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Paradise Valley Village Planning 
Committee Meeting Date 

August 3, 2009 

Planning Commission Hearing Date September 9, 2009 

Request From: R1-14 (5.13 Acres) 
R-5 (15.32 Acres) 

Request To: PUD (20.45 Acres) 
Proposed Use Single-family residential and a mix of uses 

per the Planned Unit Development proposal 
Location Northwest corner of 32nd Street and Hearn 

Road 
Owner Phoenix Elks Lodge #335 
Applicant/Representative Dennis Newcombe w/ Beus Gilbert, PLLC 
DSD KIVA Project Number 07-2384 
Staff Recommendation Approval, subject to stipulations 
 
 
 

General Plan Conformity 

General Plan Land Use Designation Residential 15+ du/acre (see GPA-PV-1-08-3) 
32nd Street Arterial 40 to 50-foot west existing half street 
Hearn Road Local 25-foot existing street 
31st Street Local 25-foot existing street 

Street Map 
Classification 

Acoma Drive Minor Collector 30-foot south existing half street 
 

LAND USE ELEMENT, GOAL 3: VACANT AND UNDERDEVELOPED LAND IN THE OLDER PARTS 
OF THE CITY SHOULD BE DEVELOPED OR REDEVELOPED IN A MANNER THAT IS COMPATIBLE 
WITH VIABLE EXISTING DEVELOPMENT AND THE LONG-TERM CHARACTER AND GOALS FOR 
THE AREA. 
 

The proposal provides an opportunity to develop a vacant parcel.  Various densities are proposed 
ranging from 3.5 dwelling units per acre to 6.5 dwelling units per acre.  The variety in densities allows for 
a range of housing choices.  The proposed residential densities are compatible with the residential 
densities and development in the surrounding area. 
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LAND USE ELEMENT, GOAL 4, MIXED LAND USE DEVELOPMENT: MIXED LAND USE PATTERNS 
SHOULD BE DEVELOPED WITHIN URBAN VILLAGES AND AT SMALLER SCALES TO MINIMIZE 
THE NUMBER AND LENGTH OF TRIPS. 
 

The proposal provides an opportunity for various uses including residential and commercial categories.  
Commercial uses will provide the opportunity for additional services to the surrounding area. 
 

 

CONSERVATION, REHABILITATION, AND REDEVELOPMENT ELEMENT, GOAL 4, ADAPTIVE 
REUSE OF OBSOLETE DEVELOPMENT: ENCOURAGE REUSE OF VACANT STRUCTURES AND 
SUBSTANTIAL REHABILITATION OF OBSOLETE BUILDINGS. 
 

The proposal provides an opportunity for adaptive reuse of the existing building in the event the current 
tenant was to vacate the site. 
 

 
 
BACKGROUND 
1. This case was previously a request to rezone 10.24 acres from R1-14 (Single-

Family Residence) and R-5 (Multiple-Family Residence) to R-2 (4.31 acres; 
Multiple-Family Residence) and R-3A (5.93 acres; Multiple-Family Residence) for 
a mixed-residential development.  The proposal included 77 multi-family residential 
units to be three stories (40 feet) in height and 22 single-family residential homes 
to be two stories (30 feet) in height.  Surrounding residents were concerned with 
the proposed height, density, access and traffic impacts.   
 
Prior to review by the Paradise Valley Village Planning Committee, the applicant 
agreed to amend the application to change the acreage and requested zoning to 
Planned Unit Development (PUD) to address neighborhood concerns.  
Surrounding residents had a role in drafting the PUD development narrative.  The 
revised application proposes to rezone 20.45 acres of property from R1-14 (5.13 
acres) and R-5 (15.32 acres) to PUD for single-family residential and a mix of uses 
to include the existing private lodge, adaptive reuse of the private lodge, 
medical/professional offices, indoor self-storage and a preserve area.   

 
SUBJECT SITE  
2. The site is located at the northwest corner of 32nd Street and Hearn Road.  The 

northern approximately 10 acres are developed with a private lodge owned and 
operated by The Phoenix Elks Lodge #335.  The southern approximately 10 acres 
are vacant and undeveloped.   

  
LAND USE TRENDS 
3. The General Plan Land Use Map designates this site as Residential 15+ du/ac.  A 

concurrent General Plan Amendment case, GPA-PV-1-08-3, is being requested to 
re-designate the property from Residential 15+ du/ac to Residential 5 to 10 du/ac.  
The densities proposed vary in the PUD narrative from 3.5 to 6.5 du/ac and are 
consistent with the traditional lot category.  Though some densities proposed are 
less than the 5 to 10 du/ac General Plan Amendment proposed designation, 
conformance is not required as those portions are within the same housing product 
type.  Commercial uses exist and are proposed but do not require conformance 
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with the Residential 5 to 10 du/ac proposed General Plan Amendment designation 
as those portions are less than 10 acres. 

  
4. The General Plan Land Use Map currently shows the surrounding properties to the 

north and west as Residential 1 to 2 du/ac, to the east as Residential 3.5 to 5 
du/ac and Parks/Open Space-Public and to the south as Residential 15+ du/ac.    

  
5. To the north is single-family residential development zoned R1-14 and R1-10.  To 

the east is a park and a church zoned R1-6 and R1-10.  To the south is a church 
zoned R1-14.  To the west is single-family residential development and a vacant 
parcel zoned R1-14 and R1-10.   

  
PROPOSAL 
6. This proposal was developed utilizing the PUD zoning category which allows an 

applicant to propose uses, development standards and design guidelines for the 
site.  One of the goals of this process is to allow the applicant to develop standards 
that respond to the surrounding environment, more so than conventional zoning 
districts allow.  The end result is a property rezoned with standards specifically 
crafted and tailored for that site.  The PUD zoning category specifically defines 
such things as height, uses, setbacks and boundaries. Any later deviation from the 
approved PUD standard is considered to be a major amendment and, as such, will 
follow the rezoning and public hearing approval process for a rezoning request.  
Where the PUD narrative is silent on a requirement, the applicable Zoning 
Ordinance provision will be applied.  

  
7. Below is a summary of the proposed standards for the subject site as described in 

the attached PUD narrative date stamped July 16, 2009.  Many of the proposed 
standards were derived from the standards of the R1-10, R-2 and C-1 zoning 
districts. 

  
 Land Use 

The narrative proposes eight land use categories including Private Lodge, 
Adaptive Reuse of Existing Private Lodge, Medical/Professional Office, Indoor 
Self-Storage, Residential I, Residential II, Residential III and Preserve.  The land 
use categories are permitted within specific parcels.  There are four parcels 
identified as Parcel A, Parcel B, Parcel C and Parcel D.  Exhibit 8 on page 54 of 
the attached PUD narrative depicts the development options.  

  
 Development Standards  

The Private Lodge and Adaptive Reuse of Existing Private Lodge land use 
categories are intended to retain the existing development with the option for 
limited expansion.  Several of the development standards exceed the most 
comparable C-1 zoning category standards.  Residential development standards 
are comparable to the R1-10 and R-2 zoning category standards.  Commercial 
development standards are comparable to the C-1 zoning category standards. 
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 Landscape Standards 

The proposed landscape standards include minimum two-inch caliper trees 
spaced a minimum of 20 feet on center along perimeter property lines.  A 
landscaped setback is proposed between 15 feet and 35 feet along the perimeter 
of several development options.   

  
 Parking  

Parking will comply with Section 702 (Off-Street Parking and Loading) of the 
Zoning Ordinance.   

  
 Shade 

Minimum 20 percent shading of all public sidewalks and private walkways by 
means of building overhangs, arcaded walkways and/or tree canopies for new 
development is proposed.  Minimum 20 percent shading of parking lots to be 
measured at solar noon on the summer solstice is proposed.  These standards 
exceed the requirements outlined in the Zoning Ordinance. 

  
 Design Guidelines   

Design guidelines are proposed that address residential elevations and perimeter 
treatment along Parcel D.  Design guidelines are proposed for Private Lodge, 
Adaptive Reuse of Existing Private Lodge and Commercial land use categories 
that address tiled pitched roof elements and second story setbacks.   

  
 Phasing 

It is expected that the existing Phoenix Elks Lodge #335 will occupy the northern 
portion of the site for the foreseeable future.  In the event the current tenant 
vacates the site, adaptive reuse or redevelopment options outlined in the PUD 
narrative will apply.  The southern portion of the site is expected to develop in the 
future when there is a demand for new housing in the area.  

  
 Signage  

Guidelines for monument and ground signs are proposed that address materials, 
sign area, height and location.  Signage will comply with the sign standards 
outlined in the Zoning Ordinance unless otherwise modified by the PUD narrative.  

  
 Sustainability  

There is an opportunity to provide infill residential development on the southern 
portion of the site.  The proposal promotes principles of sustainable development 
by proposing 20 percent shading of sidewalks and parking lot areas.  There is an 
opportunity for adaptive reuse of existing development on the northern portion of 
the site.   

  
OTHER 
8. The Street Transportation Department requests the developer dedicate 25 feet of 

right-of-way for the north half of Hearn Road, 25 feet of right-of-way for the east 
half of 31st Street and a 10-foot sidewalk easement along 32nd Street.  
Additionally, a 20-foot right-of-way radius is requested at the northeast corner of 
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31st Street and Hearn Road and 20-foot by 20-foot right-of-way triangle dedicated 
at the northwest corner of 32nd Street and Hearn Road.  Stipulations are 
recommended to address these requests. 

  
9. The Street Transportation Department requests that the developer construct all 

streets within and adjacent to the development with paving, curb, gutter, sidewalk, 
curb ramps, streetlights, landscaping and other incidentals as per plans approved 
by the Development Services Department.  All improvements shall comply with all 
ADA accessibility standards.  A stipulation is recommended to address this 
request. 

  
10. The Street Transportation Department requests an updated Traffic Impact Study 

be submitted.  A stipulation is recommended to address this request. 
  
11. The City of Phoenix Archaeology Section is not aware of any known 

archaeological sites within this project area.  However, if any archaeological 
materials are encountered during construction, all ground-disturbing activities 
should cease within a 33-foot radius of the discovery and the City of Phoenix 
Archaeology Office must be notified immediately and allowed time to properly 
assess the materials.  A stipulation is recommended to address this request. 

  
12. Development and use of the site is subject to all applicable codes and ordinances.  

Zoning approval does not negate other ordinance requirements and other formal 
actions may be required. 

 
Findings 
 
1. The proposal is consistent with several goals of the General Plan and a pending 

request, GPA-PV-1-08-3, to re-designate the land use category for the property to 
Residential 5 to 10 dwelling units per acre.   

  
2. PUD zoning allows for unique standards and development options that are 

customized to this location given its proximity to existing residential development.   
  
3. The proposal is sensitive to surrounding single-family residential development by 

locating the largest residential lots along the western portion of the site closest to 
existing residential development.    

  
4. There are opportunities for adaptive reuse of existing development on the northern 

portion of the site and development of an infill parcel on the southern portion of the 
site which will increase housing opportunities in the area.  

Stipulations 
 
1. That an updated Development Narrative for The Phoenix Elks Lodge #335 PUD 

reflecting the changes approved through this request shall be submitted to the 
Planning Department within 15 days of City Council approval of this request. The 
updated Development Narrative shall be consistent with the Development 
Narrative date stamped July 16, 2009, as modified by the following stipulations. 
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2. That right-of-way extending 25 feet from the property line shall be dedicated for the 

north half of Hearn Road as approved by the Development Services Department. 
  
3. That right-of-way extending 25 feet from the property line shall be dedicated for the 

east half of 31st Street as approved by the Development Services Department. 
  
4. That a 20-foot right-of-way radius shall be dedicated at the northeast corner of 

31st Street and Hearn Road as approved by the Development Services 
Department. 

  
5. That a 20-foot by 20-foot right-of-way triangle shall be dedicated at the northwest 

corner of 32nd Street and Hearn Road as approved by the Development Services 
Department. 

  
6. That a 10-foot wide sidewalk easement shall be dedicated along 32nd Street as 

approved by the Development Services Department. 
  
7. That the developer shall construct all streets within and adjacent to the 

development with paving, curb, gutter, sidewalk, curb ramps, streetlights, 
landscaping and other incidentals as per plans approved by the Development 
Services Department. All improvements shall comply with all ADA accessibility 
standards. 

  
8. That the applicant shall submit an updated Traffic Impact Study to the Street 

Transportation Department and the Development Services Department prior to 
preliminary site plan review.  The applicant shall be responsible for any 
dedications and required improvements as recommended by the approved traffic 
study, as approved by the Development Services Department and the Street 
Transportation Department.  

  
9. That in the event archaeological materials are encountered during construction, 

the developer shall immediately cease all ground disturbing activities within a 33-
foot radius of the discovery, notify the City Archaeologist, and allow time for the 
Archaeology Office to properly assess the materials. 

 
 
Writer 
AA 
KW 
7/17/09 
 
Attachments 
Zoning Sketch  
Aerial 
Phoenix Elks Lodge #335 PUD Narrative date stamped July 16, 2009 
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