REPORT

Meeting Date: May 26, 2021

General Plan Element: Land Use

General Plan Goal: Create a sense of community through land uses
ACTION

Ina Levine Jewish Community Campus
3-TA-2020 and 11-ZN-2020

Request to consider the following:

1. A recommendation to City Council regarding a request by owner for a text amendment to the

Zoning Ordinance (Ord. No. 455), specifically the Use Regulations identified in Section 6.803 of the
Special Campus (SC) District, to allow for community buildings and recreational facilities not
publicly owned, educational services and residential healthcare facilities.

A recommendation to City Council regarding a request by owner for a zoning district map
amendment from Single-family Residential (R1-35) District to Special Campus, Planned Shared
Development District (SC PSD), including a Development Plan with amended (Transition)
performance standards for building setbacks, building stepbacks and landscape buffers, on a +/-
28.5-acre site located at 12701 N. Scottsdale Road.

Purpose of Request

The applicant’s request for the Special Campus (SC) District Zoning Text Amendment and for the
rezoning of the property is intended to implement the Cultural/Institutional General Plan Land Use
Category for the property and provide flexibility for the unique range of uses on the campus site.

Key Items for Consideration

Conformance with Scottsdale General Plan
SC District text amendment is City-wide to provide additional land use options

Appropriateness of the Special Campus District overlay for the progression of the Ina Levine
Jewish Community Campus

Appropriateness of the proposed Development Plan as a guide for future development,
redevelopment, and expansion of existing facilities

Proposed amended development standards include FAR, building setbacks, building stepbacks
and landscape buffers

Existing community building will remain with planned future additions

Action Taken




Planning Commission Report | Ina Levine Jewish Community Campus

e No significant negative traffic impacts or other services anticipated
e The Airport Advisory Commission will hear these cases at their May 19, 2021 meeting
e Community Involvement

OWNER

Jewish Community Campus LLC - Jay Jacobs
(480) 481-7007

APPLICANT CONTACT T
I %
John Berry i|
-o=—E~Sweetwater-A
480-385-2719 3 sewaerfvenve
)
LOCATION o
3 SITE:
12701 N Scottsdale Rd, 12753 N. Scottsdale Rd, 12707 N. Lg
Scottsdale Rd. S
City-wide (Text Amendment) -Z E- Gorrine-Drivel—
[

BACKGROUND

General Plan

The 2001 General Plan Conceptual Land Use Map designates the property as Cultural/Institutional or
Public Use. This category includes a variety of public and private facilities including government
buildings, schools, private and public utilities, and airports. Private facilities include Taliesin West, the
Mayo Clinic, HonorHealth Osborn and HonorHealth Shea hospitals. Zoning for these opportunities
should be based on a demonstration that the project can be successfully completed, has good
transportation access, and is compatible with surrounding areas.

Zoning

The site is zoned Single-family Residential (R1-35) district with a Conditional Use Permit for
community buildings and recreational facilities not publicly owned. The R1-35 zoning district is
intended to promote and preserve residential development. The principal land use is single-family
dwellings and uses incidental or accessory thereto, together with allowed recreational, religious, and
educational facilities. Case 2-UP-2000 approved a Conditional Use Permit for a 125,000 square foot
Community Center and Recreational Facility.

Context

The 28.5-acre site is located at the intersection of N. Scottsdale Road and E. Sweetwater Avenue and
is surrounding by residential development to the north, south and west and to the east is an
educational facility. Please refer to context graphics attached.
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Adjacent Uses and Zoning

e North: Single-family homes (Sweetwater Street East), zoned Single-family Residential (R1-35).

e South: Single-family homes (Scottsdale Village Estates), zoned Single-family Residential (R1-35).

e East: Elementary School (Paradise Valley Unified School District), zoned Single-family
Residential, Planned Community District (R1-35 PCD).

e West: Single-family homes (City of Phoenix).

Other Related Policies, References:

Scottsdale General Plan 2001, as amended

Zoning Ordinance

6-DA-2020: Associated Development Agreement for Planned Shared Development Overlay (PSD)
district

7-TA-2016: Ordinance 4244 Planned Shared Development Overlay (PSD) district

Scottsdale Road Streetscape Design Guidelines

6-UP-2000: Conditional Use Permit for Private Educational facility (Elementary/Middle School/High
School)

2-UP-2000: Conditional Use Permit for Community Center and Recreational Facility

112-DR-2000 et al: JCC Community Campus

APPLICANT’S PROPOSAL

Development Information

Associated with the city-wide zoning text amendment to the Special Campus (SC) District to allow
more land use options in the district, the applicant is requesting a recommendation from Planning
Commission to the City Council regarding a zoning district map amendment from Single-family
Residential (R1-35) District to Special Campus, Planned Shared Development (SC PSD) District,
including a Development Plan with amended (Transition) performance standards for floor area ratio,
building setbacks, building stepbacks and landscape buffers.

The existing 28.5-acre community campus is comprised of an existing one and two-story community
center that is located at the northwest corner of the site which contains multi-purpose/meeting
rooms, pre-school, library, fitness center, senior-youth facilities, offices and pools. A lighted soccer
field and baseball field are located toward the northeast corner of the site. The Pardes Jewish Day
School (K-8) is located south of the recreation fields while the approved high school site remains
vacant.

The proposed conceptual development plan establishes the framework for future development of the
campus. The proposal includes a new 38-foot-tall, 185,000 square foot Residential Healthcare Facility
(minimal and specialized) with approximately 185 units/beds, a 20,000 square-foot addition to the
existing Jewish Community Center, and a 10,000 square foot addition to the existing Pardes Jewish
Day School (K-8). The approved enrollment of 350 students remains unchanged.

To buffer the adjacent residential development, future development will provide a 50-foot-wide
building setback and 12-foot-wide landscape buffer to the existing neighbors to the east, a 70-foot-
wide building setback and 25-foot-wide landscape setback along E. Sweetwater Avenue and a 70-
foot-wide building setback and a 25-foot-wide landscape setback along E. Corrine Drive.
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Primary access to the site is provided with two existing driveways along N. Scottsdale Road that leads
vehicular traffic to the parking lot located at the southwest corner of the site. Secondary access is
provided along E. Sweetwater Avenue. Pedestrian connectivity is maintained with shaded sidewalks
and additional pedestrian connection is provided internal to the site that link to the adjacent street

frontages.
e Existing Use: Community buildings and recreational facility
e Proposed Uses: Community buildings and recreational facilities not publicly owned,

educational services, residential healthcare facilities (minimal and
specialized), and community center.

Community Center Building Area:

Existing:

Proposed:

Total Building Area:
Educational Facility Building Area:

Existing:

Proposed:

Total Building Area:
Residential Health Care Facility
Building Area:

Overall Total Building Areas:

Parcel Size:

Overall Floor Area Ratio allowed:

Floor Area Ratio provided:

Building Height Allowed (R1-35 District):

Building Height Allowed (SC District):
Building Height Proposed:
Number of units/beds:
Specialized Care Beds (allowed):
Minimal Care Units (allowed):
Number of units/beds:
Specialized Care Beds (proposed):
Minimal Care Units (proposed):

Parking Required:

Parking Provided:

114,530 square feet
20,000 square feet
134,530 square feet

56,403 square feet
10,000 square feet
66,403 square feet

+/-185,000 square feet

385,933 square feet

1,311,561 square feet / 30.11 gross acres
1,242,656 square feet/28.53 net acres
0.4 or 497,062 square feet

0.31 or 385,933 square feet

30 feet

38 feet

38 feet

80 beds per gross acre (2,400)
40 dwelling units per gross acre (1,200 units)

55 beds
130-185 dwelling units

163-271 spaces, depending on the final number&
mix of units/beds

456 space (JCC Campus)
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e Open Space Transition Areas:

Type |l Required: 411,926 square feet
Type Il Provided: +/- 523, 138 square feet
Type lll Required: 12,917 square feet
Type lll Provided: +/- 12,917 square feet

e Minimum Open Space Required: 262, 312 square feet

e Open Space Provided: 536, 055 square feet

ZONING IMPACT ANALYSIS

Land Use

The city-wide zoning text amendment to the Special Campus (SC) District to allow more land use
options in the district (community buildings, educational services, and residential healthcare facilities)
are all consistent with the purpose and intent of a special campus zoning. The Land Use Element of
the General Plan designates this particular site as Cultural/Institutional or Public Use. The proposed
Special Campus Overlay and Planned Shared Development (SC PSD) zoning district is consistent with
the General Plan land use designation for the Ina Levine Community Center Campus. The
Cultural/Institutional or Public Use land use designation directly correlates with the cultural and
education aspects of the campus.

Special Campus District

The proposed Minor Special Campus is an overlay district that allows for cultural and institutional
uses which due to their unique characteristics, generally do not fit in standard districts. It also
recognizes the importance of unique land uses in a campus setting to Scottsdale’s economy and
quality of life. The Special Campus (SC) District allows the Ina Levine Jewish Community Center the
ability to comprehensively plan for the future building development, redevelopment, or
modifications within the campus. Through the use of the Special Campus District overlay, the Ina
Levine Community Center Development Plan provides the city with a comprehensive plan and vision
for which it may be ensured that the campus would develop cohesively and address the goal and
polices of the General Plan. The Special Campus Ordinance has been set to allow for flexibility in
establishing safeguards and buffered areas adjacent to less intense uses.

Amended Site Development Standards

The applicant is requesting amended (transition) performance standards as part of the zoning district
map amendment. According to Zoning Ordinance Section 6.806.B.2., alternate Transition Area Plan
Performance Standards may per approved by the City Council. The applicant is requesting to amend
the following: minimum width of landscape area at the perimeter of the site along the eastern edge
and adjacent to Type Il zoning districts when along the eastern edge from 50 feet to O feet for existing
site improvements and 12 feet for new site improvements, in addition, Type Il zoning districts from
50 feet to 30 feet; Building Setbacks along the eastern edge and adjacent to Type Il zoning districts
from 75 feet to 35 feet; the elimination of building height stepbacks and Floor Area Ratio within all
transition areas; and limit the overall Floor Area Ratio from 0.6 to 0.4 of the net lot area. For
additional information, please see the attached Amended Development Standards
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Planned Shared Development

The purpose of the Planned Shared Development Overlay (PSD) zoning District is to provide the
opportunity for application of development standards to a property as defined by its perimeter,
rather than applying the standards to the individual lots, tracts, and parcels within the boundaries of
the perimeter. The applicants request to apply the PSD overlay to the site is to allow for the sharing
of the Special Campus development standards. Details of the planned shared development will be
finalized in an associated Development Agreement that will be reviewed by City Council.

Airport Vicinity

The subject site falls within the AC-1 Airport Influence Area and the project features a residential
healthcare facility which is listed as a noise sensitive use. As such, the case shall be presented to the
Airport Advisory Commission and the project will require the following stipulations in accordance
with Chapter 5 of the City Code:

e The owner shall grant the city and record an avigation easement

e The owner shall conduct a height analysis and submit completed FAA forms from height
analysis prior to permit issuance

e Each owner of property shall make fair disclosure to each purchaser. If development is subject
to Covenants, Conditions and Restrictions, the owner shall include the disclosure in CC&Rs;

Transportation/Trails

The site is located on the southeast corner of Scottsdale Road and Sweetwater Boulevard, and has
access to both streets. There is full access driveway on Scottsdale Road, as well as a right-in, and
right-out only driveway; the site driveway on Sweetwater Boulevard is designed to direct site traffic
to Scottsdale Road, with right-in and left-out only turning movements. The intersection of Scottsdale
Road and Sweetwater Boulevard is signalized, and it has a southbound left-turn arrow.

A Traffic Impact and Mitigation Analysis ("TIMA") was submitted for the project. The approval of the
zoning district change for the proposed 185-Unit residential healthcare facility will result in an
estimated 718 trips generated per day to and from the project site. The development is estimated to
generate 37 a.m. peak hour trips, and 47 p.m. peak hour trips. This represents an increase of 191
daily trips over the existing approved 150-student high school. With the addition of the proposed site
generated traffic, traffic operations at the intersections in the vicinity of the site will operate at LOS D
or better.

With the development of the healthcare facility, the developer is stipulated to improve the sidewalk
connections from the site buildings to the adjacent streets. This includes a sidewalk connection to
Corrine Drive to the south of the site, which the applicant proposes to be gated. These sidewalk
connections are supported by goals that are contained in the current and proposed City of Scottsdale
General Plan. Students of the school on the site, members of the community center, and residents
and employees of the healthcare facility should be able to walk and bicycle on the local streets in the
surrounding neighborhoods without having to travel along Scottsdale Road to reach them.

Water/Sewer
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The City’s Water Resource Department reviewed and accepted this preliminary Basis of Design
Reports for water and wastewater and has determined that there are adequate water and
wastewater services to serve the development. The developer will pay for all related infrastructure
improvements necessary to serve the new development.

Public Safety

The City’s public safety division reviewed the application and determined that the existing facilities
area sufficient to provide service for the proposed use, and no impacts to existing service levels are
anticipated. The nearest fire station is located approximately 2 miles from the site and located at
7455 E. Shea Boulevard.

Open Space

Open space in the Special Campus District is required to be provided at equal to or greater than that
typically required for comparable uses and located as required for building heights up to 38 feet. A
minimum of 20 percent (5.7-acres) of the gross land area shall be designated as open space; 40
percent (9.4-acres) in Area Type Il and 30 percent (0.3-acres) in Area Type lll. Overall, the required
open space is 10.04-acres, and the development plan is providing 45% open space (12.9-acres) which
exceeds the open space requirement.

Community Involvement

The city and applicant both placed a 1/8-page ad in the newspaper and sent notices to the City of
Scottsdale’s interested parties list regarding the proposed zoning district map amendment, text
amendment and open house dates. The applicant posted the Early Notification of Project Under
Consideration sign on August 28, 2020 and held two (2) virtual open house meetings on September 8,
2020 from 10:30 AM to 12 PM and 4:30 PM to 6:00 PM. According to the attached Outreach Report,
a total of 41 people viewed the website, which resulted in two phone calls to the development team
with questions regarding lighting and landscaping. Additionally, in December of 2019, the applicants
outreach team visited over 100 residential neighbors’ door-to-door to get their feedback on the
project and received letters of support. City staff received an e-mail expressing concerns about
building height and landscape. The applicant contacted the resident and agreed that the increased
buffers and landscaping are helpful. For additional information, please refer to the attached
Community Involvement Report.

Community Impact

The proposed Special Campus development plan, expansion and redevelopment modifications is
intended to complement the character and scale of the adjacent homes along with compatible land
uses. The site is surrounded by single-family residential, and the proposed facility will provide
adequate building setbacks and landscape buffers to establish appropriate transitions from the Ina
Levine Community Center campus to the surrounding residents. There are no anticipated traffic
impacts as vehicular traffic will enter and exit the site from the existing primary access points along N.
Scottsdale Road with secondary access from E. Sweetwater Avenue. Impacts to infrastructure, and
other services are also minimal, and the developer will be responsible to provide infrastructure for
any new related development. The Zoning District Map Amendment will not likely create any
significant adverse effects upon the neighborhood or the community at large.
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Policy Implications

The proposed development plan will allow for the development of an underutilized vacant site
surrounded by a variety of existing supporting cultural, educational, and recreational land uses that
will offer services to the new residential healthcare facility. The Special Campus Ordinance allows
flexibility in establishing safeguards and buffered areas adjacent to less intense uses. Significant
modifications to the transition area plan standards are intended to protect the surrounding
neighbors. Approval for the proposed text amendment will allow the addition of senior living, cultural
and educational land uses that are consistent with both the Cultural/Institutional General Plan land
use designation and the intent of the Special Campus zoning district.

OTHER BOARDS AND COMMISSIONS

The Airport Advisory Commission heard this case at their May 19, 2021 meeting and recommended
approval with a vote of 5-0.

STAFF RECOMMENDATION

Recommended Approach:
1. Staff recommends that the Planning Commission find that the Zoning Ordinance text
amendment is consistent and conforms with the adopted General Plan and make a
recommendation to City Council for approval.

2. Staff recommends that the Planning Commission determine that the proposed zoning district
map amendment, including the Ina Levine Jewish Community Campus Development Plan and
amended performance standards are consistent and conform with the adopted General Plan,
and make a recommendation to City Council for approval, per the attached stipulations.
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RESPONSIBLE DEPARTMENTS

Planning and Development Services

Current Planning Services
Long Range Planning
Traffic Engineering
Water Resources

Fire and Life Safety

Plan Review

STAFF CONTACT

Meredith Tessier

Senior Planner

480-312-4211

E-mail: mtessier@ScottsdaleAZ.gov

Taylor Reynolds

Project Coordination Liaison
480-312-7924

E-mail: TReynolds@Scottsdaleaz.gov
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APPROVED BY

y L

Meredith Tessier, Report Co-Author

vl e

Ta/ylfér R'e{y}nold/s, Regﬁ%t o-Author

05/03/2021

5/13/2021

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

05 14 202/

E;m Perrealilt, AICP Long Ra'n'ge Planning Director
Phome: 480-312-7093 Email: epperreault@scottsdaleaz.gov

5 /
i 514/ 2
Randy¢Grant, Executive Director C

; P!éxn’hing, Econg,ﬁmic Development, and Tourism

"Egh_’bne: 480-312-2664 Email: rgrant@scottsdaleaz.gov

i
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ATTACHMENTS

1.  Context Aerial

2.  Aerial Close-Up

3.  Stipulations
Exhibit A to Attachment #3: Amended Development Standards
Exhibit B to Attachment #3: Ina Levine Jewish Community Campus Development Plan

4 Additional Information

5 Applicant’s Zoning Narrative

6. Applicant’s Text Amendment Narrative

7.  Draft Text Amendment

8 Existing City-Wide S-C Zoning Districts Map

9. General Plan Land Use Map

10. Existing Zoning Map

11. Proposed Zoning Map

12. Traffic Impact Summary

13.  Community Involvement Report

14. Correspondence

15. City Notification Map
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Case 11-ZN-2020

Stipulations for the Zoning Application:
Ina Levine Jewish Community Campus
Case Number: 11-ZN-2020

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

SITE DESIGN

1. CONFORMANCE TO DEVELOPMENT PLAN. Development shall conform with the Development Plan,
entitled “Ina Levine Jewish Community Campus,” which is on file with the City Clerk and made a
public record by Resolution No. XXXX 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.

2. CONFORMANCE TO AMENDED DEVELOPMENT STANDARDS. Development shall conform with the
amended development standards that are included as part of the Development Plan. Any change to
the development standards shall be subject to additional public hearings before the Planning

Commission and City Council.

3. REFUSE. Each project site design shall accommodate refuse infrastructure in conformance with city
published standards and requirements, at time of project development, with associated site plan

modifications to accommodate as needed.

4. 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

5. TRAFFIC CONTROL EASEMENT. Prior to issuance of any permit for the development project, the
property owner shall dedicate a traffic control easement, at the southeast corner of the N
Scottsdale Road and E Sweetwater Avenue intersection, to the City of Scottsdale to cover the

corner’s two existing traffic signal poles and pull boxes.

6. CROSS ACCESS EASEMENT. Prior to issuance of any permit for the development project, the
property owner shall dedicate cross access easements, across and to the benefit of all parcels
contained within development project, should project development consist of more than one parcel

at time of any permit request for the development project.

7. EMERGENCY SERVICES ACCESS EASEMENT. Prior to issuance of any permit for the development
project, the property owner shall dedicate emergency services access easements to the City of
Scottsdale across all drive aisles connecting parcels within development project, should project
development consist of more than one parcel at time of any permit requires for the development

project.

8. 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.
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Case 11-ZN-2020

INFRASTRUCTURE

9.

10.

11.

12.

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.

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.

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

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

REPORTS AND STUDIES

13.

14.

15.

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. In the drainage report, the property owner shall address:

a. Provide an updated copy of the drainage report submitted for the zoning case with the following
stipulations:

i. A complete and detailed storm drain analysis for the proposed 2-48” connector
pipes/underground system that properly model the bubble-up structure data shown on
the plans. The analysis should clearly demonstrate that the design WSEL of the offsite
existing detention basin upstream of the site would not be adversely impacted.

ii. The description in the drainage report of the small 3-8” HDPE pipes and riprap spillway
at the site outfall near 73rd Place as an existing outfall system was not accurate and
not adequate for the design flow of approximately 178 cfs leaving the site. The
drainage analysis should carefully evaluate the existing overflow section near this
outfall location and ensure the proposed improvements will not adversely impact
drainage conditions at the site outfall.

iii. A separate updated Grading and Drainage Plans.

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.

AIRCRAFT NOISE AND OVERFLIGHT DISCLOSURE. With the Development Review Board Application
submittal, 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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16. SOUND ATTENUATION MEASURES. With the final plans submittal, the property owner shall provide
sound attenuation measures that are limited to the sound transmission class of not less than 50 (45
if field tested) as provided in the international Building Code (IBC).

17. ARCHAEOLOGY. The applicant shall submit, with the submittal of a Development Review application
associated with Case (enter the GP, ZN, UP case number here), an archaeology survey and report
that is prepared by a qualified archaeologist, in conformance with Scottsdale Revised Code, Chapter
46, Article VI. — Protection of Archaeological Resources.
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V.

Ina Levine Jewish Community Campus - Amended Development Standards.

Sec. 6.800. - Special Campus (SC).

Sec. 6.804. - General standards and incentives.

A

A minor campus district shall occupy less than forty (40) gross acres. The minimum width and depth
shall be four hundred (400) feet.

A major campus district shall occupy forty (40) gross acres or more. The minimum width and depth

shall be eight hundred (800) feet.

Contiguous parcels, not including right-of-way, of lesser size or dimension may be added to an

established special campus district subject to the approval of the City Council.

B.

C.

Except as otherwise permitted in section 6.804.C., or in section 7.100 et seq., the maximum building
height shall be thirty-eight (38) feet above the natural grade.

Where the city determines that the unique operating or structural characteristics of buildings, structures
or other facilities located within the SC District justifies a height greater than that normally allowed
within this SC District, the City Council may approve the greater height as a part of the development
plan, either as an absolute figure or by means of formulas and performance criteria. Any building height
greater than thirty-eight (38) feet shall be subject to the following general criteria:

1. These building heights shall be permitted only on those portions of the site not affected by the
transition areas as specified in Section 6.805.C.2.a. and b.

2. The maximum building height shall be stepped back from the edge of the transition area at one
(1) foot of vertical dimension for every three (3) feet of horizontal dimension as measured from
the base height of thirty-eight (38) feet.

3. For each five (5) feet of building height greater than thirty-eight (38) feet the open space
requirement shall be increased by one (1) percent above what is required herein in Section
6.805.B.

Floor area ratio is limited to six-tenths{0-6) FOUR-TENTHS (0.4) of the net lot area except as modified
herein.

The City Council may approve as part of the development plan guidelines, including formulas,
performance criteria, and/or incentives, which, in order to achieve specified community goals, provide
means for the additional height as identified in section 6.804.C. above and/or additional floor area
greater than that specified in section 6.804.D. above. Such flexibility shall be based upon
considerations such as but not limited to: underground parking, preservation of historic sites on or off-
site, preservation of conservation areas on or off-site for which no density transfer has been previously
received from either on or off-site, special public improvements above what is normally required for
the development, or major contributions to public arts or public recreation facilities.

To the extent that the adoption of a special campus overlay district shall conflict with the regulations,
requirements, stipulations, or standards of other provisions within the Zoning Ordinance, the more
permissive shall apply, unless otherwise specified herein.

(Ord. No. 2588, § 1, 9-21-93; Ord. No. 2895, § 1, 3-19-96; Ord. No. 2996, § 1, 3-4-97; Ord. No.
3879, § 1(Exh. § 25), 3-2-10; Ord. No. 4005, § 1(Res. No. 8947, Exh. A, § 172), 4-3-12; Ord.
No. 4143, § 1(Res. No. 9678, Exh. A, § 146), 5-6-14

Exhibi