
 

CITY COUNCIL AGENDA

CITY COUNCIL CHAMBERS   .   11465 WEST CIVIC CENTER DRIVE   .   AVONDALE, AZ 85323

 
WORK SESSION 

July 7, 2008 
6:00 PM 

  CALL TO ORDER BY MAYOR ROGERS  

   

1 ROLL CALL BY THE CITY CLERK

2 PROPOSED CITY CENTER SPECIFIC PLAN

 

City staff and the project consultant will present an update on the status of the proposed City Center Specific 
Plan. This item is being presented for information and discussion only in preparation for a future public 
hearing.  The planning area is generally located between I-10 and the Avondale Civic Center between 111th 
Avenue and 119th Avenue.  For information and discussion. 

3 ADJOURNMENT  

 Respectfully submitted,   

 

 

  
 
Carmen Martinez 
Acting City Clerk

 

 
Any individual with a qualified disability may request a reasonable accommodation by 
contacting the City Clerk at 623-333-1200 at least 48 hours prior to the council meeting.

 

 



CITY COUNCIL REPORT

SUBJECT: 
Proposed City Center Specific Plan 

MEETING DATE: 
July 7, 2008 

  

TO: Mayor and Council

FROM: Dean Svoboda, Long Range Planning Director (623) 333-1035

THROUGH: Charlie McClendon, City Manager

PURPOSE:

City staff and the project consultant will present an update on the status of the proposed City Center 
Specific Plan. This item is being presented for information and discussion only in preparation for a 
future public hearing. No formal action is requested. 

BACKGROUND:

The City Center Specific Plan was initiated by the City Council to guide future land use and 
development along a portion of the Avondale Boulevard corridor.  The planning area includes a total 
of 402 acres generally located between I-10 and the Avondale Civic Center from 111th Avenue to 
119th Avenue.  A team of consultants was hired to assist with this effort.   
  
The public review draft of the City Center Specific Plan was previously discussed at the March 17, 
2008 Council work session. Since then, the Planning Commission has held four public hearings on 
the proposed plan. A fifth public hearing is scheduled for July 17, 2008. 
  
A Planning Commission workshop was also held on June 12, 2008. At that time, representatives of 
the City Center Property Owner’s Coalition presented the findings from their economic and market 
analysis. They also presented recommendations for plan improvement. 
  
Another Planning Commission workshop has been scheduled for July 12, 2008. This will allow the 
Commission to fully discuss the issues raised to date as well as various options. The objective is to 
develop a tentative Commission recommendation for further discussion at the July 17, 2008 public 
hearing. 
  
The proposed plan will be placed on a City Council agenda for final hearing and action once the 
Planning Commission forwards a recommendation.  

DISCUSSION:

City staff and the project consultant will present an overview of the key issues identified to date and 
some potential options. The staff report from the June 19, 2008 Planning Commission hearing, and 
the Coalition’s handout from the June 12, 2008 Planning Commission workshop are attached for 
reference.  Also attached are copies of the plan related correspondence and public meeting minutes 
to date.  

RECOMMENDATION:

Staff recommends that the City Council review and discuss the issues in preparation for a future 
public hearing.  No formal action is required, but the Council may provide appropriate direction. 

ATTACHMENTS: 

 



Click to download

EXHIBIT A: Location Map

EXHIBIT B: Planning Commission Staff Report 6-19-08 (without attachments)

EXHIBIT C: City Center Property Owners Coalition Presentation Handout 6-12-08

EXHIBIT D: City Center Property Owners Coalition Correspondence

EXHIBIT E: Other Citizen Correspondence

EXHIBIT F: Memo from David Iwanski dated 6-16-08

EXHIBIT G: Planning Commission Meeting Minutes

EXHIBIT H: Memo from Dean Svoboda dated 5-15-08

EXHIBIT I: City Council Meeting Minutes

EXHIBIT J: Community Meeting Summary dated 5-16-07

EXHIBIT K: Community Meeting Summary dated 2-20-08
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SUBJECT: Public Hearing - City Center Specific Plan 

(SP-08-01) 

 

 

MEETING DATE:  June 19, 2008 

  

 

 

 

TO: Planning Commission 

 

FROM: Dean Svoboda, Long Range Planning Director  

 

 

 

REQUEST: Amend the Freeway Corridor Specific Plan by adopting the City Center 

Specific Plan  

 

APPLICANT: City Council  

 

LOCATION: Between Interstate 10 and the Avondale Civic Center from 111
th
 Avenue 

to 119
th
 Avenue 

 

LAND AREA: 402 Acres 

_________________________________________________________________________________ 

 

PRIOR REVIEW: 

 

The public review draft of the City Center Specific Plan was first presented to the Planning 

Commission at a workshop on February 21, 2008.  The Commission has held three previous 

public hearings on March 20, April 17 and May 15, 2008.  The public hearing was continued to 

June 19, 2008 at the request of the City Center Property Owner’s Coalition.  (Exhibits B, C, D, 

and E) 

 

The Planning Commission held a special workshop on June 12, 2008.  At that time, 

representatives of the City Center Property Owner’s Coalition presented the results of their 

economic / market analysis and their recommendations for plan improvement.  These 

recommendations are summarized by Exhibit F.  A list of questions was also submitted by the 

Planning Commission Chairperson following the workshop (Exhibit G).   

 

BACKGROUND: 
 

The Freeway Corridor Specific Plan covers that portion of the city generally located between 

99
th
 Avenue and Dysart Road from Encanto Boulevard to south of Van Buren Street.  The Plan 

was first adopted in 1991.  It was amended later to be consistent with the General Plan.  The 

primary objective of the Freeway Corridor Specific Plan is to provide a high profile location for 

employment and other economic activities.  A major business center with multi-story buildings is 

encouraged south of the Avondale Boulevard / Interstate 10 interchange.   
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One of the City Council goals for fiscal year 2007-2008 was to prepare a specific plan for the 

City Center area. The stated purpose of the plan was “…to implement the Council’s vision for 

Avondale Boulevard as a premier destination for shopping, restaurants and entertainment, with 

exciting mixed-use development to include hotels, higher quality density housing, professional 

office space, with an atmosphere that is fun, pedestrian friendly and conducive to daytime and 

night time activities.”  Completion of the City Center Specific Plan is an adopted Council goal 

for fiscal year 2008-2009. 

 

On January 2, 2007, the City Council hired a team of consultants to prepare the City Center 

Specific Plan.  The lead consultant is Dyett & Bhatia Urban and Regional Planners.   Other team 

members include Ten Eyck Landscape Architects, ESI Corporation (economic analysis), Field 

Paoli (architects), Kimley-Horn & Associates (traffic and civil engineering), Jack Mackie (public 

art), and Gammage & Burnham (land use law).     

The City Council held five public work sessions with the consultants during 2007 to refine the 

vision for the City Center, identify key urban design elements, review the results of background 

studies and analysis, and discuss various alternatives. A preliminary draft of the Plan was 

reviewed at the City Council work session on September 4, 2007.  At that time, the consultants 

were directed to finalize the draft for public review and hearing.   

 

The planning area was initially located between I-10 and Coldwater Springs Boulevard from 

113
th
 Avenue to 117

th
 Avenue. It was expanded from 272 to 402 acres in December 2007 to 

include adjacent undeveloped properties.  The planning area now extends to 119
th
 Avenue north 

of Van Buren Street and to 111
th
 Avenue south of Van Buren Street (Exhibit A). 

 

The City Council recently authorized the purchase of 5 acres of property at the northeast corner 

of Avondale Boulevard and Van Buren Street. This will facilitate the relocation of the existing 

trucking company and further the city’s objectives for the City Center area.   

 

SUMMARY OF REQUEST: 

 

1. The proposed City Center Specific Plan will amend and supersede the adopted Freeway 

Corridor Specific Plan within the boundaries of the planning area.  The primary purpose of 

the plan is to guide future land use and development for the next 20 to 30 years. 

  

2. Avondale Boulevard will continue to be a major arterial street carrying through traffic with 

limited pedestrian crossings and median breaks.  The 30 to 40 foot landscaped setback 

currently required by the Freeway Corridor Specific Plan will be maintained.  A “land art” 

landscape theme will help to provide a unique image for this corridor.   

 

3. Five categories of future land use are proposed.  They include:  Gateway Employment, 

Neighborhood Commercial, Employment Mixed-Use, Residential Mixed-Use, and 

Townhouse Residential.  

 

4. The Gateway Employment and Neighborhood Commercial categories will accommodate 

existing and approved planned developments as well as additional development along the I-

10 frontage.  Both of these subareas have a suburban character with 100 percent onsite 
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surface parking and storm water retention.  The Gateway Employment subarea will 

accommodate “big box” retailers as well as hotels, offices, other retail and employment uses. 

 

5. The Employment Mixed-Use and Residential Mixed-Use categories encourage a pedestrian 

friendly, compact form of urban development that is based on a traditional grid block pattern.  

Primary uses within the Employment Mixed-Use area are office, retail, hotels, restaurants, 

and commercial services.   Residential use may also be provided in conjunction with 

employment.  Primary uses within the Residential Mixed-Use area are apartments and 

condominiums at a density of 15 to 45 units per acre and small boutique hotels.   Restaurants, 

offices, and services may also be provided on the ground floor.  Both mixed use categories 

encourage, but do not require buildings with vertically integrated mixed use. 

 

6. A small pedestrian retail core is shown on either side of Avondale Boulevard within the 

mixed use areas.  Retail and other pedestrian oriented commercial uses will be located on the 

first floor.  Office or residential uses may be located on the upper floors.  Pedestrians will be 

able to safely cross Avondale Boulevard, but the two cores will function independently.   

 

7. The Townhouse Residential category encourages single family attached units at a density of 

12 to 20 units per acre.  Live work units may also be provided within this area.  

 

8. Maximum building height within the Gateway Employment and Employment Mixed Use 

areas will be 10 stories or up to 16 stories along Avondale Boulevard north of Van Buren 

Street.  The Residential Mixed-Use area will have buildings up to 5 stories; the Townhouse 

Residential area provides for 2 to 3 stories; and the Neighborhood Commercial area will have 

a maximum of two stories. 

 

9. The plan proposes that each master site plan achieve a minimum average building height of 

two stories.  This will provide various combinations of one story and multi-story buildings.  

The plan also proposes that each master site plan achieve a minimum FAR (floor area ratio) 

of 0.50 at build out.  The minimum FAR would be achieved over time and would not have to 

be met in the first phase of a development.  A master site plan might include a single 

property under common ownership or several properties under separate ownership. 

 

10. The plan encourages structured parking at build out, but does not require structures to be 

built in the initial phases of development. The plan provides for some on-site and off-site 

surface parking even at build out.  A total of 3400 parking spaces will also be provided on 

the streets.   

 

11. Linear parks and public plazas will contribute to the physical framework and character of the 

area. These provide focal points, amenities, and opportunities for recreation.  They also 

provide potential capacity for offsite storm water retention.  

 

12. A coordinated system of open space corridors will facilitate pedestrian pathways, various 

amenities, and onsite storm water retention. These corridors will be privately owned and 

maintained, but open to the public during daylight hours.  Corridor locations can be adjusted 

as needed to fit individual developments.  

 

13. The proposed plan identifies the major street system (arterials and collectors).  It also 

establishes a grid pattern of local streets in the Employment Mixed Use and Residential 



Page 4 of 8  

Mixed Use areas.  Unique street cross sections and typical block dimensions will contribute 

to the pedestrian character of these areas. 

  

14. The draft plan includes building and site design guidelines.   These address building 

envelopes, the placement and orientation of buildings, pedestrian connections, architectural 

features, public art, landscaping, paving materials, surface and structured parking and other 

factors. 

 

15. The public review draft includes two alternative plans for land use and circulation.  Both are 

similar in terms of future land use.  The primary differences are the alignment of Corporate 

Drive and Roosevelt Street, the block pattern west of Avondale Boulevard, and the 

relationship of Corporate Drive to the pedestrian retail core.  

 

16.  Chapter 6 of the draft plan summarizes the various types of implementation tools that are 

available to the city.  This section is intended to provide guidance for the preparation of more 

specific action plans once the Specific Plan is adopted.   

 

CITIZEN PARTICIPATION: 
 

During 2007, the consultants interviewed property owners, real estate brokers, and other 

stakeholders in the area; held roundtables with developers experienced in mixed-use 

development; and conducted a public meeting attended by 60 people (Exhibit H).  City staff and 

the consultants met periodically with property owners who expressed an interest in developing 

their property. City staff also responded to ongoing phone calls and e-mails from property 

owners and other interested parties.     

 

February 20, 2008 Public Meeting  

 

City staff and the consultants held a second public meeting on February 20, 2008 at 6:30 p.m. in 

the City Hall Council Chambers.  A meeting notice was published in the West Valley View on 

February 5, 2008.  The planning area was posted on February 4, 2008.  A total of 1249 

notification letters were mailed on February 4, 2008 to area property owners, property owners 

within 500 feet of the area, and other interested parties. 

 

The public meeting was attended by over 60 people. Leslie Gould from Dyett and Bhatia gave a 

presentation on the public review draft of the City Center Specific Plan and answered questions.  

Handouts showing two alternatives for future land use and circulation were also provided.  Local 

residents were generally supportive of the proposed plan.  Concerns about the viability of the 

plan and the cost and timing of future development were raised by several property owners and 

members of the development community (Exhibit I). 

 

March 20, 2008 Planning Commission Hearing  

 

A notice of the March 20, 2008 Planning Commission hearing was published in the West Valley 

View on March 4, 2008.  The study area was posted on February 29, 2008.  A total of 1153 

notification letters were mailed on March 4, 2008 to area property owners, property owners 

within 500 feet of the area, and other interested parties.  
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Five people spoke in favor of the plan at the March 20, 2008 Planning Commission hearing.  The 

City Center Property Owners Coalition requested additional time so that their consultants could 

fully review the Plan and discuss it further with city staff (Exhibit C).  

 

April 17, 2008 Planning Commission Hearing  

 

The public hearing notice signs were updated to reflect the April 17, 2008 hearing date.   

 

One person spoke in favor of the Plan and one person spoke in opposition at the April 17, 2008 

Planning Commission meeting.  Five people submitted speaker cards in opposition, but did not 

wish to speak.  The City Center Property Owner’s Coalition expressed a number of concerns and 

requested a joint workshop with the Planning Commission and the City Council (Exhibit D). 

 

April 30, 2008 Meeting With City Center Property Owner’s Coalition  

 

City staff and the consultant met with representatives of the City Center Property Owner’s 

Coalition on April 30, 2008 to discuss their concerns and suggestions for plan improvement.  

The Coalition subsequently submitted a letter that summarized the outcome of the meeting and 

their recommendations for plan improvement (Exhibit J). 

 

May 15, 2008 Planning Commission Hearing  

 

The City Center Property Owner’s Coalition requested that the hearing be continued so that the 

Coalition could finish their economic / market analysis and discuss their recommendations with 

the Planning Commission at a special workshop.  No one else spoke in favor or against the Plan 

(Exhibit E). 

 

June 19
, 
2008 Planning Commission Hearing 

 

The public hearing notice signs were updated to reflect the June 19, 2008 hearing date. 

 

Correspondence  

 

Letters and e-mails submitted prior to the May 15, 2008 public hearing were previously given to 

the Commission.  More recent correspondence is attached to this report (Exhibit K).   

 

ANALYSIS: 
 

• The proposed plan is not intended to supersede existing zoning that has not expired.   

 

• The City Center may or may not build out within the time frame of the plan.  The rate of 

development will be driven by market conditions and the strength of the local and regional 

economy.  Currently, the market does not exist for build out under either the adopted 

Freeway Corridor Specific Plan or the proposed City Center Specific Plan.  The purpose of a 

specific plan; however, is not to cater to the existing market, but to plan for the long term 

needs of the community.   
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• The city’s General Plan shows Freeway Commercial, Commercial, Mixed Use, and Medium 

Density Residential as the future land use categories within the planning area. The type and 

intensity of land use proposed by the City Center Specific Plan is not consistent with the 

existing General Plan.  The General Plan will need to be amended once the Specific Plan is 

adopted.   

 

• The draft plan can be adopted either as a policy plan or as a regulatory plan with only minor 

revisions to format and wording.  The form of plan adoption will be determined by the City 

Council at the end of the public hearing process.  A policy plan functions as a detailed 

element of the General Plan and provides guidance for zoning and development review 

decision-making.  A regulatory plan is similar to zoning in that it provides mandatory 

standards and requirements.  Staff believes that a policy plan will best serve the city’s 

interests given the complexity of the area and the lack of large landholdings under single 

ownership.  

 

• The planning area encompasses all of the remaining undeveloped land in the immediate 

vicinity of Avondale Boulevard and Van Buren Street.  The size, configuration, type of 

future land use and form of development for each subarea is certainly subject to debate.  The 

fact that the future of these properties is interrelated and important to the City Center is much 

less debatable.  Staff believes that the entire 402 acres should be addressed by the specific 

plan.   

 

• The City Center Property Owner’s Coalition has proposed that the Plan set forth only the 

vision, basic design principles, and implementation strategy for the area.  Staff believes that 

the proposed building, site, and infrastructure design guidelines are an integral part of the 

plan that needs to be included to provide a common baseline for development review and 

daily decision-making. 

 

• The City Center Property Owner’s Coalition suggests that interim development criteria be 

determined on a case by case basis at the time of development review.   This would provide 

short term flexibility for ongoing development until the market matures and the desired urban 

form can be achieved through redevelopment. Staff believes that this approach would be 

contrary to the objectives of the Plan and is not needed to encourage ongoing development 

activity within the planning area.  

 

• The City Center Property Owner’s Coalition suggests that the plan include a more detailed 

implementation strategy.  They also suggest that the city focus its efforts on land assemblage, 

soliciting a master developer, and preparing a master development plan for a smaller mixed 

use core area.   City staff and the consultant are certainly willing to fine tune the 

implementation section, but there is a limit to the level of detail that can realistically be 

provided in a specific plan.  This is especially true with regards to development incentives, 

public improvements, and land assemblage.  Typically, detailed action plans are only 

developed once a specific plan has been adopted.  

 

• Staff believes that future Land Use Alternative 1 will best achieve the city’s overall 

objectives which include maintaining the traffic carrying capacity of Avondale Boulevard.  

This alternative also provides more equity among various property owners with regards to 

street access and future improvements. 
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• Staff believes that the Employment Mixed-Use area east of Avondale Boulevard should be 

extended to Park Avenue both north and south of Van Buren Street.  This will provide 

additional flexibility related to the mix and location of residential and employment uses.   

 

• The Commission may wish to consider whether or not more park land should be provided to 

meet the needs of future residents west of Avondale Boulevard.  The linear park along 

Parkview Avenue could be eliminated and a general policy added to encourage the provision 

of additional park land in this subarea if needed. 

 

• The proposed plan shows two public plazas within the pedestrian retail core west of 

Avondale.  A public plaza is not shown east of Avondale Boulevard.  The Commission may 

wish to consider whether or not a public plaza is needed within the eastern pedestrian retail 

core as well.  

 

• Some of the most controversial aspects of the Plan have been the grid street system, 

maximum block size, minimum FAR, minimum building height, maximum surface parking, 

and open space corridors.  Staff will present a number of options for consideration at the 

public hearing.  The Commission should discuss how well these options would further the 

city’s objectives.   

 

STAFF RECOMMENDATION: 

 

The Planning Commission should discuss the issues; identify any revisions to the draft that may 

be warranted, and RECOMMEND APPROVAL of the City Center Specific Plan.  

 

PROPOSED MOTION: 

 

I move that the Planning Commission RECOMMEND APPROVAL of the City Center Specific 

Plan with the following understanding, revisions and clarifications:   

 

1. The wording and format of the draft plan will be revised prior to adoption to reflect that it 

is intended to be a policy plan and not a regulatory plan. 

   

2. Future Land Use Alternative 1 is the recommended alternative. 

 

3. The Mixed-Use Employment area east of Avondale Boulevard both north and south of 

Van Buren Street will be expanded to Park Avenue. 

 

4. The General Plan will need to be amended once the specific plan is adopted.  

 

 

EXHIBITS: A.  Location Map 

  B.  Planning Commission Workshop Minutes dated February 21, 2008 

  C.  Planning Commission Meeting Minutes dated March 20, 2008 

D. Planning Commission Meeting Minutes dated April 17, 2008 

E. Planning Commission Meeting Minutes dated May 15, 2008 

F. Summary of Recommendations from City Center Property Owner’s Coalition  
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  G.  Memo from David Iwanski dated June 16, 2008 

H. Public Meeting Summary from May 16, 2007 

I. Public Meeting Summary from February 20, 2008 

J. Letter from Jeff Schwartz dated May 7, 2008 

K. Recent Correspondence 

 

 

 

NOTE:  The following exhibits are available, but not attached to this report:  

 

1.  City Center Specific Plan Public Review Draft dated March 4, 2008 

2.  City Council Work Session Meeting Minutes 

3.  Previous Correspondence 

4.  City Center Specific Plan Background Reports 












































































































































































































































































































































































































































































































































