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A. Introduction & Vision
1. Purpose
The purpose for requesting a Minor Amendment to the City of Glendale General
Plan is to promote land use adjustments for a portion of the 395 acre StoneHaven
property in support of a development plan for a master planned community. The
land use amendment is proposed for approximately 65 acres, of the 395 acre
property, to provide Medium High Density Residential land use within close
proximity to planned commercial services while increasing the diversity of
planned housing types for StoneHaven.
This Minor Amendment is being processed concurrently with a rezone
application to amend the StoneHaven Planned Area Development.
2. Project Location and Description
The proposed StoneHaven project site is located at the northeast corner of 91st
Avenue and Camelback Road in the City of Glendale, Arizona. The overall
StoneHaven project site area is comprised of approximately 395 gross acres, and
is bordered by the Bethany Home Road alignment and the Grand Canal Linear
Park to the north, Camelback Road to the south, 91st Avenue to the west, and 83rd
and 87th Avenues to the east. This General Plan Amendment request pertains to
approximately 65 acres of property, configured in two development parcels that
are located just east of the southeast corner of 91st Avenue and Bethany Home
Road and just north of the northeast corner of 91st Avenue and Camelback Road.
The land use amendment sites are currently undeveloped and utilized for
agricultural uses.
Currently, the site is accessible from 91st Avenue. The Loop 101 freeway is located
approximately one-quarter mile west of the site and can be accessed by Bethany
Home Road and Camelback Road. Also in close proximity to the site are University
of Phoenix Stadium, Gila River Arena and Westgate City Center to the northwest
of the subject property. The City of Glendale Municipal Airport is located
approximately three and one-half miles northwest of the subject property.
The StoneHaven project is proposed as a primarily single-family residential
master-planned community; however, the plan will include general commercial
land uses within specified development parcel areas. The proposed plan includes
an internal collector street network to define the land use plan, development
parcel areas, and open space network for public trail connectivity throughout.
3. Project Vision
The proposed StoneHaven project is envisioned as a high quality master planned
community offering single-family residential housing opportunities and
supported by new commercial, retail and services space in two locations. The
planning area is within the Western Area Plan’s Parkside Character Area and is
designed to be consistent with Parkside Character Area guidelines. Additionally,
the planned community is envisioned to promote connectivity to the existing
Sunset Ridge Elementary School, Sunset Ridge Park, and Pasadena Park. The land
use proposed in this General Plan Amendment is intended to create additional
housing type diversity and additional community households thus further
supporting community commercial demand for services.
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B. Existing General Plan Designation
According to the City of Glendale General Plan Land Use Map as depicted in Figure
1, the StoneHaven site is designated as Medium Density Residential 3.5 (2.5-3.5
dwelling units per acre) within the land use amendment area. The existing
residential land use designation accommodates planned residential neighborhoods in
a suburban setting which incorporates meaningful open space and recreation
amenities, located near key community services including schools, parks and
neighborhood facilities.
The project site is also located in the Western Area Plan’s Parkside Character Area,
which acts as a policy overlay to the General Plan, adopted in 2002 and updated in
2016. The Western Area Plan designates the future land use of the proposed
StoneHaven site as Medium Density Residential, 2.5-3.5 dwelling units per acre
(du/ac) within the land use amendment area.
Although not located within the planned Corporate Commerce Center Area within
the Western Area Plan update, which lies west of 95th Avenue, the northwest corner
of the StoneHaven property is located directly southeast of the Westgate multi-use
District. In response to adjacent employment opportunities - and entertainment based land uses, the 65 acres of medium high density residential use is proposed by
the Minor General Plan Amendment and within the companion StoneHaven PAD
Amendment.
General Plan Land Use designations adjacent to the project site include the following:
North:
Park/Open Space
East:
Park / Open Space; Educational (Sunset Ridge Elementary School); Low
Density Residential; Medium Density Residential
South:
(City of Phoenix jurisdiction) 10-15 du/Ac Higher Density; 2-3.5 du/ac
Traditional Lot; 3.5-5 Traditional Lot; Commercial
West:
Mixed Use Entertainment; Low Density Residential; Educational (Copper
Canyon High School); Stadium District Parking and associated land uses
C. Requested General Plan Designation
Implementation of the amended StoneHaven Planned Community land use program
will require an amendment of approximately 65 acres of the StoneHaven property
from the existing General Plan land use designation of Medium Density Residential
3.5 to Medium-High Density Residential 8 (5.0 – 8.0 dwelling units per acre). See
Figure 2. Proposed General Plan Land Use Map for the location of the proposed
commercial parcel.
D. Goals of the General Plan
The proposed minor General Plan amendment at StoneHaven is consistent with the
goals and policies outlined in the City of Glendale General Plan and Western Area
Plan. The following General Plan elements and goals applicable to the amendment
have been identified to demonstrate the compatibility of the StoneHaven project
amendment request:
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FUTURE LAND USE OVERVIEW
The newly adopted General Plan for Glendale, Envision Glendale 2040, includes a
land use assessment of existing land use for the year 2014 and the future year 2040
developed condition based on the General Plan elements. The land use element, and
the future development projections, anticipate residential growth to be in the medium
density residential and high density residential categories predominantly. The
requested land use amendment is anticipated to assist to satisfy the future residential
demand and land use percentage expectations.
MEDIUM HIGH DENSITY RESIDENTIAL DEFINITION
The medium high density residential designations allow for a combination of single
family attached and detached dwellings, duplexed and multifamily dwellings. The
variety of housing types may be in planned and cluster development settings.
Substantial common open space for visual relief and recreation amenities that would
serve residents would be typical of these developments. The density range of these
designations is as follows:
MHDR 8 – Up to 8 du/ac
MHDR 12 – Up to 12 du/ac
The requested amendment seeks the medium high density designation but within the
policy expectation of MDHR 8.
GROWTH AND DEVELOPMENT THEME OVERVIEW
The Growth and Development Theme Elements represent Glendale's physical
framework for sustaining community values and directing future growth that is
consistent with the General Plan Goals, including achieving a preferred balance of
housing, commercial, retail and services, and employment land uses as an overriding
municipal development principle.
This Minor Amendment promotes Glendale as an excellent place to live, work and
play by adding, and blending, high-quality single-family residential opportunities.
The land use amendment proposal is both compatible and density appropriate for the
surrounding community and the City of Glendale as a whole. Specifically, the request
supports and furthers the following elements that make up the Growth and
Development Theme: (1) Land Use Element; (2) Housing Element; (3) Urban Design
Element; and (4) Community Preservation and Revitalization Element.
(1) LAND USE ELEMENT (LU)
The purpose of the Land Use Element is to guide development in an orderly manner.
The General Plan aims to foster quality growth in Glendale by promoting livable
neighborhoods that are accessible to quality employment, commercial services, retail
services, educational, cultural and recreational opportunities. The following Land
Use Element Goals and Policies support this request:

Goal LU-1.

Development is guided by sound growth management.

Policy LU-1.1.

The City shall ensure that sufficient infrastructure is in
place for desired land uses
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General Plan Compatibility Statement:
StoneHaven supports the General Plan goal of coordinating new growth with
existing and planned infrastructure. The existing and planned infrastructure
in the immediate area has been developed to support additional growth and
investment in this part of Glendale.
StoneHaven focuses development adjacent to the existing infrastructure, a
concept known as “smart growth,” in Camelback Road, 83rd, 87th and 91st
Avenues, and the future and the planned infrastructure in Bethany Home
Road, which allows for a more efficient way to build and maintain the City.
StoneHaven is committed to managing its infrastructure needs, such as water,
wastewater, electricity and transportation, efficiently and prudently.
(2) HOUSING ELEMENT (HE)
The purpose of the Housing Element is to establish housing goals and policies that
respond to local housing conditions and needs. This Minor Land Use Amendment
creates an opportunity for Glendale to promote greater diversity in housing available
in the City, including first time buyer to move-up housing opportunities thereby
accommodating for all age groups. The following Housing Element Goals and Policies
support this request:

Goal HE-2.

Glendale has a wide variety of housing types, styles and options.

Policy HE-2.1.

The City should encourage variety in siting, floor plans,
elevations, massing, materials and color schemes in
housing units included in new residential developments.
General Plan Compatibility Statement:
StoneHaven promotes the General Plan Goal and Policy by expanding the
housing choices and contributing the diversity of the existing housing stock
in this part of the city. The proposed land use amendment is specifically
intended to expand the diversity of housing types for the StoneHaven Planned
Community.
The approved StoneHaven PAD currently allows three residential zoning
categories and lot types. The proposed amendment to the StoneHaven PAD
includes the introduction of two new zoning categories and lot sizes
accommodating courtyard and cluster housing types to the formerly approved
conventional housing types. The five housing types are spread out over 18
different residential development unit parcels and planned for three distinct
phases of development.
In the time since the StoneHaven PAD was originally conceived, the residential
homebuilding community has been responding to the ever-changing
consumer demands, economy and financing alternatives that have emerged
since the Great Recession. The current housing trends demand larger housing
products on more compact lots in well located communities, such as
StoneHaven.
Local municipalities and the residential homebuilding
community have experienced that consumers are placing less emphasis on
large private outdoor areas within private lots in favor of a common open
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space and amenities with a posture towards a “lock-and-leave” lifestyle as
residents seek out community oriented social opportunities.
It is anticipated that StoneHaven will provide numerous housing styles,
incorporating distinctive architectural elements that enhance the design and
appearance of the overall development and the image of the community and
of the City of Glendale. StoneHaven represents a tremendous opportunity for
Glendale to promote a premiere master planned community within the
context of Metropolitan wide growth.

Policy HE-2.2.

The City shall foster a pleasing, comfortable blending of
single family and multifamily housing units through the
use of compatibility techniques.

General Plan Compatibility Statement:
While not proposing multifamily residential land use within StoneHaven, the
land use amendment does respond to the expectation of compatible land use
relationships by providing density transitions throughout the community with
consideration of the context area and the surrounding neighborhoods.
StoneHaven’s robust and vibrant neighborhoods, diversity of housing choices,
and the unique planned environment will ensure StoneHaven is a great place
to live.

Policy HE-2.3.

The City should provide housing areas that allow
homeowners to move up in home size, quality, and price.

Policy HE-2.6.

The City shall develop a comprehensive strategy for
attracting a variety of housing opportunities, including
higher-end and move-up housing materials.

Policy HE-2.10.

The City shall support housing that promotes intergenerational housing products.

General Plan Compatibility Statement:
StoneHaven is planned with diverse clusters of neighborhoods offering a
market driven variety of housing and lifestyle opportunities.
The proposed amendment to the StoneHaven PAD lot sizes accommodates
planned courtyard/cluster housing types which will broaden the mix of
housing types and densities within the StoneHaven planned community.
These choices support a broad range of lifestyles and improve home
ownership opportunities. Single-family homes on more compact lots within
infill areas are a growing segment of the residential market, as young
professionals, young families, move-up buyers and empty nesters are trading
land area for proximity to work and a more flexible lifestyle with community
amenities.
These neighborhoods are planned as groupings of unique social units
intended to emerge together to form the overall identify of StoneHaven. The
diverse character of neighborhoods and assorted housing and lifestyle
opportunities within StoneHaven will contribute to the presence of a healthy
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social mix that will enrich the identity and quality of life of StoneHaven
residents.

Goal HE-5.

Glendale has diverse, safe, resource-efficient and high-quality
housing options that blend with and enhance its image.

Policy HE-5.1.

The City shall encourage creatively designed subdivision
layouts, particularly layouts in which open space and
recreational amenities are thoughtfully integrated
throughout.

General Plan Compatibility Statement:
StoneHaven is committed to maintaining the vision expressed by the original
approval of the PAD. The organization of the many planned neighborhoods
around the configuration of open space strives to reach each of the planned
neighborhoods. More than 15% of the project acreage is committed to open
space and amenities for the future residents of StoneHaven and intended to
respond to the anticipated multi-generational population expected to settle in
StoneHaven. This planned community offers a planned private park, located
at the heart of the development, (the intersection of 87th and Montebello
Avenues) that will promote amenities that respond to a broad demographic
profile. Additionally, StoneHaven provides numerous other pedestrian and
open space corridors that connect the individual neighborhoods and open
space areas, including a continuous north-south corridor that connects the
north and south sub-areas of the community.

Policy HE-5.2.

The City shall encourage housing developments to
incorporate the highest possible cost- and quality-effective
level of amenities, sustainable design, durability and
architectural quality.

Policy HE-5.3.

The City should develop safe, well built, attractive housing
that adds variety to neighborhoods, thereby serving as a
catalyst for the improvements of the surrounding
neighborhoods.

General Plan Compatibility Statement:
StoneHaven is committed to maintaining several of the signature features
included in the original approval of the PAD. Chief among these is a
commitment to maintain the approved open space elements, where more than
15% of the project acreage will be devoted to open space and amenities for
the future residents. This planned community will offer a private park and
community amenity area that is centrally located at the heart of the planned
community (the intersection of 87th and Montebello Avenues). Additionally,
this community will provide numerous other pedestrian and open space
corridors that connect the individual neighborhoods and open space areas,
the elementary school and the supporting commercial services fostered by a
continuous north-south corridor.
The Applicant believes the diversity of housing types offered at StoneHaven
will attract diversity of age groups to become residents of StoneHaven
StoneHaven
Minor General Plan Amendment 17-01
June 27, 2017

8

inclusive of “first time buyers” to “move up buyers” to “empty nesters”
thereby creating diversity of demographics and contributing to planned
community sustainability. The homes, amenities, landscapes and general
infrastructure will be well built, with design cohesiveness and well managed
by a future master homeowners association. As a master planned community,
StoneHaven will promote quality and optimum management.

Goal HE-6.

Residential areas relate to work places.

Policy HE-6.1.

The City should attract corporate/institutional employment
development proximate to quality housing.

Policy HE-6.2.

The City shall encourage housing in close proximity to
designated employment areas.

General Plan Compatibility Statement:
The University of Phoenix Stadium, Gila River Arena, Westgate City Center
and Tanger Outlet Mall, collectively are considered to be one of the city’s
established employment hubs and economic engines, are located immediately
northwest of StoneHaven. Over the next decade, this Area is likely to be the
most robust job growth area in all of Glendale. This Minor General Plan Land
Use Amendment supports and promotes this regional entertainment and
sports venue by supporting the additional job growth expected within the
Sports & Entertainment District with the placement of new housing
opportunities within very close proximity to the expected job growth. The
Sports and Entertainment District also provides the future residents of
StoneHaven convenient access to goods and services, and exceptional
opportunities for social interaction.
(3) URBAN DESIGN ELEMENT (UD)
The General Plan includes an Urban Design Element to guide new and future
development to reflect the surrounding community context and character to ensure
a cohesive, functional, and aesthetically pleasing project that is compatible with the
existing fabric of the area. This Minor Amendment encourages a master planned
infill community, that is cohesively designed within an established and
predominantly developed area of the city. The following Urban Design Element Goals
and Policies support this request:

Goal UD-5.

There is a cohesive land planning approach throughout Glendale’s
Municipal Planning Area.

Policy UD-5.2.

The City should review and/or update its building design
policies to incorporate most recent trends and best
practices in site and building design.

General Plan Compatibility Statement:
This land use amendment promotes housing diversification for a master
planned community that is uniquely situated as a large infill parcel with
convenient access to established roadway corridors, existing water and sewer
infrastructure, freeway access, shopping and schools. StoneHaven is planned
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to include a variety of housing opportunities, including larger products on
more compact lots with a variety of building designs, in response to emerging,
post Great Recession, consumer demands, thereby promoting the best and
current homebuilding practices in response to economic trends. This land use
amendment is intended to introduce a smaller lot, courtyard type, housing
product to StoneHaven thereby broadening the spectrum of housing types
offered within the formerly approved Planned Community. This broader
spectrum of housing types offered within StoneHaven is expected to promote
a more robust demand for new housing by promoting the offering of five
different housing types concurrently thereby broadening the public attraction
to the community and increasing the pace of housing absorption.
(4) COMMUNITY PRESERVATION AND REVITALIZATION ELEMENT
The General Plan includes a Community, Rehabilitation and Redevelopment Element
(CRR) (a subset of the Community Preservation and Revitalization Theme Element) to
guide new development and investment adjacent to existing neighborhoods. This
Minor Amendment promotes a master planned development on an infill site that is
compatible with, and compliments, the existing surrounding development and
supports the long-term character and goals of the greater area. The following
Community, Rehabilitation and Redevelopment Goal and Policy support this request:

Goal CRR-2. Infill development is a top priority.
Policy CRR-2.1.

The City shall encourage and support infill development to
take advantage of existing infrastructure, community and
educational facilities, and enhance existing neighborhoods.

General Plan Compatibility Statement:
The development of StoneHaven promotes the infill of a vacant and
underutilized property that is surrounded by existing infrastructure and
within a developed area of Glendale.
Glendale is the fifth largest city in the Phoenix Metropolitan area in terms of
population, with an estimated 240,000 people according to a 2014 U.S.
Census estimate. As Glendale continues to grow, development should be
appropriately located to take advantage of existing infrastructure and
facilities to reduce the cost of managing growth. While not a “traditional
infill” site, the StoneHaven property is located in urbanized areas of the city
with existing, and adequate, infrastructure and public facilities necessary to
serve the planned community. Additionally, StoneHaven benefits the
community by improving the remaining roadway infrastructure in the area
with the construction of Bethany Home Road and finishing improvements to
Camelback Road, 91st Avenue and 83rd Avenue.
The marketing and development of the StoneHaven planned community is
expected to promote a significant increase in single-family, and then
commercial permit activity within the City of Glendale. This planned
community, as is the case with most planned communities, should experience
a robust absorption of housing permits thereby promoting additional tax
revenues to Glendale inclusive of the payment of Glendale Impact Fees.
Because StoneHaven is proposing five different residential housing types, this
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should lead to a strong pace of housing absorption contributing to
improvements for the Glendale pace of housing permits and capture of the
current Metropolitan housing demand.
E. Conclusion
While the current Medium Density Residential 3.5 (2.5-3.5 du/ac) and Planned
Commercial land use designations are conducive to accommodating a proposed master
planned development, the minor amendment proposed will further prepare the subject
property to fulfill the detailed project vision, while working to meet the City of Glendale
goals for establishment of a diversity of housing throughout the City and within close
proximity of planned employment centers. The adoption of this minor General Plan
Amendment will change approximately 65 acres of the existing Medium Density
Residential 3.5 to Medium High Density Residential 8 land uses. The added diversity of
housing types will not only be consistent with the goals of the Western Area Plan, but
also offer the flexibility to accommodate necessary transition of residential density
between proposed internal residential neighborhoods and planned commercial uses
within StoneHaven.
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Figure 1. Existing General Plan Land Use Map

StoneHaven
Minor General Plan Amendment 17-01
June 27, 2017

12

StoneHaven
MINOR GENERAL PLAN AMENDMENT

FIGURE 1

BETHANY HOME ROAD

ENVISION GLENDALE 2040
LAND USE MAP
LDR-1
LDR-2.5
MDR-3.5
MHDR-5
MHDR-8
MHDR-12
HDR-20
HDR-30
OFC
GC
PC
EMU
CCC
POS

SUBJECT
SITE

BP
LI
HI
INST
EDU
PF

NORTH

500'

CAMELBACK ROAD

2000'

0'

1000'

SCALE: 1" = 1000'

CITY OF PHOENIX

83RD AVENUE

91ST AVENUE

PRELIMINARY - NOT FOR CONSTRUCTION - COPYRIGHT LVA URBAN DESIGN STUDIO, L.L.C.

Date.

04/21/17

Project No.

1317.9

urban design studio
land planning landscape architecture

120 south ash avenue tempe, arizona 85281 phone: 480.994.0994

PAGE 12

Figure 2. Proposed General Plan Land Use Map
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Legal Description of Amendment Areas
Descriptions of the two amendment areas have been prepared by Hilgart
Wilson for inclusion into the General Plan Amendment Application. These
descriptions define the two land use amendment areas and will total 65.2
gross acres.
STONEHAVEN
“MEDIUM HIGH DENSITY RESIDENTIAL 8”
LEGAL DESCRIPTION
Those portions of land being situated within the West half of Section 15, Township 2 North, Range 1 East of
the Gila and Salt River Meridian, Maricopa County, Arizona, being more particularly described as follows:
PARCEL 1
COMMENCING at a found PK nail accepted as the Northwest corner of said Section 15 from which a found
brass cap in handhole accepted as the West Quarter corner thereof bears South 00°00’00” East, 2641.41 feet;
Thence South 00°00’00” East, 85.35 feet along the west line of said section 15 to the POINT OF
BEGINNING;
Thence North 89°47'43" East, 193.38 feet to a tangent curve concave northerly, having a radius of 500.00
feet;
Thence easterly along said curve, through a central angle of 02°23'46", an arc length of 20.91 feet to a tangent
line;
Thence North 87°23'57" East, 175.02 feet to a tangent curve concave southerly, having a radius of 500.00
feet;
Thence along said curve, through a central angle of 02°23'46", an arc length of 20.91 feet to a tangent line;
Thence North 89°47'43" East, 1040.70 feet;
Thence South 00°00'00" East, 1247.40 feet to a non-tangent curve, concave northeasterly, having a radius of
600.00 feet, the center of which bears North 17°30'28" East;
Thence along said curve, through a central angle of 07°00'42", an arc length of 73.42 feet to a non-tangent
line;
Thence South 10°29'46" West, 61.00 feet to a tangent curve concave northwesterly, having a radius of 450.00
feet;
Thence along said curve, through a central angle of 36°21'06", an arc length of 285.51 feet to a tangent line;
Thence South 46°50'53" West, 26.01 feet;
Thence North 43°09'07" West, 317.68 feet to a tangent curve concave southwesterly, having a radius of
485.00 feet;
Thence along said curve, through a central angle of 46°50'41", an arc length of 396.53 feet to a tangent line;
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Thence North 89°59'48" West, 786.06 feet;
Thence North 00°00'00" East, 75.00 feet along said west section line;
Thence South 89°59'43" East, 65.00 feet;
Thence South 44°59'54" East, 56.57 feet;
Thence South 89°59'48" East, 289.96 feet;
Thence North 00°00'06" West, 1115.13 feet to a non-tangent curve, concave southerly, having a radius of
450.00 feet, the center of which bears South 02°09'01" East;
Thence along said curve, through a central angle of 00°27'01", an arc length of 3.54 feet to a non-tangent
line;
Thence South 87°23'57" West, 175.02 feet to a tangent curve concave northerly, having a radius of 550.00
feet;
Thence along said curve, through a central angle of 02°23'46", an arc length of 23.00 feet to a tangent line;
Thence South 89°47'43" West, 70.88 feet;
Thence South 44°53'51" West, 81.72 feet;
Thence North 90°00'00" West, 65.00 feet;
Thence North 00°00'00" East, 107.45 feet to the POINT OF BEGINNING.
The above described parcel contains a computed area of 32.793 acres more or less and being subject to any
easements, restrictions, rights-of-way of record or otherwise.
AND
PARCEL 2
COMMENCING at a found brass cap in handhole accepted as the Southwest corner of said Section 15 from
which a found brass cap in handhole accepted as the West Quarter corner thereof bears North 00°00’41”
West, 2642.30 feet;
Thence North 00°00’41” West, 883.00 feet along the west line of said section 15 to the POINT OF
BEGINNING;
Thence continuing along said west line, North 00°00'41" West, 1244.44 feet;
Thence South 90°00'00" East, 841.82 feet to a tangent curve concave southerly, having a radius of 500.00
feet;
Thence along said curve, through a central angle of 20°36'12", an arc length of 179.80 feet to a tangent line;
Thence South 69°23'48" East, 45.66 feet;
Thence North 83°28'36" East, 19.87 feet;
Thence South 90°00'00" East, 45.23 feet;
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Thence South 00°00'00" East, 448.60 feet;
Thence North 90°00'00" East, 28.60 feet;
Thence South 00°00'00" East, 745.54 feet;
Thence South 89°46'34" West, 1153.83 feet to the POINT OF BEGINNING.
The above described parcel contains a computed area of 1,412,571 sq. ft. (32.432 acres) more or less and
being subject to any easements, restrictions, rights-of-way of record or otherwise.
The description shown hereon is not to be used to violate any subdivision regulation of the state, county
and/or municipality or any land division restrictions.
Prepared by: HILGARTWILSON, LLC
2141 E. Highland Avenue, Suite 250
Phoenix, AZ 85016
Project No. 1394
Date: April 2017
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