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Letter of Explanation

As stipulated in ARS §9-461.06, the City of Tempe is providing your agency with a copy of proposed Land Use and Density
map amendments to the Tempe GENERAL PLAN 2040. Arizona State law requires a sixty (60) day review period. If your
agency has any comments on the proposed amendments, please send by 5:00pm on Monday July 29, 2019.
Description:
The City of Tempe is proposing to modify the General Plan 2040 Projected Land Use and Projected Density map as follows:
1. General Plan Projected Land Use Map Amendment from Commercial to Mixed-Use Industrial for approximately 70
acres.
2. General Plan Projected Land Use Map Amendment from Industrial to Mixed-Use Industrial for approximately 488
acres.
3. General Plan Projected Residential Density Map Amendment adding Medium Density (up to 15 du/ac) to
approximately 491 acres.
4. General Plan Projected Residential Density Map Amendment adding a new density of up to 45 du/ac to
approximately 67 acres.
Type of Amendment:
By criteria defined within the General Plan 2040, any decrease of more than 1% of residential or open space, and 2% of other
land use categories constitutes a major amendment. The proposed amendment IS considered a Major Amendment to the
General Plan 2040.
Neighborhood Meeting, Hearing Dates and Process:
Neighborhood Meeting Dates are:
Notification for the neighborhood meeting will be sent out upon determination of a time and place.
The request for Urban Core Master Plan & Transportation Overlay District is scheduled to be heard by the Development
Review Commission on:
Tuesday, August 13, 2019 at 6:00 pm, Tempe History Museum, 809 E. Southern Ave., Tempe, AZ 85282
Monday, August 26, 2019 at 6:00 pm, Don Cassano Community Room, 200 E. 5th Street, Tempe, AZ 85281
City Council Hearing Dates are:
1st Hearing/Introduction: Thursday September 26, 2019 at 6:00 pm
2nd Hearing: Thursday October 17, 2019 at 6:00 pm
City Council hearings will be held at Tempe History Museum, 809 E. Southern Ave., Tempe, AZ 85282
For questions or if your agency has any comments on the proposed amendments, please send your comments by 5:00pm on
Monday July 29, 2019 to robbie_aaron@tempe.gov or 480-350-8096.
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Robbie Aaron
Planner II
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Tempe Maker District General Plan Amendment

General Plan 2040: Project Land Use and Residential Density Map Amendments
Applicant’s Letter of Explanation

The current Broadway industrial hub is more than 600 acres – almost a full square mile – of commercial,
industrial and manufacturing uses. The area is bound by Broadway and Southern north and south, and
Priest to the west. The eastern boundary is Kyrene (which doesn’t flow north after Southern). This area
is in very close proximity to Tempe’s Downtown Urban Core.
The area is surrounded by older stock single family homes, multi-family residential and more than 380
higher-end hotel rooms.
Many of the area’s assets include proximity to multiple freeways (US60, the I-10 and close access to the
202), Arizona State University’s Tempe campus and sporting and entertainment assets including Tempe
Diablo Stadium and Mill Avenue.
The area has seen increased vacancies as a result of the older building stock, but there are still some
active and vibrant users. However, the area lends itself to redevelopment, increased densities, and
diverse land use options. In this application, the city is proposing the creation of the Tempe Maker
District.
The Tempe Maker District would focus on these five areas:
•

•

•

•

Celebrating Manufacturing: working with property owners on repurposing existing building
stock to the use of MAKING – creative, innovative manufacturing of leading-edge goods and
technologies to attract new investment and job opportunities to the area.
Increasing Base Industry Value in Tempe: Traditional and advanced making/manufacturing
creates quality job attraction opportunities, which would enable growth of Tempe’s base
industries, bringing new dollars into the local economy. Both traditional and advanced
making/manufacturing generally requires large amounts of personal property and equipment to
be installed, generating new tax dollars key to local educational institutions, which in recent
years, have been the focus of the City Council.
Supply Chain Growth Potential: A focus on Making also provides the opportunity to bolster the
industry’s supply chain by attracting and retaining the many product and service providers
manufacturers require, encouraging close location of these partners into the district, potentially
reducing product costs and enhancing time-to-market.
Strategic Location for Business Attraction: A Tempe Maker District offers existing and potential
makers unparalleled access to tens of millions of consumers within a one-day truck haul and
great air transport potential with close proximity to Sky Harbor International Airport’s air cargo

•

operations. This industry focus also aligns well with regional and statewide efforts by GPEC and
the ACA potentially providing an additional pipeline for future leads to attract to the District.
Integrating Mixed Use and Adaptive Reuse: Mixed Use and adaptive reuse developers will
recognize the benefit of capturing a re-energized base industry market in the region. For those
existing buildings currently not well suited for industrial and manufacturing, Tempe can offer
developers mixed-use redevelopment prospects and increased densities for integrating
affordable and workforce multi-family residential and loft style living featuring industrial
warehouse architecture, restaurants and retail experiences, as well as structures ripe for
adaptive reuse.

Long-term and short-term public benefit analysis: how does this GPA help the city
attain long-term objectives?

The proposed General Plan Amendment (GPA) seeks to achieve City Council priorities regarding
sustainability and affordability, both of which are reflected in the City’s vision with respect to quality of
life. The focus of the proposed GPA is to revitalize an older industrial park in Tempe to allow for a mix of
uses in addition to the current industrial land use. The proposed GPA seeks to modify the allowed land
use by designating it as “mixed-use/industrial.” By allowing a mix of uses, sustainability can be achieved
by permitting the repurposing of older buildings into various other uses (industrial, light industrial,
office, retail, even residential) and allowing greater densities. Flexibility in the redevelopment of the
area will allow for a live-work-play environment to cultivate, which further increases sustainability.
Additionally, allowing mixed income residential uses that allow for market rate as well as workforce and
affordable housing can start to ameliorate the City’s housing and affordability issue.
By changing the land use of the project area to allow for new uses, the City will be able to achieve the
following:
•
•

•

Maintain overall vitality of the community by mitigating blight and vacancy in an area that has
old building stock and long periods of inactivity.
Create an opportunity for much-needed housing (workforce, affordable, and market rate) and
allow for increased retail and service amenities, all of which will activate the area and convert it
into more of a 24/7 experience thereby mitigating the potential of higher property crime while
also increasing sustainability. Increased density, especially along the arterials, will help to attract
multi-family as well as live/work development.
Achieve the “20-minute City” vision as housing opportunities in this highly-traveled corridor will
provide workers with residential options closer to work, thereby reducing traffic and increasing
density for improved transit options. Increased density along the arterials will also help the city
to achieve additional public transit options to serve the area since ridership will be more
achievable.

Additionally, the area is in a federal Opportunity Zone, which offers a variety of investment benefits to
investors from all over the country. The benefits of the Opportunity Zone Program continue until 2047,
but its greatest incentive to investors expires at the end of 2019. Therefore, it is critical for the City to

complete this general plan amendment to more easily foster opportunity fund investment in the Tempe
Maker District Zone.
Capitalizing on these zones can bring outside investment into Tempe and help the City meet its
development goals with respect to Council priorities such as affordable/workforce housing and
sustainability. Furthermore, the project area has also been named one of Tempe’s Innovation Hubs – the
intersection of economic, social, and physical environments. The Broadway Corridor continues to be
economically vital, but it lacks the networking and built environment that are the hallmark of a strong
innovation ecosystem that integrates the physical, economic, and social spheres. The proposed GPA will
further efforts to grow this innovation ecosystem into the Tempe Maker District.
In summary, short-term benefits include speed-to-market for individual projects which will allow
developers to truly capitalize on development investment currently available through the federal
Opportunity Zones. Long-term benefits such as blight mitigation, area development, and investment
include both the effect of Opportunity Fund investment capital in the area and the subsequent evolution
of a more sustainable community through increased density in a neighborhood that can be more
walkable through the injection of workforce housing and retail in the area.

Amendment’s impact on properties within a half-mile of the project area:

The Tempe Maker District is the gateway into the downtown core of Tempe. The project area is largely
surrounded by commercial space to the west and north while the eastern and southern adjacencies are
residential. Therefore, the GPA to change the current industrial land use to a striped mixeduse/industrial land use fits and integrates with the surrounding area. The surrounding uses are largely
equivalent to the proposed uses while also increasing the opportunity of allowing for service and other
quality of life amenities that will benefit the surrounding properties.

Public Benefit regarding intensity of land use

As mentioned previously, the public benefit of this GPA is blight mitigation of older industrial buildings
that have obsolete designs for modern manufacturing as well as an increase in workforce housing stock
to help the City progress on its sustainability and affordability goals. The land use proposed in the GPA is
in line with the land uses of the surrounding neighborhoods, especially given the area’s proximity to the
Urban Core.

Public Benefit regarding City infrastructure

City infrastructure already adequately meets the needs of the GPA. The area has been the subject of
quite a lot of streetscape and transit improvements over the past few years which has improved
walkability and livability.
There are six bus lines that serve the area: Broadway east/west, Southern east/west, Priest north/south,
Hardy north/south, and two lines that run north and south on Mill. There are express bus stops in the
southern portion and Tempe’s Venus Orbit circulator runs a short distance along Broadway, connecting
the area to ASU and downtown Tempe, where riders can access the Tempe Transportation Center and
all other Orbit routes. Existing water and sewer services are also aligned with the GPA.

How does this amendment increase quality of life regarding design, landscaping,
parking, integration between uses, multi-modal transportation, elimination of
physical barriers, and an increase in employment and services?

The current industrial land use designation is the barrier that exists in the area and the proposed GPA
would alleviate this barrier. According to commercial brokers in the market and business prospects that
have toured the area, the majority of the building stock in the project area is old and insufficient for
current industrial market trends and the adaptation of such buildings to current market standards is cost
prohibitive or impossible. For example, current modern industrial users are looking for ceiling clear
heights of thirty feet (30’) or more; however, the vast majority of buildings in the area have clear heights
under twenty feet (20’). This alone makes the existing buildings unusable for newer or higher
technological industrial processes and leaves the space open only to lower-rent tenants, resulting in
higher vacancy rates and lower rental rates which both make Tempe less competitive for high-wage
jobs. Additionally, the area has not had any new construction in over five years.
The idea of the proposed GPA is to attract different uses to the project area. However, at present such
different uses (office, retail, residential, increased densities, etc.) need to go through a lengthy and
costly amendment process, which is a very intimidating hurdle for most developers and businesses. The
proposed GPA would eliminate the expense and time of individual GPA requests made on behalf of
developers and, thus, facilitate the development opportunity in the project area.
Furthermore, activating the area with mixed-use opportunities will allow for quality of life
improvements through increased walkability, proximity to amenities, and additional housing stock to
bring workers into the area as residents, creating a sustainable live-work-play environment. Travel
Demand Management programs run through the City can work to mitigate any potential traffic
concerns.

How does the development use open space and integrate with adjacent properties?
Any impacts on parks?

The proposed GPA would allow for developments that more directly integrate open space in their
design, something that the current industrial area does not have. The addition of mixed-use land use
options permits a wider variety of design elements that could allow for additional open space as part of
the overall plan.
The only impact on parks at this time is that there would be more users for Clark Park and Petersen
Park. Clark Park is included in a current CIP project for park improvements, and it would be a benefit for
the City to have more residents able to enjoy the nearby community amenities.

How does development support regional and local transit objectives?

The proposed GPA supports regional and local transit objectives in two primary ways: by adding density
to increase ridership and by encouraging housing that is near employment opportunities so that workers
don’t have to rely on car transit as much. Given the current bus and circulator routes as well as planned
transit options (e.g. future streetcar lines along Priest, Mill, and Broadway), the area is well-positioned
for a moderate increase in density.

How does development impact school districts?

The impact to school districts is expected to be easily absorbed given that the housing stock that would
be encouraged would be senior housing or workforce housing. Furthermore, the project area would
never be converted to just residential but rather to mixed use. The industrial/commercial character of
the area would remain and only be enhanced by housing in small part. Nevertheless, in the likelihood
that school-aged children will also be residents in the project area, staff believe that they can be easily
absorbed into Tempe Elementary School District and Tempe Union High School District.
Furthermore, any development in the Tempe Maker District would increase property taxes that the
school district receives. Given that nothing new has been constructed in over five years, any new
development would positively impact school revenues.

Identify additional quality of life components to justify the amendment.
The proposed GPA identifies a variety of quality of life components that justify it:
•

•
•
•

Integration of housing, retail, services, jobs, and amenities improves sustainability of the
neighborhood by activating it and revitalizing it so that the uses remain current and viable.
Creation of a live-work-play environment.
The older building stock can be adapted to prevent blight and increase sustainability and
community viability.
The increase in densities through new housing development in the area will enable
improvements in transit and walkability.

General Plan Analysis

Following is a list of all the goals and their associated strategies as identified in the General Plan 2040
with respect to the Redevelopment, Housing, and Economic Development Elements. This General Plan
Amendment for the creation of the Tempe Maker District through updated land use planning will enable
the City to reach all of these goals.
REDEVELOPMENT GOAL: Sustain or maximize the efficiency of land uses within areas of stagnation or
decline by promoting the greatest economic, social and cultural potential
REDEVELOPMENT OBJECTIVES
RED1: Encourage reinvestment, rehabilitation, redevelopment or reuse
STRATEGIES
1. Utilize public/private partnerships and government programs to facilitate
redevelopment activities
2. Encourage affordable housing initiatives in redevelopment planning
3. Preserve structures through rehabilitation or relocation
4. Preserve historic neighborhoods through rehabilitation
RED2: Prevent and eliminate slum and blight
STRATEGIES
1. Encourage reinvestment and redevelopment appropriate to a particular area
2. Utilize Community Development Block Grant assistance to purchase blighted parcels

3. Utilize proper state laws to remedy blighted areas
RED3: Stimulate private investment
STRATEGIES
1. Evaluate private development and, when appropriate, consider availability of tax
abatements and/or rebates of permits and fees
2. Apply targeted financial and development incentives
RED4: Attract new development that adds to urban livability
STRATEGIES
1. Leverage publicly-owned parcel sales to facilitate desired new urban development
2. Create opportunities for on-going public involvement within redevelopment areas
RED5: Ensure the provision of adequate infrastructure
STRATEGIES
1. Coordinate infrastructure planning within redevelopment areas to ensure adequate
capacity
2. Utilize the appropriate tool for financing necessary upgrades to infrastructure, such as
Capital Improvement Program (CIP), special assessment property tax, special district
sales taxes (Capital Facilities District, Utility Improvement District, etc.), authorized fees,
developer debt, value capture and grants
HOUSING GOAL: Provide diverse housing opportunities for current and future residents, for all income
levels and household types, with specific focus on providing affordable housing to help those in greatest
need.
HOUSING OBJECTIVES
H1: Encourage mixed-income housing developments and neighborhoods
STRATEGIES
1. Use programs that support resident choice
2. Encourage diversity of housing type (such as accessory dwelling units, dormitories,
condominiums, townhouses, apartments and single-family houses) to provide residents
with product choice
3. Inventory from available planning or building permit data, single-family, multi-family,
group, student and senior housing
H5: Increase affordable owner-occupied housing options
STRATEGIES
1. Seek opportunities to increase the amount of financial and/or technical resources
available for affordable housing opportunities
2. Work to encourage any housing developer that benefits from City to include
affordable and/or accessible housing units within the project
3. Provide targeted area revitalization emphasizing rehabilitation of homes
4. Invest City resources to create affordable units in market-rate developments
5. Educate Tempe employers on the benefits of employer down payment assistance
programs

6. Explore options to develop zoning and development policies to produce affordable
housing units within new housing developments; or alternatively, utilize a per-unit fee
for creation of affordable housing citywide
7. Explore a sliding-scale investment that increases in conjunction with the affordability
period in excess of Federal guidelines
H6: Increase affordable rental housing and rehabilitation of existing rental housing
STRATEGIES
1. Encourage location dispersion of rental properties to provide neighborhood choice
4. Continue tenant-based programs to meet rental housing needs
H10: Encourage development of needed housing in close proximity to transit, employment and
services
STRATEGIES
1. Encourage special-needs and senior housing that is accessible to transit and other
services
2. Promote affordability of housing that occurs when transportation expenses are
reduced by using transit
3. Continue crime prevention housing strategies
ECONOMIC DEVELOPMENT GOAL: Stimulate a sustainable, diversified and vibrant economy and job
force
ECONOMIC DEVELOPMENT OBJECTIVES
ED1: Sustain a business climate that fosters private business investment
STRATEGIES
2. Sustain a proactive business retention program
4. Streamline city processes for development and redevelopment saving time and
development costs
5. Coordinate zoning and community development with permitting processes to create
a seamless path toward development
ED2: Develop an increased tax base
STRATEGIES
1. Continue diversification of the economy – analyze and pursue emerging industries
consistent with regional clusters
2. Target businesses to develop in disadvantaged areas to encourage economic vitality
through the creation of new jobs, new private investment and the strengthening of
property values
3. Retain and recruit diverse retail employment and commercial base
ED3: Promote a sustained improvement in the standard of living and quality of life for all
residents
STRATEGIES
1. Encourage educational, cultural and recreational opportunities that make for a wellbalanced community and contribute to the quality of life
2. Facilitate economic development of healthy grocers as anchor stores for larger mixed
use or commercial complexes

ED4: Remain flexible in a constantly changing economy
STRATEGIES
1. Maintain cutting edge economic development trends
2. Engage with other research entities to identify important trends affecting Tempe
3. Encourage public-private efforts for technology business incubator space as part of
the economic development strategy
4. Evaluate re-use of vacant city-owned properties or buildings for economic
development
5. Maintain and develop revenue sharing partnerships
ED5: Attract businesses and employers that provide jobs paying wages at or above the regional
average
STRATEGIES
1. Attract primary employers in sectors targeted by the economic development strategy
identified as appropriate for Tempe
2. Recognize and increase ties to ASU graduates (particularly in life science, business,
bio-chemistry and engineering) to facilitate career launching and sustain a technologybased workforce
3. Use strategic community investments that retain and attract families to live and work
in Tempe
ED6: Maintain and attract a highly trained workforce
STRATEGIES
1. Target and recruit ASU graduates (life science, business, bio-chemistry and
engineering) to stay within Tempe to work and live
2. Attract creative class workers by the kind of development, technology, social and
cultural amenities that draw creative workers of all ages
3. Evaluate reuse of vacant city properties or buildings through public-private
partnerships for incubator or coworker space
4. Support industry sectors that are innovative and have high growth/high value
potential to provide future opportunities for economic development
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