
 

 
 

Staff Report Z-24-14-6 
August 28, 2014 

 
Camelback East Village Planning 
Committee Meeting Date 

September 9, 2014 

Planning Commission Hearing Date October 14, 2014 

Request From: C-O (1.78 Acres)  
Request To: PUD (1.78 Acres 
Proposed Use Planned Unit Development to allow a mix of uses 

including self-storage, wireless communication, and 
commercial office uses. 

Location Approximately 346 feet north of the northeast corner 
of 32nd Street and Highland Avenue 

Owner VP 32nd, LLC; c/o VIVO Development 
Applicant/Representative Ed Bull, Burch & Cracchiolo, PA 
Staff Recommendation Approval, subject to stipulations  
 
 

General Plan Conformity 
General Plan Land Use Designations Commercial  
Street Map 
Classification 32nd Street Arterial 40-foot east half street  

 
LAND USE ELEMENT, GOAL 1, POLICY 3: INCLUDE A VARIETY OF LAND USES: 
OFFICE, RETAIL SHOPPING, ENTERTAINMENT AND CULTURAL, HOUSING, HOTEL 
AND RESORT, AND WHERE APPROPRIATE, SOME TYPES OF INDUSTRY. 
 
The proposed storage facility will provide a specialized land use that will add to the 
commercial diversity in the area. 
 
LAND USE ELEMENT, GOAL 3, POLICY 5: ENCOURAGE THE DEVELOPMENT OR 
REDEVELOPMENT OF VACANT AND UNDERUTILIZED PARCELS WITHIN THE 
URBANIZED AREA THAT IS CONSISTENT WITH THE CHARACTER OF THE AREA OR 
WITH THE AREA’S TRANSITIONAL OBJECTIVES. 
 
The proposed development will redevelop an aging, underutilized property within the 
community. 
 
NEIGHBORHOOD ELEMENT. GOAL 2. POLICY 3: CREATE NEW DEVELOPMENT THAT 
IS SENSITIVE TO THE SCALE AND CHARACTER OF THE SURROUNDING 
NEIGHBORHOODS AND INCORPORATES ADEQUATE DEVELOPMENT STANDARDS 
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TO PREVENT NEGATIVE IMPACT(S) ON THE RESIDENTIAL PROPERTIES. 
 
The proposed building and landscape standards within the Development Narrative are 
sensitive to the surrounding residential uses and are conducive to development along 32nd 
Street. 
 
 
Background/Issues/Analysis 
 
SUBJECT SITE 
  1. This request is to rezone a 1.78 acre site located approximately 346 feet north of 

the northeast corner of 32nd Street and Highland Avenue, from C-O (Restricted 
Commercial) to PUD (Planned Unit Development) to allow for a mix of uses 
including self-storage, wireless communication, and commercial office uses. 

  
  2. The site is currently developed with a vacant building previously used for a small 

office.  There is a parking lot along the south side of the property and an existing 
cell tower near the northern border.  The remainder of the site remains well 
landscaped with grass and a large number of trees and shrubs. 

  
  3. The General Plan designation for the parcel is Commercial.  The proposal is 

consistent with the General Plan designation and the land uses along 32nd Street. 
  
SURROUNDING USES & ZONING 
  4. North 

A large health club zoned C-O/M-O SP is to the north of the subject property.  
  
 West 

Immediately across 32nd Street from the subject site is a large multi-story office 
building zoned C-2. 

  
 South 

A single story office building zoned C-O is adjacent to the western 2/3 of the south 
property line, while the remainder of the south property line is adjacent to single 
family residential zoned R1-10.   

  
 East 

Single family residential zoned R1-10 is adjacent to the subject property to the 
east. 

  
PROPOSAL 
  5. The proposal was developed utilizing the PUD zoning designation which allows an 

applicant to propose uses, development standards, and design guidelines for a 
site. One of the goals of this process is to allow the applicant to develop standards 
that respond to the surrounding environment more so than conventional zoning 
districts allow. The end result is property rezoned with standards crafted 
specifically for the site.  
 
Where the PUD narrative is silent on a requirement, the applicable Zoning 
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Ordinance provisions will be applied. 
  
  6. Below is a summary of the proposed standards for the subject site as described in 

the attached PUD narrative date stamped July 24, 2014, Attachment B. Many of 
the proposed standards were derived from the standards of the Intermediate 
Commercial zoning district and the Special Permit zoning district for a self-storage 
warehouse. 

  
 Land Use 

The narrative proposes uses under the following zoning districts:  Commercial 
Office (C-O), Special Permit for a self-storage warehouse, and to allow for an 
existing cell tower and equipment building which were previously approved 
through Site Plan P79007A2 and Zoning Adjustment Case No. ZA-178-07-6.  No 
changes to the cell tower or equipment building would be permitted unless they 
conform to the standards approved through Site Plan P79007A2 and Zoning 
Adjustment Case no. ZA-178-07-6.     

  
 Development Standards 

The proposed development standards would limit the maximum building height to 
26 feet and lot coverage to a maximum of 55%.  The maximum lot coverage is 
inclusive of the building, screened carport, cell tower and associated cell tower 
equipment building.  The applicant must maintain a required building setback 
along 32nd Street of an average of 25 feet with a minimum of 20 foot permitted for 
up to 50% of the structure, including projections.  The applicant must also maintain 
a required building setback of 10 feet along the north and south property lines, and 
25 feet setback for a one story building or 50 feet setback for a two story building 
along the east property line.  All of the proposed setbacks meet or exceed the 
standard C-2 commercial building setbacks.   

  
 Landscaping Standards 

The applicant will be required to provide landscaped setbacks on all sides the 
property.  The applicant will be required to provide a minimum 20 foot landscape 
setback along the west property line and minimum 10 foot landscape setbacks 
along the north and south property lines.  The applicant will also be required to 
provide a 25 foot setback along the east property line, next to the adjacent single 
family residential.  The western, northern and eastern landscape setbacks will be 
heavily landscaped with a number of trees and shrubs, included requirements for 
minimum 25 foot on center spacing for trees in these areas.  The proposed 
landscape in conjunction with limited building height and setbacks, will provide a 
strong buffer for the adjacent single family residential development.   

  
 Parking  

The development shall include a minimum of 9 parking stalls. 
  
 Shading 

While the Development Narrative does not require any specific standards relating 
to shade, it does include discussion requiring many of the existing trees on site to 
be transplanted, allowing, and preserving mature growth and therefore providing a 
better shade environment than with a standard 2 inch caliper tree.  The proposed 
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mature trees will also help buffer the property from the adjacent single family 
residential uses. 

  
 Design Guidelines 

The Development Narrative does not propose any new design guidelines; 
therefore all applicable design guidelines outlined in the Guidelines for Design 
Review section of the Zoning Ordinance will apply.   

  
  

Phasing 
The project will be constructed in one phase.  

  
 Signage 

Signs for this PUD will be in conformance with the Sign section outlined in the 
Zoning Ordinance.   

  
 Sustainability 

The narrative proposes several options to incorporate sustainability principles 
including mature trees for a shaded environment, building fenestration designed to 
reduce building heat gain, and systems designed for effective water and energy 
use. 

 
STREETS AND TRAFFIC 
  7. The Streets Transportation Department has indicated that there are no right-of-

way improvements needed for this site.   
  
8. A Traffic Impact Statement has been submitted to the Street Transportation 

Department.  Storage facilities are low traffic generating uses.  The only access 
point for the project is along 32nd street.  The project is expected to generate only 
limited parking, with limited access to the adjacent arterial street.  Nearby single 
family neighborhoods are not expected to be impacted by the traffic. 

  
MISCELLANEOUS 
9. Water 

The current site has an existing 1.5-inch water meter from an 8-inch CIP water 
main located on 32nd Street.  There are no Water concerns for the proposed 
development. 
 
Sewer 
There is an 8-inch sewer main with a sewer tap along the south side of parcel.  
There is also a 12-inch sewer main along 32nd Street and an 8-inch sewer main 
along the north side of the development.  It shall be the developer's responsibility 
to access the contours and depth of sewer mains to determine where the optimal 
location for connection can be made.  

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

Zoning approval does not negate other ordinance requirements and other formal 
actions may be required. 
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Findings 
 
 
1. The proposal is consistent with the Commercial General Plan Land Use 

designation. 
  
  2. The proposal would be appropriately buffered from the surrounding single family 

residential development. 
  
3. The increase in traffic to the shopping center would be limited and directed away 

from the surrounding single family residential uses. 
  
 
Stipulations 
 
  1. An updated Development Narrative for the Next Gen Modern Storage - 

Camelback 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 dated July 24, 2014, as modified by 
the following stipulation: 
 

a.  Page 1, C. first paragraph: The first sentence shall read: “The intent of 
this THIS PUD is to provide WILL ALLOW a high-quality, indoor, climate 
controlled self-service storage facility consistent with Section 647.A.2.i 
(Special Permit for self-service storage warehouse) of the Zoning 
Ordinance.” 

 
 
Writer 
Xandon Keating 
August 22, 2014 
 
Team Leader 
Josh Bednarek 
 
Attachments  
Attachment A: Sketch Map 
Attachment B: Next Gen Modern Storage – Camelback PUD Narrative date stamped 
July 24, 2014 
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