Planning and Zoning Commission

' AGENDA

STAFF REPORT

TO: CASA GRANDE PLANNING AND ZONING COMMISSION
FROM: Joe Horn, City Planner
MEETING DATE: November 5, 2015

REQUEST

Request by IMH Special Asset NT 102, LLC., for the following land use approvals for a 57.26 acre
site known as Verde Creek. A.P.N. 504-09-024P (planner Joseph Horn)

1. DSA-15-00117: Zone Change from R-1 (Single Family Residential) and R-2 (Multi-
Family Residential) to R1a (Single Family Residential).

APPLICANT/OWNER
HILGARTWILSON, LLC IMH Special Asset NT 102, LLC
2141 E. Highland Ave., STE 250 7001 N Scottsdale Rd.
Phoenix, AZ 85016 Scottsdale, AZ 85253
P: 602-490-0535 P: 480-840-8329
tbonar@hilgartwilson.com tkeenan@imhfc.com

HISTORY

March 26, 1968 The site was officially annexed into the city limits of Casa Grande,

Ordinance 340 Zoned G-R (General Rural)

November 2, 1987 The site was zoned R-1 (Single Family Residential) and R-2 (Multi-Family
Residential)

December 1, 2005 A Preliminary Plat was approved by the Planning and Zoning Commission
on December 1, 2005 and has since expired. This plat included 224 town
homes and 106 single family lots

PROJECT DESCRIPTION




Site Area 57.26 acres
Zoning R-1and R-2
General Plan Designation Neighborhoods

Surrounding Land Use and Zoning

Direction | General Plan Existing Zoning Current Uses
Designation

North Neighborhoods I-1 (Garden & Light Industrial) Agriculture,
PAD (Elaine Farms) Industrial Park

South Neighborhoods R-1 (Residential) Residential
PAD (College Park 8)

East Neighborhoods R-1 (Residential) Churches,
PAD (Americare Corp) Residential

West Community Center | B-2 (General Business) Auto Dealers

Vacant Land

VICINITY MAP




ZONING MAP
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Overview

The property owner is requesting a Zone Change for 57.26 acres located south of Korsten Rd.
between Pinal Ave. and Casa Grande Ave. (A.P.N. 504-09-024P) from R-1 (Single Family
Residential) and R-2 (Multi-Family Residential) to R-1A (Single Family Residential).

CONFORMANCE WITH ZONE CHANGES REVIEW CRITERIA 17.68.480
In accordance with Section 17.68.480 of the Zoning Code the Planning and Zoning
Commission shall consider the following in review of Final Development Plan:

That the proposed use shall be in conformance with the General Plan;

1. The action is consistent with the City’s General Plan; including, the goals, policies and
applicable elements.



e The requested Zone Change is in conformance with the General Plan 2020. The
property is within the City’s Neighborhoods General Plan Land Use Designation and
allows for R-1A.

e The area for the proposed request lies within the Phase 1 (Primary Growth Areas) of
the General Plan 2020. This is based on existing infrastructure and development
which can support growth for the next fifteen years.

2. Arezoning conforms to the General Plan if it proposes land uses, densities or intensities
within the range of identified uses, of the General Plan.

e The request for a Zone Change to R-1A is an allowable land use within the General
Plan.

e Further evaluation will occur during platting that will determine conformance in
regards to densities and intensities. However, a conceptual lotting plan for the
site currently shows 206 Single Family Homes, providing a 3.6 DU/AC. This is less
dense than the City’s target of 4DU/AC.

3. The proposed zone change is necessary and proper at this time to meet the land use needs
of the residents of the city.
e This project will be beneficial to the city as it is an infill project that can utilize
existing infrastructure. As stated in the General Plan 2020, the city encourages
development in the Phase 1 growth areas of the city.

PUBLIC NOTIFICATION/COMMENTS

Notification
Public hearing notification efforts for this request meet and exceed those requirements set out
by City Code. They include:

e A notice of time, date, place, and purpose of the public hearing was published in the Casa
Grande Dispatch on October 21, 2015.

e A notice was mailed on September 28, 2015 to each owner of property situated within
three hundred feet of the site. An affidavit confirming this mailing is within the project
file.

e A notice was posted by the applicant on the subject site on October 13, 2015. An
affidavit confirming this posting was also supplied by the applicant.

Inquiries/Comments

Staff has not received any inquiries regarding this request.

STAFF RECOMMENDATION




Staff recommends the Commission approve the Zone Change request (DSA-15-00117) from R-2
and R-1 to R-1a with the following conditions:

Proposed housing product meet the Residential Architecture Standards (Section IIA and
[IB) presented in the Residential Design Standards for Planned Area Development

Exhibit:
Exhibit A: Verde Creek Rezone Narrative and Exhibits
Exhibit B: Verde Creek Legal Description



Exhibit A

VERDE CREEK

Rezone Narrative

@ IMH Financial Corporation

City of Casa Grande



Verde Creek

Rezone Narrative

Rezone Narrative

East of the SE corner of
N. Pinal Ave./Highway 387 and Kortsen Rd.
Casa Grande, Arizona

Prepared for:
IMH Financial Corporation
7001 North Scottsdale Road, Suite 2050
Scottsdale, Arizona 85251
Telephone: 480.840.8329
Contact: Tim Keenan

Prepared by:
HILGARTWILSON, LLC
2141 East Highland Avenue, Suite 250
Phoenix, AZ 85016
Telephone: 602.490.0535
Fax: 602.368.2436
Contact: Toni Bonar, AICP

Date: September 4, 2015
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Verde Creek

Rezone Narrative

INTRODUCTION

Verde Creek (the Project) is a planned residential community in the City of Casa Grande, Arizona
(the City) (refer to Exhibit 1 — Aerial/Vicinity Map). The site is approximately 57 acres, located east
of the southeast corner of Pinal AvenuefHighway 387 and Kortsen Road (APN 504-09-024P). Per
the Casa Grande 2020 General Plan, the site falls within the ‘Neighborhoods’ land use
designation. Previous zoning on the site, approved sometime between 1969 and 1987, designates
the property as R-1 (east side) and R-2 (west side). The requested zoning for the property is R-1a.
A preliminary plat was approved for 224 town home lots and 106 single-family lots, but has since
expired. The typical single-family lot dimensions proposed was 7o ft. by 100 ft. The current
housing market demand is for more traditional detached single-family homes, rather than
attached higher density home products. The new proposed residential development is expected
to feature 206 single-family units. The development will complement the character of the
surrounding community with a range of compatible lot sizes. The rezone will be in compliance
with the current Casa Grande 2020 General Plan.

The Project will fit well amongst the single-family residential neighborhoods to the east and
south of the site. The proposed lot sizes throughout the Project are expected to range from
approximately 5,500 to 7,200 sq. ft.,, exceeding the lot sizes of some of the existing homes
surrounding the site. The two lot sizes proposed are compatible and provide the opportunity to
market in two phases.

The proposed development aligns well with the Growth Area goals designated in the Casa
Grande 2020 General Plan (GP). The City is seeking to promote infill development of vacant or
underutilized land within areas that are largely developed. The GP highlights these locations for
future development as Growth Areas. The property is located within Growth Area Phase P-2 as
identified on map C-2.1 of the GP. In particular, per the GP, the City encourages infill
development and intensification of underdeveloped sites along Pinal Avenue (between Kortsen
Road and Florence Boulevard). Also stated in the GP, to achieve the desired development within
Growth Areas, the City is committed to creating and adopting flexible development standards to
encourage infill development. The adoption of new development standards, through the
proposed rezone, embodies the City’s commitment to future growth.




Verde Creek

Rezone Narrative
CURRENT SITE CONDITIONS

The parcel is undeveloped vacant desert land approximately 1.6 miles northwest of City Hall. The
property is located east of the southeast corner of Pinal Avenue/Highway 387 and Kortsen Road.
North of the site is an industrial park, the Casa Grande Elementary School District Administration
Building, and agricultural land. East of the site are two residential neighborhoods; Executive
Estates and Rancho Palo Verde Estates. Also to the east are four churches, a teen center, and per
the Casa Grande Regional Trail System Master Plan, a proposed 1 mile, Elaine Farms Spur Trail
(ST-4), (refer to Figure 2-A of Casa Grande Regional Trail System Master Plan). The plan for the
proposed trail is envisioned to connect to the future Casa Grande Linear Park, North Branch
Segment (LP-1), located approximately ¥ mile north of Kortsen Road. Although the linear park
trail has not yet been constructed, the future development of the spur trail located within the
project area will be addressed with the proposed site plan. South of the site are three additional
residential neighborhoods; Caspita Y Grande, College Park 8, and College Park g, and a city park,
College Park. West of the site are several auto dealerships and vacant desert land (refer to Exhibit
2 — Existing General Plan Land Use Map and Exhibit 3 - Existing Zoning Map).

The Project and surrounding area General Plan designations, Zoning Districts, and land uses are
outlined in the table below.

SITE AND SURROUNDING PROPERTIES

Existing General Plan Existing Zoning Land Use
Property Neighborhoods E-; Vacant Desert
. PAD (Elaine Farms) Agricultural Land
North Neighborhood
o 5 -1 Industrial Park
: PAD (Americare Corporation) Teen Center
East Neighborhoods R-1 & Churches
South Nelghborhoods PAD (College Park 8) Residential Neighborhoods
R-1 Park
Auto Dealershi
West Community Center B-2 R LIPS
Vacant Desert

Refer to Exhibit 2 — Existing General Plan Land Use Map and Exhibit 3 — Existing Zoning Map for visual

representation of table.




Verde Creek

Rezone Narrative

DRAINAGE

The Project is currently accepting offsite stormwater flows from adjacent properties to the east
and south. Previous grading on the property (done by others) generally directs offsite stormwater
flows toward the northwestern portion of the property. These flows currently appear to pond
along the northern boundary of the site. During large storm events, these flows would
presumably either break over Kortsen Road and/or flow westerly towards Pinal Avenue. An
existing culvert has been constructed heneath Kortsen Road at this outfall location. Although an
existing channel extends northward/downstream from the outlet of this box culvert, the inlet side
is currently buried. This culvert and channel represent the outfall for the Project. Accordingly,
with the Project improvements, the inlet of the culvert will be exposed. The Project’s onsite
stormwater management facilities, which include the channel system that will be used to collect
and convey offsite runoff through the site, will outfall to the culvert.

DESCRIPTION OF REQUEST

The purpose of this request is to process a residential Zone Change from R-1 and R-2 to R-1a.

The General Plan currently designates the property’s land use as ‘Neighborhoods’. Approximately
2/3 of the eastern portion of the property is zoned R-1 and 1/3 of the western portion is zoned R-2.
The applicant is requesting to rezone the property to a R-1a Zone District. Uniform zoning
standards throughout the entire Project will allow for more cohesive development and better
response to the current housing market. At the same time, the change to R-1a zoning will allow
more diversity in lot size and lot dimensions. The rezone will also accomplish the following:

e The Verde Creek development anticipates 206 single-family residential units.

e Anticipated typical lot sizes ranging from 5,500 to 7,200 sq. ft. will provide compatibility
with adjacent neighborhood lot sizes ranging from approximately 4,400 to over 7,500 sq. ft.

e Historical stormwater flows from adjacent properties will be conveyed to the north through
the center of the site.

e The portion of the site designated for retention and stormwater flows will also create
connectivity and walkability to the park located south of the Project.

e The stormwater outfall from the site is the existing box culvert under Kortsen Rd. In order to
make a connection to the culvert, the upstream head wall will be exposed. The onsite
channel system will be designed to outlet at this point.

e The Project is expected to include a variety of recreational amenities, spread amongst the
site’s parks and open spaces. Amenities may include, but are not limited to, the following:
children’s play areas, half basketball court, open space/grassy areas, picnic tables, picnic
shelters, and BBQ grills.

10



Verde Creek

Rezone Narrative

MINIMUM DEVELOPMENT STANDARDS
(PER CiTY OF CASA GRANDE ZONING ORDINANCE)

R-1a Single-Family Development Standards

Min.Lot | Min. Lot | Min. Lot Min. Min. Interior | Min. Corner™ | Min. Rear
Size sq. Width Depth Front Side Setback Side Setback Setback ft.

Use

ft. ft. ft. Setback ft. .
ft.
Single-Family dwelling 5,000 45 100 20 10" * 20 20
Structures accessory to 5,000 45" 100° 20' 3 20° 3

single-family residences

Structures for all other
principal, conditional or 5,000 45' 100" 20' 10' 20 20
AcCCessory uses

* At least one side yard shall be ten feet; the setback for the remaining side may be less than ten feet, provided principal
building separations are at least ten feet, and that, in the case of detached units, the other side yard is at least three feet.
Note:

{1) Corner Lot- a lot at a junction of and fronting on two or more intersecting streets.

{2) Yard, corner side- a yard on a corner lot the area of which is bounded by a line extending from the front of the principal
building {the front building line) to a point intersecting the side street right-of-way line {side lot line), then along the side lot
line to a point intersecting the rear lot line, then along the rear lot line to a point intersecting the line formed by extending
the wall of the nearest principal bullding paralleling the side lot line.

CONCLUSION

The goal of Verde Creek is to add compatible, high-quality housing options to the City of Casa
Grande. The location of the Project, identified in the Casa Grande 2020 General Plan as a Growth
Area, coincides with the City’s desire for future residential development. Through a rezone of the
property, from R-1 and R-2 to R-1a, development standards will become more compatible with
surrounding neighborhoods. In particular, the rezone will allow for a wider range of lot sizes. As a
result, the Project’s proposed typical lot sizes are expected to fall within the range of the existing
lot sizes offered in adjacent neighborhoods. Finally, anticipated amenities will provide
recreational opportunities for residents while also adding aesthetic appeal to the community.

11
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Exhibit B

LEGAL DESCRIPTION
VERDE CREEK

A portion of land being situated within the Northwest quarter of Section 17, Township 6
South, Range 6 East of the Gila and Salt River Meridian, Pinal County, Arizona, being
more particularly described as follows:

COMMENCING at a found City of Casa Grande brass cap flush accepted as the North
quarter corner of said Section 17, from which a found Arizona Highway Department
brass cap in hand hole accepted as the Northwest corner thereof bears
North 89°48'29" West, 2656.68 feet;

Thence South 00°01'43" West, 1539.52 feet, along the east line of said Northwest
quarter to the centerline of Silver Reef Road as shown on the Final Plat of College Park
9 Unit 3 per Cabinet B, Slide 11, records of Pinal County, Arizona;

Thence leaving said East line and along said centerline, North 89°56'18" West, 65.00
feet to the north line of said Final Plat, and to the POINT OF BEGINNING:

Thence continuing along said north line, North 89°56'18" West, 145.57 feet to the
beginning of a tangent curve, concave southeasterly, having a radius of 500.00 feet;

Thence continuing along said north line and southwesterly along said curve, through a
central angle of 29°565'12", an arc length of 261.10 feet to a tangent line;

Thence continuing along said north line, South 60°08'30" West, 176.81 feet to the
beginning of a tangent curve, concave northwesterly, having a radius of 550.00 feet:

Thence continuing along said north line and southwesterly along said curve, through a
central angle of 30°46'17", an arc length of 295.38 feet to the northwest corner of said
Final Plat and to a non-tangent line;

Thence South 89°59'28" West, 1055.73 feet along the easterly prolongation of the north
line and along the north line of the Final Plat of College Park 8 as recorded in Cabinet
A, Slide 188, records of Pinal County, Arizona, and the centerline of Silver Reef Road
as shown on the Final Plat of Caspita Y Grande Unit Il as recorded in Book 16, Page
40, records of Pinal County, Arizona;

Thence leaving said north line and said centerline, North 00°03'29" East, 1069.54 feet
along a line which is 706.00 feet east of and parallel with the west line of said Northwest
quarter, a portion of which is also the east line of the Warranty Deed as recorded in
Docket 2080, Page 497, records of Pinal County Arizona;

Thence leaving said east line, South 89°56'31" East, 145.63 feet along the south line
and the prolongation thereof, of the property described in the Warranty Deed as

UM 4000 48B\SURVEY\DOCS\LEGAL\1488 OVERALL PROPERTY LEGAL.docx PAGE 1 OF 3
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recorded in Docket 1349, Page 433, records of Pinal County, Arizona, to the southeast
corner of said deed;

Thence North 00°03'29" East, 703.44 feet along the east line of said Warranty Deed to
the north line of the Northwest quarter of said Section 17;

Thence South 89°48'29" East, 849.87 feet along said north line, to the northwest corner
of the property described in the Warranty Deed as recorded in Document No. 1999-
046392, records of Pinal County, Arizona;

Thence leaving said north line, South 00°14'24" East, 290.34 feet along the west line of
last said Warranty Deed to the southwest corner thereof;

Thence South 89°48'18" East, 450.00 feet along the south line of last said Warranty
Deed to the west line of the property described in the Special Warranty Deed as
recorded in Document No. 2000-004033, records of Pinal County, Arizona;

Thence South 00°14'24" East, 65.97 feet along the west line of said Special Warranty
Deed to the southwest corner thereof;

Thence South 89°57'36" East, 68.05 feet along the south line of said Special Warranty
Deed to the northwest corner of the property as described in the Warranty Deed as
recorded in Document No. 2006-153479, records of Pinal County, Arizona;

Thence South 00°02'52" West, 436.99 feet along the west line of last said Warranty
Deed and along the west line of the Warranty Deed as recorded in Document No. 2002-
033857, records of Pinal County, Arizona, to the north line of the property described in
the Quit Claim Deed as recorded in Document No. 1999-030160, records of Pinal
County, Arizona;

Thence North 89°58'17" West, 108.90 feet along said north line to the northwest corner
of said Quit Claim Deed;

Thence South 00°01'43" West, 400.00 feet along the west line of said Quit Claim Deed
to the southwest corner thereof;

Thence South 89°58'17" East, 504.50 feet along the south line of said Quit Claim Deed
to the west line of the east 40.00 feet of said Northeast quarter;

Thence South 00°01'43" West, 292.59 feet along said west line to the beginning of a
tangent curve, concave northwesterly, having a radius of 25.00 feet;

Thence southwesterly along said curve and along the northerly line of said Final Plat of
College Park 9 Unit 3, through a central angle of 90°00'00", an arc length of 39.27 feet
to a non-tangent line;

UM 4000488\ SURVEY\DOCS\LEGAL\1488 OVERALL PROPERTY LEGAL.doex PAGE 2 OF 3
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Thence continuing along last said northerly line, South 00°01'43" West, 30.00 feet to the
POINT OF BEGINNING.

The above described parcel contains a computed area of 2,494,391 sq. ft. (57.2633
acres) more or less and being subject to any easements, restrictions, rights-of-way of
record or otherwise.

The description shown hereon is not to be used to violate any subdivision regulation of
the state, county and/or municipality or any land division restrictions.

Prepared by: HILGARTWILSON, LLC
2141 E. Highland Avenue, Suite 250
Phoenix, AZ 85016
Project No. 1488
Date: September 1, 2015
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NORTHWEST CORNER
SECTION 17, T6S, RBE
FOUND 3" ARIZONA
HIGHWAY DEPARTMENT
BRASS CAP IN HAND HOLE

NB9'48'29"W 2656.68'

FOUND 3" CITY OF CASA GRANDE

NORTH QUARTER CORNER
SECTION 17, T6S, R6E

BRASS CAP FLUSH
P.0.C.

[ S89°48’29"E 849.87’ 955.18'
DOC. NO.
S00°14’24”E__~| 1899-046392, DOC. NO.
DCKT. = 290.34’ P.CR. 2000-004033,
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145.63 ’ DOC. NO.
1 Z 4335999"58’17”\:\! 2002-033857,
) P.C.R. i
108.90° = CR g
LINE TABLE = o
DCKT. s DOC. NO. X
2080, |~ LNE # | DIRECTION | LENGTH ~ 3|  1999-030160, .
PG. 497, 2 = ST - 53 P.CR. &
PCR. g N89'56'18"W | 145.57 8 <¥| s89°58'17"EF =
- L2 | S60°08'30"W | 176.81' 0 504.50’ 2
Lad ° » »” o
=, L3 | S00'01'43"W | 30.00 S00°01 43 W =
X 292.59 2
e} CURVE TABLE
© R=500.00" O
S| CURVE # | RADIUS | DELTA | LENGTH | D=29°55"12"
= , — : L=261.10"
c 25.00' | 90°00°00" | 39.27
VL N89'56'18"W
S89°59’28"W 1055.73’ 65.00"

COLLEGE

COLLEGE PARK 9 UNIT 3
CAB. B, SLD, 11, P.C.R.

CENTER OF SECTION

R=550.00’
(P —_— PARK B ; : .
"'\.'_\'\ <~ | cAB. A, sip. D=30"46 17,
T \188, P.C:R. L=295.38
CASPITA Y
GRANDE UNIT Il

BK. 16, PG. 40, P.C.R.

SECTION 17, T6S, R6E
FOUND 3" CITY OF CASA GRANDE

BRASS CAP FLUSH
STAMPED LS 20358
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