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CONNECT PEOPLE AND PLACES CORE VALUE; CORES, CENTERS, AND
CORRIDORS; LAND USE PRINCIPLE: Locate land uses with the greatest height
and most intense uses within Village Cores, centers and corridors based on
village character, land use needs, and transportation system capacity.

The proposed PUD is appropriate for a property that is bordered on three sides by the
Carefree Highway (north), Interstate 17 Freeway (east) and Loop 303 (south) and will
ultimately be served by a mix of Major Arterial (43rd Avenue, 51st Avenue) and
Arterial (Dove Valley Road) streets.

STRENGTHEN OUR LOCAL ECONOMY CORE VALUE; JOB CREATION
(EMPLOYERS); LAND USE PRINCIPLE: Support General Plan Land Use Map
and zoning changes that will facilitate the location of employment generating
uses in each of the designated employment centers.

The proposed PUD will reinforce the location as a destination for employment uses
within the Interstate 17 employment corridor.

Celebrate Our Diverse Communities and Neighborhoods Core Value; Certainty
& Character; Design Principle: Promote neighborhood identity through
planning that reinforces the existing landscaping and character of the area.
Each new development should contribute to the character identified for the
village.

The PUD requires development to adhere to applicable standards from the North
Black Canyon Overlay District and the Carefree Highway Scenic Corridor Design
Policies. The standards will help to ensure that development within the PUD
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boundaries embodies the character of development within the surrounding area.

Applicable Plans, Overlays, and Initiatives

Carefree Scenic Corridor Design Policies: See Background Item No. 8

Peripheral Area C & D Plan: See Background Item No. 11

North Black Canyon Corridor Plan: See Background Item No. 12

Tree and Shade Master Plan: See Background Item No. 13

Complete Streets Guidelines: See Background Item No. 14

Reimagine Phoenix: See Background Item No. 15

Background/Issues/Analysis

PROPOSAL

1. This request is to rezone approximately 3,721.60 acres located in the northwest corner
of the Interstate 17 and Loop 303 freeways from S-1 (Ranch or Farm Residence) to
PUD (Planned Unit Development).

The PUD provides a zoning and regulatory framework to guide the development of an
employment hub on the site. The entire site is owned by the Arizona State Land
Department (ASLD). Rezoning of the site from S-1 to PUD will better position the site for
future auctions by the ASLD. Proceeds from ASLD auctions go to a variety of
beneficiaries including public schools and the state’s public universities. Rezoning of the
site is part of an ongoing collaboration between the City of Phoenix and ASLD to attract
investment to the area and partner on infrastructure financing and development.

EXISTING SITE CONDITIONS

2. The subject site is undeveloped. Several powerline and wash corridors are on the site
as depicted in Figure 1 on the following page.


https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00085.pdf
https://www.phoenix.gov/villagessite/Documents/pdd_pz_pdf_00083.pdf
https://www.phoenix.gov/villagessite/Documents/pdd_pz_pdf_00122.pdf
https://www.phoenix.gov/parks/parks/urban-forest/tree-and-shade
https://www.phoenix.gov/streets/complete-streets-program
https://www.phoenix.gov/publicworks/reimagine
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Figure 1: Existing Conditions (Source: ASLD)

SURROUNDING LAND USES AND ZONING

3. An aerial map with the surrounding zoning is attached as Exhibit A to this report.

North of the site along Carefree Highway is the Ben Avery Shooting Facility and the
Arizona Game and Fish Department’s headquarters. Background Item No. 16 of this
report addresses correspondence received from the Arizona Game and Fish
Department regarding this request. The Game and Fish Department’s headquarters and
the Ben Avery Shooting Facility are zoned C-2 (Intermediate Commercial) and S-1 SP
(Ranch or Farm Residence, Special Permit). Just west of the Game and Fish
Department’s headquarters is vacant State Trust Land zoned S-1.

South of the site, across the Loop 303 Freeway, is vacant land owned by the Arizona
State Land Department that is zoned S-1. Future planning of this land with the Arizona
State Land Department is addressed in Background item No. 10 of this report.

East of the site, across the Interstate 17 Freeway is a mix of vacant land zoned PCD,
S-1, and C-2, along with an emergency medical facility zoned PUD. Property east of the
Interstate 17 Freeway is also included in the North Black Canyon Overlay District
(NBCOD). The NBOCD is discussed in Background Item No. 8 of this report.
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West of the site, across Deadman Wash, is vacant State Trust Land zoned S-1.

GENERAL PLAN LAND USE MAP DESIGNATIONS

4.

The site has a mix of General Plan Land Use Map designations. A companion General
Plan Amendment request (GPA-NG-1-20-1) proposes to change the General Plan Land
Use map designation for the site to entirely Mixed Use (Commercial / Commerce Park).
This designation will support the proposed employment uses for the site outlined in the
PUD.

Figure 2 below contains maps of the existing General Plan designations on the site and
the surrounding properties, along with the proposed General Plan Map land use in GPA-
NG-1-20-1.
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Figure 2: Existing and Proposed General Plan Land Use Maps (Source: ASLD)

GPA-NG-1-20-1 also contains a request to remove the subject property from the
Infrastructure Phasing Overlay. Removal of the overlay will permit a variety of
infrastructure financing mechanisms to be employed on the site. More in depth analysis
of both the proposed land use change and removal of the area from the Infrastructure
Phasing Overlay can be found in the staff report for GPA-NG-1-20-1.
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PROPOSAL

5. The proposal was developed utilizing the PUD zoning designation. The Planned Unit
Development (PUD) is intended to create a built environment that is superior to that
produced by conventional zoning districts and design guidelines. Using a collaborative
and comprehensive approach, an applicant authors and proposes standards and
guidelines that are tailored to the context of a site on a case by case basis. Where the
PUD Development Narrative is silent on a requirement, the applicable Zoning Ordinance
provisions will be applied. A copy of the submitted PUD Narrative is attached to this
report as Exhibit C. Stipulation No. 1 includes a requirement to provide an updated
version of the narrative after City Council approval.

6. Land Use: The PUD proposes three distinct land use districts each with their own
geographic area. The three districts are Technology Campus, Technology Park and
Freeway Mixed Use. Figure 3 below is a map of the three districts and their approximate

acreages.
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Figure 3: PUD Land Use Districts (Source: ASLD)
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Given the size of each of the districts, the PUD also proposes a series of smaller
Development Units within each of the Land Use Districts. Figure 4 on the following page
shows the conceptual Development Unit Plan.
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Figure 4: Land Use District Development Units (Source: ASLD)

Each of the three Land Use Districts is based on existing districts within the Phoenix
Zoning Ordinance. The Technology Campus and Technology Park Land Use Districts
point to the Commerce Park — General Commerce Park option for their permitted land
uses which include offices, research laboratories, warehousing and manufacturing. Both
districts provide for additional limited flexibility related to manufacturing and both prohibit
any type of residential land use.

The Freeway Mixed Use District permits a variety of commercial and multifamily uses
between its three Development Units: MU-A, MU-B and MU-C. Development Units MU-
A and MU-B point to Intermediate Commercial (C-2), Commercial Office (C-O) and R-5
Multifamily Residence District of the Zoning Ordinance for their permitted use lists. Both
the MU-A and MU-B also prohibit a variety of uses permitted in their Zoning Ordinance
counterparts including single-family residential development, adult bookstores and pawn
shops.

The Freeway Mixed Used District’'s MU-C Development Unit has a similar set of
permitted and prohibited uses as MU-A and MU-B and permits additional uses such as
automobile sales and rental, and self-storage. The Freeway Mixed Use District also
permits uses in the Commerce Park Business Park option. Uses permitted in this option
included offices and warehousing for a limited area of the Development Unit.
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7. Land Use Districts Development Standards: Each of the Land Use Districts has a
unique set of development standards. A full list of the development standards can be
found on pages 14 through 17 in the attached PUD Narrative. Below is a summary that
highlights some of the development standards in each of the districts.

Tech Campus
- Building Height: 80 feet maximum with the option to develop up to 100 feet with
the approval of a use permit and site plan
- Lot Coverage: 50 percent maximum
- Open Space: 10 percent minimum

The Tech Campus Land Use Districts development standards align closely with those
found in the Phoenix Zoning Ordinance’s Commerce Park General Commerce Park
District. The PUD’s proposed maximum building height and height permitted via a use
permit are higher than what it is permitted in the Commerce Park / General Commerce
Park District which permits 56 feet by right and up to 80 feet with a use permit. In
exchange for the added flexibility regarding building height, the PUD proposes a
minimum 10 percent open space be provided within each Development Unit. The
Commerce Park / General Commerce Park District has no minimum open space
requirement. The PUD’s open space requirement is a significant improvement
compared to the traditional zoning option.

Tech Park
- Building Height: 56 feet maximum with the option to develop up to 80 feet with
the approval of a use permit and site plan
- Lot Coverage: 50 percent maximum
- Open Space: 10 percent minimum

The Tech Park’s standards follow those found in the Commerce Park General
Commerce Park District but with the added requirement for 10 percent of the site net
site area of the Development Unit to be provided as open space.

Both the Tech Campus and Tech Park Land Use Districts are deferring to the applicable
Zoning Ordinance sections for standards related to landscape setbacks, parking, fences
/ walls and lighting.

Freeway Mixed Use
- Building Height

o0 Multifamily Uses: 60 feet maximum

o0 Non-residential Uses: 56 feet maximum with the ability to increase the
height up to 120 feet provided that for any site development in excess of
56 feet, a minimum of 30 percent of the project’s total net area shall be
provided as open space with appropriate landscaping and other
pedestrian-oriented amenities.
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- Lot Coverage: 50% of net lot area exclusive of the first 6-feet of roof overhang,
open carports, covered patios or covered walkways

- Dwelling Unit Density (only in permitted areas): 45.68 dwelling units per acre
maximum; 52.20 dwelling unit per acre maximum with bonus.

- Open Space: 5 percent minimum. Minimum 30 percent open space required for
any buildings in excess of 56 feet.

The Freeway Mixed Use District’'s standards are aligned with the C-2 zoning district with
a Mid-Rise Overlay with non-residential uses having the option to have building in
excess of 56 feet with the provision of 30 percent open space. This option is similar to
the zoning on several commercially zoned parcels throughout the north Interstate 17
employment corridor from Pinnacle Peak Road to Carefree Highway. This building
height standard allows the commercial portion of the property adjacent to the freeway to
develop in a manner that is consistent with other commercial developments within the
corridor.

The Freeway Mixed Use Districts defers to the Zoning Ordinance C-2 Intermediate
Commercial zoning district for standards related to landscape setbacks, parking, fences
/ walls and lighting.

Development standards in both the Tech Campus, Tech Park and Freeway Mixed Use
District may be modified by the PUD’s conformance to the North Black Canyon Overlay
District (NBCOD) and the Carefree Highway Scenic Corridor Design Guidelines.
Discussion regarding the PUD’s incorporation of the NBCOD and the Scenic Corridor
Design Guidelines is addressed in Background item No. 8.

8. Design Guidelines & Other Standards: The PUD Narrative states the development
will adhere to the design requirements, presumptions and conditions of Section 507
TAB A of the Phoenix Zoning Ordinance. This section provides a comprehensive
framework for review of development and addresses everything from landscape
preservation to a project’s layout and orientation.

In addition to conforming to the provisions of 507 TAB A, the PUD Narrative requires
development to adhere to the standards and guideless of the North Black Canyon
Overlay District (NBCOD). The intent of the NBCOD'’s design guidelines are to create a
built environment that substantially relates to and respects the desert setting. Applicable
provisions of the NBCOD for the proposed uses in the PUD Narrative include guidelines
related to signs, drainage facilities, fences and walls, landscape design, and landscape
materials.

The PUD also requires conformance with the Carefree Scenic Corridor Design Policies.
The City Council adopted the policies in 1997 to apply to both sides of Carefree
Highway between Cave Creek Road on the east and to 67th Avenue on the west. The
guidelines call for a 205-foot setback from the centerline of Carefree Highway and allow
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for the setback to be decreased to 120 feet for commercially zoned property. Property
within the PUD’s Tech Park and Freeway Mixed Use Land Use Districts will be required
to comply with the design policies.

9. Master Planning: A PUD of this size will ultimately be required to create Master Plans
as outlined in the Planned Community District (PCD) Section of the Zoning Ordinance.

Master Plans at a minimum will address the following:

- Master Street Plan with Infrastructure Phasing Schedule;

- Master Open Space, Pedestrian, Bicycle and Trails Plan;

- Master Landscape Plan;

- Master Water Plan including a Water Design Report;

- Master Wastewater Plan including a Wastewater Design Report;

- Master Drainage Plan including a Drainage Report;

- Development Unit Phasing Schedule. The phasing schedule shall indicate the
year in which preliminary approval is anticipated for each development unit.

The PUD has included elements of aforementioned items as exhibits to their submittal.
Updates to the items will be required as individual projects proceed through the
development review and Master Plan process prior to preliminary site plan approval.

The PUD anticipates that Phase | of the development will occur on less than 320 acres
located in Development Unit TC-A in the Tech Campus Land Use District. Elements of
the required Master Plan items will be addressed as part of Phase | and will contribute
to the development of the larger Master Plans.

In order to keep the community informed of the progress being made on the planning
and development of the site, Stipulation No. 6 requires the City of Phoenix and the
Arizona State Land Department to provide a yearly update on the status of auctions and
development within the PUD to the North Gateway Village Planning Committee.

COLLABORATION WITH THE ARIZONA STATE LAND DEPARTMENT

10. This rezoning case and companion General Plan Amendment are associated with an
intergovernmental agreement (IGA) between the Arizona State Land Department
(ASLD) and the City of Phoenix. The IGA will address the long-term planning and
zoning and allocation of water resources for a 12,000-acre land area generally referred
to as Biscuit Flats. The subject property for the GPA-NG-1-20-1 and this rezoning case
falls within the northeast portion of the Biscuit Flats land area which extends down to the
CAP Canal on the south, City of Phoenix boundary on the west, Carefree Highway on
the north and Interstate 17 on the west. This rezoning case, and the GPA are
considered part of Phase | of the IGA. Phase 2 would involve the remaining
approximately 8,500 acres within the IGA, south of the Loop 303 freeway.
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As part of the IGA Phoenix will provide a level of water and wastewater services to the
property in exchange for additional water rights currently held by the ASLD. ASLD will
recommend to the State Selection Board, which controls ASLD’s Colorado River Water,
that 12,000 acre-feet of the ASLD Colorado River Water be transferred to Phoenix in a
series of assignments. The IGA is meant to provide a framework for ongoing
collaboration between the City of Phoenix and ASLD to strengthen the city’s water
resources while partnering to position the Biscuit Flats area for future investment in line
with the area’s character.

Stipulation No. 22 reiterates a provision of the IGA that address a potential reversion of
zoning back to S-1 if the conveyance of ASLD’s Central Arizona Project water to the
City of Phoenix is not fulfilled.

PLANS, INITIATIVES AND OVERLAYS

11.

Peripheral Area C and D Plan The subject site falls within the boundaries of the
Peripheral Area C and D Plan. The Phoenix City Council adopted the plan in 1987 to
serve as guide for development of what was largely an undeveloped area at the time.
Figure 5 below is an excerpt of the plan’s land use map. The subject site is designated
for mixed-use and multifamily development, with some single-family development. The
proposed PUD is consistent with the plan’s desire to locate non-residential uses along
Carefree Highway. On page 14 of the plan it notes that the subject area “has the
potential for attracting significant employment uses.”
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Figure 5: Peripheral C & D Plan Land Use Map (Source: City of Phoenix)
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12.

13.

14.

The proposed PUD is consistent with Peripheral Area C and D Plan’s vision for the area
as a location for significant employment uses.

North Black Canyon Corridor Plan The subject site just falls just outside of the North
Black Canyon Corridor Plan’s boundaries. The City Council adopted the North Black
Canyon Corridor Plan in 1999 to establish policies and guidelines for growth within the
area generally bounded by Carefree Highway on the north, the Central Arizona Project
(CAP) Canal on the south, the Interstate 17 Freeway on the west and the 7th Avenue
alignment on the east. The City Council adopted the North Black Canyon Overlay
District (NBCOD) in 2001 in order to help implement the Corridor Plan. The PUD calls
for adherence to applicable standards and guidelines of the NBCOD. Adherence to
these standards and guidelines will result in development that contributes to the
character that has been created by development on the east side of Interstate 17 within
the Plan’s boundaries.

Tree and Shade Master Plan The Tree and Shade Master Plan encourages treating
the urban forest as infrastructure to ensure the trees are an integral part of the City’s
planning and development process. Sidewalks on the street frontages should be
detached from the curbs to allow trees to be planted on both sides of the sidewalk to
provide thermal comfort for pedestrians and to reduce the urban heat island effect.

The PUD contains the following provisions that help to advance the goals of the Tree
and Shade Master Plan:

e Minimum 10 percent open space required in the Tech Park and Tech Campus
land use districts that will emphasize preservation of the site’s existing vegetation
and natural features.

¢ Minimum 50 percent shading of all publicly accessible sidewalks and walkways
by means of vegetation at maturity and/or shade structures.

e Minimum 75 percent shading of all publicly accessible sidewalks and trails along
arterial and collector roadways by means of vegetation at maturity and/or shade
structures.

e Detached sidewalks along both sides of public streets with single trunk trees.

Complete Streets Guidelines In 2014, the City of Phoenix City Council adopted the
Complete Streets Guiding Principles. The principles are intended to promote
improvements that provide an accessible, safe, connected transportation system to
include all modes, such as bicycles, pedestrians, transit, and vehicles. The PUD
Narrative specifically addresses the Complete Street Guidelines in sections 5.e and 5.9
with the following provisions:

e Detach the sidewalks and provide shade along both sides of the sidewalk with
single trunk trees. Alternate single trunk trees with other thick vegetation on
landscape strip along that can discourage pedestrians from crossing mid-block.


https://www.phoenix.gov/villagessite/Documents/pdd_pz_pdf_00122.pdf
https://www.phoenix.gov/parks/parks/urban-forest/tree-and-shade
https://www.phoenix.gov/streets/complete-streets-program
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15.

¢ Delineate all pedestrian walkways where conflicts with vehicles exist with
alternative paving materials. Any alternative paving material located withing a
right-of-way will require a private maintenance agreement with the Street
Transportation Department.

e Streets shall be designed to promote safety for all users, particularly children, the
elderly, those with disabilities, transit users and more vulnerable modes (walking,
bicycling, transit).

e Streetscape designs shall include pedestrian infrastructure with pedestrian
through zones free of impediments.

Reimagine Phoenix As part of the Reimagine Phoenix Initiative, the City of Phoenix is
committed to increasing the waste diversion rate to 40 percent by 2020 and to better
manage its solid waste resources. The PUD Narrative states that recycling programs
will be established for both commercial and residential development.

COMMUNITY CORRESPONDENCE

16.

Deer Valley Unified School District: The Planning and Development Department
received an e-mail from the Deer Valley Unified School District (DVUSD) regarding the
request. The DVUSD notes that they do not currently have the capacity for additional
students. The Planning and Development Department reached out to representatives
from DVUSD to discuss the request in depth. The Department highlighted that the PUD
was primarily for commercial and commerce park uses with the potential for some
multifamily uses in the PUD’s Freeway Mixed-Use District.

The Department discussed the ongoing planning efforts with the ASLD and the need to
identity potential school sites in the area south of the Loop 303. This area will be the
subject of subsequent planning efforts with ASLD and the Department committed to
work with the DVUSD as part of these efforts.

Arizona Game and Fish Department: The Arizona Game and Fish Department
(AGFD) submitted a letter requesting that a disclosure notice be provided to all future
development within the PUD regarding the operational characteristics of the Ben Avery
Shooting Facility (BASF). The BASF sits on more than 1,600 acres on the north side of
Carefree Highway across from the site. According to the BASF website, the facility hosts
more than 120,000 shooters a year (Source: https://www.azgfd.com/shooting/basf/).
Stipulation No. 10 requires a notice of disclosure regarding the BASF.

The BASF is designated a City of Phoenix Point of Pride and the land use designations
on the subject site, especially along Carefree Highway, have historically been
designated with the protection of the facility in mind. Most of the PUD’s frontage along
Carefree Highway is comprised of the Technology Park Land Use District. There are no
residential land uses permitted in this district. The remaining frontage consists of the
Freeway Mixed Use District. The Freeway Mixed Use District’s three Development


https://www.phoenix.gov/publicworks/reimagine
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Units: MU-A, MU-B, and MU-C all prohibit single-family residential development as a
permitted land use. In addition, the Freeway Mixed Use District contains a restriction on
the location of multifamily development in proximity of the north property line. Continuing
to locate uses, that are compatible with the ongoing operation of the BASF will help to
ensure that it remains a viable destination for the Phoenix community.

Copies of all community correspondence the Planning and Development Department
has received regarding this request are attached to this report.

INTERDEPARTMENTAL COMMENTS

17.

18.

19.

20.

21.

Public Works Department, Flood Plain Management Division: The Division
determined that the parcel is located in Special Flood Hazard Areas called a Zone AE
Floodplain & Floodway on panels 0840L & 0845L of the Flood Insurance Rate Maps
(FIRM) dated March 7, 2014 & November 10, 2017, respectively.

Stipulations (Nos. 7 and 8) have been included that address restrictions for
encroachments in the floodway and requirements for review of any grading and
drainage plans.

Fire Department: The Department Fire Prevention Division saw no issues with the
request but did emphasize that the site or/and building(s) shall comply with the Phoenix
Fire Code. The Department went on to note that the water supply for the site is unknown
at this time and will need to be addressed to meet the required fire flow per the Phoenix
Fire Code.

Street Transportation Department: The Department provided several comments
related to street planning, design and pedestrian safety that have been addressed in the
PUD Narrative. Stipulation Nos. 2, 3, 4 and 5 have been included from the Department
and require the submittal of a Traffic Impact Study and Master Street Design and
Phasing Plans.

Parks and Recreation Department: The Department has requested that the
developer/owner dedicate a 30-foot wide multi-use trail easement (MUTE) and construct
a 10-foot wide multi-use trail along the south side of Carefree Highway. This is
addressed in Stipulation No. 9.

Water Services Department: The Department provided several comments for water
and wastewater infrastructure. The comments and the corresponding stipulations (Nos.
14 through 21) are meant to highlight the initial investment needed for the area.
Additional investments may be needed at the time of application for site plan, PCD
master plan, or building permit approval. These requirements will be based on the
status of our water and sewer infrastructure at the time the application is submitted. For
any given property, these requirements may vary over time to be less or more restrictive
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22.

depending on the status of our infrastructure

Archaeology Office: The site is in a larger area identified as being archaeologically
sensitive. If further review by the City of Phoenix Archaeology Office determines the site
and immediate area to be archaeologically sensitive, and if no previous archaeological
projects have been conducted within this project area, it is recommended that
archaeological Phase | data testing of this area be conducted. Phase Il archaeological
data recovery excavations may be necessary based upon the results of the testing. A
qualified archaeologist must make this determination in consultation with the City of
Phoenix Archaeologist. In the event archaeological materials are encountered during
construction, all ground disturbing activities must 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. These comments are addressed in
Stipulation Nos. 11, 12 and 13.

OTHER

23.

Development and use of the site are subject to all applicable codes and ordinances.
Zoning approval does not negate other ordinance requirements. Other formal actions
such as, but not limited to, zoning adjustments and abandonments may be required.

Findings

1.

The PUD provides a framework for the development of the site and positions the
area for future investment.

The PUD contains standards that ensures development on the site will be
consistent with the area’s character and compatible with surrounding uses.

The PUD will further establish the site as a destination for employment uses that
maximize the site’s existing transportation infrastructure assets.

Stipulations

1.

An updated Development Narrative for the 3500 PUD reflecting the
changes approved through this request shall be submitted to the Planning
Department within 30 days of City Council approval of this request. The
updated Development Narrative shall be consistent with Development
Narrative dated September 1, 2020 as modified by the following
stipulations.

Developer shall dedicate and construct all right-of-way and roadways per
the approved master street plans, as modified and approved by the Street
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Transportation Department and the Planning and Development
Department. All public roadways within the PUD shall be identified by
future agreements to determine applicable funding responsibilities
associated with infrastructure improvements.

3. The applicant shall submit a Traffic Impact Study (TIS) to the City for each
Development Unit, or as modified by the Street Transportation
Department. No preliminary approval of plans shall be granted until the
study is reviewed and approved by the City of Phoenix Street
Transportation Department. Upon completion of the TIS the developer
shall submit the completed TIS to the Planning and Development
Department counter with instruction to forward the study to the Street
Transportation Department Development Coordination Section.

4. The developer shall submit Master Street Design and Phasing Plans for
each Development Unit as required by the Planned Community District
(PCD), Section 636 of the Phoenix Zoning Ordinance, or as modified by
the Street Transportation Department and Planning and Development
Department.

5. The developer shall construct all streets within and adjacent to the
development with paving, curb, gutter, sidewalk, curb ramps, streetlights,
landscape median islands, landscaping and other incidentals, as per the
Master Street Plans and as modified and approved by the Planning and
Development Department. All improvements shall comply with all ADA
accessibility standards.

6. The Arizona State Land Department and City of Phoenix will provide
yearly updates to the North Gateway Village Planning Committee on the
status of auctions and development within the PUD until the final property
is auctioned.

7. No encroachment is allowed in the floodway without hydrologic and
hydraulic analysis showing no rise in water surface elevation and increase
in the special flood hazard area boundaries, as modified and approved by
the Public Works Department and the Planning and Development
Department.

8. The Developer is required to show the special flood hazard area boundary
limits on plans and ensure that impacts to the proposed facilities and
surrounding properties have been considered, following the National Flood
Insurance Program (NFIP) Regulations (44 CFR Paragraph 60.3). This
includes, but not limited to provisions in the latest versions of the
Floodplain Ordinance of the Phoenix City Code. A copy of the Grading
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10.

11.

12.

13.

14.

15.

and Drainage Plan needs to be submitted to the Floodplain Management
section of Public Works Department for review and approval of Floodplain
requirements prior to issuance of a grading permit.

The developer shall dedicate a 30-foot wide multi-use trail easement
(MUTE) along the south side of Carefree Highway and construct al0-foot
wide multi-use trail (MUT) within the easement as indicated in section 429
of the City of Phoenix MAG Supplement, as approved by the Planning and
Development Department.

Prior to final site plan approval, the property owner shall record documents
that disclose to purchasers of property within the development(s) the
existence and operational characteristics of the Ben Avery Shooting
Facility. The form and content of such documents shall be according to the
templates and instructions provided which have been reviewed and
approved by the City Attorney.

If determined necessary by the Phoenix Archaeology Office, the applicant
shall conduct Phase | data testing and submit an archaeological survey
report of the development area for review and approval by the City
Archaeologist prior to clearing and grubbing, landscape salvage, and/or
grading approval.

If Phase | data testing is required, and if, upon review of the results from
the Phase | data testing, the City Archaeologist, in consultation with a
qualified archaeologist, determines such data recovery excavations are
necessary, the applicant shall conduct Phase Il archaeological data
recovery excavations.

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.

The development shall construct a new 52MGD Pressure Reducing Valve
(PRV) Station at NWC of 51st Avenue and Carefree Highway, connecting
to the existing 78-inch water main near Carefree Highway and 51st
Avenue, as modified and approved by the Water Services Department and
Planning and Development Department.

The development shall construct the following looped water system
serving pressure zone 5ED: a new 54-inch water main along 51st Avenue
connecting from the new PRV station to SR-303, then connecting to a new
36-inch water main along north of SR-303 from 51st Avenue, crossing I-
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16.

17.

18.

19.

20.

21.

17, to the existing 54-inch water main at North Valley Parkway, as
modified and approved by the Water Services Department and the
Planning and Development Department.

The development shall construct the following looped water system
serving pressure zone 6B: a new 16-inch water main along Carefree
Highway connecting from the exisitingl6-inch stub east of 51st Avenue,
crossing 1-17, to the existing 12-inch water main at North Valley Parkway,
as modified and approved by the Water Services Department and the
Planning and Development Department.

The development shall be responsible of constructing any water mains
that are smaller than 16-inch to connect from the regional major water
infrastructure to the point of need or to comply with frontage requirement,
as modified and approved by the Water Services Department and the
Planning and Development Department.

The development shall construct a new 15-inch gravity sewer main along
51st Avenue from Dove Valley Road to the new lift station at the northeast
corner of 51st Avenue and SR-303, as modified and approved by the
Water Services Department and Planning and Development Department.

The development shall construct a new 15-inch gravity sewer main along
north of SR-303 from I-17 to 43rd Avenue, then connecting to a new 18-
inch gravity sewer main along north of SR-303 from 43rd Avenue to the
new lift station at the northeast corner of 51st Avenue and SR-303, as
modified and approved by the Water Services Department and Planning

The development shall construct a new lift station at the northeast corner
of Deadman Wash and SR-303. The new lift station shall be sized to be
able to handle the wastewater flow from all future developments west of
51st Avenue from Carefree Highway to SR-303. The development shall
construct new dual 12-inch force mains with the option to add the third
force main along north of SR-303 from this lift station to the new large lift
station at the northeast corner of 51st Avenue and SR-303, as modified
and approved by the Water Services Department and the Planning and
Development Department.

The development shall construct a new lift station at the northeast corner
of 51st Avenue and SR-303. The new lift station shall be sized to handle
the wastewater flow from the lift station at Deadman Wash and SR-303
and the flows from developments between 51st Avenue and I-17 and SR-
303 to Carefree Highway. The development shall construct new dual 16-
inch force mains with the option to add the third force main along north of
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SR-303 from this lift station, crossing I-17 to the City’s existing Lift Station
66 (LS66) near Dixileta Drive and North Valley Parkway, as modified and
approved by the Water Services Department.

22. The Arizona State Land Department will allow for a rezoning of the
property back to S-1 without compensation if the City does not obtain
within a year of this rezoning as least 3,900 acre-foot of CAP water
needed to serve the site.

Writer
Joshua Bednarek
August 31, 2020
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1. PURPOSE & INTENT
la. The Arizona State Land Department (ASLD)

The Arizona State Land Department (ASLD) manages over 9.2 million acres of state trust land
in Arizona. Since 1915, the ASLD’s mission has been to manage the assets of a multi-
generational perpetual trust in alignment with the interests of the Trust’s 13 beneficiaries and
Arizona’s future. The mission statement of the ASLD is as follows:

“To manage State Trust lands and resources to enhance value and optimize economic
return for the Trust beneficiaries, consistent with sound business management
principles, prudent stewardship, and conservation needs supporting socio-economic
goals for citizens here today and future generations. To act in the best interest of the
Trust for the enrichment of the beneficiaries and preserve the long-term value of the
State Trust lands.”

State Trust land is often misunderstood in terms of both its character and management. Trust
land is different from public land such as parks or National Forests. Trust lands are managed
by the ASLD to generate revenue for K-12 schools and 13 additional institutional beneficiaries.
The Trust accomplishes its mission through its sale and lease of Trust lands for grazing,
municipal, residential, commercial, mining, and open space purposes.

The ASLD, serving as the fiduciary for the Trust, is required by the Arizona Constitution to
receive maximum value for the sale or lease of Trust lands for the benefit of the Trust. Given
this Constitutional mandate, it is incumbent upon ASLD to carefully plan these properties to
maximize their ultimate value. Accordingly, the ASLD is in the process of re-evaluating the
existing development plans for the Trust lands in the area and is working with the City of
Phoenix to develop plans that are appropriate for the area and that will meet market
demands.

1b. Planned Unit Development

The Planned Unit Development (“PUD”) zoning district is authorized by Chapter 6, Section 671
of the Zoning Ordinance of the City of Phoenix (“Phoenix Zoning Ordinance”). APUD is
intended to be a stand-a-lone document that sets forth the regulatory framework, including
permitted uses, development standards and design guidelines, for a particular project (“PUD
Regulations”). The PUD may only modify provisions within the Phoenix Zoning Ordinance and
does not modify other City of Phoenix codes, regulations or requirements. A PUD may include
background information and narrative discussion, including purpose and intent statements,



which are intended to illustrate the overall character and vision for the development. Such
statements are not regulatory and are not requirements to be enforced by the City of Phoenix.

The PUD regulations apply to all property within the PUD project boundary. The PUD
regulations supersede and replace all applicable Phoenix Zoning Ordinance requirements. If
there is a conflict between PUD regulations and the Phoenix Zoning Ordinance, including the
design guidelines within the Phoenix Zoning Ordinance, the terms of this PUD shall apply. If a
provision is not addressed by the PUD, then the Phoenix Zoning Ordinance controls.

1c. Project Overview and Goals

The North Phoenix 3,500 PUD rezones approximately 3,721.60-acres of vacant State Trust land
located within the North Gateway Village Planning Area. The Site is bordered by the 1-17
Freeway to the east, the Loop 303 Freeway to the south, the Deadman Wash to the west and
SR-74 to the north. See Figure 1: Regional Context Map. In alignment with the City’s General
Plan land use designations for the subject property, as amended through a concurrent minor
General Plan land use amendment, this application proposes a major employment district
consisting of employment, manufacturing, commerce park, commercial, and multi-family
residential uses.

The primary goal of the North Phoenix 3,500 PUD is to allow for the implementation of a
master planned vision for the property that will serve as a major economic driver within the
region. The North Phoenix 3,500 PUD will incorporate land uses and design principles that
establish an entitlement framework for a mixed use employment hub development, with a
series of Development Unit Sub-Areas that will require more detailed information and
infrastructure analysis as each Development Unit Sub-Area (“Sub-Area”) moves forward with
development.

The goals and objectives of the North Phoenix 3,500 PUD are to:

e Enhance the value of the State Trust land on behalf of the ASLD’s beneficiaries.

e Establish entitlement flexibility to attract major employment generators on the Site to
benefit the region and City as a whole.

e Establish development and performance standards to ensure a high quality of design and
land use compatibility to create an attractive employment campus with compatible
supporting uses, while also creating a sustainable and attractive working, shopping, and
living environment.



1d. General Plan Amendment

The Site currently has a mix of land use designations as shown in Figure 2: Current General
Plan Land Use. This PUD request is accompanied by a Minor General Plan Amendment
request to amend the Site’s land use designations to Commercial and Commerce/Business
Park as shown in Figure 3: Proposed General Plan Land Use. This revised land use
designation will support the employment hub development planned for this Site. The General
Plan Amendment application also includes a request to amend the City’s infrastructure limit
line to include the subject site as shown in Figure 4: Existing & Proposed Infrastructure
Limit Line. This request will allow the North Phoenix 3,500 PUD to be serviced by City of
Phoenix utilities and infrastructure as the project develops.

The Site is also governed by the following additional land planning documents:

e North Gateway Character Area

e North Gateway Corridor Overlay District

e General Plan Peripheral Areas C&D

e Carefree Highway Scenic Corridor Design Policies

The North Phoenix 3,500 PUD will comply with the above-mentioned planning documents.

2. EXISTING SITE CONDITIONS

The North Phoenix 3,500 PUD consists of approximately 3,721.60 gross acres of property
located within the North Gateway Village. The Site, which is generally flat and does not
include significant topographical or natural features, is currently vacant. As shown on Figure
5: Existing Site Conditions, mapped FEMA floodway and floodplain designations are located
mainly on the west portion of the Site near the Deadman Wash. Multiple APS power corridors
cross the Site, including 230 kV lines and 69 kV lines as shown on Figure 5.

With freeway frontages on its east and south edges, the Site has excellent regional circulation
access. The Site will have access to two I-17 Freeway interchanges at SR-74 and Dove Valley
Road, and two future Loop 303 Freeway interchanges at 43' Avenue and 51 Avenue. 43"
Avenue, 51% Avenue, and Dove Valley Road serve as arterial roadways through the Site
providing access to each development Sub-Area as the Site develops.

As shown in Table: 1 Surrounding Uses, the Site is surrounded by the Ben Avery Shooting Facility and
Arizona Game and Fish Headquarters to the north and the Sonoran Crossing Health Campus to the
east with vacant Arizona State Trust land surrounding the Site’s remaining edges.



Table 1: Surrounding Uses
Location APN General Plan Zoning Land Use
. . . Ben Avery Recreation Area,
North | 203-10-005, Pulali')fé S‘Gis‘e"(i”k;'c’ o1 Arizona Game & Fish
203-10-006 ! Headquarters, Vacant State Trust
&NW)
Land
West NA NA S-1 Vacant State Trust Land
South NA NA 51 Loop 303, Vacant State Trust
Land
East 204-02-068, Mix: 15;1d0uc/i:£agf, 10- PUITDCDC’—Z [-17, Sonoran Crossing Health
204-02-069 . ! " | Campus, Vacant State Trust Land
Commercial S-1

3. DEVELOPMENT PLAN

3a. Overall Design Concept

The North Phoenix 3,500 PUD provides the framework for a well-planned, cohesive mixed-use
project that integrates employment, manufacturing, commercial, and multi-family residential
uses into a connected and aesthetically unified development. As shown on Figure 6: Existing
Zoning, the Site is currently zoned S-1, the City’s least intense zoning designation. The
purpose of this request is to rezone the Site to PUD to establish flexible zoning districts with a
variety of compatible land uses to facilitate the Site’s development as a large scale
employment and economic hub. See Figure 7: Proposed Zoning.

The North Phoenix 3,500 PUD provides for a variety of complimentary land use types. The
flexibility in design enabled by the PUD offers a desirable improvement over conventional
zoning standards and directly promotes the appropriate and efficient use of land and
infrastructure. The PUD establishes the foundation for a master planned employment hub
that will provide future end users with a cohesive campus-like environment comprised of a
variety of supporting uses. See Figure 8: Conceptual Land Use Plan.

3b. Development Plan Administration

The North Phoenix 3,500 PUD utilizes a Land Use Districts and Development Units to organize
development within the PUD. See Figure 9: Development Unit Plan. This provides for
manageable land use entitlement areas that respond to the various conditions across the Site.

Amendments to the PUD, if any, will be processed under the requirements for PUD
amendments within the City of Phoenix Zoning Ordinance. Any future PUD amendment



application made by an ASLD purchaser or successor that seeks only to limit or expand the
development standards applicable solely to the ASLD successor’s property, and where the
proposed PUD Amendment would not affect any other provision of this PUD, including but not
limited to the Land Use Budget or Development Unit boundaries, such amendment may be
processed as an isolated amendment to the PUD and apply only to the property of the ASLD
successor requesting such change, and subject to the required prior written approval by ASLD.

Given the size of the North Phoenix 3,500 PUD and the inherent unknowns in how the site will
fully develop over its future phases, this PUD includes guidance on the master planning and
infrastructure planning process for the site. Detail regarding the facilitation and requirements
of the master planning and infrastructure funding process is provided in Section 9: Master
Planning and Administration.

4. LAND USE DISTRICTS

The PUD consists of three Land Use Districts, with various Development Units within each
district that will be tied to future Functional Segment analysis prior to secondary planning
efforts and in conformance with the master studies provided for the overall development.
These Land Use Districts include: Technology Campus, Technology Park, and Freeway Mixed
Use. As shown on Figure 8: Conceptual Land Use Plan.

As identified in the Land Use Districts sub-sections below, each of the three Land Use Districts
have been associated with corresponding base zoning districts from the City of Phoenix
Zoning Ordinance and are subject to their standard uses and development standards except
as modified by this PUD. In instances where specific deviations to the associated district are
proposed, the PUD provides for defined uses and standards as identified below. Uses
analogous to those listed below, may administratively approved.

4a. Technology Campus Land Use District

The Technology Campus District is envisioned as a thriving employment hub to be anchored
by a major user. The Technology Campus District is generally located at the center of the Site
between 43 Avenue and 51°t Avenue. The District consists of 1,078-acres and will support the
most intensive planned uses. The campus is envisioned to contain a varied collection of
buildings and structures for administration, design, manufacturing and ancillary uses. Uses
programmed within the Technology Campus district will represent a major economic and
employment investment within the City and will attract supportive uses in association with its
multi-phase development. No residential development is permitted within this District.



PERMITTED USES

Uses allowed within the Technology Campus District include the following:

e Alluses permitted in the Commerce Park District: General Commerce Park Option per
Zoning Ordinance Section 626.F.

The following additional use is allowed by right within the Technology Park District:

e Basic compounding and processing of raw materials except food and agricultural
products. The end product consists of materials for later processing or fabrication into a
finished product to be used by the ultimate purchaser.

The following additional uses are allowed by right within the Technology Campus District as
accessory uses to other uses within this district:

e Outdoor recreation uses, outdoor dining, and outdoor alcoholic beverage consumption.

4b. Technology Park Land Use District

The Technoloy Park District is generally located in the northern and western portions of the
PUD area and is comprised of 1,217-acres of planned employment and commerce park uses
that may support the Technology Campus and that may also stand alone with separate and
distinct uses. Additional commercial service uses may be located within this District as well.
No residential development is permitted within this District.

PERMITTED USES

Uses allowed within the Technology Park District include the following:

o Alluses permitted in the Commerce Park District: General Commerce Park Option per
Zoning Ordinance Section 626.F.

The following additional use is allowed by right within the Technology Park District:

e Basic compounding and processing of raw materials except food and agricultural
products. The end product consists of materials for later processing or fabrication into a
finished product to be used by the ultimate purchaser, subject to the following
performance standards:

0 Such uses shall be limited to maximum of 20% of the gross district area.
0 Such uses shall require a minimum property setback of 500 feet from the State
Route 74 centerline.



4c. Freeway Mixed Use Land Use District

The Freeway Mixed Use District is 1,243-acres in size and is located east of 43 Avenue,
adjacent to the I-17 freeway corridor. Uses within this district may include additional
employment uses, regional commercial, office, hospitality and multi-family development
types. These uses are complementary and supportive to the Technology Campus and
Technology Park District uses and will benefit from their location at the confluence of two
major freeway corridors. The Freeway Mixed Use Land Use District consists of three
Development Units: MU-A, MU-B, and MU-C (see Figure 9: Development Unit Plan). Certain
uses are permitted within MU-A and MU-B and another set of uses is permitted within MU-C.
The uses permitted within the various Development Units are identified below.

MU-A & MU-B PERMITTED USES

Uses allowed within the Freeway Mixed Use District Development Units MU-A and MU-B
include the following:

e Alluses permitted in the C-2 (Intermediate Commercial) District per Zoning Ordinance
Section 623

e Alluses permitted in the C-O (Commercial Office) District per Zoning Ordinance Section
621.

e Alluses permitted in the R-5 (Multi-family Residential) District per Zoning Ordinance
Section 618.

The following additional uses are allowed by right within the Freeway Mixed Use District
Development Units MU-A and MU-B:

o Drive-throughfacilitiesasan accessory useto arestaurant, subjecttothe following
performance standards:

o Accesstothesiteistobefromanarterial or collector street as defined on the
street classificationmap.

o Ause permit shall be secured if the queuing lane for the drive-through facility
is less than 300 feet from a residential district zoning line. This distance shall
be measured from the point ofthe queuinglane closest to the residential
district zoningline.

o Speakersand/ormenuboardstobe oriented awayfrom adjacent public
roadways.

e Outdoorrecreationuses,outdoordiningand/oroutdooralcoholicbeverage
consumption as an accessory use to a restaurant
e Self-service storage warehouse subject to the following performance standard:

10



o Allstorageshall be within aclosed building except that boats, trailers and motor
vehicles may be placed inoutdoorstorage areas which are separate from the
buildings and screened from view from adjacent streets and property by walls,
fencesorlandscaping. Outdoor storage areas shall not exceed ten percent
(10%) of the gross site areaand shall not counttoward meeting parking
requirements.

The following additional performance standards shall be applicable to allowed uses within
the Freeway Mixed Use District Development Units MU-A and MU-B:

All permitted or conditional residential, school (public or private), church, hospitality,
hospital or group home uses as allowed by this PUD in the Freeway Mixed Use District
shall require a minimum building setback of 2,640 feet (1/2 mile) from the site’s north
property line adjacent to the Ben Avery Shooting Facility.

All permitted or conditional residential, school (public or private), church, hospitality,
hospital or group home uses as allowed by this PUD in the Freeway Mixed Use District
shall require a minimum building setback of2,500 feet from the west edge of the 43™
Avenue right of way.

MU-A & MU-B PROHIBITED USES

The following uses are prohibited within the Freeway Mixed Use Land Use District
Development Units MU-A and MU-B:

Single Family Residential Uses

Adult bookstore, adult novelty store, adult theatre, adult live entertainment
establishment, erotic dance, or performance studio.

Nonprofit medical marijuana dispensary facility

Pawn Shop

Tattoo Shops

MU-C PERMITTED USES

The Uses allowed within the Freeway Mixed Use District Development Unit MU-C include

the following:

All uses permitted in the C-2 (Intermediate Commercial) District per Zoning Ordinance
Section 623

All uses permitted in the C-O (Commercial Office) District per Zoning Ordinance Section
621.

11



o Alluses permitted in the R-5 (Multi-family Residential) District per Zoning Ordinance
Section 618.
o Alluses permitted in the Commerce Park District: Business Park Option per Zoning

Ordinance Section 626.F not otherwise permitted in the C-2, C-O or R-5 Districts.

The following additional uses are allowed by right within the Freeway Mixed Use District:

e Automobile retail sales, rental for more than 15 cars, and leasing, and household moving

centers subject to the following performance standards:

O

O

O

Body repair and painting done on the lot shall be confined to a closed building.
Area used for parking, display, storage or circulation shall be dust-free.

Lots shall be properly enclosed with a wall, fence, hedge, plantings, or
combinations thereof having a minimum height of ten inches above the grade at
which the cars are to be displayed unless a hedge, planting or combinations
thereof are approved in lieu of the ten-inch wall and/or the lot is depressed below
the elevation of adjacent lots in which case appropriate landscaping may be
approved.

Any artificial light used for such lot or area shall be so arranged as to reflect light
away from the adjoining premises, lot and/or streets and shall be so located as not
to be a nuisance to adjacent property and streets.

e Camper Sales

o Drive-throughfacilitiesasan accessory usetoarestaurant, subjecttothe following

performance standards:

O

O

Accesstothesiteistobefromanarterial or collector street as defined on the
street classificationmap.

A use permit shall be secured if the queuing lane for the drive-through facility
is less than 300 feet from a residential use parcel line. This distance shall be
measured from the point of the queuinglane closest to the residential use
parcel line.

Speakersand/ormenuboardstobeoriented away from adjacent public
roadways.

e Outdoorrecreationuses,outdoordiningand/oroutdooralcoholicbeverage

consumption as an accessory use to a restaurant

o Self-service storage warehouse subject to the following performance standard:

O

Allstorage shall be within a closed building except that boats, trailers and motor
vehicles may be placed in outdoor storage areas which are separate from the
buildings and screened from view from adjacent streets and property by walls,
fencesorlandscaping. Outdoor storage areas shall not exceed ten percent
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(10%) of the gross site area and shall not counttoward meeting parking
requirements.
Traveltrailer,camper,and/or mobile homesalessubjecttothefollowing performance
standard:
o Thepremisesshallabutorhavedirectaccesstoafreewayorarterial street, as
designated on the street classification map.

Thefollowing additional performance standards shall be applicable to allowed uses within

the MU-C Freeway Mixed UseDistrict Development Unit:

All permitted or conditional residential, school (public or private), church, hospitality,
hospital or group home uses as allowed by this PUD in the Freeway Mixed Use District
shall require a minimum building setback of 2,640 feet (1/2 mile) from the site’s north
property line adjacent to the Ben Avery Shooting Facility.

All permitted or conditional residential, school (public or private), church, hospitality,
hospital or group home uses as allowed by this PUD in the Freeway Mixed Use District
shall require a minimum building setback of 2,500 feet from the west edge of the 43rd
Avenue right of way.

Warehousing, assembly and wholesaling shall not exceed a combined 20 acres and
require a minimum setback of 1,320 feet from the west edge of the I-17 Freeway right-of-
way and from the State Route 74 centerline.

MU-C PROHIBITED USES

The following uses are prohibited within the Freeway Mixed Use Land Use District

Development Units MU-C:

Single Family Residential Uses

Adult bookstore, adult novelty store, adult theatre, adult live entertainment
establishment, erotic dance, or performance studio.

Nonprofit medical marijuana dispensary facility

Pawn Shop

Tattoo Shops
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5. DEVELOPMENT STANDARDS

Sa. Development Standards by Land Use District

Each of the project’s three Land Use Districts is subject to development standards specific to
that district. The Technology Campus and Technology Park Land Use Districts are subject to
development standards in conformance with the Commerce Park District: General Commerce
Park Option identified within Section 626 of the City of Phoenix Zoning Ordinance.
Commercial uses within the Freeway Mixed Use Land Use District shall be in conformance with
the C-2 development standards identified within Section 623 of the City of Phoenix Zoning
Ordinance. Under conventional zoning, residential Uses within a C-2 district default to the R3-
A development standards. Within the North Phoenix 3,500 PUD, residential uses within the C-
2 district shall instead default to R-5 development standards with certain exceptions as
identified in Table 3: Development Standards by Land Use District, below. When a use is
allowed by right within both the C-2 and R-5 zoning districts, the applicant shall be required to
select during the preliminary plans process either the C-2 or R-5 base zoning district and with
that selection, the applicable base zoning district standards shall apply. Development
standards for all three land use districts are provided in Table 3.
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Table 3: Development Standards by Land Use District

Technology
Campus

Technology Park

Freeway Mixed Use

Commerce Park

Commerce Park

Residential Uses

Non-residential Uses

Max.
Density

No requirement

No requirement

45.68;52.20 with bonus

No requirement

Required
Setbacks

30' from perimeter
lot line on a street,
20' not on a street;
20' from interior lot
line on a street, 0'
not on a street

30' from perimeter
lot line on a street,
20' not on a street;
20' from interior lot
line on a street, 0'
not on a street (1)

Perimeter Standards:

20" adjacent to a public

street; this area is to be

in common ownership
unless lots front on
the perimeter public

street; 10" adjacent to

property line.
Building Setback: 10'
front.

Adjacent to Street: For
structures not
exceeding 2-stories or
30-feet: average 25-feet,
minimum 20-feet
permitted for up to 50%
of structure including
projections.

For structures
exceeding 2-stories or
30-feet: average 30-feet,
minimum 20-feet
permitted for up to 50%
of structure including
projections.

Not Adjacent to Street:
20’ (1)

Residential
Buffer
Building
Setback

No requirement

No requirement

2,500’ measured from
the east property line of
the Technology Campus

Land Use District
2,640’ measured from
the site’s north
property line adjacent
to the Ben Avery
Shooting Facility.

No requirement (2)

Max. Lot
Coverage

50%

50%

50%

50% of net lot area
exclusive of the first 6-
feet of roof overhang,

open carports, covered
patios or covered
walkways
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Table 3: Development Standards by Land Use District (Continued)

Technology
Campus

Technology Park

Freeway Mixed Use

Commerce Park

Commerce Park

Residential Uses

Non-residential Uses

Max.
Building
Height

80";
heights up to 100’
permitted with use

permit and Site Plan.

In addition to the
building height
exceptions outlined
in the Zoning
Ordinance (Section
701.B), non-
habitable
mechanical
equipment and
structures that may
include, but are not
limited to, elements
such air separators,
exhaust pipes, and
gas processing
equipment are
permitted up to 225-
feetin height for a
maximum of 25% of
the roof area.

56', 4-stories;
heights up to 80’
with use permit and
Site Plan.

In addition to the
building height
exceptions outlined
in the Zoning
Ordinance (Section
701.B) within 1,000’
of the Technology
Campus District,
non-habitable
mechanical
equipment and
structures that may
include, but are not
limited to,
elements such air
separators, exhaust
pipes, and gas
processing
equipment are
permitted up to
225-feet in height
for a maximum of
25% of the roof
area.

60', 5-stories.

56’ with the ability to
increase the height up
to 120’ provided that for
any site development in
excess of fifty six (56)
feet, a minimum of 30%
of the project’s total net
area shall be provided
as open space with
appropriate
landscaping and other
pedestrian-oriented
amenities. This area
shall be exclusive
of setbacks, areas open
to vehicular traffic and
parking areas.
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Table 3: Development Standards by Land Use District (Continued)

Technology
Campus

Technology Park

Freeway Mixed Use

Commerce Park

Commerce Park

Residential Uses Non-residential Uses

Min. Open
Space

A minimum of 10%
of the net site area
shall be provided as
open space. Open
space may take the
form of active or
passive open space
and should prioritize
preservation of the
site’s natural
features and
character. Open
space shall be
calculated per
Development Unit.

A minimum of 10%
of the net site area
shall be provided as
open space. Open
space may take the
form of active or
passive open space
and should
prioritize
preservation of the
site’s natural
features and
character. Open
space shall be
calculated per
Development Unit.

Minimum 5% of gross Minimum 5% of gross

area area.

For any site
development in excess
of fifty six (56) feet, a
minimum of 30% of the
project’s total net area
shall be provided as
open space with
appropriate
landscaping and other
pedestrian-oriented
amenities. This area
shall be exclusive
of setbacks, areas open
to vehicular traffic and

parking areas.

Sb. Residential Unit Cap

In conformance with the Carefree Highway Scenic Corridor plan, a 120’ setback from the
centerline of Carefree Highway (SR-74) is required for all commercially zoned or
commercially designated land adjacent to this roadway. For other land use types, a
minimum setback of 170’ and an average setback of 205’ is required.

The residential buffer is a building setback that only applies to residential uses. As such,
there is no required residential buffer for non-residential uses within the Freeway Mixed
Use Land Use District.

As defined in the Development Standards Table, above, residential development within the
North Phoenix 3,500 PUD is limited to the Freeway Mixed Use Land Use District. Within this
Land Use District, residential unit caps shall apply per Table 4: Residential Unit Cap.
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Table 4: Residential Unit Cap
Land Use District Maximum Residential Unit Count
Technology Campus 0
Technology Park 0
Freeway Mixed Use 8,960
Total 8,960

5¢. Development Standards of General Applicability

Development standards relating to the following elements within the North Phoenix 3,500
PUD shall adhere to City of Phoenix Zoning Ordinance standards. Development within the
Technology Campus and Technology Park Land Districts shall adhere to standards pursuant
to the Commerce Park land use district subject to modifications provided within Table 3 and
development within the Freeway Mixed Use Land Use District shall adhere to standards
outlined within the C-2 land use district subject to modifications provided within Table 3.

e Landscape standards for
0 streetscapes;
O perimeter property lines;
0 adjacent to buildings;
0 parkingareas; and
0 common and retention areas.
e Parking standards
e Fencesand walls
e Amenity standards
e Lighting

5d. Signs

Signage within the North Phoenix 3,500 PUD should convey a sense of quality, sustainability
and style. Signage should be legible and well-crafted. Creativity is encouraged and some
signage regulations may be exceeded in certain circumstances via a zoning adjustment or
comprehensive sign plan for signs that are well designed and have a high degree of character
and inventiveness. Architecturally, building signage should utilize and/or enhance the
architectural elements of the building and be placed in a logical relation to the overall
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composition of the building’s facade. Signs should not cover any key architectural features or
details of the building they attach to. Signage should neither obscure nor block key
architectural features, the normal flow of pedestrian or vehicular traffic, or sight lines to

adjacent properties.

Signs are allowed pursuant to Zoning Ordinance section 705. A comprehensive sign plan shall
be processed and approved for all commercial uses in accordance with Section 705.E.2 of the

Phoenix Zoning Ordinance.

All provisions of the NBCOD are applicable to the North Phoenix 3,500 PUD as of the date of
this PUD except that the second sentence of provision 2 of the NBCOD shall not be in effect for
signage within the North Phoenix 3,500 PUD:

Section Il.B.2: Except for government regulated signs, freeway frontage, or when
approved in a comprehensive sign plan, all permanent signs shall be monument style,

limited to eight feet in height. HF-e-comprehensivesiga-planis-approvedthe-meximum

)
fall aVa' A“-‘ . ALO & .. ----- a &
26

5e. Pedestrian Circulation

Pedestrian circulation and connectivity are essential components of the North Phoenix 3,500
PUD. A pedestrian circulation system will be provided to complement the site’s vehicular
circulation system. These pedestrian zones will serve as the primary circulation routes
connecting the development as shown on Figure 10: Conceptual Street Plan and Figure 11:
Pedestrian Circulation and Facilities Plan. The following provisions shall guide the planning
of circulation routes within the North Phoenix 3,500 PUD.

e Thefollowing shade requirements shall be in effect for all Land Use Districts:
0 Minimum 50% shading of all publicly accessible sidewalks and walkways by
means of vegetation at maturity and/or shade structures.
0 Minimum 75% shading of all publicly accessible sidewalks and trails along
arterial and collector roadways by means of vegetation at maturity and/or

shade structures.

Shade structures provided within the right-of-way will require approval from the Street

Transportation Department and shall be privately maintained.

e Detach the sidewalks and provide shade along both sides of the sidewalk with single-
trunk trees. Alternate single trunk trees with other thick vegetation on landscape strip
along that can discourage pedestrians from crossing mid-block.
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o Delineate all pedestrian walkways where conflicts with vehicles exist with alternative
paving materials. Any alternative paving material located withing a right-of-way will
require a private maintenance agreement with the Street Transportation Department.

e Provide shade and outdoor furnishings such as seating, trash bins, light fixtures in
open space areas to support human occupation and use. Any amenities proposed
within the right-of-way shall be easily removable, require a revocable permit, and be
approved by the Street Transportation Department.

e Pedestrian accesses to the site from the sidewalk should be attractive andinviting and
separated in distance from vehicular traffic to provide a design that accentuates and
prioritizes the importance and care of patrons arriving to the site on foot.

e Generally, connect all public building entrances and exits, community amenities, and
all public sidewalks utilizing the minimum possible distance and providing the most
direct route.

e Direct pedestrian pathways should be provided from residential areas to adjoining
business parks, commercial developments, parks, open space, schools, and public
transit stops, utilizing cross access agreements wherever possible to minimize
pedestrian travel distance.

5f. Vehicular Circulation

Arterial and collector streets shall be provided in accordance with City of Phoenix standards
and with the Arizona Department of Transportation Roadway Design Guidelines, Section 506,
for location and design of access points in proximity of ADOT right-of-way. Arterial streets
within the North Phoenix 3,500 PUD have been designed to be generally in conformance with
the City’s Master Circulation Plan as depicted within the General Plan. Collector streets are to
be generally located 2 mile between arterials streets. Conceptual street alignments have
been provided on Figure 10: Conceptual Street Plan. Points of access and intersections
should adhere to Street Transportation guidelines for spacing and alignment.

Where street alignments necessitate wash crossings, the following standards shall apply.
Culverts and bridges for major collector and arterial streets are to be designed to convey, as a
minimum, the 100-year peak discharge with no flow crossing over the roadway. Culverts for
minor collector and local streets shall be designed to convey the 100-year peak discharge with
a maximum of 0.5-foot flow depth over the roadway. All culvert crossings will follow City of
Phoenix standards. In addition, for roadway crossings of major water crosses, such as
Deadman Wash, consideration of FEMA and USACOE requirements will be necessary.
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5g. Complete Streets

In 2018 the City of Phoenix adopted Complete Streets Design Guidelines with the goal

promoting health and safety through active streetscapes. Streets within the North Phoenix

3,500 PUD shall conform to the following elements of the Complete Streets Design Guidelines:

e The unique character of the area shall be considered during the design of street projects.

e Streets shall be designed to promote safely for all users, particularly children, the elderly,

those with disabilities, transit users and more vulnerable modes (walking, bicycling,
transit).

e Shade shall be a primary technique to reduce ambient temperatures and to reduce direct

sunlight exposure for pedestrians and cyclists.

e Streetscape designs shall include pedestrian infrastructure with pedestrian through zones

free of impediments.

5h. School Facilities

The PUD includes allowances for multi-family residential within specified portions of the

Freeway Mixed Use District. Evaluation of school facility needs and their location will be made

in conjunction with the Deer Valley Unified School District at such time that multi-family
development proposals are brought forward for City review. Any future residential
development applications will be routed to the School District for review and capacity
determination.

51. Phasing

The North Phoenix 3,500 PUD is a multi-phase development. Itis anticipated that
development of approximately 300-acres of the Technology Campus District and its
associated infrastructure will be provided as the first phase of development, with the
surrounding development areas to follow subject to market conditions and as per the Sub-
Area requirements. Phase 1 is identified on Figure 8: Conceptual Land Use Plan.
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6. DESIGN GUIDELINES

Planned Unit Developments (PUD) within the City of Phoenix are required to define key design
guidelines that will guide development across the project and ensure a high level of consistent
design vernacular throughout the site as is develops. Below is a discussion of how the North
Phoenix PUD will be in conformance with design guidelines outlined with the adjacent North
Black Canyon Corridor Overlay District (NBCOD), the Carefree Highway Scenic Corridor Design
Policies, and with specific design guidelines identified for the North Phoenix 3,500 PUD.
Together these design guidelines will contribute to a cohesive, high-quality project.

6a. Conformance with the NBCOD

The North Phoenix 3,500 PUD is located adjacent to the North Black Canyon Corridor (NBCC).
The NBCC is targeted for development of a high quality, regional employment center,
diversified residential areas, and urban open space. To implement this vision, the City has
adopted design guidelines for the North Black Canyon Overlay District (NBCOD) as Section 654
of the Phoenix zoning ordinance. The purpose of the North Black Canyon Overlay District
(NBCOD) design guidelines is to create a built environment that substantially relates to and
respects the desert setting. While the NBCOD encompasses the area east of the I-17 Freeway,
the NBCOD design guidelines provided in Section 654 of the Phoenix Zoning Ordinance are
incorporated into this PUD and development within the North 3,500 PUD will be subject to

compliance with the guidelines except for the following provisions:

o Section Il.B.2: Except for government regulated signs, freeway frontage, or when approved
in a comprehensive sign plan, all permanent signs shall be monument style, limited to eight

feet in height. HFa-comprehensivesign-planisapprovedthe-maximum-height permitted-to

Rational: The CSP process is an effective means to evaluate appropriate heights for signs
within the North Phoenix 3,500 PUD. The above additional cap in heightis an unnecessary
layer of regulation that would deny future users flexibility if site conditions warrant

greater heights.

e Section Il.B. 7: -Bexgabiens-and concrete channels should not be allowed unless needed for
public safety, Where used, they should be designed to blend with the desert setting through
color, texture, landscaping or other means (p).

Rational: Box gabion technology has greatly improved in recent years and can be made to
effectively blend with the desert setting.
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o Section Il.B.8: Rip rap sheutd-rotbeuseduntessneededforpublicsatety-is permitted.

Where used, it should be used with restraint and be designed to blend with the desert
setting through color, texture, landscaping and other means (p).
Rational: Rip rap is almost always required to dissipate velocity and energy. While
permitted within the North Phoenix 3,500 PUD area, it should be used with restraint
and be designed to blend with the desert setting.

6b. Conformance with the Carefree Highway Scenic
Corridor Design Policies

The City of Phoenix adopted the Carefree Highway Scenic Corridor Design Policies in June
1997. The plan recommends an average setback of 205 feet and a minimum of 170 feet from
the centerline of Carefree Highway. However, in commercially zoned or designated areas, the
setback will be 120 feet from the centerline. Furthermore, the plan protects wash crossings by
recommending a setback of 570 feet if any floodplain or floodway are present along the
corridor. The plan recommends that plant type, density, and spacing should match the
adjacent desert environment. The plan also recommends that bridges should be stained to
color match the desert landscape, use of corten guardrails adjacent to washes, sidewalk
construction should blend with the natural environment, revegetation of previously disturbed
areas, and planting within the median is recommended. North Phoenix 3,500 PUD
development along Carefree Highway (SR-74) shall be in conformance with the design policies
as listed above and within the Carefree Highway Scenic Corridor Design Policies document.

6¢. North Phoenix 3,500 PUD Specific Design
Guidelines

The North Phoenix 3,500 PUD development plan will promote flexibility in uses and site design
while providing consistent design standards and guidelines to direct development of the
individual parcels within the site. The North Phoenix 3,500 PUD project-specific design
guidelines identified below serve as a critical tool to ensure ongoing compatibility between
uses as the project develops. Phoenix Zoning Ordinance Design Guidelines for Sustainability,
Architectural Design, Site Plan Design and Landscape Design, as specified as requirements,
presumptions, and considerations of Section 507 Tab A, apply to the North Phoenix 3,500 PUD.
In addition, the North Phoenix 3,500 PUD will adhere to the following PUD Design
Expectations:

23



SUSTAINABILITY

Objective - Provide Thermal Comfort for all Users

Minimum 50% shading of all publicly accessible sidewalks and walkways by means of
vegetation at maturity and/or shade structures.

Minimum 75% shading of all publicly accessible sidewalks and trails along arterial and
collector roadways by means of vegetation at maturity and/or shade structures.

Objective - Sustainable Neighborhoods that provide a variety of housing opportunities within

the same community

While primarily an employment hub, this PUD allows for complementary multi-family
residential housing developments of varied product types, such as apartments,
townhomes, detached and attached multi-family residential, auto courts, green
courts, and other residential types within the Freeway/Mixed Use District.

ARCHITECTURAL DESIGN

Objective - Visual interest with unified elements to establish a sense of place

Incorporating innovative textures, materials, colors: Building facades facing arterial
roadways shall incorporate a minimum of three (3) different materials.

Building offsets, reveals, recesses, building projections, masonry piers, or other
architectural treatment: Building offsets, reveals and recesses to be a minimum of
three (3) feet in depth.

e Distinct Entry Features: Public building entries are to be clearly identifiable and shall

incorporate functional shade elements such as awnings and canopies to create a

comfortable entry experience while addressing pedestrian scale.

e Locate buildings near sidewalks to create an appealing walking environment that

encourages connections with people; allow for some variations in setbacks to provide

visual vibrancy and opportunities to incorporate shade and green spaces.

e Use step-backs, landscape setbacks and architectural treatments to break down
the massing and modulate shadow/shade impacts of the building bulk.
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9d. Ongoing Collaboration with Arizona State Land
Department (ASLD)

The PUD will be developed in phases and will utilize Development Units as identified in the
Master Plans. Itis anticipated that ASLD land sales and leases of parcels will be smaller than
the Development Units and associated Functional Segments. Master Plans will require
infrastructure phasing so as not to overly burden the initial development within each
Development Unit.

A separate intergovernmental agreement (IGA) between the City of Phoenix and ASLD has
been developed to establish the initial infrastructure investment for Phase |, and then to rely
on ASLD and future purchasers to provide the majority of subsequent infrastructure needs for
all future phases. Development Agreements to address future infrastructure requirements
and commitments may be required in conjunction with Development Unit & Functional
Segment Master Plan approvals.

This section is intended to ensure that once the initial investment in facilities is undertaken as
part of Phase |, and the first major parcel sold, that parcels within the PUD auctioned by ASLD
will bear all or most of the burden associated with designing and constructing water,
wastewater, street and drainage facilities. While successful bidders for ASLD land will be able
to obtain credit against impact fees for some of the facilities that they build, and may be able
to take advantage of financing/funding benefits associated with the establishment of one or
more community facility districts, they are responsible for paying for the difference between
the City’s early investments in infrastructure and the total PUD infrastructure costs.

Ongoing collaboration may require the ASLD to make up for deficiencies identified in the
Infrastructure Funding Plan by compelling purchasers of relevant parcels to assume the
burden of paying for facilities tied to those parcels in the Development Unit Phasing Schedule
and relevant street, water, wastewater or other master plans. Future agreements with ASLD
may specify that ASLD will include all relevant infrastructure design and construction
requirements in the auction terms for each parcel being disposed of through sale or lease and
attach any necessary ROW or easements to the sale or lease of the relevant parcel. Prior to the
sale or lease of the last property within each Development Unit, the Arizona State Land
Department manager or designee shall authorize all development applications and
agreements submitted to the City.

Future agreements between purchasers of ASLD parcels and the City, may include City
commitments to provide facilities or contribute to facility design and construction costs,
and/or provisions related to impact fee credit or the establishment of special districts, but all
infrastructure costs not covered by the City or other government agencies through prior
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