REPORT

Meeting Date: October 22, 2014

General Plan Element: Land Use

General Plan Goal: Create a sense of community through land uses
ACTION

EL REGALO

3-GP-2014

Request to consider the following:

1. A major General Plan amendment to the City of Scottsdale 2001 General Plan to change the
land use designation from Commercial to Suburban Neighborhoods on a 5.8 +/- acre site
located north of the northeast corner of East Westland Drive and North Scottsdale Road.

Key Items

e General Plan Goals and Policies

e The proposed zoning (10-ZN-2014) is consistent with the requested General Plan land use
designation of Suburban Neighborhoods

e Single-family development plan

e Amount of General Plan designated Commercial land uses both citywide, and within the
northern portion of Scottsdale

e Scottsdale Road Scenic Corridor widths

OWNER

Lonny Draper

APPLICANT CONTACT
Alex Stedman

LVA URBAN DESIGN STUDIO LLC
480-994-0994

LOCATION

North of the North East Corner of East Westland Drive
and North Scottsdale Road.
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Action Taken
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BACKGROUND

Context

The subject property, composed of partially vacant land and a vacant commercial-office building, is
located north of the northeast corner of East Westland Drive and North Scottsdale Road. It is
adjacent to an office complex to the northwest, the Boulders Resort to the north, and a single family
neighborhood and golf course to the east.

In the larger context, the subject property is located within the Boulders Master Plan, while also
being located east of the Terravita residential community/golf course, across Scottsdale Road
(Attachment 2).

General Plan

The General Plan Land Use Element designates the property as Commercial (Attachment 5). This
category includes areas designated for commercial centers providing goods and services to the
surrounding residential population, and retail businesses, major single users, and shopping centers
which serve both community, and regional needs.

Adjacent General Plan Land Uses

North Commercial

South Suburban Neighborhoods (Boulders Villas, approved at approximately 2.2
units/acre (11-ZN-2013) which falls within the more than one, but less than
eight units per acre as specified by the General Plan Suburban Neighborhoods
definition)

East Suburban Neighborhoods (Boulders, approved at approximately 1.37
units/acre (5-ZN-1992) which falls within the more than one, but less than
eight units per acre as specified by the General Plan Suburban Neighborhoods
definition) and Developed Open Space (Golf Course)

West Suburban Neighborhoods (Terravita, approved at approximately 1.93
units/acre (59-ZN-1992) which falls within the more than one, but less than
eight units per acre as specified by the General Plan Suburban Neighborhoods
definition) and Developed Open Space (Golf Course)

Character Area Plan
There is currently no adopted Character Area Plan for this area.

Related Policies, References:

e 2001 City of Scottsdale General Plan

e 1-GP-2004, Scenic Roadway Designations

e 10-ZN-2014, El Regalo West, associated rezoning request for this property

e 18-PP-2013#2, El Regalo West, associated preliminary plat request for this property
e 5-ZN-1992, The Boulders Development Master Plan

e 4-GP-2013, Boulders Villas

e 11-ZN-2013, Boulders Villas
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APPLICANTS PROPOSAL

Goal/Purpose of Request
The applicant’s request is for major General Plan amendment to the City of Scottsdale 2001 General
Plan to change the land use designation from Commercial to Suburban Neighborhoods on a 5.8 +/-
acre site located north of the northeast corner of East Westland Drive and North Scottsdale Road,

which is required in order to rezone and develop the property to the proposed single family residential land
use (Case 10-ZN-2014).

GENERAL PLAN ANALYSIS

City of Scottsdale General Plan 2001

The applicant is requesting a major amendment to the City of Scottsdale General Plan 2001 from
the Commercial land use designation to the Suburban Neighborhoods land use designation on a 5.8
+/- acre site located north of the northeast corner of Scottsdale Road and Westland Drive. The
applicant’s request is recognized as a major General Plan amendment based upon criteria outlined
in the City of Scottsdale General Plan 2001, specifically the Change in Land Use Category criteria
within the Land Use Element. The Change in Land Use Category table identifies that a change from
the Commercial land use designation (Group E) to the Suburban Neighborhoods land use
designation (Group B) constitutes a major General Plan amendment.

The General Plan Land Use Element describes the Suburban Neighborhoods land use designation as
areas within the community that include medium to small-lot single-family neighborhoods or
subdivisions. Densities in Suburban Neighborhoods are usually more than one house per acre, but
less than eight houses per acre. These uses may be used as a transition between less intense
residential areas and non-residential areas, such as offices or retail centers. Preservation of
environmental features is a key consideration and in the past has often been accommodated
through master-planned communities or clustering.

The proposal conforms to the General Plan description of Suburban Neighborhoods. The applicant
proposes a single-family residential project that will include approximately 3.2 dwelling units per
acre. The density range considered appropriate under the Suburban Neighborhoods land use
designation is more than one and less than eight units per acre. The development site is located
between established commercial uses to the north as well as established General Plan designated
Suburban Neighborhoods single-family residential to the south, east, and west that are developed
at approximately 2.20, 1.37, and 1.93 dwelling units per acre, respectively. Furthermore, the
applicant proposes the dedication of an average Scenic Corridor setback of 75 feet with a 50 foot
minimum as a continuation of the City-designated Scottsdale Scenic Corridor along the western
edge of the property as well as dedicating approximately 1.5 acres (28% of the site) as Natural Area
Open Space (NAOS).

Element and Policy Implications
One of the Six Guiding Principles, established through CityShape 2020 and incorporated into the City
of Scottsdale General Plan 2001, is “Enhance Neighborhoods”. This guiding principle acknowledges
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that Scottsdale’s residential and commercial neighborhoods are a major defining element of this
community. It also acknowledges that Scottsdale is committed to maintaining and enhancing
existing and future neighborhoods, and states that development, revitalization, and redevelopment
decisions, including rezoning, must meet the needs of the neighborhoods in the context of broader
community goals. Finally the 2001 General Plan recognizes the need for maintaining a citywide
balance of land uses that support changes in the community vision and dynamics over time.

Character and Design Element

The Character and Design Element stresses that appropriate development in Scottsdale will strike a
balance that respects the natural desert setting and the surrounding neighborhood context with the
objectives and needs of future generations. Goals in this element seek to determine the
appropriateness of all development in terms of community goals, surrounding character and specific
neighborhood context.

The Character Type for the area surrounding the subject property is Resort Villages, which are
concentrations of resort facilities, including compatible residential neighborhoods, such as the one
proposed under the Suburban Neighborhoods land use category.

Land Use Element

The Land Use Element is intended to ensure a variety of living, working and leisure opportunities
through different land uses, vital neighborhoods, thriving business and resort communities, and
open spaces for people to recreate, reflect and enjoy. Goals in the element involve recognizing
Scottsdale’s role as a major regional economic and cultural center; encouraging the transition of
land uses from more intense areas to less intense neighborhoods; and maintaining a balance of land
uses needed to support the community.

To this end, the proposed change in land use from Commercial to Suburban Neighborhoods
accomplishes the following General Plan Land Use Element approaches: promoting land uses such
as the proposed Suburban Neighborhoods that accommodate a resort-like lifestyle associated with
the Resort Villages Character Type; encouraging transitions between different land uses, as
accomplished by the proposed utilization of onsite open space and setbacks to buffer existing and
planned residential from existing commercial uses to the north of the subject site (Attachment 6);
maintaining a citywide balance of land uses that support changes in community dynamics by
aligning with the projected increase of residential uses in the north area of the community (2013
Citywide Land Use Assumptions Report, below); and promoting a land use pattern consistent with
surrounding uses, including the recent approvals on the adjacent site to the south (Cases 4-GP-2013
and 11-ZN-2013).

Economic Vitality Element

The Economic Vitality Element states that Scottsdale will be regionally competitive and attract
businesses that offer employment to Scottsdale citizens, provide essential services, respect the
desert environment, complement Scottsdale’s tourism industry and bolster the tax base. In
addition, the element seeks to strengthen Scottsdale’s position as a premier tourism destination
and resort community.

Page 4 of 10



Planning Commission Report | El Regalo (3-GP-2014)

The proposed change in General Plan land use designation supports this element’s approaches by
encouraging the reuse of an underutilized and partially vacant commercial parcel (vacant
approximately 10 years) as well as, promoting residential revitalization to maintain housing land use
similar to the surrounding context.

Housing Element

The Housing Element encourages a diversity of housing options that blend with the character of the
surrounding community. The proposed change in General Plan land use designation supports this
element’s approaches by implementing compatible land use relationships that also allow for
housing development similar to surrounding properties built under the General Plan Suburban
Neighborhoods land use category, including the residential development found within the Boulders
community.

Neighborhoods Element

The Neighborhoods Element promotes and encourages context-appropriate, new development in
established areas of the community. The proposed change in General Plan land use designation
supports this element’s approaches, including encouraging sensitive design associated with this
proposed infill development through voluntary adherence to the Boulders design standards, and
fostering context-appropriate infill development that is similar in design and density to the other
surrounding Suburban Neighborhoods residential neighborhoods (Attachment 1).

Open Space and Recreation Element

The Open Space and Recreation Element promotes the conservation of natural and recreational
resources for the enjoyment of all citizens while meeting the needs of an evolving community. The
subject property fronts Scottsdale Road, a designated Scenic Corridor on the General Plan Open
Space Map, and is a recognized “Natural Streetscape” on the Streetscapes Map. Natural
Streetscapes are intended to be compatible with the natural desert.

Scenic Corridors are major thoroughfares designated by the city’s General Plan to have scenic desert
landscape setbacks that provide a sense of openness for the community. Scottsdale Road, north of
Happy Valley Road is both a Scenic Corridor and also part of the Desert Foothills Scenic Corridor.
The Desert Foothills Scenic Corridor is celebrated as a community landmark for the preservation
efforts that have maintained its natural desert character over the past 45 years. Neighboring
communities, volunteers, non-profit organizations, and the City of Scottsdale have all made
substantial contributions to these preservation efforts enhancing the character as a distinctive
tourist destination. Scenic Corridors are intended to:

e Preserve or encourage the restoration of the natural setting along the roadway;

e Provide views of nearby landforms;

e Allow for connectivity of non-vehicular travel buffered safely from vehicular traffic;

e Visually link to vista corridors along major washes and other significant open space; and
e Buffer adjacent land uses from the adverse affects of traffic along a major roadway.

The City’s Scenic Corridor Design Guidelines, adopted 2003, designate the Scenic Corridor in the
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subject area as “Preservable/Rural/Low (to Moderate) Density Residential.” The basic design
guideline implementation strategies for these areas are to preserve or re-establish the natural
environment. In addition, a minimum 100’ setback from the back of planned right-of-way is
required in most cases. However, having received scenic corridor approval for a 50’ minimum and
an average 75’ wide buffer - approved as part of the Boulders Master Plan - and the entitlements for
the subject site approved in 2008, the applicant’s proposal for a Scenic Corridor dedication of 50
minimum and an average of 75’ meets the intent of the Scenic Corridor requirement and will match
dedications made as part of the Boulders Villas General Plan and Zoning cases approved in 2013 (4-
GP-2013/11-ZN-2013).

Preservation and Environmental Planning Element

The Preservation and Environmental Planning Element states that Scottsdale will be a community
that offers residents and visitors a healthy, safe, clean and sustainable environment. This element
seeks to enhance the quality of life of Scottsdale by safeguarding the natural environment. The
proposed change in General Plan land use designation supports this element’s approaches of
retaining and integrating the natural desert ecosystem and maintaining scenic views through the
provision of onsite, Natural Area Open Space easements (per 10-ZN-2014) as well as Scenic Corridor
setback dedications (Attachment 1).

Community Mobility Element

The Community Mobility Element identifies certain streets as regional systems, local/neighborhood
systems and others as citywide systems. Scottsdale Road is considered part of the citywide system.
Goals for citywide systems include relieving traffic congestion, optimizing mobility for the expected
build-out of the city, maintaining high aesthetic values in the transportation system, and
emphasizing live, work, and play land use relationships to reduce strain on regional and
local/neighborhood transportation systems.

The proposed change in General Plan land use designation supports this element’s approach of
encouraging development that is compatible with citywide corridor functions by implementing the
scenic corridor through the identified setback and dedicating public trails and pathways to ensure
“interconnected open space opportunities for the public” (Attachment 1).

2013 Citywide Land Use Assumptions Report

In 2013, the City of Scottsdale completed, and City Council adopted, a Land Use Assumptions Report
that illustrates “projections of changes in land uses, densities, intensities and population over a
period of at least ten years and pursuant to the General Plan of the municipality”. The study
examined Scottsdale in three general geographic areas—south, central and north. The North Sub-
Area is generally bounded by Deer Valley Road to the south, and the City’s boundary to the north,
east and west.

According to the study, the North Sub-Area is projected to absorb approximately +/-3,577 acres of
residential land area by 2030, and about 4% (+/- 162 acres) is projected to be suburban residential
development. Consequently, the proposed change in General Plan land use category to Suburban
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Neighborhoods is in keeping with the projected increase in residential development anticipated in
this area of the community.

The full Development Forecast text can be found at:
http://www.scottsdaleaz.gov/Assets/Public+t Website/water/Rates+S126+Fees/LUAR2013.pdf

Commercial Vacancy Report - North Scottsdale/Carefree Market Area

In June of 2014, Elliott D. Pollack & Company completed a Commercial Vacancy Report on behalf of
the applicant that “examined the availability of commercial space within the competitive
commercial market area” of the subject site (Attachment 9). According to the study, commercial
and employment space within 4 miles of the subject site represent a 21% vacancy rate (over
387,000 square feet of available space) — considered in the report to be “very high.” The report
concludes that promoting residential development within the study area of the subject site would
be warranted as a means to “support and strengthen existing retail establishments.”

Land Use Impact Model

Long-Range Planning Services uses a land use impact model to generally assess the impacts of
potential changes in General Plan land use designations.

Per the model, a change from Commercial to Suburban Neighborhoods on the site would result in
an approximate increase in the resident population of 44 people and a potential increase of 8
school-aged students across grades K-12. The modeling results associated with the elimination of
the Commercial land use designation on the site indicate a decrease of 256 potential jobs. However,
potential labor force as a result of the new residential dwelling units is projected at 18 workers.
With the proposed land use change, water usage is expected to increase by 2.3 million gallons per
year and wastewater generation by 1.0 million gallons per year. The estimated general impact this
proposal will have on vehicle trips per day would be an approximate reduction from 628 daily trips,
associated with the Commercial land use designation, to 238 daily trips (Suburban Neighborhoods
land use).

Because the existing land use designation allows for a considerable range of land use types, the
actual increases/decreases in the modeled categories are at best, an estimate, and should not be
considered conclusive.

Policy Implications
Economic Development

Commercial Land Use

The City of Scottsdale through the 2001 General Plan goals and approaches, generally seeks to
maintain and enhance the existing commercial land use designations in the city in order to maintain
economic drivers. In this case, however, the conversion of Commercial land use to Suburban
Neighborhoods may be appropriate considering the property’s context—just south of a major, long
standing resort, The Boulders, and further surrounded by the requested land use designation,
Suburban Neighborhoods.
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Citywide, General Plan Commercial land use designations account for 1106+/- acres (roughly 1% of
the City’s area). The requested change from Commercial to Suburban Neighborhoods represents an
approximate .5% reduction in the total commercially designated land within the City of Scottsdale.
Within the north area of the City, (north of Deer Valley Road to the City’s northern boundary) the
Commercial General Plan land use designations that exist account for 365+/- acres (roughly 33% of
the City’s total General Plan Commercial land use designations). The requested change totals an
approximate 1.5% reduction in the commercially designated land within the north area of the City.

As noted above, the applicant has submitted a current market analysis that demonstrates a weak
demand for commercial occupancy in the general area surrounding the subject property. More
specifically, the analysis states the vacancy of commercial and employment space within 4 miles of
the subject site represent a 21% vacancy rate (Attachment 9).

Arizona State Statue allows for General Plans to be legally amendable; thus, Scottsdale’s General
Plan 2001 was created as a “broad, flexible document that changes as the community needs,
conditions, and direction change.” Consequently, amendment requests do vary over time - typically
with the change in market trends. Thus, the 3-GP-2014 requested change from Commercial to
Suburban Neighborhoods as well as the two other requests for major General Plan amendments to
change the Commercial General Plan category (Cases 2-GP-2014 and 4-GP-2014) to residential
designations are a reflection of the current underperforming commercial market trend in northern
Scottsdale.

Community Involvement

The applicant held an open house on May 7, 2014, at Christ the Lord Lutheran Church (9205 E. Cave
Creek Road) from 6:00 to 7:00 p.m. Per the applicant, six neighbors attended the open house
meeting and “were generally supportive of the project, (and that) questions were raised regarding
construction timing, phasing, pricing and square footage” (Attachment 10).

A city-sponsored open house was held on September 3, 2014 at Copper Ridge School from 5:00 to
8:00 p.m. A total of 84 people attended, dispersed among the 4 major General Plan amendment
cases (2-GP-2014, 3-GP-2014, 4-GP-2014, and 5-GP-2014). Major comments received at the Open
House specific to this case included:

e Concerns regarding the requested density of the applicant’s associated zoning case: 10-ZN-
2014;

e Concern that the development may be too close to Scottsdale Road; and,

e Verbal support from the Winfield Home Owners Association.

Per State Statute requirements for major General Plan amendments, the Planning Commission held
a remote public hearing for this application on Wednesday, September 10, 2014 at Copper Ridge
School. Residents in attendance submitted written comments and spoke in regard to the
application. Major comments received at the hearing included:

e Verbal support from the Winfield Home Owners Association;

Page 8 of 10



Planning Commission Report | El Regalo (3-GP-2014)

e Verbal support of Taylor Morrison’s continuation of the Scenic Drive from the Greater
Pinnacle Peak Association; and,
e Concern that too much residential in the area will put pressure on infrastructure.

Case 3-GP-2014 was originally scheduled for consideration by Planning Commission on October 8,
2014. By request of the applicant, a continuance was granted by Planning Commission to allow the
major General Plan amendment and its associated zoning case (10-ZN-2014) to be heard on the
same night.

Staff has received calls and e-mails regarding this application. Public comment cards and e-mails
received as of the drafting of this report are attached (Attachment 7).

OPTIONS & STAFF RECOMMENDATION

Staff Recommended Approach:

1. Recommend to City Council, the approval of Case 3-GP-2014, a major General Plan
amendment to the City of Scottsdale General Plan 2001 to change the land use designation
from Commercial to Suburban Neighborhoods on a 5.8 +/- acre site located north of the
northeast corner of East Westland Drive and North Scottsdale Road.

Proposed Next Steps:

City Council Hearing — General Plan and Companion Zoning Case
Monday, December 1, 2014 at 5:00PM

City Hall, 3939 North Drinkwater Boulevard

RESPONSIBLE DEPARTMENT

Planning and Development Services
Long Range Planning Services

STAFF CONTACT

General Plan

Taylor Reynolds

Planner

480-312-7924
treynolds@scottsdaleaz.gov
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ATTACHMENTS

1 Applicant’s Narrative

2. Context Aerial

3. Aerial Close-Up

4, Zoning Map

5 Existing General Plan Conceptual Land Use Map
6. Proposed General Plan Conceptual Land Use Map
7. Public Correspondence Received

Exhibit A. General Correspondence Received Prior to Open House
Exhibit B. Open House Comments Received
Exhibit C. Remote Planning Commission Hearing Comment Cards and September 10"
Planning Commission Memo
8. City Notification
9. Applicant’s Commercial Vacancy Report
10. Applicant’s Citizen Involvement Report
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EL REGALO — GENERAL PLAN AMENDMENT

PROJECT NARRATIVE
C.0.S. CASE #3-GP-2014
Submitted: August 28, 2014

PROJECT DESCRIPTION

This request is for a Major General Plan Amendment to modify the City of Scottsdale’s General
Plan Conceptual Land Use Map from “Commercial” to “Suburban Neighborhoods” on a 5.8-acre
(+/-) site located immediately south of the El Pedregal Commercial Center, located within The
Boulders Planned Community. The subject property is comprised of 3 individual parcels (APN#
216-48-405U, 216-48-496A and 216-48-495A). The subject property, pending this requested
amendment to the General Plan and a concurrent rezoning request, will be incorporated into
the recently approved Boulders Villas residential community located immediately adjacent to
the east and south.

MAJOR GENERAL PLAN AMENDMENT REQUEST

The existing “Commercial” land use designation on the subject property is proposed to be
modified to “Suburban Neighborhoods” to support future single family residential development
on this site in conjunction with a companion rezoning request to modify the existing C-2 ESL
PCD zoning to R-4 ESL PCD.

This application will meet the criteria for a Major Amendment to the City’s General Plan as a
result of a use change from The Commercial to Suburban Neighborhoods designation. The
proposed amendment will allow for uses that are consistent with the approved Boulders
Master Plan (approved by the City in 1992) through the previous allowance for residential uses
within the C-2 PCD designation. The proposed land use modification will remove the allowed
commercial uses from the property but retain the residential uses. This request for a General
Plan amendment is predicated on low commercial demand for new uses within the area. The
General Plan document recognizes that adopted land use patterns may

land use patterns within the community can be subject to change over extended timeframes,
providing amendment mechanisms if such changes are compatible with adjacent uses and
benefit the overall character of the area.

The Suburban Neighborhood (SN) designation is intended to support a broad range of
residential uses with densities between 1 unit per acre and 8 units per acre. Developments
within the SN designation can also help establish land use transitions between lower density
residential and more intense uses such as office or commercial. The subject property will be
able to facilitate such transitions due to the character of existing adjacent land uses to the
north (commercial) and south, east and west (Suburban Neighborhoods).

3-GP-2014

8/28/2014
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The terrain on the site is conducive to the proposed land use type, characterized as relatively
flat with limited environmentally sensitive areas such as washes and areas with dense
concentrations of natural vegetation.

EXISTING ADJACENT LAND USE

As illustrated on the attached General Plan exhibit, adjacent General Plan land use designations
include Suburban Residential to the south, east and west, commercial to the north and office
designations south of Westland Drive. Existing developed land uses are consistent with these
adjacent General Plan designations. The Terravita planned community is located on the west
side of Scottsdale Road and the recently approved Boulders Villas community (Phase 1) will be
constructed to the east and south with single family residential uses. The Scottsdale Westland
Office Condominiums are located south of Westland Drive.

The General Plan document aggregates the City into five (5) distinct geographic areas described
as “Planning Zones”. These zones are defined largely on the premise that Scottsdale can be
aggregated into multiple planning zones and each maintains community and environmental
characteristics that are unique to that area. The subject property is located within Zone “E2” as
a result of its location north of Jomax Road and west of the Pima Road alignment. This zone
includes the communities of Terravita and The Boulders

Proposed General Plan Land Use Designation: Suburban Neighborhoods

The applicant is requesting an amendment to the City’s General Plan Land Use map to
designate the property as Suburban Neighborhood. The following is an excerpt taken from the
2001 General Plan document defining the “Suburban Neighborhoods” land use designation:

SUBURBAN NEIGHBORHOODS: This category includes medium to small-lot single-family
neighborhoods or subdivisions. Densities in Suburban Neighborhoods are usually more
than one house per acre, but less than eight houses per acre. This category also includes
some townhouses and can also be used for small lot single-family homes, such as patio
homes. It can be incorporated into neighborhoods near the Downtown area and in or
adjacent to other non-residential activity centers. These uses may be used as a transition
between less intense residential areas and non-residential areas, such as offices or retail
centers. The terrain should be relatively flat, or gently sloping, to accommodate this
density. Preservation of environmental features (particularly in desert settings near the
mountains) is a key consideration and in the past has often been accommodated
through master-planned communities or clustering. (p. 70)
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GUIDING PRINCIPLES OF THE GENERAL PLAN

The Scottsdale General Plan includes a six “Guiding Principles” that are intended to reflect the
overarching objectives of the City of Scottsdale as described in detail throughout the General
Plan document. These principles are as follows:

Value Scottsdale’s Unique Lifestyle and Character

Support Economic Vitality
Enhance Neighborhoods
Preserve Meaningful Open Space
Seek Sustainability

o Uk W

Advance Transportation

Scottsdale’s General Plan is the primary tool for guiding the future development of the city. As
a tool to help facilitate the decisions that the city must respond to on a daily basis, the General
Plan establishes long-term goals through a series of Guiding Principals, as well as specific goals
and approaches associated with each of the General Plan elements. A selection of general
values, goals and approaches are as follows:

Scottsdale Values, Goals & Approaches: Enhance Neighborhoods

Boulder Villas will be constructed to reflect very high standards for design quality and
community aesthetics. Design guidelines adopted and enforced by The Boulders reflect
the elevated attention to all aspects of the built and natural environment.
Architectural elements within the community emphasize a design style that is both
unique and complimentary to elements typical of the desert southwest and will reflect
the quality of development typical and appropriate for this region of Scottsdale.

Scottsdale Values, Goals & Approaches: Preserve Meaningful Open Space

The Scottsdale Road scenic corridor designation has been established to promote the
maintenance of Sonoran Desert’s unique natural desert elements adjacent to regionally
significant roadways, and creating an “experience” for both vehicular and non-vehicular
users. In addition to the aesthetic benefits of the scenic corridor, this designation also
helps to buffer adjacent land uses from the impacts of the adjacent arterials roadway.
The Boulders Master Plan requires a scenic corridor that is an average of seventy-five
(75) feet in depth with a minimum of fifty (50) feet of depth. The proposed El Regalo
community will provide a minimum scenic corridor width adjacent to Scottsdale Road of
50 feet with an overall minimum average of 75 feet to match the Boulders Master Plan
requirement. The provided corridor is in significant excess of the approved requirement
and is consistent with typical scenic corridor setbacks along Scottsdale Road to the
north and south where typical widths range between 50" and 100’ in depth.

In addition to the vehicular experience, the corridor includes public trails and multi-use
pathways which serve to enhance the city’s network of non-vehicular access and
recreational opportunities. This goal of providing a comprehensive public trails network

General Plan Amendment land planning - landscape architeciure
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throughout the City’s urban, suburban, rural and preserve areas is one of the General
Plan’s highest priorities, and is one that the Boulder’s Villas property will help to
enhance through improvements to existing constructed segments along the property’s
frontage, and ensure the long term viability of.

Scottsdale Values, Goals & Approaches: Native Plant Preservation

The successful implementation of the ESL has resulted in some of the region’s most
attractive and desirable. communities. The Boulders Community is one of these
premiere communities in which a high emphasis on the natural environment is
prioritized, and compliments the built environment. This was accomplished through a
sensitive planning and design approach to the community from the beginning and
continues through the strict application of design guidelines.

ADMINISTRATION OF THE GENERAL PLAN
Major General Plan Amendment Criteria:

1. Change in Land Use Category

The proposed amendment of approximately 5.8 acres from the Commercial land use
designation to Suburban Neighborhoods represents a change from a “Group E” use to a
“Group B” use per the Land Use Character matrix on page 20 of the General Plan. This
land use group change automatically triggers a major amendment regardless of parcel
size. MEETS CRITERION.

2. Area Change Criteria

The subject property is located in Planning Zone E. The proposed change in the land use
designation is not in excess of 15 gross acres and therefore does not meet this criterion
for triggering a Major General plan Amendment. DOES NOT MEET CRITERION.

3. Character Area Criteria
The subject property is not located within one of the City’s 6 adopted Character areas.
DOES NOT MEET CRITERION.

4. Water/Wastewater Infrastructure Criteria

This criterion is applicable if the proposed land use designation results in the premature
increase in the size of a master planned water transmission or sewer collection facility.
The subject property does not trigger an upgrade to major off-site infrastructure. DOES
NOT MEET CRITERION.

Character Based General Planning
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Within the context of the General Plan, there is recognition that community planning issues
must be viewed and addressed at various levels of detail to best understand both the common
and unique relationships that comprise the greater community framework. The General plan
provides a multi-level approach to evaluate and provide guidance to the communities
throughout the City both at a macroscopic level (the General Plan), a regional level (Character
Area Plan) and a neighborhood level (Neighborhood Plans).  The city utilizes this approach to
ensure that each project provides high quality, compatibility and consistency are sufficiently
addressed through each new proposal.

Character Areas : . A - "

The City utilizes character area plans to help guide future development and
revitalization within specific areas of the city and are intended to establish goals and
policies that are more specific than the General Plan. The EI Regalo property is not
located within one of the City’s seven character areas, but is a component of the larger
Boulders Master Planned Community. As a component, the master plan and associated
design guidelines accomplish many of the same types of character objectives that are
typically outlined in Character Area Plans.

Character Types

Through the General Plan, the City has identified a number of general land use character
types that work in context to one another to promote healthy, vibrant and diversified
communities. These uses and their relationships to other land use character types vary
throughout the city based on the intensity and spatial patterns of the various
geographic areas.

The Character Types Map located within the Character & Design Element of the General
Plan, designates the subject property as “Resort Village”, intending to describe the
property’s context as part of The Boulders resort community. The Boulders resort is a
world class resort, but represents only a small portion of the overall community. Within
the larger community, the resort is complimented by office, retail, recreational uses,
natural open space and various densities of high amenity residential neighborhoods
including both attached and detached units.

Transportation

The Mobility Systems Map (pg 186 of the City of Scottsdale General Plan) specifies
Scottsdale Road as component of the “Regional Systems” for North Scottsdale and the
region. The Scottsdale Road corridor is a significant transportation element and exists in
its ultimate build-out configuration as a divided 4-lane arterial roadway with large
landscape medians and adjacent scenic corridor open space setbacks. Access control is
highly regulated, and the El Regalo Plan does not propose any new access points onto
Scottsdale Road. Instead, the project will utilize the existing El Pedregal commercial
driveway located along the northern perimeter of the site.
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In addition to roadway improvements, Scottsdale Road includes existing bicycle lanes
and a multi-use pathway and anticipates the completion of a public trail along the
property frontage to connect with a more extensive North Scottsdale public trail
network. The proposed Scottsdale Road multi-use pathway will be 8 feet wide
comprised of natural surface materials that will be built in tandem with a parallel 8 foot
sidewalk. These pedestrian and equestrian elements will tie into planned improvement
to the immediate north and south. These facilities are consistent with the
transportation and recreation goals of the General Plan and will enhance quality of life
for existing and future residents and visitors.

Open Space & Scottsdale Road Scenic Drive

The Open Space Map (pg 124 of City of Scottsdale General Plan) identifies the
Stagecoach Wash along the El Regalo southern property boundary as a “Major Wash
Corridor”. This wash corridor is proposed to be preserved in its current configuration
and will be identified on the Development Plan for the property as Natural Area Open
Space.

On this same exhibit, Scottsdale Road has a “Desert Foothills Scenic Drive” designation
along the property’s western frontage. The applicant intends to meet and exceed the
requirements of the designation by providing a minimum 50" open space setback along
the property frontage and will exceed a minimum average open space setback of 75.
This setback is in excess of The Boulders Master Plan requirements and is consistent
with the typical scenic corridor setback requirements established throughout Scottsdale.

The Boulders Master Planned Community

The Boulders Master Plan was adopted by the City of Scottsdale in 1992 as a framework
for what would become the premiere resort community of North Scottsdale. The plan
established a framework for diversified land uses to supplement the resort, including
retail, office, various densities of residential and both recreational and natural open
space across nearly 1,000 acres. When initially adopted, the Boulder’s Master Plan
envisioned a community with balanced land uses.

In the context of the Character Based General Planning approach, the Master Plan fills
the role of a Character Area Plan, evaluating both a diversity of land uses throughout
the 1,000-acre property and the common character elements that define the Boulder’s
unique qualities.
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GENERAL PLAN ELEMENTS

In addition to the six Guiding Principles of the General Plan, there are twelve (12) elements of
the General Plan that address specific aspects of the City’s basic foundations. These elements

include:
1. Character & Design

Land Use

Economic Vitality

Community Involvement

Housing '

Neighborhoods

Open Space & Recreation

Preservation & Environmental Planning

© NV AW

. Cost of Development

10. Growth Areas

11. Public Services and Facilities
12. Community Mobility

Within each of these Elements is additional detail in the form of specific goals and approaches.
The following section explores each of the twelve General Plan Elements and addresses the
relationship aspects of each to the proposed amendment.

Element #1: Character & Design
Character & Design — Goals & Approaches #1
Determine the appropriateness of all development in terms of community goals,
surrounding area character, and the specific context of the surrounding neighborhood.
(pg.43)
The proposed General Plan Amendment for El Regalo makes the property consistent
with surrounding are character and with the surrounding neighborhoods. The
requested Suburban Neighborhoods category matches that of property along the
eastern perimeter of the site and along the western edge of Scottsdale Road. El Regalo
completes a narrow gap of commercial use that was established between the previously
approved Boulders Villas GPA (and Scottsdale Road. Land to the east at Greythorn and
to the west at Terravita is also categorized as “Suburban Neighborhoods”.

The project site includes areas defined by the Environmentally Sensitive Lands
Ordinance (ESLO) overlay zoning district

Although El Regalo is located within the ESLO overlay district, it has been historically
subject to man-made impacts. The site largely consists of a combination of existing
office use, improved parking areas and driveways, and natural desert.

Character & Design — Goals & Approaches #2
Review the design of all development proposals to foster quality design that enhances -
Scottsdale as a unique southwestern desert community.(pg.47)
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Site Plan design has been influenced by the goal of providing quality open space in
strategic locations throughout the site to enhance buffering along major arterial
roadways, and protect sensitive natural areas such as major wash corridors.

Character & Design — Goals & Approaches #4

Encourage “streetscapes” for major roadways that promote the city’s visual quality and
character, and blend into the character of the surrounding area

The adjacent Scottsdale Road streetscape includes an extensive scenic corridor setback
averaging at least 75 feet in depth along the project’s frontage. The Scenic Corridor
area will ensure the preservation of extensive native materials promoting it’s
conformance with the Natural Streetscape Type. ‘

Character & Design — Goals & Approaches #6

Recognize the value and visual significance that landscaping has upon the character of
the community and maintain standards that result in substantial, mature landscaping that
reinforces the character of the city. (Character and Design Element Goal 6, p. 51)

The character of the Upper Sonoran Desert in North Scottsdale is distinctive for many
reasons, not least of which is the abundance of native vegetation. These unique species
appeal to residents and visitors and enhance the desert-living experience. El Regalo is
located within the City’s Environmentally Sensitive Lands (ESL) overlay area, which acts
to promote the preservation of the desert character by striking balance between the
natural environment and the built environment. = Native plan preservation will be
accomplished through a strict adherence to the requirements of the City’s native plant
preservation guidelines and preservation-in-place will be prioritized in areas within or
adjacent to areas of high environmental value on the site.

Character & Design — Goals & Approaches #7

Encourage sensitive outdoor lighting that reflects the needs and character of different
parts of the city. (Character and Design Element Goal 7, p. 51)

The use of outdoor lighting will be carefully evaluated to ensure for safe environments
while eliminating wasteful ambient lights. Special emphasis will be placed on low-
voltage, shielded and downward directed lighting to preserve the dark skies
environment promoted in North Scottsdale.  Special standards will be crafted to
address public spaces (roadways, entry areas), as well as exterior fixtures located on
private property that have impact on public spaces.

Element #2: Land Use
Land Use Element — Goals & Approaches #1
The City of Scottsdale is a highly diversified community with a strong emphasis on
tourism-related uses. In support of the world-class resort that defines The Boulders, it is
the promotion of supporting land uses that enables to resort to enhance its own
sustainability within the larger community. These uses include recreation, diversified
residential, retail and cultural uses.
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Through the proposed amendment to the City’s General Plan from Commercial to
Suburban Neighborhood, the community will further promote the diversity of land uses
in proportions that are appropriate and best serve the overall market demand for
needed land uses.

Land Use Element — Goals & Approaches #4

The General Plan, in combination with support adopted master plans, promotes the
value of balanced land uses that support a high quality of life, a diverse mixture of
housing and leisure opportunities and the economic base-needed to secure resources to
support the community. These objectives are critical to the on-going success of any
community and rely on a process of checks and balances to ensure that over time, there
is appropriate flexibility to make changes to land uses as is necessary to achieve
balance. The establishment of a Commercial land use designation of the property is
reflective of the original envisioned master plan land use for The Boulders. Over time
and as a result of how both the Boulder and the adjacent communities have developed,
the commercial demand originally anticipated has been reduced and the demand for a
diversity of housing product has increased — necessitating the need for an amendment
to the General Plan and ultimately The Boulders Master Plan.

Land Use Element — Goals & Approaches #5

Develop land use patterns that are compatible with and support a variety of mobility
opportunities/choices and service provisions. (Land Use Goal 5, p. 67)

The El Regalo community is located adjacent to the EI Pedregal commercial area. To
facilitate the connectivity of these adjacent uses, a network of accessible pathways and
sidewalks will be provided to encourage residents of the community to utilize non-
vehicular mobility options between these complementary adjacent uses.

Land Use Element — Goals & Approaches #7

As a result of the acute emphasis towards the protection of sensitive natural areas,
future development will seek opportunities to protect and enhance sensitive natural
open space with the property such as the large wash corridor and the Scottadale Road
scenic corridor. Opportunities for connected open space areas neighboring areas will
result in transitions that complement the objectives of the ESL Ordinance and the
General Plan.

Incorporate appropriate land use transitions to help integrate into surrounding
neighborhoods. (Land Use Goal 7, Bullet 2, p. 68)

El Regalo utilizes adjacent existing open space areas and on-site open space to conform
to the patterns of open space (natural and developed) found on adjacent properties to
the east. Setbacks to the commercial area will be utilized where possible to create
buffering opportunities
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Provide an interconnected open space system that is accessible to the public, including
pedestrian and equestrian links, recreation areas, and drainageways. (Open Space
Connection bullet point, p. 67)

The El Regalo community will include interconnected open space opportunities for the
public along the perimeter scenic corridors that will allow for pedestrian and equestrian
use. Residents will utilize on-site pedestrian improvements to access the perimeter
paths and trails through multiple connection points.

Land Use Element — Goals & Approaches #8 : :
Encourage land uses that create a sense of community among those Who work, live, and
play within local neighborhoods. (Land Use Goal 8, p. 69)

The EI Regalo community will support a neighborhood that allows residents to enjoy a
live, work and play lifestyle opportunity. This is supported by the non-residential land
use types surrounding the property to the north and south, and by the public
recreational path and trail network along the perimeter of the property that links to
more extensive off-site networks of pedestrian and equestrian trails.

Promote development patterns and standards that are consistent with the surrounding
uses and reinforce an area’s character. (Land Use Goal 8, Bullet 3, p. 69)

The residential land use proposed within the El Regalo community conforms to the
balanced land use objectives of the Boulders Master Plan. The original Master Plan
document for the Boulders contemplated that land modifications would need to be
made from time to time to support the correct balance of residential and non-
residential uses. The proposed residential uses are consistent and compatible with
surrounding uses and reinforce the unique character of the Boulders community and
other adjacent communities.

Element #3: Economic Vitality Element

Economic Vitality Element — Goals & Approaches #1

The Boulders community was based on the premise of not just establishing a world-class
destination resort, but of an economically sustainable mixed use community predicated
on the providing a variety of residential and non-residential land use options. This
model, envisioned and adopted over two decades ago has been immensely successful,
resulting in opportunities for residents to shop, work and recreate in close proximity to
their homes. This lifestyle success has translated into economic success, and the
proposed land use amendment will help enable a process by which these economic
components are further reinforced. The success of retail and employment land uses is
only achieved through an equitable allocation of proportional residential land uses.

Economic Vitality Element — Goals & Approaches #7
e  Sustain the long-term economic well being of the city and its citizens through

redevelopment and revitalization efforts. (Economic Vitality Goal 7, p. 85).
e Encourage and support the renovation and reuse of underutilized or vacant
parcels/buildings/shopping centers. (Economic Vitality Goal 7, Bullet 2, p. 85)

General Plan Amendment land planning - landscape architecture
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e Promote residential revitalization to maintain quality housing and thus maintain quality
of life and stability of the local economy. (Economic Vitality Goal 7, Bullet 6, p. 85)

The El Regalo community represents an opportunity to redevelop a property with a
failed and unsupported use into a community that will enjoy long-term sustainability
within the larger community and help foster support for remaining commercial
properties within the El Pedregal commercial center.

Community Involvement Element — Goals & Approaches #1

Because the General Plan is a document that is predicated on.the input and ultlmate. v
approval of Scottsdale’s residents, the Major GPA process is a very extensive and open
process that encourages community review and comment. At the time of this
application, the applicant has initiated a notification of adjacent property owners
regarding the proposed amendment application. This action represents only the
beginning of an extended outreach process that will include neighborhood meetings and
additional notifications of key dates and public hearings.

Element #5: Housing Element

Housing Element — Goals & Approaches #2

Seek a variety of housing options that blend with the character of the surrounding
community. (Housing Element Goal 2, p. 98)

The General Plan encourages a diversity of housing product, recognizing that various
densities and types of housing lead to more sustainable and balanced communities.
One of the most significant benefits of a master planned community like The Boulders is
the ability to address the spectrum of housing types through flexible density provisions
and thereby provide housing types that reflect the current market demands while still
insuring compatibility and maintaining design standards.

The El Regalo amendment proposal benefits from a voluntary adherence to elements of
The Boulders elevated design standards, and existing and future buffers to adjacent land
uses.

e Maintain Scottsdale’s quality-driven development review standards for new housing
development. (Housing Element Goal 2, Bullet 1, p. 98)

e Encourage physical design, building structure, and lot layout relationships between
existing and new construction to help the new developments complement the
surrounding neighborhoods. (Housing Element Goal 2, Bullet 2, p. 98)

e  Support community dialogue to reassess and streamline the development review process
so as to encourage creative housing designs. (Housing Element Goal 2, Bullet 4, p. 98)

The Applicant has worked closely with the Boulders Homeowners Association to ensure
that the proposed residential product will be similar in architectural style and character
to adjacent residential design in adjacent communities. Many of the design and

taylor
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character elemeénts proposed with the El Regalo development application were selected
to ensure design continuity between adjacent communities

Element #6: Neighborhood Element
Neighborhood Element — Goals & Approaches #1
Enhance and protect diverse neighborhoods so they are safe and well maintained.
(Neighborhoods Element Goal 1, p. 105)
e Provide for neighborhood and social service needs for all citizens. (Ne/ghborhoods

Element Goal 1, Bullet 1, p. 105)
The former medical clinic building that currently occupies the site has not been a

viable use for several years and health care needs of area residents are being
successfully provided for in alternative locations.

e Sustain the long-term economic well-being of the city and its citizens through

redevelopment and neighborhood preservation and revitalization  efforts.
(Neighborhoods Element Goal 3, p. 105)
A significant portion of the area proposed for the development of the El Regalo
community was formerly developed as a medical office building. The removal of
these improvements, including a large parking area, will allow for the introduction of
vegetation enhancements and aesthetic treatment.

e Revitalize and redevelop aging retail areas in order to maintain Scottsdale’s standing

as one of the major retail, restaurant, and entertainment destinations within the
metropolitan area. (Neighborhoods Element Goal 3, Bullet 3, p. 106)
The applicant is proposing the redevelopment of a non-viable medical office use that
has been unable secure a tenant since being vacated several years ago. The
redevelopment of the property for residential use is supported by market research
that indicates a current oversaturation of retail space in the area.

e Maintain and create opportunities for quality housing for all citizens. This is a crucial

component of Scottsdale’s local economy. (Neighborhoods Element Goal 3, Bullet 5,
p. 106)
The proposed El Regalo neighborhood will provide a housing product that adds
product diversity to the existing community with a quality product. El Regalo will
not be developed with an intent to provide a broad diversity of residential housing
prices in the interest of creating a broad spectrum of residential housing
opportunities.

e Establish appropriate incentives for the development of aesthetically pleasing, infill
housing that serves a variety of income levels. (Neighborhoods Element Goal 3, Bullet
6, p. 106)
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The applicant has taken extensive steps in working with the Boulders community
association to develop a high quality and aesthetic architectural design approach
that is in conformance with adjacent communities.

Neighborhood Element — Goals & Approaches #4
Preserve and enhance the unique sense of neighborhood found in diverse areas of
Scottsdale through neighborhood conservation. (Neighborhoods Element Goal 4, p. 106)

e Guide revitalization, redevelopment, and infill (new development inestablished
areas) development to ensure that such development efforts are context-appropriate
to the surrounding neighborhoods. (Neighborhoods Element Goal 4, Bullet 3, p. 106)

e Continue the city’s active Code Enforcement Program (or future programs) to
preserve, enhance and promote healthy neighborhoods throughout the city.
(Neighborhoods Element Goal 4, Bullet 6, p. 106)

e Create, preserve and enhance pedestrian, vehicular, and alternative transportation
mode connections and links between the neighborhoods and other neighborhood-
supporting land uses throughout the community. (Neighborhoods Element Goal 4,
Bullet 7, p. 106) '

e Improve and maintain the current landscape, sign, and design standards throughout
the community. (Neighborhoods Element Goal 4, Bullet 8, p. 106)

The El Regalo community will create and implement a robust Community Design
Guidelines document that will be used as a mechanism to ensure that community
aesthetics are maintained long-term. These guidelines will serve as just one of many
tools created during the pre-development stage that will be used to create a high-
quality built and natural desert environment that will promote a health community in
association with recreational opportunities.

Neighborhood Element — Goals & Approaches #5

Promote and encourage context-appropriate new development in established areas of

the community. (Neighborhoods Element Goal 5, p. 107)

e Encourage new development efforts toward existing developed areas in Scottsdale.
(Neighborhoods Element Goal 5, Bullet 1, p. 107)

e Promote the use of existing infrastructure as an incentive to encourage more infill
development within the community. (Neighborhoods Element Goal 5, Bullet 2, p.
107)

e Promote existing developed areas of the community as opportune economic
development infill sites. (Neighborhoods Element Goal 5, Bullet 3, p. 107)

Growth and redevelopment are necessary components of the on-going evolution of any
municipality. The EI Regalo property is surrounded by developed land uses and would
not be quantified as a “boundary” property on the edge of the City’s growth edge. The
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proposed amendment is intended to modify the existing land use to one that will
increase the viability of development on this infill property.

Element #7: Open Space & Recreation Element

Open Space & Recreation Element - Goals & Approaches #1

Few other areas in Scottsdale rival the natural beauty found within The Boulders
community. This natural setting encourages the establishment of amenities that allow
residents to live and recreate in this unique environment. The El Regalo property is
bounded by a multi-use pathway that meanders within the Scenic Corridor adjacent to
Scottsdale Road ‘and extends many miles to the south to connect with other trails and
parks within the City. The scenic corridor designation will maintain and preserve this
unique streetscape character within a natural context and provide spatial and aesthetic
buffering for the subject property.

Natural areas within the proposed El Regalo neighborhood will be complimented by
existing recreational uses to the east and will support the native desert theming used
extensively throughout the Boulders community. The property will also establish
natural linkages through existing drainage corridors to other areas ultimately including
the Scottsdale’s Mountain Preserve. ' '

Sensitive design approaches to future development will encourage the protection and
re-establishment of native species to emphasize the natural desert character of the
community.

Element #8: Preservation & Environmental Planning Element
Preservation & Environmental Planning Element - Goals & Approaches #2
Enhance the quality of life in Scottsdale by safeguarding the natural environment.
(Preservation and Environmental Planning Element Goal 2, p. 132)
e Retain Scottsdale’s image and heritage of the Sonoran Desert. (Preservation and

Environmental Planning Element Goal 2, Bullet 1, p. 132)

o Encourage developments to retain and integrate the desert ecosystem where
appropriate. (Preservation and Environmental Planning Element Goal 2, Bullet 4, p.
132)

o Preserve local plants, wildlife, and natural resources to maintain the biodiversity and
long-term sustainability of the area’s ecology. (Preservation and Environmental
Planning Element Goal 2, Bullet 6, p. 132)

e Maintain scenic views to preserve the aesthetic values of the area for all to enjoy and
for its contribution to the quality of life for residents and visitors. (Preservation and
Environmental Planning Element Goal 2, Bullet 8, p. 132)

The ESL Ordinance establishes guidelines for development in the northern regions of
Scottsdale and the protection of sensitive natural areas and will serve as a model for the
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preservation of local plants, wildlife, and natural resources to maintain the biodiversity
and long-term sustainability of the area’s ecology.

Preservation & Environmental Planning Element - Goals & Approaches #3

Natural wash corridors function as excellent opportunities to establish meaningful open
space along alignments that typically include higher proportions of natural vegetation
and wildlife habitat. Protection of these corridors in their natural condition will be
emphasized to the greatest extent possible with exception of necessary roadway
crossings. ;

Preservation & Environmental Planning Element - Goals & Approaches #9
Protect and conserve native plants as a significant natural and visual resource.
(Preservation and Environmental Planning Goal 9, p. 137)

The applicant has committed signification portions of the site to native plant
preservation, especially adjacent to Scottsdale Road within the Scenic Corridor setback.
In addition to this area, salvage techniques will be utilized to relocate existing qualifying
materials to areas throughout the property to supplement natural buffering and
aesthetic treatments.

Preservation & Environmental Planning Element - Goals & Approaches #10
Encourage environmentally sound “green building” alternatives that support sustainable
desert living. (Preservation and Environmental Planning Goal 10, p. 137)

Protect and enhance the natural elements of all development sites. (Preservation and
Environmental Planning Element Goal 10, Bullet 3, p. 137).

The applicant will conform to all City of Scottsdale requirements related to native plant
salvage and relocation per the City Ordinance, and will seek to minimize disturbance
within the most sensitive portions of the site.

Element #9: Cost of Development Element

Cost of Development Element - Goals & Approaches #

The impacts to development and on-going community services associated with the
subject property will be minimized due to existing off-site infrastructure and a reduction
in the overall site intensity as a result of the proposed General Plan land use
amendment from Commercial to Suburban Neighborhood. An analysis of demands
associated with the existing (commercial) and proposed (residential) land uses for this
region of Scottsdale indicate substantial reductions in vehicular trips per day, water use
and waste generation associated with residential uses. These findings are based on
standard calculations for service demands established by the City of Scottsdale (see
Land Use Impact Model) when evaluating the potential impacts of a General Plan Land
Use modification.

Element #10: Growth Areas Element
Growth Areas Element - Goals & Approaches #2
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The proposed amendment area is not located with a designated Growth Area.

Element #12: Community Mobility
Community Mobility - Goals & Approaches #2
The northern portions of Scottsdale offer opportunities for establishing meaningful non-
vehicular connectivity through the construction of bike lanes, tail corridors and multi-
use pathways. With an emphasis on reducing the length and frequency of vehicular
trips within the community, opportunities to diversify the mix of land uses provide for
alternative transportation modes to be utilized when accessing these uses.

General Plan Amendment lond planning - landscape architecture ; —
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Attachment 2
Context Aerial
3-GP-2014: El Regalo

Attachment 2- Context Aerial



Attachment 3
Aerial Close-Up
3-GP-2014: El Regalo

Attachment 3- Aerial Close-Up



Attachment 4
Zoning Map
3-GP-2014: El Regalo
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Attachment 4 - Zoning Map



Attachment 5
Existing General Plan Conceptual Land Use Map*
3-GP-2014: El Regalo
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*Please note that the City of Scottsdale General Plan 2001 Conceptual Land Use Map is
not parcel based, and that any graphic representation shown may not align with a parcel
based map.

Attachment 5- Existing 2001 General Plan Conceptual Land Use Map



Attachment 6
Proposed General Plan Conceptual Land Use Map*
3-GP-2014: El Regalo
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*Please note that the City of Scottsdale General Plan 2001 Conceptual Land Use Map is
not parcel based, and that any graphic representation shown may not align with a parcel
based map.

Attachment 6- Proposed 2001General Plan Conceptual Land Use Map



Attachment 7
Public Correspondence Received
3-GP-2014: El Regalo

*  Exhibit A. General Correspondence Received Prior to Open House
*  Exhibit B. Open House Comments Received

*  Exhibit C. Remote Planning Commission Hearing Comment Cards and
September 10t Planning Commission Memo

*  Exhibit D. Correspondence Received Post Remote Planning Commission Hearing

Attachment 7- Public Correspondence Received



Exhibit A
General Correspondence Received Prior to Open House
3-GP-2014: El Regalo

Exhibit A- General Correspondence Received Prior to Open House



@

City of Phoenix

PLANNING & DEVELOPMENT DEPARTMENT

July 1, 2014

Taylor Reynolds

City of Scottsdale

Long Range Planning Department

7447 East Indian School Road, Suite #105
Scottsdale, Arizona 85251

RE: MAJOR GENERAL PLAN AMENDMENT (3-GP-2014)
Dear Mr. Reynolds:

Thank you for the opportunity to comment on a request for a Major General Plan
Amendment (3-GP-2014) to change the land use designation from Commercial to
Suburban Neighborhoods on a 5.8-acre site located north of the northeast corner of
Scottsdale Road and Westland Drive. The city of Phoenix does not have any
comments at this time.

Please contact Tricia Gomes at 602-262-4870 or tricia.gomes@phoenix.qov if you
require any additional information.

Sincerely,

Alan Stephenson
Acting Planning and Development Director

c: Tricia Gomes, Planner Il



Reynolds, Taylor

From: Garthright, Phillip (CONTR) <Garthright @ WAPA.GOV>

Sent: Monday, July 07, 2014 12:55 PM

To: Yaron, Adam; Reynolds, Taylor

Subject: RE: 2014 Proposed Major General Plan Amendments for the City of Scottsdale, AZ

(DSW NI 2014-005, FLG-PPK 1&2, 345kV, PPK-RGS 1&2, 230kV, City of Scottsdale, 2014
Major Amendments)
Attachments: dopdfmapl1x17.pdf

Attention Adam Yaron & Taylor Reynolds:

Thank you for providing the Western Area Power Administration (Department of Energy), “Western” the opportunity to
receive and comment on those proposed City of Scottsdale, 2014 Major General Plan Amendments. After reviewing
your package of information which was received on June 24, 2014 and the accompanying “four” proposed, Major
General Plan Amendments, generally in the northerly areas of Scottsdale proper; Western has concluded that the
proposals as they currently exist, do not impact any Western facilities or right-of-ways.

The nearest corresponding transmission lines in these areas of North Scottsdale are the Flagstaff-Pinnacle Peak
Transmission Lines (FLG-PPK 1&2, 345kV) and the Pinnacle Peak-Rogers (PPK-RGS 1&2, 230kV) Transmission Lines
(please see the attached for general reference). All of these Transmission Lines are generally located about one to
several miles to the north, northwest, south and southwest of these proposed Major General Plan Amendments, and
once again do not have any impact on Western facilities or right-of-ways.

We thank you again for the opportunity to comment and will retain scanned copies of these proposals for future
reference.

Phil Garthright, AICP, MRED
Realty Specialist

NorthStar Technology, Contractor
U.S. Dept of Energy / WAPA

615 S. 43rd Ave.

Phoenix, AZ. 85009
garthright@wapa.gov
Work....(602) 605-2580
Mobile..(480) 225-5135
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Exhibit B
Open House Comments Received
3-GP-2014: El Regalo

Exhibit B- Open House Comments Received



7 Planning and Development Services

ITY y Long Range Planning Services

7447 East Indian School Road, Suite 105

Eu‘nsnnl[ Scollsdale, Arizona 85251

To: Chair Grant,and Members of the Planning Commission
From: Adam Yaron, Planner & Taylor Reynolds, Planner
Through: Erin Perreault, AICP, Long Range Planning Manager,@
Date: September 5, 2014

Re: 2014 Major General Plan Amendment Cases
9/3/14 City Sponsored Open House Citizen Comments:
2-GP-2014, 3-GP-2014, 4-GP-2014, 5-GP-2014

This memo is to provide the Planning Commission with the citizen comments received at the
Wednesday September 3, 2014 City Sponsored Open House relating to this year’s major
General Plan amendment cases:

e 2-GP-2014, The Reserve at Pinnacle Peak Patio
e 3-GP-2014, El Regalo

e 4-GP-2014, Cavalliere Flat

e 5-GP-2014, Greasewood Flat

At the September 3, 2014 City sponsored Open House, the public was invited to review and
comment on the four proposed 2014 major General Plan amendment cases. The open house
took place from 5 to 8 p.m. at Copper Ridge School, located at 10101 E. Thompson Peak
Parkway. There were 84 community members that signed in as participants at the open house.



Open House Participation Map
September 3, 2014 City Sponsored Open House
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Open House Participant Sign-In Sheets
September 3, 2014 City Sponsored Open House
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2-GP-2014 Comments Received
September 3, 2014 City Sponsored Open House



2-GP-2014
The Reserve at Pinnacle Peak

Major General Plan Amendment |- S

Open House "} /

E« COMMENT FORM AW LmscgooLR" |
Arizona ! // 7

General Location Map @

Please return comments to Taylor Reynolds no later than September 12, 2014 at

treynolds@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please nofe that the city of Scottsdale receives requests from citizens to review comment cards and the ity is obligated to refease any information
on the cards that is considered a public record.
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Major General Plan Amendment
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General Location Map @

Please return comments to Taylor Reynolds no later than September 12, 2014 at

treynolds@scotisdaleaz.gov, by faxing to 480-312-7088 or mailing fo

7447 E. Indian School Road Ste, 105, Scotisdale, AZ 85251
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To the Planning Commission, City of Scottsdale:
We live in the Desert Summit Community at Jomax Road and 115™ Street.

Our entire community is very concerned about the proposal to move Greasewood Flats and the
concurrent proposal to permit high density zoning next to the McDowell Mountain Preserve and Tom
Thumb Trailhead. This threatens the unique balance of our urban and desert environment here in North
Scottsdale.

1. Bar traffic does not belong in this unique and peaceful environment. It will cause day and night
motorcycle traffic on quiet neighborhood streets and create traffic safety issues due to impaired drivers.
This will require additional police presence and patrols as well as increase ambulance and DUI court
costs which will more than offset any additional taxes from the bar,

2. i is suggested that moving Greasewood Flats will preserve a unique part of our heritage. Thereis no
way the buildings can be moved and pass modern building code requirements.  All we wil getis a new
bar with the original sign,

3. The high density zoning proposal will disrupt what is a quiet, lovely desert area and will lower the
property values which in turn will impact the city tax base. Even if moving the bar was a good idea,
there Is no reason whatsoever to increase the zoning density.
e The requested zoning, R-18 would permit one housing unit per 1/7 acre as opposed to what
has been one per 3 acres. Those proposing the project claim they will buitd fewer but they
doh_'t even own all the land being rezoned. The result could be well over 1000 homes versus
154,
e  Sereno Canyon, the large property adjacent to the proposed new Greasewood location, has
already been rezoned for higher density. -
e Atalon on 118" Street was similarly rezoned in 2011 which increased density by more than
two to one. ,
e All of this will significantly impact our limited water resources in the future.

4. Construction traffic has greatly increased on Jomax Road in the past few months. All the construction
traffic for the Greasewood relocation will come up that road since Happy Valley Road has been declared
off [imits for through trucks,

5. The impact of this rezoning over the long run will likely be to depress home values in this area. What
the city gains in extra tax revenue from the new development will be offset by the significant additional
safety costs cited above and the decline or lack of growth in the property values of the existing
neighbbrhoods.

Jim and Deborah Wichterman

11565 E. Cavedale Prive, Scottsdale AS, 85262
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Please return comments to Taylor Reynolds no later than September 12, 2014 at

treynolds@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the city of Scoftsdale receives requests from citizens to review comment cards and the city is obligated fo release any information
on the cards that is considered a public record.



3-GP-2014 Comments Received
September 3, 2014 City Sponsored Open House
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Please return comments to Taylor Reynolds no later than September 12, 2014 at

treynolds@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the cily of Scoltsdale receives requests from cilizens fo review comment cards and the city is obligated fo release any information
on the cards that is considered a public record.



4-GP-2014 Comments Received
September 3, 2014 City Sponsored Open House
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Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

ayaron@scotisdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the city of Scoffsdale receives requests from cilizens to review comment cards and the city is obligated fo ré any information
on the cards that is considered a public record.
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To the Planning Commission, City of Scottsdale:
We live in the Desert Summit Community at Jomax Road and 115" Street.

Our entire community Is very concerned about the proposal to move Greasewood Flats and the
concurrent proposal to permit high density zoning next to the McDowell Mountain Preserve and Tom
Thumb Trailhead. This threatens the unique balance of our urban and desert environment here in North
Scottsdate.

1. Bar traffic does not belong in this unique and peaceful environment. It will cause day and night
motorcycle traffic on quiet neighborhood streets and create traffic safety issues due to impaired drivers.
This will require additional police presence and patrols as well as increase ambuiance and DUI court
costs which will more than offset any additional taxes from the bar.

2, Ifis suggested that moving Greasewood Flats will preserve a unique part of our heritage. Thereisno
way the buildings can be moved and pass modern building code requirements.  All we will getis a new
bar with the original sign.

3. The high density zoning proposal will disrupt what is a quiet, fovely desert area and will lower the
property values which in turn will impact the city tax base. Even if moving the bar was a good idea,
there Is no reason whatsoever to increase the zoning density.
s The requested zoning, R-18 would permit one housing unit per 1/7 acre as opposed to what
has been one per 3 acres. Those proposing the project claim they will build fewer but they
doh_’t even own all the land being rezoned. The result could be well over 1000 homes versus
154,
e Sereno Canyon, the large property adjacent to the proposed new Greasewood location, has
already been rezoned for higher density. -
e Atalon on 118" Street was similarly rezoned in 2011 which increased density by more than
two to one. ,
e All of this will significantly impact our limited water resources in the future.

4. Construction traffic has greatly increased on Jomax Road in the past few months. All the construction
traffic for the Greasewood relocation will come up that road since Happy Valley Road has been declared
off limits far through trucks.

5. The impact of this rezoning over the long run wilt likely be to depress home values in this area. What
the city gains in extra tax revenue from the new development will be offset by the significant additional
safety costs cited above and the decline or lack of growth in the property values of the existing
neighbbrhoods.

Jim and Deborah Wichterman

11565 E. Cavedale Drive, Scottsdale AS, 85262
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Piease return comments to Adam Yaron no later than September 12, 2014 at

ayvaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian Schoo! Road Ste. 105, Scottsdale, AZ 85251
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Please note that the city of Scoltsdale receives requests from cifizens to review comment cards and the city is obligated fo refease any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at

avaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Bgad»SteﬁOS. Scottsdale, AZ 85251
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Please nole that the city of Scottsdale receives requests from citizens lo review comment cards and the city is obligated to release any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at

ayaron@scotisdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please nofe that the city of Scoltsdale receives requiests from citizens to review comment cards and the cily is obfigated to refease any information
on the cards that is considered a public record.



5-GP-2014 Comments Received
September 3, 2014 City Sponsored Open House
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Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

ayaron@scotisdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the cily of Scotfsdale receives requests from citizens to review comment cards and the cily is obligaled to release any information
on the cards that is considered a public record.
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7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please nofe thaf the city of Scoffsdale receives requests from cilizens to review comment cards and the cify is obligated fo release any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

avaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the city of Scoltsdale receives reque&fs from citizens to review comment cards and the cily is obligated to release any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

ayaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the city of Scottsdale receives requests from citizens to review comment cards and the cily is obligated fo refease any information
on the cards that is considered a public record.



o
]

5-GP-2014
Greasewood Flats

Major General Plan Amendment |
Open House
lEﬁ COMMENT FORM -

A 134TH ST
PALIGNAENT]

_EMARIPOSA GRANDEDR | /-
(ALFGHMENT)

ALIIDNA

Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

ayaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scotisdale, AZ 85251
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Please note that the cify of Scoitsdale receives requests from citizens fo review comment cards and the city is obligated to refease any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at

ayaron@scottsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scotisdale, AZ 85251
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Please note that the city of Scottsdale receives requests from citizens to review comment cards and the city is obligated to release any information

on the cards that is considered a public record.
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Please return comments to Adam Yaron no fater than September 12, 2014 at General Location Map @

ayaron@scoftsdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Please note that the cily of Scoltsdale receives requests from citizens to review comment cards and the city is obligaled to release any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at General Location Map @

ayaron@scotisdaleaz.gov, by faxing to 480-312-7088 or mailing to

7447 E. Indian School Road Ste. 105, Scottsdale, AZ 85251
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Piease nole that the city of Scottsdale receives requests from citizens fo review comment cards and the city is obligated fo release any information
on the cards that is considered a public record.
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Please return comments to Adam Yaron no later than September 12, 2014 at
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Please note that the city of Scoftsdale receives requests from cifizens fo review comment cards and the city is obligated fo release any information
on the cards that is considered a public record,
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Please note that the city of Scotfsdale receives requests from citizens to review comment cards and the cily is obligated to release any information
on the cards that is considered a public record.



To the Planning Commission, City of Scottsdale:
We live in the Desert Summit Community at Jomax Road and 115" Street.

Our entire community is very concerned about the proposal to move Greasewood Flats and the
concurrent proposal to permit high density zoning next to the McDowell Mountain Preserve and Tom
Thumb Trailhead. This threatens the unique balance of our urban and desert environment here in North
Scottsdale.

1. Bar traffic does not belong in this unique and peaceful environment. it will cause day and night
motorcycle traffic on quiet neighborhood streets and create traffic safety issues due to impaired drivers.
This will require additional police presence and patrols as well as increase ambulance and DUI court
costs which will more than offset any additional taxes from the bar.

2. If is suggested that moving Greasewood Flats will preserve a unique part of our heritage. There is no
way the buildings can be moved and pass modern building code requirements.  All we will get is a new
bar with the original sign.

3. The high density zoning proposal will disrupt what is a quiet, lovely desert area and will lower the
property values which in turn will impact the city tax base. Even If moving the bar was a good idea,
there is no reason whatsoever to increase the zoning density.
¢ The requested zoning, R-18 would permit one housing unit per 1/7 acre as opposed to what
has been one per 3 acres. Those proposing the project claim they will build fewer but they
don’t even own all the land being rezoned. The result could be well over 1000 homes versus
154,
s Sereno Canyon, the large property adjacent to the proposed new Greasewood location, has
already been rezoned for higher density.
o Atalon on 118" Street was similarly rezoned in 2011 which increased density by more than
two to one.
o All of this will significantly impact our limited water resources in the future,

4. Construction traffic has greatly increased on Jomax Road in the past few months. All the construction
traffic for the Greasewood relocation will come up that road since Happy Valley Road has been declared
off limits for through trucks.

5. The impact of this rezoning over the long run will likely be to depress home values in this area. What
the city gains in extra tax revenue from the new development will be offset by the significant additional
safety costs cited above and the decline or lack of growth in the property values of the existing
neighborhoods.

Jim and Deborah Wichterman

11565 E. Cavedale Drive, Scottsdale AS, 85262



To the Planning Commission, City of Scottsdale:
We live in the Desert Summit Community at Jomax Road and 115" Street.

Our entire community is very concerned about the proposal to move Greasewood Flats and the
concurrent proposal to permit high density zoning next to the McDowell Mountain Preserve and Tom
Thumb Trailhead. This threatens the unique balance of our urban and desert environment here in North
Scottsdale.

1. Bar traffic does not belong in this unique and peaceful environment. it will cause day and night
motorcycle traffic on quiet neighborhood streets and create traffic safety issues due to impaired drivers.
This will require additional police presence and patrols as well as increase ambulance and DUI court
costs which will more than offset any additional taxes from the bar.

2. If is suggested that moving Greasewood Fiats will preserve a unique part of our heritage. There is no
way the buildings can be moved and pass modern building code requirements. Al we will get is a new
bar with the original sign.

3. The high density zoning proposal will disrupt what is a quiet, lovely desert area and will lower the
property values which in turn will impact the city tax base. Even if moving the bar was a good idea,
there is no reason whatsoever to increase the zoning density.

e The requested zoning, R-18 would permit one housing unit per 1/7 acre as opposed to what
has been one per 3 acres. Those proposing the project claim they will build fewer but they
don’t even own all the land being rezoned. The resuit could be well over 1000 homes versus
154,

e Sereno Canyon, the large property adjacent to the proposed new Greasewood location, has
already been rezoned for higher density.

e Atalon on 118™ Street was similarly rezoned in 2011 which increased density by more than
two to one.

o  All of this will significantly impact our limited water resources in the future.

4. Construction traffic has greatly increased on Jomax Road in the past few months. All the construction
traffic for the Greasewood relocation will come up that road since Happy Valley Road has been declared
off limits for construction vehicles.

5. The impact of this rezoning over the long run will likely be to depress home values in this area. What
the city gains in extra tax revenue from the new development will be offset by the significant additional
safety costs cited above and the decline or lack of growth in the property values of the existing
neighborhoods.

Colleen Sanger

Desert Summit Resident / 480-209-8006



To the Planning Commission, City of Scottsdale:
We live in Desert Summit - a Community located at Jomax Road and 115™ Street.

Our entire community is very concerned about the following re-zoning proposals being evaluated by the
city council. Greasewood Flats and the concurrent proposal to permit high density zoning next to the
McDowell Mountain Preserve and Tom Thumb Trailhead, BOTH pose to greatly threaten the unique
balance of our urban and desert environment in North Scottsdale.

As a direct result of the re-zoning approvals already awarded by the city to the new Toll Brothers Atalon
project and Sereno Canyon; construction traffic has already greatly increased on Jomax tenfold. The
TROON “No Trucks” ordinance (adopted in 201&) with city signage posted at Happy Valley and Alma
School - prohibits ALL construction vehicles from entering TROON, thus forcing ALL construction trucks,
supply vehicles and heavy equipment to be routed 100% east and west bound on Jomax.

This quiet, predominately two lane — dead end street should NOT be forced to bear the burden of
"progress” traffic all on its own. As stated above; the already approved new home construction sites
have immensely added to the noise, speeding, and increased traffic flow, on what was a quiet local
street; while TROON remains unaffected. We are respectfully requesting that the burden of progress be
shared equally between Happy Valley, Jomax and even 118", With the opening of Atalon (Toll Brothers
Project) whose entrance is on 118" — It is also my opinion that 118" should be paved over to Rio Verde,
allowing for one more traffic flow option through these north end communities.

Although we may not be able to convince you, {the council planners) that it is in the best interest of both
the City of Scottsdale and it's north end residents to gppose the projects referenced above;
(Greasewood Flats and McDowell Mountain Preserve Project) — we do hope that at the very least you
WILL support allowing ALL construction traffic to flow eastbound and westbound on BOTH Happy Valley
and Jomax......all in the name of progress and change that is impacting both neighhorhoods!

Thank You for taking this request under consideration.

Colleen Sanger
Desert Summit Resident / 480-209-8006



To the Planning Commission, City of Scottsdale:
We live in Desert Summit - a Community located at Jomax Road and 115" Street.

Our entire community is very concerned about the following re-zoning proposals being evaluated by the
city council. Greasewood Flats and the concurrent proposal to permit high density zoning next to the
McDowell Mountain Preserve and Tom Thumb Trailhead, BOTH pose to greatly threaten the unique
balance of our urban and desert environment in North Scottsdale.

As a direct result of the re-zoning approvals already awarded by the city to the new Toll Brothers Atalon
project and Sereno Canyon; construction traffic has already greatly increased on Jomax tenfold. The
TROON “No Trucks” ordinance {adopted in 2018 with city signage posted at Happy Valley and Alma
School - prohibits ALL construction vehicles from entering TROON, thus forcing ALL construction trucks,
supply vehicles and heavy equipment to be routed 100% east and west bound on Jomax.

This quiet, predominately two lane — dead end street should NOT be forced to bear the burden of
“progress” traffic all on its own. As stated above; the already approved new home construction sites
have immensely added to the noise, speeding, and increased traffic flow, on what was a quiet local
street; while TROON remains unaffected. We are respectfully requesting that the burden of progress be
shared equally between Happy Valley, Jomax and even 118™. With the opening of Atalon (Toll Brothers
Project} whose entrance is on 118™ — It is also my opinion that 118" should be paved over to Rio Verde,
allowing for one more traffic flow option through these north end communities.

Although we may not be able to convince you, {the council planners) that it is in the best interest of both
the City of Scottsdale and it’s north end residents to oppose the projects referenced above;
(Greasewood Flats and McDowell Mountain Preserve Project) — we do hope that at the very least you
WILL support allowing ALL construction traffic to flow eastbound and westbound on BOTH Happy Valley
and Jomax.....all in the name of progress and change that is impacting both neighborhoods!

Thank You for taking this request under consideration.

Dave DeBusk - 480-502-7714
11465 East Cavedale Drive Scottsdale, Arizona 85262



To the Planning Commission, City of Scottsdale:
We live in the Desert Summit Community at Jomax Road and 115" Street.

Our entire community is very concerned about the proposal to move Greasewood Flats and the
concurrent proposal to permit high density zoning next to the McDowell Mountain Preserve and Tom
Thumb Traithead. This threatens the unique balance of our urban and desert environment here in North
Scottsdale.

1. Bar traffic does not belong in this unique and peaceful environment. It will cause day and night
motorcycle traffic on quiet neighborhood streets and create traffic safety issues due to impaired drivers.
This wilt require additional police presence and patrols as well as increase ambulance and DUi court
costs which will more than offset any additional taxes from the bar.

2. if is suggested that moving Greasewood Flats will preserve a unique part of our heritage. There is no
way the buildings can be moved and pass modern building code requirements.  All we will get is a new
bar with the original sign.

3. The high density zoning proposal will disrupt what is a quiet, lovely desert area and will lower the
property values which in turn will impact the city tax base. Even if moving the bar was a good idea,
there is no reason whatsoever to increase the zoning density.

e The requested zoning, R-18 would permit one housing unit per 1/7 acre as opposed to what
has been one per 3 acres. Those proposing the project claim they will build fewer but they
don’t even own al} the land being rezoned. The result could be well over 1000 homes versus
154.

e Sereno Canyon, the large property adjacent to the proposed new Greasewood location, has
already been rezoned for higher density.

e Atalon on 118" Street was similarly rezoned in 2011 which increased density by more than
two to one.

¢ Al of this will significantly impact our limited water resources in the future.

4. Construction traffic has greatly increased on Jomax Road in the past few months. All the construction
traffic for the Greasewood relocation will come up that road since Happy Valley Road has been declared
off limits for construction vehicles.

5. The impact of this rezoning over the long run will likely be to depress home values in this area. What
the city gains in extra tax revenue from the new development will be offset by the significant additional
safety costs cited above and the decline or lack of growth in the property values of the existing
neighborhoads.

Dave DeBusk / 480-502-7714

11465 East Cavedale Drive Scottsdale AZ 85262
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REQUEST TO SPEAK

/")
Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. -
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
NAME (print) A ober Ca gpe/ MEETINGDATE _S@Feets L2, Zd /) #
77 K
NAME OF GROUP/ORGANIZATION (if applicable) (v /'SP ¥ L /ndL v L) M2
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ljjl WISH TO SPEAK ON AGENDA ITEM # _ 24 [] 1 WISH TO DONATE MY TIME TO

[]1 WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

Citizens may complete one Request to Speak “Public Comment” card per meeting and submit it to City Staff. *'Public Comment” time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment " testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to Cily Staff BEFORE public testimony begins. ’ - L{
Public testimony is limited to three (3) minutes per speaker. ’ {
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
. b 5
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[]1 WISH TO SPEAK ON AGENDA ITEM # |;X]] | WISH TO DONATE MY TIME TO /{7%2%&//2/?/ 5%,

11 WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

Cirizens may complete one Request to Speak "'Public Comment " card per meeting and submit it to City Staff. “Public Comment” time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Conmment”’ testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

. L(
Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. \
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted fo speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.

‘ / )
NAME (rin)) \n [NDHY NS O=F MEETING DATE_ @ /\ O / \ 4~

NAME OF GROUP/ORGANIZATION (if applicable)

abpbress LB Too N, Ha uae w B zp_ BHODILC
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] 1 WISH TO SPEAK DURING “PUBLIC COMMENT”* CONCERNING s

Citizens may complete one Request to Speak “'Public Comment” card per meeting and submit it to City Staff. “Public Comment” time is
reserved for citizen commentis regarding non-agendized items. The Board and Commission may hear "' Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

~

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK ,

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. |
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cardg for designated speakers and the person(s) they represent must be submilted together.
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[J 1 WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

¥ p : " - S 1 o : "o .

Citizens may complete one Requesi to Speak “Public Comment " card per meeting and submit it to City Staff. “Public Comment " lime is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request fo Speak cards must be submitted to City Staff BEFORE public testimony begins. l - L'[
Public testimony is limited fo three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.

Cards for designated speakers and the person(s) they represent must be submitted together.
Y

NAME (priniys | @A v € A[(ﬁm LAN()AM MEETING DATE _T-12 - )Y
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HOME PHONE__ 700 29399 47 work pHone i PO 2.03-9405
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[] 1 WISH TO SPEAK ON AGENDA ITEM # Ij | WISH TO DONATE MY TI
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[] | WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

Citizens may complete one Request to Speak “Public Comment” card per meeting and submit it to City Staff. *“Public Comment” time is

reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment”’ testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. ,
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.

, /,] MEETING DATE ///O///SL

NAME OF GROUP/ORGANIZATION (if applicable) n / 4

ADDRESS - ‘%762? \ﬁ - SR ooy 2P_F SRS
HOME PHONE é&o? “55?’7Z o f%ﬁ WORK PH&E

E-MAIL ADDRESS (optional) e

NAME (print)

[]1WISH TO SPEAK ON AGENDA ITEM # m | WISH TO DONATE MY TIME(_40

S )
[ 1 WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING = el

Citizens may complete one Request to Speak “Public Comment” card per meeting and submit it to City Staff. “Public Comment " time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. [
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
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[J | WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING
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Citizens may complete one Request to Speak “'Public Comment” card per meeting and submit it to City Staff. “Public Commeni” time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear " Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins.
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
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[J | WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING o i

Citizens may complete one Request to Speal “Public Comment ™ card per meeting and submit it to City Staff. "' Public Comment " time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Reqguest to Speak cards must be submitted to City Staff BEFORE public testimony begins. j
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
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] 1 WISH TO SPEAK ON AGENDA ITEM # %\MSH TO DONATE MY TIME TW /z%@

] 1 WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

Citizens may complete one Request to Speak “"Public Comment” card per meeting and submit it to City Staff. “Public Comment " time is
reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment” testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. \'~ (Jf{
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
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[J | WISH TO SPEAK DURING “PUBLIC COMMENT"* CONCERNING

Citizens may complete one Request to Speak “Public Comment " card per meeting and submit it (o City Staff. “Public Comment” time is
reserved for citizen commenls regarding non-agendized items. The Board and Commission may hear “Public Comment”’ testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law. q > A/ ¢ {r¢,



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins. I /
Public testimony is limited fo three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.
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11 WISH TO SPEAK DURING “PUBLIC COMMENT"™* CONCERNING

Citizens may complete one Request to Speak “Public Comment " card per meeting and submit it to City Staff. “Public Comment” time is

reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment " testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



REQUEST TO SPEAK

Request to Speak cards must be submitted to City Staff BEFORE public testimony begins.
Public testimony is limited to three (3) minutes per speaker.
Additional time MAY be granted to speakers representing two or more persons.
Cards for designated speakers and the person(s) they represent must be submitted together.

/
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Citizens may complete one Request to Speak “Public Comment” card per meeting and submit it to City Staff. “Public Comment " time is

reserved for citizen comments regarding non-agendized items. The Board and Commission may hear “Public Comment " testimony, but is
prohibited by state law from discussing items which are not listed on the agenda.

This card constitutes a public record under Arizona law.



WRITTEN COMMENTS

This card is used to submit written comments to the Board or Commission. \4‘
Written comment cards may be submitted to the Staff at any time. Cards submitted after public ]
testimony has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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This card constitutes a public record under Arizona law.



Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.

REQUEST TO SPEAK: Citizens wishing to address the Board or Commission in person may obtain a Request to Speak card from
staff located at the Staff table in the Kiva.



This card is used to submit written comments lo the Board or Commission.

WRITTEN COMMENTS -

Written comment cards may be submitted to the Staff at any time. Cards submitted after public
testimony has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.

REQUEST TO SPEAK: Citizens wishing to address the Board or Commission in person may obtain a Request to Speak card from
staff located at the Staff table in the Kiva.



WRITTEN COMMENTS

]
This card is used to submit written comments to the Board or Commission. e L’{
Written comment cards may be submitted to the Staff at any time. Cards submitted after public '
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Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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Written Comment cards may be submitted to the Staff at any time. Cards submitted after public testimony
has begun will be provided to the Board or Commission at the conclusion of the testimony for that item.
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Planning and Development Services
Long Range Planning Services

7447 East Indian School Road, Suite 105
Scoltsdale, Arizona 85251

Chair Grant and Members of the Planning Commission
Adam Yaron, PIam:nﬁeQ:(& Taylo/rrg%/nolds, Planner

Erin Perreault, AICP, Long Range Planning Manager,@/@
September 10, 2014

Additional Citizen Comments Received:
Major General Plan Amendment 3-GP-2014 and 5-GP-2014

This memo is to provide the Planning Commission with additional citizen comments received
following the Citizen Comment Memo that was sent out to the Commission on Friday,
September 5, 2014 relating to this year’s major General Plan amendment cases. Comments
received relate to:

e 3-GP-2014, El Regalo

e 5-GP-2014, Greasewood Flat



3-GP-2014 Comments Received



Reynolds, Taylor

From: William Paynter <bmwp333@gmail.com>
Sent: Wednesday, September 10, 2014 1:32 PM
To: Reynolds, Taylor

Subject: El Regalo and Ef Regalo West Projects
Taylor,

It was a pleasure speaking with you today. Thank you for taking your time to communicate with me. As [ told
you, my concern is the traffic noise and speeds on north Scottsdale road. It was good news to hear that the
proposed zoning change will actually decrease the traffic on north Scottsdale rd. However, I do continue to
have a concern regarding the speed limits on north Scottsdale Rd.as you know they are high and if we as a
community continue to increase the population density in this area the road will become less safe in the

future. Please express my concern regarding both the noise and the speeds to the committee.

Thank you for your consideration,
William Paynter

7140 E Night Glow Circle
Scottsdale, AZ




5-GP-2014 Comments Received




GAMMAGE & BURNHAM

A PROFESSIONAL LIMITED LIABILITY COMPANY
ATTORNEYS AT LAW
TWO NORTH CENTRAL AVENUE

FIFTEENTH FLOOR TELEPHONE (602) 266-0566
PHOENIX, ARIZONA 85004-4470 FACSIMILE (602) 256-4475
August 25) 2014 WRITER'S DIRECT LINE
Grady Gammage, Ir. (602) 256-4469

ggammage@gblaw.com

The Honorable W.J. “Jim” Lane, Mayor OVE '((”"i’i:\\\’/ 5\'“ j=
And Members of the City Council In ' -
City of Scottsdale SEP 0 4 2014
3939 N. Drinkwater Blvd.
Scottsdale, AZ 85251

P L

Re:  Opposition to Greasewood Flats Relocation Proposal: 5-GP-2014; 11-ZN-2014

Dear Mayor Lane and Members of the City Council:

Our office has been retained by Crown Community Development and its affiliate,
MecDowell Mountain Back Bowl, LLC, the developers of the Sereno Canyon project, to oppose the
proposed location of Greasewood Flats to a location very close to the Sereno Canyon.

Specifically, our opposition is to Case #5-GP-2014, a proposed General Plan
Amendment and Case #11-ZN-2014, a companion rezoning case related to Greasewood Flats. We
are not opposed to Case #13-ZN-2014, the proposed Taylor Morrison development in the same area
that 1s being processed simultaneously.

Sereno Canyon was approved by the City of Scotisdale on December 3rd, 2012. The
approval includes a 397 lot residential subdivision of lots in the R-130, R-43 and as yet
undetermined R4R size range including a small boutique 5-star resort nestled into a unique desert
setting. The Council will all recall how highly desirable a small destination resort and spa is at this
location proximate to the McDowell Mountain Preserve and the Tom Thumb’s trailhead. The resort
which 1s envisioned is only 80 to 100 rooms and is a luxury boutique property. The resort does not
include golf or significant group meeting facilities. It is intended very much to be a retreat and
renewal center for individual high-end travelers seeking a quiet and harmonious nature experience
in the Sonoran Desert.

The access to the resort is off of Ranch Gate Road onto a private street leading to the
facilities. Other than the resort itself there are no “commercial” uses along Ranch Gate Road.

Crown Community Development, as the property developer of this project, is
currently in negotiations with a well-known destination individual resort operator about the Sereno
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Mayor Lane and Scottsdale City Council
- August 25, 2014
Page 2

Canyon site. While we are not at liberty to disclose the name of this operator, it is a company with
expertence in Arizona and m particular with development in sensitive “eco-tourism” type locations.
The current plans envision what the operator describes as a series of “sumptuous cottages” with
fireplaces, and a restaurant preparing wine country cuisine with French Mediterranean influences.

It ts against this background and the recent approval of this project by the City of
Scottsdale that we write to oppose the location of Greasewood Flats near the Sereno Canyon site.
The attached exhibit from the Greasewood Flats application shows the close location of the two
sites. The Greasewood Flats application also makes clear that the intent is to replicate much of the
western themed outdoor entertainment environment of the current Greasewood Flats operation. We
feel strongly that this proposal would be dramatically inconsistent with the intent of the Sereno
Canyon resort project to provide eco-tourists and spa visitors with a quiet, nature oriented private
resort experience.

Many aspects of the Greasewood Flats current operation are long standing tourism
experiences for visitors to Scottsdale. But those experiences—campfires, cowboy music, and a
“honky-tonk™ atmosphere--are utterly at odds with a retreat oriented spa resort experience. Qutdoor
entertainment in this location will have noise that carries great distances. That kind of noise will be
disruptive and undesirable both during the day and in particular late at night.

Greasewood Flats as currently operated and as proposed would also be a large
destination venue. That means that significant traffic would approach the proposed location on
Ranch Gate Road past the entrance to the Sereno Canyon resort. This volume of traffic is
inconsistent with a residential and small resort street. Even more significant is Greasewood Flats’
historical relationship with the motorcycle community. Again, there is nothing wrong with
motorcycles as a major part of a tourism experience. But they are undeniably noisy and as such
represent a major potential intrusion into this quiet, nature oriented, spa resort atmosphere.

We believe that if the Greasewood Flats proposal were approved at this location it
would completely undermine all efforts to finalize a small destination resort at Sereno Canyon. For
this reason we must strongly oppose this proposal.

Sincerely yours,

GG/Ym
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Mayor Lane and Scottsdale City Council
+ August 25, 2014
Page 3

Attachment

ce: Paul Katsenes, City of Scottsdale Planning & Community Development Director
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The 10+/ acre properly is c:d;acem‘ 1o the McDowelt Sonorﬂn Prese}\ré in ihe soumcgsi
carner of a 120+/- acre-parcel {APN # 217-01-009H) owned by the Cavaliere family, The
property is bounded by the 1341h Sireet dlignment on the east, Ihe Pinnacle Peak Road

alignment on the south, Alameda Road alignment on the norh. Figure 1 shows the
Greasewood Flat locafion.

The surrounding uses are:

° West: Yacant lands a part of a proposed masier plan Cormmunity.
s MNorth: Vacani lands a part of a proposed maoster plan Cornmunity.
» East McDowell Sohoran Preserve
o South: McDowell Sanoran Preserve
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Piease note that the city of Scoltsdale receives requests from cilizens to review comment cards and the cily is obligated to release any information
on the cards that is considered a public record.
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COMMENTS i

I am definitely not in favor of the relocation of Greasewood Flat to the proposed
site adjacent to 134™ Street off Happy Valley Road. Happy Valley has many
residences that will be impacted by the increased flow of traffic if this is the
major thoroughfare to this venue. I, and the impacted homeowners, would also not
want Happy Valley to become the road that goes all the way through to Fountain
Hills. Dynamite, as an alternative, is much less congested and has many fewer

homes that are right at the street line. A

Please note that the city of Scolfsdale receives requests from cilizens to review comment cards and the cify is obligated to release any information
on the cards thal is considered a public record.
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Yaron, Adam

From: James Fiemann <jfiemann@gmail.com>
Sent; Saturday, September 06, 2014 4:14 PM

To: Yaron, Adam; Murillo, Jesus; City Council
Subject: rezoning in the Jomax and Aima School area.

To all city and council members ,

I would like this email to be considered when changing the Zoning for the above area in North Scottsdale.

I am not against the development of these areas only the changes to density that is being proposed.

There is a reason I didn't move to Phoenix ! " Don't Taylor Morrison" my neighborhood. Keep the zoning in

place and avoid high density projects,

A citizen of North Scottsdale, and no doubt none of your neighbors,

James Fiemann
28045 N 112th Place
Scottsdale AZ 85262,
720/206-9306



Yéron, Adam

From: valpruitt@aol.com

Sent: Monday, September 08, 2014 12:58 PM
To: Yaron, Adam

Subject: Greasewood Flats Plan

Attachments: Greasewood Flats Relocation feedback pdf

Please see attached regarding the comment Form about Greasewood Flats proposal. Thank You.

Valerie Pruitt
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Yaron, Adam

From: Julie Frank <jmfintegra@aol.com>

Sent: Wednesday, September 10, 2014 9:26 AM

To: Yaron, Adam

Subject: 5-GP-2014 Greasewood Flats Major General Plan Amendment Comment Form

David Johnson & Julie Frank

10801 E Happy Valley Road, #110
Scottsdale, AZ 85255
480-563-7474; jmfintegra@aol.com

Comments:
5-GP-2014 Greasewood Flats Major General Plan Amendment

We have lived in Troon Village since the early 1990s and have seen tremendous growth over the
years. Unfortunately, Happy Valley Road is becoming a major thoroughfare with traffic that has made
our neighborhoods significantly noisier, the road littered, and less safe to drive or bike on. We are not
interested in the increased traffic, noise pollution and litter that will be generated with the proposed
Greasewood Flats move. The proposal is requesting that the zoning be changed to commercial from
its current rural neighborhood and natural open space designation. Why place a commercial business
in an area where the desert is pristine and is all either rural residential or natural open space? There
are several existing vacant commercial areas/properties in North Scottsdale where Greasewood Flats
could easily move and not disturb land that is better left as natural open space or, if developed,
utilized for low density custom residential.
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Commercial Vacancy Report, Scottsdale AZ

Executive Summary

This report examined the availability of commercial space within the competitive
commercial market area of the subject property located at 34155 N. Scottsdale Road in
Scottsdale, Arizona. The following are key findings of this research.

- The retail market in Greater Phoenix will continue to be dominated by power and
community centers anchored by big box retailers for the foreseeable future. The
buying power of these chains will continue to place pressure on traditional grocery
retailers who have been the primary drivers behind the development of smaller
neighborhood shopping centers. Unanchored shopping centers have historically
had much higher vacancy rates than anchored centers.

- Within the North Scottsdale Market Area, many of the commercial sites have an
abundance of vacant available space. Smaller, unanchored sites have
performed the worst while the larger, grocery or big box anchored sites have
performed well.

- The market area has a 21% vacancy rate, which is considered very high. This
amounts to 387,350 square feet of vacant commercial space. Nearly half of that
vacant space is located within 3 driving miles to the subject site.

- The El Pedrigal development directly to the north of the site is struggling. From a
field visit, it appears that nearly half of all the storefronts are empty, including a
vacated free standing bank building also on the site.

- There is no apparent demand for more space in the market area for the
foreseeable future. New businesses will be able to locate in existing centers.

- We would advise Scottsdale to work to strengthen its existing retail real estate
assets as opposed to protecting potential future commercial centers where they
are not warranted or demanded. In the end, the addition of new retail centers in
a community may have no effect on growing retail sales and may only disperse
sales among competing shopping centers. A viable alternative strategy is to
support and strengthen existing retail establishments where they are clearly
demanded. This includes promoting residential development to support the retail
base.

Elliott D. Pollack & Company i
www.arizonaeconomy.com
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Commercial Vacancy Report, Scottsdale AZ

1.0 Introduction

1.1 Purpose of Study

Elliott D. Pollack and Company was retained to review the market area surrounding the
subject site located in North Scottsdale at 34155 N. Scottsdale Road. The market area
was analyzed in terms of current and available commercial and employment space.

1.2 Limiting Conditions

This study prepared by Elliott D. Pollack & Company is subject to the following
considerations and limiting conditions.

It is our understanding that this study is for the client’s due diligence and other
planning purposes. Neither our report, nor its contents, nor any of our work
were intended to be included and, therefore, may not be referred to or quoted
in whole or in part, in any registration statement, prospectus, public filing,
private offering memorandum, or loan agreement without our prior written
approval.

The reported recommendation(s) represent the considered judgment of Elliott
D. Pollack and Company based on the facts, analyses and methodologies
described in the report.

Except as specifically stated to the contrary, this study will not give
consideration to the following matters to the extent they exist: (i) matters of a
legal nature, including issues of legal title and compliance with federal, state
and local laws and ordinances; and (ii) environmental and engineering issues,
and the costs associated with their correction. The user of this study will be
responsible for making his/her own determination about the impact, if any, of
these matters.

This study is intended to be read and used as a whole and not in parts.

This study has not evaluated the feasibility or marketability of any site for
planned uses.

Our analysis is based on currently available information and estimates and
assumptions about long-term future development trends. The data is
considered current as of June 2014. Such estimates and assumptions are
subject to uncertainty and variation. Accordingly, we do not represent them
as results that will be achieved. Some assumptions inevitably will not
materialize and unanticipated events and circumstances may occur;
therefore, the actual results achieved may vary materially from the forecasted
results.

Elliott D. Pollack & Company 1 MIII
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Commercial Vacancy Report, Scottsdale AZ

2.0 Commercial Vacancy

This section provides an overview of broader commercial trends as well as analyzes
commercial and employment vacancy in the North Scottsdale market.

2.1 Retail Market Trends

The Greater Phoenix retail market is currently experiencing some of its highest vacancy
rates in history resulting from the effects of the Great Recession. According to Cassidy
Turley Commercial Real Estate Services, the vacancy rate across the Valley reached
15% in 2011 and has since trended downward to 12.2% through the first quarter of
2014. Nearly 82% of this vacancy is in neighborhood and unanchored strip retail space
as retailers either went out of business, closed non-performing stores or exited the
Greater Phoenix market. Recent construction activity has been driven by outlet malls
with the 360,000 square foot Phoenix Premium Outlets on the Gila River Indian
Community and the 328,000 square foot Tanger Outlets Westgate which opened in
Glendale in 2012. Only 21,500 square feet of retail (neighborhood) is currently under
construction within three small projects of 10,000 square feet or less in the sub-markets
of Chandler, Northwest Phoenix, and West Phoenix.

Cassidy Turley estimates the retail vacancy rate for the Scottsdale market area
(vacancy data is not disaggregated to individual cities or smaller regions) through the
first quarter of 2014 at 9.3%. However, of significance is the vacancy rate for
neighborhood shopping centers at 11.8%, specialty centers at 15.5%, and strip or
unanchored centers at 13.6%. These three categories of retail centers account for over
78% of all vacant retail space in the Scottsdale market area.

2014 Q1 Retail Vacancy Rates

Scottsdale and Greater Phoenix

Total %  YTD Net Under Average
Scottsdale Inventory Vacant Vacant Absorption Construction Asking Rate
Neighborhood 7,984,441 939,736  11.8% 47,512 - $17.97
Power 3,834,559 238,205 6.2% 738 = $22.98
Regional 2,743,057 90,513 3.3% (16,176) - $22.00
Specialty/Theme 737,216 114,128 15.5% 3,631 -
Strip 966,044 131,476 13.6% (1,976) - $15.21
TOTAL 16,265,317 1,514,058  9.3% 33,729 - $18.27
Greater Phoenix
Neighborhood 88,684,632 12,764,001 14.4% 161,129 21,500 $13.56
Power 24,061,188 1,378,724 5.7% 35,295 = $21.49
Regional 21,358,314 1,604,263 7.5% (336,867) - $31.74
Specialty/Theme 3,013,003 369,489 12.3% (6,643) - $24.59
Strip 13,221,964 2,242,212 17.0% 24,548 - $13.23
TOTAL 160,339,101 18,358,689 12.2% (122,538) 21,500 $14.28
Source: Cassidy Turley '
Elliott D. Pollack & Company 2 Wll
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Commercial Vacancy Report, Scottsdale AZ

Bricks and mortar retailing has been significantly affected over the past decade by
several trends. Internet sales have had a major effect on store sales and the trend is
expected to continue in the future. Retailers in electronics products and books have
been especially hard hit. The rise of big box retailers and large power and community
shopping centers has also dominated the retail market over the past two decades. The
two largest retailers who anchor these centers, Target and Wal-Mart, have ventured into
grocery sales, resulting in the curtailment of the development of traditional
neighborhood shopping centers anchored by grocery retailers. In Greater Phoenix,
there has been significant consolidation in the grocery industry as a result of this trend.
The traditional grocery store industry today is down to four major chains — Safeway,
Fry’s, Albertson’s and Basha’s. The entrance of natural foods grocers such as Whole
Foods has also cut into the traditional grocery store business.

Greater Phoenix is generally considered to be over-retailed. As one of the country’s
fastest growing regions, Greater Phoenix drew a wide variety of national retailers to the
area over the last ten to twenty years, all hoping to take advantage of the rapidly
growing population base. When the housing bust and Great Recession occurred, store
closures occurred, resulting in the unexpectedly high retail vacancy rates. The market
is now recovering, consumer confidence is increasing and retail vacancy rates are
moderating. However, the market still needs a few more years to fully restore itself.

Based on current trends, it is the opinion of this firm that the retail market will continue
to be dominated by power and community centers anchored by big box retailers. The
buying power of these chains will continue to place pressure on traditional grocery
retailers who have been the primary drivers behind the development of smaller
neighborhood shopping centers.

2.2 Office Market Trends

The office in Greater Phoenix is also considered overbuilt. Overall office vacancy has
finally begun to improve and is currently reported at 20.2% according to Cassidy Turley.
While this is down from peak vacancy experienced in 2010, it is still nowhere near a
stabilized occupancy rate that would spur additional development. Most projects
completed in recent years have been build-to-suit buildings. Indeed, most of the
projects announced for 2014 (State Farm, Go Daddy, Garmin, etc.) are build-to-suit as
well.

Cassidy Turley estimates the office vacancy rate for the North Scottsdale/Airpark
market area in the first quarter of 2014 at 21%, slightly worse than the Greater Phoenix
vacancy rate.

Elliott D. Pollack & Company 3
www.arizonaeconomy.com
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Commercial Vacancy Report, Scottsdale AZ

Office Vacancy Rates

North Scottsdale and Greater Phoenix

Bldgs _Inventory

Total %

Net

Under

Average

North Scoftsdale.

Vacant Vacant Absorption Construction Asking Rate

TOTAL 147 9,856,901

Source: Cassidy Turley

2,071,474 21.0% 200,494 -
Greater Phoenix L =
Class A 233 35903458 6615024 18.4% 311,836 1,580,623 $24.65
Class B 726 50,963,188 10,565,316 20.7% 316,361 354,807 $19.69
ClassC 195 7,891,070 1,934,002  24.5% 4,287 : $15.26
TOTAL 1,154 94,757,716 19,114,342 20.2% 632,484 1,935,520 $21.00

Elliott D. Pollack & Company
www.drizonaeconomy.com
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Commercial Vacancy Report, Scottsdale AZ

2.3 Existing Vacancy

The market area surrounding the subject site on Scottsdale Road near Carefree
Highway was analyzed in terms of commercial and employment space that is currently
vacant. This was done to assess the availability of ready to lease space for retail and
office users.

The market area encompasses a reasonable commercial driving distance from the
subject site and extends approximately 4 miles in each direction from the site. The
following map illustrates the market area from Dynamite Boulevard up to the Town of
Carefree, west to Cave Creek Road and east toward the Troon development.

Market Area Boundary Map
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After a review of broker websites, other online resources and physical site visits, nearly
1.9 million square feet of commercial space was located within the market area. Space
ranged from free standing buildings as small as 3,000 square feet to multi-tenant
neighborhood and power centers as large as 322,908 square feet.

Elliott D. Pollack & Company 5 M|||
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Commercial Vacancy Report, Scottsdale AZ

All totaled, there currently exists over 387,350 square feet of available space at existing
centers within the market area within 198 store/office spaces. This represents a 21%
vacancy rate in the immediate market area which is considered very high.

Of the total, nearly half (188,914 square feet) of vacant space is located within 3 miles
(driving distance) to the subject site and another 140,544 vacant square feet between 3
and 5 miles driving distance from the site. The El Pedrigal site located immediately
north of the subject site has an extremely high vacancy rate, with an estimated 40-50%
vacancy, including a vacated freestanding bank building.
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As the table on the following page illustrates, it was not uncommon to see 20%-70%
vacancy rates throughout the market area within many of the sites. Smaller,
unanchored centers are currently performing very poorly. The only centers performing
well within the market area are in larger, grocery or big box anchored centers. This
includes Terravita Marketplace (Albertsons anchor, 3% vacant), The Summit at
Scottsdale (Target and Safeway anchors, 1% vacant), Home Depot Center (1% vacant),
Carefree Marketplace (Fry’s anchor, 4% vacant), and Tatum Plaza (Fry’s anchor, 3%
vacant).

Elliott D. Pollack & Company 6 wll
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DRAFT Commercial Vacancy Report, Scottsdale A7

Retail/Office Space Listings & Vacancy

Subject Site Market Area

Distance

ZIP  TOTAL Vacant Vacant Vacant from Site
Center Location Code SF Spaces SF % (miles) Anchor Tenants/Notes
El Pedregal 34505 N. Scottsdale Rd 85266 82,175 18 39,444 48% 0.2
Terravita Marketplace 34402 North Scottsdale Road 85266 102,733 2 2,688 3% 0.2 Albertsons, Wells Fargo, Walgreens
The Summit at Scottsdale 32331 N. Scottsdale Road 85266 322,908 1 4,192 1% 1.1 Target, Safeway, CVS, Office Max
Scottsdale North Marketplace 31313 N. Scottsdale Rd 85266 78,020 15 30,980 40% 1.9 AJ's, Chase Bank
Carefree Marketplace 36889 North Tom Darlington Dr 85377 84,951 5 8,942 11% 2.3 Bashas', Ace Hardware, Desert Foothills Medical
25 Easy Street 25 Easy Street 85377 6,000 3 4,180 70% 2.6
Spanish Village 7208 E. Ho Road 85377 24,351 11 13,264 54% 2.6 Carefree Station, Desert Treasures
Carefree Comners Shopping Center 7509 E. Cave Creek Rd 85377 14,575 3 9,274 64% 2.7 Chris Mellon & Co., Back to Basics Corp.
Mariachi Plaza 7171 E. Cave Creek Road 85331 27,630 7 11,328 41% 2.8
Carefree Galleria 3755 Hum Road 85377 16,775 7 7,562 45% 2.8 mixed office and retail space
Stagecoach Village 7100 E. Cave Creek Rd. 85331 105,000 19 32,462  31% 3.1
Home Depot at Carefree Marketplace 4935 E. Carefree Hwy 85331 128,998 1 1,560 1% 3.4 Home Depot
Carefree Marketplace 4815 Carefree Highway 85331 94,104 2 3,391 4% 3.6 Fry's, Wendy's, UPS, Edward Jones, Starbucks
The Shops at Dove Valley Ranch 4705 E. Carefree Highway 85331 59,880 9 20,202 34% 3.9 BMO Harris, Leslie's Pool Supplies, Dentistry
El Planeque 6450 E Cave Creek Rd 85331 13,753 3 2,338 17% 4.0
6147 Building 6147 E. Cave Creek Rd 85331 3,400 1 3,400 100% 4.4
Free Standing Building 38246 N Hazelwood Circle 85331 3,000 1 3,000 100% 4.4
Lone Mountain Landing Lone Mtn. Rd & Cave Creek Rd. 85331 34,720 6 10,162 29% 4.9 Tutor Time, Foothills Academy
Tuscany Village 30845 N Cave Creek Rd 85331 40,743 11 18,060 44% 5.2 Electric Eel Restaurant, Best Pal's Preschool
The Shoppes at Cave Creek 6268 E. Cave Creek Rd 85331 16,043 7 10,588  66% 5.8
Tatum Ranch Crossing 29834 N Cawe Creek Rd 85331 89,463 4 10,827 12% 6.0 Safeway, Taco Bell, Jack in the Box
Day Care Property 29858 N. Tatum Blwd 85331 8,475 3 8,475 100% 6.1
Shops at Tatum Ranch 29850 N Tatum Bivd 85331 18,823 3 4,390 23% 6.1 Pizza Hut, Diva Tanning Studio, Martial Arts
Tatum Ranch Center 29605 N. Cave Creek Blvd 85331 15,000 1 1,900 13% 6.1 Einstein Bros., Dentist, Animal Hospital
Tatum Plaza 29455 N Cave Creek 85331 104,619 3 3,500 3% 6.3 Fry's, Wells Fargo, McDonald's, Hi-Health
NNEC Dynamite Biwd & Tatum Bivd 28255 N Tatum Blvd 85331 9,189 2 2,455 27% 6.5 BMO Harris, Summit Health, Azalea Dentistry
Shops at Dynamite & Tatum 28325 N. Tatum Blvd 85331 14,505 4 6,033 42% 6.5 Leslie's Pool Supplies, Rosatti's Pizza
Shops at Dynamite Creek 28248 N. Tatum Blvd 85331 68,541 8 16,917 25% 6.7 Ace Hardware, Barro's, State Farm, Shell
Subject Property 34155 N Scottsdale Rd 85266 17,328 1 17,328 100% 0.0 Former Medical/Dental Clinic
Scottsdale Bank Branch 34252 N. Scottsdale Road 85266 10,000 1 10,000 100% 0.2 former bank branch
Scottsdale Westland 33747 N Scottsdale Rd 85266 74,000 6 9,050 12% 0.3 Garden Office Park
Carefree 60 34597 N. 60th Street 85266 14,517 2 7,765 53% 2.2
Carefree Business Center 7202 E. Carefree Drive 85377 13,619 1 1,325 10% 2.4
One Carefree Place 36800 Sidewinder B-10,11 85377 7,247 2 2,453 34% 2:5
Carefree Office Center 7518 E. Elbow Bend Rd 85377 15,734 3 3,169 20% 27
Sundance Gardens 7301 E. Sundance Trail 85377 26,650 1 2,282 9% 2.8
Montana Vista - Bldg. 1 7208 E Cave Creek Rd 85331 12,000 2 3,688 31% 29
Pima Norte 36600 N. Pima Road 85377 43,560 10 20,155 46% 3.9
Office Building 37608 N Cave Creek Road 85331 8,112 1 400 5% 4.8
Tatum Ranch Medical Plaza 30012 N Cave Creek Rd 85331 13,761 2 3,999 29% 5.9
Tatum Highlands 26224 N Tatum Blvd 85050 32,871 5 13,340 41% 7.8 Medical & Dental
Village at Troon North - Phase |-Bldg 10011 - 10025 E Dynamite Bivd 85262 11,593 1 885 8% 8.1
TOTAL 1,889,366 198 387,354 21%
Sources: Colliers International; Whitestone REIT; Commercial Properties Incorporated (CPI); Diamond Pacific Investments, Inc.; Velocity Retail Group; Voit Real Estate
Senvices; North Bay Commercial; ESCEE Commercial Properties; Plaza Companies; The Hogan Group; Sperry Van Ness; CBRE; Strategic; HURD Realty; Gilligan Commercial
LLC; Westwood Financial Corp.; Donahue Shriber; De Rito Partners Inc.; Cushman & Wakefield; LoopNet.com; Elliott D. Pollack & Co.; Landiscor; Maricopa County Assessor

Elliott D. Pollack & Company 7 WII
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DRAFT Commercial Vacancy Report, Scottsdale A7

2.4 Conclusions

There is a significant amount of vacant available commercial space within a very short
distance of the subject site in established retail centers and there is no apparent
demand for more space for the foreseeable future. While it is understandable that the
City of Scottsdale desires to expand its commercial retail inventory, the development of
retail shopping centers does not necessarily lead to additional retail sales, particularly
when retail vacancy rates are at high levels. Retail sales originate from the spending of
a community’s residents, meaning there is a finite amount of spending that can occur
based on the size of the resident population. Additional residents in proximity to
commercial assets would lead to higher retail sales activity.

We would advise Scottsdale to work to strengthen its existing retail real estate assets as
opposed to protecting potential future commercial centers where they are not warranted
or demanded. In the end, the addition of new retail centers in a community may have
no effect on growing retail sales and may only disperse sales among competing
shopping centers. A viable alternative strategy is to support and strengthen existing
retail establishments where they are clearly demanded. This includes promoting
residential development to support the retail base.

Elliott D. Pollack & Company 8
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Reynolds, Taylor

From: Niederer, Keith

Sent: Friday, August 29, 2014 7:51 AM
To: Reynolds, Taylor

Subject: FW: El Regalo

fyi

From: Michele Hammond [mailto:mh@brrlawaz.com]
Sent: Thursday, August 28, 2014 5:33 PM

To: Niederer, Keith

Cc: Alex Stedman

Subject: El Regalo

Keith:

Alex just called and he wanted me to send you a quick email regarding the El Regalo Citizen Review Report. There has
been no inquiries since our submittals in May/June, so therefore, we have no updates to the report. Please just
continue to use the report we submitted with the first submittal. Thank you!

Mictiele Hammaornd

Principal Planner

BERRY RIDDELL & ROSENSTEEL LLC
6750 E. Camelback Road, Suite 100
Scottsdale, Arizona 85251

602-463-4081 cell

480-385-2753 direct

480-385-2757 fax

mh@brrlawaz.com

This message and any of the attached documents contain information from Berry Riddell & Rosensteel LLC that may be confidential
and/or privileged. If you are not the intended recipient, you may not read, copy, distribute, or use this information, and no privilege
has been waived by your inadvertent receipt. If you have received this transmission in error, please notify the sender by reply e-mail
and then delete this message. Thank you.



Citizen Review Report 257-PA-2014
Taylor Morrison / E1 Regalo

Scottsdale & Westland

May 2014

Overview

This Citizen Review Report is being performed in association with a Major General Plan
Amendment and Rezoning request to develop a single-family residential community of 17 lots
on a 5.1+/- gross acre site located north of the northeast corner of Scottsdale Road and Westland
Drive, just south of the Boulders community. The applicant is seeking to modify the General
Plan from Commercial to Suburban and rezone from C-2 ESL to R-4 PCD ESL. The proposed
site plan is consistent with the previous approval to the south (Boulders Villas) and adjacent
zoning to the east.

The entire project team is sensitive to the importance of neighborhood involvement and creating
a positive relationship with property owners, residents, business owners, homeowners
associations, and other interested parties. Communication with these parties will be ongoing
throughout the process. Efforts on compiling stakeholders and preparing for the neighborhood
outreach began prior to the application filing and will continue throughout the process.

Community Involvement

Surrounding property owners were noticed via first class mail regarding the project. The
distribution of this notification met the City’s requirements as specified in the Citizen Review
Checklist. This notification contained information about the project, as well as contact
information to receive additional information, and the opportunity to give feedback. The
notification also contained information regarding a neighborhood Open House Meeting to learn
more about the project which took place on May 7" 2014 at Christ the Lord Lutheran Church
(9205 E. Cave Creek Road).

The development team who attended the open house meeting included a representative from
Taylor Morrison, LVA Design and Berry, Riddell & Rosensteel. Six interested neighbors
attended the Open House Meeting. They were generally supportive of the project. Questions
were raised regarding construction timing, phasing, pricing and square footage. No comment
cards were submitted.

A vital part of the outreach process is to allow people to express their concerns and understand
issues and attempt to address them in a professional and timely matter. As previously stated the
entire team realizes the importance of the neighborhood involvement process and is committed
to communication and outreach for the project.

Attachments:
Notification letter
Notification list
Affidavit of posting
Sign-in sheets

3-GP-2014
5/23/2010



TaylorMorrison ——

9000 East Pima Center Parkway
Suite 350
Scottsdale, AZ 85258

p. (480) 344-7000
f. (480) 344-7001

taylormorrison.com

TM HOMES OF ARIZONA, INC
ROC #179178 B

Dear Neighbor:

Taylor Morrison would like to inform you of a proposed single-family, luxury, gated residential
community, consisting of 17 lots on a 5.1+/- acre parcel located north of the northeast corner of
Scottsdale Road and Westland Drive, just south of the Boulders community. The application is
seeking to remove the commercial zoning component and proposes residential zoning and site
plan that is consistent with both the recently approved site plan for El Regalo (formerly known as
Boulders Villas) and the adjacent zoning to the east. This proposal along with the 2013 approval
for El Regalo would bring the development to a total of 21.5+/- acres with 57 lots. The
application includes a General Plan Amendment from the Commercial land use designation to
the Suburban Neighborhoods land use designation and a downzoning from C-2 PCD ESL to R-4
PCD ESL to support the proposed single family residential community.

We are pleased to invite you to attend an open house to discuss our proposal. The open house
will be held at Christ The Lord Lutheran Church located at 9205 E. Cave Creek Road (east of
Pima), from 6:00 p.m. to 7:00 p.m. on Wednesday, May 7th.

If you have any questions, please contact Alex Stedman at LVA Urban Design Studio, 480-994-
0994. The City of Scottsdale Project Coordinator for this project is Keith Niederer, who can be
reached at 480-312-2953. Thank you.

Sincerely,
NS

01
Land Planning & Development Manager

Taylor taylor
Woodrow morrison

ida4d 3 _'f
Communities MM Homes Inspired by You /f}f/;f
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PROPOSED # OF LOTS: 17
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Affidavit of Posting

Required: Signed, Notarized originals.
Recommended: E-mail copy to your project coordinator.

B  Project Under Consideration Sign (White) [0 Public Hearing Notice Sign (Red)

Case Number: //157' )DA ¢ 7/0/%

El Regalo

Project Name:

NEC of Scottsdale Rd. & Westland Dr.

Location:
Site Posting Date: 4/28/14
Applicant Name: LVA Urban Design Studio

Sign Company Name: Dynamite Signs, Inc.

Phone Number: 480-585-3031

nfirm that the site has been posted as indicated by the Project Manager for the case as listed above.

T A8 - 1<

Date

Applicant Signature

Return completed original notarized affidavit AND pictures to the Current Planning Office no later than
14 days after your application submittal.

g » ;
Acknowledged before me this the 4 & day of l-\l\p/\ A \ 20 | 4
I
1 Notary Public

My commission expires:Q s 7 ! /

City of Scottsdale -- Current Planning Division
7447 E Indian School Road, Suite 105, Scottsdale, AZ 85251 ¢ Phone: 480-312-7000 ¢ Fax: 480-312-7088

CP_Athdavit_Fosting Page 1 of 1 Revision Date: 20-Oct-04
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