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Purpose / Executive Summary

The purpose of this document is to request an amendment to the Sierra
Verde PAD consisting of approximately 14.81 net acres of land situated
at the southwest corner of Litchfield Road and Greenway Road. The
subject property is currently owned Rhapsody Partners and under
contract by Market West Development.

Sierra Verde is a Planned Area Development (PAD), consisting of 277
acres, which was approved by the City Council in August of 2002.
Subsequently the Council also approved a rezoning in September of 2003
for property along Litchfield Road, which was previously an exception to
the Sierra Verde PAD. This rezoning consisted of 43 acres of land under
the Luke AFB noise contours and was known as the Sierra Verde
Employment PAD. Between the two PAD documents, the Sierra Verde
development consists of a mix of commercial, employment, and
residential over 320 acres with an overall gross residential density of
4.75 du/acre. In October of 2006, the City Council approved an
amendment to the Sierra Verde PAD which changed the land use
designations of Parcels 7 and 8. Parcel 7 was changed from a mixed-use
designation to Commercial and Parcel 8 was changed from a mixed-use
designation to medium/high density residential.

This amendment proposes another land use change to Parcel 8, of the
Sierra Verde PAD. Proposed is a change from its current designation of
medium/high density residential back to its original designation of mixed-
use. With this amendment, we will also further clarify as to what uses
are allowed within the mixed-use designation, and what design
standards are to be used in the future when a project is under
consideration on Parcel 8.

Due to the current downturn in the Surprise housing market, the
demand for the proposed single-family attached townhomes on the
subject parcel has faded. The property is under contract to be sold, and
the new owner would prefer to develop the property under the original
mixed-use designation as they feel it will allow a quality project to take
shape on Parcel 8 under this ever changing development market. The
mixed-use designation would allow either a commercial or residential
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project or a project with a mix of commercial or residential to be
developed.

In order to preserve the residential dwelling unit counts under the Luke
Air Force Graduated Density Concept, and comply with the adopted
residential densities in the Surprise General Plan, if residential is
developed on Parcel 8, the total number of dwelling units must not
exceed 234. This is the same number of units that are allowed under
the current medium-high density residential land use designation, so if
this amendment is approved, and residential is developed under the
mixed-use designation, there will be no additional impact on Luke Air
Force Base and there will be no increase in the overall residential density
approved for Sierra Verde’s 320 acre land area.

As requested, this PAD Amendment would simply change the land use
designations of Parcel 8 of the Sierra Verde PAD back to what was
originally approved by the Mayor and Council in 2002. The requested
change from residential to mixed-use on Parcel 8 would not allow an
increase in residential densities but would return the ability for the
property to be developed with either commercial land uses or a mix of
residential and commercial as was originally contemplated in the Sierra
Verde PAD.

As the area surrounding Parcel 8 has been developed, the original
development standards approved in the PAD for mixed-use may no
longer be appropriate. Due to concerns from the neighboring property
owners, we have included language in this amendment that updates the
mixed-use development standards to prohibit apartments from being
constructed. If residential is to be built on Parcel 8, it will need to be
either single-family or multi-family for-sale housing, or an assisted living
facility or nursing home facility with the benefit of a Conditional Use
Permit.
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current Conditions

Currently Parcel 8 of Sierra Verde is vacant. The property was previously
used for farming and has been mass graded. A portion of Parcel 8 was
used for a temporary new home sales office, which has since been
removed leaving a small concrete parking slab.

As part of the Sierra Verde Master Planned Community, which began
several years ago, the surrounding roads were all constructed and all
necessary water, sewer, and other utility lines were installed. 140"
Drive is fully improved as a collector roadway with curb, sidewalk, and
streetlights.  Litchfield Road has been completed to minor arterial
standards with curb, sidewalks, deceleration lanes, streetlights and a
landscaped median. The south half of Greenway Road is fully improved
to minor arterial standards with curb, deceleration lanes, and
streetlights. A sidewalk was not installed on the south side of Greenway
Road as part of the improvements installed by the City four years ago
and will need to be installed by the property owner as part of any
development on Parcel 8. The master developer of Sierra Verde already
paid for their share of the Greenway Road median and it will be installed
when the property along the north side of the street is developed.

General Plan Land Use

As it is currently entitled and as proposed by this amendment, the Sierra
Verde Development will not exceed the allowed 5 dwelling units per acre
as specified under the Low Density Residential (LDR) land use
designation. Therefore, the proposed PAD amendment is in
conformance with the City of Surprise General Plan 2020. As a result, an
amendment to the Surprise General Plan 2020 is not required.
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General Plan Policies

Listed below are several excerpts from the approved General Plan that
support the proposed Planned Area Development Amendment to return

the mixed-use designation to Parcel 8 of the Sierra Verde PAD.

ELEMENT | SECTION | SUB-SECTION EXCERPT PAGE
Land Use 4.1.3 Balance of Land “..identify an appropriate 25
Uses balance of various land uses
to ensure infrastructure is
maximized...”
Revenue “..diversify its economic 25
Enhancement base...”
Market Trends vs. | “..ensure sustainability...[by 25
Long Term Needs | providing]...a full range of
/and uses...”
Compatibility “Ensure compatibility 26
between land uses...”
Land Use 4.1.4 Goals, Objectives | “Promote a compatible mix 27
and Policies of land uses throughout the
planning area.”
Goals, Objectives | “Locate higher 27
and Policies density/intense residential
land uses and transportation-
dependent uses near major
roadway corridors to
promote an efficient
transportation system.”
Goals, Objectives | “Practice comprehensive 28
and Policies development master
planning that evaluates areas
and incorporates a mix of
compatible land uses.”
Goals, Objectives | “Support the construction of 29
and Policies viable commercial centers...”
Goals, Objectives | “Require private developers 29
and Policies to design and locate
supportive commercial sites
in close proximity to
population centers.”
Goals, Objectives | “Ensure compatible future 30
and Policies land uses and development
patterns adjacent to and
surrounding Luke AFB.”
July 24, 2008
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ELEMENT | SECTION | SUB-SECTION EXCERPT PAGE
Goals, Objectives | “Establish a close working 30
and Policies relationship with the officials

of Luke Air Force Base...”

Land Use 415 Land Use Plan — “..but in some areas a mix of | 31-32
Low Density single-family, duplexes,

Residential townhouses, and low-rise
apartments would also be
suitable, provided that the
average density of such area
does not exceed five dwelling
units per acre. This
designation may also include
such supporting land uses as
neighborhood shops and
services...”

Transporta- 4.2.4 Goals, Objectives | “Provide on-road bicycle 62
tion/ and Policies lanes on all designated

Circulation arterials...”

Goals, Objectives | ‘Encourage walkways near 62

and Policies roads, but separated from
the curb whenever possible.
Housing 4.4.5 Goals, Objectives, | “Encourage the development 86
and Policies of sound and stable
neighborhoods.”
4.4.5 Goals, Objectives, | “..the City should encourage 86
and Policies development of all types of
housing...”
4.4.5 Goals, Objectives, | “Locate housing in close 86
and Policies proximity to education,
neighborhood commercial
centers, parks and recreation
amenities, libraries, and
public safety facilities.
4.4.5 Goals, Objectives, | “New developments within or 87
and Policies next to existing residential
should enhance or contribute
to the character or quality of
that area.

Public 4.6.4 Goals, Objectives, | “Channel growth in areas 113

Services and Policies that have existing

and Cost of Infrastructure.”

Develop-

ment
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zoning and Land Use

The Sierra Verde PAD has been broken down into a series of individual

parcels. The current PAD, as amended last in 2006, designates parcel 8
as Medium-High Density Residential and included specific development
The table below lists the approved uses for each parcel as
called out in the Approved Sierra Verde PAD.

standards.

Parcel | Proposed Land | Allowed Uses | Lot Lot Dwelling
Number Use Type |Dimensions Units

1 Low Density Single Family B 53'x112' 134
Residential

2 Low Density Single Family C 58'x115' 162
Residential

3 Low Density Single Family E 68'x115' 168
Residential

4 Medium Density  |Single Family N/A 45’ x 80’ 155
Residential

5 Medium-High 'Town-house N/A N/A 193
Density Residential

6 High Density Multi-Family N/A N/A 334
Residential

7 Commercial Commercial N/A N/A N/A

8 Medium-High Town-house N/A N/A 234
Density Residential

9 Low Density Single Family A 48'x110' 159
Residential

10  (Commercial Commercial N/A N/A N/A

Total 1,539 DU

Development Standards

Medium-High and High Density Residential: The Medium, Medium-High

and High Density Residential land use shall be designed and developed
under Municipal Code Section 17.24.020 “Residential Zone Uses R-2 and
R-3”. These provisions shall control, unless specifically amended by this
document. A Site Plan is required for all projects and Subdivision Plats
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Existing PAD Language

are required for any division of land. The Development Standards for
Medium-High and High Density shall be as outlined in the City of
Surprise Municipal Code Title 17.

As agreed upon during the 2006 PAD amendment, which designated
Parcel 8 as Medium-High Density Residential, no apartments are allowed.
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zoning and Land Use

The table below lists the uses for each parcel as requested in this

amendment.
Parcel | Proposed Land | Allowed Uses | Lot Lot Dwelling
Number Use Type |Dimensions Units

1 Low Density Single Family B 53'x112' 134
Residential

2 Low Density Single Family C 58'x115' 162
Residential

3 Low Density Single Family E 68'x115' 168
Residential

4 Medium Density  |Single Family N/A 45 x 80’ 155
Residential

5 Medium-High 'Town-house N/A N/A 193
Density Residential

6 High Density Multi-Family N/A N/A 334
Residential

7 Commercial Commercial N/A N/A N/A

8 Mixed Use Comm., Office, N/A N/A 234

& Residential

9 Low Density Single Family A 48'x110' 159
Residential

10  |Commercial Commercial N/A N/A N/A

Total 1,539 DU

Development Standards

In the event of a conflict or inconsistency between the provisions of the
PAD and otherwise applicable ordinances such as, but not limited to, the

Planning and Design Guidelines,

Single Family Residential

Design

Guidelines or the City’s Zoning Ordinance, the provisions of this PAD
shall prevail.

July
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Mixed Use District: The intent of the Mixed Use District is to allow for
opportunities to develop areas where residents may live, work and shop
within a short proximity.

The Mixed Use land use shall be designed and developed under
Municipal Code Sections 125-184 & 125-185 “R-2 and R-3 Multi-Family
Residential Zones” provisions and Sections 125-187 and 125-188
“Neighborhood (C-1) and Community (C-2) Commercial Uses”. Future
land uses may fall within any one of the above referenced zoning
districts as defined by the City of Surprise. Allowed uses include
Employment, Office, Commercial and Multi-Family, however apartments
shall not be permitted and if residential is developed, the total number of
dwelling units shall not exceed 234.

These provisions shall control, unless specifically amended by this

document. A Site Plan is required for all projects and Subdivision Plats
are required for any division of land.

Design and Performance Standards

In order to develop as a quality mixed-use project, regardless of the land
use mix, City Staff has determined that development on Parcel 8 shall
exhibit the following characteristics:

Strong community scale design characteristics.

Pedestrian level lighting.

Sidewalks with tree grates where appropriate.

Plazas and courtyards.

Promotion of adjacent community use through design.

Appropriate parking orientations.

Appropriate building orientation and scale.

Design and landscape sensitivity to directly adjacent Single Family
Residential.

Enhanced corner treatments at Greenway Road and Litchfield Road
as well as Greenway Road and 140" Drive.
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Existing Land Use Map
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