
  
 
 
 
 
 
CITY OF TEMPE Meeting Date:  08/22/2023 
DEVELOPMENT REVIEW COMMISSION Agenda Item: 8 
 

 
ACTION:  Request a General Plan Land Use Map Amendment from “Open Space” to “Mixed-Use”, a General Plan Residential 
Density Map Amendment from “Medium-High Density” (up to 25 du/ac) and “No Density” to “High Density Urban Core” (greater 
than 65 du/ac), a Zoning Map Amendment from General Industrial District (GID) within Rio Salado Overlay District (RSOD) 
and Transportation Overlay District (TOD) to Mixed-Use High Density (MU-4) within the RSOD and TOD, and a Planned Area 
Development Overlay to establish development standards for MUNICIPAL REZONING OF 1ST & FARMER, located at 26 
South Farmer Avenue. The applicant is Huellmantel & Affiliates.  
 
 
FISCAL IMPACT:  While this ordinance change does not directly impact revenue, the planned development will result in 
collection of the standard development fees, calculated according to the approved fee structure at the time of permit issuance. 
 
RECOMMENDATION: Approve, subject to conditions   
 
BACKGROUND INFORMATION:  MUNICIPAL REZONING OF 1ST & FARMER (PL230127) This request consists of a 
previously approved Request For Qualifications, which the City Council awarded to 1st & Farmer, LLC, including an executed 
Development and Disposition Agreement with the City on July 28, 2023. The applicant and the City participated in a scheduled 
neighborhood meeting for this request on June 22, 2023. The request includes the following: 
  

GPA230007 General Plan Land Use from “Open Space” to “Mixed-Use” on 0.85 acres; a General Plan Residential 
Density Map Amendment from “Medium-High Density” (up to 25 du/ac) and “No Density” to “High Density 
Urban Core” (greater than 65 du/ac) on 3.6 acres. 

ZON230008 Zoning Map Amendment from General Industrial District (GID) within the Rio Salado Overlay District 
(RSOD) and Transportation Overlay District (TOD) to MU-4, Mixed-Use High Density District within the 
RSOD and TOD on 3.6 acres. 

PAD230010 Planned Area Development Overlay to establish standards as provided, including 210’maximum building 
height, 550 dwelling units, etc. 

  
  
  

  

 

Property Owner(s) Todd Marshall, 1st & Farmer, LLC;  
Jeff Tamulevich, City of Tempe;  
Andrew Cohn, 265, LLC 

Applicant Charles Huellmantel, Huellmantel & Affiliates 
Zoning District 
(current/proposed) 

GID, RSOD, TOD / MU-4 (PAD) RSOD, TOD 

Gross / Net site area 3.6 acres 
Density / Number of Units 153  du/ac / 550 units 
Lot Coverage 82% (100% maximum allowed)   
Building Height 210’ (35’ maximum allowed) 
Building Setbacks 0‘ front, 0’ west side*, 0’ east side, 0’ rear (25’, 0, 0’ 

min.) 
Landscape area 7% (10% minimum required) 
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ATTACHMENTS:    Development Project File 
 
STAFF CONTACT(S):  Ryan Levesque, Deputy Community Development Director (480) 858-2393 
 
Department Director:  Jeff Tamulevich, Community Development Director 
Legal review by:  N/A 
Prepared by:  Ryan Levesque, Deputy Director - Planning 
 
 
COMMENTS: 
 
This site is located between at the northwest corner and the northeast corner of 1st Street and Farmer Avenue, west of the 
Union Pacific Railroad, and south of Rio Salado Parkway. The property is currently zoned GID, General Industrial District, 
within the Rio Salado Overlay District and the Transportation Overlay District.  The property contains the Gonzales-Martinez 
House, Tempe’s second oldest Adobe home and listed on the National Register of Historic Places. This building is significant 
for its association with the initial settlement of the Hayden's Ferry townsite along the south bank of the Salt River. Built in 
1880 by Ramon Gonzales, the house is one of only three remaining structures associated with the first ten years of Tempe's 
history. The building is a rare local example of a house type illustrative of the lifestyle and settlement pattern of the 
predominantly Mexican population of early Tempe. The westernmost property contains the Lodge, a local bar and grill, 
separated by the dead-end street of Farmer Avenue. 
 
The City in the past two years acquired the eastern half of the property, known as the Sussex property (through 20+ years of 
litigation). The City had initiated a Request for Qualifications (RFQ) for potential redevelopment of the City-owned land, with 
the objective of preserving the historic Gonzales-Martinez House, and continuing the multi-modal pathway from Farmer Arts 
District through the site and to the Tempe Town Lake park. City Council awarded the RFQ to the adjacent landowner, 1st & 
Farmer, LLC, who was the successful bidder during the State Land auction held in November of 2022. On April 20, 2023, at 
the Regular City Council meeting authorized the City Manager, or designee, to execute a Development and Disposition 
Agreement with 1st & Farmer, LLC. 
 
This request includes the following: 

1. General Plan Amendment 
2. Zoning Map Amendment 
3. Planned Area Development Overlay 

 
The applicant is requesting action on the items three items listed above. 
For further processing, the applicant will need to process a Major Development Plan Review, including an Amendment to the 
Planned Area Development Overlay, conducting another neighborhood meeting and public hearings, pursuant to the 
approved Development and Disposition Agreement. This request will come forward when a development team is formed to 
plan out and provide a proposed development project. 
The applicant will also need approval for a Subdivision Plat, to combine the individual lots into one, and separate remaining 
parcels not part of the development site.  
 
SITE PLAN REVIEW 
The applicant skipped the preliminary site plan review, and received comments on the application through the formal review 
process. Initial review comments included request to provide proposed site plan details, such as entry drives, pathway 
connection, or schematic plans conceptualizing proposed PAD standards requested. Request to provide adequate buffering 
and separation/protection from historic structure to new development, including separation or building step-backs from 
condominiums located on the western edge of the property.  Revisions provided based on initial parking reductions from 0.5 
to 0.6 spaces per unit and incorporating guest parking (0.1 space per unit), request to restrict high bedroom count units from 
receiving proposed reduction. Extensive discussion and coordination with city staff and Tempe’s Historic Preservation Officer 
to prepare a rehabilitation plan of the Gonzales-Martinez House and provide the City with a façade conservation easement.  
City funds and State grant money available to begin early work on removal of non-historic structures of the home, and repair 
any structural damages, including adobe repairs to the home.  Remaining outstanding comments were provided as 
conditions of approval for this request, currently agreed upon by the applicant.  The most significant of the conditions, 
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included within the Development Agreement, is assurances for protection and preservation of historic home in place, and 
processing a 2nd public hearing process when the Major Development Plan Review is filed and proposed development 
project is submitted for review. 
 
PUBLIC INPUT 

• Neighborhood meeting is required for General Plan Map Amendments, Zoning Map Amendments and PAD 
Overlays. 

• Neighborhood meeting held: June 22, 2023, at 5:30 pm at the Don Cassano Room of the Tempe Transportation 
Center. 

• See attached summary of meeting provided by the applicant. 
• Community Development staff Ryan Levesque, including Charles Huellmantel, were joint presenters in providing 

background to the process the led the request to hold a neighborhood meeting.  
• Staff received a few public comments on the rezoning request, including general inquiries to the process, a support 

letter for the project site, and concern that a PAD is being proposed without a massing illustration. The resident had 
provided an illustration of what the building envelope area would look like (see attachment) based on the request. 

• City received response reviews from Maricopa County Flood Control, identifying levee bank controls at the site. 
• City received input and review from Salt River Project, identifying that a portion of this site, near the southeast 

corner tapering north, has been identified by SRP as an easement area for set-up and maintenance for nearby and 
adjacent 230 kv power lines. City understands that when a development plan is proposed, we will have the 
developer coordinate with SRP regarding appropriate landscape treatments adjacent or near the easement set-up 
areas. 

• City received a response from the City of Phoenix Aviation Department, (see attached) requesting the following:  
 Aviation requests the following conditions/stipulations of rezoning: 

o Prior to building permit issuance, the owner/developer shall dedicate an Avigation Easement to the City of 
Phoenix, per the form and content required by the City Attorney. 

o Prior to building permit issuance, the owner/developer shall receive FAA obstruction evaluation no hazard 
determinations for temporary obstructions such as construction cranes as well as the permanent 
structures. 

The Community Development staff appreciates the review and involvement from the City of Phoenix. It is customary practice 
for new projects located within the 65 DNL noise contour of Sky Harbor Airport to request an Avigation easement.  The FAA 
obstruction evaluation is a process requirement for any construction within proximity to an airport flight path. While thoughtful 
conditions for the site, these stipulations could be considered at the time when a project development plan is filed with the 
City and considered for stipulations at that time. 
 
DEVELOPMENT REVIEW COMMISSION 
Reserved for summary of the public hearing at the DRC hearing. 
 
PROJECT ANALYSIS 

 
GENERAL PLAN  
The applicant has provided a written justification for the proposed General Plan amendment.  
 
Land Use Element:  
The applicant is requesting a General Plan Land Use Map Amendment from “Open Space” to “Mixed-Use” on 0.85 acres; a 
General Plan Residential Density Map Amendment from “Medium-High Density” (up to 25 du/ac) and “No Density” to “High 
Density Urban Core” (greater than 65 du/ac) on 3.6 acres. From the contextual area, properties west of Farmer Avenue and 
adjacent to the railroad tracks have been considered as a “transitional zone” of Downtown density and height that meets the 
adjacent neighborhood density and height to the west. Based on prior zoning requests and individual case proposals, the 
area along the perimeter of the neighborhood is quickly densifying. Some properties, west of Farmer Avenue have received 
General Plan Density changes from (up to 25 du/ac) to (up to 65 du/ac) and even one site that is now (greater than 65 
du/ac).  Properties along 1st Street to the north and Rio Salado Parkway to the south have been receiving zoning approval 
changes that allow densities in the ranges up to 65 du/ac.  The proposed Open Space change to “Mixed-Use” is appropriate, 
because that portion of the property will no longer remaining with the City and only city-owned land can be designated as 
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“Open Space”.  There is the potential that area could remain undeveloped and possibly used for enhanced landscape space 
or decorative public art features.  We will know more on the use of this area when the developer files for the development 
project. This property site is very uniquely positioned to have the close enough proximity feel like the property is adjacent to 
the Town lake and near other similar entitled sites such as 250 Rio and the Tempe Depot project. The site is located at the 
intersection of vehicle travelways, heavy railroad, Light Rail transit, as well as Modern Street car close by. The proposed land 
use and density map changes provide the greatest level of opportunity for a challenging redevelopment site, while 
maintaining in place the historic structure that is the Gonzales-Martinez House.  The applicant has provided a comprehensive 
analysis and justification on how the proposed project will implement or conforms to appropriate elements of the General 
Plan. 
 

Criteria for Considering a General Plan Amendment: 
1.  Written justification for the amendment should consider long-term and short-term public benefit and how the amendment, 

considering Land Use Principles, will help the city attain applicable objectives of the General Plan. The proposed General 
Plan amendment will clean up what has traditionally been dump yard site and an eye-sore when entering the City through 
Light Rail.  The longer term benefits will preserve an 1880 adobe structure and provide long-term preservation of Tempe’s 
history with the opportunity for the public to view this historic location. This could not be completed without the partnership 
of a redevelopment of the property site.  An extended multi-use pathway will be provided on this site, subject to further 
review and details of a proposed plan, connecting the trail path that extends from University Drive to Rio Salado Parkway 
and eventually to Tempe Town Lake. 

2. If the proposed amendment is only to the General Plan’s text, there should be objective discussion of the amendment’s 
long-term and short-term public benefit and the larger issue of its impact on the city attaining applicable objectives of the 
General Plan. Refer to benefits noted above. 

3.  If the proposed amendment impacts the General Plan’s Projected Land Use Map only, there should be objective discussion 
of the amendment’s impact on the projected land use within a minimum of a half-mile of the property. The proposed 
General Plan and contextual area as had other sites in close proximity have General Plan Density designations. The 
majority of neighborhood properties, south of 1st Street and west beyond Farmer Avenue should remain in the Medium-
High Density category of (up to 25 du/ac). 

4.  With a proposed amendment to the General Plan Projected Land Use Map, the applicant/developer’s written discussion 
on the proposed amendment should respond to the Land Use Principles in the Land Use Element of the General Plan. 
The principles are presented below, in a generalized request/response format: 

a. Describe the public benefit of the proposed amendment in terms of increase/decrease in intensity and its impact on 
adjacent land uses versus the impact of the present land use designation.  Areas of sensitivity to transitional land use 
and compatibility is the preservation of the Gonzales-Martinez House and condominium apartments to the west, set 
at a 3 and 5-story height. 

b. Describe the public benefit of the proposed amendment in terms of impact on the city’s infrastructure (i.e. water, 
sewer, utilities, streets, in terms of anticipated traffic generation, projected carrying capacity, projected volume, 
availability of transit, need for additional access, or city services such as fire and police staffing and response times, 
etc.) versus the impact of the present land use designation. Adequate infrastructure for the site is necessary to achieve 
an appropriate redevelopment of the site. This includes careful consideration to any street abandonments and 
protection of existing infrastructure that runs across the property.  Existing underground canals and main water 
transmission lines are infrastructure items that need to be protected in place.  Not to mention, our aging  historic 
infrastructure of the Gonzales-Martinez house and how vital that resource is to Tempe. 

c. Describe the proposed development quality of life in terms of how its components reflect unique site design, building 
design, landscaping; integrate or provide access between varied uses; deal creatively with multi-modal transportation; 
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and reduce/eliminate physical barriers, as well as provide residential, employment, shopping and local services 
opportunities. This area of analysis is still to-be-determined. 

d. Describe the use of open space, parks or green belts, and how the development separates, as well as links, residential 
and nonresidential components, if the proposed development incorporates a residential component. If applicable, 
describe how the proposed development impacts existing parks.  The objective and commitment identified within the 
development agree for this site is to provide an 18’ wide multi-use pathway that is open to the public, connecting 
residents from the south to the Town Lake. 

e. Describe the proposed development in terms of supporting regional and local transit objectives for arterial streets; 
implementing the goals and objectives of the Tempe Transit Plan; describe the internal street system in terms of 
supporting the above goals and objectives and incorporating uniquely designed transit facilities along the arterial 
streets.  This site is positioned will to take advantage of alternate modes of transportation, including light rail stations, 
modern street car stops, and enhanced and shaded pedestrian corridors.  

f. Describe the proposed amendment in terms of effects on the school districts (enrollments and facilities). Unknown 
impact to nearby school districts at this time. 

g. Identify additional quality of life components of the proposal in the criteria to justify a General Plan Amendment 

5.  If there are concerns, consideration of the proposed amendment shall be granted only if potentially negative influences 
are mitigated and deemed acceptable by the City Council.  Height in comparison to other nearby projects are likely to be 
the primary discussion or concerns from the public. Little concerns, other than comments provided at the neighborhood 
meeting have focused on the height for the location.  The process will have an opportunity for the overall height and shape 
of the site take form when the applicant files for the Amended PAD for the site and a development proposal is made. 

Section 6-303 D. Approval criteria for General Plan amendment (in italics):   
1. Appropriate short and long term public benefits 
2. Mitigates impacts on land use, water infrastructure or transportation 
3. Helps the city attain applicable objectives of the General Plan 
4. Provides rights-of-way, transit facilities, open space, recreational amenities or public art 
5. Potentially negative influences are mitigated and deemed acceptable by the City Council 
6. Judgment of the appropriateness of the amendment with regard to market demands, and impacts on surrounding area, 

service, fiscal, traffic, historic properties, utilities and public facilities. 
 
CHARACTER AREA PLAN 
The subject site is located within Character Area 3, Downtown Tempe/Rio Salado/ASU/Northwest Neighborhoods.  The 
project, once a Major Development Plan Review is filed, will be reviewed design and place-making principles in mind for the 
project. 
 
 
ZONING 
The proposed request is a zoning map amendment from GID, General Industrial District to MU-4, Mixed-Use High Density 
District.  The existing overlays will remain on the property, which consist of the Rio Salado Overlay District and the 
Transportation Overlay District.  Where townlake related design is key for the site as well as ensuring protection of the levee 
dam infrastructure located on the site. The Transportation Overlay District will support reductions in vehicle parking 
requirements and promote “transit-oriented design” on how the future development interacts with the public streets. 
 
Its appropriate to consider removal of the industrial zoning and encourage mixed-use zoning, consistent with most projects 
within the area. 
 
Section 6-304 C.2. Approval criteria for Zoning amendment: 
1. The proposed zoning amendment is in the public interest. 
2. The proposed zoning amendment conforms with and facilitates implementation of the General Plan.  
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PLANNED AREA DEVELOPMENT 
 

1st & Farmer – PAD Overlay 

Standard GID (TOD) PROPOSED 
MU-4 (PAD) Change 

Residential Density (du/ac) 0 153 du/ac 
(550 units) Increase 

Building Height (feet) 
[Exceptions, see Section 4-205(A)]    

Building Height Maximum 35 ft. 210 ft. Increase 
Building Height Step-Back Required Adjacent to SF or 
MF District 
[Section 4-404, Building Height Step-Back]   

Yes Yes  

Maximum Lot Coverage (% of net site area) NS 82% Decrease 

Minimum Landscape Area (% of net site area) 10% 7% Decrease 
Setbacks (feet) (a)  
[Exceptions, see Section 4-205(B)]    

Front 
Parking 

25 ft 
20 ft 

0 ft 
- 

Increase  
 

Side 0 ft 0 (10 ft 
southwest)*  

Rear 0 ft 0  

Street Side  25 ft  0 ft   

Vehicle Parking   (See below) 
Bike parking 
   Residential 
   Commercial 
 

.75-1/unit 
1/500 sf. or 

min. 4 spaces 

1/unit 
Min. 6 spaces - 

 
The applicant has proposed the following PAD Overlay standards, as the MU-4 zoning district base zoning have No 
Standards (NS) and as a result of the PAD process, development standards must be established through a hearing process. 
Typically this is done in conjunction with a proposed development, in order to evaluate the surrounding context, design form, 
and compatibility for the new standards.  In this case the development agreement is allowing the project to establish baseline 
standards for a potential project. And subject to the Development Agreement, and as conditioned with this zoning request, 
when a Major Development Plan Review is filed for its initial application, an Amended Planned Area Development Overlay is 
required and is subject to the neighborhood meeting and public hearing process requirements with the Development Review 
Commission and City Council. 
 
 
 

Unit Type Unit Quantity / 
SF 

Ratio Parking Required 
per ZDC TOD 

Proposed Parking  per PAD  

Studio - 1 space per unit 0.75 per unit 0.6 spaces per unit 
1 bedroom - 1.5 space per unit 0.75 per unit 0.6 spaces per unit 
2 bedroom - 2 spaces per unit 1.50 per unit 0.6 spaces per unit 
3 bedroom - 2.5 spaces per unit 2.25 per unit 0.6 spaces per unit 
Guest  0.2 spaces per unit - 0.1 spaces per unit 
Restaurant - 1/75 sf. 25% reduction floor 

area 
Refer to TOD 

TOTAL     
 
NOTE: No changes in the required vehicle parking if project proposes 4-bedroom units or greater. Pursuant to proposed 
condition of approval. 
 
The proposed standards for the site may be appropriate for the unique context of the location and lake front view 
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opportunities, or the standards may not be appropriate.  Without having a corresponding site plan and proposed building 
elevations, its difficult to ascertain if the standards are appropriate.  We do know the Transportation Overlay District 
encourages zero lot setbacks when facing public streets. And due to the unique infrastructure impediments on the site, such 
as the existing water line running through Farmer Avenue, the Val Vista Main Waterline running through the property, levee 
protected gabion baskets running through the property, existing foundation piers from prior high voltage power lines we are 
not likely to see a project that maximizes all of the development standards contemplated in this request. Rather, this gives 
the developer the greatest flexibility to come back with a project design that will fit into the context of the site conditions. Not 
to mention we need to protect our other public benefitted infrastructure like the historic Gonzales-Martinez House and the 
creation of a new public multi-use pathway.  All factors that will create impacts to the general volume of the PAD standards 
that is being proposed at this time. Staff anticipates further refinements to the standards when a formal Major Development 
Plan is processed with the City and the public process.  
 
Section 6-305 D. Approval criteria for P.A.D. (in italics): 
1. The development fulfills certain goals and objectives in the General Plan and the principles and guidelines of other area 

policy plans.  Performance considerations are established to fulfill those objectives. (The project intends to fulfill many 
goals and objectives of the General Plan, as well as existing Character Area Plans. Refer to applicant justification.) 

2. Standards requested through the PAD Overlay district shall take into consideration the location and context for the site 
for which the project is proposed. (While it is unclear how the standards will relate to the location and context of the site, 
staff welcome the opportunity to have a second review of the PAD through an Amendment process required of the 
development. Other projects have proposed similar heights with 250 Rio (210’ height) and Tempe Depot (245’ height) 

3. The development appropriately mitigates transitional impacts on the immediate surroundings. (It’s unclear at this time 
how the project mitigates the transitional impacts to the immediate surroundings. The site will preserve a 1-story historic 
home and to the west of the site is a 3-story condominium complex with additional setbacks proposed. A review of the 
development plans is needed before overall impact mitigation can be determined.  This site is uniquely positioned to 
provide exciting views of the Town Lake and Arizona sunsets. The height is maximized similar to other sites along the 
waterfront. With a high rise building we will likely see a more slender designed building with less impact on the overall lot 
coverage) 

 
 
REASONS FOR APPROVAL:  
1. The project will amend the General Plan Projected Land Use and Projected Residential Density for this site and bring an 

opportunity new heights and densities, while providing public benefit of rehabilitation of Gonzales-Martinez House and 
extending the multi-use pathway through the site to Tempe Town Lake. 

2. The PAD overlay process was specifically created to allow for greater flexibility, to allow for increased heights. 
3. The proposed project meets the approval criteria for a General Plan Amendment / Zoning Amendment / PAD. 
 
Based on the information provided and the above analysis, staff recommends approval of the requested General Plan 
Amendment / Zoning Amendment / Planned Area Development. This request meets the required criteria and will conform to 
the conditions. 
 
 
ZONING MAP AMENDMENT AND PLANNED AREA DEVELOPMENT OVERLAY 
CONDITIONS OF APPROVAL:  
EACH NUMBERED ITEM IS A CONDITION OF APPROVAL.  THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE 
CONDITIONS.   
 
1. A Major Development Plan Review application shall be made within two years of the date of City Council approval or the 

zoning of the property may revert to that in place at the time of application. Any reversion is subject to a public hearing 
process as a zoning map amendment. 
 

2. The property owner(s) shall sign a waiver of rights and remedies form.  By signing the form, the Owner(s) voluntarily 
waive(s) any right to claim compensation for diminution of Property value under A.R.S. §12-1134 that may now or in the 
future exist, as a result of the City’s approval of this Application, including any conditions, stipulations and/or 
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modifications imposed as a condition of approval.  The signed form shall be submitted to the Community Development 
Department no later than 30 days from the date of City Council approval, or the Zoning Map Amendment, PAD and 
General Plan Map Amendment approval shall be null and void.  

 
3. The Planned Area Development Overlay for 1ST & FARMER shall be put into proper engineered format with appropriate 

signature blanks and kept on file with the City of Tempe’s Community Development Department within sixty (60) days of 
the date of City Council approval. 

 
4. The developer shall process an application for historic designation of the Gonzales-Martinez House, to be placed on the 

City of Tempe local register of historic places, in the form of a zoning overlay applying to the physical structure of the 
historic portion of the Gonzales-Martinez House.  The application shall be processed prior to, or at the same time of, the 
processing of a Major Development Plan Review for the site, or any phase that would constitute a major modification to 
the Gonzales-Martinez House. 

 
5. The developer shall grant the City a historic façade conservation easement, or other instrument that is mutually 

acceptable to Developer and City, on the historic portion of the Gonzales-Martinez House, pursuant to the approved 
Development Agreement C2023-190 or as amended. 

6. A Preliminary and Final Subdivision Plat is required, consolidating the parcels of land identified within the development 
area, including any abandonment or dedication of street right-of-way. Non-project parcels may be identified as separate 
lots. 

 
7. A full Traffic Impact Study shall be conducted at the time an application is received for the Major Development Plan 

Review for the site plan and circulation patterns. 
 

8. The Major Development Plan Review application, shall be subject to an Amendment to the Planned Area Development 
Overlay, including conducting a neighborhood meeting, holding public hearings with the Development Review 
Commission and City Council, pursuant to the approved development agreement The developer shall grant the City a 
historic façade conservation easement, or other similar instrument that is mutually acceptable to Developer and City, on 
the historic portion of the Gonzales-Martinez House, pursuant to the approved Development Agreement C2023-190 or 
as amended. 

9. An Amended Planned Area Development Overlay shall be processed, identifying the location and connection of an 18’ 
wide multi-use pathway as provided for in the approved development agreement, connecting from 1st Street to Rio 
Salado Parkway, pursuant to the approved Development Agreement. 
 

10. The maximum allowed number of dwelling units shall be 550, unless otherwise modified. 
 
11. The modified residential parking standards, 0.6 spaces per unit and 0.1 spaces per guest, are allowed for dwelling units 

with three (3) bedrooms or less. 
 
 
CODE/ORDINANCE REQUIREMENTS: 
THE BULLETED ITEMS REFER TO EXISTING CODE OR ORDINANCES THAT PLANNING STAFF OBSERVES ARE PERTINENT TO THIS CASE.  
THE BULLET ITEMS ARE INCLUDED TO ALERT THE DESIGN TEAM AND ASSIST IN OBTAINING A BUILDING PERMIT AND ARE NOT AN 
EXHAUSTIVE LIST. 
 
SITE PLAN REVIEW: Verify all comments by all departments on each Preliminary Site Plan Review. If questions arise 
related to specific comments, they should be directed to the appropriate department, and any necessary modifications 
coordinated with all concerned parties, prior to application for building permit.  Construction Documents submitted to the 
Building Safety Division will be reviewed by planning staff to ensure consistency with this Design Review approval prior to 
issuance of building permits. 
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BASIS OF BUILDING HEIGHT: Measure height of buildings from top of curb at a point adjacent to the center of the front 
property line.  
 
FEDERAL AVIATION ADMINISTRATION: Applicant/Developer proposing construction or alterations which may affect 
navigable air space is responsible to submit a Notice of Proposed Construction or Alteration - Off Airport form to the Federal 
Aviation Administration (FAA) and provide documentation of building height clearance prior to issuance of building permits. 
Per the FAA, filing shall be done a minimum of 45 days prior to construction. For additional information visit the Federal 
Aviation Administration, Obstruction Evaluation/Airport Airspace Analysis (OE/AAA) website at 
https://oeaaa.faa.gov/oeaaa/external/portal.jsp.  
 
WATER CONSERVATION AND EFFICIENCY:  (Residential and parks are exempt, commercial and mixed use are not 
exempt). As required in Tempe City Code 33-140 - 142, all new non-residential development projects are required to submit 
a Water Conservation Report that details potential water use, for review and approval by the Municipal Utilities 
Department, prior to building permit issuance.  For a report template and more information, visit the commercial water 
conservation webpage. 
 
HISTORIC PRESERVATION: State and federal laws apply to the discovery of features or artifacts during site excavation 
(typically, the discovery of ancestral (human) remains or associated funerary objects). Arizona Revised Statutes § 41-865 
stipulates that “any landowner with intention to disturb human remains or having unintentionally disturbed human remains 
shall immediately cease any activity in the vicinity of the remains and shall notify the Arizona State Museum Repatriation 
Office of the encounter. Any human remains and funerary objects shall not be further disturbed without obtaining written 
permission from the Repatriation Office.” Additional information about requirements related to encountering and disturbing 
ancestral (human) remains and funerary objects on private land can be found on the Arizona State Museum website. While 
not required, applicants are encouraged to enlist the services of a qualified archaeological firm to conduct monitoring during 
ground-disturbing activity on private property that is Archaeologically Sensitive (AS). Contact the Historic Preservation Officer 
with general questions. 
 
DUST CONTROL:  Any operation capable of generating dust, include, but not limited to, land clearing, earth moving, 
excavating, construction, demolition and other similar operations, that disturbs 0.10 acres (4,356 square feet) or more shall 
require a dust control permit from the Maricopa County Air Quality Department (MCAQD).  Contact MCAQD at 
http://www.maricopa.gov/aq/.  
 
 
 
HISTORY & FACTS: 
 
April 19, 2023 Historic Preservation Commission meeting held with applicant, Charles Huellmantel, to discuss 

potential redevelopment involving the Gonzales-Martinez House near the corner of 1st Street and 
Farmer Avenue. 

 
April 20, 2023 City Council adopted a resolution to authorize the City Manager, or Designee, to execute a 

Development and Disposition Agreement with 1st & Farmer, LLC for the disposition of City 
Property and development of up to eight (8) parcels including historic preservation of the 
Gonzales-Martinez House located at the northeast corner of 1st Street and Farmer Avenue. 
(Resolution No. R2023.54) 

   
June 22, 2023 Applicant holds a neighborhood meeting at the Don Cassano Room, at the Tempe Transportation 

Center at 5:30 pm. 
 
July 28, 2023 Development and Disposition Agreement executed between the City and 1st & Farmer, LLC 

(Resolution No. R2023.54) C2023-190. 
 

https://oeaaa.faa.gov/oeaaa/external/portal.jsp
https://library.municode.com/az/tempe/codes/city_code?nodeId=CH33WA_ARTVIIWACO
https://www.tempe.gov/government/municipal-utilities/water/water-conservation/commercial
https://www.tempe.gov/government/municipal-utilities/water/water-conservation/commercial
https://www.azleg.gov/ars/41/00865.htm
https://statemuseum.arizona.edu/crm/private-land-requirements
http://www.maricopa.gov/aq/
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August 22, 2023 

August 22, 2023 Development Review Commission public hearing for this request. 
 
September 7, 2023 City Council introduction and first public hearing for this request. 
 
September 28, 2023 City Council second and final public hearing for this request.  
 
 
 
ZONING AND DEVELOPMENT CODE REFERENCE: 
Section 6-302, General Plan Amendment 
Section 6-304, Zoning Map Amendment 
Section 6-305, Planned Area Development (PAD) Overlay districts 



 

 

DEVELOPMENT PROJECT FILE 
for 

MUNICIPAL REZONING OF 1ST & FARMER 
(PL230127) 

 
 

ATTACHMENTS: 

1-2. Site Context (Location Map, Aerial map) 

3-30. Applicant’s Letter of Explanation/Justification 

31-32. Planned Area Development Overlay 

33-34. General Plan Land Use & Density Map changes (Existing vs. Proposed)  

35-45. Preliminary Parking Assessment  

46-55. Public Involvement Report - Neighborhood Meeting Summary 

56-59.  Public Input comments received, prior to hearing since 8/16/23  
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