
 

Action Taken ___________________________________________________________ 

 

Meeting Date:   September 27, 2023 
General Plan Element: Land Use  
General Plan Goal:  Create a sense of community through land uses 
 
ACTION 

The Parque 
13-ZN-2022 

Request to consider the following: 
1. A recommendation to City Council regarding a request by owner for a zoning district map 

amendment from General Commercial (C-4) to Planned Airpark Core Development - Airpark 
Mixed Use Residential, Planned Shared Development (PCP-AMU-R PSD) including a development 
plan with bonus development standards for building height and floor area ratio to allow a mixed-
use development with approximately 1,236 dwelling units, 223 hotel keys, and 253,000 square 
feet of commercial floor area on a +/- 32.29 gross acre site located at 16001 N. Scottsdale Road. 

Goal/Purpose of Request 
The applicant’s request is to redevelop the 32-acre property with a mixed-use development. 

Key Items for Consideration  
• Conformance with Scottsdale General Plan 2035, as amended 
• Conformance with the Greater Airpark Character Area Plan, as amended 
• Bonus Site Development Standards for Floor Area Ratio and Building Height 
• Redevelopment and investment in an underutilized site in the Airpark Area 
• Airport Advisory Commission recommended approval with stipulations, in a 5-0 vote at their June 

21, 2023 meeting 

OWNER 

CrackerJax Land Company, LLC 
(310) 990-4541 

APPLICANT CONTACT 

John Berry 
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Berry Riddell 
(480) 385-2727 

LOCATION 

16001 N Scottsdale Rd 

BACKGROUND 

City of Scottsdale General Plan 2035 
The City of Scottsdale General Plan 2035 Future Land Use Map designates the property as Mixed-Use 
Neighborhoods within the Regional Use Overlay category. Mixed-Use Neighborhoods focus on 
human-scale development located in areas with strong access to multiple modes of transportation 
and major regional services. These areas accommodate higher-density housing with complementary 
office or retail uses. Mixed-Use Neighborhoods are most suitable near and within Growth and Activity 
Areas and may be non-residential in the Greater Airpark Character Area. The Regional Use Overlay 
provides flexibility for land uses when it can be shown 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 
attractions. In determining whether proposed land uses are regional in nature, the city will consider 
whether the use has a regional draw, fulfills 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 subject site is located within the General Plan 2035 designated Greater Airpark Growth Area.  
Growth Areas are specific locations within the community that are most appropriate for development 
focus, and will best accommodate future growth, new development, and redevelopment. 

Greater Airpark Character Area Plan 
The Greater Airpark Character Area Plan (GACAP) designates the property as Airpark Mixed Use-
Residential (AMU-R) within the Regional Core Development Type. AMU-R areas are appropriate for 
the greatest variety of land uses in the Greater Airpark and may include a combination of personal 
and business services, employment, office, institutional, cultural amenities, retail, hotel, and higher 
density residential. Developments in AMU-R areas should be pedestrian-oriented, have access to 
multiple modes of transportation, and should be located outside of the Airport’s 55 DNL contour. 
Residential and other sensitive uses should be a minor component of development and include 
adequate sound attenuation. Within the GACAP, Development Types help define the size and scale of 
development. The Regional Core Development Type denotes areas appropriate for the greatest 
development intensity to support major regional land uses, served by high-capacity transit or a 
freeway. 

Zoning 
The site is currently zoned General Commercial (C-4) district and has a Conditional Use Permit for an 
amusement park. The C-4 district provides space for the heaviest type of commercial activities 
found in the city, including light manufacturing, warehousing, wholesaling and vehicle leasing, 
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rental, sales and repair. This district provides opportunities for light industrial uses to sustain and 
enhance the community's economic viability and employment opportunities. 

A General Plan Amendment application (8-GP-2011) was approved by City Council in October 2011 
for the subject site amending the Greater Airpark Character Area Plan from Airpark Mixed Use 
(AMU) to Airpark Mixed Use-Residential (AMU-R), allowing for the addition of residential uses to 
the existing mixed-use designation.  Although the 2011 amendment application did not include a 
companion rezoning case, it was laying the groundwork for future redevelopment of the subject 
site with a mixed-use development including residential, hotel & commercial land uses. 

The requested zoning of Planned Airpark Core Development is intended to promote, encourage, 
and accommodate innovatively designed and master-planned mixed-use developments within the 
Greater Airpark Character Area. The proposed mixed-use development is consistent with the 2011 
General Plan Amendment and is carrying out the goals and policies set forth in the Greater Airpark 
Character Area Plan. 

Context 
The subject property consists of +/- 32-acres located on N. Scottsdale Road, extending east to N. Dial 
Boulevard/73rd Street and stretching between E. Paradise Lane and E. Acoma Drive. The site is 
approximately ¼ mile south of E. Frank Lloyd Wright Boulevard, south of the Promenade shopping 
center. The area includes a mix of retail, office, service, travel accommodations, and residential uses. 
Please refer to context graphics attached.  

Adjacent Uses and Zoning 
• North: The Promenade Shopping Center, zoned Planned Regional Center (PRC) district. 
• South: Gas station, car wash, travel accommodations, zoned Highway Commercial (C-3) district. 
• East: Office, industrial, services uses, zoning Industrial Park (I-1) district. 
• West: City of Phoenix, furniture store, multi-family residential. 

Other Related Policies, References: 
• Scottsdale General Plan 2035, as amended 
• Greater Airpark Character Area Plan, as amended 
• Zoning Ordinance 
• 8-GP-2011: Non-Major General Plan Amendment to the Greater Airpark Character Area Plan 

Future Land Use Map changing the subject site from Airpark Mixed Use (AMU) to Airpark Mixed 
Use-Residential (AMU-R). 

APPLICANT’S PROPOSAL 

Development Information 
The development proposal includes a new mixed-use development with approximately 1,236 
dwelling units, 223 hotel keys, and 253,000 square feet of commercial floor area, including office and 
restaurant uses. These proposed uses are allocated throughout 12 buildings on the site with internal 
circulation drives and pedestrian routes around and between the buildings, focusing on a central 
open space area the applicant is calling the Central Park. The Central Park is one of the focal points of 
the project, providing +/- 2-acres of open space that will be open to Scottdale residents and visitors. 



Planning Commission Report | The Parque 

Page 4 of 12 

The proposed buildings on the site will range in height from 1- to 10-stories, with building setbacks 
ranging from 25 feet to 70 feet along the four street frontages. After the setback line, the building 
massing will start stepping back with a 1:1 ratio at a height of 38 feet, consistent with the 
requirements of the PCP district. The proposed building stepbacks and range of building heights will 
create variation and break up the overall mass of the development. 

Perimeter public improvements and amenities include new 8-foot-wide sidewalks detached from the 
curb, landscaping, and open space areas along the adjacent public streets, with focus on enhancing 
the corners at the street intersections. The perimeter sidewalks will be located in the setback area 
with buffers provided from the streets and a landscape setting adjacent to the buildings. Interior to 
the development, a network of sidewalks, landscaping, and open space provides easy and 
comfortable pedestrian circulation throughout the private streets and along the building frontages.  

Vehicular access to the site is provided from all four street frontages. Internal circulation is provided 
through private street tracts, with access to on-street parking throughout the development as well as 
structured parking within most of the buildings on the site. A parking structure is proposed on the 
south site of the development, fronting on E. Tierra Buena Lane. This parking structure will have an 
enhanced design and will also incorporate a green roof, solar, and amenities such as open space, a 
‘hikable’ exterior stair, and yoga lawn. 

With the project the developer will be providing several public realm improvements to serve the 
development and surrounding area. A summary of some of these improvements is listed below: 

 Water conservation measures as specified in Contract No. 2023-144-COS 
 New traffic signal at E. Tierra Buena Lane & N. Scottsdale Road 
 New 8-foot-wide sidewalks detached from the curb around the entire perimeter of the 

development, with enhanced open space nodes at the project corners 
 Workforce housing units (10% of total unit count) as specified in Contract No. 2023-144-COS 
 New fully improved bus shelter on Scottsdale Road 
 New streetlights along Tierra Buena, Paradise Lane, & Dial Boulevard  
 New public realm open space and landscaping improvements 
 Enhanced (Hybrid Beacon) pedestrian crossing mid-block on Paradise Lane 
 Consideration of powerline undergrounding as specified in Contract No. 2023-144-COS 

 
Project Data 

• Existing Use:  Vacant Amusement Park 

• Proposed Use: Mixed-Use 

• Buildings/Description:   12 buildings, 1 to 10 stories tall 
             Residential:   1,236 units, +/- 1,644,472 square feet 

 Commercial:  +/- 252,550 square feet 
Hotel: 223 keys, +/- 189,075 square feet 

Total Building Area:  2,086,097 square feet 
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• Parcel Size:  32.29 gross acres 

• Building Height Allowed:  84 feet / 134 feet w/ Bonus 

• Building Height Proposed:   119 feet w/ Bonus 

• Parking Required: 3,206 spaces 

• Parking Provided: 3,233 spaces 

• Open Space Required: 338,082 square feet (7.76-acres) 

• Open Space Provided: 442,232 square feet (9.69-acres) 

• Floor Area Ratio Allowed: 0.8 / 2.0 w/ Bonus 

• Floor Area Ratio Proposed: 1.73 w/ Bonus 

• Density Allowed: Per Development Plan & FAR 

• Density Proposed: 38.28 du/ac 
 

PCP Bonus Site Development Standards  
Pursuant to Zoning Ordinance Section 5.4008, the PCP district allows bonus development standards 
for specified requirements. To accommodate a mixed-use development, the applicant is requesting 
use of the Bonus Provisions to include additional Floor Area Ratio and Building Height. As outlined in 
the PCP District-Bonus Provision, the applicant shall demonstrate public benefit for the proposed 
bonus standards. In this case, the applicant seeks approval for 35 feet (84 feet to 119 feet) of bonus 
building height and 0.93 (0.8 to 1.73) of bonus floor area. In exchange, the developer has elected to 
contribute the required bonus payment amount to the Greater Airpark Special Improvement Trust 
Fund (GASITF) as an in-lieu payment. The GASITF funds shall be used exclusively for public 
improvements in the Greater Airpark Area. One improvement that is being considered for use of a 
portion of the bonus payment funds is undergrounding of the 69KV overhead powerlines along N. 
Scottsdale Road. The scope of undergrounding of the overhead powerlines is still under consideration 
but may include up to the full length of overhead lines from E. Thunderbird Road to E. Frank Lloyd 
Wright Boulevard. 

Development Agreement 
As discussed above, the applicant is requesting to utilize bonus provisions to achieve additional 
building height and floor area ratio. Along with the Development Plan, the terms of these bonus 
provisions are specified in a development agreement between the city and the developer. In addition 
to the bonus standards, the city and developer are considering terms related to timing of 
construction, water conservation, workforce housing, and powerline undergrounding.  

Conditional Zoning 
Per the terms of the development agreement, if the developer does not commence construction 
within seven (7) years of the effective date of the contract, the developer agrees that the zoning on 
the property will revert back to the zoning that was previously on the property (C-4).  

Water Conservation 
To help mitigate water usage for the proposed development, the developer is proposing to 
implement a new concept for water capture and conservation and has developed concepts to allow 
the stormwater generated on the property to be routed into the City’s sanitary sewer collection 
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system if and as allowed by the City. The proposed concept would capture the stormwater and allow 
the city to treat and reinject water back into the aquifer. 

Workforce Housing 
The proposed agreement includes that 10% of the proposed dwelling units be workforce housing 
units to be offered at reduced rent rates to tenants who cannot afford the market rates in the 
Phoenix metro area, including Scottsdale.  With the development plan proposing a total of 1,236 
dwelling units, this may be up to 124 workforce housing units. Per the applicant, to qualify for one of 
the workforce housing units, a prospective tenant will need to confirm a household income of 
between 80 and 120 percent of the average median income (AMI) in the Phoenix metro area.  As the 
City has no program in place to enforce workforce housing, the developer or property manager would 
monitor the occupancy and income levels for the workforce units and provide an annual report to the 
City.  The integration of workforce housing is encouraged for new multi-family developments, due to 
rising market rent rates in the Phoenix metro area. 

The applicant proposes providing the workforce units for a period not to exceed 5 years.  This 
provides a temporary opportunity for a limited amount of workforce housing, but at the end of the 5-
year commitment, that reduction in market rental rates may be eliminated and those tenants could 
be displaced. Under that scenario, tenants who benefit from the reduced rents may expect the City to 
expand or continue the program, even though it is not the City’s purview to do so. 

Powerline Undergrounding 
The subject site has overhead powerlines along the N. Scottsdale Road frontage; however, they are 
69KV powerlines which are substantially more costly to underground and are typically handled in 
longer stretches than that of the subject site frontage. One special improvement that is being 
considered for use of a portion of the bonus payment funds is undergrounding of the 69KV overhead 
powerlines along N. Scottsdale Road. The scope of undergrounding of the overhead powerlines is still 
under consideration but may include up to the full length of overhead lines from E. Thunderbird Road 
to E. Frank Lloyd Wright Boulevard. If the city chooses, it may utilize a portion of the bonus payment 
funds for undergrounding of some or all of the referenced powerlines. 

Planned Shared Development Overlay (PSD) 
As part of the zoning district map amendment request the applicant is proposing to utilize the 
Planned Shared Development Overlay (PSD). The purpose of the PSD is to provide the opportunity for 
application of development standards to a property as defined by its perimeter rather than applying 
the standards to individual lots, tracts, and parcels within the perimeter of the development. This will 
allow for future subdivision of the property while maintaining the integrity of the approved 
development plan. Consistent with the subdivision plan that is included within the Development Plan 
and as specified in Contract No. 2023-144-COS, transfer of development rights for certain 
development standards and obligations including but not limited to FAR, Open Space, and dwelling 
units may take place between parcels within the development. As a whole, the project will continue 
to conform to all development standards of the PCP District. 

IMPACT ANALYSIS 
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Land Use 
The proposed mixed-use development is consistent with the City of Scottsdale General Plan 2035, 
carrying out redevelopment of the site as was anticipated with the 2011 General Plan Amendment (8-
GP-2011), where a non-major amendment to the Greater Airpark Character Area Plan from Airpark 
Mixed Use (AMU) to Airpark Mixed Use-Residential (AMU-R) was approved. This previous approval 
anticipated that residential use would be a component of the future redevelopment of the subject 
site. As stated previously, the subject site is located within the General Plan 2035 designated Greater 
Airpark Growth Area – locations within the community that best accommodate future growth. 
Residential development applications within these areas typically yield a density nearing 50 dwelling 
units per acre, and the applicant’s proposal includes a request for 38.28 dwelling units per acre. The 
Greater Airpark Character Area Plan (GACAP) provides more specific policy direction for this area of 
the community, consistent with the goals and policies of the General Plan. As such, the plan utilizes 
Development Types to guide the physical and built form of the area (Goal LU 4), noting that the 
tallest and most intense development intensities should be located within the Regional Core – where 
the subject site is located. Consequently, the Development Plan as proposed allows for a new, more 
intense development within this area of the Greater Airpark Character and Growth Area, including 
building height up to 119 feet and 1.73 Floor Area Ratio.  The additional density combined with the 
commercial square feet, will allow for potential employment, services, amenities, and future 
residents seeking an urban, pedestrian-friendly environment.  
 
The General Plan 2035 Growth Areas Element (Goal GA 3) and the GACAP Land Use Chapter (Policy 
LU 5.2) encourage open space areas as public amenities that benefit the community. Further, the 
General Plan 2035 Connectivity Element (Goal C 3 and corresponding policies) and GACAP Character 
& Design (Goal CD 2 and corresponding policies) and Community Mobility Chapters (Goal CM 6 and 
corresponding policies) encourage accessible and engaging bicycle and pedestrian connections. As 
such, the applicant’s development plan includes +/- 9.69-acres of open space – inclusive of a +/- 2-
acre “central park” open space amenity that will be open to Scottsdale residents and visitors as well 
as a site layout conducive to pedestrian connectivity. 

Airport Vicinity 
The site is located approximately 0.78 miles northwest (perpendicular) of the Scottsdale Airport 
runway and within the AC-1 Airport Influence Zone, which allows for hotel and residential uses 
provided a fair disclosure statement and Avigation Easement is recorded as a condition of 
development or building permit approval. Since the site is located within the AC-1 Airport Influence 
Zone, the application was required to be presented and get a recommendation from the Airport 
Advisory Commission. On June 21, 2023, the Airport Advisory Commission unanimously voted for 
approval with a 5-0 vote with the stipulations that the site must receive, “Finding of No Hazard” from 
the FAA 7460-1 Height Analysis, and that the height of any structures cannot penetrate the conical 
surfaces of FAA Part 77, and no red flashing lights should be required or installed on the buildings. 
The proposed development complies with these stipulations and has received the FAA 7460-1 
determination, which did not require the use of red flashing lights. 

Transportation 
The site is bounded by Scottsdale Road, Paradise Lane, Dial Boulevard, and Tierra Buena Lane. 
Scottsdale Road is classified as a six-lane major arterial. Both Paradise Lane and Dial Boulevard are 
classified as two-lane minor collectors. Tierra Buena Lane is classified as a local commercial street. 
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The intersection of Scottsdale Road and Paradise Lane is signalized. The site had previously been 
occupied by an amusement park/driving range/batting cage facility (CrackerJax).  

The approval of the zoning district change for the proposed mixed-used development will result in an 
estimated 13,813 trips generated per day to and from the project site. The development is estimated 
to generate 960 a.m. peak hour trips, and 1,292 p.m. peak hour trips. This represents an increase of 
13,363 daily trips over the existing CrackerJax site. Access to the proposed mixed-use development is 
provided from all four streets fronting the site. Approval of the zoning district map amendment and 
mixed-use development is anticipated to result in an increase of 3,400 vehicle per day (vpd) on 
Scottsdale Road (0.78 V/C), 3,000 vpd on Paradise Lane (0.61 V/C), and 3,600 vpd on Dial Boulevard 
(0.42 V/C). For the build out horizon year of 2025, within the study boundary there are eight 
intersections with poor levels-of-service (LOS E or F) either for the overall intersection operation or 
individual movements at the intersection. The service level of these intersections will not be 
impacted by the proposed development, with the exception of Scottsdale Road & Frank Lloyd Wright, 
which is projected to change from LOS D to E. 

With the site development, the developer is required to install a traffic signal at the Scottsdale Road 
and Tierra Buena Lane intersection, improve the sidewalks along the public streets, and install an 
enhanced pedestrian crossing on Paradise Lane to facilitate pedestrian crossings to the existing 
shopping center to the north. No major street improvements are required as the streets are complete 
in this area.  

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.   

Water Conservation 
To help mitigate water usage for the proposed development, the developer is proposing to 
implement a new concept for water capture and conservation and has developed concepts to allow 
the stormwater generated on the property to be routed into the City’s sanitary sewer collection 
system if and as allowed by the City. The proposed concept would allow flexible capture of portions 
of the on-site stormwater for additional measured wastewater flow to the city for reuse purposes. 
The terms regarding implementation of this water conservation plan are further described in Contract 
No. 2023-144-COS. 
 
Overhead Utility Lines 
There are goals and policies that support the burial of existing overhead utility lines; the objective 
being to provide a public benefit and minimize visual impact.  The General Plan 2035 (Growth Areas 
Element Goal 1, bullet 3 and Public Services and Facilities Element Goal 3, bullets 2 and 4) 
recommend and encourage burial of existing overhead utility lines, on-site and within utility 
easements as part of a redevelopment project.  The subject site has overhead powerlines along the 
N. Scottsdale Road frontage; however, they are 69KV powerlines which are substantially more costly 
to underground and are typically handled in longer stretches than that of the subject site frontage. As 
previously discussed, one special improvement that is being considered for use of a portion of the 
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bonus payment funds is undergrounding of the 69KV overhead powerlines along N. Scottsdale Road. 
The scope of undergrounding of the overhead powerlines is still under consideration but may include 
up to the full length of overhead lines from E. Thunderbird Road to E. Frank Lloyd Wright Boulevard. 

Fire/Police  
The Public Safety Department has reviewed the applications and finds that there is adequate ability 
to provide fire and police services for the proposed use. The nearest fire station is within 4.7 miles of 
the site and located at 20355 N. Pima Road. The subject site is served by Police District 4, Beat 15. 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. 

Open Space 
The zoning ordinance requires 7.76-acres of open space for the site and the proposed development 
includes 9.69-acres of open space. The proposed open space is mostly distributed throughout the site 
and along the project’s four street frontages, with approximately 2-acres of the provided open space 
centrally located in the “central park” open space amenity that will be open to Scottsdale residents 
and visitors. 

School District Comments/Review 
The Paradise Valley Unified School District has been notified of the proposal 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 and will introduce the opportunity for a mixed-use 
development into an existing underutilized commercial property. 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 
has used multiple public outreach methods. The applicant has complied with the city’s suggested best 
practices for public outreach. 

Staff has received several general inquiries regarding the proposed development and one (1) email 
expressing dissatisfaction with development in general. Public comments received have been 
included in Attachment 11. 

Significant Updates to Development Proposal Since Initial Outreach 
During the review period of the development application the applicant made the following updates 
to the proposal: 

• Initial outreach with the community discussed building heights of 134 feet and 1,510 dwelling 
units. Upon formal submittal to the city this was reduced to 119 feet and 1,236 

• Increased sewer main capacities in Tierra Buena Lane and Dial Boulevard 
• Added water conservation measures as specified in Contract No. 2023-144-COS 



Planning Commission Report | The Parque 

Page 10 of 12 

• The addition of a traffic signal at E. Tierra Buena Lane & N. Scottsdale Road 
• Increased sidewalk widths throughout the development, including 8-foot-wide sidewalks 

detached from the curb around the entire perimeter of the development, with enhanced 
open space nodes at the project corners 

• Added workforce housing units to the development (10% of total units) as specified in 
Contract No. 2023-144-COS 

• Added fully improved bus shelter on Scottsdale Road 
• New streetlights along Tierra Buena, Paradise Lane, & Dial Boulevard  
• Added enhanced (Hybrid Beacon) pedestrian crossing mid-block on Paradise Lane 

 
Community Impact 
Approval of the Development Plan would allow for a new, more intense development within the 
Airpark Influence Area, including building height up to 119 feet, a Floor Area Ratio of 1.73 and an 
increase of residential density from what is currently allowed.  The proposed mixed-use development 
is consistent with the Greater Airpark Character Area Plan and is carrying out redevelopment of an 
underutilized site, as contemplated in the 2011 General Plan Amendment (8-GP-2011). The Greater 
Airpark-Core and Growth Area anticipates greater building heights and scale in this location. The 
Development Plan provides appropriate building stepbacks as a transition to the adjacent commercial 
properties. Community impacts by the proposed development will not likely create any significant 
adverse effects upon the surrounding developments or the community at large.  

With the project, the developer will be providing several public realm improvements to serve the 
development and surrounding area. Additionally, the development’s utilization of bonus provisions 
will result in a substantial bonus payment to the Greater Airpark Special Improvement Fund, which 
can be used by the city to pay for public improvements in the airpark area. 

Policy Implications 
Additional building height and floor area ratio, inclusive of rooftop appurtenances, as part of the 
Development Plan includes open space, pedestrian improvements, and accommodation for a transit 
facility located on N. Scottsdale Road. Approval of the proposed zoning district map amendment will 
enhance the opportunity for non-residential land uses to be integrated with new multi-family 
residential in a mixed-use setting that is compatible with the existing commercial uses in the area.  

OTHER BOARDS & COMMISSIONS 

Airport Advisory Commission 
At their June 21, 2023 meeting the Airport Advisory Commission recommended approval with 
stipulations, with a 5-0 vote. Stipulations included: The site must receive, “Finding of No Hazard” 
from the FAA 7460-1 Height Analysis, and that the height of any structures cannot penetrate the 
conical surfaces of FAA Part 77, and that no red flashing lights be required or installed on the 
buildings. 

STAFF RECOMMENDATION 

Recommended Approach:  
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Staff recommends that the Planning Commission find that the zoning district map amendment is 
consistent and conforms with the adopted General Plan, and make a recommendation to City Council 
for approval, per the attached stipulations. 

RESPONSIBLE DEPARTMENT 

Planning and Development Services 
Current Planning Services 

STAFF CONTACT 

Bryan Cluff 
Planning & Development Area Manager 
480-312-2258 
E-mail: bcluff@ScottsdaleAZ.gov 
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APPROVED BY 
 

  
9/19/2023 

Bryan Cluff, Report Author   Date 

 

 

9/19/2023 
Tim Curtis, AICP, Current Planning Director 
Planning Commission Liaison 
Phone: 480-312-4210          Email: tcurtis@scottsdaleaz.gov 

 Date 

 

 

09/14/2023 
Erin Perreault, AICP, Executive Director 
Planning, Economic Development, and Tourism 
Phone: 480-312-7093         Email: eperreault@scottsdaleaz.gov 

 Date 

 

ATTACHMENTS 

1. Context Aerial 
1A.    Aerial Close-Up 
2. Ordinance No. 4612 

 Exhibit 1: Zoning Map 
 Exhibit 2: Stipulations 
3. Resolution No. 12936 

 Exhibit 1: The Parque Development Plan 
4. Resolution No. 12937 
5. Contract No. 2023-144-COS (Placeholder) 
6. Existing General Plan Land Use Map 
7. Greater Airpark Character Area Plan – Land Use Plan 
8. Existing Zoning Map 
9. Traffic Impact Summary 
10. Community Involvement 
11. Public Comment 
12. City Notification Map 
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Stipulations for the Zoning Application: 
The Parque 

Case Number: 13-ZN-2022 
These stipulations are in order to protect the public health, safety, welfare, and the City of Scottsdale.   

SITE DESIGN 
1. CONDITIONAL ZONING.  If the developer does not commence actual physical construction (as more 

fully described in Contract No. 2023-144-COS) of the project within seven (7) years from the 
effective date of Contract No. 2023-144-COS (as defined herein) and Ordinance No. 4612, then the 
developer and any successor or assign (as property owner) shall apply to cause the property to be 
rezoned to apply the zoning that existed on the property immediately prior to adoption of 
Ordinance No. 4612.  Further, if the owner does not make such an application for such rezoning 
within six (6) months of the deadline by which the developer was to commence construction, then 
the City may undertake the rezoning on behalf of the property owner pursuant to the terms of 
Contract No. 2023-144-COS. 

2. CONFORMANCE TO DEVELOPMENT PLAN.  Development shall conform with the Development Plan, 
entitled “The Parque Development Plan,” which is on file with the City Clerk and made a public 
record by Resolution No. 12936 and incorporated into these stipulations and ordinance by reference 
as if fully set forth herein. Any proposed significant change to the Development Plan, as determined 
by the Zoning Administrator, shall be subject to additional action and public hearings before the 
Planning Commission and City Council. Where there is a conflict between the Development Plan and 
these stipulations, these stipulations shall prevail. 

3. CONFORMANCE TO DEVELOPMENT AGREEMENT.  Development shall conform with the associated 
Development Agreement, Contract No. 2023-144-COS (approved by Resolution No. 12937). The 
property owner shall provide special public improvements and/or make an in-lieu payment into the 
Airpark Special Improvement Fund in accordance with the Development Agreement, including 
requirements for timing of completion of special public improvement and/or equivalent payments. 
Proposed special public improvements are subject to the approval of the Zoning Administrator. 
Should the Development Agreement not become effective, or if the Developer does not comply with 
the terms of the Development Agreement, the bonus for building height and floor area ratio as set 
forth in the Development Plan shall become null and void. Any change to the Development 
Agreement shall be subject to City Council approval. 

4. MAXIMUM DWELLING UNITS – DENSITY.  Maximum dwelling units shall not exceed 1,236 dwelling 
units (equivalent to 38.28 du/gross acre of the Development Plan). 

5. MAXIMUM FLOOR AREA/BONUS FLOOR AREA.  The maximum floor area for the Development Plan 
shall not exceed 2,086,097 square feet (1.73 FAR). The 2,086,097 square feet includes 1,207,435 
square feet of bonus floor area. Any increase in the bonus floor area shall be subject to 
additional action and public hearings before the Planning Commission and City Council and 
modification of the associated Development Agreement. 
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6. MAXIMUM BUILDING HEIGHT/BONUS BUILDING HEIGHT.  No building on the site shall exceed 119 
feet in height, inclusive of mechanical equipment (the 119 feet of height includes 35 feet of bonus 
building height), measured as provided in the applicable section of the Zoning Ordinance. Any 
increase in the bonus building height shall be subject to additional action and public hearings before 
the Planning Commission and City Council and modification of the associated Development 
Agreement. 

7. BUILDING SETBACKS.  With the Development Review Board application, the applicant/owner shall 
revise the building locations as necessary to comply with all building setback requirements of the 
PCP district, accounting for curb line relocations and deceleration lanes. 

8. PEDESTRIAN CIRCULATION.  Pedestrian circulation improvement standards, including but not limited 
to location, widths and treatments, shall be in conformance with the Pedestrian Circulation Plan 
within the above referenced Development Plan.   

9. ACCESS RESTRICTIONS.  Access to the development project shall conform to the Vehicular 
Circulation Plan within the above referenced Development Plan.   

10. REFUSE.  Refuse improvement standards shall be in conformance with the Refuse Plan in the above 
referenced Development Plan with improvement locations determined accordingly with each phase 
of development.  

11. STREET TRACTS.  All internal streets shall be contained within private street tracts.  Cross-section 
standards for street tracts shall be in conformance with Street Sections sheet in the above 
referenced Development Plan.  Phased construction of street tracts shall be in conformance with 
the Phasing Plan that is part of the above referenced Development Plan.  Prior to issuance of any 
permit for the phased development project, the property owner shall submit and obtain approval of 
construction documents to construct the street tract improvements.  Prior to issuance of any 
Certificate of Occupancy or Certification of Shell Building, whichever is first, for the phased 
development project, the property owner shall complete the street tract improvements. 

12. STREETLIGHTS. Existing streetlight poles and luminaries along the E. Paradise Lane, N. Dial 
Boulevard, and E. Tierra Buena frontages shall be replaced with new streetlight poles per City of 
Scottsdale Standard Detail 2170-2173, with new LED luminaires from City approved manufacturers. 
The two (2) existing streetlight poles along Tierra Buena that contain small wireless facilities shall 
remain in place. 

a. In the event the powerlines along the N. Scottsdale Road frontage are undergrounded, new 
streetlight poles and luminaires shall be installed per City of Scottsdale Standard Detail 2170-
2173.  Poles shall be hot-dip galvanized according to ASTM 123 and powder coated SW7055 
“Enduring Bronze.”  

13. FAA DETERMINATION.  With the Development Review Board Application, the property owner shall 
submit a copy of the FAA Determination letter on the FAA FORM 7460-1 for any proposed structures 
and/or appurtenances that penetrate the 100:1 slope. The elevation of the highest point of those 
structures, including the appurtenances, must be detailed in the FAA form 7460-1 submittal. 

14. AIRCRAFT NOISE AND OVERFLIGHT DISCLOSURE.  Prior to any permit issuance for the development 
project, the property owner shall provide a copy of the noise disclosure notice that will be provided 
to occupants, potential homeowners, employees and/or students that will be located at the 
development project in a form acceptable to the Scottsdale Aviation Director. 
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15. SOUND ATTENUATION MEASURES.  With the final plans submittal, the property owner shall provide 
sound attenuation measures that are limited to sound transmission class of not less than 50 (45 if 
field tested) as provided in the International Building Code (IBC).  

16. PROTECTION OF ARCHAEOLOGICAL RESOURCES.  Any development on the property is subject to the 
requirements of Scottsdale Revised Code, Chapter 46, Article VI, Protection of Archaeological 
Resources, Section 46-134 - Discoveries of archaeological resources during construction.  

DEDICATIONS  
17. RIGHT-OF-WAY DEDICATIONS.  Prior to issuance of any permit for the development project, the 

development project and non-subdivided property owner shall make fee-simple right-of-way 
dedications to the City of Scottsdale to accommodate project development public street 
improvements where the improvements cross onto private property of the development project. 

18. STREET TRACTS.  Prior to permit issuance for any phase, or final plat recordation, the property 
owner shall dedicate street tracts to the project development’s property owner’s association to 
contain any, internal to project development, vehicular or pedestrian corridors. 

19. TRACTS, MAINTENANCE, AND LIABLITY.  A property owners association consisting of property 
owners within the project development shall own and be responsible for all maintenance and 
liabilities of all tracts and related infrastructure. 

20. PUBLIC TRANSIT FACILITY AND ACCESS EASEMENT.  Prior to issuance of any permit for the 
development project, the property owner shall dedicate a Public Transit Facility and Access 
Easement to the City of Scottsdale to contain the transit facility improvements that are to be 
constructed in accordance with the infrastructure requirements below in locations where the 
improvements cross onto private property of the development project. 

21. PUBLIC NON-MOTORIZED ACCESS EASEMENT.  Prior to issuance of any permit for the development 
project, the property owner shall dedicate a continuous Public Non-Motorized Access Easement to 
the City of Scottsdale to contain the public sidewalk in locations where the sidewalk crosses onto 
private property of the development project. 

22. AVIGATION EASEMENT.  Prior to the issuance of any permit for the development project, the 
property owner shall dedicate an Avigation Easement to the City of Scottsdale, in a form acceptable 
to the City Attorney, or designee. 

INFRASTRUCTURE 
23. CONSTRUCTION COMPLETED.  Prior to issuance of any Certificate of Occupancy or Certification of 

Shell Building, whichever is first, for the development project, the property owner shall complete all 
the infrastructure and improvements required by the Scottsdale Revised Code and these 
stipulations. 

24. STANDARDS OF IMPROVEMENTS.  All improvements (curb, gutter, sidewalk, curb ramps, driveways, 
pavement, concrete, water, wastewater, etc.) shall be constructed in accordance with the applicable 
City of Scottsdale Supplements to the Maricopa Association of Governments (MAG) Uniform 
Standard Specifications and Details for Public Works Construction, Maricopa Association of 
Governments (MAG) Uniform Standard Specifications and Details for Public Works Construction, the 
Design Standards and Policies Manual (DSPM), and all other applicable city codes and policies. 
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25. CIRCULATION IMPROVEMENTS.  Prior to issuance of any permit for the development project, the 
property owner shall submit and obtain approval of construction documents to construct the public 
street improvements in conformance with the Vehicular Circulation Plan and Pedestrian and 
Vehicular Circulation Plans within the above referenced Development Plan.  

26. TRANSIT FACILITIES.  Prior to issuance of any permit for the development project, property owner 
shall submit and obtain approval of construction documents to construct bus bay, transit pad and 
shelter, landscaping, bench, and trash can in the location within the above referenced Development 
Plan.  

27. TRAFFIC SIGNAL CONSTRUCTION.  Prior to issuance of any permit for the development project, the 
property owner shall submit and obtain approval of construction documents to construct a traffic 
signal and associated improvements at the intersection of N. Scottsdale Road and E. Tierra Buena 
Lane.  

28. ENHANCED PEDESTRIAN CROSSING. Prior to issuance of any permit for the development project, the 
property owner shall submit and obtain approval of construction documents to construct a 
Rectangular Raid Flashing Beacon (RRFB) and pedestrian crosswalk across E. Paradise Lane at the 
location shown on the Pedestrian Circulation Plan located within the above referenced 
Development Plan. 

29. CITY CONDUIT. Prior to issuance of any permit for the development project, the property owner 
shall submit and obtain approval of construction documents to Install a 2-inch diameter conduit 
within the public right-of-way along the Dial Boulevard and Tierra Buena frontages for City to install 
future fiber optic cable for municipal uses. 

30. WASTEWATER IMPROVEMENTS.  Prior to issuance of any permit for the development project, the 
property owner shall submit and obtain approval of construction documents to construct the 
following: 

a. E TIERRA BUENA LANE.  Construct a new twelve (12) inch gravity sewer system along 
development project’s frontage, from its point of discharge to N Dial Blvd, approximately four 
hundred and fifteen (415) feet. 

b.  N DIAL BOULEVARD.  Construct a new eighteen (18) inch gravity sewer system along the 
development project’s frontage, from its point of discharge to N Greenway Hayden Loop, 
approximately one thousand eight hundred thirty (1,830) feet.   

c. STORMWATER LIFT STATION. In accordance with the terms of Contract No. 2023-144-COS, 
certain volumes of stormwater may be discharged into the sewer by a stormwater lift station as 
a function of the project’s water conservation efforts. However, the project development’s 
stormwater system requirements may in no way be reduced as a result of this discharge 
connection. 

31. WATER AND WASTEWATER IMPROVEMENTS.  The property owner shall provide all water and 
wastewater infrastructure improvements, including any new service lines, connection, fire-
hydrants, and manholes, necessary to serve the development. 

32. FIRE HYDRANT.  The property owner shall provide fire hydrant(s) and related water infrastructure 
adjacent to lot, in the locations determined by the Fire Department Chief, or designee. 



Case 13-ZN-2022     

 Ordinance No. 4612 
 Exhibit 2 
 Page 5 of 5 

 

REPORTS AND STUDIES 
33. DRAINAGE REPORT.  With the Development Review Board submittal, the property owner shall 

submit a Drainage report in accordance with the Design Standards and Policies Manual for the 
development project.   
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RESOLUTION NO. 12936 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SCOTTSDALE, 
MARICOPA COUNTY, ARIZONA, DECLARING AS A PUBLIC RECORD THAT 
CERTAIN DOCUMENT FILED WITH THE CITY CLERK OF THE CITY OF 
SCOTTSDALE AND ENTITLED “THE PARQUE DEVELOPMENT PLAN”. 
 
 

 WHEREAS, State Law permits cities to declare documents a public record for the 
purpose of incorporation into city ordinances; and  

 
WHEREAS, the City of Scottsdale wishes to incorporate by reference amendments to 

the Zoning Ordinance, Ordinance No. 455, by first declaring said amendments to be a public 
record.  

 
 NOW, THEREFORE BE IT RESOLVED, by the Council of the City of Scottsdale, 
Maricopa County, Arizona, as follows: 
 

Section 1.  That certain document entitled “The Parque Development Plan”, attached as 
Exhibit 1, a paper and an electronic copy of which are on file in the office of the City Clerk, is 
hereby declared to be a public record. Said copies are ordered to remain on file with the City Clerk 
for public use and inspection. 

 
 PASSED AND ADOPTED by the Council of the City of Scottsdale, Maricopa County, 
Arizona this _____ day of ______________, 2023. 

 
 
       CITY OF SCOTTSDALE, an  

Arizona municipal corporation  
ATTEST: 
 
 
By:________________________   By:________________________ 
     Ben Lane, City Clerk              David D. Ortega, Mayor 
 
  
APPROVED AS TO FORM:  
OFFICE OF THE CITY ATTORNEY 
 
_________________________________ 
Sherry R. Scott, City Attorney 
By:  Joe Padilla, Deputy City Attorney 
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HISTORY OF THE 
SCOTTSDALE AIRPARK
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SCOTTSDALE AIRPARK 
EVOLUTION

Scottsdale Airport began in June 22, 
1942, as Thunderbird Field II, a basic 
training facility for World War II Army Air 
Corps pilots. 

The city of Scottsdale acquired the airfield 
portion of the academy’s property in 1966 
and has continued to own and operate it 
since that time. The first airpark tenant, 
Casa Precision, broke ground for its first 
building in August 1968. 

Scottsdale Airpark has become a national 
model for airport-based business parks. 
It is headquarters for over 25 national/
regional corporations; home to more than 
2,500 small to medium-sized businesses; 
workplace of more than 48,000 
employees; and has easy airport access 
and seven miles of taxiway access. The 
workforce within its boundaries has tripled 
in the past decade, making it the third 
largest employment center in the Greater 
Phoenix region.
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E C O N O M I C  A N D  E M P L OYM E N T  L E A D E R

Scottsdale’s business environment includes successful entrepreneurs, a highly talented workforce, and a burgeoning high-tech industry cluster. Scottsdale is becoming known as 
an emerging center for technology development and incubation and is increasingly becoming the location of choice for technology companies looking for national expansion. 
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TECH INCUBATION IN 
SCOTTSDALE

Tech companies accounted for a record 21 
percent of major office-leasing activity in 
the US and Canada in the second half of 
2021, according to data from real estate 
firm CBRE. Between 2010 and 2020, 
Phoenix was one of the top national 
markets for annual growth in leasing by 
technology-related companies, with 27% 
annual average growth. 

The gains in tech’s office leasing 
underscore the industry’s resilience during 
the pandemic. U.S. tech employment now 
exceeds its pre-crisis level by 3.3 percent, 
surpassed only by the life sciences 
industry (6.9 percent). The tech industry 
has expanded by 219,000 jobs in the U.S. 
since May 2020.
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REGIONAL CONTEXT
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SITE LOCATION 

The Parque is located within the greater Airpark 
Area and is on the boundary of the City of 
Scottsdale and the City of Phoenix. 
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