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Developer:  
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Architect: 
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Gary Todd / Shelley Ranney 
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Legal Representative:  

 
Gammage & Burnham PLC 
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INTRODUCTION 
 

This application proposes a Preliminary Development Plan (“PDP” or 

“Application”) for the approximate 43.35 net acres (45.93 gross acres) generally 

located at the southwest corner of Cotton Lane and Waddell Road (“Property”), 

in accordance with Section 125-35 of the Surprise Municipal Code—Chapter 125 

in effect in September 2008.  The Property is zoned Planned Area Development 

in the Truman Ranch Marketplace Planned Area Development (“Truman Ranch 

PAD”), approved by the Surprise City Council on September 25, 2008, in 

Ordinance No. 08-37 (PAD case no. 08-015).  This Application proposes a 

master-planned, horizontal mixed-use development integrating residential uses 

with commercial activities, such as retail, restaurant, office, service, mini-

warehouse, and other similar uses. 

 

PROPERTY AND CONTEXT 
 

The Property was formerly part of Truman Ranch, a larger ranch property, owned 

and operated by the Truman family.  Other portions of the larger Truman Ranch 

property have been sold off over the years for various individual development 

projects.  The Property is currently vacant, undeveloped land.   
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The Property is located approximately one-half mile west of the State Route 303 

and Waddell Road interchange in an area of the City experiencing significant 

growth and development interest.  Bounding the north and east Property lines 

are Cotton Lane and Waddell Road, respectively, both classified as Major Arterial 

roadways.  Immediate surrounding uses include: 

 

• North:  across Waddell Road, agricultural land zoned Maricopa County 

Rural-43 and undeveloped property at the immediate northwest corner of 

Cotton Lane and Waddell Road zoned PAD as part of the Prasada 

development for intense commercial uses 

• East:  across Cotton Lane, the Prasada Auto Mall zoned PAD  

• South:  a built to rent community, under construction, approved for 244 

residential units 

• West:   the Truman Ranch homestead zoned Rural Residential 

 

Within the immediate area, notable uses include the overall 800-acre Prasada 

master-plan development to the east, which allows for a wide variety of 

residential and commercial uses, the Loop 303 Freeway corridor and substantial 

employment uses under development along the Loop 303. 

 

GENERAL PLAN 
 

On July 24, 2008, the Surprise City Council approved a Major General Plan 

Amendment to the 2020 Surprise General Plan in GPA08-019 changing the land 

use designation on the Property to Mixed-Use.  The Mixed-Use land use 

designation accommodates a variety of land uses, including the commercial and 

multi-family land uses planned for the Property.  Specifically, the existing Mixed-

Use General Plan designation allows multi-family development at a density 

between 15-21 dwelling units per acre.  This PDP conforms with the General 

Plan. 

 

PERMITTED USES and DEVELOPMENT STANDARDS 
 

The Truman Ranch PAD permits a variety of land uses, including but not limited 

to residential, commercial/retail, employment, and service uses.   

 

In accordance with the approved Truman Ranch PAD (case no. 08-015), 

Principally Permitted Uses, Conditionally Permitted Uses, and Permitted 
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Accessory Uses on the Property include Mixed-Use Planned Development District 

(MU-PD) (Sec. 125-186), Neighborhood Commercial Zone (C-1) (Sec. 125-187), 

and Community Commercial Zone (C-2) (Sec. 125-188), as provided in Chapter 

125 of the Surprise Municipal Code, in effect at the time the Truman Ranch PAD 

was approved in 2008. 

 

Development standards shall comply with the approved Truman Ranch PAD 

(case no. 08-015).  If a development standard is not addressed by the approved 

Truman Ranch PAD (case no. 08-015), then Chapter 125 of the Surprise 

Municipal Code, in effect in 2008 at the time of approval of the Truman Ranch 

PAD, controls.1 

 

DEVELOPMENT PROPOSAL 
 

This Application proposes a 43.35 net acre master-planned horizontal mixed-

use development integrating residential uses with commercial activities, such as 

retail, restaurant, office, service, mini-warehouse, and other uses.  See Tab A—

Preliminary Development Plan. 

 

Development of the Property is planned to include two Development Units, 

referred to as the Residential Development Unit and the Commercial 

Development Unit.  The Residential Development Unit consists of a maximum of 

601 dwelling units on the south approximate 28.65 acres of the Property.  

Density has been calculated in accordance with Chapter 125 of the Surprise 

Municipal Code, in effect in 2008 at the time of the approval of the Truman 

Ranch Marketplace PAD, as follows: 

 

          601 dwelling units  

20.9 du/ac =      ____________________________________________________________ 

   

 29.485 ac. (total site area) – 0.8324 ac. (arterial ROW) = 28.6526 

 

The Commercial Development Unit consists of the remainder of the Property.  A 

Pedestrian Circulation Plan is also included with this Application.  See Tab B – 

Pedestrian Circulation Plan. 

 

 

 
1 Unless otherwise indicated, all references to “Chapter 125 of the Surprise Municipal Code” 

refer to the Code that was in effect in 2008 when the Truman Ranch PAD was approved.  
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RESIDENTIAL DEVELOPMENT UNIT 

The Residential Development Unit is planned to be developed as a residential 

community that includes three different housing types.  The Residential 

Development Unit will include: (1) 213 senior living multifamily community units 

(“Senior Living Community”); (2) 384 family-oriented multifamily community 

units (“Family-Oriented Community”); and (3) 4 townhome units (“Townhome 

Units”).     

 

Senior Living Community.  An age-restricted, active independent Senior 

Living Community is planned on the approximate 9 acres located near the 

southwest corner of the Property.  The Senior Living Community will 

include 213 dwelling units spread throughout two 4-story, “L” shaped, 

interlocking buildings. 

 

Primary vehicular access to the Senior Living Community is planned to 

occur from Cotton Lane via a full movement access drive and roundabout 

entry shared by with the other two residential communities.  Secondary 

vehicular access is planned at the northwest corner of the Senior Living 

Community (through the Family-Oriented Community), which ultimately 

extends north to Waddell Road offering residents an alternate point of 

vehicular access. 

 

Amenities are planned in a courtyard setting and are anticipated to include 

a clubhouse, pool and spa with cabanas, ramada and fire table/pit, and 

turf open space areas capable of supporting active and passive uses.  

Additionally, on-site landscaping will include a blend of desert and/or 

desert-adapted plant materials and canopy trees that will provide shade 

relief, contrast, color and texture, and scale to the community. 

 

Family-Oriented Community and Townhome Units.  The Family-

Oriented Community will be generally located in the midsection of the 

Property on approximately 21 acres, with frontage along Cotton Lane.  This 

portion will include the 384 Family-Oriented Community units developed 

in a series of 3-story buildings and 4 Townhome Units developed in 2-story 

buildings. 

 

Amenities for the Family-Oriented Community and Townhome Units are 

anticipated to include a clubhouse and fitness center, pool and spa, 

cabanas, ramada, fire table/pit, tot lot, barbeque, and/or other active and 

passive open space areas.  On-site amenities are planned to be distributed 
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throughout so that they are convenient and accessible to residents.  

Similar to the Senior Living Community, on-site landscaping will include 

a blend of desert and/or desert-adapted plant materials and canopy trees 

that will provide shade relief, contrast, color and texture, and scale to the 

community.  

 

Primary vehicular access to the Family-Oriented Community and Townhome 

Units is planned to occur off Cotton Lane via a shared full movement access 

drive.  A secondary vehicular access drive is planned to connect to and through 

the Commercial Development Unit providing residents vehicular access to 

Waddell Road.  The Family-Oriented Community and Townhome Units will be 

gated. 

 

COMMERCIAL DEVELOPMENT UNIT 

 

The Commercial Development Unit, with its strong street-front presence along 

both Cotton Lane and Waddell Road, is anticipated to be developed with a series 

of freestanding pads capable of supporting retail, restaurant, and service uses.   

 

This Application provides for a broad range of land uses that enable the 

development of the Property consistent with market demands.  At this time, 

convenience, restaurant uses, a fuel station, and a mini-warehouse are planned 

for the Property.   

 

Retail, fuel, and restaurant land uses have been placed along the street frontages 

to maximize convenience for visitors.  As a buffer between these land uses and 

the Residential Development Unit, mini-warehouse—one of the least impactful 

commercial land uses—is anticipated to be located internal to the Property where 

it creates an appropriate transition between land uses. 

 

DWELLING UNITS and DENSITY  
 

In accordance with Section 125-194(b)(5) of the Surprise Municipal Code—

Chapter 125, this Preliminary Development Plan includes a total of 601 dwelling 

units, with a resulting density of 20.9 dwelling units per acre.  The proposed 

residential density is within the allowed range for the Mixed-Use General Plan 

designation and conforms with the General Plan and existing PAD zoning. 
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State law, through the Growing Smarter and Growing Smarter Plus measures, 

and the Arizona Military Regional Compatibility Project Policy Guidebook (“Policy 

Guidebook”), addresses growth and land development issues through changes 

in community planning and rezoning process where in proximity to the State’s 

various military airports and facilities.  Specifically, Section 4-8 of the Policy 

Guidebook includes the “Graduated Density Concept,” a concept developed by 

Luke AFB to address development outside the “high noise or accident potential 

zone.”  The Graduated Density Concept recognizes that each political subdivision 

in proximity to Luke AFB faces unique circumstances and obstacles that prevent 

an aggressive implementation of low density residential within 10 miles of Luke 

AFB.  As such, Luke AFB developed a concept of graduated development away 

from the 65 Ldn, including a maximum of 2 dwelling units per acre within ½ 

mile from the 65 Ldn, 4 dwelling units per acre from ½ mile to 1 mile, and 6 

dwelling units per acre from 1 to 3 miles, and graduated densities beyond 3 

miles.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Property (as shown above) is generally located just inside the 3-mile 

Graduated Density Concept line.  For the purpose of calculating density in 

connection with the Graduated Density Concept, the density has been calculated 

based on the surrounding half-Section of land, inclusive of the Property, and 

65 DNL 

3 Mi. 

Property 
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taking into consideration existing entitlements.  The Property is located within 

Section 14, Township 3 North, Range 2 West, generally bounded by Waddell and 

Cactus Roads (north-south) and Cotton Lane and Citrus Road (east-west).  The 

east half-Section is comprised of 320 total acres, of which approximately 281 

acres are within the Graduated Density Concept boundary.  In order to maintain 

a conservative approach (even though 29 acres within the half section are not 

subject to the Graduated Density Concept), the recommended maximum of 6 

dwelling units per acre as set forth in the Policy Guidebook was used for the 320 

acre half-Section resulting in an allowed density of 1,920 residential units.  

Taking into consideration both developed and entitled units within the half-

Section, the proposed density for the Application (601 units) results in an overall 

maximum density of 4.59 dwelling units per acre within the half-Section (320 

acres), which complies with the Graduated Density Concept maximum of 6 

dwelling units per acre.  A table and map quantifying and depicting the number 

of entitled/constructed dwelling units per parcel or development within this half-

Section is also provided with this Application.  See Tab C – Graduated Density 

Concept Table.   This PDP and attendant density conform with the Graduated 

Density Concept established by Luke AFB.  Luke AFB has provided a letter 

indicating that the proposed development is within the allowable density. 

 

PHASING 
 

It is anticipated that the first phase of development will include the Residential 

Development Unit, including the construction of all residential buildings, 

together with necessary on- and off-site work (amenities, landscape, hardscape, 

lighting, parking, infrastructure, etc.).  A future phase (or phases) will include 

the development of the Commercial Development Unit.  Plans for each phase will 

be submitted to the City to ensure proper and orderly development. 
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TAB A 

 

PRELIMINARY DEVELOPMENT PLAN 
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TAB B 

 

PEDESTRIAN CIRCULATION PLAN 
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TAB C 

 

GRADUATED DENSITY CONCEPT TABLE 
 

 
PARCEL /  

DEBELOPMENT NAME 

UNIT 

COUNT 

ACREAGE 

(+/-) 
NOTES 

1. Heritage Farms 137 32.40 — 

2. Ranch Trugold Lot 2 139 40.77 — 

3. Paradise Honors High School — 38.29 — 

4. Ryder Ranch 145 38.56 — 

5. Hayden Farms 48 12.21 — 

6. Sierra Sky 157 41.51 — 

7. Legacy Traditional School — 9.84 — 

8. APN 502-04-986 — 12.05 

Zoned C-3 
9. APN 502-04-023E — 0.34 

10. APN 502-04-002S — 0.12 

11. APN 502-04-002H — 1.36 

12. APN 502-04-974 1 14.74 
Truman 

Homestead 

13. Ranch Trugold 244 20.5 — 

14. APN 502-04-005C 601 45.93 
Subject 

Property 

TOTALS — 1,472 308.62* — 

SECTION — 1,472 320 — 

DENSITY — 4.6 — 

 

* Excludes portions of right-of-way. 


