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MEETING DATE:  April 18, 2024 

TO:   Pinal County Planning & Zoning Commission  

CASE NO.: PZ-050-21 & PZ-PD-050-21 (Bella Vista Storage) 

CASE COORDINATOR: Valerie Ann Lujan 

Executive Summary: 
IPlan Consulting –as the agent- on behalf of landowner, El Dorado Bella Vista LLC is requesting approval of a 
Rezoning with PAD allow development of a self-storage (RV & boat) facility on a ± 3.64 acre parcel, located at the 
SE corner of E. Skyline Drive and N. Sierra Vista drive in San Tan Valley. 

If This Request is Approved: 
The subject parcel will gain a favorable recommendation to the Board of Supervisors (BOS) to be rezoned to C-1 
w/ PAD. Proceeding BOS, the applicant will be required to complete the site plan review process in order to 
establish the desired use. 

Staff Recommendation/Issues for Consideration/Concern: 
Staff recommends approval of the Bella Vista Storage Rezone w/PAD for the subject parcel, with attached 
stipulations. 

LEGAL DESCRIPTION: W-240' OF NW NW NW OF SEC 11-3S-8E 3.64 AC 

REQUESTED ACTION & PURPOSE:  

PZ-050-21 – PUBLIC HEARING/ACTION: IPlan Consulting (agent) on behalf of El Dorado Bella Vista LLC (applicant 
& owner), requesting approval of a Rezone of ±3.64 acres from General Rural Zoning District (GR) to Neighborhood 
Commercial Zoning District (C-1), to allow for the development of a self-storage facility on Tax Parcel: 210-11-
0030– legals on file –  situated in a portion of Section 11, Township 03 South, Range 08 East, of the G.S.R.B.&M; 
located at the SE corner of E. Skyline Drive and N. Sierra Vista Drive in San Tan Valley, AZ.  

PZ-PD-050-21 – PUBLIC HEARING/ACTION: IPlan Consulting (agent) on behalf of El Dorado Bella Vista LLC 
(applicant & owner), requesting approval of a Planned Area Development Overlay District; to apply Neighborhood 
Commercial Zoning (C-1) PAD developments standards on ±3.64 acres to allow for the development of a self-
storage facility on Tax Parcel: 210-11-0030– legals on file –  situated in a portion of Section 11, Township 03 South, 
Range 08 East, of the G.S.R.B.&M; located at the SE corner of E. Skyline Drive and N. Sierra Vista Drive in San Tan 
Valley, AZ. 

LOCATION:  
Located at the SE corner of E. Skyline Drive and N. Sierra Vista Drive in San Tan Valley, AZ. 

SIZE:  
±3.64 acres 
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Legal Description:

O
Sheet No.

1 of 1 Case Number:

Section RangeTownship

Date:Drawn By:

Owner/Applicant:

08E03S11

03/07/2024 GIS / IT / LJT

IPLAN CONSULTING
EL DORADO BELLA VISTA LLC

SEC 11, TWN 03S, RNG 08E

Situated in a portion of Section 11, Township 03 South, Range
08 East, of the G.S.R.B.&M; located at the SE corner of E.

Skyline Drive and N. Sierra Vista Drive in San Tan Valley, AZ.

PZ-050-21, PZ-PD-050-21
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Sheet No.

Drawn By:

Section

Case Number:

Owner/Applicant:

1 of 1

Date:O
Legal Description:

Township Range
08E03S11

03/07/2024 GIS / IT /LJT

IPLAN CONSULTING
EL DORADO BELLA VISTA LLC

SEC 11, TWN 03S, RNG 08E

Situated in a portion of Section 11, Township 03 South,
Range 08 East, of the G.S.R.B.&M; located at the SE corner

of E. Skyline Drive and N. Sierra Vista Drive in San Tan
Valley, AZ.

Current Zoning:  GR  Requested Zoning: Rezone w/ PAD  Current Land Use: STV-AP

PZ-050-21 – PUBLIC HEARING/ACTION: IPlan Consulting (agent) on behalf of El Dorado Bella Vista LLC (applicant & owner), requesting approval of a Rezone of ±3.64 
acres from General Rural Zoning District (GR) to Neighborhood Commercial Zoning District (C-1), to allow for the development of a self-storage facility on Tax Parcel: 
210-11-0030–legals on file – situated in a portion of Section 11, Township 03 South, Range 08 East, of the G.S.R.B.&M; located at the SE corner of E. Skyline Drive and N. 
Sierra Vista Drive in San Tan Valley, AZ.

PZ-PD-050-21 – PUBLIC HEARING/ACTION: IPlan Consulting (agent) on behalf of El Dorado Bella Vista LLC (applicant & owner), requesting approval of a Planned 
Area Development Overlay District; to apply Neighborhood Commercial Zoning (C-1) PAD developments standards on ±3.64 acres to allow for the development of a self-
storage facility on Tax Parcel: 210-11-0030– legals on file – situated in a portion of Section 11, Township 03 South, Range 08 East, of the G.S.R.B.&M; located at the SE 
corner of E. Skyline Drive and N. Sierra Vista Drive in San Tan Valley, AZ.

PZ-050-21, PZ-PD-050-21

PZ-050-21
PZ-PD-050-21
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COMPREHENSIVE PLAN:  
The current land use designation for the subject property is Suburban Neighborhood per the San Tan Valley Special 
Area Plan (STV-AP), and will remain unchanged as a land use request is not part of this submission. 
 
EXISTING ZONING AND LAND USE:  
The subject parcels are currently General Rural (GR), and is undeveloped.  

 
SURROUNDING ZONING AND LAND USE: 

North: Local Business Zone (CB-1); vacant parcels along with a market and food establishment 
South:  General Rural (GR); extension to Skyline RV Park  
East: Recreational Vehicle Park Zone (RVP) Manufactured Home Park Zone (MHP); Skyline RV Park 
West: CR-3 PAD (Single Residence Zone); planned subdivision (Bella Vista Farms) 

  
PUBLIC PARTICIPATION: 

Neighborhood Meeting:  October 25, 2021 
Property mail out, Applicant:  March 15, 2024 
Newspaper Advertising:  March 28, 2024 
Site Posting, Applicant:                 March 20, 2024 
Site Posting, County:  March 28, 2024 

  
FINDINGS/SITE DATA: 
Flood Zone: The project site is In Flood Zone X - an area that is determined to be outside the 1% and 0.2% 
probability of flooding (formerly and commonly known as the “100-year floodplain”). No immediate issues that 
would ascertain an unfavorable recommendation are apparent regarding Flood Control. Applicant has provided a 
Preliminary Drainage Report and has been afforded comments from Flood Control, which are required to be 
adhered to at the Site Plan Review level. As so, a stipulation regarding this requirement is listed at the end of this 
report. 
 
Access: The subject parcel is afforded legal access off of Skyline Drive. A Traffic Impact Statement (TIS) has been 
provided by the Applicant, and has been reviewed by County Engineering. Expectations have been communicated 
with the Applicant regarding required revisions at the Site Plan Review level. Engineering did not identify any 
immediate issues regarding the subject site at the Rezone level. To ensure all requirements regarding traffic, 
improvements, etc. are met stipulations have been provided and can be referenced at the end of this report. 
 
Site History:  Any significant historical documentation regarding land use and/or zoning for the subject parcel was 
unfound. The parcel is currently zoned General Rural (GR), which is considered the County’s base zone. This zoning 
has been maintained as no records were found to prove otherwise. 
 
Of significance includes this project being within the County’s radar for a few years. The Applicant had initially 
approached the County with this project in 2021, but delayed in respect for County’s perspective until road 
improvements were made to the area that would better support this project type. The subject site is owned by 
the same developer of the adjacent Bella Vista Subdivision, and finds this project to be timely to support the needs 
of that influx of people as well as the existing community. 

 
ANALYSIS:  
Rezoning w/PAD 
The owner (El Dorado Bella Vista LLC) intends to rezone 3.64± acres from GR (General Rural) to C-1 (Neighborhood 
Commercial), with the specific use being a self-storage and RV/boat storage facility. Staff offers the below analysis 
referencing policy documents, which support the recommendation of approval. 
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The land use designation is set by the San Tan Valley Special Area Plan (STV-AP), and is Suburban Neighborhood. 
Whereas as land use change would be required for such project, Staff opted to utilize the flexibilities provisions 
within the PAD Chapter of County Code. In doing so, we are able to uphold a major consideration declared within 
the STV-AP which is to work within existing permitted, vested, or proposed developments that support the 
preferred land use vision.1  Utilizing the PAD, Staff is able to accommodate the proposal while also preventing an 
unnecessary land use change and making the site more susceptible to undesirable uses that would otherwise not 
meet the intent of the long-range vision for this area as determine by the STV-AP. 

A Rezone is required of this project because the proposed use is not supported in the zoning category of which 
the site is positioned in – GR general Rural. As stated in County Code, the proposed rezone district of C-1 
Neighborhood Commercial is intended to provide for limited commercial uses that of which are in close proximity 
to residential development and to serve a more localized need.2  The requested rezone would welcome a 
commercial use that is complementary to the surrounding uses and is beneficial to the community/neighborhood. 

The STV-AP is very specific in which zoning categories is compatible per land use designation. The existing land 
use designation of Suburban Neighborhood allows for uses within C-1 (Neighborhood Commercial) zoning; which 
includes the use conveyed of this proposal. Per Section 2.175.030 of the PAD Overlay Chapter of County Code, it 
is afforded to change various aspects of development design standards. Through the PAD associated with this 
project, the development deviations include the following: 

1) Development of 3.64 acre parcel (3 acre currently allowed);  

2) Increase of density: FAR (0.83 proposed vs. 0.35 allowed); and 

3) 2-story development (1 story is currently allowed). 

Staff finds that with this approach the proposal is congruent to the STV-AP and complementary to the existing, 
surrounding development, and a suitable fit for future use projections.  

COMMENTS 
To date, the County has received one inquiry for this project. The letter asks that the Commission and Applicant 
recognize that this project will be a first major commercial development in the area, and as so should be held to 
set the standard for a quality development. Specifically, the inquiry called out attractive, water wise landscaping 
for a great street appearance, as well as solid screening walls to minimize any unsightly appearance. Staff engaged 
with this inquirer via phone and expressed that design standards as such are further reviewed at the site plan 
review process, but that the project is going to be required to have a block wall, and that the Applicant has 
provided landscaping plans. 
 
PLANNING AND ZONING COMMISSION 
At the public hearing, the Commission needs to be satisfied that the health, safety, and welfare of the County and 
adjacent properties will not be negatively impacted by this rezoning. Furthermore, the Commission must 
determine that this zone change will promote the orderly growth and economic development of the County, at 
this location and time, and this proposed development is compatible and consistent with the applicable goals and 
policies of the Pinal County Comprehensive Plan and rezone request. 
 
THE BURDEN OF PROOF IS UPON THE APPLICANT TO PROVIDE THE NECESSARY AND REQUIRED INFORMATION AT 
THE PUBLIC HEARING. THE APPLICANT NEEDS TO BE PREPARED TO ADDRESS AND MITIGATE, AS APPLICABLE, THE 
FOLLOWING ISSUES AND CONCERNS: 

                                                 
1 San Tan Valley Special Area Plan: Implementation p.80 
2 Pinal County Development Services Code (2022); Chapter 2.315 §2.315.010 
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A. LAND USE, PERIMETER WALLS, SIGNAGE, SETBACKS, INGRESS/EGRESS & LANDSCAPING  
B. PUBLIC SERVICES - SEWER, WATER, UTILITIES, DRAINAGE 
C. NEIGHBORHOOD IMPACT  
D. FLOOD CONTROL 
E. TRAFFIC IMPACT 
F. COMPATIBILITY/CONSISTENCY WITH PINAL COUNTY COMPREHENSIVE PLAN  
G. BENEFITS/DETRIMENTS TO PINAL COUNTY 

STAFF SUMMARY:  
The applicant, IPlan Consulting on behalf of landowner, El Dorado Bella Vista LLC, has submitted the proper 
application and evidence sufficient to warrant a staff recommendation as provided in the Ordinance. Staff 
provides the following findings together with the information on Page 1 of this staff report: 

1. This land use request is for a Rezoning to C-1 w/PAD. 
2. To date, 1 inquiry has been received for the rezone proposal. 
3. The property has legal access. 
4. The subject property is located within the Suburban Neighborhood land use designation of the San Tan 

Valley Special Area Plan of which the requested zoning is compatible with. 
5. Granting of the rezoning will require, after the time of zoning approval, that the applicant/owner submit 

and secure from the applicable and appropriate Federal, State, County and Local regulatory agencies, all 
required applications, plans, permits, supporting documentation and approvals. 

STAFF RECOMMENDATION (PZ-050-21 & PZ-PD-050-21):  After a detailed review of the request, Pinal County 
Comprehensive Plan, and the Pinal County Development Services Code (PCDSC), staff recommends approval of 
this request, subject to the stipulations listed in the recommended motion.  
 
If the Commission cannot find for all of the factors listed above, then staff recommends that the Commission 
forward this case to the Board of Supervisors with a recommendation of denial. 
 
STAFF RECOMMEND MOTION (PZ-050-21 & PZ-PD-050-21): I move the Pinal County Planning and Zoning 
Commission forward a recommendation of APPROVAL to the Board of Supervisors with its 16 stipulations as 
listed in the staff report.  
 

1. Approval of this Zone Change w/ PAD (PZ-050-21 & PZ-PD-050-21) will require, at the time of application 
for development, that the applicant/owner submit and secure from the applicable and appropriate 
Federal, State, County and Local regulatory agencies, all required applications, plans, permits, supporting 
documentation and approvals; 
 

2. The applicant/property owner shall meet the requirements of the International Fire Code, as adopted by 
Pinal County and administered by the Pinal County Building Safety Department; 

 

3. The Development Standards changed through PZ-050-21 & PZ-PD-050-21 include only the following: 1) 
3.64 maximum acre parcel for self-storage, 2) Increase of density: FAR 0.83, 3) 2-story development for 
main building. All other development standards are to abide by what is set forth in the underlying zoning 
category; 

 
4. All proposed outdoor lighting must conform to the designated Lighting Zone for the Zoning District as set 

by requirements of the Pinal County Development Services Code; 
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5. The landscaping design of this project shall meet or exceed what has been provided within the PZ-050-21 
& PZ-PD-050-21 submissions (referenced as Exhibits 3-3.5), allowing only minor changes as deemed 
necessary at the site plan review level by Pinal County Planning Staff;

6. A 6 foot CMU wall will be required along the perimeter of the project;

7. Skyline Road has been identified as a “Route of Regional Significance”. Applicant will be required to 
comply with the “Regionally Significant Routes for Safety and Mobility, Final Report, December 2008” 
and the current “Access Management Manual” or as approved by the County Engineer;

8. Half-street right-of-way dedication will be required for Skyline Road. The required minimum half street 
right-of-way is Seventy-Five Feet (75’) for Skyline Road along the development’s frontage. Any additional 
right-of-way needed for any required infrastructure improvements, such as deceleration/turn lanes, (as 
identified in the approved Traffic Impact Analysis) for Skyline Road shall be the responsibility of the 
applicant;

9. A Traffic Impact Analysis (TIS) will be required to be submitted to the County Engineer at the time of Site 
Plan submittal for review and approval. All peripheral road and infrastructure improvements shall be per 
the approved Traffic Impact Analysis to mitigate impacts on all surrounding roadways to be completed at 
the developer’s cost. These may include construction of acceleration/deceleration lanes, left turn 
pockets, traffic signals or other public improvements as approved by the County Engineer. The TIS shall 
be in accordance with the current Pinal County TIS Guidelines and Procedures and shall be approved 
prior to the Site Plan approval;

10. Any additional right-of-way dedications needed for any required infrastructure improvements (as 
identified in the approved Traffic Impact Analysis) for any roadways shall be the responsibility of the 
applicant. All roadway and infrastructure improvements shall be in accordance with the current Pinal 
County Subdivision Standards or as approved by the County;

11. All right-of-way dedication shall be free and unencumbered;

12. Any roadway sections, alignments, access locations, and access movements shown in the rezoning 
application or PAD are conceptual only and have not been approved by the Pinal County Engineer;

13. A drainage report will be required to be submitted to the County Engineer at the time of Site Plan 
submittal for review and approval.  The drainage report shall include a drainage plan that complies with 
the current Pinal County Drainage Manual and shall be approved prior to the Site Plan approval.  The
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approved Drainage Report and drainage plan shall include provisions to accommodate offsite runoff and 
shall provide retention for storm waters in an onsite retention/common retention area or as approved 
by the County Engineer;  

 
14. Dust registration is required if 0.1 acres or more land is disturbed; 

 
15. All construction activity must conform to the earthmoving activity requirements of the Pinal County Air 

Quality Control District; and 
 

16. Project will be required to meet all requirements of the Pinal County Site Plan Review Process, and receive 
APPROVAL prior to construction of site. 

  
 

 
If the Commission cannot find for all of the factors listed above, then staff recommends that the Commission 
forward this case to the Board of Supervisors with a recommendation of denial. 
 
Date Prepared: 4/08/24 –val 
Date Revised: 4/11/24 -val 
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Page 1  

SPECIAL REPORT 
  

SCHEDULE A 
First Amended  

   
1. This report is for informational purposes only and is not to be considered as a commitment to 

issue any form of Title Insurance Policy.  This report is for the sole use and benefit of the parties 
set forth in Number 2 below and liability is hereby limited to the amount of the fee paid.  
 
This report was prepared from only those items of public record shown in the title plant indices of 
the issuing company to show the condition of title as reflected by same.  Those items to which 
the hereinafter described land is subject are set forth in Schedule B, Part Two.  No attempt has 
been made to reflect the condition of title relating to the items set forth in Schedule B, Part One. 

 
2. For the use and benefit of: 

 
 
 El Dorado Bella Vista LLC  
 

3. The Title to the fee estate in the land described herein is at this date hereof vested in: 
 
 
El Dorado Bella Vista LLC, an Arizona limited liability company 
 

4. The land referred to in this report is situated in Pinal County, Arizona, and is described as:  
SEE EXHIBIT "A" ATTACHED HEREIN 

   
  
  

Search made to February 21, 2024 at 7:30 A.M. 

  
FIRST AMERICAN TITLE INSURANCE COMPANY  

  
By:   Mike S. Jones/smr    (602)567-8149 
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EXHIBIT "A" 
 

  

THE WEST 240 FEET OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE 
NORTHWEST QUARTER OF SECTION 11, TOWNSHIP 3 SOUTH, RANGE 8 EAST OF THE GILA AND SALT 
RIVER BASE AND MERIDIAN, PINAL COUNTY, ARIZONA. 
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SCHEDULE B 
  

  

PART ONE: 
1. Taxes or assessments which are not shown as existing liens by the records of any taxing 

authority that levies taxes or assessments on real property or by the public records. 
 
Proceedings by a public agency which may result in taxes or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the public records. 

 

2. Any facts, rights, interests or claims which are not shown by the public records but which could 
be ascertained by an inspection of the land or by making inquiry of persons in possession 
thereof. 

 

3. Easements, liens, or encumbrances, or claims thereof, which are not shown by the public 
records. 

 

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts 
which a correct survey would disclose, and which are not shown by the public records. 

 

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the 
issuance thereof; (c) water rights, claims or title to water; whether or not the aforementioned 
matters excepted are shown by the public records. 

 

6. Any lien, or right to a lien, for services, labor or material heretofore or hereafter furnished, 
imposed by law and not shown by the public records. 

 

7. Lack of a right of access to and from the land. 
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SCHEDULE B 
 First Amended   

   

  
(All recording data refers to records in the office of the County Recorder in the County in which the land 
is situated.) 
  
  
EXCEPTIONS: 
 

1. Second installment of 2023 taxes, a lien, payable on or before March 1, 2024, and delinquent May 1, 
2024.  

Taxes for the full year of 2024.   
(The first half is due October 1, 2024 and is delinquent November 1, 2024.  The second half is due March 
1, 2025 and is delinquent May 1, 2025 .)  

2. Any charge upon said land by reason of its inclusion in Central Arizona Water Conservation District.  

3. Any charge upon said land by reason of its inclusion in Central Arizona Groundwater Replenishment 
District.  

4. Any charge upon said land by reason of its inclusion in New Magma Irrigation and Drainage District.  

5. An easement for gas pipe line and incidental purposes in the document recorded  as Book 85 of 
Deeds, Page 130 and in Book 85 of Deeds Page 131. 

6. An easement for public highway and incidental purposes in the document recorded  as Docket 163, 
Page 279. 

7. The terms and provisions contained in the document entitled "Notice of Certificated Water Service 
Area" recorded November 13, 1996 as 1996-037834 of Official Records.   

8. Case No. PZ-PD-016-98 Planned Area Development Overlay District Resolution recorded in 1998-
042797 of Official Records.  

9. Case No. PX-016-98 Zone Change Resolution recorded as 1998-042798 of Official Records.  

10. All matters as set forth in State of Arizona Department of Water Resources Certificate of Assured 
Water Supply, recorded July 10, 2006 as 2006-097299 of Official Records.  

11. The terms and provisions contained in the document entitled "Donation Agreement" 
recorded October 25, 2006 as 2006-148393 of Official Records.   

Assignment and Assumption of Donation Agreement recorded August 15, 2019 as 2019-066753 of 
Official Records. 

12. All matters as set forth in Results of Survey, recorded  as 2010-013403 of Record of Survey.   

13. All matters as set forth in Record of Survey, recorded  as 2015-072102 of Record of Survey.   
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14. We find no outstanding voluntary liens of record affecting subject property. An inquiry should be 
made concerning the existence of any unrecorded lien or other indebtedness which could give rise to 
any security interest in the subject property. 

15. Any claim that the Title is subject to a trust or lien created under The Perishable Agricultural 
Commodities Act, 1930 (7 U.S.C. §§499a, et seq.) or the Packers and Stockyards Act (7 U.S.C. §§181 
et seq.) or under similar state laws. 

Consideration for the deletion of this exception is highly fact intensive. Please contact the underwriter 
assigned to your file as soon as possible to discuss. 

16. Water rights, claims or title to water, whether or not shown by the public records.  

End of Schedule B 
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First American Title 
Insurance Company 

National Commercial 
Services   

The First American 
Corporation 

  

PRIVACY POLICY 
  

  
We Are Committed to Safeguarding Customer Information 
  
In order to better serve your needs now and in the future, we may ask you to provide us with certain information.  We understand 

that you may be concerned about what we will do with such information - particularly any personal or financial information.  We 
agree that you have a right to know how we will utilize the personal information you provide to us.  Therefore, together with our 
parent company, The First American Corporation, we have adopted this Privacy Policy to govern the use and handling of your 
personal information. 

  
  
Applicability 
  

This Privacy Policy governs our use of the information which you provide to us.  It does not govern the manner in which we may 
use information we have obtained from any other source, such as information obtained from public records or from another person 
or entity.  First American has also adopted broader guidelines that govern our use of personal information regardless of its source.  
First American calls these guidelines its Fair Information Values, a copy of which can be found on our web site at www.firstam.com. 

  
Types of Information 
  
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include: 

  
• Information we receive from you on applications, forms and in other communications to us, whether in writing, 

in person, by telephone or any other means; 
• Information about your transactions with us, our affiliated companies, or others; and 

• Information we receive from a consumer reporting agency. 
  
Use of Information 
  

We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party.  
Therefore, we will not release your information to nonaffiliated parties except:  (1) as necessary for us to provide the product or 
service you have requested of us;  or (2) as permitted by law.  We may, however, store such information indefinitely, including the 
period after which any customer relationship has ceased.  Such information may be used for any internal purpose, such as quality 

control efforts or customer analysis.  We may also provide all of the types of nonpublic personal information listed above to one or 
more of our affiliated companies.  Such affiliated companies include financial services providers, such as title insurers, property and 
casualty insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal 
companies, home warranty companies, and escrow companies.  Furthermore, we may also provide all information we collect, as 

described above, to companies that perform marketing services on our behalf, on behalf of our affiliated companies, or to other 
financial institutions with whom we or our affiliated companies have joint marketing agreements. 
  
Former Customers 

  
Even if you are no longer our customer, our Privacy Policy will continue to apply. 
  
Confidentiality and Security 

  
We will use our best efforts to ensure that no unauthorized parties have access to any of your information.  We restrict access to 
nonpublic personal information about you to those individuals and entities who need to know that information to provide products 
and services to you.  We will use our best efforts to train and oversee our employees and agents to ensure that your information 

will be handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values.  We currently 
maintain physical, electronic, and procedural safeguards that comply with federal regulations to guard your nonpublic personal 
information. 

  
  

c2001 The First American Corporation - All Rights Reserved 
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El Dorado Bella Vista LLC, the owner of the property, is requesting to amend the Zoning Map for 
an approximate 3.65 acre property which is located on the southside of Skyline Drive, at the 
Sierra Vista road alignment in the San Tan Valley area of the County.  The property APN is 
210110030. 
 
The subject property is currently vacant and is zoned General Rural (GR).  We are requesting to 
rezone the property to C-1 (Commercial) with a Planned Area Development (PAD) overlay to 
allow the self-storage and RV storage use on a site over 3 acres, permit a two-story building 
height, and an increased Floor Area Ratio (FAR).  The Comprehensive Plan designation of 
Suburban Neighborhood (SN) is not changing and supports the proposed C-1 zoning category.    
 

SITE AERIAL MAP 

 

 

 
LOCATION AND ACCESSIBILITY: 
The subject site is located adjacent to the Bella Vista Farms master plan and has frontage directly 
onto Skyline Drive.  Although the Sierra Vista Road alignment is adjacent on the west side of 
the property, that road ends at Skyline and does not continue south into the Bella Vista 
Farms development. As such, our only point of access is Skyline Drive. 
 
RELATIONSHIP TO SURROUNDING PROPERTIES: 
The property is in agricultural use right now which will not change until the property is ready for 
development.   As mentioned, the site fronts onto Skyline Drive with a large ranchette 
neighborhood beyond.     An existing mobile home and RV park adjoins the property to the east.  
A semi-occupied homestead shares our south boundary and features several mobile home 
trailers in various states of disrepair.  The Bella Vista Farms Master Planned community is along 
our western boundary.



ADJACENT LAND USE TABLE 

 
 
Direction 

 
Comprehensive Plan 

Land Use Classification 

 
Existing Zoning 

 
Existing Use 

 

On-Site 
 

Suburban Neighborhood 
 

C-1 (proposed) 

 
Vacant / Agriculture 

 

North 
 

Suburban Neighborhood 

 
CB-1 

 
Commercial / Vacant 

 

South 
 

Suburban Neighborhood 
 

GR 
 

Residential 

 

East 
 

Suburban Neighborhood 
 

RVP 
 

Mobile Home / RV Park 

West Suburban Neighborhood CR-3 PAD Bella Vista Farms 

 

 
 

DESCRIPTION OF PROPOSAL: 
The proposed use for the subject 3.65 acre site is a personal property storage facility.  The 
facility features approximately 139,000 square feet of building area split between one three- 
story (two stories above ground and one basement level) main building and six single story 
storage buildings.  The main building houses the business office, meeting room space, and 
specialized storage areas. In all, approximately 500 storage spaces are proposed which range 
in size from 5’ x 5’ to 10’ x 30’.  In addition 21 RV parking spaces are proposed. 

 

 
 

LAND USE TABLE 

 
Site Area:                                 3.65 acres (158,935 sf) 
 
Total Building Area:                138,250 sf 
 
Lot Coverage:  49% 

 
Open Space Area:                   1.77 acres (28,305 sf) - 19% of the site area 

 
Land Use:                  Suburban Neighborhood  

Proposed Zoning:                   C-1 Commercial with PAD overlay 

 
Primary access to the site is from the main entrance on Skyline Drive.  This entry features a 
30-foot wide driveway that leads to five parking spaces and the main building which houses 
the office and the climate controlled storage units.   A passcode controlled gate restricts 
access into the facility beyond the office area.  Once through the gate, the driveway reduces 
to 25-feet in width which still meets all customer and emergency service needs.   The drive 
circulates to all to the interior storage buildings with no dead ends and all turns meeting the 
emergency service requirements.  The circulation through the site is a simple loop drive that 
is private but designed to meet County standards for vehicular circulation.  Parking is provided 
both outside the entry gate and interior to the project.  A total of 20 parking spaces and 2 
loading areas are planned in addition to the curb side parking along each internal drive.     



The project has been designed to meet the County’s C-1 Development regulations with four 
exceptions.   

 

1. Increasing the maximum acreage from 3.0 acres to 3.7 acres. 

 

The parcel already exists at this size and removing 0.7 acres does not benefit the County, 
neighbors, or developer thus should remain a portion of the project.  The proposed use is 
creates very little traffic, noise and light even with the additional 0.7 acres.   

 

 

2. increasing the allowable building height from 19-feet and one-story to 33-feet and two stories 
(above ground). 

 

The C-1 zoning district allows two story commercial buildings by right but there is a provision 
limiting height to 19-feet when adjacent to single family residential land uses which we have to 
the East (RVP) south (GR) and west (CR-3 PAD).  Only our north building is over 19-feet and 
features extra buffering to the east and west to offset the 2nd story height.  Furthermore, this 
building is used for personal property storage thus has very limited use and will not create a 
privacy issue to the RVP to the east.  The future single family homes to the west will be over 
100-feet away and therefore not impacted by this building height.  The existing home to the 
south is buffered by a 25-foot landscape setback and then 500+ feet of setback to the 2-story 
building.      

 

 

3. increasing the Maximum Floor Area Ratio (FAR) from 0.35 to 0.95.    

 

Differing from Lot Coverage, FAR measures total building area in relation to total site area.  This 
specific FAR maximum requirement is not Code derived and is instead mentioned in the San 
Tan Valley Area Plan for commercial development in Suburban Neighborhood areas.  The intent 
of this provision is to avoid intensive commercial development in residential areas that would 
inundate those areas with nuisances such as traffic, noise, and light.  The proposed self-storage 
use requires a higher amount of FAR due to the nature of the use (storage of personal 
belongings), but it is clearly not an intense use and actually results in very little impact on 
adjacent uses thus meets the intent of the restriction’s purpose.   

 

 

4. Allowing outdoor storage for RVs/vehicles internal to the project.   
 

Although not overtly prohibited in the C-1 zoning district, the land use of Outdoor Storage is not 
permitted as a standalone use in C-1.  The long-term development plan for this property is to 
be completely for indoor storage though we do plan to offer RV storage initially.  Given that we 
have a RV park adjacent to our property we do not see any detriment to utilizing a portion of 
the site for RV parking use.  Furthermore, the RV parking area is completely surrounded by the 
storage buildings so will be fully screened from adjacent properties.   
 
 
 
 



Inclusive of the above deviations, we believe the proposed C-1 use is compatible with the 
adjacent land uses and will be complimentary to the area which features several commercial 
properties.  Furthermore, we agree with Staff that utilizing the C-1 zoning district instead of the 
more intense C-3, which would not require the deviations, is a better fit for the area to limit 
future, more intense uses that would likely not be compatible with the area.   

 

DEVELOPMENT STANDARDS TABLE 

 
Development Standard C-1 Code Proposed 

Minimum Parcel Area  0 Acres 0 Acres 

Maximum Parcel Area  3.0 Acres 3.7 Acres 

Maximum Lot Coverage  100% 49% 

Maximum Floor Area Ratio (FAR) 0.35 0.95 

Minimum Front Setback (north) 20 Feet 20 Feet 

Minimum Rear Setback (south) 25 Feet 25 Feet 

Minimum Side Setback (east & west) 0 Feet1 15 Feet1 

Minimum Landscaping perimeter 10 Feet 10 Feet 

Minimum Distance Between Buildings 0 Feet 10 Feet 

Maximum Building Height  19-Feet & 1-story 33-Feet & 2-story2 

Note 1 – Storage use requires a 15-foot landscape setback when adjacent to residential zoned land 
Note 2 – Above ground.   

 
 
Although architecture is not a component of the zoning request, we want to share our 
preliminary main building elevation as we believe it reflects the commitment to quality El Dorado 
has to everyone of their projects regardless of the land use.   The building design utilizes a 
combination of masonry that is accentuated with earth tone colors that is then contrasted with 
the fenestration which results in a clean modern look but not too modern that it doesn’t fit into 
its surroundings. 

 
CONCEPTUAL ARCHITECTURE 

 

 
 
 
 

AMENDED USES: 
No modifications are proposed to the permitted uses identified in C-1 Commercial Zoning 
District of the County’s Zoning Ordinance. 
 



COMPREHENSIVE PLAN CONFORMANCE: 
The proposed land use and zoning district (C-1) is permitted in the applicable Comprehensive 
Plan land use classification of Suburban Neighborhood and is consistent with the properties in 
the area which include commercial zoning to the north, an RV park to the east, and a medium 
density residential community to the south and west.  As such, the proposed amendment will 
be in conformance with both the goals and policies of the County Comprehensive Plan as well 
as the RSRSM – Access Management Manual.  In fact, the project will further several of the 
goals and policies of the Comprehensive Plan as identified below: 

 
- Growth Area:  The San Tan Valley area has been a targeted growth corridor for a long 

time in the County and projects like this provide for a more orderly and quality level of 
growth avoiding the pitfalls associated with “leap-frog” development. 

 
- Land Use:  The County Comprehensive Plan identifies the need for a more balanced 

inventory of land uses and this proposal will add more commercial inventory to the this 
area of the County.    

  
 
SAN TAN VALLEY AREA PLAN COMPLIANCE: 
As aforementioned in this narrative, the San Tan Valley area has seen exceptional growth for 
most of the last two decades.  So much so that the County prepared a regional sub-area plan 
study that resulted in the adoption of the San Tan Area Plan.  This plan provides the guidance 
for future development in this  region and is the  primary document we analyzed when 
developing our proposed land use change.  We believe the proposal is consistent with the 
following goals, policies, and themes of the San Tan Area Plan: 

 
- The project will feature a combination of one- and two-story buildings. 

 
- The is located along Skyline Drive which is a Principal Arterial street. 

 
-  Although the main office building is two-story, the perimeter buildings are single story with 

landscape tracts to help transition to the adjacent residential uses. 
 
- The project features landscape tracts to help buffer this commercial use from the adjacent 

residential land uses. 
 
 

RSRSM COMPLIANCE: 
Bella Vista Storage is located along Skyline Drive which is a Principal Arterial level street thus 
the site is adequately served by regional transportation routes.  This proposal will be providing 
an additional 28-feet along the Skyline Road frontage in order to achieve the 75-foot half-street 
width required for a Principal Aterial right-of-way.  All required road improvements (or cash in-
lieu) for Skyline Drive will be made in conformance with Pinal County standards. 
 
 

COMMUNITY/PUBLIC SERVICES: 
This project will be contributing to the provision of community services for this area. Emergency 
service to this property, if needed, are provided by the Pinal County Sherriff’s office who 
has a satellite location within ½ mile of the project.  Fire and medical emergency services are 
provided by Rural Metro who also utilizes the Sherriff’s satellite office nearby. 
 
 



UTILITIES: 
All utilities are in proximity to the site and the proposed storage use will have a very limited 
impact to the utility/service providers for this property, which are identified below. 
 

Water/Sewer Epcor 480-837-9522 
Electric Salt River Project 602-236-2872 
Gas Mesa Gas 480-644-4500 

Telephone Century Link 602-870-2972 

Cable Cox Communications 480-773-6226 
Police Pinal County Sherriff 520-866-5111 
Fire/Medical Rural Metro 480-627-6000 

Solid Waste Waste Management 602-268-2222 

 
 

SCHOOL IMPACT: 
Bella Vista Storage is a commercial project and will have no impact. 
 
 

OWNERSHIP AND CONTROL: 
The project is being planned and developed by El Dorado Holdings who is also the master 
developer of the Bella Vista Farms community.  It is currently the intent of El Dorado Holdings 
to own and manage the proposed development as part of their commercial portfolio. 
 
 

PHASING/TIMING OF DEVELOPMENT: 
It is our intention to start the construction documents for this project as soon as the Site Plan 
is approved by the County which could result in construction starting in mid-to-late 2025. 
 
 

WALLS AND FENCES: 
The accompanying OSRAP includes detailed information regarding the proposed design and 
placement for the project walls and fencing. 
 
 

LANDSCAPING: 
Landscaping is provided along the perimeter of the project as required by the County’s Zoning 
Code.  All landscaping is consistent with the ADWR water use restrictions and there will be a 
Property Owner’s Association (POA) created to properly maintain the project landscaping. 
 
 

DRAINAGE STATEMENT: 
The subject site area is relatively flat with a slight grade drop as you move west across the 
property.  The site has been preliminary engineered to be outside of any regional drainage 
demand areas.  That said, this site will be designed to adequately accommodate all on-site 
drainage demands as well as the half-street drainage from Skyline Drive as needed. 
 
 
 

CONCLUSION: 
El Dorado Holdings has an excellent history in building high quality, sustainable projects. Their 
adjacent Bella Vista Farms is an exciting project that features over 5,000 homes and those 
homeowners will need a personal storage option as they move and perhaps out in the future.  
Currently, the closest property storage facility is over three miles away in San Tan Valley which 
would result in more traffic if that need is not met by this location. Furthermore, the 
property’s location along a major street like Skyline Drive will spur additional commercial 
service uses for the residents in this area of the County. 
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SPS+ ARCHITECTS, LLP

(480) 991-0800

APPLICANT - IPLAN CONSULTING

GREG DAVIS

GREGDAVIS@IPLANCONSULTING.COM

(480) 227-9850

DEVELOPMENT PLAN

FOR BELLA VISTA STORAGE

0' 20' 40' 80'

1" = 40'-0"

60'30'10'

1/4" = 1'-0"
2

STEEL FENCE ELEVATION - TYP

1/2" = 1'-0"
3

CMU FENCE

QUANTITATIVE DEVELOPMENT DATA TABLES

• TOTAL GROSS ACREAGE OF SITE:  3.43 ACRES (149,357 SF)

• TOTAL AREA OF OPEN SPACE: 28,305 SF

• TOTAL NET AREA OF ALL INTENDED USES: 72,639 SF

• LOT COVERAGE:  48.6%

• MAX HEIGHT: 33' 0" , 2 STORIES
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4

CMU ELEVATION

 DRIVE UP UNITS

UNIT WIDTH UNIT LENGTH COUNT AREA
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TOTAL 175 39,750 SF

CLIMATE CONTROLLED

BUILDING AREA LEASABLE AREA
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	1. This land use request is for a Rezoning to C-1 w/PAD.
	2. To date, 1 inquiry has been received for the rezone proposal.
	3. The property has legal access.
	4. The subject property is located within the Suburban Neighborhood land use designation of the San Tan Valley Special Area Plan of which the requested zoning is compatible with.
	5. Granting of the rezoning will require, after the time of zoning approval, that the applicant/owner submit and secure from the applicable and appropriate Federal, State, County and Local regulatory agencies, all required applications, plans, permits...
	1. Approval of this Zone Change w/ PAD (PZ-050-21 & PZ-PD-050-21) will require, at the time of application for development, that the applicant/owner submit and secure from the applicable and appropriate Federal, State, County and Local regulatory agen...
	2. The applicant/property owner shall meet the requirements of the International Fire Code, as adopted by Pinal County and administered by the Pinal County Building Safety Department;
	4. All proposed outdoor lighting must conform to the designated Lighting Zone for the Zoning District as set by requirements of the Pinal County Development Services Code;
	5. The landscaping design of this project shall meet or exceed what has been provided within the PZ-050-21 & PZ-PD-050-21 submissions (referenced as Exhibits 3-3.5), allowing only minor changes as deemed necessary at the site plan review level by Pina...
	6. A 6 foot CMU wall will be required along the perimeter of the project;
	14. Dust registration is required if 0.1 acres or more land is disturbed;
	15. All construction activity must conform to the earthmoving activity requirements of the Pinal County Air Quality Control District; and
	16. Project will be required to meet all requirements of the Pinal County Site Plan Review Process, and receive APPROVAL prior to construction of site.
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