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Introduction: 
 
This Project Narrative is included as part of rezoning case application #8-ZN-2020 and 
also a request for a Conditional Use Permit (case number to be assigned / Project #962-
PA-2020). These requests are in regard to an infill site that is approximately 3.38 
gross/net acres, located west of the Loop 101 (Pima Freeway) and north of Frank Lloyd 
Wright Boulevard (APN 215-51-026). The specific requests are: 
 
▪ Rezoning from R1-35 (Single-family Residential) to C-3 (Highway Commercial) to 

allow for an Internalized Community Storage facility. The zoning was initially 
requested for C-4 (General Commercial); after discussions with City of Scottsdale 
staff, the request is modified to C-3 (Highway Commercial). The rezoning case 
number is: #8-ZN-2020. 

 
▪ The Conditional Use Permit to allow for Vehicle Storage (not adjacent to a residential 

zoning district) in the requested C-3 zoning district. The Conditional Use Permit 
application case number is yet to be assigned; the Project number is: #962-PA-2020. 

 
The purpose of the rezoning and Conditional Use Permit “CUP”) is to develop 1-floor of 
basement and 3-stories of above ground internalized community storage (inclusive of an 
access) and covered vehicle (RV – recreational vehicle) spaces. 
 
 
Project Overview: 
 
The location of this proposed development is a vacant/remnant infill property that is 
sandwiched between existing commercial uses (such as a convenience store with fuel 
pumps, Sun Devil Auto, Van’s Golf Shop, Dunn-Edwards Paint and other uses) and the 
Hayden-Rhodes/Central Arizona Project canal. 
 
As noted above, the purpose of the rezoning and Conditional Use Permit “CUP”) is to 
develop approximately 129,949 square feet of Internalized Community and Vehicle (RV) 
Storage consisting of 1 level of basement (underground) and 3 stories of above-ground 
storage (totaling approximately 121,432 square feet), an attached/internalized 900 
square foot office area. The footprint of the building is approximately 30,000 square feet 
in size. A separate one-story 8,337 square foot building is to be provided for 13 indoor 
vehicle (RV – recreational vehicle) spaces. The first floor (above ground) proposes direct-
access extra-large storage spaces for use by contractors – these units are virtually 
invisible to the public due to landscaping and the existing commercial uses that directly 
front Frank Lloyd Wright Boulevard. The basement and levels 2 and 3 are served via 
internal elevators and walkways – these units are not visible to the public.  
 
Principal access to the proposed development is via an internal private accessway that 
is essentially the extension of Hayden Road, north of Frank Lloyd Boulevard. Secondary, 
gated emergency access only is proposed via a driveway onto Frank Lloyd Boulevard at 
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the extreme western end of the project site; this driveway generally aligns with Northsight 
Boulevard. Although the project site has frontage onto the southbound Loop 101 frontage 
road, no access is proposed. No additional roadway right-of-way dedications or 
improvements (other than the access itself) are proposed for Frank Lloyd Wright 
Boulevard, nor for Hayden Road or the Loop 101 Pima Freeway frontage road. Even 
though storage facilities such as this are notorious low traffic generators, a Traffic Impact 
Mitigation Analysis (“TIMA”) has been included with this application.  
 
A total of 57 parking spaces are to be provided; a total of 39 parking spaces are required. 
Loading with the development occurs in three (3) different ways: 1. Storage for the ground 
floor direct-access units can be loaded either directly within the unit, or directly in front of 
a unit; 2. Storage of “vehicles”, also on the ground floor, is direct access – waiting vehicles 
utilize onsite parking areas, and; 3. Loading for units within any above/below ground unit 
must occur in the designated loading areas, where stored materials can be loaded onto 
an elevator. Vehicles used for such loading must be moved from the loading area and 
parked once the materials are unloaded (or if materials are brought to the loading area 
from a unit). 
 
The Greater Airpark Character Area Plan, under Land Use Goal 7; Character and Design 
Goal 2, Policy 2.1.1, identifies Frank Lloyd Wright Boulevard as a signature corridor. As 
noted under Community Mobility Goal 7, Policy CM 7.1, of the Greater Airpark Character 
Area Plan, design that promotes access to those walking, cycling, or taking public transit 
is encouraged along Signature Corridors such as Frank Lloyd Wright Boulevard. Where 
appropriate and within the project site, sidewalk and/or other non-vehicular connectivity 
is provided between Frank Lloyd Wright Boulevard, the project site, and neighboring 
commercial uses, as indicated on the revised site plan included with this resubmittal. 
 
Despite having limited frontage along Frank Lloyd Wright Boulevard (approximately 450-
feet), which is angled such that its usefulness is severely constrained and limited, 
enhancements to Frank Lloyd Wright Boulevard, such as landscaping and a low wall, are 
only to be provided in this area. Typically, transit stops are provided after an intersection; 
therefore due to the configuration of the project site, an onsite (or even adjacent) transit 
stop location can not be provided. 
 
Although the project site has significant constraints such as its extreme length 
(approximately one-third of a mile long) and narrow width (approximately 90-feet), great 
care has been taken to design a site and building that both enhances the built environment 
of the area, provides a much-needed service in the area and utilizes existing offsite 
buildings and structures to essentially “hide”. As you drive into the project site along the 
main driveway (Hayden Road extended), no buildings are immediately visible; they are to 
the left and right, somewhat “hidden” behind the various existing commercial uses that 
vary in height up to 3 stories. Nonetheless, the buildings have been designed to provide 
visual interest and to “disguise” any building massing. Faux windows are provided along 
portions of the north and south elevations in order to add this visual interest and to 
“breakup” the massing of the main 3-story building. 



 
 

Rezoning case #8-ZA-2021 & CUP case #16-UP-2021 
Narrative – January 10, 2021 

Page 5 

Additional landscaping, consisting of mature trees and other plant materials, are to be 
provided within parking areas and along the western and eastern portions of the project 
site (see Landscape Plan). Unfortunately, due to the constraints of the project site (narrow 
width and maneuverability) and that a major sewer force main is located just offsite to the 
north-side of the project site (which severely limits the size and types of plant materials 
due to potential root issues), no landscaping can occur along the north-side of the 
buildings as is suggested under Land Use Element Goal #7 of the Scottsdale General 
Plan 2001, and Land Use Goal #4, Policy LU 4.6 of the Greater Airpark Character Area 
Plan. However, the buildings themselves – which are architecturally treated and 
enhanced – do provide shading of the canal shared use path/trail. Additional landscaping 
along the southern boundary, adjacent to existing commercial uses, is concentrated to 
those areas where they are visible to the public, as the bulk of the project is somewhat 
“hidden” behind the existing commercial uses. 
 
As indicated on the revised Site Plan, open space within the project exceeds City of 
Scottsdale requirements for overall Open Space, Frontage Open Space, and Parking Lot 
Landscaping.  
 
As required by the City of Scottsdale, all activities are outside of the public view and either 
occur indoors or within an area screened by a 6-foot high CMU wall. 
 
Security within the proposed Internalized Community and Vehicle Storage facility is 
provided through onsite surveillance during business hours and 24-hour video monitoring. 
In addition, motion-activated lights will be provided along the perimeter of the proposed 
buildings and site itself (fully shielded, so as to not spillover onto adjacent properties). 
Key cards and/or security codes will be required for all tenants so that access is controlled 
and monitored. It is not anticipated that onsite management will also reside onsite; this 
may occur if there is such a need. 
 
 
Development Standards: 
 
The development standards proposed for this project are to be unchanged from those 
noted within the proposed C-3 zoning district, as follows: 
 

Floor Area Ratio: 0.61; a maximum of 0.80 is allowed 
Height: 36-feet 
Front Setback: 40-feet provided; 0-feet required when not adjacent to residential 
Rear Setback: 4-feet provided; 0-feet required when not adjacent to residential 
Side Setback: 150+feet provided; 0-feet required when not adjacent to 

residential 
 
No variations/deviations are requested from the underlying proposed C-3 zoning. 
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Relationship to Surrounding Properties: 
 
The area is characterized as commercial to the south and west (convenience store with 
fuel pumps, Sun Devil Auto, Van’s Golf Shop, Dunn-Edwards Paint and other uses – all 
zoned C-3, with limited areas of C-4), the existing Hayden-Rhodes/Central Arizona 
Project canal to the north (zoned O-S), and the Loop 101 Pima Freeway to the east (not-
zoned / C-2). 
 
As discussed within this revised Project Narrative, where possible, landscaping is 
proposed to provide the appropriate transitions to the existing shared use path/trail to the 
north. Additionally, a combination of landscaping and setbacks are used for a transition 
to the existing commercial development to the south. 
 
 
General Plan / Area Plan Conformance: 
 
Scottsdale General Plan 2035 
 
An update to the City of Scottsdale General Plan, the “Scottsdale General Plan 2035,” 
was ratified (“approved”) by the voters at a Special Election which occurred on November 
2, 2021. The Scottsdale General Plan 2035 was approved by the Scottsdale City Council 
on June 8, 2021.  
 
The proposed development conforms with the now-approved Scottsdale General Plan 
2035, and meets a number of the goals and policies as demonstrated below. 
 
Within the Scottsdale General Plan 2035, the Land Use designation for the project site is 
the “Mixed-Use Neighborhoods” land use category. In addition, the project site and 
surrounding area is also located within the “Regional Use Overlay.” 
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The “Mixed Use Neighborhoods” land use designation is defined as having (emphasis 
added) “… located in areas with strong access to multiple modes of transportation and 
major regional services… Mixed-Use Neighborhoods may be non-residential in the 
Greater Airpark Character Area” 
 
The proposed use as an Internalized Community and Vehicle Storage facility is in 
conformance with the “Mixed Use Neighborhoods” land use designation by being located 
within an area with a strong mix of multiple modes of transportation (vehicular, transit, air, 
bicycle and pedestrian and is in direct proximity to local major roadways (Frank Lloyd 
Wright Boulevard and Hayden Road, as well as the Loop 101 Pima Freeway) and also 
within an area with major regional services (Scottsdale Airpark, Promenade commercial 
development and mix of various commercial uses immediately adjacent to/near the 
project site such as (retail, service, sales, office, etc.). Additionally, the project site is 
located within the Greater Airpark Character Area and the proposed use is non-
residential.  
 
In addition, the project site is also located within the “Regional Use Overlay.” The Regional 
Use Overlay designation is defined as providing (emphasis added) “flexibility for land uses 
when it can be demonstrated that new land uses are viable in serving a regional market. 
Regional uses include, but are not limited to, corporate office, region serving retail, major 
medical, educational campus, community service facilities, tourism, and destination 
attraction uses. In determining whether proposed land uses are regional in nature, the 
city will consider whether the use has a regional draw, implements current economic 
development policies, enhances the employment core and the city’s attractiveness to 
regional markets, benefits from good freeway access, and complements the established 
character for the area. 
 
The proposed Internalized Community and Vehicle Storage facility conforms with the 
Regional Use Overlay designation as it will serve the local and regional area by providing 
businesses and persons with an offsite (to them) storage option for records, materials 
and other materials that they simply can’t keep at their respective locations. In addition – 
especially with prohibitions in many residential HOA’s against the parking of a recreational 
vehicle (or car or boat) at a residence, or the inability to park such an item in an unsecured 
location when residing in a rental community – the proposed Vehicle Storage component 
of the proposed use provides a secure location to keep their vehicle, RV or boat. 
 
In addition to conformity with the Mixed Use Neighborhoods and Regional Use overlay 
land use designations of the project site, the proposed development conforms with a 
number of the goals and policies of the Land Use, Environmental Planning, Community 
Involvement, Circulation, Growth Area, Cost of Development and Economic Vitality 
elements of the pending Scottsdale General Plan 2035 as follows: 
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Land Use Element: 
 
Goal LU 2:  Sensitively transition and integrate land uses with the surrounding natural 

and built environments. 
 
▪ Policy LU 2.3:  Locate employment and major non-residential uses along major 

transportation networks to limit impacts on residential areas and 
provide citywide and regional access. 

 
Response:  The project site for the proposed development of an Internalized Community 

and Vehicle Storage facility is located near to Frank Lloyd Wright Boulevard, 
Hayden Road and the Loop 101 Pima Freeway; there are no nearby 
residential developments. 

 
 
Goal LU 3: Maintain a balance of land uses to support a high quality of life. 
 
▪ Policy LU 3.2: Integrate housing, employment, and supporting infrastructure, 

primarily in mixed-use neighborhoods and Growth and Activity 
Areas, to support a jobs/housing balance. 

 
▪ Policy LU 3.3: Maintain a citywide balance of land uses, and consider modifications 

to the land use mix to accommodate changes in community vision, 
demographic needs, and economic sustainability. 

 
▪ Policy LU 3.4: Provide an interconnected, accessible open space system, which 

includes pedestrian and equestrian links, recreation areas, canals, 
and drainage ways. 

 
▪ Policy LU 3.5: Engage the community in all land use discussions. 
 
Response:  The proposed Internalized Community and Vehicle Storage facility is a 

complimentary use to the adjacent and nearby commercial uses, and will 
be utilized by those and area commercial uses. Residential uses further 
away may also utilize this proposed use. The proposed rezoning and CUP 
utilize community engagement as required by the City of Scottsdale. 

 
 
Goal LU 5:  Promote land use patterns that conserve resources, including land, clean 

air, water, and energy. 
 
▪ Policy LU 5.1:  Encourage a variety of compatible mixed-use land uses within or 

next to Growth and Activity Areas, along major streets, and within 
particular Character Areas to reduce automobile use and improve air 
quality.  
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▪ Policy LU 5.2:  Concentrate greater development intensities in Growth and Activity 

Areas, thereby reducing development pressures in low-density areas 
and conserving energy.  

 
▪ Policy LU 5.3:  Minimize environmental hazards and protect the natural character of 

the desert through sensitive development on Environmentally 
Sensitive Lands. 

 
Response:  The project site for the proposed development is located within the Greater 

Scottsdale Airpark Growth Area, and along major area roadways. It is 
located adjacent to developed open space (CAP canal and TPC Golf 
Course), and compatibility with these uses is a major consideration in the 
design of the site and related buildings. 

 
 
Goal LU 6:  Attract and retain diverse employment, business, and retail land uses to 

improve the economic well-being of Scottsdale’s residents. 
 
▪ Policy LU 6.1: Promote opportunities for the expansion and revitalization of 

employment and commercial uses within the city. 
 
▪ Policy LU 6.3:  Encourage commercial land uses of similar scale and character in 

proximity to or within medium- to high-density residential areas to 
promote walkable connections.  

 
Response:  The project site for the proposed development is considered to be infill, and 

will also add to the diversity of commercial and other non-residential uses 
in the area. The existing shared use path/trail along the CAP canal and 
sidewalks along Frank Lloyd Wright Boulevard and Hayden Road all provide 
walkable connections. 

 
 
Goal LU 7:  Protect the viability of the Scottsdale Airport by encouraging compatible 

land uses and development types in the surrounding area. 
 
▪ Policy LU 7.1:  Maintain and follow the Airport Part 150 Noise Compatibility 

Program. Noise contours and other related information must be 
disclosed to all potential residents and businesses according to the 
Airport Influence Area and Noise Contour Maps.  

 
▪ Policy LU 7.2:  Maintain Runway Protection Zones next to the Scottsdale Airport.  
 
▪ Policy LU 7.3:  Support aviation-related economic development opportunities and 

land uses near the Scottsdale Airport. 
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Response:  The project site for the proposed development is located within the Greater 

Scottsdale Airpark Growth Area. The proposed use is non-residential and 
is compatible with the Scottsdale Airport. It has been reviewed by staff of 
the Scottsdale Airport and found to be compatible. 

 
 
Environmental Planning element: 
 
Goal EP 4: Expand the circular economy by maximizing resource recovery, reuse and 

recycling, and promoting use of recycled, recyclable, and renewable 
materials. 

 
▪ Policy EP 4.12: Promote commercial and multi-family recycling and green waste 

diversion. 
 
Response:  The proposed Internalized Community and Vehicle Storage facility provides 

a much-needed service for the storage of goods and records that may 
otherwise finds their way to a landfill. Having these and other items stored 
assures their reuse. 

 
 
Goal EP 5: Encourage environmentally sound green buildings and low-impact site 

plans that support sustainable desert living. 
  
▪ Policy EP 5.2 Increase the use of green infrastructure, including low-impact 

development (LID) stormwater management techniques, such as 
curb openings and permeable pavement. 

 
▪ Policy EP 5.3  Construct durable and sustainable buildings using green building 

principles. 
 
▪ Policy EP 5.4  Promote passive solar site and building design strategies that 

recognize and respond to the Sonoran Desert climate. 
 
▪ Policy EP 5.5  Expand Green Building construction standards to include all new and 

remodeled residential and commercial buildings. 
 
▪ Policy EP 5.6  Reduce regulatory barriers to encourage green commercial and 

residential building retrofits. 
 
Response:  The proposed Internalized Community and Vehicle Storage facility will be  

designed with Green Building construction considerations where possible, 
such as permeable pavement, curb openings for passive rainwater usage 
and passive solar site design strategies. 



 
 

Rezoning case #8-ZA-2021 & CUP case #16-UP-2021 
Narrative – January 10, 2021 

Page 11 

Goal EP 7: Identify and reduce heat islands. 
 
▪ Policy EP 7.1  Identify areas most impacted by the heat island effect, and prioritize 

mitigation for these areas to reduce heat impacts. 
 
▪ Policy EP 7.2  Incorporate development strategies such as shared parking models 

and the use of “cool materials” (e.g., landscaping, green roofs, 
reflective pavement, heat reduction asphalt coatings, permeable 
concrete, and treated dirt areas) to help reduce the heat island effect.  

 
▪ Policy EP 7.4  Promote the long-term management and maintenance of urban and 

open area vegetation and protect and expand the provision of private 
and public open spaces to reduce the heat island effect. 

 
▪ Policy EP 7.5  Minimize asphalt and promote alternative parking surfaces. 
 
▪ Policy EP 7.6  Engage with, learn from, and collaborate with regional, statewide, 

and national governmental and other entities for best practices on 
heat mitigation strategies. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility is 

designed, where possible, with Green Building and other design 
construction considerations to reduce heat island effects.  

 
 
Goal EP 8: Plan, prepare, and adapt for significant climate impacts on city infrastructure 

and operations. 
 
▪ Policy EP 8.2  Increase energy efficiency in buildings and vehicle fleets. 
 
▪ Policy EP 8.3  Encourage use of clean, renewable energy sources. 
 
▪ Policy EP 8.4  Employ green building and green infrastructure best practices. 
 
▪ Policy EP 8.5  Establish land use and mobility plans that decrease transportation 

carbon emissions. 
 
▪ Policy EP 8.6  Encourage waste reduction and water conservation. 
 
Response:  Where possible, the proposed Internalized Community and Vehicle Storage 

facility is designed to increase energy efficiency and with Green Building 
and Green Infrastructure best practices, as well as methods to reduce 
waste, increase water conservation and lessen carbon emissions. 
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Community Involvement Element 
 
Goal CI 1: Seek early and ongoing community involvement through broad public input 

in project and policy-making discussions. 
 
▪ Policy CI 1.1  Maximize opportunities for early notification of proposed projects 

using a variety of methods. 
 
▪ Policy CI 1.2  Use public involvement plans to identify and engage interested 

parties, and provide opportunities for information exchange. 
 
▪ Policy CI 1.3  Require project sponsors to conduct community involvement 

programs, and encourage them to show responsiveness to 
community comments, and demonstrate how comments are 
ultimately addressed. 

 
▪ Policy CI 1.4  Encourage project sponsors and citizens to be transparent and civil 

in dialogue and deliberation. 
 
Response:  The rezoning and Conditional Use Permit processes require early and 

constant community involvement through signage, letters and 
neighborhood meetings. These are noted in the Public Participation Plan 
included with this submittal. 

 
 
Goal CI 2: Proactively seek direct input from all areas of the community on civic 

matters through vigorous outreach programs. 
 
▪ Policy CI 2.1  Provide public notification based on the characteristics of the specific 

case, plan, or policy, and use enhanced notification when warranted. 
 
▪ Policy CI 2.2  Maintain community-wide contact lists that include representation 

from homeowner’s associations, neighborhood and service groups, 
the faith community, schools, businesses, diverse cultural and ethnic 
organizations, and other interested parties. 

 
Response:  As with Goal CI 1 above, the rezoning and Conditional Use Permit 

processes require early and constant community involvement through 
signage, letters and neighborhood meetings. These and other materials 
provide specific information regarding the proposed project, the entitlement 
process (including public hearing dates, once provided by the City) and 
contact information for the applicant. These are also noted in the Public 
Participation Plan included with this submittal. 

 
 



 
 

Rezoning case #8-ZA-2021 & CUP case #16-UP-2021 
Narrative – January 10, 2021 

Page 13 

Goal CI 4: Foster community partnerships to share information and work toward 
collaborative solutions. 

 
▪ Policy CI 4.3  Seek to involve community groups, HOAs, and other organizations 

in the sharing of both city and project information. 
 
Response:  Community groups, HOA’s and other interested parties have been and will 

be notified of the project, any updates, and the hearing process. 
 
 
Circulation element: 
 
The project site for this Internalized Community and Vehicle Storage facility is located 
along a Valley Metro bus line (Bus Route #170), with a Park & Ride located approximately 
½ -mile to the southeast. 
 
Further, the project site is primarily accessed from a private drive onto Frank Lloyd Wright 
Boulevard, which is classified as a Regional Connection roadway within the Scottsdale 
General Plan 2035. 
 
Goal C 1: Design and improve transportation corridors to safely and efficiently move 

people and goods. 
 
▪ Policy C 1.2 Coordinate transportation and land use planning to enhance an 

integrated, sustainable transportation system that promotes livable 
neighborhoods, economic vitality, safety, efficiency, mode choice, 
and adequate parking.  

 
▪ Policy C 1.3  Reduce conflict points between various modes of travel, for example, 

where the paths of vehicles and bicycles, pedestrians, or 
equestrians, cross, diverge, or merge. 

 
▪ Policy C 1.4  Protect regional corridor traffic flow, function, and safety by using 

grade separations for non-motorized travel.  
 
▪ Policy C 1.6  Provide connections that ensure functional and uninterrupted 

movement between transportation modes through Intelligent 
Transportation Systems and industry standard, best practices. 

 
▪ Policy C 1.8 Support the Scottsdale Airport as an integral transportation hub, 

connecting the community to national and international markets.  
 
▪ Policy C 1.9 Promote consistent wayfinding elements, including, signage, street 

naming, and numbering, to increase the efficiency of transportation 
systems.  
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▪ Policy C 1.10  Control access to and from arterial streets and regional 

transportation corridors to protect their abilities to move multimodal 
traffic efficiently. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility utilizes 

the existing vehicular and non-vehicular area transportation system without 
adding much traffic. In addition, the proposed use enhances the existing 
shared use path/trail system along the north and is designed to bring any 
moving truck away from sidewalks and other non-vehicular areas. 

 
 
Goal C 2: Reduce the number, length, and frequency of automobile trips to improve 

air quality, reduce traffic congestion, and enhance quality of life and the 
environment. 

 
▪ Policy C 2.1  Encourage a mix of land uses that will reduce the distance and 

frequency of automobile trips and support mobility choices. 
 
▪ Policy C 2.2  Integrate a variety of mobility choices along local and regional 

transportation corridors.  
 
▪ Policy C 2.5  Promote non-motorized travel for short neighborhood trips. 
 
 
Response:  The proposed Internalized Community and Vehicle Storage facility provides 

another piece of the “mix” of area land uses – one that generates low traffic. 
Through the continued use of the existing shared use path/trail system that 
abuts the project site, the proposed use promotes non-motorized travel for 
both short neighborhood and medium-length trips. 

 
 
Goal C 3: Continue to develop an effective, safe, and connected multimodal 

transportation system (e.g., streets, trails, bikeways, shared-use paths, 
transit). 

 
▪ Policy C 3.1  Integrate park-and-ride facilities and transit centers along regional 

corridors and within Growth and Activity Areas.  
 
▪ Policy C 3.2  Create a diversity of mobility choices in Growth and Activity Areas, 

which have the greatest intensity of development. 
 
▪ Policy C 3.5  Increase accessibility to transit options through non-motorized and 

other transit connections, such as, neighborhood circulators; on-
demand transportation network companies; improved/enhanced 
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sidewalks, multimodal paths, bicycle lanes; and non-motorized 
options for the final mile to reach public transit services. 

 
▪ Policy C 3.6  Create, preserve, and enhance multimodal connections between 

residential areas and neighborhood-supporting land uses.  
 
▪ Policy C 3.8  Incorporate dedicated pedestrian zones, or areas of pedestrian-only 

traffic, into areas of the city that have the greatest intensity of 
development. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility 

maintains and enhances the existing pedestrian-oriented and non-vehicular 
shared use path/trail to the north, as well as not adversely affecting any 
existing sidewalk systems. 

 
 
Growth Area element 
 
The project site for the proposed Internalized Community and Vehicle Storage facility is 
located within the Greater [Scottsdale] Airpark Growth Area, which is the home of the 
Scottsdale Airport and is considered to be one of the largest employment centers in the 
State of Arizona, and is the largest employment and industrially-zoned area within 
Scottsdale. Within its boundaries are also the location of some of the largest and world-
renowned special events in the city, such as the Waste Management Phoenix Open golf 
event, the Barrett-Jackson Collector Car Auction, and the Scottsdale Arabian Horse 
Show.  
 
Goal GA 1: Direct growth in areas of the city that can support a concentration of 

development density and intensity, as well as a broad mix of uses. 
 
▪ Policy GA 1.1 Designate Growth Areas in locations: 

○ With infrastructure capacity to accommodate higher levels of 
activity and a mix of uses 

○ Where infrastructure upgrade/extension will be most cost-
effective; 

○ With multimodal transportation access; 
○ Needing focused reinvestment; 
○ Where regional attractions exist or are planned; and/or 
○ That will reduce development pressures in lower-intensity areas 

of the city. 
 
▪ Policy GA 1.2 Designate Activity Areas in locations: 

○ Where development is concentrated, but to a lesser degree than 
Growth Areas, and context based; 
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○ With infrastructure capacity to accommodate moderate levels of 
activity and a mix of uses; and 

○ Where infrastructure upgrade/extension will be cost-effective. 
 

▪ Policy GA 1.3  Ensure that such development sensitively responds to 
neighborhoods, infrastructure, and character within and next to 
Growth Areas. 

 
▪ Policy GA 1.4  Accommodate the highest intensity of development in designated 

Growth Areas. In some cases, Character Area Plans may be more 
specific on appropriate locations for higher intensity development 
within both Growth and Activity Areas. 

 
▪ Policy GA 1.5  Identify Growth and Activity Area “edges,” and incorporate context-

appropriate transitions between these “edges” and adjacent 
neighborhoods to minimize the impacts of higher-intensity 
development. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility is a 

complimentary and compatible use to both the Greater Airpark Growth Area 
and to the adjacent and nearby commercial uses. Great care has been 
taken to integrate this use within the infill project site. Vehicular and non-
vehicular accessibility exists near the project site. 

 
 
Cost of Development element: 
 
Goal COD 1: As permitted by State Law, require development to pay its fair share of the 

cost of public service needs it generates. 
 
▪ Policy COD 1.1 Ensure funding mechanisms used to finance public services bear a 

reasonable relationship to the burden imposed.  
 
▪ Policy COD 1.2 Public infrastructure provided by development should be reasonable, 

fair, and mutually beneficial to the city.  
 
▪ Policy COD 1.3  Support fiscally responsible decision- and policy-making that affects 

growth, development, infill, and preservation.  
 
▪ Policy COD 1.6 Continue to use water, water resources, and sewer development 

fees to ensure that new growth pays for itself without adversely 
impacting existing customers.  

 
Response:  The proposed Internalized Community and Vehicle Storage facility will pay 

its own development fees, including any applicable impact fees, and does 
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not rely or anticipate any public expenditures. This development will also 
pay for the extension of any needed infrastructure. 

 
 
Goal COD 2: Promote development timing guided by the adequacy of existing and/or 

expandable infrastructure, services, and facilities. 
 
▪ Policy COD 2.1  Plan and promote the orderly building of infrastructure, such as 

water, sewer, drainage, streets, and transit shelters.  
 
▪ Policy COD 2.2 Ensure proposed development commits to construction of primary 

water, wastewater, and circulation systems, as necessary, before 
approval.  

 
▪ Policy COD 2.3 Secure land for public facilities, such as water treatment plants, 

reservoirs, rights-of-way, parks and open spaces, libraries, 
community centers, police, and fire.  

 
▪ Policy COD 2.4 Promote private-sector participation in the development of needed 

public facilities and amenities through required fees, dedication of 
land, and construction of facilities. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility will 

utilize existing infrastructure, extended where necessary at its own 
expense. Where necessary, dedications of rights-of-way and/or easements 
will occur. 

 
 
Goal COD 3: Coordinate infrastructure investment and land use decisions with long-term 

municipal economic sustainability. 
 
▪ Policy COD 3.2 Use fiscal impact modeling to aid preparation of departmental 

operating plans, capital facilities development plans, and asset 
management programs.  

 
▪ Policy COD 3.3 Conduct comprehensive analyses of long-term infrastructure 

replacement requirements and costs through Capital Improvement 
Planning.  

 
▪ Policy COD 3.4 Develop and analyze alternative fiscal impact scenarios involving 

growth policies, service levels, funding methods, and cost and rate 
structures. 

 
Response:  The proposed Internalized Community and Vehicle Storage facility will 

provide a much-needed service to this area of Scottsdale, with no public 
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expenditures, little-to-no impact on existing infrastructure, is sustainable 
and has no negative impact on area uses. 

 
 
Economic Vitality element: 
 
Goal EV 2: Provide diverse economic activities, employment opportunities, and 

educational pursuits to enhance the socioeconomic prosperity of all 
community members. 

 
▪ Policy EV 2.1 Target specific economic sectors for expansion or relocation in 

Scottsdale that will enhance the quality of life of the community, 
provide the greatest positive impact, and deliver the fewest negative 
impacts. 

 
▪ Policy EV 2.2  Strengthen community partnerships with institutions to grow and 

support high-value startup businesses, research, and other 
entrepreneurial opportunities.  

 
▪ Policy EV 2.3 Enhance accessible and effective education and job training 

opportunities.  
 
▪ Policy EV 2.4  Attract and retain a mix of businesses and industries that can provide 

jobs for residents of all skill and education levels. 
 
Response:  The proposed Internalized Community and Vehicle Storage facility is a 

complimentary use to the adjacent and nearby commercial uses, and will 
be utilized by those and area commercial uses. Residential uses further 
away may also utilize this proposed use. The proposed rezoning and CUP 
utilize community engagement as required by the City of Scottsdale. 

 
 
Goal EV 3: Sensitively manage land uses to provide and enhance economic 

development, fiscal health and job growth, while simultaneously protecting 
the integrity and lifestyle of neighborhoods. 

 
▪ Policy EV 3.4  Focus major employment and commercial uses in Growth Areas.  
 
▪ Policy EV 3.6  Enhance and protect the Scottsdale Airport as a global connection 

for tourism and business development.  
 
▪ Policy EV 3.7  Identify and promote opportunities for infill development, and ensure 

that infill development projects sensitively integrate into the 
environmental and neighborhood setting.  
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▪ Policy EV 3.8  Promote orderly, planned growth to reduce service costs, maximize 
use of existing and proposed public facilities, and enhance available 
revenues.  

 
▪ Policy EV 3.9 Maintain and expand when appropriate for the city’s fiscal health, 

resorts/tourism, employment, and commercial land uses to provide 
revenue, jobs, and contribute to the socioeconomic prosperity of our 
residents. 

 
Response:  The project site for this development is an infill location within the Greater 

Airport Growth Area, and adds to the vibrant mix of uses and services within 
this area. As a non-residential use, the proposed Internalized Community 
and Vehicular Storage facility supports, protects and enhances the 
Scottsdale Airport. 
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Greater Airpark Character Area Plan & Future Land Use Map 
 
The [City of Scottsdale] Greater Airpark Character Area Plan, as initially adopted on April 
26, 2010, and most-recently amended on November 10, 2020, designates the project site 
and surrounding area as “Airpark Mixed Use” (“AMU”), which is described as allowing a 
“variety of non‐residential uses, including a combination of business, office, employment, 
retail, institutional, and hotel uses.” The proposed development, as an Internalized 
Community and Vehicle Storage facility, the proposed C-3 (Highway Commercial) zoning 
(which is the predominant zoning of the area) – and the related Conditional Use Permit – 
are all consistent with this land use designation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Goals and Policies of the Greater Airpark Character Area Plan: 
 
The proposed Internalized Community and Vehicle Storage facility conforms with a 
number of the Goals and Policies of the Greater Airpark Character Area Plan. Those 
most-applicable to the proposed development from the Land Use and Aviation sections 
of the Plan include the following: 
 
Land Use: 
 
Goal LU 1: Maintain and expand the Greater Airpark’s role as a national and 

international economic destination through appropriate land uses, 
development, and revitalization. 

 
▪ Policy LU 1.1: Maintain and expand the diversity of land uses in the Greater Airpark. 
 
▪ Policy LU 1.2: Support a mix of uses within the Greater Airpark that promote a 

sense of community and economic efficiency, such as clustering 

 
 
 
 

Project 
Site 
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similar/supportive uses and incorporating residential intended for the 
area’s workforce, where appropriate  

 
▪ Policy LU 1.3: Promote development intensities supportive of existing and future 

market needs. 
 
▪ Policy LU 1.4: Encourage the redevelopment of underutilized land to more 

productive uses. 
 
▪ Policy LU 1.6: Encourage the assemblage of small, inefficient parcels and the 

replacement of obsolete structures in the Greater Airpark utilizing 
strategies including, but not limited to, development flexibility and 
expedited processing of proposals. 

 
Response: The proposed use, as an Internalized Community and Vehicle Storage 

facility, adds to the diversity of uses in the Greater Airpark area and is a use 
that is very compatible with the airport and its operations. Further, the 
project site for the proposed development is a vacant/undeveloped infill 
location, that due to its many constraints is not suitable for most 
developments.  

 
 
Goal LU 3: Sensitively transition land use, scale, and intensity at the Greater Airpark 

boundary in areas adjacent to lower-scale residential neighborhoods. 
 
▪ Policy LU 3.1: The scale of existing residential development should be 

acknowledged and respected through a sensitive edge buffer, which 
may include transitional development standards, landscape buffers, 
and sensitive architectural design solutions. 

 
Response: Although not adjacent to residential uses, the proposed development has 

been designed to offer a transition from the mix of existing commercial uses 
and intensities (up to three-stories in height) to the shared use path/trail and 
CAP canal immediately to the north and developed open space further to 
the north. 

 
 
Goal LU 4: Utilize development types to guide the physical and built form of the Greater 

Airpark (See Development Types Map, page 17). 
 

The Greater Airport Character Area Plan notes a number of development 
types as indicated in the table below: The proposed use is considered to be 
Development Type ‘C’ which is characterized by buildings that are medium 
to higher in scale, medium to higher in building intensity, and of a varied 
building mass. The area immediately adjacent to the project site, particularly 
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to the north where there is the CAP canal/shared use path/trail and 
developed open space, is considered to be Development Type ‘A’ which is 
characterized by buildings that are lower in scale, lower to medium in mass 
and lower in building intensity.  
 
The area to the north is considered to be undevelopable due to the existing 
CAP canal. Nonetheless, due to the shared use path/trail being located 
within a portion of the northeast corner of the project site, the shared use 
path/trail area will be maintained through this area. 
 
Below is a copy of the Development Type chart from the Plan: 

 

 
 
▪ Policy LU 4.1: Encourage medium-scale Type A development in areas appropriate 

for transitions from Types B and C development to lower-scale areas 
in and adjacent to the Greater Airpark Character Area. 

 
▪ Policy LU 4.4: Support transitions in scale between development types. 
 
▪ Policy LU 4.6: Transitions between development types should incorporate a 

blending in context of each development type and integrate the 
characteristics between them through appropriate site and building 
design. 

 
▪ Policy LU 4.7: Encourage greater visual variety between employment/commercial 

land uses and residential neighborhoods and avoid continuous 
building shapes and mass adjacent to residential neighborhoods. 

 
Response: As noted above, both the project site is Development Type ‘C’ while the 

area to the north is Development Type ‘A.’ The area to the north is 
undevelopable due to it being the CAP canal.  

 
  In addition, for the existing uses to the south (all commercial), the proposed 

development has been designed to be in scale with these adjacent uses  
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Goal LU 5: Encourage Greater Airpark development flexibility. 
 
▪ Policy LU 5.1: Update and provide greater flexibility in development regulations to 

achieve the goals of the Greater Airpark Character Area Plan and 
encourage revitalization in the area. 

 
Response: The Scottsdale Zoning Ordinance, as it exists today, works well for the 

proposed development at the project site. 
 
 
▪ Policy LU 5.2: Greater Airpark public amenities and benefits should be provided by 

the private sector when development bonuses, such as increased 
floor area, greater intensity, greater height, development standard 
flexibility, and/or street abandonment are considered. Potential 
public amenities and benefits may include, but are not limited to: 
○ Linkages to planned or existing trails and/or paths; 
○ Transit and/or other mobility enhancements, including bicycle 

and pedestrian amenities; 
○ Green building standards, such as LEED certification; 
○ Net-zero/significant energy efficiency and/or on-site alternative 

energy generation for multiple properties; and/or 
○ Area stormwater infrastructure. 

 
Response: The proposed development looks to achieve the selected policies noted 

above by maintaining and enhancing the existing shared use path/trail along 
the north-side of the project site. In addition, the proposed development will 
achieve “net-zero” emissions and is being designed with green building 
standards where possible. 

 
 
▪ Policy LU 5.5: Promote flexibility of land uses when it can be demonstrated that new 

land uses are viable in serving a regional market, such as corporate 
headquarters, tourism, and educational campuses. 

 
Response: The proposed Internalized Community and Vehicle Storage facility will 

serve the offsite storage needs for area businesses, educational uses, 
residents, etc. 

 
 
Goal LU 6: Promote the Greater Airpark as a mixed-use economic and aviation-based 

employment center that is complementary to Downtown Scottsdale, the 
city’s premier cultural, civic, and residential mixed-use core. 

 
▪ Policy LU 6.1: Prioritize employment uses over residential uses in the Greater 

Airpark. 
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Response: The proposed Internalized Community and Vehicle Storage facility is non-
residential in nature. While not expected to generate significant employment 
after construction (which will employ up to 100 persons, with after-
construction employment of approximately 8-12 full- and part-time 
employees), it will provide a much-needed service in this area. 

 
 
▪ Policy LU 6.3: Retail and service uses in Airpark Mixed Use and Regional Tourism 

Land Use Areas should serve local, as well as regional, markets. 
 
Response: As noted previously, the proposed Internalized Community and 

Vehicle Storage facility will serve the local, area and regional offsite 
storage needs. 

 
 
▪ Policy LU 6.4: Enforce and modify development standards and building codes to 

enhance compatibility of residential uses with aviation and 
employment, and buffer existing industrial and aviation uses from 
new and existing residential development. Examples include, but are 
not limited to: 
○ Sound attenuation measures in the building code; 
○ Maximum heights in certain areas; 
○ Required notification of Airport proximity; 
○ Noise disclosures and avigation easements for properties within 

the Greater Airpark; 
○ Compliance with lighting standards set forth by the Federal 

Aviation Administration (FAA) and in the Scottsdale Design 
Standards and Policies Manual; and 

○ Discouragement of residential development in certain areas (see 
Land Use Plan, pg 10 and Policy NH 3.2, pg 25). 

 
Response: The proposed Internalized Community and Vehicle Storage facility 

will have a maximum height of three stories so as to “match” the 
heights of commercial uses that are immediately adjacent to the 
project site. In addition, as part of the due diligence process for this 
development, the proposed use has been reviewed by both the 
Scottsdale Airport and the Federal Aviation Administration (“FAA”) 
and has been deemed as having no impact. 

 
 
▪ Policy LU 6.5: In accordance with the Airport’s Part 150 Noise Compatibility Study, 

require avigation easements and fair disclosure statements for all 
new and redevelopment projects in the Greater Airpark. 

 
Response: If necessary, a disclosure can be provided for tenants. 
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Goal LU 7: Develop an interconnected network of Signature Corridors (See Land Use 

Plan Map, pg 11) to support the Greater Airpark as a place for meeting, 
creating, shopping, learning, as well as working. 

 
▪ Policy LU 7.2: Promote a greater mix of uses along identified Signature Corridors, 

which complement and are compatible with each respective land use 
designation. 

 
Response: The addition of the proposed Internalized Community and Vehicle Storage 

facility will add a complementary and compatible new use to the mix of uses 
on this area.  

 
 
▪ Policy LU 7.3: Encourage and incentivize revitalization along Signature Corridors, 

particularly south of the Central Arizona Project Aqueduct. 
 
Response: The project site, which is an infill location, is located to the south of the CAP 

canal. 
 
As noted above, both the project site and surrounding commercial uses are 
 
 
Goal LU 8: Create an interconnected network of meaningful open spaces within the 

Greater Airpark. 
 
▪ Policy LU 8.5: Link the Greater Airpark to existing and planned citywide and 

regional open spaces, trails, and path systems. 
 
Response: The project site is adjacent to the existing shared use path/trail system that 

runs along the CAP canal. Access to this shared use path/trail system, from 
the project site, will be maintained and enhanced. 

 
 
Aviation: 
 
 
Goal A3: Maintain and enhance aviation uses in the Aviation Future Land Use Area. 
 
▪ Policy A 3.1: Encourage aviation-supporting businesses to locate within the 

Aviation Future Land Use Area and along taxilanes. 
 
▪ Policy A 3.3: Discourage non-aviation uses in the Aviation Future Land Use Area. 
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Response: As noted above, the proposed use of an Internalized Community and 
Vehicle Storage Facility is non-residential in nature and will be utilized by 
area businesses and residents, including those who operate within the 
Scottsdale Airport. 
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Conditional Use Permit: 
 
As a companion to the requested rezoning (to C-3/Highway Commercial), a Conditional 
Use Permit is also needed to allow for Vehicle Storage, when not adjacent to a residential 
zoning district.  
 
The Conditional Use Permit application case number is 16-UP-2021. 
 
 
Conditional Use Permit findings: 
 
Pursuant to Section 1.401 of the City of Scottsdale Zoning Ordinance, a Conditional Use 
Permit may only be granted upon the following findings: 
 
A. That the granting of such conditional use permit will not be materially detrimental to 

the public health, safety or welfare. In reaching this conclusion, the Planning 
Commission and the City Council's consideration shall include, but not be limited to, 
the following factors:  

 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination.  
 

Response: The proposed Internalized Community and Vehicle Storage facility 
does not generate noise, smoke, odor, dust, vibration or illumination. 

 
2. Impact on surrounding areas resulting from an unusual volume or character of 

traffic.  
 

Response: There is not an unusual volume or character of traffic for the 
proposed Internalized Community and Vehicle Storage facility, as it 
generates very low traffic, as evidenced by the TIMA included with 
this submittal. 

 
 

B. The characteristics of the proposed conditional use are reasonably compatible with 
the types of uses permitted in the surrounding areas.  
 
Response: The area is characterized as commercial to the south and west 

(convenience store with fuel pumps, Sun Devil Auto, Van’s Golf 
Shop, Dunn-Edwards Paint and other uses – all zoned C-3, with 
limited areas of C-4), the existing Hayden-Rhodes/Central Arizona 
Project canal to the north (zoned O-S), and the Loop 101 Pima 
Freeway to the east (not-zoned / C-2). 
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Great care has been taken to design a site and building that both 
enhances the built environment of the area, provides a much-needed 
service in the area and utilizes existing offsite buildings and 
structures to essentially “hide”. As you drive into the project site along 
the main driveway (Hayden Road extended), no buildings are 
immediately visible; they are to the left and right, somewhat “hidden” 
behind the various existing commercial uses that vary in height up to 
3 stories. 

 
 

C. The additional conditions specified in Section 1.403, as applicable, have been 
satisfied.  

 
Response: There are no specified additional conditions that apply to the 

proposed Internalized Community Storage, or to Vehicle Storage, as 
noted under Section 1.403 of the City of Scottsdale Zoning 
Ordinance. 
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Exhibit ‘A’ 
 
 
 

Shared Access Easement Agreement 
 


































































































