Meeting Date: September 23, 2020

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

Acoya Scottsdale at Shea {Ryan Redevelopment)
6-ZN-2020

Request to consider the following:

1. Arecommendation to City Council regarding a request by the applicant for a Zoning District Map
Amendment from Central Business (C-2) to Commercial Office (C-O) zoning on a +/- 3.5-gross-
acre site located at 7373, 7375, and 7365 E. Shea Boulevard.

Goal/Purpose of Request
The applicant’s request is to redevelop the existing carwash site into a four-story residential
healthcare facility.

Key Items for Consideration
e Building Height
s Parking Reduction

¢ Public Comment received

OWNER

Olive Tree Investments LLC £
(480) 225-8937 | ~~E=Shea‘Boulevard

APPLICANT CONTACT

Kurt Jones
Tiffany & Bosco, P.A.
(602) 255-6000

= N;74th-Sfreet

Action Taken
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LOCATION

7373, 7375, and 7365 E. Shea Boulevard

BACKGROUND

General Plan

The General Plan Land Use Element designates the property as Commercial. This category includes
areas designated for commercial centers providing goods and services frequently needed by the
surrounding residential population, and retail businesses, major single uses, and shopping centers,
which serve community and regional needs. This category may also include other uses, like housing
and office uses, to attain environmental and mobility goals.

Zoning

The site is currently zoned Central Business {C-2). The C-2 zoning district is intended to permit uses
for recurring shopping and service needs for multiple neighborhoods. This district includes uses
usually associated with office and retail shopping developments, typically located near residential

- neighborhoods.

The proposed zoning change is to the Commercial Office (C-O) zoning district. The C-O zoning
district is intended to provide an environment desirable for and conducive to development of office
and related uses adjacent to commercial areas. In addition, some specified uses are permitted with
use limitations which promote their compatibility with office and residential uses. The
development standards are intended to provide separation of office buildings from nearby
residential areas, and provide a high quality setting for office uses.

Context
The subject property is located east of N. Scottsdale Road, at the southwest corner of the
intersection of E. Shea Boulevard and N. 74t Street. Please refer to context graphics attached.

Adjacent Uses and Zoning

s North: Existing mixed-use commercial center; zoned Central Business (C-2).
e South: Existing commercial office; zoned Central Business (C-2). -
e East: Existing medical office; zoned Service Residential (S-R}, and Monterey at Mountain

View Phase Il, existing residential beyond; zoned Single-family Residential Planned
Residential Development (R1-7 PRD).

o West: Existing commercial/retail; zoned Highway Commercial {C-3).

Other Related Policies, References:
Scottsdale General Plan 2001, as amended
Zoning Ordinance
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APPLICANT’S PROPOSAL

Development Information
The development proposal associated to this zoning district map amendment request intends to
develop a 4-story residential heaithcare facility providing a mix of specialized and minimal care.

s Existing Use: Carwash/Service Station

¢ Proposed Use: Residential Healthcare Facility

s Building Area: 212,217sqft {(including underground parking garage)
150-units

e Parcel Size: 3.5-acres (gross)

2.5-acres {net)

110,904sqft
e Building Height (C-2): 36-feet (excluding rooftop appurtenances)
¢ Building Height (C-O}: 48-feet (excluding rooftop appurtenances)
¢ Parking Required: 179 spaces
o Parking Reduction Requested: 27%
» Parking Proposed: 130 spaces
IMPACT ANALYSIS
Land Use

This proposed zoning district map amendment seeks to allow for the subsequent development of
the site as a residential health care facility offering a mix of specialized (memory care) and minimal
{assisted living} units. The Residential Heath Care land use is allowable under the current C-2 zoning
on the site and under the proposed C-O zoning, but the C-2 zoning district is limited to a 36-foot
maximum building height which would not accommodate the 48-foot tall building proposed that the
C-0 zoning would allow.

Residential Health Care

As identified in the Land Use requirements of the Zoning Ordinance, residential health care facilities
are limited to a maximum of eighty (80) beds per acre of gross lot area for specialized care units and
forty {40) dwelling units per acre of gross lot area for minimum care units. This project proposes a
combined total of 150 units that are distributed as 16 specialized units and 134 minimum case units.

The Residential Health Care land use parameters also include specific open space requirements
sperate from those specified in the underlying zoning district. This resuits in a larger open space
requirement for this site than the requested C-O zoning district {or the current C-2 zoning district)
would otherwise require. The associated site configuration proposal accounts for providing the
necessary open space areas to meet the land use specific requirements.
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The Residential Health Care land use parameters identify that the site shall be designed, to the
maximum extent feasible, so that on-site parking is oriented to the building(s} to provide convenient
pedestrian access for residents, guests, and visitors. The associated site configuration proposal
provides for a single building with surface parking located at the main entrance along E. Shea
Boulevard and an underground parking garage below the building itself. Also included are
pedestrian access routes from multiple points of the building to the adjacent public sidewalks,
providing pedestrian connectivity to access the nearby commercial and retail uses.

Transportation/Trails
Access to the site is provided by two existing shared access drives from the adjacent streets, E. Shea
Boulevard and N. 74" Street. The intersection of E. Shea Boulevard and N. 74" Street is signalized.

A traffic impact study was submitted for the proposed change in land use. The approval of the
proposed development will result in an estimated 747 daily trips generated per day to and from the
project site. The development is estimated to generate 70 a.m. peak hour trips, and 86 p.m. peak
hour trips. This represents a decrease of 718 daily trips over the existing car wash and minor auto
repair facility.

A parking reduction of 27% requested as part of zoning request based on anticipated reduced
vehicle needs relative to the operations and demographics of the proposed residential health care
facility. The typical parking requirement established in the Zoning Ordinance for the proposed use
requires a total of 179 spaces. The proposed parking reduction would allow for the applicant to
provide a total of 130 spaces for the proposed residential healthcare facility. A parking study was
provided with this request to provide supporting analysis for the reduction.

Water/Sewer

The City’s Water Resource Department has reviewed the application and finds that water and
wastewater infrastructure will be adequate to service the proposed development. The developer is
responsible for providing all identified water and wastewater infrastructure improvements,
including any new service lines, connections, fire hydrants, and manholes to serve the development.

Public Safety

Access to the site is served by existing streets and improvements. There are no anticipated service
or emergency response impacts associated with this request. Fire Station 605 is located
approximately 350-feet east of this site on E. Shea Boulevard.

Community Involvement

The applicant held a virtual open house on April 6, 2020; to provide the community information
regarding their application request while also adhering to COVID-19 related gathering and
interaction limitations. Once the application was submitted, the City also sent out typical project
notification postcards and provided online project information to property owners within 750-feet
of the site and other interested parties. During the review process staff received inquiries and
comments from residents in the area primarity concerning potential traffic impacts and the
proposed building height relative to existing development in the area. Although the site is primarily
directly abutted by commercial land uses, there is a single-family residential neighborhood,
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Monterey at Mountain View Phase I, located at E. North Lane and N. 74t Street to the southeast of
this site and a multi-family residential condominium, Barolo Place, located across at the northeast
corner of the intersection of E. Shea Boulevard and N. 74! Street.

STAFF RECOMMENDATION

Recommended Approach:

Staff recommends that the Planning Commission find that the proposed 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

Jeff Barnes

Senior Planner

480-312-2376

E-mail: jbarnes@ScottsdaleAZ.gov
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APPROVED BY

e

/

—_—

<Jeff Barnes, Report Author

T

Tim Curtis, AICP, Current Planning Director
480-312-4210, tcurtis@scottsdaleaz.gov

Ranq-v;%nvﬁxecutiv Director
/ ‘

Plapiyiing and Develgpment Services
480)-312-2664, rgrant@scottsdaleaz.gov
/ \
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ATTACHMENTS

1. Context Aerial

1A. Aerial Close-Up

2. Stipulations

Exhibit A to Attachment 2: Site Plan
Applicant’s Narrative

General Plan Land Use Map
Zoning Map (Existing)

Zoning Map {Proposed)
Conceptual Building Elevations
Traffic Impact Summary

. Citizen Involvement

10. City Notification Map

11. Public Comment
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Case 6-ZN-2020

Stlpulatlons for the Zonmg Appllcatlon. G

Acoya Scottsdale at Shea"f(Ryan Redevelo:pment)
Case Number: 6-ZN-2020

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

SITE DESIGN

1. CONFORMANCE TO CONCEPTUAL SITE PLAN. Development shall conform with the conceptual site
plan submitted by Ryan A+E, Inc. and with the city staff date of 9/1/2020, attached as Exhibit A to
Attachment 2. Any proposed significant change to the conceptual site plan, as determined by the
Zoning Administrator, shall be subject to additional action and public hearings before the Planning
Commission and City Council.

2. OUTDOOR LIGHTING FOR PATIOS AND BALCONIES. Light sources that are utilized to illuminate
patios and/or balconies shall be subject to the approval of the Development Review Board.

3. ACCESS RESTRICTIONS. Access to the development project shall conform to the following
restrictions:
a. Site access shall occur from the existing private access driveways.

b. Site driveway(s) shall be consistent with COS Standard Detail 2256 Type CL.

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. 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.

INFRASTRUCTURE

6. 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.

a. EAST SHEA BOULVARD.

1. Remove and replace the existing sidewalk with a new 8-foot wide sidewalk detached from
the street, as shown on the Site Plan included as Exhibit A to Attachment 2.

7. BICYCLE RACKS. Bicycle racks shall be installed in two locations: three (3) racks six (6) spaces to be
installed near front entrance and four (4) racks eight (8) spaces installed in the garage for a total of
seven (7) racks and fourteen {14) spaces. Locations shall be approved by the Transportation
Department prior to DRB approval.

Verision 7- 17 ATTACHMENT #2 Page 1 of 2




Case 6-ZN-2020

10.

LOADING ZONE. Provide one (1) loading zone on the site for deliveries form moving vans and large
trucks. Location shall be approved by the Transportation Department prior to DRB approval.

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.

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

REPORTS AND STUDIES

11.

12.

13.

DRAINAGE REPORT and PRELIMINARY CiVIL PLAN. With the Development Review Board submittal,
the property owner shall submit a Drainage report and Civil improvement plans in accordance with

“the Design Standards and Policies Manual for the development project, which is consistent with the

zoning case approval.

BASIS OF DESIGN REPORT (WATER). With the Development Review Board submittal, the property
owner shalf submit a Final Basis of Design Report for Water for the development project in
accordance with the Design Standards and Policies Manual.

BASIS OF DESIGN REPORT (WASTEWATER). With the Development Review Board submittal, the
property owner shall submit a Final Basis of Design Report for Wastewater for the development
project in accordance with the Design Standards and Policies Manual.
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RYAN COMPANIES
ACOYA SCOTTSDALE AT SHEA

Rezoning Project Narrative

Case: 118-PA-2020

6-ZN-2020

First Submittal: April 28, 2020
Second Submittal: July 3, 2020
Revised: September 1, 2020
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Ryan Assisted Living Community
Shea Boulevard and 74t Street

Development Team

Developer:
Ryan Companies US, Inc.

3900 East Camelback Road, Suite 100 j i |
Phoenix, AZ 85018 l |

T: (602)322-6100
Contact: Tyler Wilson/ Daniel Raimer/ Scott Garvin

Attorney:

Tiffany & Bosco, P.A.

2525 E. Camelback Road, Seventh Floor
Phoenix, AZ 85016

T: (602) 452-2712

Contact: William E. Lally, Esq./ Kurt Jones, AICP

TIFF‘AN},’A&BOSC‘O

Traffic Engineer:

Lokahi, LLC -
4657 E. Cotton Gin Loop, Suite 102

Phoenix, AZ 85040

T: (480) 536-7150

Contact; Shelley Sorenson, PE, PTOE

Civil Engineer:

IMEG

1600 N. Desert Drive, Suite 230 \

Tempe, AZ 85281 “‘, I M EG
T: (480) 951-0517

Contact: Mike lackson, P.E.

Neighborhoad Outreach:

Technical Solutions

4350 E. Camelback Road, Suite G-200
Phoenix, AZ 85018

T: (602) 957-3434

Contact: Susan Bitter Smith/ Prescott Smith

Technical Solutions
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Ryan Assisted Living Community
Shea Boulevard and 74t Street

REQUEST OVERVIEW

The request is for a rezoning from Central Business (C-2) to Commercial Office {C-O) for the 2.5 +/- acre
property located at the southwest corner of Shea Boulevard and 74" Street (“Property”).

BACKGROUND/HISTORY

During the 1970’s, the Shea Boulevard and Scottsdale Road interesection was considered the northern
reaches of the City of Scottsdale (“City”}. This intersection had two (2) main commercial centers on the
northwest and southeast corners. Those commercial centers still exist as other commercial and
residential projects developed around this corner. The Gold Dust to 74" Street ‘couplet’ for northbound
Scottsdale Road traffic to bypass the busy Shea and Scottsdale Road intersection was constructed in the
late 1980’s. Into the 1990’s, development was ocuring on the vacant lands near this intersection including
multi-story, multi-family developments, commercial and office projects. In the mid to late 1990’s, the
inside {west side of 74" Street) portion of the couplet began to infill with a grocery store and two (2}
restaurants on the south side of Shea and a retail center and movie theaters north of Shea. South of Shea,
the evolution of the development projects continued into the early 2000's with the grocery store
converting to an internalized storage facility, office buildings developing within the large surface parking
lot of the closed grocery store, and the additon of a hotel and an assisted living facility.

The large grocery store was only open a few years before it converted to the existing storage facility. The
two {2) free standing restaurants along Shea Boulevard also redeveloped, including the Property. One
restaurant was removed and replaced with the existing retail/restaurant center that includes a nail salon
on the west side and a healthy eating establishment on the east side. The second restaurant (Property)
was also demolished for the current gas station, car wash and vehicle service establishment. The relatively
short life span of the original uses is most likely because of the evolving nature of retail and restaurant
locations and the surrounding nucleus of other related uses that support them.

SURROUNDING USES

The Property is currently being used as a gas station, car wash and vehicle service establishment. To the
east is a primarily medical office building at the southeast corner of Shea Boulevard and 74 Street. South
and east of the Property, south of the office building is a gated single family subdivision, Monterrey at
Mountain View [l. The entrance to that subdivision is approximately 300 feet from the south property
line of the Property. South of the Property is two (2) two-story office buildings, a three-story assisted
living community and a three-story hotel. West and southwest fo the Property is an indoor storage facility
(the old grocery store) and retail and restaurant uses. The Shea Boulevard and Scottsdale Road corridor
continues to be an evolving mixed-use hub within central Scottsdale. This intersection has become sort
of a crossroads with redevelopment occurring throughout the past thirty years on all four (4) corners and
within a % mile radius of that intersection.
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Ryan Assisted Living Community
Shea Boulevard and 74t Street

REQUEST

The request is rezone the parcel to the Commercial Office zoning district. The request would allow for a
high end senior living community with assisted and memory care units. The proposal would also include
a mixture of amenities and uses for the residents. The overall development will provide for first class
senior care along with amenities and services comparahle to five star resorts.

CITY OF SCOTTSDALE GENERAL PLAN

The proposal does not require an amendment to the City’s 2001 General Plan. City staff has determined
that the C-2 and C-O are compatible land use designations to the existing red commercial desighation on
the Conceptual Land Use Map.

The following is an analysis to demonstrate that the requested zone change is in keeping with the majority
of the Guiding Principles from the Preface and Scottsdale’s Values and Vison Section of the General Plan.

*preserve Meaningful Open Space: The city of Scottsdale is committed to promoting the acquisition,
dedication, and setting aside of open space as @ community amenity and in support of the tourism industry
in Scottsdale.

Response: The proposed project provides significantly more useable open space an the Property. Since
the proposed open space within the project will benefit the new residents and the perimeter open space
will be inviting and allow the general public to pass by, the requested zoning and land use sets aside open
space for private and community enjoyment.

* Enhance Neighborhoods: Scattsdale’s residential and commercial neighborhoods are a major defining
element of this community. The quality of our experience as o Scottsdale citizen is expressed first and
foremost in the individual neighborhoods where we live, work, and play. Scottsdale is committed to
maintaining and enhancing our existing and future neighborhoods. Development, revitalization, and
redevelopment decisions, including rezoning and infrastructure planning, must meet the needs of our
neighborhoods in the context of broader community goals.

Response: As described above in previous sections of this narrative, the Shea Blvd. and Scottsdale Road
corridor and the % mile radius around that intersection is a vibrant, evolving mix of uses. The core, the
immediate intersection has intense commercial uses including several convenience store/gasoline
stations, drive-through and fill services restaurants, retail and other commercial uses. Further from the
core intersection, there is mixture of other commercial and service uses, offices, multi-family residential
and existing assisted living uses. The proposal further enhances the live, work and play lifestyle and
provides for an opportunity for older residents to age in place and add to the lifestyle choices this core
area provides. '

*Seek Sustainability: Scottsdale is committed to the effective management of its finite and renewable
environmental, economic, social, and technological resources to ensure that they serve future needs.
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Ryan Assisted Living Community
Shea Boulevard and 74" Street

Response: The Request seeks to provide an infill development in an evolving activity center in central
Scottsdale. The placement of a senior assisted and memory care community within a vibrant mixed-use
core is a sustainable development decision. The access to medical care, goods and services,
transportation alternatives and lifestyle opportunities all within walking distance ensures minimal impacts
to finite resources.

* Support Fconomic Vitality: Scottsdale is committed to the goal of supporting its existing economic
strengths by: targeting new opportunities which can diversify our economic base; providing for the fiscal
health of the city; and forming partnerships with the community which strengthen our ability to meet this
goal.

Response: Placing a significant amount of seniors with spending power within a minute’s walk to all the
surrounding goods and services this area of the City supports the economic vitality of the area. By
providing for a high end senior living facility near all of the goods and services, the fiscal health of the City
is improved with the potential for partnerships for special offers with the residents of the senior living
community and the surrounding businesses. Additionally, the new community will employ a significant
amount of staff members who are likely to contribute to the area’s economy and further drive retail sales.

* Advance Transportation: The transportation system must be the backbone of Scottsdale, supporting its
economy and serving and influencing its land use patterns in a positive way.

Response: Similar to the responses above in the other guiding principles, placing a significant amount of
seniors in a singular project near goods and services benefits and lessens the burden on the transportation
system. Less vehicular traffic and more pedestrian traffic will occur as a result of placing this senior living
community at this Jocation because its proximity to the nearby goods and services available in this core
area,

* Value Scottsdale’s Unigue Lifestyle and Character: Scottsdale offers a superior and desirable Sonoran
Desert lifestyle for its citizens and visitors. The preservation of this unique lifestyle and character will be
achieved through o respect for our natural and man-made environment, while providing for the needs of
our citizens.

Response: Many of the future residents of this community are typically current longtime residents of
Scottsdale and are familiar with the surrounding area. Many don’t want to leave the area but can no
longer take care of their property, themselves or are looking to live near likeminded and aged individuals.
The proposed high end senior living community will provide the City another superior and desirable living
option for its residents and allows them to age in place.

Character and Design Element

Goals and Approaches

1. Determine the appropriateness of all development in terms of community goals, surrounding area
character, and the specific context of the surrounding neighborhaod.
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Ryan Assisted Living Community
Shea Boulevard and 74t Street

Response: The Property is directly at the corner of Shea Blvd. and 74" Street. 74% Street is designed as a
couplet to bring traffic primarily northbound on Scottsdale Rd. to either avoid the Scottsdale Rd. and Shea
Blvd. intersection or to direct vehicles northbound on Scottsdale Rd. for ease of access to eastbound Shea
Blvd. In other words, 74" Street was designed for traffic flow and to move traffic efficiently through the
area. The proposed senior living community will not add to, hinder or create any significant new traffic
to this roadway or Shea Blvd. The land use is an appropriate transition from a major arterial roadway to
the collector roadway to the offices and residential land uses further to the south and east. The proposed
land use allows for older residents of Scottsdale to age in place. The appropriateness of the land use is
evident by the existing sehior living community to the south {Sunrise of Scottsdale), the memory care
facility on the curve of 70t Street and Mountain View Rd. {Barton House)} and a community approximately
% mile to the northwest of the Shea Blvd and Scottsdale Rd. intersection {Puehlo Norte Senior Living
Community). The request does not impact any single family residential homes as the closest ohe is
approximately 300 feet away. The % mile radius around the Shea Blvd and Scottsdale Rd. intersection has
several two and three-story well designed multi-family residential projects. The request will continue to
provide higher end residential options to the seniors of Scottsdale.

Suburban/Suburban Desert Character Types cantain medium-density neighborhoods that include a variety
of commercial and employment centers and resorts. A wide variety of recreational and leisure
opportunities are integrated into the fabric of these districts. Pedestrian and bicycle linkages from
neighborhood to neighborhood and from neighborhood to commercial, cultural, educational and
recreational components are vital in weaving these areas into a livable community. The physical character
of these districts varies widely throughout the community and is based on period of construction and the
surrounding topography and natural features. These districts comprise most of the southern and central
areas of the city. There are some special features within suburban character types that embody unigue
land uses or physical elements: - Activity Centers include major mixed-use areas that are smaller than the
employment cores, but larger than neighbarhood centers. - The Tourism/Recreation Areas are major open
space and recreational amenities located at the Central Arizona Project corridor. Facilities include the TPC
golf courses, Princess Hotel, Westworld Equestrian Park, and Taliesin West. Sensitivity to surrounding
neighborhoods is encouraged. - Resort Villages are concentrations of major resort facilities. A variety of
tourist accommodations, quality office, specialty retall, recreation uses including golf courses and tennis
courts, employment, and compatible high amenity residential neighborhoods are all components.

Response: The Suburban Character Type states that medium density neighborhoods include a variety of
commercial and employment centers and resorts. The Scottsdale Rd. & Shea Blvd. core contains all of
these mixture of uses. This is a vibrant and evolving commercial core with support office development
and several multi-family communities, senior and assisted living communities and hotels. There is even a
resort (Hyatt at Gainey Ranch) less than a mile away. The above character type describes pedestrian and
bicycle linkages throughout the area to access all types of uses and thereby strengthening the livability of
the community. The above description states that the Suburban Character Types are within the south
and central areas of the City. The Scottsdale Rd. & Shea Blvd. core area is widely seen as central
Scottsdale, even though it could be construed south Scottsdale when viewed from communities like Trooh
and Desert Mountain. The physical character is defined by the period of construction. As this area has
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Ryan Assisted Living Community
Shea Boulevard and 74t Street

intensified, two and three story developments have developed within a % mile of this major intersection
and several zoning districts within this core area allow for the building height requested in this application.
The proposed land use and zoning district supports the area’s designation of being an ‘Activity Center’ by
providing a significant investment in senior and assisted housing communities that will support this
significant mixed-use area. There are several C-O zoned properties within the Activity Center with the
ability to develop at heights and intensity as the proposed project. Successful mixed-use, core areas thrive
on pockets of intensity and density to ensure there is enough mass to support the mixture of uses.

Goal 1, bullet 3 states: Encourage projects that are responsive ta the natural environment, site conditions,
and unique character of each area, while being responsive to people’s needs.

Response: The proposed assisted living and memory care facility is market driven and quality of life
decision by the applicant. The car wash/auto repair use is a relatively new use on the property. Up until
1996-1997, the southwest corner of 74™ Street and Shea Blvd. was vacant/never developed. Initially, a
sit-down restaurant was placed where the existing car wash and gas station is located. Within two (2)
years, the sit-down restaurant was demolished and the car wash/auto repair facility was constructed. The
car wash was a part of the Danny’s car wash chain building that built circular style buildings to market
their new brand of auio care. The gas station/car wash has since changed hands several times in an effort
to keep the same type of auto cleaning and care facility. These changes are market forces being
responsive to people’s needs. With Pueblo Norte, Sunrise and Barton House, developing aver time in this
core area, they too are being responsive to people’s needs. Just as there are competing restaurants, pizza
places, gas station/convenience stores, etc., the proposed senior living community will provide another
project for a market segment that is responsive to this areas target market’s needs.

Goal 2 states: Review the design of all development proposals to foster quality design that enhances
Scottsdale as o unique southwestern desert community.

Response: Ryan Co. is currently developing a high end southwestern designed building in north Scottsdale
off Jomax Road and Alma School Road. The intent with this application is to provide the same quality in
design and character of the building with the immediate surrounding area. The existing senior living facility
to the northwest and to the south were developed during different timeframes. They both have stood
the test of time and provide for a certain type of senior care and living. Providing a new senior living
community option, this application intends to meet or exceed the areas design character to enhance this
part of Scottsdale.

Goal 4 states: Encourage “streetscapes” for major rogdways that promote the city’s visual quality and
character, and blend into the character of the surrounding area.

Response: The proposed design of the project will provide an attractive streetscape long Shea Boulevard
by setting a majority of the bulilding back from the roadway. The one portion of the building that is closer
to the intersection of Shea Blvd and 74™ Street will provide for enhanced design to allow pedestrian access
to the intersection and across the road to all of the eating and drinking establishment and goods and
services to the north. We look forward to working with the City in designing the streetscape for the
project,
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The Character Types plan identifies Shea Blvd as a ‘visually important roadway.” The Streetscapes Plan
designates the site in an area that ‘Designates where the design intensifies.’

This project intends to take advantage of both character plan designations by designing a senior
residential community fitting of the surrounding character and intensifying the corner with residents to
in turn benefit from the surrounding retail, restaurant, entertainment and medical amenities in the
immediate area. Although Shea Blvd. is designated as a visually important roadway, the properties on the
south side of the road along this stretch are impacted by the very large power poles and wires along the
south side of the roadway. Any building designed on this site will be viewed behind a very large utility
pole and ten plus sets of wires.
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Land Use Element

Land Use Element Goal 1, bullets 1,2, and 4: Recognize Scottsdale’s role as a major regional economic and
cultural center, featuring business, tourism, and cultural activities.

e Strengthen the identity of Scottsdale by encouraging land uses that contribute to the character of
the community and sustain a viable economic base.

e Encourage land uses that preserve a high quality of life and define Scottsdale’s sense of place
within the region.

e Promote land uses that accommodate destination resorts along with the recreation, retail,
residential, and cultural uses that support tourism activity and sustain a resort-like lifestyle.

Response: The applicant is a major developer in the valley and the nation. They have developed or are in
the process of developing quality projects throughout Scottsdale with office, industrial, assisted living and
other projects. Ryan’s commitment to quality is evident in every project developed within the City. Their
latest assisted living community in north Scottsdale, Acoya Scottsdale at Troon, was designed to emulate
the design character of the nearby Four Season’s hotel and resort.
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The proposed redevelopment of the Property will strengthen Scottsdale’s identity by placing a high end
senior living community on a prominent corner in a significant mixed-use area of the City. By placing a
significant number of senior living units in the midst of retail, service, restaurant and medical offices, the
proposed land use will sustain the surrounding businesses in the area. This type of development provides
for seniors to age in place, provides for supportive employment such as medical related professions and
service employees. Providing surrounding Scottsdale residents another senior living option will provide a
sense of place within this highly active area. The ultimate design of this community will have a hotel-fike
feel. This hospitality driven lifestyle can be viewed on the website for Ryan’s north Scottsdale project,
Acoya Scottsdale at Troon.

Land Use Element Goal 2: Coordinate land uses affecting regional networks {mobility, economic, and open
space) with adjacent jurisdictions to maintain the integrity and efficiency of each network.

Senior living communities are developing in every city across the valley. Instead of these communities
being placed in outlier areas, they are developing in infill areas. The wide array land uses surrounding the
proposed senior living community will benefit from the land use. By placing these types of communities
near goods, services and medical offices and facilities, there is no singular concentration of these uses and
therefore no inefficient breakdown or concentration in one area. This in turn maintains the right balance
of land uses that does not affect surrounding jurisdictions. '

Land Use Element Goal 3, bullets 1,2,4,5, and 6: Encourage the transition of land uses from more intense
regional and citywide activity areas to less intense activity areas within local neighborhoods.

e Ensure that neighborhood edges transition to one another by considering appropriate land uses,
development patterns, character elements and access to various mobifity networks.

» Encourage the location of more intense mixed-use centers and regional employment cores along
regional networks while incorporating appropriate transitions to adjoining land uses.

e Locate employment uses where impacts on residential neighborhoods are limited and access is
available at citywide and regional levels,

s Guide growth to locations contiguous to existing development to provide city services in a cost
effective and efficient manner.

o Encourage transitions between different land uses and intensities through the use of gradual land
use changes, particularly where natural or manmade buffers are not available.

Response: As alsa described in the character area element, the proposed senior living community is
appropriately placed along the major arterial roadway to buffer lessor intense uses from the traffic, noise
and activity of the roadway. The Property’s location and the proposed building placement does not impact
any surrounding single family residential homes. The nearby singte family homes to the southeast, across
74t Street, are approximately 300+ feet away. The removal of a car wash and vehicle service station with
its loud dryer, open repair bay doors, car alarms and other associated impactful uses associated with the
current use will also be replaced. These types of communities are typically adjacent to single family
residences as a transitional use. This particular Property does not abut a single family property and
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provides a transition from the arterial roadway to the offices to the east and south to the residential
communities further to the south and east.

Land Use Element Goal 4, bullets 1 through 5: Maintain a balance of land uses that support a high quolity
of life, a diverse mixture of housing and leisure opportunities and the economic base needed to secure
resources o support the community.

e Allow for a diversity of residential uses and supparting services that provide for the needs of the
community.

s Ensure the highest level of services and public amenities are provided to the citizens of Scottsdale
at the lowest costs in terms of property taxes and travel distances.

= Support jobs/housing balance by integrating housing, employment, and supporting infrastructure
in mixed-use centers located at appropriate locations.

= Provide a variety of housing types and densities and innovative development patterns and building
methods that will result in greater housing affordability.

e Maintain a citywide balance of land uses that support changes in community vision/dynamics
{established by future community visioning processes} over time.

Response: The proposed senior living community will offer an updated design and use to this evolving
mixed-use area. As mentioned above, there are twao {2) existing similar assisted living and senior care
facilities in an approximately % mile radius. There are several multi-family rental and ownership
developments within the same % mile radius. This is in addition to the retail, restaurant, office and other
service uses in the area. The Shea Blvd. and Scottsdale Road core area provides for a diverse set of
residential, commercial and office uses, This balance of uses is updated periodically such as the storage
facility (old Macaroni Grill restaurant) at Gold Dust and Scottsdale Road, the new {under construction)
commercial at 7000 E. Shea Blvd. and the many restaurant and retail changes and updates over the years
surrounding this core. This area is a hub of activity and the market continuously dictates the types of land
uses. The proposed senior living community will add to the variety of senior housing choices in the area
at a density and design that supports the goals of this land use element.

Land Use Element Goal 5, bullets 1,2,3,4,5,7, and 8: Develop land use patterns that are compatible with
and support a variety of mobility epportunities/choices and service provisions.

« Integrate the pattern of land uses and mobhility systems in ways that allow for shorter and fewer
automobile trips and greater choices for mobility.

e Encourage non-motorized (pedestrian and bicycle) access/circulation within and to mixed-use
centers to reduce reliance on the automobile.

s Provide o balance of live, work, and play land uses and development intensities that enable
convenient non-automotive trips (pedestrian and cycling and transit) where environmentally and
physically feasible.

s Support the physical integration of residential uses with retail uses to provide opportunities for
pedestrian oriented development.

Page | 10



Ryan Assisted Living Cemmunity
Shea Boulevard and 74th Street

» FEnsure Scottsdale’s transportation choices respond to the land use patterns and local
neighborhood lifestyles.

e Ensure thot basic levels of environmental health and human services are provided for alt socio-
economic levels within the community.

= Encournge that land uses with the highest intensity be located in areas conducive to alternative
mades of transportation.

Response: The proposed senior living community supports this land use element goal by providing a land
use in an appropriate location with ease of vehicular or pedestrian traffic from the community to all of
the surrounding nearby goods and services. The land use typically reduces overali traffic as its residents
depend less on their single occupancy vehicle and more oh in-house services and amenities, shuttles from
the community and in-hause services from outside medical and occupational professionals. The
Property’s location will reduce the reliance on the automobile, promote pedestrian connections to
surrounding uses and appropriately place a certain socio-economic portion of the community. The
provision of in-house amenities, dining and other mixture of uses also supports this land use element.
Finally, Shea Boulevard and Scottsdale Road are major bus routes. This will assist in residents and
employees alike to benefit from this alternative mode of transportation.

Land Use Element Goal 6, bullets 1,4,5,6, and 7: Promote land use patterns that conserve resources, such
as land, clean air, water, and energy, and serve all people, within the community.

*  Support the essential cycles and life support functions of our ecosystem through land uses and
development activities.

* Encourage o variety of compatible mixed-use fand uses throughout the city in appropriote
locations allowing people to live, work, play and shop in the same general area.

e Concentrate future development in “growth areas” and other centers of activity, thereby
discouraging sprawl, conserving energy, and promaoting community identity.

s Integrate land use and transportation policies to promote a decrease in vehicle miles traveled to
reduce air pollution and resource consumption, increase interaction among citizens and provide a
stronger sense of community.

s Protect and revitalize established areas/neighborhoods by promoting new development and the
adaptive reuse of existing community resources that re-energize an area,

Response: As mentioned, this core area of central Scottsdale continues to evolve. The proposal provides
for an office zoning district that will allow for the senior living community in an ideal location. By
maodifying the underlying zoning, a prominent and high quality senior living community will redevelop and
revitalize an established area. This proposal provides for sustainable infill that benefits the surrounding
land uses. The specific land use, residential health care facility, reduces traffic and vehicle miles traveled,
promotes a live, work, play community and re-energizes the area.

Land Use Element Goal 7, bullets 2,3, and 5: Sensitively integrate land uses into the surrounding physical
and natural environments, the neighborhood setting, and the neighborhood itself.
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s Incorporate appropriate land use transitions to help integrate into surrounding neighborhoods.

s Focus intense land uses along major transportation networks (such as the Pima Freeway and major
arterial streets) and in urban centers (such as Old Town and the Airpark). Less intense land uses
should be located within more enviranmentally sensitive lands.

» ncorporate open space, mobility, and drainage networks while protecting the area’s character
and natural systems.

Response: The proposed project intends to locate at the intersection away from any sensitive land uses.
Although many of these senior living facilities are typically adjacent to single family residential lots, this
site was chosen o ensure minimal to no impacts on single family uses. The initial design of the community
building is to break up the massing throughout the Property with several wings. The land uses impacts to
surrounding land uses is less vehicular traffic, more pedestrian traffic and more customers for all of the
surrounding retail, restaurant and services. Within the Property, the intention is to develop a residential
community with its own amenities and open space and quality architectural design.

Land Use Flement Goal 8, bullets 2 and 3: Encourage land uses thot create g sense of community among
those who work, live, and play within local neighborhoods.

s Develop and reinforce links {i.e. trails, paths, open space, transit, and streets) within and between
residential, retail, employment, recreational and other public land uses.

e Promote development patterns and standards that are consistent with the surrounding uses and
reinforce an area’s character.

Response: The proposal is to create a live, work, play community for seniors. Ryan has developed high
end senior care communities in Scottsdale and believes this to be another premier opportunity. Placing
this demographic in this core commercial and office area will be beneficial to the overall economic health
of the area. The placement of this land use at this corner will allow convenient and efficient pedestrian
connections to the surrounding retail, restaurant, service and office uses. The increased usage by the
future seniors will reinforce the pedestrian linkages between adjacent and nearby praperties.

Land Use Element Goal 9, bullets 1 through 4: Provide a broad variety of land uses that create a high level
of synergy within mixed-use neighborhoods.

« Incorporate a diverse range of residential and non-residential uses and densities within mixed-use
neighborhoods.

s Promote residentiol uses that support the scale and function of retail, commercial and
employment uses within these neighborhoods, including the use of mixed-use structures (retail or
office on lower level and residential uses on upper levels).

e Encourage redevelopment that invigorates an area while aiso respecting the character of adjacent
neighborhoods.
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e Encourage compact mixed-use, pedestrian oriented development patterns, at urban densities,
that limit the demand for parking and unnecessary automobile trips and support alternative
modes of mobility.

Response: The request is to rezone the Property to a Commercial Office zoning district. The proposal
creates a density of seniors that will provide a high level of synergy for the businesses in the immediate
area. The Scottsdale Rd. and Shea Blvd. core is a vibrant and evolving mix of uses. There are several
densities of residential uses that are representative in the immediate area. The redevelopment of this
site will have minimal impacts to lower density residential projects while providing a high level of positive
economic impact to the non-residential uses within this mixed-use area. The proposed design, with a
majority of parking underground, and type of use will support alternative modes of mobility for its
residents. The proposed 2.5-acre property will provide for a senior living community with some supportive
commercial, office and restaurant amenities.

The following are some applicable policies and goals from other chapters of the General Plan.

Economic Vitality Element

Goal 3, bullets 1 through 5: Encourage and support a diversity of businesses that contribute to Scottsdale’s
sales and property tax base so that needed infrastructure, physical amenities, services, and the expansion
of such services are provided,

o Nurture and support established businesses as well as new businesses.

s Fnsure adequate opportunities for future and expanded commercial and business activity
throtughout the community.

o Diversify Scottsdale’s business and retail community so it includes a variety of business types as
well as a variety of business scales and sizes.

e Promote Scottsdale as a diverse shopping and entertainment destination.

«  Develop existing and attract new high value/low impact businesses.

Response: The placement of this dense senior living community in the middle of a commercial and office
core will support this economic vitality goal. The senior living community will benefit from its location
and proximity to the diverse set of businesses including tourism, to dining and entertainment, to
therapists and medical professionals. The placement of this land use is ideal and will support businesses
and the tax base they provide the City.

Goal 4, bullets 2 and 3: Foster new and existing economic activities and employment opportunities that
are compatible with Scottsdale’s lifestyle.

*  Support businesses in adapting to the constantly changing market as o result of new technologies
and support those companies that are integral to the “new economy”.

» Target specific economic sectors for expansion or relocation in Scottsdale that will provide for the
greatest positive impact and the fewest negative impacts. These include medical and health care
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services, biomedical research and development, technology related research and development,
business and professional services, administrative offices, corporate and regional headquorters.

Respanse: The proposed senior living community is a growing part of the ‘new econamy.” These facilities
provide a central living core with resort-like amenities that cater to Scottsdale’s aging citizenry. In turn,
these types of facilities target the latest in medical and health services, as well as, professional services to
support the community.

Goal 5, bullet 6: Locate and integrate non-residential development to improve access and visibility and to
protect the integrity of neighborhoods.

e Promote pedestrian/bicycle improvements and provide options for alternative modes of
transportation to access commercial, retail and entertainment ceniers.

Response: The proposed land use will be ideally situated adjacent to a plethora of restaurant, goods and
services, medical offices that will promote pedestrian activity. The existing traffic sighal and cross walks
and bike path system allows for ease of access to the adjacent uses which in turn will limit vehicle usage.
Typically, senior residential communities do not increase traffic to surrounding areas by use of the single
occupancy vehicle. The residents typically use pedestrian connections and group shuttles to access the
commercial, retail and entertainment centers.

Goal 7, bullets 1,2, and 5: Sustain the long-term ecanomic well-being of the city and Its citizens through
redevelopment and revitalization efforts.

* Encourage quality redevelopment in employment areas to provide new jobs, new retail, and new
entertainment opportunities in the Scottsdale market.

s FEncourage and support the renovation and reuse of underutilized or vacant
parcels/buildings/shopping centers.

» mprave and enhance the links between the physical and social relationship between non-
residential land uses and the surrounding residential neighbarhoods.

Response: The proposed land use continues the evolution of the Scottsdale Rd. & Shea Blvd. core area by
providing another senior living residential community to the area. The proposal redevelops a property
that was already redeveloped once, restaurant to car wash/vehicle repair. With the nearby grocery store
converting to a storage facility, its parking lot converted to office huildings, the local Macaroni Grill
converting to a storage facility, etc., this area of Scottsdale is a microcosm of the renovation and re-use
of under-utilized buildings and properties. The redevelopment will allow for a high end ‘age in place’
community that will improve and enhance the links between the physical and social relationship between
non-residential land uses and the future residential uses.

Community Involvement Element

Goal 1: Seek early and ongoing involvement in project/policy-making discussions.
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Goal 2: Proactively seek community-wide representation on issues through vigorous outreach programs
that engage citizens who are not typically involved,

Goal 3: Publish and process city issues in @ manner that is relevant to citizens’ daily lives and personal and
professional interests.

Goal 4: Accept and respond to new ways of communicating and new technologies

Response: The above goals of community involvement were implemented early on in the process for this
project. The Project was posted accordingly, and letters were sent to property owners within 750 feet of
the Property. This project was one of the first projects to have a very informative letter with a lengthy
description of the praposed land use and rezoning case as the proposed open house had to be a virtual
open house. The Corona virus pandemic literally shut down opportunities for physical interaction and
one-on-one dialogue with any neighbor or stakeholder. Qur letter was very infermative in order to ensure
as much was explained about the proposed case. We created a website for neighbors and other
stakehaolders to view and obtain additional information regarding the case early on in the process. We
made ourselves available by telephone and email during the virtual open house to ensure that there was
an opportunity for two-way communication. With the website up and running and other opportunities
to reach out to neighbors and stakeholders, we intend to update the website periodically throughout the
process and continue to reach out to stakeholders as best we can during this health event.

Housing Element

Within the Housing Element, the first sentence states “...Since incorporating in 1951, Scottsdale’s housing
and neighborhoods have shifted and evolved in response to marketplace trends and family lifestyles...”
The proposed senior living community with its assisted living and memory care units, addresses this
specific issue, Furthermore, the Housing Element states,

“_.In general, housing in Scottsdale has a higher cost and value than comparable housing in other
Valley communities because of the community amenities and quality of life in Scottsdale. While
this is beneficial for property and resale values, it makes provision of housing for the full spectrum
of Scottsdale’s citizens, our service workers, seniors on limited incomes, and citizens with special
social or physical needs, more difficult. The demographics of our community are changing and land
identified for housing development is becoming increasingly limited. Now and in the future our will
need to focus attention on the revitalization and preservation of our more mature housing
neighborhoods, to seek creative infill development strategies, and to encourage a diversity of
housing that accommaodates o variety of income levels, households, and socioeconomic needs.”

The proposed senior living residential community proposal is creating further diversity in housing for its
aging residents. The market studies for this evolving housing need continues to demonstrate that assisted
living community’s draw a majority of its residents from a five (5) mile radius around the projects location.
The applicant has redeveloped a former commercial property in north Scottsdale with a high end senior
living community with this same approach. The above statement from the Housing Element states “...Now
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and in the future we will need to focus attention on the revitalization and preservation of our more mature
housing neighborhoods, to seek creative infill development strategies, and to encourage a diversity of
housing that accommodates o variety of income levels, households, and socioeconomic needs.” This
market based decision demonstrates the revitalization of this under-utilized commercial site, creates an
infill development strategy for the senior residents of the community and creates a housing product for
certain income level, household and socioceconomic needs outlined in the Housing Element.

The Housing Elements Values' states “... “Life cycle” housing opportunities for people to be able to five in
Scottsdale throughout their lives” and “A community in which residents can live, work, and play in close

proximity and where neighborhoods have easy connections with other neighborhoods and surrounding
amenities,” The proposed seniar living community and the Property’s location exemplifies this City
Housing Element value.

Goal 4, bullet 6 states:

» Consider a variety of strategies to increase housing intensity and diversity in appropriate focations,
such as around commercial areas, near transit centers or major employment.

Response: The Property is ideally situated and provides the right amount of density to support the
surrounding commercial and employment area.

Growth Areas Element

Goal 1, bullets 1,2,3, and 5: Direct and sustain growth and expansion in areas of the city that can support
a concentration of a variety of uses and are particularly suitable far multimodal transportation and
infrastructure expansion and improvements.

* Promote infrastructure expansion where it will be most efficient and effective and minimizes
adverse impacts autside the identified areas.

» Identify existing, measurable edges of growth areas and the transitions between adjacent growth
areas,

«  Promote the coordination of infrastructure development and upgrade with opportunities for infill
development and development activity where it will encourage a mix of uses and support
pedestrian and transit activity.

s Create technigues that allow for mixed-use activity within designated growth areas.

Response: The Scottsdale Rd. & Shea Blvd. area is ripe for development intensity and redevelopment.
The intersection is laheled as an ‘Activity Area’ on the Growth Areas Map {see betow). The half mile radius
around this intersection can support redevelopment with intensity and density. The proposal allows for
a project that will provide future residents to directly adjacent to businesses, employment, medical and
other services.
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Community Mobility Element

Goal 2, bullet 1: Protect the physical integrity of regional networks to help reduce the number, length, and
frequency of gutomobile trips, to improve air quality, reduce traffic congestion, and enhance quality of life
and the environment.

e mprove air quality, by encouraging live, work, and play relationships in land use decisions that
reduce the distance and frequency of automotive generated trips.

Response: The proposal provides an opportunity to build a project that allows seniors a live, work and
play lifestyle. The ‘work’ aspect of this goal allows the outside employees and professionals to staff the
community amenities, the allowance for medical and therapeutic professional visits and other professions
to service the senior community. By providing this ‘one-stop-shop’ for the residents and their employees,
the proposal reduces the number, length, and frequency of automobile trips, improves air quality, reduces
traffic congestion, and enhances quality of life and the environment. Finally, as was stated in an earlier
response, the target resident to these senior living communities typically come from an approximate five
(5} mile radius to the Property. Many nearby residents either move from their existing larger or
maintenance-intense residence into this type of community or move their parents to this type of
community nearby their existing home.
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Goal 10: Encourage a diversity of links between neighborhoad systems and with citywide and regional
systems.

Goual 11: Provide opportunities for building “community” through neighborhood mobility.

Response: As stated earlier, placement of a significant sized senior living community surrounded by the
hecessary goods, services and medical support fulfills the above goals. Building @ community along a
major vehicle, transit, bicycle and pedestrian corridor will enable all forms of mobility to interact with the
future senior residents. The growth of this activity center will encourage the diversity of links between
the tocal area and citywide systems.

ZONING

The proposal is to rezone from C-2 to C-O to create a premiere senior living community. The C-2 zoning
district is titled Central Business District and allows for the proposed land use, residential health care
facility. A majority of the commercial along the Shea Blvd. and Scottsdale Rd. corridor developed under
this or similar commercial zoning categories. Typical development patterns with the C-2 zoning district
include landscape strips adiacent to the street, surface parking lots with retail and commaercial buildings
and uses. The maximum building height for the C-2 district is 36 feet plus higher allowances for
mechanical units and the required screening of said units. The setbacks for C-2 districts are only required
if the property is adjacent to a single or multi-family zoned property. Since there are no adjacent single
or multi-family zoned properties, there would be no setback requirements from the south and west
property line. The only setback standard within the C-2 zoning district that would [imit the setback from
74" Street and Shea Blvd. would be the fifty percent open space requirements along the street frontages.

The C-0 zoning district allows for an additional story to provide for the approximately 150 residential units
including Independent, assisted and memory care units. The amenities proposed for the senior residents
include a restaurant, coffee bar, health & fitness studio, salon, administration offices and other personal
services. A centralized outdoor living space is proposed on the southern end of the site. The assisted
living and memory care units includes employees that work within the community. From registered
nurses and physical therapists to guest services and other assistive staff, the number of employees, their
prafessional backgrounds and their payroll range creates a comparable and maore diverse employment
benefit to the community than the current commercial use, The senior living community will also have a
mix of daytime and nighttime activities for its future residents.

The proposed senior living community revitalizes the eastern end of the Scottsdale Rd. and Shea Blvd.
core area. This area has evolved over the past twenty years to become a dynamic live, work and play
area. The proposed height of senior living community is not allowed under the current zoning. Although
the other senior living facilities in this core area are adjacent to or across the street from single family
homaes, inctuding two and three story buildings, the proposed project is not directly adjacent to any single
family home and provides the right amount of intensity and density at the busy corner of 74' Street and
Shea Blvd. There is adequate infrastructure to service the project and the Property fronts a major arterial,
Shea Blvd.
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The existing car wash, gas station and vehicle detail and repair facility use ("existing use"), consistent with
the conditional use permit granted for the Property, may be allowed to operate as is until the senijor living
community develops. Should said senior living community not develop for any reason, the existing use
will be allowed to operate indefinitely in accordance with the current conditional use permit and Section
1.1301. of the Zaning Ordinance, which is the continuance of nonconforming use of land.

Site Plan/Design

The site is designed to engage the Shea Blvd. frontage with the main entrance to the facility off the existing
shared driveway at the northwest corner of the Property. A small visitor parking area is proposed along
Shea Blvd. with the building’s main drop-off and pick up area under a visually integrated porte-cochere.
A discretely designed entrance to the underground parking garage is located on the west end of the site
off the common driveway between commercial uses. The remainder of the required parking spaces are
within the underground parking garage. The majority of the building along Shea Blvd. is setback away
from the roadway. The east end of the building is designed to provide a signature design element to the
corner of 74" Street and Shea Blvd. The primary pedestrian access ta this intersection will be from this
portion of the building to allow residents easy access to the signalized intersection and access to the many
shops, restaurants, coffee shops and theaters across the street and to the west.

The four-story building is divided into several different wings to break up the massing of the overall
project. The wings are facused on courtyards and view corridors. The southern end of the project has
the most open space for the residents within courtyards. This open space alsa provides far significant
breaks in the building of the nearest single family neighbarhoad, which is south and east of 74" Street,
The Property’s two (2) access points are existing and no new roadway modifications are necessary to the
project. The project intends to utilize the existing common access driveways with the commercial to the
west, offices to south and the storage facility to the southwest.

With regards to our proposed landscape and hardscape design strategy for the Property, we offer the
following goals:

HARDSCAPE

s Provide public pedestrian walkways at perimeter of site along streets
o Al walkways to be &' wide and kept a minimum of 5’ off the back of curb
o Walkway along East Shea Boulevard to be linear to enhance urban character
o Existing 8’-wide walk along 74th Street to remain in place

s Provide connections from within the site to public walkways, minimum & wide

¢ Provide a public pedestrian node with seating and enhanced paving materials near the northeast
corner of the site, with enough distance between the corner and the node so that a landscape
buffer can screen existing utility equipment to remain at the corner

e Provide multi-function hardscape areas at building entries and within private user courtyards

PLANTING

e Create a lush transitional desert landscape, using ADWR low-water-use plants in the right of way
and predominantly throughout the rest of the site
s  Streetscape planting along East Shea Boulevard
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o Linear character to enhance urban character
o Provide a 20°-deep landscape buffer between the street and parking, as well as an opaque
planting screen along north side of parking area
o Maintain a minimum 20° distance between overhead lines and trees
e Streetscape planting along North 74% Street
o Random, less formal character to match residential planting character to the south
o There is not enough room in the right-of-way between the inside edge of the existing walkway

and the easement to plant trees near the street {i.e,, if planted, trees along sidewalk would get
closer than 7' from the conduit within the easement). Trees at this side of the site are therefore
restricted to those planted closer to the building.
e Provide minimum 15% parking landscape area
s Thoughtful use of plant materials at private user courtyards and building entries to ensure safety
and visibility
e Conform to City of Scottsdale plant density requirements in the right of way and elsewhere around
the perimeter of the site
s Conform to City of Scottsdale tree caliper requirements, at least 50% to be mature (3" caliper)
¢ Understory plant materials shall be minimum 5-gallon size

There may need to be saome exceptions as the project proposes a public walkway/street tree configuration
along North 74% Street that is an exception to typical City requirements, The public walkway has been
pulled into the water/electric easement that runs along this side of the site in order to allow street tree
planting in the right of way and the placement of trees at least 7' off conduit within the easements. The
right of way is not wide encugh to allow for both a walkway {even if curb-attached and narrower than 6"
and trees. In addition, we propase that the street trees along North 74™ be large enough to provide a
landscape buffer and shade, which means their canopies at maturity might overhang the street. To
mitigate this condition, we propose a standard-trunk tree that will at maturity provide vehicular clearance
as needed (e.g., Southern Live Oak or similar).

DESIGN

The architectural goal of this project is to achieve a location appropriate, clean, classic and timeless style.
Using light cool colors with warm inviting accents and details, will evoke a feeling of warmth and nostalgia
with a fresh update. The massing scheme of the building has been designed around a central entrance
with wings of the building extending aut to maximize open space, break up the fagade, and provide a
variety of access different types and scales of spaces. The north fagade provides a great variety of
frontages and visual interest off Shea Blvd, The east wing will create an urban walking experience at street
level along with shade throughout the day for pedestrians traveling north to all the shopping experiences
north of Shea Blvd. The southeast and southwest wings encircle a private outdoor space for residents to
retreat and relax.

All along the north and east street level facades, large storefront glazing will provide light and visual
interest to pedestrians and residents alike. Unit and upper floor windows will be framed to the interior
face of exterior walls, creating a 50% recess for improved shading and performance. Architectural
eyebrow elements will be added in varying sizes and location to provide shade, and create depth to the
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elevation. Private balconies both inset and attached will provide function outdoor space for residents and
add further drama to the facade of the building.

The roof design creates a flow and movement that breaks up the building mass for an attractive profile at
the skyline. Roof elements will use simple horizontal parapets with clean caps and trim details and sloped
roof accents to soften the building and add a sense of traditional home DNA. The screen walls in this
project aim to be a step above the plain featureless walls commonly used. These screen features will
successfully shield unsightly mechanical equipment and be an integral part of the overall building’s
appearance,

Traffic & Parking

A Category 1 Traffic Impact and Mitigation Analysis (“TIMA”) has been prepared to assess the effects of
an approximately 161 unit assisted living and memory care residential community. There will be
approximately 134 assisted living or independent living units and approximately 16 memory care units.
The proposed development will contain four (4) levels with approximately 44,509 square feet per floot,
totaling approximately 178,036 square feet (SF) of residential use. There are three (3) propased access
paints to the Acoya Shea Senior Living development. Utilizing the existing internal roadway network, all
three ingress/egress points into the propased development can be accessed by Shea Boulevard and 74th
Street. The proposed Acovya Shea Senior Living development is expected to generate 1,369 (64.5%) fewer
weekday trips, 81 (54%) fewer AM peak hour trips, and 143 (62%) fewer PM peak hour trips compared to
the existing development. In conclusion, the traffic generated by the proposed Acoya Shea Senior Living
development is anticipated to result in minimal traffic impacts to the existing roadway network and the
surrounding area.

The land use in particular Is less dependent on the single occupancy vehicle. For starters, the 24 memory
care units will not have vehicles. The remaining assisted living facility users typically move to these
facilities as they become less dependent on themselves to drive for their goods and services. With
significant history in developing these types of communities, a reduction in the parking requirements is a
logical conclusion based on the land use. Since the parking reduction is greater than twenty (20) percent,
we respectfully request the City Council to approve the parking numbers proposed in this application.

NEIGHBORHOOD OUTREACH

The initial open house for this project was conducted during the peak period of the Covid-19 pandemic.
Per federal, state and local health advisories at the time of the open house, social distancing was being
required and large meetings were not being held. We worked with City staff to hold a *virtual’ open house
on April 6, 2020, This was one of the first of its kind for the City and provided additional opportunities for
neighbor and stakeholder interaction. First, we created a user-friendly website to allow neighbors and
stakeholders to view the applicant, Ryan Co., their commitment to excellence, proposed interior and
exterior images from their north Scottsdale project (planned opening October 2020) and a site plan and
infarmation about this proposal. Any person who views the project website can email the development
team with questions and comments. The site posting for the open house provided a detailed description
on why we were holding a virtual open house, how they could contact us at any time during the open
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house evening hours, etc. The project website went live the morning of the open house and our
development team was available the entire say and into the evening for the open house. We will continue
to follow up with anyone who contact us on the project. In the future, if requested and if guidelines
change, we will hold an additional in person open house to continue to keep neighbors informed.

SUMMARY

The proposed senior living community is an ideal location within the Shea Blvd. and Scottsdale Road core
area. Placing a significant high end senior living community within this mixture of commercial, restaurant,
entertainment, services and medical office core creates a highly sustainable environment for the
surrounding uses. The infusian of residents, a good percentage retired with disposable income, to this
area henefits all of the surrounding uses. The location of the Property minimizes any impact on nearby
single family residential properties. The site already has its access points fixed and shares driveway access
with surrounding non-residential uses. The building will be designed to attract high end rents for the
future senior residents as well as provide high end medical care for all of its residents. Ryan’s intention
is to design a residential community fitting for the neighborhood and its surrounding context. The
underground parking garage will allow for efficient use of parking within the garage and not impact
surrounding neighbors with large expanses of surface commercial parking lots and the associated vehicle
hoise nuisances.

In considering the placement of these types of facilities, a major percentage of new residents are typically
from a 4-8 mile radius. Many seniors seek to sell their single family home and yard and all of the associated
costs and maintenance, but prefer to stay in the ‘neighborhood.” With the success of the existing Pueblo
Norte and Sunrise senior communities nearby, this proposal provides for an updated alternative for
Scottsdale seniors and adds to the overall make-up of this mixed-use core area. The zoning is consistent
with the General Plan and we respectfully request your approval of this request.
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TRAFFIC IMPACT ANALYSIS SUMMARY
Acoya Shea Senior Living
Southwest Corner of 74% Street and Shea Boulevard
6-ZN-2020

Summary Prepared by Doug Ostler, COS Traffic Engineering
Traffic Iimpact Study Prepared by Jamie Blakeman, Lokahi
Traffic Impact Study Status: Accepted

Existing Conditions:

Site Location — Southwest Corner of 74th Street and Shea Boulevard

Existing Development — Site is currently a combined car wash, gasoline station, and
quick lube oil service station.

Street Ciassifications —

« Shea Boulevard is a major arterial street. West of 74™ Street and adjacent fo the
site, Shea Boulevard is considered urban; suburban east of 74" Street

s 74" Street is classified as a Major Collector Urban within the vicinity of the site.

Existing Street Conditions —

s The 74" Street and Shea Boulevard intersection is signalized. There are
exclusive left turn lanes on all approaches with permitted and protected phasing.

s 74" Street has two (2) lanes plus a bicycle lane in each direction with a two-way
left turn lane. 74" Street, in combination with Gold Dust Avenue, Mescal Street
and 70" Street form a by-pass loop around the intersection of Scottsdale Road
and Shea Boulevard.

s Shea Boulevard has three (3) lanes in each direction and a raised center median.

Existing Volumes —

+ There are 41,200 daily vehicles on Shea Boulevard between Scotisdale Road
and Hayden Road.

s There are 2,870 daily vehicles on 74™ Street.

Existing Speed Limits —
¢ Shea Boulevard has a 40 mph speed limit within the area.
s 74" Street has a 35 mph speed limit within the area.
Collision Information —
Collision information given was not included or discussed within traffic study

+ The intersection of 74" Street & Shea Boulevard experienced 40 collisions
hetween 2017 through 2019.

s Shea Boulevard collisions reviewed included 26 collisions between 2017 through
2019. These collisions were on Shea Boulevard between 100 feet east of
Scottsdale Road and 100 feet west of Miller Road and excluding collisions within
100 feet of 74" Street.

+ Segment collisions reviewed on 74" Street, included 3 collisions between 2017
through 2019. No collisions were recorded on Gold Dust Avenue or Mescal
Street (which join 74" Street) greater than 100 feet east of Scottsdale Road.

Proposed Development:

Description - The proposed development plan consists of a senior living/assisted living
facility within a four-floor building. 137 residential units are planned for assisted
living/independent living, 24 memory care units and amenities intended primarily
for residents.

ATTACHMENT 8
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Site Access — A surface lot likely used for guests is accessed by a north-south shared
private drive on the west side of the site near Scottsdale Road. An underground
parking lot is accessed via ramp connecting to an east-west private drive south of
the site near 74" Street roughly in the same location as an existing driveway. A
drop-offfpick-up bay is located on the south side of the site towards the west. The
north-south shared private drive on the west side of the site provides a right-
infright-out access with Shea Boulevard. The east-west private drive immediately
south of the site provides full access to 74" Street. Both private drives allow
cross access to/from the site and four (4) other buildings in the area.

[ Proposed -
Assisted Living _
137 Assisted Living Units 24 747 55 15 70 25 61 86
Memory Care Units
178,267 Total SF

Existing -
Quick Lubrication Vehicle Shop
16,946 SF 1,137 43 24 67 53 53 106
Car Wash and Detail Center |
. 6 Wash Stalls

Increase/Decrease -718 -23 -13 -36 -38 -26 -64

Traffic Analysis:
[Not required for this study]

Summary:

A Traffic Impact and Mitigation Analysis (TIMA) was submitted for the proposed
redevelopment. Transportation staff has not accepted the analysis. The trip generation
projections and comparison are unrealistic, and some issues with the site plan.

The approval of the proposed development will result in an estimated 747 daily trips
generated per day to and from the project site. The development is estimated to
generate 70 a.m. peak hour trips, and 86 p.m. peak hour trips. This represents a
decrease of 718 daily trips over the existing Genie Carwash Oil Change & Auto Repair
as estimated by the TIMA.

Comments/Concerns:
s Proposed driveway on west side preferred to be shifted to align with opposing
driveway.

» Sidewalk adjacent to 74‘“ Street should be 8 wide and detached.
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ECHNICAL SOLUTIONS

CITIZEN REVIEW & NEIGHBORHOOD INVOLVEMENT REPORT
Acoya Shea Senior Living Community
July 9, 2020

Overview

This Citizen Review Report is being performed in association with a request
for a Zoning District Map Amendment from C-2 (Central Business) to C-O
(Commercial Office) on an approximately 2.55+/- acre site located af the
southwest corner of 74th Street and Shea Blvd. The proposed project
would result in a new senior living community. This proposal conforms to
the City's General Plan Commercial land use designation. This Citizen
Review Report will be updated throughout the process.

The entire project team is sensitive to the importance of neighborhood
involvement and creating a positive relationship with property owners,
residents, business owners, homeowners associations, and other inferested
parties. Communication with these parties will be ongoing throughout the
process. Work on compiling a list of impacted and interested stakeholders
and neighborhood outreach began prior o the application filing and will
also continue throughout the process. Communication with impacted
and interested parties has taken place with verbal, written, and electronic
contact.

Community Involvement

Surrounding property owners, HOA's, and other interested parties were
noticed via first class mail regarding the project. The distribution of this
notification met the City's 750" radius mailing requirements as specified in
the Citizen Review Checklist. This notification contained information about
the project, as well as contact information. That contact person will
continue to provide, as needed, additional information and the
opportunity to give feedback. In addition, all of the members of the
outreach team will be available via telephone and/or email to answer
any guestions about the project.

In light of the COVID-19 outbreak, the development team opted to do a
virtual neighborhood Open House fo inform neighboring property owners,
HOA's and community members about the proposal. This notification also
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contained information regarding the virtual Open House for those who
wished 1o learn more about the project. This virtual Open House took
place on Aprif 6, 2020 and provided an cpportunity for neighbors o
submit comments through multiple mediums fo the development tfeam
and ask questions, The website and its accessibility were also posted on
an Early Nofification Sign on the property. Two residents contacted the
development team with questions. One individual wanted information on
the timing of the proiect, while the other expressed concerns about traffic.
These questions were all addressed by the development team to the best
of their ability. Subseguent to the virtual Open House, the development
team has responded to two other neighbors. One had questions about
Envircnmental Assessments on the property. The other inquiry dealt with
questions about traffic and potential height.

The development team anticipates holding an in-person Open House
meeting at a future date, when public gatherings are deemed safe.

The development team will continue to be accessible by phone and
email subsequent to the virfual Open House to ensure that surrounding
property owners and neighbors have ongoing opporfunities to comment
and ask questions.

A vital part of the outrecch process is to allow people to express their
concerns and understand issues and attempt to address them in @
professional and timely matter. Again, the entire team realizes the
importance of the neighborhood involvement process and is committed
to communication and outreach for the project.

Attachmenls:
Nofification Letter
Nofification List
Affidavit of Posting
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RYAN

March 27, 2020

RE: 7373 E. Shea Boulevard — Proposed Senior Living Community — Virtual
Open House

Dear Neighbor:

Ryan Companies is seeking input for their proposed redevelopment of the property
located at the southwest corner of 74" Street and Shea Boulevard (Property).
Ryan builds high quality, desirable senior living communities where people feel
safe, supported, connected and cared for. Since 2010, we've built over 2500 units
of caring senior communities. Because of the federal and local public health
requirements and guidelines for meetings and public gatherings, we intend to hold
a virtual open house for the proposed project. The City of Scottsdale (City) requires
an open house for potential development projects prior to submittal to the City.
Since, we are in the midst of a virus pandemic, we have agreed with City staff to
post information at the below website, which is information typically handed out or
presented at real open houses. We will be available during the date and time slot
designated below for phone calls and emails with any questions you may have on
our proposal. Also, we will be available the entire week, month and duration of the
project to discuss the proposal with anyone who reaches out to us.

Please go to www.TBDevelopmentprojects-Acoya.com to learn more about our
proposal. Our site will be accessible on April 6, 2020.

Finally, when federal and local health officials indicate that it is safe to meet in
numbers, we will schedule an open house and notify stakeholders as required by
the City. We appreciate your understanding and will make every effort to reach out
to anyone interested in this proposed project.

The proposal is to remove the existing vehicle car wash, gasoline and vehicle
service station and redevelop the Property with a senior living community. The
City’s General Plan land use map has the property designated as ‘commercial.” A
minor general plan amendment will be needed to identify the property as mixed-
use. A rezoning from Central Business District (C-2) to Planned Unit Development
(PUD) would allow for the senior living community. Although a residential health
care facility is an allowed use in the existing C-2 zoning, the proposed PUD zoning
would allow for flexible development standards and create a high quality senior
living community and contribute to the mixture of uses at this intersection.

You are invited to attend via telephone or email the virtual open house to discuss
this proposal and learn more about Ryan and their development proposal for the
Property. Attached to this letter is a proposed site plan and information on our

Ryan Companies US, Inc.
3900 East Camelback Road, Suite 100 AZ LICENSE ROC212330 RES

Phoenix, AZ 85018
P; 602-322-6100

AZ LICENSE ROC195813 COMM
EQUAL OPPORTUNITY EMPLOYER

Ryancompanies.com

)



RYAN

proposal. The open house will be held on Monday, April 6, 2020 from 5:30 P.M. to
7:00 P.M. During that time, please feel free to call or email questions/comments to
the below number and email address.

(602) 452-2729 or kajones@tblaw.com.

Ryan, along with their representatives at Tiffany & Bosco and Technical Solutions,
will have people available to discuss the proposal over the phone or respond to
your emails. The City’s Project Coordinator is Jeff Barnes, who can be reached at
480-312-2376 or jbarnes@scottsdaleaz.qov. Please reference case #118-PA-
2020 when contacting the City.

Sincerely,

ATl

Tyler Wilson,
Vice President of Real Estate Development

Page 2
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\ ’ R i \
Early Notification of Project Under C
Rie b Neighborhood Open House Meeting:

Time: 8:00 AM. - 5:00 P.M.

Location: Virtual Open House - Per federal and local public health re i
J quirements and guidelines for meetings and public gatherings, we intend to hold a virlual
\uﬁpee:rh?u?g '°'1‘$ef p;opolsad project, The City of Scoltsdate (City) requires an open house for potential development projects i:rfoglu submittal o the City. Since,
(i tﬂd : m |5 ofa ‘:t rus pandemic, we have agreed with City staff to post information at the below website, which Is information ty lcally handed out or

pre“sen ed at rea lt?‘vpen ouses. We will be available during the above time for phone calls and emails with questions on our proposal. lPle will be available the
?n ire week, month and duration of the project ta discuss the proposal with anycne Who reaches outto us.‘linaﬂy, when the federal and local health officlals

ndicate that it is safe to meet in numbers, we will schedule an open house an nntity stakeholders as required by the City. We appreciate your understanding and
will make every effort fo reach out to anyone interested In this pnﬂ:osed roject, Website: www.TBDevelopmeniprojecis-acoya.com Phone # 602-452-2729

{Our website will be accessible on .&Erll 6, 2020) Site/Proposal Address: 7373 E, Shea Boulevard

Location: 7373 E. Shea Boulevard
Project Overview: Rezoning to aliow change of use from car wash, gas station, vehicle service to residential health =8
care facility (assisted living and memory care) i
*Request: NMinor general plan amendment from commercial to mixed-use and rezone property from Central Business ;
(0-1 District to Planned Unit Development (PUD)
sDescription of Project & Proposed Use: Ryan Companles builds high quality, desirable senior llving communities. Since

2010, they've built over 2500 units of caring communities where seniors can live in a secure, healthy lifestyle, but remain a strong

part of the community. The proposed assisted living community will replace the existing vehicle wash, fuel and service use.

» Site Acreage: Approximately 2.5 acres

; ; : : i t: City Contact:
» Sita Zonlng: Central Business District (C-2) ﬁ{ﬂg‘ﬁ??:égﬂ::gm Jﬂgames il
Pre-Applicationi: 118-PA-2020 kajones@tblaw.com |barnes@scottsdaleaz.gov

-Penally for removing or dafacing sign prior to dale of fast hetring -Applicant Responsible for Sign Reamovat Posting Date; 3/27/2020




Affidavit of Posting

Reco

Required: Signed, Notarized originals.

mmended: E-mail copy to your project coordinator.

Project Under Considerat

Case Number:

on Sign (White)

O Public Hearing Notice Sign (Red)

Project Name:

118-PA-2020

Location:

7373 E. Shea Boulevard

Site Posting Date:

March 27th, 2020

Applicant Name:

Sign Company Name:

Phone Number:

480-585-3031

| confirm that the site has been

MU A

posted as indicated by the Project Manager for the case as listed above.

ALUIOD

[~

Applicant Signature

Return completed original not
14 days after your application

Date

rized affidavit AND pictures to the Current Planning Office no later than
submittal.

Acknowledged before me this t

he 17 day of __~720lCin 20 20

ARYBETH CONRAD
Public,State of Arizana
Maricopa County
Commission Expires

ctober 25, 2020

Notary Pdblic
(095 70

My commission expires:

City of S¢
7447 E Indian School Road, §

cottsdale -- Current Planning Division
suite 105, Scotisdale, AZ 85251 + Phone: 480-312-7000 ¢ Fax: 480-312-7088

CP_Affidavit_Posting

Page 1 of 1

Revision Date: 20-Qct-04



City Notifications — Mailing List Selechon Map

Additional Notifications: K;ﬂ?goﬁﬁﬁ Map Legend
Interested Parties List : )
Adjacent HOA’s - Site Boundary
P&Z E-Newsletter

Nc;i?dc?:r_com = Properties within 750-feet

City Website-Projects in the hearing process
6-ZN-2020

Postcards: 267
ATTACHMENT 10




From: Linda Kelling

To: Erojectinput
Subject: Case 6-ZN-2020, 2-GP-2020

Date: Tuesday, May 12, 2020 10:48:14 AM

External Email: Please use caution if opening links or attachments!

Dear Mr. Barnes,

I have been in touch with the City Council regarding this project and
today received a new card that it was moving forward in the planning
stage. The Council suggested contacting you.

As a neighbor of the proposed project, I, as well as my neighbors, have
some urgent concerns. Both the height of the project as well as traffic
control are of utmost importance as both will impact the value of our
Community. May I ask that you consider these issues as the proposal
moves forward as well as allow us the opportunity to voice our concern
before the Council should the process continue.

Thank you very much for your consideration.

Linda Kelling

Monterey Mountain View II
7489 E. Cannon Drive
Scottsdale, AZ 5258

480.948.1935

Attachment 11



Ruenger, Jeffrey

From: Mike Lacrosse <mike.lacrosse@sw-tek.com>

Sent: Wednesday, May 13, 2020 6:58 PM

To: Projectinput

Subject: New residential healthcare facility (Shea &74th St.) 6-ZN-2020 8 2-GP-2020
Categories: Jeft

/\ External Email: Please use caution if opening links or attachments!
Hello,

| am writing with a few concerns regarding the proposed new 4 story building on the location of the current gas station /
car wash at Shea and 74" Street. Here are my concerns:

Concern 1:

Several years ago as an officer at Grand Canyon University, we purchased a similar space with the intent of converting it
to new classroom / dorm buildings. What we found out after the purchase was that the ground and ground water had
been contaminated with all the run off from the car wash chemicals and several previously unknown fuel tank leaks. For
GCU, we had to have the area fenced and a ground water extraction system running 24/7 for over three years until the
third party testing companies came back with an all clear. How do the city and builders plan to handle any similar issues
with this space? Will independent testers be brought in to ensure the demolition and digging will not push any chemicals
further out into our neighborhoods or into our ground water?

Concern 2:

The documentation states the building will be 4 stories tall, dwarfing everything else in our area. Is the four story build
within the existing height limitations or would this be a special easement to allow this height. My concern is this will
have a negative value on our homes in the Monterrey Mountain View Il community and increase traffic on a road that
has been getting busier sans this praposed new building.

Thank you,
Mike Lacrosse

C 602-803-5052
E mike.lacrosse@sw-tek.com




