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Project Overview

Purpose and Intent

This study intends to assess conceptual infrastructure improvements to serve the subject property known as
ASLD 8500 and support a pending land sale under Application No. 053-120190-00-100 with the Arizona State
Land Department (the “ASLD”).  The applicant, Brookfield Residential (Arizona) LLC, has applied to purchase
approximately 2,800 acres of land within the planning boundary of the City of Apache Junction, Pinal County,
Arizona (the “Auction Parcel”).  The Auction Parcel is located within an approximate 8,200-acre area (the
“Planning Parcel”).  This study assesses anticipated infrastructure associated with wastewater, water, roadway,
and drainage improvements to serve the Auction Parcel and conceptual land plan proposed for the Planning
Parcel.  The study is conceptual, and while it includes some sizing and conceptual detail of improvements, it is
not intended to be used as a final design document.  If the purchase of the Auction Parcel occurs, it is the
responsibility of the awarded bidder to determine final improvement and project requirements to entitle and
develop the property.

Site location and Description

The ASLD 8500 Planning Parcel is located east of Meridian Road, west of the CAP Canal, north of the proposed
SR 24 corridor, and south of Baseline Road in Pinal County, Arizona.  Portions of the Planning Parcel are located
within the Incorporated City Limits of Apache Junction (the “City”), with the remaining project area south of
Elliot Road located within the planning area for the City and currently unincorporated property.

The Auction Parcel is located central to the Planning Parcel between the Ray Road and Elliot Road alignments
from Meridian Road to the CAP Canal.  The Auction Parcel is comprised of sections 17, 19, 20, a majority of
section 18, and small portion of section 30 (T1S, R8E), approximately 2800 acres in total.  Refer to Figure 1:
Vicinity Map for site location and depiction of the Planning Parcel and Auction Parcel.
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Existing Land Use and Zoning

The ASLD 8500 Planning Parcel is primarily vacant with various special use permits and leases active with the
ASLD in the parcel.  The Planning Parcel is identified in the 2010 Apache Junction General Plan Land Use Map as
a Master Planned Community (MPC) land use category.  MPC permits mixed use development from 4-8
dwelling units per acre (du/acre).  Refer to Figure 2: 2010 Land Use Plan Map.
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Existing Site Conditions

ALTA Survey

An ALTA/NSPS Land Title Survey was prepared by Hubbard Engineering, dated 10/10/19. The survey identifies
the Auction Parcel boundary and schedule “B” items on and adjacent to the subject property. Refer to Appendix
A for the ALTA/NSPS Land Title Survey and Title Report.

Existing Conditions

Existing perpetual right-of-way for Pinal County exists along the Ray Road and Ironwood Road alignments
through the ASLD 8500 Planning Parcel.  Along Meridian Road, right-of-way exists west of the section line in the
City of Mesa, however, right-of-way dedications have not yet been established along the east side of Meridian
Road on Arizona State Land property.  Along Elliot Road, a City of Mesa waterline easement was dedicated which
routes from the intersection of Elliot Road and Meridian Road to the CAP canal, located on the east side of the
property.  Within Section 18, the waterline alignment realigns from the Elliot Road section line within the City of
Mesa back to follow the north line of Section 18 prior to Ironwood Road.

A concrete irrigation ditch known as the Powerline Floodway Channel bisects the Auction Parcel through Sections
17,18, and 19.  This channel and perpetual right-of-way for the Flood Control District of Maricopa County
(FCDMC) is the principal outlet for the Powerline flood retarding structure (FRS) and Vineyard FRS and will  be
required to remain protected in place on the property. An existing electric transmission line and perpetual right-
of-way bisects the southwest corner of the Auction Parcel and will also be required to remain protected in place
on the property.

Multiple leases, special uses, and right-of-way dedications exist on the property with various expiration dates
and lease durations.  Please refer to Appendix A for the ALTA/NSPS Land Title Survey for the Auction Parcel.

Phase 1 ESA

A Phase 1 Environmental Site Assessment (ESA) has been conducted by GeoTek, LLC for the Auction Parcel and
is being provided to the Arizona State Land Department as a separate report.

Cultural Resources

A Class III Archaeological Study has been conducted by EPG, LLC for the Auction Parcel and is being provided to
the Arizona State Land Department as a separate report.
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Conceptual Land Plan

Key Considerations and Approach

A series of key considerations have helped to inform the land planning approach and associated decisions as to
how the community framework has been organized.  The extent of property and its context within the adjacent
region provides the basis for decisions made.  The regional transportation network (existing and planned) is a
major factor for considering the overall connectivity of the road system in and around the property.  Several
existing conditions also result in impacts to the plan.  These impacts and constraints include; washes, existing
land uses, power corridor easement, the flood retardant structures, future State Route 24 alignment, parcel
exclusions, and the CAP canal.

Planning Parcel Land Use Plan

Current and future growth scenarios/ projections in and around this portion of the East Valley provide a basis
for considering the range and mix of land uses identified.  The following summary descriptions for each land
use is provided for context:

District Core - This land use area is envisioned as a more urban and higher intensity zone.  It has been
strategically located along the south end of the property, adjacent to key intersections and key interchanges
associated with the future State Route 24.  Office, commercial, retail and other business-related uses are
anticipated.

Mixed-Use Commercial - This land use area is planned between Ironwood Drive and Meridian Road along the
future State Route 24 corridor.  The area is envisioned as a mix of semi-urban uses that complement the
adjacent urban cores.

Mixed-Use Residential - This land use designation anticipates a predominately higher density residential use
with some small scale vertically integrated (likely at the ground floor) retail and office use.  The mixed-use
residential area is located along the future State Route 24 corridor directly east of the district core at Ironwood
Drive.

Neighborhood Commercial - Smaller scale neighborhood oriented commercial centers have been strategically
located throughout the overall development.  These more modest commercial centers are envisioned for
convenient oriented uses and may include; a grocery store, restaurants, service-oriented businesses and other
related components.

Medium Residential - Certain areas of the plan have been designated for medium density residential
development.  These envisioned residential components will range from single-family detached homes to
higher density attached scenarios such as duplexes, triplexes and town homes.  Small apartment complexes
may also be feasible closer the future State Route 24 corridor.

Residential - The majority of land area has been designated for residential development.  The plan suggests a
thoughtful hierarchy of community development that is based on neighborhoods, districts and villages.  All
integrated within a parks and open space plan that provides easy access.  The residential development assumes
a variety of conventional single-family home scenarios as well as creative home scenarios such as drive courts
and green courts.  This land use may also include a small degree of duplexes, triplexes and townhomes.
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Parks and Open Space - The plan contemplates an overarching park and open space system that allows for
connectivity throughout the development.  Parks will range in size to accommodate the neighborhood, district
and village scale.  It is also anticipated that drainage corridors and street systems will be designed with safe and
attractive paths and trails that provide easy access to open space.

Enterprise Technology - The plan highlights several parcels along the northern boundary that have been
designated for light industrial/ distribution and office related uses.

Please refer to Figure 3 for the Conceptual Land Use Plan for the Planning Parcel.  For a full-size version of the
plan, please refer to Appendix T.

Auction Parcel Land Use

The Auction Parcel Land Use has been illustrated on the accompanying exhibit and can be generally described
as an area of land bounded by Meridian Road on the west, Elliot Road on the north, Ray Road on the south and
the Idaho Road alignment to the east.  These contiguous sections of land make up approximately 2,783 acres
situated near the center of the overall Planning Parcel.  The land use organization allows for a seamless
transition and integration of future/ adjacent development and community design.  The plan includes the
following land use designations; residential, neighborhood commercial, and parks & open space.

Please refer to Figure 4 for the Conceptual Land Use Plan for the Auction Parcel.  For a full-size version of the
plan, please refer to Appendix T.
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