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Zoning Districts
C-1 - Commercial
C-2 - Commercial
C-3 - Commercial
TC - Commercial
EMP A - Office/Industrial Park
EMP B - General Industrial

PQP - Public/Quasi-Public
RC - Recreation/Conservation
MDR - Residential
R1-4 - Residential
R1-5 - Residential
R1-6 - Residential

R1-7 - Residential
R1-8 - Residential
R1-9 - Residential
R1-12 - Residential
R1-15 - Residential
R1-18 - Residential

R1-35 - Residential
R1-43 - Residential
R1-54 - Residential
R1-190 - Residential
PCD - Planned Community
AT - Agritainment
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•  Office  602-957-9800 www.phoenixcommercialadvisors.com •  Fax  602-957-0889 

 
 

 
 
June 29, 2016 
 
 
 
Mr. Chris Grogan 
El Dorado Holdings, Inc. 
8501 N. Scottsdale Road, Suite 102 
Scottsdale, AZ 85253 
 
Re: Meridian Ranch 
 Queen Creek, AZ 
 
Dear Chris: 
 
We have reviewed the plan indicating the 19+ acres of planned commercial on the NEC Signal 
Butte and Queen Creek Road in Queen Creek.  Currently the existing retail in the trade area is 
located two miles west along Ellsworth Loop Road.  There is still additional capacity for retail in 
that immediate trade area and we do not expect there to be demand for significant retail at the 
corner of Signal Butte and Queen Creek. 
 
Ironwood Road is the next major north/south arterial that major retailers will be targeting as the 
area continues to develop.  Signal Butte currently does not connect through to the north of the 
subject intersection further limiting the corner for commercial uses. 
 
There are a number of corners designated for commercial uses along the Meridian and Signal 
Butte alignments in addition to the Germann, Queen Creek and Ocotillo alignments.  We do not 
expect full commercial buildout as designated on the land use plan.  If desired, the corner should 
be limited to 2-12 acres for commercial of which will compete heavily with the surrounding 
commercial corners along Meridian and Signal Butte at Germann & Queen Creek.  Again, we 
anticipate some, but not all of these areas will develop into viable commercial corners as the 
Town of Queen Creek continues to improve its transportation infrastructure. 
 
Please call should you have additional questions. 
 
Sincerely, 
 
 
 
John Schweikert 
 

Cc: Dan Gardiner 
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City: Queen Creek 
State: Arizona 
Property Address: 
 
 Tenant: 
      Nearest Intersection: 
 
  

N/A 
 
N/A 
 
NEC Signal Butte Rd & Ocotillo Rd 

Type of Availability: 
 

± 19.83 acres of vacant land 

Property Features: 
 
 Building Square Footage: 
 Lot Size: 
 Parking: 
 Zoning: 
 
  
General Description: 
 
 
 
Nature of Immediate Vicinity: 
 
 
 
 
 
 
 
 
Visibility: 
 
Access: 
 
 
 
Signage: 

 
 
N/A 
863,636 SF or 19.83 acres 
N/A 
R1-43, Town of Queen Creek (hard corner 
is planned for commercial) 
 
Hard corner parcel; ideal for multi-family 
and possibly 2 to 5 acres of retail or 
medical/office 
 
Surrounded by growing residential 
neighborhoods in all directions.  A new 
master-planned community called Meridian 
Estates is planned surrounding this site on 
the northeast corner.  Average household 
income within 1 mile of the site is over 
$105,000.  Approximately 2 miles east of 
the retail hub for Queen Creek. 
 
Good 
 
Good (although need to know status of 
Signal Butte to the north; right now it dead 
ends at Queen Creek, 1 mile north) 
 
TBD 

 
Market Value: 
 

Asking Sales Price: 
 
Actual Sales Price: 

 
 
$8.00 - $9.00 PSF 
 
$4.00 - $7.00 PSF 

  
 

Brokers Opinion of Value 
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QUEEN CREEK, ARIZONA 

 

 

Submitted to: 

TOWN OF QUEEN CREEK 

PLANNING DEPARTMENT 
22358 South Ellsworth Road 

Queen Creek, AZ 85242 
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Submitted on Behalf of: 

 
MERIDIAN ESTATES, LLC 

8501 North Scottsdale Road, Suite 120 
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OVERVIEW  

Iplan Consulting, on behalf of Meridian Estates LLC is pleased to submit for your consideration 
an amendment to an approximate 47-acre portion of the existing PAD for the Spur Cross master 
plan project that is currently under construction by El Dorado Holdings.  The Spur Cross 
development is comprised of approximately 234 acres in all and is located at the northeast 
corner of Ocotillo and Signal Butte Roads in eastern Queen Creek.  The property is currently 
zoned PAD with underlying R1-9, R1-7, R1-5, R1-4, and C-1 zoning.  The General Plan Land 
Use classification for the property is Neighborhood.   
 
 

 
PAD Amendment outlined in black. 

 
In 2016, El Dorado Holdings processed the Rezoning (RZ16-047) and Preliminary Plat (P16-0010) 
cases for the subject property through the Town’s entitlement process and was approved in 
September of that year.  The PAD rezoning resulted in the master plan community named Spur 
Cross.  Spur Cross was designed to meet a wide variety of housing needs by offering a mix of 
residential densities and lot sizes from multi-family housing to quarter-acre sized estate lots.  In 
addition to this diversity of residential land uses, a 15-acre commercial parcel was positioned at 
the corner of Ocotillo and Signal Butte Roads for what was then hoped for; a grocer anchored retail 
shopping center.     
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Since the 2016 approval, the majority of the single-family portions of Spur Cross have sold and 
are at various stages of development.  The commercial (C-1) and Cluster home (R1-4) parcels, 
however, have not had much end user interest as the markets for those land uses has deteriorated 
in recent years.  The retail/commercial market, in particular, has declined to the point where most 
end users only want to be in large retail hubs like downtown Queen Creek, making secondary 
locations like the subject site, no longer viable for most users.   
 
Our efforts to market the commercial parcel over the last three years have been disappointing.  In 
2016 we believed the project had a reasonable chance to land a grocery store anchor which would 
allow us to fill up most of the 15 acres with commercial users.  Unfortunately, that grocer chose 
to locate at a much busier location along Ironwood Road.  Further efforts to locate an anchor user 
of any size proved fruitless to the point where we now only believe we can market to much smaller 
standalone users who do not need an anchor tenant to draw in customers.  Those standalone users 
typically only need one to two acres each to accommodate their needs which is why we are 
proposing the C-1 parcel be reduced to approximately six acres.  
 
To validate the conclusion that the Spur Cross commercial parcel was no longer sized 
appropriately to be a viable and sustainable retail center, El Dorado Holdings reached out to the 
Brown Group and Phoenix Commercial Advisors to assess the market viability of the parcel.  Both 
experts analyzed the site, existing and planned commercial sites in the market area, and the general 
trend of commercial development in the greater Phoenix metropolitan area.  Both experts 
concluded that there are too many better located commercial sites in the market area that are 
competing for fewer and fewer commercial users for this site to be even remotely competitive.  
That said, they do see a demand in the area for smaller non—anchored sites for sit down restaurants 
and non-chain “unique” retail and/or service-based users.   As such, both groups conclude that the 
subject site would be much more viable and sustainable if reduced in size to two and six acres in 
size.       
  
The R1-4 parcel was originally planned for approximately 150 “Cluster” home type units where 
four to six single family homes would share a common driveway.  What we have come to find is 
that this product type is too similar to a conventional lot single-family home and doesn’t offer the 
diversity in house design, lifestyle, and value necessary to be successful with the other housing 
offerings in Spur Cross and nearby.   
 
El Dorado Holdings original envision was to create a large range of housing types from quarter 
acre lots down to low intensity multi-family homes.  As such, they have teamed up with a 
residential architecture firm that specializes in unique low intensity multi-family products that are 
lifestyle based instead of rent based, to design a brand-new MDR multi-family housing product 
that provides a more diverse lifestyle choice for the community.  The result of that collaboration 
is the single level for rent product described later in this narrative.      
 

 
EXISTING CONDITIONS |  RELATIONSHIP TO SURROUNDING PROPERTIES  

The Spur Cross project area is bound on the north by the Madera project.  Agricultural fields lie 
contiguous to the eastern project boundary.  Ocotillo Road comprises the southern boundary of the 
project, with the Central Christian Church and the Meridian master plan community further 
beyond.  Also across Ocotillo Road is a portion of the Country Mini-Farms neighborhood which 
not annexed into the Town.  To the west is Signal Butte Road with the Charleston Estates 



 

 

July 2019                                                                                                                                          Spur Cross | Zoning 

Page 5 of 13 

neighborhood beyond.  The General Plan land use classifications, along with the existing zoning 
and uses for the adjacent parcels, are listed below: 
 
 

DIRECTION GENERAL PLAN LAND USE 
CLASSIFICATION EXISTING ZONING EXISTING USE 

On-Site Neighborhood PAD; R1-4, R1-5, R1-7, 
R1-9, & C-1 Vacant & SFR 

North Neighborhood PAD; R1-5 Agriculture 

East Neighborhood R1-5 Agriculture 

South Neighborhood PAD; C-2, R1-43 Church & SFR 

West Neighborhood PAD; R1-7, R1-9 Single family residential 

 

GENERAL PLAN COMPLIANCE  

Queen Creek’s current General Plan Land Use Map classifies the entire property as Neighborhood, 
which land use classification is intended to serve as a primarily residential area with a range of 
densities and an allowance for commercial land uses where appropriate.  We believe the proposed 
zoning request contains several notable features that respond to the 2018 General Plan vision 
through: 
 
 
LAND USE ELEMENT GOAL 1: Maintaining the Town’s unique community character by:  
 

o Protecting the Town’s development potential and enhancing economic sustainability by 
maintaining a viable and sustainable amount of commercial land use and a mix of residential lots 
sizes that reduce the ratio of public service costs to revenue generation as compared to existing 
zoning (Strategy 1.A);   
 

o Ensuring compatibility between this project and existing/approved projects adjacent to the site 
(Action 1.A.4);   

 
o Implementing the Town’s high-quality design standards throughout the project (Action 1.C.1).  

 
 
LAND USE ELEMENT GOAL 2: Effectively managing the Town’s growth by: 
 

o Providing both commercial and residential in the project which maximize the land use 
opportunities (Strategy 2.A);   

 
o Proposing a mix of residential lot sizes and densities in the project which is classified as 

Neighborhood in the Town’s 2018 General Plan (Action 2.A.2). 
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HOUSING ELEMENT GOAL 1: Provide a diverse range of quality housing options for 
current & future residents by:  
 

o Designing a neighborhood project that meets and/or exceeds the Town’s design standards and 
regulations, resulting in a healthy, safe, and attractive place to live (Strategy 1.A). 

o Providing a variety of housing options that meet the socioeconomic needs of people who live and 
work in Queen Creek (Strategy 1.C). 
 

o Providing a portion of the project that will offer entry-level housing opportunities for Queen 
Creek’s work force.   
 
 
CIRCULATION ELEMENT GOAL 1: Develop a multi-modal transportation system for all 
users by:  
 

o Providing the impetus and funding for the continued development of the Town’s Arterial road 
system as per the Town’s 2025 and 2035 transportation plan (Action 1.A.2). 
 

o Using a hierarchy of streets to promote safe and efficient circulation for current and future residents 
that include local, collector, and arterial level streets (Action 1.B.2). 
 

o Providing a Traffic Impact Analysis to help Town officials assess both existing and future traffic 
needs in this area (Action 1B.9). 
 

o Incorporating sidewalks and bicycle lanes that meet or exceed the Town standards within and 
adjacent to our project (Action 1.C.2). 
 
 
OPEN SPACE ELEMENT GOAL 1: Develop a comprehensive park system to provide open 
spaces and recreation opportunities appropriate to a community the size of Queen Creek by: 
 

o Including both park and trail elements in the project that will be able to connect to the Town wide 
trail and open space plan (Strategy 1.A.2). 
 
 
OPEN SPACE ELEMENT GOAL 5: Design Parks and trails that are safe by: 

 
o Designing all access to parks and trails to be safe for pedestrians and bicyclists Action 5.A.2) 

 
 
ZONING  

Implementation of the General Plan is based on fostering the overall vision, specific goals, 
objectives and policies adopted by the community.  Zoning of real property is the legal tool 
frequently used to implement the General Plan vision.  The proposed zoning promotes many of 
the tenants set forth in the Town of Queen Creek Zoning Ordinance provisions and corresponding 
Design Standards while:  still allowing creative solutions to address the desired mix of residential 
densities; encouraging compatible land use relationships; implementing pedestrian connectivity; 
greatly enhancing the community experience through a unique open space and amenity package; 
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and, allowing carefully crafted site development regulations to protect surrounding properties and 
future residents of the project area alike. 
 

Zoning Data Table 
 

 
DESCRIPTION 

 
ACREAGE (AC.) 

 

 
PERCENTAGE OF 

GROSS AREA 

Total Area (gross): +/- 234.19 
 

100% 

Arterial & Collector Roadways: +/- 15.67 6% 
 
Commercial Parcel Area (net): +/- 4.66 2% 

Church Site (net): +/- 5.83 3% 

Total Area (net): +/- 208.03 89% 
 

OPEN SPACE SUMMARY 
 

ACREAGE (AC.) 
 

PERCENTAGE OF 
NET AREA 

 
Total Area - Open Space Required: 

 
+/- 41.6 

 
20% 

 
Total Area - Open Space Provided: 

 
+/- 44.9 

 
22% 

Total Area – Active Open Space Required: +/- 12.5 
 

30% 

Total Area – Active Open Space Provided: 
 

+/- 13.3 
 

32%  
Total Number of Lots/Dwelling 
Units:  747 100%  

PAD Overall Density (net): 
 

3.59 DU/AC  
 
The above table represents a comparison between the proposed development and the Town Zoning 
Code requirements.  However, since this proposal is an amendment to an existing PAD, we have 
provided a comparison between the density and open space data between the proposal and the 
approval PAD.  The density stays about the same (0.1 DU/acre more) as the 25 additional units is 
partially offset by the increase in residential acreage.  The open space acreage increases by about 
one-quarter acre but the percentage stays the same (22%) which exceeds the Town Zoning Code 
requirement of 20%.       
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As aforementioned, only about 47 acres of the Spur Cross PAD are proposed to be amended by 
this request.  Those areas include the commercial parcel, the R1-4 parcel, and a portion of the R1-
5 parcel.  The effect of those changes to the zoning districts is shown in the table below:      
 
Zoning Category   Approved Plan   Proposed Plan 
R1-9     29 acres    29 acres 
R1-7     59 acres    59 acres 
R1-5     98 acres    120 acres 
R1-4     33 acres    0 acres 
MDR     0 acres     20 acres 
C-1     15 acres    6 acres  
TOTAL    234 acres    234 acres 
 
The most significant change to the project is the replacing of the R1-4 “cluster” project with a new 
MDR multi-family product.  Complete design details of the MDR proposal are provided in an 
accompanying Site Plan submittal but we have included a few exhibits and details in this narrative 
to illustrate the character of the proposed product.  Although, the project does fall under the multi-
family zoning designation, it lives more like a single-family neighborhood due to the low intensity 
and detached nature of many of the units.  All of the proposed unit types are single-story with 
architecture that reflects the residential setting of the Spur Cross project.  That includes material 
variety, pitched roofs, ornamental details around the doors and windows, and four-sided 
architecture.  An example is provided below. 
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The proposed MDR product is a combination of 174 standalone and duplex single-story units that 
are built in pod combinations of four to nine units.  All of the units in a pod front onto a shared 
landscaped courtyard area but each unit also has a private outdoor covered patio and small yard 
space.  The MDR parcel also features a primary amenity area that is exclusive to this neighborhood. 
Amenity details include a clubhouse building, multiple outdoor gathering spaces, and a large 
swimming pool with accompanying sun deck. 
 

 
 

Differing from traditional multi-family projects that are typically large two- and three-story 
structures, this neighborhood will have a much more single-family residential look and feel due to 
the single-story design.  The intention is to spread the units around the parcel but cluster them 
together in groups that all open onto a shared common courtyard space.  However, in order to 
provide this more pedestrian scale, we are proposing to position the buildings in a manner similar 
to single family homes where you have a minimum of 10-feet between buildings.   
 
Since all of the units are single story and use either a standalone or duplex design, they are much 
more similar to a single-family home than a massive 30-foot tall apartment building housing 30-
40 families where you would expect a 15-foot or greater separation between buildings.  Our 
building footprints range from 1,000 to 2,500 square feet which is similar to single family home 
sizes in the R1-4 and R1-5 zoning districts which use a 10-foot building separation as proposed 
here.  Although a deviation, we believe this design is appropriate given the specific product type.    
 
As with the previous “Cluster” proposal, we have designed this new neighborhood to be 
compatible with the adjacent Spur Cross neighborhoods.  An example of this is our inclusion of 
the buffer separation distances prescribed by the Town’s Zoning Ordinance, but we have purposely 
adjusted how those buffers straddle parcel lines to make them more usable and easier to maintain. 
 
Along the north boundary a 30-foot buffer is required but instead of creating two 15-foot wide 
spaces that would be maintained by two different HOAs and be separated by a wall, we are 
proposing to include the entire 30-foot buffer on the MDR parcel to both keep the entire area under 
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one HOA control and to allow the area to be utilized for the benefit of the MDR residents as a 
larger passive recreation area.   
 
Along the south boundary where the MDR parcel adjoins the C-1 parcel, we are proposing to 
expand the landscape buffer to be 20-feet wide on the MDR parcel side to keep the space large 
enough to be a safe, usable area for the MDR residents while still maintaining the 10-feet wide 
landscape buffer required on the commercial parcel.   
 
Requested Deviations from PAD Ordinance and Zoning Ordinance include: 
 
Ord. 622-166 #4 – The R1-4 zoning district will no longer be needed in the Spur Cross PAD.    
 
DS.5.C.1.a. – Reduction in the 15-foot minimum separation between buildings in the MDR zoning 
district to 10-feet minimum. 
 
5.6.c. – Allowance to place 100% of the 30-foot required landscape buffer along the north 
boundary in the MDR parcel. 
 
5.6.9.d. – Allow a two-foot overhang dimension to count towards the required 20-foot parking 
space depth for surface parking spaces in the MDR parcel.   
 
 
DEVELOPMENT PLAN  

The land use planning concept for Spur Cross centers on five primary elements:  transitional and 
appropriate residential densities, open space use and connections, appropriate commercial 
development, implementation of the General Plan vision, and facilitation of key infrastructure 
improvements for the contiguous arterial level streets: Signal Butte and Ocotillo Roads.   
 
This land use concept is implemented by strategically transitioning intensity and balancing 
complementary land uses – commercial and residential -- to provide for a successful and 
sustainable project for the Town of Queen Creek and the region as a whole.  Implementation of 
these elements is further accomplished through the provision of quality open space design. 
 
The Development Plan for Spur Cross is unchanged for approximately 187 acres and is only 
proposed to be amended in the 47 acres located in the southwest portion of the project.  Below is 
a list of the significant changes in the new plan: 
 

- Reduction of the C-1 parcel size. 
- Elimination of the R1-4 zoning “Cluster” parcel. 
- Addition of the MDR zoning parcel. 
- Expansion of the R1-5 zoning parcel area(s). 
- Addition of a church site.    

 
The ultimate effect of the above changes does not significantly impact the overall layout or 
circulation of the project.  The primary project access points off of Ocotillo Road and Signal Butte 
Road remain as approved as does the location of the collector road running through the project.    
 



 

 

July 2019                                                                                                                                          Spur Cross | Zoning 

Page 11 of 13 

 
 
The parcel boundaries and vehicular access/circulation of the R1-5 (Parcel 1) are different from 
the approved plan but still adhere to Town requirements.  Parcel 1 proposes two local road access 
points with the collector road with an internal loop road circulation design and one cul-de-sac 
providing access to the 59 lots proposed in this parcel. 
 
The church site, which is a new addition to the plan, is located off the south portion of the collector 
loop road.  However, in an effort to limit the number of access points on the main collector road, 
we are proposing a new spur collector road that will provide direct access to the church site.  The 
church parcel backs up to the redesigned portions of Parcel 1 and existing portions of Parcel 5.   
 
The commercial parcel is proposed to be about six acres in area which will accommodate two or 
three standalone buildings.  The Development Plan illustrates a retail in-line suite building and a 
standalone pad building.  Irrespective of the ultimate building configuration, we do plan on access 
to be provided from both Ocotillo and Signal Butte Roads.  All parking spaces and site circulation 
are intended to meet Town regulations.  At this time, we do not envision any direct vehicular 
connection with the residential portions of Spur Cross, but a pedestrian connection might make 
sense depending on how the commercial site and the MDR parcel ultimately develop.          
 
The MDR parcel is located where the previous cluster project was proposed, but will feature a 
brand new, completely unique multi-family product type that is low intensity and very residential 
in character.  Primary access to the MDR parcel is proposed off the collector spur road along the 
east side of the parcel (shared with the church site).  A secondary point of access is proposed 
directly out to Signal Butte Road to the west.  Parking is provided via private garages, covered 
carports and open parking spaces.  Please note that when parking is adjacent to a landscape area, 
we are allowing for a two-foot overhang making the parking pavement areas 18-feet long.  
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PUBLIC UTILITIES AND SERVICES  

Utilities and services will be provided as follows: 
• Water:  Town of Queen Creek 
• Sewer:  Town of Queen Creek 
• Electric:  Salt River Project 
• Gas:  City of Mesa 
• Telecommunications:  Cox Communications; CenturyLink 
• Police:  Maricopa County Sheriff 
• Fire:  Town of Queen Creek  
• School:  Queen Creek Unified School District 
 
 
WATER  
Potable water is to be provided by Town of Queen Creek facilities, which a portion of these 
facilities were installed as part of a 2017 Capital Improvement Project within the Town. The 
proposed water system improvements will be designed and developed in accordance with Town 
of Queen Creek and Maricopa County Environmental Services Department requirements. 
 
The water demand for Spur Cross has been calculated per Town of Queen Creek Design and 
Construction Standards Manual for Water, Wastewater, and Irrigation Systems, December 2013. 
Section 2.1, Table 2.1.1. Calculations assume: 

• 573 single family units 
• 175 multi-family units 
• 4.53 acres of commercial zoning 
• 125 Average Day Demand per Person (GPD) for single family 
• 110 Average Day Demand per Person (GPD) for multi-family 
• 3.2 Persons Per single family Dwelling Unit 
• 2.0 Persons Per multi-family Dwelling Unit 
• 1,700 gpd/acre of commercial land 

 
Based on the above stated assumptions the water demand for Spur Cross is as follows: 

• Average Day Demand: 275,401 GPD 
• Average Year Demand: 308 acre-feet / year 
• Max Day Demand: 0.50 MGD 
• Peak Hour Demand: 0.83 MGD 

 
WASTEWATER 
Wastewater from Spur Cross will be serviced by Town of Queen Creek facilities.  Spur Cross is 
currently within the Town of Queen Creek Sewer Service Area, per map dated March 07, 
2012.  The project area is illustrated as “Developable Area” in the current Town of Queen Creek 
Sewer Master Plan, which indicates a future 12-inch sewer line along the project’s western 
boundary and a 12-inch sewer line along the E. Riggs Road. 
 
The Wastewater demand for Spur Cross has been calculated per Town of Queen Creek Design and 
Construction Standards Manual for Water, Wastewater, and Irrigation Systems, December 2013. 
Section 5.1, Table 5.1.1. Calculations assume: 
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• 573 single family units 
• 175 multi-family units 
• 4.53 acres of commercial zoning 
• 75 Gallons per Day per Capita  
• 2.7 Persons Per Dwelling Unit 
• 1,000 gpd/acre of commercial land 

 
Based on the above stated assumptions the wastewater demand for Spur Cross is as follows: 

• Cumulative Day Flow: 156,000 GPD 
 
PUBLIC PARTICIPATION  

A neighborhood meeting was held on June 26th at the Town Council Chambers in accordance with 
the Town of Queen Creek Public Participation requirements with six nearby residents in 
attendance.  Issues discussed included traffic, building heights, roadway construction, and project 
timing.  A summary of the meeting is on file with the Town Planning Department.    
 
Prior to the meeting, a total of 11 calls we received by the development team from adjacent 
property owners asking questions about the proposal specific to the commercial acreage change 
and the impacts to traffic that would result.  The consensus of the property owners was that they 
were relieved that the commercial parcel was being reduced which would also reduce the potential 
amount of traffic generated by the project.  Most of the callers stated they felt this change would 
make the project a much better fit into their community.   
 
 
CONCLUSION  

In summary, we are proposing to modify the Spur Cross PAD by reducing the C-1 parcel acreage 
and eliminating the R1-4 zoning designation, replacing that acreage with the existing R1-5 zoning 
designation and new MDR zoning designation.  The proposed land use change will result in the 
commercial parcel shrinking by approximately 9 acres and the “cluster”/multi-family parcel 
shrinking by approximately 13 acres.  These combined 22 acres are being added to the R1-5 parcel 
with approximately 16 acres being proposed as single-family lots and the remaining 6 acres proposed 
for a future church site.  The proposed unit count of the new plan currently is 747 units which is 25 
more units than the original approval, but since the residential land area is increasing by 9 acres, the 
overall project density remains consistent at 3.59 DU/acre thus maintaining the intent of the original 
PAD approval.    
 
Although the development team strives to design projects to accommodate future fluctuations in 
residential and commercial markets, we sometimes accommodate for major changes in these 
larger market movements.  The significant change in online retail shopping has forever altered 
the demand for retail/commercial land.  Housing/lifestyle choices can and do also shift quickly, 
especially in the high-density SF / low-density MF housing sector which has been the case here.  
This PAD Amendment request is in response to those two major market shifts and fortunately, 
we now have the opportunity to reshape those portions of our project to meet the new market 
needs.  We are grateful for all of the Town’s assistance on this project to date and look forward 
to continuing that cooperation to complete the build out of this great community.      
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