Report to the Planning and Zoning Commission

Prepared by the Maricopa County Planning and Development Department

Case:

Z2021115 – Elliot Corner Commercial

Hearing Date:

February 10, 2022

Supervisor District:

5

Applicant:

Paul Gilbert, Beus Gilbert McGroder, PLLC

Owner:

Elliot Corner LLC

Request:

Rezone from R1-35 to C-2

Site Location:

Generally located at the SWC Tuthill Rd. and Elliot Rd. in the Buckeye
area

Site Size:

Approximately 7.45 acres

Density:

N/A

County Island:

No

County Plan:

Rainbow Valley Area Plan – Large Lot Residential

Municipal Plan:

N/A

Municipal Comments:

None received to date

Support/Opposition:

1 in support / 9 in opposition

Recommendation:

Denial
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Project Summary:
1.

The applicant is seeking to rezone approximately 7.45 acres of land at the southwest
corner of Elliot Rd. and Tuthill Rd. from R1-35 to C-2. According to the applicant the
purpose of the rezone is to accommodate several commercial businesses at the
intersection of two minor arterial roads and to take advantage of a relative lack of
commercial businesses in the general area.

2.

The subject parcel, APN 400-52-956B, was created via a minor lot split in April of 2018. The
other parcel that was created during that lot split (APN 400-52-956A now APN 400-52956C due to right-of-way dedication) was the subject of a rezone (Z2017105) from R1-35
to C-2 CUPD. There is currently a Dollar General store on that parcel, southeast of the
subject parcel. The subject parcel does not have any other recent history prior to the
current proposal. The applicant has provided a conceptual site plan illustrating potential
uses on the site that include a convenience store and gas station, fast food restaurant,
drug store, and other commercial retail buildings.
The pre-application meeting for the proposed rezone was held on April 4th 2021 and the
proposal was initially applied for on September 24th, 2021.
Zoning Exhibit
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Aerial Map (2021)
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Conceptual Site Plan

Existing On-Site and Adjacent Zoning / Land Use:
3.

On-site:
North:
South:
East:
West:

R1-35/ Vacant
Elliot Rd. then State Trust Land
R1-35 and C-2 CUPD / Single Family Residence & Dollar General
Tuthill Rd. then State Trust Land
R1-35 / Single Family Residence

Utilities and Services:
4.

Water:
Wastewater:
School Districts:
Fire:
Police:

Clear Water Utilities
On-site Septic
Buckeye Union High School District
Liberty Elementary School District
Buckeye Valley Fire District
Maricopa County Sheriff Office
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Right-of-Way:
5.

The following table includes existing and proposed half-width right-of-way and the future
classification based upon the Maricopa County Department of Transportation (MCDOT)
Major Streets and Routes Plan.
Street Name

Half-width Existing R/W

Tuthill Rd
Elliot Rd

Half-width Proposed R/W

40’
40’

40’
40’

Future Classification

Minor Arterial
Minor Arterial

Adopted Plans:
6.

Rainbow Valley Area Plan (adopted 2003): Designates the property for Large Lot
Residential (1-2 d.u./ac.).

7.

El Rio Scenic Corridor Study: The subject parcel is within the Waterman Wash character
area with an identified future land use of low to very low residential.

Public Participation Summary:
8.

The applicant’s citizen participation plan comprised mainly of a mailing campaign to
inform nearby residents of the project proposal. The applicant did comply with 300’
notification and posting requirements. Staff was not made aware of any responses that
the mailers may have yielded. As of this report staff has received one letter of support
and nine letters of opposition. The support came from an individual who expressed
interest in the potential ability to open a business on the parcel. The opposition expressed
several concerns over the proposed rezone. These concerns included commercial
enterprises on a septic system, increased traffic, and the potential for increased crime.
The opposition is also concerned about increased semi-traffic that will come with
additional commercial businesses on the site as the area is currently very equestrian
friendly and increased commercial traffic may adversely impact that. Another concern
is that additional commercial establishments may attract more off-road activity to the
area and encourage people to engage in off-road activities for longer periods of time.
This concern is reflected in the policies and objectives of the Rainbow Valley Area Plan,
specifically policy E1.2.4 which addresses the need to reduce illegal ATV activities.

Outstanding Concerns from Reviewing Agencies:
9.

N/A

Staff Analysis:
10.

The proposed rezone conflicts with several components of the Rainbow Valley Area Plan.
While the applicant’s narrative contends that the area plan may be out of date since it
has not been updated since 2003, it is still the guiding land use plan for this area and staff
believe it still reflects the views of most planning area residents. The following are several
examples of how staff believes this proposal conflicts with the county’s area plan:
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Goal L1 of the plan: “Promote efficient land development that is compatible with
adjacent land uses, is well integrated with the transportation system, and is sensitive to
the natural environment.”
The proposed rezone of the subject parcel does not meet the objectives and policies of
this goal as the site is not served by sewer and would run on a commercial septic system.
This is inconsistent with the Area Plan as it encourages development in areas without
existing infrastructure to accommodate higher intensity uses to remain rural density
residential. In many instances this also leads to permanent county islands which is strongly
discouraged in the county’s comprehensive plan.
Furthermore, the proposal is in contrast with the polices for Objective L1.2 which aims to
ensure commercial and industrial land uses are developed in a way that is compatible
with adjacent land uses. The proposed rezone to C-2 does not seem to consider the
proximity of existing residences, nor provide an adequate buffer between the adjacent
residential lots. There are 5 parcels immediately adjacent to the subject parcel that
currently have single-family residences on them. There are several more that are in the
general vicinity of the subject parcel.
Objective L1.3 aims to preserve the rural character of the Rainbow Valley planning area.
The proposed rezone seems to be incongruent with this as Policy L1.3.1 discourages
location of commercial centers in locations specified for rural density land uses as the
area is designated for large lot residential.
Lastly Policy ED1.1.2 discourages commercial development in areas not currently zoned
for such activity, and Policy ED1.1.3 Discourages strip commercial development. The
proposed rezone to C-2 would both encourage commercial development in land not
currently zoned as such, and facilitates the potential location of a small strip style
development as is evident by the conceptual site plan provided by the applicant.
11.

In addition to the site being located within the Rainbow Valley Area Plan, it is also within
the Waterman Wash Character Area of the El Rio Scenic Corridor. The study identifies
future land use in the Waterman Wash Character area to be predominantly low and very
low density residential. The proposed rezone of the subject parcel to C-2 is in
contradiction to this designation.
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Land Use Map From El Rio Scenic Corridor

Location of Waterman Wash Character Area

12.

In addition to the conflicts the proposal has with the long-range planning documents for
this area, the site does not currently have sewer connections and the applicant is
proposing that future development be run on a septic system. C-2 zoning includes
several uses that may not be conducive to a septic system. One example may be a
restraint which is a potential use identified on the conceptual site plan submitted by the
applicant. In general, staff does not support unrestricted commercial entitlement without
Z2021115
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the availability of sewer. A CUPD Overlay Zone has not been applied to limit the
commercial development.
13.

Secondly, it has not been demonstrated there is demand for increased commercial in
Rainbow Valley. The semi-rural community is proximate to commercial services within the
master-planned community of Estrella Mountain Ranch, three miles to the east in the City
of Goodyear.

14.

In conclusion staff feels that the conflicts with the Rainbow Valley Area Plan and the El
Rio Scenic Corridor, the lack of sewer connections, and the opposition highlights that the
proposed zone change is not a good fit for the area at this time.

Recommendation:
15.

For the reasons outlined in this report, staff recommends the Commission adopt a motion
that the Board of Supervisors deny Z2021115.

16.

However, if the Commission choses to adopt a motion for approval, staff offers the
following conditions ‘a’ – ‘g’ for Commission consideration:
a.

Development of the site shall be in substantial conformance with the Zoning Exhibit
entitled “Elliot Corner Conceptual Sit Plan“, consisting of 1 full-size sheet, dated
December 17, 2021, and stamped received December 21, 2021, except as
modified by the following conditions.

b.

Development of the site shall be in substantial conformance with the Narrative
Report entitled “Project Narrative”, consisting of 2 pages, dated November 15,
2021, and stamped received November 16, 2021 except as modified by the
following conditions.

c.

Until such time as the site is served by a public water and sewer system, uses on
the site shall only be those acceptable to the Maricopa County Environmental
Services Department (MCESD) that can be accommodated by septic systems. A
public water system and public sewer system shall be required prior to
establishment of any non-residential use that requires potable water.

d.

Subject to the following conditions from Maricopa County Planning and
Development Engineering:
1.

Without the submittal of a precise plan of development, no development
approval is inferred by this review, including, but not limited to drainage
design, access and roadway alignments. These items will be addressed as
development plans progress and are submitted to the County for further
review and/or entitlement.

2.

Any development must ensure that historic drainage patterns are
maintained at the up and downstream limits of development.

3.

A traffic impact study must be submitted with any future entitlement
application (i.e. plan of development).
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4.

Dedication of right-of-way for Arterial (65’) alignments (Elliot Road and
Tuthill Road) may be required as part of future entitlement application(s).

5.

Any development must provide for at least two (2) paved points of access
to existing and improved public roads.

6.

All development and engineering design shall be in conformance with
Section 1205 of the Maricopa County Zoning Ordinance; Drainage Policies
and Standards; Floodplain Regulations for Maricopa County; MCDOT
Roadway Design Manual; and current engineering policies, standards and
best practices at the time of application for construction.

e.

Administrative approval of a Plan of Development will be required prior to
approval and issuance of construction permits to develop and establish use of the
site. Prior to issuance of a building permit, written confirmation will be required from
the emergency fire protection jurisdiction having authority that the facility has
been designed in accordance with their regulations and requirements, and that
emergency fire protection service will be provided to the facility. Prior to issuance
of the certificate of occupancy, local fire protection jurisdiction review and
approval will be required.

f.

Condition Zoning approval is conditional per Maricopa County Zoning Ordinance,
Article 304.6, and ARS § 11-814 for five (5) years for the initial phase and an
additional five (5) years for each subsequent phase, within which time the
subdivision infrastructure permit or construction permit for each phase must be
obtained. The applicant shall submit a written report every five years from the date
of Board of Supervisors approval of Z2021115 which details the status of this project,
including progress on obtaining subdivision infrastructure and/or construction
permits. The status report to be administratively reviewed by Planning and
Development with the ability to administratively accept or to carry the status
report to the Board of Supervisors (Board), upon recommendation by the Planning
and Zoning Commission (Commission) for consideration of amendments or
revocation of zoning for undeveloped parcels. Status reports will be required until
completion of the initial subdivision infrastructure and/or construction permits for
each zoning parcel C-2.

g.

The granting of this change in use of the property has been at the request of the
applicant, with the consent of the landowner. The granting of this approval allows
the property to enjoy uses in excess of those permitted by the zoning existing on
the date of application, subject to conditions. In the event of the failure to comply
with any condition, the property shall revert to the zoning that existed on the date
of application. It is, therefore, stipulated and agreed that either revocation due
to the failure to comply with any conditions, does not reduce any rights that
existed on the date of application to use, divide, sell or possess the property and
that there would be no diminution in value of the property from the value it held
on the date of application due to such revocation of the Zone Change. The Zone
Change enhances the value of the property above its value as of the date the
Zone Change is granted and reverting to the prior zoning results in the same value
of the property as if the Zone Change had never been granted.
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Page 9 of 10

Presented by:
Reviewed by:

Joseph Mueller, Planner
Matthew Holm, AICP, Planning Supervisor

Attachments:

Case Map (1 page)
Site Plan (reduced 8.5”x11”, 1 page)
Narrative Report/Ex. Summary (2 pages)
MCDOT comments (2 pages)
MCESD comments (1 page)
Support/opposition (10 pages)
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MARICOPA COUNTY

Date: 2/10/2022

Legal Description: Sec. 18, T1S R2W

Applicant: Bues, Gilbert, McGroder PCCL

Z2021115

Phone: 480-429-3061

Case Address:
Request: Rezone 7.45 acres from R1-35 to C-2

Aerial Date: 2021

Parcel: 400-52-956B

Elliot Corner Commercial Conceptual Site Plan

RU-43 (State Trust Land)

Zoning Case #Z2021115

W Elliot Rd

Site Data
Gross Parcel Acreage: 7.45 acres (324,525 square feet)

626’

APN Parcel #: 400-52-956B

Drug Store or
Bank

Retail / Service

Convenience Store &
Gas Station

Existing Zoning: R1-35
Proposed Zoning: C-2

R1-35
400-52-955B

Owner / Developer

Elliot Corner LLC
3219 E Camelback Rd. Suite 839
Phoenix, AZ 85018

Representative / Authorized Agent
Beus Gilbert McGroder PLLC
701 N 44th St
Phoenix, AZ 85008

Utilities
Fire: Buckeye Valley Fire District

S Tuthill Rd

409’

Retail / Service

Police: Maricopa County Sheriff Department
Refuse: To Be Determined
Water: To Be Determined

629’

Sewer: On Site Septic System

Fast Food
Drive Thru

Retail / Service

Electric: Arizona Public Service

R1-35
400-52-955C

C-2 CUPD
400-52-956C

DollarGeneral
General
Dollar

R1-35
400-52-955E

309’

R1-35
400-52-936

R1-35
400-52-947B

R1-35
400-52-947A

R1-35
400-82-009A

THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 1 SOUTH, RANGE 2
WEST OF THE GILA AND SALT RIVER BASE AND MERIDIAN, MARICOPA
COUNTY, ARIZONA;
EXCEPT THE NORTH 40 FEET THEREOF; AND
EXCEPT THE EAST 40 FEET THEREOF; AND
EXCEPT THAT PORTION OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHEAST QUARTER OF SECTION 18,
TOWNSHIP 1 SOUTH, RANGE 2 WEST OF THE GILA AND SALT RIVER
BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA, BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT A BRASS CAP STEM IN HANDHOLE MARKING THE
NORTHEAST CORNER OF SAID SECTION 18, FROM WHICH A 3 INCH
MARICOPA COUNTY DEPARTMENT OF TRANSPORTATION BRASS CAP IN
HANDHOLE STAMPED 54707, 2017, MARKING THE EAST QUARTER
CORNER OF SAID SECTION 18 BEARS SOUTH 01 DEGREE 16 MINUTES
42 SECONDS EAST 2,648.79 FEET;
THENCE SOUTH 89 DEGREES 53 MINUTES 25 SECONDS WEST 40.01
FEET ALONG SAID SOUTH LINE TO THE WEST LINE OF THE EAST 40.00
FEET OF SAID NORTHEAST QUARTER AND THE POINT OF BEGINNING;
THENCE CONTINUING SOUTH 89 DEGREES 53 MINUTES 25 SECONDS
WEST 322.06 FEET ALONG SAID SOUTH LINE;
THENCE NORTH 01 DEGREE 16 MINUTES 42 SECONDS WEST 220.08
FEET;
THENCE NORTH 89 DEGREES 53 MINUTES 25 SECONDS EAST 322.06
FEET TO SAID WEST LINE OF THE EAST 40.00 FEET OF SAID NORTHEAST QUARTER;
THENCE SOUTH 01 DEGREE 16 MINUTES 42 SECONDS EAST 220.08
FEET ALONG SAID WEST LINE TO THE POINT OF BEGINNING.
COMPRISING 7.306 ACRES OR 318,229 SQUARE FEET MORE OR LESS,
SUBJECT TO ALL EASEMENTS OF RECORD.

VICINITY MAP
Elliot Rd
Project Site

Tuthill Rd

220’

297’

Airport Rd

Legal Description

Narramore Rd

0’

100’

Scale: 1” = 100’ (approx.)

200’

N

Last updated: 12/17/2021

PROJECT NARRATIVE
Zone Change Case #2021115
SWC of W. Elliot Road and S. Tuthill Road
Purpose of Request
This is a request for a Zone Change for this project parcel from R1-35 (Single Family Residential
zoning to C-2 Intermediate Commercial.
Description of Proposal
This Zone Change request is related to a new retail commercial project to be located on the
southwest corner of W. Elliot Road and S. Tuthill Road, Maricopa County Parcel Number 40052-956B encompassing +/- 7.5 acres in Buckeye, Arizona. Conceptually the development would
be laid out with various proposed uses. For example, a convenience store with gas, fast food drive
thru restaurant, drug store or bank and two commercial buildings (see conceptual layout on
property with commercial uses). The convenience store with gas and the drug store or bank is
facing W. Elliot Road, the fast food restaurant and two commercial buildings are facing east
towards S. Tuthill Road.
Existing On-Site and Adjacent Zoning/Land Use
On-site:
North:
South:
East:
West:

R1-35/vacant
R1-35/vacant
R1-35/Dollar General Store/single family residential
Tuthill Rod., then Rural-43/vacant
R1-35/single family residential

Consistency with Underlying Planning Documents
There are two planning documents that provide land use guidance for the property in subject. These
are the El Rio Design Guidelines and Planning Standards and the Rainbow Valley Area Plan.
El Rio Design Guidelines and Planning Standards
The subject site is within the Waterman Wash Character Area of the El Rio Design Guidelines and
Planning Standards. This Character Area, which stretches across the southern bank of the Gila
River, is intended for low and very low density residential uses, but does not restrict commercial
and retail uses. The design guidelines within the Character Area include the following:
• Consideration of natural desert landscape in its architectural style, color, and materials
• Use of colors, materials, forms, and massing that reflects the natural foothills of the
Sonoran Desert
• Building forms and sites that should follow the terrain of the natural hillside and washes
• Balance between the buildings and the landscaping with favors the landscaping
• Incorporation of traditional Arizona ranch design and materials, blending with the desert
and rural character
• Siting buildings to maintain openness and preserve view corridors
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Most, if not all, of these suggested design standards can reasonably be accommodated with future
commercial development.
Rainbow Valley Area Plan
The Rainbow Valley Area Plan was last updated 18 years ago in 2003, which is long past its
intended planning horizon of 10 to 15 years. The Future Land Use Plan identifies the site in subject
as Large Lot Residential, which is the densest residential category in the plan, whereas the
Rainbow Valley Area Plan only discourages commercial development within rural density land
uses – Rural Residential and Proposed Open Space/Rural Residential – which cover the majority
of the Rainbow Valley community. The only commercially designated area in the Rainbow Valley
Area Plan is a small portion of the Jackrabbit Trail and MC 85 intersection, which is north of the
Gila River. However, in the time since the adoption of this plan, a commercial establishment was
built abutting this site, and several pop-up vendors have utilized the vacant property for retail
purposes on a regular basis. This exemplifies the need for commercial uses in Rainbow Valley and
that this is the natural location for such uses.
Conclusion
Our proposed commercial corner clearly provides a more convenient, more affordable shopping
alternative for local residents, it provides basic goods and services when driving 20 minutes isn’t
an option. A centralized commercial center at the intersection of two arterial roads, notably where
commercial activities already occur, is an appropriate location within the Rainbow Valley
community and when considering the two underlying planning documents – El Rio Design
Guidelines and Planning Standards and the Rainbow Valley Area Plan. Centralizing commercial
activity to this natural commercial corner at the intersection of Tuthill Road and Elliot Road will
help reduce the spread of needed commercial and retail services throughout the Rainbow Valley
community as smaller, dispersed strip development.

2
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Maricopa County
Planning & Development Department
Engineering Plan Review

Robert Fedorka, P.E.
Planning & Development
301 W. Jefferson Ave., Suite 170
Phoenix, Arizona 85003
Phone: (602) 506-7151
Fax: (602) 506-8762
www.maricopa.gov/planning
Email address:
Bob.Fedorka@Maricopa.gov

Date:

October 8, 2021

Memo To: Darren Gerard, AICP, Planning Manager, Department of Planning &
Development
Attn:

Joseph Mueller, Planner, Planning & Development Services

From:

Robert Fedorka, P.E., Engineering Supervisor, Planning & Development
Services

cc:

Michael Norris, P.E., Engineering Manager, Planning & Development

Subject:

Z2021115 Zone Change for Elliot Corner Commercial Without a Plan of
Development
(E1 Memo)

Job Site Address: Southwest Corner of Elliot & Tuthill Roads
APN(s):

400-52-956B

This application is to specify zoning for future development areas and does not include
a Plan of Development.
PND engineering plan review (DPR, FCD and PND Transportation) has reviewed the 1st
submittal of the Zone Change application routed for review on September 27, 2021
and has no objections subject to the following conditions:
1. Without the submittal of a precise plan of development, no development approval
is inferred by this review, including, but not limited to drainage design, access and
roadway alignments. These items will be addressed as development plans
progress and are submitted to the County for further review and/or entitlement.
2. Any development must ensure that historic drainage patterns are maintained at
the up and downstream limits of development.
3. A traffic impact study must be submitted with any future entitlement application
(i.e. plan of development).
4. Dedication of right-of-way for Arterial (65’) alignments (Elliot Road and Tuthill
Road) may be required as part of future entitlement application(s).

5. Any development must provide for at least two (2) paved points of access to
existing and improved public roads.
6. All development and engineering design shall be in conformance with Section
1205 of the Maricopa County Zoning Ordinance; Drainage Policies and Standards;
Floodplain Regulations for Maricopa County; MCDOT Roadway Design Manual;
and current engineering policies, standards and best practices at the time of
application for construction.
Please contact me if you have any questions or require any additional information.

Maricopa County
Environmental Services Department
Water and Waste Management Division

Subdivision Infrastructure &
Planning Program
1001 N. Central Avenue #150
Phoenix, Arizona 85004
Phone: (602) 506-1058
Fax: (602) 506-5813
TDD 602 506 6704

DATE:

September 27, 2021

TO :

Joseph Mueller, Planning & Development Dept.
Planner

FROM:

Souren Naradikian, P.E.
Senior Civil Engineer

SUBJECT:

Zone Change from R1-35 zoning to C-2. Z2021115

The Maricopa County Environmental Services Department (MCESD) has reviewed
revised documents received from the Maricopa County Planning and Development
Department for the above referenced project. This project is a Zone Change from R135 zoning to C-2 at APN# 400-52-956B. Water and Sewer information is not provided.
MCESD has concerns, ATC/NOID must be obtained prior to construction permit
approval.
Based on the above, MCESD raised no objections to the Planning & Development
Department in Accela: on September 27, 2021 and will allow the project to proceed
at this time subject to the following stipulations
Stipulations:

None.

It should be noted that this document does not approve the referenced project.
Comments are provided only as advisory to Maricopa County Planning and
Development Department to assist staff to prepare a staff report. Other Maricopa
County agencies may have additional requirements. Final review and approval will be
made through Planning and Development Department procedures. Applicant may
need to submit separate applications to the Maricopa County Environmental Services
Department for approval of proposed facilities regulated by the Department. Review
of any such application will be based on regulations in force at the time of application.

Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Karina Valencia Rios <vkarina95@yahoo.com>
Tuesday, September 28, 2021 11:07 AM
Joseph Mueller (PND)
Z2021115 - Elliot corner commercial

Hello, my name is Karina.
I am interested in the rezoning of this corner.
Can you include me in any future updates please? I am interested in potentially placing my business on this corner ‐ if
approved.
Thank you :)
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Karen Bedell <karensnaturals@gmail.com>
Thursday, October 21, 2021 1:18 AM
Joseph Mueller (PND)
Rezoning in Rainbow Valey

I have a number of concerns about bringing this much commercial business into rainbow valley.
The first and I feel the most important is the thought of putting that many business especially a restaurant in with septic.
I have lived with septic most of my life and yes it works but I have also seen it fail. Commercial septic right where our
water table is at it highest just seems counter intuitive. The ground out here is mostly sand especially in that area. Leach
beds in sand have a tendency to collapse. With all the new residents and the new development going it south of us
risking contamination of our only water source doesn't see like the best of ideas.
Secondly us the traffic. Just with the increased traffic with the dollar general it seems like we have several accidents a
week. I know that the road will mostly be widened and a traffic light but still you are coming off that two lane narrow
bridge with the curve. We have already had several fatalities this year. More traffic just seems likely that more people
will lose thier lives.
The third concern that I have is the crime. The response time out here has never been good. District 2 is the largest and
the least staffed. Dollar general has already been robed a number of times. Lucky none of the young girls working there
have been hurt or killed yet but I worry it is only a matter of time. The criminals aren't stupid they look know that it will
be a bit of time before there is a response and that they have plenty of lead time to disappear.
This community is already growing very quickly and pushing it's resources to the limit. I'm asking that at this time that
the rezoning denied or at least postponed until we are better able to handle the growth.
Thank you for your time
Karen Bedell
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Cindy E <jceliz1995@gmail.com>
Friday, January 28, 2022 7:53 PM
Joseph Mueller (PND)
Rainbow Valley

Mr. Mueller,
I have lived in Rainbow Valley for over 20 years. When we moved here, the closest grocery store was 15 miles away. I
knew and planned. We have enjoyed rural life. We do not want or need business out here. people need to learn to plan
and make due instead of putting stores in here.
Please do all you can to maintain the rural nature of our community.
Cynthia Elizondo
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Dawn Moser <dwn_moser@yahoo.com>
Friday, January 28, 2022 8:20 PM
Joseph Mueller (PND)
Rezoning in Rainbow Valley

Mr. Mueller, the rezoning of the SW corner of Tuthill Rd. and Elliot Rd. from R1-35 to C-2 will be a disaster. Our
community lost the fight to stop Dollar General from being built. Since the opening of Dollar General there have been
numerous accidents, increased traffic and increased crime in this area.
Please don’t allow this zoning change to the aforementioned corner. Our community enjoys the rural life and the
planned zoning change will bring more grief than good. The roads in Rainbow Valley are narrow and there are no
sidewalks. Increased foot traffic along these rural roads with be dangerous. Rethink this change, please.
Dawn-Leigh Moser
11207 S 203rd Lane
Buckeye, Az 85326
602-989-3115
Sent from Yahoo Mail for iPhone
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Heather Bigelow <brathb22144@aol.com>
Friday, January 28, 2022 10:51 PM
Joseph Mueller (PND)
Rainbow valley rezoning

Good afternoon.
I am sending this email to inform you that we oppose the rezoning in rainbow valley, az. The current area in question is
at the southwest corner of Elliot rd and tuthill. That street is already a difficult intersection and adding additional
buildings would not do our community well. Crime has already increased due to the dollar general. The dollar general
has had multiple attempted robberies and shattered front doors as it is. Our community loves the fact that we are rural
with tons of residents owning horses and enjoying the outdoors. Adding in buildings and businesses makes it unsafe for
those that ride horses even more so. More buildings mean more semis to bring product and more semis means less road
safety. There are already issues with the semis and rock haulers as it is. Our area is fine just the way it is with plenty of
options within 10 minutes of most residents. The intersection of jackrabbit and mc85 would be a good alternative as
that road naturally gets more traffic. South of the riverbottom is primarily residents. Plus, many would consider rainbow
a “low income” community. The stores or what ever would go in is less likely to meet any sales quota needed. I vote to
object the rezoning and suggest moving the planned development to jackrabbit and mc85. Anywhere north of the river
bottom. Leave rainbow as a rural area filled with livestock and safe places for people to enjoy life outside of the city.
Thank you for your time reading this.
Heather Plott, resident of rainbow valley since 1996.
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Karen Bedell <karensnaturals@gmail.com>
Saturday, January 29, 2022 12:51 AM
Joseph Mueller (PND)
Rezoning in Rainbow Valley

Once again I'm stating my opposition to the rezoning on the corner of Tuthill and Elliott road.
Just with the dollar General the the traffic has become an nightmare with many accidents occurring. Even in that
intersection is improved it won't help with the traffic on a 2 lane bride leading into it.
Secondly as always there is the concern of response time with MCSO. District 2 is the biggest district and it will always
be a problem. I know there have been a number of robberies at the Dollar General went it took some time for someone
to respond. Adding more businesses is only going to compound this problem.
We know that growth is coming it is just happening to fast. Please I ask you to reconsider this at least at this time.
Thank you
Karen Bedell

1

Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Robert Schreiber <rschreiber@rosendin.com>
Monday, January 31, 2022 11:44 AM
Joseph Mueller (PND)
Z2021115 Elliott Corner Commercial Zoning - Opposition

Mr. Mueller:
Thank you for your time this morning in recording my opposition to the plan to rezone the southwest corner of Tuthill
and Elliott Roads.
I have owned property in Rainbow Valley for over 11 years now (Tuthill & Ray, 14106 S 203 rd Lane more specifically) and
my summary opposition can be broken down as such:
Traffic:
The intersection is currently a four way stop, with only one lane of travel in each direction.
Due to growth out here, it’s already very busy, and nothing in this rezoning assures that any additional traffic generated
by commercial zoning will be addressed to deal with either the current problem nor the additional problem of
commercial traffic.
Attractive nuisance:
By this I mean, by the nature of our location, the area has become a bit of an attraction to the off-road community not
currently residing in the area. When our neighbors are rude and disrespect traffic courtesies and are louder than all get
out, we generally can handle those issues amongst ourselves - when it is people from outside the area, we have little
recourse (this is still a fairly decent equestrian community, and the outsiders have much less concern for equestrian
safety than they do for the traffic/noise laws they currently ignore. Zoning this area commercial will allow the out of
area folks to stay longer than usual, because this will provide a more convenient place to refuel/resupply. Already bad
enough with the Dollar General just south of the intersection, but the proposed fuel station will just magnify the
problem. If I wanted to live in Glendale, I would have stayed there instead of moving here.
Lack of law enforcement in immediate area:
Again, our closest law enforcement is stationed 14 miles away at Dysart and Van Buren. Response times not involving
gunfire are ridiculous at best, and you would be able to determine what additional burglary/robbery/theft the Dollar
General has generated since its opening roughly 2 years ago. This development would just add to that, plus the
additional traffic and attractive nuisance issues that don’t get resolved as to the current situation.
My phone number is 623-210-6309 if I haven’t made my concerns clear or if you have any further questions.
Thank you for the opportunity to speak my piece, and thank you for what you do, even if it seems like us small folk come
off as ungrateful sometimes
Rob Schreiber
14106 S 203rd Lane
Buckeye, AZ 85326
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Joseph Mueller (PND)
From:
Sent:
To:
Subject:

Diane Chaplin <dianec6@msn.com>
Monday, January 31, 2022 6:43 PM
Joseph Mueller (PND)
Rezoning the Southwest corner of Elliot Rd and Tuthill Rd from R1-35 to C-2

I am in opposition to the proposed rezoning at the southwest corner of Elliot Rd and Tuthill Rd from R135 to C-2 and not thrilled about the option of C-1. There is really no room for more traffic on that
corner. Once Goodyear starts all the growth on that corner by adding “box” buildings, you all will need to
expand the bridge and other cross roads (which will cost a pretty penny). Or, maybe more traffic than
what is currently streaming through Estrella Mountain Ranch will increase. I am not so sure that the
Estrella Mountain residence will want more traffic through there residential areas.
Please reconsider the zoning plan, as well as your ingnitiative to build more on that corner or in Rainbow
Valley for that matter.
We’re good as is. I was born and raised in Phoenix and our land and home here to enjoy nature, be able
to see the sunset and the stars at night, have “some elbow room” and privacy without two story homes a
few feet apart.
Please reconsider your choice.
Diane Chaplin

Sent from Mail for Windows

1

Joseph Mueller (PND)
From:
Sent:
To:
Subject:

House <il2az_99@yahoo.com>
Monday, January 31, 2022 4:11 PM
Joseph Mueller (PND)
Zoning in Rainbow Valley

We purchased our home in Rainbow Valley in 2005. We chose this home due to its location and the zoning surrounding
it which did not allow commercial businesses. We moved out here to get away from the noise, traffic, and street lights
of the city. We brought our horses and have established our dream hobby farm. We love it here because it is rural. We
did not run from our home when the housing market crashed because we knew we were somewhere special. If the
zoning is changed, all the things we love about our community will be lost. Please help preserve this beautiful little
piece of the west where horses can still be seen riding along the roads, peacock calls can be heard, and the faint music
of the ice cream truck brings excitement.
Sincerely,
Vikki Burdine
13428 S Kiva Rd
Buckeye, AZ 85326
Sent from my iPhone
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Joseph Mueller (PND)
From:
Sent:
To:
Cc:
Subject:

Dee Finger-Nassoiy <deescoobydoo@msn.com>
Tuesday, February 1, 2022 10:15 PM
Joseph Mueller (PND)
Darren V. Gérard (PND)
Rezoning APN 400-52-956B

To Whom it may Concern;
I am opposed to the rezoning APN 400-52-956B on the corner of S Tuthill and W Elliot Rd and any
commercial businesses going in on that corner. I am definitely opposed to the proposed C-2 zoning
where anything could be put in on the corner.
I moved out here to Rainbow Valley for the rural living to get away from the city. I am close enough
from the convenience of Estella Mountain Ranch for anything I need. It is bad enough that we only
have 2 ways into Rainbow Valley. Traffic since the Dollar General went in is bad enough. Now add
the proposed half a dozen business, traffic will be horrific! Plus we only have a 2 lane bridge and
traffic gets backed up now to the bridge. I am assuming traffic lights will have to be put in as
well. There goes rural living!
I no longer feel safe riding my horses down Tuthill since the Dollar General went in with the addition
traffic. It used to be such a nice horse ride down to the river bottom. With the proposed business and
traffic, it will be just a distant memory. So sad!
What about the septic system that would have to be put in being so close to the river. Is that even
safe? What about the additional water that the additional business would be using. Our water table
is already low. How would that affect our water supply? Then one of my issues is the lighting. All the
parking lot lights will ruin our nice black Starlite sky!!! The one thing I enjoy out here in Rainbow is
how many stars we see because it is so dark out here. It is so beautiful! Now we will have lights that
will wash out our stars.
This is just wrong for our community. We vote NO on the rezoning!!!
Chip and Dee Nassoiy
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