
 
 

Staff Report Z-62-21-8 
November 3, 2021 

 
Central City Village Planning 
Committee Hearing Date 

November 8, 2021 

Planning Commission Hearing Date December 2, 2021 

Request From: R-4 TOD-2 (Multifamily Residence District, 
Interim Transit-Oriented Zoning Overlay 
District Two) (0.35 acres)  
C-3 (General Commercial District) (1.34 
acres) 
C-3 TOD-2 (General Commercial District, 
Interim Transit-Oriented Zoning Overlay 
District Two) (0.39 acres) 

Request To: WU Code T5:3 GW (Walkable Urban Code, 
Transect 5:3 District, Transit Gateway 
Character Area) (2.08 acres)  

Proposed Use: Multifamily residential  
Location: Southeast and southwest corners of 25th 

Street and Van Buren Street   
Owner/Applicant: MO25, LLC 
Representative: Nick Wood, Esq., Snell & Wilmer, LLP  
Staff Recommendation: Approval, subject to stipulations 

 
General Plan Conformity 

General Plan Land Use Map Designation Commercial 

Street Map Classification 

Van Buren Street Arterial 33 to 40-foot south half 
street 

Monroe Street Local 30-foot north half street 

25th Street Local 60-feet abandoned 
right-of-way 

CONNECT PEOPLE AND PLACES CORE VALUE; TRANSIT ORIENTED 
DEVELOPMENT; LAND USE PRINCIPLE: Encourage high-density housing and 
high intensity employment uses to locate adjacent or close to transit stations 
per adopted transit district plans. 
 

The site is located within the Gateway Transit Oriented Development (TOD) District 
and is within a quarter mile of the 24th Street and Washington Street and 24th Street 

https://www.phoenix.gov/villages
https://www.phoenix.gov/villages
https://boards.phoenix.gov/Home/BoardsDetail/55
https://phoenix.municipal.codes/ZO/617
https://phoenix.municipal.codes/ZO/663
https://phoenix.municipal.codes/ZO/624
https://phoenix.municipal.codes/ZO/624
https://phoenix.municipal.codes/ZO/663
https://phoenix.municipal.codes/ZO/13
https://phoenix.municipal.codes/ZO/13
https://www.phoenix.gov/pdd/pz/phoenix-general-plan
https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00174.pdf
https://www.phoenix.gov/pddsite/Documents/PZ/pdd_pz_pdf_00175.pdf


Staff Report: Z-62-21-8 
November 3, 2021 
Page 2 of 15 
 
 

and Jefferson Street light rail transit stations. The proposed adaptive reuse for 
multifamily residential is appropriate at this location given that the site is near a high 
capacity transit corridor. 
 

 
CONNECT PEOPLE AND PLACES CORE VALUE; INFILL DEVELOPMENT; LAND 
USE PRINCIPLE: Promote and encourage compatible infill development with a 
mix of housing types in neighborhoods close to employment centers, 
commercial areas, and where transit or transportation alternatives exist. 
 

The proposed development is located within the Gateway Transit Oriented 
Development (TOD) District and is within a quarter mile of the 24th Street and 
Washington Street, and 24th Street and Jefferson Street light rail stations. The 
Gateway TOD Policy Plan identified the site as an area for mixed use and 
redevelopment. The proposal to adaptively reuse the existing motel for multifamily 
residential is consistent with the vision identified in the TOD Policy Plan and is 
compatible with the surrounding area.  
 

STRENGHTEN OUR LOCAL ECONOMY CORE VALUE; LOCAL AND SMALL 
BUSINESS; LAND USE PRINCIPLE: Facilitate adaptive reuse of older, 
underutilized properties to create mechanisms for new local and small 
businesses to operate, thrive and grow. 
 

The proposal to adaptively reuse an existing motel activates an underutilized property 
near two light rail stations and provides for additional housing options in the Central 
City Village that is compatible with the surrounding area.  
 

BUILD THE SUSTAINABLE DESERT CITY CORE VALUE; TREES AND SHADE; 
DESIGN PRINCIPLE: Integrate trees and shade into the design of new 
development and redevelopment projects throughout Phoenix. 
 

The proposed development provides trees and shade on Van Buren Street which will 
reduce the urban heat island effect while also improving thermal comfort to site users 
and the surrounding neighborhood. 
 

 
Applicable Plans, Overlays and Initiatives 

Transit Oriented Development Strategic Policy Framework – See Background 
Item No. 4. 
 
Gateway Transit Oriented Development Policy Plan – See Background Item No. 5. 
 
Housing Phoenix Plan – See Background Item No. 10.  
 
Comprehensive Bicycle Master Plan – See Background Item No. 11. 
 
Complete Streets Guiding Principles – See Background Item No. 12. 

https://www.phoenix.gov/villagessite/Documents/pdd_pz_pdf_00380.pdf
https://www.phoenix.gov/pddsite/Documents/Five%20Year%20Action%20Plan%20GATEWAY.pdf
https://www.phoenix.gov/housingsite/Documents/Final_Housing_Phx_Plan.pdf
https://www.phoenix.gov/streetssite/Documents/Bicycle%20Master%20Plan/2014bikePHX_Final_web.pdf
https://www.phoenix.gov/streets/complete-streets-program
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Tree and Shade Master Plan – See Background Item No. 13.  
 
Zero Waste PHX – See Background Item No. 14. 

 

Surrounding Land Uses/Zoning 
 Land Use Zoning 

On Site Vacant, former motel R-4 TOD-2, C-3,  
C-3 TOD-2 

North (across Van Buren 
Street) 

Hospital and Corrections 
Center R-5 

South (across Monroe 
Street) 

Single-family residential and 
multifamily residential  R-4 TOD-2 

East Vacant C-3 

West  Multifamily residential and 
motel 

R-4 TOD-2, C-3 
TOD-2 

 

 Walkable Urban Code 
T5:3  

Standards Requirements Provisions on the 
Proposed Site Plan 

Gross Acreage N/A 2.08 
Total Number of Units No Maximum 102 
Density No Maximum 49.04 du/ac 
Building Height  48-foot maximum 22 feet (Met) 
Min. Parking – Per Section 
702 

• 25% reduction when 
within 1,320 feet of a 
light rail station 

• 1 space per unit less 
than 600 square feet, 
1.3 spaces per studio 
unit and 1.5 spaces 
per 1 or 2 bedroom 
unit 

78 total spaces  
 
 
26 space reduction 
 
98 spaces - 98 units less than 
600 square feet 
 
6 spaces - 4 two-bedroom 
units 

67 spaces* (Not Met) 

Bicycle Parking – Per 
Section 1307.H.6.d 

• Minimum 0.25 per 
residential unit, with a 
maximum of 50 
required spaces 

26 spaces 
 

Not Shown, see 
Stipulation No. 7 

https://www.phoenix.gov/parkssite/Documents/PKS_Forestry/PKS_Forestry_Tree_and_Shade_Master_Plan.pdf
https://www.phoenix.gov/publicworks/reimagine
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 Walkable Urban Code 
T5:3  

Standards Requirements Provisions on the 
Proposed Site Plan 

Streetscape Standards (Section 1312.A) 
Arterial Street (Van Buren 
Street) 

6-foot sidewalk (minimum)  
 
5-foot landscape (minimum) 

6 feet (Met) 
 
5 feet (Met) 

Local Street (Monroe Street) 5-foot sidewalk (minimum)  
 
5-foot landscape (minimum) 

None (Not Met)** 
 
None (Not Met)** 

Main Building Setbacks 
Van Buren (Primary 
Frontage) 

12-foot (maximum) 0 feet (Met) 

Monroe Street (Primary 
Frontage, through-lot, 
1303.A.6.3) 

12-foot (maximum) 0 feet (Met) 

Side (East) – Per Section 
1303.A.2 

10-foot minimum landscape 
setback when adjacent to 
single-family residential 
districts, otherwise 0-foot 
minimum 

Approximately 5 feet 
(Met) 

Side (West) – Per Section 
1303.A.2 

10-foot minimum landscape 
setback when adjacent to 
single-family residential 
districts, otherwise 0-foot 
minimum 

Approximately 5 feet 
(Met) 

Parking Setbacks 
Van Buren (Primary 
Frontage) 

30-foot minimum or behind 
building 

Approximately 50 feet 
(Met) 

Monroe Street (Primary 
Frontage, through-lot, 
1303.A.6.3) 

30-foot minimum or behind 
building 

Approximately 37 
feet, and behind 
building along east 
side of site (Met) 

Side (East) – Per Section 
1307.F.2.a 

0-foot (minimum) Approximately 40 feet 
(Met) 

Side (West) – Per Section 
1307.F.2.a 

0-foot (minimum) Approximately 38 feet 
(Met) 
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 Walkable Urban Code 
T5:3  

Standards Requirements Provisions on the 
Proposed Site Plan 

Lot Requirements 
Lot Coverage 80% maximum 37.5% (Met) 
Primary Building Frontage 
(Van Buren Street) 

70% minimum  Approximately 75% 
(Met) 

Primary Building Frontage 
(Monroe Street) 

70% minimum  Approximately 78% 
(Met) 

Open Space 5% minimum Approximately 19% 
(Met) 

Frontage Types Allowed 
Primary Building Frontage 
(Van Buren Street) 

All frontages or alternative 
frontages per Section 
1305.B.1.c 

None (Not Met)** 

Primary Building Frontage 
(Monroe Street) 

All frontages or alternative 
frontages per Section 
1305.B.1.c 

None (Not Met)** 

*Variance or design alternative required 
**Existing condition 
 
Background/Issues/Analysis 
 
SUBJECT SITE 

1. This request is to rezone a 2.08-acre site located at the southeast and southwest 
corners of 25th Street and Van Buren Street from R-4 TOD-2 (Multifamily 
Residence District, Interim Transit-Oriented Zoning Overlay District Two) (0.35 
acres), C-3 (General Commercial District) (1.34 acres) and C-3 TOD-2 (General 
Commercial District, Interim Transit-Oriented Zoning Overlay District Two) (0.39 
acres) to WU Code T5:3 GW (Walkable Urban Code, Transect 5:3 District, 
Transit Gateway Character Area) to allow multifamily residential.  
 
The subject site is within a quarter mile of two light rail stations: the 24th Street 
and Washington Street station and the 24th Street and Jefferson Street station. 
The subject site fronts Van Buren Street, which is envisioned to be a dynamic 
corridor that is a walkable and bikeable with street level activity as explained in 
the Van Buren Corridor section of the Gateway TOD Policy Plan.    
 
The subject site is a former motel with several existing buildings on site which 
are one and two-stories tall. The proposal is to adaptively reuse the existing 
buildings and convert them to apartments, with no new exterior construction 
proposed on the site.  
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2.  On September 24, 2020, the Abandonment Hearing Officer approved the 
abandonment of 25th Street within the site boundaries, which bisects the site 
vertically from Van Buren Street to Monroe Street, to allow for a gated 
multifamily residential community. Prior to that hearing the Street Transportation 
Department provided comments regarding alternative amenities on site to 
provide pedestrian and bicycle connectivity from Van Buren Street. The listed 
amenities were: 

• Pedestrian gated access/paseo from Van Buren Street to Monroe Street  
• Delineated and vertically separate bikeway and pedestrian pathway along 

the paseo 
• Amenities along the paseo that include shade, trash receptacle, public art, 

drinking fountains, benches, bicycle repair station or similar bike amenity 
• Pocket park or similar public amenity space 

 
 Aerial Image, Source: Planning and Development Department 

 
  

 3. The General Plan Land Use Map designation for this site is Commercial. That 
designation accommodates office, retail, service and multifamily development.  
The proposed multifamily development is consistent with that designation. The 
General Plan Land Use Map designations to the east and west are Commercial. 
The General Plan Land Use Map designation to the south is Residential 10 to 15 
dwelling units per acre and to the north is designated as Public/Quasi-Public. 
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 General Plan Land Use Map, Source: Planning and Development Department 
 

 
  

4.  Transit Oriented Development Strategic Policy Framework 
 The Transit Oriented Development 

Strategic Policy Framework is part 
of the city’s General Plan which 
identified planning typologies to 
describe urban environments. The 
subject site is within a quarter mile 
from the 24th Street and 
Washington / 24th Street and 
Jefferson light rail stations. The 
identified environment for the station 
is Minor Urban Center. Minor Urban 
Center is a place type characterized 
by medium to low intensity with 
building heights typically from two to 
five stories with incentive heights of 
up to seven stories. Land uses may 
include supportive retail, mid-rise 
living and low-rise office 
employment. The proposed adaptive 
reuse of the one and two-story motel 
for mulifamily residential is 
consistent with the Minor Urban 
Center placetype. 

TOD Strategic Policy Framework Placetypes, 
Source: Planning and Development Department 

 

  
5. Gateway Transit Oriented Development District Policy Plan 

 The site is located within the Gateway TOD (Transit Oriented Development) 
District, the boundaries for which are State Route 143 or the Hohokam 

https://www.phoenix.gov/villagessite/Documents/pdd_pz_pdf_00380.pdf
https://www.phoenix.gov/pddsite/Documents/PZ/ReinventPHX%20GATEWAY%20TOD%20Policy%20Plan%208.5X11.pdf
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Expressway to the east, Interstate 10 to the west, the Loop 202 to the north, and 
Air Lane to the south. The policy plan adopted for the Gateway TOD District 
provides a blueprint for fully achieving the transformative potential of light rail in a 
sustainable manner. Changes advocated in the plan can lower transportation 
costs for residents, create new business opportunities, encourage active, healthy 
lifestyles, ensure Phoenix increases its competitive advantage in the global 
marketplace, and improve prosperity by growing the economy in locations with 
existing infrastructure and public services. In order to realize the implementation 
of the Vision and Master Plan for the Gateway TOD District, one key 
recommendation is the implementation of a form-based zoning code.  
 
The proposal to Walkable Urban Code furthers that vision. The proposed T5:3 
transect is consistent with the conceptual zoning map in the Gateway TOD 
District Plan.  

  

 Gateway TOD Policy Plan, Conceptual Zoning Plan 
Source: Planning and Development Department 

 
  
 The Gateway TOD policy plan indicates that the subject site is suitable for 

redevelopment and mixed use. While the proposal to adaptively reuse the 
existing motel is more in line with retrofit, the site could be redeveloped in the 
future and would be consistent with the redevelop designation on the Land Use 
Plan. Further, the proposal is for a multifamily residential use but the proposed 
transect, T5:3, allows for a mix of commercial and residential uses which is 
compatible with the mixed-use designation on the site.  
 
The Gateway TOD Policy Plan explains that the character area has a great stock 
of vintage motor court motels and while many are in poor condition, they “offer 
creative reuse opportunities.” (pg. 36). The Gateway TOD Policy Plan envisions 
that in the year 2040, the motels along Van Buren Street have been revitalized 
and draw on Van Buren’s history to restore a positive character and rich sense of 
place in a location that used to be plagued by drugs and prostitution.” (pg. 64). 
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 The proposal to adaptively reuse the motel into a multifamily residential 

community exemplifies the goal of the Gateway TOD Policy Plan to reuse the 
existing motel to bring new life back to the once-thriving thoroughfare. 
 
The subject site fronts Van Buren Street, which is envisioned to be the “thriving 
heart of the Gateway District” (pg. 107) and an area that is safe for pedestrians, 
bicyclists and that is home to mixed-use buildings featuring street-level retail with 
apartments and offices on the upper floors. The subject site’s detached 
sidewalks with replenished vegetation along Van Buren Street and enhanced 
bicycle amenities are compatible with the vision for the Van Buren Corridor. 

  
EXISTING CONDITIONS AND SURROUNDING ZONING 

6. The subject site is currently a vacant motel. North of the subject site, across Van 
Buren Street, is the Arizona State Hospital and Corrections Unit zoned R-5 
(Multifamily Residential District). To the east is a vacant lot zoned C-3 (General 
Commercial District). To the south, across Monroe Street, are single-family and 
multifamily residences zoned R-4 TOD-2 (Multifamily Residence District, Interim 
Transit-Oriented Zoning Overlay District Two). To the west is a motel and 
multifamily residences zoned R-4 TOD-2 (Multifamily Residence District, Interim 
Transit-Oriented Zoning Overlay District Two) and C-3 TOD-2 (General 
Commercial District, Interim Transit-Oriented Zoning Overlay District Two). 

 
PROPOSAL 

7. The proposed T5:3 District is described as a low-intensity urban mixed-use fabric 
characterized by small street scale commercial uses, adaptive reuse of single-
family homes to retail, office uses and dining establishments, and mixed-use 
residential developments incorporating a broad mix of frontage types, averaging 
30 feet to 48 feet in height. As shown on the conceptual site plan attached as an 
exhibit, the proposed development will refurbish the existing one and two-story 
motel into multifamily residential units. The applicant does not propose any new 
construction on the site. While the proposal is to adaptively reuse the existing 
buildings on site, Stipulation No. 1 requires that any new buildings or structures 
constructed on site be subject to Walkable Urban Code standards. Further, any 
significant changes to the existing buildings on site might also trigger Walkable 
Urban Code requirements as determined through the site plan review process.  
 
While 25th Street has been abandoned and will be gated for the private ingress 
and egress of the future site tenants, Stipulation No. 2 requires that in the event 
of the site redeveloping by expanding the current building floor area by more 
than 15 percent, the applicant will provide a publicly-accessible pedestrian 
pathway to connect the sidewalk along Van Buren Street to Monroe Street. This 
ensures that the block size will be broken up to create a comfortable and well-
connected walking environment, which is a goal of the 24th Street Master Plan 
as listed in the Gateway TOD Policy Plan (pg. 89).  
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The ground level fronting Van Buren Street will include a detached sidewalk and 
contain a leasing office, two common entries and an entrance and exit gate for 
vehicles. An exit-only gate will be provided along Monroe Street. To ensure that 
the proposal enhances the pedestrian realm and activates the street frontages, 
staff recommends Stipulation No. 3 which requires four-sided architecture and 
that ground floor blank walls visible from the public sidewalk along the north and 
south elevations shall not exceed 20 linear feet without being interrupted by a 
window, or variation in building treatment or design. To further activate the Van 
Buren street frontage and to improve pedestrian safety, staff recommends 
Stipulation Nos. 4 and 5 which require that the project entry drive be constructed 
of decorative pavers, stamped or colored concrete, or similar alternative material 
and that traffic calming devices shall be installed along the driveways so that 
vehicles exercise caution prior to crossing the public sidewalk and when entering 
and exiting the site.  
 
Stipulation No. 6 requires that the streetscape landscape area between the curb 
and sidewalk along Van Buren Street be replenished with vegetation, which will 
provide shade and increase thermal comfort to site users and the surrounding 
neighborhood.  

  
8. To create a bike-supportive environment along the Van Buren Street corridor, 

bicycle infrastructure is incorporated into the proposed project. Stipulation No. 7 
requires guest bicycle parking to be provided on site in addition to the bicycle 
parking requirements of the Walkable Urban Code.   

  
9. As a primary purpose of the Walkable Urban Code and due to the site’s 

proximity to public transit, several stipulations address pedestrian safety. 
Stipulation No. 5 requires that traffic calming devices be installed along the 
driveways. Stipulation Nos. 4 and 8 require stamped or colored concrete, 
decorative pavers or another material to be placed across drive aisles to alert 
drivers of pedestrians and along the project entry drive. Stipulation No. 9 
requires all street improvements to be built according to ADA accessibility 
standards.   

  
AREA PLANS, OVERLAY DISTRICTS, AND INITIATIVES 
10. Housing Phoenix Plan  

In June 2020, the Phoenix City Council approved the Housing Phoenix Plan. 
This Plan contains policy initiatives for the development and preservation of 
housing with a vision of creating a stronger and more vibrant Phoenix through 
increased housing options for residents at all income levels and family sizes. 
Phoenix’s rapid population growth and housing underproduction has led to a 
need for over 163,000 new housing units. Current shortages of housing supply 
relative to demand are a primary reason why housing costs are increasing. The 
proposed development supports the Plan’s goal of preserving or creating 50,000 

https://www.phoenix.gov/housingsite/Documents/Final_Housing_Phx_Plan.pdf
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housing units by 2030 by providing contributing to a variety housing types that 
will address the supply shortage at a more rapid pace while using vacant land in 
a more sustainable fashion. The proposed multifamily development supports the 
goal of providing more housing units by 2030. 

  
11. Comprehensive Bicycle Master Plan 

The City of Phoenix adopted the Comprehensive Bicycle Master Plan in 2014 to 
guide the development of its Bikeway System and supportive infrastructure. The 
Comprehensive Bicycle Master Plan supports options for both short- and long-
term bicycle parking as a means of promoting bicyclist traffic to a variety of 
destinations. Providing bicycle parking for residents and for guests of the 
development is supportive of multimodal travel options and will encourage 
residents to use biking as an alternative mode of transportation. This is 
addressed in Stipulation No. 7.  

  
12. Complete Streets Guidelines 

In 2014, the City of Phoenix City Council adopted the Complete Streets Guiding 
Principles. The principles are intended to promote improvements that provide an 
accessible, safe, connected transportation system to include all modes, such as 
bicycles, pedestrians, transit, and vehicles.  
 
The proposal includes a shaded sidewalk along Van Buren Street which will 
increase the thermal comfort for those walking to and from nearby transit and 
those patronizing local businesses, as addressed in Stipulation No. 6. The 
proposal also includes several bicycle parking spaces for visitors and residents 
as required in Stipulations No.7. Stipulations Nos. 4, 5, and 8 require pedestrian 
safety features such as stamped or colored concrete, decorative pavers or other 
materials across the driveway aisles and at the main entry driveway, and that 
traffic calming devices be installed along driveways.  

  
13.  Tree and Shade Master Plan 

The Tree and Shade Master Plan encourages treating the urban forest as 
infrastructure to ensure the trees are an integral part of the City’s planning and 
development process. Staff is recommending Stipulation No. 6 to provide shade 
within the streetscape area along Van Buren Street.  

   
14. Zero Waste PHX 

The City of Phoenix is committed to its waste diversion efforts and has set a goal 
to become a zero-waste city, as part of the city’s overall 2050 Environmental 
Sustainability Goals. One of the ways Phoenix can achieve this is to improve and 
expand its recycling and other waste diversion programs. Section 716 of the 
Phoenix Zoning Ordinance establishes standards to encourage the provision of 
recycling containers for multifamily, commercial and mixed-use developments 
meeting certain criteria. The proposed project will be subject to the current City 
of Phoenix residential waste collection and recycling requirements. 

https://www.phoenix.gov/streetssite/Documents/Bicycle%20Master%20Plan/2014bikePHX_Final_web.pdf
https://www.phoenix.gov/streets/complete-streets-program
https://www.phoenix.gov/parks/parks/urban-forest/tree-and-shade
https://www.phoenix.gov/publicworks/reimagine
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COMMUNITY INPUT SUMMARY 
15. At the time this staff report was written, staff had not received any public 

correspondence regarding the request.  
  
INTERDEPARTMENTAL COMMENTS 
16. The Street Transportation Department requested that all streets be constructed 

with the required improvements and comply with current ADA standards. This is 
addressed in Stipulation No. 9.  

  
17. The City of Phoenix Water Services Department has noted the property has 

existing water and sewer mains that can potentially serve the proposed 
development, however water capacity is a dynamic condition that can change 
over time due to a variety of factors. 

  
18. The Aviation Department requires that the property owner record a Notice to 

Prospective Purchasers of Proximity to Airport in order to disclose the existence, 
and operational characteristics of City of Phoenix Sky Harbor International 
Airport (PHX) to future owners or tenants of the property. The Aviation 
Department also requires that the project receive a No Hazard Determination 
from the FAA and that the property owner grant and record an avigation 
easement. These are addressed in Stipulation Nos. 10 through 12. 

  
19.  The Fire Department commented that the buildings shall comply with the 

Phoenix Fire Code.  
  

OTHER 
20. The site is located in a larger area identified as being archaeologically sensitive. 

If further review by the City of Phoenix Archaeology Office determines the site 
and immediate area to be archaeologically sensitive, and if no previous 
archaeological projects have been conducted within this project area, it is 
recommended that archaeological Phase I data testing of this area be 
conducted. Phase II archaeological data recovery excavations may be 
necessary based upon the results of the testing. A qualified archaeologist must 
make this determination in consultation with the City of Phoenix Archaeologist. In 
the event archaeological materials are encountered during construction, all 
ground disturbing activities must cease within a 33-foot radius of the discovery 
and the City of Phoenix Archaeology Office must be notified immediately and 
allowed time to properly assess the materials. This is addressed in Stipulation 
Nos. 13 through 15. 

  
21. Development and use of the site is subject to all applicable codes and 

ordinances. Zoning approval does not negate other ordinance requirements. 
Zoning adjustments, abandonments or other formal actions may also be 
required. 
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Findings 
 

1. The proposal will redevelop a vacant motel and provide a high quality 
residential development which is consistent with the Gateway TOD Policy Plan 
designation for the site.  

  
2. The proposal provides a new housing option to contribute to the mix of housing 

types in the area and will help alleviate the housing shortage in Phoenix. 
  

3. As stipulated, the proposal provides enhanced pedestrian and bicycle 
amenities consistent with the Gateway TOD Policy Plan, Comprehensive 
Bicycle Master Plan, Tree and Shade Master Plan and the Complete Streets 
Guiding Principles. 

 
Stipulations 
 
1. Upon site plan approval and permit issuance for any new building(s) or 

structure(s) on the site, the new building or structure and adjacent landscaping 
shall be developed in compliance with the Walkable Urban Code (Chapter 13 
of the Phoenix Zoning Ordinance), as approved by the Planning and 
Development Department.  

  
2. Upon any subsequent phase or phases of development that increase the 

cumulative floor area by more than 15 percent from that depicted on the site 
plan date stamped September 7, 2021, a publicly-accessible pedestrian 
pathway with a minimum width of 10 feet shall connect the sidewalk along Van 
Buren Street to Monroe Street. The pedestrian access shall be constructed per 
the requirements of Section 1304.H of the Phoenix Zoning Ordinance, as 
approved by the Planning and Development Department. 

  
3.  All elevations of the building(s) shall contain architectural embellishments and 

detailing such as textural changes, pilasters, offsets, recesses, variation in 
window size and location, and/or overhang canopies, as approved by the 
Planning and Development Department. Ground floor blank walls visible from 
the public sidewalk along the north and south elevations shall not exceed 20 
linear feet without being interrupted by a window, or variation in building 
treatment or design, as approved by the Planning and Development 
Department. 

  
4. The main project entry drive along Van Buren Street from the entry apron to 

the entry gate shall be constructed of decorative pavers, stamped or colored 
concrete, or similar alternative material, as approved by the Planning and 
Development Department.  
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5. Traffic calming devices shall be installed along the driveways so that vehicles 

exercise caution prior to crossing the public sidewalk and when entering and 
exiting the site, as approved by the Planning and Development Department.  

  
6. The existing streetscape landscape area between the curb and sidewalk along 

Van Buren Street shall be replenished with vegetation, as required by Section 
1309.B of the Phoenix Zoning Ordinance and as approved by the Planning and 
Development Department.  

  
7. In addition to the required bicycle parking per Section 1307.H.6 of the Phoenix 

Zoning Ordinance, the developer shall install a minimum of three inverted-U 
bicycle racks (six spaces) for guests, placed near entrances to the building and 
installed per the requirements of Section 1307.H of the Zoning Ordinance, as 
approved by the Planning and Development Department. 

  
8. Where pedestrian pathways cross drive aisles, they shall be constructed of 

decorative pavers, stamped or colored concrete, or other pavement treatments 
that visually contrast with the adjacent parking and drive aisle surfaces, as 
approved by the Planning and Development Department. 

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

development with paving, curb, gutter, sidewalk, curb ramps, streetlights, 
median islands, landscaping and other incidentals, as per plans approved by 
the Planning and Development Department. All improvements shall comply 
with all ADA accessibility standards. 

  
10. The developer shall grant and record an avigation easement to the City of 

Phoenix for the site, per the content and form prescribed by the City Attorney 
prior to final site plan approval. 

  
11. The developer shall provide a No Hazard Determination for the proposed 

development from the FAA pursuant to the FAA’s Form-7460 obstruction 
analysis review process, prior to construction permit approval, as per plans 
approved by the Planning and Development Department.   

  
12. The property owner shall record documents that disclose the existence, and 

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

  
13. If determined necessary by the Phoenix Archaeology Office, the applicant shall 

conduct Phase I data testing and submit an archaeological survey report of the 
development area for review and approval by the City Archaeologist prior to 
clearing and grubbing, landscape salvage, and/or grading approval. 
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14. If Phase I data testing is required, and if, upon review of the results from the 

Phase I data testing, the City Archaeologist, in consultation with a qualified 
archaeologist, determines such data recovery excavations are necessary, the 
applicant shall conduct Phase II archaeological data recovery excavations. 

  
15. In the event archaeological materials are encountered during construction, the 

developer shall immediately cease all ground-disturbing activities within a 33- 
foot radius of the discovery, notify the City Archaeologist, and allow time for the 
Archaeology Office to properly assess the materials. 

  
 
Writer 
Sarah Stockham 
November 3, 2021 
 
Team Leader 
Samantha Keating  
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PROJECT DESCRIPTION:
     THE PARK 25 PROJECT IS AN AMBITIOUS AND PIONEERING
PROPOSAL THAT SEEKS TO FOSTER  A SAFE AND WELCOMING
COMMUNITY WITHIN A DERELICT AND HIGH CRIME AREA OF
DOWNTOWN PHOENIX. THE PROJECT WILL COMBINE AND
REVITALIZE TWO EXISTING HOTELS THAT HAVE FALLEN INTO
DISREPAIR AND REPURPOSE THEM INTO A SINGLE, AFFORDABLE,
APARTMENT COMMUNITY. THROUGH A STREET ABANDONMENT
(CURRENTLY IN PROCESS) AND PROPOSED REZONING TO WU
CODE, THE THREE SEPARATE LOTS THAT COMPRISE THE PROJECT
WILL BE MADE INTO ONE. THE SCOPE OF THIS REMODEL IS
PRIMARILY COSMETIC IN NATURE, WITH NO NEW SQUARE
FOOTAGE BEING PROPOSED. A RETAIL/COFFEE SHOP IS
PROPOSED FOR THE NORTHWEST CORNER OF THE SITE THAT
WILL SERVE AS A STREET-ACTIVATING COMMUNITY AND PUBLIC
AMENITY. THIS PROPOSED COMMUNITY IS GATED, WITH BOTH
VEHICULAR AND PEDESTRIAN GATES ON THE NORTH AND SOUTH
SIDES OF THE PROPERTY.

WITH THE SUCCESS OF PARK 25, IT IS OUR HOPE THAT MANY
WILL FOLLOW, YIELDING A REVITALIZING TRANSFORMATION OF
THE VAN BUREN STREET CORRIDOR THAT WILL STRENGTHEN
AND IMPROVE THE CONNECTION BETWEEN DOWNTOWN
PHOENIX AND DOWNTOWN TEMPE WHILE MAKING OUR STREETS
SAFER AND MORE WALKABLE IN THE PROCESS.

EXISTING ZONING :

ZONING HISTORY:

PROPOSED ZONING :

LOT SALES :

FIRE HYDRANTS :
     ONE ON PROPERTY
     68'-0" TO SOUTH OF PROPERTY
     442'-6" TO SOUTHEAST OF PROPERTY
     360'-0" TO NORTHEAST OF PROPERTY
     245'-0" TO NORTHWEST OF PROPERTY

CONSTRUCTION TYPE :

FIRE SPRINKLERS :
 REQUIRED NFPA13R, DEFERRED SUBMITTAL.

FIRE ALARM :
 REQUIRED, DEFERRED SUBMITTAL.

EMERGENCY LIGHTING:

EMERGENCY ACCESS:
 EMERGENCY ACCESS PERMIT SHALL BE REQUIRED, TO BE
SUBMITTED BY SEPARATE SUBMITTAL

LEGAL DESCRIPTION:
     REF ATTACHED DEED RECORD #20190971319
     REF ATTACHED DEED RECORD #20190971287

PROJECT INFORMATION

SITE ACREAGE: VALUES PER SURVEY, SEE ATTACHED
     GROSS
     NET (LOTS ONLY)
     NET (W/ ST. ABANDOMENT)
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     102 UNITS /2.0413 ACRES =

REQUIRED PARKING:
     98 UNITS < 600SQFT
     4 UNITS 2 BEDROOM

     TOD OVERLAY 15% REDUCTION
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PROVIDED PARKING (UNRESERVED):
     TYPICAL SPACES PROVIDED
     ACCESSIBLE SPACES PROVIDED
     TOTAL PROVIDED

    SPACES REQUIRING VARIANCE

PARKING LOT LANDSCAPE:
     PARKING LOT AREA
     PARKING LOT LANDSCAPE

     PARKING LOT LANDSCAPE PERCENTAGE
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NONE

VB

EXISTING FIRE HYDRANT

BU
ILD

IN
G 

1B
18

 U
NI

TS
5,5

99
.6 

SQ
FT

TW
O 

ST
OR

Y 
HE

IG
HT

 2
4'

±
BU

ILD
IN

G 
2

27
 U

NI
TS

39
15

 S
QF

T
TW

O 
ST

OR
Y 

HE
IG

HT
 2

4'
±

BU
ILD

IN
G 

3D
36

 U
NI

TS
13

90
5 

SQ
FT

TW
O 

ST
OR

Y 
HE

IG
HT

 2
4'

±

BU
ILD

IN
G 

3F
CO

MM
UN

ITY
 A

ME
NI

TY
 S

PA
CE

10
65

 S
QF

T
ON

E S
TO

RY
 H

EIG
HT

 2
4'

±

BUILDING 1A
LEASING OFFICE

842.11 SQFT
ONE STORY 15'±

BUILDING 3E
14 UNITS

4,467.2 SQFT
TWO STORY HEIGHT 24'±

BU
ILD

IN
G 

3C
3 U

NI
TS

10
75

.7 
SQ

FT
ON

E S
TO

RY
 H

EIG
HT

 16
'±

BUILDING 3B
6 UNITS

2367.8 SQFT
ONE STORY HEIGHT 16'±BU

ILD
IN

G 
3A

3 U
NI

TS
10

69
.4 

SQ
FT

ON
E S

TO
RY

 H
EIG

HT
 16

'±

EXISTING FIRE HYDRANT 68'-0" SOUTH
OF PROPERTY LINE

R.O.W. LINE

R.O.W. LINE

R.
O.

W
. L

IN
E

1

1

1

1

1

1 1

11

1

1

1

1

111

1

LANDSCAPE AREAS, REF LANDSCAPE
SHEETS BY SEPARATE SUBMITTAL

1

EXISTING BUILDING

ASPHALT

HYDRANT 360'-0"
FROM PROPERTY LINE

HYDRANT 245'-0"
FROM PROPERTY LINE

HYDRANT 442'-6"
FROM PROPERTY LINE

PROPOSED 20'-0" SWING VEHICLE
GATES

PROPOSED 26'-0" AUTOMATIC
OUTSWINGING VEHICLE GATE

PROPOSED KEY PAD FOR VEHICULAR
GATE, FACE OF BOX TO BE SET BACK
FROM FACE OF CURB 50'-0" MINIMUM

50’ P-1255-1/2 DRIVEWAY ON VAN
BUREN STREET. SIDEWALK AT
DRIVEWAY TO BE STAMPED FOR
PRIVATE MAINTENANCE

DRAWING LEGEND

NEW 6" CURBS, PENDING CIVIL
GRADING AND DRAINAGE

PROPOSED TREE GRATE, PENDING
TRAFFIC & LANDSCAPE REVIEW

RAMP BETWEEN EXISTING STREET
HEIGHT AND ADJACENT PARKING LOT

TR
AS

H
EN

CL
OS

UR
EDOUBLE TRASH ENCLOSURE w/ 8 CUBIC

YARD BINS. REFERENCE SIGNED LETTER
FROM WASTE MANAGEMENT CERTIFYING

THAT THIS CONFIGURATION, BIN SIZE, AND
BIN QUANTITY, SERVICED FOUR TIMES PER

WEEK, IS ACCEPTABLE. THIS
CERTIFICATION IS PER AN ON-SITE REVIEW
OF THE PROJECT BY WASTE MANAGEMENT

THAT TOOK PLACE ON JUNE 1, 2021.

11

1

1 1

1

30’ P-1255-1 DRIVEWAY ON MONROE
STREET

10'-0" X 20'-0" VISIBILITY TRIANGLE TYP.

TRASH VEHICLE TURNING RADIUS 28'-6"
INSIDE AND 44'-0" OUTSIDE

SU-30 TURNAROUND PER DETAIL
INCLUDED IN EMAIL FROM PRADEEP
TIWARI AUG 12, 2021



OPEN TO
BEYOND

0'

SCALE: 3/32" = 1'-0"

A5.0
5' 10' 15' 25' 35'

SITE ELEVATIONS

NORTH SITE elevation, looking SOUTH
SCALE: 3/32" = 1'-0"

01 A5.0

ELEVATION KEY

WEST SITE elevation, looking EAST
SCALE: 3/32" = 1'-0"

04 A5.0

SOUTH SITE elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03 A5.0

EAST SITE elevation, looking WEST
SCALE: 3/32" = 1'-0"

02 A5.0

01

02

04

03

A5.0

A5
.0

A5
.0

A5.0

MATERIAL LEGEND

PROPOSED ANODIZED
ALUMINUM FRAME
STOREFRONT TYP.

KEYPAD ENTRY
WITH CALL OPTION

AUTOMATED SWING
VEHICLE GATE WITH

FIRE DEPARTMENT
ACCESS AND KNOX BOX

PERFORATED METAL
OPERABLE SECURITY

SCREEN, TYP. OF ALL LEVEL 1
WINDOWS OF OUTMOST

FACING FACADES

2" PERFORATED
METAL FENCE
6'-0" HEIGHT

W/ PAINTED
FINISH TYP.

PERFORATED METAL
SECURITY GATES WITH

PANIC HARDWARE AND
PAINTED FINISH

PERFORATED METAL
SECURITY GATES WITH

PANIC HARDWARE AND
PAINTED FINISH

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.

GENERAL NOTES

915 East Pierce Street
Phoenix, Arizona 85006
(602) 697-1205
christophkaiser.com

DO NOT SCALE DRAWINGS

PARK 25

LSPL:
KIVA:
FACT:

QS:
PRLM:
PAPP:
SDEV:
CPGD:

##
20-2825
2100940
8
##
##
2100067
##

© 08/19/2021

APN 121-63-013
APN 121-63-076
APN 121-63-014

PERFORATED METAL
SECURITY GATES WITH

PANIC HARDWARE AND
PAINTED FINISH

AUTOMATED SWING
VEHICLE GATE WITH

FIRE DEPARTMENT
ACCESS AND KNOX BOX

AUTOMATED SWING
VEHICLE GATE WITH

FIRE DEPARTMENT
ACCESS AND KNOX BOX

2" PERFORATED
METAL FENCE
6'-0" HEIGHT

W/ PAINTED
FINISH TYP.

PERFORATED METAL
OPERABLE SECURITY

SCREEN, TYP. OF ALL LEVEL 1
WINDOWS OF OUTMOST

FACING FACADES

PERFORATED METAL 3/16" PERFORATED
METAL GUARD RAILS TYP.

ASPHALT SHINGLES, COLOR TO BE
DETERMINED

EXISTING STUCCO, PATCH AND REPAIR
AS NEEDED, PAINTED FINISH

PROPOSED RIBBED CEMENTITIOUS
PANEL WITH FACTORY PAINTED FINISH

1A

1B
3A 3B 3C

3D

3E

3F
2



1A

1B
3A 3B 3C

3D

3E

3F
2

0'

SCALE: 3/32" = 1'-0"

A5.1
5' 10' 15' 25' 35'

BUILDING 1 ELEVATIONS

BUILDING 1, NORTH elevation, looking SOUTH
SCALE: 3/32" = 1'-0"

01 A5.1

ELEVATION KEY

BUILDING 1, WEST elevation, looking EAST
SCALE: 3/32" = 1'-0"

04 A5.1

BUILDING 1, SOUTH elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03.1 A5.1

BUILDING 1, EAST elevation, looking WEST
SCALE: 3/32" = 1'-0"

02 A5.1

1

2

4

3.1

A5.1

A5.1

A5
.1

A5.1

MATERIAL LEGEND

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.

GENERAL NOTES

915 East Pierce Street
Phoenix, Arizona 85006
(602) 697-1205
christophkaiser.com

DO NOT SCALE DRAWINGS

PARK 25

LSPL:
KIVA:
FACT:

QS:
PRLM:
PAPP:
SDEV:
CPGD:

##
20-2825
2100940
8
##
##
2100067
##

© 08/19/2021

APN 121-63-013
APN 121-63-076
APN 121-63-014

BUILDING 1, SOUTH elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03.2 A5.1

3.2
A5.1

PERFORATED METAL 3/16" PERFORATED
METAL GUARD RAILS TYP.

ASPHALT SHINGLES, COLOR TO BE
DETERMINED

EXISTING STUCCO, PATCH AND REPAIR
AS NEEDED, PAINTED FINISH

PROPOSED RIBBED CEMENTITIOUS
PANEL WITH FACTORY PAINTED FINISH



0'

SCALE: 3/32" = 1'-0"

A5.2
5' 10' 15' 25' 35'

BUILDING 2 ELEVATIONS

BUILDING 2, NORTH elevation, looking SOUTH
SCALE: 3/32" = 1'-0"

01.1 A5.2

ELEVATION KEY

BUILDING 2, WEST elevation, looking EAST
SCALE: 3/32" = 1'-0"

04 A5.2

BUILDING 2, SOUTH elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03 A5.2

BUILDING 2, EAST elevation, looking WEST
SCALE: 3/32" = 1'-0"

02 A5.2

1.1

2

4

3

A5.2

A5.2

A5
.2

A5.2

MATERIAL LEGEND

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.

GENERAL NOTES

915 East Pierce Street
Phoenix, Arizona 85006
(602) 697-1205
christophkaiser.com

DO NOT SCALE DRAWINGS

PARK 25

LSPL:
KIVA:
FACT:

QS:
PRLM:
PAPP:
SDEV:
CPGD:

##
20-2825
2100940
8
##
##
2100067
##

© 08/19/2021

APN 121-63-013
APN 121-63-076
APN 121-63-014

PERFORATED METAL 3/16" PERFORATED
METAL GUARD RAILS TYP.

ASPHALT SHINGLES, COLOR TO BE
DETERMINED

EXISTING STUCCO, PATCH AND REPAIR
AS NEEDED, PAINTED FINISH

PROPOSED RIBBED CEMENTITIOUS
PANEL WITH FACTORY PAINTED FINISH

1A

1B
3A 3B 3C

3D

3E

3F
2



0'

SCALE: 3/32" = 1'-0"

A5.3
5' 10' 15' 25' 35'

BUILDING 3 ELEVATIONS

BUILDING 3, NORTH elevation, looking SOUTH
SCALE: 3/32" = 1'-0"

01.1 A5.3

ELEVATION KEY

BUILDING 3, EAST elevation, looking WEST
SCALE: 3/32" = 1'-0"

02.1 A5.3

MATERIAL LEGEND

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.

GENERAL NOTES

915 East Pierce Street
Phoenix, Arizona 85006
(602) 697-1205
christophkaiser.com

DO NOT SCALE DRAWINGS

PARK 25

LSPL:
KIVA:
FACT:

QS:
PRLM:
PAPP:
SDEV:
CPGD:

##
20-2825
2100940
8
##
##
2100067
##

© 08/19/2021

APN 121-63-013
APN 121-63-076
APN 121-63-014

PERFORATED METAL 3/16" PERFORATED
METAL GUARD RAILS TYP.

ASPHALT SHINGLES, COLOR TO BE
DETERMINED

EXISTING STUCCO, PATCH AND REPAIR
AS NEEDED, PAINTED FINISH

PROPOSED RIBBED CEMENTITIOUS
PANEL WITH FACTORY PAINTED FINISH

BUILDING 3, NORTH elevation, looking SOUTH
SCALE: 3/32" = 1'-0"

01.2 A5.3

BUILDING 3, EAST elevation, looking WEST
SCALE: 3/32" = 1'-0"

02.2 A5.3

1A

1B
3A 3B 3C

3D

3E

3F
2

1.1

2.1

4.2

3.1

A5.3

A5.4

A5
.3

A5.4

1.2
A5.3

2.2 A5
.3

3.2
A5.44.1

A5.4

4.3A5.4



OPEN TO
BEYOND

0'

SCALE: 3/32" = 1'-0"

A5.4
5' 10' 15' 25' 35'

BUILDING 3 ELEVATIONS (CONT.)

BUILDING 3, SOUTH elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03.1 A5.4

ELEVATION KEY

MATERIAL LEGEND

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.

GENERAL NOTES

915 East Pierce Street
Phoenix, Arizona 85006
(602) 697-1205
christophkaiser.com

DO NOT SCALE DRAWINGS

PARK 25

LSPL:
KIVA:
FACT:

QS:
PRLM:
PAPP:
SDEV:
CPGD:

##
20-2825
2100940
8
##
##
2100067
##

© 08/19/2021

APN 121-63-013
APN 121-63-076
APN 121-63-014

PERFORATED METAL 3/16" PERFORATED
METAL GUARD RAILS TYP.

ASPHALT SHINGLES, COLOR TO BE
DETERMINED

EXISTING STUCCO, PATCH AND REPAIR
AS NEEDED, PAINTED FINISH

PROPOSED RIBBED CEMENTITIOUS
PANEL WITH FACTORY PAINTED FINISH

1A

1B
3A 3B 3C

3D

3E

3F
2

BUILDING 3, SOUTH elevation, looking NORTH
SCALE: 3/32" = 1'-0"

03.2 A5.4

BUILDING 3, WEST elevation, looking EAST
SCALE: 3/32" = 1'-0"

04.1 A5.4 BUILDING 3, WEST elevation, looking EAST
SCALE: 3/32" = 1'-0"

04.2 A5.4

BUILDING 3, WEST elevation, looking EAST
SCALE: 3/32" = 1'-0"

04.3 A5.4

1.1

2.1

4.2

3.1

A5.3

A5.4

A5
.3

A5.4

1.2
A5.3

1.3
A5.3

2.2 A5
.3

3.2
A5.44.1

A5.4

4.3A5.4



MO 25 LLC
Brad Pickering & Shawn Petree
5906 E. Aster Dr.
Scottsdale, AZ 85254
602.332.3900
yworry1979@gmail.com
bpickering@crownwest.net

PARK 25ARCHITECTUREowner
TBD
CONTRACTORSURVEY

Superior Surveying Services
David Klein
2122 W. Lane Cactus Drive, Suite 11
Phoenix AZ, 85027
623.869.0223
info@superiorsurveying.com

CIVIL
Civil & Environmental Consultants, Inc.
Mike Jackson
118117 N. Tatum Blvd, Suite 3057
Phoenix, AZ 85028
480.250.3249
mjackson@cecinc.com

2445 E. VAN BUREN ST.
2501 E. VAN BUREN ST.
2446 E. MONROE ST.
PHOENIX,  AZ 85008

APN 121-63-013
APN 121-63-076
APN 121-63-014

Kaiserworks LLC
915 E. Pierce St
Phoenix, AZ 85006
602.697.1205
christoph@kaiserworks.com
kaiserworks.com

The Campbell Collaborative
Don Campbell
111 E Dunlap, Suite 1-278
Phoenix, Arizona  85020
602.266.1644
don@campbellcollaborative.com
campbellcollaborative.com

LANDSCAPE




