Boulders Villas — Preliminary Plat Application

PROJECT NARRATIVE
(February, 2014)

This application requests the approval of a 40-lot preliminary plat on approximately 16.4 acres
of vacant land located at the northeast corner of Scottsdale Road & Westland Drive in north
Scottsdale. The proposed single family residential community is part of the Boulders PCD, a
master planned community that includes approximately 1,000 acres of mixed land uses. The
proposed site plan is consistent with a previously approved preliminary plat from 2006 (6-PP-
2004#2), but has recently modified the zoning and General Plan land use on the property to
remove the commercial designation. The other notable modification from the 2006 plat is to
replace a “business center” use with two additional single family residential lots near the
western perimeter of the property. Site access and general lotting configuration has been
maintained. The applicant also seeks the re-approval of the previous entry gate and project
theming elements that were initially included with 6-PP-2004#2.

Existing Site Conditions

The site is generally vacant and undisturbed, but includes existing disturbance associated with a
golf course maintenance yard operation located within the central portion of the property. The
terrain on the property is relatively flat and gently slopes to the western property edge. A
defined wash corridor bisects the property from east to west immediately south of the adjacent
commercial development. A smaller and less defined wash corridor bisects the central portion
of the property. Both wash corridors cross beneath Scottsdale Road via existing culverts and
continue through the Terravita community within defined corridors. The property does not

contain boulder features or hillside areas.

Previous Case History

A rezoning and Major General Plan amendment request was recently approved per City of
Scottsdale Case #4-GP-2013 and #11-ZN-2013 in November, 2013. The General Plan
amendment modified the land use of the property from Commercial to Suburban Residential.
The zoning was amended from C-2 PCD and PNC PCD to R-4 PCD with amended development
standards. The site plan approved with the recent zoning and General Plan amendment is

consistent with the site plan proposed with this application.
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Development Plan

The proposed community will include 40 single family homesites within the 16.4 acre property
with a density of 2.4 dwelling units per acre. All homes will be limited to a maximum height of
24 feet from finished building pad elevation as permitted by the approved amended

development standards.

The community will be gated with primary access from Westland Drive. This access point will
utilize the existing curb cut and median cut that aligns with the office park development to the
south. A secondary gated access point for the community will be maintained through the
commercial development that adjoins the northern edge of the property. Both access points

are consistent with previous approvals on this property.

Internal streets will be private and the entry design will be consistent a previous design that
was approved by the Development Review Board in 2006 in association with case #6-PP-

2004#2. Entry monumentation will be located at the Westland Drive entry

Open Space

The approved development standards for the property allow for open space requirements that
are not subject to typical ESL provisions for determining the natural area open space
requirement. The development standards require that 25% of the property be established as
NAOS. The subject 16.3 acre property has an open space requirement of 4.1 acres of NAOS (or
25% of property) and will be provided in the areas generally defined by the Conceptual Open
Space exhibit.

Natural area open space will be provided in the most sensitive portions of the property
including the wash corridors that bisect the property. Per the slope analysis and open space
calculations submitted with #11-ZN-2013, the NAOS requirement on the property is 4.1 acres.
The combined acreage of revegetated and undisturbed open space provided with this

application is 4.1 acres

The applicant will continue to support a previously agreed to 30 foot open space buffer along
the eastern perimeter of the property adjacent to Boulders Parkway and the Greythorn
residential community. In addition, the scenic corridor setback will be maintained along the

site’s Scottsdale Road frontage. An open space buffer of 50 feet shall be maintained adjacent
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to Westland Road. Within proposed revegetated areas, including areas re-contoured for

drainage basins, salvaged vegetation will be utilized to enhance the vegetation densities.

Vehicular & Pedestrian Circulation

Primary access to the property is from Westland Road via a gated entry. A secondary access
gate will be built to accommodate access from the northern perimeter of the property via
Scottsdale Road through the existing Boulders Commercial area. The intersection of Westland
Road and Scottsdale Road is currently signalized, and the project proposes no additional

improvements to the existing intersection.

A traffic study included with the 2006 preliminary plat indicates that a majority of the site
traffic will access through the site’s primary gate on Westland Drive. Only a limited number of
overall trips are anticipated to utilize the site’s secondary access gate through the existing

commercial area.

Pedestrian circulation will be enhanced through a combination of on-site and off-site
improvements. A multi-use pathway (8 wide) and trail (8" wide) will be completed adjacent to
both Scottsdale Road and Westland Drive. The multi-use pathway will be aligned within the
existing scenic corridor area immediately east of the proposed sidewalk improvements.
Internal pedestrian connections will utilize 6’ sidewalks (on one side of typical street only) with
access through the entry gates and an additional linkage to the Scottsdale Road pathway in the

southern portion of the project.

Project Phasing

The applicant is proposing three phases for the project. The Phase 1 area encompasses a
majority of the property, constituting areas in the north and south halves of the property
including all entry and internal roadway improvements. Phase 2 will consist of 18, 19, 30, 39
and 40. The second phase includes lots currently within the mapped FEMA floodplain. An
ongoing effort being made to apply for a Conditional Letter of Map Revision (CLOMR}. This
application seeks to remove these lots from the floodplain. Phase 3 constitute the northern

portion of property (north of the wash corridor).

Amended Development Standards
The Boulders Master Plan, covering nearly 1,000 acres of overall community, was approved in
1992 and included amended development standards for the R-4 PCD district. The recent
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rezoning of the subject property was approved with an amendment to the original R-4 PCD
amended standards. A copy of these amended standards has been included with this

application for reference only and is not subject to DRB approval.

Conclusion

The applicant respectfully requests approval of the proposed downzoning and amendment to
the General Plan to support a 40-lot residential community that is in conformance with
adjacent land uses. Benefits of the proposed site plan include:

s Single Family residential development in conformance with previously approved plat.
e Perimeter buffers that exceed typical setbacks.

e Limitation of all building heights to single story and a maximum of 24 feet.
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