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Tonto Verde

Development Suitability

Prepared for:

Owner:
Tonto At Verde; a limited partnership

Developer:
Rio Verde Services, Inc.

25609 Danny Lane
Rio Verde, Arizona 85255

(602) 471-7247

Prepared by:

Comoyer Hedrick
2425 East Camelback Road

Fourth Floor
Phoenix, Arizona 85016

(602) 381-4848
Contact: Debra Z. Sydenham, AlCP

July 16, 1992
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The following information is provided as a separate document from the Tonto Verde
Development Master Plan narrative. Maricopa County will use this information to
determine the suitability of the proposed Development Master Plan.

1. An evaluation of the development opportunities that the DMP site offers.

Tonto Verde will utilize environmentally sensitive planning techniques similar to
those found in Rio Verde, to emphasize the natural desert environment. The
native Sonoran vegetation, the spectacular vistas, and varying terrain, all combine
to create a unique residential opportunity. Abundant local and regional
recreation areas in very close proximity to the site will interest residents and
visitors alike.

The site allows for expansion of the successful Rio Verde community and
transitioning of land uses. The tr~ge.with the U.S. Forest Service has p.rc;>vided a
consolidation of large vacant land at the benefit of all parties. ! .•

\. .
Some infrastructure does exist within the site related to the two lakes which are
~e.Il1i~Y-iocated·and-two in the upper northwest-portion of the property.
Utilities are in place adjacent to the site and are provided by the Rio Verde
Utility Company, therefore extensions will not be a concern.

2 An evaluation of the constraints that might limit development of the site.

The primary constraint of future development relates to water use and the
proposed 36-holes of golf. All of the effluent ultimately generated will be utilized
to irrigate the golf course. Due to the seasonal nature of the future residential
base, irrigation will be supplemented by the non-potable water available from
wells owned by the developer.

3. An evaluation of the relationship the DMP has with adopted County or munidpalland
we plans, including stated goals and policies.

The project is within the Desert Foothills County Land Use Planning area. The
Desert Foothills Plan was adopted in 1979, with the Technical Guide being
adopted in 1982. These documents were reviewed and a number of goals stated
are consistent with the philosophy of Tonto Verde. The consistent goals are as
follows:

• Encourage development that isa reflection of the heritage, culture, and
environment of the Southwest.

• Promote flexible planning techniques where unique physical characteristics
exist.

• Development should be encouraged to occur in a logical contiguous manner
where public services can be provided in a timely manner.
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• Utilize planned developments to ensure design compatible with natural
conditions such as floodR.1ai!lS, sIQP~fl.-MS:~, soiLconditions, and water
availability. '

• Support efficient use of water within the area.

• Ide!!#.tY"an.Q,J?reserve the main drainage pattern as scenic corridor§ and Qpen--_. . --.--...._,-~-'"~..----- ..-.,.._,~_ ..~.,,;-.--''"-- ._ -., -... _. _.. , ,..,,,:

space are~.
·..·,'··~_····.·.'·.··.·_·c'... ,''.0... -;_:~

4. An evaluation of the impact of the development on the surrounding area.
Environmental, sodo-economic, and regional factors shall be included.

Tonto Verde is designed to blend into the existing Rio Verde community, since in
actuality it is a later phase of Rio Verde development. Tonto Verde will provide
additional residential opportunities for retired and semi-retired individuals in a
pristine desert setting. A variety of housing types and sensitive site planning will
increase the marketability of the project, along with the proven success of Rio
Verde.

The limited amount of average daily trips generated by the future Tonto Verde
population will not adversely impact Forest Drive and Rio Verde Drive.

Employment opportunities will be provided within the commercial area and the
golf course. This will enhance the job market for those residing within Fountain
Hills and especially the Fort McDowell Indian Community which experiences
limited employment opportunities in close proximity.

Tonto Verde will increase the customer base and revenue generated for retail
and personal services offered in Rio Verde, Scottsdale, and Fountain Hills, which
may not be offered within the project.

5. An evaluation ofneed for the DMP in relationship to development trends and popUlation
projections for the area. If an economic feasibility study was completed, it may be
included (but is not required).

Tonto Verde will address a presently unmet housing demand to satisfy the
projected retirement and semi-retirement population increases in Fountain Hills,
Scottsdale, and Mesa through the provision of homes in a pristine desert location,
adjacent to an already successful retirement community.

In addition, the closest municipality, Fountain Hills, which maintains a high
percentage of seasonal and retired residents, increased its population by 262%
from 1980 to 1990.
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6. An evaluation of the relationship of the proposed land uses to Land Use Ratios as
shown in the table on Page 17 of the DMP guidelines. If the commercial and/or
industrial1and use ratios as proposed exceed the ratios on Page 17, a detailed study must
be completed by an individual or company competent in this area, unless waived by the
Department ofPlanning and Development.

Since Tonto Verde is a proposed retirement community, the amount of non­
residential land uses are less than those noted in the Maricopa County Land Use
Ratios table. Specific areas in comparison are as follows:

Land Use Ratios

Recommended Proposed
Land Use Area* Area

Residential
Open Space 20.7 acres 315.2 acres

Commercial 21.7 acres 8.5 acres

Industrial 16.5 acres oacres

Public/QuasiPublic 10.3 acres oacres

* Based upon maximum population projection of 2,074 residents and Maricopa
County land use ratios per 1,000 people.

The amount of Residential Open Space includes area for the golf course,
community center, drainage and open space.

Based upon the target market and associated demographics, the proposed land
use ratios are appropriate and will contribute to the ultimate success of Tonto
Verde.

Market Analysis: Commercial

Table 6 compares the proposed commercial land use request to the suggested standards
for commercial development formulated by Maricopa County. The total allowed figure
is the resulting sum of all commercial types.
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Total Allowed - 12.9 ac
Total Proposed - 8.5 ac

* Trade area population is based on approved plans for Rio Verde and
Verde River, and projections for Tonto Verde.

Table 6
Commercial Development
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Trade Area
Population
(2 mi.)
*5,583

Convenience
5.6 ac

Allowed

0.0 ac
Proposed

1J'pe of Center

Neiehborhood
4.5 ac

Allowed

8.5 ac
Proposed

Community
2.8 ac

Allowed

0.0 ac
Proposed


