
 

PLANNING AND ZONING COMMISSION 
 

STAFF REPORT 

 
AGENDA 

 
# ________ 

 
TO:   PLANNING AND ZONING COMMISSION 
FROM:   Joseph Horn, City Planner 
MEETING DATES:  October 1, 2015 (First Public Hearing) 
    October 22, 2015 (Second Public Hearing) 
 
SUBJECT:  DSA-15-00087: Major General Plan Amendment for “Maratea”  
 

REQUEST 
 
Request by Mainspring Casa Grande, LLC. For the following land use approval: 
 

• DSA-15-00087 - Maratea: General Plan Amendment to allow for a change from 
Manufacturing/Industry Land Use Designation to Neighborhoods Land Use Designation. 
Site contains approximately 217 acres and is located north of the Casa Grande-Maricopa 
Highway between Corrales and Bianco Roads.                                                                                
 

APPLICANT/OWNER  
 

Mathew Berens 
Berens, Kozub, Kloberdanz, & Blonstein PLC 

 

7047 E greenway Parkway, Suite 410 
Scottsdale, AZ 85254 

 

P: 480-624-2777 
Email: mberens@bkl-az.com 

 
 

Mainspring Casa Grande, LLC  
8925 E Pima Center Parkway, Suite 200  

 

  Scottsdale, AZ  85258 
  480-362-9603 

gblomquist@mainspringcapital.com 
 

 

 
HISTORY 

April 17, 2006: City Council passed and adopted Resolution 3095.52 which changed 
the General Plan 2010 Land Use designation for the subject property 
from Employment to Low Density Residential with a small commercial 
corner. The bulk of the subject area consisted of the future Maratea 
PAD. 

 
July 16, 2007: City Council passed and adopted Resolutions 3095.76 which changed 

the General Plan 2010 Land Use designations for the subject property 
from Low Density Residential, to  Commercial (15.88 ac.).  
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August 6, 2007: City Council passed and adopted Ordinance 1178.309 changing the 

property’s zoning from General Rural (GR, Pinal Co.) to Planned Area 
Development (Maratea PAD).  

 
November 16, 2009 General Plan 2020 was approved which changed the Land Use 

Designation for the subject property from Neighborhoods to 
Industrial/Manufacturing (~217). 

 
June 21, 2010 City Council passed and adopted Ordinance 1178.309.1 modifying the 

subject property’s zoning from PAD residential to either PAD 
residential or a large utility scale solar farm (DSA-10-00016). A 
condition of the zoning was that the right to construct the large utility 
scale solar farm would expire if not constructed by December 31, 
2012. 

 
AERIAL MAP: 

 
LAND USES AND ZONING: 
 

Direction General Plan 
Designation Existing Zoning Current Uses 

 
  

 

MARATEA 

SUBJECT 
AREA 
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Site 
Neighborhood & 
Industrial/ 
Manufacturing 

PAD (Planned Area 
Development, Maratea) Undeveloped land 

North 
Neighborhood & 
Industrial/ 
Manufacturing 

PAD (Copper Mt. Ranch) & GR 
(General Rural, Pinal Co.) Undeveloped land 

East Industrial/ 
Manufacturing 

GR (Pinal Co.) & CI-2 
(Industrial, Pinal Co.) 

SRP Desert Basin 
evaporation ponds 

South Neighborhood UR (Urban Ranch) Undeveloped land 

West Neighborhood UR (Urban Ranch) Undeveloped land 
 
 
 
Overview  
 
This request involves 217 acres of the Maratea PAD.  The site is located north of the Casa 
Grande-Maricopa Highway between Corrales and Bianco Roads. 
 

 
 
If this amendment is approved it would have the following effect on the over-all acreage 
dedicated to the various General Plan land use categories within the Planning Area Boundary: 
 

Land Use (LU) Area (ac.) Amendment Revised Percentage 
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  Proposed Area (ac.) Change 
Manufacturing/Industry 10,439 -217 10,222 (2.01%) 
Neighborhoods 72,192 +217 72,409 +.3% 

The amendment would decrease the total amount of Manufacturing/Industry land use 
designated lands by 2.01% and increase the total amount of Neighborhoods designated lands 
by about 0.3%. 
 
However, there is another Major General Plan Amendment request for Barnes Industrial Acres 
that is proposing to remove the “Neighborhoods” Land Use (320 acres) and change it to the 
“Manufacturing/Industry” land use category.  The impact of this proposed change on the over-
all acreage dedicated to the Manufacturing/Industry and Neighborhoods land use categories 
within the City’s Planning Area Boundary would be as follows: 
 

Land Use (LU) Area (ac.) Barnes Industrial 
Acres/Maratea 

Revised 
Area (ac.) 

Percentage 
Change   

Manufacturing/Industry 10,439 +103 10,542 .97% 
Neighborhoods 72,192 -103 72,089 (.14%) 

TOTAL 175,505    
The above matrix shows that the General Plan amendments associated with Maratea and 
Barnes Industrial Acres applications will have a very minimal impact upon the inventory of land 
available to develop within both the Manufacturing/Industry and Neighborhoods land use 
categories.  The change in Neighborhoods land use is (.14%) and the change in 
Manufacturing/Industry is .97%. 
 
The over-all impact upon the various land use categories contained within the General Plan 
2020 is as follow: 

Land Use (LU) Area 
(ac.) 

Category 
Percentage 

Revised 
Area (ac.) 

Percentage 
Change 

Revised 
Category 

Percentage 
Manufacturing/Industry 10,439 5.95% 10,542 .05% 6.00% 

Neighborhoods 72,192 41.13% 72,089 (.05%) 41.07% 
TOTAL 175,505 100%   100% 

 
During the 2020 General Plan Update, this site was designated as Neighborhoods and 
Manufacturing/Industry land use categories. In 2010 the land owner modified the existing PAD 
for the proposed 217 acre area to allow for a large-scale solar energy generating facility.  A 
condition within the revised PAD would allow the residential land use to be constructed in the 
event they were not able to find an interested developer for the solar project by December 31, 
2012. If the major general plan amendment is approved, this will bring the existing PAD zoning 
into compliance with the General Plan 2020.  
 
Staff finds that the proposed “Neighborhoods” land use would be compatible with the 
surrounding land uses as the majority of the site is surrounded by Neighborhoods on the north, 
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west and south sides of the property.  There is Manufacturing/Industry land use category 
abutting to the east of the project site which will be analyzed at the site design stage to ensure 
that there is a buffer and/or a good transition between the residential and industrial land uses. 
 
General Plan Amendment Review Criteria: 
 
In considering applications for a Major General Plan Amendment, the Planning and Zoning 
Commission & City Council shall find that the following review criteria set forth in the current 
City’s General Plan are substantially met as follows: 
 

1) That the proposed amendment supports the Community First Vision on the General 
Plan. 

 
Applicant response: 
The “Community First” vision described in the 2020 General Plan will be furthered 
by the expansion of the use of this Property to allow for more housing in this area. 
With the Manufacturing/Industry designation adjacent to it, to accommodate 
employees of that industry, housing in close proximity will be a benefit for the 
community, as the City had determined prior to the now obsolete proposal of the 
Solar Facility. 
 
Staff Response: 
City planning staff will ensure a proper buffer and transition between the 
Manufacturing/Industry and the Residential areas. 
 

2) Describe how the proposed amendment furthers Smart Growth principles. 
 

Applicant response: 
To convert the use to “Neighborhoods” will enhance the mix of land uses as was 
originally contemplated by the City when it approved the Maratea PAD, allowing for 
as many as 615 residential units on the former solar area. Much of the residential 
surrounding area is not presently developed, and Applicant is prepared to develop 
the entire Property as residential in the near future. The expanded neighborhood 
use will allow for a new range of housing opportunities in the area, particularly for 
those employed now or in the future in the adjacent Manufacturing/Industry area. 
Residential development, by its nature, will result in walkable neighborhoods. The 
neighborhoods would be built within the limits of density and intensity set forth in 
the 2020 General Plan (See pages 72-73, General Plan); accordingly, open space 
would be preserved. The amendment would not reduce any Agriculture area. To 
allow for more housing by returning the designation to residential, would strengthen 
the development of the manufacturing and industrial component of the City 
providing housing adjacent to a manufacturing and industrial area, for potential use 
by the employees there. 
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Staff Response: 
Staff concurs 
 

3) Describe how the proposed amendment enhances or has no net impact on future 
water supplies.  

 
Applicant response: 
This amendment would simply undo a land use designation which was added to the 
2020 General Plan to accommodate the now defunct proposal for the Solar Facility. 
The use of water in housing is likely less than any eventual industrial use, thus 
impacting future water supplies to a lesser degree. Accordingly, the amendment 
should have less effect on future water supplies. 
 
Staff Response: 
Staff concurs 
 

4) Describe how the proposed amendment enhances or has no net impact on mobility 
and traffic congestion.  

 
Applicant response: 
The Property is ideally located along the Casa Grande – Maricopa Highway. There is 
no change to the 2020 General Plan circulation patterns. The Applicant will be 
required to develop the perimeter roadways to ensure that there will be no net 
impact on mobility and congestion. 
 
Staff Response: 
Staff concurs 
 

5) Describe how the proposed amendment enhances or has no net impact on the quality 
and quantity of publicly accessible open spaces and trails. 

 
Applicant response: 
To convert the land use back from Manufacturing/Industry to residential would 
enhance the quantity and quality of publicly accessible open spaces and trails. The 
2020 General Plan allows for 80% coverage of the property in 
Manufacturing/Industry areas (See 2020 General Plan, page 86), whereas it only 
allows for development coverage in residential areas for sites greater than 160 acres 
(the Former Solar Area is approximately 217 acres) of up to 12.5% of the “total gross 
development area at residential densities up to 16 dwelling units per acre”. (See 
2020 General Plan, page 72.) 
 
Staff Response: 
Staff concurs.  PAD Zoning requires a minimum of %15 open space, while Industrial 
is a minimum of %10.    
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6) Discuss if the proposed amendment will result in a higher net cost to the City or its 

residents for City Services. 
 

Applicant response: 
To develop the Property as residential will allow for future employees in the 
adjacent Manufacturing/Industry area to live close to work, thus reducing City 
transportation expenses. To have housing in the area would potentially generate 
more development of commercial as well. A higher net cost to the City or its 
residents for City Services is not likely. However, residents living in the Former Solar 
Area would tend to use City Services at a level higher than would be expected under 
existing uses. 
 
Staff Response: 
Staff concurs 
 

7) Does the proposed amendment require public investment or financing? 
 

Applicant response: 
Changing this land use designation from Manufacturing/Industry to Neighborhoods 
does not require any public financing or investment from the public. 
 
Staff Response: 
Staff concurs 
 

8) Describe how the proposed amendment enhances or has no net impact on the natural 
environment, including air and water quality. 

 
Applicant response: 
To make housing available to employees of the adjacent Manufacturing/Industry 
area could prevent long commutes to home, thus reducing pollutants in the air. It 
would also prevent a potential industrial use that could increase pollution of air or 
water. 
 
Staff Response: 
Staff concurs.  Industrial uses could have a larger negative impact on the 
environment.   
 

9) Describe how the proposed amendment enhances or has no net impact on the rural 
character of the city. 

 
Applicant response: 
Located along the Casa Grande-Maricopa Highway, a housing development should 
cause little or no impact on the rural character of the City and certainly should cause 

 
7 



less impact than the potential use that could result from leaving the Former Solar 
Area designated as Manufacturing/Industry. No Agriculture use would be reduced. 
Moreover, residential development here could create a buffer zone between the 
industrial area to the East and the open neighborhood areas to the West. Finally, the 
Former Solar Area was approved as a site for 615 residential units prior to the now 
obsolete proposal of the Solar Facility. Accordingly, the City had already determined 
that such land use would not adversely impact the rural character of the City. 
 
Staff Response: 
Staff concurs.   
 

10) Describe how the proposed amendment results in the creation of jobs for Casa Grande 
residents.  
 

Applicant response: 
The Solar Facility would have provided very few jobs for Casa Grande residents. By 
providing the opportunity for housing adjacent to the Manufacturing/Industry area, 
it could attract business to the adjacent Manufacturing/Industry area, serving as an 
incentive for employees that housing is nearby. In addition, the construction of 
residences would require installation of water, sewer, electrical and other facilities, 
bringing these improvements to the area for use by the adjacent 
Manufacturing/Industry area, adding to incentive for businesses to locate there. 
Finally, construction and maintenance of the residential uses would provide 
employment. 
 
Staff Response: 
Staff concurs 

 
11) Describe how the proposed amendment provides enhanced educational opportunities 

for Casa Grande residents. 
 

Applicant response: 
Though housing in of itself does not provide educational opportunities, it does allow 
for people to reside in the City who can provide such opportunities. In addition, 
agreements between Maratea and local school districts will assist in the 
development of educational facilities. 
 
Staff Response: 
Staff concurs.  The original PAD conceptual development plan does provide a 12 acre 
parcel for a school.   

 
12) Discuss how the specific goals, policies and strategies are furthered by the proposed 

amendment. 
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Applicant response: 
The City already had previously determined that a residential designation for the 
entire Property was appropriate prior to the now obsolete proposal for the Solar 
Facility. Accordingly, the Neighborhoods designation fits into the goals, policies and 
strategies carefully reviewed by the City. Some of the specific goals and policies that 
the City may have considered and may be enhanced by this amendment are listed 
below.  See Exhibit A 
 
Staff Response: 
Staff concurs.   
 

PUBLIC NOTIFICATION/COMMENTS 
 
Public hearing notification efforts for this request meet the requirements set out by City Code 
and ARS 9-461.06E. They include: 

 
 60-Day Review period for all Governmental Officials, Public Officials, County, School 

Districts, Public Land Management Agencies, Public Utility Companies, Professional. And 
other organizations. 

 
 On September 16, 2015 the public hearing notice (display ad) was published in the Casa 

Grande Dispatch.   
 
 On July 6, 2015 a public hearing notice was mailed to each owner of property situated 

within three hundred feet of the subject property.  
 

Inquiries/Comments 
 
City Staff received one comment, provided by Jeff Tanler, Statewide Active Management 
Director for the Arizona Department of Water Resources (Exhibit C). His comment was general 
in nature advising that if the subject property is to be subdivided into six or more parcels with 
at least one parcel having an area less than 36 acres, it will be necessary to prove an assured 
water supply. 
 

STAFF RECOMMENDATION 
 
Staff recommends approval of DSA-15-00087, the Major General Plan Amendment to change 
the land use from Manufacturing/Industry to Neighborhoods.   
 
 
Exhibit: 
 

A. Maratea – General Plan Amendment Application 
A. Legal Description of Maratea  
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B. Existing Conditions and Land Use Map  
C. Maratea Surrounding Area Map  
 (depicting location of Former Solar Area and surrounding land use)  
D. Legal Description of Former Solar Area  
E. Casa Grande 2020 General Plan Map  
 (depicting Former Solar Area)  
F. City Ordinance  
 (amending Maratea PAD to allow for Solar Facility) 
 
 
 

Exhibit A – General Plan Amendment Application 
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