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Grand Manor

Narrative

Introduction

This request seeks to rezone the subject 17.9 gross acre property (15.9 net acres) to an
86-unit single-family PAD development. The vacant infill property is located at the
southwest corner of 88™ Drive and Grand Avenue. (See Exhibit A, Vicinity Map and
Exhibit B, Legal Description)

In 2005, this property was rezoned (Z05-05) for an 86 single-family lot residential
development. Consequent to this rezoning, a final plat (2007-0816139) was approved by
the City. Later in 2009, the property was rezoned (Z08-12) to a 288-unit multi-family PAD
condominium development. This rezoning was concurrently being processed as the City
was preparing and approving the Old Town Peoria Revitalization Plan in which this
property was designated “Old Town Medium-High Density Residential (MDHDR)".

Since 2009, the development industry in metropolitan Phoenix became very weak. In the
past year, new development has begun to increase in the metropolitan area. However,
interest in this infill property has not been for multi-family. Therefore, the property owner’s
request to rezone the property back to a single-family PAD development which is
consistent with the 2007 approved Final Plat, is in response to the existing single-family
developer interest.

General Plan and Old Town Specific Area Plan

A minor amendment to the General Plan/Old Town Specific Area Plan (OTSAP) has been
concurrently filed with the proposed rezoning request. The General Plan and OTSAP
currently designate this property as Medium-High Density Residential. At this time, this
request is to amend the General Plan/OTSAP to Medium Density Residential (5-18 du/ac)
with a target density of 12 du/ac. (See Exhibit C, Proposed Old Town Specific Area Plan)
This minor land use request will accommodate the density proposed (4.8 gross;5.4 net
du/ ac) for the Grand Manor single-family development.

This infill site is included in several plans prepared by the City. The General Plan
references both the Old Town Peoria Revitalization Plan (OTPRP) approved in 2009 and
the OTSAP which was subsequently approved in 2011. The OTSAP encompasses a 4
square-mile area centered near the intersection of Grand Avenue with 83" Avenue and
closely follows the recommendations of the OTPRP. Therefore, when the OTSAP was
prepared the land use designation for Medium-High Density Residential was not changed
from the 2009 approval of the OTPRP. Over the past four years the site has been
aggressively marketed to multi-family developers. The general consensus is that this infill
site is not a desirable multi-family site. One of the major reasons is due to inadequate
vehicular access. The property owner has met with ADOT on several occasions to
discuss the potential for direct access from this site to Grand Avenue. However, ADOT
was not amenable to an access point on Grand Avenue/US 60.
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This underutilized infill site is designated as part of the Peoria Old Town Growth Area
because of its location along an existing and emerging major transportation corridor (i.e.
Existing US 60/Grand Avenue which is to be widened by ADOT). One of the opportunities
mentioned for the Old Town Growth Area is to increase the residential base to attract
service and job-creating economic development. In context with the “Growing Smarter”
(1998) and “Growing Smarter ‘Plus” (2000) State legislation, the General Plan
emphasizes the strong relationship between the land use and the transportation needs of
the community and acknowledges that Grand Avenue is a key element because of the
connections and continuity it provides between the Northwest Valley and the Phoenix
Metropolitan Area. Promoting viable land uses along major corridors is encouraged to
help manage the growth, revitalize existing areas, and reduce the “urban sprawl” effect.
Since ADOT will not grant direct access to Grand Avenue/US 60 and with the only access
to the site from a primarily residential street 88™ Drive, access to this site is less than
desirable for multi-family, commercial or industrial uses.

Even though the OTSAP designates this infill site for Medium-High Residential Density,
the request to Medium Density Residential furthers the goals and objectives of the
General Plan and the OTSAP. In the General Plan, Land Use Element policies encourage
adequate supply and mix of developable residential land and infill residential development
that takes advantage of existing municipal services and other public facilities. Additionally,
this underutilized infill site is designated in the OTSAP within the Grand Avenue Corridor
District. This District is primarily to encourage and redevelop commercial/industrial within
its boundaries. However, this site is designated for residential use. One of this District’s
development objectives is to contribute activity in Old Town by increasing the population.
The proposal to develop the infill site with single-family residential furthers these policies
and objectives.

The proposed single-family development provides a transition between existing lower
residential densities and Grand Avenue thus furthering objectives and policies of the
General Plan and OTSAP. Some of the General Plan goals the proposed single-family
residential community complies with include: 1) Provides a diversity of housing type to
meet the needs of persons of all income levels and ages, 2) Allows infill residential
development to take advantage of existing municipal services, utilities, transportation
facilities, schools, and shopping areas and 3) Provides owner-occupied housing units.

General Site Information / Existing Conditions

The site is 17.9 gross acres and 15.9 net acres. The site is vacant and was previously
graded for 86 single-family lots.

Even though the site has approximately one-quarter mile of frontage along Grand
Avenue, the only access to the site is from 88" Drive. Access to Grand Avenue (Hwy. 60)
is controlled by ADOT. Again, ADOT is not amenable to approve direct access from this
site to Grand Avenue.



Surrounding Land Uses

The surrounding properties are developed with the following land uses and zoning (See
Exhibit D, Existing Zoning Map):

North:  Grand Avenue and railroad tracks
East: C-2 - Commercial Development
South: R1-6 - Single Family Residential
West: C-4 - Hotel and RV Park

Preliminary Development Plan

The Grand Manor development plan proposes (86) detached single-family units within a
loop street circulation system. (See Exhibit E, Final Plat for Grand Manor) The approved
Final Plat includes a main entrance off of 88™ Drive in alignment with the entrance to the
retail center across the street. Lots back to Grand Avenue, 88" Drive, the hotel/RV Park
and the single-family subdivision to the south. Landscape tracts are proposed along both
sides of the 88™ Drive entrance. Two active open spaces are proposed within the
development, at the southwest corner and inside the loop street.

The purpose of the PAD district is to allow for traditional single-family homes on smaller
lots in order to meet the lifestyle needs of area residents. The PAD has primarily one lot
size with a few larger lots. The lots are a minimum of 4,725 square feet with minimum
dimensions of 45-feet wide and 105-feet deep. There are (15) lots that back to (13)
existing single-family lots adjacent to the south. One and two story homes are proposed.
A minimum of four different house products, each having a minimum of two elevations,
are proposed. Rear covered patios will be standard on all homes. Architectural
enhancements shall be provided on all four elevations and with special attention to
window openings. Windows on garage doors and stone accents will be provided as
options.  Further, the subdivision plat, lot layout design, and house product architecture
will comply with the City’'s Design Review Manual for Detached Single-Family Residential
uses.

The proposed single-family development standards are unique because of the lot
configuration of this infill site. Although the development site has more than a quarter-mile
of frontage along Grand Avenue access to the development can only be from 88" Drive.
ADOT who controls access to Grand Avenue/Hwy. 60, will not allow direct access from
this site to Grand Avenue. Therefore, the only street configuration for the development is
a single loop street. With the constraints of the street configuration and the lot
configuration, the development standards for the smaller single-family lots accommodate
the infill nature of the site.

The final plat identifies 13 percent of the total 17.9 gross acres as common open space to
be enjoyed by those living in the development. This exceeds the useable open space
provision in the Design Review Manual which designates 9 percent of the gross area. In
addition to the required landscape tracts along the street frontages, the final plat
designates two tracts for recreation/retention areas. One of these tracts is centrally
located inside the development's loop street. This open space area is proposed to be
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landscaped and have amenities such as a tot-lot, BBQ, ramada, etc. Also proposed is a
pedestrian walkway leading into this centralized open space from the adjacent street. The
other open space tract is located in the southwest corner of the subdivision. It is proposed
to be landscaped and provide passive recreation for the residents.

The architectural style and quality of the buildings and landscaped areas will provide a
high-quality development for those living within the community. Grand Manor will also
contribute to the long-term success of the local community and the City by providing a
single-family product that is affordable, sustainable and in-line within the City’s population
projections and goals to attract new infill development along the Grand Avenue corridor.

This well-designed infill development offers a unique single-family housing type that
currently exists in a growing segment of the community which will further stimulate other
types of complimentary and sustainable land uses within the local community. Grand
Manor is designed to attract working professionals, families and/or empty nesters.
Permitted Uses

The PAD allows the permitted uses defined under Section 14-5-2, permitted conditional

uses under Section 14-5-3, and permitted accessory uses under Section 14-5-4 of the
Peoria Zoning Ordinance.

Phasing

The PAD will be developed in one phase.

Development Standards

The development standards will comply with the standards noted in the following
Development Standards Table:

Minimum Development Standards

Min. Max Max Lot
Lot Minimum Setbacks for Principal Buildings Building Cover
Size Height in %
feet
Land Sides***
Use | Area | width | Depth | Front Least Total Rear
Side Sides
1 1 10’* ’ 1 L 1
Lots | 4,725 sf 45 105 o0+ 5 10 15 30 55%

* %

% %k %k

To living areas or side loaded garages.
To front loaded garages.
Corner lots abutting local streets shall provide an 8-feet wide landscape tract in conformance with the
Peoria Zoning Ordinance.




Design Guidelines

Development within the PAD shall comply with the City of Peoria Design Review Manual
for Detached Single-Family Residential uses. Proposed are one and two story detached
homes. Different house products with several elevations for each product are proposed
for Grand Manor. House design features such as decorative window frames, pop-outs, or
recesses are contemplated to be incorporated and fenestrations on all sides of the
buildings to create a finished appearance and other architectural elements to further
enhance the character of the development.

A decorative 8-foot noise attenuation solid perimeter theme wall is proposed along Grand
Avenue however the final design and construction of the wall will be dictated by the
recommendations of a noise study and ADOT requirements. Additionally a wall along
88™ Drive will be constructed. Both the Grand Avenue and 88" Drive walls will be
designed with a consistent theme which may include split-face CMU, smooth single-
scored CMU, split-face single-scored CMU, smooth single-scored recessed CMU, and
decorative pre-cast concrete caps on repeating columns. The walls are to be designed to
enhance the streetscape of Grand Avenue and 88™ Drive.

A 6-foot CMU wall, part of the existing single-family development to the south, exists
along the southern boundary of the site. The grade level of the Grand Manor site is higher
than the residential subdivision to the south. Based on the current grade levels along the
southern boundary of the site, a retaining wall and additional 6-foot block wall on top of
the retaining wall built as close as possible to the existing wall is proposed. All walls shall
be built subject to the City’s Design Review approval process.

The landscaped entry with one monument sign on the northwest corner of the entrance
will provide a sense of arrival into Grand Manor. Perimeter landscaping planted along the
solid theme walls along Grand Avenue and 88" Drive will also create a tranquil sanctuary
for those living and visiting Grand Manor. (See Exhibit F, Conceptual Landscape & Wall
Details Plan)

There are two locations planned within Grand Manor that provide recreation areas for all
residents to relax and enjoy. The active open space area is centrally located inside the
development’s loop street thereby providing sufficient access to all residents. Additionally,
pedestrian walkways leading into this centralized open space are proposed from the
adjacent street. Amenities contemplated for this open space are a ramada, tables, BBQ,
and a tot-lot. A passive open space is proposed on the development’s southwest corner.
Both open space areas are proposed to be beautifully landscaped.

Signage

The development shall include one monument sign at the entrance located on the
northwest corner of the entrance street at 88" Drive as illustrated in Exhibit F. This
illustration is conceptual only; all signage shall be subject to the sign permit review
process. All other signage shall be in accordance with Article 14-34 of the Zoning
Ordinance.



Landscaping

This project shall be landscaped in accordance with Article 14-35 of the Zoning Ordinance
and the Design Review Manual. Required landscape tracts will be provided: 1) along
Grand Avenue to buffer homes from Grand Avenue and to enhance Grand Avenue’s
streetscape, 2) along 88™ Drive to buffer the residential development from existing
commercial development across the street, and 3) along both sides of the 88" Drive
entrance will provide a sense of arrival to the development. Two landscaped
active/passive recreation/retention areas are provided within the development for the
enjoyment of the residents.

Grading and Drainage

The PAD site is relatively flat and generally drains to the southwest. The site will provide
the 100yr 2 hour retention for the gross site area and drainage will comply with the City of
Peoria requirements. Additional drainage concerns not addressed during this rezoning
process will be addressed during review of civil improvement plans. (See Exhibit G,
Grading and Drainage Plan)

Public Utilities and Services

There are existing water and sewer lines available to the site. The developer will provide
any additional street and utility improvements necessary for this development when the
site is developed as required by the City. Service providers are as follows:

SEWEL it City of Peoria

WALET ... e City of Peoria

[ =0 £ o] | Y Arizona Public Service
Telephone ..., Local Provider

Cable TV .o Local Provider

(T L TP PPTRRUPPPTN Southwest Gas Company
RefUSE...cciiieeeceee e City of Peoria

Fire and Emergency.........ccccooeviiiiiiiiiiiiiiinnnn. City of Peoria

POIICE ..o City of Peoria

SCROOIS ..o Peoria Unified School District

O:\INDEX\Mattamy Homes\88th & Grand\Docs\PAD Amendment\2nd Submittal\Electronic Copy\REVISED PAD Narrative 9.4.13 FINAL.doc
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Exhibit B

Legal Description
SWC of 88th Drive & Grand Avenue

Lots 1 through 86, inclusive, and Tracts A through G, inclusive, of Grand
Manor, according to the plat of record in the Office of the County
Recorder of Maricopa County, Arizona, recorded in Book 935 of Maps,
Page 45.
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PROPOSED LAND USE:

Old Town Land Use Map

Old Town Land Use Categories

Medium Density Residential (5-18 du/ac)
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I 0S -Park/Open Space
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