RESOLUTION NO. 24-2005

A RESOLUTION OF THE MAYOR AND CITY COUNCIL OF THE CITY
OF BENSON, ARIZONA, APPROVING THE PRELIMINARY COMMUNITY
MASTER PLAN ENTITLED “ANTHEM AT WHETSTONE RANCH”, DATED
JUNE 2005.

WHEREAS, Pulte Homes, acting in its capacity as the applicant, has submitted to
the City of Benson, Arizona a Preliminary Community Master Plan entitled “Anthem at
Whetstone Ranch” dated June 2005; and,

WHEREAS. on the 25" of July, 2005, the Benson City Council held a public
hearing to receive comments from the Public on the submitted Preliminary Master Plan;
and,

WHEREAS, the submitted Preliminary Community Master Plan is intended to
establish the basic framework of the proposed development to insure that the
development will meet or exceed the goals of the City’s General Development Plan;

WHEREAS, approval of the Preliminary Community Master Plan will control the
basic land uses, maximum lot counts and overall density for the community and the
overall circulation system of the Anthem at Whetstone Ranch development.

BE IT NOW HEREBY RESOLVED that the Preliminary Community Master
Plan entitled “Anthem at Whetstone Ranch” dated June 2003, is hereby approved.
Further, the Preliminary Community Master Plan shall affect the real property described
on attached Exhibit “A” incorporated herein by reference.

Passage of this Resolution shall in no way effect or guarantee Council approval of
the Final Community Master Plan which will provide for the engineering and
infrastructure details for the development.

Resolved and adopted this 15" day of August, 2005 by the Mayor and City

Council of Benson, Arizona.
L
Y=
GEORGE SCOTT, Mayor

ATTEST:

D Al

KAREN H. JOHNS@'CH)'/ Clerk

Approved as to form: P w%
AP K

ANN P. ROBERTS, City Attorney




Exhibit "A"

RICK]

ENGINEERING COMPANY

LEGAL DESCRIPTION

PORTIONS OF SECTIONS 31, 32, AND 33, TOWNSHIP 17 SOUTH, RANGE 20
EAST, AND PORTIONS OF SECTIONS 6, 7, 15, AND 18, AND ALL OF SECTIONS 4, 5, 8,
9, 16 AND 17, TOWNSHIP 18 SOUTH, RANGE 20 EAST, GILA AND SALT RIVER
MERIDIAN, COCHISE COUNTY, ARIZONA, AS SHOWN ON THE RECORD OF SURVEY
RECORDED IN BOOK 16 AT PAGE 97, RECORDS OF COCHISE COUNTY, ARIZONA,
DESCRIBED AS FOLLOWS:

COMMENCING AT A 2" ALUMINUM CAPPED PIPE AT THE NORTHEAST
CORNER OF SAID SECTION 33, AS SHOWN ON SAID RECORD OF SURVEY;

THENCE SOUTH 0°54'21" WEST 1320.02 FEET UPON THE EAST LINE OF SAID
SECTION 33, TO A LINE 1320.00 FEET SOUTHERLY OF AND PARALLEL WITH THE
NORTH LINE OF SAID SECTION 33, AND THE POINT OF BEGINNING;

THENCE CONTINUE SOUTH 0°54'21" WEST 3922.09 FEET UPON SAID EAST
LINE, TO A 2” ALUMINUM CAPPED PIPE AT THE SOUTHEAST CORNER OF SAID
SECTION 33, ALSO BEING THE NORTHEAST CORNER OF SAID SECTION 4;

THENCE SOUTH 0°09'36" WEST 5280.04 FEET UPON THE EAST LINE OF SAID
SECTION 4 TO A GLO STONE AT THE SOUTHEAST CORNER OF SAID SECTION 4;

THENCE SOUTH 0°06'31" WEST 2448.16 FEET UPON THE EAST LINE OF SAID
SECTION 9 TO A GLO STONE AT THE WITNESS CORNER FOR THE EAST QUARTER
CORNER OF SAID SECTION 9;

THENCE SOUTH 0°05'18" WEST 2838.69 FEET UPON SAID EAST LINE TO A GLO
STONE AT THE SOUTHEAST CORNER OF SAID SECTION 9;

THENCE NORTH 89°46'07" EAST 2651.02 FEET UPON THE NORTH LINE OF THE
NORTHWEST QUARTER OF SAID SECTION 15 TO A GLO STONE AT THE NORTH
QUARTER CORNER OF SAID SECTION 15;

THENCE SOUTH 89°51'53" EAST 437.56 FEET UPON THE NORTH LINE OF THE
NORTHEAST QUARTER OF SAID SECTION 15;

THENCE SOUTH 33°32'28" EAST 3989.34 FEET TO THE EAST LINE OF THE
SOUTHEAST QUARTER OF SAID SECTION 15;

THENCE SOUTH 0°04'54" EAST 1994.38 FEET UPON SAID EAST LINETO A 1 2"
LEAD CAPPED PIPE AT THE SOUTHEAST CORNER OF SAID SECTION 15;

THENCE NORTH 89°51'32" WEST 2651.77 FEET UPON THE SOUTHERLY LINE OF
SAID SECTION 15 TO A GLO STONE;

THENCE NORTH 89°46'19" WEST 2651.70 FEET UPON SAID SOUTHERLY LINE
OF SECTION 15 TO A 2” ALUMINUM CAPPED PIPE AT THE SOUTHWEST CORNER OF
SAID SECTION 15;

THENCE NORTH 89°50'01" WEST 2645.10 FEET UPON THE SOUTHERLY LINE OF
SAID SECTION 16 TO A GLO STONE;
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THENCE SOUTH 89°55'09" WEST 2641.82 FEET UPON SAID SOUTHERLY LINE

—~ OF SECTION 16 TO A GLO STONE;

THENCE NORTH 89°49'42" WEST 2643.75 FEET UPON THE SOUTHERLY LINE OF
SAID SECTION 17 TO A GLO STONE;

THENCE NORTH 89°45'47" WEST 2644.58 FEET UPON SAID SOUTHERLY LINE
OF SECTION 17 TO A GLO STONE;

THENCE NORTH 89°49'53" WEST 2445.31 FEET TO THE EAST RIGHT OF WAY
LINE OF STATE ROUTE 90, AS SHOWN ON SAID RECORD OF SURVEY;

THENCE NORTH 0°11'48" EAST 0.15 FEET UPON SAID RIGHT OF WAY LINE TO
AN ANGLE POINT;

THENCE NORTH 0°02'46" EAST 1603.73 FEET UPON SAID RIGHT OF WAY LINE;

THENCE DEPARTING SAID RIGHT OF WAY LINE, SOUTH 89°57'14" EAST
1300.00 FEET TO A LINE 1300.00 FEET EASTERLY OF AND PARALLEL WITH SAID
RIGHT OF WAY LINE;

THENCE NORTH 0°02'46" EAST 2400.00 FEET UPON SAID PARALLEL LINE;

THENCE NORTH 89°57'14" WEST 1300.00 FEET TO SAID RIGHT OF WAY LINE;

THENCE NORTH 0°02'46" EAST 41.58 FEET UPON SAID RIGHT OF WAY LINE;

THENCE SOUTH 89°57'14" EAST 15.00 FEET UPON SAID RIGHT OF WAY LINE;

THENCE NORTH 0°02'46" EAST 70.00 FEET UPON SAID RIGHT OF WAY LINE;

THENCE NORTH 89°57'14" WEST 15.00 FEET UPON SAID RIGHT OF WAY LINE;

THENCE NORTH 0°02'46" EAST 1042.58 FEET UPON SAID RIGHT OF WAY LINE;

THENCE SOUTH 68°01'03" EAST 424.48 FEET;

THENCE NORTH 82°33'17" EAST 677.05 FEET;

—_— THENCE NORTH 72°41'18" EAST 246.21 FEET TO A LINE 1300.00 FEET
EASTERLY OF AND PARALLEL WITH THAT PORTION OF SAID RIGHT OF WAY LINE
LYING WITHIN SAID SECTION 7;

THENCE NORTH 0°02'16" EAST 4422.62 FEET UPON SAID PARALLEL LINE;
THENCE WEST (SOUTH 90°00'00" WEST) 190.35 FEET;
THENCE SOUTH 58°00'16" WEST 138.66 FEET;
THENCE SOUTH 35°32'16" WEST 674.42 FEET,
THENCE SOUTH 67°34'27" WEST 445.28 FEET;
THENCE SOUTH 30°57'23" WEST 367.77 FEET TO SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02'16" EAST 839.83 FEET UPON SAID RIGHT OF WAY LINE;
THENCE SOUTH 89°57'44" EAST 25.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02'16" EAST 60.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 89°57'44" WEST 25.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02'16" EAST 311.72 FEET UPON SAID RIGHT OF WAY LINE;
THENCE SOUTH 89°57'44" EAST 50.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°0216" EAST 90.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 89°57'44" WEST 50.00 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02'23" EAST 808.61 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02°02" EAST 0.59 FEET UPON SAID RIGHT OF WAY LINE;
THENCE NORTH 0°02'52" EAST 1842.96 FEET UPON SAID RIGHT OF WAY LINE;
THENCE DEPARTING SAID RIGHT OF WAY LINE, NORTH 55°35'14" EAST
1576.68 FEET TO A LINE 1300.00 FEET EASTERLY OF AND PARALLEL WITH SAID
~ RIGHT OF WAY LINE;
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THENCE NORTH 0°02'52" EAST 2538.18 FEET UPON SAID PARALLEL LINE;

THENCE NORTH 89°47'25" WEST 1300.01 FEET TO SAID RIGHT OF WAY LINE;

THENCE NORTH 0°02'52" EAST 0.32 FEET UPON SAID RIGHT OF WAY LINE;

THENCE NORTH 0°11'45" EAST 1083.43 FEET UPON SAID RIGHT OF WAY LINE;

THENCE DEPARTING SAID RIGHT OF WAY LINE, NORTH 50°44'00" EAST
1499.53 FEET;

THENCE NORTH 70°55'11" EAST 1140.71 FEET;

THENCE NORTH 86°26'15" EAST 359.28 FEET,;

THENCE NORTH 52°06'09" EAST 261.37 FEET;

THENCE NORTH 80°32'10" EAST 1469.68 FEET;

THENCE NORTH 17°26'29" EAST 518.66 FEET UPON A RADIAL EXTENSION
OF THE NEXT DESCRIBED CURVE, CONCAVE NORTHERLY;

THENCE EASTERLY UPON THE ARC OF SAID CURVE TO THE LEFT, HAVING A
RADIUS OF 3000.00 FEET AND A CENTRAL ANGLE OF 52°06'42", FOR AN ARC
DISTANCE OF 2728.56 FEET;

THENCE NORTH 55°19'47" EAST 1292.62 FEET,;

THENCE SOUTH 34°40'13" EAST 632.80 FEET TO SAID LINE 1320.00 FEET
SOUTHERLY OF AND PARALLEL WITH THE NORTH LINE OF SAID SECTION 33;

THENCE SOUTH 89°25'43" EAST 4660.62 FEET UPON SAID PARALLEL LINE TO
THE POINT OF BEGINNING.

CONTAINING 6007 ACRES, MORE OR LESS.

F:\d_whetstone\3198\legals\3198leg05_bdry.doc
REVISED 11/08/04

REVISED 11/22/04

REVISED 12/01/04

REVISED 6/08/05
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TO: Benson City Council, City Manager

FROM: Kim Dimmetit, Community Development Director \W\V{

DATE: August 15, 2005

SUBJECT: Pulte Preliminary Community Master Plan

Below is the statement prepared by Pulte Homes regarding their minimum lot size that they
included in their public hearing powerpoint presentation. Community Development staff agrees
with waiting until the final CMP for lot size determinations. During the final, we will be provided
with further information that will allow us to make a more well-rounded decision on lot sizes and
arrangements.

In addition to the stipulation below, | have included a memo from RFB Consulting. The memo
addresses comments that have been made to date and how they have responded to them.

Proposed Minimum Lot Size/Density Stipulation

In order to provide the opportunity for maximum diversity of housing options, no
minimum lot size, as well as no variance to the City’s minimum lot size, is approved as
part of this Preliminary CMP approval. Minimum lot sizes, as well as any vanation to the
City’s minimum lot size, will be reviewed and finalized as part of the Final CMP approval.
In no case, however, shall the total number of residential housing units exceed 13,750 or
the gross overall project density exceed 2.3 dwelling units per acre. (Gross Overall
Project Density = Total Residential Housing Units/Total Overall Project Acreage)
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MEMORANDUM

To: Karen Johnson, Kim Dimmett, City of Benson JN 45-102525
From: Steve Hohulin, AICP

Date: July 20, 2005

Subject: Anthem at Whetstone Preliminary CMP City and resident’s comments response

We are happy to respond to comments raised by the City of Benson and its residents regarding
Pulte’s proposed Anthem at Whetstone Ranch project. Pulte has carefully planned the project
(and its submissions) to meet or exceed the City’s Ordinance and review requirements.

The City of Benson has a two-phase review process for master planned communities under its
Community Master Plan Review Ordinance. Under this process, an applicant submits (for City
review and approval) a Preliminary CMP that outlines the general concept of the project related
to land uses, maximum lot yield, open space, circulation and compliance with the City’s General
Plan.

Once the City approves the Preliminary CMP (project concept) the applicant submits (again for
City review and approval) a Final CMP that contains the specifics (in terms of infrastructure,
public facilities, overall design guidelines, and specific engineering details) that illustrate the
applicant’s ability to develop the approved concept and meet all applicable City, State and
Federal requirements. This two-phase review is based on the City realization that many of the
detailed engineering and design decisions cannot be made until an overall concept has been
reviewed and approved by the City.

Following we have consolidated the comments from the City and its residents into several
general categories (many were duplications). Following each is Pulte’s response to the
comments, either addressing the comment, or outlining the process (per the City’s Ordinance)
through which the comment will be addressed.

Land Use

Comment — The City had several comments relating to proposed building heights, and specific
land uses with the mixed-use districts.

C\DOCUME~1\kdimmett\LOCALS~1\Temp\Preliminary CMP comments-responses.doc
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Response — These general guidelines were submitted in the Preliminary CMP to assist the City
in its review. Final land use guidelines (permitted vs. conditional uses, setbacks, building
heights, etc.) will be in the Final CMP and must be approved by the City.

Comment — A comment was made about the proposed 3,500 sq. ft. minimum lot size.

Response — In order to accommodate a variety of housing types (including entry level homes)
some medium density product will need to be provided, however, smaller lot sizes for some
units does not equal more homes. The project is govemned by a proposed maximum density
(13,750 total residential units) so a smaller lot size on some units will simply mean increased
open space or larger lot sizes on other units. It is an essential component of the Master
Planned Community’s success to offer this minimum lot size. Minimum lot size does not mean
that any of the units will be this size, simply that none can be smaller than this size. Pulte’'s
desire within the CMP is to reserve the right for future product diversity, which may include, but
not be limited to: alley loaded garages, cluster projects (with shared driveways) and attached
multi-unit homes.

Open Space

Comment — The City’s Ordinance requires 15% usable open space (less than 5% slope) for this
project. That equals 900 acres. How will this be developed, and will the golf course be part of
this?

Response — Anthem at Whetstone has a carefully planned, integrated recreation and open
space plan consisting of naturai open space, semi-natural open space, golf courses, major
recreation complexes, a large community park, numerous neighborhood parks, a multitude of
local parks and a series of on and off-street trails. Per the City's Ordinance, developments with
average lot sizes less than 10,000 sq. ft. must have at least 15% usable open space, and those
with average lot sizes over 10,000 sq. ft. must have at least 10% usable open space. The
Ordinance defines average lot size as, “Average lot size = Total lot arealunits for entire CMP”.
The total area set aside for residential lots in the land use plan is approximately 3,561 acres,
with the maximum number of residential units being 13,750. That equals an average lots size of
11,280 sq. ft. requiring at least 10% open space. Since the project will take 15-20 years to
complete, and lot sizes are ultimately a market driven commodity, Pulte has planned on at least
15% open space carefully balanced to create a community with diverse recreational
opportunities. Proposed acreages and potential uses for each category of recreation/open
space follows: '

C\DOCUME~1\kdimmet\LOCALS~1\Temp\Preliminary CMP comments-responses.doc
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Natural Open Space: This category will include washes and other areas maintained in a
“natural” condition (which may also include some improved trails and interpretive signage).
They will be used for view corridors and natural walking/habitat observation similar to uses in
State or National Parks. This category includes approximately 1,240 acres.

~ Semi-Natural Open Space: This category will include washes and other areas that abut or
combine with more developed Open Space (parks, golf courses, recreational centers, etc.).
They will also provide the ability for habitat observation, nature trails and walking in close
proximity to more developed recreation and parking. They will provide a “natural” experience for
users with less time or less endurance than would be found in Natural Open Space. This
category includes approximately 325 acres.

Community Park: The Community Park forms (along with the “Town Center”) the core of the
community. It will include a large variety of potential uses including but not limited to: water
park, sports fields, picnic areas, ramadas, tot lots, sport courts, etc. This category includes
approximately 45 acres.

Neighborhood Parks: These parks (minimum 2.5 acres in size) will provide amenities similar to
(but scaled down from) the Community Park and will allow residents the opportunity for a variety
of recreational opportunities in close proximity to their residence. This category includes
approximately 45 acres.

Local Parks: These parks will be integrated into the residential neighborhoods and are
designed to provide open space and recreational opportunities within walking distance of
homes. Amenities may inciude items such as picnic areas, tot lots, ramadas, play fields, court
sport areas, etc. This category includes approximately 250 acres.

Golf Course: Two 18-hole courses are planned for the Active Adult portion of the project. Due
to the demographics of this group, it is intended to replace the Neighborhood Parks (but not the
Local Parks) for this area. This category includes approximately 390 acres.

Recreation Centers: To add to the recreational opportunities for the community, Pulte is
proposing four (4) recreation center (and two (2) golf club houses). These will add to the
recreation opportunities and may include items such as fitness centers, meeting areas, dance
floors, interpretive centers, reading areas/libraries, etc. The total area, of this use, has not been
included in the overall open space/recreation calculation but is an integral part of the overall
community.

C:ADOCUME~1\kdimmett\LOCALS~1\Temp\Preliminary CMP comments-responses.doc
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This proposed open/space recreation component of Anthem at Whetstone includes a total of
approximately 2,295 acres of open space/recreation (nearly 38%). While some small portions
of this may exceed the 5% slope requirements of the CMP Ordinance, the project will far exceed
the 10-15% Ordinance requirements.

Circulation
Comment — How will the traffic impact SR 907

Response — Pulte is coordinating with and completing a traffic study for review and approval by
ADOT and the City of Benson. This report cannot be finalized until approval has been given by
the City for the Preliminary CMP.

Comment — Will Post Road be improved?

Response — Pulte will contribute to the improvement costs for Post Road for the portion of the
roadway that lies within the Master Whetstone Ranch area. This information will be included in
the Final CMP per the City’s Ordinance.

Comment — Will pedestrian trails connect to the (existing) downtown area?

Response — Pulte will include a variety of trails intemal to the project and will provide
opportunities for connections to other areas outside of Whetstone Ranch’s control. We would
encourage the City to connect to, or require others (when they develop) to connect to this trail
system.

Other Infrastructure
Comment — Wil lighting be “dark sky” compliant?

Response — Pulte is committed to limiting light poliution. An overall lighting plan will be supplied
for the City’s review and approval with the F inal CMP (per the City’s Ordinance).

Comment — How will effluent be utilized/recharged?

Response — A water reuse/recharge plan will be supplied with the Final CMP for City review and
approval.

Comment — How will the golf course/parks be irrigated?

CA\DOCUME~1\kdimmett\LOCALS~1\Temp\Preliminary CMP comments-responses.doc
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Response — Pulte recognizes the critical need for water conservation, particularly in this region.
Water features will be constructed per Anthem requirements and effluent will be heavily used for
major park landscaping, golf courses and water features. At full build-out, recharge basins will
be required to dispose of the excess effluent. At full build-out, net water consumption for this
project should be much less than the approved water consumption currently approved (by
ADWR) for the project. Pulte will include in the Final CMP water conservation measures that
are consistent with the Phoenix and Tucson AMA's in accordance with the City's CMP
Ordinance.

Comment — What standards will be used for utility design/improvements?

Response — Detailed engineering studies and specific engineering details for the improvements
will be submitted for City review and approval as required by the City’s CMP Ordinance.

Comment — Will there be a third party engineering review of the final engineering reports?
Response - All final reports will be reviewed (for the City) by an outside, third-party consultant.

Comments — General questions on other public facilities (police, fire, etc.) — are these planned
for, what is the financing, etc.?

Response — The Final CMP will demonstrate the need for and proposed locations for the public
facilities. Without an approved Preliminary CMP, it is not possible to fully plan for the quantity,
size and locations of these facilities, or propose a financing mechanism. The current
Development Agreement for this property states that the City will cover any operational
shortfalls, however, Pulte realizes that this is not possible and will help to cover the shortfalls
until the City can take over operations of the necessary facilities.

Comments — Provide specifics on the 404 washes.
Response ~ Whetstone has submitted a diversion and wash disturbance plan to the Army Corps
of Engineers as part of the 404 process. Once a permit has been issued with the agreed upon
stipulations, then this information will be available.

Comments — Provide information on retention/detention.

Response — All retention/detention will adhere to the City of Benson’s current standards and will
be detailed in the Final CMP

Summary

We hope that this memo summarizing the general comments (with Pulte’s responses) will be
helpful in the City's review and approval of the Anthem at Whetstone Preliminary CMP
submittal. Pulte is committed to meeting or exceeding the City’s (and it Ordinance)
requirements, and creating a sustainable community that has a positive impact on the City of
Benson.
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