
  
 
 
 
 
 
CITY OF TEMPE Meeting Date:  05/24/2022 
DEVELOPMENT REVIEW COMMISSION Agenda Item: 1  
 

 
ACTION:  Request a Development Plan Review for a new four-story, multi-family development consisting of 289 units for 
BROADSTONE AT THE GRAND PHASE II, located at 1013 West Washington Street.  The applicant is Gammage & 
Burnham, PLC. 
 
FISCAL IMPACT:  There is no fiscal impact on City funds. 
 
RECOMMENDATION: Approve, subject to conditions   
 
BACKGROUND INFORMATION:  BROADSTONE AT THE GRAND PHASE II (PL220023) will be the fifth approved 
development within The Grand at Papago Park Center master planned development, which was approved by City Council in 
February 2013. The project will consist of a four-story apartment development containing 289 dwelling units with both garage 
and surface parking. The request includes the following: 
  

DPR220014 Development Plan Review including site plan, building elevations, and landscape plan 
 

 

Property Owner Papago Park Center, Inc. 
Applicant Manjula Vaz, Gammage & Burnham, PLC 
Zoning District MU-4 PAD 
Net site area 4.78 acres (lot 5), 58.56 acres (PAD area) 
Density / Number of Units 60 du/ac (lot 5), 10 du/ac (PAD Area) (15 du/ac max) 
Number of Units 289 
Unit Types 47 studio 
 142 one-bedroom 
 100 two-bedroom 
Total Building Area 320,137 s.f. building, 150,811 s.f. garage 
Lot Coverage 55% of lot, 20% of PAD (58% max. allowed)  
Building Height 28’-8” from midpoint of Priest (144’ max.) 
Building Setbacks 37’-1” street side (Washington St.) (25’ min. required) 
Landscape area 33% of lot, 15% of PAD area (8% minimum required) 
Vehicle Parking 505 spaces (491 min. required) 
Bicycle Parking 276 spaces (275 min. required) 

  
 
ATTACHMENTS:    Development Project File 
 
STAFF CONTACT(S):  Karen Stovall, Senior Planner (480) 350-8432 
 
Department Director:  Shelly Seyler, Interim Community Development Director 
Legal review by:  N/A 
Prepared by:  Karen Stovall, Senior Planner 
Reviewed by:  Suparna Dasgupta, Principal Planner 
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COMMENTS: 
This site is currently vacant and is located on the south side of Washington Street, approximately 450 feet west of Parkside 
Drive.  The property is zoned MU-4 and is within The Papago Park Center Planned Area Development (PAD) Overlay.  More 
specifically, the site is within The Grand at Papago Park Center master planned development, which extends from Washington 
Street on the north to Priest Drive on the west and the Loop 202 Freeway on the south to Parkside Drive on the east.  The 
Grand was approved in 2013 as the 19th Amendment to the Papago Park Center PAD.  The construction of this multi-family 
development will be the fifth phase of The Grand. 
 
This request includes the following: 
 

1. Development Plan Review for a four-story, 289-unit multi-family development.  
 
The applicant is requesting the Development Review Commission take action on the above item. 
 
For further processing, the applicant will need approval of a Minor Amended Planned Area Development Overlay to update 
The Papago Park Center PAD as it applies to The Grand. 
 
SITE PLAN REVIEW 
Two preliminary and two formal reviews occurred in April and October of 2021 and February and April of 2022.  The first 
preliminary submittal showed two driveways on Washington Street with the western one being exit-only, and carriage units 
along Washington.  Staff recommended that a new driveway not be added along Washington, so that the project maintained 
the same number of curb cuts and shared access among the lots within the planned area development.  The second 
preliminary submittal eliminated the carriage units and west driveway but also deviated from the master plan by eliminating 
shared access with the lot to the west. An easement for a shared driveway is shown along the west property line but is not 
designed to be used for this development.  Other significant comments made by staff included: locate bicycle parking near 
the building entrance instead of in the corner of the site; adjust patio and tree locations to comply with separation 
requirements from the water easement; provide a turnaround for refuse trucks.  The plans continue to show trees near the 
southeast corner of the building that are too close to a water easement.  These trees are not required by code and will need 
to be relocated or eliminated on the plans submitted for building permits.  A condition of approval also requires relocation of 
the trash compactor to address the concern regarding solid waste truck circulation on the property. The applicant provided a 
conceptual revised plan for this area of the site, and an image of the revision is included with the condition. 
 
PUBLIC INPUT 

• Neighborhood meeting not required 
• No public input received as of the completion of this report 

 
PROJECT ANALYSIS 

 
CHARACTER AREA PLAN 
This site is within the Papago/North Tempe Character Area plan and is within the Papago Business Center sub-area. 
Developments within this sub-area are encouraged to address the Grand Canal through view protection, compatible land 
uses, building orientation, transit connections, and protection of multi-use paths. The proposed development complies with 
these goals by providing pedestrian connections to the sidewalk on Washington and the Grand Canal, orienting unit patios to 
the canal, and providing amenity areas adjacent to the canal. The residential use of the site is part of the mixed-use concept 
of the initial master plan approved in 2013. 
 
DEVELOPMENT PLAN REVIEW 
 
Site Plan 
Plans identify a four-story apartment building with an integrated parking garage and surface parking spaces.  Vehicular 
access is provided off Washington Street by a right-in right-out only driveway, due to the existence of the light rail line running 
along Washington. 
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Building Elevations 
The building design is contemporary with flat roofs and parapets to screen rooftop mechanical equipment.  The majority of the 
building is finished with stucco in varying shades of brown.  Integrally colored concrete masonry unit veneer in size 8” x 8” x 
16” is used on the base of all elevations.  Integrally colored concrete veneer in size 12” x 24” is also used at vertical elements 
to mimic limestone.  Metal cladding and stucco caps finish off the top.   
 
Landscape Plan 
Blue Palo Verde and Native Mesquite trees exist along Washington Street, and the developer will provide additional trees of 
these types along the street frontage.  Within the parking lot, the applicant proposes Southern Live Oak and Desert Museum 
Palo Verde. 
 
Section 6-306 D Approval criteria for Development Plan Review (in italics): 
 
1. Placement, form, and articulation of buildings and structures provide variety in the streetscape; due to the change in 

grade from the north to south ends of the site, the building is only three levels along Washington and increases to four 
near the parking garage. The building is designed with variation in materials, colors, fenestration and wall planes, which 
provides variety in the streetscape. 

 
2. Building design and orientation, together with landscape, combine to mitigate heat gain/retention while providing shade 

for energy conservation and human comfort; metal shade devices are provided above west and south facing windows, 
and balconies are recessed to provide shade for residents. 

 
3. Materials are of a superior quality, providing detail appropriate with their location and function while complementing the 

surroundings; materials provide detail appropriate with their location and function. 
 
4. Buildings, structures, and landscape elements are appropriately scaled, relative to the site and surroundings; the 

proposed building is appropriately scaled to the site and expected future development of the remaining land within the 
PAD. 

 
5. Large building masses are sufficiently articulated so as to relieve monotony and create a sense of movement, resulting 

in a well-defined base and top, featuring an enhanced pedestrian experience at and near street level; building design 
consists of a well-defined base and top with enhanced details at the pedestrian level.  Variation is provided in wall 
planes, materials, and building height to relieve monotony. 

 
6. Building facades provide architectural detail and interest overall with visibility at street level (in particular, special 

treatment of windows, entries and walkways with particular attention to proportionality, scale, materials, rhythm, etc.) 
while responding to varying climatic and contextual conditions; architectural details are appropriate to the scale and 
context of the development.  Design elements include stone veneer-clad columns, and architectural details shade 
windows, balconies, and entrances. 

 
7. Plans take into account pleasant and convenient access to multi-modal transportation options and support the potential 

for transit patronage; site design provides for convenient vehicular access and pedestrian access to the primary building 
entrance.  A sidewalk from the building connects to Washington Street and the light rail station and bus stop on 
Washington. 

 
8. Vehicular circulation is designed to minimize conflicts with pedestrian access and circulation, and with surrounding 

residential uses; vehicular and pedestrian circulation routes are clearly delineated and separated from one another. 
 
9. Plans appropriately integrate Crime Prevention Through Environmental Design principles such as territoriality, natural 

surveillance, access control, activity support, and maintenance; the design complies with CPTED principles. 
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10. Landscape accents and provides delineation from parking, buildings, driveways and pathways; areas are delineated with 
the required landscape for the project as well as additional landscaping adjacent to the building, at the main entrance, and 
within the auto court. 

 
11. Signs have design, scale, proportion, location and color compatible with the design, colors, orientation and materials of 

the building or site on which they are located; not applicable 
 
12. Lighting is compatible with the proposed building(s) and adjoining buildings and uses, and does not create negative 

effects. All lighting will comply with code requirements. 
 

 
REASONS FOR APPROVAL: 
1. The project meets the General Plan Projected Land Use and Projected Residential Density for this site. 
2. The project will meet the development standards required under the Zoning and Development Code. 
3. The PAD overlay process was specifically created to allow for greater flexibility, to allow for increased heights. 
4. The proposed project meets the approval criteria for a Development Plan Review.   
 
Based on the information provided and the above analysis, staff recommends approval of the requested Development Plan 
Review. This request meets the required criteria and will conform to the conditions. 
 
DEVELOPMENT PLAN REVIEW CONDITIONS OF APPROVAL:  (Non-standard conditions are identified in bold) 
EACH NUMBERED ITEM IS A CONDITION OF APPROVAL.  THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE 
CONDITIONS.   
 
General 
1. Except as modified by conditions, development shall be in substantial conformance with the site plan and building 

elevations dated March 15, 2022 and landscape plan dated April 14, 2022.  Minor modifications may be reviewed through 
the plan check process of construction documents; major modifications will require submittal of a Development Plan 
Review. 
 

2. An application for an Amended Planned Area Development Overlay for Papago Park Center is required.  The amendment 
shall be put into proper engineered format with appropriate signature blanks and kept on file with the City of Tempe’s 
Community Development Department prior to issuance of building permits. 

 
Site Plan 
3. Provide service locations for both refuse and recycling collection and pick-up on the property.  Modify the site 

plan to relocate the compactor across from the trash bins, as demonstrated below. Revisions to the plan shall 
be resolved during building permit review. 
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4. Provide service yard and mechanical (cooling tower/generator) yard walls that are at least 8’-0” tall as measured from 

adjacent grade or are at least the height of the equipment being enclosed, whichever is greater.  Verify height of 
equipment and mounting base to ensure that wall height is adequate to fully screen the equipment. 

 
5. Provide gates of steel vertical picket, steel mesh, steel panel or similar construction.  Where a gate has a screen function 

and is completely opaque, provide vision portals for visual surveillance.  Provide gates of height that match that of the 
adjacent enclosure walls.  Review gate hardware with Building Safety and Fire staff and design gate to resolve lock and 
emergency ingress/egress features that may be required. 

 
6. Utility equipment boxes for this development shall be finished in a neutral color (subject to utility provider approval) that 

compliments the coloring of the buildings. 
 
7. Place exterior, freestanding reduced pressure and double check backflow assemblies in pre-manufactured, pre-finished, 

lockable cages (one assembly per cage).  If backflow prevention or similar device is for a 3” or greater water line, delete 
cage and provide a masonry or concrete screen wall following the requirements of Standard Detail T-214. 

 
Floor Plans 
8. Provide visual surveillance by means of fire-rated glazing assemblies from stair towers into adjacent circulation spaces. 

 
1. Public Restroom Security: 

1) Single user restroom door hardware: provide a key bypass on the exterior side 
 

9. Garage Security:   
a. Minimize interior partitions or convert these to semi-opaque screens to inhibit hiding behind these features. 
b. Provide stair exits that are open to the exterior. 
c. Paint interior wall and overhead surfaces with a highly reflective white color, minimum LRV of 75 percent. 
d. Maximize openness at the elevator entrances and stair landings to facilitate visual surveillance from these 

pedestrian circulation areas to the adjacent parking level. 
 

10. Parking Garage:  
a. Minimum required parking dimensions shall be clear of any obstructions. 
b. At the ends of dead-end drive aisles, provide a designated turn-around space, minimum 8’-6” clear in width (locate 

on left side if available), including 3’-0” vehicular maneuvering area for exiting. Turn-around area shall be clearly 
demarcated. 

c. Provide a minimum 2’-0” of additional width for parking spaces when adjacent to a continuous wall. 
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Building Elevations 
11. The materials and colors are approved as presented: 

 
 

  
  
12. A minimum of the first three (3) feet of each parking structure level (ground floor and above grade) must be screened 

with a 100% opaque material, which shall be finished to complement the building design.  
 

13. If provided, roof access shall be from the interior of the building.  Do not expose roof access to public view. 
 

14. Conceal roof drainage system within the interior of the building. 
 

15. Incorporate lighting, address signs, and incidental equipment attachments (alarm klaxons, security cameras, etc.) where 
exposed into the design of the building elevations. Exposed conduit, piping, or related materials is not permitted. 

 
16. Locate the electrical service entrance section (S.E.S.) inside the building or inside a secure yard that is concealed from 

public view. 
 
Lighting 
17. This project shall follow requirements of ZDC Part 4, Chapter 8, Lighting, unless otherwise conditioned. 

 
18. Illuminate building entrances and underside of open stair landings from dusk to dawn to assist with visual surveillance. 
 
Landscape 
19. Arterial street trees shall be a minimum of 36” box specimens and a minimum of 1 ½” caliper trunk.  
 
20. Irrigation notes: 
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a. Provide dedicated landscape water meter.  
b. Provide pipe distribution system of buried rigid (polyvinylchloride), not flexible (polyethylene).  Use of schedule 40 

PVC mainline and class 315 PVC ½” feeder line is acceptable.  Class 200 PVC feeder line may be used for sizes 
greater than ½”.  Provide details of water distribution system. 

c. Locate valve controller in a vandal resistant housing. 
d. Hardwire power source to controller (a receptacle connection is not allowed). 
e. Controller valve wire conduit may be exposed if the controller remains in the mechanical yard. 
f. Repair existing irrigation system (on site or in the adjacent public rights-of-way) where damaged by work of this 

project.  Provide temporary irrigation to existing landscape along frontages for period of time that irrigation system is 
out of repair.  Design irrigation so existing plants are irrigated as part of the reconfigured system at the conclusion of 
this construction. 

 
21. Include requirement to de-compact soil in planting areas on site and in public right of way and remove construction 

debris from planting areas prior to landscape installation. 
 

22. Top dress planting areas with a rock or decomposed granite application.  Provide rock or decomposed granite of 2” 
uniform thickness.  Provide pre-emergence weed control application and do not underlay rock or decomposed granite 
application with plastic. 

 
Building Address  
23. Verify property address and submit a PDF copy of the site plan with unit floor plans for permanent addressing to 

permitcenter@tempe.gov prior to submittal of construction documents. 
    

24. address sign(s) on the building elevation facing the street to which the property is identified. 
a. Conform to the following for building address signs: 

1) Provide street number only, not the street name 
2) Compose of 12” high, individual mount, metal reverse pan channel characters. 
3) Self-illuminated or dedicated light source. 
4) On multi-story buildings, locate no higher than the second level. 
5) Coordinate address signs with trees, vines, or other landscaping, to avoid any potential visual obstruction. 
6) Do not affix numbers or letters to elevation that might be mistaken for the address.  

b. Utility meters shall utilize a minimum 1” number height in accordance with the applicable electrical code and utility 
company standards. 

c. Provide one address number on the roof of the building.  Orient numbers to be read from the south. 
1) Include street address number in 6’-0” high characters on one line and street name in 3’-0” high characters on a 

second line immediately below the first. 
2) Provide high contrast sign, either black characters on a light surface or white characters on a black field that is 

painted on a horizontal plane on the roof.  Coordinate roof sign with roof membrane so membrane is not 
compromised. 

3) Do not illuminate roof address. 
 
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. 
 
DEADLINE: Development plan approval shall be void if the development is not commenced or if an application for a building 

mailto:permitcenter@tempe.gov
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permit has not been submitted, whichever is applicable, within twelve (12) months after the approval is granted or within the 
time stipulated by the decision-making body. The period of approval is extended upon the time review limitations set forth for 
building permit applications, pursuant to Tempe Building Safety Administrative Code, Section 8-104.15. An expiration of 
the building permit application will result in expiration of the development plan. 
 
STANDARD DETAILS: 

• Access to Tempe Supplement to the M.A.G. Uniform Standard Details and Specifications for Public Works 
Construction, at this link: http://www.tempe.gov/city-hall/public-works/engineering/standards-details or purchase 
book from the Public Works Engineering Division. 

• Access to refuse enclosure details DS116 and DS118 and all other Development Services forms at this link: 
http://www.tempe.gov/city-hall/community-development/building-safety/applications-forms.  The enclosure details 
are under Civil Engineering & Right of Way. 

 
BASIS OF BUILDING HEIGHT: Measure height of buildings from top of curb at a point adjacent to the center of the front 
property line. 
 
COMMUNICATIONS:  

• Provide emergency radio amplification for the combined building and garage area in excess of 50,000 sf.  
Amplification will allow Police and Fire personnel to communicate in the buildings during a catastrophe.  Refer to 
this link: http://www.tempe.gov/home/showdocument?id=30871. Contact the Information Technology Division to 
discuss size and materials of the buildings and to verify radio amplification requirements. 

• For building height in excess of 50’-0”, design top of building and parapet to allow cellular communications providers 
to incorporate antenna within the building architecture so future installations may be concealed with little or no 
building elevation modification. 

 
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 human or associated funerary remains).  Contact the Historic Preservation Officer with general 
questions.  Where a discovery is made, contact the Arizona State Historical Museum for removal and repatriation of the 
items. 
 
POLICE DEPARTMENT SECURITY REQUIREMENTS:  

• Refer to Tempe City Code Section 26-70 Security Plans. 
• Design building entrance(s) to maximize visual surveillance of vicinity.  Limit height of walls or landscape materials, 

and design columns or corners to discourage ambush.   
• Maintain distances of 20’-0” or greater between a pedestrian path of travel and any hidden area to allow for 

increased reaction time and safety.   
• Follow the design guidelines listed under appendix A of the Zoning and Development Code.  In particular, reference 

the CPTED principal listed under A-II Building Design Guidelines (C) as it relates to the location of pedestrian 
environments and places of concealment.  Provide method of override access for Police Department (punch pad or 
similar) to controlled access areas including pool, clubhouse or other gated common areas. 

• Provide a security vision panel at service and exit doors (except to rarely accessed equipment rooms) with a 3” wide 
high strength plastic or laminated glass window, located between 43” and 66” from the bottom edge of the door. 

 
TRAFFIC ENGINEERING: 

• Provide 8’-0” wide public sidewalk along arterial roadways, or as required by Traffic Engineering Design Criteria and 
Standard Details.  

http://www.tempe.gov/city-hall/public-works/engineering/standards-details
http://www.tempe.gov/city-hall/community-development/building-safety/applications-forms
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
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• Construct driveways in public right of way in conformance with Standard Detail T-320.  Alternatively, the installation 
of driveways with return type curbs as indicated, similar to Standard Detail T-319, requires permission of Public 
Works, Traffic Engineering. 

• Correctly indicate clear vision triangles at both driveways on the site and landscape plans.  Identify speed limits for 
adjacent streets at the site frontages.  Begin sight triangle in driveways at point 15’-0” in back of face of curb.  
Consult Intersection Sight Distance memo, available from Traffic Engineering if needed 
www.tempe.gov/index.aspx?page=801.  Do not locate site furnishings, screen walls or other visual obstructions 
over 2’-0” tall (except canopy trees are allowed) within each clear vision triangle. 

 
FIRE:  

• Clearly define the fire lanes.  Ensure that there is at least a 20’-0” horizontal width, and a 14’-0” vertical clearance 
from the fire lane surface to the underside of tree canopies or overhead structures.  Layout and details of fire lanes 
are subject to Fire Department approval. 

• Provide a fire command room(s) on the ground floor of the building(s).  Verify size and location with Fire 
Department. 

  
CIVIL ENGINEERING: 

• An Encroachment Permit or License Agreement must be obtained from the City for any projections into the right of 
way or crossing of a public utility easement, prior to submittal of construction documents for building permit.  

• Maintain a minimum clear distance of twenty-four (24) feet between the sidewalk level and any overhead structure. 
• Any new or existing overhead utilities (if any) on or adjacent to site must be placed underground, including street 

crossings, per City of Tempe Code, Section 25-120 thru 25-126 & Ord # 88.85 except for transmission lines (greater 
than 12.5kv). 

• Coordinate site layout with Utility provider(s) to provide adequate access easement(s). 
• Clearly indicate property lines, the dimensional relation of the buildings to the property lines and the separation of 

the buildings from each other. 
• Verify location of any easements, or property restrictions, to ensure no conflict exists with the site layout or 

foundation design. 
• 100-year onsite retention required for this property, coordinate design with requirements of the Engineering 

Department. 
 
SOLID WASTE SERVICES: 

• Enclosure indicated on site plan is exclusively for refuse.  Construct walls, pad and bollards in conformance with 
standard detail DS-116 or DS-118.  

• Contact the Solid Waste Division to verify that vehicle maneuvering and access to the enclosure is adequate.  
Refuse staging and collection must be on site; no backing onto or off of streets, alleys or paths of circulation. 

• Develop strategy for recycling collection and pick-up from site.  Roll-outs may be allowed for recycled materials.  
Coordinate storage area for recycling containers with overall site and landscape layout. 

• Gates for refuse enclosure(s) are not required, unless visible from the street.  If gates are provided, the property 
manager must arrange for gates to be open from 6:00am to 4:30pm on collection days. 

   
PARKING SPACES: 

• Verify conformance of accessible vehicle parking to the Americans with Disabilities Act and the Code of Federal 
Regulations Implementing the Act.  Refer to Building Safety ADA Accessible Parking Spaces Marking/Signage on 
Private Development details. 

• At parking areas, provide demarcated accessible aisle for disabled parking.   
• Distribute bike parking areas nearest to main entrance(s).  Provide parking loop/rack per standard detail T-578.  

Provide 2’-0” by 6’-0” individual bicycle parking spaces.  One loop may be used to separate two bike parking 
spaces. Provide clearance between bike spaces and adjacent walkway to allow bike maneuvering in and out of 
space without interfering with pedestrians, landscape materials or vehicles nearby. 
 

ZONING AND DEVELOPMENT CODE: 

http://www.tempe.gov/index.aspx?page=801
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• Specific requirements of the Zoning and Development Code (ZDC) are not listed as a condition of approval but 
will apply to any application.  To avoid unnecessary review time and reduce the potential for multiple plan check 
submittals, become familiar with the ZDC.  Access the ZDC through www.tempe.gov/zoning or purchase from 
Community Development. 

 
LIGHTING: 

• Design site security light in accordance with requirements of ZDC Part 4 Chapter 8 (Lighting) and ZDC Appendix E 
(Photometric Plan). 

• Indicate the location of all exterior light fixtures on the site, landscape and photometric plans.  Avoid conflicts 
between lights and trees or other site features in order to maintain illumination levels for exterior lighting. 

 
LANDSCAPE: 

• Trees shall be planted a minimum of 16’-0” from any existing or proposed public utility lines. The tree planting 
separation requirements may be reduced to no less than 8’-0” from utility lines upon the installation of a linear root 
barrier. Per Detail T-460, the root barrier shall be a continuous material, a minimum of 0.08” thick, installed to a 
minimum depth of 4’-0” below grade. The root barrier shall extend 6’-0” on either side of the tree parallel to the utility 
line for a minimum length of 12’-0”.  Final approval is subject to determination by the Public Works, Water Utilities 
Division. 

• Prepare an existing plant inventory for the site and adjacent street frontages.  The inventory may be prepared by the 
Landscape Architect or a plant salvage specialist.  Note original locations and species of native and “protected” 
trees and other plants on site.  Move, preserve in place, or demolish native or “protected” trees and plants per State 
of Arizona Agricultural Department standards.  File Notice of Intent to Clear Land with the Agricultural Department.  
Notice of Intent to Clear Land form is available at https://agriculture.az.gov/plantsproduce/native-plants.  Follow the 
link to “applications to move a native plant” to “notice of intent to clear land”. 

 
SIGNS: Separate plan review process is required for signs in accordance with requirements of ZDC Part 4 Chapter 9 (Signs).   
Refer to www.tempe.gov/signs. 

 
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: 
July 20, 2006 The Redevelopment Review Commission approved the 18th Amended Planned Area Development 

for Papago Park Center for PAPAGO HILLS OFFICE BUILDING (RRC06016 / DS051061 / SPD-
2006.51), consisting of a new 85,873 sf. building for office use on 8.01 acres, located at 1050 West 
Washington Street, in the GID, General Industrial Zoning District. 

 
January 8, 2013 Development Review Commission recommended approval of the request for Zoning Map 

Amendment from the General Industrial District to MU-4, Mixed-Use High Density District and an 
Amended Planned Area Development Overlay for a proposed commercial and residential 
development for THE GRAND AT PAPAGO PARK CENTER (PL120232), located at 1151 West 
Washington Street. 

 
February 7, 2013 City Council held the second public hearing and approved THE GRAND AT PAPAGO PARK 

CENTER (PL120232), located at 1151 West Washington Street. 
 
October 17, 2014 Community Development Department Planning Division approved a Development Plan Review for 

the entry road site plan, landscape plan, and lighting plan for THE GRAND AT PAPAGO PARK 
CENTER – LOOP ROAD (PL120232), located at 1151 West Washington Street.  This approval 
included the entrance drive and associated landscaping only. 

http://www.tempe.gov/zoning
https://agriculture.az.gov/plantsproduce/native-plants
http://www.tempe.gov/signs
http://www.maricopa.gov/aq/
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March 22, 2016 Development Review Commission approved a Development Plan Review including site plan, 

building elevations, and landscape plan for a new four-story 219,212 s.f. office building and a six-
level parking garage for THE GRAND AT PAPAGO PARK CENTER – PHASE 1 (PL150314), 
located at 1151 West Washington Street. 

 
May 18, 2016 Community Development Planning Division administratively approved the 20th AMENDED PAD 

FOR PAPAGO PARK CENTER – THE GRAND (Site H – Buildings C, D, P1, K, L, P & Q) 
(PL150324), located at 1151 West Washington Street. 

 
June 14, 2016 Development Review Commission approved a Development Plan Review including site plan, 

building elevations, and landscape plan for a new four-story 300-unit apartment building with both 
sub-grade and surface parking THE GRAND AT PAPAGO PARK CENTER – PHASE 2:  
BROADSTONE AT THE GRAND (PL160098), located at 1003 West Washington Street. 

 
June 27, 2017 Development Review Commission approved a Development Plan Review including site plan, 

building elevations, and landscape plan for a new nine-story, 359,524 s.f. office building and a 
seven-level parking garage for THE GRAND AT PAPAGO PARK CENTER – PHASE 3:  MIDRISE 
BUILDING 1 (PL170124), located at 1027 West Roosevelt Way. 

 
June 28, 2018 City Council approved the Amended Subdivision Plat consisting of 12 lots for THE GRAND AT 

PAPAGO PARK CENTER (PL170436), located at 1101 W. Washington Street. 
 
February 26, 2019 Development Review Commission approved a Development Plan Review including site plan, 

building elevations, and landscape plan for a new nine-story, 224,940 s.f. office building for THE 
GRAND AT PAPAGO PARK CENTER – PHASE 4: OFFICE BUILDING, located at 1121 West 
Washington Street. 

 
ZONING AND DEVELOPMENT CODE REFERENCE: 
Section 6-306, Development Plan Review 
  



 

 

DEVELOPMENT PROJECT FILE 
for 

BROADSTONE AT THE GRAND PHASE II 
(PL220023) 

 
 

ATTACHMENTS: 

1-10. Site Context (Location Map, Aerial and Aerial with Site Plan Overlay, Site 
Photos) 

11-28. Applicant’s Letter of Explanation with Exhibits 

29-37. Existing 23rd Amended Planned Area Development for Papago Park 
Center 

38-43. Site Design (Site Plan, Site Details, Landscape Plan, Underground Utility 
and Lighting Plan) 

44-58. Building Design (Blackline/Color Elevations, Sections, Renderings, 
Material Samples, Floor Plans)  

59. Supplemental Information  

  - Refuse Plan  

   

 



! ! ! ! ! !

! ! ! ! ! !

! ! ! ! ! !

! ! ! ! ! !

! ! ! ! ! !

! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

Maxar

Light Industrial District (LID)

General Industrial District (GID)

! ! ! !

! ! ! ! Mixed Use High (MU-4)

! ! ! !

! ! ! !

! ! ! !

Planned Commercial Center General (PCC-2)

Agricultural (AG)

Single-Family Residential (R1-6)

Override 1

Twelve Point
CenterlineSubType

ADOT

Canal

Monument

Private

Railroad

Street

<all other values>

Zoning District
Light Industrial District (LID)

General Industrial District (GID)

Heavy Industrial District (HID) .ATTACHMENT 1

nathanw1
Line

nathanw1
Oval

nathanw1
Text Box
SITEMU-4

nathanw1
Typewritten Text
BROADSTONE AT THE GRAND PHASE II

nathanw1
Typewritten Text
PL220023



Maxar

²Aerial Map

BROADSTONE AT THE GRAND PHASE II PL220023

ATTACHMENT 2



WASHINGTON STREET

LOOP 202

ZONING: MU-4
ASSESSOR ZONING: C-G

ZONING: GID
ASSESSOR ZONING: I-1

ZONING: R1-6
ASSESSOR ZONING: R-6

ZONING: MU-4
ASSESSOR ZONING: C-G

SITE BOUNDARY

N1
6 0

9' 4
8" 

E  
 43

4.7
7'

S1
2 4

2' 3
6"

W 
  54

3.4
2'

S77 06' 21" E   391.91'

L 432.85'  R  3102.98'  

Δ    7° 59' 33"

VICINITY MAP

N

NOT TO SCALE

VICINITY MAP

LOOP 202
T.1N., R.4E.

9

MI
LL

 AV
EN

UE
 (A

LL
IGN

ME
NT

)VAN BUREN STREET

WASHINGTON

STREET

PRIEST

DR

SITE
DATE: ORB #:

Contractor must verify all dimensions at 

project before proceeding with this work.

Do not reproduce these drawings and specifications without 

the expressed written permission of the Architect. The 

drawings and specifications are instruments of service and 

shall remain the property of the Architect whether the 

project for which they are made is executed or not. These 
drawings and specifications shall not be used by anyone on 

any other projects, for additions to this project, or for  

completion of this project by others except by the expressed 

written permission of the Architect.

© ORB Architecture, LLC 2021

W o r l d H Q @ O R B A r c h . c o m

O

rff
ic

e
of RichBarbe

A

C r
chitecture

,

LL

R E V I S I O N S/ SUBMITTALS

DESCRIPTIONDATE

BROADSTONE 

1013 WEST WASHINGTON STREET

TEMPE, ARIZONA

REG
I S T E R

E D ARCH I T EC T

CERT
I F I CAT E NO.

Dat e Si gned. . . . . . .
. . . .

. . .

Expires  3/31/2023

AR I Z ON A , U . S A..

15213
Rich Barber

Notice of alternate billing (or payment) cycle
This contract allows (may allow) the owner to require the 

submission of billings or estimates in billing cycles other 

than thirty days.  (This contract may allow the owner to 

make payment on some alternative schedule after 

certification and approval of billings and estimates).  A 
written description of such other billing (and/or) cycle 

applicable to the project is available from the owner or 

the owner's designated agent at

and the owner or its designated agent shall provide this 

written description on request.

CLIENT NAME

CLIENT ADDRESS

CLIENT PHONE NUMBER

ALLIANCE
R E S I D E N T I A L    C O M P A N Y

PHASE II

at THE GRAND

Au
to
de
sk
 D

oc
s 
//

19
-
22

5
BS

 a
t 
Wa

sh
in
gt
on
/1
92

25
 B

S 
at
 W

as
hi
ng
to
n.
rv
t

4/
18
/2

02
2 

11
 1
2 
00

 A
M

MARCH 15, 2022 19-225

DR.10
CONTEXT PLAN

DESIGN REVIEW



AERIAL MAP OVERLAY

ATTACHMENT 3



24
" 
S

30
" 
W

S77°06'21"E 1036.18'

R
A

D
IA

L
 S

3
1
°3

2
'2

0
"W

W

T
S
IG

EMH

T
S
IG

S

S

S

S

S

WASHINGTON  STREET

(PUBLIC ROADWAY)

S S

S S

IC V

IC V

IC V

IC V

IC V

IC V

TSIG

IC V

S S

G
LM

IC V

TM H

IC V

IC V

IC V

IC V

TSIG

S S

S S

1
6
°
 0

9
' 
4
8
"

4
3
4
.7

7
'

S

W
77° 06' 21"

391.91'

N

W

1
2
°
 4

2
' 
3
6
"

5
4
3
.4

2
'

S

W

R=

L= 432.50'

3102.98'

5

6

8

7

1

2

4

3

13

1
41

6

15

17

1
82

0

19

9

1
01

2

11

21

2
22

4

23

W o r l d H Q @ O R B A r c h . c o m

R
EG

I S
T E R

ED ARCH I T EC
T

CE
RT

I F I CAT E NO.

Dat e
Si gned. . . . .

. .
. .

. .
. .
.

Expires  3/31/2020

AR I Z ONA, U. S
A..

15213

Rich Barber

O
rf

f
ic

e
of

Rich
Barbe

A
C rch

itecture,

L
L

ALLIANCE
R E S I D E N T I A L    C O M P A N Y

BROADSTONE
WASHINGTON
1013 W WASHINGTON STREET

Tempe, Arizona

KEY MAP
A

ATTACHMENT 4



POSITION 1   

 

 

 

 

 

 

 

 

 

 

  

ATTACHMENT 5



 

POSITION 2   

 

 

 

 

 

 

 

 

 

  

ATTACHMENT 6



POSITION 3 

  

ATTACHMENT 7



POSITION 4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT 8



POSITION 5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT 9



POSITION 6 

ATTACHMENT 10



Broadstone at The Grand 

Phase II 
 

Tempe Planning Case No. PL220023 

1013 West Washington Avenue 

 

 

Applicant’s Letter of Explanation for: 
Minor Planned Area Development Overlay Amendment &  

Major Development Plan Review Applications 

 

 

Prepared by: 

 

 
40 North Central Avenue, 20th Floor | Phoenix, AZ 85004 

 

 

Contact: 
 

Gammage & Burnham PLC 

Attn: Manjula M. Vaz 

(602) 256-4461 

mvaz@gblaw.com 
 

 

 

 

1st Formal Submittal:  January 31, 2022 

2nd Formal Submittal: April 18, 2022

ATTACHMENT 11



Applicant, Project Overview and Application 

 

Alliance Residential Company (“Alliance” or the “Applicant”) respectfully submits this minor 

planned area development (“PAD”) amendment and development plan review (“DPR”) application 

(the “Application”) to accommodate the development of Lot 5 of The Grand at Papago Park Center 

(the “Site”) with a three and four-story, contemporary residential development consisting of: 

 

• 289 multifamily residential units (47 studio units, 142 one-bedroom units and 100 two-

bedroom units); 

• A leasing office; 

• Recreation room; 

• Fitness center; 

• Multiple amenity courtyards; 

• A six-level (one below-grade and five above-grade) wrapped parking structure 

accommodating 466 vehicle parking spaces; 

• Two parking courtyards accommodating a total of 39 vehicle parking spaces; 

• 276 bicycle parking spaces; and, 

• Substantial landscape enhancements along Washington Street, a multiuse path adjoining 

the Grand Canal and throughout the Site (collectively, the “Project”).  

 

More specifically, the Site, which is approximately 4.78 acres ins size, is located approximately 440 

feet west of the southwest corner of Washington Street and Parkside Drive along the Valley Metro 

light rail corridor.  The Project is the second phase of Alliance’s residential development known as 

Broadstone at The Grand. The first phase of Broadstone at The Grand, a four-story with lofts 

multifamily residential development, has been constructed and opened on Lot 4 of The Grand at 

Papago Park Center adjoining the Site to the east. See Exhibit A for an aerial photograph of the Site. 

 

Alliance is one of the largest and most active rental residential real estate developers in the 

United States. Headquartered in Scottsdale, Arizona with 19 regional offices, Alliance is focused on 

the development, construction and acquisition of residential communities across 17 states and 33 

metropolitan markets. Alliance brands include high-profile Broadstone communities, Marvelle active 

adult communities, Holden senior communities, and Prose workforce housing. 

 

The Grand at Papago Park Center 

 

This Site is located within The Grand at Papago Park Center (“The Grand”), a 58.56-acre 

urban mixed-use development located at the northeast corner of the Red Mountain / Loop 202 

Freeway and Priest Drive and along the Washington Street light rail corridor in north Tempe. The 

Grand, at build-out, will consist of up to 19 buildings, seven parking structures, over two million 

square feet of office space, 600 hotel rooms, 850 multifamily residential units, 27,000 square feet of 

restaurant space and 7,000 square feet of retail space. The goals for The Grand are to create an 

aesthetically pleasing urban mixed-use development that will complement the current mix of office 

and residential uses within Papago Park Center, a 300-acre business park that is home to over three 

million square-feet of commercial development, and to further stimulate economic activity in north 

Tempe. As mentioned above, developments completed within The Grand to date include Alliance’s 

first phase of Broadstone at The Grand, a four-story with lofts residential development providing 300 

multifamily residential units on 6.74-acres adjoining the Site to the east. 
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Exiting Site Condition and Area Context 

 

The Site, which is currently unimproved, is among the development lots that are part of The 

Grand, a 58.56-acre urban mixed-use development that will provide over two million square feet of 

office space, 600 hotel rooms, 850 multifamily residential units, 27,000 square feet of restaurant space 

and 7,000 square feet of retail space at build-out. Use and features surrounding the Site include: 

 

• Broadstone at The Grand – Phase I, a four-story with lofts multifamily residential 

development adjoining the Site to the east; 

• The Valley Metro light rail line to the north within the median of Washington Street; 

• The Grand Canal and multiuse path running through The Grand at Papago Park Center 

mixed-use development site and adjoining the Site to the south;  

• The Grand, a nine-story office building, and a seven-level parking structure to the south 

across the Grand Canal and Roosevelt Way; 

• A four-story multitenant office building and six-level parking structure located 

approximately 750 feet west of the Site at the southwest corner of Papago Drive and 

Washington Street within The Grand at Papago Park Center mixed-use development; 

• The five-story Rio Paradiso apartments located approximately 500 feet east of the Site at 

the southeast corner of Parkside Drive and Washington Street. 

• The Papago Hills commercial development within Papago Park Center consisting of 

multiple office buildings, restaurants and structured and surface parking to the north of the 

Site across Washington Street; 

• The Priest Drive / Washington light rail station located approximately 1,300 feet northwest 

of the Site; 

• The Red Mountain / Loop 202 Freeway located along the southern perimeter of The Grand; 

• Tempe Town Lake (the “Lake”) to the south beyond the Red Mountain / Loop 202 Freeway 

and the Town Lake Pedestrian Bridge providing a pedestrian connection to Tempe Center 

for the Arts, Tempe Beach Park and downtown Tempe on the south side of the Lake; 

• Papago Park, and urban desert preserve located approximately 2,500 feet east of the Site; 

and, 

• The Salt River Project Crosscut Facility to the northeast of the Site across Washington 

Street. 

 

See Exhibit B for an aerial photograph of the Site and surrounding uses. The Applicant envisions that  

the Project will offer residents a desirable living option within a vibrant, mixed-use environment in 

proximity to multimodal transportation, Tempe Town Lake, downtown Tempe, Papago Park, and a 

variety of commercial, recreational and entertainment uses.  

 

Minor Planned Area Development Overlay Amendment Request 

 

The Application includes a minor / administrative amendment to the Papago Park Center PAD 

Overlay to establish development standards to accommodate the development of the Project on the 

Site (Development Lot 5 of The Grand at Papago Park Center), which along with the entire Grand at 

Papago Park Center development site is zoned for mixed-use, high density (MU-4) uses. The current 
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/ 23rd Amended PAD for Papago Park Center allows for the development of a four-story multifamily 

residential development on the Site providing up to 550 residential units with 450 vehicle spaces 

within structured parking. In comparison to the approved PAD, the Project represents a reduction of 

261 residential units and increase of 55 parking spaces on the Site. 

 

The goal of the Application, including the minor PAD amendment request, is to accommodate 

a high-quality, contemporary residential development within a vibrant, mixed-use environment in 

proximity to multimodal transportation, Tempe Town Lake, downtown Tempe, Papago Park, and a 

variety of commercial, recreational and entertainment uses. Based on prior experience, including 

Broadstone at The Grand – Phase I, the Applicant anticipates strong and sustainable demand for  high-

quality, modern residential units at this location. 

 

Planned Area Development Overlay Approval Criteria and Planning Context 

 

 Pursuant to Zoning and Development Code (“ZDC”) Sections 6-305 and 6-312(C)(1), the 

Applicant is requesting a minor / administrative PAD overlay amendment to establish site specific 

development standards to accommodate the development of the Project.  As discussed below, the 

project satisfies the formal PAD overlay approval criteria specified by ZDC Section 6-305.D: 

 

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. 

 

General Plan 2040 

 

The land use and residential density projected for the overall Grand at Papago Park 

Center mixed-use development site, of which the Site is a part of, by General Plan 2040 

is mixed-use and high density (up to 65 units per acre). See Exhibits C and D for portions 

of the General Plan 2040’s projected land use and residential density maps with the Site 

location identified. According to General Plan 2040, the mixed-use land category is 

designed to accommodate a mixture of commercial and residential uses. The mixed-use 

category encourages creatively designed developments that create a living environment 

which reflects a “village” concept where this is opportunity to live, work and play within 

one development or area. The Project is part of The Grand mixed-use development site, 

which is entitled for over two million square feet of office space, 600 hotel rooms, 850 

multifamily residential units, 27,000 square feet of restaurant space and 7,000 square feet 

of retail space. The Project, which will add to the residential units envisioned by the PAD 

Overlay applicable to The Grand and Site, will provide additional high-quality urban 

housing combined with amenities to support the mixed-use environment within The 

Grand. The high-density Project is therefore the exact type of development envisioned for 

the Site by General Plan 2040. 
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Character Area 1 – Papago / North Tempe 

 

In order to further the goals and implement General Plan 2040, the City of Tempe 

recently adopted a character area plan for Papago / North Tempe (the “Character Area 

Plan”). The Site is located within the Character Area Plan’s boundaries. The general vision 

of the Character Area Plan is to create a safe, sustainable, walkable, and attractive place 

that values its open spaces, environment, and historic and cultural resources, and land uses 

that support community needs and aspirations. The Project is designed within the context 

of the Character Area Plan’s design guidelines and place-making principles. Specifically, 

the Project will further the following performance measures associated with the Character 

Area Plan’s design guidelines and principles: 

 

• Buildings adjacent to the Grand Canal should be designed to provide meaningful 

visual canal orientation using terraces, entrances, bay windows, and similar 

features that are highly articulated by means of projections, canopies, variations in 

surface and materials; 

• Existing multi-use paths should be protected and enhanced; 

• Encourage outdoor gathering space that is integrated to the overall site design an 

located in an area on the ground level that is accessible to a large number of users, 

and to establish functional relationships and linkages within the site or between 

adjacent sites;  

• The visual character of the ground floor façade of a building should be 

differentiated from upper floors through variations in materials, color, and window 

patterns in the exterior; 

• Limit the view of car garages in the building fronts and discourage blank walls in 

development that face public streets;  

• Encourage native, drought-tolerant, water-saving, and adapted plant palette to 

promote water conservation, biodiversity, shade, and sustainability except in 

flood-irrigated areas; and, 

• Encourage both visual open space and usable private open space with site 

amenities. 

 

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. 

 

The Project’s building and landscape elements and associated standards have taken 

into consideration the context of the area. The Project’s building heights, setbacks and 

landscape area are all an appropriate scale for the area in the context of: 

 

• The Site’s location within The Grand, and approved and partially constructed urban 

mixed-use development that will provide over two million square feet of office 

space, 600 hotel rooms, 850 multifamily residential units, 27,000 square feet of 

restaurant space and 7,000 square feet of retail space at build-out; 
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• The existing four and five-story multifamily residential developments located 

immediately east of the Site; 

• The existing nine and four-story office buildings within The Grand; 

• The existing six and seven-level parking structures within The Grand; 

• The Papago Hills commercial development with Papago Park Center consisting of 

multiple office buildings, restaurants and structured and surface parking to the north 

of the Site across Washington Street; 

• The Valley Metro light rail line within the median of Washington Street; 

• The Priest Drive / Washington light rail station located approximately 1,300 feet 

northwest of the Site; 

• The Red Mountain / Loop 202 Freeway located along the southern perimeter of The 

Grand; and, 

• The existing employment, commercial and residential uses in proximity to the Site. 

3. The development appropriately mitigates transitional impacts on the immediate 

surroundings. 

 

The Project’s design appropriately mitigates transitional impacts on immediate 

surroundings, as the buildings and landscape elements have been designed in the context 

of: 

 

o The Site’s location within The Grand, an approved and partially constructed urban 

mixed-use development that will provide over two million square feet of office 

space, 600 hotel rooms, 850 multifamily residential units, 27,000 square feet of 

restaurant space and 7,000 square feet of retail space at build-out; 

o The existing four and five-story multifamily residential developments located 

immediately east of the Site; 

o The existing four and nine-story office buildings within The Grand; 

o The existing six and seven-level parking structures within The Grand; 

o The office building up to eight-stories and the parking structure up to seven levels 

planned for Development Lot 4 of The Grand adjoining the Site to the west; 

o The Papago Hills commercial development consisting of multiple office buildings, 

restaurants and structured and surface parking to the north of the Site across 

Washington Street; 

o The Valley Metro light rail line within the median of Washington Street;  

o The Priest Drive / Washington light rail station located approximately 1,300 feet 

northwest of the Site; and, 

o The Red Mountain / Loop 202 Freeway located along the southern perimeter of The 

Grand. 

 

Project Design 

 

The design of the Project is an attractive, modern and pedestrian friendly design that both 

thoughtfully engages and respects the surrounding community. As reflected by the enclosed 
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elevations and renderings for the building to be constructed, the overall architectural character is a 

contemporary design.  While the design will reflect the modern aesthetic of other recently constructed 

buildings within The Grand, the three and four-story building will also fit in with and respect the 

surrounding area. The design provides elements that cater to the pedestrian through the use of building 

character, connectivity, landscaping, hardscape, and lighting.  

 

The contemporary building design is characterized by forms in a balanced composition that 

express the form and functionality of its components.  By principal, the design is void of excessive 

and arbitrary applied ornamentation, striving towards simplicity, honesty and clarity of form with a 

high quality and pleasing aesthetic appearance. The exterior materials consist of a combination of 

pedestrian scaled materials and forms, including stone highlights on lower portions of the building 

and recessed balconies and patios. The building style is a classic, contemporary and timeless design.   

 

A significant component of the Project’s design is the seamless blending of outdoor and indoor 

spaces. The Project features multiple amenity courtyards, indoor amenity spaces, connections to an 

adjoining multiuse path / trail, and private outdoor spaces providing an abundance of opportunities 

for gathering, recreation and lounging. A large resort style outdoor amenity area is centrally located 

and wrapped by the Project’s apartments building. This area will include a large swimming pool and 

spa, a variety of seating areas, barbeque stations / grills, fire pit, and gaming areas that will create an 

inviting, comfortable outdoor gathering place for residents.  Another centrally located courtyard, also 

wrapped by Project’s apartments building, is more passive in nature and features a large turf area. A 

third courtyard located along the southern perimeter of the Site provides another turf area and 

opportunities for outdoor recreation and lounging. The provision of two pedestrian connections along 

the Site’s southern perimeter will provide residents and guests with convenient access to a multiuse 

path adjoining the Site and running along the Grand Canal.  A two-story indoor fitness center located 

between two of the Project’s outdoor amenity areas and a two-story recreation / clubhouse facility 

provided within the apartment building are also provided for those seeking additional recreation and 

lounging opportunities. Each apartment unit will also have a large private open space in the form of 

a balcony or patio. 

 

The Project also provides secure parking access via an entry drive extending into the Site from 

Washington Street. The six-level parking structure is wrapped by the proposed residential building 

and screened from street view.  Parking for prospective residents and guests is conveniently located 

within a parking courtyard at the northeast corner of the Site in proximity to the Project’s leasing 

office. Additional parking for residents’ guests is provided within the centrally located parking 

structure and a parking courtyard located between the parking structure and the Site’s eastern 

perimeter. 

  

The design concept is addressed in further detail within the development plan review approval 

criteria section of this letter of explanation provided below 

 

Landscape Design 

 

The overall landscape coverage percentage for the Project is approximately 32 percent, a 
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significant amount for a residential development within a mixed-use, urban environment. The 

landscape enhancements, which are influenced by the desert landscape natural to the region and are 

consistent with the intent of the Papago / North Tempe Character Area Plan, feature varying tree 

canopies with varying hues that will provide shade for human comfort along the Site’s Washington 

Street frontage, along pedestrian walkways distributed throughout the Site, and within outdoor spaces. 

The landscaping, which has been designed to employ varying colors and scale, will also provide 

additional visual interest and allow the Project to blend in with the surrounding context.   

 

Site Circulation and Parking 

 

 Vehicular access to the Site is to be accommodated via a new driveway along the Site’s 

Washington Street frontage. As noted above, the Project includes a six-level (one below-grade and 

five above-grade) wrapped parking structure providing 466 vehicle parking spaces and two parking 

courtyards providing a combined total of 39 vehicle parking spaces. In addition, the Project will 

provide 276 bicycle spaces. The noted parking structure and parking courtyards will be accessed via 

the new driveway extending into the Site from Washington Street.  

 

The Project also provides three pedestrian connections to the Grand Canal multiuse path 

adjoining the Site to the South, as well as a direct pedestrian connection to the detached sidewalk 

along the Site’s Washington Street frontage. As discussed above, the Site is located approximately 

1,300 feet southeast of the Priest Drive / Washington light rail station.   

 

Development Plan Review Approval Criteria 

 

 Pursuant to Zoning and Development Code 6-306, the Applicant is requesting DPR approval 

for the Project’s architectural drawings, including site and landscape plans and building elevations. 

As discussed below, the Project is an appropriately scaled and aesthetically pleasing design that will 

enhance the functional and attractive appearance of the Site, The Grand and surrounding area. 

 

1. Placement, form, and articulation of buildings and structures provide variety in the 

streetscape 

 

The varying building height combined with the featuring of multiple forms breaks 

the building up into smaller components and reduces the perceived scale of the building 

within the streetscape. A variety of materials, textures and colors are used to further 

breakup the individual forms within the overall composition. The building façade steps in 

and out along to allow for recessed patios and balconies to provide additional variety. Tall 

vertical elements, such as masonry towers, further break up the mass of the Project’s 

apartment building. The provision of tall glazing at the building’s primary entrance 

combined with the provision of stone highlights on lower portions anchor the building to 

the ground.  The Project’s context within multiple buildings of varying heights and 

occupancy types within The Grand will provide additional variety in the streetscape 

along Washington street.  

 

ATTACHMENT 18



2. Building design and orientation, together with landscape, combine to mitigate heat 

gain/retention while providing shade for energy conservation and human comfort  

 

The sides of the building are appropriately oriented and the design respects and 

enhances the area’s unique climate through the use of landscaping, recessed patios and 

balconies, covered entries, shaded amenity areas, and light paint colors. Higher density 

housing with multiple levels also minimizes exterior wall and roof exposure to the 

sun.  Shade trees and/or shaded seating will be provided along the street frontage and 

throughout the Site. In addition, the vast majority of the Project’s parking spaces are 

located within a shaded parking structure. 

 

3. Materials are of a superior quality, providing detail appropriate with their location and 

function while complementing the surroundings 

 

The building design incorporates a variety of high-end materials and finishes, true 

to form and function, that will complement existing and planned buildings within The 

Grand. The exterior materials consist of a combination of high quality and pedestrian-

scaled materials, including masonry towers, corner accents, recessed balconies, and stone 

highlights on lower portions of the building. Specific materials include integrally colored 

concrete, integrally colored veneer C.M.U., concrete masonry units, veneer limestone, 

metal cladding, metal railings/canopy, glazing, and stucco. 

 

4. Buildings, structures, and landscape elements are appropriately scaled, relative to the site 

and surroundings 

 

As discussed in detail in the area context section of this letter provided above, the 

Site is located within an approved urban, mixed-use master development site along the 

Valley Metro light rail line that includes a mix of commercial, residential and public / 

recreational uses. The Project’s building and landscape elements have been designed with 

the context of the area in mind. The proposed three and four-story building height are of 

an appropriate scale for the area in the context of:  

 

o The Site’s location within The Grand at Papago Park Center mixed-use 

development site;  

o The existing four and five-story multifamily residential developments located 

immediately east of the Site; 

o The existing four and nine-story office buildings within The Grand; 

o The existing six and seven-level parking structures within The Grand; 

o The Papago Hills commercial development within Papago Park Center consisting 

of multiple office buildings, restaurants and structured and surface parking to the 

north of the Site across Washington Street; 

o The Valley Metro light rail line within the median of Washington Street;  

o The Priest Drive / Washington light rail station located approximately 1,300 feet 

northwest of the Site; and, 
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o The Red Mountain / Loop 202 Freeway located along the southern perimeter of The 

Grand. 

 

The proposed landscape coverage of approximately 32 percent for the Site is a very 

substantial amount and is more than appropriate for an urban, mixed-use environment. 

The proposed landscape palette along the Site’s street frontage, as well as throughout the 

Site, will also further establish and contribute to a pedestrian-friendly environment along 

the Washington Street light rail corridor and through The Grand.   

 

5. Large building masses are sufficiently articulated so as to relieve monotony and create a 

sense of movement, resulting in a well-defined base and top, featuring an enhanced 

pedestrian experience at and near street level  

 

The building’s varying heights combined with a design featuring forms that break 

the building up into smaller components reduces the perceived scale of the building within 

the streetscape and on adjoining properties. To highlight important building volumes and 

features, primary entrances to building are recessed and/or covered, providing an element 

that further breaks up the mass and anchors the buildings to the ground.  The active ground 

floor recreation / clubhouse use space combined with the provision of stone highlights on 

lower portions of the building clearly defines a base for the building. The provision of 

varied rooflines combined within the provision of masonry towers and recessed balconies 

define the top. The recessed balconies break up the mass in-between and create a rhythmic 

movement across the residential building elevations that are further enhanced by the 

change in materials between the different elements. At ground-level, the building mass is 

moved in and out to create recessed areas for shade trees, patios and an amenity courtyard 

that evoke movement along both the streetscape and Grand Canal and enhance the 

pedestrian experience. 

 

6. Building facades provide architectural detail and interest overall with visibility at street 

level (in particular, special treatment of windows, entries and walkways with particular 

attention to proportionality, scale, materials, rhythm, etc.) while responding to varying 

climatic and contextual conditions 

 

The leasing office and recreation / clubhouse spaces oriented towards the parking 

courtyard and entry driveway extending into the Site from Washington Street are designed 

for high visibility with tall windows and decorative stone highlights. The provision of 

apartment units with patios at street-level and recessed balconies will further enhance 

visibility and activity along both Washington Street and the Grand Canal.  Lighting 

rhythmically accentuates the exterior wall design features. Furthermore, primary entrances 

to the building are recessed and/or covered to provide shade.  

 

The sidewalk along the street frontage has a landscape buffer on both sides. The 

provision of trees along the street frontage will shade the sidewalk. In addition, tress are 
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provided along walkways extending into and through the Site, as well as within outdoor 

amenity spaces, to provide shade for human comfort.  

 

7. Plans take into account pleasant and convenient access to multi-modal transportation 

options and support the potential for transit patronage;  

 

As noted above, the Site is located along the Valley Metro light rail line and is 

located approximately 1,300 feet southeast of the Priest Drive / Washington light rail 

station. Considering the Site’s location along the Washington Street light rail corridor and 

proximity of the light rail station, as well as the additional mix of uses planned for The 

Grand, the adjoining segment of Washington Street will see increases in pedestrian traffic 

for the foreseeable future. To enhance the pedestrian environment and multi-modal 

transportation usage, the Project will energize the Site’s street frontage by providing: 

 

o A significant building frontage along Washington Street; 

o Three floors of residential units with patios or balconies oriented toward 

Washington Street; 

o An active street-level recreation / clubhouse use space in proximity to Washington 

Street;   

o High quality, contemporary architecture; and, 

o Substantial landscape (hard and soft-scape) improvements, including a detached 

sidewalk with trees on both sides, that will significantly enhance the walkability of 

Washington Street 

 

In addition and to further encourage the use of multi-modal transportation options, 

the Project will provide 276 bicycle spaces.   

 

8. Vehicular circulation is designed to minimize conflicts with pedestrian access and 

circulation, and with surrounding residential uses 

   

As reflected by the site and landscape plans included as part of the Application 

submittal package and by restricting vehicular access to the Site to a single point of access 

along Washington Street, the Project has been designed to minimize conflicts with 

pedestrian access and vehicular circulation to the maximum extent possible. The Project 

will also provide an oversized and detached walkway distinguished from vehicle 

maneuvering areas along the Washington Street frontage. Furthermore, the Project clearly 

delineates pedestrian walkways for safe pedestrian movement throughout the Site.  

 

9. Plans appropriately integrate Crime Prevention Through Environmental Design 

principles such as territoriality, natural surveillance, access control, activity support, and 

maintenance 

 

Crime prevention and the security of residents, guests and staff alike is a critical 

factor that has been seriously considered and incorporated into the design of the Project. 
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The provision of residential units combined with the active leasing office and recreation / 

clubhouse use spaces in proximity to the Site’s Washington Street entrance will provide 

for natural surveillance along and throughout the Site. In addition, the Project will have 

an on-site management team, will be a member of the Tempe Crime Free Multi-Housing 

Program, will provide proper illumination in all areas, and will maintain landscaping to 

ensure high visibility throughout the Site.  

 

10. Landscape accents and provides delineation from parking, buildings, driveways and 

pathways  

 

The proposed landscape and hardscape improvements along the Site’s street 

frontage and throughout the Site will delineate walkways, driveways / drive aisles and 

parking areas from the public right-of-way and the Project’s building.  Appropriate trees 

and enhanced landscaping and hardscape materials will be provided along the Site’s street 

frontage to further distinguish pedestrian areas from vehicular maneuvering areas. The 

selected landscape and hardscape materials will also create an aesthetically pleasing and 

comfortable environment for pedestrians passing by or walking through the Site.   

 

11. Signs have design, scale, proportion, location and color compatible with the design, 

colors, orientation and materials of the building or site on which they are located 

 

The Project’s sign package is not included as part of the Application submittal. A 

sign package will be prepared and processed for the Project at a later date. The sign 

package will ensure that the design, scale, proportions, location and color of signage to be 

provided on the Site are compatible with the Project’s design and use, as well as adjoining 

and nearby uses within The Grand and Papago Park Center.  

 

12. Lighting is compatible with the proposed building(s) and adjoining buildings and uses, 

and does not create negative effects 

   

As detailed by the lighting plan included as part of the Application submittal 

package, the Project’s lighting will be compatible with the proposed multifamily 

residential use and existing and future uses within The Grand. Ultimately, the lighting will 

not adversely impact the residential and amenity use spaces within the Project nor 

adjoining and nearby buildings and uses. Furthermore, the lighting will provide a safe and 

inviting environment for both residents and pedestrians walking by and/or through the 

Site. 

 

Conclusion 

 

The Applicant is proposing to build a high quality, modern residential community that will 

provide additional high quality housing options in close proximity to downtown Tempe and respect 

the established PAD standards while enhancing the streetscape of Washington Street, the Grand 

Canal, and adjoining and nearby properties. The Project is appropriate within the context of the mix 

ATTACHMENT 22



of uses envisioned for The Grand and is consistent with General Plan 2040 and the Character Area 

Plan. The Project will contribute to the mix of residential / employment / commercial uses envisioned 

for The Grand at Papago Park Center.  We look forward to discussing the requests with you and 

respectfully request your approval.  
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Exhibit A: Aerial Photograph
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Broadstone at The Grand - Phase II
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Exhibit B: Site and Surrounding Uses

1 2 3

1. The Aubrey / Broadstone @ The Grand - Phase I 
Apartments (4-stories with lofts)

2. Rio Paradiso Apartments (5-stories)
3. The Lofts @ Rio Salado Apartments
4. Crosscut Facility, Salt River Project
5. Sun State Builders
6. Wells Fargo
7. The Grand at Papago Park Center
8. Four-Story Office Building
9. Zwicker & Associates
10. Ladybug Café
11. Tempe Test Center
12. Sonora Quest Laboratories
13. Young’s Market Company
14. 5th Street Burger & Fries
15. Sunstate Equipment
16. Border States Electric
17. Mandarina Apartments (3-stories)
18. Hammer CrossFit South
19. The Grayson on The Rail (3-stories)
20. Riverwalk Condominiums (3-stories)
21. Southland Engineering
22. Salt River Project Information Systems
23. Hall of Flame Fire Museum
24. National Weather Services
25. America First Credit Union
26. First Solar
27. ASU Community Services Building
28. JGM Water Plan
29. AZ Heritage Center at Papago Park
30. Tempe Town Lake Pedestrian Bridge
31. Tempe Center for the Arts
32. IDEA Tempe Campus
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Exhibit C: General Plan Projected Land Use Map

Broadstone at The Grand - Phase II
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Exhibit D: General Plan Projected Density Map

Broadstone at The Grand - Phase II
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Exhibit E: Zoning Map

Broadstone at The Grand - Phase II
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ARCHITECTURAL SITE PLAN

UNIT MIX

UNIT
TYPE

UNIT
COUNT

% OF
UNITS

LIVABLE
AREA

BALCONY
AREA TOTAL

UNIT S1 47 16% 615 SF 37 SF 652 SF

UNIT A1 1 0% 784 SF 91 SF 875 SF

UNIT A2 78 27% 727 SF 60 SF 787 SF

UNIT A3 62 21% 771 SF 62 SF 833 SF

UNIT A4 1 0% 787 SF 70 SF 857 SF

UNIT B1 3 1% 1,044 SF 91 SF 1,136 SF

UNIT B2 53 18% 1,029 SF 70 SF 1,099 SF

UNIT B4 32 11% 1,010 SF 138 SF 1,148 SF

UNIT B4.1 1 0% 1,010 SF 107 SF 1,117 SF

UNIT B5 3 1% 981 SF 173 SF 1,154 SF

UNIT B6 8 3% 1,044 SF 134 SF 1,178 SF

TOTAL 289 100%

UNIT TYPE
UNIT

COUNT
% OF
UNITS

STUDIO 47 16%

1 BEDROOM 142 49%

2 BEDROOM 100 35%

TOTAL 289 100%

PARKING PROVIDED

PARKING PROVIDED

GARAGE 517

SURFACE 22

TOTAL PROVIDED 539

UNIT TYPES
# OF

UNITS

TABLE 4-603 E

PARKING
UNIT

RATIO
REQUIRED
PARKING

GUEST
PARKING

RATIO

GUEST
PARKING

REQUIRED

TOTAL
DWELLING
PARKING

REQUIRED

BICYCLE
PARKING

RATIO

REQUIRED
BIKE

PARKING

GUEST
BIKE

PARKING
(*0.2)

TOTAL
BIKE

PARKING
REQUIRED

STUDIO 47 1.5 70.5 0.2 9.4 80 0.75 35.3 9.4 45

1 BEDROOM 142 1.5 213 0.2 28.4 241 0.75 106.5 28.4 135

2 BEDROOM 100 1.5 150 0.2 20 170 0.75 75.0 20 95

TOTAL 289 433.5 57.8 491 216.8 57.8 275

SITE DATA TABLE

PROJECT NAME BROADSTONE AT
THE GRAND

PHASE II

APN NUMBER 124-20-020

NET ACREAGE 196,485 S.F.
4.78 AC

EXISTING GP LAND USE MIXED USE

PROPOSED GP LAND USE MIXED USE

EXISTING GP DENSITY HIGH DENSITY

PROPOSED GP DENSITY HIGH DENSITY

EXISTING ZONING MU-4, PAD

PROPOSED ZONING MU-4, PAD

TYPES OF UNITS STUDIO          47,
1 BEDROOM  142,
2 BEDROOM  100,

TOTAL NUMBER OF DWELLING UNITS 289 UNITS

MAXIMUM PERMITTED DENSITY* 15 DU / ACRE

PROPOSED DENSITY 60.46 DU / ACRE

ON-SITE LANDSCAPED AREA, REQ'D, PROVIDED (% OF
SITE)

USE PERMITS N/A

BUILDING AREA

.        BUILDING 320, 137 S.F.

.        GARAGE 150,811 S.F.

BUILDING FOOTPRINT 108,793 S.F.

MAX. LOT COVERAGE* 58%

% LOT COVERAGE 55.36%

MINIMUM LANDSCAPE COVERAGE 8%

PROPOSED LANDSCAPE COVERAGE (NET LOT AREA) 64,617 S.F.
32.88%

MAX. BUILDING HEIGHT 144'

PROP. BUILDING HEIGHT 28'-8" FT

VEHICLE PARKING REQUIRED 495 SPACES

VEHICLE PARKING PROVIDED 500 SPACES

BIKE PARKING REQUIRED 275 SPACES

BIKE PARKING PROVIDED 276 SPACES

BUILDING USE

LIVABLE 320,137 S.F.

GARAGE 150,811 S.F.

BUILDING INFORMATION

CONSTRUCTION TYPE

LIVABLE V-B
(SPRINKLERED)

GARAGE III-A
(SPRINKLERED)

*APPLICABLE TO OVERALL PAD (58.56 ACRES)
BUILDING AREA

Level L1-1 70,706 SF

Level L2 82,665 SF

Level L3 82,755 SF

Level L4 82,938 SF

Plate L4 609 SF

TOTAL 319,673 SF

BUILDING & GARAGE AREAS

GARAGE AREA

Level L1-1 26,138 SF

Level L2 26,138 SF

Level L3 26,138 SF

Level L4 26,138 SF

Plate L4 26,053 SF

TOTAL 130,606 SF

BUILDING OCCUPANCY

Occupancy Type Name Area
SF Per

Person_Shared Occupant Load

Level L1-1

A3 FITNESS 2,161 SF 50 SF 45

A3 REC 955 SF 15 SF 64

A3 ASSEMBLY ASSEMBLY 358 SF 15 SF 24

R2 RESIDENTIAL 66,169 SF 200 SF 331

S1 STORAGE 1,165 SF 300 SF 10

S2 GARAGE 23,309 SF 300 SF 78

S2 TRASH TERM. 341 SF 200 SF 2

94,458 SF 554

Level L2

A3 FITNESS 2,177 SF 50 SF 45

A3 LOBBY 962 SF 15 SF 65

A3 REC 955 SF 15 SF 64

B MAIL 221 SF 100 SF 3

B PARCEL 175 SF 100 SF 2

R2 RESIDENTIAL 0 SF 200 SF 0

S1 STORAGE 1,296 SF 300 SF 11

S2 GARAGE 25,735 SF 300 SF 86

31,521 SF 276

Level L3

A3 LOBBY 1,924 SF 15 SF 130

R2 LIVABLE 78,175 SF 200 SF 391

S1 STORAGE 1,697 SF 300 SF 13

S2 GARAGE 25,735 SF 300 SF 86

107,530 SF 620

Level L4

R2 LIVABLE 80,580 SF 200 SF 403

S1 STORAGE 1,696 SF 300 SF 13

S2 GARAGE 25,734 SF 300 SF 86

108,009 SF 502

Plate L4

S2 GARAGE 17,777 SF 200 SF 89

17,777 SF 89

Level L5

S2 GARAGE 25,861 SF 200 SF 130

25,861 SF 130

Level L6

S2 GARAGE 17,651 SF 200 SF 89

17,651 SF 89

OVERALL PAD DEVELOPMENT STANDARDS TABLE

STANDARDS REQUIRED /
ALLOWED BY

MASTER PLAN
PAD

PHASE 5
PROPOSAL
COMPARED
TO AREA OF

LOT 5 (AS
PROPOSED)

PHASE 5
PROPOSAL
COMPARED
TO MASTER

PLAN

CUMULATIVE
TOTAL OF
PHASE 1-5

COMPARED
TO MASTER

PLAN

LOT AREA (ACRES) 58.56 AC 4.78 AC 58.56 AC 58.56 AC

BUILDING HEIGHT
(BLDGS F & P3)*

144'-0" MAX. 28'-8" MAX (4
STORIES)

28'-8" MAX (4
STORIES)

LOT COVERAGE 58% MAX 55.36% 4.52% 19.82%

LANDSCAPE AREA 8% MIN. 32.88% 2.68% 14.78%

SETBACKS

FRONT (PRIEST) 25'-0" MIN. 25'-0" MIN.

SIDE 0'-0" MIN. 0'-0" MIN.

REAR 0'-0" MIN. 0'-0" MIN.

STREET SIDE
(WASHINGTON)

25'-0" MIN. 30' 31'-6" MIN. 25'-0" MIN.

DENSITY 15 60.46 4.94 10.06

*1176.0' DATUM ELEVATION AT PROPERTY MIDPOINT ALONG PRIEST DRIVE IS BASIS TO 
ESTABLISH BUILDING HEIGHT. ALL ELEVATIONS ARE ABOVE MEAN SEA LEVEL.
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