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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. APPROVED AMENDMENTS TO THIS PUD
1st Minor Amendment Submission: September 14, 2022 
1st Minor Amendment Approved: November 2, 2022 

During  the drafting of  the PUD narrative a minor Scribner’s error  in  the PUD narrative occurred. 
The narrative,  in  Design  Guidelines  Section  E1.a  stated  that  the  standard  for  the  elevations  
is  a  “Minimum amount of stucco: 54%”.  The intent of this design guideline is to ensure use of high-
quality building materials within the development by limiting the use of stucco. A minimum standard 
would force use of stucco, which is contrary to the design intent of the PUD. 
This provision now reads “Maximum amount of stucco: 54%”. 
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Modera Kierland is a six (6) story (includes private rooftop mezzanines) luxury rental residential and 
retail community that will add high quality dwelling units along the Scottsdale Road Corridor in a 
unique mixed-use development.  The goal of the project is to provide a quality modern urban living 
experience for future residents, to create a pedestrian friendly, walkable retail environment 
streetscape along Paradise Lane, and to draw the broader community to the new public outdoor 
community garden space at the heart of the development—all for the benefit of the larger 
community. 

The community will include two (2) distinct living opportunities for future residents, including 
apartment homes sized for traditional urban living, as well as larger homes for families, down-sizers, 
and people who work from home, creating living opportunities for the broadest cross section of 
area residents.

Modera Kierland is located on 6.8 gross acres (5.69 net acres) at the southwest corner of the 
intersection of Scottsdale Road and Paradise Lane, which is the northernmost neighborhood of the 
Kierland masterplan development. Currently developed with a 1999 era retail showroom and 
furniture store building with associated surface parking, this prominent location in the Kierland area 
is now underdeveloped in the context of the surrounding newer high-density residential 
developments. The project provides an opportunity to redevelop a simple, 1-story retail building 
with a high-quality residential development that includes a street activating, outdoor community 
garden space as well as walkable retail, which will benefit the larger community. 

The overall design concept for the project is focused around several key elements that make 
Modera Kierland unique, including:    

1) An open public garden and gathering space that is designed for small events, family
picnics, and outdoor dining opportunities. This public green space will feature shade
trees, lighting, and European style hardscape, which will attract area residents and
become the front yard for the broader community.

2) Retail and restaurant space to anchor the north edge of the building and the north edge
of the larger Kierland area. Currently, residents in the area must walk south to Kierland
Commons to enjoy retail amenities. The project will incorporate neighborhood serving
retail along Paradise Lane, providing area residents more choices for dining and shopping
in this walkable neighborhood.

3) The design of Modera Kierland will consist of three architectural languages to help break
down the scale of the overall project.

The east half of the site will consist of a contemporary architectural expression with modern 
interpretations of traditional residential elements. 

B1
: P

ro
je

ct
 O

ve
rv

ie
w

 a
nd

 G
oa

ls
B2

: O
ve

ra
ll 

De
sig

n 
Co

nc
ep

t
B. PURPOSE AND INTENT



Modera Kierland 
Z-44-21-2

Page 7 of 26 

The west side of the project will consist of a more transitional architecture that has incorporated 
classical proportions into the façade, as well as a clear expression of the base, middle and top of 
the building.  This creates a modern architecture grounded in tenants of classical architecture.   

The area fronting the public open space to the north that connects the two main architectural 
languages, will take on a more subtle tone that will face into the background and allow the retail 
and plaza take the focus of that space.  

All portions of the design will consist of quality materials complementing the surrounding built 
environment of those recent development projects south of the subject property. The project will 
feature quality pedestrian edges and will result in the elimination of surface parking areas.  The 
result will be an emphasis on quality design that has visual interest within the pedestrian realm and 
to the broader community.  

In order to support this design concept, the project has completely wrapped the parking garage 
with residential units to minimize the visibility of the parking garage from the adjacent rights-of-
way, with the exception of a small portion of the garage that will be exposed to the interior lot line 
to the south.  This section of the garage will be designed in a way to screen headlights and garage 
lighting from the adjacent property.  

Ground level dwelling units will be provided on the east, west, and south sides of the project. The 
majority of the ground level units will be provided with a direct, exterior access with a patio or stoop 
to activate the street and bring more life and interest to the pedestrian realm.   

In addition, the building design steps down from the intensity of the intersection to create visual 
and physical transition in the elevation, from the retail uses to the north to the primarily residential 
uses to the south.  

In summary, the project results in a building that (i) reinvents the entrance experience for those 
traveling southbound into the Kierland area (ii) reinforces a strong pedestrian environment by 
providing a community public green space and street level retail experiences, (iii) conceals vehicle 
parking for the project, and (iv) preserves the high-quality design and architecture styles that have 
been established within the Kierland area through the use of a rich blend of materials and colors 
combined with a contemporary design that further reinforces Kierland as the primer place in the 
City to live, work and play. 
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Modera Kierland is a luxury mixed-use multifamily development comprised of up to 438 dwelling 
units (a maximum of 65 du/ac) with associated private residential amenities located on an 
approximately 6.8-acre (gross) site. The development will also include ground floor commercial 
spaces, which will be an added amenity not only for the residents but also the surrounding 
community.  

The following provides an overview of the conceptual site plan provided with this PUD: 

Ground Level consists of a mix of uses that wrap the centrally located parking structure. 
These uses include retail, residential lobbies and leasing offices, and residential dwelling 
units. The north side of the site includes a publicly accessible open space, which will be 
wrapped by retail and residential lobbies on the east, south, and west. The north frontage 
along Paradise Lane from the public plaza to Scottsdale road will also incorporate retail uses. 
The remaining frontages along the east, west and south façades will consist of residential 
dwelling units.   

Level Two consists primarily of residential uses as well as the upper portion of the double-
height retail and lobby uses. 

Levels Three and Four consist primarily of residential uses and amenities that wrap the 
centrally located parking garage, as well as residential amenities on the north side of the 
building fronting the public open space. 

Level Five consists of residential units that wrap the centrally located parking structure. 

Level Six consists of residential premium units that wrap the centrally located parking 
structure, along with smaller rooftop amenities and supporting indoor spaces. The premium 
units are to be double-height mezzanine units, some of which will have interior mezzanine 
loft space while others will have private roof top terraces at the mezzanine level. 

Roof Level will house the HVAC equipment serving the building, align with elevator overruns, 
and stair accesses that serve the roof from a maintenance standpoint.   Except for the units 
with private roof top terraces, no resident or occupant functions are planned for the roof. 
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Multifamily residential dwelling units
C-2 uses as permitted by Section 623 of the City of Phoenix Zoning Ordinance

All temporary uses shall comply with Section 708 of the City of Phoenix Zoning Ordinance

The following land uses are not permitted: 

All Special Permit uses otherwise permitted in the C-2 Zoning District are prohibited
Auto Title Loan Establishments
Automobile Parts and Supplies, Retail and Wholesale
Boats, Retail Sale
Car Wash
Compressed Natural Gas Retail Sales
Gas Stations
Garage, Repair
Hospital
Motorcycles, Repair and Sales
Non-Profit Medical Marijuana Dispensary Facility
Pawn Shop
Service Stations, Automobile
Single-Family Residential
Tobacco Oriented Retailers
Veterinarian Offices
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D. LIST OF USES
Note: The Zoning Administrator may issue interpretations for land uses that are analogous to those listed in Section C, List of 

Uses, as authorized by Zoning Ordinance Section 307.A.3. 
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Veterinarian Hospitals
Window Glass Installation Shop
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The following development standards apply to any multifamily development of the property 
(including mixed-use); in the event that stand-alone non-multifamily development occurs, the 
development standards applicable to such development shall be those of Ordinance Section 623, 
the C-2 General Commercial, Zoning District. 

Development Standards Proposed PUD 
a. Density (Maximum) 438 Dwelling Units 

64.45 Dwelling Units per Gross Acre (6.8 Acres) 
b. Minimum Lot Width/Depth No Minimum 
c. Minimum Building Setbacks1

North (Paradise Lane) 
East (Scottsdale Road) 

South (Interior) 
West (71st Street) 

8’ (Minimum), (45’ Average) 
15’ (Minimum), (21’ Average) 
28’ (Minimum) 
8’ (Minimum), (17’ Average) 

d. Building Height (Maximum) 75’ 
e. Lot Coverage (Maximum) 70% of Total Net Site Area 
f. Commercial Area (Minimum) 12,500 Gross square feet of commercial space  

(No commercial space shall front onto 71st Street)  
Minimum Landscape Standards 
a. Minimum Landscape Setbacks2

North (Paradise Lane) 
East (Scottsdale Road) 

South (Interior) 
West (71st Street) 

8’ (Minimum) 
15’ (Minimum) 
Not Required3 
8’ (Minimum)

b. Streetscape - Adjacent to
Paradise Lane (North Property Line)

Public Sidewalk: Replace existing attached sidewalk with a 
new detached sidewalk, minimum 5-foot-wide as per X-E 
Street Section.  

Landscape Strip: Provide a minimum 8’ landscape area 
between back of curb and sidewalk, as per X-E Street 
Section.  

A mix of the following trees to be included: 

Min. 3-inch caliper (25% of required trees)

1 Open balconies and first floor pedestrian shade elements may encroach into the required setback by no more than 4’, to be in general 
conformance to the locations shown in Exhibit 11. 
2 Ground floor patios (inclusive of patio walls of no higher than 3 feet), open balconies and first floor pedestrian shade elements may encroach 
into the required setback by no more than 4’, to be in general conformance to the locations shown in Exhibit 11. 
3 Due to shared drive aisle, there is no base standard requirement. Area between building and property line not otherwise occupied by drive 
aisles or sidewalks shall be landscaped. See Section D.2.e.
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Min. 2-inch caliper or multi-trunk tree (75% of
required trees)

Trees to be planted 20' on center or in equivalent 
groupings, except for within driveways, sidewalks or 
sight visibility triangles. Minimum of (5) 5-gallon drought-
resistant shrubs or accent plants per tree (maximum 24 
inches tall at maturity). Shrubs and accents shall be 
planted to achieve 75% total living groundcover coverage 
at maturity. 

c. Streetscape - Adjacent to
Scottsdale Road (East Property
Line)

Public Sidewalk: Replace existing attached sidewalk with a 
new minimum 8’ wide detached sidewalk.  

Landscape Strip: Provide a minimum of 7’ wide 
landscaped area with a mix of the following trees:  

Min. 2-inch caliper (75% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of
required trees)

Trees to be planted 20’ on center or in equivalent 
groupings, except for within driveways, sidewalks or sight 
visibility triangles. Minimum of (5) 5-gallon drought-
resistant shrubs per tree (maximum 24 inches tall at 
maturity). Shrubs and accents shall be planted to achieve 
75% total living groundcover coverage at maturity 
inclusive of shrubs.

On-Site Landscaping:  For those areas adjacent to 
residential units, from back of sidewalk to building façade 
and/or hardscaped areas, provide a mix of the following: 

Min. 2-inch caliper (50% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of
required trees)
Min. 4-inch caliper or multi-trunk tree (25% of
required trees)

Trees to be planted 20’ on center or in equivalent 
groupings, except for within driveways, sidewalks or sight 
visibility triangles. A mix of drought-resistant vegetation 
to include accent plants, shrubs and ground cover plants 
shall be planted to achieve 75% living groundcover 
coverage. 
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At minimum, 75% of the plants shall be five (5) gallon in 
size, 25% shall be one (1) gallon in size.

d. Streetscape - Adjacent to 71st

Street (West Property Line)
Public Sidewalk: Replace existing attached sidewalk with a 
new detached sidewalk, minimum 5-foot-wide as per X-E 
Street Section.  

Landscape Strip: Provide a minimum 8’ landscape area 
between back of curb and sidewalk, as per X-E Street 
Section. 

Min. 2-inch caliper (75% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of
required trees)

Trees to be planted 20’ on center or in equivalent 
groupings, except for within driveways, sidewalks or sight 
visibility triangles. Minimum of (5) 5-gallon drought-
resistant shrubs per tree (maximum 24 inches tall at 
maturity). Shrubs and accents shall be planted to achieve 
75% total living groundcover coverage at maturity 
inclusive of shrubs. 

On-Site Landscaping:  From back of sidewalk to building 
façade and/or hardscaped areas, provide a mix of the 
following: 

Min. 2-inch caliper (50% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of
required trees)
Min. 4-inch caliper or multi-trunk tree (25% of
required trees)

Trees to be planted 20’ on center or in equivalent 
groupings, except for within driveways, sidewalks or sight 
visibility triangles. A mix of drought-resistant vegetation 
to include accent plants, shrubs and ground cover plants 
shall be planted to achieve 75% living groundcover 
coverage. 

e. Perimeter Property Lines – Not
Adjacent to Public Right-of-Way
(South Property Line)

Minimum of (1) 2” caliper tree planted 20’ on center or in 
equivalent groupings. Minimum of (5) 5-gallon drought-
resistant shrubs per tree (maximum 24 inches tall at 
maturity).  The landscape strip shall be a minimum of 5 
feet in width to support trees. For areas narrower than 5 
feet, trees and shrubs shall be replaced as follows:  
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1. If the strip is less than 4’ wide (2’ to 4’) the strip shall be
planted with 5-gallon drought resistant shrubs for each
required tree.

2. If the strip is less than 2 feet, two (2) 1-gallon
groundcover plants and/or vines shall be planted for each
required tree.

Shrubs, groundcover and vines shall be planted to achieve 
75% living groundcover coverage. 

f. Minimum Common Open Spaces Outdoor courtyards with private common open space 
amenities shall be provided. Said amenities shall be a 
minimum of 10% of total gross lot area. 25% shade to be 
provided.

See Section E2.c for landscape design guidelines. 
g. Entry Court and Event Lawn Minimum 7,500 square foot entry court and event lawn to 

be located near main entrance of the building at grade 
and have no permanent occupiable buildings or structures 
on it. See Section E2 for requirements. 

h. Minimum Total Open Space Minimum of 15% of total net site acreage.  
Parking Standards 
a. Minimum Parking Standards

Residents 
Unreserved Retail/Restaurant 

/Visitor 
Compact Spaces 

Bicycle Parking 

1.53 spaces per dwelling unit 
58 spaces 

Maximum 5% of total parking 
60 bicycle parking spaces 

b. Parking Location, Automotive All parking areas shall be located within a garage 
structure, except for any on-street parking depicted on 
the Site Plan. See Section E1.e for garage screening 
requirements. Ordinance Section 702.B.2.b.(5) does not 
apply.  

c. 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) secure resident 
bike storage shall be located within the parking garage. 

d. Loading Bay One (1) off-street loading space shall be provided. 
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Fences and walls shall comply with Ordinance Section 703. 

Shading, which may be architectural, vegetative or any combination thereof, shall be provided at a 
minimum of 75% for all public sidewalks and private pathways. All shade calculations shall be based 
on the summer solstice at noon.  

All lighting will be consistent with the standards of Section 704, Section 507.Tab A.II.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 and Section 1304.H.5. 
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The following design guidelines shall be provided for in the final plans for a multifamily structure 
(including mixed-use), (those standards not addressed herein, and for non-residential 
development, shall comply with Ordinance Section 507 Tab A): 

E1. Design 
Guidelines 
a. Exterior

Materials
Façade to include: 

b. Color Palette Warm earth tones and warm grey tones ranging from light to dark. 

c. Private
Balconies

A minimum of 90% of all residential units shall contain at least one (1) private 
balcony or patio space (including all ground level units that face the public right 
of way), measuring a minimum of  40 square feet with a depth of 5 feet. 

d. Screen Walls Architectural detailing consistent or complementary to the building facade. 

e. Garage
Screening

Any portion of the parking garage visible from the public right-of-way or an off-
site building shall be screened. Garage shall be wrapped on a minimum of 3 
sides by the residential and retail buildings on site. Screening shall include a 
minimum of 40% perforated metal panels

f. Building
Massing

The primary massing of the building shall step down from the north to the 
south.  

g. On-Site
Pedestrian
Circulation

Enhanced surfacing materials, such as stamped or colored concrete or other 
pavement treatments, that visually contrast with the adjacent parking and 
drive aisle surfaces shall be provided to delineate all areas where pedestrian 
paths cross drive aisles. 
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The following requirements apply to multifamily residential development (those standards not 
addressed herein, and for non-residential development, comply with Section 507 Tab A): 

E2. Landscape Design Guidelines 
a. Uniform

Streetscape
Design

On the adjacent public rights-of-way, the following shall be included: 

The landscape strip located between sidewalk and back of curb along 71st 
Street, Paradise Lane and Scottsdale Road 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:  

A minimum of (60%) 2” and (40%) 3” caliper trees to be planted 20'
on center or in equivalent groupings, except where utility conflicts
exist. Five (5) 5-gallon drought-resistant shrubs per tree (maximum
24 inches tall at maturity). Retain existing trees and shrubs to the
extent practical.
Mesquite, Palo Verde, Oak, or similar trees, meeting or exceeding the
Landscape Standards set forth in Sections D2/b through d
3 different shrub species
3 different accent species
1 different groundcover species
Minimum 75% living groundcover coverage.

On-site landscaping located between the sidewalk and the building envelope 
will provide a shade canopy of street trees and a colorful mix of shrub, 
accents, and groundcover. The landscape will be comprised of: 

A minimum of (60%) 2” and (40%) 3” caliper trees to be planted 20’
on center or in equivalent groupings, except where utility conflicts
exist.  Minimum of five (5) 5-gallon drought-resistant shrubs per tree
to be planted at grade. 75% living groundcover coverage. Retain
existing trees and shrubs to the extent practical.
Mesquite, Palo Verde, Oak, or similar trees, meeting or exceeding the
Landscape Standards set forth in Sections D2/b through d
3 different shrub species
3 different accent species
1 different groundcover species
Minimum 75% living groundcover coverage.
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b. Uniform
Perimeter
Design

The south property line will provide colorful mix of shrubs, accents, and 
groundcover to buffer the adjacent properties, as well as the private 
accessway from the project to the extent practical. The landscape will be 
comprised of:  

Mesquite, Palo Verde, Oak, or similar trees, meeting or exceeding
the Landscape Standards set forth in Sections D2/e
2 different shrub species
2 different accent species
1 different groundcover species
Minimum of 75% living groundcover coverage for areas not
otherwise paved or utilized for drive aisle

c. Minimum
Common
Open Spaces

The outdoor courtyards will include a shade canopy of trees (where 
possible) and colorful mix of shrubs, accents, and groundcover to provide 
visual interest and a comfortable seating environment. The landscape will 
be comprised of:  

Mesquite, Chitalpa, Oak, or similar low water-use trees, low litter
species, meeting or exceeding the Landscape Standards set forth in
Sections D2
4 different shrub or groundcover species min.
3 different accent species min.

The outdoor courtyards will include a shade canopy of trees and a mix of 
shrubs, accents, and groundcover to provide visual interest and a 
comfortable seating environment.  

d. Entry Court
and Event
Lawn4

The Entry Court (public amenity space) shall include a minimum 7,500 
square foot area to be located near the main building entrance with at least 
two (2) of the following:  

Seating/bench(es)
Shaded outdoor dining area
Public art feature
Shade canopy
Decorative pavers
Trellis/landscaped area(s)

The Event Lawn shall include a minimum 1,500 square foot area with a 
shade canopy of palms/trees to provide visual interest and a comfortable 

4 For the purposes of calculating shade pursuant to Section D5, the entry court and event lawn areas are not considered public 
or private sidewalks regardless of final surfacing materials and/or presence of pathways. 
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seating environment. The landscape will be comprised of: 

Palms, Oak, Pistache, Evergreen Elm, or similar upright tree species,
meeting or exceeding the Landscape Standards set forth in Sections
D2/b and c.

Amenities within the Event Lawn shall include at least two (2) of the 
following: 

Water feature
Seating/bench(es)
Moveable dining tables and chairs
Shaded outdoor dining area
Shade canopy
Decorative pavers

The Entry Court and Event Lawn should be designed to allow for restriction 
of vehicular access from time to time in order to function as flexible event 
space for residents.  

E3. Amenities 
a. Resident
Amenities

Residential amenities (private amenities) shall include a minimum of three 
of the following:  

Resident lounge/clubhouse no less than 3,000 square feet
Fitness center no less than 2,000 square feet
Dog park
Swimming pool and/or spa with at least three (3) of the following:

o Lounge deck
o Shaded outdoor dining area(s)
o Water feature(s)
o Barbeque grill(s)
o Fire feature(s)
o Seating node(s)
o Trellis areas (to provide shaded seating zones)

One bicycle repair station (“fix it station”) shall be provided and
maintained along the 71st Street frontage.
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b. Implementation To implement the above, amenities standards are provided below, where 
applicable:  

Lounge decks shall include sufficient space for permanent or placed
seating, tables, and/or reclining sun chairs for a minimum of 10
persons
Shaded outdoor dining area shall be an area for the location of no less
than four (4) table and chair sets under a cover (structural and/or
vegetative) and shall have an enclosure element to separate the
space from other areas, which may be a wall, planters or other
feature to delineate the area.
Water features should be designed to limit loss of water by
evaporation by avoiding placement in locations that experience long
periods of direct sunlight and using non-spraying fountains (i.e. water
features that move water via gravity, not larger pump driven
fountains). Also see 507 Tab A.11.3.4.1.
Barbeque grill(s) shall incorporate a “built-in” design with base
materials that are consistent with or complementary to the building
materials
Fire feature shall be designed as a gathering space that includes
sufficient clear area around for seating and/or a built-in seating area
around the feature (i.e. a fire pit with large border for sitting on).
Seating Node areas shall be areas that are separated from other areas
via wall, planters or other features to delineate the space.
The bicycle repair station (“fix it station”) shall be provided in an area
of high visibility and separated from vehicular maneuvering areas,
where applicable. The repair station shall include: standard repair
tools affixed to the station; a tire gauge and pump affixed to the base
of the station or the ground; and a bicycle repair stand which allows
pedals and wheels to spin freely while making adjustments to the
bike.
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Signage shall comply with Section 705 of the Zoning Ordinance. Signage shall also comply with the 
existing Kierland Comprehensive Sign plan and any amendments thereto.  
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The following are standards that are measurable and enforceable by the City and will be provided: 

As encouraged by Reimagine Phoenix, recycling receptacles will be provided in the refuse
room. These will be commercial bins, serviced by private solid waste provider.
Dual Glaze Windows with High Performance Low-e Glazing.
All primary site lighting will be LED lighting.
Provide water efficient landscaping (drought tolerant plants).
Utilize a drip irrigation system with a ‘smart’ controller to minimize water waste.
Salvage and reuse of existing trees is strongly encouraged, particularly along Scottsdale
Road, Paradise Lane and 71st Street.

The following are sustainability practices that are highly encouraged and planned to be utilized but 
which are not enforceable by the City: 

Utilize low water usage plumbing fixtures.
Encourage the design of buildings’ HVAC systems to eliminate the usage of CFC’s and CFC
based refrigerants.
Encourage the use of water-based adhesives on all VCT and vinyl flooring to minimize VOC
off gassing.
Lower flow toilets and showerheads.
Energy Star Rated appliances.
Reduce heat island effect through ample open space, desert adapted landscaping and
vegetation to include, shrubs etc.
Use of synthetic turf (outside of any landscape setback) on podium. Provide as much shade
as practical.
Recycling services will be provided for tenants.
Tenant invoicing and billing services will be paperless.
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The existing site consists of a commercial furniture store with the east half consisting of a public 
show room and the west half being used for inventory.  The building structure is surrounded by 
surface parking on all sides.  The site is graded such that water flows away from the building and 
towards the southwest corner of the site. The roof drains into multiple down spouts to underground 
conduits that feed drainage bubblers on the north, west, and south parking lots.  Existing onsite 
stormwater in the east parking lot flows in curb and gutter to a scupper on the southeast corner of 
the property that feeds an existing channel and carries flows to the south.  The remainder of the 
site stormwater is conveyed through curb and gutter within the site and discharged at an inlet on 
the southeast corner of the property into the public storm drain system that crosses 71st Street.  
Existing offsite pavement run-off flows from the northeast corner of the site, in curb and gutter to 
the west along Paradise Lane and then south on 71st St to a public storm drainage catch basin inlet 
near the southwest corner of the site.  Offsite run-off from Scottsdale Road flows toward the south 
by curb and gutter. The adjoining parcel to the south directs its run-off toward the south of their 
property.  

The proposed site design consists of a 6-story building with a parking garage in the center that is 
wrapped with residential housing.  Retail uses and residential amenities are located on the north 
side of the first floor.  A private drive on the south edge of the site provides access to the parking 
garage from 71st Street.  There is an existing bus stop on Scottsdale Road that will be reconstructed 
to City standards. An emergency access only driveway will be constructed on the southeast corner 
of the property. There are two driveways providing access to the parking garage from Paradise Lane 
on the north side of the site. The proposed drainage for the 3 courtyards and the front lawn area 
will be collected and stored in underground storage located under a drive aisle in the garage.  The 
roof drainage will be collected and conveyed into a storm drainage system on the south side of the 
property, under the private drive, that will convey flows underground into the existing public storm 
drainage system at the southwest corner of the site. The roof and pavement drainage flows will be 
channeled through a stormceptor treatment facility before being conveyed into the public system. 

Public water infrastructure exists in the adjacent public roads and is assumed to be of sufficient 
capacity to service the proposed development. New private domestic and fire suppression services 
will be provided as necessary onsite per current City development codes and policies. Existing 
services will be evaluated for reuse by the new development as appropriate. Water service will be 
provided on the west side of the property by a 3” service line tapped into an existing 12” line within 
71st Street. A 1” irrigation service line will also be connected to the same existing 12” line.  Existing 
fire hydrants on the southwest corner and the north side of the property will be reused.  The existing 
fire hydrant on the southeast corner will be relocated to facilitate the new construction. A new fire 
line loop will connect to the existing water main in Paradise Lane and run along the east and south 
sides of the site and connect to the existing main in 71st Street.  

The existing sewer connection to the sewer main in 71st St is assumed to not have the capacity for 
the proposed building.  A new 12” sewer will be constructed in 71st Avenue from approximately 
300’ south of Tierra Buena Drive, north to the Modera Kierland site.  A new 8” service connection 
will be constructed on the north side of the new buildings and connect to the new 12” in 71st St.  
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New grease traps for proposed restaurant use will be installed and connected to the existing 
manhole in Paradise Lane.  

According to the traffic generation statement that was conducted for the project (filed under 
separate cover), it was determined that the proposed use of the site would generate 1,506 weekday 
trips, with 131 trips (37 in, 94 out) during the AM peak hour and 158 trips (111 in, 47 out) during 
the PM peak hour. Overall, compared to the existing commercial/retail land use, the proposed 
development is anticipated to generate 1,676 fewer daily trips, with a net of 46 more trips (17 fewer 
in, 63 more out) during the AM peak hour and 152 fewer trips (38 in, 114 out) during the PM peak 
hour.  

The adjacent public roadways (Scottsdale Road, 71st Street, and Paradise Lane are built to full public 
standards and are at their final build out sizes and configurations. No changes are proposed for 
these roadways.  

The project will have three (3) access points—one (1) full-movement driveway onto 71st Street, 
one (1) entrance driveway off of Paradise Lane, and one (1) driveway onto Paradise Lane. An 
additional accesses point will be provided along Scottsdale Road for emergency access vehicles 
only.  

In 2018, the City of Phoenix adopted its Complete Streets Design Guidelines with the goal of 
promoting health and safety through active streetscapes. The City of Phoenix Complete Streets 
Design Guidelines include a number of suggestions for new development, some of which are 
applicable to this project:  

• 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). See
Section E1.g: Pedestrian Circulation, “Enhanced surfacing materials, such as stamped or colored
concrete or other pavement treatments, that visually contrast with the adjacent parking and
drive aisle surfaces shall be provided to delineate all areas where pedestrian paths cross drive
aisles, as approved by the Planning and Development Department.”

• Shade should be a primary technique in projects to reduce ambient temperatures and reduce
direct sunlight exposure for pedestrians and cyclists. See Section D5: Shade, “Shading, which may
be architectural, vegetative or any combination thereof, shall be provided at a minimum of 75%
for all public sidewalks.”

• Streets should be designed to expand the availability of public seating and bicycle racks. See
Section D2.g Entry Court and Event Lawn, “Minimum 7,500 square foot entry court and event
lawn to be located near main entrance of the building” and Section E2.d, Entry Court and Event
Lawn, “The Event Lawn shall include a minimum 1,500 square foot area with a shade canopy of
palms/trees to provide visual interest and a comfortable seating environment.”
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Standards C-2 Standards (References to R-3 for
Multifamily) 

Proposed PUD 
Standards 

a. Maximum Building
Height

2 stories or 30' up to 4 stories or 48' with a 
"height waiver" (623.E.1.b) 

75’ 

b. Lot Coverage 45% 70% 

c. Dwelling Unit Density
(Units/Gross Acre)

References to Section 615 (R-3) (Min 14.5 
du/acre) ("Density Waiver" Option Up to 43.5 
du/ac 623.E.1.b) = 97 to 291 Units 

438 Dwellings 
65 Dwelling 
Units/Acre 

e. Building Setbacks

   North (Side): 

South (Side): 

East (Front): 

West (Rear):

30’ (Average) 

No Standard 

30’ (Average) 

30’ (Average) 

8’ (Minimum) 
45’ (Average) 

28’ (Minimum) 

15’ (Minimum), 
21’ (Average) 

8’ (Minimum), 
17’ (Average) 

f. Landscape Standards

North (Side): 

South (Side): 

East (Front): 

West (Rear):

30’ (Average) 

No Standard 

30’ (Average) 

30’ (Average) 

8’ (Minimum) 

No Standard 

15’ (Minimum) 

8’ (Minimum) 
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LOT 4, AS SHOWN ON THAT CERTAIN PLAT OF KIERLAND PARCELS 4C & 6B, ACCORDING TO BOOK 
468, PAGE 47, RECORDS OF MARICOPA COUNTY, ARIZONA. 
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