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FISCAL NOTE:

RECOMMENDATION:
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Rural Rd.

Rio Salado Pkwy.

Hold a public hearing for an Amended Planned Area Development Overlay and
Use Permit for PIER 202 located at 1200 East Rio Salado Parkway.

DRCr_Pier202_041007 PLANNED DEVELOPMENT (0406)

Yes

Request for PIER 202 (PL060548) (Pier 202 Tempe LLC, property owner; Brad
Gorman, applicant) consisting of nine (9) new buildings up to 310 feet in height for
commercial, 285 room hotel and 1,484 residential units on +/-27.4 acres, located at
1200 East Rio Salado Parkway, in the MU-4, Mixed-Use High Density District,
including the following:

PADO07003 — (Ordinance No. 2007.17) Amended Planned Area Development
Overlay to modify development standards for nine (9) buildings, totaling
approximately 3,693,000 s.f. of building area on +/-27.4 acres.

ZUPQ07014 — Use Permit to allow tandem parking.

Ryan Levesque, Senior Planner (480-858-2393)

Lisa Collins, Planning Director (480-350-8989) /U
N/A

N/A

Staff — Approval, subject to conditions (1-5).

Gross site area 27.38 acres

Building area 3,693,400 s.f. (9 total buildings)

Res. Density 54 dwelling units per acre

Lot Coverage 63%

Building Height 310 feet (maximum)

Landscape area N/A

Vehicle Parking 5,816 spaces (5,447 required by Code)
Parking Model 5,110 spaces required

Tandem Parking 390 spaces

Compact Stalls 72 spaces (Parcel 2, not included in total)
Parcel 1: Residential (105 units), Office, Retail, & Restaurant
Parcel 2: Residential (384 units), Retail, & Restaurant

Parcel 3: Residential (302 units), Retail, & Restaurant

Parcel 4a: Hotel (285 rooms), Conference, Spa, Retail, & Restaurant

Parcel 4b: Residential (79 units)
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COMMENTS:

The applicant is requesting an approval for a Planned Area Development Overlay for a project consisting of
nine buildings on 27.4 acres which includes residential condominiums, commercial office, restaurant, retail
and hotel, all with below and above grade parking. This site is located just east of Rural Road on the Rio
Salado Parkway. The property is directly adjacent to the Tempe Town Lake to the north and the Karsten
Golf Course to the west. The overall site consists of three phases. Phase |, as provided in this request,
includes five buildings consisting of office, retail, residential condos and a proposed hotel. Phase Il consists
of two buildings located at west end of the site and Phase l1ll includes two buildings to the east. A proposed
boat dock is shown on the plans, but is not a part of this request. Separate review and processing will be
required for this component, requiring approval from the Maricopa Flood Control District.

Project Analysis

The Pier 202 development includes two main access points for both east and westbound traffic. A third
access for west bound traffic only is located between the main entries. Two additional driveways loop
around the site for a dedicated emergency access road. Changes along Rio Salado Parkway will be
necessary to accommodate median breaks and turn lanes for the project. A public street is proposed
through the development. The project team has met with the City of Tempe’s Traffic Engineer to discuss
future right-of-way improvements. The applicant submitted a traffic impact analysis to the City and has been
reviewed by our Traffic Engineer as acceptable. Additional discussions include providing stop lights,
dedicated bus stop and future opportunities for a commuter bus route.

The project consists of nine buildings, all providing a residential component, with Parcel 4A consisting of
hotel accommodations. All buildings include both above and/or below grade parking, ranging from two to five
parking levels each. Parallel parking is also available along the internal circulator streets. Open space
features throughout the site provide direct access and views to the Town Lake, including a central plaza
between Parcels 3 and 4A. Public access is available to the water’s edge through a hierarchy of sidewalks,
alleyways and streets, connecting the waterfront and amenities. Each building provides distinct architectural
features with contemporary design and unique roof forms. All high-rises include a pedestrian scale element
with retail, live-work and office components, while projecting a dynamic scale visible to the surrounding
community.

Planned Area Development Overlay

The Planned Area Development Overlay for Pier 202 allows a project to accommodate, encourage and
promote innovatively designed developments, recognizing that adherence to a traditional pattern of
development standards, (i.e. height, setback, lot coverage) would preclude the application and are replaced
by performance considerations providing a high quality development. Each parcel will establish its own
development standards for consideration of future development. The overall overlay will encompass this site
data, which may be amended as the project design is refined. With this request, Phase I, including Parcels 1
through 4, have identified proposed standards. All buildings, including Phase Il and Ill, provide at least
twenty (20) feet of building setback around the perimeter of the site; therefore staff recommends establishing
a twenty (20) foot setback at the street side for the project and adhering to the setback requirement for levee
controls, identified in the Rio Salado Overlay District. These setbacks will provide for appropriate transition
of building, landscaped open space, and public access ways.

The proposed buildings for this development vary with a maximum overall height of 310 feet. The following
maximum heights are proposed for Phase |, measured from midpoint top-of-curb along Rio Salado:

Parcel 1: 187 feet

Parcel 2: 310 feet

Parcel 3: 292 feet

Parcel 4A: 252 feet

Parcel 4B: 234 feet

Unless specifically noted, an Amended Planned Area Development for Phases Il and 11l will need to specify
proposed standards including heights.
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A parking study model, submitted by Walker Parking Consultants has been provided as part of the PAD
Overlay request for Pier 202. The Zoning and Development Code (amended January 4, 2007) now allows
the PAD to modify the general parking requirements of a development through a professional parking
analysis. The overall required parking for the project by general Code requirements is 5,447 spaces. Total
provided parking is 5,816 spaces (390 tandem spaces). Not included in the overall provided parking are a
proposed 72 spaces (compact) that do not meet the required parking dimensions. Walker Parking
Consultants recommend that 5,110 parking spaces be provided for Phase I, Il and Ill, based on the provided
project data (See Attachment JJ). The overall project meets the necessary required parking through a
shared parking model. Only one of the proposed parcel developments has deficiency in the standard
required parking as an individual site. Parcel 4A is proposed for hotel and retail/spa (-241 spaces). Through
the shared parking model and use of peak demand for parking requirements the proposed development will
have adequate levels of parking.

The project proposes to encroach on three Town Lake recirculation wells easements. The applicant met with
the Water Department and is proposing to either relocate the wells (location subject to approval of the Water
Department) or provide that no building walls are within 15 feet of the well; no overhangs within 15 feet
(horizontal) of the well for at least 30 feet, preferably 40 feet (vertical from grade levee) and provide a
minimum 41 feet clearance on one side of the well for maintenance equipment access.

An additional 25 foot easement is required at the east end of the site to provide for a pipeline connecting to a
permanent nuisance water pump station. The easement will be established with the subdivision of the site,
subsequent to the PAD.

Use Permit for Tandem Parking

The Zoning and Development Code allows the use of Tandem Parking subject to approval of a use permit.
The use of tandem parking should be determined based on the functionality for the intended user. For
example, if two spaces in tandem were dedicated for a specific residential unit, one could easily
accommodate use of the parking spaces. Tandem parking is proposed in Parcels 1 through 4 of Phase I,
totaling 390 spaces. Tandem parking is an acceptable alternative if the proposed spaces are designated for
the residents use as assigned parking spaces. Parcel 4A, with the hotel use proposes 78 tandem spaces.
These spaces can work as long as a valet system is in place that manages the use of the tandem spaces for
peak hour demand. Staff recommends approval of the use permit for tandem parking with the conditions
provided.

Public Input

The Zoning and Development Code requires projects that propose a Planned Area Development Overlay
must organize a neighborhood meeting in order to facilitate dialogue with the adjacent community prior to
public hearings. This request is not located near any existing residential, therefore a neighborhood meeting
as prescribed in the Zoning and Development Code is not required. The site is located within the Rio Salado
Overlay District, which was established to guide development around the riverbed in order to carry out the
objectives of the “Tempe Rio Salado Plan” as adopted by City Council. On February 7, 2007 the Rio Salado
Advisory Commission, Development Review Sub-Committee reviewed this request. The proposed
development furthers the Rio Salado goals/objectives and is an appropriate use, as recommended by this
review body. No additional public input has been provided at this time.
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Conclusion

The request complies with General Plan 2030 projected land use and residential density for this site. The
Planned Area Development (PAD) Overlay implements the General Plan, by providing a mixed-use
development of both commercial and residential living space, promoting the concept of live, work, play and
recreate. The integration of live, work, recreation opportunities and along with commercial services will
provide an asset to the longevity and success of Tempe’s town lake development. A final PAD Overlay for
Phases Il and Il will be required to establish their respective development standards. As well, Development
Plan Review will be required to finalize each proposed building related to the site, building elevations and
landscape. Staff recommends approval of this request, subject to conditions.

REASONS FOR APPROVAL.:

1. The project is consistent with the General Plan Projected Land Use and Projected Residential Density for
this site.

2. The PAD overlay process was specifically created to allow for greater flexibility, to allow for increased
heights, including modifying parking requirements. The proposed standards of this project are
appropriate for this request.

3. Use of a parking analysis and tandem parking for the site, provide an overall adequate number of
spaces.
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CONDITIONS OF APPROVAL.:

1.

The Planned Area Development Overlay for PIER 202 shall be put into proper engineered format with
appropriate signature blanks and kept on file with the City of Tempe’s Development Services Department
prior to issuance of building permits.

The PAD for Pier 202 shall provide a minimum twenty (20) foot building setback along Rio Salado
Parkway.

The PAD for Pier 202 shall adhere to setback requirements for flood control including the Town Lake
recirculation well easements, pursuant to Section 5-104 of the Zoning and Development Code.

A Subdivision Plat/Condominium Plat is required for this development and shall be recorded prior to
issuance of building permits. The subdivision plat shall require the establishment of a 25’ easement for
nuisance water pipeline through the east end of the site.

A parking affidavit shall be filed with the Development Services Department for the use of shared parking
supported by the parking analysis. Any change or intensification of proposed uses requiring additional
parking greater than proposed, a revised parking model shall be submitted.

Buildings proposed for residential use shall designate tandem parking spaces for the residential tenants.
Distribution of parking allocation shall be identified within the Condominium’s CC&Rs.

HISTORY & FACTS:

December 18, 1997 City Council approved the request for CIUDAD DEL LAGO-RIO EAST for a Zoning

Map Amendment to MG, Mixed-Use General District and a Preliminary Planned Area
Development consisting of 1,150,000 s.f. of building area on 26.49 acres, located at
1200 East Rio Salado Parkway.

September 10, 1998 City Council approved the request for CIUDAD DEL LAGO-RIO EAST for a Final

Planned Area Development consisting of the Peabody Hotel, located at 1200 East Rio
Salado Parkway.

December 10, 1998 City Council approved the time extension for CIUDAD DEL LAGO-RIO EAST for

Phase | and II.

February 7, 2007 Rio Salado Advisory Commission, Development Review Sub-Committee reviewed this

request and recommended support.

March 13, 2007 Development Review Commission at the request of the applicant continued the

request for an Amended Planned Area Development Overlay and Use Permit for PIER
202 located at 1200 East Rio Salado Parkway.

ZONING AND DEVELOPMENT CODE REFERENCE:

Section 6-305, Planned Area Development Overlay districts
Section 5-104, Rio Salado Overlay District — Additional Information and Regulations
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ORDINANCE NO. 2007.17

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF TEMPE,
ARIZONA, AMENDING THE CITY OF TEMPE ZONING MAP, PURSUANT TO
THE PROVISIONS OF ZONING AND DEVELOPMENT CODE PART 2,
CHAPTER 1, SECTION 2-106 AND 2-107, RELATING TO THE LOCATION
AND BOUNDARIES OF DISTRICTS.

kkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkk

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF TEMPE, ARIZONA, as follows:

Section 1. That the City of Tempe Zoning Map is hereby amended, pursuant to the provisions of
Zoning and Development Code, Part 2, Chapter 1, Section 2-106 and 2-107, by removing the below described
property from the MU-4, Mixed-Use High Density District and designating it as MU-4 (PAD), Mixed-Use High
Density District with Planned Area Development Overlay on 27.4 acres.

LEGAL DESCRIPTION

See ‘Exhibit A’ attachment

TOTAL AREA IS 27.38 GROSS ACRES.

Section 2. Further, those conditions of approval imposed by the City Council as part of Case
PADO7003 are hereby expressly incorporated into and adopted as part of this ordinance by this reference.

Section 3. Pursuant to City Charter, Section 2.12, ordinances are effective thirty (30) days after
adoption.

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF TEMPE, ARIZONA, this
day of ,2007.

Mayor

ATTEST:

City Clerk

APPROVED AS TO FORM:

City Attorney
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EXHIBIT A4

LEGAL DISCRIPTION

THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER AND THE SOUTHEAST
QUARTER OF THE NORTHWEST QUARTER OF SECTION 14, TOWNSHIP | NORTH,
RANGE 4 EAST OF THE GILA AND SALT RIVER BASE AND MERIDIAN, MARICOPA
COUNTY, ARIZONA,;

EXCEPT THAT PART OF THE SOUTHWEST QUARTER OF THE NORTHEAST
QUARTER OF SECTION 14, TOWNSHIP 1 NORTH, RANGE 4 EAST OF THE GILA AND
SALT RIVER BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA, DESCRIBED
AS FOLLOWS;

COMMENCING AT THE CENTER OF SECTION 14;

THENCE EAST(ASSUMED BEARING) ALONG THE SOUTH LINE OF THE SOUTHWEST
QUARTER OF THE NORTHEAST QUARTER OF SECTION 14, A DISTANCE OF 150.00
FEET TO THE POINT OF BEGINNING OF THE PARCEL OF LAND HEREIN DESCRIBED
ADD THE SOUTHWEST CORNER THEREOF;

THENCE NORTH 30 DEGREES 28 MINUTES 25 SECONDS EAST, 830.00 FEET; THENCE
NORTH 46 DEGREES 50 MINUTES 17 SECONDS EAST , 560.21 FEET; THENCE EAST
300.00 FEET;

THENCE SOUTH 2 DEGREES 55 MINUTES 35 SECONDS EAST ALONG THE EAST LINE
OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 14, A
DISTANCE OF 1100.00 FEET;

THENCE WEST ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 14, A DISTANCE OF 1185.72 FEET TO THE
POINT OF BEGINNING; AND

EXCEPT ANY PART OF THE FOLLOWING DESCRIBED PARCEL:

THAT PART OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF
SECTION 14, TOWNSHIP 1 NORTH, RANG 4 EAST, OF THE GILA AND SALT RIVER
BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF SAID SECTION 14;
THENCE SOUTH 0 DEGREES 18 MINUTES 34 SECONDS WEST; 1333.85 FEET ALONG

THE WEST LINE OF SAID SECTION 14 TO THE WEST QUARTER CORNER OF THE
NORTHWEST QUARTER OF SECTION 14;
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THENCE SOUTH 89 DEGREES 3% MINUTES 14 SECONDS EAST, 1278.92 FEET ALONG
THE EAST-WEST MID-LINE OF SAID NORTHWEST QUARTER TO THE TRUE POINT
OF BEGINNING;

THENCE CONTINUING SOUTH 89 DEGREES 39 MINUETS 14 SECONDS EAST, 496.92
FEET TO POINT,;

THENCE SOUTH 60 DEGREES 49 MINUTES 01 SECONDS WEST, 568.05 FEET TO A
POINT ON THE WEST LINE OF SAID SOUTHEAST QUARTER OF THE NORTHWEST
QUARTER;

THENCE NORTH 0 DEGREES 11 MINUTES 45 SECONDS WEST, 279.99 FEET ALONG
SAID WEST LINE OF SAID SOUTHEAST QUARTER OF THE NORTHWEST QUARTER
TO THE TRUE POINT OF BEGINNING AND

THAT PART OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF
SECTION 14, TOWNSHIP 1 NORTH, RANGE 4 EAST OF THE GILA AND SALT RIVER
BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA, MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF THE SOUTHWEST QUARTER OF
THE NORTHEAST QUARTER OF SAID SECTION 14, (FROM SAID NORTHEAST
CORNER THE EAST QUARTER CORNER OF SAID SECTION 14 BEARS SOUTH 03
DEGREES 29 MINUTES 42 SECONDS EAST. (BASIS OF BEARING);

THENCE NORTH 89 DEGREES 37 MINUTES 20 SECONDS WEST ALONG THE NORTH
LINE OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER QF SAID
SECTION 14, A DISTANCE OF 1301.36 FEET TO THE NORTHWEST CORNER OF THE
SOUTHEAST QUARTER OF THE WORTHEAST QUARTER OF SAID SECTION 14 AND
THE "POINT OF BEGINNING"

THENCE SOUTH 02 DEGREES 06 MINUTES 01 SECONDS EAST ALONG THE WEST
LINE OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID
SECTION 14, A DISTANCE OF 266.96 FEET;

THENCE NORTH 89 DEGREES 09 MINUTES 47 SECONDS WEST, A DISTANCE OF
299,88 FEET,

THENCE NORTH 47 DEGREES 52 MINUTES 00 SECONDS EAST, A DISTANCE OF
391.14 FEET TO THE "POINT OF BEGINNING."
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Pier 202 January 8.2007
Letter of Explanation

Current Zoning : MU-4
Proposed Zoning: MU-4
Current Context of Site:

The site is currently identified as 27.4 ac vacant lot located between Tempe Town Lake
to the North, Rio Salado Parkway to the south, a nine acre ASU Parking Lot to the east
and ASU’s Karsten Golf Course to the east and south. it has a 25°-30' high levee
(Maricopa County Flood Control District) that runs the entire length of the property on its
northern border. Some of the site has been subjected to landfill and presents varied
terrain south of the levee.

Master Plan Concept Approach

Our approach to the planning this unique land area is to capitalize upon Pier 202’s
connection to the water and relationship to the city. Pier 202 presents an opportunity fo
integrate water and utilize Arizona’s unique arid fand quality to craft an iconic sense of
place. High density development in the Tempe are will provide the critical mass
necessary to ensure that streets are active and pedestrian friendly, and that the open
space qualities are safe for the community. The density proposed for this project is
medium to high in nature and will be interspersed with open space and varied uses.

Urban Bevelopment Strategy

The vision of the Master Plan is tc optimize public access to the water's edge. The
development team will craft a compact urban community by creating a distinctive district,
defined by a system of streets and neighborhood blocks promoting pedestrian access
and waterfront views. The proposed hierarchy of sidewalks, alleyways and streets all
focus on the connectivity to the waterfront and its amenities.

This strategy creates long-term value and offers the development flexibility in terms of
architectural design, parking access, servicing and phasing. Pier 202 will serve as a
catalysis that will strategically connect the water edge of the Tempe Town Lake and
energize future development initiatives. The development team will work closely with all
city agencies and boards with an interest in the project early on and throughout the
process sequence to gain an understanding of their concerns as well as bring them in as
an advocate of a shared vision.

The liveliness and vitality of the Pier 202 urban neighborhood will allow people to
walk, shop and work within steps of where they live. This neighborhood will be
comprised of various typology uses such as; residential condominiums, hotel,
office, retail, restaurants and marina/lake boardwalk. In addition, the unigue
waterfront location and open festival atmosphere will cater to local distinctive
foods & sprits. Recreational elements such as interactive fountains, boating
attractions, and local artisan displays will energize a more creative festive
gathering place for shopping and dining at the project central water plaza.
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Small district areas of live/work multi-use units located in the central portion of the
master plan provide the opportunity for locals to express their natural talents within this
diverse community. This unique market niche will allow entrepreneurs to grow their
talents and blend with the community. These 2-story units lined against the parking
structures would address the street edge architecturally and provide an element of
security of “eyes on the street” with each neighborhood district. These unit types would
provide a level of activity ensuring a sense of community. Diverse window patterns,
contemporary and traditional in form and front door locations wouid allow an
independent architectural character to occur among each district. Roof terrace gardens,
trellis articulation and various material textures and color would provide a dynamic
esthetic.

The office component uniquely fies within the projects center, planned adjacent to the
Rio Salado parkway for high visibility and catering to current market opportunities are the
two office tower buildings that would be distinctive in character, supporting the Arizona
regional climate and sprit. Each of the buildings will portray unique architectural material
qualities that are “state of the art”, provide retail adjacencies and establish a level of
urban sophistication that appeals to future tenants,

The hotel facility boutique in nature would encompass a small business center,
restaurant, cafe shops, sundry services, conference center and typical hotel operational
support functions. These uses would be provided and the ground levels with business
service functions at the upper levels. The identity of this public use would reflect an
contemporized flare. Unique roof forms reinterpreted from desert art forms provide solar
sustainability, while creating new building typology forms reinterpreting the character
gualities the of desert.

Thematic Conceptual Design Strategy

The project is organized by both vertical and horizontal design strategies taking
advantage of this unigue site, adjacencies, climate and community. Thematically
there are two positions of opportunity to craft this unique site; horizontally and
vertically. Each attribute suggests certain climatic controls, wet and arid qualities
and shade to sun or cool to hot

The horizontal strategy approaches the site’s inherent shape and adjacencies,
the concept takes advantage of the project’s primary north orientation over
Tempe Town Lake and views to surrounding mountains and landmarks. From the
waterfront, the project transitions from “wet” to “dry” similar to natural arid desert
geologic formations, Tributary "canyons” and “arroyos” connect the waterfront
with the internal programs of the deveiopment.

The vertical strategy approaches the project with a vibrant urban pedestrian
scale and a dramatic landmark scale from the surrounding community. The
pedestrian or street level is the public realm that is about connections and a
multitude of communal activities (retail, entertainment, plazas, etc). The project's
vertical componentis are the private and semi~public

functions such as residences, hotels and offices. A constructed “geclogy” unifies
the public realm with the private realm by “canyons” and arroyos carved out of a
solid base similar to erosion along the edges of a mesa.

This “geology” is the connective tissue between the iconic/landmark skyline
elements that are ephemeral, transformative, additive figural objects above or
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‘on” the geology, while the public and connecting spaces are carved/subtracted
out of or into the ground or geology.

Main Public Plaza and Water Features:

The projects Main Water features will be in the center plaza between Parcel 3 and 4a.
The water features include cascading water falls that run from south to north toward the
take and line either side of the Main Public Plaza that identifies the entire project. That
Plaza is highlighted by a bosc of Date Palms creating a canopy of shade for the
pedestrian traffic. The plaza is marks by comfortable seating and cooling landscape. The
plaza and water features are flanked by pedestrian oriented retail on either side serving
as the base of the high rise buildings.

There are also water features between Parcels 4a and 4b.

Parking Strategy:

The projects ownership has engaged Walker Parking Consultants to provide parking
study and design services for this project. Walker has used their vast experience and
knowledge of parking requirements for these types of facilities to develop the proper
floor area to stall ratios. We have used those ratios to develop the required parking
calculation but have comfortably exceeded those counts with the parking provided.

Walker's complete parking study will be presented to the City of Tempe within the next
six weeks.
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WWALKER PARKING CONSULTANTS

WALKER : 5350'S, Rashyn Sreet. Sulle 220

PARERING COMSLETANTS Greenwoad Vilage, COBOTHE

Volce: 303.654.0622
Fax: 303.6G4 5667

wwewy welkerparking.com

February 5, 2007

Mr. Brad Gorman D RAFT
Laguna Pacific Development

100 Pacifica, Suite 250

lrving, CA 92618

Re:  Preliminary Parking Needs Analysis
Pier 202 Mixed-Use Development
Tempe, Arizona
Walker Project #37-.7786.00

Dear Mr. Gorman:

Walker Parking Consultants {“Walker”) is pleased to present the following lefter report conteining
our preliminary shared use parking needs analysis for the proposed Pier 202 mixed-use project in

Tempe, Arizona. This analysis is based on the program summary and site plans provided by
MVE Architects on February 3, 2007

SUMMARY

Current project plans provide for the development of 5,816 onssite structured parking spaces for
all three phases. Additionally, 390 tandem spaces and 72 compact spaces are planned in
addition fo the 5,816 spaces. The 5,816 structured spaces exceed both the parking capacity
required by the City of Tempe zoning ordinance and the recommendation of Walker Parking
Consultants,

Phase One of the development includes 3,592 on-site structured parking spaces, 390 tandem
spaces, and 72 compact spaces. This planned capacity exceeds the recommendation of Walker
Parking Consultants and complies with the City of Tempe zoning ordinance’s shared parking
provision.

The initial phase of the project consists of five distinct parcels, four of which are contiguous to one
another and therefore are conducive to shared parking arrangements.

INTRODUCTION

The proposed Pier 202 development would be located to the east of Rural Road and northeast of
the Arizona State University campus off of Rio Salado Parkway. The 27.4-acre parcel is bounded

IN3FA 786,00 - pier 2027020507 shared use.doc
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by the Tempe Town Lake/Rio Salado River fo the north, Rio Salado Parkway to the south, Tempe
Town Lake Golf Course fo the east, and other undeveloped property to the west. At build-out, the
development would provide some lake/river access via @ boat dock exiending from the center of
the project.

Program data for the site is divided into nine major parcels containing mostly mid- and high-rise
development with some ground floor retail space. Major land uses would include a 285-room
hote! with associated amenities, 460,000 square feet of office space, and 1,484 residential units.
Parking would be provided for each block with on-street spaces and sub-grade parking levels
below the parcel footprints. Parking for the residential units would be self contained, reserved,
and allocated specifically for owners and tenonts. However the developer also envisions some
shared use of the parking system between the commercial uses on the site — primarily between the
hotel, hotel amenities, office, restaurant, and retail space.

For the commercial parcels, we recommend that the on-street parking be time-limited and/or
metered to encourage higher turn-over of these spaces and restrict employees from taking up the
most visible and convenient parking resource.

PARKING REQUIREMENTS

Architectural plans for the subject development include 5,816 struciured parking spaces, 390
fandem spaces, and 72 compact spaces, a capacily that exceeds the requirements of the city’s
zoning ordinance and our recommendation.

Table 1 provides o definition of the Pier 202 building program. The table also includes «
calculation of the total parking required for the site based on City of Tempe cede requirements,
excluding provisions for shared parking, and Walker Parking Consuliants’ calculations, including
provisions for shared parking.

Walker Parking Consultants recommends that 5,110 parking spaces be provided. This includes
provisions for shared parking, which are permitied through the City of Tempe’s zoning ordinance.
For comparison purposes, Table 1 also shows that even without shared parking provisions, the
planned parking capacity exceeds the 5,447 spaces required per the zoning ordinance.

A large number of the spaces (2,597) would be allocated to the residential unifs.
We estimate that the commercial refail space will be adequately parked of 3.35 spaces per

1,000 sf., especiclly after accounting for the fact that some of the business for these retailers may
be walk-in demand from the surrounding hotel, residential, and office buildings.
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Residential Parking Allocations

For the residential poriions of the project, we assume that each unit would be self parked at a
ratic of 1.75 spaces per unit including some residential guest parking {per the City of Tempe's
code requirement]. Reserved spaces would be allocated depending on the mix of one- and two-
bedroom units. Note that national averages for residential development indicate the following
parking needs to safisfy the 85" percentile peak demand:

« Rental Units = 1.50 spaces / unit
e For-Sale Units = 1.70 spaces / unit

o Residential guests = 0.15 spaces / unit af peak {notfe that demand for guest parking will
vary throughout the day with the highest guest parking usage generally cccurring during
evening hours).

For higher-end residential projects, the reserved parking is often gated to separate it off from the
rest of the parking system. Guest parking is typically provided in on-street spaces or in surface
lots located near the sales/leasing office.

SHARED PARKING OVERVIEW

Shared-use parking is a concept in which land uses in close proximity share a “pool” of available
spaces in order fo reduce the overall parking needs for the site. The concept works well in
situations where parking demand for different uses pecks at different times of the day. For
example, an office and a cinema can share parking effectively because an office will experience
peak demand during the day, while a cinema will experience peak demand in the evenings and
on weekends.

In addition, a reduction to the parking system is sometfimes possible due to local conditions such
as the availability {and percentage use} of transit and clso the captive effects between uses. A
captive market occurs when a user group has already parked in an arec for a primary use and
then patronizes another establishment without generating any new car frips or parking demand.
For example, a restaurant located in the lobby of an office building may be very busy ot lunch,
but is unlikely to generate nearly as many cars as o stand-alone restaurent because much of its
business will come from the “captive” market of people who work in the building. The effects of a
captive market vary greatly, depending on the size of the market, the type of commercial space,
and the characteristics of surrounding land uses.

For the Pier 202 site, we anticipate o fairly large adjustment for captive effects since the amount
of residential, hotel, and office space on the site is very large compared to the amount of retail
and hotel amenity space. Initially, we do not project much transit usage for the site, since the
parking system will likely be free of charge and therefore most employees/visitors will have little
incentive not to drive to the site.

FN3TTF8G.00 - pler Z02NI020507 sharad_use. doc
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WALKER'S SHARED-USE PARKING MODEL

Generally, Walker uses an approach that is similar to the methodology outlined in the Urban
Land Institute’s (ULl) Shared Parking publication for calculating shared-use parking demand.
(Note that Walker was involved in much of the core research for this publication and served as
this project’s lead consultant). This methodology takes into account the number of cars generated
by various land-use components and adjusis the “peck demand” to reflect the presence of people
parking for that land use ot different times of the day and months of the year.

When defailed planning data is available, Walker's model is specific enough to provide a
breakdown of parking demand generated by different user groups, weekday versus weekend
demand patierns, and the fluctuations in this demand at different times of the year. Walker
updates our mode! periodically with our own infernal research. '

For mixed-use developments, the shared use methodology is preferable over municipal code
requirements, which tend to over-estimate parking demand by assuming that demand from ol
components of a development peak af the same time.

PIER 202 SHARED-USE PARKING NEEDS

The following table shows the basic ratios included in Walker’s model for the land uses proposed
at the Pier 202 site.

Table 2: Basic (stand-clone) Perking Ratios

% Recommended Base ?urkmg Ruﬂos
TR Spcces fequued per unit §cmd use, (smnd c:lone) ke

S Weekday Weekenci : nit e Toted

i R Visiter Empioyee V;s&tor : E-F}’!.Fﬂf:.'y:e‘é:E o SR '::Wéékdéy  Weskend
Genercl Retail 2.90 070 3.20 0.80 [kst GLA 3.60 4.00
Fine/Casual Dining 15.25 2.75 17.00 3.00 kst GLA 18.00 20.00
Hetel Spa 6.60 0.40 550 0.25 kst GLA 7.00 575
Hetel {Business) 1.00 0.25 0.90 0.18  |/room 1.25 1.08
Meeting Rooms 30.00 30.00 kst GLA 30.00 30.00
Residential, Owned 0.15 1.7 015 1.7 Junit 1.85 1.85
Cffice »400,000sq f 0.20 315 0.03 0.35 /kst GFA 3.35 0.38

*Source: Walker Parking Consufiants, SPAA, 2006,

' Several of Walker's primary sources for the Shared Parking Mode! are as follows:
1. Uil - the Urban Lend Institute, “Shared Parking”, 2™ Edition. Washinglon, DC: ULl ~ the Urban Land Institute, 2005,
2. Parking Generation, Third Edifion. Washington DC: Institute of Transpertation Engineers, 2004,
3. Data collecied by Walker Task Force Members.
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Stand-alone ratios are appropriate for projects that include @ single land use and must selfpark
that use all by itself without the benefit of any shared parking.

For Pier 202, we assume that some shared use will be possible because of both the hourly
presence of different user groups and dlso the coptive effect between uses. Specifically, this
section of our analysis will address the parking needs of the site.

Table 3 shows the non-captive ratios and driving ratios assumed. These rafios are assigned
based on the amount of hotel, residential, and office space in relation to the commercial space
and hotel amenities available.

Table 3: Pier 202 Shared Use Parking Adjustments

e Dmmq }mhu Nen {NGPHV‘E Rotic

; b Forkows : s"lﬁ'«&"aLwth

: i Evening [:icrflimc FiRveain o
Genered Betoll W0t oonl RS . o
Eoplase . 7 w5 B W 100% 100%
Fina omued [:‘lmﬁu 4B 533 GlA b Fad ) 100 T i Wy S0%
Euphopser A A RSN GEm RSm| TG0T. 0% 0%
15000 Gla : A0 T 100 100%| 4t 0% A% 7
e e I s
285 roms s 275 F7% %[ 0% 0% Lo oo
16 500 rrey 7&w TR 7AW X% a0% S
R reoms GE%G 0% PA% 0A%|  100%  100%  TOU% 100%%
f um wnils W0t 100% 100%  100%] 1007 00%  100%  190%
b 175 SpdUnit 2 et 100%  100% 00| 1o0n 1e0%  100% 100%
260 000 GEA Y 00% 100%  100%  1O0%{  100%  100%  100% D0
T e e e el 10w 10 1o 1o,

*Source: Walker Parking Consulianis, SPM, 2006

Note that a small driving ratio adjustment (of 5%) has been applied for hourly employees
assuming that percentage of these may arrive via bus, rideshare, or drop off. (This is typical for
most incorporated urban areas.] No adjusiments for transit have been assigned for office
employees at this time.

Other adjustments for the hotel guests, meeting room space, efc. have been assigned based on
Walker research with similar “business” hotels that may aftract o large number of group guests
during the week. We assume that a fairly high percentage of hotel spa guests will clready be
staying ot the hotel with some outside memberships sold to residents and employees in the nearby
buildings.

After accounting for the impact of both the hourly presence for various user groups and the
adjustments above, a final peck hour parking demand number can be identified.
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(Note that this model is calibrated to a hypothetical peak month.  Other months will be slightly
fess busy based on the variable hotel occupancies and vacation schedules for office employees).

CONCLUSION

Overall, Walker recommends that the City of Tempe allow for a small variance for shared-use
parking. The planned capacity of 5,816 structured spaces exceeds the parking capacity required
by the City of Tempe zoning ordinance and Walker Parking Consultants’ recommendation.
Moreover, the 3,592 siructured parking spaces, 390 tandem spaces, and 72 compact spaces
planned for the subject development's initial phase exceed Walker Parking Consultants’
recommended capacity and therefore meet the city’s zoning ordinance, which allows for shared
parking.

Please feel free to contact us if there are any questions regarding the analysis included within this
letter report.

Sincerely,
WALKER PARKING CONSULTANTS

ted /f‘“ff“"/_“ /%
; " W—‘/

Don Monahan Jeremiah J. Simpson
Vice President Parking Censultant
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