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Planning Commission Study Session

TO: PLANNING COMMISSION / DESIGN REVIEW BOARD

FROM: KEITH NEWMAN, SENIOR PLANNER
(480) 503-6812, KEITH.NEWMAN@GILBERTAZ.GOV

THROUGH: ASHLEE MACDONALD, AICP, PLANNING MANAGER
(480) 503-6748, ASHLEE.MACDONALD@GILBERTAZ.GOV

MEETING DATE: JULY 8, 2026

SUBJECT: GP26-083, Z26-04, DR26-72: HEMMINGSON ASSISTED LIVING

STRATEGIC INITIATIVE: Exceptional Built Environment

To allow for a General Plan amendment, Rezoning and Design Review approval to
accommodate a congregate care facility on vacant property within the Cooley
Station Area.

REQUEST

A. GP26-03: HEMMINGSON ASSISTED LIVING- Request for Minor General Plan
Amendment to change the land use classification of approximately 5.8 acres
generally located at the southeast corner of Williams Field Rd. and Somerton
Blvd. from General Office (GO) to General Commercial (GC). The effect of this
amendment will be to change the plan of development to allow for a
congregate care facility.

B. Z26-04 HEMINGSON ASSISTED LIVING: Request to rezone approximately 5.8
acres generally located at the southeast corner of Williams Field Rd. and
Somerton Blvd. from General Office (GO) to Shopping Center (SC) with a
Planned Area Development (PAD) overlay. The effect of this rezone will be to



allow a congregate living facility with modified development standards as
follows: A reduction in perimeter building, landscape, and drive-aisle
setbacks.

C. DR26-72 HEMMINGSON ASSISTED LIVING: Site plan, landscaping, grading
and drainage, elevations, floor plans, lighting, and colors and materials for
approximately 5.8 acres, generally located at the southeast corner of
Williams Field Rd. and Somerton Blvd., and pending rezone to Shopping
Center (SC) zoning district with a Planned Area Development (PAD) overlay.

RECOMMENDED MOTION

A. Request for input only. No motion required.
B. Request for input only. No motion required.
C. Request for input only. No motion required.

BACKGROUND/DISCUSSION
History

Date Description

December 14, 2004 | Town Council approved Cooley Station, GP04-12, a major
General Plan for 700 acres in Resolution No. 2547.
December 19,2006 | Town Council adopted Annexation No. AO05-03,
Ordinance No. 1878.

March 6, 2007 The Town Council adopted Ordinance No. 1900 in case
Z06-74 to rezone approximately 302 acres for the Cooley
Station PAD.

July 17, 2007 The Town Council adopted Ordinance No. 1995 in case

Z06-96 to rezone Cooley Station Village Center and
Business Park.

June 24, 2008 The Town Council adopted Ordinance No. 2179 in case
Z07-17, approving an amendment to approximately 300
acres in the Cooley Station PAD to revise several
conditions of Ordinance No. 1900 in zoning case Z06-74,
modifying development standards for building and
landscape setbacks, and revising the street exhibits.

OVERVIEW

The applicant is requesting to change the existing land use classification and
zoning for approximately 5.8 gross acres, generally located at the southeast corner
of Williams Field Rd. and Somerton Blvd., to allow the construction of an 88-unit,
53,613-square-foot congregate care facility on Parcel 7 within Cooley Station.



The General Plan land use classification is proposed to change from General Office
(GO) to General Commercial (GC). A concurrent rezoning application proposes to
change the zoning from General Office (GO) to Shopping Center (SC) with a Planned
Area Development (PAD) overlay.

Surrounding Land Use & Zoning Designations:

Existing Land Use Existing Zoning Existing Use
Classification
North | Residential >14-25 Multi Family/Medium Williams Field Rd.
DU/Acre (MF/M) PAD then vacant land
approved as Bella
Storia Apartments
South | Residential >3.5-5 Single Family-Detached | Single family homes
DU/Acre (SF-D) (Cooley Station)
East | General Commercial Shopping Center ( SC) Vacant land (Cooley
Station Parcel 8)
West | Residential > 5-8 Single Family-Detached | Somerton Blvd. then
DU/Acre (SF-D) Single family homes
(Cooley Station)
Site | General Office General Office (GO) Vacant land (Cooley
Station Parcel 7)

DISCUSSION:

General Plan Amendment

The existing land use classification is General Office (GO). To develop the property
as proposed, the applicant is requesting a minor General Plan amendment to
change the land use classification from General Office (GO) to General Commercial
(GC). The Cooley Station area is located within the Gateway Character Area. Per
the Town of Gilbert General Plan, the Gateway Character Area incorporates
traditional village and neighborhood design concepts with nearby non-residential
uses that provide essential services, reflecting Gilbert’s agrarian heritage.
Additional concepts such as promoting pedestrian, bicycle and transit-oriented
design are integrated into the policies, standards, and guidelines to support a
denser, mixed used environment. By pursuing the proposed congregate care
project, it supports the overall goal of integrating residential, commercial, and
employment land uses to create a vibrant and unique community.

Rezone Request
The applicant is requesting to rezone the subject site from General Office (GO) to
Shopping Center (SC) with a Planned Area Development (PAD) overlay. This will



allow for the construction of a congregate care facility that provides assisted living
and memory care services.

PAD Request

The applicant is requesting three modifications to the Land Development Code
standards as part of the Planned Area Development (PAD) overlay zoning listed in
the table below in bold.

Site Development Regulations for Shopping Center (SC) District

Site Development Regulations LDC Standard for Proposed SC PAD
sC
Maximum Size of Use or Stand- 75,000 75,000
alone Building (sf.)
Maximum Building Height 35/2 25
(ft./stories)
Minimum Building Setbacks (ft.)
Front 25 25
Side (Street) 20 20
Side (Non-Residential) 15 15
Rear (Residential) 75 67
Minimum Required Landscape
Area (ft.)
Single-Story 15 15
Multiple-Story 20 20
Minimum Required Landscape
Area (ft.)
Front 25 25
Side (Street) 20 20
Side (Non-Residential) 15 15
Rear (Residential) 35 30
Landscaping (% of net areq) 15 15
Drive Aisle Setback (ft.) 60’ from the arterial | 25
right of way
Setback Reductions:

According to the applicant, reducing the building setback from 75 ft. to 67 ft. and
the landscape setback from 35 ft. to 30 ft. along the south boundary, which borders
an SF-D neighborhood, is necessary due to the depth of the subject site, and the
single level sprawling nature of the proposed use. The proposed congregate living
use is residential in character and low-intensity, aligning with the intent of the



setback standards. Operations and access are oriented to the north, where all
entries and deliveries occur. The only two-story portion of the project is located on
the north end, with the south end remaining single-story and without
non-emergency access. Additionally, the use does not require truck docks or
loading areas that would generate excessive light, noise, or traffic. For these
reasons, the modest setback deviations still meet the intent of the Code.

Drive Aisle Setback Reduction:

According to the applicant, this standard applies to all commercial developments
along arterial roadways and is meant to allow incoming traffic more distance to
reduce speed before reaching an internal intersection. The applicant has indicated
this project does not need this distance for three reasons. First, the traffic study
shows the proposed use generates up to 90% less traffic than typical commercial
development, reducing potential conflicts. Second, the speed limit on Williams Field
Road is 35 mph rather than the usual 45 mph, so traffic is already slower. Third, a
deceleration lane at the entrance will further reduce speeds, lowering the need for
a deep entrance drive throat. Similar deviations have been approved elsewhere in
Cooley Station, including the Taco Bell entrance to the west.

Strict adherence to this requirement would significantly reduce the usable area for
site development due to the driveway’s location and the inability to add another
entrance on Williams Field Road. The project’s second entrance on Somerton
Boulevard further reduces potential conflicting movements at the Williams Field
Road entrance.

Site Plan

The proposed development will consist of a 53,613 sf congregate care facility with
a maximum of 88 patients housed in five (5) buildings placed around a central
courtyard that is accessible by the patients/residents. The building fronting
Williams Field Road (Building 1) is the controlled point of entry for all patients and
visitors while also housing the facility’s administration office, which is located on
the ground floor and in a small second story alcove that faces Williams Field Rd.

The property has two access locations: the primary on Williams Field Road and the
secondary on Somerton Boulevard. The Williams Field entrance includes a required
deceleration lane followed by a 25-foot entry drive. Internal drive aisles consist of a
24-foot drive aisle that circulates throughout and connects to the Somerton access.

A minimum of 44 parking spaces are required for the proposed congregate care
facility, and the project provides 45 spaces. The parking spaces will be located
along the east and west perimeters, conveniently located for employees and
visitors’ access.



Site fencing consists of 6 ft. CMU perimeter walls and 6 ft. tall view fencing in and
around the central courtyard to provide security for residents.

Landscape

The landscape plan proposes a varied palette of trees and shrubs. The types of
trees include: Red Push Pistache, Evergreen Elm, Texas Olive, Southern Live Oak,
Chitalpa, and Date Palms. Some of the shrub and accent plant types include:
Tropical agave, Desert Milkweed, Bougainvilla, Red Yucca, Nashville Grass, Purple
Hopseed Bush, Little John Bottlebrush, Dwarf Myrtle, Dwarf Olive, Rosemary,
Orange Jubilee, and Lantana. All landscape materials will be evenly distributed
along roadway frontages, within the parking areas, and around the foundation of
all buildings.

Grading and Drainage

Runoff, as required by the Town, shall be routed to underground storage locations
under the parking lot and above-ground locations along the site perimeter.
Town engineering staff is in the process of analyzing all proposed site grading and
drainage.

Elevations, Floor Plan, Colors and Materials

The proposed architectural design incorporates contemporary traditional
residential forms, using varied massing, articulated facades, and a mix of pitched
roofs and parapet extensions. Changes in rooflines, recessed wall planes, and
stepped building heights help reduce building scale while creating visual rhythm.
Proposed materials are consistent with other developments in Cooley Station and
consist of smooth stucco, “Cooley Station red” brick, Hardiplank lap siding, and
board-and-batten siding.

The color palette consists of earth tones with various shades of tan, brown, and gray
with “Cooley Station red” accents that emphasize the residential character and
community-oriented nature of the development.

Lighting

Lighting consists of parking lot light poles, pedestrian pole-mounted fixtures, and
attached building wall-mounted fixtures. All site lighting will be required to comply
with Town codes.

Signage

The locations of monument signs and other site signage are not shown on the site
plan. All future site signage is required to be approved through the submittal of a
Comprehensive Sign Plan, which will be required for review prior to sign permitting.



PUBLIC NOTIFICATION AND INPUT

A neighborhood meeting was held on March 5, 2026. Three surrounding property
owners/residents attended the meeting and asked general questions pertaining to
the use of the site.

The proposed project will require public notice as specified under Land
Development Code (LDC) Section 6.2.6.

REQUESTED INPUT

Proposed General Plan amendment
Proposed PAD Rezone

Proposed deviations

General site and building design

NN

Respectfully submitted,

Keith Newman,
Senior Planner

Attachments and Enclosures:

—
~

Aerial Map

Applicant’s Narratives (26 pages)
General Plan Exhibit

Zoning Exhibit

Development Plan

Design Review Site Plan

Landscape Plan (3 pages)

Open Space Plan

Grading, Drainage & Utility Plans (4 pages)
10) Building Elevations (4 pages)

1) Floor Plans (2 pages)

12) Lighting Photometric Plan (4 pages)
13) Colors & Materials

o> N









Request:

This narrative accompanies a request for a minor General Plan Amendment for the
approximately 6 gross acres of undeveloped land located at the southeast corner of
Somerton and Williams Field Road in the Cooley Station area of Gilbert. More
specifically we are proposing to change the land use classification of the property
from General Office (GO) to General Commercial (GC). A concurrent rezoning
application to the Town’s Zoning Map to change the zoning district from General Office
(GO) to Community Commercial (CC) with Planned Area Development (PAD) overlay
is also being made. The purpose of these requests is to allow Hemmingson Senior
Living to develop an assisted living and memory care facility to serve the Gilbert

community.
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Relationship to Surrounding Properties:

The property is currently vacant and is part of a larger commercial designated site. To

the north is Williams Field Road, with the District at Cooley Station undeveloped project

across. The land to the east is vacant and is zoned Shopping Center (SC) which supports

commercial land uses. To the south is an existing single-family residential neighborhood.

Somerton Blvd. is to the west with another existing single-family residential

neighborhood beyond.
Adjacent Land Use Table
Direction | General Plan Classification Zoning Existing Use
On-Site General Office (GO) General Office (GO) Vacant
North Residential 14-25 DU/acre MF/M Vacant
East General Commercial (GC) Shopping Center (SC) Vacant
South Residential 3.5-5 DU/acre SF-D Residential
West Residential 5-8 DU/acre SF-D Residential
Justification:
GENERAL PLAN:

Given its location, the property qualifies as an infill project and will be an excellent

addition to this area of Gilbert for the following reasons:

e [t activates a vacant parcel of land in a highly visible area of Gilbert.

e [t provides a high-quality healthcare service to the community.

e The project will create over a dozen skilled nursing positions along with

managerial, office, administrative, and maintenance jobs for existing Gilbert

residents.

e [t will broaden Gilbert’s tax base, providing new recurring property taxes,

retail/rental sales tax, and local sales tax from employees patronizing nearby

businesses.
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Additionally, the proposed land use change promotes the following Goals of the 2020
Gilbert General Plan:

COMMUNITY:
Goal CM1: Encourage a balanced land use framework:
This project includes a commercial medical facility which adds to the mix of land

uses in this area helping achieve the balance the General Plan is seeking.

Policy 1: Ensure the Town maintains a land use framework that supports a
highly livable community through the efficient use of land and resources.

The need for assisted living projects will continue to grow as Gilbert matures and
we believe this proposal helps meet both the current and future needs of the

community.

Policy 3: Support placement of compatible commercial uses and community
services that integrate access to daily needs into residential neighborhoods.

Assisted living facilities are needed by a great many Gilbert residents and by
including them in a neighborhood setting allows for families to live close to their

relatives improving their quality of life.

Policy 5: Guide a greater diversity of housing types and densities, retail and
commercial centers, and employment opportunities into identified growth
areas where significant change is foreseeable.

The Gateway Character Area promotes a range of uses with walkable commercial
areas which we believe our project complies with by including both a commercial
service for a residential living with a healthcare component that is not available in

the area. Our unique project helps provide the diversity that this policy speaks to.

Policy 6: Support the provision of appropriate transitions between sites
having distinct changes in types or intensities of land uses.

We believe our proposal provides a successful transition of intensity by limiting
the height of buildings and level of activity along out south boundary where we

transition to lower density single family projects.
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Goal CM2: Focus on Quality Development:
Hemmingson has demonstrated their commitment to quality development in their
existing families in Idaho and will replicate that quality here in Gilbert.
Hemmingson plans to retain ownership of this facility for the long-term and has a

vested interest to build and maintain a quality project.

Policy 7: Preserve and maintain Gilbert’s attractive appearance and quality
of development that provide a sense of place.

Hemmingson is committed to providing a high level of architecture and
construction for this project as not only do they want it to be successful, but this

will be a long-term investment for the ownership group.

Policy 9: In areas of Town that have a consistent design character,
encourage the design of new development to maintain and support the
existing character.

The Gateway Village Center does have an established urban theme that
Hemmingson will conform to and is already working with the Cooley family to

ensure compliance.

Policy 12: Encourage substantial drought tolerant landscaping in public and
private projects to maintain a heavily landscaped feel to the community
while reducing the consumption of water.

One hundred percent of the landscaping proposed will be drought tolerant and on

ADWR’s low water use plant list.

Goal CM-3: Foster vibrant gathering places:
Creating a place for families to gather with their elderly loved ones is a primary
goal of the proposed project which is promoted via their outdoor courtyard spaces

throughout the project.

Policies 3, 5, & 7 described above.

Policy 13: Apply principles that ensure a safe and welcoming environment

when designing individual structures or master planned developments
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Since this project is intended to serve the elderly community, Hemmingson has
made an effort to ensure that there is a safe and welcoming environment by
incorporating wide sidewalks, crosswalks, secure open areas, and inviting

pedestrian level designs with large outdoor patios and entryways.

Policy 14: Connect neighborhoods, retail, and employment areas with a
system of pedestrian and bicycle routes and trails.

The proposed project provides a wide multi-modal route through the middle of the
project that when combined with the already existing wide sidewalks along the
arterial streets, successfully connects our commercial center to the neighborhoods

to the north and east.

Goal CM-4: Promote Our Neighborhoods:
This area of the Town is a mix of medium and high intensity uses and this project
helps make the transition from the higher intensity uses along Willaims Field
Road to the lower intensity single family neighborhoods to the south which helps

promote the safety and enjoyment of each neighborhood.

Policy 6 described above.

Policy 19: Support infill development that is designed to acknowledge the
surrounding context.

The proposed project not only will activate a currently vacant, in fill parcel, but
will do so in a manner that is sensitive to the single-family residential projects to

the south and west of the subject property.

Goal CM-5: Provide Diverse, High Quality Housing:
The Town of Gilbert already has a very diverse population thanks to the many
employment fields offered in the Town but one housing type that remains
underserved is the assisted living offerings which this project proposes. The
Cooley Station area is void of this housing type which Hemmingson is excited to

fill and feels it is a great fit given the adjacency to single-family housing.

Policies 1, 2, 5, & 19 described above.
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OPPORTUNITY:

Goal OP-1: Encourage Job Growth:
This project will directly employ 20+ people in a range of jobs from maintenance
to skilled medical providers. In addition, the services needed by the residents will

promote additional employment through third party vendors.

Policy 65:  Strategically provide water resources for a continuous,
sustainable water supply that can be delivered at a reasonable cost.

By connecting to and extending (via looped line) Gilbert’s existing water line
infrastructure, this project will add to the efficiency and sustainability of the

Town’s water supply.

Goal OP-2: Promote Health and Wellness:
Hemmingson Senior Living promotes health and wellness both in their
specialized healthcare treatment, as well as in their residential design which

includes heath positive indoor community spaces and outdoor activity areas.

Policy 1: Ensure the Town maintains a land use framework that supports a
highly livable community through the efficient use of land and resources.

The need for assisted living projects will continue to grow as Gilbert matures and
Hemmingson plans to help meet that need with this project which takes advantage

of the existing built environment making this an efficient use of the land.

Goal OP-4: Manage Our Infrastructure:
By developing this property, we will be making the existing infrastructure more
efficient and bringing a better economic return on the Town’s investment in
infrastructure in this area. We will also be connecting looped lines to add stability

to the existing Town utilities.

Policy 65 described above.
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Policy 72: Increase efficiency of Town services.
Similar to the above, by connecting to the Town’s existing infrastructure lines, we
are maximizing the efficiency of the Town infrastructure without any added costs

incurred by the Town.

Goal OP-5: Protect Our Natural Environment:
The proposed project will offer over 50% of the site as open space area which
helps limit the urban heat island effect but also creates a healthier environment for
the residents of the project. Furthermore, all of the proposed plant materials will

be drought tolerant which will help preserve the Town’s water supply.

Policy 12: Encourage substantial drought tolerant landscaping in public and
private projects to maintain a heavily landscaped feel to the community
while reducing the consumption of water.

One hundred percent of the landscaping proposed will be drought tolerant and on

ADWR’s low water use plant list.

Policy 65 & 72 described above.

Conclusion:

Hemmingson Senior Living is excited to bring their unique and skilled nursing care
facility to the underserved community in Gilbert. The subject site’s location in an urban
hub is perfect for their operational goals and is complimentary to both the residential uses
to our south and west as well as the future commercial uses to the east. The rezoning
approval will allow us to continue to work with the Town Staff and the Cooley Family to
ensure this project meets all design expectations as we move through the entitlement and

permitting processes.
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Request:

This narrative accompanies a request for a Planned Area Development (PAD) Rezoning for the
approximately six (6) gross acres of undeveloped land located at the southeast corner of
Somerton and Williams Field Road in the Cooley Station area of Gilbert. More specifically we
are proposing to change the zoning of the property from General Office (GO) to Shopping
Center (SC) with Planned Area Development (PAD) overlay. A concurrent minor amendment
to the Town General Plan to change the land use category from General Office (GO) to
General Commercial (GC) is also being made. The purpose of these requests is to allow
Hemmingson Senior Living to develop an assisted living and memory care facility to serve the

Gilbert community.

Site Aerial
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Relationship to Surrounding Properties:

The property is currently vacant and is part of a larger commercial designated site. To the north
is Williams Field Road, with the District at Cooley Station undeveloped project across the street.
The land to the east is vacant and is zoned Shopping Center (SC) which supports commercial
land uses. To the south is an existing single-family residential neighborhood. Somerton Blvd. is

to the west with another existing single-family residential neighborhood beyond.
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Adjacent Land Use Table

Direction | General Plan Classification Zoning Existing Use
On-Site General Office (GO) General Office (GO) Vacant
North Residential 14-25 DU/acre MF/M Vacant
East General Commercial (GC) Shopping Center (SC) Vacant
South Residential 3.5-5 DU/acre SF-D Residential
West Residential 5-8 DU/acre SF-D Residential

Project Description:

Hemmingson Assisted Living facilities provide medical and personal care services individually
planned by the facility’s licensed Director of Nursing. Admission into the facility requires signed
Physician’s Admission Orders by the resident’s primary physician. Resident care is provided by
our trained and certified care staff 24 hours per day. Prior to admission into the facility, the
Director of Nursing completes a “Resident Health and ADL Assessment” based on information

from the resident’s primary physician and the initial medical resident assessment. This Medical

Assessment Plan establishes resident’s daily medical needs and charts a specific Level of Care.

Resident Daily Services include:

e 24 Hour Assisted Living Services provided by Certified and/or Licensed Nursing staff.

e Medication Management, Administration and Coordination.

e Incontinence Program and Support.

e (Coordination of Resident Therapy Treatments.

e Access to Nurse-Emergency Call Systems.

e Utilization of Fall Prevention Devices and Fall Response.

e Health Monitoring by our Licensed Nurse.

e Recurring Medical Assessments completed by a Licensed Nurse with Primary Physician

Coordination.

e Memory Care — Resident Services and Support.

e Medically and nutritionally approved meals (physician prescribed therapeutic diets).

e Transportation to Medical Appointments.
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Levels of Care

Resident care will include the following ADL assistance 24 hours per day (based on resident
need).

e Assistance with Grooming — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).

e Assistance with Showering — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).

e Assistance with Toileting — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).

e Assistance with Mobility — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).

e Assistance with Personal Hygiene — 3 levels: (Reminders / Stand-by Assist / Hands-on

Assist).

The proposed Cooley Station facility offers accommodation and medical services for a
maximum of 88 patients housed in five (5) buildings placed around a central courtyard that is
accessible by the patients/residents. The building fronting Williams Field Road (Building 1) is
the controlled point of entry for all patients and visitors while also housing the facility’s
administration office which is located on the ground floor and in a small second story alcove

that faces Williams Field Road. The total area of the five buildings is approximately 54,000 sf.

Zoning:

The property is currently zoned GO which does permit the Congregate Living use subject to a
Conditional Use Permit which requires a multi-story mixed-use development. The mixed-use
requirement creates operational issues for the proposed use, specifically the memory care
component as it requires a secure outdoor area for the patients which would be difficult to
control with vertical mixed-use development. Additionally, it would be difficult to achieve
appropriate parking for our use along with a more parking intensive office or commercial use.
An additional concern is the permissibility of 3-story buildings adjacent to a mostly single-story
neighborhood to the south which would create privacy and transition concerns. For these
reasons, we are proposing to rezone the property to Shopping Center (SC) as this zoning district
allows Congregate Living as a standalone by right use and is consistent with the Shopping

Center (SC) zoned properties to the east.

Although the project has been designed to comply with the Land Development Code (LDC)
Development Standards required in the SC zoning district which is shown below, a PAD is

proposed due to the necessity of three deviations. The first two deviations are to decrease the
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rear building and landscape setbacks by eight (8) and five (5) feet respectively. The third
deviation is regarding the site access driveway depth. All three deviations are described below
the Development Standards table. The PAD is needed for these deviations, but an additional
benefit is the reliance the adoption of a Development Plan creates for the adjacent neighbors

given the change of zoning from an office to a commercial zoning district.

DEVELOPMENT STANDARDS
SC Zoning District

Development Standard LDC Proposed
Maximum size of user 75,000 sf 75,000 sf
Building height 35 35
Front setback Building/Landscape 25"/ 25’ 25"/ 25’
North — Williams Field Road
Side setback Building/Landscape 15" /15’ 15’ /15’
East — SC zoned vacant land
Side setback Building/Landscape 20/ 20’ 20"/ 20’
West — Somerton Bivd.
Rear setback Building/Landscape 75" [ 35 67’ / 30’
South — single-family residential
Building separation 15 15
Landscaping (% of net area) 15% 15%

Deviations:

Reduction in the rear yard building setback from 75-feet to 67-feet (8-foot
reduction) and the rear landscape setback from 35-feet to 30-feet (5-foot).

Justification: The intent of the significant rear setbacks in the Shopping Center commercial
zoning district is to limit the impact of light noise, and traffic that is typically in commercial
development. In this case a 75-foot building setback and a 35-foot landscaping setback are
required along the south boundary which is adjacent to a SF-D zoned neighborhood. Due to the
property depth of less than 600 feet, and the single level sprawling nature of the proposed use,
we are only able to achieve 67-foot building setback and a 30-foot landscape setback.
Fortunately, the proposed Congregate Living use is residential in nature with very low intensity
which meets the intent of the setbacks. The facility’s operation is orientated towards the north
which is where guests enter and exit the buildings along with deliveries. The only two-story
element is at the north end of the property with the south end being single level and with no non-

emergency building access. Furthermore, this use does not require any large truck docks or
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loading/unloading areas where excessive light, noise, and traffic is common. As such, we
believe the proposed deviations are justified as they are minimal in nature and meet the intent of

the Code.

Reduce the 60-foot throat depth to 25-feet (Section 5.3.17.C.c.) required for the
driveway off Williams Field Road.

Justification: This standard applies to all commercial developments along arterial roadways
and is meant to allow incoming traffic more distance to reduce speed before approaching an
internal intersection where competing traffic movements can occur. Our project does not
need this elongated distance for three primary reasons. First, as the Traffic Study indicates,
the proposed use generates significantly less traffic (up to 90% less) than a typical
commercial development thus limiting the likelihood for potential traffic conflicts. Secondly,
although most arterial streets have a speed limit of 45 mph, Williams Field in this location is
limited to 35 mph, meaning incoming traffic will already be travelling slower than the speeds
typically needing this provision. Thirdly, the project will have a deceleration lane at this
entrance, further reducing the speed of incoming traffic, thus further reducing the need for
such a deep entrance drive throat. Please note that similar deviations have been approved

elsewhere in Cooley Station, including the Taco Bell entrance to our west.

The strict adherence to this requirement will drastically reduce the usable area for site
development due to the driveways set location at the east end of our site and in ability for
another entrance off Williams Field Road. Furthermore, the project has a second entrance off
of Somerton that further reduces the potential for competing traffic movements at the

Williams Field Road entrance.

General Plan Compliance:

Concurrent with this proposal is a Minor General Plan Amendment changing the land use
classification of the subject property from General Office (GO) to General Commercial (GC)
which permits the CC zoning district. As such, the proposal is compliant with the amended

General Plan and conforms to the goals and policies of the General Plan as identified below.

COMMUNITY:

Goal CM1: Encourage a balanced land use framework:

Iplan Consulting IPIanning and Entitlements



This project includes a commercial medical facility which adds to the mix of land uses in

this area helping achieve the balance the General Plan is seeking.

Policy 1: Ensure the Town maintains a land use framework that supports a highly
livable community through the efficient use of land and resources.
The need for assisted living projects will continue to grow as Gilbert matures and we

believe this proposal helps meet both the current and future needs of the community.

Policy 3: Support placement of compatible commercial uses and community
services that integrate access to daily needs into residential neighborhoods.

Assisted living facilities are needed by a great many Gilbert residents and by including
them in a neighborhood setting allows for families to live close to their relatives

improving their quality of life.

Policy 5: Guide a greater diversity of housing types and densities, retail and
commercial centers, and employment opportunities into identified growth areas
where significant change is foreseeable.

The Gateway Character Area promotes a range of uses with walkable commercial areas
which we believe our project complies with by including both a commercial service for a
residential living with a healthcare component that is not available in the area. Our

unique project helps provide the diversity that this policy speaks to.

Policy 6: Support the provision of appropriate transitions between sites having
distinct changes in types or intensities of land uses.

We believe our proposal provides a successful transition of intensity by limiting the
height of buildings and level of activity along out south boundary where we transition to

lower density single family projects.

Goal CM2: Focus on Quality Development:
Hemmingson has demonstrated their commitment to quality development in their existing
families in Idaho and will replicate that quality here in Gilbert. Hemmingson plans to
retain ownership of this facility for the long-term and has a vested interest to build and

maintain a quality project.
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Policy 7: Preserve and maintain Gilbert’s attractive appearance and quality of
development that provide a sense of place.

Hemmingson is committed to providing a high level of architecture and construction for
this project as not only do they want it to be successful, but this will be a long-term
investment for the ownership group.

Policy 9: 1In areas of Town that have a consistent design character, encourage the
design of new development to maintain and support the existing character.

The Gateway Village Center does have an established urban theme that Hemmingson will

conform to and is already working with the Cooley family to ensure compliance.

Policy 12: Encourage substantial drought tolerant landscaping in public and
private projects to maintain a heavily landscaped feel to the community while
reducing the consumption of water.

One hundred percent of the landscaping proposed will be drought tolerant and on

ADWR’s low water use plant list.

Goal CM-3: Foster vibrant gathering places:
Creating a place for families to gather with their elderly loved ones is a primary goal of
the proposed project which is promoted via their outdoor courtyard spaces throughout the

project.

Policies 3, 5, & 7 described above.

Policy 13: Apply principles that ensure a safe and welcoming environment when
designing individual structures or master planned developments

Since this project is intended to serve the elderly community, Hemmingson has made an
effort to ensure that there is a safe and welcoming environment by incorporating wide
sidewalks, crosswalks, secure open areas, and inviting pedestrian level designs with large

outdoor patios and entryways.

Policy 14: Connect neighborhoods, retail, and employment areas with a system of
pedestrian and bicycle routes and trails.
The proposed project provides a wide multi-modal route through the middle of the

project that when combined with the already existing wide sidewalks along the arterial
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streets, successfully connects our commercial center to the neighborhoods to the north

and east.

Goal CM-4: Promote Our Neighborhoods:
This area of the Town is a mix of medium and high intensity uses and this project helps
make the transition from the higher intensity uses along Willaims Field Road to the lower
intensity single family neighborhoods to the south which helps promote the safety and

enjoyment of each neighborhood.

Policy 6 described above.

Policy 19: Support infill development that is designed to acknowledge the
surrounding context.

The proposed project not only will activate a currently vacant, in fill parcel, but will do so
in a manner that is sensitive to the single-family residential projects to the south and west
of the subject property.

Goal CM-5: Provide Diverse, High Quality Housing:

The Town of Gilbert already has a very diverse population thanks to the many
employment fields offered in the Town but one housing type that remains underserved is
the assisted living offerings which this project proposes. The Cooley Station area is void
of this housing offering which Hemmingson is excited to fill and feels it is a great fit

given the immediate adjacency to single-family housing.

Policies 1, 2, 5, & 19 described above.

OPPORTUNITY:

Goal OP-1: Encourage Job Growth:
This project will directly employ 20+ people in a range of jobs from maintenance to
skilled medical providers. In addition, the services needed by the residents will promote

additional employment through third party vendors.

Policy 65: Strategically provide water resources for a continuous, sustainable water

supply that can be delivered at a reasonable cost.
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By connecting to and extending (via looped line) Gilbert’s existing water line
infrastructure, this project will add to the efficiency and sustainability of the Town’s

water supply.

Goal OP-2: Promote Health and Wellness:
Hemmingson Senior Living promotes health and wellness both in their specialized
healthcare treatment, as well as in their residential design which includes heath positive

indoor community spaces and outdoor activity areas.

Policy 1: Ensure the Town maintains a land use framework that supports a highly
livable community through the efficient use of land and resources.

The need for assisted living projects will continue to grow as Gilbert matures and
Hemmingson plans to help meet that need with this project which takes advantage of the

existing built environment making this an efficient use of the land.

Goal OP-4: Manage Our Infrastructure:
By developing this property, we will be making the existing infrastructure more efficient
and bringing a better economic return on the Town’s investment in infrastructure in this
area. We will also be connecting looped lines to add stability to the existing Town

utilities.

Policy 65 described above.

Policy 72: Increase efficiency of Town services.
Similar to the above, by connecting to the Town’s existing infrastructure lines, we are
maximizing the efficiency of the Town infrastructure without any added costs incurred by

the Town.

Goal OP-5: Protect Our Natural Environment:
The proposed project will offer over 50% of the site as open space area which helps limit the
urban heat island effect but also creates a healthier environment for the residents of the project.
Furthermore, all of the proposed plant materials will be drought tolerant which will help preserve

the Town’s water supply.
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Policy 12: Encourage substantial drought tolerant landscaping in public and
private projects to maintain a heavily landscaped feel to the community while
reducing the consumption of water.

One hundred percent of the landscaping proposed will be drought tolerant and on

ADWR’s low water use plant list.

Policy 65 & 72 described above.

Conclusion:

Hemmingson Senior Living is excited to bring their boutique assisted living and memory care
facility to the underserved community in Gilbert. The subject site’s location in an urban hub is
perfect for their operational goals and is complimentary to both the residential uses to our south
and west as well as the future commercial uses to the east. The rezoning approval will allow us
to continue to work with the Town Staff and the Cooley Family to ensure this project meets all

design expectations as we move through the entitlement and permitting processes.
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Request:

This narrative accompanies a request for a Site Plan approval for the approximately 4.5 net acres
of undeveloped land located at the southeast corner of Somerton and Williams Field Road in the
Cooley Station area of Gilbert. More The property has a General Plan Classification of General
Commercial (GC) and is zoned Shopping Center (SC) with Planned Area Development (PAD)
overlay. The purpose of this request is to allow Hemmingson Senior Living to develop an

assisted living and memory care facility to serve the Gilbert community.

Site Aerial

MF/M =

\h | eI - ishiomaiscati s wwad™og

Qe

Relationship to Surrounding Properties:

The property is currently vacant and is part of a larger commercial designated site. To the north
is Williams Field Road, with the District at Cooley Station undeveloped project across the street.
The land to the east is vacant and is zoned Shopping Center (SC) which supports commercial land
uses. To the south is an existing single-family residential neighborhood. Somerton Blvd. is to the

west with another existing single-family residential neighborhood beyond.
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Adjacent Land Use Table

Direction | General Plan Classification Zoning Existing Use
On-Site General Commercial (GC) Shopping Center (SC) Vacant
North Residential 14-25 DU/acre MF/M Vacant
East General Commercial (GC) Shopping Center (SC) Vacant
South Residential 3.5-5 DU/acre SF-D Residential
West Residential 5-8 DU/acre SF-D Residential

Project Description:

Hemmingson Assisted Living facilities provide medical and personal care services individually
planned by the facility’s licensed Director of Nursing. Admission into the facility requires signed
Physician’s Admission Orders by the resident’s primary physician. Resident care is provided by
our trained and certified care staff 24 hours per day. Prior to admission into the facility, the Director
of Nursing completes a “Resident Health and ADL Assessment” based on information from the

resident’s primary physician and the initial medical resident assessment. This Medical Assessment

Plan establishes resident’s daily medical needs and charts a specific Level of Care.

Resident Daily Services include:

e 24 Hour Assisted Living Services provided by Certified and/or Licensed Nursing staff.

e Medication Management, Administration and Coordination.

e Incontinence Program and Support.

e (Coordination of Resident Therapy Treatments.

e Access to Nurse-Emergency Call Systems.

e Utilization of Fall Prevention Devices and Fall Response.

e Health Monitoring by our Licensed Nurse.

e Recurring Medical Assessments completed by a Licensed Nurse with Primary Physician

Coordination.

e Memory Care — Resident Services and Support.

e Medically and nutritionally approved meals (physician prescribed therapeutic diets).

e Transportation to Medical Appointments.
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Levels of Care

Resident care will include the following ADL assistance 24 hours per day (based on resident need).
e Assistance with Grooming — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).
e Assistance with Showering — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).
e Assistance with Toileting — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).
e Assistance with Mobility — 3 levels: (Reminders / Stand-by Assist / Hands-on Assist).
e Assistance with Personal Hygiene — 3 levels: (Reminders / Stand-by Assist / Hands-on

Assist).

The proposed Cooley Station facility offers accommodation and medical services for a maximum
of 88 patients housed in five (5) buildings placed around a central courtyard that is accessible by
the patients/residents. The building fronting Williams Field Road (Building 1) is the controlled
point of entry for all patients and visitors while also housing the facility’s administration office
which is located on the ground floor and in a small second story alcove that faces Williams Field

Road. The total area of the five buildings is approximately 54,000 sf.

Access, Circulation, and Parking:

The property has two points of access with the primary being on Williams Field Road and the secondary
on Somerton Blvd. The Williams Field access will include a deceleration lane as is required, then
feature a 25-foot deep entry drive. Once into the site, the project features a 24-foot wide drive aisle

that circulates throughout the site while also connecting to the secondary access drive from Somerton.

The Town Code prescribes a minimum of 44 parking spaces for this land use. The proposal is currently
providing 45 parking spaces that are spread throughout the project providing convenient access for both
employees and visitors. The parking spaces are positioned on the east and west perimeter of the site

and are 9-feet wide by 16.5-feet with a 2.5-foot overhang.

Building Design:

The proposed architectural design of this assisted living center incorporates a contemporary
interpretation of traditional residential forms, achieving this using varied massing, articulated facades,
and a combination of pitched roof elements and parapet style roof extensions. Variations in rooflines,
recessed wall planes, and stepped building heights serve both functional and aesthetic purposes by
reducing the scale of the structures while creating a visual rhythm along the elevation. This combined
with the locally familiar building materials of smooth stucco and accent “Cooley Station red” brick,
Hardiplank-type lap siding, and board and batten siding help to create a sense of cohesion and

heightened architectural interest.
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Perhaps most importantly from the community’s perspective is the architecture’s presence on the
Willliams Field frontage. The covered entry features, enhanced fenestration patterns, and Earth-tone
color palette with the “Cooley Station red” accents further reinforce the community-oriented nature of
this project and emphasis on residential character of the development. Through the aforementioned
features, the proposed architectural design creates a sense of architectural identity that is cohesive with
the Cooley Station area, as well as offering a fresh, attractive architectural experience along the

Williams Field Road streetscape.

Landscaping:

The landscape design proposed is intended to complement the architectural character of the
development while fostering a pedestrian friendly environment. A combination of shade trees,
ornamental shrubs, foundation plantings, and drought-tolerant landscaping materials are incorporated
to soften building edges and transitions, while providing a visually cohesive streetscape appearance.

The total open space calculation for the project of 48% far exceeds the Town’s requirement of 15%.

The selected tree species used (Pistache, Texas Olive, Oak, and Date Palm) are native to the region,
being sensitive to water use while also providing an aesthetic atmosphere and experience for pedestrians
along the Williams Field Road streetscape. Within the courtyard, there is a proposed use of both
deciduous and evergreen foliage to create a layered and visually diverse landscape palette that provides
year-round greenery and seasonal variation of color. A double row, staggered treescape of Oak trees
are proposed within a 30 foot landscape setback to provide a transitional buffer between our low
intensity use and the existing residential neighborhood to the south. Ultimately, the combination of the
proposed landscaping with the proposed architectural design will create an attractive and sustainable

environment that is compatible and harmonious with the surrounding community.

Regulatory Compliance:

The Zoning of the property is Shopping Center (SC) which is consistent with the Town’s General Plan
Land Use Classification of General Commercial (GC). Furthermore, the proposal promotes many of
the General Plan’s goals and policies as outlined in both the General Plan and Rezoning Narratives

concurrently submitted with this Site Plan application.

The project has been designed to comply with the Land Development Code (LDC) Development

Standards required in the SC zoning district as amended with two setback deviations which were

approved with the PAD overlay. The Development Standards table below illustrates both the

approved and proposed standards which demonstrate the project’s compliance with all applicable

setbacks and regulations.
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DEVELOPMENT STANDARDS

SC Zoning District

Development Standard PAD Provided
Maximum size of user 75,000 sf 54,000 sf
Maximum Building height 35 27
Minimum Front setback Building/Landscape 25"/ 25’ 80"/ 25’
North — Williams Field Road
Minimum Side setback Building/Landscape 15" /15’ 69’ /15’
East — SC zoned vacant land
Minimum Side setback Building/Landscape 20"/ 20 74" | 20
West — Somerton Bivd.
Minimum Rear setback Building/Landscape 67’/ 30’ 67"/ 30
South — single-family residential
Minimum Building separation 15’ 24’
Minimum Landscaping (% of net area) 15% 39%

The Hemmingson Assisted Living and Memory Care facility was designed to conform to the

Town’s Commercial Design Guidelines which are represented below.

B.1.a. — The proposal being a single-story assisted living project is of an appropriate scale to the
surrounding residential projects.

B.2.e. — The proposed assisted living project is organized in such a way that functional pedestrian
spaces (e.g. courtyards) are provided to future residents and visitors.

B.3.e. — The proposal has multiple accessible parking spaces which are conveniently located near
planned building entrances.

B.5.a. — The proposed trash enclosures utilize decorative masonry walls and sight-tight gates.
B.5.b. — The proposal effectively places trash facilities away from planned project entrances.
B.7.g. — The proposal provides plentiful canopy shade trees and landscape features along planned
pedestrian routes and gathering areas, both within and along the edges of the project.

B.7.1 — The proposed landscape plan incorporates a predominant grouping of deciduous trees on
the southern, southwestern, and western sides of the property to provide refuge in the summer.
C.1.a. — The proposed project architecture carefully employs varied massing to reduce the relative
scale of the project.

C.1.c. - The proposed design utilizes a combination of pitched roof elements and parapet style roof
extensions to obtain a reduction of building mass.

C.2.c. - The proposed include architectural features and patterns that resonate on a pedestrian
scale.

C.2.M - The proposed buildings are constructed of hardy smooth stucco and “Cooley Station red”
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brick on the exterior of the project, both of which are high quality and durable.
D - The project’s usage of durable materials, double pane windows, canopy trees alongside the

structures serve to minimize cooling losses and mitigate the effects of the Urban Heat Island.

Conclusion:

Hemmingson Senior Living is excited to bring their boutique assisted living and memory care
facility to the underserved community in Gilbert. The subject site’s location in an urban hub is
perfect for their operational goals and is complimentary to both the residential uses to our south
and west as well as the future commercial uses to the east. The Site Plan approval will allow us
to continue to work with the Town Staff and the Cooley Family to ensure this project meets all

design expectations as we move through the entitlement and permitting processes.
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