permitted Zoning District: Neighborhood Commercial (C-1)

Uses allowed within this designation include commercial services used by the general public on
a daily basis on corner parcels at arterial and collector street intersections. The market area
radius for a Neighborhood Commercial area is approximately one mile, which would allow
walking and bicycling to be used as feasible modes of transportation. Neighborhood
Commercial areas often have a grocery store as an anchor tenant and may include other
commercial uses including drug stores, beauty/barber shops, dry cleaners, post offices, small
restaurants, small tenant retail, and single professional and medical offices.

Development Guidelines:

Neighborhood commercial areas typically consist of limited, convenience oriented
establishments that serve the surrounding residential neighborhood area within an
approximate one-mile radius. Retail and service oriented commercial uses should be
encouraged within revitalized existing neighborhoods. Typical uses may include, but are not
limited to, food markets, bakeries, pharmacies, restaurants, and self-service laundries. While
commercial uses within new or existing neighborhood developments may be beneficial to
the City and residential areas, specific design criteria and guidelines should be required to
mitigate any potential negative impacts. The following guidelines may influence both the siting
and design of the Neighborhood Commercial uses and the preservation, revitalization, and
success of the adjacent neighborhoods.

All neighborhood commercial uses should be located at the intersection of arterial or collector
streets.

Neighborhood Commercial uses should be restricted to the height limitation of the adjacent
residential district.



Screening techniques (i.e. landscaping, berming, fencing) should be used to buffer adjacent
residential uses from noise, sight and glare impacts generated by Neighborhood Commercial
uses.

Landscaping should be drought tolerant and evergreen.

Four-sided Architecture and design should be used to soften the visual appearance of the
commercial development in order to minimize any potential negative impacts to surrounding
residential neighborhoods.

Commercial developments should provide open space and should provide pedestrian amenities
and places for pedestrians to gather.

Community Commercial

Permitted Zoning District: Community Commercial (C-2)

Uses allowed within this designation include a variety of types and intensities of commercial
development. Community Commercial areas typically consist of large shopping centers and
districts that offer a wider variety of goods and services than the neighborhood commercial
areas. They rely on larger trade areas (two-mile radius or greater) and include such uses as
department stores, bookstores, furniture stores, restaurants, theaters, and non-retail services,
such as offices and banks. Major Community Commercial centers should be located with
adequate controlled access and visibility to arterial streets.

Development Guidelines:

The City is located along an interstate highway that transports a significant amount of daily
vehicular traffic between Phoenix and Tucson. The City of Eloy desires to create and diversify
the community's economy by capturing a portion of the future commercial and industrial jobs
that will locate along the corridor. A sustainable economy is created by balancing the respective
elements of a community. Residential, commercial and industrial development should develop
proportionately. Over-designation of commercial land can lead to a vacant and abandoned
commercial land use pattern, under designation of commercial land can result in inflated land
prices, a lack of needed services, a loss of economic development potential and a reduced sales
tax base. The guidelines presented below will influence the siting of Community Commercial
uses.

All such uses are located at the intersection of arterial and/or collector streets, or within Mixed
Use Centers.

Community Commercial developments may be required to submit, for review and approval, a
traffic impact study as part of the site planning process to determine number and location of

median and curb cuts for optimal traffic flow and adequate site ingress/egress.

Building design should utilize 360-degree architecture (four-sided attractive articulation)



Landscaping should be drought tolerant and evergreen.

Buffering (i.e. landscaping, distance, and fencing) should be utilized to shield adjacent
residential uses from noise, glare, and supply truck traffic generated from adjacent Community
Commercial uses.

Mixed Use

Density Range: 10.0 to 24.0 du/ac

Permitted Zoning Districts: Combination of R-2/R-3/C-1/C-2/MU/PF/BP

Development within this designation should be represented by a mix of retail, office, and higher
density residential at more urban densities with an emphasis on pedestrian scale and walk-
ability. This category is also appropriate along rail corridors where a mix of commercial,
industrial and higher residential densities are appropriate. The uses and densities permitted
within this category include Neighborhood Commercial, Community Commercial, Business Park,
Light Industrial, Medium-High Density Residential and High Density Residential. Zoning
applications within the Mixed Use category should include multiple uses and/or the integration
of at least two uses within individual structures.

Development Guidelines:

Mixed Use developments have the potential to help revitalize the City’s Downtown area. In
order to provide direction for these types of developments the following guidelines should be
followed:

Develop a mixture of neighborhood-serving businesses and residences.

Provide opportunities for residential uses that can capitalize on ready access to commercial and
retail establishments.

Allow flexibility in the design and development of residential and Mixed Use developments.

Encourage a variety of housing types mixed with light commercial retail/professional offices
(i.e. live work units).

Planned Community Area

Permitted Zoning District: Planned Area Development (PAD)

The proposed Planned Community Area (PCA) designation provides for large-scale (40 acres or
more) master planned developments that include a mixture of land use opportunities. Such
developments should also include an appropriate transportation system connecting possible
schools, parks, retail, and/or employment areas.

Projects that are primarily residential within a PCA should include a variety of residential
densities to promote housing choice. Residential communities within a PCA should also provide
commercial and/or employment land uses for residents of that area. Projects that are
principally employment focused within a PCA should include other supportive uses (i.e. retail,
public facilities, etc.). Requests for the PCA designation should include a conceptual land use



plan. When approved, the PCA designation should permit the shifting of land uses within the
defined area from one location to another without requiring an amendment to the designation.
If the overall land use balance of any land use category within the PCA increases more than
twenty five (25) percent, the rules for amendments will determine whether a major or minor
amendment is necessary. Landowners may request the PCA designation on previously approved
General Plan Amendments that meet the requirements above, as long as the allocation of land
uses remain unchanged or within the 25% threshold. Such requests should be processed as
Minor General Plan Amendments.

Light Industrial

Permitted Zoning Districts: Business Park (BP) and Light Industrial (L-1)

Uses allowed within this designation include the least intense industrial employment uses, such
as professional offices, research and development, wholesale and storage warehouses, utility
centers, the repairing and packaging of goods, and ancillary eating and retail establishments. In
particular, light industrial areas should be designed such that the least intense uses are located
along major and minor arterial streets, where visibility to the public is high. Adherence to
landscape standards, setbacks, and provision of adequate transitions between intense uses and
low impact developments (residential and neighborhood commercial) ensures compatibility
between uses and enhances the community’s visual aesthetics and appeal.

General Industrial

Permitted Zoning District: General Industrial (I-2)

Uses allowed within this designation include the most intense industrial employment uses and
generally consist of wholesale and storage warehouses, external storage yards (including utility
centers), fabrication, manufacturing, processing, repairing, and packaging of goods.
Manufacturing areas typically produce noise, truck or rail traffic, and open storage. They should
be designed in such a way that the rear and sides of the structure and outside storage areas are
screened from public view. Adherence to landscape standards, setbacks, and provision of
adequate transitions between intense uses and low impact developments (residential and
neighborhood commercial) ensures compatibility between uses and enhances the community’s
visual aesthetics and appeal.

Development Guidelines (for all industrial designations):

Light Industrial and General Industrial designated areas can capitalize on the economic
opportunities of the transportation network within the City. It is important to designate lands
that will maximize the future employment potential. Providing adequate infrastructure and
support services in areas designated for industrial and manufacturing uses will help draw
businesses to those areas. The guidelines presented below will influence the siting of industrial
related land uses.

Generally, all such uses should be located along the interstate and/or state highway corridors,
as well as, in and around the Eloy Municipal Airport.



Industrial related uses should not be located adjacent to single family residential uses without
adequate buffers.

Industrial uses may be required to submit, for review and approval, a traffic impact study as
part of the site planning process to determine number and location of median and curb cuts for
optimal traffic flow and adequate site ingress/egress.

Building front and street side architecture should be significantly articulated using wall
undulation, varied rooflines and changes in materials to help create visual interest and
minimize negative impacts created from large building massing (both vertically and
horizontally).

Landscaping should be drought tolerant, yet green and healthy.

Screening techniques (i.e. landscaping, distance, berming, and fencing) should be used to shield
and buffer adjacent residential uses from noise, visual impact, glare, and delivery truck traffic.

Parks/Open Space

Permitted Zoning Districts: Open Space Conservation (OSC) and Open Space Recreation (OSR)
This designation should be used for existing and planned open space, parks and other related
recreational facilities that serve the City’s current and future recreational needs. This
designation has an underlying density of one (1) dwelling unit per acre.

Development Guidelines:

Lands designated as Parks/Open Space should provide the citizens of Eloy and its visitors with
the opportunity to navigate through the City using an interconnected trail system. The
opportunity to enjoy the unique characteristics of the surrounding agricultural landscape, and
to engage in active or passive recreation activities at parks located throughout the City will
increase the quality of life in Eloy. Standards and definitions related to developing new active
parks are located in the Parks, Open Space and Trails Element, while the guidelines presented
below will influence the siting of Parks, Open Space and Trails land uses.

All parks that do not contain lighted facilities should be located at the center of their service
area to equalize accessibility for all users,

Parks that contain lighted facilities should be located adjacent to roadways and employment
uses to help buffer glare and noise. Parks that are lighted shall adhere to the City's Lighting
Ordinance.

Parks, Open Space and Trails areas should be designed and constructed to conform to their
respective definitions (located in the Parks, Open Space and Trails Element). Parks should be
constructed so that they can be used at the completion of the first phase of adjacent residential
development.



Siting parks, open space and trails should be planned in conjunction with adjacent subdivisions,
master planned communities, and other residential developments (including multi-family). Each
residential development should submit a conceptual design plan, which will incorporate the
parks, open space and trails by including pedestrian walkways, pathways, and trails etc. which
tie into the overall area.

The City may want to purchase, or obtain through dedication, lands designated for Parks and
Open Space in order to ensure that lands held in private ownership or by the Arizona State Land
Department are developed as parks and open space. The City cannot require private property
owners or the State to preserve their lands, nor can the City remove all development potential
from a property.

Public/Institutional

Permitted Zoning District: Public Facility (PF)

This designation should be used for land and/or facilities that are owned by a city, county,
state, or federal public or quasi-public institutional entity. The land uses allowed should provide
governmental, educational, cultural, aviation, or corrections services within the City. These
essential public uses should support and enhance the overall community's land use pattern and
visual aesthetics in order to minimize potential negative impacts.

Development Guidelines:

The Public/Institutional land designation will be used to provide for the basic functions and
services as needed and desired by the City’s residents and business owners. As development
occurs within the City, additional lands will be needed to provide basic public services, such as
municipal facilities, public safety facilities, utilities, and large-scale recreation uses.

Specific Plan Study Areas

In the future, the City will have to critically evaluate new development proposals within specific
areas of interest or focus. These areas will require additional research, development criteria,
and have specific Council policies that should be met. The City's decisions will affect the future
residential and economic growth in these areas.



LU-1: Future Land Use Composition (updated)
Tl ]
tand Ust Ty e Incorporated Area Planning Area Total (Acres Pergent of
(Acres) (Acres) Total
Estate Density 9,971 149,505 159,477 49%
Residential
Low Density 5,249 25,402 30,651 9%
Residential
Medium Density 35,511 18,462 53,973 16%
Residential
Medium-High Density 3,785 3,993 7,778 2%
Residential
High Density 2,069 1,340 3,409 1%
Residential
Neighborhood 72 0 72 0%
Commercial
Community 4,691 1,907 6,598 2%
Commercial
Light Industrial 2,724 14,869 17,594 5%
General Industrial 4,652 1,177 5,829 2%
Parks/ Open Space 1,121 31,766 32,887 10%
Mixed-Use 1,058 6,618 7,677 2%
Public/ Institutional 1,274 724 1,998 1%
TOTALS 72,177 255,765 327,942 100%




Incorperaled Area Planning Area Percent of
Land Use T 1
e e hype (Acres) (Acres) Tl (Aes) Total
Extete: Donsily 12,003 154,859 166,862 52%
Resldential
nsit
Low Paneliy 5,253 30,056 35,309 1%
Residential
Kiadkum Density 35,488 13,048 48,556 15%
Residential
Madiinn High Daneity 3,112 3,936 7048 2%
Residential
High Density i o
Residential ),890 742 2,632 1%
Neighhor:h.ood 33 0 13 <1%
Commercial
Compiiy 4,453 2,320 6,773 2%
Commersial
Light Indusirial 2,134 10,064 12,198 4%
General Industrial 4,283 1,195 5,478 1%
Parks/Open Space 1,121 272,011 30,132 Vs
Mixed Use 1,104 4,494 5,798 1%
Public/institutional 1,271 161 1,432 <%
TOTALS 72,145 250,105 322,250 100%

Source: City of Elay, June 2020

2.3 OBJECTIVES

The following objectives are presented to guide development of land within the City and give
Staff direction to make flexible decisions about the overall land use pattern within the City of
Eloy when amendments to the map are requested.

1. Maintain transitional buffers between high and lower impact land uses.
2. Promote Mixed Use development within designated areas including the downtown.
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3.2 Circulation Element

3.2.1 GOALS

1. Encourage public safety through appropriate street design.

2. Improve "Level of Service” through coordinated street design, signal spacing and access
management within the community and the surrounding region.

3. Plan and provide for alternative methods of transportation.

3.2.2 PURPOSE

The purpose of the Circulation Element is to summarize the existing street and roadway
conditions. It also provides guidance and goals for public transportation, multi-modal pathways,
and other modes of transportation. This element also lists and defines the different street
classifications and maps the future roadway network. The intent of this element is to
coordinate the City's streets with both existing land use and proposed future land use to
provide mobility and access. It also guides where infrastructure should be upgraded to facilitate
the efficient movement of people, goods and services within the City of Eloy.

3.2.3 EXISTING CHARACTER

Within the City’s boundaries, there are approximately 25 miles of existing paved roadways.
These roads vary in width, pavement composition and condition. Some roads are in serious
need of repair while other roads are newly constructed or have recently been resurfaced.

The City's downtown was initially oriented in a radial street pattern. This design was later
modified into a grid pattern with arterials planned at each mile. This situation has led to offset
intersections as well as five (5) five-legged intersections on Frontier Street, which are a hazard
to both vehicles and especially pedestrians. The confusion that these types of intersections
create can be the cause of accidents and/or serious injury/death as traffic volumes increase.

Roadways

The local roadway network is based on the one-mile grid system originally established in Pinal
County. There are six basic street classifications used by the City, specifically: Interstate
Freeways/State Highways; Major and Minor Arterials; Major and Minor Collectors; and Local
Streets.

Airport

The Eloy Municipal Airport was opened to the public in February 1969 and is a general aviation
facility. The Eloy Municipal Airport is located approximately three miles northwest of City Hall
and encompasses approximately 91-acres in area. The airport was initially constructed by the
Air Force for training purposes. Estimated air traffic using the airport is approximately 28,000
operations annually. It has one runway approximately 3,900 feet in length and 75-feet wide.
The airport has five conventional hangers and twelve T-hangers with a parking apron 150-feet
by 300-feet.

The Eloy Municipal Airport is currently used for general aviation and skydiving activities, with no
scheduled services to other locations. Recommendations for future upgrades to the airport to



meet potential and desired demand includes the relocation of Taxiway “A”, drainage
improvements, extension of the runway, and lighting improvements.

Multi-Use Pathways :
Currently, there are 95 miles of existing pathways and trails within Eloy’s Planning Area. These
pathways currently include the full complement of dirt pathways to sidewalks.

Public Transportation

The only public transit access in the City occurs through the connection of Central Arizona
Regional Transit (CART) that extends limited service (twice per day) down Interstate 10 to serve
the recently relocated Greyhound stop at Love’s Truck Stop, located at the northwest corner of
Sunland Gin Road and Arica Road. The recently completed a transit feasibility study to identify
corridors and routes that would serve the City’s population with access to desired area-wide
destinations, A circulator for downtown and routing along Frontier to Casa Grande is shown on
Map C-1, Circulation. The closest Amtrak stop is located at 19427 N. John Wayne Parkway in the
City of Maricopa. Amtrak’s Sunset Limited, which operates between Los Angeles and New
Orleans, stops in Maricopa at night on Tuesday, Thursday and Sunday from east to west and in
the morning on Monday, Thursday and Saturday from west to east. :

3.2.4 DISCUSSION

Circulation Plan

The City of Eloy’s circulation system is shown on Map C-1, Circulation and includes the roadway
network with its recommended characteristics as discussed below.

Roadway Network

The roadway system consists of a hierarchy of streets, which range in widths and traffic volume
capacity as shown on Table C.1, Roadway Functional Classification & Characteristics, For
example, an arterial's main function is to carry the largest volume of traffic from collector
streets to places of employment, retail, offices, and to the City gateways and then funnel the
traffic back to the collectors. Functional characteristics include roadway type, function, right-of-
way width, lane configuration, pavement width {curb-to-curb), and average daily traffic {ADT).

Roadway Descriptions

Interstate Freeway / State Routes (Highways)

Freeways and State Routes should connect major metropolitan areas, and carry a high
proportion of vehicular trave! on a minimum of mileage. Freeways and State Routes should be
integrated with arterial streets. Freeways and State Routes generally have full access control
and consist of interstate highways, other freeways or U.S/State routes. This class of street is
designed to handle higher speeds between 55and 75 mph as well as between 11,000 and
22,000 vehicle trips per day. The number of lanes should range between three and five {one
direction) with a total right-of-way width of 300-feet or greater.



Arterial (Principal - RSR, Major and Minor)

Arterials are major streets that are designed to move large volumes of traffic within each
community and between cities and towns and are typically spaced at one-mile or greater
intervals. These streets are typically constructed with a total of four to six lanes of traffic, and
have a raised or striped median. Access to arterials should be limited to intersections at
approximately one-quarter mile intervals and from the driveways of major developments. No -
on-street parking is allowed on arterial roadways. These streets are typically designed to handle
between 8,900 and 11,740 vehicle trips per day with speeds ranging from 45 to 55 mph. Total
right-of-way width for arterials range from approximately 110- to 130-feet. '

Collector (Major and Minor) _

Collector streets provide mobility and access between local streets and arterials, Iocal streets to
other local streets, as well as, allowing access to properties fronting onto the street. Collectors
are generally spaced at one - half mile intervals, except in the cases where designated on the
Circulation Plan Map to connect Downtown with the Eloy Municipal Airport and to connect
Sunland Gin Goad and Toltec Road between Frontier Street and Interstate 10 (I-10). These
streets are constructed with a total of two to four travel lanes, and typically have a striped or
raised median. Travel speeds on collector streets are typically set at 35 mph. Coltector's usually
have rlght -of-way widths ranging from 70- to 80-feet. Collectors may have on-street parkmg,
although this is typlcally not permitted near intersections and curb cuts for visibility purposes.
Collector roadways designated within the Eloy Planning Area are generally located on the
midsection-line boundaries.

Local Road

Local roadways serve local traffic, providing access to adjacent propertles and roadways of
higher classification. Local roadways usually have two lanes and low travel speeds (25 mph or
slower), and allow on-street parking. A typical right-of-way width for a local street is
approxlmately 50-feet. Future subdivision developments and local street construction may
focus on a non-grid internal street pattern to help slow traffic, create visual aesthetics (when
coupled with a landscaping theme) create a sense of place and variety within each mdlwdual
development and create a more pedestrian friendly environment.

Multi-Use Pathway

The purpose of a multi-use pathway system is to provide residents with other transportation
alternatives to travel within the community other than a vehicle. Other transportation optigns
include walking, jogging, bicycling, skating, or horseback riding. Non-vehicular travel may
provide a wide-range of benefits, such as increased mobility and access as well as enhanced
recreational activities, improved air quality, and better personal health.



Table C.1: Roadway Functional Classification & Characteristics

CHARACTERISTICS
CLASSFICATIONS Primary "n"‘"‘l _’ﬁ'l ¥ Righ of Wy Widdy |  idth Back of | Maximum Vebide Trips Per
Function 3 ¥ Curbto Curb
included) ey
4 and Ceraater
P + ~
freeway/Stase Route Mability Dividiard 300 >55,000
Mojor Asterial = & Lanes + Dividod 130° S 45,000 - 55,000
(Principal) matiny Modian RNt
< Mobility / 4 Longs + Raised ;
. 111
Minor Anterial = Mackon 1w &0 30,000
Major Collactor Agenss [/ 3 Lones + Tws
{Conumercial) Mabiliry 80 54 10,000
Wy Turn Laro
2-3 Lanas + Two
2 ‘ o .
Miner Collactor Accss Mg Boidine 7 48 8,000
Lo<al Acceas Two Lanas L1 ar 1,000

Source: City of Eloy, January 2020

The multi-use pathway system consists of trails and bike routes/paths. The trails typically
consist of shared use paths that are physically separated from vehicular traffic. These may be
paved or unpaved, and may be located within an existing roadway right-of-way or within an
existing utility or canal right-of-way or easement.

Bicycle paths are comprised of both trails and lanes. A bicycle lane is a one-way travel lane
located along the edge of a paved street. A bicycle trail is a non-vehicular pathway identified for
bicycle use by signage only. Bicycle trails are physically separated from vehicular traffic, and
may be paved or unpaved.

Aside from the 95 designated miles of trails and pathways, Pinal County's Open Space Master
Plan also shows an additional 44 miles of proposed trails. As the City expands into its Planning
Area through future annexation and when these areas are developed, an analysis of the
proposed pathway system should be completed. Developers should be encouraged to set aside,
construct and possibly dedicate pathway network improvements within or adjacent to their
development.

Opportunities exist for developing a system of urban multi-use trails along the street, utility,
and railroad rights-of-way that could be used for pedestrian, equestrian, and bicycle travel.
Potential locations for these trails include Frontier Boulevard (south side), Sunshine Boulevard
(west side), Hanna Road (south side), Milligan Road (south side), SR-87 (west side), Toltec
Highway (east side), and Sunland Gin Road (west side). In the future, a more comprehensive
city-wide Parks, Recreation, and Trails Master Plan could be developed and adopted that will
confirm such corridors.



High Capacity Transportation Corridors

A series of recent studies have identified several key transportation corridors for future
consideration within the Eloy Planning Area. The Arizona Department of Transportation hasis
eurrenthy-assessing received a Record of Decision (through a Tier 1 # Environmental Impact
Statement) for the-twe-reuting-optionsfora future North-South CorridorFreeway. The intent is
to connect US 60, in northern Pinal County, to Interstate 10 within the City of Eloy.Fhe-City-of
Hoy-supports-{through-Resolution19-1454)-the-W4-Corridorwhich-utilizes the-existing-SR-87
roadway-and-terminates-attaterstate 10.

The Intermountain West Corridor (I-11) is intended as a multimodal transportation facility to
diversify, support, and connect the economies of Arizona and Nevada, ultimately linking Mexico
and Canada. The connection between Phoenix, Arizona, and Las Vegas, Nevada has been
analyzed, and the results of the Tier | Environmental Impact Statement isGreen-Alternative
Planning-Area-as shown on Map C-1, Circulation.

Funding has been appropriated for Tier Il Environmental Study for both the North-South
Corridor (515 million) and I-11 (525 million). No funding has currently been set-aside for the
design or construction of these corridors.

Railroad

The rail line through Eloy was originally constructed by the Southern Pacific in 1880 and
parallels Frontier Street. The Union Pacific rail line (also known as the Sunset Route), which was
acquired by the Union Pacific in 1996, traverses the southern portion of Arizona, connecting Los
Angeles with Tucson, El Paso, Houston, and New Orleans.

Currently, between 45 and 55 freight trains operate through Eloy daily. The largest of the
commodities shipped on these trains are Agricultural Products (grains, grain products, and food
& refrigerated products); Automotive (finished vehicles and auto parts); Chemicals (Fertilizer,
Plastics, Industrial Chemicals, Soda Ash, Petroleum LPG and Crude Oil); Coal (Coal and
petroleum coke); Industrial Products (Lumber, construction products, metals,
minerals/consumer, paper, other); Intermodal (Domestic and international), Mexico (Autos,
intermodal, agricultural, industrial products, chemicals and coal); and some 10,000,000 tons of
coal (shipped in) to run the state's power plants.

Currently, the only grade-separated crossings of the Union Pacific in the vicinity of Eloy's
Planning Area are the I-10 viaduct west of Toltec and the SR 87 viaduct at Picacho. The at-grade
rail crossings occur at Sunland Gin Road, Toltec Highway, Houser Road, Battaglia Drive, Eleven-
Mile Corner Road, Main Street and Sunshine Boulevard.

3.2.5 OBJECTIVES

The objectives provide the City necessary direction in order to create and enhance a functional
circulation network and to interweave viable alternative transportation modes that could
reduce reliance on the automobile.



1. Improve and maintain street safety.

2. Improve and maintain the quality of street surfaces.

3. Manage vehicular access onto the street.

4. Reduce accidents at offset and five-legged intersections. ‘

5. Implement traffic sign upgrades and pavement rehabilitation actions as recommended in the
city of Eloy Small Area Transportation Study, for both streets and railroad crossings.

6. Incrementally upgrade existing roadways to comply with the street classification system, as
demand warrants.

7. Require new developments to adhere to the street cIassn‘tcatmn system and dedicate
adequate rightof- way. :

8. Monitoring vehicular accidents, determining their causes and then adopting policies to avoid
similar situations in the future. :

9, Promote paving/topical treatment ofdlrt and gravel roads and prohibiting the creation or
continuation of unimproved roads, especially as new development occurs.

10. Work with other government entities [e.g., Arizona Department of Transportation {ADOT),
Sun Corridor Metropolitan Planning Organization (SCMPO), Pinal County, Central Arizona
Association of Governments {CAAG), City of Casa Grande, etc.] to improve and maintain the
regional roads, including State Routes and Interstates 8 and 10,

11. Determine and define traffic impact mitigation measures to preserve mobility and access
through the City's roadway network.
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3.3 Growth Areas Element
3.3.1 GOALS

1. Encourage orderly development within Growth Areas.

2. Encourage balanced, mixed use and multi-modal development within the designated
Growth Areas.

3. Promote commercial, employment and industrial development at identified Growth Area
nodes.

4. Promote development within Growth Areas that provides for the logical extension of
infrastructure and utility service.

3.3.2 PURPOSE

The purpose of the Growth Areas Element is to provide the City of Eloy with objectives to guide
new development. It also focuses efforts to revitalize, rehabilitate, and redevelop areas of the
City in terms of supportive infrastructure, public facilities and utilities investments to meet the
needs of all residents and businesses. The City must also provide the strategy, which will lay a
foundation of adequate services. Such services will respond to both the increased demands
from new development and maintaining existing service levels for existing development.

3.3.3 EXISTING CHARACTER

The City of Eloy has an estimated population of approximately 15, 63519,000 people as of the
2020 US Census2619 and

has experienced an estimated annual growth rate of approximately negative one percent since
2010, when the City's population was 16,631 people. As Tucson, Marana, Phoenix and Casa
Grande grow and develop, Eloy, which is in the path of development, will undoubtedly be
"discovered" for its "small town" charm.

3.3.4 DISCUSSION

Eloy has grown in the past and will continue to grow in the future. The choices that the City
Council makes for its residents, which are put into action by the City Departments, will affect
how the City grows and if it remains a desirable community. This may occur if growth and
revitalization are managed and targeted to areas that can best accommodate it. Creating
objectives and policies to target the appropriate type of development and 'best' location for
new and revitalized growth will allow the City to enhance selected areas that need
improvement.

These areas can absorb new jobs and housing without negatively affecting existing
neighborhood quality of life through increased traffic or commercial encroachment into
residential areas. The Growth Areas Element therefore seeks to identify the areas that can
efficiently and logically accommodate growth, resulting in a diverse concentration of land use,
transportation, and circulation options, and integrated open space areas.



3.3.5 GROWTH AREAS ELEMENT
Identifying growth areas discourages dispersed development or "sprawl" by focusing both
revitalization and new development in targeted areas.

It is important for the City to encourage development within the growth areas in order to
enhance their economic viability, create compact development areas, integrate active and
passive open space, preserve natural resources, and accommodate integrated compatible land
uses {commercial, office, residential, tourism, and industrial) to ensure sustainability, Growth
areas should also be served by multi-modal transportation options (transit, pedestrian,
bicycling, etc.) to provide community access, mobility and to reduce dependency on the
automobile.

New and revitalized development is encouraged within five-six identified areas as shown on
Map GA- 1, Growth Areas Map that may provide residents with increased flexibility and a
higher quality of life. Flexibility and quality of life are characteristics consistent with Smart
Growth principles. Other characteristics of Smart Growth include the following:

Mix of land uses
Compact building design
Diversity of housing choices
* Strong pedestrian network
Distinctive, attractive communities with a strong sense of place
Open space, farmland, natural beauty, and sensitive environmental area preservation
Growth directed toward existing development
- Transportation choices
Development decisions that are predictable, fair, and cost effective

Community and stakeholder collaboration in development decisions

Growth areas have been identified throughout the Eloy City Limits and Planning Area boundary.
The identified growth areas were defined based upon the following factors:

* Vacant or Underutilized Land: Areas selected were anticipated to accommaodate future

development, revitalization, or redevelopment based on their proximity to Interstate-10 (I-
10}, SR-87, wastewater treatment, or the Eloy Municipal Airport;

Public Facilities Capacity: Areas were selected on the basis that public facilities could be

provided to serve the community and provide law enforcement, emergency, safety,
municipal, and health care services for residents;



Infrastructure Expansion: Areas were chosen based on the fact they could be served with

incremental water and/or sewer expansion financed through public capital improvement
projects and/or private development activity;

Open Space Opportunities: Existing facilities used in the evaluation of growth areas

included city and private recreational facilities such as existing city parks, or other regional
natural open space recreational opportunities; and

Smart Growth Principles: Principles and guidelines used to choose growth areas included

places that could support mixed residential and employment land uses served by a variety
of transportation modes that provide a high quality of life.

Growth Areas
1. Toltec-Robson Area

* This growth area is located at the intersection of Interstate 10 (I-10) and Interstate 8 (I-8).
This growth area interfaces with the City of Casa Grande. It includes Eloy’s first upscale
Master Planned Community, as well as, other propose\d retail establishments, catering to the
interstate travelers. Transportation related industries are also ideally suited for this growth
area.

Uses within Eloy City limits should demonstrate compatibility with land uses within Casa

Grande - Residential to Residential, Commercial next to Commercial, and Industrial next to
Industrial.

* The 1,025-acre Casa Grande Mountain Park is located within this growth area and provides

an opportunity for both Eloy and Casa Grande to preserve a significant open space with
multiple trails used for hiking.

Includes a mixture of low to high density residential with some commercial and industrial

designated parcels. The area is mostly residentially designated. The commercial and
industrial designated land is typically located along I-10 and Frontier Street, and within
planned communities. The densities of the residentially designated areas transition lower
the further away (to the NE and SW) from the Freeway. The future PhoenixMart is located
to the north of this growth area in the City of Casa Grande. It has been marketed as
America’s premier product sourcing center. The intent of PhoenixMart is to connect
manufacturers, wholesalers, distributors and retailers directly to thousands of buyers and
consumers across the country and around the globe. It is being proposed as a multi-category
supply center with American quality products at globally competitive prices. Over 2,000
businesses are intended to be assembled in an iconic development and 1.5 million square



foot marketplace.

2. Airport Area

* Includes the Eloy Municipal Airport. The Eloy Municipal Airport is owned and operated by

the City of Eloy and is sited on approximately 90 acres located approximately three miles
northwest of the City’s central business core. The Airport is accessed via Tumbleweed Road,
which terminates at the Airport entrance. Lear Drive extends along the south side of Airport
property and provides access to the T-hangar facilities.

" This growth area is the Home of Arizona skydiving, located in the heart of the scenic

Sonoran

Desert and lies midway between Arizona's two largest cities, Phoenix and Tucson. SkyDive
Arizona has grown into the world's largest indoor skydiving center, averaging over 140,000
jumps per year.

3. Sun Corridor

' This growth area includes industrial, commercial and residential properties with access to

Interstate 10 ()-10) and the Union Pacific Railroad (UPRR). It is a prime location for
development with access to interstate transportation corridors; it also includes railroad, 1-10
and Highway 84,

" Includes the entire downtown area and may incorporate or focus on redevelopment, infill,
and rehabilitation of existing structures.

Includes one industrial core or strip between |-10 and Frontier Street and much of the
General Industrial designated land along I-10 and within the downtown area.

" This area consists of a mix of residential densities, but has more medium and higher density
residential land uses than single family designated areas.

4, SR 87 Corridor

* This growth area is another potential employment corridor with access to Interstate 10 {I-

10), Highway 87, and the Union Pacific Railroad. The eastern edge of this growth area abuts
Garowth Aarea 6- Picacho Heights Area along Vail Road.

* This Growth Area is focused around the highway corridor of general industrial/light
industrial and commercial uses with some residential {mostly higher density residential uses).

Future access to the North/South Corridor-A transportation route through Pinal County that



would potentially connect U.S. Route 60 in Apache Junction and Interstate 10 near Eloy and
Picacho.

5. Red Rock Area

" This growth area is the future site of the Union Pacific Rail Road (UPRR) switch yard and a
major employment hub.

* This area will need to interface with Marana and Red Rock to the south and east.

The designated land uses within this area consists of Light Industrial, Mixed Use, Medium-
High Density Residential and Community Commercial, even though some areas have been
previously designated with more intense uses through the Pinal County Comprehensive Plan
update process. It is also important to note that some higher density residential and
commercial type uses may be permitted within this growth area depending on how the edge
land of the Marana Planning Area develops adjacent to the Planning Area Boundary of

Eloy.

6. Picacho Heights Area

- This growth area is an enhanced residential area buffering the intensity along the
Naorth/Ssouth Ceorridor to the west and Interstate 10 to the south, from the idyllic open
space and future parklands along the Santa Rosa Canal to the north, and the Central Arizona
Project (CAP) Canal and Picacho Mountains to the east.

* This growth area supports the mission of-sperationsat the Arizona Army National Guard

(AZARNG) Picacho Peak Stagefield- with compatibleplementary uses and operational
connectivity with Silverbell Army Heliport to the southeast.

" Tthis growth area alse-consists of a mix of residential densities, including mixed use, and has

the potential for upscale “Resort Style” living given its proximity to the base of the -Picacho
Mountain range-. The conceptually located resort sites could serve as portals to the proposed
regional park, as well as offer access to the CAP Canal trail corridors.

Developments in this area should maintain a high level of multi-modal connectivity, and

compatible uses should offer off-street linkages for bike and pedestrian uses.

Houser Road is intended to be a Principal Arterial providing East-West regional connectivity,

and Wheeler Road is intended to be a Principal Arterial providing North-South regional
connectivity.

A potential -Wildlife Corridor is intended to preserve natural wash corridors for wildlife

connectivity as well as a linkage between the Picacho Mountains and Picacho Peak State Park.




Residential density is intended to decrease from east to west to respect viewsheds and

wildlife and limit human encroachment.

McClellan Wash is intended to be improved to control and convey stormwater flows

through the area in a manner that improves and protects adjacent development potential ,
respects the high environmental character , and promotes regional recreational connectivity.

7. Other Plans

In order to maximize the efficiency and attempt to accomplish the objectives of the Growth
Areas Element, other planning mechanisms will need to be used. These include:

Specific Plans,
Updating revitalization/redevelopment plans, and

Adopting infill incentive districts, capital facilities programming, and adequate public
facilities ordinances.

Specific Plans

Specific plans are permitted by Arizona Revised Statutes (ARS 9-461.08) to allow cities the
opportunity to define building layout and site planning, bulk and height requirements, and
open space guidelines.

Redevelopment/Revitalization Plans

Redevelopment plans are also permitted by statute (ARS 36-1471 et. seq.) to transform
underutilized or vacant areas into viable economic opportunity areas. The Growing Smarter
Plus legislation established infill incentive districts to reverse the characteristics of
disinvestment (i.e. dilapidated structures, contaminated sites, public nuisances, crime, and
population decline) in developed areas.

Capital Improvement Plans (CIP)

Capital improvement plans identify the sequential phasing of community infrastructure and
facilities to stage growth and foster revitalization in a rational manner. Adequate public
facilities ordinances assist in maintaining desired facility levels of service (including schools)
when new development occurs in the City.

Adequate Facilities and Services for Growth

The Growth Areas and existing or planned availability of essential facilities and services to
accommodate Eloy's growth extend over a majority of the City Limits and much of the Planning
Area north of Interstate 10. Timely and orderly development of facilities and services will be



important as the City grows,

Development proposed in growth areas, must also be in conformance with the General Plan’s
Land Use Plan. Projects may proceed after providing a conceptual report or evaluation of
adequate facilities and services. If a development proposal is submitted for a parcel that is
designated for a future phase, subsequent phases may be accelerated, if deemed in the City’s
best economic interests. If new development, consistent with the Land Use Plan, is located
within one of five-six (56) growth areas, or outside a designated growth area, the City of Eloy
will evaluate the efficiency and cost/benefit of approving that development based upon the
following criteria:

Facility Adequacy Criteria:

* Water Facilities
* Compliance with the adopted Water Master Plan.

* Adequate water resources for the development (100-year assured supply) and
proposed methods of water conservation to reduce the City's reliance on groundwater.

* Adequate water production facilities including trunk lines, pumps, and fire hydrants are
in place, or wil! be constructed, to serve the development.

* Wastewater Facilities

* Compliance with the adopted Wastewater Master Plan.
Adequate wastewater treatment capacity is available, or will be constructed, to serve
the development.

* Adequate wastewater transmission facilities including trunk lines and pumps.

Streets and Highways
- Compliance with the Circulation Element and Circulation Map.

* Adequate street access including rights-of-way for streets, improved street area, traffic
control (stop signs or signals).
* Access to planned or existing pedestrian, bicycle, and transit facilities.

* Schools

* Adequate school capacity is available or provided for new students generated.

- Consistent with projected school enroliment or planned school construction or expansion.
Police Services

* Police protection will not be reduced below the adopted level of service of 1.8 officers



per 1,000 population.
* Emergency response times will not exceed the existing average response time by 10

percent. Staff conducted a random sampled survey of response times and found an
average response time of 6 minutes.

Fire Protection Services

* Fire protection and emergency medical will not be reduced below the adopted level of
service for firefighters/EMT staff per 1,000 population.

- Emergency response times will not exceed the existing average response time by 10
percent, which currently is approximately a 4-minute response time.

* Fiscal/Financial

- The City’s budget for development/permit review, construction, inspection, operation,

and maintenance would not need to be supplemented by more than 20 percent in any
one fiscal year.

 The municipal facilities to serve the proposed development would not exceed the
revenue stream received from taxes and fees {e.g. property tax, sales tax, utility fees,
and development fees) for the proposed development unless otherwise supplemented
by the developer.

Future development located within or outside of the five-six growth areas may be approved if
the developer complies with existing General Plan land use designations or criteria. However,
when a proposed development within or outside a growth areas does not comply with the
criteria, or triggers the need to change adopted plans, policies, budgets, etc., the development
may not be approved until it can substantially meet all the criteria or obtains a General Plan
Amendment,

4.4 OBJECTIVES
The objectives included below provide the City with direction to guide near-term future growth,
development, and revitalization in appropriate locations.

1. Prepare and adopt a specific plan for each of the five-six growth areas identified on the
Growth

Area Map.

2. Prepare and adopt a Downtown/Redevelopment Plan.

3. Prepare, adopt and maintain a five (5) year a Capital Improvements Program.

4, Prepare and adopt a Main Street Streetscape Master Plan.

5. Prepare and adopt an Infill Incentive District Ordinance,

6. Prepare and adopt a Revised Development Code for Planned Area Development and Master
Site Plans.



7. Prepare and adopt an Adequate Public Facilities Ordinance.

8. Prepare and adopt Downtown Design Guidelines to address architecture, landscaping,
parking, lighting, signage and open space, parks, alternate transportation modes, and
parking
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3.10 Economic Prosperity Element
3.10.1 GOALS

1. Create the opportunity for, and successfully attract, quality employers with a focus on
diversity and multiple salary levels.

2. Brand Eloy as a prime regional location for business, community growth and capital
investment.

3. Through public and private investment, make Main Street a centerpiece for Eloy featuring
restaurants, shops, small businesses and activities supported by quality neighborhoods

that offer housing choice.

4. Create a community with adequate infrastructure, utilities, community amenities and
housing that will attract new businesses and residents.

3.10.2 PURPOSE

This Economic Prosperity Element, in conjunction with the Economic Development Strategic
Plan (EDSP), adopted in July 2019 provides the community with a focus that is more than
just creating or retaining jobs and expanding the tax base. It is also about crafting a climate
that is attractive for investors and businesses and a place where workers and their families
can flourish. To attract and retain investment, Eloy must have cultural amenities, modern
infrastructure, quality schools, broadband and a trained workforce with skills that match
business needs.

The Strategic Plan recognizes the opportunities and constraints that exist for Eloy and lays
out-the mission of economic development, the vision for the future, and the four fundamental
goals/building blocks necessary to prepare the City to achieve its desired economic
prosperity. These building blocks include: Jobs, Image, Downtown Redevelopment, and
Infrastructure and Housing.

3.10.3 EXISTING CHARACTER
Eloy was first established in the early 1900’s as a rail stop and rapidly became a hub for
agriculture. Although cotton was the primary crop, a wide variety of vegetables, feed crops,
melons, fruit and nuts were also produced. Although agriculture remains an important part
of Eloy today, water costs and its long-term availability will require a significant effort to
establish new agricultural technology and crops well suited to an arid, desert environment.
Over the years, Eloy added a significant industrial and retail truck stop presence, which,
with some exceptions, has done well. Several of the businesses attracted in the 1990's and
early 2000’s continue to thrive. However, the Great Recession in the middle of the last
decade hit Eloy especially hard. In the last ten years, very few new employers have located
in Eloy, several have shuttered their doors and there have been very few land transactions
(even though land costs are lower than surrounding communities and significantly lower than
the Phoenix and Tucson areas). The majority of private employers that are located in the
-City are located within the corridor formed by Frontier Street and Interstate 10. The only
exceptions are CoreCivic to the northeast and SkyDive Arizona up at the Eloy Municipal
Airport as shown on EP-1.



Economic Character Areas
In addition to 1,000’s of acres in agricultural production, Eloy has four key economic
character areas, which are illustrated on Map E-1, Economic Character Areas.

Robson Ranch

Robson Ranch was initially developed in 2006, and currently provides over 1,000 upscale
homes with quality-of-life amenities sought by active adults. Single-family housing and
condominium living are complemented by facilities to accommodate a variety of sports
activities including 18-hole golf, arts and crafts sessions, hiking and biking, an aquatics
center, Pickle ball and tennis as well as access to retail and commercial services. New phases
of development are currently under construction.

Eloy Employment Corridor

This predominately commercial and industrial business area is home to many of Eloy’s
industrial employers. The Corridor is south of, and parallel to, the Union Pacific Rail line and
extends to the south of Interstate 10. A large inventory of vacant, industrially zoned and
utility-served property is available for development. There are several, older, smaller

vacant buildings that could accommodate some retail or commercial businesses. The majority
of those are located on Frontier Street and along Sunshine Boulevard. Although these
structures offer limited opportunity for reuse, many of Eloy’s buildings are currently empty
and in disrepair, diminishing the opportunity for existing business vitality and expansion and
the potential for future businesses moving to the area.

Downtown Eloy (including a segment of Frontier Street)

Downtown Eloy is the heart of the city and home to a new City Hall, a soon to be new Police
facility, the U.S. Post Office, various small businesses, Santa Cruz Valley Union High School
and Main Street Park, which for years has served as Eloy’s ‘living room’ for special events
and festivals. The Downtown area offers investment opportunities for new construction and
building renovation serving the mix of residential, office and retail uses. The area is also
home to a number of community services, including Sun Life Family Health Center, Pinal
Hispanic Council, Community Action Human Resources Agency and Eloy Veterans Center,
among others.

Eloy Municipal Airport

The Eloy Municipal Airport is located approximately three miles northwest of Downtown and
encompasses approximately 100 acres. With two active runways, the airport is available

to general aviation aircraft from dawn to dusk. Hangars and T-shades are located on

airport properties, and aviation fuel is available for sale. The Eloy Municipal Airport is home
to Skydive Arizona, a world-class facility attracting skydivers from around the world. The
Bent Prop Café is located onsite for food services, as well. The City owns approximately

280 acres adjacent to the airport for a future business/industrial park.



3.10.4 DISCUSSION

Over the last several years, the Eloy City Council has updated the Land Use Element of the Eloy
General Plan. During those efforts, considerable attention was paid to setting aside sufficient
land for Eloy’s commercial, industrial and employment uses. Of the approximately 72,100 acres
within the City limits, over 4,7500 acres (26%) are designated as commercial and nearly 76,400
acres (743%)

are designated as industrial. Primary challenges to commercial and industrial growth in these
areas are lack of rooftops in the primary trade area, limited access and lands unserved with
shovel ready infrastructure. Strengths include approximately 20 miles of I-10 freeway frontage
and the opportunity for Union Pacific rail spur service.

In July 2019, the Eloy City Council adopted the Eloy Economic Development Strategic Plan
(EDSP). This comprehensive effort, in conjunction with the General Plan, is intended to guide
Eloy’s business retention and expansion and business attraction efforts. The plan focuses its
attention most aggressively in the first five years but provides guidance for economic
sustainability and growth of many important economic activities over a much longer term. The
EDSP states, “The success of this ambitious strategy requires alignment of goals and funding
priorities between City departments and other organizations. The City will collaborate with
public and private sector partners throughout the community/region to carry out the actions
recommended by the strategy. Without adequate resources, this economic development
strategic plan will not be successful. This strategy requires reliable multi-year operating support
for the key initiatives, including work that supports job growth, capital improvements that
foster economic development and marketing and promotion that brands and propels the
community forward”.

Strengths, Weaknesses, Opportunities and Threats

A key component of the EDSP was the development of a Strengths, Weaknesses, Opportunities
and Threats Analysis. This analysis is the compilation of over 30 interviews conducted with key
community stakeholders and is summarized below:



Table E.1, Strength, Weakness, Opportunity and Threat Summary

Strengths

sCentrally located

sUndefined image and no

Weaknesses

Opportunities

~ »Downtown revitalization

N A e —

Threats

between Phoenix and real brand and adaptive reuse of
Tucson *Aging road infasructure old bpi!dings
'Proximity to major sAbsence of new sDowntown facade
transportation and rail workforce housing stock Irqprwzr‘ne‘nt program
corridors «Slow household growth sLeverage relationship
sExisting workforce in sShortage of amenities with SkyDive Arizona for business
production jobs for rasidents and Eloy tourism *Majority of property tax
sCentral Arizona College businass *Target industry 'cqme'é from correctional
»Strong civic leadership slnadequate attraction institutions
=Concentration of infrastructure to *Potential "Economic” *Economic stagnation
education and civic uses industrial sites corridor for electric and «Negative parception cast
downtown oL ack of avalable autonomous vehicles on the city due to Eloy
*Downtown festivals and industrial buildings sNew housing Detention Center
events sAbsence of ragional davelopment to attract a
«Vacant industrial zoned cooperation and warkforce population
land collaboration *Transportation planning
sUnderperforming and Improvements
schools *Facilitating shovel ready

sites
*Water Resources

Addressing the weaknesses and threats and leveraging the strengths and opportunities will take
a concerted effort by not only the City of Eloy, but the myriad of community organizations such
as the Chamber of Commerce, School Districts, and most importantly, all of Eloy’s existing
businesses and residents. Offsetting many of the weaknesses and threats are Eloy’s Strengths
and Opportunities. Eloy is well positioned on Interstate 10 and the Union Pacific rail line with
excellent proximity to Arizona’s border with Mexico - three ideal assets for attracting
manufacturing, distribution and warehousing operations. Another key in Eloy’s future lies with
its equidistant, one hour drive time to Phoenix and Tucson, both high growth areas that are
beginning to experience rapid decreases in affordability for land and building in virtually every
economic sector. Proximity to Casa Grande and Coolidge will also play a role as new industries
such as Lucid Motors and Nikola (both considered leaders in the future of personal and
commercial truck transportation) which are expected to hire a minimum of 2,000 employees
once each comes to fruition. As the area begins to attract new users and investment, all three
communities stand to benefit equally. Additionally, Eloy has hundreds of acres available and
entitled for development, and a City rich in heritage with strong community pride.

Also as a direct offset to several of Eloy’s challenges are two Foreign-Trade Zone's, (FTZ) and an
Opportunity Zone, (OZ) located in the Growth Corridor as shown on Map E-2. The FTZ is a
designated location where companies can use special procedures that encourage
U.S./International trade by allowing delayed or reduced duty payments on foreign
merchandise, as well as other savings. The OZ was created under a provision of the Tax Cuts
and Jobs Act, and signed into law December 2017. Investors who reinvest capital gains monies



in Opportunity Zone funds will receive reductions on capital gains taxes relative to the years of
their investment.

Education

As the region develops, it will be important to develop and attract a skilled labor force to staff
these new businesses. It will also be important to adopt policies that will support the attraction
of amenities that improve the City’s overall quality of living. Educational success will also play a
key role in attracting businesses. Most of today’s workforce requires a strong work ethic,
certifications, degrees and other levels of training. If a community does not have residents with
the necessary level of education or vocational training and/or certificates, then the company
will be pulling “talent” from other communities to fill their positions, or the company will locate
within a community that has a population that meets its job-related qualifications.

When it comes to education, Arizona Department of Education data shows that only 12 percent
of the population have attained an Associate’s Degree or higher. The resident population,
however, still trails behind Pinal County with 28 percent of the population having an Associate’s
Degree or higher. Educational attainment is an indicator of the strength and aptitude of the
local workforce. Aligning educational/vocational attainment with the City’s industry targets can
help identify existing training deficiencies that can be corrected with workforce development
programs.

Labor Force

As per the EDSP, there is a viable labor force in Eloy, however, less than500 residents both live
and work here. Approximately 1,100 workers commute in for work and 3,100 commute out for
work to neighboring communities and as far away as the Phoenix and Tucson suburbs.
Attracting employment opportunities for these 3,100 workers will be a priority as the EDSP is
implemented. As a small rural community, Eloy will need to contend with its rural setting and
limited size of its labor force with lower skill levels. Over time as the community grows, these
conditions will change. In the interim, Eloy’s economic development opportunities will likely be
limited to those industries that are attracted to its assets of good transportation access, low
labor costs, and low land costs.

Potential Windfalls

There are several factors that can and will have a significant impact on the community and will
no doubt require the updating of this element over time. In the last 18 months, numerous
projects have been announced with sophisticated hiring requirements and 1,000’s of potential
job openings. Four of them include: '

Phoenix Mart

Began construction of over 1.5 million square feet of display space in east Casa Grande (north of Eloy)
featuring a Business to Business buying and selling experience for manufactured goods and products
from throughout the world. The building will house over 1,800 showroom suites. Although this project
seems to be on hold, it will be one of the largest private sector employees in the region, when
completed.



Lucid Motors

First announced their plans in 2016 to build an electric vehicle manufacturing facility located on
500 acres just south of Downtown Casa Grande, less than 10 miles west of Eloy. titiaty-Lucid
planste employs over 1,0600 skilled and semi-skilled workers ramping up to over 2,5800 in the
first five years.

Nikola Corporation

Has anneunced-thatitwill-constructed a one million square foot facility to build hybrid Class 8
semitrucks on the outskirts of Coolidge (adjacent to Eloy) and only four miles from our
Downtown. Nikola hasstated-iwill hired over 1,200-3,808-te 2,5000 skilled employees at an
average annual salary of $60,000- 80,000.

Attesa Motorsports

Has announced a motorsports lifestyle center in south Casa Grande (west of Eloy) with several
race circuits, testing and research for amateur and professional racers. The project includes off-
road race tracks, entertainment venues, a luxury resort and a convention center on roughly 500
acres. Attesa anticipates employing over 15,000 when fully operational. Whether or not these
projects come to fruition is yet to be determined. However, when complete, they will have a
significant impact on the entire region. It will be up to the Eloy elected officials and staff to be
ready to leverage benefits in Eloy from these investments.

[argeted Industry Clusters

Based on research outlined in the EDSP, six industry clusters were identified as suitable for Eloy.
Industries within these clusters were further evaluated for employment growth, wages, market
strength and existing presence in Eloy. Forty-four industries were short listed as potential
industry targets, based on a combination of industry growth over five years, wages, market
strength in Pinal County and whether the industry currently has a presence in Eloy. An existing
cluster, (manufacturing) with 10 industries, was classified as a “future” target. These future
industries are based on the prospect of Nikola Corporation and Lucid Motors operating their
truck and vehicle manufacturing facilities near Eloy. Nikola is located approximately two miles
northeast of Eloy’s Downtown and Lucid Motors is located approximately six miles west of the
City. The listing of proposed industry clusters and targets includes the following as shown on
Table E.3, Eloy Industrial Clusters:

The success of this ambitious strategy requires the continued alignment of objectives among
City departments and organizations that have a role to play in the City’s economic success.
Successful implementation requires reliable multi-year operating support for the key initiatives,
including work that supports job growth, capital improvements that foster economic
development and marketing and promotion that propels the community forward. Without
adequate resources, this Economic Prosperity Element will not be successful.

Specific Economic Prosperity objectives include:

1. Implement An Industrial/Business Recruitment Program

2. Collaborate To Retain And Expand Existing Businesses

3. Create A Repository Of Entrepreneurship Information And Programs



4. Work Collaboratively To Prepare Youth For Success In School And Work

5. Promote Adult Workforce And Skill Development Programs

6. Support The Eloy Airport As An International Skydiving Center And Future Aviation
Employment Center

7. Develop And Implement A Plan To Encourage And Enhance Eloy's Potential To Attract
International Employees

8. Market And Encourage Vacant Land Purchases

9. Attract A Full Service Hotel With Meeting, Conference And Food Services

In year four and beyond, specific Economic Prosperity Activities and Tactics include the
continuance of all of the above, plus the following:

1. Collaborate to Retain and Expand Existing Businesses

2. Create A Repository Of Entrepreneurship Information And Programs
3. Design And Adopt A Municipal Airport Specific Plan

4, Prepare And Adopt An Airport Business Plan

5. Promote Eloy As A Location For Shooting Film And Video Production
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I. - Introduction

The foilowmg information presents a comprehenswe yet h|gh level secondary source review of
existing conditions within the Picacho Heights area [ocated along the eastern limits of Eloy, Arizona.
This memorandum includes an analysis of existing socio-economic and relevant City reports, plans,
processes, and policies as well as a review of regional social, natural, and built resources, systems,
and assets. The purpose of this analysis is to convey potential opportunities, constraints, or

challenges in association with preparing the Picacho Heights Major General Plan Amendment
{MGPA).

A.  Project Objectives and Planning P'r'oc'ess' Overview

The overall intent of this effortis to produce a major general plan amendment for the Picacho
Heights Area by augmenting the applicable elements of the existing Eloy General Plan.

Planning objectives include:

» Prepare a balanced|and use plan that leverages natural and man-made conditions and
fosters sustainability.

¢ Integrate a multi-modal transportation framework to balance mobility, acce55|bll|ty and
mode choice.

o Leverage locational attributes, public facilities and services, and mfrastructure |nvestmentsto
enhance and diversify the City's economy.

» Understand the environmental conditions of the study area and their impact on the provision
of land uses, transportation corridors, and a sustainable job base.

B. Project Area
1. Jurisdictional Boundaries and Physncal Context

The Picacho Heights study area is shown in Figure 1 and is generally bounded by the Santa Rosa
Canal to the north, Pretzer Road to the south, the Central Arizona Project (CAP) Canal to the east,
and Picacho Highway/Vail Road to the west. The total acreage of the current limits of the study area
is shown in Table 1. Thisinitial study area boundarymay be amended by the City of Eloy as the
planning process evolves,

Table 1: Picacho Heights Study Area Acreage

J Area l Acres
Within City of Eloy ' ' 3,006.47
Within Unincorporated Pinal County 33,696.64

TotalPicacho Heights Major General |
Plan Amendment StudyArea | 36,703.11
Source: Cityof Eloy GIS, January 2022
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C. Planning Area
1. Existing Municipal Planning Area
The eastern boundary of the City of Eloy’s existing planning area boundary, as defined in the

General Plan, generally follows the north/ south Brady Pump Road alignment and extends north to
capture the Brady Pump Plant. '

2. Proposed Planning Area Expansion

As part of the Picacho Heights Major General Plan Amendment, the City's existing planning area
boundary is proposed to be extended to the east, beyond the Brady Pump Road alignment and up
to the CAP Canal, which traverses along the Picacho Mountains foothills. The intent of this
expansion to the east and deletion to the north is to allow for additional lands that exhibit the same
physical characteristics and ownerships as existing planning area lands to the west. The lands also
provide a logical termination boundary atthe CAP canal. As shown in Figure 1, the proposed
planning area expansion creates an addition area{orange) of 5,342.86 acres and a reduction area
{(grey) of 188.48 acres.

Table 2: Proposed City of Efoy Planning Area Expansion

! Area | Acres
Existing Planning Area 323,448.14
Proposed Planning Area Deletion ' 188.49
Proposed Planning Area Addition 5,342.86

r Proposed Planning Area Total | 328,603.14
Source: City of Eloy GIS, January 2022

D. Existing and Proposed Demographics

Eloy's median age is 35.8 and the average householdsize is 3.07 indicating a community of young
families, More than half{56.3%) of the peoplein Eloyidentify as Hispanic or Latino which is
significantly higher than neighboring jurisdictions. Roughly 34% of the community has a high school
diploma and 23% have some college education with no degree.

The median home value {$100,100) is more affordable than adjacent communities. Eloy's median
household income is lower than adjacent communities at just under $40,000, while the poverty
level among families and individuals is higher. Eloy's average commute time is the lowest among
neighboring jurisdictions and the City's unemployment rate falls midway at 10.4% in comparison to
surrounding communities.
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Figure 1: Picacho Heights Study Area Proposed Planning Area Expansion

Municipal Planning Area Modification

Eloy Major General Plan Amendment
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. LandUse = .

A Land Ownership

The composition of land ownership within the Picacho Heights MGPA Area pr|mar|ly consists of
State Trust Land (26,694.65 Acres)and Private Land (7,693.09 Acres}. [t also contains the Arizona
Army National Guard Picacho Peak Stagefield, Bureau of Reclamation land along the CAP and
Santa Rosa canals, and portions of Picacho Peak State Park. Ali of the land within Eloy City Limits s
owned privately,

Table 3: Picacho Heights Study Area Lénd Owhership

City of Eloy Acres

' Land Ownership Umncorporated Pinal County Acres

Private . 3 o 4,686. 60 _ 3,006.47
State Trust 26,694..65
Military 335.99 o e
City or County Parks 46,51 -
Bureau of Reclamation|{ 1,023.29 -
State Parks R - 909.60 1 I

33,696.66 3,006.47

36,703.11
Source: City of Eloy, January 2022 e _

Arizona Army National Guard Picacho Peak Stagefleld

This facility is located south of 1-10, northwest of Picacho Peak State Park and is 2.3 miles east of
Eloy City limits. According to the Pinal County Joint Land Use Study (2019), the National Guard
Training Site is 328.55 acres, apprommately 85 of which are fenced and used to support Silverbell
Army Heliport Missions. This site is only staffed during training operations and for maintenance
services. There is a small tower, 4 helipads, an administrative building, and taxiways and parking.
The facility can support up to 12 helicopters simultaneously, but onlyfour to six are typically in
operation ata given time. Training flights typically remain within a 1-to-2-mile radius of the site.

Additional policy and future land use compatibility considerations for this facility are also addressed
within the Pinal County JointLand Use Study (JLUS) completed in 2021,

B. Land Use and Zoning
1. Existing Land Use

Existing land use within the Picacho Heights Area is primarily dedicated to vacantland{27,670.82)
orland under agricultural production (6,026.74 Acres) which includes approximately 92% of the
entire MGPA Area.
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Table 4:; Picacho Heights Study Area Land Use

I Existing Land Use Acres
Agriculture 6,026.74
Industrial . 7.47
Open Space L 2,041.88
Other/Public Employment 345.63
Single Family Residential 129.88
Transportation ' 7 - 480.70
Vacant | 27,670.82

| Grand Total 36,703.11 _
Source: Maricopa Association of Governments, January 2020

2. Existing Zoning _
City of Eloy identifies R1-43, Estate Residential as the primary zoning district designation within the

study area. The study area also includes parcels with C-2, R1-6, R-2, and R-3 zoning. The zoning
acreages are reflected in Table 5.

Pinal County identifies much of the study area outside Eloy City Limits {33,327 acres) as the GR,
General Rural Zoning District. Small parcels of Cl-2, General Industrial zones can be found near [-10,
Vail Road and Picacho Peak. There is also a Recreational Vehicle Park zoned parcel in the south-
central portion of the study area along |-10 and an SH, Suburban Homestead parcel located along
the northern boundary of the study area.

The City of Coolidge has -2, Genera! Industrial zoned parcels just north of the Picacho Heights
MGPA area, which generally encompasses the designated area of the Inland Port Arizona/Pinal
Logistics Park.

Table 5: Picacho Heights Study Area City of Eloy Zoning

Sum of Acres

C-2; Community Commercial 146.46
R1-43: Estate Residential (1 du/acre) 1,758.47
R1-6: Single Family Residential {1 du/ 6,000 sq. ft) 604.61
R-2: Small Lot Residential (6-10 du/acre) 187.39
R-3: Multiple Family Residential {(10-24 du/acre) 309.54

| Grand Total E 3,006.47

Source: City of Eloy GIS, January 2022



Table 6: Picacho Heights Study Area Pinal County Zoning

s

CB-1 Local Business 1 17.46
CB-2 General Business  27.94
Cl-2 Industrial 45,49
CR-2 Single Residence 0.10
CR-3 Single Residence 0.10
CR-4 Multiple Residence - 0.44
CR-5 Multiple Residence . 0.08
GR General Rural . 33,331.04
MH Manufactured Home 0,03
RVP RV Recreational Vehicle Park 113.69
SH Suburban Homestead 160.44
| Grand Total 33,696.82

Source: Pinat County, January 2022

City of Eloy
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Figure 2: Picacho Heights Study Area Land Ownership
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Figure 3: Picacho Heights Study Area Existing Land Use

Existing Land Use

Eloy Major General Plan Amendment
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Figure 4: Picacho Heights Study Area Zoning

City of Eloy & Pinal County Zoning

Eloy Major General Plan Amendment
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Figure 5: Picacho Heights Study Area City of Coolidge Zoning
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3 Future Land Use

The planned land uses within the portion of the Picacho Heights MGPA Area |ocated within the City
of Eloy's existing planning area are primarily Estate Density Residential (13,096.52 Acres) and Low
Density Residential (8,388.94 Acres), (see Figure 6).

The Pinal County Comprehensive Plan has identified a significantly differentland use layoutfor the
Picacho Heights Area than what is currently identified within the City of Eloy General Plan Future
Land Use. Pinal County land uses primarily consist of employment, open space, and moderate, low,
very low density, and rural residential. Much of the study area south of the Central Main Canal and
Interstate 10 is designated as a Proposed Regional Park, in essence linking the Picacho Mountain
Range to Picacho Peak State Park. Over half of the study area is designated as Very Low Density
Residential (0-1du/ac). Large areas of Employment Land Use areidentified west of Wheeler Road
and north of I-10 near the proposed alignment of the North/South Corridor.

10
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The Pinal County Comprehensive Plan also highlights activity centers of varying intensities and an
airport commerce center north of the Picacho Heights Area (see Figure 7). Just outside of the study
area, a High Intensity Activity Center is identified atthe junction of |-10 and State Route 87.

Due north of Picacho Heights, the City of Coolidge General Plan idéntifi-es Industrial &
Manufacturing Land Uses between Fast Track Road and SR-87 as well as Rural Ranchette Land Use
east of Fast Track Road.

Table 7: Picacho Heights Study Area City of Eloy General Plan Land Use Desi_gnatr'ons

| General Plan Land Use Acres
Community Commercial . 65445
Estate Density Residential 13,096.52
High Density Residential 0,01
Light Industrial 2,792.81
Low Density Residential 8,388.94
Medium Density r=Residential 3,613.97
Medium-High Density Residential 1,316.49
Mixed-Use - ' 297.49
Parks/Open Space _ . 904.84

| Grand Total 36,703.11
Source: Cityof Eloy GIS, January 2022 :

Table 8: Picacho Heights Study Area Pinal County Comprehensive Plan Land Use

| Pinal County Land Use | Acres

Employment . . 4,909.31
Genera!l Commercial ' . 5.70
High Density Residential (8-24 du/ac) . 0.05
Major Open Space ' . 1,289.12
Medium Density Residential {3.5-8 du/ac) - 475,55
Military 278.53
Moderate Low Density Residential (1-3.5 du/ac) 1,445.36
Proposed Regiona) Park ' e 7,958.65
Recreation/Conservation - : 1,079.20
Very LowDensity Residential (0-1 dufac) . 19,261.64
| Grand Total i 36,703.11

Source: Pinal County, January 2022



Figure 6: Picacho Heights Study Area Land Use Plan
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Figure 7: Picacho Heights Study Area Pinal County Land Use Plan (2019)

Pinal County Comprehensive Plan Future Land Use
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4. Existing Eloy General Plan Growth Areas

The Picacho Heights study area includes portions of the Sun Corridor and SR 87 Corridor Growth
Areas which are excerpted from the City of Eloy General Plan as follows:

Sun Corridor

e This growth area includes industrial, commercial, and residential properties with access to
Interstate 10 (I-10) and the Union Pacific Railroad (UPRR). Itisa prime location for
development with access to interstate transportation corridors; it also includes railroad, I-10,
and Highway 87.

e Includesthe entire downtown area and may incorporate or focus on redevelopment, infill,
and rehabilitation of existing structures.

e Includes one industrial core or strip between [-10 and Frontier Street and much ofthe
General Industrial designated land along I-10 and within the downtown area.

e This area consists of a mix of residential densities but has more medium and higherdensity
residential land uses than single family designated areas.

SR 87 Corridor

o This growth area is another potential employment corridor with access to Interstate 10 (I-10),
Highway 87, and the Union Pacific Railroad. The eastern edge of this growth area also has the
potential for upscale “Resort Style” living given its proximity to the base of the Newman
Mountain range to the east.

o This Growth Area isfocused on the highway corridor of general industrial/light industrial and
commercial uses with some residential (mostly higher density residential uses).

e Future access to the North/South Corridor-A transportation route through Pinal County that
would potentially connect U.S. Route 60 in Apache Junction and Interstate 10 near Eloy and
Picacho.

Figure 8: Growth Areas Map

Identified Growth Areas

4 1 Toltec-Robson Area
A 2 Airport Area

3 Sun Corrider
 : sR8; Comidor
¥ 5 RadRock Area

Reference
p—
i

:
LT

Elay City Limits
e

{__J EoyPlanning Boundary

-+ PRailrcac

Source: Cityof Eloy 2020 General Plan, January 2022

14



City of Eloy

C. Land Use Issues, Constralnts & Potential

e The majority of study area land isvacantor has agrlcultural use with mlmmal existing
developmentplans.

» Asthe largestlandholding within the study area, Arizona State TrustLa nd presents atimely t
opportunity to guide thoughtful and coordinated development within the study area.

» The Eloy, Coolidge, and Pinal County Land Use Plans do not align within the Picacho Heights
Area. The Eloy Land Use Plan prescribes slightly more dense residential development to
supportthe planned employment growth while the Pinal County Comprehensive Plan identifies
more intensive commercial development within the study area, along with lower density
residential densities. This general plan amendment prowdes an opportumty to betteralignthe
two long range planning efforts.

o The'existing Eloy Growth Areas pave the way for economic development along AZ 87 and
should be amended to capture the north-south corridor.

« Eloy'szoning in the Picacho Heights Area provides a mixture of zoning types however much of
the planning area does not maintain zoning that is consistent with existing or anticipated long-
range planning objectives. Subsequent zoning and/or development efforts will need to be

"encouraged” to seek zoning thatisin universal compliance with amended general and
‘comprehensive future land use plans.’

¢ Approximately 3,000 acres of the Picacho Heights Area are within Eloy City Limits and the
remainder is unincorporated Pinal County land. Tlmely annexation should be considered to
ensure future development aligns with Eloy s vision and the consensus achieved with study area
landowners,

A.  Circulation Network
1. Existing Roadway Network

The local roadway network is based on the one-mile grid system which generally follow sec’uon
lines. There are six basic street classifications used by the City, specifically: Interstate Freeways/
State Highways; Major and Minor Arterials; Major and Minor Collectors; and Local Streets.

2. Future Roadway Network

The City of Eloy General Plan, Circulation Map reflects the community's preferred alignments for the
North/ South and |-11 Corridors (Figure 10). However, ADOT's proposed routes for these roadways
are not consistent with the City's preferred alignments (see Figure 13 and Figure 15), butthe
approval of the Draft Environmental Impact Statement (DEIS) has now formalized the north-south
corridor location which the City will respect. The City's General Plan Circulation Map also identifies
a need to connect the future North/South Corridor with the future Interstate 11 Corridor, With the
selection of the facttrack road alignmentfor the north south freeway, a new corridor will need to be
addressed that can link with the future Interstate 11 corridor.

15



Figure 9: Picacho Heights Study Area Roadway Functional Classifications

Existing Roadway Functional Classification

Eloy Major General Plan Amendment
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City of Eloy
Figure 10: City of Eloy Circulation Plan
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3. Future Transit Network
Transit

The Central Arizona Regional Transit (CART) bus system is a fixed route service connecting
Florence, Coolidge, Casa Grande, Central Arizona College, and the City of Eloy. The Eloy CART bus
stop (service provided twice per day) is located approximately 12 miles from the study area at
Love's Travel Center on the west end of the City's limits. CART also connects to the Cotton Express
which provides two circulator routes around Coolidge. Possible expansion of the CART transit
system into Casa Grande is currently being evaluated.

The map above highlights a proposed transit system route that would extend transit further into
Central Eloy, but no connection is planned atthis time for the Picacho Heights Area.
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Commuter Raj

The existing Union Pacific rail lines through Eloy were originally constructed by Southern Pacificin
1880 and are located to the south of and parallel with Frontier Street.. The Union Pacific Railroad is
located parallel, and approximately % mile east of SR-87. This rail line {also known as the Sunset
Route which was acquired by Union Pacific in 1996} traverses the southern portion of Arizona,
connecting Los Angeles with Tucson, El Paso, Houston, and New Orleans. The Phoenix Subdivision
Line (Main Industrial Lead Line) branches off of the main UPRR line connecting Eloy to the greater
Phoenix Metropolitan Area. Currently, between 45 and 55 freight trains operate through Eloy daily.

in 2016, ADOT completed the Arizona Passenger Rail Corridor Study connecting Tucson to Phoenix
and concluded with a Record of Decision with a selected corridor alternative (yellow) In addition,
there is a second route option between Eloy and San Tan VaHey to the north.

The purpose of the proposed passenger rail service in Arizona includes:

e Providing transportat:on altematives to the automob;!e and reducmg the

congestion growth rate
o Increasing access to existing and planned employment and activity centers

s Supporting reliable travel times and safe travel in an increasingly
congested region that currently affords few tra nsportatfon afternatives to
the automobile :

e Connecting the suburban and_ruralareas between Tucson and Phoenix

o Facilitating continued development of a comprehensive, multimodal, and
interconnected regional and multi-regional transportation network that
provides mobility choices for existing and future needs and allows
connectivity to systems beyond the Tucson-Phoenix corridor

The nextsteps include Tier 2 studiesa nd National Environmental Policy Act (NEPA) documentation
before the design and construction of any federally funded passenger rail facility can be completed.

In 2021, Amtrak announced plans to offer three passenger train trips per day between Phoenixand
Tucson, as well as a connection to Los Angeles from Phoenix once per day. The speed of these trips
would be comparable to driving time. Amtrak’s proposal estimates two hundred thousand riders
peryear, $77 million a year in development along the route, and a $1.9 bllllon economicimpactin
onetime capital investment. :
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Figure 11: Passenger Rail- ADOT Selected Corridor Alternative
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B. Planned Regional Facilities

The Southern Pinal County Regional Corridors Study (prepared in 2015) provides a proposed
scenario network for the region based on projected population and employment and identifies
three focus areas within the Picacho Heights Area:

Focus Area One: 1-10

Focus Area One represents the lands along the I- 10 corridor that connects Eloy and
Marana and is presently the most traveled connection between Phoenix and Tucson.
Large amounts of industrial-related development are anticipated to occur along the

corridor over the next 5to 15 years.

Focus Area Three: Red Rock

Focus Area Three centers onthe area of Red Rock. The potential Union Pacific
Classification Yard adjacentto I-10 providesa unique opportunity for industrial
development that would need to utilize rail, for uses such as distribution and delivery.

Focus Area Six: SR87

Focus Area Six is located at a strategic center comprised ofthe interstate highway
system, a newly planned regional north-south roadway, a possible passenger rail
corridor, and a large landowner interested in developing land into a multi-phased
commercial and industrial employment and distribution center.
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Figure 12: Pinal County RSRM 2020 Update

S RSN g The Pinal County Regional Significant
o] ‘raffic Interchangs === RSR Prncipal Arlerial iy
© RTALocal Project Funding — — MaricopaCountyHiohways Fln:% | Routes for Safe'ty and Mobil |ty (RS RM)

MaricopaCountyCenleriines Cantariings

2020 Update outlines future roadways
corridors for right-of-way preservation

m=m RTA Freaway/Expressway —~——— Rallroad

m— RTA Parkwioy CAG Araa

~—— RTAMajor Calletor MAG Area ¥ asthe county continues to grow. In

— Teeway/Exprasswa) Sun Carridor a N . . .
P b i S relation to the Picacho Heights area,
e E ] T RedkRd Wheeler Road, Hanna Road, Houser
e e e | he i Road, Pretzer Road, and State Route 87

B = have been identified as Principal

Lz 7] Arterials. The preferred alignment for
= . the North/South Corridor has also been
& 1 o identified as an RTA Freeway/

Ry~ .l I B 1 Expressway.

@ ar 38 ¥ 4

SN
: L N RS e
. Eloyd | =
18 __y 2 ::
0 £ \:arkl.i,!!‘-flq":' '
L 33 = i o
Baumgartner Rd ;_;" 40?“\
Marana - Source: Pinal County RSRM 2020

Update, January 2022
1. Future North-South Freeway

The North-South Freeway will extend over 50 miles connecting U.S. 60 in Apache Junction and I-10

in Eloy, passing through the City of Coolidge, the Town of Florence, and portions of unincorporated
Pinal County. The corridor also connects with State Route 24 in Queen Creek.

A continuous, access-controlled north-to-south transportation corridor would:

e [mprove access to future activity centers

e [mprove regional mobility

e [mprove north-to-south connectivity

e [Integrate the region’s transportation network

e Address existing and future population and employment growth
e Provide an alternative to avoid congestion on [-10

On August 20, 2021, ADOT published the Tier 1 Environmental Impact Statement (EIS) and Record
of Decision (ROD) for the North-South Corridor Study (Final Tier 1 EIS/ROD). The Tier 2 process will
conduct phased and focused studies on smaller segments of the corridor that may require
independent projects and further research to finalize alternatives.
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Figure 13: North-South Corridor Tier 1 Alternative
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Figure 14: North-South Corridor Tier 1 Alternative: Segment 4
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2. Future I-11 Corridor

The conceptof a continuous high-capacity, north-south interstate freeway facility connecting
metropolitan areas and markets in the Intermountain Westto Mexico and Canada through the
western United States (US) has been considered for more than 20 years. This approximately 280-
mile roadway will provide connections between Nogales and Wickenburg in Santa Cruz, Pima,
Pinal, Maricopa, and Yavapai Counties. The projectwill likely be constructed in phases. The 2,000-
foot-wide Selected Alternative provides flexibility for future studies to also consider co-location of
multi-modal options including rail or utilities

Atthe time of this ROD, no funding has been identified to plan, design, purchase right-of-way, or
constructany partofl-11, including any Tier 2 analysis. The implementation of the corridor could
entail federal, state, or local funding; tolling; or public-private partnerships. The Selected
Alternative will likely be implemented in segments as funding is available. The Tier 2 process would
include NEPA analysis to inform the selection of a specific alignment within the 2,000-foot-wide
selected corridor alternative, site-specific environmental analyses and mitigation measures, and
preliminary design. The alignment is expected to be approximately 400 feet wide but will depend
on constraints and requirements. ADOT will continue to coordinate with the tribes, public, and
agencies before and during Tier 2 project-level analysis.

Figure 15:1-11 Corridor Tier 1 Alternative
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Figure 16:1-11 Corridor Tier 1 Alternative- Eloy Segment

Source: ADOT' Pfoject Website

C. Transportation Issues, Constraints & Potential

¢ The existing roadway plans of ADOT, Pinal County and the City of Eloy are notin alignmentto
serve the anticipated land uses of the study area. Consideration of these plans assumptions,
updated data, and land owner consensus will be integral to a cogent future development
pattern for the study area.

e Mobility and Access opportunities include the North/ South Corridorand 1-11, as well as
commuter rail. The final alignment of the North/ South Corridor will present opportunities to
development, and once completed will be an incredible catalyst.

o With these future transportation investments, noise mitigation and at-grade crossings (that
provide multi-modal connectivity) will be required. Enhanced connections to downtown Eloy
and major employmentareas will be paramount.
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¢ The existing investments made by Pinal County alongthe CAP will present excellent
opportunities for off-street mobility and open space access. _
» Futureinterchange locations are notfirm, and plans impacted by these should be flexible.

A.  Utilities

1. Water & Wastewater/Sewer

The City of Eloy, Picacho Cove Water Company, Picacho Peak Water Company, and Picacho Water
Improvement Corp currently service areas within the Picacho Heights study area. However, the vast
majority of the study area is not currently serviced by a municipal or private water provider due to

its vacant, non-agricultural land use status. Accordingto a rough estimate using the Arizona Registry
of Wells Map Viewer, there are approximately over 100 active wells in the study area.

The City of Eloy owns, operates its production and distribution system, and provides municipal
water service. To allow "growth to pay for growth”, the City adopted an Infrastructure Improvements
Plan {lIP}in 2020 which provided a basis for the City to update its developmentimpact fees for
water service, as well as other municipal services. The nearest water line to the study area is
“approximately 1.25 miles west of the project area along Milligan Rd.

The City and several private companies provide sewer service to properties within the City's
incorporated area as shown in Figure 17. However, there are many properties in the City that still
utilize septic systems. The existing wastewater reclamation facility (WRF) is located south ofthe
southwest corner of Houser and Eleven Mile Comer Roads. The WRF operates at 0,65 million
gallons per day{mgd) and has a capacity of 2.0 mgd. Itis not currently slated for any expansion in
the City's adopted Capital Improvement Program. The nearest sewer line to the study area is
approximately 2 miles west of the project area along Milligan Rd.

Water/ Sewer Cedificated Providers

The City isthe largest certificated water provider within the Picacho Heights Area (Figure 17} with
the remaining portions served by the following:

¢ Picacho Water Improvement Corporation
¢ Picacho Cove Water Company
e Picacho Peak Water Company

2. Refuse Collection/ Landfill

Solid waste collection for residential customers is administered by the City and is provided by Right
Away Disposal (RAD). Commercial solid waste collection is also provided by RAD and other private
collection services. The City and RAD have also partnered to provide a curbside recycling program
to residents. Residential waste is transported to RAD’s landfill, located on the east side of Neumann
Mountain. The City of Eloy's landfill is located at 305 S. Toltec Highway. The landfill is currently only
accepting refuse from current property owners in Eloy {currently limited to oneton per month). The
landfill is located on approximately 160-acres of useableland. The City has enough space in the
existing cell to continue dumping and storing refuse at the current rate for many years.
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3. . Energy, Gas, & Broadband

Multiple high power transmission lines transectthe central portion of the study area as shown in
Figure 17. Two 500 kV lines enter the study area and extend southeast starting from Houser Road
and Alsdorf Road. A 230kV line bisects the area starting at Milligan Road and a 115 kV transmission
line extends through the southeast portion of the study area between 1-10 and the Picacho
Mountains, Much of the electrical needs of the City is administered by Arizona Public Service {(APS),
and several small portions of the Planning Area are administered by Electrical District #4.

Several trunk and distribution lines transmit natural gas through the stu'dy area and to the City. The
trunk lines are owned and operated by Kinder Morgan, Southwest Gas has the Certificate of
Convenience and Necessity (CC&N) for distribution within the City and the surrounding area.

CenturyLink operates and maintains a fiber network in portions of the City. However, there are

additional providers in other areas of the City including Orbitel Communications (Robson Ranch)
and AireBeam Broadband.

26



Figure 17: Picacho Heights Study Area Utility Services
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B. Public Services & Safety
1. Police

The Eloy Police Departmentis located at 630 N. Main Street and operates with 30 sworn peace
officers. The Department currently exhibits response times for a single unitfor priority 1, 2 or 3 of
14 minutes.

2, FJ re/ EMT

The Eloy Fire Districtis a separate entlty from the City but serves nearly 60 percent ofthe City's
incorporated area{approximately 79 square miles) as well as portions of adjacent unincorporated
County areas. Fire Station #522 islocated at 4015 N. Toltec and maintains 3 personnel 24/7 Fire
Station #521 is located at 500 S. Sunshine Blvd. and maintains é personnel 24/7 . Their response
times {from dispatch to arrival) range from 4-6 minutes 90 percent of the time for the Dowhtown
and Toltec areas of the City. Atthis point, the district does not have any specific plans toincrease
the number of stations but may consider a location in the northern portion of its sefvice area in the
future. :

3. Medical Facilities _ _ _

The Sunlife Family Health Center provides family healthcare; however, the City of Eloy does not
currently have a hospital. The closest hospital (Banner Casa Grande Medical Center)includes a
supportive urgentcare center. One other urgent care center (NextCare}is also located within Casa
Grande approximately 15 miles northwest of the Downtown.

C. - Infrastructure, Public Facilities & Servic:_eS Issues, Constraints & Potential

¢ The City will need to consider strategic annexations to enable the expansion of infrastructure
into the study area to allow for more shovel-ready sites for development,

e Existing infrastructure within the study area is limited. The vast majority of the study area will
need water/wastewater utility infrastructure extensions.

» Investmentsin infrastructure are costly and the City needs additional revenue to meet the
demand to support these improvements.

e Additional enhancementsto broadband havealso been |dent|f|ed as aneed, as well as the
extension of the public emergency services to adequately service the study area.

V. Water Resources -

Nearly all of the Eloy Planning Area {and the en’arety ofth|s MGPAstudy area) l|e within the
approximate 4,100 square miles Pinal Active ManagementArea{AMA). The management goal of
the Pinal AMA isto retain the agricultural economy for as long as feasible, while considering
the need to preserve groundwater for future non-irrigation uses, The ADWR mission statement
forthe Pinal AMA is to ensure that a reliable and sustainable water supply will efficiently meet
currentand future water uses while protecting the environmentand the general economy.

The CAP canal transects the Eloy Planning Area along its eastern perimeter on its way to delivering
Colorado River Water to Tucson. Canal laterals transport CAP water to nearby users viathe Santa
Rosa Canal and Central Main Canal. The City currently has a CAP allotment of 2,140-acre feet per
yearthatis being |eased to another municipality.

The 2007 Water Master Plan recommended a total of 4.0 million gallons of water storage pertwo
square miles of developed area (assumption of residential development with a density of 2.6 du/ac)
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to meet the future needs of the community (assuming an average of 3.0 persons per household and
125 gallons of water use per day by each household).

A.  Agricultural Providers

The entirety of the MGPA study area is located within the Eloy Groundwater Subbasin and the

Central Arizona Irrigation Drainage District. There are numerous properties with Irrigation
Grandfathered Rights (IGFR's) within the Picacho Heights Area (Figure 18).

Figure 18: City of Eloy Water Irrigation Districts Map
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B. Water Resources Issues, Constraints & Potential

o Additional wells and water storage will be needed to develop the study area.

e Sustainable water use and future needs will need to be balanced and evaluated as development
oceurs.

e To reduce water needs, density may need to be limited.
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VI. Parksand Open Space S

A Exisfing and Proposed Parks and Open Space

The Picacho Heights Area contains one park currently, Picacho Peak State Park which is located
south of [-10. In 1968, the State Park was officially opened to the public. In 1970, the State
legislature authorized the purchase of an additional 2,760 acres from the Bureau of Land
Management{BLM}to be added to the park. The Park now consists of 3,469 acres of land.

While the Picacho Mountains are not currently readily accessible for recreation, the Pinal County
Open Space and Trails Master Plan identifies Regional Park #1 proposed for the Picacho Mountains
north of [-10 with open space extending beyond the CAP canalin the southern portion of the study
area to connectto Picacho Peak State Park. Totaling just over 50,000 acres, the proposed park is
envisioned to preserve the desert and mountain environments and features a series of pICnlC and
ramada facilities for 200 people bathroom fadlities, and multiple trailheads.

The Eloy General Plan s Parks, Open Space and Trails Map identifies proposed open to the east of
Picacho Peak State Park as well as along a proposed wash corridor extending south from the
Picacho Reservoir, incorporating the McClellan Wash drainage through the central portton of the
study area.

Growth Area Park DeVeIogmenf

The General Plan states that as new development occurs-particularly residential, each sectlon of
land (640 acres) will be required to collectively provide the recommerided |evel of service for-
improved parkland. The land requirement will be determined based on the anticipated population
of the area, which is based on the residential density and the mix of uses.

B. Existing and Proposed Trails

The City of Eloy has 95 designated miles of trails and pathways and the Pinal County s Open Space
Master Plan also shows an additional 44 miles of proposed trails. In addition to the CAP Canal Trail,
there are multiple proposed trail corridors following the Santa Rosa Canal and Central Main Canal
along the north boundary and through the central portion of the study area respectively. Another
unnamed multi-use trail follows the alignment of Milligan Road then extends northwest along the
Union Pacific Railroad alignment west of the study area. The Butterfield Overland Historic Trail
extends from Picacho Peak State Park northwestthrough the study area.

Multi-Use Urban Trail System

The street, utility, and railroad rights-of-way provide opportunities to add multi-use trails
serving walking, bicycling, and equestrian modes of transportation, The potential locations for
multi-use trails within the study area include Shedd Road{south side) and Harmon Road {south side}
Specific design standards will be determined as a component of a future Parks, Open Space and
Trails Master Plan. Inaddition, the El Paso Natural Gas pipeline that passes through the City
from northwest to southeast is also identified for a multi-use trail, extending from Houser Road
to the Casa Grande Canal.

CAP Canal Trail

The Pinal County CAP Canal Trail Master Plan outlines design standards and guidelines for a trail
adjacent to the path of the Central Arizona Project{CAP) Canal. The CAP forms the eastern
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boundary of the study area, within the North Picacho Segment of the Canal trail plan. The trail will
predominantly follow the eastern side of the canal and be largely rural catering to a non-urban trail
experience for hikers, equestrians, and cydlists. The 12 miles of this segment of the Canal extends
through a proposed regional mountain park for the Picacho Mountains and might be developedin
congruence with the trails and park plans from the County. There are multiple proposed trail
connections pending future development from the County as a park of the regional trail system. No
trailheads have been identified for this segment of the CAP canal trail but the following segment in
northern Pima County does have one. Preliminary development challenges include multiple known
cultural resource sites near the canal according to the Bureau of Reclamation and acquiring right-of-
way from the State Trustland. A proposed canal trail crossing utilizes an existing game and livestock
bridge, however, ifitis determined thattrail activity interferes with livestock and game, a second
bridge may be necessary to cross the canal in this segment of the trail.

Figure 19: City of Eloy Parks, Open Space, and Trails Map
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c. Parks & Open Space Issues, Constraints & Potential

¢ The addition of the Regional Park and the completion of the CAP canal trail will be an economic
driverand a housing amenity. Developers should be encouraged to dedicate and construct
pathway network improvements within or adjacentto their development providing connections
wherever possible.

o Asthe City expands into its Planning Area through future annexation and perhaps this General
Plan Amendment, an analysis of the proposed pathway system should be completed. There are
numerous documents reflecting plans for parks, trails, and open space, and these plans should
be aligned to capture to overarching objectives of the plans within the Picacho Heights Area.

Vil. Environmental Resources

A Environmental Resources (slope, topography, hazards),
Slope & Topography

Nearly all of the existing land located within the study area exhibits slopes of less than ten (10)
percent. A small portion of the remaining study area, along the base of the Picacho Mountain Range
on the eastern boundary of the study area, could be constrained by the slope (exceeding ten (10)
percent). Depending on location, the City may request a geological evaluation to be conducted on
sites exhibiting a natural slope of ten (10) percent or more located within the City’s boundaries.

Figure 20: City of Eloy Slopes
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Hazards

Winds

Eloy also has a strong history of severe wind incidents and was listed as having a " highly likely”
probability of severe winds, with “critical” magnitude/severity and a warning time of fewer than 6
hours. The severe wind has caused a train derailment and several multi-car accidents, due not only
to windspeed but reduced visibility due to dust.

Floods

Within the same report, due to Slope and Topography, Eloy was listed as having a “ highly likely”
probability of flooding with “limited” magnitude/severity, and a warning time of fewer than 6 hours.
The greatest flood risk within the community lies to the south of the Casa Grande-Picacho Highway
and the railroad tracks, as multiple homes are located within this 1-percentflood risk area, along
with several properties in the industrial corridor. Flooding in this area could resultin economic
disruption, and many displaced residents. Figure 22 shows the flooding risks near the north
portion of the Picacho Heights Area, and along I-10.

The McClellan Wash Watershed begins on the east side of the Picacho Mountains and transports
flows between the mountains and Interstate 10, and east of the SR 87. Figure 21 details the
Preferred Alternative for the McClellan Wash Watershed. There are three proposed basins within
the Picacho Heights Area as well as a guide channel. These developments are plannedin phases
identified within the McClellan Wash Watercourse Master Plan- Level lll Analysis (Pre-Final).

Figure 21: McClellan Wash Watershed and Study Area Boundary

= ) } o
b

= * e
i Eanad
“
Fant Track Re
Whweler Rl

A : 1
N {
.‘L - .
fﬁo;uaim’ansmmg- i
| BMPROVEMENTS | 5

™

Source: Pinal County McClellan Wash Watercourse Master Plan, January 2022

Legend
s Floodplain Cross Section - Main Max Flow Depth
Floodplain Crass Section - Prison (FEET)
Canal [ Joso-020
——+ Railroad [ 050- 1.00
100-
&' Etoy City Limits I 100250
: Bl 250500
DCcmputa{ionaﬂ Damain
B 50054

__Joetaited Modeting Area
Propased Daylight Line

33



City of Eloy

Figure 22: Pinal County Flood Hazards

F lood Hazard Rating

Fissures

The historic drain on groundwater from agriculture resulted in fissures in the western portions of the
City and numerous areas throughoutthe state. As a result, areas where historic and ongoing large-
scale reliance on groundwater over-pumping were identified and designated as Active
Management Areas (AMA's).

First reported near Picacho in 1927, fissures have increased rapidly since the 1950s as the depletion
of groundwater has increased. Reported fissure issues are below:

e Picacho Pump Station - fissure crosses access road and runs near the Central Arizona
Projectcanal, damaged road in 1984.

e |-10-AZ Dept. of Transportation trying to determine effective mitigation for the fissure
crossing.

Within the Pinal County Hazard Mitigation Plan (2016) Eloy was listed as having a “likely” probability
of fissure, with “limited” magnitude/severity, and a warning time of greater than 24 hours.

Biological Resources
Vegetation & Wildlife

Agricultural uses have and continue to include the growing of cotton, vegetable crops,
orchards, melons as well as periodically leaving fields fallow. Approximately 2/3 of the Eloy
Planning Area is or has been, cultivated for agricultural use. In addition, the Santa Cruz River
supports vegetation that provides food, cover, and hunting opportunities for animal species, such
as Javelina and Coyotes.
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According to the Arizona Game and Fish Habimap, Sonoran/Mohave Desertscrub, Sonora-Mojave
Creosotebush-White Bursage Desert Scrub, Upland Sonoran Desertscrub, Sonoran Paloverde-
Mixed Cacti Desert Scrub, Semidesert Grassland, and Apacherian-Chihuahuan Mesquite Upland
Scrub are all Biotic Communities present within the Picacho Heights Area, The White-winged Dove,
Mountain Lion, Javelina, and Gambel’s Quail are all Species of Economic and Recreation
Importance that are presentas well. The entire area is also considered a “Special Area”. The Picacho
Mountains are considered a Diffuse Wildlife Movement Area. There is also a Wildlife Connectivity
Area that bridges|-10 between the Picacho Peak State Park and the Picacho Mountalns north of the
Interstate as shown on Figure 23,

Reptiles with habitats within the Picacho Heights Area are as follows: Variable Sandsnakes, Tucson
Shovel-nosed Snake, Tiger Rattlesnake, Sonoran Whipsnake, Sonoran Desert Tortoise, Sonoran
Coratsnake, Sonoran Mud Turtle, Saddled Leaf-nosed Snake, Regal Horned Lizard, Goode's Horned
Lizard, Gila Monster,

Mammals with habitats within the Picacho Heights Area are‘as s follows: Antelope Jackrabbit, Arizona
Myotis, Arizona Pocket Mouse, California Leaf-nosed Bat, Cave Myotis, Greater Western Mastiff Bat,
Harris' Antelope Squirrel, Jaguar, Kit Fox, Lesser Long-nosed Bat, Little Pocket Mouse, Mexican
Free-tailed Bat, Ocelot, Pale Townsend's Big-eared Bat, Pocketed Free-tailed Bat, Spotted Bat,
Western Red Bat, Western Yellow Bat, Yuma Myotis. :

Birds with habitats within the Picacho Heights Area are as follows: Abert s Towhee American
Bittern, Arizona Bell's Vireo, Bald Eagle, Cactus Ferruginous Pygmy-Owl, Desert Purple Martin,
Ferruginous Hawk, Gila Woodpecker, Gilded Flicker, Golden Eagle, Le Conte's Thrasher, Lincoln's
Sparrow, Mountain Plover, Pacific Wren, Rufous-winged Sparrow, Savannah Sparrow, Sprague's
Pipit, Western Yellow-billed Cuckoo, Wood Duck, Yellow Warbler, Yuma ClapperRail. The Picacho
Reservoir, located north of the Plannmg Area, is a primary waterfowl habitat and was identified
as a critical habitat area by the AGF department. Birds of many species flock to the reservoir to
nest. Thisintermittent water body is also known as a Blue Heron rookery and is a stopover for
migratory birds, including the Glossy lbis and White Pelican.

Wildlife Connectivity

The success of the Picacho Heights Area may be directly related to the balance of
preservation/coniservation, and development. The following map shows the wildlife connectivity
areas of greatest concern, These areas (l|sted below) should be addressed to inform the
devefopment process.

+ D7, P|cacho Mountains constramtsmclude Agriculture, Rallroads Roads (I- 10  others), and
High- and low-density residential developments planned

* L17. Tortolita Mountains constraints include Recreational activity, Roads {(High traffic gravel
road, paved road), and Residential development (low and high density) planned

+ 118/L19. Picacho Peak~ Silver Bell Mountains ~. Sawtooth Mountains constraints include
Agriculture, Mining, OHV activity, Residential development (low density), Roads(hlghtrafﬂc
gravelroad), High density residential developmentplanned

o canalisa currentbarrier to wildlife movementand future development s anticipated to
occur near the canal in the future).

» ML2 isa missing linkage which is further addressed in the Arizona Linkages Report:
Ironwood-Picacho Linkage Design (2007). The recommended linkage design has 2 strands:
one connecting the Ironwood National Monument to the Picacho Mountains, and one
connecting Ironwood National Monumentto the BLM land labeled Durham-Coronado
Plains.
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Figure 23: Pinal County Wildlife Linkages
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B. Cultural Resources

According to the Pinal County Open Space and Trails Master Plan (2017), there are a large number
of cultural resource areas within the study area, as well as a location along the eastern boundary
and CAP Canal that has been previously surveyed. There is an additional location atthe southern
boundary of the study area along Interstate 10 that has been designated as a National Register of
Historic/ Cultural District, the McClellan Wash Archaeological District, which is centered around the
Hohokam culture.

C. Environmental Issues, Constraints & Potential

e Asgroundwater pumping increases within Pinal County, fissures will continue to be a concern.

e Flooding and wind are challenges within the study area. Floodplains along I-10 within the study
area could be developedinto open space similar to Indian Bend Wash in Scottsdale, AZ as a
form of floodplain management while providing a high-quality amenity. Wall and landscaping
considerations may be made to mitigate wind impacts.

o Thereareseveral endangered or threatened species of animals within the Eloy Planning Area. It
should be noted that proposed developments to be located within the FEMA 100-year
floodplain may be required to show compliance with the Endangered Species Act.

e Maintaining a dark sky environment could attract residents while protecting wildlife habitats. Itis
also a concern of the Kitt Peak Observatory in Tucson.
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e The existing prehistoric and historic archaeological sites in the study area may be best avoided.
Future projects may require a Class ili cultural survey to determine the presence of NRHP-
eligible sites and properties.

¢ Asthe study area encompasses a portion of the Picacho Mountains and slopes there can range
fromten (10) to twenty-five (25) percent, development there may be costly No developmentor
construction may occuron a s!ope of 1 5% or greater.

Vill.Economic Prosperity

A.  Economic Overview
1. : Employment/ Housing Balance
Job to Housing Ratio :

Eloy'sjobto housmg ratio is secondto Florence when comparedto other communities in Pinal
County. While relatively high, this ratio still indicates a sllghtlmba!a nee of jobs to housing and could
easily be shifted with the development pressures from new major employers locating in the area
and the future North/South Corridor. -

Table 9 Jobs to Housing Ratio

E Casa

Florence | Grande Coolidge Maricopa Eloy

Total Housing Units 6,463 | 23,512 4,871 20,955 4,213

Total Number of 6,165 16,098 2 608 5,028 3,310
employees (Businesses 5+) . -

Jobs/Housing Ratio 0.95 0.68 0.54 024 0.79
Source: US Census Bureau 2020 Decennjal Census and 2017 - 2020 Arizona COG/MPO Employer
Database, employers with 5 or more employees, January 2022

Top 10 Emplovers

The Top 10 Employers within the City of Eloy are predominantly employers within Corrections,
Government, Education, and Trucking Logistics. CoreCivicis the City's largestemployer and has
operated the Eloy Detention Center for the U.S. Immigration and Customs Enforcement (ICE} since
1294. Travel Centers of America, TA Operatlng, Pilot, Love's Express Fuels, and Litde Sisters Truck
Wash provide maintenance and services forthe commercial freight truck industry.

Table 10: Top 10 Employers in Eloy

| Rank ! Employer Name | Number of Employees

1 Corecivic : 990
2 | Eloy Elementary Schoo! District 11 160
3 | Schuff Steel Company 150
4 | City of Eloy 115
5 | Travelcenters of America Llc 100
7 Republic Plastics Ltd 80

TA Operating 80

37



City of Eloy

g Little Sisters Truck Wash Inc 70
Santa Cruz Valley Unified School District 35 70
9 Golden 9 Restaurant 60
Toltec Elementary School 60
10 | Rcem Food Town Inc 50

Source: 2017-2020 Arizona COG/MPO Employer Database, employers with 5 or more employees.,
January 2022

2. Existing/Planned Employment Development
Opportunity Zones

The Opportunity Zone Program was developed as part of the Tax Cuts and Jobs Act of 2017 to
incentivize investment in select low-income Census tracts through a capital gains tax reduction for
the investor. Each state was able to nominate 25% of the state’s total qualifying low-income Census
tracts for the program. The portion of the study area south of Interstate 10 and east of Picacho
Highway lies in the Opportunity Zone for Census Tract 04021002103. As designated as an
Opportunity Zone, this portion of the study area can utilize this incentive for strategic investment in
infrastructure and economic development. The Foreign Trade Zone located within Eloy has expired.

Figure 24: Eloy Opportunity Zones

i |
_clonumn R ? Legend
| | s§_ M| Opportunity Zones
HANNA - .
#} L 1 qlg P B Foreign Trade Zone
T ] Inland Port " Eloy City Limits
Z
] ‘

I

|
|

WHEELER RD

_ _.H.AEEI.IT RD
|

Source: City of Eloy Economic Development Department, January 2022
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Eloy Economic Dévelopmernt Strategy Plan

The Eloy Economic Development Strategy identified sixkey industry clusters suitable for Eloy:
Agribusiness; Arts, Entertainment, Recreation & Visitor Industries; Business and Financial Services;
Manufacturing; Personal and Commercial Services; and Transportation and Logistics. From the six
industry clusters, 44 target industries were identified. Alltargetindustries were identified for their
employment growth, market strength, wages, and existing presence in Eloy. For future industry
evaluations, the plan identified ten additional industries within manufacturing that could emerge
into targetindustries as the result of the Nikola manufacturing plant located adjacentto the City and
Lucid Motors 12 miles west on Interstate 8. ' ' '

Market Assessment Area (MAA) #5: Boole Pfoperty

MAA #5 as |dentified in the Economic Development Strategy Plan is'a 782-acre property just south
of the Nikola Manufacturing Plant within Eloy and the Picacho Heights study area. While currently
lacking water and wastewater infrastructure, the site holds great potential to be developed in the
future pending shovel-ready infrastructure improvements and direct access to the North/South
Corridor. ' ' ' '

Arizona Innovation and Technology Corridor

Picacho Heights is located within the [arger Arizona Innovation and Technology Corridor spanning
central Pinal County between the Phoenix and Tucson Metropolitan Areas. The AZITC aims to be
the premier high-tech transportation technology, manufacturing, and innovation hub within
Arizona. The region’s prime positioning, favorable climate, and availability of fand are driving the
location of many economic developmentinitiatives and large employers in the area including the
following: '

Inland Port Arizona/Pinal Logistics Park

The Inland Port Arizona/Pinal Logistics Park is an economic development initiative to develop a
freightand logistics trade hub on Eloy's northern boundary. Roughly bounded by Hanna Road to
the north, Houser Road to the South, the Union Pacific Railroad to the west, the proposed
North/South Corridor to the east. : _

Lucid and NIKOLA Motors

Arizona has seen arise in high-tech manufacturing for electric vehiclesin Pinal County. Lucid Motors
has located a manufacturing facility in nearby Casa Grande and Nikola Motor Company has located
their first manufacturing hub in the IPAZ/PLP, just north of Houser Road directly adjacent to the
study area. As Nikola continues to grow its operations and the plant comes online, itis expected to
see an additional need for housing and amenities forthe approximately 2,000 new jobs created.
Nikola manufactures of heavy duty electric commercial vehicles forfreight and logistics, specializing
in electricand hydrogen fuel cell-powered semi-truck vehicles and other energy solutions to work
towards zero emissions renewable energy. Lucid Manufactures luxury EQ's and is expected to top
out with over 5K employees including the need for making at all price ranges

Area Positioning

Great potential lies in the Picacho Heights Area's prime positioning within Pinal County. With direct
access to Union Pacific Railroad lines, Interstate 10, and the future North/South Corridor, the area is
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and will continue to become more easily accessible to larger national and international markets.
Picacho Heightsliesin the core of the larger Sun Corridor Megaregion and within the Iarger
CANAMEX Intermountain West Trade Corridor. Both designations are indicative of the area’s
projected future population and job growth with significant opportunities for developmentin
manufacturing, trade, and |OngtICS :

B.  Economic IsSues, Constraints & Potential

o Eloy’s proximity to the rail lines, (North-Seuth corfidor linking 1-10 and US 60), and Williams
Gateway Airport can be leveraged through this MGPA,

+ Eloyispartofthe Sun Corridor Region - considered one of 20 megapolitan areas in the US
identified as the focus of most of the country's future growth.

* The economic catalyst of a large employer like Nikola has the potential to dramatically transform
the surrounding area with more supply chain services, employment and residential uses,

» Picacho Heights' currentand future accessibility, proximity to the Nikola Manufacturing Plant,
and geogra phy abutting the Picacho Mountains with recreational trail access and unobstructed
desertviews make ita prime location for more housing development and possibility of resort
development

* According to the Economic Development Strategy Plan, there is an overall lack of availability of
workforce housing which is critical to support the development and growth of businesses. Eloy
is also predominantly single family residential and lacks diversity in housing type whilethe
existing available housing exhibits extensive tenure.

+ Otherkey constraints for Eloy identified in the Econornic Development Strategy Plan include a
shallow labor pool and a lack of a skilled workforce. Collectively, the City needs to strengthen
the talent pipeline to create a moresskilled fabor force.

+ Jobavailability is limited especiallyfor youngadiuilts in Eloy where there are Iarger retail
offerings in adjacent communities,

¢ Thelackofretail also contributes to a potential leakage of revenue from sales tax that could be
captured in the City if more retail wasinternal. Entertainment and hospitality amenities are also
currently underserved within Eloy, _

» The Opportunity Zone designation presents a potential asset to the economic development
potential of the portion of the study area south of Interstate 10.

» The City can remain proactive by identifying key infrastructure projects that are trigger-ready
pending additional infrastructure funding from the Federal governmentfor near term

- implementation.

* The creation of a strong talent pipeline to support existing and future target industries will be
critical to achieving a more desirable workforce.

* Partnerships with Central Arizona College, universities, and career technical education
organizations to develop programs that focus w0rkforce training matching the skills needed for
targetindustries in the area will create the needed education to further strengthen focal
employment,

+ Strategicinvestmentin strengthenlng existing targetindustries with support services will help to
further solidlfy their position within the local economy and allow for additional business
expansion.
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IX. Preliminary. |mp|ementat|on Con5|derat|ons

L]

Coordinate with the Arizona State Land Department and future development interests on
corridor placement to maximize job growth and master planned community growth,

Acquire designated prindpal and major and minor arterial rights-of-way necessary to construct
roadways through dedicationand/or easements as deve]opmentapprova1s are
requested,

Strategically annex additional land to ensure development ahgns with vision.

Ensure compatibility between Pinal County Land Use and Eloy Land Use and Clrculat|on Maps
Develop bicycle and pedestrian design guidelines to ensure multimodaltransportation
options are included in development of communities.

Develop policies to prepare for commuter rail and supporting transit linkages,

Promote vehicular and pedestrian access to corridors in the development of all
commercial centers, mixed use activity centersemploymentcenters, and public facilities.
Strategically extend key utility (water and wastewater) infrastructure to make the Picacho Heights
Area readily developable.

Generally locate employment uses in the western portion of the study area and residential/open
space in the eastern portion.

Attract businesses that support existing targetindustries and supply chain businesses to further
support Eloy's targetindustries.

Ensure housing densities are viable to supportretail and entertainment amenities for the area,
with decreased density nearing open space.

Relevant Plans & Docu ments

W=

Floy General Plan
Eloy Zoning Code
Eloy Economic StrategicPlan
Central Arizona Governments Annual Comprehensive Economic Development Strategy
Update
- Pinal County Inland Port
Pinal County Comprehensive Plan
Pinal County Open Space and Trails Master Plan 2007, Map Update 2016
Master Plan for the Pinal County Segment of CAP National Recreation Trail 2015
Arizona Game and Fish Department: Pinal County Wildlife Connectivity Assessment 2013
Pinal County Joint Land Use Study 2019
Pinal County Multi-Jurisdictional Hazard Mitigation Plan 2016
Pinal County Annual Floodplain Management Plan Update
Pinal County Stormwater ManagementProgram 2017
Eloy Potable Water System Master Plan 2007
Eloy Wastewater Master Plan 2007
McClellan Wash Watercourse Master Plan PRE-Final Level Il Analysis & Hydrology Report
ADOT's Tier 1 Final Environmental Impact Statement (EIS) North-South Corridor Study 2021
ADOQOT's Interstate 11 Corridor Tier 1 Environmental Impact Statement 2021
ADQOT Passenger Rail Study
Central Arizona Governments Regional Transpaortation Plan 2015
Southern Pinal County Regional Corridors Study
Regional Transportation Plan 2040 Update
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DATE

For Public Posting
City of Eloy
2022 Major General Plan Amendment Process Schedule

DESCRIPTION

Recommended no
later than Friday,
April 8th

Preliminary Consultation

Discuss with Community Development Department
staff regarding whether a proposal qualifies as a major
General Plan Amendment (see Chapter 2.0:
Amendments and Process of the City of Eloy 2020
General Plan Update).

Monday, January
3rd to Thursday,
June 30th

Applicant Pre-Submittal
Preparation

Applicant prepares application and all supportive
submittal materials.

Thursday, June
30th

Applicant Submittal
Deadline

All major General Plan Amendment applications must
be received by this date to be processed in the 2022
annual cycle.

Thursday, July 28th

60-Day Public Review
Process Begins

Applications will be mailed out for review, placed in
the Eloy Public Library and posted on the City's
website.

Wednesday,
August 17th

Planning and Zoning
Commission Study Session

Study session to present all of the 2022 applications
submitted. No action will be taken at this time.

Wednesday,
September 21st

Planning and Zoning
Commission Meeting

Planning and Zoning Commission meeting on the
major General Plan Amendment requests. No action
will be taken. Public comment is encouraged.

Monday,
September 26th

60-Day Public Review
Process Ends

All public comments are due to the City.

City Sponsored Open House

Open House Location: (Tentative) City Hall-Community

Wednesday, .
Y for All Major General Plan Room, 595 N. C Street, Eloy, AZ 85131 from 5:00 p.m. to
October 5th .
Amendment requests 6:00 p.m.
Wednesday, Planning and Zoning Planning and Zoning Commission Hearing and action

October 19th

Commission Hearing

on major General Plan Amendment request(s).

Monday,
November 14th

City Council Public Hearing

City Council Public Hearing on major General Plan
Amendment request(s). No Action.

Monday,
November 28th

City Council Public Hearing

City Council Public Hearing and action on major
General Plan Amendment request(s).

Date: Revised Calendar as of 7/29/2022




CITY OF ELOY
REQUEST FOR COMMISSION ACTION

Agenda Item: VIIL.A.
Date: 9/21/2022

Date submitted: Action: Ordinance Subject: Conduct a public hearing on

09/02/2022 Case No.: RZPAD2021-006. A request
by Petersen Arizona Land and

Date requested: Entitlement Fund (PALEF) which is

9/21/2022

proposing 618 additional and
contiguous acres to their previously
approved (December 2019) Planned
Area Development (PAD) on the
subject property. The property now
totals 1,192 acres and all of the added
acreage is requested to be rezoned the
same (I-2, General Industrial with a
Planned Area Development (PAD)
Overlay) as the original rezoning
request. The subject property is
generally located east of Sunland Gin
Road, south of Frontier Street, north of
Interstate 10 and west of Toltec Road.
(Project Name: Interstate 10-8
Business Park).

TO: Planning and Zoning Commission
FROM:
RECOMMENDATION:

Conduct a public hearing on the request by Petersen Arizona Land and Entitlement Fund
("PALEF") in care of Michael Bushbacher Il with Earl & Curley PC. The proposed
amendment will add 574 acres that are adjacent to the project and currently owned by
TES Farms and the Scott Leo Calvin Trust for a total of 1,192 acres for the project. TES
Farms and the Scott Leo Calvin Trust have exercised an option with PALEF to allow for
the purchase of the property and have allowed PALEF to act as their agent for this
request. The additional parcels are identified as Pinal County Assessor's Parcel
Numbers: 403-03-002D, 403-03-002E, 403-03-003A, 403-03-003B, 403-03-005A, 403-
04-005A, 403-04-010A, 403-04-010B, 403-07-158E, 403-02-0070, and 403-11-001A,
generally located south and east of Sunland Gin Road and Nelson Farm Road. All 11
parcels have an existing zoning of I-1, Light Industrial.



DISCUSSION:

The City has received an application from the Petersen Arizona Land and Entitlement
Fund (“PALEF”) along with a Planned Area Development (PAD) document which outlines
plans for the City of Eloy’s first top tier Industrial Park. This request is to amend a
previously approved PAD that was submitted by PALEF and approved by the Eloy City
Council in December 2019. This 1,192 gross acre property is located approximately
1,275 feet northeast of the Interstate 10 traffic interchange at Sunland Gin Road, within
Sections 18, 19, 20, 21, 28 and 29 of Township 7 South, Range 7 East of the Gila and
Salt River Base and Meridian (G&SRB&M).

Petersen Arizona Land and Entitlement Fund (“PALEF”) presents for your review this
Planned Area Development (PAD) amendment, which updates plans for the City of Eloy’s
first top tier Industrial Park. This approximate 1,192-acre property is located
approximately 1,275 feet northeast of the Interstate 10 traffic interchange at Sunland Gin
Road (the “Property”). See Exhibit 1 - Vicinity Map of the attached narrative dated
August 19, 2022.

This application for amendment requests approval of the 1-2 General Industrial Zoning
District as the base zoning district for an additional 574 acres being added to the 618
acres from the original PAD as augmented through the Planned Area Development
(“PAD”) Overlay District. The PAD is requested to allow a wide variety of industrial uses
and supportive commercial and high density residential (10-24 dwelling units per acre) in
a development called Interstate 10-8 Business Park.

The Applicant seeks to develop the Property in accordance with 1-2 General Industrial

zoning and modify the underlying use and development standards to create an innovative
and recognizable business park development along Interstate 10.

FISCAL IMPACT:

There is not a direct fiscal impact from this action.
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vsmmrimmssm RZPAD19-889 PROJECT BOUNDARY AS PER

ORDINANCE 19-889

PROPOSED PAD AMENDMENT
BOUNDARY

:
i
i
i
A

ELOY CITY LIMITS

GROSS SITE AREA: £1,191.97 AC
NET SITE AREA:  1,177.33 AC

10-8 Park - PAD Amendment ® ——

Tris lan i for conceptual purposes only
tobo u siructon

Exhibit 1 - Aerial & V|C|n|ty Map CASE # RZPAD2 412512022

EL03
Eloy, Arizona
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LEGEND R-2 Small Lot Residential (6-10 du/acre)

D R1-54 Estate Residential (1.25 acres/du)

Planned Area Development
] R-3 Multiple Family Residential (10-24 du/acre) | | BP Business Park
D C-1 Neighborhood Commercial D I-1 Light Industrial

D OSC Open Space Conservation

D R1-43 Estate Residential (43,560 sq. ft.) . OSR Open Space Recreational

|| R1-12 Single Family Residential (12,000 sq. ft.) [J] C-2 Community Commercial I 1-2 General Industrial

I R1-6 Single Family Residential (6,000 sq. ft.) || PF Public Facility

. MU Mixed Use
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10-8 Park - PAD Amendment
Exhibit 2 - Existing Zoning Map
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LEGEND R-2 Small Lot Residential (6-10 du/acre) ~_"| Planned Area Development
. . . . . . . =umumnm Exist PAD Project Boundary
| | R1-54 Estate Residential (1.25 acres/du) ] R-3 Multiple Family Residential (10-24 du/acre) | | BP Business Park | | OSC Open Space Conservation i ]
—_—— New portion being added
| | R1-43 Estate Residential (43,560 sq. ft.) | ] -1 Neighborhood Commercial | ] 1 Light Industrial  [] OSR Open Space Recreational with PAD amendment
. . . . . . . e = = owes Ajrport Influence Area
D R1-12 Single Family Residential (12,000 sq. ft.) . C-2 Community Commercial . |-2 General Industrial D CI-2 Industrial (PINAL COUNTY)
] R1-6 Single Family Residential (6,000 sq. ft.)  [[1] MU Mixed Use || PF Public Facility | | cB-2 Commercial Business (PINAL COUNTY)
10-8 Park - PAD Amendment ®_——-

Exhibit 3 - Proposed Zoning Map oy, Avona



KEY NOTES

PEDESTRIAN SIDWWALK
ANNUAL FLOWER BED, TYP.
DATE PALM TREES
STANDING SIGN LETTERING
SYNTHETIC TURF, TYP
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interstate 10|8 business park - PAD Amendment ITEn

Exhibit 4 - Entry Monument Concept CASE # RzZPAD2021-006 Eiy Auons
PALEF, LLC
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interstate 10-8 business park - PAD Amendment
Exhibit 5 - Conceptual Entry Monument Perspective
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interstate 10-8 business park - PAD Amendment

Exhibit 6 - Architectural Collage
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‘SITE PLAN OPTIONGwg 712812022 michael buschbacher
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LEGEND

COMMERCIAL/ RESIDENTIAL &
INDUSTRIAL FLEX

APPROXIMATE DRAINAGE BASINS &
CHANNELS / OPEN SPACE USE

LIGHT INDUSTRIAL DISTRIBUTION &
WAREHOUSE

RECREATION, FITNESS, SPORTS
CENTER, GENERAL RECREATION
INDOOR / OUTDOOR USE

RAIL SERVED INDUSTRIAL
ASSEMBLY / BUILDING MATERIALS
HEAVY, RENTAL & MANUFACTURING
& LIGHT MANUFACTURING

10-8 Park - PAD Amendment

Exhibit 7 - Conceptual Site Plan & Land Use CASE # RZPAD2021-006

45 N 7410 St + Sta 200 + Scotscale, AZ 85258
Offca: 480.991.3985 » winw hunterengineeringec.com
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Exhibit 8 - Architectural Hotel & Restaurant Collage CASE # RZPAD2021-006

PALEF, LLC
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SEWER
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MAIN

PROPOSED FORCE MAIN
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interstate 10-8 business park - PAD Amendment ® ——

Exhibit 9 - Conceptual Sewer Plan
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interstate 10-8 business park - PAD Amendment
Exhibit 13 - Conceptual Circulation Plan CASE #: RZPAD2021-006
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interstate 10-8 business park - PAD Amendment
Exhibit 14 - Conceptual Phasing Plan CASE # RZPAD2021-006
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CITY OF ELOY
REQUEST FOR COMMISSION ACTION

Agenda Item: VIII.B.
Date: 9/21/2022

Date submitted: Action: Formal Subject: Consideration, discussion,

09/09/2022 and recommendation to the Eloy City
Council for approval, approval with

Date requested: conditions, denial or continuance of

9/21/2022 Case No.: RZPADA2021-006. (Project
Name: Interstate 10 - 8 Business
Park)

TO: Planning and Zoning Commission

FROM: Jon Vlaming, Belinda Cota

RECOMMENDATION:

Approve the Planned Area Development, Case No.: RZPAD2021-006 dated August 19,
2022.

DISCUSSION:

FISCAL IMPACT:



Date submitted:
09/02/2022

Date requested:
9/21/2022

TO: Planning and Zoning Commission
FROM: Jon Vlaming, Belinda Cota
RECOMMENDATION:

CITY OF ELOY
REQUEST FOR COMMISSION ACTION

Action: Formal

Agenda Item: VIII.C.
Date: 9/21/2022

Subject: Conduct a Public Hearing on
Case No.: CUP2022-022: Application
submitted by Charles Woolsey on
behalf of Eloy Valley Energy Center,
LLC in care of JD Rulien to request a
Conditional Use Permit proposing to
construct and operate a portion of the
Eloy Valley Solar and Storage Project,
a solar generating facility consisting
of 320 acres within four privately
owned parcels (Assessor’s Parcel
Numbers: 411-41-043, 411-41-044, 411-
41-045 and 411-41-046, in a portion of
Section 8, Township 9 South, Range 8
East of the Gila and Salt River Base
and Meridian, Pinal County, Arizona)
in the City of Eloy. The solar field in
Eloy would be part of the larger Eloy
Valley Solar Project, including eight
privately owned parcels within
unincorporated Pinal County,
consisting of approximately 1,252
acres adjacent to, and to the south of,
the requested CUP. (Project Name:
Eloy Valley Solar and Storage Project)

Consideration, discussion, and recommendation to the Eloy City Council for approval,
approval with conditions, denial or continuance of Case No.: CUP2022-022. The
proposed Conditional Use Permit (CUP) request is to allow Solar Generation Facilities
for a portion of a larger project identified as Eloy Valley Solar and Storage Project. The
subject project is generally located at the northeast corner of Sunshine Boulevard and



Pretzer Road. The subject CUP consists of approximately 320 gross acres, on
Assessor's Parcel Numbers: 411-41-043, 411-41-044, 411-41-045 and 411-41-046,
Section 8, Township 9 South, Range 8 East of the Gila & Salt River Base & Meridian,
Pinal County, Arizona.

The subject parcels are zoned RR-20 (Rural Residential). The Solar Generating use is
allowed with a conditional use permit in the respective zoning district. Conditional use permits
must be reviewed and approved in accordance with the procedures in Section 21-6-7 of Chapter
21 of the Eloy Zoning Code.

21-3-1.39: SOLAR GENERATION FACILITY:

A. All solar generation facilities must comply with the following standards:

1. Lot Size: A minimum lot size of one hundred sixty (160) acres shall be established and
maintained.

a. Setbacks: A building, structure, or lot shall not be developed, used, or occupied unless it
establishes and maintains a minimum yard setback of forty feet (40").

2. Lot Coverage: Maximum lot coverage percentage shall be ten percent (10%) except that
freestanding, ground mounted solar devices shall not count toward the lot coverage percentages.

3. Building Height: Building height shall not exceed the height limitations designated for the
zone in which such building is located, except that thermal towers may extend up to two hundred
feet (200") in height provided that the tower is centrally located on the property and maintains a safe
fall zone equal to or greater than the height of the tower. (Ord. 18-880, 7-23-2018)

Staff recommends that Case No.: CUP2022-022 be approved, subject to the following
eight (8) conditions:

1. That all undeveloped portions of the subject property will be maintained in a natural,
debris-free, and weed-free condition;

2. That development of the Eloy Valley Solar and Storage Project shall be in
compliance with the Conditional Use Permit Narrative (dated August 2022) and/or the
Eloy Zoning Ordinance; if mutually executed,;

3. That any major changes or modifications to the subject CUP shall be reviewed and
processed in accordance with those procedures outlined in the Eloy Zoning
Ordinance,as may be amended from time to time. The Zoning Administrator, or
designee, may administratively approve minor amendments and will determine the
difference between major and minor amendments;

4. That the Property Owner/Developer shall submit and receive Zoning Administrator
or designee approval for the Site Plan for the entire 320 acres prior to construction;

5. That the Property Owner/Developer shall submit and receive Zoning Administrator or
designee approval of the decommissioning plan for the Eloy Valley Solar and Storage


https://codelibrary.amlegal.com/codes/eloyaz/latest/eloy_az/0-0-0-10891#JD_21-6-7

Project;

6. That the Property Owner/Developer shall work with City Staff to select appropriate
landscape vegetation from the Pinal AMA Low Water Use Plant List prepared by the
Arizona Department of Water Resources to support butterfly migration patterns and
other fauna;

7. That the Property Owner/Developer provides a landscape buffer zone between the
project and any adjacent residential homes; and

8. That the Property Owner/Developer contacts Kitt Peak Observatory to confirm that
this project does not create reflective light that would negatively impact their
observations.

DISCUSSION:

Staff recommends approval of Case No.. CUP2022-022, with the conditions as
presented.

FISCAL IMPACT:

If approved and constructed, the portion of this project,located in the City of Eloy, would
generate enhanced property taxes and construction sales taxes to the City. Due to the
low impact of development and the very low number of full time employees on the
premises, the demand for municipal services and police protection are expected to be
minimal for this use, located at the City's southern boundary.
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CASE NO.: CUP2022-022

Prepared for

City of Eloy Planning and Zoning Division
595 North C Street, Suite 102
Eloy, Arizona 85131
(520) 466-2578
Attn: Jon Vlaming, Community Development Director

Prepared by

SWCA Environmental Consultants
20 East Thomas Road, Suite 1700
Phoenix, Arizona 85012
(602) 274-3831
WWW.swca.com

On Behalf of

Eloy Valley Energy Center, LLC
(previously Boulevard Associates, LLC)
700 Universe Boulevard
Juno Beach, Florida 33407
(202) 349-3347
Attn: JD Rulien

May 2022,1st Draft
July 2022, 2™ Draft
August 2022, 3 Draft



Eloy Valley Solar Project Conditional Use Permit Narrative

CONTENTS

A. Executive Summary 1
B. INErOAUCHION ccccueeiiinerirniininricssnicscneicsssnsssnnessasnossssesssssosssessasssssssosssssssassossnsssssssosssssssssssssssssssssssssssssnsssss 2
B.1 Project DESCIIPLION ....eeviiieiiiiiieieeiieseeeteeteereebeeseesseesseessaessseesseesseesseesssesssesssessseesseesseesseesssenssennns 2
B.2 Location and Land AT@a..........ccooeeiiiiiiiiiiieierie ettt ettt sttt sttt 3
B.3 Stormwater ManageIMENT ...........ccueeeeuiiiriieriieerieeeieeeteesteeeseteesreeeseeessseesssseessseessesesssesssessssessnnns 3
B4 ProJect BENETILS . ..cuiiiiieiiiieiiieiieie ettt ettt ettt ste e s ta e e b e et e e beestaestsessbeesseesseessaesaesaaesraeesseenns 4
B.5 Previous Case History, Development Context, and Permitting ...........ccccceevvervieevieevieenieereenneeeeennes 4
C. Required Findings for a Conditional Use Permit... . 5
C.1 Health, Safety, or General Welfare...........cccccveviierierienieeie ettt st sbeeseeseessnesnnes 5
O 2 0} A € 1< TS 1 d 3 USSR 5
C.3 Prescribed Conditions, Requirements, or Standards..............ccvevverierienienienieeieeneeseesee e 6
C.4 SUITOUNAING USES..ecuviiiieiiieeiiieiieiiesitesteesteesitesreeteesseesteesseesssesssessseasseessaessaesseesssesssesssessseensessssesnses 7
C.5 Adequate Public Utilities and SEIVICES........cccverierieriierieeieeieerieseestestesreeseeseesseesseessnesssesseesnnes 7
C.6 AdEQUALE SItE ACCESS...uviivierierieertierierterteereereeseesseesteessressseasseesseesseesssesssesssessseesseessessseenseesssesnses 8
C.7 0perating CONAILIONS .........eecvieeieerieriierierterte et eseeteestaesstesssesssessseesseesseessaesssesssesssessseesseessessssesnses 8
C.8 Surrounding Use and VAU .........ceevviiiiiiiiiieiiceesee ettt sraestaesevessvessseessaesseessnesenas 9
C.9 Orderly DeVEIOPIMENL.........cccviieiieiieiiiertesre ettt et e steestaesaeesbeesseesbeesssesssessseesseesseesseesssesseesseesssesssen 9
D. Literature Cited......cccceseersuerseecsuecsuecsuecseecsncsnnees . 10
Figures
Figure 1. ProOJeCt PATCELS. .....ccueiiuiiieiiiiiieie ettt sttt et ettt e saeesaeesateeneeenseenseens 12
Figure 2. EXIStING ZOMINE ..cccuttiuiiiiiiiietieetieeiie ettt ettt ettt st e e bt e bt e sbeesbeesabeeaeeente e beesateeneeenteeseens 13
Figure 3. Proposed Conditional Use PerMit............cceceuiivviiiiierieniiiiiiiiereereeieesreeseesveseveesveesseessaesseesseens 14
Figure 4. Land OWNETSIID ......ccciiiiiiiiiiieieesieesiesteeteeteebeebeesseeseeestaessbessseesseessaesseesssesssesssesssesssesseesseens 17
Figure 5. EXIStING Land USES.......cccvevierierieiieeiieiteieeieestesttesesesseeesteeseesseessaesssesssessseenseessessssesssesseensanns 18
Figure 6. General/Comprehensive Plans Planned Land Use Map .......c.ccccvevievienienienieniieieeieeieeieeninens 19
Figure 7. FIoOAPIain IMAD .....c.coiuieiiiiiiiieeie ettt ettt ettt et st e st st eab e e b e bt e sneesseesnteeneeenseenseens 20
Figure 8. Parks, Trails, and Open SPace Map........ccceereerierieriieeiieieesitesieesitesite sttt ete e et esieesseesneenseeneeens 21
FAgUure 9. Site PIan.......cc.ooiuiiiii ettt sh e ettt et e bt e s bt e st e et enteeaeen 22
Tables
Table 1. Project Parcels for a Conditional Use Permit in the City of Eloy, Pinal County, Arizona.............. 1




Eloy Valley Solar Project Conditional Use Permit Narrative

A. EXECUTIVE SUMMARY

Eloy Valley Energy Center, LLC (Eloy Valley Solar, also known as [AKA] the Applicant), is requesting a
Conditional Use Permit (CUP) to construct and operate the Eloy Valley Solar Project (Project), a solar
generating facility consisting of four privately owned parcels totaling 320 acres (Project Site) in the City
of Eloy. The project will not include battery storage within the 320 acres in the City of Eloy. The current
preliminary site plan locates all the battery storage in the county permitted lands to the south (see TAB 3
under preliminary Site Plan). The Project parcels located in the City of Eloy would are currently zoned
RR-20 (rural residential). The Project would be part of a larger development, including eight privately
owned parcels, which are currently zoned GR — General Rural by the County and is located within
unincorporated Pinal County (Figure 1). Table 1 lists the Project parcels in Eloy, including the Assessor’s
Parcel Numbers (APNs), individual and total parcel acreage, and Public Land Survey System (PLSS)
locations presented as Township and Range.

Table 1. Project Parcels for a Conditional Use Permit in the City of Eloy, Pinal County, Arizona

Assessor Parcel Numbers (APNs) Acreage Section, Township and Range,

Pinal County
411410430 80 08 T9S R8E
411410440 80 08 T9S R8E
411410450 80 08 T9S R8E
411410460 80 08 T9S R8E
Total Acreage 320

The Eloy Valley Solar Project will be a solar generating facility and battery energy storage system
(BESS) in unincorporated Pinal County, south of Pretzer Road, and in the City of Eloy, north of Pretzer
Road. The overall Project involves approximately 1,585 acres of privately owned land. Approximately
1,265 acres are located on unincorporated lands in Pinal County and an additional 320 acres are located
in the City of Eloy. The entire Project would have a nameplate generating capacity of 150 megawatts
(MW). Additional information about the Project’s development schedule and permitting requirements is
provided in Section B.5. Eloy Valley Solar anticipates that the Project would take 2 to 3 years to
construct. Although the conditional use permit is requested for the parcels identified in Table 1, the
Applicant does not plan to install any solar panels or Project infrastructure in the northeast corner of the
Project Site to avoid the 100-year floodplain associated with the Santa Cruz River.

A 1-mile study area around the Project Site (Study Area) was used to display existing and proposed
conditions around the Project Site (Figures 2 and 3). The City of Eloy’s Zoning Map shows that the
Project parcels, identified in Table 1, are in a residential zoning district identified as “Rural Residential,
RR-20.” The Eloy General Plan indicates that the Project Site has a land use designation of “Estate
Density Residential (0.2-1.0 dwelling unit per acres).” The proposed Project would not deviate from the
zoning districts or densities allowed within Estate Density Residential; further discussion of the Project’s
conformance with the General Plan is included in Section C.2. According to the City of Eloy’s residential
use standards, as specified in Table 2.2-1 of the zoning code, solar generating facilities are conditionally
allowed on properties zoned as RR-20. Therefore, the Project does not require an amendment to the Eloy
Zoning Map. Eloy Valley Energy Center is requesting a conditional use permit to develop the Project,
which would increase the amount of affordable and renewable electricity on the regional power grid.

The City of Eloy’s Code of Ordinance, Article 21-6-7.3, states that a conditional use permit application
shall include “a narrative that responds to section 21-6-7.4, ‘Required Findings’.” The following narrative
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contains a description of the Project and information pertaining to each required finding. Overall, the
Project would satisfy the required findings by:

e Constructing and operating the project in accordance with all applicable federal, state, and local
law, regulations, and conditions, so as to not be detrimental to the health, safety, or general
welfare of the public,

e Conforming with the current City of Eloy General Plan land use designation and policies,
pursuant to an approved CUP,

e Constructing and operating the project in accordance with all applicable federal, state, and local
law, regulations, and conditions, so as to conform with the conditions, requirements or standards
prescribed by City’s Zoning Code,

e Implementing public improvements (e.g., roadways, water systems) that are necessary for the
Project,

e Proving adequate ingress and egress to the Project Site so as to “minimize traffic hazards and
traffic congestion” on surrounding roadways,

e Designing and operating the Project in a manner that does not generate noxious or offensive
conditions (e.g., vibration, noise, odor, dust, some, gas),

o  Working cooperatively with neighboring landowners so as to not hinder surrounding uses or
diminish property values, and

e Developing the project in orderly manner, in cooperation with local officials.

B. INTRODUCTION

B.1 Project Description

Eloy Valley Energy Center plans to construct and operate the Eloy Valley Solar Project (Project), a solar
generating facility and BESS on private lands within unincorporated Pinal County located south of
Pretzer Road and within the City of Eloy north of Pretzer Road. The overall Project would be located on
over 1,600 acres, 320 acres of which are located on privately owned land in the City of Eloy.

In November 2021, the Pinal County Board of Supervisors approved a Major Comprehensive Plan
Amendment (PZ-PA-005-21) to change the land use designation for approximately 1,300 acres of
privately owned land to Green Energy Production. The Project would have a nameplate generating
capacity of 150 MW,

The Project substation and generation inter-tie line (i.e., the short transmission line that connects the solar
generating facility to the regional electric grid) are planned as part of the Project within unincorporated
Pinal County. The portion of the Project within Eloy would involve a solar photovoltaic (PV) field,
inverter stations, and “collector circuits” that route power to the Project substation located south of
Pretzer Road. The BESS, which would be located in the county-permitted southern land parcels of the
project, would occupy approximately 15-20 acres and would include approximately 200-250 battery
enclosure units, dependent on battery type.

As indicated above, approximately 30 acres of the Project Site is located within the 100-year floodplain
associated with the Santa Cruz River. The Applicant does not plan to install any solar panels or Project
infrastructure within the 100-year floodplain and intends to leave those 30 acres undeveloped. Thus,
approximately 290 acres of the 320 acres identified in Table 1 would be developed with Project facilities.
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B.2 Location and Land Area

The Project Site consists of four privately-owned parcels in the City of Eloy, totaling approximately
320 acres (see Table 1), located north of Pretzer Road, east of Sunshine Boulevard, and south of Hotts
Road (see Figure 4). The Project Site is bordered to the south by the Central Main Canal, owned by the
Central Arizona Irrigation and Drainage District (CAIDD); the Santa Cruz River is approximately

0.5 mile west of the Project Site. Interstate 10 (I-10) and the Union Pacific Railroad, a major
transportation and freight corridor, located approximately 5.5 miles north of the Project Site.

The downtown area of Eloy is approximately 7.2 miles north of the Project Site.

Eloy Valley Energy Center identified the Project Site as an optimal location for a solar generation facility
based on favorable resources available in the City of Eloy and Pinal County. These resources include
large, generally level areas with a lack of sensitive biological resources, and close proximity to existing
transmission lines and electric load centers.

The Project Site is privately owned and currently used for agriculture. Other land uses within 1 mile of
the Project Site include single-family residential, industrial, and vacant/undeveloped land (see Figure 5).
The City of Eloy’s General Plan and Pinal County Comprehensive Plan, indicate that the planned land
uses within 1 mile of the Project Site include Green Energy Production, Very Low Density Residential,
Estate Density Residential, Low Density Residential, Medium Density Residential, and Community
Commercial (City of Eloy 2020) (Pinal County 2021) (see Figure 6). Land within 1 mile of the Project
Site is privately owned or State-owned; a large, contiguous area (dozens of square miles) of State-owned
land located east and south of the Project Site, the nearest parcel of state-owned land is approximately 0.5
mile east of the Project Site (Figure 4).

B.3 Stormwater Management

According to the National Hydrography Dataset, maintained by the U.S. Geological Survey (USGS),
there are no perennial surface waters or wetlands on the Project Site (U.S. Geological Survey 2022).
A portion of the Central Main Canal, owned by CAIDD, is oriented east west along the southern
boundary of the Project Site. A portion of the Santa Cruz River is oriented approximately north-south,
approximately 0.5 mile east of the Project Site.

As previously noted, the northeast corner of the Project Site overlaps a Zone A floodplain (i.e., an area
subject to inundation by the 1-percent-annual-chance flood event or the “100-year floodplain) associated
with the Santa Cruz River, as identified by the Federal Emergency Management Agency (FEMA) and as
shown on the Pinal County Flood Control Map (FEMA 2019; Pinal County 2022) (see Figure 7).
According to the City of Eloy’s Code of Ordinances, Chapter 18, the City delegates the responsibility of
floodplain management to the Flood Control District of Pinal County, as provided for in Arizona Revised
Statutes 48-3610. Eloy Valley Energy Center does not plan to develop the northeast corner of parcels
411-41-0430 and 411-41-0440, therefore no solar panels or other Project infrastructure would be
constructed within the 100-year floodplain.

The U.S. Geological Survey “Eloy South Quadrangle” indicates that the Project Site is relatively flat, with
a gentle slope to the southeast (U.S. Geological Survey 2022). The Applicant anticipates that the Project
Site generally drains from the southeast to the northwest, and that the Project Site would require only
minor grading to construct the Project. The City of Eloy General Plan, Soils Map, indicates that the
Project Site predominantly consists of silty clay (City of Eloy 2021a). During the final design and
engineering stage of the Project, the Applicant will determine the type and specifications for stormwater
management features (e.g., open swales, detention basins), such that post-construction stormwater
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discharges do not exceed existing conditions. Based on a final hydrologic analysis of the site, on-site
drainage for the parcel within the City of Eloy would be routed as necessary to retention basins as per
City of Eloy Public Works regulations. Eloy Valley Energy Center is designing the Project’s stormwater
system to be capable of managing a 2-hour 100-year flood event. This drainage design concept would
allow the site to be developed without increasing stormwater runoff or creating an adverse impact on
adjacent properties. The Project would not result in any industrial wastewater discharges.

Prior to construction, Eloy Valley Energy Center will submit a Notice of Intent to gain coverage under the
Arizona Pollutant Discharge Elimination System Construction General Permit. In accordance with the
Construction General Permit, Eloy Valley Energy Center will develop, submit, and gain approval for a
site-specific Stormwater Pollution Prevention Plan, which will describe how permit conditions will be
met during construction. The Stormwater Pollution Prevention Plan will, among other requirements,
describe the use of temporary erosion and sediment control features to prevent construction-period
stormwater discharges.

B.4 Project Benefits

The Project would provide a range of benefits for the City of Eloy. The Project would increase the
production of clean, renewable energy for the City, Pinal County, and surrounding areas, where electrical
demand is increasing. In general, as electricity is generated, the regional transmission system allows
electricity to flow to the nearest load center; therefore, the Project would help provide necessary capacity
to meet forecasted demand in the area. Additionally, the Project would generate a positive economic
effect in the form of local, short- and long-term job creation, construction sales tax benefits, and activity
from Project contractors transacting with local businesses. The Applicant expects the Project will generate
over 200 construction jobs and, once operational, will require a full-time operation and maintenance team
of 3 to 5 individuals. Eloy Valley Energy Center would use local contractors and materials to the extent
possible for the Project.

B.5 Previous Case History, Development Context, and
Permitting

Eloy Valley Energy Center began permitting efforts for the Project (i.e., the portion south of Pretzer
Road, in unincorporated Pinal County) in 2021. In November 2021, the Pinal County Board of
Supervisors approved a Major Comprehensive Plan Amendment (PZ-PA-056-21) to redesignate
approximately 1,300 acres of private land within unincorporated Pinal County to Green Energy
Production. The Applicant plans to submit a Zone Change request application to the Pinal County
Planning Division to rezone the same land as Industrial (I-3) with a Planned Area Development (PAD)
overlay. Eloy Valley Energy Center plans to make the Pinal County Planning Division aware of the
portion of the Project in the City of Eloy, described in this filing.

The Project will require a Certificate of Environmental Compatibility (CEC) from the Arizona
Corporation Commission (ACC) because the generation inter-tie transmission line, which would connect
the solar generating facilities to the regional power grid, would operate at a voltage greater than

115 kilovolts (kV). Pursuant to the CEC requirements stipulated in Arizona Revised Statutes 40-360 et
seq. and ACC Rules of Practice and Procedure R14-3-219, Eloy Valley Energy Center will compile both
existing and supplemental environmental studies and public outreach efforts into its CEC application. The
ACC considers land use plans of local governments as part of its review of a CEC application; as such,
the CEC application will specifically remark on the Project’s consistency with the City of Eloy’s General
Plan (see section C.2 for additional information regarding the Project consistency with the City of Eloy’s
General Plan). Completing the City of Eloy’s CUP process ensures the City’s authority and opportunity
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for review prior to the State siting process. The public involvement process that Eloy Valley Energy
Center plans to conduct for the CUP would supplement the Arizona CEC public involvement
requirements.

As currently designed, a portion of the gen-tie line would cross State-owned land, and, as such, the
Project will require a right-of-way and easement from the Arizona State Land Department (ASLD).
Detailed biological and cultural resources surveys will be completed for at least that portion of the gen-tie
line as part of the ASLD right-of-way permit application. Additionally, an environmental assessment will
be prepared in support of an interconnection agreement request with the Western Area Power
Administration (WAPA).

C. REQUIRED FINDINGS FOR A CONDITIONAL USE
PERMIT

The City of Eloy’s Code of Ordinance, Article 21-6-7.4 provides a list of “required findings” that the City
Council must consider in approving a conditional use permit. In accordance with Article 21-6-7.3, the
following sections provide information pertaining to each required finding.

C.1 Health, Safety, or General Welfare

Article 21-6-7.4(A): The proposed use will not be detrimental to the health, safety, or general
welfare of persons living or working in the vicinity, to adjacent property, to the neighborhood, or
to the public in general.

The Applicant will construct and operate the Project in accordance with all applicable federal, state, and
local laws, regulations, and conditions. Furthermore, the Project will be designed in compliance with all
applicable electrical, safety, and construction codes and standards. The portion of the Project within the
City of Eloy will not include any on site lighting.! Access roads within the Project Site will be designed
and constructed to support firefighting apparatuses up to 75,000 pounds and water supplies at the Project
Site will comply with National Fire Protection Association (NFPA) 11-42: Standard on Water Supplies
for Suburban and Rural Firefighting.

Eloy Valley Energy Center, LLC will regularly inspect and maintain the solar facility throughout its
operational life. The Project would use solar PV panels equipped with an anti-reflective coating to
minimize the potential for visual and glare impacts to neighboring land uses. After construction, traffic
associated with the Project’s routine maintenance and operation is not expected to lead to delays or
increased maintenance costs on adjacent roadways. Therefore, the Project would not have a detrimental
effect on the health, safety, or general welfare of the surrounding area. Landscaping for the Project is
discussed in section C.4; the adequacy of existing roadways is discussed in section C.5.

C.2 Eloy General Plan

Article 21-6-7.4(B): The proposed use conforms with the purposes, intent, and policies of the
adopted Eloy General Plan and its policies and any applicable area, neighborhood, or other plan
officially adopted by the City Council.

! The Project Substation and BESS, located south of Pretzer Road within unincorporated Pinal County, will have requisite
security lighting, in accordance with national electrical and safety codes.
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The Eloy General Plan designates the parcels comprising the Project Site as Estate Density Residential,
with a density range of 1.0 dwelling unit (du) per 20 acres to 1.0 du per 1 acre (City of Eloy 2020).

The General Plan states that following zoning districts are consistent with the Estate Density Residential
land use designation: RR-20, RR-5, RR-2.5, R1-54, and R1-43 (City of Eloy 2020). Parcels comprising
the Project Site are already zoned as RR-20; as previously noted, solar generating facilities are
conditionally allowed on properties zoned as RR-20 (per Eloy Code of Ordinances, Article 21-2-2.3,
Table 2.2-1). Thus, the proposed solar generating facility would conform with the Estate Density
Residential land use designation, subject to an approved CUP. The current City of Eloy General Plan and
the Pinal County Comprehensive Plan land use designations that are within 1 mile of the Project are
shown on Figure 6. Furthermore, the proposed use would not increase or otherwise change the density
range proposed by the General Plan; therefore, the Project would help maintain the rural character of
southeast Eloy.

The Project would comply with the first goal stated in the Eloy General Plan, Land Use Element:
“provide a range of residential, employment, and supportive land uses to encourage and maintain a
sustainable community” (City of Eloy 2020). The proposed Project would contribute to a balanced mix of
productive land uses in the City of Eloy, without fundamentally changing the character of the surrounding
areas. The Project would bolster the local economy by providing several hundred jobs during construction
and 3 — 5 long-term jobs during the operation of the Project. The Applicant maintains that increasing the
availability of renewable energy resources is a key aspect of sustainable economic growth. As previously
noted, the regional transmission system allows electricity to flow to the nearest load center; therefore, the
Project would help provide necessary capacity to meet forecasted demand in the area.

There are no existing dedicated open space areas, designated scenic resources, or designated view
corridors within the 1-mile Study Area (City of Eloy 2020; Pinal County 2007). The City of Eloy’s Parks,
Open Space, and Trails map indicates that multi-use trail corridors are proposed along Sunshine
Boulevard, the Central Main Canal, and the Santa Cruz River (see Figure 8) (City of Eloy 2022).

The Project would not conflict with these proposed trail systems. The northeast corner of the Project Site
intersects a proposed open space, as designated by the Pinal County Open Space and Master Plan (Pinal
County 2016).

C.3 Prescribed Conditions, Requirements, or Standards

Article 21-6-7.4(C) The proposed use conforms with the conditions, requirements, or standards
prescribed by this chapter and any other applicable local, State, or Federal requirements.

The Applicant will comply with the zoning procedures for a conditional use permit, as specified in Article
21-6-7.3. The Applicant completed a pre-application conference on April 20, 2022 and is committed to
implementing a robust “citizen review process” in accordance with Article 21-6-2.3. The Project will
comply with the development standards for RR-20 (Article 21-2-2.4, Table 2.2-2), including standards for
maximum dwelling unit density, minimum setbacks, lot coverage, and building height limitations.

In addition, the Project will comply with any CUP conditions deemed necessary (e.g., roadway
improvements, drought tolerate landscaping/irrigation, signage, security fencing), pursuant to Article 21-
6-7.1 or 21-6-7.3(G)(1).

As previously noted, the Project’s generation inter-tie transmission line will require a CEC from the
Arizona Corporation Commission;” as such, the Project will comply with any conditions of the CEC.

2 The generation inter-tie transmission line would connect the Project Substation, located south of Pretzer Road in unincorporated
Pinal County, to the regional transmission system via an existing, WAPA-owned substation.
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In addition to standard building and electrical codes, the Project Site will comply with NFPA 11-42:
Standard on Water Supplies for Suburban and Rural Firefighting.

C.4 Surrounding Uses

Article 21-6-7.4(D) The proposed conditional use shall conform to the character of the
neighborhood, within the same zoning district, in which it is located. In making such a
determination, consideration shall include the location, type and height of the buildings or
structures and the type and extent of landscaping and screening on the site.

Overall, the existing zoning density and intensity at the Project Site and Study Area may be characterized
as low, consisting predominantly of rural residential and general rural zoning districts (see Figures 2 and
3). The existing uses within the Study Area include cultivated fields, low-density single-family residential
properties, and vacant land (see Figures 5). As previously noted, the Project Site is zoned RR-20,
indicating a minimum area per dwelling of 20 acres. Land immediately surrounding the Project Site,
within the City of Eloy, is also zoned as RR-20.

Land south of the Project Site, in unincorporated Pinal County, is zoned as General Rural (GR). Pinal
County’s site development standards for General Rural include a minimum area per dwelling unit of
1.25 acres (see Figure 2).

Once operating, the facility would predominately be a low-intensity, passive use—with a limited number
of workers performing routine maintenance and repairs. The Project would not alter the surrounding
zoning density or land use intensity and, overall, is compatible with the similarly low-intensity land uses.
As currently designed, solar panels at the Project Site would have a maximum height of 12 to 15 feet
above ground surface, well below the maximum allowable height of 30 feet specified for RR-20 in Article
21-2-2.4, Table 2.2-2. The Project Site will not contain any permanent buildings. Thus, the height of
Project structures would not be incompatible with surrounding features. The Applicant would comply
with screening or landscaping requirements deemed necessary as a condition of approval.

C.5 Adequate Public Utilities and Services

Article 21-6-7.4(E) Adequate utilities, access roads, drainage, fire protection, and other
necessary facilities shall be provided.

The Applicant would finance and implement public improvements to roads or water systems that are
deemed necessary for the Project; however, the Applicant does not anticipate that the Project will require
any such improvements. According to the City of Eloy’s Water and Sewer Availability Map, water and
sanitary sewer mains generally do not extend south of [-10 (City of Eloy 2021b). Numerous electrical
distribution lines, communications cables, and irrigation canals and ditches are present at or near the
Project Site.

Water is expected to be hauled to the site during construction and operation or obtained from an on-site
groundwater well. The Applicant understands that one (1) productive and potentially useful groundwater
well currently exists at the Project Site. Water hauled to the site would be from permitted sources, and any
new or existing wells on-site would be permitted through the Arizona Department of Water Resources, as
needed. The Project would use existing groundwater wells/hauled water to maintain landscaping around
the perimeter of the Project Site, as necessary. Overall, the Project would increase the land’s taxable value
while adding little, if any, burden to public services.
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Any road construction needed to access the Project Site would be paid for and constructed by the
Applicant, in coordination with the City of Eloy Public Works Department and the Pinal County Public
Works Department, as necessary. The Applicant understands that the City of Eloy has adopted the 2018
International Fire Code, which stipulates that fire access road(s) shall be a 4 inch aggregate base course
compacted to 95% and 12 inch native soil compacted to 95% to all inverters within the site, based on gate
access from major roadways.

C.6 Adequate Site Access

Article 21-6-7.4(F) Adequate measures shall provide ingress and egress so designed as to
minimize traffic hazards and traffic congestion on the public roads.

The Project Site is accessible from Pretzer Road, Sunshine Boulevard, and Hotts Road. According to the
City of Eloy’s General Plan, Circulation Map, Pretzer Road and Sunshine Boulevard are classified as
“major arterial” roadways, with a dedicated 65-foot half street (130 feet total) rights of way (ROW); Hotts
Road is classified as a “minor arterial” roadway, with a dedicated 55-foot half street (110 feet total) ROW
(City of Eloy 2020). The Applicant will work with the City of Eloy to obtain license agreements for any
electrical or fiber optic lines with City of Eloy ROWSs. The Applicant understands that the City may, as a
condition of the CUP approval, stipulate roadway improvements such as paving Sunshine Boulevard,
widening Pretzer Road and Hotts Road, and installing low water crossings at specific locations.

ADOT reported that Sunshine Boulevard had an annual average daily traffic of 738 trips in 2020, the
most recent year for which such data are available (ADOT 2022b). Traffic along Pretzer Road and Hotts
Road is expected to be similarly low volume. During peak construction, the Applicant anticipates
approximately 224 workers on-site daily. Truck delivery traffic is expected to peak at 20 trucks per day,
with an average of six trucks per day throughout the duration of construction. The maximum expected
traffic impacts would occur during the peak of construction, when the most workers would be traveling to
and from the site daily, and the highest frequency of material and equipment deliveries are anticipated.
Upon completion, the Project would require approximately three employees for routine operation and
maintenance. Therefore, the transportation and traffic impacts associated with Project construction and
operation would be minimal. Project-related traffic is not expected to lead to delays or increased
maintenance costs on adjacent roadways.

During construction, contractors will park on internal access roads within the Project Site. Once
constructed, the Project would not require any permanent, occupiable structures in the City of Eloy.
Internal access roads would provide space for temporary parking during routine maintenance and repair
activities. As shown on Figure 9, ingress and egress points for the Project Site would provide safe access
for construction workers and routine operation and maintenance.

C.7 Operating Conditions

Article 21-6-7.4(G) The proposed use shall not be noxious or offensive by reason of vibration,
noise, odor, dust, smoke, or gas.

During construction, vehicles and equipment may generate some fugitive dust emissions and noise.
Contractors will be required to implement dust control measures (e.g., spraying bare dirt, covering piles
of exposed dirt) to minimize dust. Construction noise will be minimized through compliance with
allowable start/stop times, as specified in Article 13-15.8 of the Eloy City Code.
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Once constructed, the Project would predominately be a low-intensity, passive use. As such, it would not
generate any noxious or offensive vibration, noise, odor, dust, smoke, or gas. As previously noted, the
Project’s BESS would be in unincorporated Pinal County, south of Pretzer Road.

C.8 Surrounding Use and Value

Article 21-6-7.4(H) The proposed use shall not be injurious to the use and enjoyment of the
property in the immediate vicinity for the purposes already permitted, nor substantially
diminishes or impair the property values within the neighborhood.

The Applicant is committed to working with and addressing potential concerns of neighboring
landowners. The Applicant will continue to engage with Project neighbors to determine how to address
potential concerns on a case-by-case basis. In addition to private landowners, the Applicant will continue
outreach efforts with relevant public officials. The Applicant plans to contact the Picacho Stagefield
National Guard facility on the Project’s construction schedule and operations. The Applicant has (14)
fourteen years of experience as NextEra Energy Resources (NEER) developing renewable energy
facilities and, in its experience, has not observed that solar PV facilities diminish or impair nearby
property values. NEER also has the experience sharing of its partner organization, Florida Power and
Light (FPL), that has thirty-eight (38) years of utilities experience.

A public participation program was implemented for the Project’s Pinal County Major Comprehensive
Plan Amendment in Pinal County. The public participation program involved developing a mailing list of
property owners within 1,200 feet, mailing newsletters advertisements for open house meetings, installing
broadcast signs, mailing public hearing notices, and hosting neighborhood meetings. Two public
neighborhood meetings were held. A virtual neighborhood meeting held via Zoom webinar was held on
August 30, 2021, from 5:00 to 6:00 PM. Two members of the public attended this meeting. The Project
team conducted the virtual webinar meeting in a “Question and Answer” format, with a short
presentation. An in-person neighborhood meeting was held on August 31, 2021, from 5:00 to 6:00 PM at
the Troy Thomas Community Center located at 501 West 3rd Place, Eloy, AZ 85131. Five members of
the public attended this meeting. The Project team conducted the in-person meeting in a “Question and
Answer” format, posterboards where stakeholders could learn more about the project were displayed
around the room. The Project team responded to comments on a range of topics including traffic,
electromagnetic fields, dust, noise, property acquisitions, solar panel glare, fire prevention, and
agricultural land use. The full public participation results report for the Pinal County MCPA process has
been provided to the City of Eloy and is included as an attachment in the Neighborhood Meeting
Summary Report.

C.9 Orderly Development

Article 21-6-7.4(1) The establishment of the proposed use shall not impede the orderly
development and improvement of surrounding property for uses permitted within the zoning
district.

As previously noted, the proposed Project would, pursuant to an approved CUP, comply with the Eloy
General Plan. Eloy Valley Energy Center LLC, under an affiliated development entity — Boulevard
Associates, has already received a Major Comprehensive Plan Amendment for the portion of the
development in unincorporated Pinal County; the process for transferring the LLC name is underway for
the Pinal County Major Comprehensive Plan Amendment. As of this application’s filing date, the Pinal
County rezoning and subsequent site plan review process has not yet started. The Eloy General Plan states
that the Land Use Element “identifies the intent and direction for future growth” and that it “serves as the
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focal point for goals, objectives, and polices that will be use by the City Council, Planning and Zoning
Commission and [community development] staff to generally guide and direct development™ (City of
Eloy 2022).

The Applicant is not aware of any neighboring development plans that would conflict with the proposed
Project in the City of Eloy nor in unincorporated Pinal County.
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Parcel Table

Figure ID

Parcel Number Landowner Name
411430020 1 7TH STREET PROPERTIES LLC
411430030 2 7TH STREET PROPERTIES LLC
411430040 3 7TH STREET PROPERTIES LLC
411430080 4 7TH STREET PROPERTIES LLC
411430070 5 7TH STREET PROPERTIES LLC
411430060 6 7TH STREET PROPERTIES LLC
411430050 7 7TH STREET PROPERTIES LLC
411430090 8 7TH STREET PROPERTIES LLC
411430100 9 7TH STREET PROPERTIES LLC
411430110 10 7TH STREET PROPERTIES LLC
411430120 11 7TH STREET PROPERTIES LLC
411430160 12 7TH STREET PROPERTIES LLC
411430150 13 7TH STREET PROPERTIES LLC
411430140 14 7TH STREET PROPERTIES LLC
411430130 15 7TH STREET PROPERTIES LLC
411430170 16 7TH STREET PROPERTIES LLC
411430180 17 7TH STREET PROPERTIES LLC
411430190 18 7TH STREET PROPERTIES LLC
411430200 19 7TH STREET PROPERTIES LLC
411430240 20 7TH STREET PROPERTIES LLC
411430230 21 7TH STREET PROPERTIES LLC
411430220 22 7TH STREET PROPERTIES LLC
411430210 23 7TH STREET PROPERTIES LLC
411430250 24 7TH STREET PROPERTIES LLC
411430260 25 7TH STREET PROPERTIES LLC
411430270 26 7TH STREET PROPERTIES LLC
411430280 27 7TH STREET PROPERTIES LLC
411430320 28 7TH STREET PROPERTIES LLC
411430310 29 7TH STREET PROPERTIES LLC
411430300 30 7TH STREET PROPERTIES LLC
411430290 31 LONGMIRE MIKE
411430330 32 7TH STREET PROPERTIES LLC
411430340 33 7TH STREET PROPERTIES LLC
411430350 34 7TH STREET PROPERTIES LLC
411430360 35 7TH STREET PROPERTIES LLC
411430400 36 7TH STREET PROPERTIES LLC
411430390 37 7TH STREET PROPERTIES LLC
411430380 38 7TH STREET PROPERTIES LLC
411430370 39 7TH STREET PROPERTIES LLC
411430410 40 7TH STREET PROPERTIES LLC
411430420 41 7TH STREET PROPERTIES LLC

Zoning
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
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Figure ID

Parcel Number Landowner Name
411430430 42 7TH STREET PROPERTIES LLC
411430440 43 7TH STREET PROPERTIES LLC
411430480 44 7TH STREET PROPERTIES LLC
411430470 45 7TH STREET PROPERTIES LLC
411430460 46 7TH STREET PROPERTIES LLC
411430450 47 7TH STREET PROPERTIES LLC
411430490 48 7TH STREET PROPERTIES LLC
411430500 49 7TH STREET PROPERTIES LLC
411430510 50 7TH STREET PROPERTIES LLC
411430520 51 7TH STREET PROPERTIES LLC
411430560 52 7TH STREET PROPERTIES LLC
411430550 53 7TH STREET PROPERTIES LLC
411430540 54 7TH STREET PROPERTIES LLC
411430530 55 7TH STREET PROPERTIES LLC
411430570 56 7TH STREET PROPERTIES LLC
411430580 57 7TH STREET PROPERTIES LLC
411430590 58 7TH STREET PROPERTIES LLC
411430600 59 7TH STREET PROPERTIES LLC
411430640 60 7TH STREET PROPERTIES LLC
411430630 61 7TH STREET PROPERTIES LLC
411430620 62 7TH STREET PROPERTIES LLC
411430610 63 HOT SUN 5 LLC

NAP 64

41134003F 65 FREERKING CORRINE
41134003C 66 HUNSAKER COLLEEN
41134003G 67 DOMINGUEZ JOSE
41134003H 68 DOMINGUEZ JOSE
41134003K 69 AGUILAR JOSE MENDOZA
41134003) 70 CRAVENS PAMELA A

Zoning
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
RR-20
GR
GR
GR
GR
GR
GR
GR
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___PLANNING & ZONING DIVISION

595 North € Street, Suite 102 Phone: 520-466-2578

Eloy, Arizona 85131

Affidavit of Notification
Neighborhood Meeting and Publla Hearlng Property Owner Lists
(For ddiional information, pleess cal e Community Devslopment Depariment af {520) 436-2578

Condttional Use Application No.._CLIP 2027- 2.7
Applicant Name: _ la¥ Vo ||g¥ Eﬂ"’-"’f‘, Y Cewrker LEC

Location:

I, the undersigned, confirm that the property owner and registered neighborhood organization lists with attached

envelopes contalns all owners of record as contained within the Pinal County Assessor's Records as requires for the
Congltional Use Permit, cass noted above,
%‘ N 25 Mav 2022
Appliant/Representative Sighalure Date
This Instrument was acknowledged before me on this _ 2 day of MW{ , 2022, by
) el A0 witness whereof | hereunto sef my hand and officlal seal,

Not bﬂ#M Yl

My commission expires «Q -2-25
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A. CITIZEN PARTICIPATION PLAN

The citizen participation plan is intended to meet the City of Eloy requirement that citizen participation is
ensured in conjunction with a Conditional Use Permit application for the proposed Eloy Valley Solar
Project. Two outreach efforts are anticipated — notification of, and hosting of, two neighborhood
meetings, as well as public hearings with the Planning and Zoning Commission and City Council.

In both cases, landowners within 300’ of the Project Site shall be notified by first class mail. Eloy Valley
Energy Center, LLC will notify landowners in advance of the neighborhood meeting. The applicant will
prepare a notification letter, initiating the citizen participation process, notifying landowners located
within 300’ of the project site about the application request and times, dates, and, locations (virtual or in-
person) of the neighborhood meetings. The applicant intends to host two neighborhood meetings to
inform residents of the proposed project and application submitted to the city. One neighborhood meeting
will be held in-person on a weekday evening at an accessible location located within the city of Eloy. The
applicant will also host a virtual neighborhood meeting, held on a weekday evening, which will allow for
further opportunity to educate the public about the project and to answer any questions or receive
comments.

The City will notify landowners in advance of the public hearings with the Planning and Zoning
Commission and City Council, based on the landowner list provided by the applicant. The list of owners
will include parcel numbers, current ownership and mailing addresses as available on the Pinal County
Assessor’s website. A parcel map from the assessor’s site with the 300’ buffer illustrated will be provided
to the City. Any HOA’s and registered neighborhoods within the public notification area will be included
in the notification list along with interested parties registered with the City.

For the public hearings, stamped envelopes with labels of the identified property owners will be provided
to the City. City staff will also prepare and mail a copy of the public notice to the property owners. The
City staff, at the applicant’s expense, will publish notification of the public hearings in a newspaper, as
required by state statute.

The Planning and Zoning Commission will hold a public hearing, where interested citizens may ask
questions and speak in favor or opposition to the requested actions. The Commission will make a
recommendation of approval, approval with conditions, or denial.

The City Council will hold a public hearing, where interested citizens may ask questions and speak in
favor or opposition to the requested actions. The City Council will approve, approve with conditions, or
deny the request.

A Citizen Participation Report will be provided to staff prior to the notice of public hearing.

The applicant submitted a Major Comprehensive Plan Amendment (MCPA) to the Pinal County Planning
Division (PZ-PA-05-21) for the land use change on the approximately 1,300 acres of the project area that
is located on privately owned land within unincorporated Pinal County. The resolution was approved at
the November 2021 Board of Supervisors hearing. The applicant developed a citizen participation plan
for this permitting process including signage, advertisements, public hearings, mailings, neighborhood
meeting (virtual and in-person), and response to stakeholder comments. Attached to this Citizen
Participation Plan is a copy of the results report from the Pinal County MCPA public participation efforts
(see Attachment 1).
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A. INTRODUCTION

This meeting summary report (report) provides the summary of the public involvement activities and
materials provided by Eloy Valley Energy Center, LLC (Eloy Valley Energy Center), to support Eloy
Valley Energy Solar’s request for a Conditional Use Permit (CUP) for the Eloy Valley Solar Project
(project) on private lands within the City of Eloy, Pinal County, Arizona.

B. REPORT PURPOSE

The purpose of the report is to document that Eloy Valley Energy Center completed and fulfilled the
necessary public participation requirements for the City of Eloy CUP process, and to outline how it was
achieved. This includes providing information for each of the following topics, which are described

in greater detail below:

e A list of stakeholders and residents Eloy Valley Energy Center contacted to inform them about
the application and neighborhood meetings.

e A description of how Eloy Valley Energy Center made information available to interested parties,
prior to public hearings.

e A description of how Eloy Valley Energy Center responded to stakeholders’ feedback and
recommendations.

C. CITIZEN REVIEW PROCESS

The City of Eloy zoning ordinance identifies a citizen review process for CUP applications. The zoning
ordinance explains, “The applicant shall schedule and conduct a neighborhood meeting to facilitate

an expeditious public hearing process. The neighborhood meeting shall be conducted in accordance with
the procedures set forth in section 21-6-2.3, ‘Citizen Review Process’, of the code.”' Eloy Valley Energy
Center public participation activities helped to educate the public and interested parties about the
proposed project and receive their input and opinions. The following mechanisms allowed Eloy Valley
Energy Center to provide opportunities for public education and input and meet City of Eloy CUP
application process requirements.

C.1 Stakeholders Identification

Eloy Valley Energy Center, supported by SWCA Environmental Consultants (SWCA), developed

a mailing list that included landowners within 300 feet of the CUP project area. This mailing list was used
to send out the public meeting notification letter to inform the landowners of the two neighborhood
meetings (Attachment 1).

C.2 Notice Mailing

Eloy Valley Energy Center mailed the notification letter on June 6, 2022, to the identified landowners and
interested parties. A copy of the notification letter is included as attachments to this report
(Attachment 2).

! Available at: https://codelibrary.amlegal.com/codes/eloyaz/latest/eloy az/0-0-0-10903
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C.3 Neighborhood Meetings

Eloy Valley Energy Center held two public neighborhood meetings. An in-person neighborhood meeting
was held on Tuesday, June 21, 2022, from 5:00 to 7:00 p.m. at the City of Eloy City Hall Community
Room, located at 595 C Street, Eloy, Arizona 85131. Five members of the public attended this meeting.
Eloy Valley Energy Center, SWCA, and CopperState Consulting conducted the in-person meeting

in a “Question and Answer” format, with posterboards where attendees could learn more about the project
displayed around the room (Attachment 3). For this meeting, Eloy Valley Energy Center provided
meeting sign-in sheets, comment forms, and posterboards, along with light refreshments.

A virtual neighborhood meeting conducted via Zoom webinar was held on Wednesday, June 22, 2022,
from 5:30 to 6:30 p.m.. Eloy Valley Energy Center, supported by SWCA facilitators, conducted the
virtual webinar meeting in a “Question and Answer” format, with a short presentation (Attachment 4).
No members of the public attended this meeting.

A list of attendees from the public meetings is attached to this report (Attachment 5).

D. PUBLIC COMMENTS AND FEEDBACK

No comments were received during the neighborhood meetings. At the in-person meeting, project
representatives engaged with the attendees and responded to questions or comments about the project’s
location and overall development plan.

No written comments have been received about the project for the City of Eloy CUP effort.

E. NEXT STEPS

The goal for this public participation process is to provide information about the project to the public and
ensure that all substantive comments or questions are heard, responded to, tracked, and considered as part
of the CUP process.

Eloy Valley Energy Center is committed to responding to stakeholder feedback and recommendations and
complying with applicable federal, state, and local laws, regulations, and guidelines for this project.
Although no comments have been received to date, if comments are received prior to the public hearings,
a list of received comments and their responses will be provided to the City of Eloy Planning Division.
Eloy Valley Energy Center will respond to all comments that are substantive about the project and its
plans.

Additionally, Eloy Valley Energy Center will continue to be regularly available to answer questions from
the public through the methods described within the notification letter and at the neighborhood meetings,
as needed. Eloy Valley Energy Center representatives will continue to keep records of the comments
and/or questions provided, as well as their responses.

F. ATTACHMENTS




ATTACHMENT 1 !

Parcel Identification Number First Owner Name Postal Address Postal City Postal State Postal Zip 5
41134001E DANIEL SHEDD & ELAINE SHEDD REC LIV TR 2948 E RIVER BUSH RD ELOY AZ 85131
411410460 411410450 411410 DONLEY JOHN PATRICK & MELINDA TRS 10475 W QUARTZ DR CASA GRANDE AZ 85193
41132008A, B, C BEN FATTO LTD PSHIP ETAL 3850 E BASELINE RD STE 114 MESA AZ 85206
411430610 HOT SUN 5 LLC 7400 E MCDONALD DR STE 121 SCOTTSDALE AZ 85250
41134003E LONGFELLOW DAREN 25885 S SUNSHINE BLVD ELOY AZ 85131
411340020 DONLEY FAM TRUST 1700 W HARMON RD ELOY AZ 85131
411320110 WALKER PLOW LTD PSHIP LLP PO BOX 1652 HIGLEY AZ 85236
CITY OF ELOY COMMUNITY DEVELOPMENT DEPARTMENT1595 C STREET ELOY AZ 85131
WESTERN POWER AREA ADMINISTRATION DESERT SOU1615 S 43RD AVENUE PHOENIX AZ 85009
CENTRAL ARIZONA IRRIGATION AND DRAINAGE DISTRICT 231 S SUNSHINE BOULEVARD ELOY AZ 85131
ELOY FIRE DISTRICT attn: Nate N. Bailey 4010 N TOLTEC ROAD ELOY AZ 85131
ELOY CHAMBER OF COMMERCE 515 N MAIN STREET ELOY AZ 85131

parcels_300ft_mailing list.xls
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ATTACHMENT 2

June 6, 2022

Invitation to Learn About the Proposed Eloy Valley Solar Project

Dear Neighbor:

This letter provides notice of and invites you to learn about and provide input on, the proposed Eloy Valley Solar
Project (the Project). Eloy Valley Energy Center LLC, a wholly owned subsidiary of NextEra Energy Resources,
proposes to construct and operate a Photovoltaic (PV) solar facility on approximately 320 acres of privately
owned lands within the City of Eloy. The Project site is outlined in Figure 1 (see attachment). The Project is an
electrical solar generation facility with an output of up to approximately 350 megawatts (MW), with the first
phase, the proposed Project, being 150MW. The Project will expand the footprint of the original project, located
within the boundary of unincorporated Pinal County, into the City of Eloy.

Eloy Valley Energy Center LLC (previously Boulevard Associates, LLC) submitted a Major Comprehensive Plan
Amendment (MCPA) to the Pinal County Planning Division (Z-PA-046-21) for the land use change on the
approximately 1,300 acres of privately owned land within unincorporated Pinal County. The resolution was
approved at the November 2021 Board of Supervisors hearing.

The Project will now require the approval of a conditional use permit (CUP) by the City of Eloy for the portion of
the project which falls within the City’s jurisdiction. Boulevard Associates, LLC (also doing business as Eloy
Valley Energy Center LLC) has applied for a CUP (CUP2022-022) for the development and operation of a solar
generating facility within the rural residential (RR-20) zoning district.

We invite you to join us for virtual and/or in-person neighborhood meetings to meet our team and learn more
about our company and the Project.

Virtual Neighborhood Meeting

The virtual meeting will be hosted online using the Zoom application, which is free to download and use, and can
be accessed online or by phone. The virtual meeting, which will be recorded, will comprise a brief presentation
followed by a question-and-answer session. Please see the attached handout for more detailed instructions.

e Date: Wednesday, June 22, 2022
e Time: 5:30 p.m. to 6:30 p.m. PDT online on Zoom
e Zoom Webinar Information
0 Dial: 888-475-4499
0 Meeting ID: 924 6156 8144
0 Meeting Link: https://swca.zoom.us/i/92461568144

700 Universe Boulevard, Juno Beach, Florida 33408


https://swca.zoom.us/j/92461568144
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In-Person Neighborhood Meeting (masks/facial coverings are encouraged)

e Date: June 21, 2022

e Time: 5:00-7:00 pm

e Location: Eloy City Hall, Community Room
595 C Street, Eloy, Arizona 85131

The in-person meeting will be an open house. Participants are encouraged to view presentations, ask questions,
and provide written comments.

Should you like to provide comments or learn more about the Eloy Valley Solar and Storage Project CUP
application, please send your questions and/or comments via email to Jd.Rulien(@nexteraenergy.com or
Catherine.Clarke-pounder@nexteraenergy.com.

Sincerely,

Catherine Clarke-Pounder
Project Manager
NextEra Energy

Attachments (map and Zoom Information Meeting Guide)


mailto:Jd.Rulien@nexteraenergy.com
mailto:Catherine.Clarke-pounder@nexteraenergy.com

Figure 1: Proposed Eloy Valley Solar Project expansion location



Eloy Valley Solar Project
Conditional Use Permit Application — City of Eloy, Arizona
Virtual Meeting Participation Guide
Wednesday, June 22, 2022 5:30 PM - 6:30 PM PDT

To provide multiple avenues to gather public input, the meeting will be held virtually as well as in-
person. The meeting will be hosted virtually using the Zoom application, which is free to download and
use, and can be accessed online or by phone.

Zoom Webinar Information
Dial: 888-475-4499
Meeting ID: 924 6156 8144
Meeting Link: https://swca.zoom.us/j/92461568144

Joining Zoom Webinar Online
1. Onyour meeting date join the meeting at least 5 minutes prior to the meeting start time to
ensure you don’t miss important information and can familiarize yourself with Zoom. You can
join online using the link provided above.
Note: you do not need a Zoom account to join online.
2. Access https://www.zoom.us/join on your internet’s web browser, enter your Meeting ID, and
click “join”.

Joining Zoom Webinar by Phone
1. Dial the following number: 888-475-4499
2. When you call in, you will be prompted to enter your Meeting ID. Enter your Meeting ID and
press the # key
Meeting ID: 924 6156 8144

All attendees will be muted upon joining the virtual public meeting and will be muted throughout the
presentation. During the Q&A portion of the meeting, attendees may unmute to ask a question.

Phone Zoom Webinar Controls
Phone users will be able to use the hand raising function and unmute to ask questions during the Q&A
portion of the meeting. The following commands can be
entered your phone's dial pad while in a Zoom meeting:
e *6-Toggle mute/unmute
e *9 - Raise hand

To raise your hand via phone, dial *9. Phone users will be
called upon and unmuted by the meeting panelists to ask
their question when it is their turn to speak.

Thank you for your participation.


https://swca.zoom.us/j/92461568144

ATTACHMENT 3

Welcome

to the neighborhood meeting for the
Eloy Valley Solar Project

NEXTera
ENERGY 2%

RESOURCES

This meeting Is to solicit input and exchange information
about the proposed Eloy Valley Solar Project.

Please review the informational posters to learn more
about the team, the project, and the conditional use
permit application submitted to the City of Eloy.

Team members are standing by to answer your questions
and to take your written comments.

Thank you for attending this meeting
and providing your input.
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NextEra Energy
consists of
strong businesses
supported by a
common plattform

utilities in the nation by electricity generated
retail MWh electric sales from the wind and sun

1. As of January 25, 2021; Source: FactSet

2. Megawatts shown includes assets operated by Energy Resources
owned by NextEra Energy Partners as of December 31, 2020; all other
assets are Included at ownership share

3. As of December 31, 2020




Nextera Energy Resources

v American owned and operated

v Investments in 47 states and Canada
v More than 26,000 MW In operation
v Renewable energy leader

v World leader in energy storage

world’s

generator of
renewable

energy from the
wind and sun




Investing In Arizona




Eloy Valley Solar Project

v Expands the Eloy Valley Solar and v Approximately 320 acres of private land
Storage project footprint into the City of

A et v L ocated on the northeast corner of
Eloy jurisdiction

East Pretzer Road and South Sunshine
v Requires a conditional use permit from Boulevard
the City of Eloy to allow for the Project’s

proposed use v’ Estimated to begin commercial

operation by the end of 2025

v' Solar Generating Facilities are a
conditional use allowed within the Rural
residential (RR-20) zoning district

v" Located within City of Eloy, Arizona |I| '

NEXTera

v Interconnecting into the original project
area adjacent to the Project site.




Floy Valley Solar and Storage

v Major Comprehensive Plan Amendment v Approximately 900,000 bi-facial panels
approved by Pinal County Board of v .
Supervisors in November 2021 (Z-PA- E:)?g:ge enough electricity for 200,000
046-21) y
v" Located in Pinal County, Arizona Estimated to begin commercial

operation by end of 2025

v Interconnecting into 230kV ED-5

substation owned by Western Area
" Located on the corner of Eleven Mile Power Administration
Corner and Greene Reservoir Road

v Maximum capacity of 350 megawatts
" To be built in three phases; first phase will
\ be 150 MW

NEXTera

- e

v Approximately 1,300 acres of private
land under option




Project Area




Benefits of Solar Energy

v’ Cost competitive v Minimal water use during operations
v Clean, renewable source of energy v Payments to landowners
v No alr, water or solil pollution v’ Taxes to communities

v’ Creates Jobs v" Purchase of local goods and services

v Places no burden on local services

v’ After decommissioning, land continues

to be used as before
NEXTera




How Solar and Energy Storage Works

Battery
Storage Unit Electrical Transmission System

Consumer

44
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Project Timeline

2021 2021-2024 2024

2024-2025 2025




Floy Valley Community Benefits

v Approximately $35 million property taxes over the lifespan of
project that benefit state and local governments as well as schools

v' 300 construction Jobs
v Up to 5 full-time jobs

v" Increase local business to supply materials for construction

v Increase in worker activity supports local service industries

v' Build partnerships and sponsors civic, environmental and
community organizations and events

v Helping America become energy independent M

NEXTera




Project Construction Overview

1. Install a fence for safety
2. Build roads
3. Construct a substation

4. Install solar arrays

9. Install transmission line

6. Construct battery pad and install batteries

/. Test and commission the completed arrays
—
NEXTera i




Fire Safety Planning

v' Solar panels are primarily metal and glass - no fuel source to support a fire

v Battery containers are installed with chemical-based fire suppression
systems which minimize the risk of a significant fire

v’ Each storage facility is equipped with its own air conditioning to ensure
operation within a prescribed temperature range

v’ Work with local first responders and fire officials to coordinate any
response, In the unlikely event of fire

v’ Off-site, 24-hour control room with trained technicians constantly monitor

each site and can remotely shut down the facility '

NEXTera




Project Decommissioning

v’ Life of project expected to be 35 years

v Remove all elements of solar and return the land to its original condition,
e.g., agriculture or grazing

v Remove, dispose and, where feasible, recycle:

" golar arrays " concrete " fences
= batteries foundations " transmission
= inverters " pads line

v Recycle glass, polymer, aluminum, copper and semiconductor materials
recovered from photovoltaic panels

v Recycle and reclaim lithium-ion batteries with the manufacturer
v Our company makes financial commitments to pay the full costs

- of decommissioning M
NEXTera
ENE
i




Connect With Us

JD Rulien Catherine Clarke-Pounder
Work: (202) 349-3347 Work: (561) 304-5198
JD.Rulien@nexteraenergy.com Catherine.Clarke-pounder@nexteraenergy.com

24-Hour Media Line: (561) 694-4442
media.relations@nexteraenergyresources.com

Comment cards are available in this meeting.



mailto:media.relations@nexteraenergyresources.com

NEXTera

—NERGY 2%

RESOURCES

Eloy Valley Solar
Project

Catherine Clarke-Pounder

Project Manager
NextEra Energy Resources, LLC

June 22, 2022

Local Investment, Revenue & Clean Energy
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WELCOME

Virtual Neighborhood Meeting
Presentation

June 22,2022
5:30to 6:30 P.M.

Learn about the Eloy Valley Solar Project
Understand the project timeline
Learn how to provide comments

NEXT%I"&/;
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Introductions

Panelists
Catherine Clarke-Pounder, NextEra Energy Resources, LLC
JD Rulien, NextEra Energy Resources, LLC

Moderator
Meg Perry, SWCA Environmental Consultants

Webinar Support

Jen Rideout, SWCA Environmental Consultants

Question and Answer (Q&A) Period

NEXTera
ENERGY 2

RESOURCES



ZOOM ETIQUETTE

Webinar is being recorded

Microphones are muted

Chat feature is turned off

Submit questions via Q&A during
the presentation

—

NEXTera
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How to Ask a Question

To ask a WRITTEN question

Click the Q&A button

The box on the right will pop up
Type out your question

Hit send

Question may be responded to
live or in the Q&A box

To ask a VERBAL guestion

Raise hand Telephone

Moderator will call your
name

Attendee unmutes their

microphone
Please introduce

yourself

On-Screen
Button

NEXT%I"&/;
ENERGCY 2%

RRRRRRRRR



Question
Ground Rules

This Iis a period to ask guestions of the panel, not make formal
public scoping comments (which must be written).

Out of respect for other attendees, please ask your question
succinctly so we have time to take all questions.

This virtual event Is designed to be viewed in homes across
the country in real-time. Please be courteous and respectful of
others.

NEXT%I"&/;
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Virtual Neighborhood Meeting
Presentation Agenda

Presentation on project history and background

Question and Answer (Q&A) Period

NEXT%I"&/;
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NextEra Energy is comprised of strong businesses
supported by a common platform

(1) As of January 25, 2021; Source: FactSet
(2) Megawatts shown includes assets operated by Energy Resources owned by NextEra Energy Partners as of December 31, 2020; all other assets are included at ownership share

(3) As of December 31, 2020 NEXTera
ENERGY 2%

RESOURCES
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NextEra Energy Resources

10

American owned and
operated

Investments in 32 states and
Canada

More than 26,000 MW in
operation

Renewable energy leader

World leader in energy
storage

world’'s

#1

generator of
renewable
energy from the
wind and sun

NEXT%I"&/;
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Investing in Arizona

Approximately $1 billion total capital
Investments

Our subsidiaries own and operate two wind,
three solar, and three energy storage sites
and a portfolio of private or distributed
generation solar facilities

We also have several projects in
development

$1.1 million in property taxes in 2020 to
local counties and cities

$990,000 annual land payments to
landowners

Approximately $1.5 million in annual
payroll for solar and wind technicians
and site managers

11
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Eloy Valley Solar and Storage

12

Major Comprehensive Plan
Amendment (MCPA) approved by Pinal
County Board of Supervisors in
November 2021 (Z-PA-046-21)

Located in Pinal County, Arizona

Approximately 1,300 acres of private
land under optlon

Located on the corner of Eleven Mile Corner
and Greene Reservoir Road

Maximum capacity of 150 megawatts
Approximately 900,000 bi-facial panels

Produce enough electricity for 200,000
homes

Estimated to begin commercial
operation by end of 2025

Interconnecting into 230kV ED-5
substation owned by Western Area
Power Administration

NEXT%I"&/;
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Eloy Valley Solar

Expand the Eloy Valley Solar and
Storage project footprint into the City
of Eloy

Located within the City of Eloy, AZ

Requires a Conditional Use Permit
(CUP)

Solar Generating Facilities are a
conditional use allowed within Rural
Residential (RR-20) zoning district

13

Approximately 320 acres of private
land under option

Located on the northeast corner of East
Pretzer Road and South Sunshine
Boulevard

Estimated to begin commercial
operation by end of 2025

NEXT%I"&/;
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Project Area
Preliminary Siting
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Benefits of Solar Energy

Cost competitive

Clean, renewable source of energy

No air, water or soil pollution

Creates jobs

Places no burden on local services

Minimal water use during operations

Payments to landowners

Taxes to communities

Purchase of local goods and services

After decommissioning, land continues to be
used as before

15
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How battery energy storage works

16
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Project timeline

2021 2021 2021 - 2024 2024 2024 - 2025 2025

NEXTera
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Eloy Valley Community Benefits

18

$35 million property taxes over the
lifespan of project that benefit
state and local governments as
well as schools

300 construction jobs
5 full-time jobs

Increase local business to supply
materials for construction

Increase in worker activity supports
local service industries

Build partnerships and sponsors
civic, environmental and
community organizations and
events

Helping America become energy
Independent

NEXTera
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Project Construction Overview

19

Install a fence for safety
Build roads

Construct a substation
Install solar arrays
Install transmission line

Construct battery pad and
install batteries

Test and commission the
completed arrays

NEXT%I"&/;
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Fire Safety Planning

20

Solar panels are primarily metal and glass
— no fuel source to support a fire

battery containers are installed with
chemical-based fire suppression systems
which minimize the risk of a significant fire

Each storage facility is equipped with its
own air conditioning to ensure operation
within a prescribed temperature range

Work with local first responders and fire
officials to coordinate any response, in the
unlikely event of fire

Off-site, 24-hour control room with trained
technicians constantly monitor each site
and can remotely shut down the facility

NEXTera
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Project Decommissioning

21

Removal of all elements of solar and returning the land
to its original condition e.g., agriculture or grazing

Removing and disposing and where feasible, recycling
solar arrays
batteries
inverters
concrete foundations
pads
fences
transmission line

Recycle glass, polymer, aluminum, copper and
semiconductor materials recovered from photovoltaic
panels

Recycle and reclaim lithium-ion batteries with the
manufacturer

Our company makes financial commitments to pay the
full costs of decommissioning

NEXTera
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Questions?

22
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To ask a WRITTEN question

23

How to Ask a Question

Click the Q&A button

The box on the right will pop up
Type out your question

Hit send

Question may be responded to
live or in the Q&A box

To ask a VERBAL guestion

Raise hand Telephone

Moderator will call your
name

Attendee unmutes their

microphone
Please introduce

yourself

On-Screen
Button

NEXT%I"&/;
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Connect with us

Catherine Clarke-Pounder
Work: (561) 304-5198

Catherine.Clarke-
pounder@nexteraenergy.com

24-Hour Media Line: 561-694-4442

Media.relations@nexteraenergyresourc
es.com

24
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mailto:Catherine.Clarke-pounder@nexteraenergy.com
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Methods for Providing Written Comments

Written comments may be submitted by email to:

Catherine Clarke-pounder
Catherine.Clarke-pounder@nexteraenergy.com

NEXT%I"&/;
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mailto:Catherine.Clarke-pounder@nexteraenergy.com

Thank you for coming!

We are available to continue to answer any questions
until the meeting ends at 6:30 p.m.

If you have a question, please use raise hand or
Q&A buttons at the bottom of your screen and we
will get right back to you.

Telephone
Raise Hand

NEXT%I"&/;
ENERGCY 2%

RRRRRRRRR
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Thank you for joining us!
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Attendee Report

Report Generated: 6/23/2022 14:05

Topic Webinar ID Actual Start Time Actual Duration (minutes) Unique Viewers  Total Users Max Concurrent Views  Enable Registration
Eloy Valley Solar Neighborhood Meeting 924 6156 8144 6/22/2022 16:50 100 2 9 0 No

Host Details

Attended User Name (Original Name) Email Join Time Leave Time Time in Session (minutes) Is Guest Country/Region Name
Yes Webinar Admin (Jennifer Rideout) jennifer.rideout@swca.com 6/22/2022 17:00 6/22/2022 18:30 90 No United States

Panelist Details

Attended User Name (Original Name) Email Join Time Leave Time Time in Session (minutes) Is Guest Country/Region Name
Yes Stephen Stoddard | SWCA (Stephen Stoddard) stephen.stoddard@swca.com 6/22/2022 16:59 6/22/2022 18:30 91 No United States

Yes Catherine Clarke-Pounder catherine.clarke-pounder@nexteraenergy.com 6/22/2022 17:01 6/22/2022 18:30 89 Yes United States

Yes Meg Perry | SWCA (Meg Perry) meg.perry@swca.com 6/22/2022 16:50 6/22/2022 18:30 100 No United States
Attendee Details

Attended User Name (Original Name) Email Join Time Leave Time Time in Session (minutes) Is Guest Country/Region Name
Yes Stacy Gramazio 6/22/2022 17:30 6/22/2022 18:07 37 Yes United States

Yes Stacy Gramazio 6/22/2022 18:07 6/22/2022 18:30 23 Yes United States

Yes Michael Pasko 6/22/2022 17:30 6/22/2022 17:47 17 Yes United States

Yes Michael Pasko 6/22/2022 17:47 6/22/2022 18:08 21 Yes United States

Yes Michael Pasko 6/22/2022 18:09 6/22/2022 18:30 22 Yes United States



Comment Form

NextEra Energy
Eloy Valley Solar Project
Neighborhood Meeting
Tuesday, June 21, 2022
5:00 PM to 7:00 PM

Name:

Organization (if applicable):

Email:

Phone:

Address:

City State Zip

Comment(s):

Please write on the back of this form if more space is needed



Question Report

Report Generated:

Topic

Eloy Valley Solar Neighborhood Meeting
Question Details

#

6/23/2022 14:06
Webinar ID
924 6156 8144

Question

Actual Start Time Actual Duration (minutes)

6/22/2022 16:50

Asker Name

Asker Email

100

# Question

Answer

0

Question Time

Answered Time



CITY OF ELOY
REQUEST FOR COMMISSION ACTION

Agenda Item: VIII.D.
Date: 9/21/2022

Date submitted: Action: Formal Subject: Consideration, discussion,
09/09/2022 and recommendation to the Eloy City
Council for approval, approval with
conditions, denial or continuance of

Date requested:

9/21/2022 Case No.: CUP2022-022. (Project
Name: Eloy Valley Solar and Storage
Project)

TO: Planning and Zoning Commission

FROM: Jon Vlaming, Belinda Cota

RECOMMENDATION:

Staff recommends that Case No.: CUP2022-022 be approved, subject to the following
eight (8) conditions:

1. That all undeveloped portions of the subject property will be maintained in a natural,
debris-free, and weed-free condition;

2. That development of the Eloy Valley Solar and Storage Project shall be in compliance
with the Conditional Use Permit Narrative (dated August 2022) and/or the Eloy Zoning
Ordinance; if mutually executed;

3. That any major changes or modifications to the subject CUP shall be reviewed and
processed in accordance with those procedures outlined in the Eloy Zoning Ordinance,as
may be amended from time to time. The Zoning Administrator, or designee, may
administratively approve minor amendments and will determine the difference between
major and minor amendments;

4. That the Property Owner/Developer shall submit and receive Zoning Administrator or
designee approval for the Site Plan for the entire 320 acres prior to construction;

5. That the Property Owner/Developer shall submit and receive Zoning Administrator or

designee approval of the decommissioning plan for the Eloy Valley Solar and Storage
Project;

6. That the Property Owner/Developer shall work with City Staff to select appropriate
landscape vegetation from the Pinal AMA Low Water Use Plant List prepared by the



Arizona Department of Water Resources to support butterfly migration patterns and other
fauna;

7. That the Property Owner/Developer provides a landscape buffer zone between the
project and any adjacent residential homes; and

8. That the Property Owner/Developer contacts Kitt Peak Observatory to confirm that this
project does not create reflective light that would negatively impact their observations.

DISCUSSION:

FISCAL IMPACT:
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A New View For Community

o« o * Planning Today for Tomorrow
A Vision for The e

Re-Branding of North City

City Of Eloy * 5,000 Future Homes

° 14,000 Potential Residents

Spur Downtown Development

MEC Arizona I LLC



Current
Esperanza
Limits
Approved PAD

Overall PAD

795.22 AC

3,034 DU

3.82DU/AC

° Remaining PAD

° 644.92 AC
2,579 DU

3.99 DU/AC

MEC Arizona I LLC
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Proposed
Esperanza
Limits

* 833 AC/ 4-6 DU Overall

*  Elevated Community
*  Recreational Amenities

*  Pedestrian, Social & Physical
Connections

*  Gathering Spaces
*  Centralized Education

Flexible/On Demand Lotting

MEFC Arizona I LLC
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City of Eloy | g

2020 General Plan

Land Use

=F - O -
L B

Estate Density Residential (0.2 - 1.0 du/ac)

WiHouserdR EfHouserjRZ

J
Project Site
|

Low Density Residental {1.0 - 3.0 du/ac)

Medium Density Residential (3.0 - 6.0 du/ac)

Med-High Density Residental (6.0 - 10 du/ac)

w5 o Em o g o=

. High Density Residential {10 - 24 du/ac)

v" Proposed Density Range 4 - 6 DU/AC
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Regional Growth Chart

Casa Grande Marana City of Maricopa Eloy
Cities

Population

2000 mW2010 m2020 Anticipated Project Completion Source US Census

MEC Arizona I LLC



Regional Housing Permits

Projected
Residential
Permit 2022

Residential
Permits 2021

Casa Grande 1,539

Marana 1,067

City of Maricopa 1,801 1,647

Pinal County 3,290 5,640

Eloy 199 229 + 100*

*New home permits issued to the end of August and forecast of permits for the remaining 4 months

MEC Arizona I LIC




What Do Home Buyers Want?

Sense of Community
Enhanced Amenities

L.ess Maintenance

Walkability

Affordability
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What Do Home Builders Want?

Reduced Front Footage (Right Sized Lots)

Bigger Product/Narrower Lots

Reliable Infrastructure

Flexibility in Development Phase

15 ft. Separation 10 ft. Separation

MEFC Arizona I LLC



Lot Sizes in Other Communities
* Approved in the Last 3 Months

A

C Grand
oA rande Casa Grande
Elaine Farms 711 45 & 50’

Villa Arroyo 853 45°,50" & 55°
Marana

Saguaro Reserve II ) 45,50’ & 55° MARANA A7

Gladden Farms 148 40’
City of Maricopa

Trails at Tortosa 371 50°

Desert Passage 64 45°,50" & 55°

Sorrento Parcels 9-12 45" & 55°

MEC Arizona I LIC
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Summary

Stimulating Eloy Growth

Creating Balanced Lot Diversity

Creating New Neighborhood Roots

Physical & Social Connections

Supporting Eloy’s Economic Growth with
Residential Homes for Future Employers

MEC Arizona I LIC



Planning & Engineering

* General Plan Amendment

Next Steps? " Resoning

* Submit Concurrently with General Plan
* Flexibility for Future Phases with PAD

¢ Infrastructure Needs/ Timing

* Process & Timing

* City Process, Applications & Deliverables
* Schedules

* Future Presentation to Planning Commission & City
Council

MEC Arizona I LLC
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