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A Planned Unit Development (“PUD”) is intended to be a stand-alone document of zoning
regulations for a particular project. Provisions not specifically regulated by the PUD are
governed by the Zoning Ordinance. A PUD may include substantial background
information to help illustrate the intent of the development. The purpose and intent
statements are not requirements that will be enforced by the City. The PUD only modifies
Zoning Ordinance regulations and does not modify other City Codes or requirements.
Additional public hearings may be necessary, such as, but not limited to, right-of way
abandonments.
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| A PURPOSEAND INTENT |

The Plaza Companies Hospitality PUD is a

rezoning proposal to establish more

neighborhood compatible land use

categories to support a proposed new dual-

brand 6-story hotel concept with

approximately 257 guestrooms (or “keys”)

and supportive quality guest amenities

situated on an 8.15 gross-acre site near the

southeast corner of 64" Street and Mayo

Boulevard (the “Development”). The subject

property lies within the Desert View Village part of the City, an area of continued
growth, as well as its significant commercial and employment hubs.
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The property was sold at auction by the Arizona State Land Department in 2022 and
is currently undeveloped. A significant drainage channel running along its eastern
edge. The property is currently zoned Commerce Park/Business Park (“CP/BP”), an
industrial district that is no longer compatible with the surrounding context.

With existing residential development to the east, in process residential multi-family
development to the north, and new attached single-family homes to the south, the
site is well situated to provide a location for residentially compatible uses at what is
becoming a key intersection for the area. In this context, this PUD is proposing a
hospitality development that is complementary to the growing Mayo campus, a hub
of medical services and related businesses while changing the allowed land uses away
from less compatible industrial/warehousing and other Commerce Park/Business
Park (CP/BP) uses.

A primary goal of the Development is to transition away from industrial land uses to
more appropriate commercial uses, with an emphasis on the desired hotel
development and custom development standards required to accomplish a structure
that is similar to the image below.
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A key objective of the Development is to enhance the 64t Street & Mayo Boulevard
intersection with a quality visually pleasing structure that will also act as a buffer
between the lower density residential development to the east and the significantly
more intense commercial development planned to the west.

The development will also enhance the area by providing the modern roadway and
pedestrian infrastructure improvements to facilitate a comfortable pedestrian
environment along both Mayo Boulevard, 64t Street and the eastern drainage
channel which will be leveraged as a public pedestrian amenity and regional trail
network link.

A few key items this PUD includes are:

Establishing a Gateway and landmark at the southeast corner of Mayo
Boulevard and 64t Street which serves as the regional employment hub’s
“front door”, providing seamless access to the growing campus on which ASU,
the Mayo Clinic and Discovery Oasis are anticipated to experience exponential
growth within the coming years. A quasi-residential use, such as the proposed
hotel, provides an appropriate transitional use between the lower density
residential uses to the east and south and the regional commercial uses
expected to expand to the property’ west. The property takes advantage of
its proximity to the drainage channel by providing a significant setback to the
residential homes to the east, thus establishing an appropriate buffer and
transition between these complementary land uses.
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Preservation of the Existing Wash Corridor and inclusion of adjacent
pedestrian improvements, providing the “missing link” to ensure unified
development of the planned shared pedestrian trail traversing across
developments from the Loop-101 south to Reach 11.

Walkability with the final plans for the Development that will strengthen the
surrounding pedestrian realm via implementation of detached sidewalks,
enhanced landscape treatment and shade.

Architecture Quality, with a design that is focused on a modern southwest
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design vernacular featuring clean lines, variation in materials, and
contemporary colors. Respecting the high visibility of the Development, an
attention to detail and architectural treatment is incorporated throughout the
elevations. All portions of the building will consist of durable materials and a
warm, modern color palette reflective of the surrounding natural desert
environment.

In summary, the Development, as expressed in this PUD, will be a high-quality dual
branded hotel development that: (i) will develop an important, and highly visible in
proximity to future anticipated growth; (ii) will establish a quasi-residential use as an
appropriate land use buffer between residential and commercial/institutional uses;
(iii) will build capacity to support anticipated growth in the surrounding employment
hubs; and (iv) reinforces a strong pedestrian environment through significant
pedestrian infrastructure and landscape improvements adjacent to the public rights-
of-way. The final plans for the Development will strengthen the pedestrian realm and
complement surrounding land uses via implementation of the development
standards and design guidelines provided by this PUD.
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[ B. LAND USE PLAN ]

The Plaza Companies Hospitality PUD is a development proposal to establish a custom
dual-brand 6-story hotel concept with approximately 257 guestrooms and first-class
quality guest amenities situated on an 8.15 gross-acre site near the southeast corner
of 64t Street and Mayo Boulevard. In the event the property is not developed with
the proposed hotel, this PUD permits other commercial uses compatible with
neighboring residential development as found in the C-2 Intermediated Commercial
zoning district (Zoning Ordinance Section 623), as modified herein. Rezoning to the
proposed PUD designation will ensure certain land uses incompatible with
surrounding residential land uses which are permitted under the current CP/BP
designation (such as warehousing and manufacturing) are prohibited.
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The following provides an overview of the conceptual site plan provided with this

PUD:
Grade Level is the location of the main building entrance, guest drop-off area,
lobby, restaurant, swimming pool and amenity courtyard, ground floor guest
units, surface parking, and service/trash collection area. The architecture and
landscape support the connection to the surrounding pedestrian realm by
incorporating significant use of glazing, pedestrian scale architecture at
building entrances and canopies, and an enhanced landscape design which
will include a minimum 50% shade along pedestrian pathways by way of live
vegetation.

Levels 2, 3, 4, 5 and 6 will consist of hotel guest units. There are no rooftop
amenities.

B2: Conceptual Site Plan Summar

Page 8 of 53



[ C. LIST OF USES |

The Zoning Administrator may issue interpretations for land uses that are analogous to those
listed in Section C, as authorized by Zoning Ordinance Section 307.A.3.

e Hotel
e (-2 uses as permitted by Section 623 of the City of Phoenix Zoning
Ordinance
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e All temporary uses shall comply with Section 708 of the Phoenix Zoning

Ordinance
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The following land uses are not permitted:

e All Special Permit uses otherwise permitted in the C-2 Zoning District are
prohibited

e Adult Uses: Bookstore, Live Entertainment Establishments, Novelty Store
and Theater
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e Auto Title Loan Establishments

e Automobile Parts and Supplies, New Retail and Wholesale
e Boats, Retail Sale

e Car Wash

e Compressed Natural Gas Retail Sales

e Data Centers

e (as Stations

e Garage, Repair

e Motorcycles, Repair and Sales

e Non-Profit Medical Marijuana Dispensary Facility
e Pawn Shop

e Service Stations, Automobile

e Single-Family, Attached and Detached

e Tobacco Oriented Retailers

e Veterinarian Hospitals and Offices

e Window Glass Installation Shop
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[ D. DEVELOPMENT STANDARDS ]

The following development standards apply to any hotel (and its accessory uses)
development of the property; in the event that non-hotel development occurs, the
development standards applicable to such development shall be those of Ordinance

North (Mayo Boulevard) | 60’
West (64t Street) | 140’
East (Not Adj. to Street) | 250’
South (Not Adj. to Street) | 70’
d. Building Height (Maximum) 74’ to top of roof

(%]

<l Section 623, the C-2 General Commercial, Zoning District.

2

g D1. Development Standards Proposed PUD
=l | a. Maximum Hotel Keys 260

<l | b. Minimum Lot Width/Depth No Minimum
5l | ¢. Minimum Building Setbacks? 2 From PUD Perimeter Property Line
E

[)]

[
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[a)

Parapet, mechanical screening and
architectural features for added visual
interest may extend up to 88’ in height

e. Lot Coverage (Maximum) 20% of Total Net Site Area

f. On-Site Pedestrian Connections e Pedestrian connections shall be made
in a convenient location to provide easy
access from the development to the
public sidewalks on Mayo Boulevard
and 64% Street and to the pedestrian
trail located within the wash corridor
located on the east side of the Site.

e Pedestrian connections shall be 6’ wide,
be of a concrete surface and shall retain
surfacing material or be otherwise
distinguished from the drive isle surface
when crossing parking lot areas.

e To support use of publicly available
amenities by the community, a
pedestrian connection to the property
to the south is encouraged, but not

1 Open balconies, building overhang and first floor shade elements may encroach into the required setback by no
more than 3’.
2 Mechanical and electrical equipment enclosures, services areas, ground signage and artistic installations are
permitted within minimum required building setbacks.
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required. If provided, such connection
may include a locking gate to limit use
to southern property residents/guests.

g. Wash Corridor Shared Use Pathway An 8 wide concrete or stabilized
decomposed granite with 3” depth shared
use pathway with steel header edges shall
be provided for the length of the wash
corridor from Mayo Boulevard to the
PUD’s southern perimeter line.

D2. Streetscape Standards3

a. Mayo Boulevard Detached Sidewalk Width: 8’

Landscape Strip: Provide a minimum 5’
landscape area between back of curb and
detached sidewalk.

Planting Standards: Where provided, the
landscape strip shall be landscaped with
minimum 2” caliper trees to be planted
50’ on center or in equivalent groupings®.
A minimum of five (5) 5-gallon drought-
resistant shrubs or accent plants per tree
(maximum 24” tall at maturity).
Landscape planters shall be planted to
achieve a minimum of 50% total live
vegetative groundcover.
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Sidewalk Tree Shade Coverage: 50%;
required shade coverage may be achieved
via staggered tree plantings within the
streetscape and landscape setback.

Where utility conflicts exist, and along
right turn lanes, sidewalk and/or
landscape strip may be reduced in width
subject to Planning and Development
Department approval.

b. 64" Street Detached Sidewalk Width: 8’

4 Combined, streetscape and landscape setback plantings shall achieve trees planted 25’ on center.
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Landscape Strip: Provide a minimum 5’
landscape area between back of curb and
detached sidewalk.

Planting Standards: Where provided, the
landscape strip shall be landscaped with
minimum 2” caliper trees to be planted
50’ on center or in equivalent groupings>.
A minimum of five (5) 5-gallon drought-
resistant shrubs or accent plants per tree
(maximum 24” tall at maturity).
Landscape planters shall be planted to
achieve a minimum of 50% total live
vegetative groundcover.

Sidewalk Tree Shade Coverage: 50%;
required shade coverage may be achieved
via staggered tree plantings within the
streetscape and landscape setback.

Where utility conflicts exist, and along
right turn lanes, sidewalk and/or
landscape strip may be reduced in width
subject to Planning and Development
Department approval.

D3. Minimum Landscape Standards ©

a. Minimum Landscape Setbacks From PUD Perimeter Property Line
(Perimeter)’

North (Mayo Boulevard) | 20’

West (64 Street) | 20’

East (Perimeter) | 40’

South (Perimeter) | 5’
b. North (Mayo Boulevard) Landscaping Standards: A minimum of
2” caliper trees to be planted 50’ on
center or in equivalent groupings®.
Minimum of five (5) 5-gallon drought
resistant shrubs per tree (maximum 24"
tall at maturity). Landscape setback shall
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5 Combined, streetscape and landscape setback plantings shall achieve trees planted 25’ on center.
5 Mechanical and electrical equipment enclosures, services areas, ground signage and artistic installations are
permitted within minimum required landscape setbacks.
7 Existing and new driveways are permitted within all landscape setbacks.
8 Combined, streetscape and landscape setback plantings shall achieve trees planted 25’ on center.
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be planted to achieve a minimum of 50%
total live vegetative groundcover.

c. West (64t Street) Landscaping Standards: A minimum of
2” caliper trees to be planted 50’ on
center or in equivalent groupings®.
Minimum of five (5) 5-gallon drought
resistant shrubs per tree (maximum 24”
tall at maturity). Landscape setback shall
be planted to achieve a minimum of 50%
total live vegetative groundcover.

d. East (Perimeter) Landscaping Standards: A minimum of
2” caliper trees to be planted 50’ on
center or in equivalent groupings.
Minimum of five (5) 5-gallon drought
resistant shrubs per tree (maximum 24”
tall at maturity). Landscape setback shall
be planted to achieve a minimum of 50%
total live vegetative groundcover.

e. South (Perimeter) Landscaping  Standards: Landscape
setback shall be planted with minimum
5-gallon drought resistant shrubs to
achieve a minimum of 75% total live
vegetative groundcover.

f. Wash Pathway Landscaping Standards: A minimum of
2” caliper trees to be planted 25’ on
center or in equivalent groupings.
Minimum of five (5) 5-gallon drought
resistant shrubs per tree (maximum 24”
tall at maturity). Trees shall be
staggered on either side of the wash
pathway to provide 50% shade.

g. Parking Lot Landscaping A minimum 10% of the interior surface
parking area (exclusive of perimeter
landscaping and all required setbacks)
shall be landscaped. Parking Ilot
landscape planters shall be planted with
2” caliper trees with a minimum of five
(5) 5-gallon drought resistant shrubs per
tree (maximum 24” tall at maturity).
Vegetation shall be installed to achieve

9 Combined, streetscape and landscape setback plantings shall achieve trees planted 25’ on center.
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a minimum of 50% total live vegetative
groundcover.

h. Parking Area Planters Landscape planters shall be located at
the end of each row of parking and no
more than 100" apart. Parking planters
shall measure a minimum of 8’ in width
(internal dimension) and may be
partially paved when used as a linkage in
the internal pedestrian circulation

network.
a. Minimum Parking Standards 1 space per hotel key
b. Minimum Parking Standards, Electric 8 required parking spaces shall be EV
Vehicle installed
c. Parking Location, Automotive All parking areas shall be located within

a surface parking lot, outside of required
landscape setbacks. See Section D5 for
parking screening requirements.
Ordinance Section 702.B.2.b.(5) does

not apply.

d. Minimum Parking Standards, Bicycle 20 bicycle parking spaces shall be
provided

e. Parking Location, Bicycle To be installed in conformance with

Ordinance Section 1307.H, except as
follows: (i) Inverted-U style bicycle racks
or artistic style racks consistent with the
City of Phoenix preferred designs (see
Comprehensive Bicycle Master Plan,
Appendix K) shall be provided and (ii)
located near the main lobby entrance.
f. Loading Bay Two (2) off-street loading spaces shall
be provided on the exterior of the west
side of the building. Each space shall be
a 10’x30’ minimum in size, exclusive of
access aisles and maneuvering space.
The loading spaces may be individually
or dually striped. The loading spaces
shall be screened from the public right-
of-way to a height of 40”.

g. Drop-Off/Pick-Up A designated drop-off/pick-up area for
hotel guests shall be provided near the
main lobby entrance.
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D5. Fences/Walls

To ensure a permeable condition between the Development, the adjacent drainage
channel and adjacent residential developments, as well as to prevent creating
inaccessible, nonvisible, and hazardous areas outside of the Development, a perimeter
site wall enclosing the development is not permitted (with exception for any wall
constructed on the south property line by that separate property owner resulting in a
shared wall condition).
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All parking areas shall be screened from public rights-of-way and adjacent developments.
Screening may consist of dedicated solid masonry walls no taller than 40” in height,
landscaping, or other functionally integrated site features, such as screened service areas.
Breaks in screening may be permitted for no more than 10% of any individual parking
frontage to provide visual interest, articulation, and enhance site permeability.

Fences and walls shall otherwise comply with all other standards as per Ordinance Section

703

D6. Shade
Shading, which may be architectural, vegetative, or any combination thereof, shall be
provided at a minimum of 50% for all public sidewalks, 50% for all on site pathways, and
50% for the wash pathway. Shade calculations shall be based on the summer solstice at
noon.

D6: Shade

D7. Lighting

All lighting will be consistent with the standards of Section 704, Section 507.Tab A.ll.A.8
and Section 23-100 of the Phoenix Zoning Ordinance and City Code.

Pedestrian lighting to be provided along public and private sidewalks that comply with
the standards of Section 1304.D.
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[ E. DESIGN GUIDELINES ]

The following design guidelines shall be provided for in the final plans for a hotel
development. Those standards not addressed herein, and non-hotel development, shall
comply with Ordinance Section 507 Tab A.

El. Design Guidelines \ \

a. Exterior Materials | All building elevations shall include:

e  Maximum 70% EIFS finish

e  Minimum 20% glazing

e  Minimum 10% other materials (from the list below)

Other materials utilized (at least two):
e Masonry
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e Wood — painted, stained, or synthetic
e Non-reflective coated metals

e Aluminum Composite Material panels
e Brick

e Tile

e Concrete

b. Color Palette Warm, desert-inspired tones.

The project’s stucco materials shall be painted with a palette
that shall include a minimum of four (4) distinct colors to
provide visual interest and variation in building facade.

c. Fagade Restrictions | Blank walls shall not exceed a 50’ horizontal or vertical
dimension without a variation in texture, color, articulation,
or building fenestration.

d. Screen Walls Screen walls shall utilize architectural detailing consistent or
complementary to the building facade.

e. Parking Screening | Enhanced surface materials, such as stamped or colored
concrete, decorative pavers, or other pavement treatments,
that visually contrast with the adjacent parking, and drive
aisles surfaces shall be provided to delineate all areas where
pedestrian paths cross drive aisles.

f. Wash Corridor Additional pedestrian amenities (public amenities) shall
Amenities include a minimum of three (3) of the following along the
Wash Pathway to be located within the wash corridor:

e Architectural lighting
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¢ Waste receptacles (recycling and trash)
¢ Way finding signage

e Benches

e Bicycle parking

e Fitness stations

e Water fountains

e Dog water stations

E2. Landscape Design Guidelines

a. Streetscape Design | Along Mayo Boulevard and 64 Street the following shall be
included:

The landscape setback will provide a shade canopy of street
trees and colorful mix of shrubs, accents, and groundcover to
buffer the street from the detached sidewalk. The landscape
will be comprised of:

e Minimum 2” caliper trees planted per D3.b. and D3.c.
e Minimum five (5) different shrub species
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e Minimum two (2) different accent species

e Minimum 50% live ground coverage within landscape
areas All plant material shall be chosen from the

e Arizona Department of Water Resources’ “Low Water
and Drought Tolerant Plants List” for the Phoenix
Area

b. Uniform Perimeter | The perimeter landscape setback (not adjacent to a public
Design street) will provide a colorful mix of shrubs, accents, and
groundcover. The landscape will be comprised of:

e Minimum 2” caliper trees planted per D3.d.

e Minimum three (3) different shrub species

e Minimum two (2) different accent species

e  Minimum 50% live ground coverage within landscape
areas

e All plant material shall be chosen from the Arizona
Department of Water Resources’ “Low Water and
Drought Tolerant Plants List” for the Phoenix Area

¢. Wash Corridor The 8 shoulder adjacent to the pathway along the wash
Pathway corridor will provide a colorful mix of trees, shrubs, accents,

Page 18 of 53



Landscape Design | and groundcover. The landscape will be comprised of:
e Minimum 2” caliper trees planted per D3.f.

e Minimum three (3) different shrub species

e Minimum two (2) different accent species

e Minimum 50% live ground coverage within landscape
areas

e All plant material shall be chosen from the Arizona
Department of Water Resources’ “Low Water and
Drought Tolerant Plants List” for the Phoenix Area

c. All Other All other landscape areas shall be planted with a mix of trees,

Landscape Areas shrubs and accent plants from the Arizona Department of
Water Resources’ “Low Water and Drought to achieve a
minimum of 50% live ground coverage. A minimum of 10% of
the required shrubs, shall be a milkweed or other native
nectar species, and shall be planted in groups of three (3) or
more, as approved by the Planning and Development
Department.
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[ F. SIGNS ]

Signage shall comply with Section 705 of the Zoning Ordinance.
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| G. SUSTAINABILITY )

The following are standards that are measurable and enforceable by the City and will be
provided:

e Dual Glaze Windows with High Performance Low-e Glazing.

e All primary site lighting will be LED lighting.

e Provide water efficient landscaping (drought tolerant plants).

e Utilize a drip irrigation system with a ‘smart’ controller to minimize water waste.
e Salvage and reuse of existing trees is strongly encouraged.
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[ H. INFRASTRUCTURE ]

The site is currently undeveloped and features native desert vegetation. The site is
surrounded by 64th Street to the west, Mayo Boulevard to the north, a future
townhome development to the south and a single-family residential development to
the east. A natural wash corridor runs along the site’s eastern side in the north-south
direction. The existing wash carries storm water through the site, into culverts
underneath Mayo Boulevard. The existing wash corridor will be enlarged to
accommodate regional stormwater run-off.

H1: Grading and Drainage

Being that the site is currently undeveloped, there is no existing water or sewer services
to the site. New water and sewer taps will be constructed to service the Development.
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The site will be accessed from two driveways. The primary access is a three-quarter
access driveway at Mayo Boulevard. The secondary driveway is located off of the 64t
Street shared drive with the condominium property to the south. A circular drive aisle
carries vehicular traffic through the site, around the hotel, and to surrounding surface
parking spaces. The on-site pedestrian circulation system provides two direct pedestrian
connection connections from the hotel to the 64" Street and Mayo Boulevard rights-of-
way. Additionally, the wash corridor shared use pathway carries recreational users from
Mayo Boulevard to the PUD’s southern perimeter line where it will be extended further
south to Reach 11 with the construction of the townhome project located immediately
south.

H3: Circulation Systems
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The City of Phoenix Complete Streets Design Guidelines include a number of suggestions
for new development, some of which are applicable to this project:

e Streets should be designed to promote safety for all users, particularly children,
the elderly, those with disabilities, transit users, and more vulnerable modes
(walking, bicycling, transit).

New detached sidewalks will be constructed adjacent to Mayo Boulevard and
64t Street. Detached sidewalks will help increase perceived and real pedestrian
safety, contributing to a sense of comfort for travelers on foot. The construction
of detached sidewalks will be a major improvement for the area, which currently
lacks such connectivity.
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Additionally, the Project leverages shared driveway access at 64" Street with the
future townhome project located to the immediate south. This shared driveway
reduces the amount of curb cuts at 64%" Street, thereby reducing potential
pedestrian/vehicle conflicts.

e Projects should be designed to connect neighborhoods via streets, sidewalks, and
trails.

New on-site sidewalks and walkways will meander throughout the project,
providing an extensive pedestrian connection network. Additionally, the
pedestrian trail adjacent to the wash corridor will serve as a major pedestrian
thoroughfare, helping to activate the Development and promote a walkable
environment in the surrounding area.
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[. COMPARATIVE ZONING
STANDARDS

Standards ‘ CP/BP Standards ‘ Proposed PUD Standards

a. Maximum Building 56’ 74

Height

b. Lot Coverage 40% plus 10% for 55%
parking canopies or
structure

c. Building Setbacks
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Mayo Boulevard: | 30’ 60’
64t Street: | 30’ 140’
East Perimeter: | 20’ 250’
South Perimeter: | 20’ 70’

d. Landscape Setbacks

Mayo Boulevard: | 30’ 20’

64t Street: | 30’ 20’

East Perimeter: | 20’ 20
South Perimeter: | 20’ 5
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[ J. LEGAL DESCRIPTION ]

Legal description per special warranty deed recorded by Maricopa County Recorder (MCR #
20250293566):
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