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MEETING DATE:  NOVEMBER 19, 2020 
 
TO:    PINAL COUNTY PLANNING & ZONING COMMISSION 
 
CASE NO.:  PZ-PA-006-19 (Wales Ranches) 
 
CASE COORDINATOR: Sangeeta Deokar, Planner 
 
Executive Summary: 
Wales Ranches proposal is a request for Non-Major Amendments to the San Tan Valley Special Area Plan to 
designate 140.8± acres of the property. Amendments include 44.5± acres from Suburban Neighborhood to 
Employment Center and 8.4± acres Rural Living to Employment Center; 13.2 ± acres from Suburban Neighborhood 
to Community Center; 33.6± acres from Rural Living to Suburban Neighborhood; 10.1± acres from Rural Living to 
Urban Transitional and 31.0± acres of Suburban Neighborhood to Urban Transitional. The subject site is situated 
at the north-east corner of Kenworthy and Combs Road in the San Tan Valley area. 
 
If This Request is Approved: 
The applicant will be able to potentially rezone the parcel for future development.  

Staff Recommendation/Issues for Consideration/Concern: 
Staff recommends approval of the request. 
 
 
LEGAL DESCRIPTION: Parcel of land situated in Section 28, Township 02 South, Range 08 East, G&SRB&M. 
 
TAX PARCEL: 104-22-007A, 104-22-007C, 104-22-007D, 104-22-007E, 104-22-007F 
 
LANDOWNER: Mary Ann Wales, Spike H Enterprises, Wales Ranches LLLP 
 
APPLICANT/AGENT: Ty Wilson, Hilgart Wilson 
 
REQUESTED ACTION & PURPOSE: PZ-PA-006-19 – PUBLIC HEARING/ACTION: Mary Ann Wales, Spike H 
Enterprises, Wales Ranches LLLP owners/applicants, Ty Wilson, agent requesting  Non-Major Comprehensive Plan 
Amendments to the San Tan Valley Special Area Plan for 639.7± acres to designate 44.5± acres of Suburban 
Neighborhood Residential, 8.4± acres of Rural Living to Employment Center, 13.2± acres from Suburban 
Neighborhood Residential to Community Center, 33.6± acres from Rural Living  to Suburban Neighborhood, 
10.1± acres from Rural Living  and 31.0± acres of Suburban Neighborhood Residential to Urban Transitional, 
situated in portion of Sections 28, T02S, R08E G&SRB&M; (legal on file), Tax parcels 104-22-007A, 104-22-007C, 
104-22-007D, 104-22-007E, 104-22-007F, located north-east corner of N Kenworthy road and East Combs road in 
the San Tan Valley Area. 
 
LOCATION: North-east corner of Kenworthy and Combs Road in the San Tan Valley area. 
 
SIZE:  140.8 ± acres. 
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COMPREHENSIVE PLAN: The San Tan Valley Special Area Plan designation for the subject site is Suburban 
Neighborhood with development Intensity for Residential is 1 - 4 du/ac (Single Family Detached) and 4-8 du/ac 
(Single Family Attached) and Rural Living with development Intensity for Residential is 0-1 du/ac (Residential) and 
Non-Residential is 0.30 Floor Area Ratio (FAR). 

 
EXISTING ZONING AND LAND USE: Subject property has multiple zones: GR PAD, CR-1 PAD, CR-2 PAD, CR-3 PAD, 
CR-5 PAD, CB-1 PAD and is an active Alfalfa farm 
 
SURROUNDING ZONING AND LAND USE: 

• North: General Rural (GR) Residential 
• South: Neighborhood Commercial Zoning District (C-1), Industrial Zone (CI-2), Single Residence Zoning District   

            (R-7), Single Residence Zone (CR-3)  
• East:  Single Residence Zone (CR-3) Residential, Industrial Zone (CI-2), Single Residence Zoning District (R-7) 
• West: Single Residence Zone (CR-3) Residential, Suburban Ranch (SR) 

PUBLIC PARTICIPATION: 

• Neighborhood Meeting(s): April 03, 2019  
• Mail out: Week of October 26, 2020 
• Newspaper Advertising: Week of October 26, 2020 
• Site posting, Applicant: Week of October 26, 2020 
• Site posting, County:  Week of October 26, 2020 

FINDINGS: 
 
SITE DATA AND RELATIONSHIP TO SURROUNDING: 
 
FLOOD ZONE: “X” an area that is determined to be outside the 100 and 500 year flood plain. 
 
ACCESS: Primary access point to Wales Ranches will be provided via Combs Road and Schneph Road, both 
designated as Regionally Significant Routes (RSR), with secondary access points provided via Kenworthy Road, also 
designated as an RSR.  
 
HISTORY:  The subject site is currently zoned General Rural (GR), Suburban Ranch (SR), Single Residence Zoning 
District (CR-1, CR-2, and CR-3), Multiple Residence Zoning District (CR-4, CR-5), and Local Business Zone (CB-1) 
(Case PZ-005-99, PZ-PD-005-99. The 140.8 ± acres property is currently being used as an active alfalfa farm. To the 
west of the property lies the Pecan Creek Community and J O Combs Elementary School, to the east lies the Laredo 
Ranch and Industrial zone and Single Residence zone, to the north lies the partially developed Suburban Ranch 
Zone and to the south  lies Commercial,  Industrial and residential zone. The Wales Ranches proposal envisions 
the property to become a thriving master planned residential community that would allow for 2,262 single-family 
dwelling units coupled with mixed-uses that include medium density residential, and multifamily dwellings, 
community commercial uses.  

  
ANALYSIS: The San Tan Valley Special Area Plan (STV SAP) was adopted by the Board of Supervisors in 2018 and 
has been effective since January 2019. According to the San Tan Valley Special Area Plan, parcel has a land use 
designation as Suburban Neighborhood which allows for single-family detached residential use up to 4 du/acre 
and single family attached up to 8 du/acre; and Rural Living allowing up to 1 du/acre. 
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One of the outcomes of the study of the San Tan Valley Area was the need for diversity in housing stock. San Tan 
Valley’s population has a growing number young families and adult community. Wales Ranches project would 
propose single family homes along with medium density residential and multifamily dwelling with an overall cap 
of Development Intensity up to 3.5 du/acre that would cater to a larger population.  
 
Staff is forwarding a recommendation as the request conforms to the recently approved plan, and if PZ-PA-006-
19 Non-Major Comprehensive Plan Amendments are approved would allow applicant for the rezoning request.  

 
STAFF SUMMARY: Staff provides the following findings together with the information on Page 1 of this staff 
report. 

1. The proposed Non-Major Comprehensive amendment to San Tan Valley Special Area Plan will complement 
the surrounding development for the site as part of a larger development for San Tan Valley Special Area Plan  

2. To date, no letters in opposition and none in favor have been received from property owners within Pinal 
County. 

The proposal is located outside of the municipal planning boundary (East of Town of Queen Creek).  As of the 
writing of this report, no response has been received. 
 
The proposal is located within the J.O. Combs Unified School District.  As of the writing of this report, no response 
has been received. 
 
STAFF RECOMMENDATION (PZ-PA-006-19):  After a detailed review of the request, Pinal County Comprehensive 
Plan, and the Pinal County Development Services Code (PCDSC), staff recommends approval on this request 
however: 
 
Should the Commission find after the presentation of the applicant and together with the testimony and evidence 
presented at the public hearing, that these Non-Major San Tan Valley Special Area Plan Amendments are needed 
and necessary at this location and time, will not negatively impact adjacent properties, will promote orderly 
growth and development of the County and will be compatible and consistent with the applicable goals and 
policies of the Pinal County Comprehensive Plan,  then staff recommends that the Commission forward PZ-PA-
006-19 to the Board of Supervisors with a favorable recommendation.  
 

To Approve: I move the Planning and Zoning Commission forward a recommendation of approval of Case PZ-PA-
006-19. 

 
* *no proposed stipulations  
 
Date Prepared: 11/6/20 SD 
Date Modified:  

 



PINAL COUNTY 
PROCEDURE FOR A PROPOSED NON-MAJOR COMPREHENSIVE PLAN AMENDMENT 

A. Attend a Concept Review (pre-application) meeting with the Planning Department and
affected County agencies.

B. File an application and all required supporting documentation for a Comprehensive Plan
Amendment.  Please use the attached application forms.

C. Public hearing before the Planning Commission with Commission recommendation to the
Board of Supervisors.  Time frame is approximately 10 to 15 weeks from application
acceptance by the Planning Department.

D. Public hearing, (approximately 4 to 8 weeks after Planning Commission hearing), before the
Board of Supervisors.

PROCEDURE FOR A PROPOSED MAJOR COMPREHENSIVE PLAN AMENDMENT 

A. Attend a Concept Review (pre-application) meeting with the Planning Department and
affected County agencies.

B. File an application and all required supporting documentation for a Comprehensive Plan
Amendment. Please use the attached application forms.

C. Public meeting with the Citizens Advisory Committee.

D. Public hearing before the Planning Commission with Commission recommendation to the
Board of Supervisors.

E. Public hearing before the Board of Supervisors.

Public hearing schedule will be made available in August. 

FEE SCHEDULE FOR MAJOR AND NON-MAJOR AMENDMENTS 

A. Major Comprehensive Plan Amendment: $5,091.00

B. Non-major Comprehensive Plan Amendment:
a. 0-499 mailouts: $4,478.00
b. 500 or more mailouts: $4,824.00
c. With accompanying zone change: $3,354.00



  Revised August 2015

APPLICATION FOR A COMPREHENSIVE PLAN AMENDMENT IN AN 
UNINCORPORATED AREA OF PINAL COUNTY, ARIZONA

(all applications must be typed or written in ink)

1. The legal description of the property:

2.

3. Current Land Use Designation:

4. Requested Land Use Designation:

5. Date of Concept Review:_______________ Concept Review Number:___________________

6. Why is this Comprehensive Plan Amendment being requested?  (You must provide a summary

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

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

RECEIPT #: AMT: DATE: CASE:
______________________________________________________________________________

See Attached

10422007A, 10422007E, 10422007D, 
Parcel Number(s): _________10422007C, 10422007F_________________________Total Acreage:_______639.7 AC_______

Suburban Neighborhood & Rural Living (San Tan Valley Special Area Plan)

Suburban Neighborhood, Urban Transitional, Community Center, 
Employment Center (San Tan Valley Special Area Plan)

of the anticipated development on this page, if not provided, the application cannot be  process 
ed.): A Comprehensive Plan Amendment is being requested to change 31 acres 
designated as Suburban Neighborhood (SN) to Urban Transitional (UT), 13.2 acres to Community 
Center (CC), and 44.5 acres to Employment Center (EC). In addition, an amendment of 33.6 acres 
designated as Rural Living (RL) to SN, 8.4 acres to EC and 10.1ac to UT. The UT acreage will 
ultimately serve as a transition from lower to higher intensity residential development, and provide a 
buffer between single-family homes and the sand, gravel, and concrete operations north of the 
Queen Creek Wash. The 13.2 acres of CC will provide General Commercial (C-3) development. 
The 52.9 acres of EC will serve as an Industrial Buffer (I-1). The 33.6 acres changing to SN will 
provide residential development ranging in density from 3.5 - 3.7 du/ac.

            Since the original
PAD  approval in 1999, the region has experienced significant change through the development of former agricultural
land. This movement began with residential development along the key transportation corridors to the west of the
Property. As residential development continued to grow, retail and commercial development followed, which has
culminated with recently completed regional commercial centers constructed in the area. This new dynamic led
to the re-evaluation of the vision of the Project and has resulted in this proposal for a master planned community.
The request amends the previously proposed commercial uses to a smaller amount of neighborhood commercial
and allocates the balance of the property to conventional single family, medium, and higher density residential uses.

A Comprehensive Plan Amendment is required to allow the for the scale and intensity
of commercial land uses that are now appropriate for the Project and the area.

February 26, 2019 Z-PA-006-19
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1. Introduction 
Pew & Lake, on behalf of Wales Ranches, LLLP, Spike H Enterprises, LLC and Mary Ann 
Wales (Owners) is pleased to submit this project narrative in support of four non-major 
Comprehensive Plan amendments to the San Tan Valley Special Area Plan (STVSAP), a 
Special Area Plan that implements specific elements of the Pinal County Comprehensive 
Area Plan. The requests relate to approximately 140.8 acres (combined) at Wales Ranches, 
a 639.7-acre Planned Area Development that is currently under consideration by Pinal 
County, by separate request (PZ-PD-003-19). The entire Wales Ranches property is shown 
below and lies at the northeast corner of Kenworthy and Combs Roads. 

    
Figure 1 – Aerial Map 

 

Though the entire Wales Ranches development encompasses 639.7 acres, this Non-Major 
Comprehensive Plan and San Tan Valley Special Area Plan Amendment relates to only 
140.8 acres of property.  The remaining 498.9 acres of the Wales Ranches property are 
proposed to retain the existing Suburban Neighborhood land use designation.  
Accordingly, our requests to Pinal County are for approval of the following amendments 
to the San Tan Valley Special Area Plan (STVSAP), that implements specific elements of 
the Pinal County Comprehensive Area Plan: 
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a. A non-major Comprehensive Plan amendment on 44.5 acres from Suburban 
Neighborhood to Employment Center (EC) and 8.4 acres of Rural Living to 
Employment Center (EC); and  

b. A non-major Comprehensive Plan amendment on 13.2 acres from Suburban 
Neighborhood to Community Center (CC). 

c. A non-major Comprehensive Plan amendment on 33.6 acres from Rural Living 
to Suburban Neighborhood; and 

d. A non-major Comprehensive Plan Amendment of 10.1 acres from Rural Living 
to Urban Transitional and 31.0 acres of Suburban Neighborhood to Urban 
Transitional 

Table 1-Affected Acreages 

STVSAP Existing Land Use STVSAP Proposed Land 
Use 

Acreage 

Suburban Neighborhood Employment Center 44.5 

Rural Living Employment Center 8.4 

 Sub-Total 52.9 

Suburban Neighborhood Community Center 13.2 

 Sub-Total 13.2 

Rural Living Suburban Neighborhood 33.6 

 Sub-Total 33.6 

Rural Living Urban Transitional 10.1 

Suburban Neighborhood Urban Transitional 31.0 

 Sub-Total 41.1 

 Total 140.8 
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Approval of these requests along with the Wales Ranches PAD rezoning request, will allow 
for the future development of Residential, Employment and Commercial uses at the 
designated locations within the Wales Ranches Planned Area Development. 

   

2.  Existing and Proposed Land Uses and Zoning Classification 
 

Land Use 
The existing and proposed land use classifications for the entire Wales Ranches property 
are shown in the table and figures below and on the next pages: 

Table 2 – Existing Land Use Designations 

APN Owner Acreage Comprehensive Plan 
Land Use Category 

STVSAP 
Designation 

 
104-22-007A Spike H. Enterprises 103.8 Moderate Low Density 

Residential (1-3.5 du/ac) 
Rural Living 

104-22-007C Mary Ann Wales 37.5 Moderate Low Density 
Residential (1-3.5 du/ac) 

Suburban 
Neighborhood 

104-22-007D Mary Ann Wales 1.3 Moderate Low Density 
Residential (1-3.5 du/ac) 

Suburban 
Neighborhood 

104-22-007E Mary Ann Wales 1.3 Moderate Low Density 
Residential (1-3.5 du/ac) 

Suburban 
Neighborhood 

104-22-007F Wales Ranches Limited 
Partnership 

495.8 Moderate Low Density 
Residential (1-3.5 du/ac) 

Suburban 
Neighborhood 

Total  639.7   
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Figure 2 – Property Ownership 

 
 

Figure 3 – San Tan Valley Special Area Plan Existing Land Use Map 
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Figure 4 – Proposed Land Use Map 

 

Zoning 
The existing and proposed zoning for the entire Wales Ranches property are shown in the 
table and figures below and on the next pages.  The proposed zoning districts are 
requested by a separate application, which is being reviewed concurrently with this 
request.  

Table 3-Proposed Zoning 

Land Use Proposed Zoning Proposed Acreage3 Proposed % of Acres 
Suburban Neighborhood R-7 PAD 481.0 75.2% 
Urban Transitional MD PAD 41.1 6.4% 
Community Center1 C-3 PAD 13.2 2.1% 
Rural Living RU-10 PAD2 51.5 8.0% 
Employment Center I-1 PAD 52.9 8.3% 

 Total 639.7 100% 
1 4.6 gross acres of the total 13.2 gross acres of the proposed Community Center (C-3 PAD zoning) is reserved as a 
future County donation site solely for municipal services usage. 
2 Rural Living (RU-10 PAD zoning) covers the Queen Creek Wash area and will remain as a conservation area with limited 
low intensity uses such as trails, landscaping, bike paths, and similar recreational functions/uses.  Residential uses will 
not be permitted in this area. 
3 Proposed acreages are rounded to the nearest tenth acre based on legal descriptions.  
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Figure 5 – Existing Zoning Map 

 

 

Figure 6- Proposed Zoning Map 

 

 



 

9 | P a g e  

 

3.  Conformance with San Tan Valley Special Area Plan (STVSAP)  
The property that is subject to the proposed amendments is located within the San Tan 
Valley Special Area Plan, which was adopted by the Pinal County Board of Supervisors in 
October 2018.  The purpose of a Special Area Plan is to expand on the specific elements 
of a Comprehensive Plan so that they are more closely associated with community goals 
and actions for a defined area. The STVSAP implements the broad policies of the Pinal 
County Comprehensive Plan and provides further development guidance for a particular 
location. The STVSAP examines the unique issues, concerns, and needs of the San Tan 
Valley area in order to establish public policy and guidance for future growth in this 
distinctive portion of Pinal County. 

The Land Use Plan of the STVSAP is intended to provide guidance to County officials along 
with private landowners when making decisions about development within San Tan 
Valley. The intent of the Land Use Plan is to “define a broad pattern of desired 
development across the San Tan Valley area. It is not intended to designate very specific 
land uses for individual parcels of land. Rather, the Plan provides a certain degree of 
flexibility to accommodate market demands and future unanticipated opportunities, while 
maintaining an organized, cohesive, and sustainable built environment.” By providing 
broad, rather than specific guidance, a degree of flexibility is provided so that 
development may respond nimbly to market conditions.  

The proposed amendments support the following Principal Themes found in the STVSAP 
Land Use Plan: 

• Broaden economic opportunity by encouraging investment in the 
local economy. By designating an area for job-producing uses, the 59-
acre parcel will provide enough property for a “large-footprint” 
employment use that is envisioned in the plan to help diversify the 
economy. The Employment Center parcel will be large enough to 
accommodate one large user, or several users in a campus-like setting. 
 

• Improve transportation systems by creating greater proximity 
between people and their destinations. Bringing a new employment 
area to this part of the San Tan Valley, will provide the opportunity for 
residents within the San Tan area to work at a location close to their home, 
and eliminate the need for a lengthy commute. 
 

• Broaden economic opportunity by enhancing local spending. By 
designating the arterial corner of Combs and Schnepf Roads for 
Community Center uses, residents in Pinal County will have the 
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opportunity to spend money on goods and services locally, rather than in 
nearby municipalities. 
 

• Live Healthy. The residential neighborhoods in Wales Ranches have been 
designed with an abundance of open space including a 5-acre community 
park, two large neighborhood parks and pocket parks scattered 
throughout the development.  Additionally, multi-use trails and an 
exercise ParCourse provide interconnectivity between the park areas and 
opportunities for exercise and healthy living. 
  

Employment Center (EC) Place Type 
The proposed amendments are also consistent with the proposed Place Types requested 
in this application- Employment Center and Community Center. 
 
The Employment Center place type provides for a wide range of small to large office, 
industrial, manufacturing and warehousing uses.  They are typically located close to major 
transportation connections.  Indoor spaces are used for all manufacturing operations in 
those areas adjacent to neighborhoods.  Buffers are recommended between dissimilar 
land uses as outlined in the Pinal County Development Services Code. 
 
The proposed Employment Center site is on Kenworthy Road, an arterial road that has 
been designated as a Regionally Significant Route by Pinal County. It is also the site of a 
former landfill. Once reclaimed and prepared for development, the most appropriate use 
for the property will be for a non-residential, industrial use.   
 
The zoning districts compatible with the EC place type are General Office (O-2), 
Neighborhood Commercial (C-1), Industrial Buffer (I-1), Light Industrial and Warehouse 
(I-2) and Industrial Zoning District (I-3). 
 
By separate application, the 52.9-acre parcel for which we are seeking the Employment 
Center designation is proposed to be zoned as Industrial Buffer (I-1), the least-intense 
industrial district in the County. By selecting the I-1 designation, the Property Owner is 
signifying the intent to develop this parcel with consideration to the existing and 
proposed adjacent neighborhoods. Appropriate buffering techniques that will be 
implemented on the I-1 parcel to ensure compatibility with the surrounding area.  
 
The I-1 zoning district allows a variety of uses including, but not limited to, churches, 
colleges, light manufacturing, offices, restaurants up to 10,000 square feet, warehouses 
and government facilities.  
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Community Center (CC) Place Type 
 
The Community Center place type incorporates those businesses that provide everyday 
shopping, eating or entertainment needs. These areas are intended to be located along 
arterial and collector streets and should be designed so that no direct vehicular access is 
shared with single-family residential development. Compatibility between community 
center and residential uses should be achieved by stepping down building heights and 
enhanced landscape buffers.  
 
The zoning districts compatible with the CC place type are Mixed Dwelling (MD), Multiple 
Residence (MR), Activity Center (AC-1 and AC-2), Neighborhood Commercial (C-1), 
Community Commercial (C-2) and General Commercial (C-3).   
  

By separate application, the 13.2-acre parcel for which we are seeking the Community 
Center designation is proposed to be zoned as General Commercial (C-3). 
 
The C-3 zoning district allows a variety of uses including, but not limited to, assisted living 
facilities, restaurants, health clubs, retail sales, service establishments, self-storage and 
offices. 
 

Suburban Neighborhood (SN) Place Type 
The Suburban Neighborhood place type is the predominant place type in San Tan Valley.  
It is characterized mostly by single-family detached homes which are most often placed 
within large-scale planned area developments.  The density found in the Suburban 
Neighborhood place type ranges from 1-4 du/ac for detached homes, and 4-8 du/ac for 
attached homes.  The proposed development on the 481-acre Suburban Neighborhood 
parcel within Wales Ranches will be zoned, by separate application, for densities ranging 
from 3.5 to 3.7 du/ac. 

Urban Transitional (UT) Place Type 
The Urban Transitional place type is designed to provide a smooth transition from lower 
to higher intensity residential development.  Placed at the northeast corner of the Wales 
Ranches community, the 41.1-acre parcel proposed for the Urban Transitional place type 
will be nested between the traditional single-family portion of the community, and the 
Queen Creek Wash.  It will provide a buffer between the single-family homes in Wales 
Ranches, and the sand, gravel, and concrete operations north of the wash. 
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4.  Comprehensive Plan Amendment Criteria 
When considering non-major Comprehensive Plan amendments, Pinal County requires 
applicants to demonstrate that the proposed amendments are an improvement to, or 
consistent with, the Comprehensive plan.  Certain criteria must be met in order to 
demonstrate the required consistency with the Comprehensive Plan.  Below are the 
criteria shown in bold text, with responses to each in italics.  

1) The identified site is appropriate for the proposed uses. 

As noted above, the proposed development is appropriate for the proposed land use 
designations. Both the EC and CC development sites are located on arterial roadways 
and are consistent with the San Tan Valley Special Area Plan.  As the site of a former 
landfill, the best use of the EC site is as a non-residential use with appropriate buffering 
techniques.  At the arterial intersection of Schnepf and Combs Roads, the CC site is a 
logical place for commercial uses that can serve the Wales Ranches community and 
other planned subdivisions in the area. The Suburban Residential and Urban 
Transitional portions of the Wales Ranches are appropriate for the proposed single 
family and multi-family uses proposed for those locations.   

2) The proposed amendments must constitute an overall improvement to the 
County. 

At present, the site is the used for agricultural purposes, and a former landfill. The 
development of this property as a residential master planned community with two 
nodes of employment and commercial uses will be an improvement over the present 
conditions and will result in a positive impact to the County.  By creating new 
residential neighborhoods, providing employment opportunities and bringing services 
to this part of the County, the vision expressed in the San Tan Valley Special Area Plan 
will be achieved.      

3) The proposed amendments will not adversely impact a portion of, or the entire 
County, by: 

a)   Significantly altering existing land use patterns, especially in 
established neighborhoods. 

 
The residential development of the Wales Ranches planned area development 
is compatible with the pattern of development in the surrounding area and 
will not significantly alter existing land uses in the nearby vicinity. 
Additionally, the properties that are the subjects of the proposed amendments 
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to EC and CC place types will serve to enhance new and existing residential 
development. 

  
b)   Significantly reducing the jobs-per-capita balance in Pinal County. 

 
The proposed amendments will not reduce the jobs per capita balance in Pinal 
County.  On the contrary, designating over 61 acres of property as 
Employment Center and Community Center will provide the opportunity to 
increase jobs in the Pinal County. 
 

c)    Replacing employment with residential uses. 
 

The proposed amendments will not replace employment uses, but rather bring 
them to this part of the County. As previously noted, the opportunity for 
residents to live and work in Pinal County is a principal theme of the STVSAP. 
 

d)   Placing new development away from existing or approved 
development if the new development overtaxes infrastructure systems 
and public services when considering future contributions to 
infrastructure and services through construction and dedication of 
improvements, payment of development fees, and other mitigation 
measures. 
 
With the development of the Wales Ranches PAD, improvements will be made 
to the existing water and wastewater infrastructures.  Additionally, the 
required roadway improvements will be made in phases that follow the 
phases of the residential development.  More discussion pertaining to the 
phasing of infrastructure improvements is provided in the Wales Ranches PAD 
rezoning narrative. 
 

e)   Negatively impacting the existing character (i.e., visual, physical, 
environmental and functional) of the immediate area. 
 

 The employment parcel is proposed to be located on the site of the inert 
landfill, which will remove a large, unsightly portion of the property.  The 
commercial parcel has also been carefully selected to provide the opportunity 
for residents to shop in the county at a location that is accessible via major 
arterial roadways.  
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f)     Increasing exposure of residents to aviation-generated noise, and/or 
flight operations. 

 
Given the 2.5-mile distance from the nearest airport, none of these proposed 
amendments will subject future or existing residents to aviation-generated 
noise or flight operations that are out of the ordinary.  
 

g)   Diminishing the environmental quality of the air, water, land, or 
cultural resources. 

 
The proposed development will not diminish the environmental quality of the 
air, water, land or cultural resources in Pinal County. The proposed 
employment use on a previous landfill will improve the environmental quality 
of the property. By adding employment and commercial uses in this area, 
Pinal County residents will have the opportunity to work and spend money in 
this area, thereby improving traffic and air quality by reducing travel and 
commute times to essential goods and services. 

 
h)   Significantly decreasing the quantity or quality of recreational 

amenities such as open space, parks and trails. 
 

The proposed employment and commercial uses within Wales Ranch will have 
a positive impact on the quality of recreational opportunities in Pinal County. 
As previously discussed, the parks, trails and open space in Wales Ranches will 
provide recreational areas for new and existing residents to enjoy, while 
easing the burden on the County to provide amenities and open space for 
Pinal County residents. 
 

5.  Conclusion 
These comprehensive plan amendments for the Wales Ranches PAD are being proposed 
by the Wales family, one of the legacy families in Pinal County. The family history of this 
property is rich, and the Wales family is proposing a PAD that will have a distinct, high-
quality focus on residential living with commercial uses in the appropriate locations to 
complete the masterplan envisioned for this location.  The requested amendments will be 
implemented within the PAD zoning and are consistent with the vision expressed in the 
San Tan Valley Special Area Plan. The property owner is looking forward to working with 
Planning staff to establish a true masterplan of which the Wales family and Pinal County 
officials can be proud.  
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