
 
 

Staff Report Z-89-18-2 
(Manor Scottsdale PUD) 

April 26, 2019 
 

Paradise Valley Village Planning 
Committee Meeting Date: 

May 6, 2019 

Planning Commission Hearing Date: June 6, 2019 

Request From: C-1 SP (7.18 acres) 
 

Request To: PUD (7.18 acres) 

Proposed Use: Manor Scottsdale Planned Unit 
Development to allow multifamily residential 
and/or commercial uses 

Location: Approximately 275 feet south and 240 feet 
west of the southwest corner of Scottsdale 
Road and Joan de Arc Avenue 

Owners: Halmic, LLC/Kash Asset Holdings, LLC, etal 
Applicant: The Related Group 
Representative: Nick Wood, Esq., Snell & Wilmer, LLP 
Staff Recommendation: Approval, subject to stipulations 
  
  

General Plan Conformity 

General Plan Land Use Map Designation  Commercial 

Street Map 
Classification 

Scottsdale Road Major Arterial 
65 to 67.92-foot west 
half street (Phoenix and 
Scottsdale Jurisdiction) 

Joan de Arc Avenue Local 33-foot south half street 
 

 
CONNECT PEOPLE AND PLACES CORE VALUE; OPPORTUNITY SITES GOAL; 
LAND USE PRINCIPLE: Promote and encourage compatible development and 
redevelopment with a mix of housing types in neighborhoods close to employment 
centers, commercial areas, and where transit or transportation alternatives exist. 
 
The proposed Manor Scottsdale Planned Unit Development provides additional housing 
choices in close proximity to the Desert Ridge & Kierland Major Employment Center.  
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BUILD THE SUSTAINANLE DESERT CITY CORE VALUE; TREE AND SHADE; 
DESIGN PRINCIPAL: Integrate trees and shade into the design of new development 
and redevelopment projects throughout Phoenix. 
 
The Manor Scottsdale PUD proposes enhanced landscaping around the perimeter of the 
development and internal landscaped courtyards. A detached sidewalk along Joan de 
Arc Avenue and Scottsdale Road includes landscape areas with shade trees on both 
sides of the sidewalk to provide thermal comfort for pedestrians. The PUD also requires 
that a minimum of 50% of public and private pedestrian pathways be shaded. 
 

 
CELEBRATE OUR DIVERSE COMMUNITIES AND NEIGHBORHOODS CORE 
VALUE; CERTAINTY AND CHARACTER; DESIGN PRINCIPLE: Create new 
development or redevelopment that is sensitive to the scale and character of the 
surrounding neighborhoods and incorporates adequate development standards to 
prevent negative impact(s) on the residential properties. 
 
The proposed Manor Scottsdale PUD narrative includes heightened setback, height, 
landscape and design standards to provide for a compatible transition to the adjacent 
single-family residences. 
 

 

Applicable Plans, Overlays and Initiatives 
Tree and Shade Master Plan – see background item No. 9 

Complete Streets Guiding Principles – see background item No. 10 

Comprehensive Bicycle Master Plan – see background item No. 11 

Reimagine Phoenix Initiative – see background item No. 19 

 

Surrounding Land Uses/Zoning 

 Land Use Zoning 

On Site Commercial C-1 SP  

North 
Commercial 
Office/Commercial 

IND. PK., C-2  

South 
Single-family 
residential/Commercial 

RE-24, C-1 SP 

East 
Single-family 
residential/Commercial 

City of Scottsdale, C-2 

West Single-family residential  RE-24 
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Background/Issues/Analysis 
 
SUBJECT SITE 
 
 1. This is a request to rezone a 7.18-

acre property located approximately 
275 feet south and 240 feet west of 
the southwest corner of Scottsdale 
Road and Joan de Arc Avenue. The 
request is to rezone from C-1 SP 
(Neighborhood Retail, Special Permit) 
to PUD (Planned Unit Development) 
to allow multifamily residential and/or 
commercial uses.  
 

  
2. The subject property consists of one parcel and is improved with a fitness center building 

and surface parking. The subject property was annexed into the City of Phoenix on January 
9, 1962. At that time, the subject property and the surrounding area consisted of vacant 
land. The current C-1 SP zoning designation on the property was established on September 
1, 1993 through Rezoning Case No. Z-SP-11-93-2 to allow for a health club. Maricopa 
County historical aerials indicate that the single-family properties to the south and west of 
the site developed in and around 1976 and the subject property began development in 
approximately 1994.  
 

                          
1969                                      1976                                        1996 

  

Source: City of Phoenix Planning and Development Department 
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3. The General Plan Land Use Map 

designation for the subject site is 
Commercial. The proposal is 
consistent with the General Plan 
Land Use Map designation as the 
Commercial designation allows for 
commercial and multifamily 
development at various levels of 
intensity. 
 
The General Plan Land Use Map 
designation to the north of the site is 
also Commercial. The General Plan 
Land Use Map designation to the 
south and west is Residential, 1 to 2 
dwelling units per acre.  
 

Source: City of Phoenix Planning and Development Department 
  
DESERT RIDGE AND KIERLAND MAJOR EMPLOYMENT CENTER  
 
4. The subject site falls just 

outside of the boundaries of 
the Maricopa Association of 
Governments designated 
Desert Ridge and Kierland 
major employment center 
and a City of Phoenix 
designated employment 
center.  
 
A mix of housing types are 
encouraged in areas near 
employment centers and 
commercial corridors. The 
Desert Ridge/Kierland 
center profile provided by 
Community and Economic 
Development identifies that 
the Kierland area is 
comprised of a highly 
educated, executive and  
professional workforce with a large inventory of Class A office space. Providing additional 
housing options in close proximity to the nearby workforce will add to the sustainability of 
established office space and commercial uses build around Kierland.   
 
 

Source: City of Phoenix Planning and Development Department 

(Major Employment 
Center) 
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SURROUNDING ZONING AND USES 
 
 5. North 

The property to the north and east of the subject site is a Super Pumper gas station zoned 
C-2 (Intermediate Commercial). The site to the north across Joan de Arc Avenue is a 
business center containing Penrose Academy and zoned Ind. Pk. (Industrial Park).  
 
South 
Directly south of the subject site is a single-family development platted in 1962 known as 
Desert Estates Unit Fourteen and zoned RE-24 (Residential Estate). South and east of the 
site is a dry-cleaners, Prestige Cleaners, which is wrapped by the subject parcel. The 
Prestige Cleaners site is zoned C-1 SP (Neighborhood Retail, Special Permit). 
 
East 
Directly to the east of the subject site, across Scottsdale Road, are large single-family lots in 
the City of Scottsdale.  
 
West 
Directly west of the subject site is a single-family development platted in 1962 known as 
Desert Estates Unit Fourteen zoned RE-24 (Residential Estate).  
  

 
 Source: City of Phoenix Planning and Development Department 
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PROPOSAL 
 
 6. The proposal was developed utilizing the PUD zoning designation. The PUD is intended to 

create a built environment that is superior to that produced by conventional zoning districts 
and design guidelines. Using a collaborative and comprehensive approach, an applicant 
writes a document proposing standards and guidelines that are tailored to the context of a 
site on a case by case basis.  
 
Where the Manor Scottsdale PUD Development Narrative is silent on a requirement, the 
applicable Zoning Ordinance provisions will be applied. 

  
7. Below is a summary of the proposed standards for the subject site as described in the 

attached PUD Development Narrative date stamped April 15, 2019. The proposed 
standards were designed to allow for a multifamily residential development that continues 
enhancement along Scottsdale Road for a more pedestrian-friendly environment and 
provides an enhanced transition from the adjacent single-family residential use to the west 
and south.     

  
 List of Uses 

The Development Narrative proposes a primary land use of multifamily residential with a 
maximum density of 45 dwelling units per gross acre. In the event the property is not 
developed with multifamily uses, C-1 zoning uses found in Section 622 of the Phoenix 
Zoning Ordinance would also be permitted.  
  
Prohibited Uses 
The Development Narrative proposes restricting certain C-1 land uses permitted by Section 
622 of the City of Phoenix Zoning Ordinance that may be become a nuisance to the single-
family residential to the west and south of the property and shall include auto title loan 
establishments, auto parts and supplies, boat sales, car wash, natural gas retail sales, gas 
stations, garage repair shops, hospitals, motorcycle repair and sales, medical marijuana 
dispensaries, pawn shops, pet day care facilities, second hand merchandise sales, 
automobile service stations, tobacco oriented businesses, veterinarian offices and hospitals 
as well as window glass installation shops. Prohibiting these uses helps to make this 
proposal more consistent with adjacent single-family uses.  
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 Conceptual Site Plan 

The development’s main 
access point is along 
Scottsdale Road. The 
project proposes a five-
story wrapped parking 
garage design with living 
units surrounding the 
parking structure, 
completely screening it. 
The main access point 
will be on the east of the 
site allowing access to 
the parking garage, the 
main lobby area and the 
Prestige Cleaners. A 
secondary ingress/egress 
point is located off of 
Joan de Arc Avenue on 
the north property 
boundary of the site. A 
fire lane is proposed on 
the southeast corner and 
the northwest corner of 
the site. This fire lane will 
be gated and utilized for fire  
access only. The frontage will include architectural breaks and stepbacks to break up the 
massing of the building. Scottsdale Road will contain an enhanced streetscape with a 
minimum 5-foot detached sidewalk framed by landscape areas that will include trees, shrubs 
and live ground cover.  
 
The western and southern boundary of the site will include a permeable fire lane with 
enhanced landscaping that goes above and beyond traditional zoning standards, which will 
act as an enhanced buffer to the single-family residential to the west and the south.  
Increased building setbacks are also being proposed adjacent to single-family uses to 
include a 27-foot setback on the west side of the site and 40-foot building setback on the 
southern property boundary, which exceed traditional comparable zoning standards. Height 
limits are proposed adjacent to single-family residential with the structure gradually gaining 
height through stepbacks as the structure gets closer to Scottsdale Road. Balconies and 
clear windows shall face inwards to interior courtyards on the south and west property 
boundaries in an effort to protect adjacent single-family residential uses.  

  
 
 

  
 

Source: Humphreys & Partners Architects, L.P. 
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Development Standards 
The table below provides a summary of the development standards within the Manor 
Scottsdale PUD development narrative: 
 
Development Standards Proposed PUD 
Density (Maximum), 
du/acre 

45  

Height (Maximum) 50 feet, subject to step-backs 
Two Story 20-foot building height 
Three Story  30-foot building height 
Four Story  40-foot building height 
Five Story (wrapped 
garage) 

40-foot building height 

Five Story  50-foot building height 
Building Setbacks 
(Minimum) 
 
 
 
 
 
 

Street Sides- 
North: 20 feet 
East:   20 feet 
 
Adjacent to property-  
West: 27 
South:  40 feet 
 
Internal Lot Line A (Adjacent to Gas Station) 20 Feet 
 
Internal Lot Line B (Adjacent to Drycleaner) 20 Feet 
 

Landscape Setbacks 
(Minimum) 

Street Sides- 
North: 20 feet  
East:   20 feet 
 
Adjacent to property-  
West: 6 feet (adjacent to alley) 
 
West: 14 feet (adjacent to single-family residential) 
 
South: 15 feet  
 
Internal Lot Line A (Adjacent to Gas Station) 
20 feet 
 
Internal Lot Line B (Adjacent to Drycleaner) 
0 feet 
 

Lot Coverage (Maximum) 55% 
Open Space (Minimum) 10% of gross area  
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 Height Stepbacks 

In order to provide an appropriate transition in height between the single-family residences 
to the west and south, the Development Narrative proposes a series of height stepbacks 
that gradually permit increased building height as the development moves closer to 
Scottsdale Road. 

The following table summarizes the proposed stepback provisions in comparison with R-5 
(Multifamily Residential District) standards, which allows a comparable density. 

Proposed Maximum 
Height 

Proposed Minimum 
Setback from from 
Adjacent Single-Family 
Zoned District  

R-5 Minimum Setback 
from Adjacent Single-
Family Zoned District  

20 feet 27 feet 15 feet 
30 feet 74 feet 25 feet 
40 feet 117 feet 35 feet 
50 feet 170 feet 43 feet (for maximum height 

of 48 feet) 
 

   

 Source: Humphreys & Partners Architects, L.P. 
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 Landscape Standards 

The Development Narrative includes increased landscape setbacks adjacent to the existing 
single-family residential uses.  Minimum landscape setbacks of 6 feet and 14 feet will be 
provided along the western property line whereas a 15-foot setback will be provided along 
the south property line.  Both areas will utilize existing trees in addition to replacement 4-
inch caliper trees and new 2-inch caliper trees at a rate of 1 tree per 500 square feet of 
landscape area.  In addition to the landscape setback area long the western property line, 
the developer will seek permission to install a permeable surface fire lane that will be 
located between the setback area and buildings – thereby creating additional buffer area to 
the single-family residential properties to the west.  These areas exceed the 5-foot setback 
area that is typically required for multifamily developments. 

 
Source: Humphreys & Partners Landscape Architecture, LLC 
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The streetscape along Joan de Arc Avenue and Scottsdale Road will include a minimum 5-
foot wide detached sidewalk and a minimum 8-foot wide landscape strip located between 
and sidewalk and back of curb. A 20-foot landscape strip is proposed between the back of 
sidewalk and the building. The landscaping will provide for a pedestrian-friendly environment 
with 50% shade at maturity along the sidewalk.  The PUD proposes landscaping in these 
areas with a minimum planting size of 50% 2-inch caliper, 25% 3-inch caliper and 25%       
4-inch caliper trees. The landscape setbacks will also include shrubs at a minimum of 5-
gallon in size and 50% living ground cover.  

  
 Design Guidelines and Standards 

The Development Narrative includes design standards that promote the use of internalized 
courtyards to provide additional privacy and buffering to the surrounding single-family 
neighborhood.  West and south elevations of the building will provide patio and living room 
areas focused to an internal common courtyard instead of directed outward to the west and 
south.  Similarly, design standards restricting clear windows and balconies along the 
western and southern building perimeters when abutting the setback areas are also 
included. 
 
In addition to the design standards focused on the western and southern elevations, the 
Development Narrative proposes enhanced building architecture utilizing high-quality 
materials.  The final elevations and building plans submitted to the City shall include 
evidence of the provisions outlined in the table below and shall follow the Design Guidelines 
of Section 507.Tab A of the Phoenix Zoning Ordinance in addition to the following: 
 
Design Standards  PUD 

Exterior Materials 

Exterior plaster with light texture. 

Colored stone veneer in various textures. 

Wood accents. 

Plastic details are prohibited. 

Exterior Facade  

Moldings at windows and faux openings.  

Band course moldings of plaster or cast stone. 

Wood columns at select balconies. 

Decorative metal railings. 

Expressive decorative elements including embedded 
tiles or cartouches. 

Color Palette 
Warm climate appropriate and wood-like accents in 
tans, browns and gray-browns.  

Driveways and Walks 
Use of accent paving at the entryway to the project 
shall be pavers or decorative scored colored 
concrete. 
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Shade over the primary internal sidewalks shall be 
provided at 50% through the use of structures and 
landscaping.  

The fire access lane located between the structure 
and the west and south property lines shall be gated 
to limit vehicular access. Fire lane shall comply with 
Chapter 5 Section 503 of the Fire Code. 

 

  
 Parking Standards 

The development of the site shall comply with Section 702 (Off-street Parking and Loading) 
of the Phoenix Zoning Ordinance. The PUD proposes 0.25 bicycle parking spaces per 
dwelling unit and a minimum of 10 guest bicycle parking spaces. A dedicated area for 
lockers and bicycle parking will be provided inside the parking garage. 
 
Fences/Walls 

 Fences and walls shall comply with the standards in Section 703 (Landscaping, Fences and 
Walls) of the Phoenix Zoning Ordinance.   
 

 Amenities 
The PUD proposes amenities for the multifamily residential use that includes six internal 
landscape courtyards, pool and spa, fitness center, lounge, and an outdoor barbeque with 
patio.  

  
 
 
 

Shade 
The proposed shade standards require that a minimum of 50% of shade cover be provided 
at maturity over pedestrian pathways, both public and private.  

  
 Lighting Plan 

All lighting will be consistent with the standards of Section 704 (Environmental Performance 
Standards) of the Phoenix Zoning Ordinance and Section 507.Tab A. II.A.8 (Site Lighting). 

  
 Signage  

All signs will comply with the standards of Section 705 (Signs) of the City of Phoenix Zoning 
Ordinance for multifamily developments. 

  
 Sustainability 

The Development Narrative proposes several options to incorporate sustainability principals 
including LED lighting, recycling services, energy star rated appliances, bicycle parking and 
low flow toilets and showerheads among other features.  
 

 PUD Compatibility to Zoning Ordinance  
The PUD proposes building setbacks that are comparable or greater than what is required 
by the Phoenix Zoning Ordinance in multifamily zoning districts. However, the north and 
west sides of the building will include an enhanced frontage with detached sidewalks to 
provide shade for 50% of the frontage along Joan de Arc Avenue and Scottsdale Road to 
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increase pedestrian comfort and activity. The open space standards are greater, requiring a 
minimum of 10% compared to 5% which is typically required for multifamily residential 
development. The PUD landscape setbacks proposed are larger on three sides compared to 
the minimum requirement of the Phoenix Zoning Ordinance and require that larger trees be 
planted at a minimum of 50% 2-inch, 25% 3-inch and 25% 4-inch caliper sizes. 
 
Phasing 
The project will be constructed in one phase.     

  
COMMUNITY INPUT SUMMARY 
8.  Staff has received 32 emails with concerns related to building height, building massing, line 

of site to existing residential, buffering, proximity to Scottsdale Municipal Airport, traffic, 
noise and density.  
 

AREA PLANS, OVERLAY DISTRICTS, AND INITIATIVES 
9. Tree and Shade Master Plan 

The Tree and Shade Master Plan has a goal of treating the urban forest as infrastructure to 
ensure that trees are an integral part of the city’s planning and development process. In 
addition, a vision in the master plan is to raise awareness by leading by example. The 
proposal includes landscaped pedestrian walking paths and greater planting standards than 
otherwise required by the Zoning Ordinance.  

  
10. Complete Streets Guiding Principles 

In 2014, the Phoenix City Council adopted the Complete Streets Guiding Principles. The 
principles are intended to promote improvements that provide an accessible, safe, and 
connected transportation system to include all modes, such as bicycles, pedestrians, transit, 
and vehicles. There are existing detached sidewalks adjacent to the public streets which 
provides a safer and more comfortable pedestrian experience. 

  
11. Comprehensive Bicycle Master Plan 

The Comprehensive Bicycle Master Plan also supports options for both short-and long-term 
bicycle parking as a means of promoting bicyclist traffic to a variety of destinations. The 
proposal requires bicycle parking spaces be provided on the site. The development requires 
that 0.25 spaces be provided per unit, including up to 50 secured spaces. A minimum of 10 
visitors spaces are proposed near the clubhouse.     
   

INTERDEPARTMENTAL COMMENTS  
12. The Street Transportation Department has reviewed the Traffic Impact Statement for the 

Manor Scottsdale PUD project as submitted with the zoning application. This statement is 
conditionally approved with the requirement to obtain the City of Scottsdale’s approval prior 
to preliminary site plan approval. 

  
13. The City of Scottsdale Aviation Department expressed concern with the location of this 

project as it relates to the airports flight paths and the 55 and 60 DNL noise contours of 
Scottsdale Airport. The City of Scottsdale comments and proposed stipulations were 
provided to the City of Phoenix Aviation Department for review.   



Staff Report: Z-89-18-2 
April 26, 2019 
Page 14 of 16 
 
 
 
14. The City of Phoenix Aviation Department has noted that the site is within the Scottsdale 

Municipal Airport (SDL) traffic pattern airspace, therefore, the developer shall notice to 
prospective purchasers the existence and operation characteristics of the Scottsdale Airport 
and shall provide documentation that Form 7460-1 from the FAA. This requirement is 
addressed in Stipulation Nos. 3, 4 and 5. 

  
15. The Phoenix Fire Department has noted that they do not anticipate any problems with this 

case and that the site and/or buildings shall comply with the Phoenix Fire Code. 
  
16. The City of Phoenix Floodplain Management division of the Public Works Department has 

determined that this parcel is not in a Special Flood Hazard Area (SFHA), but is located in a 
Shaded Zone X, on panel 1760 L of the Flood Insurance Rate Maps (FIRM) dated August 
25, 2017. 

  
17. The City of Phoenix Water Services Department has noted the property has existing water 

and sewer mains that can potentially serve the proposed development. However, there is 
potential need to up size existing water and sewer infrastructure mains so that any remodels 
or new buildings will be able to meet domestic and fire code requirements. 

  
18. The site has not been identified as being archaeologically sensitive. However, in the event 

archaeological materials are encountered during construction, all ground disturbing activities 
must cease within 33-feet of the discovery and the City of Phoenix Archaeology Office must 
be notified immediately and allowed time to properly assess the materials. This is addressed 
in Stipulation No. 6. 

  
OTHER 
19. As part of the Reimagine Phoenix initiative, the City of Phoenix is committed to increasing 

the waste diversion rate to 40 percent by 2020 and to better manage its solid waste 
resources. Section 716 of the Phoenix Zoning Ordinances establishes standards to 
encourage the provision of recycling containers for multifamily, commercial and mixed-use 
developments meeting certain criteria. The provision of recycling is addressed in the PUD 
noting that recycling receptacles will be provided in the refuse room and recycling services 
will be provided for tenants. 

  
20. Development and use of the site is subject to all applicable codes and ordinances. Zoning 

approval does not negate other ordinance requirements. Other formal actions such as, but 
not limited to, zoning adjustments and abandonments, may be required. 

  
Findings 
 
1. The proposed development is in conformance with the General Plan Land Use Map 

designation.  
  
2. The proposed development is consistent with several General Plan goals and policies 

that will result is a more walkable, shaded and pedestrian-friendly environment. 
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3. The proposed development will provide additional housing opportunities in the area.  
  
4. The proposed development provides additional protection for adjacent single-family   

uses through site design and enhanced development standards.  
 
Stipulations 
 
1. An updated Development Narrative for the Manor Scottsdale PUD reflecting the changes 

approved through this request shall be submitted to the Planning and Development 
Department within 30 days of City Council approval of this request.  The updated 
Development Narrative shall be consistent with the Development Narrative date stamped 
April 15, 2019.  

  
2. The developer shall construct all streets within and adjacent to the development with 

paving, curb, gutter, sidewalk, curb ramps, streetlights, median islands, landscaping and 
other incidentals, as per plans approved by the Planning and Development Department.  
All improvements shall comply with all ADA accessibility standards. 

  
3. The developer shall record a Notice to Prospective Purchasers of Proximity to Airport in 

order to disclose the existence and operational characteristics of Scottsdale Municipal 
Airport (SDL) to future owners or tenants of the property. 

  
4. The developer shall provide documentation to the City prior to final site plan approval 

that Form 7460‐1 has been filed for the development and that the development received 
a “No Hazard Determination” from the FAA. If temporary equipment used during 
construction exceeds the height of the permanent structure a separate Form 7460‐1 
shall be submitted to the FAA and a “No Hazard Determination” obtained prior to the 
construction start date. 

  
5. The developer shall grant and record an avigation easement to the City of Phoenix 

Aviation Department for the site, per the content and form prescribed by the City 
Attorney prior to final site plan approval. 

  
6. In the event archaeological materials are encountered during construction, the developer 

shall immediately cease all ground disturbing activities within a 33-foot radius of the 
discovery, notify the City Archaeologist, and allow time for the Archaeology Office to 
properly assess the materials. 

  
Writer 
David Simmons 
April 18, 2019 
 
Team Leader 
Samantha Keating 
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Exhibits 
Zoning Sketch Map 
Zoning Aerial Map 
Community Correspondence (39 pages) 
Manor Scottsdale PUD Development Narrative date stamped April 15, 2019 
https://www.phoenix.gov/pdd/pz/pzservices/pud-cases 
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