





6.3.1

6.3.2

also be considered for redevelopment1 and the existing uses replaced with new
development which reflects the goals of the community and contributes to the
overall quality of life in the area. The overall widening program for 44th Street

-should begin as soon as possible after the Specific Plan is adopted because of

the existing congestion problems. Detailed engineering plans should be _
prepared as soon as possible to inform affected landowners and residents in the
Corridor as to how this widening will be accomplished.

The remainder of this section describes possible alignments for the
recommended widenings of 44th Street and other streets in the Corridor. The
discussion is by subarea. Two general redevelopment opportunities are
discussed and illustrated as possible solutions to the land use and the roadway
widening problems.

McDonald Road.to Camelback Road ... . ... - ..

No roadway improvements are recommended between McDonald Road and
Camelback Road. This areais predominantly characterized by single family
residences and very stable neighborhoods. From Colter Street to Camelback
Road office and retail commercial uses are located on both sides of 44th Street.
The right-of-way for 44th Street in this subarea ranges from 80 to 90 feet, with
the existing roadway including four travel lanes and a continuous left turn lane
which is modified slightly to accommodate raised or painted traffic islands north
of Colter Street and just north of the intersection of Camelback Road and 44th
Street. A frontage road between Colter Street and Stanford Drive serves twelve
residential units. This frontage road eliminates the potential for conflict between
the vehicles using the southbound lanes of 44th Street and those entering or
leaving the residential driveways. Residential units adjacent to the northbound
lanes have access to their driveways by way of side streets thereby avoiding the
potential conflicts with vehicles on 44th Street.

Camelback Road to Indian School Road

The existing roadway contains two southerly lanes and three lanes in the
northerly direction, with a continuous left turn lane. The Specific Plan.
recommends that a sixth lane and a landscaped median be added to increase
the roadway capacity. The typical right-of-way is 80 feet. Adding a sixth lane
and a landscaped median would require an additional 30 feet of right-of-way.

This widening may require the removal of several residential units and business
establishments on the east side of 44th Street. Between Camelback Road and
the Arizona Canal seven residential units, five of which have direct access to the
northbound lanes of 44th Street, could be acquired to accommodate the '
additional right-of-way. Widening the roadway at the intersection of Camelback
Road and 44th Street may also have an impact on the access lane to the bank
drive-up teller window and the small office building at the corner of Lafayette
Boulevard and 44th Street. Eliminating the buildings on these sites and

Note: In the Specific Plan the word ‘redevelopment" refers only to the reuse or
changing of use of a particular site or parcel. The use of the powers of the City's
redevelopment agency is not recommended by this Plan.
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increasing the roadway right-of-way may result in the creation of several irregular
remnant parcels. These remnant parcels could be converted to landscape
buffers or other uses which would serve to buffer the residential neighborhood
east of 44th Street from traffic impacts. In this case, because of the diagonal
pattern of the streets connecting with 44th Street and the single family character
of the existing neighborhood, the remnant parcels could form a landscaped
edge between the street and the residential area beyond. In this way, the buffer
would also contribute to the enhancement of the visual quality of this section of
Corridor. This type of opportunity is described and illustrated in Section 6.4.
Figure 6.1 illustrates the typical sfreet pattern where the streets intersect with
44th Street on a diagonal.

The existing bridge over the Arizona Canal may require widening to
accommodate the additional traffic lanes and to provide a safe pedestrian
crossing. South of the Arizona Canal, twenty-three residential units on-the east
side of 44th Street may be affected by the widening of the roadway and the
construction of alandscaped median. In addition, three commercial parcels
near the intersection of Indian School Road and 44th Street may also require
property line adjustments to accommodate the recommended widening. Most
of the residential units have driveway access from the side streets that are
perpendicular to 44th Street. Removal of residential units may create remnant
parcels of approximately 70 to 90 feet in depth. The redevelopment

~opportunities in this area could include the creation of a landscaped buffer area

between the roadway and the single family residential neighborhoods.  Figure
6.2 illustrates the existing street pattern for a portion of this area. If
redevelopment occurs along segments of the Corridor where widening of the
right-of-way is not necessary, the City should encourage the redevelopment to
include individual single family residential units that otherwise would be isolated.

If public funding is not available, small clusters of multi-family uses could be
developed as a visual and a sound attenuation buffer between 44th Street and
the remaining single-family residential units. Multi-family developments already
exist or will be constructed south of the Arizona Canal. Additional multi-family
developments would be compatible with the mix of uses in this area.
Approximately five acres of land would be required to achieve a feasible
redevelopment site. Where possible, access to new multi-family developments
should be provided on side streets rather than directly from 44th Street. This
may be very difficult to achieve in this area. Any redevelopment within the
Central Arcadia Special District must comply with the districts regulations and
policies.

Indian School Road to Thomas Road

This area has more constraints affecting a potential road widening than the
previous two subareas. The land uses along 44th Street between Indian School
Road and Thomas Road contain a greater proportion of retail and office uses.
The mix of uses and the relative newness of many of the structures in the
subarea make a street widening program more difficult to implement. The
existing roadway section is similar in lane capacity to the section north of Indian
School Road. The typical right-of-way area varies from 80 to 90 feet. A right-of-
way of 110 feet would be required to add a sixth lane and a landscaped median
strip as recommended in the Specific Plan. Unfortunately, the need for the
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Figure 6.2 Typical Condition for Streets Perpendicular to 44th Street



6.3.4

eventual widening of 44th Street was not anticipated and was not included in the
development standards when new office and retail projects were approved
along 44th Street. The setbacks between the building face and the existing street
do not appear to be sufficient to accommodate the expansion of the right-of-
way. Similarly, the Ingleside Christian Church at Indianola Drive and 44th Street
may be a constraint to the right-of-way expansion.

The segment of the street between Indian School Road and Clarendon Street
appears to be the most difficult to expand. Single family homes are located
adjacent to 44th Street. Five of the eleven dwelling units adjacent to the east
side of the street have direct driveway access onto 44th Street. Similarly, ten
dwelling units on the west side of the street have direct access to 44th Street.
Several multi-family developments are also on the west side of 44th street. Both
sides of the street could be redeveloped as landscaped buffers if the residential
land was acquired. .. . . : . _

New office and retail developments, with a limited setback are located on the
east side of the street between Osborn Road and Cheery Lynn Road, and
between Earll Drive and Thomas Road. Widening of the right-of-way in these
areas may require the elimination of some fairly expensive and relatively new
office buildings, some of which have never been occupied. The west side of the
street south of Osborn Road is occupied primarily by single family dwellings
which could be taken as part of the road widening in a fashion similar to the
program for the segments of the Corridor north of Indian School Road. Neither
side of the street exhibits a simple solution to the problem of widening the
roadway through a densely developed area. However, it is possible that some

“widening could occur on both sides of the street in some situations. This

condition may cause the alignment of 44th Street to meander in certain
segments. A detailed engineering alignment analysis is necessary to identify a
specific solution.

Redevelopment of the parcels along this portion of 44th Street could be
accomplished by the creation of a landscaped edge, or clusters of multi-family
development, as a visual and noise buffer between the activity on the street and
the residential neighborhoods on either side. Using the remnant parcels as a
landscaped buffer and the development of a higher density use may be more
appropriate due to the estimated cost for acquiring the land and buildings along
this segment of the street. Up to five acres may be needed to develop a feasible
multi-family project.

Thomas Road to Washington Street

There is a greater mix of land uses south of Thomas Road. The Specific Plan
recommends that 44th Street be widened from six lanes to eight lanes, including
a landscaped median in this area. The redevelopment of the Thomas Mall site
includes widening of the roadway section on the east side of the street between
Thomas Road and Oak Street. This condition fixes the standards for
development at the Thomas Road intersection and requires the right-of-way
expansion on the north side of the intersection to match the expansion on the
south side. The southwest quadrant of the intersection of Thomas Road and
44th Street has been extensively developed leaving limited opportunities for
right-of-way expansion.

-B5 -




6.3.5

At Oak Street and 44th Street, a reverse condition exists. A recently built office
building is situated on the southeast quadrant of that intersection with virtually no
setback. The southwest quadrant is proposed for redevelopment as a mix of

. multi-family and retail uses. Expansion of the roadway right-of-way could be

negotiated as part of the conditions of approval for redevelopment of that site.
However, shifting the right-of-way expansion to the west side of the street would
require adjusting the alignment to the west at approximately Wilshire Drive. This
adjusted alignment may eliminate four single family residential units on the west
side of 44th. Street north of Oak Street. None of these units has driveway access
onto 44th Street. A landscaped buffer could be used to compliment the
landscaped edge of the Camelhead project on the Thomas Mall site and thereby
create a gateway image as an amenity for the Corridor. However, landscaping
alone does not produce a satisfactory noise mitigation condition. Some form of
sound attenuation structure, such as a solid wall, may be necessary.

Between Oak Street and the Papago Freeway, the proposed alignment remains
on the west side of 44th Street. Four single family residential units may be
affected between Oak Street and McDowell Road. The church site on'the
southwest corner of Palm Lane and 44th Street may be proposed for
redevelopment and negotiation of the reuse of that site should include provision
for the required widening. Commercial sites will also be affected in this area.
The typical right-of-way is 100 feet with the recommended expansion including a
landscaped median to extend it to 132 feet.

The roadway expansion could be on the west side of 44th Street from the
Papago Freeway to Gateway Boulevard. The proposed Oasis mixed use project
is located in this area. The recommended widening should be a condition of
approval when development of this area is considered. South of Gateway
Boulevard, the right-of-way expansion could shift back to the east side of 44th
Street to avoid existing development at the Gateway project and the area
between Van Buren Street and Washington Street. This area is to be
redeveloped through large scale planned projects. Improvements to the
roadway should be conditions of approval.

Other Major Streets

Several special projects are either scheduled or proposed for streets other than
44th Street in the Corridor. Thomas Road is scheduled for widening to six lanes
from 44th Street east to 48th Street as part of the redevelopment of the Thomas
Mall site. McDowell Road is to be widened to six lanes from 40th Street to 48th
Street as part of the city's Capital Improvement Plan.

Indian School Road is recommended for expansion to six lanes in the Specific
Plan. This expansion could occur on the north side of the street. The existing
right-of-way ranges from 80 feet to 90 feet and the recommended expansion
would create a right-of-way of 110 feet. Several structures containing office and
retail uses may be affected by this expansion west of 44th Street .
Redevelopment of this area could occur by replacing the existing uses with
similar types of uses. East of 44th Street the existing office and retail
development could be replaced by similar uses either on a parcel by parcel
basis or by an assemblage. Regardless of the implementation mechanism, the
development standard for providing the expanded right-of-way should remain
fixed.
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Another special project area in the Corridor involves the expansion of 40th Street
to six lanes from McDowell Road to Washington Street. This would expand the
planned five lane improvement by the City and increase the right-of-way to 110
feet. :

LAND USE IMPLICATIONS

Three generalized conditions exist along 44th Street that were described in the

Special Projects section above. These conditions include:

o residential and commercial uses situated on parcels adjacent to 44th Street
with direct driveway access to 44th Street;

O residential and commercial uses situated.on parcels-adjacent to 44th Street
with driveway access to side-streets that are perpendicular to 44th Street;
and .

‘0 residential and commercial uses situated on parcels adjacent to 44th Street

with driveway access to streets intersecting 44th Street on a diagonal.

Three general redevelopment opportunities exist which could be implemented
by either the public or private sector, or as a partnership of both. For those
segments of the Corridor where the predominate areawide use is single family
detached dwelling units and where the driveways have direct access to 44th
Street (e.g. between Campbell Road and Indian School Road) on either side of
the street, the expansion of the right-of-way would require approximately 30 feet
of additional space from the edge of the existing pavement to the new boundary
Remnant parcels of approximately 70 to 90 feet are created by expanding the
right-of-way into the parcels adjacent to 44th Street. In this segment of the
Corridor and in other segments with similar characteristics, these remnant
parcels are too narrow to be redeveloped for multi-family or commercial uses.
They may be appropriate for reuse as a landscaped buffer between 44th Street
and the residential neighborhoods. Sound attenuation walls could be added to
mitigate the noise impacts resulting from the increase traffic flows. Figures 6.3
and 6.4 illustrate how a landscape buffer could be created from the remnant
parcels left over after the right-of-way expansion. As an alternative, the parcels
on the west side of the street may be considered for multi-family development if
a reasonable development site could be assembled.

By utilizing additional parcels, in addition to the remnant parcels adjacent to 44th
Street, larger parcels can be created that provide multi-family redevelopment
opportunities with limited access to either 44th Street or the side streets
intersecting 44th Street. To achieve this type of redevelopment, a minimum
assemblage of approximately five acres would be necessary. This may not be
feasible in most places along the Corridor.

Similar redevelopment opportunities can be realized for those parcels that are
adjacent to 44th Street but where the side streets intersect 44th Street on a
diagonal. This condition exists between Camelback Road and the Arizona
Canal. The predominate use characteristic in this area is single family residential
with office and retail uses clustered around the intersection of Camelback Road
and 44th Street. Redevelopment of the remnant parcels could take the form of
a landscaped buffer, possibly working in concert with similar landscaped areas
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Figure 6.3 Landscape Buffer for Streets Diagonal to 44th Street
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Figure 6.4 Landscape Buffer for Streets Perpendicular to 44th Street



along the edges of the Arizona Canal, to establish a gateway at this end of the
Corridor. These land use solutions can also be applied to the areas along either
side of 44th Street where the expansion of the right-of-way causes the

- elimination of residential dwellings or other uses. These guidelines also may be
applied to the parcels adjacent to the street where right-of-way expansion is not
necessary, but where the residential property owners desire relief from the
impacts resulting from increased traffic and the hazardous conditions due to
driveway access onto 44th Street.
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7.2

7.3.

7.3.1

~process and the guidelines established in t

DESIGN REVIEW GUIDELINES

INTRODUCTION

Development within the Corridor shall comﬁly with the City's development review
is section through the subsequent

adoption of these design guidelines by ordinance. The design review guidelines

contained herein shall be an extension of the City's development review process.

HIERARCHY OF GUIDELINES

The design review guidelines are organized in the same hierarcréy as the City's
gelsign review guidelines. - The operation.of thedifferent standar sis'explained
elow.

Requirements. When adcy:ted by ordinance, the design standards listed as
requirements and denoted by (Rglshall be demonstrated by a site plan seeking
approval through the design review process. If an applicant is unable to meet a
requirement, relief must be sought from the Zoning Ordinance (through a
variance procedure) before the site plan may be processed further.

Presumptions. The design standards listed as presumptions and denoted by
(P) are not required to be incorporated into a site plan submitted for design
review. However, when adopted by ordinance, a site plan is incomplete if it does
not demonstrate that the presumptions have been in some way incorporated. If

- a presumption cannot be successfully incorporated into a project, the applicant

shall provide a way to overcome the presumption. In the event that a
presumption cannot be overcome, the applicant must file an appeal with the
Design Review Appeals Board.

Considerations. The design standards listed as considerations and denoted by
(C) are issues and concepts that an applicant should consider in preparing a site
plan. The omission of a consideration is not grounds for rejecting a site plan,
but their inclusion may assist in overcoming presumptions and in gaining
acceptance for a plan. '

DESIGN GUIDELINES

The objective of these guidelines is to establish a framework and a basic
working knowledge of the elements to achieve an overall unified organization of
systems and forms that are both functional and attractive. Guidelines which
describe setback distances from right-of-way lines refer to the ultimate right-of-
way alignments established by the widening of 44th Street as part of the Specific
Plan's recommended transportation system improvements.

Streetscape
The following streetscape guidelines are intended to establish a framework to
integrate a central theme for all the various components in the Corridor.

Streetscape treatments are intended to enhance the relationship of the
pedestrian to building masses, the aesthetics of the public right-of-way, the
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driving experience along the roadway, and the environment in general. To
incorporate the streetscape treatment, landscaped setbacks along the major
streets within the Corridor are recommended. Development impact fees or
community facilities districts could be used to implement the enhanced
character and image of the Corridor in accordance with the guidelines in this
section. :

- General streetscape guidelines which apply to the entire Corridor are described
first. They are followed by guidelines for specific subareas.

0

Existing overhead utility lines adjacent to or crossing 44th Street shall be
buried underground as part of any new development or redevelopment
project vzh)ere feasible. The expense shall be borne by the developer of the
project. (R

New outdoor advertiéihg Struc{ufes ére prOhibitéd within the Corridor in any
new development or redevelopment project. (R)

Every reasonable effort should be made to eliminate existing outdoor

advertising from the 44th Street frontage. (C)

Entries to buildings and parking areas from all streets should be landscaped
and indicated by signage which compliments the overall design concept for
the street. (C)

7.3.1.1 44th Street - Colter Street to Osborn Road

(@)

Redevelopment at or near the area of the date palm grove at 44th Street
south of the Arizona Canal should include landscaped areas that reflect or
compliment the presence and character established by the date palms. ©)

0 The use of date palms is encouraged on sites adjacent to the date paim

0

grove to strengthen the identity of the area. (C)

A 10 foot minimum landscaped setback from the right-of-way line shall be
included in all new development projects along 44th Street between
Camelback and Osborn Road. (R)

7.3.1.2 44th Street - Osborn Road to McDowell Road

0

A 10 foot minimum landscaped setback shall be included in all development
or redevelopment projects along 44th Street between Osborn Road and
McDowell Road. (R)

7.3.1.3 44th Street - McDowell Road to Sky Harbor Boulevard

0

o

A 10 foot minimum landscaped setback shall be included in all new
development projects along 44th Street between McDowell Road and the
Southern Pacific railroad bridge. (R)

The date palm street tree theme that exists in the Gateway development

near Van Buren and 44th streets, and in the median strip of 44th Street
south of McDowell Road, should be considered as the landscape theme for
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the remainder of this subarea. All new development projects should
incorporate this theme. (C)

o The date palm street tree theme should be embellished with other apgroved
plant materials. Landscaping should be accomplished with low shrubs,
ground covers, turf and or crushed aggregate. Smaller canopy trees should
be provided for additional shade at the pedestrian level. Spacing of date
palms should not exceed twenty (20) feet in parking areas, street setbacks,
and entries. (P) '

7.3.1.4 Other Major Streets (Van Buren Street, Washington Street, Thomas Road,
McDowell Road, Indian School Road, and Camelback Road)

o A 10 foot minimum landscaped setback line shall be created along these
major streets for the installation of plant materials consistent within the- -
Corridor theme. (R)

7.3.2 Landscape

The landscape guideli'nes apply generally to the entire Corridor including the
landscape of private developments. It is anticipated that private developments
will refine and embellish these guidelines, responding to their particular location.

0 All proposed development or redevelopment projects in the Corridor shall
include a landscape plan as a stipulation of approval. (R)

0 Allnew development projects proposed in the Corridor shall provide
pedestrian scale planting of smaller canopy trees, shrubs, and flowering
ground cover to define focal points such as entries, road crossings, and
public spaces. (R) ,

o Plant materials in plazas and along major pedestrian corridors should be
used to define and create spatial enclosure, to allow for shade opportunities,
and to create pleasant micro-climates. (C)

0 Landscaping should be used to direct and frame views to Camelback
Mountain and the Papago Buttes, and it should interrelate with the
landscaping of buildings on adjacent sites. (C)

7.3.3 Pedestrian and Bicycle Circulation
0 New development projects shall be reﬂt:ired to provide open space
easements or setbacks for the City's bikeway system. Bike path
configurations should reflect the recommended width and location
standards established by national cycling standards. (R)

7.3.4 Special Features ,
0 Water features, such as fountains and cascading pools, are encouraged in

small quantities within prominent activity centers in the Corridor. Water
consumption should be kept to a minimum in these features. (P)
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7.3.5 Canal Edges

o  Public oriented uses which lie adjacent to the canals should be open toward
them and should expand upon the use of water as a design feature. (C)

© Any modification to the Arizona Canal adjacent to the Central Arcadia
Neighborhood Special Planning District shall comply with their plan. (R)

7.3.6 Freeway Buffer
Where residential developments occur adjacent to freeways, consideration
should be given to additional landscape buffers and/or sound attenuation
techniques. (C)

Sound attenuations measures, such as solid walls, for existing residential areas -
should be pursued by the City. (C)

7.3.7 Testing for Archaeological Resources
Developers in archaeological sensitive areas should test for the presence of

archaeological resources prior to ground disturbing activity and should
undertake a recovery program. (C) (See Appendix D for additional information).
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8.1.

8.2.

IMPLEMENTATION STRATEGIES

INTRODUCTION

This section provides an evaluation of the strategies that might be considered for
implementation of the improvements recommended in the Corridor. Three
funding options, redevelopment area tax increment financing, community
facilities district, and fiscal impact fees are reviewed and their applicability
assessed. A fourth funding option, use of public funds, is assumed and not
discussed in detail. This section identifies how the Specific Plan might be
implemented and who should be responsible for the implementation actions. In
addition, action programs are identified for the City to undertake in order to fulfil
the Specific Plan.

IMPLEMENTATION RESPONSIBILITIES

The recommended improvements to the transportation system represent the
most significant cost in the Specific Plan. As discussed in Section 6, some of the
recommended improvements will be the responsibility of the private sector
through stipulations of development approval and therefore public funding is not
required. However, the recommended street widening projects where no new
development is proposed should also be funded. The primary goals for the
widening of 44th Street are to buffer the existing neighborhoods, to increase
traffic capacity, and to create areas for landscaping. The widening of 44th Street
from Camelback Road to McDowell Road should provide a landscaped parkway
as a buffer for the surrounding neighborhoods from the air and noise poliution
associated with increased traffic on 44th Street. The widening of 44th Street
from McDowell Road to Washington Street will increase the capacity of 44th
Street to carry both regional and local traffic, with a minimum of congestion and
of other traffic related impacts on surrounding neighborhoods. As described in
Section 6 under Special Projects, possible implementation strategies for creating
the neighborhood buffers include the following.

0 The removal and, where possible, the relocation of single family residential
dwellings that face or side on 44th Street. These parcels would be
redeveloped, where possible, as publicly maintained landscaped parkway
buffer areas. Pedestrian and bicycle paths would be included as part of the
landscape program.

o0 The creation and the maintenance of a landscaped median, where possible,
in the middle of 44th Street.

0 The installation and the maintenance of more extensive landscaping along
44th Street. Itis conceivable that the recommended widening of 44th Street
may eliminate the opportunity to use single parcels along 44th Street as
buffer areas. In this case, several lots beyond those adjacent to 44th Street
may be assembled for redevelopment as a public facility, such as a park.

If the widening of 44th Street is not sufficient to create a landscaped parkway
buffer, or if funding sources are not available for the widening, private
redevelopment options may be considered to buffer the neighborhoods. Such
an option may include a low-density multi-family project. Access to 44th Street
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would be limited where feasible. Side street access may be preferred over
access directly onto 44th Street. Landscaped buffer areas would be established
at the rear of these office redevelopment projects that are adjacent to residential
neighborhoods. f

The recommended transportation system improvements are intended to mitigate
a majority of the impacts resulting from the increases in peak hour traffic

~generated primarily by the increased commercial development proposed in the

Corridor. Regional growth in the Phoenix metropolitan area outside the
Corridor also contributes to the projected traffic impacts and the regional
responsibility should not be overlooked. The primary beneficiary of the
recommended transportation system improvements in the Corridor will be the
approved and proposed new commercial development projects, particularly the
office projects, which generate the greatest peak hour traffic. A secondary
beneficiary is the regional population as a whole due to increased mobility. . - -
throughout the regional transportation system.

The existing and projected population in the Corridor and in the neighborhoods
immediately adjacent to the Corridor will not necessarily benefit from the
transportation system improvements nor will the Corridor's existing commercial
development. Residential neighborhoods will be affected by the projected
increase in local traffic and the associated increase in noise and air pollution.
However, in addition to adding to the road's capacity, the widening of 44th Street
should be designed to mitigate these impacts and buffer neighborhoods.

The success achieved by the new commercial development projects, facilitated
by the improvements to the roadway system, may come in part at the expense
of the smaller and older existing commercial development projects in the
Corridor. Therefore, the brunt of the costs of the roadway system improvements
should be borne by the new development projects. Because of the regional
benefits derived by the improvements, the City should be responsible for a
portion of the costs. The City should also consider a way to apply the City's cost
of improvements on a uniform basis.

Three funding options appear to merit consideration as part of this Specific Plan.
Two of the three exhibit certain implementation difficulties described below.

Redevelopment Area Tax Increments

Redevelopment area tax increment financing is a fairly common funding
technique, particularly used by municipalities with an active redevelopment
agency and identified redevelopment areas. This technique is frequently used to
finance public infrastructure improvement. If the Corridor were designated as a
redevelopment area, the City could engage in land assembly, site preparation,
public infrastructure improvements and its financing through tax increment
bonds. However traditional redevelopment activity has been limited in Phoenix.

Tax increment financing involves freezing revenues to other taxing districts, such
as school districts, based on present assessments. The City can then capture
the additional revenue accruing from new development projects in the district.
Bonds are sold against the future property tax increases, or “increments,” in the
district and the revenue from these bonds can then be used to finance the
improvements. The usual use of the proceeds of these bonds is to remove
blight and to construct improvements to the public infrastructure which in turn
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stimulates new development in the district. The bonds are eventually retired by
using the additional property taxes that are generated by the new development
projects. This implementation technique takes advantage of the increase in
property taxes generated by specific improvements in a blighted area.

The Arizona Revised Statutes (Title 36 Public Heath and Safety, Chapter 12,

- Article 3 and Article 4) are clear in stipulating that the powers and tax advantages

assigned to the redevelopment process are intended for the clearance of slums.
Qualifying the Corridor as a redevelopment area would be a difficult task and
would require a careful and very liberal interpretation of the law. Taxing
jurisdictions, such as school districts, which lose revenues when redevelopment
laws are abused, are increasing their challenge to redevelopment agencies in
the courts. For these reasons. the use of redevelopment area tax increment

financing _is not recommended as a realistic implementation strateqy for the

construction of the r rements to-the.-roadway svstem.:

Community Facilities District

Community facilities districts are a fairly traditional form of assessment district. A
community facilities district can be used by the City and the property owners in a
district to implement a variety of infrastructure improvements. As with the
redevelopment area option discussed above, bonds are sold in order to
generate funds for the construction of infrastructure improvements. The
property owners included in the community facilities district are then assessed
an annual amount which is used to retire the bonds over a specific period of
time. In order to provide security for the bond holders, a lien is placed against
each parcel of property in the district. These liens are then removed when the
bonds are retired. In the Corridor, the district could be limited to the property

- owners adjacent to the streets being improved, or it could include all property

owners in the Corridor, or just the property owners south of McDowell Road.

A community facilities district is a simple enough concept in general. However,
two very important conditions must be satisfied for it to become reality. First of
all, the property owners, which are the district voters, must determine that the
overall benefits received or perceived outweigh the costs to them as individuals.
Secondly, the assessment assigned to each property owner must be fair and
equitable when compared to all the other beneficiaries. Because of the
potential to involve a very large number of property owners, it will be difficult for a
majc()jrity of the property owners in the Corridor to reach consensus on these two
conditions.

The difficulty in achieving a consensus will be due primarily to three significant
characteristics. First, as was stated above, most of the residential property
owners in the Corridor might not receive significant benefits from the roadway
improvements and would probably vote against any assessment if included.
The strategy would be to identify an assessment area where the voting
participants in the designated district benefit the most.

Secondly, the owners of already built commercial developments could view the
street widening projects as facilitating additional and possibility stronger
competition. The owners of these existing developments, unless they are also
proposing additional development, have little or no incentive to pay for
improvements, and will most likely vote against the formation of a community
facilities district.
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Finally, the problem of the timing of benefits versus the costs exists in the form of
the real or perceived equity among owners of vacant or potentially
redevelopable commercial property. When the bonds used to finance the
improvements are sold, the property owners are assessed, regardless of when
their property is developed. For example, if a residential neighborhood was
subject to assemblage in anticipation of future commercial development and that
neighborhood were included in the community facilities district, the prope
owners would be assessed immediately after the bonds were sold but would not
derive any benefit until the residential property was sold. Since the real estate
market is limited in size at any point in time, the owners and developers of
roperty that is able to develop in the near future (generally, sites with the best
ocations and the strongest financial backing) will benefit most from the new
infrastructure improvements. The owners and developers of the less strategic

properties will be forced to carry. their properties. at higher holding costs because -

of the new assessments, and could face difficulties in maintaining ownership
until such time as they can develop.

In addition to the above, the City has a policy that establishes the development
of residential projects as a priority for the formation of community facilities
districts. The recommended road widening projects extend throughout the
Corridor but mainly serve the commercial project areas rather than the

residential neighborhoods. For the reasons stated above a community facilities
district may not be an appropriate funding mechanisms for the major street
improvements included in the Specific Plan. The community facilities district

could be used to finance the construction of specific local improvements which
benefit a limited number of properties in a similar manner.

Development Fees

The City has the ability to levy fees against new development projects to finance

a proportionate share of the improvements to or the expansion of the :

infrastructure required to serve it. This implementation technique has a greater

goltential than the other two discussed above for several reasons as indicated
elow.

o The road widening projects are primarily intended to facilitate new
development as well as to mitigate the traffic related impacts caused by the
increased development. Development fees place the cost burden more
directly on the primary beneficiaries.

o The fees are structured to assign the highest fees to the projects which
generate the greatest impacts.

o0 The fees are levied at the time the City issues building permits, thereby
placing the burden on those projects which directly benefit from the
improvements. In contrast to a community facilities district, the timing of
benefits versus costs is much less of an issue.

The use of development impact fees means there is not going to be an exact
match between the cost of the improvements and the amount of revenue
collected, or between the timing of construction and the collection of revenues.
The City is responsible for ensuring a stable cash flow. Since a portion of the
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8.4

‘planned improvements will have community-wide benefit, it is reasonable that

the City bear some portion of the costs through traditional financing methods.

The Corridor has the potential to add approximately 13.7 million square feet of
development. This total includes 11.4 million square feet of office space, 2.3
million square feet of retail space, 4,775 hotel units and 3,732 residential units.
However, the overall market characteristics in the Phoenix area, it is unlikely that
during the next twenty-five years more than 10.3 million square feet, or 75
percent of the capacity planned, will be built.

The methodology of the Phoenix Development Fee Program allocates the costs
for the required capital facilities in a planning area to equivalent dwelling units
(EDUs). EDUs are based on the impact a particular use has on a capital facility
category, such as major streets. In the major streets category, EDUs are
determined by traffic generation. The following EDUs.-apply: -

Office = 1.4 EDUs/1,000 square feet of space
Retail = 7.5 EDUs/1,000* square feet of space
Hotel = 1.03 EDUs/room

Residential =

1.00 EDUs/dwelling unit

* This is an average. Some retail uses (e.g. shopping centers) will have lower
rates; others (e.g. restaurants) will have higher rates.

RECOMMENDED FUNDING STRATEGIES

A combination of implementation strategies is recommended. The City should
establish community facilities districts for limited areas, for example the two core

- areas, where specific improvement schedules can be identified and direct

benefits assigned. The financing of improvements in these limited areas could
then be subject to the normal bond financing process.

A second part of the funding strategy should involve impact fees assigned to
new development including already approved but unbuilt projects. The final
component of the funding strategy should be public funds since citywide
benefits are to be realized through contribution by Corridor development to the
expansion of the City's economic base and through improvement in the overall
traffic conditions in the City. ' '

RECOMMENDED ACTION PROGRAMS

Recommendations for additional planning include the following supplementary
studies.

0 An engineering analysis to determine the right-of-way requirement and the
detailed alignment for the widening of 44th Street from Camelback Road to
Washington Street, including estimates of the cost of property acquisition
and construction, and the feasibility and location of pedestrian bridges. The
analysis should also consider bus pullouts and queue jumpers, transit right-
of-way reservation, commuter bicycle facilities and turn lanes.

-81-




Urban design guidelines should be developed for the improvements
required for the widening of 44th Street as identified by the engineering
analysis. These guidelines would identify, on a parcel by parcel basis, the
required improvements necessary to carry out the intent of the Specific Plan.
Sites which have potential for redevelopment as multi-family residential uses
should be identified.

A historic resources testing study should be undertaken by the City.

A landscape master plan should be developed. It should include guidelines
for medians, buffers or landscaped areas throughout the Corridor and
address the following items:

- A separate vehicular and pedestrian movement along 44th Street and
along other major streets .should be. provided... - :

- Alandscaped setback along 44th Street and McDonald Road should be
provided, where possible.

- Where an existing frontage road exists along 44th Street, the island
separating the frontage road from 44th Street should be enlarged by the
City to a width of fifteen feet by reducing the width of the frontage road.

- Plant material selected for the area north of Camelback Road should be
consistent with appropriate desert plant material. Landscaping along
44th Street between Colter Street and McDonald Road should take on a
natural or informal character respecting the natural desert context of the
area.

- Alandscaped setback from the right-of-way line should be included in all
new development projects along 44th Street between Camelback and
Osborn Road.

- A date palm/street tree theme along 44th Street should be extended
' from Osborn Street south to McDowell Road. The date palm street tree
theme should be embellished with approved plant materials.
Landscaping should be with low shrubs, ground covers, turf, and/or
crushed aggregate ground covers. Small canopy trees should be
provided for additional shade at the pedestrian level.

- The street furniture along the length of 44th Street should be developed
to contribute to a common theme. Bus stops, traffic lights, street lights,
street signs, trash receptacles and bollards at major intersections
should be consistent with the image of 44th Street.

A strategy for the long-term maintenance of the recommended landscaped
buffers and medians should be developed.

Based on city park space standards, 174 acres of park and open space wiill
be needed by the year 2015 based on the land use program for the
Corridor. The Specific Plan recommends areas for improved open
space/park and public oriented uses. The City should pursue the feasibility
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of acquisition and improvement of these properties. Refer to Figure 5.2 for
the location of potential sites.

The open spaces and facilities associated with schools and churches can
contribute to meeting open space needs for the community. Where
possible, the City should facilitate the arrangements to allow general public
use of these facilities.

- A landscaped pedestrian and bicycle promenade should be developed'
along the banks of the Arizona, Grand and Crosscut canals as a portion of
the proposed regional canal/open space network.

A pedestrian path adjacent to 44th Street and other major streets should be
developed as part of an urban trail system for the core areas of the Corridor.
Cores in-the Corridor should be.connected.to other cores in the City through-
this trail system.

Neighborhood pedestrian and bicycle trails are intended to serve as
linkages between neighborhoods and activity centers within the Corridor.
These routes should be located and developed along collector and
residential streets and should include bicycle lanes on both sides of the
street. Bike path configurations should reflect the recommended standards
(width and location) established by national cycling standards.

A sidewalk improvement program addressing conditions where sidewalks
are absent or where curbs prevent the use of the sidewalk by handicapped
individuals should be implemented by the City.

A coordinated, unified informational and directional signage system shall be
developed by the City to mark the pedestrian/bicycle circulation system
throughout the Corridor.

A major gateway statement should be designed and built in the area from
the railroad bridge to the Grand Canal at the south end of 44th Street. It
should include improvements to the railroad bridge, a public plaza with .
landscape/hardscape features, and improvements to the canal edges.

A recreation activity area should be developed to celebrate the linear
recreational opportunities of the canal and the historical date palm groves
adjacent to the area north of Campbell Street on 44th Street at the Arizona
Canal crossing. This feature could include public parking, ramadas, canal
bank enhancement and open space improvements.

A grade separated underpass or overpass or a signalized crosswalk for
pedestrian crossing of 44th Street should be evaluated and implemented to
avoid further pedestrian/vehicle conflict at the Arizona Canal.

Bus stops should be located at all canal crossings along 44t'h Street. The

City should consider locating public art at these canal crossing and bus
stops.
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0 An entry statement should be designed and located at the northern end of
the Corridor. It should be designed as a visible landmark and located in the
large median where 44th Street turns east. Public art or specimen plant
materials could be placed in the median to reflect the image of the Corridor.
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9.1.

9.2.
9.2.1

SPECIFIC PLAN ADMINISTRATION

INTRODUCTION

This section establishes responsibility for administering the Specific Plan. A
comprehensive and long term commitment by both the public and private
sectors will be required to achieve Plan recommendations. The major
responsibility for implementation rests with the City through the development
approval process and the financing and construction of capital improvements.
Various City departments must consider Plan recommendations in their
decisions and operations. ' '

The realization of the Specific Plan will also depend on the private sector.
Contributions by developers to.supplement.public.funds.wil.be.necessary to:
finance needed capital improvements. The commitment of developers to
incorporate the guidelines of the Specific Plan into new developments will be
essential if a unique and cohesive image is to be created.

The major procedures that will be used by the City to implement the Specific
Plan are the development review process, Capital Improvement Program, and
the establishment of development fees as a financing mechanism for the
Corridor.

CITY PROCEDURES

Zoning Review

Zoning is one of the major tools of the City to implement the goals and policies
of the General Plan and specific plans. Zoning is used to regulate the location,
type, intensity and development standards of land use.

In the review of a zoning application, the City will determine whether the

- proposed project conforms to the General Plan and the Specific Plan.

Applications will be evaluated pursuant to the General Plan Amendment
Procedure to determine whether Plan amendments will be required. As part of
the approval of a zoning application, the City Council may attach special
stipulations to ensure conformance with the adopted plans. These may include
one or more of the following.

0 Use, intensity or other development stipulations:

A zone change may allow only specific uses or certain intensities or building
heights which are acceptable in terms of compatibility and impact (506.B.1.b
of the Zoning Ordinance). The project may be required to substantially
conform to a site plan which consists of an appropriate use mix, building
arrangement, or access plan.

o Time limitations:

A zone change may include a schedule for the development of the proposed
uses (506.B.1 of the Zoning Ordinance). The Planning Commission may
initiate the reversion of the new zoning to its former classification if a building
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permit or occupancy permit has not been taken out prior to the expiration of
the stipulated period.

0 Us= Permits and Special Permits:

Stipulations may be attached to the approval of uses which require special
review. These uses include drive-in restaurants, car dealers, and alterations
to non-conforming uses. The Zoning Ordinance should be examined for a
complete list of these uses.

In addition to stipulations, the Zoning Ordinance provides incentives which
encourage development amenities in village cores (701.D.2.b of the Zoning

Ordinance). Streetside building setbacks may be reduced in commercial

developments if amenities are provided, such as underground parking,
pedestrian plazas, additional landscaping and art enhancements.. .

Design Review

A development review process is currently being studied by the City. The intent
is to improve the visual appearance and functional quality of development by
requiring projects to meet standards of subdivision and site design, pedestrian
and vehicular circulation, landscaping, signage, streetscaping, building
orientation and environmental responsiveness. The process through which the
design expectations are administered is intended to be as objective as possible
and not create undue delay in the procedures of permitting development.

The review process is to be incorporated into the current Site Plan Review
Process provided in the Zoning Ordinance (Section 507). All future
development, with the exception of single family homes, will be subject to this
review process.

The development review process will be codified in the Zoning Ordinance.
Subject to approval by the City Council, the development review process is
expected to be in operation by the Spring of 1991. The City Council, by
adopting a development review process, would authorize City staff to review
proposed projects with respect to the requirements, presumptions and
considerations contained in the citywide design review guidelines.

An appeal process has been incorporated into the review process.
Disagreements regarding elements of design are appealed to the Design Review
Appeals Board. An additional appeal can be filed with Superior Court. The
design review process is based on a set of urban design principles and a set of
design review guidelines. The principles provide the foundation for the
guidelines.

When adopted by ordinance, the development review process will incorporate
design guidelines in the Specific Plan which are intended to promote a special
character for the Corridor. Design review responsibility would be through the
citywide development review process. '
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9.2.4

9.2.5

9.2.6

Capital Improvement Program

The Specific Plan should be considered in the annual update of the city's Capital
Improvement Program (CIP). The CIP represents the City's plan for short and
for long range development of capital facilities. It provides a framework for
identifying capital requirements, for scheduling of projects over a period of
years, for coordination of related projects, and for developing the proposed
financing plan. Program elements include street improvements, public transit,
utilities, and parks. The CIP is reviewed and updated each year to reflect
changing priorities, cost changes, or alternative financing strategies.

Formal City Council adoption of the CIP indicates the City's commitment to the
five-year plan, but does not in itself authorize expenditure. The necessary
funding mechanisms must be adopted each year to pay for the improvements.

Development Fees

Development fees (or fiscal impact fees) are currently being used in the
peripheral areas of the City to pay for the proportionate share of new
infrastructure that will be required to serve new development. Development fees
may be used in combination with traditional municipal bond issues paid for by
the taxpayers and ratepayers at large.

Should the City Council decide to apply development fees to a non-peripheral
area of the city such as the Corridor, a specific infrastructure financing plan must
be adopted. This would identify future infrastructure needs and their associated
costs.

Enforcement and Penalties

The Development Services Department inspects development projects to ensure
that zoning stipulations have been met and that the project conforms to the
approved site plan. The Neighborhood Improvement and Housing Department
investigates zoning violations such as illegal uses and inadequate maintenance.

Monitoring of the Specific Plan

The planning process is dynamic and should be responsive to changes
generated by the community for whatever purpose, be it political, economic,
social or physical. The Specific Plan should be subject to periodic review, such
as on a yearly or biennial basis, so that adjustments can be made. Reviews
should also occur when significant events occur, such as the completion of the
engineering study for the 44th Street widening or the realization of a major
development project like the redevelopment of Thomas Mall. The initial review
can be the responsibility of the Planning Department or a community based
advisory committee.
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APPENDIX A. RELATED CITY POLICIES

This appendix is intended to include the City's goals objectives and policies
reviewed in the first working paper prepared during Phase | of the specific plan
process.

APPENDIX B. BIBLIOGRAPHY

This appendix is intended to reference all the planning studies, reports and other
documents used in the planning process. These references include:

0

0

o]

O

0

(e]

o

traffic studies prepared by private developers;

the city's General Plan and Zoning Ordinance;

design guidelines prepared for Sunbelt Corp;

economic studies prepared by various consultants for individual developers;
agency studies, such as those prepared by MAG;

the studies used by the RBA Group to do the traffic analysis; and

studies prepared by the various village committees that may be applicable.

APPENDIX C. PERSONS INVOLVED IN PREPARING THE SPECIFIC PLAN

The following lists include the members of the community and the City staff who made a
contribution to the Specific Plan.

Specific Plan Advisory Committee

Bert Stanfield-Pine!l (Chair)

Ruth MacEachern

Ernest Coen Diane Olson
Jerry Dixon Eric Rasmussen
John Graham Charles Schiffner
Leslie Hatfield Jeanne Somers
Jasper Hawkins John Theobald
Scott Jablonow Sally VanderLaan

Camelback East Village Planning Committee

B. Paul Barnes, Chair
Jennifer Martin Theobald

Laurel Kimball
Bernie Leider

Avrom Green
Carolyne Berry
Carol Campbell
Eric Rasmusssen
Jackie Flowers
Richard Spiegel
Randy Todd
Sally VanderLaan
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Heather Litton
Ruth MacEachern
Lisa McFadden
Pat Coultrap
Lorraine Frank
John Gordon
Marc Isaacs

Ruth Riley




Other Major Groups and individuals Contacted
~ Arcadia Camelback Mountain Homeowners Association
Gerrit Steenblik
Tom Smith
Mike Phelan
Cudia Homeowners Association
~ Jim Goodman
Gateway Area Neighborhoods Representatives
Velma Dunn
Peter Drake
Norman Fox
Gary Steer
Claudette Quirk
Greater East Phoenix Nieghborhobd Association
Steve Noel
Kathy Bishop
Sam Coppersmith
Griffith Homeowners Association

Russ Graf
Gene Plautz

Hacienda Granada Association
Jackie Flowers

Heritage Hills Homeowners Association
Richard Silverman

Kachina Neighborhood Association

Charles Schiffner

City and other Agency Staff
Deborah Abele Jim Matteson
Peter Atonna Bill Nebeker
Ray Bladine Fred Osgood
Bob Bortfield John Parks
Jim Burke Ray Quay
Bob Cafarella Dave Richert
Richard Clewis ‘ Sheryl Sculley
Don Herp Ron Short
Chris Hood Tijana Stojsic-Hamilton
Michael House Bob Wolcott

Steve Jimenez, ADOT
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APPENDIX D. HISTORIC RESOURCES/TESTING RECOMMENDATIONS

Formal Survey of Historic Resources

A formal survey should be conducted to accurately determine the extent and
number of historic resources present within the boundaries of the Specific Plan.
This would provide the basis for possible preservation strategic.

Testing for Archaeoloqical Resources

Any ground disturbing activity in the archaeological sensitive area should include
a provision for testing for the presence of archaeological resources. The
developer should be required to cover the cost of archaeological testing. It is
most likely that the costs.for. testing will. not exceed.$10,000 (1 989.dollars).. If ...
archaeological resources are located, discussions between the Phoenix Historic
Preservation Officer and developer should ensue to determine the significance of
the resources and the need for additional scientific study. (The State Historic
Preservation Office is available for technical assistance.)

For the purpose of establishing where testing should occur. the archaeological
sensitive area is defined to have the following boundaries: north - McDowell
Road; south - Salt River; east - 48th Street; and west - 40th Street. These
boundaries may need to be adjusted if the testing finds or does not find
archaeological resources.

An archaeological testing program usually includes the placement of a series of
backhoe trenches within the parcel being tested to determine the presence of
subsurface resources. Trenches are usually placed in a systematic fashion and
area only a sample of the parcel. Once trenches have been excavated, they are
examined to determine the presence of buried cultural deposits. If deposits are
noted, these are evaluated for their significance (per National Register criteria),
integrity and classification (e.g. house, pit). A map of each feature located is
completed, as well as maps of the location of the trenches and location of
features within the features. An estimation of the total number of features present
on the parcel is provided based on the sample testing program.

In the event that archaeological testing identifies prehistoric cultural deposits that
are deemed significant, a data recovery program should be undertaken to
mitigate the adverse impacts to these resources that is caused by ground
disturbance. Data recovery includes the complete excavation of at least a
sample of the features identified. If only a few features are identified, all may be
excavated. The extent of any data recovery program is the result of negotiation
and consultations among all parties. Costs of data recovery are impossible to
estimate without an actual program.
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