
 

Action Taken ___________________________________________________________ 

 Meeting Date:   November 12, 2024 General Plan Element: Land Use  General Plan Goal:  Create a sense of community through land uses 
 
ACTION 

Aria at Silverstone 
15-ZN-2005#4 

Request to consider the following: 
1. Adopt Ordinance No. 4650 for  a zoning district map amendment from Planned Community 

District with P-C comparable Commercial Office District (P-C C-O) to Planned Community District 
with P-C comparable Multiple-family Residential District (P-C R-5), including an amendment to the 
Silverstone development plan and amendment to the Silverstone Land Use Budget to allow R-5 
zoning on this site and increase the overall number of residential units in the Silverstone PCD 
from 976 units to 1,076 units, for a new 100-unit townhome community on a +/- 16.3-acre site 
located at 22602 N. 74th Street. 

2. Adopt Resolution No. 13248 to declare “Aria at Silverstone Development Plan” as a public record. 

Goal/Purpose of Request 
The applicant’s request is to change the zoning on the site to allow for a new attached single-family 
residential project, consisting of 100 fee-title lots with private street tracts.  

Key Items for Consideration  
 P-C District Findings 
 Property has been vacant for over 20 years (previously occupied by Rawhide Theme Park) 
 Pedestrian connectivity to surrounding development 
 Attached single-family product 
 Infrastructure to be upgraded by developer as needed to accommodate the proposed residential 

density.   
 Public comment received.   
 Planning Commission heard this case on October 9, 2024 and recommended approval with a 7-0 

vote. 
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OWNER 

Silverstone Development, Inc 
(480) 385-2727 

APPLICANT CONTACT 

John Berry 
Berry Riddell LLC 
(480) 385-2753 

LOCATION 

22602 N 74th St 

BACKGROUND 

General Plan 
The site is part of the +/- 160-acre Silverstone PCD (15-ZN-2005), which is designated as Mixed-Use 
Neighborhoods by the General Plan 2035 and includes residential of varying density, residential 
healthcare, and mixed-use commercial.  Development with this designation should place a focus on 
human-scale development and be located in areas with access to multiple modes of transportation.  
These areas accommodate higher-density housing combined with complementary office or retail 
uses.     

Zoning 
The site was annexed into the city in 1982 (Ord. No. 1446) and was assigned Western Theme Park 
(W-P) zoning to accommodate the Rawhide Theme Park, which had occupied the site since the 
1970s.  Subsequently, Rawhide relocated and left the site open for redevelopment.  A private 
developer purchased the +/- 160-acre property and received approval in 2006 for the Silverstone 
PCD (15-ZN-2005).  Included as part of the development plan of the original zoning case was a Land 
Use Budget which outlined the proposed land use allocation, including acreages, square footage of 
commercial floor area, and number of dwelling units.  The Land Use Budget was included as part of 
the stipulations of approval for the zoning case.  The original allowed number of dwelling units for 
the entire PCD was limited to 976 units, to go along with 305,000 square feet of commercial floor 
area.  As part of this request, the applicant seeks to amend the Land Use Budget to reduce the 
square footage of commercial to 140,000 square feet, and the number of allowed units to 1,076.   

Context 
Located at the northeast corner of N. Scottsdale Road and E. Williams Road, the site is situated in an 
area with a diverse mix of uses and development intensity, including high-density residential, 
residential healthcare, office and light industrial uses.    
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Adjacent Uses and Zoning 
 North: Multi-family Residential, zoned R-5 PCD 
 South: Vehicle Repair, Utility Service Yard (Cox Communications), and a Post Office, all zoned C-3  
 East: Residential Healthcare Facility, zoned R-5 PCD 
 West: Municipal boundary (City of Phoenix) 

Other Related Policies, References: 
 Scottsdale General Plan 2035 
 Zoning Ordinance 
 15-ZN-2005:  Approved the 160-acre Silverstone PCD 
 15-ZN-2005#2:  Approved a revision to a stipulation related to project timing 
 15-ZN-2005#3:  Approved additional revision to a stipulation related to infrastructure timing 

APPLICANT’S PROPOSAL 

Development Information 
Proposed is a 100-unit, attached single-family residential community.  The site plan includes a central 
amenity area, private street tracts (designed to city standards), a dog park and other associated site 
improvements.  Vehicular access to the site is proposed off E. Williams Drive.  The original 
development plan for the site did not include vehicular access to E. Williams Drive, as evidenced by 
the existing 1-foot Non-Vehicular Access Easement along the entire frontage.  At the time, vehicular 
access was anticipated to be provided from N. 74th Street.     

 Existing Use:  Vacant (previously occupied by Rawhide Theme Park) 
 Proposed Use: Single-family Residential (attached) 
 Parcel Size:  +/- 16 acres 
 Building Height Allowed:  24-36 feet (per Building Height plan approved with case 15-ZN-

2005)  
 Building Height Proposed:   32 feet (inclusive of rooftop appurtenances) 
 Open Space Required: 129,373 square feet (2.9 acres) 
 Open Space Provided: 196,020 square feet (4.5 acres) 
 Density Allowed: 23 du/ac 
 Density Proposed: 6.1 du/ac 

IMPACT ANALYSIS 

Land Use 
The subject site is the last remaining undeveloped site in the Silverstone PCD, and was originally 
approved for employment related uses, primarily office.  Presently, the commercial uses in the 
Silverstone PCD consist of a 75,000 square foot mixed-use commercial center, a public library 
(stipulated with case 15-ZN-2005), and a residential healthcare facility; approximately 50 of the +/- 
160 acres.  If this request is approved, there will be a total of 794 residential units.  Though 
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elimination of the office component results in a use mix that leans in favor of residential, there is still 
a reasonable mix of uses to meet the intent of the P-C District; which is to create a community setting 
and to achieve land development patterns that maintain and enhance the physical, social and 
economic values of an area.       

PCD Findings 
Per Section 5.2104 of the Zoning Ordinance, before any approval or modified approval of an 
application for a proposed P-C District, the Planning Commission and City Council must find: 

A. That the development proposed is in substantial harmony with the General Plan and can be 
coordinated with existing and planned development of surrounding areas.   
 General Plan 2035 (Character & Design Element, Goal LU 3) encourages development that 

maintains a balance of land uses to support a high quality of life.  The Silverstone PCD includes 
a mixed-use commercial center and public library, conveniently located within half a mile of 
the subject site.  Additionally, Character & Design Policy LU1.3 seeks to promote development 
patterns that integrate with and reinforce the character of an area.  The proposed 
development includes multiple pedestrian connections to surrounding streets, including N. 
74th Street, that provide convenient access to surrounding development, including adjacent 
commercial uses.  The site plan also includes a 10-foot-wide multi-use path and 8-foot-wide 
decomposed granite trail along the N. Scottsdale Road frontage, within a 100-foot Scenic 
Corridor, which will complete the pedestrian improvements between E. Pinnacle Peak Road to 
the north and E. Williams Drive to the south.   

 
B. The streets and thoroughfares proposed are suitable and adequate to serve the proposed uses 

and the anticipated traffic which will be generated thereby. 

 A Traffic Impact & Mitigation Analysis was provided as part of the application materials and 
has been accepted by the Transportation Division.  All streets serving the proposed 
development are existing and internal private streets will be designed to city standards. An 
additional vehicular connection to N. 74th Street at the northeast corner of the project site has 
been suggested by the Transportation Dept. 

 
C. The Planning Commission and City Council shall further find that the facts submitted with the 

application presented at the hearing establish beyond reasonable doubt that: 

1. In the case of proposed residential development, that such development will constitute 
a residential environment of sustained desirability and stability; that it will be in 
harmony with the character of the surrounding area; and that the sites proposed for 
public facilities, such as schools, playgrounds, and parks are adequate to serve the 
anticipated population.   

 The proposed residential subdivision is near a mixed-use commercial center that 
includes a grocery store and a public library.  Additionally, multiple pedestrian 
connections from the proposed subdivision to surrounding streets and residential 
communities contribute to creating a sense of place for residents, providing a 
residential environment of sustained desirability and stability.  The proposed 
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residential density of 6.1 du/ac is less than the density of other residential 
communities within the Silverstone PCD, demonstrating that the proposed 
development is in harmony with the character of the surrounding area.       

2. In the case of proposed industrial or research uses, that such development will be 
appropriate in area, location and overall planning to the purpose intended; and that the 
design and development standards are such that an industrial environment of sustained 
desirability and stability will be created.   

 No industrial or research uses are proposed as part of this application.     

3. In the case of proposed commercial, institutional, recreational and other non-residential 
uses, that such development will be appropriate in area, location and overall planning to 
the purpose intended; and that such development will be in harmony with the character 
of the surrounding area.    

No commercial, industrial, recreational, or other non-residential uses are proposed as part 
of this application.       

 

Transportation/Trails  
A Traffic Impact & Mitigation Analysis (TIMA) was provided as part of the application materials and 
has been accepted by the Transportation Division.  Per the TIMA, the proposed development is 
anticipated to generate 712 weekday trips, with 46 trips occurring during AM peak hours and 56 trips 
occurring during PM peak hours.  Additionally, the proposed development is anticipated to generate 
1,082 (605) fewer weekday trips, with 212 (82%) fewer AM peak hour trips and 196 (78%) fewer PM 
peak hour trips than the previously approved commercial development.  In general, surrounding 
streets are anticipated to maintain acceptable traffic operations.  The proposed site plan includes 
completion of the 10-foot-wide multi-use path and 8-foot-wide decomposed granite trail along the N. 
Scottsdale Road frontage.   

Transportation staff requested an additional vehicular connection to N. 74th Street to provide a more 
direct connection to surrounding development.  Per the applicant, community outreach determined 
that such a connection was not necessary or desired.       

Water/Sewer 
The applicant provided Basis of Design reports for water and sewer, which have been accepted by the 
Water Resources Division.  The City of Scottsdale is an Arizona Department of Water Resources 
designated provider with a 100 years Assured Water Supply and will supply water in accordance with 
City codes, ordinances, and the City’s Drought Management Plan. All infrastructure upgrades 
necessary to serve this project will be completed by the applicant.   
 
Public Safety  
The nearest fire station is within two miles of the site at 20355 N. Pima Road (DC Ranch) and the 
subject site is served by Police District 2, Beat 19.  As with any project that contributes to growth, the 
fire department and police department continually anticipate and evaluate resource needs for the 
city’s budget process. 
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Open Space 
The proposal includes 4.5 acres of community and frontage open space, exceeding the minimum 
requirement of 2.9 acres.  Internal open space includes a central amenity area w/ pool, a dog park 
and a 100-foot wide Scenic Corridor along the N. Scottsdale Road frontage.  Additionally, 35-foot-
wide landscape buffer (average 50 feet wide) is provided along the E. Williams Drive frontage.    

School District Comments/Review 
The Paradise Valley Unified School District has been notified of the application to serve the proposed 
residential density.   

Housing Cost 
Approval of the zoning district map amendment and development plan proposed by the applicant 
enables the construction of more housing.  In conjunction with state law, staff has considered the 
scope of the zoning district map amendment and development plan, as well as aspects which would 
affect the cost of construction. Staff has not identified any factors that would substantially impact the 
cost to construct housing for sale or rent.  
 
Community Involvement 
The City of Scottsdale promotes public participation in the development of the built environment and 
utilizes multiple public outreach methods. The applicant has complied with the city’s suggested best 
practices for public outreach by providing written notification to property owners within 1,250 feet of 
the subject site.  Additionally, the applicant’s outreach approach included communicating with 
neighboring property owners, businesses, and community members by telephone and one-on-one 
meetings.  An Open House was held on 4/3/2024 from 5:00 PM to 6:00 PM at the Home 2 Suites 
Hotel, located at 20001 N. Scottsdale Road.  Per the applicant’s report, there were 10 attendees all of 
whom were supportive of the project, particularly the location of vehicular access on E. Williams 
Drive rather than on N. 74th Street.   
   

Significant Updates to Development Proposal Since Initial Submittal 
 Overall number of units reduced from 115 to 100. 
 A pedestrian connection was added to N. 74th Street at the northeast corner of the 

subdivision. 
 The landscape buffer along E. Williams Drive was increased from 30 feet in width to 35 feet in 

width, with an average width of 50 feet. 

OTHER BOARDS AND COMMISSIONS 

Planning Commission:  
Planning Commission considered this case as a Regular Agenda item on October 9, 2024.  Aside from 
a few general comments from the Commission, there was no discussion and a recommendation of 
approval passed with a vote of 7-0.   
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Staff’s Recommendation to Planning Commission 
Staff recommended that the Planning Commission find that the PCD Findings have been met, 
determine that the proposed zoning district map amendment is consistent with and conforms to the 
adopted General Plan, and make a recommendation to City Council for approval of a zoning district 
map amendment from Planned Community District with P-C comparable Commercial Office District 
(P-C C-O) to Planned Community District with P-C comparable Multiple-family Residential District (P-C 
R-5), including an amendment to the Silverstone development plan and amendment to the 
Silverstone Land Use Budget to increase the overall number of residential units in the Silverstone PCD 
from 976 units to 1,076 units, for a new 100-unit townhome community on a +/- 16.3-acre site 
located at 22602 N. 74th Street, per the attached stipulations. 

STAFF RECOMMENDATION 

Recommended Approach:  
1. Adopt Ordinance No. 4650 for  a zoning district map amendment from Planned Community 

District with P-C comparable Commercial Office District (P-C C-O) to Planned Community District 
with P-C comparable Multiple-family Residential District (P-C R-5), including an amendment to 
the Silverstone development plan and amendment to the Silverstone Land Use Budget to allow 
R-5 zoning on this site and increase the overall number of residential units in the Silverstone 
PCD from 976 units to 1,076 units, for a new 100-unit townhome community on a +/- 16.3-acre 
site located at 22602 N. 74th Street. 

2. Adopt Resolution No. 13248 to declare “Aria at Silverstone Development Plan” as a public record. 

RESPONSIBLE DEPARTMENT 

Planning and Development Services 
Current Planning Services 

STAFF CONTACT 

Greg Bloemberg 
Principal Planner 
480-312-4306 
E-mail: gbloemberg@ScottsdaleAZ.gov 
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APPROVED BY

10/17/2024
Greg Bloemberg, Report Author Date

10/24/2024
Tim Curtis, AICP, Current Planning Director
Planning Commission Liaison
Phone: 480-312-4210          Email: tcurtis@scottsdaleaz.gov

Date

10/25/2024
Erin Perreault, AICP, Executive Director
Planning and Development Services
Phone: 480-312-7093         Email: eperreault@scottsdaleaz.gov

Date

ATTACHMENTS 

1. Context Aerial
1A.   Aerial Close-Up
2. Ordinance No. 4650

Exhibit 1: Zoning Map
Exhibit 2: Stipulations 

3. Resolution No. 13248
Exhibit 1:  Aria at Silverstone Development Plan

4. Additional Information
5. General Plan Land Use Map
6. Existing Zoning Map
7. Traffic Impact Summary
8. Community Involvement
9. Correspondence
10. City Notification Map
11. October 9, 2024 Planning Commission Meeting Minutes
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Additional Information for: 
Aria at Silverstone 

Case: 15-ZN-2005#4 

PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT CONTINGENCIES Each element of this zoning case, including density/intensity, 

lot/unit placement, access and other development contingencies, may be changed as more 
information becomes available to address public health, safety and welfare issues related to 
drainage, open space, infrastructure and other requirements. 

2. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's attention 
to: 

a. Pedestrian connectivity, 
b. wall design, 
c. the type, height, design, and intensity of proposed lighting on the site, to ensure that it is 

compatible with the adjacent use, 
d. scenic corridors and landscape buffers, 
e. improvement plans for common open space, common buildings and/or walls, and amenities 

such as ramadas, landscape buffers on public and/or private property (back-of-curb to right-
of-way or access easement line included). 

f. signage, and 
g. Master Environmental Design Concept Plans 

3. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be responsible for 
all improvements associated with the development or phase of the development and/or required 
for access or service to the development or phase of the development.  Improvements shall include, 
but not be limited to washes, storm drains, drainage structures, water systems, sanitary sewer 
systems, curbs and gutters, paving, sidewalks, streetlights, street signs, and landscaping.  The 
granting of zoning/use permit does not and shall not commit the city to provide any of these 
improvements. 

4. EASEMENTS DEDICATED BY PLAT.  The owner shall dedicate to the city on the final plat, all 
easements necessary to serve the site, in conformance with the Scottsdale Revised Code and the 
Design Standards and Policies Manual.  

5. EASEMENTS CONVEYED BY SEPARATE INSTRUMENT.  Prior to issuance of any building permit for the 
development project, each easement conveyed to the city separate from a final plat shall be 
conveyed by an instrument or map of dedication subject to city staff approval, and accompanied by 
a title policy in favor of the City, in conformance with the Design Standards and Policies Manual. 

6. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-lieu of 
those fees that are applicable at the time building permits are granted.  Fees shall include, but not 
be limited to the water development fee, water resources development fee, water recharge fee, 
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sewer development fee or development tax, water replenishment district charge, pump tax, or any 
other water, sewer, or effluent fee. 
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To:  Chuck Chisholm
K. Hovnanian Homes

From: Shelly Sorenson, PE, PTOE

Job Number:  24.5616

RE:  Aria at Silverstone
Transportation Impact & Mitigation Analysis 
– Category I

Date:      July 10, 2024
     

INTRODUCTION
Lōkahi, LLC (Lōkahi) has prepared a 
Transportation Impact & Mitigation 
Analysis – Category I for the proposed Aria 
at Silverstone, located on the northeast 
corner of Scottsdale Road and Williams 
Drive in Scottsdale, Arizona. See Figure 1
for the vicinity map.

The proposed site will be comprised of 100
2-story single family residential dwelling 
units. See Attachment A and Figure 2 for 
the site plan.

The objective of this Transportation 
Impact & Mitigation Analysis Category I is 
to analyze the proposed development’s
traffic related impacts to the adjacent 
roadway network.

Figure 1 - Vicinity Map

07/10/24

ATTACHMENT #7
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K. Hovnanian Homes 
Aria at Silverstone 

EXISTING CONDITIONS  
The approximate 588,922 square foot site consists of one (1) existing parcel, APN 212-03-596. 
APN 212-03-596 is currently vacant undeveloped land and is zoned for Commercial Office (C-O 
PCD) uses. See Attachment B for Maricopa County Assessor’s parcel information. 
 
The proposed development is bordered by Scottsdale Road to the west and Williams Drive to 
the south. An apartment complex borders the proposed development to the north, and 74th 
Street borders the proposed development to the east. 
 
Scottsdale Road is a north-south roadway that provides two (2) through lanes in each direction 
of travel, with a center wo-way left-turn lane (TWLTL). The City of Scottsdale classifies 
Scottsdale Road north of Thompson Peak Parkway as a major arterial, according to the City of 
Scottsdale Transportation Master Plan, dated July 5, 2016. The City of Scottsdale’s 2022 Average 
Daily Segment Traffic (ADT) Volumes map reports an ADT of 25,200 vehicles per day (vpd) and 
33,400 vpd along Scottsdale Road, north and south of Williams Drive, respectively. There is a 
posted speed limit of 50 miles per hour (mph). 
 
Williams Drive is an east-west roadway that provides one (1) through lane in each direction of 
travel with a center TWLT). There is a posted speed limit of 30 mph. The City of Scottsdale 
classifies Williams Drive as a minor collector, according to the City of Scottsdale Transportation 
Master Plan, dated July 5, 2016. As reported in the City of Scottsdale’s 2022 Traffic Volume & 
Collision Report, dated September 2023, there is an ADT of 3,200 vpd along Williams Drive 
between Scottsdale Road and Miller Road.  
 
74th Street is a north-south roadway that provides one (1) through lane in each direction of 
travel. There is a posted speed limit of 25 mph. 
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K. Hovnanian Homes
Aria at Silverstone

COLLISION RATES
The City of Scottsdale’s 2022 Traffic Volume & Collision Report provides collision rate and traffic 
volume information on major roadway segments and at major intersections within the City. 
Segment collisions are collisions that occur on a major street more than 100 feet from the major
intersections that define the segment, including at minor intersections within the segment. 
Intersection collisions are collisions that occur at or within 100 feet of a major intersection. The 
collision rate and city-wide ranking for study roadway segments and intersections are shown in 
Table 1 and Table 2, respectively.

Table 1 – Collision Rates - Study Roadway Segment(s)

Table 2 – Collision Rates – Study Intersection(s)

PROPOSED DEVELOPMENT
The proposed development will 
consist of 100 2-story single family 
residential dwelling units. See Figure 
2 for the proposed site plan.

Access to the proposed 
development will be along Williams 
Drive, approximately 670 feet east of 
Scottsdale Road and will align with 
the existing shared driveway of the 
Auto Repair shop and Cox Dispatch 
Center. This will serve as the primary 
access point and will provide all 
movements into and out of the proposed development. Additionally, there is a proposed 
emergency access only along Williams Drive, approximately 200 feet west of 74th Street. 

Figure 2 - Site Plan
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K. Hovnanian Homes 
Aria at Silverstone 

TRIP GENERATION 
The trip generation for the proposed Aria at Silverstone was calculated utilizing the Institute of 
Transportation Engineers (ITE) publication entitled Trip Generation, 11th Edition. The ITE trip 
generation rates and fitted curve equations are based on studies that measure trip generation 
characteristics for various types of land uses. The rates are expressed in terms of trips per unit 
of land use type. This publication is the standard for the transportation engineering profession. 
 
Previously Approved Development (Phase 5) 
Phase 5 of the previously approved site (case 15-ZN-2005) consisted of approximately 165,000 
square feet of office space. 
 
The trip generation for the previously approved development was calculated utilizing ITE Land 
Use 710 – General Office Building. Trip generation calculations are shown in Table 3. See for 
Attachment C detailed trip generation calculations. 
 

Table 3 – Trip Generation (Previously Approved Development – Phase 5) 
 

 
 
The previously approved development generates 1,794 weekday daily trips, with 258 trips 
occurring during the AM peak hour and 252 trips during the PM peak hour. 
 
Proposed Development 
The trip generation for the proposed development was calculated utilizing ITE Land Use 215 – 
Single-Family Attached Housing. Trip generation calculations are shown in Table 4. See 
Attachment C for detailed trip generation calculations. 
 

Table 4 – Trip Generation (Proposed Development) 
 

 
 
The proposed development is anticipated to generate 712 weekday daily trips, with 46 trips 
occurring during the AM peak hour and 56 trips occurring during the PM peak hour. 
 
  

Weekday
Total Total In Out Total In Out

710 165.0
1000 SF 

GFA
1,794 258 227 31 252 43 209

Land Use ITE 
Code

Qty Unit
AM Peak Hour PM Peak Hour

General Office Building

Weekday
Total Total In Out Total In Out

215 100
Dwelling 

Units
712 46 12 34 56 33 23

712 46 12 34 56 33 23

AM Peak Hour PM Peak Hour

Single-Family Attached Housing

Total

Land Use
ITE 

Code
Qty Unit
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K. Hovnanian Homes 
Aria at Silverstone 

TRIP GENERATION COMPARISON  
Proposed Development versus Previously Approved Development 
A trip generation comparison between the proposed development and the previously approved 
development is shown in Table 5.  
 

Table 5 – Trip Generation Comparison 
(Proposed Development vs. Previously Approved Development) 

 

 
 
The build-out of the proposed development is anticipated to generate 1,082 (60%) fewer 
weekday trips, with 212 (82%) fewer AM peak hour trips and 196 (78%) fewer trips during the PM 
peak hour than the previously approved development.  
 
TRIP DISTRIBUTION AND ASSIGNMENT  
The trip distribution procedure determines the general pattern of travel for vehicles entering 
and leaving the proposed development. The trip distribution and trip assignment for the 
proposed Aria at Silverstone is generally based on the distribution of existing traffic along the 
surrounding roadway network, permitted movements at the proposed site driveways, and 
probable routes. The trip distribution is shown in Figure 3.  
 
The trip assignment was generally based on proximity of the site driveway to the major 
roadway network routes, permitted turn movements, as well as ease and probability of use. 
The site generated traffic volumes are also shown in Figure 3. 
  

Weekday
Total Total In Out Total In Out

215 100
Dwelling 

Units
712 46 12 34 56 33 23

712 46 12 34 56 33 23

710 165.0
1000 SF 

GFA
1,794 258 227 31 252 43 209

1,794 258 227 31 252 43 209

-1,082 -212 -215 3 -196 -10 -186

-60% -82% -95% 10% -78% -23% -89%

Single-Family Attached Housing

Proposed Development Total

General Office Building

Land Use
ITE 

Code
Qty Unit

AM Peak Hour PM Peak Hour

Previously Proposed Development (Phase 5)

Difference

Percent Difference
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K. Hovnanian Homes 
Aria at Silverstone 

RIGHT TURN LANE ANALYSIS  
Turn lanes or deceleration lanes, allow vehicles exiting a roadway to slow to a reduced speed to 
execute a turn without impeding the main flow of traffic. 
 
The City of Scottsdale 2018 Design Standards & Policies Manual Section 5.3.206 deceleration lane 
criteria is analyzed below for the study intersection of Williams Drive and Driveway A (1).  
 
Deceleration lanes are required at all new driveways on major arterials and at new 
commercial/retail driveways on minor arterials. To determine the need for a deceleration lane on 
streets classified as a minor arterial or collector, use the following criteria: 
 

1. At least 5,000 vehicle per day are expected to be using the street. 
2. The roadway’s 85th percentile speed limit is at least 35 mph. 
3. At least 30 vehicles will make right-turns into the driveway during a 1-hour period. 

 
Williams Drive and Driveway A (1) 
Williams Road is classified as a minor collector and therefore right turn lanes are analyzed using 
the three criteria listed above.  
 

1. As previously states, as reported in the City of Scottsdale’s 2022 Traffic Volume & 
Collision Report, dated September 2023, there is an ADT of 3,200 vpd along Williams 
Drive between Scottsdale Road and Miller Road. 
This criteria is NOT MET. 
 

2. The posted speed limit along Williams Drive is 30 mph. 
This criteria is NOT MET. 
 

3. As shown in Figure 3 the westbound right turns is 1 in the AM peak hour and 3 in the 
PM peak hour.  
This criteria is NOT MET. 
 

Therefore, using the above criteria, a right turn lane is NOT required at the following study 
intersection: 
 

 Williams Road and Driveway A (1) – westbound right turn lane. 
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K. Hovnanian Homes 
Aria at Silverstone 

SUMMARY 
The proposed Aria at Silverstone site is generally located on the northeast corner of Scottsdale 
Road and Williams Drive in Scottsdale, Arizona, and is comprised of 100 2-story single family 
residential dwelling units. 
 
Access to the proposed development will be along Williams Drive, approximately 670 feet east 
of Scottsdale Road. This will serve as the primary access point and will provide all movements 
into and out of the proposed development. Additionally, there is a proposed emergency access 
only along Williams Drive, approximately 200 feet west of 74th Street. 
 
Trip Generation 
The proposed development is anticipated to generate 712 weekday daily trips, with 46 trips 
occurring during the AM peak hour and 56 trips occurring during the PM peak hour. 
 
Trip Generation Comparison 
The build-out of the proposed development is anticipated to generate 1,082 (60%) fewer 
weekday trips, with 212 (82%) fewer AM peak hour trips and 196 (78%) fewer trips during the PM 
peak hour than the previously approved development.  
 
The existing average daily traffic along Scottsdale Road north of Williams Drive is 25,200 vpd. 
Assuming 20% of the site trips (142 weekday trips) using this segment of roadway to access the 
proposed development results in an increase of 0.57% in average weekday daily trips.  
 
The existing average daily traffic along Scottsdale Road south of Williams Drive is 33,400 vpd. 
Assuming 70% of trips (499 weekday trips) using this segment of roadway to access the 
proposed development results in an increase of 1.5% in average weekday daily trips.  
 
The existing average daily traffic along Williams Drive east of Scottsdale Road is 3,200 vpd. 
Assuming 10% of the trips (71 weekday trips) using this segment of roadway to access the 
proposed development results in an increase of 2.2% in average weekday daily trips.  
 
In conclusion, with the build out of the proposed NEC Crismon and Pecos development, the 
adjacent and nearby surrounding roadways are anticipated to maintain acceptable traffic 
operations. 
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CITIZEN REVIEW & NEIGHBORHOOD INVOLVEMENT REPORT 
Aria at Silverstone 

April 4, 2024 
 
Overview 
 
This Citizen Review Report is being performed in association with a request  
from K. Hovnanian Homes to build a for-sale residential community on the 
vacant land located on the northeast corner of Scottsdale Road and 
Williams Drive. The proposed request would change the currently allowed 
165,000 square feet of 3-story office use that was approved in zoning case 
15-ZN-2005 to approximately 115+/- townhome residences (reduced from 
123 residences) on the 16.3+/-acre parcel located within the Silverstone 
master plan. The official request is for a Zoning District Map Amendment 
from Commercial Office, Planned Community District (C-O PCD) to 
Multifamily Residential, Planned Community District (R-5- PCD). This Citizen 
Review Report will be updated throughout the process. 
 
The entire project team is sensitive to the importance of neighborhood 
involvement and creating a positive relationship with property owners, 
residents, business owners, homeowners associations, and other interested 
parties. Communication with these parties will be ongoing throughout the 
process. Work on compiling a list of impacted and interested stakeholders 
and neighborhood outreach began prior to the application filing and will 
also continue throughout the process. Communication with impacted 
and interested parties has taken place with verbal, written, and electronic 
contact.  
 
Community Involvement 
 
The outreach team has been communicating with neighboring property 
owners, businesses, and community members by telephone and one-on-
one meetings since January 2024. Surrounding property owners, HOAs 
and other interested parties were noticed via first class mail regarding the 
project. The distribution of this notification adhered to the City’s 1,250’ 
radius mailing requirements as specified in the Citizen Review Checklist. 
This notification contained information about the project, as well as 
contact information for the development team.  
 
 

15-ZN-2005#4
4/23/2024
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The notification also contained information regarding a neighborhood 
Open House that was held on April 3, 2024 for those who wished to learn 
more about the project.  The site and time was posted with the Early 
Notification Sign prior to the Open House. 
 
10 interested people attended the Open House. Attendees were very 
supportive of the project and several attendees indicated an interest in 
buying a home once they were available.  Attendees were particularly 
pleased with the applicant’s proposed traffic circulation plan which 
provides the main entry to the community from Williams Drive. 
 
The development team will continue to be accessible by phone and 
email subsequent to the Open House to ensure that surrounding property 
owners and neighbors have ongoing opportunities to comment and ask 
questions.    
 
A vital part of the outreach process is to allow people to express their 
concerns and understand issues and attempt to address them in a 
professional and timely manner. Again, the entire team realizes  
the importance of the neighborhood involvement process and is 
committed to communication and outreach for the project.  
 

 

Attachments: 
Notification Letter 
Notification List 
Affidavit of Posting 
Sign-in Sheets 
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March 20, 2024 

 
Notice of Neighborhood Meeting 

 
Dear Neighbor: 
 
We are pleased to inform you of an upcoming request (177-PA-2024) by K. Hovnanian Homes 
to build Aria at Silverstone a new, for-sale residential community on the vacant land located on 
the northeast corner of Scottsdale Road and Williams Drive. This project would change the 
currently allowed 165,000 square feet of 3-story office use (case 15-ZN-2005) to approximately 
123 townhome residences on the 16.3+/- acre parcel located within the Silverstone master plan. 
The official request is for a Zoning District Map Amendment from Commercial Office, Planned 
Community District (C-O PCD) to Multifamily Residential, Planned Community District (R-5- 
PCD). There is no change to the General Plan from the current Mixed-Use Neighborhoods land 
use designation required with this zoning request.  
 
You are invited to attend an open house to discuss this new proposal. The open house will be 
held on Wednesday, April 3, 2024 from 5 p.m. to 6 p.m. in the Meeting Room of the nearby 
Home 2 Suites by Hilton, located at 20001 N. Scottsdale Road. 
 
If you have any questions, please contact the neighborhood outreach team at  
602-957-3434 or info@technicalsolutionsaz.com.  The City of Scottsdale Project Coordinator for 
the project is Greg Bloemberg, who can be reached at 480-312-4306 or 
GBloemberg@ScottsdaleAZ.gov.           
 
Thank you. 
 
 
Sincerely, 

 
 
Susan Bitter Smith  
President 

15-ZN-2005#4
4/23/2024
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McWilliams, Jason

From: NoReply
Sent: Friday, May 10, 2024 3:37 PM
To: Projectinput
Subject: Case Number 15-ZN-2005#4

Categories: Jason

Hi, I live in Summit at Silverstone with my family and I really hope we don't rezone the land as 
there is a ton of construction and housing being built in North Scottsdale. What I would really 
like to see is a children's park as there aren't enough parks or trees. I hope you would 
reconsider the idea and maybe zone it into something that doesn't cause a lot of traffic. Thank 
you! -- sent by Vinay Shah (case# 15-ZN-2005#4) 
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Approved 10/23/2024 (JM)

* Note: These are summary action minutes only. A complete copy of the meeting audio is available on the
Planning Commission page on ScottsdaleAZ.gov, search “Planning Commission”

SCOTTSDALE PLANNING COMMISSION
KIVA-CITY HALL

3939 DRINKWATER BOULEVARD
SCOTTSDALE, ARIZONA

WEDNESDAY, OCTOBER 9, 2024

*SUMMARIZED MEETING MINUTES*

PRESENT: Renee Higgs, Chair 
Joe Young, Vice Chair
Barney Gonzales, Commissioner
George Ertel, Commissioner
Michal Ann Joyner, Commissioner 
William Scarbrough, Commissioner
Diana Kaminski, Commissioner

ABSENT: None

STAFF: Tim Curtis 
Joe Padilla
Greg Bloemberg
Casey Steinke
Becca Cox
Jason McWilliams
Clayton Chults

CALL TO ORDER
Chair Higgs called the regular session of the Scottsdale Planning Commission to order at 5:01 p.m.

ROLL CALL
A formal roll call was conducted confirming members present as stated above. 
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MINUTES REVIEW AND APPROVAL
1.  Approval of the September 25, 2024 Regular Meeting Minutes.

 Approval of the September 25, 2024 Executive Session Meeting Minutes.

Vice Chair Young made a motion to approve the September 25 regular meeting 
minutes. Second by Commissioner Gonzales, the motion carried unanimously by a 
vote of seven (7) to zero (0) by Chair Higgs, Vice Chair Young, Commissioner Gonzales, 
Commissioner Kaminski, Commissioner Ertel, Commissioner Joyner and Commissioner 
Scarbrough.

Commissioner Scarbrough made a motion to continue the September 25, 2024 
executive session meeting minutes to the October 23, 2024 regular meeting. 
Second by Commissioner Ertel, the motion carried unanimously by a vote of seven
(7) to zero (0) by Chair Higgs, Vice Chair Young, Commissioner Gonzales, Commissioner 
Kaminski, Commissioner Ertel, Commissioner Joyner and Commissioner Scarbrough.

CONSENT AGENDA
2.  7-UP-2023 (Paloma)

Request by owner for approval of a conditional use permit for a bar in a new +/- 4,000 square foot 
building with Central Business, Parking District, Downtown Overlay (C-2/P-3 DO) and Parking 
District, Downtown Overlay (P-2 DO) zoning, located at 4439 N. Saddlebag Trail. Staff contact 
person is Greg Bloemberg, 480-312-4306.  Applicant contact person is Robert W Leavitt, (480) 
290-1685.

Item No. 2 moved to regular agenda; Jude Nau spoke in opposition. Commissioner Ertel 
made a motion for recommendation of approval to City Council for case 7-UP-2023 per the 
staff recommended stipulations and additional stipulations regarding noise mitigation after 
finding that the Conditional Use Permit criteria have been met. Second by Commissioner 
Joyner, the motion carried by a vote of five (5) to one (1) by Chair Higgs, Commissioner 
Kaminski, Commissioner Ertel, Commissioner Joyner and Commissioner Scarbrough with 
Commissioner Gonzales dissenting and Vice Chair Young recusing himself. 

3.  2-ZN-2010#2 (The Loop)
Request by owner for approval of a Zoning District Map Amendment to amend the previously 
approved development plan, including amended development standards including Building height, 
Floor Area Ratio, Volume, Open space, Front yard setback and Permissible height and Area 
regulations resulting in a development plan that conforms to the development standards of the 
Industrial Park (I-1) zoning district, on a +/- 18.36-acre site located at 17821 N. 85th Street, 17799 
N. 85th Street, 17791 N. 85th Street, and 17761 N. 85th Street with Planned Community District 
(P-C) zoning with Industrial Park District (I-1) as the comparable zoning district. Staff contact 
person is Casey Steinke, 480-312-2611.  Applicant contact person is Kurt Jones, (602) 452-
2729.

Item No. 3; Commissioner Scarbrough made a motion for recommendation of approval to 
City Council for case 2-ZN-2010#2 per the staff recommended stipulations after finding that 
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the Planned Community District (PCD) district criteria have been met and that the proposed 
Zoning District Map amendment is consistent and conforms with the adopted General Plan. 
Second by Commissioner Joyner, the motion carried by a vote of six (6) to zero (0) by Chair 
Higgs, Commissioner Gonzales, Commissioner Kaminski, Commissioner Ertel, 
Commissioner Joyner and Commissioner Scarbrough with Vice Chair Young recusing 
himself.

REGULAR AGENDA
4.  15-ZN-2005#4 (Aria at Silverstone)

Request by owner for a zoning district map amendment from Planned Community District with P-C 
comparable Commercial Office District (P-C C-O) to Planned Community District with P-C 
comparable Multiple-family Residential District (P-C R-5), including an amendment to the 
Silverstone development plan and amendment to the Silverstone Land Use Budget to allow R-5 
zoning on this site and increase the overall number of residential units in the Silverstone PCD from 
976 units to 1,076 units, for a new 100-unit townhome community on a +/- 16.3-acre site located at 
22602 N. 74th Street. Staff contact person is Greg Bloemberg, 480-312-4306.  Applicant contact 
person is John Berry, (480) 385-2753.

Item No. 4; Commissioner Joyner made a motion for recommendation of approval to City 
Council for case 15-ZN-2005#4 per the staff recommended stipulations after finding that the 
Planned Community District (PCD) district criteria have been met and that the proposed 
Zoning District Map amendment is consistent and conforms with the adopted General Plan. 
Second by Commissioner Ertel, the motion carried unanimously by a vote of seven (7) to 
zero (0) by Chair Higgs, Vice Chair Young, Commissioner Gonzales, Commissioner 
Kaminski, Commissioner Ertel, Commissioner Joyner and Commissioner Scarbrough.

NON-ACTION ITEMS
5.  3-TA-2024 (Adaptive Reuse & Development Application Determination Text Amendment)

Request by the City of Scottsdale to amend the Zoning Ordinance (Ord. No. 455), Article I., 
Section 1.206. (Processing of development applications.) and Section 1.305. (Review of 
applications.), Article III., Section 3.100. (Definitions), Article V., Section 5.2102. (Planned 
Community – P-C, General Provisions) and Section 5.2605 (Planned Regional Center – PRC, Use 
Regulations), Article VII. – General Provisions, and Article XI. – Land Use Tables, and any 
associated sections for the purposes of addressing recent State of Arizona legislation of HB2297 
regarding adaptive reuse and SB1162 regarding development application time frames. Staff 
contact person is Brad Carr, AICP, (480) 321-7713.

6.  4-TA-2024 (Accessory Dwelling Unit (ADU) Text Amendment)
Request by the City of Scottsdale to amend the Zoning Ordinance (Ord. No. 455), Article I., 
Section 1.206. (Processing of development applications.) and Section 1.1304. (Enlargement, 
extension, reconstruction or structural alteration of nonconforming structure; enlargement of 
nonconforming use.), Article III., Section 3.100. (Definitions), Article V., Sections 5.010. through 
5.556. (Single-family Residential), Sections 5.600. through 5.606. (Two-family Residential), 
Sections 5.700. through 5.707. (Medium Density Residential), Sections 5.800. through 5.807. 
(Townhouse Residential), Sections 5.900. through 5.907. (Resort/Townhouse Residential), 
Sections 5.1000. through 5.1007. (Multiple-family Residential), Sections 5.1100. through 5.1107. 
(Service Residential), and Sections 5.2000. through 5.2008. (Manufactured Home), Article VI., 
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Section 6.1004. (Property development standards.), Article VII., Sections 7.200.A. through 
7.200.G. (Additional Area Regulations.), Section 7.203. (Vacation rentals or Short-term rentals.), 
and Section 7.900., Article XI. – Land Use Tables, and any associated sections for the purposes 
of addressing recent State of Arizona legislation of HB2720 regarding accessory dwelling units 
and HB2325 regarding backyard fowl. Staff contact person is Brad Carr, AICP, (480) 321-7713.

ADJOURNMENT

With no further business to discuss, the regular session of the Planning Commission 
adjourned at 7:11 p.m.


