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CiTY COUNCIL REPORT

Item 2

Meeting Date: December 1, 2020
General Plan Element: Character and Design

General Plan Goal:

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 (R1-43 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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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 (R1-90, ESL) to Single-family residential, Environmentally
Sensitive Lands, Planned Residential Development (R1-43, 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

e 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 (R1-43 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 (R1-190 & R1-70 ESL).

East: N. Alma School Rd. abuts the property to the east. Directly across is an existing

residential development (Glenn Moor @ Troon Village), zoned Single-family
Residential, Environmentally Sensitive Lands, Hillside District {(R1-3S ES HD).

West: Existing residential development, zoned Single-family  Residential,

Environmentally Sensitive Lands (R1-190 ESL).

Other Related Policies, References:

32-ZN-1982: annexed from the County

Scottsdale General Plan 2001, as amended

1-GP-2004: Desert Scenic Roadways

Environmentally Sensitive Lands Overlay Ordinance

2008 Transportation Master Plan

2018 Design Standards and Policy Manual

13-ZN-2019: Zoning District Map Amendment from R1-190 ESL to R1-43 ESL PRD
10-WM-2019: Wash Modification

APPLICANT'S 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: Four (4) parcels (2 developed lots, 2 vacant lots)
Proposed Use: 21-lot residential subdivision
Parcel Size: 28.59 gross acres

27.41 net acres
Building Height Allowed: 24 feet, measured from natural grade
Building Height Proposed: 24 feet, measured from natural grade
(one-story only)
Natural Area Open Space Required: 10.11 acres
Natural Area Open Space Provided: 10.11 acres
Density Allowed: 1 dwelling unit per acre (29 lots)
Density Proposed: 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 Under 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 mid-July the City mailed out a “Heads up Postcard” to
property owners within % 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-ZN-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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Scottsdale City Council Report | Case No. 2-PP-2020

STAFF CONTACT

Meredith Tessier

Senior Planner

480-312-4211

E-mail: mtessier@ScottsdaleAZ.gov

APPROVED BY

y .

11/05/2020
Meredith Tessier, Report Author Date
Iw m 11/12/2020
Tim Curtis, AICP, Current Planning Director Date
Phone: 480-312-4210 E-mail: tcurtsi@scottsdaleaz.gov
Date
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ATTACHMENTS

1. Context Aerial

1A.  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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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 (Deer Valley 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 (Happy Valley 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.




DEVELOPMENT REVIEW BOARD REPORT

Meeting Date: August 20, 2020
General Plan Element: Character and Design
General Plan Goal: 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:

Request for approval of a Preliminary Plat for 21-lot single-family residential subdivision, and
approval for walls within the Desert Scenic Setback and excavation cuts and fills over eight (8)
feet in depth, all on a 29-acre site.

Goal/Purpose of Request
The applicant’s request is to create a 21-lot single-family residential subdivision in accordance
with the approved Development Plan of Zoning Case #13-ZN-2019.

Key Items for Consideration
e Conformance to the 2001 General Plan

e Using PRD and amended development standards for flexibility in site design, including all

NAOS in protected common area tracts : ; :
e Desert Scenic Roadway buffer along E. Happy Valley Rd. |== V:Il:;%ggd Q
and limited buffer along N. Alma School Rd. o 3
S o)
4 oz
B =
LOCATION e Q
Southwest corner of East Happy Valley Road and North é ‘g
Alma School Road - £
: E. Desert T
OWNER Vista Drive ?

Harbour Lights Holding Company Inc
239-254-2420

Action Taken




Scottsdale Development Review Board Report | Case No. 2-PP-2020
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 (R1-90, ESL) to Single-family residential, Environmentally
Sensitive Lands, Planned Residential Development (R1-43, 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

e 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 (R1-43 ESL HD).

e 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 (R1-190 & R1-70 ESL).

e FEast: N. Alma School Rd. abuts the property to the east. Directly across is an existing
residential development (Glenn Moor @ Troon Village), zoned Single-family
Residential, Environmentally Sensitive Lands, Hillside District (R1-35 ES HD).
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o West: Existing  residential  development, zoned Single-family  Residential,
Environmentally Sensitive Lands (R1-190 ESL).

Other Related Policies, References:
e 32-ZN-1982: annexed from the County
e Scottsdale General Plan 2001, as amended
e 1-GP-2004: Desert Scenic Roadways
e Environmentally Sensitive Lands Overlay Ordinance
e 2008 Transportation Master Plan
e 2018 Design Standards and Policy Manual
e 13-ZN-2019: Zoning District Map Amendment from R1-190 ESL to R1-43 ESL PRD
e 10-WM-2019: Wash Modification

APPLICANT’S PROPOSAL

Development Information

The development request is for a Preliminary Plat of a new 21-lot single-family detached
residential subdivision in conformance with the Development Plan and stipulations of zoning
case #13-ZN-2019. Additionally, the request includes approval for walls within the Desert
Scenic Setback and excavation cuts over eight (8) feet in depth.

Vehicular access to the site is provided from a new 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. Along N. Alma School Road, a new entry wall and gate is comprised
of materials that are desert earth tone with a combination of stone and split face.

The property’s frontage to N. Alma School Road and E. Happy Valley Road qualifies as a Desert
Scenic Setback pursuant to the classification series of Scenic Roadways designated in the 2001
General Plan (1-GP-2004). The area within the Scenic Corridor Easement shall be left in a
natural condition, except for a sound mitigation wall along Happy Valley Road, and as otherwise
approved by the Development Review Board. The 8-foot tall sound mitigation wall is curvilinear
and comprised of split face CMU with offset courses.

The 29-acre site slopes from the northeast to the southwest with a change in elevations of
approximately sixty (60) feet. According to the City of Scottsdale Design Standard and Policy
Manual (DSPM), Development Review Board approval is required for cuts and fills over eight
feet deep that are located around the homesites and community infrastructure improvements.
Excavation is concentrated in these areas in an effort to minimize impacts and preserve large
areas of undisturbed NAOS around the perimeter and through the center of the site.

The Scottsdale Sensitive Design Principles encourages “development, through appropriate
siting and orientation of buildings, should recognize and preserve established major vistas, as
well as protect natural features”. Lot layout considers the existing desert wash corridors and
mature vegetation to avoid impacts to the most sensitive areas of the site. Desert landscaping
conforms to the requirements of the Environmentally Sensitive Lands Ordinance. Disturbed
Natural Area Open Space (NAOS) will be revegetated to a natural condition with salvaged plant
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materials. Desert plan materials include Blue Palo Verde, Native Mesquite, Chuparosa, and
Jojoba.

° Existing Use: Four (4) parcels (2 developed lots, 2 vacant lots)
o Proposed Use: 21-lot residential subdivision
e Parcel Size: 28.59 gross acres

27.41 net acres
° Building Height Allowed: 24 feet, measured from natural grade
o Building Height Proposed: 24 feet, measured from natural grade

(one-story only)

° Natural Area Open Space Required: 10.11 acres

° Natural Area Open Space Provided: 10.11 acres

° Density Allowed: 1 dwelling unit per acre (29 lots)

o Density Proposed: 0.73 dwelling units per acre (21 lots)
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.
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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.

One (1) wash over 50 cubic feet per second (cfs) bisects the site from northeast to southwest
that will be maintained with the existing wash corridor or modified with a wash modification
application. Any wash modification will be reviewed concurrently with the preliminary plat
application. NAOS and drainage easements will protect the natural washes through the
property, consistent with the Environmentally Sensitive Lands Ordinance.

Desert Scenic Roadway buffers are intended to preserve views and native vegetation, providing
the streetscape with a unique image that should also reduce the impacts of a major street on
adjacent parcels. In result of an additional right of way dedications along Happy Valley Road to
accommodate City roadway widening, a sound mitigation wall will encroach into the minimum 50
foot Desert buffer setback in two (2) locations from 0 to 29 inches for a length of 124 feet, not to
exceed 150 square feet. Alma School Road will provide an average Desert buffer setback of 50
feet after the required right of way dedications, with some locations at 0 feet. The applicant is
proposing a wide NAOS tract near the intersection of Happy Valley Road and Alma School Road
that will preserve the landscape character and meaningful open space along these corridors
which complies with the General Plan Desert Scenic Roadways intent.

Community Involvement

According to the Citizen and Neighborhood Involvement Report, in May of 2019 the applicant
began discussion with the surrounding neighbors. A Project Under Consideration sign was
posted on 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.
According to the Neighborhood Involvement Report, a total of eight (8) people attended the
open house. In mid-July the City mailed out a “Heads up Postcard” to property owners within %
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mile of the subject site. City staff received an e-mail that expressed concerns about pollution,
traffic and natural desert. The applicants public outreach report and correspondence is
attached to this report.

Policy Implications
This preliminary plat is consistent in density, street alignment, NAOS and the recently approved
zoning district map amendment Case #13-ZN-2019. All stipulations and ordinance requirements
have been addressed.

RESPONSIBLE DEPARTMENTS

Planning and Development Services

Current Planning Services, Traffic Engineering, Water Resources, Fire and Life Safety Services,
Plan Review

STAFF CONTACT

Meredith Tessier

Senior Planner

480-312-4211

E-mail: mtessier@ScottsdaleAZ.gov

APPROVED BY

/Z——\ 07/29/2020

Meredith Tessier, Report Author Date

él/ C.- 7-32:-222¢

Brad Carr, AICP, LEED-AP, Planning & Development Area Manager Date
Phonep #80-312-7713  E-mail: bcarr@scottsdaleaz.gov

utive Director

7V 42,[4/:4,
( Ran'{y Grant, Exei Date

I‘?I‘dnnmg and Dey lopment Services

Phone: 480-312-2664  E-mail: rgrant@scottsdaleaz.gov
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ATTACHMENTS

A. Stipulations/Zoning Ordinance Requirements
1. Context Aerial

1A.  Close-Up Aerial

2. Zoning Map

3. Applicant’s Narrative

4, Preliminary Plat

5. Natural Area Open Space (NAQS) Plan

6. Landscape Plans

7. Site Sections

8. Cuts and Fills Exhibit

9. Wall Elevations and Details

10. Materials and Fixtures

11. Citizen and Neighborhood Involvement Report
12. Neighborhood Correspondence
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CASE NO. 2-PP-2020

Stipulations for the
Development Review Board Application:
Happy Valley 18
Case Number: 2-PP-2020

These stipulations are intended to protect the public health, safety, welfare, and the City of Scottsdale.

APPLICABLE DOCUMENTS AND PLANS:

1. Except as required by the Scottsdale Revised Code (SRC), the Design Standards and Policies Manual
(DSPM), and the other stipulations herein, the civil construction documents and plat shall
substantially conform to the following documents:

a. The Preliminary Plat submitted by Camelot Homes, with a city staff date of 07/27/2020.
Preliminary Plat was re-submitted on 7-27-2020

b. The Natural Area Open Space (NAOS) analysis exhibit and plan submitted by Camelot Homes,

with a city staff date of 07/27/2020.

The conceptual walls design submitted by Camelot Homes, dated 07/27/2020 by city staff.

The cut and fill exhibit Prepared by Kimley-Horn, with a city staff date of 07/27/2020.

The conceptual landscape plan prepared by Collective, with a city staff date of 07/27/2020.

Preliminary Drainage Report for Happy Valley 18; submitted by Kimley-Horn, accepted on

07/29/2020.

g. Preliminary Grading and Drainage and Improvement Plan for Happy Valley 18; submitted by
Kimley-Horn, accepted on 07/29/2020.

h. Water System Basis of Design Report for Happy Valley 18; submitted by Kimley-Horn, accepted
on 3-17-20.

i. Wastewater System Basis of Design Report for Happy Valley 18; submitted by Kimley-Horn,
accepted on 3-17-20.

- 0 a o

RELEVANT CASES:

Ordinance

A. At the time of review, the applicable Zoning case for the subject site was 13-ZN-2019.
ARCHAEOLOGICAL RESOURCES:

Ordinance

B. Any development on the property is subject to the requirements of Scottsdale Revised Code,
Chapter 46, Article VI, Protection of Archaeological Resources, Section 46-134 - Discoveries of
archaeological resources during construction.
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SUBDIVISION PLAT REQUIREMENTS

SUBDIVISION DESIGN:
DRB Stipulations
2. A final plat will be submitted in accordance with the DSPM 2018. This includes all boundary

monuments set (subdivision perimeter and each lot) before the final plat will be approved for
recording. The site benchmark must meet FEMA benchmark standards.

The final plat and final improvement plans shall identify the ownership, use and maintenance
responsibilities of any land not used for residential lots.

The homeowner’s association shall be responsible for the maintenance of the exterior perimeter
walls, stormwater basins and tracts. The developer shall note this requirement on the final plat.

Provide the following note to the final plat: Land designated as Natural Area Open Space (NAOS)
shall be permanently maintained as natural desert space, pursuant to the City of Scottsdale
Environmentally Sensitive Lands Ordinance. Designated NAOS areas shall not be accepted for
maintenance or property ownership by the City of Scottsdale, without expressed action of the
Scottsdale City Council. Before any improvement is accepted, it shall meet City standards. Failure to
maintain the designated NAOS areas could result in a civil action brought by the City for costs
incurred by the City of Scottsdale for maintenance and preservation.

In the event phasing is proposed, the applicant shall submit a master phasing plan for staff approval
of a phasing timeline, interim access, drainage, infrastructure, and landscaping.

STREET DEDICATIONS:

Ordinance

C.

Pursuant to 13-ZN-2019, on the final subdivision plat and prior to the issuance of a permit for the
development project, the owner shall make the following fee simple right-of-way dedications to the
City of Scottsdale:

i. HAPPY VALLEY ROAD. 10-foot wide dedication, for a total of 65-foot-wide SOUTH half-right-of-
way width.

ii. ALMA SCHOOL ROAD. 20-foot-wide dedication, for a total of 50-foot-wide for the first 450 feet
south of Happy Valley, then 30 feet to the intersection of Desert Vista Drive for a west half-right-
of-way width.

iii. DESERT VISTA DRIVE. 40-foot-wide dedication, for a total of 40-foot-wide, 20 (twenty) feet each
side of centerline going west.

iv. SAFETY TRIANGLE. 50-foot by 50-foot safety triangle at the southwest corner of Happy Valley
and Alma School Roads

v. SAFETY TRIANGLE. 100-foot by 100-foot safety triangle at the northwest corner of Aima School
Road and Desert Vista Drive

On the final subdivision plat, and prior to the issuance of a permit for the development project, the
owner shall make the following private street tract dedications to the property owners association
consisting of property owners within the subdivision of the development project:
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i

INTERNAL PRIVATE STREETS. All internal private street tracts shall have a minimum of 40- foot-
wide dedication. Wider private street tracts shall be dedicated in accordance with the above
referenced preliminary plat.

EASEMENT DEDICATIONS:

Ordinance

E. Pursuant to 13-ZN-2019, a Scenic Corridor Easement shall be dedicated to the City of Scottsdale on
the final subdivision plat, with an average 50-foot-wide Desert Buffer Scenic Corridor Easement
along N. Alma School Road and a minimum 50-foot-wide continuous Desert Buffer Scenic Corridor
Easement along E. Happy Valley Road. The width of the Desert Buffer Scenic Corridor Easement shall
be measured from the right-of-way edge, after any right-of-way dedication along the East Happy
Valley Road and North Alma School Road frontage. The area within the Scenic Corridor Easement
shall be left in a natural condition, except for a twenty-nine (29) inch encroachment for a distance of
124 feet, not to exceed 150 square feet, for noise wall along Happy Valley Road, and as otherwise
approved by the Development Review Board.

DRB Stipulations

7. Prior to the issuance of a permit for the development project, the owner shall dedicate the following
easements to the City of Scottsdale on the final subdivision plat:

a. A Sight Distance Easement (SDE) to the City of Scottsdale on the final subdivision plat where a
sight distance triangle(s) in conformance with figures 5.3-26 and 5.3-27 of Section 5.3 of the
DSPM cross on to the property.
b. A continuous Public Non-Motorized Access Easement (PNMAE) to the City of Scottsdale to
contain the public sidewalk in locations where the sidewalk crosses on to the lot.
¢. A Vehicular Non-Access Easement (VNAE) to the City of Scottsdale along Happy Valley Road and
Alma School Road site frontages.
d. A Public Non-Motorized Access Easement (PNMAE) to the City of Scottsdale along Happy Valley
Road.
e. Temporary Construction Easements (TCE’s) as shown on Sheet 3 of the 7-27-20 Preliminary Plat
f. A Water/Sewer facilities easement of 20 feet shall be dedicated from the private street (Tract A)
out to Desert Vista Drive between lots 7 and 8.
INFRASTURCTURE AND IMPROVEMENT REQUIREMENTS
WALLS AND FENCES:
Ordinance

F.  Walls within an intersection and driveway sight distance triangle and/or a traffic safety triangle shall
conform with Section 5.3 of the DSPM.

DRB Stipulations

8. Walls within an Intersection & Driveway Sight Distance Triangle and/or a Traffic Safety Triangle shall
conform to DSPM Section 5.3.

9. All walls and fence plans shall be reviewed by the Stormwater Management Division prior to
issuance of a permit.
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NATURAL AREA OPEN SPACE (NAOS):

Ordinance

G. Pursuant to 13-ZN-2019, the final plat shall provide a minimum of 10.11 acres of NAOS. Any
proposed significant change to the conceptual NAOS plan, as determined by the Zoning
Administrator, shall be subject to additional action and public hearing before the Planning
Commission and City Council.

DRB Stipulations
10. NAOS that is dedicated over a Public Utility Easement shall be considered as revegetated NAQS.

LANDSCAPE DESIGN:
Ordinance

H. All public streets contiguous to and within the proposed development site shall be landscaped and
comply with Arizona Department of Water Resource criteria.

I. Plant materials that are not indigenous to the area shall not exceed twenty (20} feet in height and
shall be limited to yards enclosed by walls or solid fences that are a minimum three (3) feet in
height.

J. The property owner shall obtain approval of a Native Plant Plan Application and obtain a permit to
remove any trees.

DRB Stipulations

11. Prior to the issuance of a permit, the owner shall submit landscape construction documents that
demonstrate how the salvaged vegetation from the site will be incorporated into the design of the
landscape improvements.

12. Landscaping and revegetation on all exposed cuts and fills shall comply with the ESL recommended
plant list and DSPM Chapter 2-2.

13. All roadway tracts shall be landscaped and maintained by the developer and/or homeowner’s
association.

EXTERIOR LIGHTING DESIGN:
Ordinance

K. All exterior luminaires shall have integral lighting shield and be directed downward, including
landscape lighting.

L. All exterior luminaires mounted eight (8) feet or higher shall be directed downward and have an
integral lighting shield.

M. Any exterior luminaire with a total initial lumen output of greater than 3050 shall be directed
downward and comply with the Illuminating Engineering Society of North America (IES)
requirements for full cutoff.

N. The initial vertical luminance at 6-foot above grade, along the north, south, east, west, property line
shall not exceed 0.3 foot-candles. All exterior luminaires shall be included in this calculation.
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DRB Stipulations

14. All exterior luminaires for parking lot and site lighting shall comply with the IES requirements for full
cutoff and shall be aimed downward and away from property line except for sign lighting.

a. Incorporate the following into the project’s design:

i. The maintained average horizontal luminance level, at grade on the site, shall not exceed
2.0 foot-candles. All exterior luminaires shall be included in this calculation.

ii. The maintained maximum horizontal luminance level, at grade on the site, shall not exceed
8.0 shall be included in this calculation.

iii. The initial vertical luminance at 6-foot above grade, along the entire property line shall not
exceed 0.8 foot-candles. All exterior luminaires shall be included in this calculation.

b. The total lumen per luminaire shall not exceed 24,000 lumens.
c. All exterior lighting shall have a color temperature of 3000k or less.
15. Incorporate the following landscape lighting into the project’s design:

a. Alllandscape lighting directed upward shall utilize the extension visor shields to limit the view of
the lamp source.

b. Fixtures shall be a flat black or dark bronze finish.
c. Landscaping lighting shall only be utilized to accent plant material.
d. All landscape lighting directed upward, shall be aimed away from property lines.

e. All landscape lighting hanging in vegetation, shall contain recessed lamps, and be directed
downward and away from property lines.

f.  The landscape lighting lamp shall be an incandescent or halogen incandescent source and shall
not exceed 20 watts.

Path light fixtures shall meet al IESNA requirements for cutoff,

Path light fixtures shall utilize an incandescent, halogen incandescent or compact fluorescent
lamps source.

STREETS AND RELATED INFRASTUCTURE IMPROVEMENTS:

Ordinance

16. All public sidewalks shall be integral colored concrete to match Davis, San Diego Buff.

17. All curb ramps for public and pedestrian sidewalks that intersect public and private streets, or
driveways that intersect public and private streets, shall have truncated domes that are colored to
match Frazee Western Reserve (8617N) color, or Sherwin Williams (SW7055) Enduring Bronze (246-
C7).

18. All curb ramps for public and pedestrian sidewalks that intersect public and private streets, or
driveways that intersect public and private streets, shall have truncated domes that have 70 %
contrasting colored compared to the background concrete color.
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MULTI-USE TRAILS AND PATHS:

DRB Stipulations

19.

20.

Prior to any building permit issuance for the development project, the owner shall submit and
obtain approval of civil construction documents to construct a minimum 8 (eight) foot wide multi-
use trail along Happy Valley Road. The alignment of the multi-use trail shall be subject to approval
by the city's Transportation General Manager or designee and shall be designed in conformance
with the Design Standards and Policies Manual. The owner shall provide signs and markers for all
trails as specified in the Design Standards and Policies Manual. The location and design of the signs
and markers shall be shown on the civil construction documents.

Prior to any building permit issuance for the development project, the owner shall submit and
obtain approval of civil construction documents to construct a minimum 8 (eight) foot Shared Use
Path and continuing a 6 (six) foot wide multi-use trail along Alma School Road. The alighment of the
multi-use path and trail shall be subject to approval by the city's Transportation General Manager or
designee and shall be designed in conformance with the Design Standards and Policies Manual. The
owner shall provide signs and markers for all trails as specified in the Design Standards and Policies
Manual. The location and design of the signs and markers shall be shown on the civil construction
documents.

DRAINAGE AND FLOOD CONTROL:
DRB Stipulations

21.

22.

23.

24,

All headwalls and drainage structures shall be integrally colored concrete to blend with the color of
the surrounding natural desert.

Submit a final drainage report that demonstrates consistency with the DSPM and the preliminary
drainage report accepted in concept by the Stormwater Manager, or designee.

Submit a civil final or construction document (civil improvement plan) that demonstrates
consistency with the DSPM and the preliminary grading and drainage and improvement plan
accepted in concept by the Stormwater Manager, or designee.

The 1% submittal of the final grading and drainage plans and final drainage report shall address and
evaluate the issues communicated to the project team in the July 22, 2020 meeting between City
staff and the project team. A summary of these issues is as follows:

a. For the final drainage report, clarification of the post-development watershed delineations,
modeling of the diversion structures and stormwater basins in the HEC-1 model, and the
providing calculations in support of flow routing through stormwater basins and diversion
structures.

b. For the southeast corner of the development site affected by the Reata Wash floodplain, the
final drainage report shall provide a detailed gradually varied or two dimensional hydraulic
analysis of the existing and proposed condition 100-year floodplain affecting the project and an
evaluation of scour and lateral erosion potential and an how proposed infrastructure
improvements and lots will protected from scour and lateral erosion. The final improvements
plans shall clearly show proposed condition 100-year floodplain limits with 100-year water
surface elevations and provide details as needed for mitigation of scour and lateral erosion
potential for proposed infrastructure improvements and lots. The plans and report shall
illustrate adequate cover for proposed utilities based on the determined scour and lateral
erosion potential.
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25.

26.

27.

The final Civil Improvement Plans must clearly demonstrate how proposed onsite drainage
improvements and/or drainage infrastructures will be tied into the offsite drainage improvements
and/or drainage infrastructures proposed as a part of the City’s Happy Valley Road roadway
widening capital project. Additional Drainage and Flood Control (DFC) easements shall be dedicated
at these flow transition areas (along the 31 cfs and 86 cfs washes) as stipulated and requested by
the City’s Capital Project Management department.

Depending on the results of the scour and lateral erosion analysis for Reata Wash, some of the
southeastern lots may need to provide scour walls or other mitigation as a part of the final Civil
Improvement Plans if warranted based on Level-l and/or Level-ll erosion setback and scour depth
calculations by following the ADWR and/or the FCDMC methodologies. In the event the Engineer
uses the FCDMC methodologies for scour depth calculation which utilize the average particle size of
wash bed materials (dso), then the dsg must be based on field soils test.

The design of the 29 cfs and 122 cfs wash crossings as well as Reata Wash crossing of the proposed
East Desert Vista Drive roadway improvement shall be designed to prevent erosion of the roadway
surface and provide protection of and adequate cover over utilities.

WATER AND WASTEWATER STIPULATIONS:

DRB Stipulations

28.

29.

30.

Before the of civil construction document submittal, the owner shall obtain approval of the master
water and wastewater reports from to Water Resources Department. The civil construction
document submittal shall be consistent with the approved master water and wastewater reports.
Any design that modifies the approved master report requires from the owner a site-specific
addendum to the master report, subject to review and approval by City staff.

Owner shall connect to the existing 8-inch waterline on Happy Valley and extend through the
development to Desert Vista as shown on the Preliminary Plat. The existing 8-inch line not being
used will be removed. Existing water and sewer service lines to this site shall be utilized or shall be
disconnected at the main pursuant to the Water Resources Department requirements.

Developer will dedicate property sufficient for a 30' x 40' decomposed granite pad with 8' concrete
block screen walls, a site entrance man gate and a site access rolling gate. Water, sewer and electric
services along with related conduit stub-outs will also be provided with the property. On the final
subdivision plat, and prior to the issuance of a permit for the development project, the owner shall
make this property a fee simple dedication to the City of Scottsdale
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Camelot Homes
6607 N. Scottsdale Road, Suite H100
Scottsdale, AZ 85250
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PRELIMINARY PLAT APPLICATION NARRATIVE
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APPLICATION
REQUEST

Camelot Homes LLC, (the “Developer”) seeks to develop approximately twenty-nine
(29) acres of land west of Alma School Road and south of Happy Valley Road (the
“Property”’) as a private gated enclave of single-family homes as conceptually
depicted on Figure 1 — Mustrated Site Plan.

This application is a request for approval of the preliminary plat application for the
Property. The proposed development includes twenty-one (21) homesites ranging
from approximately 26,250 to 34,500 square feet. There are two (2) existing homes
within the Property. The home on proposed Lot 11 will remain and the home on
proposed Lot 17 will be removed and replaced with a new home by the Developer.
To protect and enhance the quality of life of residents in the proposed neighborhood,
a sound mitigation wall is proposed to shield Happy Valley Road traffic noise from

the homesites.

The proposed plan aligns with the intent of the Environmentally Sensitive Lands (the
“ESL") district and is a creative development plan that is harmonious with the
neighboring communities while embracing native desert vegetation character around
the perimeter and through the center of the enclave. As further described in this
application, proposed grading of the site includes cuts and fills that exceed eight (8)
feet in an effort to preserve undisturbed natural area open space in common area

tracts.

® 2020 Espiritu Loci Incorporated
24JU1L20 Page |

2-PP-2020

b A S B N i




HAPPY VALLEY 18
PRELIMINARY PLAT APPLICATION NARRATIVE
02-PP-2020

Figure 1 - Wustrated Site Plan
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HAPPY VALLEY 18
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PROJECT
DESCRIPTION

The approximately twenty-nine (29) acre site is located south and west of the Alma
School Road and Happy Valley Road infersection. North and east of the Property
are existing residential developments subdivision (Eagles Glen, Troon Fairways and
Glen Moor). West of the Property are two (2) single-family detached homes each on
an approximately five (5) acre lot with access to the homes coming from 102" Street,
which is west of the subject site. South of the Property along the southern property
line is an undeveloped half right-of-way that terminates at a half cul-de-sac just east
of the western boundary of the Property that provides access to three (3) unimproved

lots.

The proposed neighborhood concept recognizes the value and visual significance
that landscaping has upon reinforcing the character of this area of the city. Through
protecting natural landscape areas, the tactful design of the enclave will seamlessly
blend with the character of the surrounding neighborhoods by embracing the native
Sonoran Desert landscape. The proposed neighborhood will have o character
similar to that of Whitehorse, a recently approved community along the east side of

Pima Road at Los Gatos Drive currently under construction by the Developer.

Comprised of twenty-one (21) homesites, ranging from approximately 26,250 to
34,500 square feet, the neighborhood is designed around o wash corridor that
bisects the Property, and with site grading and the salvage and reuse of mature plant
material in mind. There are two (2) existing homes within the Property. The home on

proposed Lot 17 will be removed and replaced with a new home by the Developer.
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02-PP-2020

The home on proposed Lot 11 will remain and be integrated within the

neighborhood.

Land at the perimeter of the neighborhood will preserve a natural desert character and
provide a buffer to the adjacent residential properties. A fifty (50) foot roadway buffer
will be provided along the south side of Happy Valley School Road complementing the
native character landscape along the north side of the road. The landscape buffer
widens to approximately 220’ feet near the infersection of Happy Valley Road and
Alma School Road. A similar landscape buffer will be provided along Alma School
Road.

Along the south boundary, adjacent to the twenty (20) foot half-street right-of way,
will be a thirty-five (35) foot wide common area tract. A common area fract along
the west boundary will vary in width from approximately fifty {50) feet to seventy-five
(75) feet as will one along the east boundary that will vary from approximately thirty
(30) feet to 130 feet. These open space tracts will include a NAOS easement.

An eight (8) foot wide public path will be located along the south side of the roadway
that will be constructed with the Happy Valley Road widening and traffic circle
improvements. A trail, installed be the Developer, will meander through the roadway
buffer. Along Alma School Road a native character landscaped buffer will also
include a public path and trail north of the entry drive into the neighborhood. A trail
will continue south of the entry drive to the south property boundary. These
pedestrian segments will allow the new residents the enjoyment of Scottsdale’s
superior and desirable Sonoran Desert lifestyle by connecting their community to a
regional path and trail network linking to the McDowell Sonoran Preserve and the

local neighborhood social/retail centers.

Residents will enter the neighborhood from Alma School Road. The entry location is
based on adequate spacing from the future traffic circle planned by the City at the
intersection of Alma School Road and Happy Valley Road. As requested, additional
rights-of-way will be dedicated along Happy Valley Road and Alma School Road to
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PRELIMINARY PLAT APPLICATION NARRATIVE
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accommodate the roadway widening and alignments entering the circle.  This
includes an additional {10} feet of right-of-way along the south side of Happy Valley
Road and an additional thirty (30) feet of right-of way along a portion of Alma
School Road.

The proposed site plan embraces the surrounding landscape and  architectural
character while integrating with the landforms within the Property. Upon entering the
gated enclave, the entry road descends, arriving to a desert character open space
corridor. Within the proposed neighborhood a wash corridor bisecting the Property
will be preserved in a common area tract with a NAOS designation. Homesites are
designed around the corridor preserving the native landscape character typically
found in this area of the city. The open space feel will continue within the
neighborhood as threads of desert landscape will weave between homes and along
neighborhood roads.  Single-family homes designed with desert appropriate
architectural siyle will meet ESL standards and will contribute a rural character
lifestyle that includes preservation of the desert landscape. A selection of five (5]
floor plans each with three (3) elevations will result in an architecturally rich variety of

homes in the neighborhoed.

To preserve the unique nighttime experience of Scottsdale’s dark sky and moon rises
over the McDowell peaks, roadway lighting within the neighborhood will be limited
fo required locations only. A complement to the “dark” experience is the “quiet’
experience of the Sonoran Desert. To protect and enhance the quality of life of
residents in the proposed neighborhood, a sound mitigation wall will be constructed
fo shield Happy Valley Road traffic noise from the homesites. The wall will not only
protect the quality of life for residents, but will also be aesthetically pleasing. The
slump block sound mitigation wall will be located along the southern edge of the fifty
(50) foot roadway buffer and then meander further south, away from Happy Vailley
Road, along the north boundary of Lot 1 and Lot 2.
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The wall form is curvilinear in accordance with ESL standards, and sethback
approximately sixty (60} feet from the existing Happy Valley Road right-of-way. As
mentioned above, a request for an additional ten (10) feet of right-of way along
Happy Valley Road will be dedicated fo accommodate the City roadway widening
improvements. As a result, the sound mitigation wall will encroach into the buffered
roadway corridor in two {2) locations. One encroachment ranges from zero (0}
inches fo twenty-nine (29) inches in depth and the other encroachment ranges from
zero (0] inches fo twenty (20} inches in depth. The approximately 150 square feet of
encroachment is more than offset by lengths of the wall that exceed the fifty (50) foot
corridor depth approximately four {4) to six (6] feet for significant lengths. The area
where the depth is exceeded is more than six (6} times that of the encroachment area.
Additionally, the proposed site plan includes o deep landscape tract near the
intersection of Happy Valley Road and Alma School Road further preserving the
landscape rich character of area and meefing the intent of the guidelines. See Figure

2 - Sound Mitigation Wall

The site slopes approximately sixty (60) feet from the northeast to the southwest.
Where practical, homesites are oriented fo avoid the wash corridor bisecting the
Property as well as fo set up indoor and outdoor living areas that will capture the
distant city views. Grading within the site with be carefully orchestrated. Initially
grading will be limited to infrastructure improvements including roadways, the
neighborhood eniry, sound mitigation walls and drainage improvements.  Each
homesite is designed with a flat pad that will be graded individually upon
commencing home construction.  As such, walls specific fo a homesite will be
installed when the related home is constructed. Cuts and fills greater than eight (8]
feet are anticipated within and around the homesites and community infrastructure
improvements. These cuts and fills are o function of the approximately {60} feet of
fall across the Property, development roads, and of the pad for o home.  Excavation
< concentrated in these areas in an effort fo minimize impacts and preserve large
areas of undisturbed NAOS around the perimeter and through the center of the
proposed neighborhood. The sound mitigation wall and walls related to the entry
© 2020 Espirity Loci Incorporated
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and arrival to the neighborhood will be included with the initial construction of the

neighborhood infrastructure.

Along the south boundary a half-street right-of-way will be dedicated for Desert Vista
Drive. To avoid a wash corridor crossing under Alma School Road a portion of this
right-of-way is angled across the Property to allow access to the adjacent properties

from Alma School Road that avoids the wash and related drainage facilities.
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Figure 2 — Sound Mitigation Wall
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PLANNED RESIDENTIAL DEVELOPMENT DESIGN
CRITERIA AND DEVELOPMENT STANDARDS

The proposed project is an imaginative residential neighborhood plan  that
recognizes the value and visudl significance that preserving open space and natural
features has upon reinforcing the character of the region. Amended development
standards, as permitied with a Planned Residential Development (“PRD") district
designation will allow for the tactful design of an enclave of executive housing with
large areas of natural landscape located in common areos tracts around the
perimeter of the Property that will seamlessly blend with the character of the
surrounding neighborhoods and streetscape character along Happy Valley and Alma
School Road. The proposed density of this neighborhood plan {0.73 du/ac) is less
than the PRD maximum base density criteria {0.85 du/ac) allowed.

The proposed plan does not request an increase to the PRD base density, however it
does satisfy several of the criteria that would allow for an increase.  As further
described below, the proposed neighborhood plan 1) preserves natural features
within the Property, 2) provides quality common open space including accessible
areas for non-residents to traverse through as segment in the City’s greater regional
system, and 3) is based on innovative site plan that features a street pattern that
discourages through traffic, ensures the privacy of the residents, and is in harmony

with the topography.

The PRD designation and amended development sfandards will allow for almost forty
(40) percent of the Property fo be set aside for open space excluding land provided
for perimeter rights-of-way. Perimeter open space and infrastructure will account for
approximately thirty {30) percent of the Property. This will include perimeter
roadway landscape buffers along Happy Valley Road and Alma School Road (6%),
common area tracts and open space/landscaped buffers {along the east, west and
south boundary (18%), and additional right-of way (6%) (to accommodate the
proposed widening and fraffic circle on Happy Valley, right-of-way along Alma
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PRELIMINARY PLAT APPLICATION NARRATIVE
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School Road and the entry and half-street right-of way along the southern boundary).
Within the proposed neighborhood approximately thirteen (13) percent of the
Property will be in common area tracts with desert landscape. Over half of this is the
central open space core while the remaining is located in visible areas along infernal
roadway system to provide areas for desert planfing that is characteristic in this area
of the city. See Figure 3 - Constraints. Common area fracts around the perimeter

and through the middle of the proposed neighborhood will include NAOS

designations.

In addition fo providing an open space buffer, the common area tracts around the
perimeter of the Property will create a natural separation between existing and future
homes. Along the south boundary the twenty {20) foot half-sireet right-of way, thirty-
five (35) foot wide common area tract and thirty-five (35) foot rear yard will set a
home back ninety (90) feet from the existing property line. The common area tract
along the west boundary varies. Adjacent to Lot 18 the tract will be fifty {50) feet
wide. The side yard on this lot will be fifteen {15) feet resulting in a home being
setback at least sixty-five (65) feet from the existing property line. Homes along the
south and west boundary will be setback a distance equal to or greater than the
minimum rear yard of the adjacent zoning district {sixty (60) feet). Lot 11 is an
excepfion. The existing home on this lot will remain. A forty-eight (48) foot wide
common area tract will be located along the west boundary of the lof. The amended
development standards propose a ten {10) foot side yard along the west boundary of
the Lot. The home will be setback fifty-eight (58) feet from the existing property line,

therefore, the condifions are unchanged from that existing today.

The development pattern surrounding the Property is both grid-like and organic in
character. The layout of the proposed development will be similar while relating to
the site constraints and existing conditions. The internal street system is not a
dominant feature and is designed for efficient and safe flow of vehicles without
creating a disruptive influence fo the common area open space. The gated enclave of

short street segments and cul-de-sacs will naturally slow resident and guest traffic.
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The proposed roadway is narrow and wraps around a ceniral open space to
preserve a rural character where the landscape is dominant. Guest parking will be
provided on each homesite. Several lots will have flag with a driveway that will
extended to the neighborhood street. Adjacent to the flag will be landscape located
within @ common area tract fo preserve and reinforce the natural character found
within this area of the city.

To develop the property in this manner the Developer is requesting a reduction in lot
size and setbacks that can be granted as permitted in City's PRD ordinance. The
Amended Development Standards will permit a reduced minimum lot area that will
allow for open space to be protected in common area fracts, as described above,
rather than on individual lots.  Individual lot setbacks will meet or exceed R1-43
standards with a twenty-five (25) percent reduction as permitied by the ESL district
designation. All new homes will be setback a minimum sixty (60) feet from the west
and south boundary of the Property; a distance equivalent to the rear setback of the
adjacent R1-190 district. Single story homes will be designed fo meet ESL standards
by limiting the height of the home to no more than twenty-four {24) feet, as shown in
the Amended Development Standards, contributing to a rural - character
neighborhood nestled within the landscape. A comparison of the R1-43, ESL with
twenty-five (25) percent reduction and PRD amended standards are shown on the

next page.
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Development Standards Comparison

R1-43 ESL Amended PRD

(includes 25% reduction) (proposed]

Min. Lot Area 43,000 sf 32,250 st 26,250 st
Min. Lot Width 150 112.5' 120"
Max. Building Height 30 24' 24
Front Sethack 40' 30 30’
Garage Setback \ 20" :
{facing streef) 40 from back of curb 30
Side Sethack 20" 15" 15"
Rear Setback 35 26.25'" 35
Perimeter Subdivision 40" (SOUTH & WEST)
Building Setback A NA 3‘5, e
(R1-190 along south and 20E A ’
west boundary) (EAST)

1 ESL amended standards allow for @ 5' side or rear setback when adjacent to o designated open space tract

See also Amended Development Standards and the supporting civil and landscape

drawings included with this application.
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[PERIMETER ROW
| B PERIMETER ROADWAY BUFFLE
PlreriMETER BUFFER
D LJCENTRAL CORRIDOR
T]OTHER OPEN SPACE

Figure 3 - Constrainfs
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NATURAL AREA OPEN SPACE (NAOS)

The Property is located within the Upper Desert Landform category of the ESL overlay
district. Approximately thirty-eight (38) percent (10.1 acres) of the net site area
(26.8 acres) will be dedicated os Natural Area Open Space (NAGS).
Approximately sixty-five {65) percent of the NAOS will remain undisturbed while to
approximately thirty-five (35) percent may be revegetated. The Happy Valley Road
widening project requires temporary construction and drainage easements that will
encroach within what would have been undisturbed NAQOS. The easements are

assumed with these calculations and are counted toward revegetated NAOS.

NAOS will be located around the perimeter of the proposed neighborhood within
common area tracts. This will include a fifty {50) foot roadway buffer along Happy
Valley Road and a similar landscape buffer along Alma School Road. The NAOS
expands to approximately 220 feet near the infersection of Happy Valley Road and
Alma School Road and will preserve the native landscape character in a highly
visible area of the Property as viewed from the roadway. A common area fract
along the south boundary will provide a buffer between the future potential roadway
and homesites. There are four (4] areas that have been disturbed prior fo 1990 that
will be revegetated. These are located within the Buffered Roadway along Happy
Valley Road, south of the entry drive into the proposed neighborhood, and at the
south boundary south of Lot &.

Along the west boundary a common area tract will vary in width. The narrowest
area will be approximately forty-eight {48) feet adjacent to Lot 11. The exisfing
home on this lot will remain. The tract/property line is located so that the proposed
NAOS west of the lot is within a common area tract rather than on-lot. The NAOS
widens to approximately seventy-five (75) feet adjacent to Lot 17. The existing home

on this lot will be demolished.

An open space corridor bisects the proposed neighborhood. This open space
corridor includes a natural wash corridor and a large area of undisturbed NAOS.

@ 2020 Espiritu Loci Incorporated
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This central open space corridor will be visible to residents and guests upon entering
the neighborhood as well as to those residences that surround it. The natural
vegetation density and diversity within the wash will be preserved and maintained by
the HOA as the land will be located within o common area tract. Retaining walls will
be proposed with the development of each lot to reduce the impact of grading by
limiting the areas of disturbance to preserve the natural vegefation where practical.

See Figure 4 — Natural Area Open Space.

IMPROVEMENTS, OWNERSHIP AND MAINTENANCE

The proposed neighborhood will have a homeowners association {"HOA”) that will
provide for the maintenance of the neighborhood streets, gated eniry features,
retention basins, common area walls and common area landscape/open space
tracts. The HOA will dlso be responsible for the protection and maintenance of the
designated NAOS.

NATIVE PLANT MATERIAL

Throughout the Property, in areas that will not remain in their undisturbed natural
state, the landscape vegetation will be surveyed, tagged, and if possible boxed and
salvaged for use on the Property. This mature plant material will be used fo re-
vegetate areas that have been graded or disturbed to enhance the natural landscape
at entrances and where additional privacy is desired and can be created by
addifional planting density. Through protecting natural landscape areas, the tactful
design of the enclave, responsive site grading and the salvage and reuse of mature
plant material, the proposed development recognizes the value and  visual
significance that landscaping has upon the character of the community, reinforcing

the character of the city.
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SITE
CONTEXT

The Property, approximately twenty-nine (29) acres, is located west of Alma School
Road and south of Happy Valley Road. See Figure 5 — Site Confex?. The proposed
site plan preserves the rural neighborhood character that surrounds it securing a
landscape buffered along both Happy Valley Road and Alma School Road. The
cural desert character is further enhanced in a manner that is responsive to the site
condifions by clustering single-family homesites on either side of a central desert

open area that includes a wash corridor and Sonoran Desert character landscape.

A significant wash corridor conveying drainage from neighborhoods fo the east
touches the southeast corner of the Property. Additional right-of-way will be
dedicated to accommodate access to the properties to the south that avoids the wash
and related infrastructure. Drainage entering the Property along Happy Valley Road
will be directed through the central wash corridor/open space corridor and will outlet
of the historic location. One (1) wash corridor that bisects the Property carries a flow
of 50 cfs or greater, however, much of the historic drainage through the site has been
cut-off by development to the north. Other wash corridor flow volumes within the
Property have been evaluated and have been determined to carry less than 50 cfs

volumes. See Figure 6 — 50cfs or greafer wash corridors.
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Figure 5 — Sife Confext
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AMENDED
DEVELOPMENT
STANDARDS

Section 5.100. - Single-family Residential (R1-43) of Appendix B — Basic Zoning
Ordinance in the City of Scottsdale Code (the “R1-43 Standards”) provides a basis
for development within the Property. To encourage sensitivity to site conditions and
provided flexibility in site planning, including clustering, PRD allows for amended
development standards. The following development standards amend the R1-43

Standards and apply to the Property.
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Sec. 5.104. - Property development standards.

The following property development standards shall apply to all Jand and buildings in the
R1-43 District:

A, Lot area.

1. Each lot shall have a minimum lot area of not less than forty-three-thousaned
{43:600) TWENTY-SIX THOUSAND TWO HUNDRED FIFTY (26,250)

square feet.

2. Tfa parcel of land or a lot of record in separate ownership has less width or
area than herein required and has been lawfully established and recorded prior
to the date of the passage of this ordinance, such lot may be used for any

purpose permitted in this section.

B. Lot dimension.

1. Width. All lots shall have a minimum width of ene-hundred-fifty-(456) ONE
HUNDRED TWENTY (120) feet.

C. Density. There shall not be more than one (1) single-family dwelling unit on any
one (1) lot.

D. Building height. No building shall exceed thirty-(36) TWENTY-FOUR (24) feet
in height MEASURED FROM PRE-DISTURBED NATURAL GRADE,
except as provided in article VII. NO BUILDING SHALL EXCEED ONE (1)
STORY.

E. Yards.
1. Front Yard.

a. There shall be a front yard having a depth of not less than forty€48)
THIRTY (30) feet TO FACE OF BUILDING AND FACE OF
GARAGE.

© 2020 Espiritu Loci Incorporated
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b. Where lots have a double frontage on two (2) streets, the required front
yard of forty(46) THIRTY (30) feet shall be provided on both streets.

¢. On a comer lot, the required front yard of ferty-40) THIRTY (30) feet
shall be provided on each street. No accessory buildings shall be
constructed in a front yard. Exception: On a corner lot which does not
abut a key Jot or an alley adjacent to a key lot, accessory buildings may be

constructed in the yard facing the side street.

2. Side Yard. There shall be side vards of not less than twenty£20} FIFTEEN
(15) feet on each side of a building, EXCEPT LOT 11 SHALL HAVE A
STDE YARD OF NOT LESS THAN TEN (10) FEET ALONG THE
WEST BOUNDARY OF THE LOT.

3. Rear Yard. There shall be a rear yard having a depth of not less than thirty-
five (35) feet.

4  Other requirements and exceptions as specified in article VIL
F. Distance between buildings.

1. There shall not be less than ten (10) feet between an accessory building and
the main building.

2. The minimum distance between main buildings on adjacent lots shall be not
less than ferty-£40) THIRTY (30) feet.

3. A MINIMIM PERIMETER SUBDIVISION BUILDING SETBACK
SHALL NOT BE LESS THAN SIXTY (60) FEET ALONG THE SOUTH
AND WEST BOUNDARY (ADJACENT TO A R1-190 ZONING
DISTRICT), THIRTY-FIVE (35) FEET ALONG THE NORTH
BOUNDARY, AND TWENTY (20) FEET ALONG THE EAST
BOUNDARY.

G. Walls, fences and landscaping. Walls, fences and hedges up to eight (8) feet m
height are allowed on the property line or within the required side or rear yard.
Walls, fences and hedges up to three (3) feet in height are allowed on the front

©® 2020 Espiritu Loci Incorporated
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property line or within the required front yard, except as provided in Article VIL.
The height of the wall or fence is measured from within the enclosure. Exception:
Where a corner lot does not abut a key lot or an alley adjacent to a key lot, the
height of walls, fences and hedges in the yard facing the longer street frontage
need only conform to the side yard requirements.

H. Access. All lots shall have vehicular access on a dedicated street, unless a

secondary means of permanent vehicular access has been approved on a

subdivision plat.
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KEY NOTES

(1) VISUAL AND SOUND BARRIER SLUMP BLOCK WAL
T0 BE CONSTRUCTED AS PART OF THE
S-FBIMSVIQDN IMPROVEMENT PLANS. SEE LANOSCAPE

i\ fir
FOUND BRASS GAP N HANDHCLE
| NE COR.

I |
Il TUWNSHIPJHRMG{SE =i
[ ‘

gioly STREET

SEE SIGH FENTRY
~DETAL 0N SHEET 7.

SEE LOT 1 TG
DETAIL ON SHEET 7

-

BY| DATE | APPR.

= ks N S50C - PROPOSED WATER TO CONNECT
[ B LS TS DQU;TNAEAGEQ%GE e HZ%HQH/RGEQED'A ST “?&'ﬁ,ﬁ‘f%“ﬁ?" 477 L SOUTH 1O EXISTRG STU £0IND Bz oar 0] CONSTRUCT PEMETER WALLL SEE LANDSCHPE
Fl APN: 2702137 T ZONING: R1-38 M 218 - !

OF SEC. B
ABN: 217-02-139 TOWSHIP 4 N RANGE 5 E
= PER G.XSREAM.

APN; 217-02-138 __ @ CONSTRUCT 9'-0" STONE ENTRY WALLS. SEE
LANDSCAPE FLANS.

(7) CONSTRUCT DRANAGE SYSTEM PER DETALL 8, THIS
SHEET.

L SioHT vsBuITY

TraANaLES (TR (RLSH semse INSTALL STORMCEPTOR. §
S PROPOSED FIRE HYDRANT I
(1) ON-LOT NAOS EXHIEIT FOR TYPE AND SQUARE
FOOTAGE TO EE DEDICATED WTH FLAT.
. (i) HEADWALL AT WASH CROSSING, HO ABCVE GRADE
17 WALL KT WASH CROSSING PER ESLO CROINANCE.
: (3 1-FOOT VEHICULAR NON—ACCESS EASMENT (VNAE)
' T0 BE DEDICATED ALONG uAPP\' VALLEY, MMA =
TO0 AND FAST DESERT VSTA DRIVE. &
N0 BulLoe o THE STTE
BROUECT 0 SUPPLY MPROVEMENTS T0 © DESERT
LA | S Eacen T @ VETA PER el 5 . LOW VOLUM
SRANDARD. NELLBING S CuToFE s a5
REGRED B QY 6 SCOTTSOALE
NOT EXCEED ONE (1) STORY. @ & concRETE SHATED USE PATH.
PEDESTRIAN GIRCULATION BY OTHERS, HAPPY
VALLEY ROAD IMPROVEMENTS. :
= S
AEeS,
237 (=]
i 2&8 CURVE TABLE LINE TABLE I Y
i .= "
sy %S5 [curve | Raoius [LENGTH| DELTA | TANGENT UNE [LENGTH | BEARING [
el i ic\ wEZ | o [1onoo | esz |azurar | seos u | sz | wrizenare JA
| ~
/ : | g‘ = = 2 95.00' |129.82" | 7821227 77.42' L5 | 156.79 | NO1O'19.78°W
= B ©3 |1a00.00' | 20082 [ 11owes* | 101.30" La | 348,45 | SBI'S40040W >‘
£ : % SEE DETAIL ; A : = aJ
X * 2= A | QN SHEET 1, et | 4m0a0' | 136.22 [ 16153 | sas L& | 10550 | NovSZR46"W
%Ti. :E gt C5 | 526.07' | 148.20' | 1608°04" | 7464 Lo | o627 | veenronses | | ™
=T ) ‘ ‘Zc" I c6 | sso0 | 10240° | 9000°00° [ 8800 L12 | 55.76 | SS128°32.41E E
Sgﬁ" = >1, €7 | 100.00° | 67.37' | 3838'S7"| 3502 L13 | 104.86 | SEED4'DE.32TE o ==
f{]"‘é :E | ca | 16000 | 2454 | 1407'06° | 12.38' 119 | 6049 | NAG4S'40.22°E ¥
,% | I% ca | 48000 [ 7163 | eTd'or” | 3568 120 | 30,03 | negwe'40.22E
I
! w €10 | 15000 | 78.31° | 2954'43° | 4007 Tw Q
‘ = 28| % d
I S P o a1 | 20000 | sas0 | zeues| sos oE =
4 i e c12 | 4000 | 177.88' | 2528507 [ so.s2 £2 8
Al | e | 4 gl .
= s I - - 13 | 180.00' | 13094 | 442592 | 6895
08110 AC i | = ‘ | 3% b E
5. | 192 BR|5E5| 3
i o B = UTILITY TRACT LAYCOUT
EST TO BE X K
3 ABANZONES & | E
| e 1 | %
| LI
[ “L-ﬁ“&".?f’ AT:‘ E;MT 0 BE 2
\: § i Pk T : IR (]
EXISTING HOUSE E
TO BE REMOVED SIE 1 ”
I i Lor s | I - <
) g Kt ] £33 Z
2 8 1
! [ Ex8 25 k=
{ —_—_ . WD E g 5 N 5
! . _l oY E28 LE o
__ £RE H= g
| =5 185" = < W =
_-————— 53 3
j |\ | 7z =
{ 1 ag3 =
1 ! o o}
‘ \ sE B
S . \ g =z
otk ‘ L ! @
i in|
. ] . EXISTING HOUSE :
v bl ; 3 r 70 REMAIN £X.. IMPROVEMENTS
; : O R : o B DEMOLISHED
AT |
| iy ST
! o ) FRRY VALLEY LLc ™ NOOT25W 1265 PANTELLERIA SRL _
ZONING: R1—180 ™
. DESERT_VISTA DRIVE SECTIO oW, RS0 TYPICAL LOCAL STREET
WOTH VARIES EAST SDE LOW VOLLIME UNPAVED LOCAL RESIDENTIAL, RURAL ESL
0AD PER DSFM 5.109E &
NORTH SIDE RO A SOUTH SIDE b
40"
ROW
FOUND BRASS CAR 20 '3 20
N HANHOLE pcoseD Bow | X Row SRAPHIC SCALE I8 FEET H
wpemese st |lam| oow | e |2l SRS §
R ! PROJECT KO. 3
EX CURB AND 2gn04088 |
PER PLAN \_
EE‘SW s MOTE: PROJECT TO SUPFLY A MINIMUM OF 2B DRANNG, NAWE
FEET OF PAVEMENT WTH A CENTERLINE CROWN id 5
ROAD CROWN ON' ALMA SCHOOL %
TO CREATEDSIN R FL z oF 1 )
ALL SECTION LT n
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PLANT LEGEND

‘ Ay N
NATIVE PLANT SALVAGE TREES ~ COMMON/BOTANICAL NAME SZE CAL  HxW o7y
Ve FESCHRCES VI B CONG T FANT SAACE PO A e VECih AT ALMA SCHOOL ROAD E | BLUE PALO VEROE / CERCIDIUM FLORIOUM weOx 15 TRe B

RE-VEGETATION REGUIREMENTS. WE WILL BE SALVAGING ADDTIONAL SMALL CACIUS . B CONCRETE WALk —
AND CREOSOTE TO FURTHER SUPPLEMENT THE RE

I

VEGETATION,  ALL PLANT MATERIAL 6" GRANULAR TRAIL g z — = > z = . C e
WAL BE REUSED N DISTURBED AREAS AND MODEL HOMES. ‘ ‘ i R ————— oA BLUE PALO VERDE / CERCIDIUM FLORIDUM WBOX 225 10'x6 43
i SR —4 Ty
= === U003 L L L . e
INDIVIDUAL EOT pLANS T, 98 008 ol &6708 — T : T A DESERT WILLOW / CHILOPSIS LINEARIS WBOX 15 Txé 2B
2 i g 7T W3 LD catle N . . o
<GEer e A PERMIT_T0” BEVEG. AR ENGINEER EACH 10T ol =T e 7l - a0 PO i oMo STy S ) % NATIVE MESQUITE / PROSOPIS VELUTINA WBOX 15 Tx& B
JE] i T i a » o & 9
WL B REVEGETATED WITH NATIVE PLANS OR THOSE WITHIN THE PLANT (1ST ON THESE 25 e 5! MCkikr 17 iR N N o b, T = b= e NATIVE MESQUITE / PROSOPS VELUTH : x
DOCUMENTS. THESE ARES WILL BE IRRIGATED AND NATURALLY MAINTAINED BY THE ; OO A Wy AN AN, o U =0 ‘ODIXE b ]
INDIVIDUAL HOMEOWNER it — . ==

% NATIVE MESQUITE / PROSOPIS VELUTINA 48"BOX 35 14'x9 5

'

5 . vv‘ NV V&'v,’

9 INJWHOVLLV

WATER INTENSIVE LANDSCAPE CALCULATION

<7
LN
D

INO WATER INTENSIVE LANDSCAPE PROPOSED

SRR
SRS

| % X éq ! SITE SALVAGE / SALVAGE VARIES VARES  VARIES n
! )
LANDSCAPE AREA 25 :@wﬁgﬁ_ —————— |
AR SHRUBS
[%é‘-%%tw .""."””‘9};’%?@ | © BRITTLE BUSH / ENCELIA FARINDSA 5GAL 307
ROW. TO BUFFER: 45,162 A “’ ‘ %?ﬁ. ) | o] CHUPAROSA/ JUSTICIA CALIFORNICA 5GAL 101
INDISTURBED NAOS: 307,703 "’ v %0 (<3} CREOSOTE BUSH/ LARREA TRIDENTATA 5GAL 860
INTERIOR: 119,651 “ ‘ ‘ oA | [} CREOSOTE BUSH / LARREA TRIDENTATA VARIES 8
’ o
£y <P ’0 &P S5 1 | ® DESERT GLOBEMALLOW / SPHAERALCEA AMBIGUA 5GAL 7
0 ‘% ”" g ') 14 @ DESERT LAVENDER / HYPTIS EMORY! 5GAL 162
‘6 8 " ’ "’%!2 EQ o | o} DESERT MARIGOLD / BAILEYA MULTIRADIATA 5GAL 1o
‘, > o GOLOENEYE / VIGUIERA PARISHII 5GAL. 8
%0"‘ s "‘Q{‘/gk : 8 GREEN HOPSEED BUSH/ DODONAEA VISCOSA "GREEN' 5GAL 31
X ‘ ”“Q‘ L © HACKEERRY / CELTIS PALLIDA 5GAL 15
‘A"”""’.‘@ ) | ® JOJOBA/ SIMMONDSIA CHINENSIS 5GAL m
’ ’ ‘ s 4%& g | . c(;)ms PINK FAIRY DUSTER / CALLIANDRA ERICPHYLLA 5GAL 8
‘Q "ﬁt "%“"éﬂ B | ) BANANA YUCCA. YUCCA BACCATA 5GAL w0
S & 0‘0‘0‘0‘3‘% 8 | % PARRY'S PENSTEMON / PENSTEMON PARRY! 5GAL 6
V! &) MURPHEY'S AGAVE | AGAVE MURPHEY 5GAL 102
R ‘%""’%’5\4 ! GROUNDCOVER
; (’“"@, = — 4 ® BURSAGE / AMBROSIA DELTOIDEA 1GAL 1237
R ’ ” ’ s 5T S i ® DYSSODIA/ DYSSODIA PENTACHAETA 1GAL 18
MEANDERNG GRANUIAR TRAL 1= % e 6‘%’ /‘“‘3” E‘ | ® TURPENTINE BUSH / ERICAMERIA LARICIFOLIA 1GAL 635
(o) ]
NogCapt werOvEENTS %\ ‘/ o cacn
1RO.W. PER HAPFY VALLEY “"“" \QA‘A i | ® NATIVE BARREL / SITE SALVAGE VARIES 2
§ D MROVENENTS BY ) " ”"w Sy [ | ® OCOTILLO/ FOUQUIERIA SPLENDENS BARE ROOT 159
l' 1} | & “’ ,—J oM | A OPUNTIA BIGELOVII/ TEDDY BEAR CHOLLA 3 MIN %2
AR MO A5 “"”" ‘Qﬁ’ .\..'_! ol 1 | = SAGUARO/ SITE SALVAGE VAREES 198
A .
[ &&%‘4&({"% 2 AN [~ SHAPING AND FINE GRADING:
’ & 0.,‘ ‘ Giavs AN = ALL AREAS DISTURBED BY CONSTRUCTION WILL BE FINE GRADED AND SHAPED TO A CHARACTER 1O BLEND WITH ADIACENT LANDFORMS
N LANCBAD | @ AND PROPOSED SITE IMPROVEMETS, ENGINEERED PLANS SHALL INCORPORATE OVERALL PROPOSED SHAPING CONSIDERATIONS.
e o 1E EEEeREE AR TR
” ’ “”’ %@i | : ] o IMPROVED LANDSCAPE ZONES MAY BE TOPDRESSED WITH DECOMPOSED GRANIE. )
O, . IRRIGATION MASTER PLAN:
’& "‘. & A l< 'ALL LANDSCAPE IMPROVEMENTS SHALL BE WATERED BY AN AUTOMATED UNDERGROUND RRIGATION SYSTEM MAINTAINED BY THE
’ ) | w ‘ASSOCIATION UNLESS NOTED OTHERWISE. TREES AND SHRUSS WILL BE ON SEPARATE VALVES.
12
E
B

WT ION £ K

‘\’/
35

SRKKRS g
‘ SRS SH
) —
o e SR D gmrmmere o
ORANAGE ESHIT. S && Y ’:’:“&& "’& % “’"“:« “:;;: "4{, g CONPLANT PANTNG WA B SEDTO ENFARCE FEBGSTNG,
a P ; ' & & G — FUTURE LANDSCAPE BY HOMEOWNER
Vo & é& "’“" A WA E\/ c ’&&%‘g@ﬁ /%Q DRVEWAY LOCATIONS T5..
|z o X > ‘0“‘ N Sal oo Ak '
B = v WO o AL e N S [/Z]— NATIVE HYDROSEED MIX _mom sar
: : & N4 ” OA"“’ /',,_//'2@(&_;’- %‘V\f.ﬁ ‘* S T'L_-—-d'-'_j, BOTANICAL NAYE. COMVON NAVE
z && “’A’«‘l‘l""%&ﬁ 1 3¢ fhoid ").‘/ K —'-R;"rv"‘mﬁi RO "ACACIA GREGGI "CATCLA ACACIA
- » A .&‘ﬂ%‘\eﬁ)hﬁ’:‘;‘“ ,," g/ B > . 1 / . i AGROSA DELTGIDEA, EURSAGE
= K \G'Agﬂ' LR /mg.‘\v ,/S/ e % ‘BAETA MUCTIRADIATA DESERT RARIGELD
N W N /“\\:\’ 5 ~ STORM preig@rng s CETE PRI DTG
: I i
e R D My I GNP GGRTST et AL G TaIeh SO s WA — T et
L FROPOSED PLANTS 70 BE INSTAILED IN RETENTION BASNS WILL BE IN ALl SALVAGED SAGUAROS, TREES, & OCCTHIOS WAl BE FIELD MATCRLINE G - SEE SHEET ¢ E k- k- o3 T OO0
CONFORMANCE WITH DESIGN STANDARDS AND POLICIES MANUAL SECTION 21,903 LOCATED AT T OF CONSTRUCTION BASED ON GUALTY, |8 0 s S | PONTAGONSURS HERRHER
NATIVE PLANTS [N DETENTION BASINS AND DRAINAGE CHANNELS, NORTH  SCALE 12y FROSOP VELUTIR VEETVESGUTE
- ' 35: CONCEPTUAL LANDSCAPE PLAN preppm——
- @ -
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PLANT LEGEND

CAMELDT HOMES WILL FULL A PERMT TO DEVEG AND ENGNEER EACH LOT
INDEPENDENILY, BEAR YARD WALL ENCIOSURES WILL BE DESGNED WATHN THE
ESTABISHED SETRACKS. ALL DISTURBED AREAS OUTIDE OF 308 AND REAR YARD WALLS
WAL BE REVEGETATED WATH MATVE PLANS OR THOSE WITHIN THE PLANT ST ON THESE

 CONGRETE WALK "
5 & MEANDEANG.
FORgLL AL —y s - ALMA;SCHOOL ROAD 5 .mHMILILﬂE—‘ 4 TREES COMMON HAVE 3%
] | = - . 4 BLUE PALO VERDE BOR
|| O BLUE PALOVERDE WX
(:::} DESERT WLLOW 24" BOX
% NATIVE MESQUTE 24BOX
@ NATIVE MESQUTE 3IBOX
: Ly % NATIVE MESQUTE 4 BOX
I CALL B0 3 DRI ; = 4 EXSING NATVE TREE OF o] STE SALVAGE VARES
| = ~ 2120 SR S CACH TO REMANIN PLACE I SHRIES
| W ; oYio E 7o) 8 ol L | BRITTLE BUSH SGAL
| PERMETER WAL s ; 3% 3 ES & e . 7 | 8 S8
DS \ A AN / = CRECSOTE BUSH SGAL
| i 2 3 o e 3 2 4 | =) CREOSOTE BUSH STE SALV.
| ot e & = . o = | o DESERT GLOBEMALLOW SGAL
: (5 X = d= T % ® DESERT LAVENDER S6AL
| L 7 5> ! [ O] DESERT MARIGOLD SGAL
| : : e ; | ® GREEN HOPSEED BUSH SGAL
| ] GOUDENEYE SGAL
| | | o, HACKEERRY SGAL
| : | 0, JOI0BA sGAL
| % | @® FINK FARY DUSTER S6AL
ACCENT
| Lo13 , il T4 | ) BANANA YUCCA SGAL
d | . PARRY'S PENSTEMON SGAL
| | | #* MURPHEY S AGAVE SGAL
=i : 1:"_ GROUNDCOVER
=1 { = 0] BURSAGE 160
2 j= ; DYS30TA 16AL
“ I ‘ |°’ & TURPENTINE BUSH 16aL
= ] cach
| 2 | e NATIVE BARREL VARES
<| on I [c] 0CONLLO SARE ROOT
2 3 = a TEOOY BEAR GHOULA u:gmim
E X7 E
=4 £ WO CRANUAR WA T Iz — UNDISTURBED NAOS LANDSCASE
= I= NATIRAL COMMON SPACE AREA TO REMAIN UNOSTURSED
= & o 1= THROUGHOUT STE DEVELOMENT. IN SOME CASES, SUPPEMENTAL ESL
I 5 5/ COMPILANT PLANTING WL E USED TO ENMANCE THE EXSING,
| | [T]— rurure Lanoscape ey HOMEOWNER
& =
I O o [ o D oo AL 1 ) L] 1 . i V
-l : o b e — NATIVE HYDROSEED MIX
i S Dveeeseme
/ 7 8 O
, z Zl=o=oaso=o0y INDIVIDUAL LOT PLANS
I T 1
P

DOCUMENTS. THESE ARES WAL BE IRAGATED AND NATURALLY MAMINTAINED BY THE
INCDUAL

NATIVE PLANT SALVAGE

NATVE RESOURCES WILL BE DOING THE SAIVAGE FOR ALL RE-VEGED MATERAL
UMTS OF DISTURBANCE.

L TRCPOSED. PLANTS 7O BE INSTAILED IN FETENION BAJNS WL 82 IN “ALL SALVAGED SAGUARDS, TREES, &
CONFOIMANCE WTH DEJGN STANDARDS AND PORGIES MANUAL SECTON 2+1,90% OCONLOS WL B AELD LOCATED AT IME OF
ANVE PLANTSIN DETENTON BATNG AND DRANAGE CHAMNELS, CONSTRUCTCIN 2ASED O CUAITY,

!’tél'?lﬁ.ﬂm MATURAL BOULDERS. AND ROCK FORMALONS SHALL REMAN INTACT,

ALY ALCESS WA D 21 ST AT AR G 35: CONCEPTUAL LANDSCAPE PLAN
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-~ SEE SHEET 2

MATCHLINE B

NOTES:
I FROPOSED PLANTS T BE INSTALLED IN RETENTION BASINS
STANDARDS AND

WL BE N CONFORMANCE WITH DEBGN

POUCIES MANUAL SECTION 2-1900: MNATVE PLANTS B
CRAINAGE CHANMELS,

DETENTION BASENS A0

NATURAL BOULDERS AND ROCK FORMAT

SHALL INTALT, SPECRICAILY BOULDERS THAT
[} FEET INWIDTH AMD HEIGHT.

“ALL SALVAGED SAGUARCS, TREES,
LOCATED AT TME OF CONSIRUCTION.

.V@Eu

CAMELOT

NoMES

TIONS
EXCEED S

& OCOTLLOS WILL BE FIELD
BASED ON QUALTY,

> ALMA SCHOOL ROAD

- = i — !

PROPERTY LINE

N

X
R
R

%

i
Sk

(I B S R

FSaNA L32BRN \ |\ 10330

35: CONCEPTUAL LANDSCAPE PLAN
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PLANT LEGEND

TREES COMMON NAME S
@ BLUE PALO VERDE 24B0K
o BLUE PALO VERDE 380K
DESERT WILLOW 24°BOX
NATIVE MESQUITE BOK
NATIVE MESQUITE 380K
NATIVE MESOUITE & BOX
SITE SALVAGE VARIES
BRITTLE 8USH SGAL
CHUPARDSA SGAL
CREDSOTE 8USH SGAL
CREDSOTE BUSH SITE SALV.
DESERT GLOSEMALLOW SGAL
2 DESERT LAVENDER SGAL
© DESERT MARIGOLD SGAL
@ GREEN HOPSEED BUSH SGAL
0] 6oL SGAL
() HACKBERRY SGAL
0 SGAL
(=) PN FAIRY DUSTER SGAL
ACCENT
) BANANA YUCCA SGAL
- PARRY'S PENSTEMON SGAL
* MURPHEY'S AGAVE SGAL
GROUNDCOVER
(0] BURSAGE 16AL
@ DYSSO0IA 16AL
& TURPENTINE BUSH 16AL
CACTI
® NATIVE BARREL VARES
Q OCOTILLO BARE ROOT
A TEDDY BEAR CHOLLA 3 MIN BARE ROOT
- SAGUARD v

@— UNDISTURBED MAOS LANDSCAFE
MATURAL COMMON SPACE AREA O REMAN

[0} FuTURE LANDSCAPE BY HOMEOWNER
CRIVEWAY LOCATIONS TAD,

— NATIVE HYDROSEED MIX

‘SEE SHEET | FOR NATIVE SEED MOTURE

INDIVIDUAL LOT PLANS

CAMEIOT HOMES WILL FULL A PERMIT TO DEVEG AND ENGINER EACH LOT
INDEPENDENTLY, mrmwmmmmﬁﬁmwmm
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CAMELOT

HOMES

MATCHLINE G - SEE SHEET 3

CACTITO REMANIN FUACE |
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NOTES:

AL FOPOSED. PLANTS TO BE INSTALED [N GETENTION BASNG WL B N
COMFORMANCE WITH DESIGN STANDARDS AND POUCIES MAMUAL SECTION 2-1.50%
INATIVE PLANTS IN DETENTION BASING AND DRAINAGE CHANMELS,

SIGNIFCANT NATURAL BOULDERS AND ROCK FORMATIONS SHALL REMAIN INTALT,
‘SPECIRCALLY BOULDERS THAT EXCEED SIX (4] FEET IN WIDTH AND HEIGHT.

"ALL SAVAGED SAGUARCS, TREES, & CCOTLIOS WL BE FIELD

LOCATED AT TIME OF CONSTRUCTION BASED ON QUALITY,

35: CONCEPTUAL LANDSCAPE PLAN

o o e i i e e s s s et

MATCHLINE H - SEE SHEET 9

PLANT LEGEND

TREES COMMON NAME SZE

BLUE PALOVERDE WB0K

Q BLUE PALO VERDE 3EB0K
i:} DESERT WILLOW 4T BOX
@ NATIVE MESQUITE WBOX
@ NATIVE MESQUITE 35°B0K

NATIVE MESQUITE 45 BOX

EO%@@@@@@@OBE %
g

NATIVE BARREL VARIES

QCOTRLO
TEDDY BEAR CHOLLA 3 MIN BARE ROOT
SAGUARD VARIES

0»0@E@oof¥-$
5
28

@— UNDISTURBED NAOS LANDSCAPE
MNATURAL COMMON SPACE AREA TO REMAIN  UNDISTURSED
THROUGHOUT SITE DEVELOPMENT, IN SOME CASES, SUFPEMENTAL ERU
COMPLIANT PLANTING WILL BE USED TO ENHANCE THE EXISTING,
— FUTURE LANDSCAPE BY HOMEOWNER
DRIVEWAY LOCATIONS TAD.

L7 ] — NATIVE HYDROSEED MIX
i SEE SHEET | FGR NATIVE SE2D MOATURE

INDIVIDUAL LOT PLANS

CAMELOT HOMES WIL PULL A PERMIT TO DEVEG AND ENGINE
NDEPENDENTLY. REAR YARD WALL ENCLOSURES WIL BE DESIGNE
ESTABUSHED SETEACKS, Al DISTURBED AREAS OUTSDE OF SDE AMD RE!
WILL BE REVEGETATED WITH MATIVE PLANS OR THOSE WITHIN THE PLANT LIST OM THESE
mmmmmwaemmmmmvmmww

NATIVE PLANT SALVAGE
NATVE RESOURCES WILL B DORNG THE PLANT SALVAGE FOR ALL REVEGED MATERIAL
REVECETATIN RECLRENENTS W Wh B SAVAGAG ABDIVERA S CACRS

AND CRECSOTE TO FURTHER SUPPLEWENT THE REVEGETATICN. ALL PLANT MATERAL
WILL BE REUSED IN DISTURBED AREAS AND MOUEL HOMES.
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PLANT LEGEND

COMMON NAME

@ BLUE PALO VERDE

BLUE PALO VERDE

I

|

|

: {;:} DESERT WILLOW

I % NATIVE MESQUITE
|

|

|

|

|

O

@ NATIVE MESQUITE

NATIVE MESQUITE

@ SITE SALVAGE

&

sie

24°80X

36'BOX

247 80X

24°BOX

36°BOX

48°BOX

5% e B i

4 7 IZZTTZ ’&‘3"‘ ’0’0"’0’%0’0’3’0 0&’0’0’0"!"“ $ =,
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Happy Valley 18
SWC Happy Valley Rd. & Alma School Rd.
Citizen and Neighborhood Involvement
Plan and Report
13-ZN-2019 / 2-PP-2020

Plan

Our preliminary plan is to do neighborhood outreach in order to get initial feedback on our
proposed plan. To achieve this, we have hired Technical Solutions to meet with neighbors and
help gauge their thoughts on our project.

Following the research conducted by Technical Solutions, we will hold a neighborhood meeting
for all property owners within 750° of the subject site and anyone on the City of Scottsdale’s
Interested Parties List. We plan to notify neighbors and others for the meeting by a mail
invitation via first class mail. The meeting will be held at an existing Camelot community which
reflects both the product and lot size proposed for this project. This will allow those attending to
see first-hand the quality and scope of our homes.

Report

Preliminary neighborhood outreach was conducted in late May and early June by representatives
from Technical Solutions. The Technical Solutions team reached out to existing property owners
by going door to door in the surrounding Glen Moor at Troon Village, Eagles Glen, and the
Oasis by Stellar Retreat neighborhoods, approximately 800 feet surrounding the proposed
development site, to show neighbors the development proposal (using the same project exhibits
included in Exhibit A below). Neighbors had questions about home sizes and heights. Those
questions were answered by the Technical Solutions team. A number of neighbors signed
support letters. Several property owners who do not reside on their property near the site were
contacted by phone to make sure they were aware of the proposal. In total approximately 80
homes were contacted.

On May 22, 2019 the applicant met with Mr. Fred Wagner who lives at 10205 E. Happy Valley
Rd., directly west of proposed site to review the proposed site plan and get feedback on the
proposed development. Mr. Wagner was interested to know if we would be building a screen
wall around the development and whether our development would increase the intensity of the
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wash flow that cuts the northwest corner our the proposed site onto his property. I explained
other than a sound/screen wall along Happy Valley and typical individual yard fencing, no
perimeter theme wall was planned for the site. With regard to drainage, we relayed that we
would not be allowed to increase the flow volume of the existing wash. Mr. Wagner requested
that we screen the western edge of the proposed site for a portion of his lot boundary with native
plant material to limit the visibility of homes from his property.

On June 7, 2019 we sent letters to 86 property owners within 750" of the subject property plus 70
additional letters to the City of Scottsdale’s Interested Parties list inviting them to an open house
meeting on June 25, 2019 from 6-7pm. The open house meeting was held at Camelot’s White
Horse community, 8865 E. Via Del Sol, Scottsdale, AZ 85255. A total of 8 people attended the
open house meeting however only 7 are reflected on the sign-in sheet for the meeting. The 8™
individual was a member of the media and chose not to sign in. In a one-on-one format we
visited with those that attended and answered their individual questions. We fielded a variety of
questions, the most common of which included 1) information on the housing product proposed
for the site, including product square footage, lot size and expected pricing, 2) expected timing
for start of development and build out, 3) building heights, 4) project entrance location, and 5)
comments about the proposed widening of Happy Valley Rd and the related round-about
improvements planned. The meeting lasted about 1 hour. A copy of the meeting invitation,
address lists, sign-in sheet and presentation materials are attached as Exhibit A.

Between June 9 and June 26 we have received 3 phone calls and 1 email from area neighbors in
response to the meeting invitation. Two of these inquiries came from 2 neighbors who live
directly north of the proposed site interested in understanding the impact of the proposed
development on their city light views to the south and southwest. A separate meeting was held
on June 24th to personally meet with these two individuals to review an engineering line of sight
study to explain how the topography and maximum building height limits will appear in
relationship to their homes. The remaining two inquiries (1 phone call and 1 email) were
interested in the proposed product, pricing and lot size.

In mid-July the City mailed out a “Heads Up Postcard” to property owners within %4 mile of the
subject site notifying them of our rezoning application. In response to this postcard the City
received two emails from individuals who were not supportive of the proposed rezoning.

Between July 30 and August 2 we followed up with the 2 neighbors who live directly north of
the proposed site to get their feedback after installing 2 story poles, one depicting the height of
an 8 wall at the 50" back of the ROW line and one 24’ tall depicting the maximum building
height from natural grade 170’ back of the ROW line. One of the neighbors was fine with what
he saw and the other asked if there was any way we could lower the building height for the lots
along Happy Valley. We agreed to limit those lots to contemporary elevations only, which have
a building height of 18” or less.
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Between August 26 and October 3, we exchanged several calls and emails and meet with the
buyer of a 5 acre parcel located on the southeast boundary of to the subject site. The buyer was
seeking information on our proposed development to understand the development impacts on the
parcel they were buyer. This buyer is supportive our proposed development and intends to write
a letter of support.

On October 4 we received a call from an individual who works in the area who was interested in
getting information about the timing of our development and the product offering we were
planning.

On November 11, 2019 the applicant met with Mr. Fred Wagner who lives at 10205 E. Happy
Valley Rd., directly west of the proposed site, to review and update him on the revised site plan.
Mr. Wagner was supportive of the revised site plan and simply asked that we continue to keep
him updated.

On January 22, 2020 the applicant had a phone call with Rick Peagler who owns a parcel of land
to the southwest of the project (10205 E Desert Vista Drive). Rick’s main questions revolved
around Desert Vista Drive. He wanted to confirm that we were intending to install 8" water and
sewer lines in the road. I confirmed that we were and let him know that if he would like to tie
into those lines in the future, he would likely be on the hook for some amount of payback. He
understood and was happy that we would be installing the lines. He just asked to let him know
what the future payback amount will be once we have more information.

On March 25, 2020 the City provided us with an email of opposition from the same individual
who wrote a similar email in July, 2019.

On April 9 we received a letter of support from a resident in the Eagles Glen neighborhood on
the north side of Happy Valley Rd.

On April 16, and April 20, 2020 the applicant checked back in with the two neighbors on the
north side of Happy Valley to confirm that they did not have any further questions about our
development plans and to confirm that they were aware that we relocated the entrance of our
project from Happy Valley Rd. to Alma School Rd. One wanted to confirm our previous
commitment to limit the house plans along Happy Valley to the contemporary elevations only
which don’t exceed 18’. They both appreciated the follow up.

On April 20, 2020, the applicant received a call from the president of Sonoran Highlands HOA
to inquire about wall heights on Happy Valley Rd and Alma School Rd and the general condition
of Alma School Rd. The applicant met with this individual onsite on April 21* along with one
other member of her community and the president of Ladera Vistas HOA to respond to their
questions. They appeared happy with the responses to their inquiries and with the information
provided. One item of follow-up regarding maximum wall heights on lots was responded to on
ABril 23, 2020.
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On April 21 and 22 City forwarded 4 emails from citizens who were providing comments for the
Planning Commission hearing on April 22™, Two of the emails were not in support of our
proposed development.

The applicant met on site with representatives of two nearby homeowner’s associations on both
April 27" and May 8",  The main discussion continued to center on the wall heights along
Happy Valley Road and Alma School Road. The applicant provided multiple cross sections
and illustrations and the representatives seemed happy with the response and update. The
representatives further asked if the applicant could enhance the proposed landscaping along the
perimeter of the site to shield the walls and the applicant agreed to work with the neighbors in
this respect and to add additional landscaping as requested.
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From: sfojo@aol.com

To: Projectinput
Subject: Case Name: Happy Valley 18, Case #2-PP-2020
Date: Wednesday, March 25, 2020 9:20:54 AM

External Email: Please use caution if opening links or attachments!
City of Scottsdale,

Please STOP destroying our desert!

Please stop all this development.
You are destroying North Scottsdale. You are turning into LA from where | recently moved.

Why does the city succumb to these developers?
Where is the extra water and services coming from?

This was a quiet beautiful area, now it will be full of traffic, people, pollution, and much less natural
beauty..why? FOR MONEY!

We purchased an older home in a peaceful area, it will no longer be that peaceful area....

Please stop, please stop!

Susan Johnson
Sonoran Highlands I
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