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Item 2

City Council Report

Meeting Date:
General Plan Element: 
General Plan Goal:

December 1, 2020 
Character and Design
Determine the appropriateness of all development in terms of 
community goals, surrounding area character, and the specific 
context of the surrounding neighborhood.

ACTION

Happy Valley 18 
2-PP-2020

Request to consider the following:
Approval of a Final Plat for 21-lot single-family residential subdivision on +/- 28.6-acres, located 
at the Southwest corner of E. Happy Valley Road and N. Alma School Road, zoned Single-family 
Residential, Planned Residential Development, Environmentally Sensitive Lands (Rl-43 PRD 
ESL).

Goal/Purpose of Request
The applicant's request is for approval of a final plat for a 21-lot single-family residential 
subdivision with amended development standards. The request is in conformance with the 
previously approved zoning district map amendment Case #13-ZN-2019.

Key Items for Consideration
• Conformance to the 2001 General Plan
• Using PRD and amended development standards for 

flexibility in site design, including all NAOS in protected 
common area tracts.

• Conformance with associated approved zoning case 13- 
ZN-2019.

• Desert Scenic Roadway buffer along E. Happy Valley Rd. 
and limited buffer along N. Alma School Rd.

• Development Review Board heard this case on August 
20, 2020 and approved the preliminary plat with a 6-0 
vote.
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LOCATION

Southwest corner of East Happy Valley Road and North Alma School Road
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Scottsdale City Council Report | Case No. 2-PP-2020

OWNERS

Harbour Lights Holding Company Inc, 
DAS Family Trust, &
Julianne & Mark Hancock

APPLICANT CONTACT

Tom Kirk 
Camelot Homes 
480-367-4316

BACKGROUND

General Plan
The City of Scottsdale General Plan 2001 Land Use Element designates the property as Rural 
Neighborhoods which permits relatively large lot single-family neighborhoods. Densities in 
Rural Neighborhoods are usually one house per one acre (or more) of land. The proposed 
preliminary plat has a density of approximately 0.73 dwelling units per acre (21-lots), which is 
consistent with the maximum 1.0 dwelling units per acre allowed by the existing Rural 
Neighborhoods General Plan Land Use designation.

Zoning
The subject sites were annexed from the county into the City of Scottsdale in 1981. In 1991, 
the Environmentally Sensitive Lands (ESL) ordinance was adopted and intended to identify and 
protect environmental sensitive features. In May of 2020, City Council approved zoning case 
#13-ZN-2019, a zoning district map amendment from Single-family Residential, 
Environmentally Sensitive Lands (Rl-90, ESL) to Single-family residential, Environmentally 
Sensitive Lands, Planned Residential Development (Rl-43, ESL, PRD). The Intent of the Planned 
Residential Development District is to encourage imaginative and innovative planning or 
residential neighborhoods to encourage the preservation of open space and significant natural 
features, to offer wide variety of dwelling unit types, to permit greater flexibility in design of 
residential neighborhoods, and to enable development of parcels of property that would be 
difficult to develop under conventional zoning and subdivision regulations.

Context
The 29-acre site is located at the southwest corner of E. Happy Valley Road and N. Alma School 
Road. There is a slope across the site from the northeast to the southwest with a change in 
elevations of approximately sixty (60) feet. Please refer to context graphics attached.

Adjacent Uses and Zoning
• North: E. Happy Valley Rd. abuts the property to the north. Directly across is an existing

residential development (Eagles Glen), zoned Single-family Residential, Hillside 
District (Rl-43 ESL HD).
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• South: E. Desert Vista Dr. abuts the property to the south. Directly across is an existing
residential development, zoned Single-family Residential, Environmentally 
Sensitive Lands (Rl-190 & Rl-70 ESL).

• East: N. Alma School Rd. abuts the property to the east. Directly across is an existing
residential development (Glenn Moor (S) Troon Village), zoned Single-family 
Residential, Environmentally Sensitive Lands, Hillside District (Rl-35 ES HD).

• West: Existing residential development, zoned Single-family Residential,
Environmentally Sensitive Lands {Rl-190 ESL).

Other Related Policies, References:
• 32-ZN-1982: annexed from the County
• Scottsdale General Plan 2001, as amended
• l-GP-2004: Desert Scenic Road\ways
• Environmentally Sensitive Lands Overlay Ordinance
• 2008 Transportation Master Plan
• 2018 Design Standards and Policy Manual
• 13-ZN-2019: Zoning District Map Amendment from Rl-190 ESL to Rl-43 ESL PRD
• lO-WM-2019: Wash Modification

APPLICANTS PROPOSAL

Development Information
The development proposal includes the approval of a 21-lot, single-family residential 
subdivision with a gated entrance, private streets, and a Non-Motorized Public Access 
Easement for future trail and path along E. Happy Valley Road and N. Alma School Road.

Existing Use:

Proposed Use:

Parcel Size:

Building Height Allowed:

Building Height Proposed:

Natural Area Open Space Required: 

Natural Area Open Space Provided: 

Density Allowed:

Density Proposed:

Four (4) parcels (2 developed lots, 2 vacant lots) 

21-lot residential subdivision 

28.59 gross acres 

27.41 net acres

24 feet, measured from natural grade 

24 feet, measured from natural grade 

(one-story only)

10.11 acres 

10.11 acres
1 dwelling unit per acre (29 lots)

0.73 dwelling units per acre (21 lots)
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IMPACT ANALYSIS

Plat
The proposed subdivision will allow a 21-lot, one-story residential subdivision, which 
acknowledges the physical development limitations of the site and aligns with the approved 
Development Plan and stipulations within Zoning Case #13-ZN-2019. The preliminary plat 
includes private streets, Desert Scenic Roadway Setbacks, Natural Area Open Space tracts, Non- 
motorized Public Access Easements and drainage basin tracts. There are two (2) existing 
residences on-site, the home on Lot 17 will be removed and redeveloped while Lot 11 will 
remain and be integrated into the subdivision.

Transportation/Trails
The Transportation Department has reviewed the proposed development and accepted the Trip 
Generation Report (TGR) with the associated zoning case. According to the TGR analysis, the 
development of 21 single-family dwelling units on a 29-acre parcel has the potential to 
generate 200 daily trips, with 16 trips occurring in the AM Peak hour and 21 trips occurring in 
the PM peak hour.

Access to the site is provided from a new single entry and exit driveway along N. Alma School 
Road through a private gate. A 40-foot-wide private street meanders throughout the site and 
terminates at cul-de-sacs. A separated public path and trail will be provided for pedestrian 
travel along N. Alma School Road and E. Happy Valley Road.

Water/Sewer
The City's Water Resource Department has reviewed the application and finds that the 
proposed water and wastewater is adequate to service the development. The developer is 
responsible for providing all water and wastewater infrastructure improvements, including any 
new service lines, connections, fire hydrants, and manholes to serve the development.

Public Safety
The Public Safety Department has reviewed the applications and finds that there is adequate 
ability to provide fire and police services for the proposed use. Overall, emergency and non­
emergency activities in Scottsdale are continually monitored and tracked to evaluate the 
effectiveness of our service delivery and to identify any potential for future public safety 
resource needs for the community.

Natural Area Open Space/Desert Scenic Roadway Buffer
The project has minimal impact to the Open Space and Natural Area Open Space (NAOS). Based 
upon the proposed envelopment and per the slope analysis, the minimum required NAOS on 
the subject site is 10.11 acres and the applicant is providing 10.11 acres located within 
protected area tracts. The property has scarred areas which will be dedicated as NAOS and the 
developer is applying the scarred credit for these areas.

Community Involvement
With the Zoning District Map Amendment, the applicant began discussion with surrounding 
neighbors in May of 2019 the applicant. A Project Linder Consideration sign was posted on
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June 10, 2019 and the applicant mailed out notification letters with the open house information 
to property owners within 750 feet of the subject property plus 70 additional letters to the 
Scottsdale Interested Parties List. On June 25, 2019, the applicant held an open house meeting 
at the Camelot's White Horse community located at 8865 E. Via Del Sol and a total of eight (8) 
people attended the open house. In midOuly the City mailed out a "Heads up Postcard" to 
property owners within Y* mile of the subject site. City staff received an e-mail that expressed 
concerns about pollution, traffic and natural desert.

Policy Implications
This final plat is consistent in density, street alignment, NAOS and the recently approved zoning 
district map amendment Case #13-2N-2019. All stipulations and ordinance requirements have 
been addressed. Approval of this request will enable the final plat to be recorded, establishing 
the lots.

OTHER BOARDS & COMMISSIONS____________________________________
Development Review Board
Development Review Board hearing this case on August 20,2020 and approved the preliminary 
Plat with amended development standards with a 6-0 vote.

Staffs Recommendation to Development Review Board
Staff recommended that the Development Review Board approve the Happy Valley 18 
preliminary Plat, with stipulations, finding that the provisions of the Land Divisions Ordinance 
and the Development Review Board Criteria have been met.

STAFF RECOMMENDATION_________________________________________
Recommended Approach:
Staff recommends that the City Council approve Happy Valley 18 final plat.

RESPONSIBLE DEPARTMENTS

Planning and Development Services
Current Planning Services
Traffic Engineering
Water Resources
Fire and Life Safety Services
Plan Review
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STAFF CONTACT
Meredith Tessier 
Senior Planner 
480-312-4211
E-mail: mtessier@ScottsdaleAZ.gov

APPROVED BY

Meredith Tessier, Report Author
11/05/2020

Date

R/j|dy Grant, Uecutive Director 
ling an^evelopment Services 

^hohK.J^312-2664 E-mail: rgrant@scottsdaleaz.gov

11/12/2020
Tim Curtis, AlCP, Current Planning Director Date
Phone: 480-312-4210 E-mail: tcurtsi@scottsdaleaz.gov

—llulit.
Date
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ATTACHMENTS

1. Context Aerial
lA. Close-Up Aerial
2. Zoning Map
3. Preliminary Plat
4. Final Plat
5. August 20, 2020 Development Review Board meeting minutes
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SCOTTSDALE DEVELOPMENT REVIEW BOARD 
REMOTE ELECTRONIC MEETING 

Thursday, August 20, 2020

*SUMMARIZED MEETING MINUTES*

PRESENT:
Virginia Korte, Councilmember 
William Scarbrough, Vice Chair 
Christian Serena, Planning Commissioner 
Joe Young, Design Member 
Shakir Gushgari, Design Member 
Michal Ann Joyner, Development Member

ABSENT:
Doug Craig, Design Member

STAFF:
Brad Carr 
Margaret Wilson 
Melissa Berry 
Brian Hancock 
Meredith Tessier 
Jesus Murillo

CALL TO ORDER
Councilmember Korte called the meeting of the Development Review Board to 
order at 1:00 PM.

ROLL CALL
A formal roll call was conducted confirming members present as stated above.

ADMINISTRATIVE REPORT

1. Identify supplemental information, if any, related to August 20, 2020 
Development Review Board agenda items, and other correspondence.

• Note: These are summary action minutes only. A complete copy of the meeting 
audio/video is available on the Development Review Board website at: 
httD://scottsdale.granicus.com/ViewPublisher.php?vicw id=36

ATTACHMENT 5



DEVELOPMENT REVIEW BOARD Page 2 of 2
MEETING MINUTES

MINUTES
2. Approval of the July 16, 2020 Development Review Board Meeting Minutes 

including Study Session Meeting Minutes.

BOARD MEMBER YOUNG MOVED TO APPROVE THE JULY 16. 2020
DEVELOPMENT REVIEW BOARD REGULAR MEETING AND STUDY
SESSION MINUTES. 2ND BY BOARD MEMBER GUSHGARI. THE
MOTION CARRIED UNANIMOUSLY IN FAVOR BY COUNCILMEMBER
KORTE. VICE CHAIR SCARBROUGH. COMMISSIONER SERENA.
BOARD MEMBERS GUSHGARI. YOUNG. AND JOYNER WITH AN AYE
VOTE OF SIX (6) TO ZERO (0).

CONSENT AGENDA
3. 43-DR-2019 fPeer Valiev Townhomes)

Request by owner for approval of a site plan, landscape plan, and building 
elevations for a new 9-unit townhome development on a +/- 1.6-acre site, 
with the Medium Density Residential (R-3) zoning.
21818 N. Miller Road

MOVED TO REGULAR AGENDA. BOARD MEMBER GUSHGARI
MOVED TO APPROVE 43-DR-2019 WITH STIPULATIONS AS
PRESENTED BY STAFF AND DISCUSSED DURING THE MEETING.
2ND BY BOARD MEMBER YOUNG. THE MOTION CARRIED IN FAVOR
BY COUNCILMEMBER KORTE. VICE CHAIR SCARBROUGH. BOARD
MEMBERS GUSHGARI AND YOUNG WITH AN AYE VOTE OF FOUR (4)
TO TWO (2) WITH COMMISSIONER SERENA AND BOARD MEMBER
JOYNER DISSENTING.

4. 2-PP-2020 fHappy Valiev 18^
Request by owner for approval of the preliminary plat for a new 21-lot 
single-family residential subdivision with amended development standards 
for a reduction of lot area, lot width, and setbacks, on an +/- 29-acre site 
with Single-family Residential, Environmentally Sensitive Lands, Planned 
Residential Development (R1-43 ESL PRD) zoning.
Southwest corner of E. Happy Valley Road & N. Alma School Road

BOARD MEMBER JOYNER MOVED TO APPROVE 2-PP-2020. 2ND BY
VICE CHAIR SCARBROUGH. THE MOTION CARRIED UNANIMOUSLY
IN FAVOR BY COUNCILMEMBER KORTE. VICE CHAIR 
SCARBROUGH. COMMISSIONER SERENA. BOARD MEMBERS 
GUSHGARI. YOUNG. AND JOYNER WITH AN AYE VOTE OF SIX (6) TO
ZERO (0).

ADJOURNMENT
With no further business to discuss, the regular meeting of the 
Development Review Board adjourned at 1 ;48 PM.


































































































































