
 
 

Staff Report: Z-43-A-99-2 
June 26, 2014 

 
North Gateway Village Planning 
Committee Meeting Date 

July 10, 2014 

Planning Commission Hearing 
Date 

August 12, 2014 

Request From: C-2 PCD NBCOD (25.69 acres) 
Request To: R-2 PCD NBCOD (25.69 acres) 
Proposed Use Single-Family Residential 
Location Northeast corner of North Valley Parkway and 

Sonoran Desert Drive   
Owner Evergreen North Valley and Sonoran, LLC 
Applicant/ 
Representative 

Ed Bull, Burch & Cracchiolo PA 

Staff Recommendation Approval, subject to stipulations 
 

General Plan Conformity 

General Plan Land Use Designation 

Existing 
Commercial (24.08 Acres)  
Residential 5 to 15 du/ac (1.48 Acres) 
Residential 2 to 5 du/ac (0.13 Acres) 
 
Proposed 
Residential 5 to 10 du/acre (25.69 Acres), 
per GPA-NG-1-14-2 

Street Map Classification 

North Valley Parkway Major Arterial 70-foot half-
street 

Sonoran Desert Drive Major Arterial 70-foot half-
street 

North Foothills Drive Minor Collector 30-foot half-
street 

 
Neighborhood Element Goal 1, Policy 1: 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. 
 
This proposal will create 111 new dwelling units within the North Gateway Village and develop a 
vacant parcel in a manner that is compatible with the area’s existing, developing, and planned 
character. 
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NEIGHBORHOOD ELEMENT, GOAL 2 COMPATIBLE NEIGHBORHOOD DEVELOPMENT: 
NEW DEVELOPMENT SHOULD BE COMPATIBLE WITH EXISTING USES. 
 
The proposed development would be compatible in density and scale with existing and planned 
uses in the area.  
 

Area Plan 

NORTH BLACK CANYON CORRIDOR PLAN (NBCC) 
The site is located within the North Black Canyon Corridor Plan and is consistent with the intent 
of the following goals: 
 
 Goal 2: Achieve a balance between employment and housing.  

 
 

Surrounding Land Uses/Zoning 

 Land Use Zoning 
On Site Vacant C-2 PCD NBCOD  
North Vacant PCD NBCOD (Approved R-3) 
South Vacant  C-2 HGT/WVR NBCOD 
East Residential R-2 PCD NBCOD  
West Vacant  PCD NBCOD (Approved C-2 & CP/GCP M-R) 
 
 
 

The North Black Canyon Corridor 
is identified as a major target 
growth area and employment 
center.   
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                                                         Single-Family                                *if variance required 

Standards Requirements Provisions on the Proposed site Plan 

Development Option Planned Residential 
Development 

Planned Residential Development 

Gross Acreage N/A 25.69 Acres 
Total Number of Units 166/308 111 
Density 6.5/12 du/acre with 

density bonus 
4.32 du/acre (MET) 

Typical Lot Size 45’(w)  x None (d) 31’ x 86’ to 41’ x 86’ 
Subject to Single-
Family Design Review 

10% or more of the lots 
are equal or less 

Yes 

Open Space Minimum 5% of gross 
area- (1.28 Acres) 

34.5% Open Space- (8.88 Acres) (MET) 

 
Background/Issues/Analysis 
  
GENERAL 
  
 1. This request is to rezone a commercially zoned property from C-2 Planned 

Community District (PCD), North Black Canyon Overlay District (NBCOD) to R-2 
PCD NBCOD (single-family residential) in order to develop a single-family 
subdivision.   

  
 2. The subject 25.69-acre property is located at the northeast corner of North Valley 

Parkway and Sonoran Desert Drive. Currently the property is undeveloped, vacant 
land. The site is located in an area that consists primarily of single-family 
residential uses.   

  
 3. The General Plan Land Use Map designates the subject site as Commercial 

(24.08 acres), Residential 5 to 15 du/ac (1.48 Acres), and Residential 2 to 5 du/ac 
(0.13 Acres). There is a companion General Plan amendment (GPA-NG-1-14-2) to 
amend the General Plan designation from the above designations to Residential 5-
10 du/ac to be consistent with the proposed single-family development.  

  
 4. The subject site is located east of a vacant piece of land zoned PCD NBCOD 

(Approved C-2 & CP/GCP M-R). Land to the north is zoned PCD NBCOD 
(Approved R-3) and is currently vacant. A single-family dwelling subdivision is 
located to east of the subject site and is zoned R-2 PCD NBCOD. The land 
immediately to the south is vacant and zoned C-2 HGT/WVR NBCOD. 
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 5. Located within the North Gateway Village, the proposed zoning, site plan and 

elevations are consistent with the existing designations and low density single-
family residential. Additional stipulations which require view fencing adjacent to the 
wash to the east and decorative walls along North Valley Parkway, North Foothills 
Drive, and Sonoran Desert Drive are intended to maintain the existing character of 
the surrounding neighborhoods and landscape. 

  
 6.  The proposed development is located within the North Black Canyon Overlay 

District boundaries.  The proposed single family development is compatible with 
the overlay’s design guidelines and requirements by achieving the following: 
 

• Integrates the natural desert environment into the built environment. 
 

• Helps to creates a unique identity for the North Black Canyon Corridor. 
 

• Preserve identified washes and amenities to allow them to serve multi-use 
functions, including drainage. 

  
 7. The development will consist of 111 homes with various façade options available. 

As submitted, the proposed site plan will complement the existing residential 
neighborhoods in the area. Stipulations have been included that will include and 
general conformance to the site plan and elevations. 

  
 8. The main entryway is provided on North Valley Parkway with an internal roadway 

network to provide connectivity. Stipulations have been included to incorporate the 
design aesthetic utilized in neighboring projects along North Valley Parkway. 
Additionally, the main entryway and gate design will be required to conform to the 
North Black Canyon Overlay District. 

  
 9. The site proposes over 8.5 acres of open space.  Several large open space tracts 

are provided internal to the site which will be linked by internal pedestrian 
walkways.  These tracts are compatible with the open space provided in adjacent 
neighborhoods and the surrounding landscape and will be stipulated through the 
general conformance stipulation as well as a stipulation requiring that a minimum 
of 30 percent of open space be provided.  The eastern portion of the site 
interfaces with a wash.  Per the North Black Canyon Overlay District, additional 
stipulations have been included for view fencing for lots adjacent to the wash. 

  
10. WATER COMMENTS:  Per City Code 37-33 all bounding streets are required to 

have water infrastructure, if not a main extension is required. There is a 12-inch 
water main in Sonoran Desert Drive and an 8-inch stub form the 54-inch water 
main in North Valley Parkway. This stub-out appears to be within the proposed 
Calle Marita alignment. To prevent Water quality issues, the Water Services 
Department recommends all water lines to be looped. A 25-foot water and sewer 
easement with 24-hour maintenance access may be required. If the new ROW will 
be dedicated as a Private Access Way, it will have to comply with City's Standard 
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 Detail P-1020-2 for Private Access Way requirements. This project is located within 

Water Pressure Zone 5ED and is not located within a Water Repayment Area.  
  
11.  SEWER COMMENTS:  Per City Code 28-21 Sewer mains shall be extended to 

serve property to the point of need. There is an existing 15-inch sewer main in 
Sonoran Desert Drive. Connect to COP Manhole MH#55-23-405 or MH#55-23-406, 
or construct a new manhole. The project is not located within a Sewer Repayment 
Area. 

  
12. Fire prevention does not anticipate any problems with this case. But the site or/and 

building(s) shall comply with the Phoenix Fire Code.  
  
13. This location is currently not served by an existing route due to its outlying location. 

There are existing improved stops approximately a quarter-mile from this proposed 
subdivision. There are no additional Public Transit requests at this time pertaining 
to this location. 

 
14. Development and use of this site is subject to all applicable codes and ordinances.  

Zoning approval does not negate other ordinance requirements.  Zoning 
adjustments or other formal actions may also be required independent of the 
zoning request. 

 
Findings 
 
1. The proposed rezoning provides new housing opportunities which are compatible 

with the character and feel of the surrounding area. 
  
2. The proposed zoning will complement uses in the surrounding area. 
  
3. As stipulated, the proposal will enhance the access to wash views and create both 

passive and active recreational opportunities. 
 
Stipulations 
Site Plan and Elevations: 
 

1. The zoning stipulations from the original PCD case on this property (Z-43-99-2) 
shall apply to this site, except as may be superseded by the North Black Canyon 
Corridor Design Guidelines and as may be modified by the following stipulations: 
 

2. The development shall be in general conformance with the site plan date 
stamped June 25, 2014 and elevations date stamped May 12, 2014, as approved 
by the Planning and Development Department 
 

3. An updated General Development Plan for the Sonoran Foothills PCD reflecting 
the changes approved through this request shall be submitted to the Planning 



Staff Report: Z-43-A-99-2 
June 26, 2014 
Page 6 of 7 
 
 

and Development Department within 90 days of City Council approval of this 
request.   
  

4. A minimum of 30 percent of the gross project area shall be retained as open 
space, including washes and hillside areas as approved by the Planning and 
Development Department. 
 

5. All landscaping in the right-of-way to be maintained by homeowners association 
(HOA). 
 

Walls: 
 

6. Provide view fencing adjacent to wash to the east, for lots 40-43, 46-49, 52-54, 
64, 67, and 99-101 where more than one side of the back yard of a lot is adjacent 
to open space. In this case, one side must have view fencing and a minimum 
ten-foot return of view fencing should be used adjacent to the side that is all view 
fencing. This will typically be along the side yard. And, where two rear yards are 
in close proximity then one wall should provide view fencing to the open space 
and the other may be solid. 
 

7. Any perimeter walls adjacent to North Valley Parkway, Sonoran Desert Drive, or 
North Foothills Drive shall include material and textural differences, such as 
stucco and/or split face block with a decorative element, as approved by the 
Planning and Development Department. The NBCC requires stone detail of rock, 
stone veneer, stonework or faux stone to be incorporated. 
 

Other: 
 

8. Prior to final site plan approval, the property owner shall record documents that 
disclose to purchasers of the property within the development the existence and 
operational characteristics of the mining operation near the development, that it 
is an active mine, has the potential to be active seven days a week, 24 hours a 
day, and is anticipated to continue until the rock resources are exhausted, which 
could be for 20 or more years.  
 

Streets Transportation: 
 

9. The developer shall construct the 3rd northbound lane on North Valley Parkway, 
between Sonoran Desert Drive and North Foothills Drive as per plans approved 
by the City.  All improvements shall comply with all ADA accessibility standards. 
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Trails: 
 

10. A 10-foot multi-use trail shall be constructed within a 30-foot multi-use trail 
easement along Sonoran Desert Drive and North Valley Parkway as approved by 
the Planning and Development Department.   

 
 
 
Writer 
Ray Brown 
 
Team Leader 
Josh Bednarek 
 
Attachments 
Zoning sketch 
Aerial 
Site Plan date stamped June 25, 2014 
Elevations date stamped May 12, 2014 (18 pages) 
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