
  
 
 
 
 
 
CITY OF TEMPE Meeting Date:  07/28/2020 
DEVELOPMENT REVIEW COMMISSION Agenda Item:  5    
 
 
ACTION:  Request a Preliminary Subdivision Plat to subdivide fourteen (14) parcels into six (6) lots in the PCC-2 District for 
TEMPE MARKET STATION located at 1953 East Rio Salado Parkway. The applicant is 3 Engineering, LLC. 
 
FISCAL IMPACT:  There is no fiscal impact on City funds. 
 
RECOMMENDATION: Approve, subject to conditions   
 
BACKGROUND INFORMATION:  TEMPE MARKET STATION (PL190138) is located on the south side of Rio Salado 
Parkway between Smith Road and Perry Lane. On September 22, 2016, the site was originally approved by Council with a 
Planned Area Development Overlay under the name RIO SALADO RETAIL. At that time, the site proposed eight lots with a 
convenience store and gas station. On September 10, 2019 the Development Review Commission approved a Use Permit to 
allow a 150-key hotel in the PCC-2 district, and recommended approval of a Development Plan Review for site and landscape 
modifications, as well as building elevations for the first phase of development, the hotel. The Commission also recommended 
approval of an Amended Planned Area Development to modify the site from eight lots to six lots to accommodate the hotel and 
remove the gas station. On October 23, 2019, the existing Planned Area Development Overlay was amended by Council 
approval to modify the eight approved lots into six new lots. To facilitate the hotel development, the existing fourteen parcels 
must be platted to match the approved PAD.  These parcels are not a part of an existing subdivision, they were assigned 
Assessor Parcel Numbers under prior ownership possibly decades ago under County jurisdiction.  The City of Tempe owns 
the property at the south east corner of Rio Salado Parkway and Perry Lane, (the north west corner of this development site) 
and is in the process of transferring ownership of this parcel to the owner of the remaining thirteen parcels. The City Council is 
scheduled to hear this transaction on August 13, 2020. There is a requirement that this development dedicate a fourteen-foot 
transit easement the full length of the site, from Perry to Smith, along the northern property adjacent to Rio Salado Parkway. 
Once the Preliminary Subdivision Plat has been approved, the applicant will be required to submit a Final Subdivision Plat for 
recordation to establish the final lot lines for the development, based on the PAD of record. The Final Subdivision Plat will be 
heard at Council after the thirty-day cure period for the ownership transfer. This request includes the following: 
   

SBD200008 Preliminary Subdivision Plat to subdivide fourteen (14) parcels into six (6) lots. 
  

 Existing Property Owners Quemado Partners 
Applicant Dan Mann, 3 Engineering LLC 
Zoning District (current/proposed) PCC-2 PAD Overlay 
Gross / Net site area 8.478 acres (total development size) 
Total Development Building Area 
Lot 1 Area 
Lot 2 Area 
Lot 3 Area 
Lot 4 Area 

108,804 s.f. (entire development area) 
1.255 acres 
2.617 acres 
1.210 acres 
.503 acres 

Lot 5 Area 1.520 acres 
Lot 6 Area 1.374 acres 
  

ATTACHMENTS:    Development Project File 
 
STAFF CONTACT(S):  Diana Kaminski, Senior Planner (480) 858-2391 
Department Director:  Chad Weaver, Community Development Director 
Legal review by:  N/A 
Prepared by:  Diana Kaminski, Senior Planner 
Reviewed by:  Suparna Dasgupta, Principal Planner 
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COMMENTS: 
This site is located east of McClintock Drive, west of Price Road, north of University Drive. The property includes fourteen 
parcels that are bounded by Rio Salado Parkway on the north, Smith Road on the east, and Perry Lane on the west, and 
existing industrial development to the south. The area is industrial on three sides, and Tempe Marketplace is located to the 
north of Rio Salado Parkway.  The existing lots would be reconfigured and subdivided into six new lots. The current site is 
vacant. The prior Planned Area Development Overlay had eight lots, including four drive-through restaurants with patios on 
lots one, two, six and seven, commercial retail and restaurant on lots three and five, a restaurant on lot 4 and a convenience 
store with fuel station on lot eight.  The approved Amended Planned Area Development Overlay reconfigured the lots into six 
instead of eight, with the removal of the convenience store and fuel station and addition of a hotel. The applicant is requesting 
the Development Review Commission take action on the Preliminary Subdivision Plat to reflect the approved PAD lot 
configurations within the overall development. This approval is needed to facilitate the first phase of construction, the hotel on 
lot 2. The City Council has held the first hearing for the disposition of the north west corner parcel and the dedication of the 14’ 
transit easement and is scheduled for a final hearing in August. The applicant has submitted a formal application for another 
amended Planned Area Development that would reconfigure the lots for a proposed mixed-use development including 
residences within the site.  The PAD would be scheduled for hearing after completion of the Council action on the land transfer. 
A Final Subdivision Plat is required for this development. The Final Subdivision Plat will reflect lot lines based on whichever 
PAD is entitled at the time of the final hearing. City Council is tentatively scheduled to hear the proposed final plat in the fall. 
 
SITE PLAN REVIEW 
Subdivision Plats are routed through a separate technical review team who provide comments for requisite formatting and 
details prior to submission for Commission or Council review.  The plat has been reviewed and accepted as accurate for the 
purpose of this process. 
 
PUBLIC INPUT 
No public input was received for this plat. 
 
PROJECT ANALYSIS 
 
SMITH INNOVATION HUB 
The proposed project provides employment opportunity as well as hotel, retail and restaurant uses that may serve the 
businesses to the south. The project encourages a wider variety of uses for future development. The 14’ transit easement and 
new bus shelter anticipates multi-modal transportation connections (streetcar, light rail, bus, bike and pedestrian amenities). 
The project invests in streetscape enhancements and public art and provides room for a future gateway element on Smith 
Road. 
 
TRAFFIC 
The 2016 study accounted for existing conditions as well as projected new development in the area in comparison to the 
opening year and five years later. The study was updated in June 2019 to reflect the proposed changes to the site, without a 
fuel center and with a hotel. The study provided more updated surrounding data. Opening year was projected for 2020 and 
analysis was extended to 2025. Traffic Engineering staff has reviewed the report and identified a need to make safety and 
traffic flow improvements to the intersection of Smith and Rio Salado.  The west curb line of Smith Road will be modified to 
align traffic lanes with Tempe Marketplace to the north. A condition of approval of the Planned Area Development required that 
Prior to application for building permits, for Lot 5 or Lot 6, whichever is first, the developer shall coordinate with Traffic 
Engineering for Smith Road improvements on the west side. These improvements are contingent upon the final design solution 
for the intersection of Smith Road and Rio Salado Parkway, and coordination with the property to the north. The improvements 
for Tempe Market Station include realignment of the west curb 8’ from the current location in alignment with the curb on the 
north side of Rio Salado Parkway, relocation of the existing traffic signal at the south west corner, requisite accessibility 
modifications at this corner and construction of a new 8’ sidewalk. If the sidewalk or transit stop cross from right-of-way onto 
private property, a public sidewalk/transit easement shall be required.   
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CONDITIONS OF APPROVAL: 
EACH NUMBERED ITEM IS A CONDITION OF APPROVAL.  THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE 
CONDITIONS.   
 
1. The Final Subdivision Plat shall be recorded prior to issuance of permits. 

  
2. Provide evidence a cross drainage agreement. Provide evidence of such agreement within thirty (30) calendar days from 

the date of City Council approval of the Final Subdivision Plat. 
 

3. The property owner shall record an Agreement Creating Easement for Common Driveway for Emergency Vehicles and 
Trash Collection between all lots. Provide evidence of such agreement within thirty (30) calendar days from the date of 
City Council approval of the Final Subdivision Plat. 
 

4. The plat shall provide cross access between/among all lots.  Provide evidence of such agreement within thirty (30) calendar 
days from the date of City Council approval of the Final Subdivision Plat. 
 

5. Each lot is self-parked and not proposed for shared parking. Should any of the lots be developed to require a shared 
parking model, the property owner shall record Parking Affidavits with the Community Development Department to transfer 
the unqualified availability of a specific number of parking spaces from one property to another to satisfy the minimum 
required parking spaces for each new lot. 

 
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. 
 
DEADLINE:  Preliminary Subdivision Plat approval shall be valid for a period of twelve (12) months from the date of 
Commission approval.  Failure to submit a Final Subdivision Plat application within 12 months shall make the Preliminary Plat 
null and void. 
 
HISTORY & FACTS: 
1930 Historic aerial photography indicates this area had natural topography and vegetation. 
 
1949 Historic aerial photography indicates establishment of structures and early development, with Perry 

Lane clearly established, and agricultural uses to the south, east and west of the site.  
 
1950-1999 The area developed with industrial uses within the jurisdiction of Maricopa County, and was not 

under City of Tempe Zoning authority. 
 
1983 Discovery of underground aquifer contamination from businesses north of the Salt River led to a 13 

mile area around Indian Bend Wash, from Indian Bend Road south to Apache Boulevard, being 
designated the Indian Bend Wash Superfund Site. 

 
July 10, 1997 City Council authorized the Public Works Director to enter into Development Agreements with 

property owners in the County Island per Resolution No. 97.38. The Development Agreement 
guaranteed 1-2 zoning in exchange for signing a petition and agreeing to the annexation. The 
Zoning Ordinance established grandfathered rights of existing uses and buildings 

 
October 14, 1999 City Council annexed the County Island by adopting Ordinance 99.34. The Council also issued a 

Request for Proposals for environmental remediation and redevelopment of the area. Subsequent 
to the annexation, various parcels within the Rio Salado Annexation Area were zoned from AG 
Agricultural to I-2 General Industrial and I-3 Heavy Industrial, and later, the area to the north of Rio 
Salado Parkway was zoned RCC Regional Commercial Center for the development of Tempe 
Marketplace.  Properties to the south of Rio Salado Parkway were not included in the 
redevelopment and continued to operate with existing uses. 
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August 23, 2016 Development Review Commission heard a request for a Zoning Map Amendment, Planned Area 

Development Overlay, Development Plan Review and Use Permit for a new commercial center 
consisting of retail stores, restaurants and a fuel center for RIO SALADO RETAIL, located at 1953 
East Rio Salado Parkway. Approve (7-0 vote), subject to conditions. 

 
September 8, 2016 City Council introduced and held a first public hearing for RIO SALADO RETAIL. 
 
September 22, 2016 City Council held the second and final public hearing and approved the request for a Zoning Map 

Amendment, Planned Area Development Overlay, and Development Plan Review for a new 
commercial center consisting of retail stores, restaurants and a fuel center for RIO SALADO 
RETAIL, located at 1953 East Rio Salado Parkway.   

 
October 27, 2016 City Council approved a requested Final Subdivision Plat for the facilitation of development of this 

project, in fulfillment of the conditions of approval. 
 
September 10, 2019 Development Review Commission approved a Use Permit for Hotel in the PCC-2 District, and 

recommended approval of an Amended Planned Area Development Overlay and a Development 
Plan Review for a new commercial development consisting of a four-story, 150-key hotel for TEMPE 
MARKET STATION located at 1953 East Rio Salado Parkway. The applicant is Berry Riddell, LLC. 

 
September 26, 2019 City Council introduced and held a first public hearing for TEMPE MARKET STATION for an 

Amended Planned Area Development Overlay and Development Plan Review. 
 
October 17, 2019 City Council held a second and final hearing and approved the above request.  
 
June 25, 2020 City Council introduced and held a first public hearing for the transfer of property ownership within 

this development area. 
 
July 28, 2020 Development Review Commission is scheduled for a meeting for the Preliminary Subdivision Plat 

to establish six lots in accordance with the approved Planned Area Development. 
 
August 13, 2020  City Council is scheduled for a second and final earing on the property transfer. 
 
September 24, 2020 City Council is tentatively scheduled for a meeting for the Final Subdivision Plat. 
 
 
ZONING AND DEVELOPMENT CODE REFERENCE: 
Section 6-307, Subdivisions, Lot Splits and Adjustments 



DEVELOPMENT PROJECT FILE 
for 

TEMPE MARKET STATION  
COMMERCIAL RETAIL BUILDING 

(PL190138) 

ATTACHMENTS: 

1-3. Site Context (Location Map, Aerial and Aerial with Site Plan Overlay)

4. Applicant’s Letter of Explanation

5. Amended Planned Area Development Site Plan (for reference)

6-9. Preliminary Subdivision Plat
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