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Planning Commission Hearing Date August 8, 2007 

Request From: C-1 (1.37 Acres), P-1 (1.47 Acres), 
RE-24 (1.73 Acres) 

Request To: C-1 with height and density waivers (4.57 
Acres) 

Proposed Use Mixed-use (multi-family residential & 
commercial) 

Location Southeast corner of 44th Street and 
Camelback Road 

Owner JP Morgan Chase Bank (Martin Silverman) 
Applicant/Representative Steven Earl 

Earl, Curley, & Lagarde 
Staff Recommendation Approval with stipulations 
 
 

General Plan Conformity 

General Plan Land Use Designation Commercial 

44th Street Major Arterial 50 feet east half 

Camelback Road Arterial 55 feet south half 
Street Map 
Classification 

Lafayette Boulevard Minor Collector 33 feet east half 

LAND USE ELEMENT:  GOAL 1 GROWTH:  MAINTAIN A HIGH QUALITY OF LIFE AND 
ECONOMICALLY HEALTHY COMMUNITY. 
 

As proposed, the development will contribute to the economic health of the community. 
 

LAND USE ELEMENT: GOAL 2 EMPLOYMENT AND POPULATION BALANCE:  
DEVELOPMENT OF MULTI-FAMILY RESIDENTIAL IN CLOSE PROXIMITY TO EXISTING 
EMPLOYMENT SUPPORTS THE GOAL OF DISTRIBUTING JOBS AND HOUSING WITHIN 
THE VILLAGE TO MAXIMIZE THE OPPORTUNITIES TO LIVE AND WORK IN THE SAME 
VILLAGE. 
 

The proposed residential component at this location allows easy access to the three cores and 
employment in the Camelback East Village: the Gateway Core around 44th Street and Van 
Buren; the Secondary Core at 44th Street and Thomas  Road; and the Primary Core around 
24th Street and Camelback Road. 
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LAND USE ELEMENT:  GOAL 9 DIVERSE HOUSING MIX: A RANGE OF HOUSING 
CHOICES, DENSITIES, AND PRICES IN EACH VILLAGE SHOULD BE ENCOURAGED. 
HOUSING ELEMENT:  GOAL 2 HOUSING CHOICE: A DIVERSE CHOICE OF HOUSING 
SHOULD BE PROVIDED IN ALL VILLAGES OF THE CITY TO MEET THE NEEDS OF ALL 
HOUSEHOLDS. 
 

The proposed development meets the goals of providing a diverse housing mix and housing 
choice for the city and the village.  A small amount of higher density residential at the periphery 
of the Arcadia area, which is developed at a low density, will allow area residents the 
opportunity to continue living in the area if they elect to move from the larger residential lots.   
 
 

Area Plan 

44TH STREET CORRIDOR SPECIFIC PLAN 
Consistent - See #10 in Background/Issues/Analysis 
 
 

Surrounding Land Uses/Zoning 
 Land Use Zoning
On Site Commercial, office, parking, open space C-1, P-1, RE-24 
North Commercial, office, parking retail C-O, P-1, C-1 
South Office R-4, R-O 
East Office C-O 
West Commercial, office and retail C-2, C-O 
 
 

Commercial/Commerce Park/Industrial 

Standards Requirements Provisions on the Proposed site Plan
Building Setbacks   
Street / Side 20 feet 25 feet  (Met) 
Front 15 feet from property line 70 feet  (Met) 
Rear 15 feet 20 feet  (Met) 
Landscaped Setbacks   
Street Average 30 ft, for structures 

exceeding two stories 
Not met – 25 feet 

Property lines not on a 
street 

10 feet Not met – 5 feet 

Total Units 79 maximum 57  (Met) 
Density  12.47 du/ac (entire parcel) 
Lot Coverage 45% 23.7%  (Met) 
Open Space 5% of gross site area 11% of gross site area  (Met) 
Building Height 56 feet 56 feet (4 + mezzanine)  (Met) 
Parking 192 237 (Met) 
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Background/Issues/Analysis 
 
1. The subject site is zoned for commercial, parking and residential use.  The 

applicant has requested a height waiver to develop a portion of the site with three 
levels of multi-family residential (56 units) over ground floor retail (approximately 
25,000 square feet).  The C-1 zoning district allows multi-family residential 
development at the R-3 standards, a density of up to 15.23 dwelling units per 
acre and a maximum height of 30 feet/2 stories.  The request for a height waiver 
is to allow up to four stories and 56 feet.  The request for a density waiver is to 
allow development under the standards of the R-5 district of the Zoning 
Ordinance.  The R-5 district allows 48 feet for residential use and 56 for 
commercial use and a density of up to 43.5 du/acre.  Height waivers may be 
granted by the City Council upon finding that the additional density and height is 
not detrimental to adjacent property or the public welfare in general.  There are 
four key factors that support the applicant’s request for additional height at this 
location. 

   
 A. The proposal is consistent with the General Plan designation of commercial 

for the site. 
 B. The proposal would provide a high quality development with a mix of uses 

that includes 57 residential units to be developed over a ground floor level of 
approximately 25,000 square feet of neighborhood retail uses. 

 C. The development will not impact neighboring views.  
 D. An office complex buffers the development from adjacent residential uses to 

the east/south of the site.  The only adjacent residential development is 
located to the south across Lafayette Boulevard.  
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2. Excepting the 1.73 acres presently 

zoned RE-24, the site was zoned 
over 40 years ago (Z-51-65) to allow 
the Valley National Bank (now 
Chase) to develop a bank branch.  
That application added the P-1 
designation to parcels east 
of/adjacent to the C-1 district.  The 
land zoned RE-24 was not a part of a 
rezoning request.  The minutes of 
the Planning Commission in 1965 
discuss the RE-24 portion of the site: 
“The bank will pick up control over 
those lots and will establish a park 
creation and a setting, as seen on 
the site plan, which will serve as a 
buffer zone from the P-1 into the 
more stringent residential sections 
that lie to the east.”  In the mid-
1960s, the land east of the P-1 was 
zoned RE-24, including the site of 
the now adjacent office development 
and the entire northeast corner of 
44th Street and Camelback Road 
(presently developed with offices, 
parking and retail). 
Rezoning and development of offices 
on the site east of the subject site 
eliminated the need for the RE-24 
portion of the bank site to “serve as a 
buffer zone” as suggested by the 
Planning Commission.  The RE-24 
portion of the site is privately owned, is 
designated commercial on the General 
Plan, and is surrounded by 
commercially zoned property. 

  

In 1965, at the time of rezoning for the 
bank, land to the east and northeast of the 
site was zoned RE-24 (Residential Estate 
District). 

 
Upon development of the adjacent 
offices (shown here), the undeveloped
portion of the bank site no longer 
serves as a buffer between parking 
and residential land. 
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Approximate distances from proposed 
building location to single-family residences. 
 
A  150 feet  B  500 feet 
C  325 feet  D 420 feet 

3. East of the site is a 6.07-acre 
parcel developed with four office 
buildings (approximately 102,000 
sq. ft.), a maximum of 27 feet high.  
The office site is well landscaped 
with many tall, mature trees near 
this site’s east property line.  Single 
family homes nearest this proposal 
are 100 or more feet away from the 
proposed building location.  The 
size of the existing office 
development, combined with the 
mature trees, serve to make 
additional height on this property 
negligible with regard to visual 
impact on nearby residential 
properties.  The proposed 
structure, at 56 feet in height, does 
not impede mountain views for the 
existing bank branch or for existing 
single family residences. 

  
4. The location of the proposed retail/residential building presently exists as an 

open area with mature trees and landscape materials.  As noted in #2, above, 
this land was acquired in order to serve as buffer from the parking area to nearby 
residential uses.  Since that time, the land has been an open area on the parcel 
developed by the bank.  Open areas on private land are typically achieved 
through the implementation of ordinance standards, plan requirements or other 
health, safety and welfare regulations.  For example, areas have been retained to 
facilitate drainage or storm water retention, to provide setbacks along major 
street corridors, or to design development around a natural geographic feature.  
Establishment and maintenance of long term large open space is typically a 
function of the Parks Department. 

  
5. This area of the Camelback East Village is experiencing interest in 

redevelopment of commercial sites and some of the proposals include a 
residential/retail mixed use component.  The other proposals have been 
submitted to the city for rezoning, however, they continue to be refined.  A 
graphic illustrating the pending requests and the associated development is 
attached as 44th St. and Camelback Rezoning Proposals.  This particular 
request is small in terms of square feet of commercial (approximately 25,000 
square feet) and number of residential units (57).   
 
Prior to submission of this application to the city, the first proposal for the site was 
quite different.  Redevelopment of the site as a whole was envisioned.  The bank 
building would be removed and replaced with new buildings.  A new, smaller 
bank branch would be incorporated within the multi-use redevelopment.  City 
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Concrete “mushroom” features are
unique to the site. 

staff emphasized the importance of the existing bank branch building to the 
community, and asked bank executives to consider an alternative plan with a 
Historic Preservation overlay on the bank site and new development on the 
balance of the site.  The applicant revised the proposal and has made this 
application as a result.  The request for the zoning and height and density 
waivers is for the whole site, allowing the inclusion of the bank branch into 
stipulations of approval for the rezoning.  Bank owners have agreed to file a 
request for a Historic Preservation (HP) overlay, with the intent of supporting this 
request. 

  
6. A Historic Preservation designation by the 

city for the bank branch site will serve to 
identify the property/structure as important to 
the city’s landscape.  The bank’s unique mid-
20th century architecture and the site’s cast-
in-place mushroom structures are familiar to 
many in the valley.  Establishment of an HP 
overlay on the bank site will recognize its 
status as a historic structure and, should 
there be plans for removal of the bank 
building, the issuance of a demolition permit 
would be delayed for a period of one year.  
The one year time frame is designed to allow 
time for alternative plans for the site to be developed and implemented, if at all 
possible.  There is community interest in establishment of a conservation 
easement for the bank branch.  Imposition of a conservation easement is 
required to occur with the permission of the property owner and cannot be 
accomplished through this legislative rezoning action.  At the writing of this 
report, there has not been a request or submittal for an HP overlay for the bank 
building portion of the site. 

  
7. In order to redevelop the site as proposed, some of the mushroom features will 

need to removed and possibly relocated.  The developer will work with the city’s 
Historic Preservation Office to identify appropriate relocation sites that 
complement the context of the historic building.  The plan for removal and 
relocation of the mushroom structures will be reviewed administratively by the 
city’s Historic Preservation Officer and the Planning Hearing Officer prior to 
preliminary site plan approval by the Development Services Department. 

  
8. The site plan submitted encompasses the bank branch, surface parking and a 

four story mixed use building is shown on the eastern portion of the site zoned 
RE-24.  Cross access and shared parking easements will be provided.  Surface 
parking remains between the existing bank branch and the new development.  It 
will serve both the retail uses and the bank.  Residential  parking is located 
underground and will lessen the visual impact of parked cars on the aesthetics of 
the surface development.   
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The site plan does not propose to alter existing access points to Camelback 
Road or Lafayette Boulevard.  Enhanced pedestrian connections that access the 
adjoining neighborhood are shown from the building to Camelback Road and 
Lafayette Boulevard. 

  
9. The elevations show a four story building that slightly curves to fit the 

configuration of the RE-24 site.  The ground-floor retail portion of the building 
includes first story awnings for shade and substantial building façade articulation. 
Natural stone materials are used for accent and to break up the building mass.   
The roofline of the building shows slight variation in height due to architectural 
features along the parapet of the building.  Multiple windows with a variety of 
sizes that create visual interest and enhance the building design.  

  
10. Kimley-Horn and Associates, Inc., was retained by the applicant to prepare the 

traffic impact analysis for the site.  The proposed development, when 100 percent 
occupied, is expected to generate 1,360 vehicular trips per day.  185 trips are 
expected to occur in the AM peak hour and 95 trips in the PM peak hour.   
 
The study indicated that project site driveways would operate at acceptable 
levels of service under 2007 traffic conditions.  The study recommended 
appropriate signage at the site driveway on Camelback Road to inform drivers of 
the right-in/right out access and the no left turn restriction.  The study noted that 
the westbound and northbound left turn bays on both Camelback and 44th 
Streets currently provide less than the recommended length, however, adequate 
on site storage is provided for vehicle queues waiting to egress the subject site. 
 
Comments from the Street Transportation Department require the applicant to 
provide an eastbound right turn lane on Camelback Road and extend the raised 
median further east along Camelback Road to prevent left-in movement into the 
site. 
 
Concern was raised by adjacent neighbors that customers and residents of the 
development might turn left on Lafayette Boulevard and cut through the 
neighborhood to avoid traffic at the intersection of 44th Street and Camelback 
Road.  A stipulation is included that requires the Lafayette Boulevard access to 
be designed so that it allows a right-out only egress, but does not limit ingress to 
the site from Lafayette Boulevard.  
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The white dashed line outlines the 
western edge of the Arcadia Camelback 
Special Planning District, of which the 
bank site is not a part. 

11. The Arcadia Camelback Special 
Planning District is adjacent to this site, 
but does not encompass the bank 
property.  However, there are portions 
of the neighborhood plan that are 
relevant.  The plan states that requests 
for rezoning “should be evaluated with 
respect to their effects on the Arcadia 
neighborhood stability.”  The 
development plan submitted retains the 
existing circulation plan on the site.  
Driveways are to remain in their current 
locations with no need for additional 
access points.  The number of 
residential units is small and the 
expected traffic from those units is 
negligible.  The ground floor retail will 
be small businesses, primarily intended 
to be neighborhood serving as the C-1 
zone district envisions. 

  
12. The 44th Street Corridor Specific Plan is a non-regulatory policy document for 

approximately ¼ mile on each side of the 44th Street corridor from just north of 
Camelback Road, south to the Phoenix Sky Harbor Airport.  The plan is vague 
about recommended future land uses for the corridor, stating “In general, the land 
uses reflect existing conditions and previously approved development projects.”  
The plan designates this site as Retail. 

  
13. Although the Water Services Department (WSD) does not establish requirements 

for specific developments until preliminary site plan review, WSD will at times 
provide notice that a particular area is currently affected by infrastructure capacity 
issues or will likely face capacity issues in the future.  A number of rezoning 
proposals have been submitted for the areas adjacent to the Camelback Road 
and 44th Street intersection, which if developed together, would trigger the need 
for major water and wastewater improvements.  Without knowing which projects 
would proceed at which time, and what the specific requirements are for the 
individual projects in terms of water demand and wastewater generation, it is not 
possible for WSD to state which improvements would be needed at what times.  
In other words, if only one of the smaller developments proceeds with close to 
anticipated land uses and densities, water and sewer improvements may not be 
very costly or difficult to implement, whereas if all of the developments proceed, 
significant water and wastewater improvements should be expected. 
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14. The city of Phoenix Aviation Department has commented that the site will be 

subject to overflights of aircraft operating at the airport and that flight tracks and 
traffic patterns may extend several miles beyond the airport boundary.  A Notice 
to Purchasers will be required that discloses the existence, and operational 
characteristics of Phoenix Sky Harbor International Airport to future owners or 
tenants of the property. 

  
15. 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 proposal is consistent with the General Plan land use designation of 

commercial. 
  
2. The proposal would provide a rare mix (in the Phoenix area) of high quality 

residential development over a ground floor level of neighborhood retail uses. 
  
3. The mitigated development with height and density waivers should not have a 

detrimental effect on adjacent properties. 
  
4. An approval for the whole site allows inclusion of the historic bank building as 

part of the stipulated site plan. 
  
5. The open space area is no longer needed as a buffer to the neighborhood 

because of the commercial office approved after the 1965 bank approval. 
 
 
Stipulations 
 
1. That the development shall be in general conformance to the site plan and 

elevations date stamped March 26, 2007 as approved or modified by the 
Development Services Department, with specific regard to: 

  
 a. pedestrian connections to Camelback Road and Lafayette Boulevard; 
 b. varied window styles, balcony designs and building height articulation, to 

complement the existing bank building; 
 c. varied storefront treatments, designed to complement the existing bank 

building; 
 d. location and retention of the bank building and mushroom structures as 

shown on the site plan and existing on the site 
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2. That significant historic site features, including the five mushroom structures, and 

the six boomerang benches shall be either preserved on site or relocated 
elsewhere on the site in accordance with a site plan approved by the Historic 
Preservation Officer and approved administratively by the Planning Hearing 
Officer, prior to preliminary site plan approval. 

  
3. That egress from the site to Lafayette Boulevard shall be designed with a pork 

chop median to allow right-out only.  This design shall not limit ingress to the site 
via Lafayette Boulevard, as approved by the Development Services Department. 

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

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

  
5. That the property owner shall record documents that disclose the existence, and 

operational characteristics of Phoenix Sky Harbor International Airport to future 
owners or tenants of the property.  The form and content of such documents shall 
be according to the templates and instructions provided, as revised December 6, 
2006, which have been reviewed and approved by the City Attorney. 

 
 
Writer 
K. Coles 
03/26/2007 
 
Attachments 
Zoning sketch 
Site plan dated 3/26/07 
Elevations 3/26/07, 2 pages 
Aerial 
44th Street and Camelback Rezoning Proposals 


