EL ROJO GRANDE RANCH NOTES/TALKING POINTS



                 1.30.19
A. CONFLICT WITH YAVAPAI COUNTY COMPREHENSIVE PLAN
1. Considering the many hundreds of letters that have been received by the Planning Department opposing the rezoning, the adoption of the Yavapai County Comprehensive Plan and the negative environmental impact that the proposed ELS development will have on the El Rojo Grande Ranch and the surrounding land, I would ask that the Planning and Zoning Commission deny the ELS request for rezoning to a PAD designation.
2. The proposed plan is in direct conflict with the Yavapai County Comprehensive Plan, which calls for “discouraging development in environmentally sensitive locations such as floodplains, view sheds and wildlife corridors.”
3. The proposed development sets a precedent for ignoring the goals of the Yavapai County Comprehensive Plan that call for “enhancing open space and recreation opportunities and preserving the open space character of the county.” 

B. ENVIRONMENTAL IMPACT
1. The proposed development by the Equity Lifestyles Corporation has been called the worst case-scenario for this unique and sensitive land.

It maximizes density far beyond the current zoning.

It has no sensitivity to building in harmony with the natural surroundings.

It severely impacts and destroys the riparian areas and the interface with the Forest Lands that surround it.

It creates a danger of runoff pollution of Dry Creek, which flows into Oak Creek, a protected Arizona waterway.
2. The protection of our Riparian Corridor of Dry Creek, a protected seasonal tributary of Oak Creek, Arizona Waterway is the environmental goal.
C. HISTORICAL SIGNIFICANCE

1. The presence of Native American artifacts on this property requires further research regarding the disturbance of the historical significance of this property.

D. DENSITY/OPEN SPACE

1. The development plan that is proposed by ELS has no sensitivity regarding those things we feel are most important as a region and a community.  It will essentially obliterate the natural environment in the interest of maximizing density and mass.  The proposed project also holds serious consequences surrounding sewage disposal, depleting ground water, traffic congestion and visual blight.

The value of the Sedona area as well as the Verde Valley in general is the unique beauty of the landscape as well as the open space that interfaces with the National Forest.

We ask the County Planning and Zoning Commission and the Board of Supervisors to do what is best for the present and future citizens of the Verde Valley.  Please vote NO on the ELS request for a zoning change and vote YES on preserving the natural beauty and unique character of our land for future generations.

2. Yavapai County’s Comprehensive Plan identifies the areas around and including the El Rojo Grande parcel as “rural.”  This proposal will bring, conservatively, 1,300 more motor vehicles into a small area.  These 1,300 additional vehicles will be exiting and entering Rt. 89A via a small stretch of pavement.  The installation of a traffic light does not provide a solution for this high-density growth.

E. SEDONA VALUES/FUTURE

1. Why to say no: We are being called upon to decide how to develop this last, greatest, pristine private land resource in the Sedona area. There are environmentally sensitive developers who could turn this Ranch into an international center for the arts or more that will draw people from around the world to enjoy what we have here in Sedona. Or we can turn it into an enormous mobile home park. 

2. What is at stake: People come from around the world to see the beauty that is Sedona, and they are pleased when they hear how we plan to preserve it for future generations. The manner in which we develop El Rojo Grande Ranch will tell them whether those are just words, or whether we are truly committed to that long-term goal. The international reputations of Sedona and the Verde Valley are at stake here. We can either allow this huge mobile home park to replace the pristine beauty of El Rojo Grande Ranch, or we can wait for a more environmentally sensitive development that could make the Ranch a great asset to the Sedona area. Then the 200-year-old junipers who have been growing on the Ranch since before the white man came to Sedona, could go on living for another 200 years - instead of being lost forever. 
3. The potential harm: A huge mobile home park would put an ugly and unfortunate landmark alongside the gateway into Sedona. It will then become a symbol of our community's future, and it will be cited by future developers who submit similar rezoning requests. High-density housing communities like this are not appropriate for this area. They will adversely impact our water resources, worsen our traffic problems, and strain our already overtaxed infrastructure. You cannot unpave paradise, and we will be left asking ourselves "How did we let this happen?"
F. CONSISTENCY IN PLANNING AND ZONING 
1. Consistency has become a central concern in the implementation Planning and Zoning in the State of Arizona. The goals of consistency aim to: 
(a) ensure that land use decisions are made consistently, and fairly, from one property owner to the next - with none getting "favored treatment". 
(b) ensure that property owners do not suffer financial loss due to arbitrary and inconsistent land use decisions around their properties, over time. The rezoning of parcels is a particular concern. A parcel of land is surrounded by the parcels of other land owners. Those other land owners might suffer from rezoning decisions that increase the value of the rezoned land, but adversely affect the value of their own investments. This is of particular concern in the case of the rezoning of El Rojo Grande Ranch. Earlier decisions by the Yavapai County Planning and Zoning Commission have been the basis for substantial investments made by many homeowners around the Ranch. A failure of the Commission to maintain consistency over time would be a betrayal to those who have invested a substantial portion of their personal savings (especially as they enter retirement) based on the Commission's earlier decisions.
2. The similarity between that 2005 Sedona Pines rezoning request and the current ELS rezoning request is striking:
(a) The rezoning request was to change the Residential zoning of the King Ranch to a PAD zoning 
(b) The purpose of the PAD zoning was to allow the construction of a high-density commercial development of Timeshare rental dwellings. 
(c) An onsite well and Wastewater Treatment Plant, were planned. 
(d) The developer agreed not to build in the riparian habitat (i.e. the floodplain of Dry Creek) and designated that portion of the property as "open space". 
(e) The developer argued that this development was simply an in-fill, or continuation, of an existing commercial property development. 
(f) The developer argued that the densities of the proposed development were similar to the "surrounding area". 
(g) The developer offered to cover the cost of traffic signalization of the Red Moon Drive highway 89A entry/exit. 
AND 
3. The objections raised by members of the surrounding community also sound very familiar: 
(a) The high-density of the development was not appropriate for a rural community. 
(b) The Commissioners should take into account the Red Rock/Dry Creek Community Plan. 
(c) The property values of the residences and parcels that would be surrounded by the new high-density commercial development would be decreased. 
(d) Locating the wastewater treatment plan adjacent to the neighboring property would cause that property value to be decreased. 
(e) The high-density of the development would lead to greatly increased traffic and noise problems. 
(f) The Red Rock/Dry Creek Community Plan clearly stated that there should be no density changes. 3.3 The decision of the Yavapai County Planning and Zoning Commission At the conclusion of the hearing, after each of the Commissioners made their final statements, a motion was made to deny the request for rezoning. The motion carried by a vote of 6 to 1. 
G. AESTHETIC QUALITY

1. This section lists Goals and Objectives from the Yavapai County Comprehensive Plan, and two other County Planning Documents that we feel are incompatible with the ELS plan to construct a 650-unit manufactured home development on El Rojo Grande Ranch. We believe that these incompatibilities, when taken collectively, are sufficient reason to deny rezoning to PAD, based on the ELS-submitted Site Plan. 
2. The Yavapai County Comprehensive Plan adopted by the Yavapai County Board of Supervisors on September 17, 2012, begins with a “Yavapai County Vision” that includes the following…. “The County’s vast recreational and outdoor opportunities, abundant natural beauty, scenic vistas, clean air, forests, grasslands, healthy rivers and biodiverse riparian areas will be protected and preserved through the implementation of the Yavapai County Comprehensive Plan’s goals and objectives.” 
3. A selection of additional Goals, Objectives and Recommendations in the Plan include (in bold):
Sustain the County’s attractive image. 
Mitigate fragmentation of landscapes to preserve the County’s natural character. 
Discourage undesirable and incompatible land uses along scenic corridors. SR 89A in this area is an ADOT designated scenic corridor. The resulting uniform sea of rooftops will destroy a large and prominent portion of the aesthetic qualities of the land alongside this scenic route. 
Encourage site design of mixed uses that enhance and protect the aesthetic quality of the local region and scenic routes (This uniform sea of rooftops will destroy, not enhance, the aesthetic quality of this ADOT scenic corridor.) 
Maintain a variety of land uses and design standards. 
Discourage incompatible land uses. 
Maintain public participation criteria for land use decisions. 
Consider zoning amendments with the purpose of community improvement, and place priority on existing and future community vision statements and input from local area citizens regarding local projects.

Consider the impact of new development on existing communities, cities or towns, and existing natural resources. 
Public participation has been very evident, and virtually unanimous in opposition to this proposed development. Hundreds of Yavapai County citizens have written letters opposing the rezoning. The Sedona City Council unanimously opposed it, and there is ongoing public outcry. 
This zoning change is in direct opposition to many parts of existing community vision statements, such as the Red Rock/ 89A Corridor/Dry Creek Plan as well as this Comprehensive Plan (“Encourage the protection of riparian areas, watercourses and associated floodplains in new developments”). The new development will encompass a significant stretch of the riparian area of Dry Creek, and will degrade its function as riparian habitat, watercourse and floodplain. Urban runoff from pavement, landscaping (herbicides, pesticides) and associated pollution will flow down Dry Creek into Oak Creek, which are State Protected Waters. 
The above sections of the Yavapai County Comprehensive Plan cover only a portion of the objectives within that Plan that also deserve consideration. 
A number of other planning documents adopted by the County including The Vision Statement for the Red Rock/ 89A corridor/ Dry Creek Area of Yavapai County and Resolution 1156 and also contain elements that support these points.  We urge you to deny the ELS request for rezoning of El Rojo Grande Ranch.
H. SEWAGE/TRAFFIC

1. Keep Sedona Beautiful has described the proposed development as the “worst case scenario.”  The impacts to the view shed in Sedona’s western corridor, the degradation of the natural environment, concerns about the disposal of sewage effluent, traffic congestion in West Sedona, the development’s non-compliance with the Yavapai County Regional Plan, and depletion of the water supply are just some of the concerns that have been expressed.
I. SUSTAINABILITY

1. The original architect of El Rojo Grande Ranch and a host of people familiar with the Red Rock area of Northern Arizona have raised other large-scale questions.  Topics include key features that make the Sedona area alluring: scenery (even ADOT terms it a “Scenic Corridor”); natural fauna and flora in one of Arizona’s rare riparian zones; a variety of issues concerned with sustainability; and even questions of making it a viable area for ELS residents, with little attention paid to food and services. The developer’s inputs that we have seen do not even begin to respond to these real-world issues within Yavapai County.  We hope that the Yavapai County Planning and Zoning Commission will recognize the potential pitfalls associated with ELS visions for the beautiful area of El Rojo Grande Ranch.
J. AFFORDABLE HOUSING
1. One might argue that there is a need for affordable housing in the Sedona area, and it would seem like mobile homes might fit that bill. However, from a good planning perspective, density needs to be located in the hearts of town, not in the hinterlands. All affordable housing needs to be within walking or biking distance of commercial centers, where reliance on automobile use can be minimized. In addition, affordable housing needs to be provided most for working age people who are employed in the community. It does not appear that the current proposal would do this, on top of it being in the wrong location. Introducing additional traffic and the negative visual impact to the entry point of Sedona and “Red Rock Country” is quite hard to believe.  And this is not a solution to low-income housing for local employees; rather it is likely designated for people in age bracket of 55+ years of age.  Individual development proposals cannot be divorced from or considered separate from Regional Planning issues and longstanding community consensus. Even if Sedona Shadows and the Rojo Grande parcel were to be combined and re-envisioned, the resulting inholding would still not be large enough to form a viable self-contained community, and developed densely, would only contribute to sprawl and the erosion of the regional vision.
K. OPTIONS

1. We realize development is coming, but there are other groups looking at this property with different eyes.  They are looking to develop it with a reasoned plan that will add to the wonders of the Verde Valley without destroying it.
There are wonderful ideas afoot for the development of this land.  Instead, we are facing a dense development of trailers and RVs, which will just amount to urban blight.
There are a number of appropriate uses for remote parcels that are not strictly low-density residential, but they all have benefit from a larger regional planning perspective, and they respect the visual corridor at the western gateway to the scenic Red Rocks area. The original ranch development made sense from this perspective, and there may be others that do also, but this current proposal is not one of them. For all the above reasons, I urge you to recommend denial to this request for a zone change.
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