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ACTION

November 25, 2024 
Economic Vitality
Manage land uses to enhance economic development while 
protecting neighborhoods.

Adaptive Reuse & Development Application Determination Text Amendment 
3-TA-2024

Request to consider the following:
1. Adopt Ordinance No. 4651 for the purposes of amending the City of Scottsdale Zoning 

Ordinance (Ordinance 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 for the purposes of addressing recent State of 
Arizona Legislation relating to Adaptive Reuse (HB2297) & Development Application 
Determination (SB1162) as provided in Case No 3-TA-2024, and

2. Adopt Resolution No. 13253 declaring as a public record that certain document filed with 
the City Clerk of the City of Scottsdale and entitled “Adaptive Reuse & Development 
Application Determination Text Amendment-3-TA-2024”, and

3. Adopt Resolution No. 13254 declaring as public record those certain documents filed with 
the City Clerk of the City of Scottsdale and entitled “Scottsdale Commercial and 
Employment Hubs and Essential Areas Table” and “Scottsdale Total Allocated Multifamily 
Conversion Development Projects Allotment”.

Related Policies, References:
Scottsdale General Plan 2035, as amended 
Zoning Ordinance

Key Items for Consideration
• Amending the City’s Zoning Ordinance to ensure compliance with State law, including: 

o Arizona State Legislature passed HB2297- required compliance by January 1,2025 
o Arizona State Legislature passed SB1162

STAFF CONTACTS

Brad Carr, AlCP, LEED-AP, Planning & Development Area Manager-Current Planning Services 
Adam Yaron, Planning & Development Area Manager - Long Range Planning Services

Action Taken
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APPLICABILITY

Citywide

BACKGROUND

In the 2024 session, the Arizona State Legislature passed HB2297 (Attachment 1), which 
requires Arizona municipalities with a population of 150,000 or more to establish standards to 
allow not more than ten percent (10%) of existing commercial, office and mixed-use buildings 
to be repurposed to multifamily housing, subject to certain limitations and requirements. A key 
component of HB2297 specifies that the process of converting from the existing use to the new 
multifamily residential use must occur without requiring any public hearings. In Scottsdale, that 
would include rezoning, conditional use permit and development review hearings. Further, the 
Arizona State Legislature also passed SB1162 (Attachment 2). Included in this bill are 
requirements that Arizona municipalities amend their Zoning Ordinances to address the 
processing of zoning applications and outline specific time frames for review and approval of 
zoning applications. The Governor signed both bills and the new legislation became effective 
September 14, 2024. Scottsdale now must amend its Zoning Ordinance by January 1,2025, to 
comply with State Law.

ANALYSIS & ASSESSMENT

The following summarizes staff’s analysis of HB2297 and SB1162, and recommended 
responses to this new legislation that are proposed within 3-TA-2024 (Attachments 3 and 4).

HB2297 - Adaptive Reuse
HB2297 requires municipalities with a population of 150,000 or more to establish standards to 
allow the conversion of not more than ten percent (10%) of the total ex/st/ng commercial, office, 
or mixed-use buildings within a municipality to multifamily residential development uses 
without a public hearing process. Conversion eligibility is determined by several different factors 
including the total area a municipality chooses to allocate for conversion, property size, 
property condition, infrastructure, building code requirements, and the provision of moderate 
or low-income housing. Eligibility is further limited by exclusion areas such as those designated 
for commercial protection by the City, and areas in the vicinity of an airport.

The City’s intent is to preserve its current approach to planning and development, including the 
public input and hearing processes, while still meeting the legal parameters of the bill. This 
includes:

• Excluding 10% of existing commercial, office, and mixed-use buildings within eligible 
parts of the city, which will be designated as Commercial or Employment Hubs or 
Essential Commercial or Employment Use Areas,

• Excluding land in an area that is designated historic by a local government, or that is 
designated as historic on the national register of historic places, and

• Excluding land in the vicinity of a Federal Aviation Administration commercially licensed 
airport or general aviation or public airport as defined by State Law.

The new legislation sets forth criteria that a municipality must follow in establishing standards 
for conversion to multifamily residential development, which include:
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The city cannot:
• require rezoning, conditional use permits, or any other type of development application 

that would require the types of public hearings that the city would normally require for 
such changes in buildings and land uses from commercial and office to multifamily 
residential, and

• establish setback, density, parking & building height requirements that are any greater 
than the requirements set forth in State Law.

The city can require:
• administrative site plan review and approval,
• public utility review,
• adequate public sewer and water service,
• compliance with applicable Building and Fire Codes,
• that the existing buildings are economically or functionally obsolete,
• that the existing buildings are located on a parcel or parcels that are at least one (1) acre 

in size, but no more than twenty (20) acres in size, and
• a minimum of ten percent (10%) of the total new dwelling units be set aside for either 

moderate-income housing or low-income housing, or any combination of the two for at 
least twenty (20) years after the initial occupation of the proposed development.

In response to HB2297, the proposed draft text amendment includes the following:
• New Zoning Ordinance definitions for: Building Code, Economically or Functionally 

Obsolete, Low-income Housing, Moderate-income Housing, and Multifamily 
Conversion. These definitions will ensure critical elements of the State Law are 
incorporated, and subsequently implemented, into the city’s Zoning Ordinance as 
required by State Statute.

• Establish a new defined land use entitled “Multifamily Conversion” in commercial zoning 
districts throughout the Zoning Ordinance.

• Establish qualifications to utilize the Multifamily Conversion land use, including:
A Multifamily Conversion development must be located on a parcel or parcels that 
have an existing commercial, mixed-use, or office building or buildings that have 
received a Certificate of Occupancy on or before December 31,2024,
A Multifamily Conversion development must be located on a parcel or parcels that 
are a minimum of one (1) net acre in size, but not more than twenty (20) net acres in 
size,
A Multifamily Conversion development shall not be located in any of the exclusion 
areas as permitted by State Statute and noted above.
A Multifamily Conversion development must demonstrate adequate public water 
and sewer infrastructure service for the entire proposed development, as 
administered by the City of Scottsdale.
A Multifamily Conversion development must demonstrate that the existing building 
or buildings located on the parcel or parcels of the development have been 
economically or functionally obsolete for at least six (6) consecutive months, to the 
satisfaction of the Zoning Administrator or designee. This requirement ensures that 
the building’s obsolescence is not a temporary condition.

o

o

o

o

o
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o A Multifamily Conversion development must allocate a minimum of ten (10%) 
percent of the total dwelling units of the Multifamily Conversion development as 
either moderate-income housing or low-income housing, or any combination 
thereof, for at least twenty (20) years after the initial occupation of the proposed 
development project, in a form satisfactory to the City Attorney or designee, 

o A Multifamily Conversion development must have a total gross floor area that 
cumulatively with any existing and approved Multifamily Conversion development, 
does not exceed the Scottsdale Total Allocated Multifamily Conversion Development 
Projects Allotment. Fulfillment of the allotment is determined by:
■ The number of buildings and/or building area redeveloped for Multifamily 

Conversion; in culmination with
■ The number of buildings and/or building area with approved building permits for 

Multifamily Conversion but not yet completed; in culmination with
■ The number of buildings and/or building area with submitted construction 

documents for development of a Multifamily Conversion but not yet permitted.

Finally, the legislation outlines certain property development standards that a municipality must 
follow for a Multifamily Conversion. Generally, a Multifamily Conversion development will be 
subject to the property development standards of the underlying zoning district for which the 
development is located. However, per the new State Law the property development standards 
for building setbacks, density allowances, and building height maximum allowances will be 
based upon established multifamily residential development within one mile of a Multifamily 
Conversion. If a new Multifamily Conversion development is not located within one mile of an 
established multifamily residential development, then the Multifamily Conversion property 
development standards will be based upon that of existing multifamily residential zoning 
districts in the Zoning Ordinance. Those property development standards specified In the State 
Law include:

Density
• The maximum multifamily residential density for a Multifamily Conversion development 

shall be equal to the highest allowable multifamily residential density of a multifamily 
residential zoning district within one (1) mile of the subject Multifamily Conversion 
development. If there is no multifamily residential zoning district within one (1) mile of 
the subject Multifamily Conversion development, the maximum multifamily residential 
density for the subject Multifamily Conversion development shall be equivalent to the 
Two-Family Residential (R-2) zoning district.
o A Multifamily Conversion development constructed does not qualify as being within 

one (1) mile of a subsequent Multifamily Conversion development, or as the next 
closest multifamily residential district in the Zoning Ordinance.

Building Height
• The maximum building height for a Multifamily Conversion development located within 

one hundred (100) feet of a Single-family Residential District shall not exceed the lesser 
of two stories or thirty (30) feet (inclusive of rooftop appurtenances). This building height 
limitation applies to all buildings of the Multifamily Conversion development.

• The maximum building height for a Multifamily Conversion development that is not 
located within one hundred (100) feet of a Single-family Residential District shall not 
exceed the lesser of five (5) stories or sixty (60) feet, or the highest allowable multifamily
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residential building height {exclusive of rooftop appurtenances) for a multifamily 
residentialzoningdistrictorthe portion of a Planned Community (P-C) with an underlying 
zoning district comparable to a multifamily residential district, if there is no multifamily 
residential zoning district within one (1) mile of the subject Multifamily Conversion 
development, the maximum building height for the subject Multifamily Conversion 
development shall be equivalent to the Townhouse Residential (R-4) zoning district, 
o Any Multifamily Conversion development constructed pursuant to the provisions of 

this section does not qualify as being within one (1) mile of a subsequent Multifamily 
Conversion development, or as the next closest multifamily residential district in the 
Zoning Ordinance.

Building Setbacks

• The minimum building setback for a Multifamily Conversion development is equivalent 
to the building setback requirements of the Townhouse Residential (R-4) zoning district.

Private Outdoor Living Space
• All dwelling units are to include private outdoor living space located directly adjacent to 

the dwelling unit.
• Each private outdoor living space is to be at least six (6) feet deep and sixty (60) square 

feet in area.

Implementation of HB2297-Adaptive Reuse
Incorporating the requirements of HB2297 into the city’s Zoning Ordinance is just the first of 
several steps needed to implement the bill. This initial step is the only step that requires a public 
hearing.

The second step is multifaceted - but will focus on the city’s operational practices, where the 
city will continue to assess development applications based on the qualifications and criteria 
established bythis text amendment. This includes applying all allowable exclusions understate 
Law to limit the impact on the community while adhering to the legal requirements of HB2297. 
Once these standards are applied, additional qualifications include:

1. Potential Areas for Multifamily Conversion:
HB2297 mandates that municipalities establish standards allowing the conversion of no 
more than 10% of their total existing commercial, office, or mixed-use buildings to 
multifamily residential without a public hearing. These conversions are determined by point- 
in-time metrics. City staff analyzed existing buildings using Maricopa County Assessor Land 
Use Codes, calculating a total of 9,497,274 square feet of floor space across 982 
commercial, office, and mixed-use buildings. After applying exclusionary provisions, the 
proposed text amendment allows 1% (94,972 square feet or 10 buildings, whichever comes 
first) of eligible areas to be converted to multifamily residential use without requiring a public 
hearing. This conversion limit will help maintain the land use balance outlined in the voter- 
ratified General Plan Future Land Use Map.

2. Designation of Commercial/Employment Hubs:
HB2297 allows cities to designate "commercial or employment hubs" where existing 
commercial, office, employment, or mixed-use buildings are exempt from the requirements 
of the law (Attachment 5a). These hubs can cover up to 10% of the city’s total commercial, 
office, and mixed-use buildings. The legislation does not provide qualifications for the 
location of these hubs, so the city has flexibility in determining their location.
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The Planning Department collaborated with Economic Development to prioritize areas for 
these hubs, focusing on larger sites with significant redevelopment potential. Key factors in 
prioritizing these areas {all equally important) include:

• Areas currently undergoing or with a history of redevelopment (to preserve the public 
hearing process).
Neighborhood retail centers (e.g., grocery-anchored).
Proximity to existing resorts, single-family neighborhoods, and multifamily 
developments.

3. Economically or Functionally Obsolete Buildings
Provided an existing commercial, office, or mixed-use building qualifies from the 
aforementioned criteria, a property will need to demonstrate that the existing building or 
buildings have been economically or functionally obsolete for at least six (6) continuous 
months to the satisfaction of the Zoning Administrator or designee.

4. Demonstrate Compliance with Development Requirements
Once a site can be qualified, it will be incumbent for an applicant to demonstrate 
compliance with all standards set forth by the city’s Zoning Ordinance, Design Standards 
and Policies Manual, and applicable Building and Fire Codes as required by City code 
through an administrative review process.

As redevelopment of qualifying buildings occur over time, the city will maintain its 
commitment to regularly informing the public through enhanced notifications processes. 
These efforts include sharing updates on social media platforms and through regular e- 
subscription services, such as P&Z Link, to ensure public awareness and education of such 
redevelopment efforts.

5. Tracking and Allotment of Multifamily Conversions
The City’s Zoning Administrator (or designee) will keep track of the number of buildings and 
building area converted under the new Ordinance (Attachment 5b). Once the total allotment 
for multifamily conversions is reached, no further applications will be accepted. Fulfillment 
of the allotment will be based on:

1. The number of buildings and/or building area redeveloped for Multifamily Conversion; in 
cumulative with

2. The number of buildings and/or building area with approved building permits for 
Multifamily Conversion but not yet completed; in cumulative with

3. The number of buildings and/or building area with submitted construction documents 
for development of a Multifamily Conversion but not yet permitted.

A community’s ability to prepare and respond to change is an indication of its resiliency and 
sustainability. Although the impacts of this new State Law offer both positive and negative 
changes, the city will look to respond to emerging trends, issues, and opportunities associated 
with the implementation of HB2297.
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