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Project Request

This Submittal application narrative provides information for the proposed Guadalupe and Hawes
Subdivision, located on the southeast corner of Guadalupe and Hawes Roads. This Submittal
application is the starting process needed to begin the development of the residential community.
This community consists of approximately 10 gross acres. The purpose of this Submittal
application is to identify the entitlement procedures and approvals necessary to initiate the
development of approximately 121 residential units. A Site Aerial Photo and Submittal Exhibits are
enclosed with this application.

Project Description

The development concept for the proposed Guadalupe and Hawes site is to plan compatible
residential rental home types around a centralized open space/club house, including swimming
pool and fitness center. The major entry from Guadalupe Road provides views into the centralized
community area.

The overall density for the development is approximately 12.1 dwelling units per acre (DU/ac).

The proposed zoning is MR-2-PAD. Open space requirements will be in conformance with City of
Mesa requirements and standards.

The primary vehicular access to the Community is via Guadalupe Road and the secondary
community access is proposed along Hawes Road.

Conclusion
This proposed development provides an opportunity to put this site to a contributing use and

initiate development of a single-family residential rental neighborhood totaling 121 units. We
respectfully request your review of the enclosed Submittal application.
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Snowdon has designed a residential product that fulfills the desire to live in a home, in a location
convenient to local services, while being able to enjoy a lifestyle free from long-term
commitments, financial bur- dens and maintenance hassles. It is a leased home neighborhood
that combines the best of single-family homes with the conveniences of rental housing.

The subject property is 10.0 acres at the southeast corner of Guadalupe and Hawes Roads in Mesa,
Arizona. This is a gated neighborhood, with two controlled access points along Guadalupe and
Hawes Roads. Snowdon’s homes will feature one, two and three bedroom single and two story
homes ranging from 718sf to 1,361sf. Many of the homes are fully detached, while a small amount
are attached in a duplex style. The home interiors are an open concept design with 9-foot ceilings,
clearstory windows, and high end finishes such as stainless steel appliances and quartz
countertops. The proposed architecture for the development is Spanish contemporary, which adds
a distinct character to the neighborhood while relating to adjacent residential homes through the
use of similar colors and materials. This character will be further defined through an integrated
thematic design during the Site Plan review process and will include entry features, site walls,
landscape and landscape features, paths and walkways, directional signage and more.

The proposed density of 12.1 du/ac is significantly less than allowed by the RM-2 multi-family
zoning category, but also provides a much higher density than traditional single family. Homes are
clustered around pedestrian courtyards to create a sense of place within the greater context of the
neighborhood; the opportunity for residents to create a greater connection within the fabric of
Snowdon’s communities. All homes and garages will be fire sprinkled, allowing a reduced building
separation that enhances the impact of the courtyard design. Vehicular access and parking is
interior to the neighborhood providing better accessibility for residents and reduced visibility from
the public. A central open space provides a location for residents to meet and gather, as well as
uninterrupted access to the neighborhood pool amenity. Impacts to utilities and traffic are
comparable with this proposed use with the existing single family use.

Snowdon gives people a new choice that meets their needs yet exceeds their expectations by
allowing residents to truly experience "the best of all worlds” — living in a house, in a private
neighborhood, located close to community amenities and employment, while enjoying the
flexibility of leasing and the maintenance free lifestyle of living in a professionally managed
neighborhood. The property will be managed by Alliance Residential, the seventh largest
management company in the nation, and best-in-class operator.

Alliance has a successful track record of developing high-end residential developments locally and
across the nation. They are committed to delivering a sustainable development that will evolve the
character and success of the surrounding area and enhance the City and this community.



B. Project Overview

The vacant property is adjacent to a vacant single-family residential zoned property to the east of
the subject site. The property is also bound by Hawes Road to the west and Guadalupe to the
north.

Snowdon’s neighborhoods are targeted at a higher
income segment of the residential market and are
differentiated from the traditional “garden
apartment” complex. Snowdon’s properties are a
Class ‘A’ leased home neighborhood that offers
residents an immediate sense of individuality with
personal space to enjoy. Further, the development
offers a number of intrinsic benefits including a
comfortable lifestyle in a private setting without the : 315 P L It
typical costs or hassles associated with home maintenance, Home Owner s Assouatlon fees, ora
long-term mortgage commitment. This type of housing provides an alternative option to fee
simple single-family ownership for high income individuals who wish to remain in, or come to, the
City of Mesa.

Snowdon seeks to provide a distinctive home environment that offers stability through a quality
managed leased home neighborhood for people who choose to lease instead of owning their
home. The homes are designed with contemporary interior finishes, distinct architectural features,
open concept living, and private outdoor spaces similar to traditional single-family homes. To
enhance this feeling of personal freedom, professional property management provides 24/7
accessibility through its web based customer care center for reporting issues, requesting
maintenance service, or just providing feedback on the neighborhood. This is in addition to an
onsite property management presence, and is in step with the trend of mobile technology
supporting and enhancing the consumer experience.

We believe that the proposed Snowdon neighborhood is comparable and complimentary to the
adjacent residential community that would occur under the existing commercial zoning. Height,
activity, building mass and traffic are all significantly similar under this proposal. Further, there are
at designated single family sites within East Mesa that have remained vacant for years. There is
also a significant lack of rental housing options in this area, as the majority of the approved land
use is comprised of single and medium density residential land use.



1. Overall Design Concept

Snowdon’s neighborhoods are designed to provide a pleasant residential environment within the
context of higher density development by combining elements of both single family and multi-family
design. Although the product is a leased home neighborhood that is professionally managed, the
project is similar to a traditional single family home subdivision in terms of the resident having
private living space within a detached, single story building that is accompanied by a private back
yard area for their personal enjoyment as shown in the Conceptual Site Plan below. And although
Snowdon places an emphasis on the private open space, the neighborhood also includes resident
gathering areas such a club house, fitness
center, pool and spa, adjacent sun- bathing
deck, and lounge area to provide respite from
Arizona summers.

The development proposal, as illustrated in the
attached Exhibits and described in detail in the
Development Standards and Design Guidelines
sections, includes single and two-story leased
homes that are one-bedroom, two-bedroom
and three-bedroom units that range in size
from 718 to 1,361 square-feet according to
three floor plan models. A conceptual mix of
home types is presented in the Building Type Exhibit. Approximately 60% of the homes are
detached structures (i.e. no common walls) and 30% are one-bedroom homes that will be built
“duplex-style”. An important design aspect of the neighborhoods is the pedestrian courtyard that
the homes are clustered around as shown in the Residential Courtyard Exhibit. The courtyards
enhance the residents’ sense of privacy, individuality, and established
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O “defensible space”. The defensible space concept suggests that by
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building separations in accordance with the IRC. In addition, all homes
will meet the 150-foot hose length requirement as stipulated by the Fire Department and as shown
in the attached Fire Access Plan. Although the courtyard design creates an intimate living
environment, the proposed density of 12.1 du/acre is significantly less than the 18 du/ac density (or
greater) generally found in a typical multi-family project.

The placement of homes on the perimeter of the property, with the rear yards facing the adjacent
streets, is designed to complement the streetscape and adjacent developments by providing a
similar scale and visual aesthetic as single-family homes. The perimeter wall that encloses the rear



yards of the street facing homes will be designed to be similar in form and color to the perimeter
walls in Palm Valley, which is a common thematic element of that community. Internal vehicular
circulation and parking also reduce the visual impact of the community by hiding it from the public
view.

The overall design of the neighborhood and homes is in response to the ever changing needs of
today’s consumers, providing luxury living spaces and neighborhood scale amenities without a
mortgage payment. The property is conveniently located near regional transportation routes and all
the conveniences of an urban setting. This type of neighborhood is intended to attract a resident who
frequents the area’s retail goods and services, restaurants and other community attractions; one who
enjoys the social interaction inherent to a more urban residential environment. Upscale residents are
drawn to Avilla Homes’ comfort, convenience, design, privacy, and location.

2. Architectural Design & Theme

The architectural theme of the neighborhood is Spanish contemporary as illustrated in the Building
Concept Exhibits. The employment of layering to create varying elevation planes also creates the
opportunity to provide subtle changes in color and shadow, giving the architecture depth. Muted
desert hues are applied to large massing areas, while richer accent materials are used to create
splashes of interest near entryways. As mentioned, in addition to private backyard space for each
resident, a unique private courtyard environment that faces a shared pathway amenity creates
synergy between the homes and community among the residents. The architectural theme for the
home surrounding each courtyard will be similar in order to create a consistent identifiable
aesthetic. This is illustrated by the elevations in the Building Concepts. Each floor plan will have a
minimum of three unique elevations in terms of materials, colors, and finishes.

Landscape and plantings such as palms will provide verticality while desert trees will provide a
contrast to the structured planes of the homes. These elements will be used to support and
enhance the massing of the residences by breaking both their horizontal and vertical planes.

The architecture proposed for the neighborhood will inform the overall theme for the community
to be presented with the Site Plan application for the project. Consistent

thematic elements will include entry monument(s), courtyard entries or “portals”, landscape
materials and features, amenity buildings, pool area details, paving and concrete treatments, wall
hierarchy and design elements, and directional signage. All of these elements will work together to
create a unified vision for the project, and provide a distinctive yet familiar feel to the
neighborhood.



. eneral Plan Conjormance

A significant goal of the General Plan is to encourage integration of compatible uses so as to pro-
vide a cohesive environment that is in harmony with the existing character of the general area. The
proposed land use meets the City’s adopted policies and goals by replacing a vacant parcel with a
residential use, which is orientated like adjacent residential uses so as to blend with the character
of the area.

The proposed neighborhood provides quality workforce housing in a growing area of the City in
order to support a number of nearby commercial and retail uses. Future residents will generate
significant economic activity for the benefit of Mesa by supporting existing (and planned)
commercial retail and office uses which have suffered during the past few years. Furthermore, the
project’s residents will become retail customers who will not only potentially work, but will also live
in this area on a 24-hour, seven-day-a-week basis. It is anticipated that the project will result in
considerable, ongoing City-sales tax revenue which will be created from the spending activity of the
future residents. The community will provide a distinct and unified living environment in proximity
to a variety of employment and, leisure opportunities as well as other types of re- tail/commercial
businesses that will help stabilize the area.

Mesa 2040 GP = Neighborhood Village Center

This unique infill residential neighborhood provides a highly desirable living alternative. New
residential housing along this high capacity corridor provides unique opportunities to live, work and
enjoy entertainment in the immediate area. The proposed project has the potential to significantly
increase the sales tax revenues in this area of the City. Expanding housing opportunities within
proximity to an existing employment core has the potential to also significantly improve the existing
resident/employment balance as employment-related users usually seek a wide variety of housing
options and demographics to support their businesses and/or employees.

The design and scale of the project is consistent with the adjacent single-family residential
developments in the area. The proposed architecture, landscaping techniques, pedestrian/vehicular
access and the overall site layout have been incorporated into the design of the project in order to
ensure compatibility with the adjacent properties and provide for access to a variety of
transportation options.

The proposed development is appropriately located in an area where vehicular and pedestrian
access to major arterial roadways as well as a network of transportation methods is readily
available.

It is anticipated that the project will result in considerable, ongoing City-sales tax revenue which will
be created from the spending activity of the future residents. The development will accommodate a
distinct and unified living environment for future workforce housing in proximity to a variety of



employment opportunities and other types of businesses to provide economic stability to the
community and allow residents to live close to work and abundant recreational activities. Future
residents will enjoy a variety of recreational activities and golf courses in the area.

The application will allow for this infill site to be developed for a high-end leased home
neighborhood that is orientated and built like a single-family subdivision. There have been few
types of multi-family developments, especially as unique as this, that have been built within the
immediate area which further amplifies the need for this type of luxury leased home neighborhood.
In fact, providing multi-family uses and quality workforce housing is an important part of a long-
range planning for the City in general.

Further, this request will allow The City shall encourage a mix of housing types that is consistent
with market trends, satisfies demand, and adequately meets the needs of all prospective residents
and workers. In addition, this request will provide a land use that is compatible with the
surrounding area. This proposal also provides a new housing choice in proximity to a diverse mix of
cultural, employment and service-orientated uses which are easily accessible to the Santan Freeway
202 and I-60 which lead to a variety of commercial, employment and office uses. Lastly, this request
adheres to the City’s vision about providing a unique housing option that will benefit professionals
who desire a contemporary suburban lifestyle with a variety of amenities and entertainment
options close to their workplace. This project is consistent with the goals and policies of the General
Plan for housing choices.



1. Existing Zoning

The existing land uses and zoning adjacent to the site are as follows:

Surrounding Land Uses and Zoning

Land Use Zoning
On- Vacant RS-43
site
North | Existing RS-7
Residential
South | Existing RS-6
Residential
East Vacant Single-Family Residential (O-
6 du/ac) RS-6
West Vacant Pad LC Limited Commercial
and existing
Commercial

2. Land Use Compatibility

Neighborhoods like Snowdon’s have been in operation for over 14 years and show how well such
neighborhoods fare over time. This project provides professional property management to ensure
that the property is maintained at the highest standards and that all who live in the neighborhood
are being cared for in a timely and professional manner. All parties involved with Snowdon have a
significant investment in maintaining the quality, integrity and appearance of all structures,
landscaping, and on-site features on an on-going basis.

Snowdon will enhance the character of the area by improving the existing vacant site and by adding
an exciting new, residential neighborhood along Guadalupe Road. The project is a compliment to
the area due to the proposed building design with private backyards which correspond to the
homes the property, as well as the project lack’s the intrusive and often abundant perimeter
lighting, traffic, perimeter parking areas with truck access and similar characteristics of developed
commercial properties. This land use will be compatible with the neighboring developments and
will provide high quality, unique, and additional housing opportunities within Mesa.



E. School Impacts

Due to this unique “hybrid” residential use that brings together the attributes of single-family
home and multi-family living, residents, tend represent the following characteristics:

* More mature in age than typical apartment renters

e Attracts professionals, managers, pre-seniors and seniors
e Few children

e Two-income households

The site is located within the boundaries of the Gilbert Unified School District. Based upon the
experience of similar types of leased home neighborhoods, there will be a very light public school
impact from the proposed development. Demographics on similar projects indicate that two
students for every ten homes will be generated from this community, or approximately 25
students based on the maximum proposed density.



F. Sustainability

Snowdon’s neighborhood is in itself a sustainable concept in residential development. The
development provides for a detached living environment with private open space at a higher
density than traditional single-family subdivisions. It also encourages a reduced carbon footprint
by locating in an infill area adjacent to existing recreation and retail amenities.

Within our residences, energy efficiency and environmentally responsive environments create a
better home atmosphere for residents. Each residential unit will incorporate Energy Star compliant
elements to increase energy efficiency including but not limited to high efficiency mechanical
equipment and water heaters, dual glaze low-e windows, reduced flow toilets and energy rated
appliances. Additionally, on-site proactive recycling measures will be implemented throughout the
property during the construction processes.



G nfrostructure |

1. Off-Site Improvements:

The majority of required F improvements, such as the pavement, curbing, side- walks,
landscaping and streetlights have been installed prior to this application.

The proposed development will provide two new driveway access points on Hawes Road along
the western boundary of the site and Guadalupe to the north.

2. Grading and Drainage:

The site is mostly devoid of significant vegetation and is relatively flat.

All project generated storm water runoff will be contained on the site. The required on-site
retention volume will be provided for the 100-year, 6-hour storm event through a combination
of surface retention and underground storage piping, tanks and/or chambers. Water quality
measures will also be incorporated into the drainage scheme in accordance with applicable City
requirements.

3. Water and Waste Water:

The project site is a portion of, and located within the City of Mesa Service Area. Accordingly,
there is existing sewer and water infrastructure adjacent to the site which was designed and
constructed to service the overall Master Planned Community, including the parcel which is the
subject of this application.



H. Design Guidelines

1) Introduction

Snowdon’s neighborhood is a unique residential development that does not easily fit into either
single family or multi-family design guidelines. Because of its hybrid nature, a hybrid guideline is
necessary to define the development of the neighborhood. The design for the project shall be
in general conformance with the multi-family components of the City of Mesa Guidelines,
unless otherwise noted.

2) Site Design
a) Site Layout and Orientation

i) The homes will be oriented in four and five unit courtyards whenever possible. The
courtyard design will include a focal point at the center of the buildings, such as a tree
or other architectural element in accordance with the overall neighborhood theme.

i) Courtyards will be generally oriented with rear home back yard elevations parallel to
adjacent streets. The back yards will be enclosed by masonry walls designed in
accordance with the overall neighborhood theme.

b) Access and Circulation

i) The development proposes two (2) vehicular gated entrances from Hawes Road and
Guadalupe Road. The gates will be attractively designed as an integral architectural
detail of the overall neighborhood theme.

ii) Pedestrian connections to adjoining residential and commercial developments, road-
ways, schools, open space areas and other compatible land use facilities shall be pro-
vided at the main entry by way of sidewalks connecting to the adjacent right-of-way. This
creates an efficient circulation plan while preserving the privacy of the gated
neighborhood.



c) Parking Areas

i) Parking and parking access lanes will be centralized to the neighborhood to
minimize visibility from adjacent properties. The parking areas will be generally as
depicted in the Conceptual Site Plan attached to this application.

ii) Covered parking and detached garages shall be designed as an integral part of the
architecture of the projects. They should be similar in material, color, and detail to
the buildings of the development. Flat metal roofs may be allowed for carports so
long as they meet the aforementioned criteria.

iii) Garages and carports will not be located directly adjacent to courtyard entries to
the extent possible while still meeting the City’s parkingstandards.

d) Project Entries
i) The project will include an enhanced themed entry with features that may include
ornamental landscape, signage, architectural monuments, enhanced paving,
special- ty lighting and other features.

e) Crime Prevention Through Environmental Design

i) In order to promote defensible space, individual courtyards should not be
connected through walkways or paths.

i) Pedestrian portals shall be incorporated in the site design at courtyard entries to
provide identifiable access points for residents, their guests, and emergency
personnel. The pedestrian portals shall be incorporated as an integral architectural
detail of the overall neighborhood theme.

f)  Open Space

i) A neighborhood community features shall be el L
incorporated into the site design with the following cemcee | -
amenities: H-C B I
(1) Swimming pool with minimum 1,000 square feet of . i

surface area. 28R | T
(2) A minimum of 500 square feet of deck area e ,' '
(3) Jacuzzi with a minimum capacity of 8 adults E
(4) Clubhouse and Fitness Center |_NESTR PooL
(5) Separate Men’s and Women’s restrooms i | |j

ii) The central open space area will incorporate a passive recreation area for residents’
enjoyment. The area shall incorporate shade through the use of mature trees or



shade structures and include low decorative seat walls, benches and other seating
areas. The common open space is intended as a supplement to the private yards
provided to each resident.

Landscaping

The landscape design for the project shall be in general conformance with the multi-
family guidelines of the City of Mesa.

Lighting

The lighting design for the project shall be in general conformance with the multi-family
guidelines of the City of Mesa Guidelines.

Wall Design
Buildings adjacent to common open space and adjacent streets shall have six (6) foot
back yard walls constructed of masonry (i.e., not wrought iron) in order to promote
privacy in the rear yards.

Cluster Mailboxes

The cluster mailbox design for the project shall be in general conformance with the multi-
family guidelines of the City of Mesa Guidelines.

Utility and Mechanical Equipment

The utility and mechanical equipment design for the project shall be in general
conformance with the multi-family guidelines of the City of Mesa Guidelines.

Trash Enclosures

i) Refuse containers may be located adjacent to primary buildings, however they may
not be located adjacent to courtyard entries.

ii) Depressed trash containers shall be allowed in lieu of fully enclosed and gated trash
enclosures. The trash containers will be partially located below grade and screened
though placement adjacent to garages, masonry walls, or landscaping. Masonry walls
used to screen the trash containers will be painted to match the colors from the
buildings.



3) Architectural Guidelines

When considering the Architectural Guidelines for Snowdon’s neighborhood, it is important to
consider that these homes are diminutive in size (718-1,361sf) compared to traditional multi-
family structures. In fact they are smaller than most new single-family homes. The Building
Concepts included in this application provide a guide to the general details proposed for this
project.

a)

b)

f)

g)

h)

j)

k)

All homes and garages will include residential fire sprinkler systems.

The homes in each courtyard are intended to complement each other in terms of
architectural elements. Materials, colors, and other treatments will be selected to create
visual unity and identifiable character.

At least three different elevations will be provided for each floor plan. Per the above,
these elevations will form three identifiable courtyard architectural themes.

Stone, brick, or other significant accent facade material shall be provided as accents on
at least two of the courtyard elevations for each floor plan.

While acknowledging that front entrances are not the most visible elevation from public
view, front entrances will be accentuated through the use of roof elements, columns,
porticos, recesses or pop outs, scoring, and/or other architecturalfeatures.

Side and rear elevations, where visible from public view, will be accented through the
use of roof elements, columns, porticos, recesses or pop outs, scoring, and/or other
architectural features.

To the extent possible, the same courtyard architectural theme shall not be build next
to one another.

Each home will provide a variety of parapet heights to create visual variety in the roof-
line as shown on the Building Concepts.

Entries and windows on elevations that are exposed to solar influence will incorporate
an architectural shading device.

Garages will incorporate elements of the building architecture to relate to and enhance
the architecture of the homes.

Garages shall incorporate lights at the front face of the garage for security. This may
include recessed can lights incorporated into architecturalforms.



[) Covered parking structures may have flat roofs and be constructed of steel so long as
they are painted to compliment the architecture of thehomes.

m) All HVAC equipment shall be roof mounted. The equipment shall be property screened
from view from the perspective of the ground adjacent to the home.
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Lot size: £10.01 Acres
APN #: 304-03-033 & 034
Zoning: RS-43



Exhibit 2
Existing Zoning Map




Exhibit 3
Legal Description
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Exhibit 4
Existing General Plan — Land Use Map
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Exhibit 5
Site Plan
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Exhibit 6
Layouts and Elevations

One Bed Unit — Floor Plan

Two Bed Unit — Floor Plan



Three Bed Unit — Floor Plan

One Bed Unit - Elevation



Two Bed Unit — Elevation

Three Bed Unit — Elevation
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