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Planning Commission
Staff Report
ADDENDUM
TO:

PLANNING COMMISSION

FROM:

JOSH ROGERS, PLANNER II
(480) 503-6589, JOSH.ROGERS@GILBERTAZ.GOV

THROUGH:

CATHERINE LORBEER, AICP, PRINCIPAL PLANNER
(480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV

MEETING DATE: JUNE 5, 2019
SUBJECT:

A. GP18-15 CADIZ: REQUEST FOR MINOR GENERAL PLAN
AMENDMENT TO CHANGE THE LAND USE CLASSIFICATION
OF APPROX. 9.99 ACRES GENERALLY LOCATED SOUTH OF
THE SOUTHEAST CORNER OF GREENFIELD AND GERMANN
ROADS FROM RESIDENTIAL >0-1 DU/ACRE TO RESIDENTIAL
> 3.5-5 DU/ACRE.
B. Z18-29 CADIZ: REQUEST TO REZONE APPROXIMATELY
9.99 ACRES OF REAL PROPERTY GENERALLY LOCATED
SOUTH OF THE SOUTHEAST CORNER OF GREENFIELD AND
GERMANN ROADS FROM SINGLE FAMILY-43 (SF-43) ZONING
DISTRICT TO SINGLE FAMILY DETACHED (SF-D) ZONING
DISTRICT WITH A PLANNED AREA DEVELOPMENT (PAD)
OVERLAY.

STRATEGIC INITIATIVE:

Community Livability

To allow for diverse residential development.
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RECOMMENDED MOTION
A. Move to recommend to Town Council approval of GP18-15 Cadiz, a Minor General Plan
Amendment; and
B.

For the reasons set forth in the staff report, move to recommend approval to the Town
Council for Z18-29 Cadiz, as requested, subject to the conditions listed in the staff report.

APPLICANT/OWNER
Company: Bowman Consulting
Name:
Nathan Larson
Address:
1295 W. Washington St, Suite 108
Tempe, AZ 85281
Phone:
480-2480-629-8830
Email:
nlarson@bowmanconsulting.com

Company:

Mint Properties LLC

Address:

4860 E. Baseline Rd., Suite 107
Mesa, AZ 85206
480-848-4064

Phone:

BACKGROUND/DISCUSSION
History
Date
Description
October 10, 2006
Town Council approved the annexation of 664.77 acres (Ordinance.
No. 1853)
March 6, 2007
Town Council approved rezone of 170 acres of Agricultural (AG)
and R-43 to SF-15, SF-6, SC, and CC zoning districts (Ordinance
No. 1926).
December 5, 2018
Planning Commission discussed GP18-15 and Z18-29 at Study
Session.
February 6, 2019
Applicant requested a continuance to the March 6, 2019 Public
Hearing.
March 6, 2019
Applicant requested a continuance to the April 3, 2019 Public
Hearing.
April 3, 2019
Staff requested a continuance to the May 1, 2019 Public Hearing to
review proposed changes to the internal private drives.
May 1, 2019
Applicant requested a continuance to the June 5, 2019 Public
Hearing.
Overview
The subject property is located south of the southeast corner of Greenfield and Germann Roads
on the northern boundary of the Santan Character Area. The applicant is requesting a minor
General Plan amendment and a PAD rezoning in order to develop a small lot single family
residential community on 9.99 vacant acres, including 50 single family detached homes. The
applicant is proposing two lot sizes (100 Series: 33’W x 82’D & 200 Series: 55’W x 82’D)
along 26’ wide private streets with no on-street parking and 20’ driveways for each home.
The overall gross density of the proposed development plan is approximately 5.0 DU/Acre. For
the 100 Series homes, the project has been planned to include all two-story homes with attached
two-car garages and an optional single level attached bonus room at the front of the smaller lots.
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For the 200 Series homes, both single and two story homes with attached two-car garages will be
offered.

Surrounding Land Use & Zoning Designations:
Existing Land Use
Existing Zoning
Classification
North
Residential > 5-8 DU/Acre Single Family-6 (SF-6)

South

Residential > 0-1 DU/Acre

East
West

Residential > 0-1 DU/Acre
Public Facility/
Institutional (PF/I)

Site

Residential > 0-1 DU/Acre

Existing Use

Future Superstition
Drive then Bellamy
Residential Community
Single Family-43 (SF-43) Gilbert Christian
Schools Greenfield
Campus
Single Family-43 (SF-43) Large lot residential
Public Facility/
Greenfield Road then
Institutional (PF/I)
Hetchler Soccer
Complex
Single Family – 43 (SFVacant
43)

General Plan
The amendment proposes to modify the land use classifications from the existing designation of
Residential > 0-1 DU/Acre to Residential > 3.5-5 DU/Acre in order to develop the Cadiz
subdivision with a proposed density of approximately 5.0 DU/Acre.
According to the applicant, the proposed minor General Plan amendment complies with the
following policies:
Policy 1.1. Maintain a balance of housing types and provide a variety of employment
opportunities with easily accessible retail and service uses.
Applicant notes: Market conditions and development patterns in the Town of
Gilbert have changed. Increased density in appropriate locations is necessary to:
(i) provide a diversity of housing types for current and future Town residents; (ii)
create new and innovative housing opportunities for employers and employees;
and (iii) to support the Town’s thriving commercial development activity.
Policy 1.3. Encourage residential development that allows for a diversity of housing
types for all age groups and is accessible to a range of income levels.
Applicant notes: Cadiz has been designed with two housing product series to
provide size and pricing diversity for Gilbert homebuyers.
Policy 3.1.
Promote development within Growth Areas where resources and
infrastructure are in place or can reasonably be made available.

3

Applicant notes: Cadiz is an infill property located in a major Gilbert growth area
with existing infrastructure.
Policy 4.1. Provide an adequate supply of appropriately zoned land to accommodate a
variety of future housing needs.
Applicant notes: Our proposed medium density, single family community is a
complimentary and compatible use for this site. We will introduce an innovative
high-quality single-family residential opportunity for new Gilbert residents who
wish to be closer to existing schools, parks, restaurants, entertainment and
employment. The medium density project with two housing product series will
provide prospective residents a well-designed, upscale living environment with
relatively low maintenance individual home rear and side yards. The front yards
and all common areas will be professionally maintained by the HOA. This
represents a new housing choice for those wishing to live in a lovely house and
community, but without being tied to having weekly maintenance responsibilities.
Santan Character Area (SCA)
The Santan Character Area (SCA) was created in 2000 to preserve the feel of what Gilbert has
traditionally been throughout its history, a rural and agricultural town. Within the SCA, the
characteristic goals have been to encourage large lot residential, provide multi-use trails and
allow for small businesses and farming.
Within the SCA, some of the master planned communities have calculated/spread the residential
density over the entire development, resulting in a mixture of smaller and larger lot sizes. For
example, small enclaves within Seville, Adora Trails, and Layton Lakes have higher densities.
These denser areas are internal to the overall large projects and buffered from the surrounding
SCA by other the master planned neighborhoods; they are not stand alone developments.
According to the applicant, the proposed project would meet the following goals and policies of
the Santan Character Area -:
SCA GOAL 1.0 Value our Sonoran and rural agricultural roots.
Applicant notes: The proposed site plan has been designed with a significant
setback from Greenfield Road. The purpose of the setback is to preserve the wide
open, rural feel along the Greenfield corridor. No theme wall will be constructed
in this setback area.
SCA GOAL 1.2 Use large-lot residential areas that integrate with the rural character as
relief from more intense suburban development.
Applicant notes: While the proposed site plan does not offer large lots, green belt
buffers have been placed on all four sides of the community to separate it from
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low density lots to the east, the Gilbert Christian School to the south, Superstition
Drive and the recently approved Bellamy community to the north, and Greenfield
Road to the west. This project is bordered by intense development on the west,
north and south. Positioned between the Bellamy master plan and the Gilbert
Christian School, this community and its density is an appropriate design.
Due to the large-scale nature of such master plans as Layton Lakes, Freeman
Farms, Seville, Shamrock Estates, and Adora Trails that are now underway, the
Town has been able to allow lots of all sizes while still maintaining the SCA’s
goal of an average 2-3.5 DU/Acre. The average density of the 160 acres of which
the property is a part; which includes the Bellamy proposal, Whitewing at
Germann Estates a smattering of existing acre lots (and the potential development
of a small orchard); is at 2.5 DU/Acre--well within the goal of 2-3.5 DU/Acre.
That average density gets even lower if the entire 640-acre section is used for the
calculation.
Given how the surrounding area has developed, or been subdivided, the subject
site is functionally part of a master plan having a variety of densities, including
the subject site, which averages less well less than 3.5 du/ac.
Staff Comments: Master planned communities are areas that have been zoned and
developed under a unified development plan, which is not the same as what is being
described above.
SCA GOAL 1.4. Promote the use of rural design themes within the buffer area for
residential and commercial development.
Applicant notes: The design theme within the significant setback along
Greenfield Road will be rural.
SCA GOAL 1.5. Design aesthetically pleasing, rural-themed streetscapes.
Applicant notes: As mentioned previously, the proposed site plan has been
designed with a significant setback from Greenfield Road. The purpose of the
setback is to preserve the wide open, rural feel along the Greenfield corridor. No
theme wall will be constructed in this setback area.
SCA GOAL 1.6. Encourage a variety of walls including view walls, landscaping and
agricultural themed fencing, where appropriate.
Applicant notes: The Cadiz community includes view walls, theme walls and
rural theme walls.
SCA GOAL 2.0. Connect to each other and the surrounding community with roads,
trails, bike lanes, and pedestrian paths in a safe and efficient manner.
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Applicant notes: The Cadiz community includes pedestrian trails/paths with
internal and external connections. The pedestrian trail within the east landscape
buffer area has been removed because of privacy concerns expressed by the
adjacent neighbors to the east, but New Village Homes is willing to work with
Town staff and the neighbors to address pedestrian connectivity in this area.
SCA GOAL 2.1. Connect developments with a greenbelt buffer that includes multi-use
trails.
Applicant notes: The trail/path along the northern and southern boundary of the
Cadiz community will connect future developments to the east with Cadiz.
The Santan Character Area also speaks to SCA.1.3 Encourage the development of unique, lowdensity projects mixed with open space.
Rezoning
New Village Homes is requesting a rezoning from Single Family-43 (SF-43) to Single Family Detached (SF-D) with a Planned Area Development (PAD) overlay for the subject site. The
applicant selected the SF-D zoning category because it allows smaller sized lots while
maintaining a freestanding single family housing product. The proposed PAD in conjunction
with the rezoning establishes a development plan and modifies several development standards.
The larger proposed lots (4,500 square feet (sf) are located within the eastern half of the project
adjoining the large 43,000 sf plus sized lots to the east. All 11 homes along the eastern boundary
be limited to one-story as a transition.
According to the applicant the proposed modifications will provide for design flexibility needed
to fit a unique product onto individual (for-sale) parcels. A number of modifications to the Single
Family Detached (SF-D) standards have been proposed to offer a more compact townhome
lifestyle and optimize livable areas; these include decreased setbacks on all sides of each lot, an
increase in the maximum lot coverage and reduced building heights as shown in the table below.
Project Data Table (modifications are in Bold)
Site Development
Regulations

Required per
LDC (SF-D)

Proposed

Staff Recommendation

Minimum Lot Area
(sq. ft. per DU)
Maximum Height
(ft.)/Stories
Lots Adjacent to
Eastern Boundary
(See Development
Plan)

3,000 sq.ft.

2,680 sq.ft.

As proposed

36/3

30’/2-story

As proposed

36/3

22’/1 story

As proposed
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Minimum Building
Setbacks (ft.)
(Lots less than
3,000 sq.ft.)
Front

10’

5’

10’ (5’ only on lots with
the optional detached
bonus room)
0’ or 5’
As proposed

Side
Rear
Minimum Building
Setbacks (ft.)
(Lots larger than
4,500 sq.ft.)
Front

0’ or 5’
10’

0’ or 5’.
5’

10’

5’

Side
Rear
Maximum Lot
Coverage (%)
(Lots less than
3,000 sq.ft.)
One Story

0’ or 5’
10’

0’ or 5’
5’

60%

60 % (65% with the
optional detached
bonus room)
56% (65% with
optional detached
bonus room)

As proposed

10’ (5’ on up to 50% of
the lot)
0’ or 5’
As proposed

Two Story

50%

Maximum Lot
Coverage (%)
(Lots larger
than 4,500
sq.ft.)
One Story

60%

65%

As proposed

Two Story

50%

56%

As proposed

_

Permitted on 50%
of the lots.

As proposed

10’

5’ (1’ with optional
detached bonus
room)

As proposed

Optional Detached
Structure (bonus
room) (Lots less
than 3,000 sq.ft.)
Side Setback –
required minimum
distance between
dwelling units per
LDC 2.104.D.
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As proposed

Covered Patios per
LDC 2.106.E.2.
(Lots less than
3,000 sq.ft.)
Covered Patios per
LDC 2.106.E.2.
(Lots larger than
4,500 sq.ft.)
Common Open
Space (Gross)

60 sf

60 sf uncovered
(hardscaped)

As proposed

60 sf

60 sf uncovered
(hardscaped)

10%

27.5%

In the side yard, 600 sf
uncovered private open
space (with minimum of
60 sf hardscaped)
27.5%

Minimum Lot Area
Twenty-two (22) of the fifty (50) total proposed lots are reduced in size from 3,000 to 2,680 sf.
According to the applicant, the proposed smaller housing product should be considered a
detached townhome. Each home will require a minimum 2,610 sf lot to wrap the building and
provide private open space. The applicant suggests the lot size is appropriate for an innovative
residential project that fulfills the higher end of the General Plan density range. The 4,500 sf lots
are located along the eastern half of the project as a transition to the adjoining large 43,000 sf
lots to the east.
Maximum Lot Coverage
According to the applicant, the 65% lot coverage is needed for the 22 small lot homes that have
an optional detached structure (also referred to as the bonus room). The optional detached
structure is located at the front of the lot and is optional and may be used for a home office, guest
quarters or storage. The applicant anticipates the detached structure would be selected by no
more than 50% of the home buyers. The applicant states that the smaller lots, without the
optional structure, will have lot coverage of about 56%. The applicant asserts that that the
interplay between the standard elevations and the elevations with the optional detached structure
will create a varied front architecture and building massing for the streetscape. If the accessory
structure is not selected, the front yard will be enclosed into an uncovered courtyard. The lots
which would allow an optional detached structure must be identified during the preliminary
platting process.
On the 28 larger 4,500 sf lots, the applicant is requesting a 5% increase for single story homes
and a 15% increase for two story homes. In response to staff concerns about the increased lot
coverage, the applicant has agreed to significantly increase the required patio area/private open
space in the side yard.
Front Yard Setback
According to the applicant, the front setback is proposed at 5’ to allow for the optional detached
structure at the front of the lot or the standard courtyard wall. The 5’ setback will allow for some
visibility over/around the 6’ courtyard wall/detached structure as cars back out of the driveway
depending on the amount of landscape that homeowner plants within the 5’ strip. The applicant
is aware that a technical variance may be required depending on the final size and placement of
the courtyard wall.
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The applicant also seeks to use the 5’ minimum front building setback for the larger lot types.
The applicant has agreed to limit the 5’ setback to no more 50% of the building.
Rear Yard Setback
According to the applicant, the rear setback is proposed to be minimized to 5’ so that the private,
livable open space for each home can alternatively be focused within the side yard of each lot.
The side yard will contain the uncovered patio as noted below.
Covered Patios
The LDC requires all new single family homes in the SF-D zoning District provide 60 sf covered
patios. Due to the location of the patio on the side of the residence and the proposed close
proximity of the neighboring residences, the applicant request deviation from the requirement.
An uncovered hardscaped patio will be located in the side and/or front yard, to create more
functional and appealing outdoor space. The applicant has also agreed to significantly increase
the required patio area/private open space in the side yard.
Side Setback - Minimum Distance between Dwelling Units
Per LDC Section 2.104.D.2, a minimum of 10’ shall be provided between dwelling units,
measured from the exterior walls of the units. A reduction from 10’ to 1’ is requested to
accommodate the placement of the optional detached structure (bonus room) on the smaller lots.
The applicant is aware of the additional requirements per Town Fire Code that would be required
to adhere to as a result of this request.
Wall/Entry Feature Height
Lastly, the applicant has shown ideas for the subdivision entry features. It includes a 12’ high
pedestrian entry feature with a 3’ high accent wall off of Greenfield Road. Any proposed
signage on these entry features must comply with LDC Section 4.409.B.19. Freestanding Sign:
Residential Subdivision Entry Signs.
PLANNING COMMISSION STUDY SESSION
Staff requested input from the Commission at the December 5, 2018 Study Session on the
requested rezoning and general plan amendment. The Commissioners had the following input
regarding the Cadiz proposal (Staff responses in italics):
Density
 The Commission inquired about other locations within the Santan Character Area that
had the same density that was being requested at the Cadiz site. Staff has not found any
developments that are as dense as the Cadiz proposal, but found similar zoning districts
within larger master planned developments in the SCA:
(See the following table as well as Attachment 8 for Visual Representation)
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Community

Total
Area
(Acres)
10

Total
Dwelling
Units
50

Overall
Density
(DU/Acre)
5.0

Zoning Districts and % of
Total Development

Seville
(Master Planned)

1380

3,025

2.33

Adora Trails
(Master Planned)

587

1871

3.18

Layton Lakes
(Master Planned)

460

1372

2.9

SF-D
SF-6
SF-7
SF-8
SF-10
SF-15
SF-35
SF-D
SF-6
SF-7
SF-8
PF/I
SF-D
SF-6
SF-7
SF-8
SF-10

Cadiz





SF-D (100%)
(8%)
(41%)
(20%)
(17%)
(7%)
(4%)
(3%)
(4%)
(41%)
(28%)
(25%)
(1.7%)
(21%)
(22%)
(28%)
(18%)
(11%)

Some Commissioners stated that Cadiz was a good infill project. Other Commissioners
believed that in this situation, it isn’t an infill project and the property is adjacent to
partially developed low density, large lot residential housing;
Some Commissioners didn’t agree that the product fit in this location;
Even though the proposal is on the edge of the Santan Character Area, it is still within the
Santan Character Area and doesn’t quite fit the character of the area.

Deviations
 It is a unencumbered rectangular parcel and therefore lacking a rationale for any
deviations;
 Would like to know the justifications for the list of deviations;
 Understandable of the deviations to accommodate the bonus room
PUBLIC NOTIFICATION AND INPUT
A notice of public hearing was published in a newspaper of general circulation in the Town, an
official notice was posted in all the required public places within the Town and neighborhood
notice was provided per the requirements of the Land Development Code Article 5.205.
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A neighborhood meeting was held on August 7, 2018 with approximately six residents attended
the meeting. The residents asked questions regarding the plans for Superstition Drive to the
north and concerns with the increase in density leading to an increase in crime and the loss in
privacy.
Staff has received 4 emails from the public in opposition to the proposed project. The emails
have been attached.
The applicant has forwarded a letter of support for the proposed project from the adjacent school
to the south. The letter is included as an attachment in this report.
SCHOOL DISTRICT
Efforts are being coordinated with the Higley Unified School District throughout the entitlement
process to ensure that adequate educational facilities are maintained for the neighborhood.
PROPOSITION 207
An agreement to “Waive Claims for Diminution in Value” pursuant to A.R.S. § 12-1134 was
signed by the landowners of the subject site, in conformance with Section 5.201 of the Town of
Gilbert Land Development Code. This waiver is located in the case file.
REASONS FOR THE RECOMMENDATION
1. The proposed zoning amendment conforms to the General Plan as amended, any
applicable Specific Area Plan, neighborhood, or other plan and any overlay zoning
district.
2. All required public notice has been conducted in accordance with applicable state and
local laws.
3. All required public meetings and hearings have been held in accordance with applicable
state and local laws.
4. The proposed rezoning supports the Town’s strategic initiative for Community Livability.
It supports the motto “Gilbert: Clean, Safe, Vibrant.”
STAFF RECOMMENDATION
A. Recommend to the Town Council approval of GP18-15, Cadiz: request for minor General
Plan amendment to change the land use classification of approx. 9.99 acres generally located
south of the southeast corner of Greenfield and Germann Roads from Residential > 0-1
DU/Acre to Residential > 3.5-5 DU/Acre.
B. For the following reasons: the development proposal conforms to the intent of the General
Plan and can be appropriately coordinated with existing and planned development of the
surrounding areas, and all required public notice and meetings have been held, the Planning
Commission moves to recommend approval of Z18-29 rezoning approx. 9.99 acres generally
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located south of the southeast corner of Greenfield and Germann Roads from Single Family43 (SF-43) zoning district to approx. 9.99 acres of Single Family-Detached (SF-D) zoning
district with a Planned Area Development (PAD) overlay, subject to the following
conditions.
a. Dedication to Gilbert for Superstition Drive right-of-way that is adjacent to the
Property shall be completed prior to or at the time of recordation of the final plat or
sooner as required by the Town Engineer. Dedication of Superstition Drive shall
extend 25 feet from the monument or center line.
b. Construction of off-site improvements to Superstition Drive adjacent to the Property
shall be completed prior to issuance of a certificate of occupancy or final approval of
any unit or building constructed on the Property or at the time requested by Gilbert,
whichever is earlier. If Gilbert constructs the improvements required by this ordinance
as part of its capital improvements program prior to development of the Property,
Developer shall reimburse Gilbert for its reasonable costs of construction prior to
issuance of a certificate of occupancy or final approval of any unit or building
constructed on the Property.
c. Prior to issuance of the first building permit or at the time of recordation of the final
plat, Developer shall enter into a Development Reimbursement and Lien Agreement
agreeing that Developer will reimburse Gilbert for the costs of design and construction
of off-site improvements required by this ordinance if Gilbert constructs the
improvements as part of its capital improvements program. Failure by Developer to
execute a Development Reimbursement and Lien Agreement may result in reversion of
the zoning to the prior zoning classification. If Developer constructs the improvements,
Gilbert shall release Developer from its obligations under the Development
Reimbursement Agreement.
d. At the written request of Gilbert, Developer shall dedicate all necessary easements for
the roadway improvements, including easements for drainage and retention and
temporary construction easements. Failure to dedicate said easements within thirty (30)
days after the date of Gilbert’s written request may result in the reversion of the zoning
of the Property to the prior zoning classification.
e. Developer shall create a Homeowner’s Association (HOA) for the ownership,
maintenance, landscaping, improvements and preservation of all common areas and
open space areas, and landscaping within the rights-of-way.
f. Developer shall record easements to be owned by the HOA for pedestrian, bicycle,
multi-use or trail system purposes as determined by the final plat, at the time of final
plat recordation, or earlier if required by the Town Engineer. Such easements shall be
open to public access and use.
g. Prior to final plat approval, Developer shall pay for its proportional share of water and
sewer mains benefitting the Property, as required by the Town Engineer.
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j. The Project shall be developed in conformance with Gilbert’s zoning requirements for
the zoning districts and all development shall comply with the Town of Gilbert Land
Development Code, except as modified by the following:
Site Development Regulations

SF-D PAD

Minimum Lot Area
(sq. ft. per DU)
Maximum Height (ft.)/Stories

2,680 sq.ft.
30’/2-story

Lots Adjacent to Eastern
22’/1 story
Boundary (See Development Plan)
Minimum Building Setbacks (ft.)
(Lots less than 3,000 sq.ft.)

Front

Side
Rear
Minimum Building Setbacks (ft.)
(Lots larger than 4,500 sq.ft.)

Front

Side
Rear
Maximum Lot Coverage (%)
(Lots less than 3,000 sq.ft.)

10’ (5’ only on lots with the
optional detached bonus room)
0’ or 5’.
5’

10’ (5’ on up to 50% of the lot)
0’ or 5’
5’

One Story

60 % (65% with the optional
detached bonus room)

Two Story

56% (65% with optional
detached bonus room)
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Maximum Lot Coverage (%)
(Lots larger than 4,500 sq.ft.)
One Story

65%

Two Story

56%

Optional Detached Structure
(bonus room) (Lots less than
3,000 sq.ft.)

Permitted on 50% of the lots.

Side Setback – required minimum
distance between dwelling units
per LDC 2.104.D.

5’ (1’ with optional detached
bonus room)

Covered Patios per LDC
2.106.E.2. (Lots less than 3,000
sq.ft.)
Covered Patios per LDC
2.106.E.2. (Lots larger than
4,500 sq.ft.)

60 sf uncovered (hardscaped)

Common Open Space (Gross)

In the side yard, 600 sf
uncovered private open space
(with minimum of 60 sf
hardscaped)
27.5%

k. A Fair Disclosure Agreements and covenants, all final subdivision plats and public
reports filed with the Arizona Department of Real Estate should include the following
notice: This property, due to its proximity to Phoenix-Mesa Gateway Airport, will
experience aircraft overflights, which are expected to generate noise levels that may be
of concern to some individuals. The mix of aviation activities and types of aircraft
expected to be located and operate at the Airport now and in the future include:
scheduled and unscheduled commercial charters, commercial air carriers and
commercial air cargo operations, all of which are expected to use large commercial
aircraft; general aviation activity using corporate and executive jets, helicopters, and
propeller aircraft; aviation flight training schools using training aircraft; and military
activity using high performance military jets. The size of aircraft and frequency of use
of such aircraft may change over time depending on market and technology changes.
l. Sales and leasing offices established for new subdivisions and residential development
projects should provide notice to all prospective buyers and lessees stating that the
project is located within an Aircraft Overflight Area. Such notice should consist of a
sign at least 4-foot by 4-foot installed at the entrance to the sales office or leasing office
at each project. The sign should be installed prior to commencement of sales or leases
and should not be removed until the sales office is permanently closed or leasing office
no longer leases units in the project. The sign should state the disclosure in note 1 with
letters of at least one (1) inch in height.
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m. The developer should be encouraged to incorporate features into the design and
construction of buildings where people live, work, or are otherwise received to achieve
an outdoor-to indoor noise level reduction of 25 decibels.
Respectfully submitted,

Josh Rogers
Planner II
Attachments and Enclosures:
1) Notice of Public Hearing
2) Aerial Photo
3) Land Use Exhibit
4) Zoning Exhibit
5) Legal Description
6) Development Plan
7) Minutes from the Planning Commission Study Session of December 5, 2018
8) SCA Master Planned Community Reference
9) Correspondence from Residents
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Notice of Public Hearing

GP18-15, Z18-29 Cadiz
Attachment 1: NOPH
June 5, 2019
Wednesday, April 3, 2019* TIME: 6:00 PM
Thursday, May 2, 2019* TIME: 6:30 PM

PLANNING COMMISSION DATE:
TOWN COUNCIL DATE:

*Call Planning Division to verify date and time: (480) 503-6589

LOCATION: Gilbert Municipal Center
Council Chambers
50 E. Civic Center Dr.
Gilbert, AZ 85296

* The application is available to the public for review at the Town of Gilbert Planning Division Monday - Thursday 7AM - 6PM. Staff reports are available prior
to the meeting at www.gilbertaz.gov/departments/development-services/planning/planning-commission and www.gilbertdocs.com/gilbertagendaonline

REQUESTED ACTION:
GP18-15 CADIZ: Request for Minor General Plan Amendment to change the land use classification of approx.
9.99 acres generally located south of the southeast corner of Greenfield and Germann Roads from
Residential >0-1 DU/Acre to Residential > 3.5-5 DU/Acre. The effect of this amendment will be to change the plan of
development to allow increased density of residential development.
Z18-29 CADIZ: Request to rezone approximately 9.99 acres of real property generally located south of the southeast
corner of Greenfield and Germann Roads from Single Family-43 (SF-43) zoning district to Single Family
Detached (SF-D) zoning district with a Planned Area Development overlay zoning district (PAD) to modify minimum
lot area, minimum building setbacks, maximum lot coverage, porch depth, covered patio requirement, and separation
wall height. The effect will be to increase residential density, reduce setback requirements, and increase wall height.

SITE LOCATION:

GREENFIELD RD

GERMANN RD

GILBERT
COUNTY_IN

APPLICANT: Bowman Consulting
CONTACT: Nathan Larson
ADDRESS: 1295 W. Washington St., Suite 108
Tempe, AZ 85281

0

Site

330

660

1,320 Feet

±
TELEPHONE: (480) 629-8830
E-MAIL: nlarson@bowmanconsulting.com

GP18-15, Z18-29 Cadiz
Attachment 2: Aerial Photo
June 5, 2019

Greenfield Rd.

Germann Rd.

Subject
Site

N.T.S.

General Plan Exhibit

Gilbert, Arizona

www.bowmanconsulting.com

VICINITY MAP
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SITE DATA
APN'S

304-59-979
304-59-980
304-59-010X

AREA

9.99 ac (gross)
8.66 ac (net)

GENERAL PLAN LAND USE CATEGORY
EXISTING
RESIDENTIAL > 0-1 du/ac
PROPOSED
RESIDENTIAL > 3.5-5 du/ac

050037
10/3/18
N.T.S.
crs
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SITE DATA
APN'S

304-59-979
304-59-980
304-59-010X

AREA

9.99 ac (gross)
8.66 ac (net)

DENSITY

5.0 du/ac

GENERAL PLAN LAND USE CATEGORY
EXISTING
RESIDENTIAL > 0-1 du/ac
PROPOSED
RESIDENTIAL > 3.5-5 du/ac

050037
10/4/18
N.T.S.
crs

ZONING
EXISTING
PROPOSED

SF-43
SF-D PAD OVERLAY

1

1
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December 10, 2018
PROJECT # 050037-02-001

LEGAL DESCRIPTION
CADIZ – GROSS BOUNDARY
THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION
10, TOWNSHIP 2 SOUTH, RANGE 6 EAST, OF THE GILA AND SALT RIVER BASE AND MERIDIAN, MARICOPA
COUNTY, ARIZONA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 10, BEING MARKED BY A TOWN OF
GILBERT BRASS CAP IN HAND HOLE, FROM WHICH POINT THE NORTH QUARTER CORNER OF SAID
SECTION 10, BEING MARKED BY A TOWN OF GILBERT BRASS CAP IN HAND HOLE, BEARS SOUTH
89°44’53” EAST, A DISTANCE OF 2643.04 FEET;
THENCE SOUTH 00°02’07” EAST, ALONG THE WEST LINE OF THE NORTHWEST QUARTER OF SAID SECTION
10, A DISTANCE OF 1321.63 FEET TO THE NORTHWEST CORNER OF THE NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 10, SAID POINT BEING THE POINT
OF BEGINNING;
THENCE SOUTH 89°44’58” EAST, ALONG THE NORTH LINE OF THE NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 10, A DISTANCE OF 659.08 FEET TO
THE NORTHEAST CORNER OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION 10;
THENCE SOUTH 00°02’15” WEST, ALONG THE EAST LINE OF THE NORTHWEST QUARTER OF THE SOUTHWEST
QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 10, A DISTANCE OF 660.80 FEET TO THE
SOUTHEAST CORNER OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SAID SECTION 10;
THENCE NORTH 89°45’00” WEST, ALONG THE SOUTH LINE OF THE NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 10, A DISTANCE OF 658.24 FEET TO
THE SOUTHWEST CORNER OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION 10;
THENCE NORTH 00°02’07” WEST, ALONG THE WEST LINE OF THE NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 10, A DISTANCE OF 660.81 FEET TO
THE POINT OF BEGINNING.
CONTAINING 435,241 SQ.FT. OR 9.9918 ACRES, MORE OR LESS.
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TOWN OF GILBERT
PLANNING COMMISSION STUDY SESSION
COUNCIL CHAMBERS
50 E. CIVIC CENTER DRIVE
GILBERT, AZ
DECEMBER 5, 2018
COMMISSION PRESENT:

Chairman Brian Andersen
Vice Chair Carl Bloomfield
Commissioner Seth Banda
Commissioner David Cavenee
Commissioner Greg Froehlich
Commissioner Brian Johns
Commissioner Les Smith
Alternate Commissioner Philip Alibrandi
Alternate Commissioner James Torgeson
COMMISSION ABSENT:
None

STAFF PRESENT:

Sydney Bethel, Planner II
Stephanie Bubenheim, Planner II
Keith Newman, Planner II
Josh Rogers, Planner II
Nathan Williams, Senior Planner
Amy Temes, Interim Principal Planner
Catherine Lorbeer, Interim Planning Manager

ALSO PRESENT:

Attorney Nancy Davidson
Council Liaison Brigette Peterson
Recorder Debbie Frazey

CALL TO ORDER
Chair Brian Andersen called the December 5, 2018 Study Session of the Planning Commission
to order at 5:07 p.m. Chair Andersen said they would be moving Agenda Item 1 until later in the
meeting. He then said they would be hearing Agenda Item 9 first.
2. GP18-15 CADIZ: REQUEST FOR MINOR GENERAL PLAN AMENDMENT TO
CHANGE THE LAND USE CLASSIFICATION OF APPROX. 9.99 ACRES
GENERALLY LOCATED SOUTH OF THE SOUTHEAST CORNER OF S.
GREENFIELD AND E. GERMANN ROADS FROM RESIDENTIAL >0-1 TO
RESIDENTIAL > 3.5-5.
Town of Gilbert Planning Commission
Study Session December 5, 2018
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Z18-29 CADIZ: REQUEST TO REZONE APPROXIMATELY 9.99 ACRES OF
REAL PROPERTY GENERALLY LOCATED SOUTH OF THE SOUTHEAST
CORNER OF S. GREENFIELD AND E. GERMANN ROADS FROM TOWN OF
GILBERT SINGLE FAMILY-43 (SF-43) TO SINGLE FAMILY-DETACHED (SFD) WITH A PLANNED AREA DEVELOPMENT OVERLAY ZONING
DISTRICT (PAD) TO MODIFY MINIMUM LOT AREA, MAXIMUM LOT
COVERAGE, AND MINIMUM BUILDING SETBACKS.
S18-19 CADIZ: REQUEST FOR INPUT ON THE PRELIMINARY PLAT AND
OPEN SPACE PLAN FOR NEW VILLAGE HOMES, FOR 50 HOME LOTS
(LOTS 1-50) ON APPROX. 9.99 ACRES LOCATED SOUTH OF THE
SOUTHEAST CORNER OF S. GREENFIELD AND E. GERMANN ROADS.
Josh Rogers began his presentation on GP18-15, Z18-29 and S18-19, Cadiz. Planner Rogers
gave an overview, noting that the Commission would be hearing a Minor General Plan
Amendment, Rezoning and an overview of a Preliminary Plat and Open Space Plan. He said the
proposal was from New Village Homes and involved just under 10 acres. He shared the location
of the property south of the southeast corner of S. Greenfield and E. Germann Roads. He
indicated that the Minor General Plan Amendment request was to change the land use
classification from Residential > 0-1 DU/Acre to Residential > 3.5-5 DU/Acre. He said the
Rezoning request was to rezone the Single Family – 43 (SF-43) to Single Family – Detached
(SF-D) with a Planned Area Development (PAD) overlay. He also requested input on the
Preliminary Plat and Open Space Plan for 50 home lots. He shared the current General Plan
Land Use Map, noting that he had highlighted the project in purple. He said that the area
surrounding the property was fairly low density residential. He said the project is on the
northern edge of the Santan Character Area. He said the current zoning surrounding the property
was primarily SF-43 with some SF-35 and SF-6 to the north. He discussed the deviation
requests (listed below):
Project Data Table (modifications are in Bold)
Site Development
Regulations

Required per LDC
(SF-D)

Proposed

Minimum Lot Area
(sq. ft. per DU)
Maximum Height
(ft.)/Stories
Minimum Building
Setbacks (ft.)
Front
Rear
Maximum Lot

3,000 sq.ft.

2,680 sq.ft.

36/3

36/3

10’
10’

5’
5’

Town of Gilbert Planning Commission
Study Session December 5, 2018
2

Coverage (%)
One Story
Two/Three Story

60%
50%

65%
65%

Planner Rogers shared the Development Plan and stated that this project was very similar to a
project that was before the Commission a few months ago. He said when that project was
approved, they requested changes be allowed if a home buyer purchased a home with a bonus
room. He said they are requesting the same allowance in this development. He said they have
two product offerings: one is the 2,600 square foot product and one is a 4,500 square foot
product. He said they are using this larger product to help buffer the surrounding lower density
land uses. He said they are requesting a reduction in the 5’ lot line, down to a zero lot line, when
they build a home with a bonus room. The bonus room offering also would have an effect on the
lot coverage if a homebuyer chooses that option. Planner Rogers said that the Series 100, are the
smaller lot sizes and are 1- and 2-story units. The Series 200 offers three 1-story units and one 2story plan. He said they are limiting the eleven large lots on the east side to 1-story to increase
the buffer to the large lot residential that exists to the east. He said the average density per acre
is 5 DU/Acre. He further discussed the bonus room option. He shared a typical lot layout. He
stated that the roads would be made of cobblestone pavers. He shared an overview of the Plat
layout. He shared a cross-section of the streets. He said they wouldn’t be using typical
sidewalks, but would be using 4’ ribbon curb and 2’ ribbon curb on the other side. He shared the
Overall Landscape Plan. He said they have significant landscaping in the right-of-way along
Greenfield Road. He shared the location of guest parking. He shared the Entrance and Amenity
Plan, the Amenity Plan and the Wall Plan. He stated that it would not be a gated community.
He said they aren’t proposing any perimeter walls in an effort to make it as open as possible to fit
into the Santan Character Area’s theme. He shared an overview of the parking and trash plan.
He said they have on-street trash receptacles. He shared a few of the concerns that Staff has with
the Santan Character Area policies that they believe the development is not in line with. He
finished his presentation and asked for input.
Comment: David Cavenee said they had seen this product in a couple of other locations, but in
those locations, the projects were infill pieces and he feels this is a great project for an infill
parcel. In this situation, it isn’t an infill project and the property is surrounded by low density,
high acreage residential housing. He said he doesn’t believe this type of development fits in this
area. He said this is the wrong application of the product, even though it fit perfectly in the other
two that had been previously approved. He said he was very supportive of the previous project,
but he doesn’t believe this product fits in this location. Regarding the deviation requests, he said
his view on this is that the developer has a rectangular parcel unencumbered by anything. He
doesn’t see a rationale for any deviations. He said this project is a long way from where it needs
to be. He said it needs to be a lower density product and this product is not the right one for this
area. He said if they are going into this development, he would encourage the designer to follow
the required design guidelines and make sure they meet those without seeking deviations, when
there are no encumbrances to justify the deviations. He said he didn’t feel it necessary to address
the Design Review portion because he feels it is irrelevant.
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Comment/Question: Brian Johns said that as much as he likes the product, he agrees with
Commissioner Cavenee. He said he would be curious if there is anything in the area with this
high density. He said the project is surrounded by acreage lots. He asked Planner Rogers what
was located to the east of the site.
Answer: Josh Rogers said there are two occupied residential houses on acre lots to the east. He
said there were also some undeveloped lots. He said that the site to the north is actually
requesting to change to Single Family – Detached (SF-D).
Question: Brian Johns asked what they were looking to do. He asked if it was the same
applicant to the north.
Answer: Josh Rogers said that it wasn’t the same applicant. He said the density to the project to
the north is approximately 4.1 acres and is a completely different product and builder.
Question: Les Smith asked if he understood that a portion of these homes would be 3-story
homes.
Answer: Josh Rogers said that they would be able to build 3-story homes by right, but they are
only planning on building predominately 1-story homes, with some 2-story homes. He said the
larger lots have three 1-story plans and one 2-story plan.
Question: Vice Chair Carl Bloomfield said that he agreed with the Commission and has
concerns on this case also, given that it is within the Santan Character Area, even though it is
near the boundary. He asked what the boundary was.
Answer: Josh Rogers said the actual boundary is Superstition Drive.
Comment: Vice Chair Bloomfield said that the project doesn’t fit the character of the area and
doesn’t fit the character of the Santan Character Area. He said he would be very hesitant to
approve this, even though he liked the product the developer brought forward on the other
projects. He said he felt like the product fit in those places, but he doesn’t get the same feeling
here. He said he wouldn’t be in favor of approving this case.
Question: Greg Froehlich asked if there were any other products within the Santan Character
Area that have this same density.
Answer: Josh Rogers said he had done a cursory analysis of the area. He said there is one SF-D
product in the area, the Hamstra Dairy. He said he hasn’t found anything this dense within the
Santan Character Area.
Comment: Greg Froehlich said that the product is a good product, but the product is denser than
anything in the area. He said it is kind of blocked in by some of the other buildings that are at
that corner. He said they are also asking for a lot of deviations. He said when developers
request deviations, he likes to hear good reasons for those. He said he does understand the
requests for changes based on the bonus room and is agreeable to that.
Comment: Chair Andersen said he didn’t have anything new to add. He said his comments are
pretty much in line with what the other Commissioners have said.
Town of Gilbert Planning Commission
Study Session December 5, 2018
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Josh Rogers
From:
Sent:
To:
Subject:

Melissa Clouse Arnell
Tuesday, April 02, 2019 12:42 PM
Josh Rogers
Re: Housing on greenfield

Please be aware that changing the zoning on greenfield to try to fit in 50 more houses in that area is excessive.
We need to be considerate of those that live there currently. There are already so many houses being built on
greenfield and Germann and greenfield and queen creek. With all of these new builds and all of the traffic from
the school there and the soccer complex, I would say that most people that live in this area feel like the area will
be impacted negatively.
Please don’t change the zoning. Thank you.

1

Josh Rogers
From:
Sent:
To:
Subject:
Attachments:

Tim Lewis
Thursday, April 04, 2019 6:51 AM
Josh Rogers
[EXTERNAL]GP18-15 Cadiz
1819GP1815Z1829CadizJRCONT.pdf

Josh,
I am not a land specialist. I do live one mile down from this proposed project, and a 55 year old Gilbert native. Please
confirm that his zoning request is to move zoning from 1 acre single family to five homes/ per acre? If that is the case, I
would hardly consider that a “minor” request.
Time to stop bowing down to greedy developers. That is a ridiculous request if the above is remotely accurate. Please
do not approve.
Tim Lewis

Sent from Mail for Windows 10

1

Josh Rogers
From:
Sent:
To:
Subject:

Takuto Yamada
Tuesday, April 02, 2019 12:29 PM
Josh Rogers
Re: GP18-15 CADIZ

Josh Rogers,
I oppose this plan described as:
GP18-15 CADIZ: Request for Minor General Plan Amendment to change the land use classification of approx.
9.99 acres generally located south of the southeast corner of Greenfield and Germann Roads from Residential
>0-1 DU/Acre to Residential > 3.5-5 DU/Acre. The effect of this amendment will be to change the plan of
development to allow increased density of residential development.
I live and own a home in Carerra Estates and building a more dense residential development in my vicinity is
not in my interest as it removes the opportunity for increase home value for me and others who have larger
homes. The more dense homes with lower income families presents issues from the standpoint of those
typically accompanying lower income demographics such as crime and lower property values that ensue. I
would like the zoning to stay as is for that area. We are already getting bombarded by more dense
development north and south of this lot in question so enough is enough.
Takuto Yamada

From: Takuto Yamada
Sent: Tuesday, April 2, 2019 11:59 AM
To: josh.rogers@gilbert.gov
Subject: GP18-15 CADIZ

I oppose this plan described as:
GP18-15 CADIZ: Request for Minor General Plan Amendment to change the land use classification of approx.
9.99 acres generally located south of the southeast corner of Greenfield and Germann Roads from Residential
>0-1 DU/Acre to Residential > 3.5-5 DU/Acre. The effect of this amendment will be to change the plan of
development to allow increased density of residential development.
I live in Carerra Estates and building a more dense residential development in my vicinity is not in my interest
as it removes the opportunity for increase home value for me and others who have larger homes. The more
dense homes with lower income families presents issues from the standpoint of those typically accompanying
lower income demographics such as crime and lower property values that ensue. I would like the zoning to
stay as is for that area. We are already getting bombarded by more dense development north and south of
this lot so enough is enough.
Takuto Yamada
1

Josh Rogers
From:
Sent:
To:
Subject:

Amy Brice
Tuesday, April 02, 2019 8:53 AM
Josh Rogers
[EXTERNAL]GP18-15 / Z18-29 Cadiz

I am not sure if I will be able to make the meetings for GP18-15 / Z18-29 Cadiz. I still have concerns on the
density of the area since the school has been developed I have issues getting out of my property as it is. We
have also noticed an increase in traffic with all the developments on Higley because everyone gets off the
freeway at ValVista or SanTan Pkwy then they turn on Germann or Queen creek to get over to Higley. I know
there will also be in influx in traffic when the park opens up. My family loves to be outside and we don’t want
to stare at 5-6 houses/rooflines right in front of our property. We want to keep it zoned for 1 acre lots. The
company has never contacted me to discuss any details on fencing. Please send me any detailed information you
have.

Thanks,

Amy Brice

1

To:
From:
Re:
Date:

Scott Ward
Ward Real Estate & Development Company
Troy Hunt, Business Director
Gilbert Christian Schools
CADIZ
10 Acres to the north of Gilbert Christian Schools – Greenfield Campus
April 12, 2019

I am writing to express support from Gilbert Christian Schools regarding the CADIZ 50home planned north of our Greenfield K-8 Campus. We have been able to look at the
plans and are excited to see this good addition to the neighborhood. Thank you for the
community support to continue to enrich the Gilbert area with another beautiful
neighborhood.

Please feel free to reach out to me directly if you have any questions at
or

Blessings,

Troy Hunt, MBA
Business Director
Gilbert Christian Schools

