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Alhambra Village Planning Committee 
Meeting Date: 
Planning Commission Hearing Date: 

Request From: 

Request To: 

Proposed Use: 

Location: 

Owner: 

Applicant/Representative: 

Staff Recommendation: 

July 24, 2018 

August 2, 2018 

C-2 SP (4.99 acres)

P-2 (4.99 acres)

Parking Structure 

Northeast corner of 31st Avenue and 
Camelback Road   
Grand Canyon University, an Arizona 
nonprofit corporation 
Stephen C. Earl; Earl, Curley & 
Lagarde 

Approval, subject to stipulations 

General Plan Conformity 

General Plan Land Use Map Designation Residential 15+ dwelling units per acre 

Street Map Classification Camelback 
Road Arterial 40-foot north half

CELEBRATE OUR DIVERSE COMMUNITIES AND NEIGHBORHOODS CORE 
VALUE; CERTAINTY AND CHARACTER; LAND USE PRINCIPLE: New 
development and expansion or redevelopment of existing development in or 
near residential areas should be compatible with existing uses and consistent 
with adopted plans. 

The proposal encourages redevelopment of an underutilized parcel to be compatible 
with and support the existing land uses in the immediate area.   

https://www.phoenix.gov/villages
https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00246.pdf
http://www.codepublishing.com/AZ/Phoenix/html/PhoenixZ06/PhoenixZ0623.html#623
http://www.codepublishing.com/AZ/Phoenix/html/PhoenixZ06/PhoenixZ0647.html#647
http://www.codepublishing.com/AZ/Phoenix/html/PhoenixZ06/PhoenixZ0640.html#640
https://www.phoenix.gov/pdd/pz/phoenix-general-plan
https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00174.pdf
https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00175.pdf
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CONNECT PEOPLE AND PLACES CORE VALUE; OPPORTUNITY SITES; LAND 
USE PRINCIPLE: Promote and encourage compatible development and 
redevelopment with a mix of housing types in neighborhoods close to 
employment centers, commercial areas, and where transit or transportation 
alternatives exist. 
 

The proposed development will provide additional parking to support student housing 
within the larger Grand Canyon University campus. 
 

CONNECT PEOPLE AND PLACES CORE VALUE; CANALS AND TRAILS; 
DESIGN PRINCIPLES: Provide multi-use trail connections where appropriate. 
 

As stipulated, the proposed development will provide an enhanced trail crossing 
between the existing Little Canyon Trail to Camelback Road. 

 
 

Applicable Plans, Overlays, and Initiatives 
Comprehensive Bicycle Master Plan – see Analysis No. 7. 
Reimagine Phoenix Initiative – see Analysis No. 13. 
 
 

Surrounding Land Uses/Zoning 
 Land Use Zoning 
On Site Self-service storage C-2 SP 

North  Single-family residential and surface 
parking R-3, PUD 

South (across 
Camelback 
Road) 

Single-family residential R1-6 

East  Parking structure and surface parking PUD 
West  Church R1-6 
 
 
 
 
 
 
 
 
 
 

https://www.phoenix.gov/streetssite/Pages/Bicycle-Master-Plan.aspx
https://www.phoenix.gov/publicworks/reimagine
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Background/Issues/Analysis 
 
SUBJECT SITE 
1. This request is 

to rezone 4.99 
acres located at 
the northeast 
corner of 31st 
Avenue and 
Camelback 
Road from C-2 
SP 
(Intermediate 
Commercial, 
Special Permit) 
to P-2 (Parking) 
to allow a 
parking 
structure.  

 
 

Source: City of Phoenix Planning and Development Department 
  
SURROUNDING LAND USE 
2. The subject site is currently developed with self-service storage.  Single-family 

residential exists to the northwest and a surface parking lot exists to the 
northeast.  A church is located to the west and a parking structure to the east.  
Single-family residential exists across Camelback Road to the south. 

  
GENERAL PLAN 
3. The General Plan Land 

Use Map designation for 
the subject site is 
Residential 15+ dwelling 
units per acre.  The 
proposal is not consistent 
with the General Plan Land 
Use Map designation; 
however, an amendment is 
not required as the subject 
parcel is less than 10 
acres. 

  
 

 
Source: City of Phoenix Planning and Development 
Department 

  

Subject Site 

Camelback Rd 

35
th

 A
ve

 

27
th

 A
ve
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ANALYSIS OF PROPOSAL 
4. The conceptual site plan 

depicts a five-story parking 
structure to support 
approximately 1,928 
vehicles.  The proposed 
development is to address 
future parking needs for 
students and other campus 
events.  Primary site access 
is depicted at the southeast 
corner of the site along 
Camelback Road.  A 20-foot 
fire lane is depicted to wrap 
around the northern and 
western perimeters and a 
private drive will connect the 
site to additional Grand 
Canyon University properties 
to the east and north.   

 
 
Source: Grand Canyon University, an Arizona nonprofit 
corporation 

  
5. The applicant provided 

exhibits depicting elevations 
from an existing garage 
which was constructed 
utilizing the development 
standards written within the 
Grand Canyon University 
Planned Unit Development 
(PUD).  The applicant 
proposes to match the 
established aesthetic, 
materials, and building 
articulation with this request.     

 

 
 
Source: Grand Canyon University, an Arizona nonprofit 
corporation 

  
6. To ensure this development continues the established character and aesthetic 

along Camelback Road frontage, staff is recommending a stipulation that all 
landscaping be consistent with the City Council adopted Grand Canyon 
University Planned Unit Development (PUD) Streetscape Landscape Standards.  
This is addressed in Stipulation No. 1. 

  



Staff Report: Z-35-18-5 
July 17, 2018 
Page 5 of 8 
 
 
7. The Comprehensive Bicycle Master 

Plan supports options for both short- 
and long-term bicycle parking as a 
means of promoting bicyclist traffic to a 
variety of destinations.  The short-term 
bicycle racks should be an inverted-U 
design where both ends of the “U” are 
affixed to the ground and installed per 
the requirements of Walkable Urban 
Code. This is addressed in Stipulation 
No. 2.   

 
Inverted-U bicycle rack, where both ends of the 
“U” 
 
Source: City of Phoenix, Planning and 
Development Department 

   
8. After the initial filing of the application 

the applicant has worked with staff to 
redesign the fire lane connection along 
the west property line to address 
potential safety concerns where this 
lane intersects with the Little Canyon 
Trail connection to Camelback Road.  
The applicant has worked with staff to 
recommend several stipulations to 
ensure a safe crossing environment is 
achieved at this intersection.  These 
provisions are addressed in Stipulation 
Nos. 3, 4 and 5. 

 
Source: Grand Canyon University, an Arizona 
nonprofit corporation, and Strand Associates, 
Inc. 

  
COMMUNITY INPUT SUMMARY 
9. At the time this staff report was written, staff had not received any mail or email 

correspondence from the public regarding this this request.  Staff had received 
two phone calls where members of the community expressed the following 
concerns and questions:  

• Will 31st Avenue be utilized as a primary access point for Grand Canyon 
University and the proposed parking structure? 

• Is there going to be a guard booth at the northwest corner of the site 
connecting the 10-foot-wide walkway to the existing Little Canyon Trail? 

• Is there going to be a guard booth at the 31st Avenue entry to the Little 
Canyon Trail? 

• Concerns regarding the fire lane along the west property line being 
utilized for public access. 

• Concerns regarding potential traffic impacts. 
  



Staff Report: Z-35-18-5 
July 17, 2018 
Page 6 of 8 
 
 
INTERDEPARTMENTAL COMMENTS 
10. The Street Transportation Department has requested the developer provide a 

10-foot trail connection between the Little Canyon Trail and Camelback Road.  
This is addressed in Stipulation No. 4. 

  
11. The Street Transportation Department requested the applicant submit a Traffic 

Impact Study to the City prior to preliminary site plan approval.  This is 
addressed in Stipulation No. 6. 

  
12. The Street Transportation Department has indicated that the developer shall 

construct all streets adjacent to the development with paving, curb, gutter, 
sidewalk, curb ramps, streetlights, median islands, landscaping and other 
incidentals, as per plans approved by the Planning and Development 
Department.  This is addressed in Stipulation No. 7. 

  
OTHER 
13. 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. Section 716 of the Phoenix Zoning Ordinance 
establishes standards to encourage the provision of recycling containers for 
multifamily, commercial and mixed-use developments meeting certain criteria.  
The provision of recycling containers was not addressed in the applicant’s 
submittals. 

  
14. The site has not been identified as being archaeologically sensitive. However, in 

the event archaeological materials are encountered during construction, all 
ground disturbing activities must cease within 33-feet of the discovery and the 
City of Phoenix Archaeology Office must be notified immediately and allowed 
time to properly assess the materials. This is addressed in Stipulation No. 8. 

 
15. Development and use of the site is 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 proposal encourages redevelopment of an underutilized parcel to be 

compatible with the existing land uses in the immediate area.   
  
2. As stipulated, the proposed development includes appropriate development 

standards and landscape setbacks to ensure compatibility with the surrounding 
land uses. 
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Stipulations 
 
1. A minimum 20-foot landscape setback consistent with the streetscape landscape 

standards in the City Council adopted Grand Canyon University Planned Unit 
Development (PUD) narrative date stamped February 6, 2017 shall be provided along 
Camelback Road, as approved by the Planning and Development Department.  

  
2. Bicycle parking shall be provided per the standards in the City Council adopted Grand 

Canyon University Planned Unit Development (PUD) narrative date stamped February 
6, 2017, located near common garage entry/exits, and installed per the requirements of 
Section 1307.H. of the Phoenix Zoning Ordinance, as approved by the Planning and 
Development Department.  

  
3. The fire access lane on the west side of the parking garage adjacent to 31st Avenue 

shall not be utilized as a primary access point and shall be gated at all times unless in 
use by emergency personnel or in use with Grand Canyon University (GCU) security 
personnel present. 

  
4. The developer shall provide a 10-foot trail connection between the Little Canyon Trail 

and Camelback Road, as approved by the Planning and Development Department. 
  
5. The pedestrian/trail connection between the Little Canyon Trail and Camelback Road 

that crosses over this ancillary lane shall be designed as a stop condition to a raised to 
the height of the adjacent sidewalk with appropriate radiuses and sight visibility as per 
plans approved by the Street Transportation Department, the Fire Department, and the 
Planning and Development Department.   

  
6. The applicant shall submit a Traffic Impact Study to the City for this development. No 

preliminary approval of plans shall be granted until the study is reviewed and approved 
by the City. Contact Mr. Alan Hilty, (602)262-6193, to set up a meeting to discuss the 
requirements of the study. 

  
7. The developer shall construct all streets within and adjacent to the development with 

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

 
8. 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. 
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Exhibits 
Zoning sketch 
Aerial 
Conceptual Site plan date stamped May 16, 2018 
Illustrative Elevations date stamped May 16, 2018 (2 pages) 
Conceptual Curb and Sidewalk improvements plan date stamped July 11, 2018  



*   Maximum Units Allowed with P.R.D. Bonus

APPLICANT'S NAME:

DATE:
REVISION DATES:

REQUESTED CHANGE:

GROSS AREA INCLUDING 1/2 STREET
AND ALLEY DEDICATION IS APPROX. AERIAL PHOTO &

QUARTER SEC. NO.
ZONING MAP

MULTIPLES PERMITTED CONVENTIONAL OPTION *   UNITS P.R.D. OPTION

FROM:

TO:

NORTHERN AVE

GLENDALE AVE

BETHANY HOME RD

CAMELBACK RD

35
TH

AV
E

27
TH

AV
E 19

TH
AV

E

7T
H A

VE

43
RD

 AV
E

7S
T A

VE

I-1
7

APPLICATION NO.

Stephen C. Earl of Earl, Curley & Lagard

Z-35-18

4.99 Acres

5/25/2018

QS 19-22 H-7

ALHAMBRA VILLAGE

Z-35-18

Z-9-10

Z-15-98
Z-SP-7-98

Z-3-C-10

Z-3-C-10

Z-3-C-10

Z-3-C-10

*

*

*

*

R-4A

PUDC-2
SP

R1-6

PUD R-3

PUD*

PUD*

R-3

R-3 *
Z-168-05

N 
31

ST
 AV

E

N 
32

ND
 AV

E

W COLTER ST

W CAMELBACK RD

W MARIPOSA ST

W CAMELBACK RD FRN S N 
29

TH
 AV

E

W CAMELBACK RD FRN S

W PIERSON ST

N 32ND DR
340 0 340170

Feet

\\one\pdd\Shared\Department Share\Information Systems\PL GIS\IS_Team\Core_Functions\Zoning\sketch_maps\2018\Z-35-18.mxd

C-2 SP
P-2 N/A

72

CITY COUNCIL DISTRICT: 5

I

C-2 SP (4.99 a.c.)

P-2 (4.99 a.c.)
87

N/A



*   Maximum Units Allowed with P.R.D. Bonus

APPLICANT'S NAME:

DATE:
REVISION DATES:

REQUESTED CHANGE:

GROSS AREA INCLUDING 1/2 STREET
AND ALLEY DEDICATION IS APPROX. AERIAL PHOTO &

QUARTER SEC. NO.
ZONING MAP

MULTIPLES PERMITTED CONVENTIONAL OPTION *   UNITS P.R.D. OPTION

FROM:

TO:

NORTHERN AVE

GLENDALE AVE

BETHANY HOME RD

CAMELBACK RD

35
TH

AV
E

27
TH

AV
E 19

TH
AV

E

7T
H A

VE

43
RD

 AV
E

7S
T A

VE

I-1
7

APPLICATION NO.

Stephen C. Earl of Earl, Curley & Lagard

Z-35-18

4.99 Acres

5/25/2018

QS 19-22 H-7

ALHAMBRA VILLAGE

Z-35-18

Z-9-10

Z-15-98
Z-SP-7-98

Z-3-C-10

Z-3-C-10

Z-3-C-10

Z-3-C-10

*

*

*

*

R-4A

PUDC-2
SP

R1-6

PUD R-3

PUD*

PUD*

R-3

R-3 *
Z-168-05

N 
31

ST
 AV

E

N 
32

ND
 AV

E

W MARIPOSA ST

W PIERSON ST

W COLTER ST

W CAMELBACK RD

N 
29

TH
 AV

E

W CAMELBACK RD FRN SW CAMELBACK RD FRN S

N 32ND DR mapservices@phoenix.gov

340 0 340170
Feet

\\one\pdd\Shared\Department Share\Information Systems\PL GIS\IS_Team\Core_Functions\Zoning\sketch_maps\2018\Z-35-18.mxd

C-2 SP
P-2 N/A

72

CITY COUNCIL DISTRICT: 5

I

C-2 SP (4.99 a.c.)

P-2 (4.99 a.c.)
87

N/A



(Will replicate landscaping to the east;
see color elevations)

Separate landscape plan not provided.
Landscaping theme will be the same
as was approved for the adjacent
parking structure. See color elevations
for an illustrative view of the
landscaping for the Camelback
Road frontage.



SSouth and North
P-2 Parking Structure Illustrative Elevations Materials:

Red Brick
Pre-Cast Concrete Panels
Steel
Concrete Cornices/Capstones

No Scale



PP-2 Parking Structure Illustrative Elevations

West and  East

262-ft.

44.5’ Top of Roof

Materials:
Red Brick
Pre-Cast Concrete Panels
Steel
Concrete Cornices/Capstones

No Scale






