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STAFF REPORT                                                                                                           CASE # PAD22-03  

 
To: 

 
Planning and Zoning Commission   
 

 
From: 

 
Rodolfo Lopez, Development Services Director  

 
Meeting Date: 

 
August 22, 2022 

 

REQUEST                                                                  

PUBLIC HEARING: PAD22-03 District 3: A request by S3 BioTech LLC represented by Mr. 
Britton Lee, Chairman and CEO of S3 BioTech, is proposing to a rezone approximately  28.3  acres 
of land from existing General Mixed Use (MU-G) and Transitional (TR) Zoning District to Planned 
Area Development (PAD) Distirct, for a proposed a Medical and Innovation Campus.The property 
is generally located at the southeast corner of N. John Wayne Pkwy and W. Bowlin Rd. 
DISCUSSION AND ACTION.  

 
COUNCIL PRIORITIES CONSIDERED 

• Quality of Life 

• Economic Sustainability 

• Managing the Future 

• Public Safety 
 
APPLICANT PROPERTY OWNER  

S3 Bio Tech LLC  
7014 E. Camelback Rd, Suite B 100A-59  
Scottsdale, AZ 85251 
Email: bl@s3gllc.com  
 

City of Maricopa  
39700 W. Civic Center Plaza  
Maricopa, AZ 85138  
 

PROJECT DATA  

• Site Acreage:                                                    28.3 +/- Gross Acres 

• Parcel #:                                                           510-12-014E, 014G, & 014M  

• Site Address:                                                   N/A  

• Existing Zoning:                                                  General Mixed Use (MU-G) & Transitional 
(TR)  

• Propose Zoning:                                            Planned Area Development (PAD)  

• General Plan Land Use:                               Mixed Use   
                                                                                   

HISTORY SUMMARY  

• 1999 – Rezone from General Rural (GR) to Planned Area Development (PAD), 
Pinal County case # PZ-014-099 and PZ-PD-014-099.  
 

• 2011 – Rezone from PAD to Transitional (TR), City of Maricopa case # ZON11-02.  
 

• 2019 – Rezone from TR to Mixed Use General (MU-G), City of Maricopa case # 
ZON19-02.   

 

 

mailto:bl@s3gllc.com
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SUBJECT SITE  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
SURROUNDING USES 
 

 
ANALYSIS  

District 3 at Copper Sky is a proposed mixed-use medical and innovation campus that will permit such 
uses as a hospital, surgery center, hotel, apartments, medical offices and other ancillary type uses. 
Exhibit B: Conceptual Land Use Plan shows the conceptual locations for these uses. Land uses and 
development standards will be regulated by the Permitted Uses & Development Standards section of 
the Planned Area Development document (henceforth known as the “PAD”). The PAD district 
structure is flexible and will both optimize the City’s interests and allow the applicant to develop the 
property to the highest and best use. The development of this PAD enables the applicant to bring a 
vital and vibrant, village-scaled development to the City of Maricopa. As it relates to the regional 
context and land use compatibility,  the proposed uses of health, residential, hotel, and sports academy 
is in general conformity with the City’s General Plan of a  Mixed Use, Public Institution and 
Employment land use desigantion. Further the existing uses and planned developments such as the 
City’s regional park, multi-generational center, planned assisted living facility, and a conceptual 
proposed mixed-use development along Martin King Jr Blvd. will complement the area and in creating 
a vibrant sports entertainment destination center. 
 
The PAD proposes two campuses, the Medical and Innovation Campus. The campuses will allow the 
potential of 1.6 million building square feet on approximately 28.3 acres of land. Per the submitted 
narrative and proposed conceptual land use plan, the development goal is to create a vibrant 
community development built around health, education, and sports entertainment. See the excerpt 
below from the PAD Narrative: 

Direction Existing Zoning Existing Use General Plan  

North CR-3 PAD  Desert Cedars Subdivision  
Medium Density 

Residential (MDR) 

South CR-3 PAD  Palo Brea Subdivision  
Medium Density 

Residential (MDR)  

East N/A State Land (Agriculture Use)  
Employment (E) & 

Public Institution (P) 

West CR-3 PAD Alterra Subdivision  
Medium Density 

Residential (MDR)  
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To create an active community centered around health, education, innovation, sports and 
entertainment, walkability, mixed use, diversity and expanded open space, several key factors 
were considered: 
 

1. Urban form matters as a way to deliver high-quality, publicly accessible open spaces and 
balance increased density and building height. 
 

2. Vibrant and livable neighborhoods are sustained by a mix of uses that feed the Park’s streets 
with activity throughout the day. 
 

3. The layout of buildings around open spaces provides the foundation for the layering of 
buildings and mix of uses that gives D3 a vibrant identity. 
 

4. A major expansion of the public realm will open to the community. 
 

5. Smart City infrastructure is crucial for economic growth, to allow people to live and work 
anywhere, by providing superior digital connectivity. 
 

The applicant also provides several key benefits to the proposed PAD plan. See excerpt below.  
 
The D3 PAD will result in significant community benefits while involving community leadership 
in the PAD process in a substantive and meaningful way. The D3 PAD will foster significant community 
benefits: 
 

1. It will ensure significant state-of-the-art improvements and facility upgrades to the existing 
Copper Sky Park, ensuring its long-term role in providing quality medical and education 
services to the entire City of Maricopa and surrounding regions. 
 

2. It will provide emergency services care 24/7 to the Community. Attracting high paying 
healthcare jobs and improve the overall health of the Community. 
 

3. It will improve Copper Sky Park significantly by adding Medical and Innovation Campuses 
integrated with the current Park and recreational facilities in a coherent Master Plan. 
 

4. It will ensure the long-term financial stability and sustainability of the Park. 
 

5. It will significantly expand employment opportunities in skilled and professional positions 
with salary ranges above the median Maricopa income level. 
 

6. It will provide certainty to the surrounding residential neighborhoods by establishing defined 
limits on the ultimate D3 PAD build-out; this certainty creates an environment that fosters 
neighborhood stabilization and vitality by attracting more commercial businesses to the area. 
 

7. It will result in significant improvement or sustained management of the historical 
downstream stormwater flow within the Park and along the John Wayne Parkway (SR-347) 
frontage through larger retainage and attractive landscaping. 
 

8. It will ensure an ultimate development and campus environment that is a significant 
community amenity, notable in its architectural quality including an iconic water feature along 
John Wayne Parkway (SR-347), operational efficiency, inviting exterior spaces, and overall 
aesthetics and character. 
 

9. The Park will significantly expand a number of sports programs and recreational uses including 
a variety of sports leagues, tournaments, camps and events. 
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There are three parcels that will be included in this PAD request.  The larger parcel south of Martin 
Luther King Jr Blvd is approximately 12 acres, the vacant parcel on the southeast corner of Bowlin and 
John Wayne Pkwy, and the existing Police Station parcel. 
 
This PAD will also establish its own development standards such as land use permitted uses, setbacks, 
height restrictions, architectural, signage standards, and minimum parking regulations. The PAD also 
presents a general concept on how traffic circulation, open space and pedestrian linkages will be 
provided throughout the site. As each development application is submitted, this PAD document will 
be utilized as a guiding document to ensure the goals and vision of the PAD are adhered to.   
 
The applicant is also requesting a deviation in height requirements to what is currently allowed in the 
Mixed Use-General Zoning of 60 feet to a maximum height of 150 feet high. The PAD regulates the 
location of various uses and its maximum height which will be utilized for conformity as the 
development application(s) are submitted for each development use. Below is a breakdown of the 
proposed uses and its maximum height allowed. See the excerpt below or refer to Exhibit C, p. 62 for 
more detailed information.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
\ 

Flood Zone Analysis:  
The Bowlin corner parcel and the southern parcel south of Martin Luther King Blvd are located in the 
FEMA Flood Zone, AE and the applicant intends to improve flood drainage and remove the properties 
out of the flood zone. The Maricopa Flood Control District has submitted a Conditional Letter of Map 
Revision(CLOMR) to remove properties in Desert Cedars and portions of these properties from the 
floodplain. The CLOMR contains required grading elevations for the property to be developed by S3 
Biotech. Drainage reports and grading plans must include considerations to remove areas from the 
floodplain as planned by the CLOMR prepared by Wood Patel and The Maricopa Flood Control 
District. Prior to issuance of any improvement or building permit approval from external agencies such 
as Maricopa Flood Control District will be required.   
 
Traffic Analysis:  
A Traffic Impact Analysis study was submitted as part of the application process.  The purpose of this 
study is to assess traffic and transportation impacts of the proposed development on the surrounding 
streets and intersections in accordance to the city’s Traffic Impact Analysis Guidelines.  Initial 
assessment of the study is considering several improvements to existing access points and a proposal 
of additional access points along John Wayne Pkwy. Traffic analysis and improvements requested by 
the City and proposed by the traffic engineer include:  
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1. Deceleration lane with a right-in/right-out access on John Wayne Pkwy at approximately 
650ft south of the intersection of John Wayne Pkwy and Bowlin Rd.   

2. Access point off of Bowlin Rd with a decelaration lane.  
3. Two new access points to the site located at approximately 225’ and 400’ south of Bowlin Rd 

and Greythorn Dr. intersection.  
4. Construction and striping of crosswalk on Greythorn Dr. 
5. The developer to contribute 25% minimum and 50% maximum of the cost estimate for a 

traffic signal, design, equipment purchase and installation at John Wayne Pkwy and Martin 
Luther King Jr Blvd intersection.  

6. Potential adjustment in timing at the intersection of Bowlin and John Wayne Pkwy.  
7. The intersection of Martin Luther King Jr and Greythorn Dr. will be analyzed to evaluate the 

performance and level of service of the current configuration with the additional traffic 
produced by this development and full at buildout of the Copper Sky area.  

 
The applicant will be conditioned to continue to work with the City Engineer and ADOT for final 
acceptance of the Traffic Impact Analysis before Building Permit and/or Site Improvement Issuance. 
 
The proposed PAD District 3 meets the goals, policies, and intent of the City’s General Plan and 
demonstrates compatibility between new development and existing by incorporating a compatible 
land use that will help achieve the city’s goal of a destination sport entertainment district. Below are 
several goals that the proposed development is meeting. Refer to Exhibit D, p. 32, for additional 
information regarding conformity to the city's adopted General Plan. 
 

• General Plan Goal F4.2: PLAN AND FACILITATE A JOINT PUBLIC-PRIVATE VENTURE 
TO DEVELOP THE COPPER SKY COMMERCIAL SITE. 
 

• General Plan Goal B1.3: ENCOURAGE MIXED-USE DEVELOPMENT. 
 

• General Plan Goal H2.D.5: ENCOURAGE THE DEVELOPMENT OF AN ARRAY OF 
HEALTHCARE FACILITIES. 
 

• General Plan Goal H2 H1: ESTABLISH MARICOPA AS A “TOP TIER” SMART CITY. 
 

• General Plan Goal F2.1 RECRUIT HIGH PERFORMING AND HIGH-QUALITY COMPANIES 
THAT MATCH THE LABOR PROFILE IN THE COMMUNITY AND/OR COMPLEMENT 
EXISTING INDUSTRIES. 

 
CITIZEN PARTICIPATION:___________________________________________ 
Prior to recommending approval of the rezoning, the applicant submitted a public participation plan 
to inform residents of the proposed PAD zoning change, as required per the city’s Zoning Code. The 
Public Participation Plan included a neighborhood meeting, notification letters to all property owners 
within 600 feet of the subject area, public notice signs within the subject area, and legal notices in the 
local newspaper circulator. A timeline of the participation event is shown below (refer to Exhibit D 
for the Citizen Participation Report). The Citizen Participation Report also provides a summary 
of the neighborhood meeting, including all comments made by attendees.   
 

 

• July 2, 2021                         - Newspaper legal noticed published  
 

• July 12, 2022                                                   - Notification letters sent  
 

• July 12, 2022                            - Sign posted  
 

• July 28, 2022                                             - Neighborhood meeting held   
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PUBLIC COMMENT: ________________________________________________ 
 
At the time that the report was written, staff has received no public comment.  
 
FINDINGS:_______________________________________________________ 
 
As required by Sec. 18.140.060 of the City’s Zoning Code, the Planning & Zoning Commission shall 
make the following findings in their recommendation to the City Council: 

 
1. The proposed development is consistent with the General Plan, the Subdivision Ordinance, 

and any applicable specific plan or master plan, including the density and intensity 
limitations that apply; 
 
Staff Analysis: Approval of the proposed project will advance the goals and objectives of 
the General Plan and is consistent with the policies of the General Plan and any other 
applicable plan and/or policies that the City has adopted. 
 

2. The subject site is physically suitable for the type and intensity of the land use being 
proposed; 
 
Staff Analysis: The proposed PAD will be required to be developed and designed to be in 
compliance with applicable design standards.  

 
3. Adequate transportation facilities and public services exist or will be provided in accordance 

with the conditions of PAD plan approval, to serve the proposed development and the 
approval of the proposed development will not result in a reduction of traffic levels of service 
or public services so as to be a detriment to public health, safety, or welfare; 
 
Staff Analysis: The proposal will mitigate all potential vehicular and pedestrian traffic 
that will impact public health, safety, and welfare. A Preliminary Traffic Impact Analysis 
was completed as part of the application process and will require an updated report or 
addendum at the time of platting or submittal of a development review permit application.  
 

4. The proposed development will not have a substantial adverse effect on surrounding land 
uses and will be compatible with the existing and planned land use character of the 
surrounding area; 
 
Staff Analysis: The proposed PAD  will be compatible with the existing planned land uses 
within the surrounding area; the use itself will complement neighborhood area that has 
already been established and further advances goals and objective of the city’s General Plan 
for a village type development pattern.  
 

5. The development complies with applicable adopted design guidelines; and the proposed 
development carries out the intent of the Planned Area Development provisions by providing 
a more efficient use of the land and an excellence of architecture and site design greater than 
that which could be achieved through the application of the base district regulations. 

 
Staff Analysis: The proposed PAD is planned to have exceptional architectural and design 
elements that is not typically permitted by right by convential standards.   
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CONCLUSION:____________________________________________________ 
 
Staff recommends approval of PAD case #PAD22-03, subject to the conditions of approval stated 
in this staff report, and as amended by the Planning and Zoning Commission.  

1. The PAD request case #PAD22-03 will be fully subject to all applicable development standards 
of the Maricopa Zoning Code, Subdivision Ordinance and all provisions thereof. 

 
2. The development shall be responsible for any offsite and onsite improvements identified by the 

City’s Engineering Division at the time platting or the submittal of a Development Review 
Permit.   
 

3. All public roadway and infrastructure improvements shall be in accordance with the current 
City of Maricopa standards and/or subsequent standards that are developed by the City, as 
approved by the City Engineer and installed by the developer.  

 
4. Zoning development standards shall be in accordance to the Sanctuary PAD booklet. All other 

development standards not listed in the PAD booklet shall adhere to the City of Maricopa 
Zoning Code and Subdivision Code.  

 
5. Prior to preliminary plat or site plan submittal, the applicant/property owner shall submit and 

secure all required applications, plans, supporting document submittals, approvals and 
permits from the applicable and appropriate federal, state, county and local regulatory 
agencies.  

 
6. Prior to the City Council approval of the PAD21-07, the applicant shall submit to the city a 

signed waiver pursuant to Proposition – 207, as applicable.  
 

7. Prior to issuance of a building permit, the applicant or property owner shall submit and secure 
all required applications, plans, supporting document submittals, approvals and permits from 
the applicable and appropriate Federal, State, County and Local regulatory agencies. 

  
8. The applicant/property owner shall have met and complied with all applicable fire codes as 

well as related National Fire Protection Agency (NFPA) guidelines to the satisfaction to the City 
of Maricopa.  

 
9. The development and operation of the proposed Facility shall be in accordance with all 

applicable Arizona Department of Environmental Quality (ADEQ), if applicable and other 
regulatory agencies rules and regulations.  

 

ATTACHMENTS:  

Exhibit A: Project Narrative  
 
Exhibit B: PAD Land Use Plan 
 
Exhibit C: PAD Booklet  
 
Exhibit D: Citizen Participation Report  
 
 

-- End of staff report – 
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2.1 Introduction  
 
The City of Maricopa’s vision has unlocked an opportunity for the creation of an iconic mixed-
use development at Copper Sky Park that promotes economic growth; provides healthcare 
solutions including a hospital, an outpatient surgical center and a behavioral health facility with 
sports psychology programs; produces new discoveries through an Innovation Center anchored 
by prestigious universities and entrepreneurs; prepares tomorrow’s leaders through a Sports 
and Science Academy of Virtue; and provides many other amenities such as events, eSports, 
condominiums, apartments, maker spaces, business incubator and a movie studio.  
 
The Fourth Industrial Revolution is not approaching, it is here!  

Building a thriving, resilient, innovative and sustainable real estate development requires a 

critical mass of interconnected, secure, Smart City infrastructure that can support 

interdisciplinary talent working in multiple directions and trades.  

Today’s governments, universities and entrepreneurs have come to understand the importance 

of information and data-driven innovation to create new products and services that will 

ultimately drive economic growth.  

S3 BioTech (S3) is integrating these demands into its Smart City ecosystem along with a work-

life balance and a reasonable cost of living within modern, mixed-use, iconic developments.  
 

 

Overview of D3 PAD Project 

Traditional real estate developments have been heavily dependent on human foot traffic. 

Today’s entrepreneur is dependent on more Internet traffic to increase user bases world-wide 

in order to build unicorn companies. Tomorrow’s tangible real estate developments must 

integrate and orchestrate these intangible entrepreneurial drivers today.  

Rodolfo.Lopez
Text Box
PAD22-03: Exhibit A 
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District 3 (D3) is a new mixed-use development that will be created on two different campuses, 
the Medical Campus and Innovation Campus, containing over 1.6 million square feet of building 
area on 26.3-acres of under-developed park land.  
 
S3 and City of Maricopa are fast tracking the creation of a dynamic and vibrant, mixed-use 
development built on a foundation of serving the Community and the world through innovation 
and entrepreneurial activity in a 21st Century development.  

 

 
Copper Sky Medical Campus Perspective 

 
The Sports and Science Academy of Virtue will be available to in-state, out of state and 
international students for up to 700 at initial enrollment, increasing up to 1,000 students. 

 

 
Sports and Science Academy Perspective of Innovation Campus  



All Rights Reserved ©S3 BioTech LLC, July 2022 13 

2.2 Request 
 
The applicant is requesting the current MU-G (Mixed-Use-General) and TR (Transition) to PAD 
(Planned Area Development) to allow a more consistent and integrated development to be 
constructed at Copper Sky Park. 
 
D3 at Copper Sky Park is a proposed 1.6 million square feet, mixed-use project that will include 
two separate campuses within four parcels totaling approximately 26.3 acres of under-
developed land.  
 
Medical Campus (14.3 acres) – 559,000 square feet of building area 
Parcel 1 – Northwest corner of Copper Sky Park (8.4 acres) 
Parcel 2 – Sliver, Northwest corner of Copper Sky Park along John Wayne Parkway (.89 acres)  
Parcel 3 – Current Police Dispatch Center (Approximately 5 acres) 
 
Innovation Campus (12 acres) – 1,035,000 square feet of building area 
Parcel 4 – Current dog park and soccer fields (12 acres) 
 
 

 
Requested Parcels and General Locations 
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2.3 Copper Sky Park Adjacent Plan and Use 
 
At Copper Sky Park, the adjacent zoning is primarily residential homes to the north, west and 
south.  North of the future Medical Campus, along John Wayne Parkway (SR-347), is a CB-1 
Commercial Zoning Development and Uses (gas station with convenience mart and a small 
office/retail plaza).  
 
Northwest of the future Medical Campus is an undeveloped CB-2 site. The southern edge of the 
site border is a proposed Senior Living Residential complex (PAD Zoning) and a currently 
undeveloped Office/Retail and Multi-Family use site. 
 
The future Innovation Campus adjacent properties zoning is CR-3 Single Family Residential to 
the west and south. The majority of Copper Sky Park area is TR zoning to the east and is MU-G 
zoning to the north (hotel, restaurant and multi-family use are proposed for this location) but 
only the La Quinta Hotel has been built to date. 
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2.4 Overview of Copper Sky Park and D3’s PAD Vision  
 

Overview of Copper Sky Park 
The City of Maricopa had the foresight over 10 years ago to acquire park land as they saw their 
community begin to grow. The original 110-acre facility, known as Copper Sky Recreation 
Complex, was planned through extensive public involvement. Copper Sky Park is the active 
sports complex, fitness, recreation and leisure destination for the City’s residents. The site 
beautifully accommodates multi-use fields, a championship four-plex softball/little league 
baseball complex, restrooms and concession buildings, a maintenance building and a storage 
yard. There are also large turf areas for public events with an amphitheater and a 5-acre urban 
fishing lake surrounded by fishing nodes and picnic ramadas. The Park also includes a dog park, 
skate park, basketball courts, sand volleyball courts, tennis courts, horseshoe pits and a large 
playground area.  
 

 
Copper Sky Aquatic Center 

 

Several years ago, the City’s leadership again had the foresight to purchase additional John 

Wayne Parkway (SR-347) frontage for future commercial development which increased the size 

of the entire Copper Sky Park to 160 acres.  

In addition, the Park’s sports fields were engineered to serve as an overflow flood retention site 

for the area. In the case of a 100-year flood event, storm water overflows into the site and 

begins by filling the dog park, then the south multi-use fields, then the north multi-use fields, 

and then around the lake to Bowlin Road and back to John Wayne Parkway (SR-347). Diverting 

this flood water protects the surrounding neighborhood from the potential flooding of their 
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homes and businesses. Existing buildings at the Park were built above the flood line and are not 

in the FEMA flood plain. All future buildings added to this site will be out of the flood plain by 

raising the building pad above the FEMA flood plain. 

 

Copper Sky Park Multi-Generational Facility 
 
This D3 PAD is the mechanism by which customized building standards and regulations will be 
established and enforced for the projects. The overall development program for the PAD is 
consistent with the extensive prior planning efforts that have been completed for the property 
by the City.  
 

D3’s PAD Vision 
D3’s vision in two key under-developed areas of Copper Sky Park is to build a 21st century state-
of-the-art Medical Campus and an Innovation Campus to provide tomorrow’s healthcare, 
education and community services today. 
 

D3 Medical Campus 
Healthcare is inherently one of the most dynamic and rapidly evolving industries in the entire 
world, experiencing not only phenomenal technological growth in both equipment and 
procedures, but also a fundamental paradigm shift that is rethinking the very purpose and 
nature of medical and patient care. In this ever-fluid environment, successful healthcare 
companies must be highly adaptable, possessing the ability to respond rapidly and nimbly to 
changing market conditions and industry innovations.  
 
Toward this objective, D3 will redevelop the under-developed areas of Copper Sky Park into a 
state-of-the-art Medical Campus that will feature, among other things, the construction of a 
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new hospital facility containing a community-based 24/7 ER hospital that can service 
approximately 90% of healthcare needs of the Community.  
 
At its ultimate build-out, the D3 Medical Campus will be able to provide effective and 
affordable healthcare services to the Community. The most complex cases will be referred to 
regional healthcare centers.  
 

 

Copper Sky Medical Campus Entrance Perspective 

 
D3 Innovation Campus (D3IC) 
Innovation campuses are high-end, mixed-use environments that foster creative collaboration, 
establish a sense of community and attract a talent pool of networked knowledge workers. 
Furthermore, the Innovation Campus provides not only a research environment, but also an 
elite Sports and Science Academy offering the next generation of education.   
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Absolutely paramount to achieving this ambitious project is the establishment and vesting of 

underlying zoning and development entitlements that ensure both certainty and flexibility over 

the long term.  

Furthermore, D3 will create a solid and reliable platform for the property’s continued 

development toward a build-out horizon that may lie five years or more in the future. This D3 

PAD Document will establish standards and land uses that will be necessary to meet these 

multiple and complex objectives.  

With these particular properties, that objective is made more challenging by the fact that the 

current Park was heretofore developed by the City but must now be brought under an 

integrated Master Plan and development framework that is compliant with City of Maricopa 

zoning authority and also recognizes surrounding neighborhood goals.  

 

 

D3 Innovation Campus Perspective 
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2.13 D3 PAD Proposed Land Use Plan 
 
The proposed D3 PAD is, in general terms, the site of the Medical and Innovation Campuses as 
well as related site improvements for parking, vehicular and pedestrian circulation and helistop 
medical transport services.  
 
The specific D3 PAD is comprised of two campuses totaling 1.6 million square feet of building 
area upon completion on 26.3-acres as described below: 

1. The Medical Campus is approximately fourteen (14.3) acres. 
2. The Innovation Campus is twelve (12) acres. 

 
The below illustrates the future development of two campuses within Copper Sky Park.   
 

 
D3 PAD Proposed Land Use Plan 

 

Rodolfo.Lopez
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1.1 Executive Summary  
 

Project: 
District 3 (D3) at Copper Sky Park consists of two campuses totaling over 1.6 million square feet 
of buildings on an under-developed area of the Park, comprised of 26.3 acres. 
 

Development Companies: 
• S3 BioTech LLC/Applicant (Master Plan Developer) 

• Abraham Dewitz (Partner) 
 

Why Maricopa: 
• City was voted the #1 best place to raise a family. 

• Second fastest growing city in Arizona. 

• Approximately 35 minutes from Phoenix Sky Harbor International Airport. 
 

Key Anchor Projects: 
• Maricopa ER Hospital 

• Outpatient Surgical Center and MOB 

• Behavioral Health and Sports Psychology 

• Sports and Science Academy 

• Select Service Hotel 

• Life Science and Innovation Center 
 

Project Phase and Timelines: 
• Phase 1A: Medical Campus Anticipated Buildout: 1 thru 36 Months (14.3 acres) 

• Phase 1B: Innovation Campus Anticipated Buildout: 1 thru 48 Months (12 acres) 
 

Future: D3 is an exceptional development that looks to the future, while preserving and 

revitalizing Copper Sky Park in ways that blends its unique amenities with generous public park 
open spaces and many new services for the City of Maricopa. 
 

Vision: D3 embraces the goals set forth in the City’s General Plan and the City’s 2040 Vision 

Strategic Plan. 
 

Opportunity: The District 3 (D3) Planned Area Development (PAD) offers a once in a lifetime 

opportunity to transform an under-developed area of Copper Sky Park into a Medical Campus 
and an Innovation Campus, built to satisfy the needs and desires of the Community and the 
region.  
 

Iconic: It is rare to find a half-mile of commercial frontage on a major highway going through 

the heart of a city where an iconic development can rise to represent Maricopa and its future 
prosperity as one of the nation’s fastest growing cities. 
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Impact: D3 will drive economic growth through a true 26.3-acre mixed-use, live and work 

development composed of two campuses totaling over 1.6 million square feet of building area. 
According to a soon to be released study by Elliot D. Pollack & Company, 11,500 construction 
related jobs and nearly 3,000 annual operation-related jobs will be created.  The estimated 
construction tax revenue to the City is $17.0 million and it will collect over $6.3 million each 
year from primary and secondary tax revenues.  Over a 30-year timeline the total economic 
output is projected to reach $4.3 billion. (See Appendix 6.1 for more details). 
 

Elevate: Although the D3 PAD site is currently under-developed, a combination of both careful 

and bold urban design moves will elevate Copper Sky Park to another level including multiple 
grand entrances with beautiful landscaping and water features. 
 

Destination: D3 PAD is a dynamic and unique mixed-use project, and an experience 

destination to benefit the surrounding communities and beyond. 
 

Request: The applicant is requesting the current MU-G (Mixed-Use-General) and TR 

(Transition) to PAD (Planned Area Development) to allow a more consistent and integrated 
development to be constructed at Copper Sky Park. 
 

Conclusion: 
• City of Maricopa is pro-growth and business friendly. 

• Opportunity to build an iconic Smart City of the future. 

• Opportunity to build on the Maricopa brand as an Innovation Hub.  

• Instantly generating over 400 new medical related, high-paying jobs. 

• Upon completion of the project, D3 will create nearly 3,000 annual operational jobs. 
 

 
Interior View of Copper Sky Medical Campus 
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1.2 Copper Sky Park: Today and Tomorrow 
 

Today 
The City of Maricopa has spent over $50 million to develop the 160-acre Park located in the 
heart of the City that includes a multi-generational facility, aquatic center, athletic fields, 
playgrounds, skate park, tennis courts and a beautiful lake that are heavily utilized for          
year-round local and regional diverse activities and events. 
 
The City’s vision is to reimagine the current 160-acre Park as a focal point of the City and a 
destination branded sports and experiences site. The City’s long-term vision is to expand the 
site up to an additional 160-acres in Phase Two. 
 
Copper Sky Park commercial development on the west frontage facing the John Wayne 
Parkway (SR-347) is already on the way, with the opening of a La Quinta Hotel. Senior living and 
apartment complexes are in the planning stage. 
 
The remainder of commercial properties facing John Wayne Parkway (SR-347) are ideal sites for 
a hospital, medical buildings, a hotel and an Innovation Campus. 
 
Award winning Copper Sky Park is approximately 35 minutes from Sky Harbor International 
Airport in Phoenix, one of the busiest airports in the nation. 
 

 
Copper Sky Park Today 
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Tomorrow 
District 3 leverages the power of maximizing Smart City infrastructure connectivity to expand 
community healthcare, education, sports programs and entertainment services and to solve 
complex problems required to grow safe, healthy communities and vibrant economies. D3 
consists of two dynamic mixed-use campuses, the Medical Campus and the Innovation Campus, 
with over 1.6 million square feet of building area on 26.3-acres of under-developed park land.  
Each Campus breaks down as follows: 
 
Medical Campus: 559,000 gross square feet of building area. 
Innovation Campus: 1,035,000 gross square feet of building area. 

 
Total Building area of 1,634,000 square feet. 
 
The global competition for innovative ideas, talent, and resources is more competitive than 
ever. Smaller cities, such as Maricopa, will have opportunities to join creative global networks 
utilizing the most technologically advanced infrastructure. Ironically, these opportunities will 
accelerate in a post-COVID-19 world as networks and technologies continue to enhance remote 
working models. 
 
The D3 PAD will be Thriving, Resilient, Innovative, Sustainable and Entrepreneurial! 
 

 
D3 PAD Conceptual Site Plan Overview 

 



All Rights Reserved ©S3 BioTech LLC, July 2022 9 

1.3 D3 PAD Applicant and Team 
 
Applicant: 
 

 S3 BioTech LLC 
 7014 E. Camelback Road, Suite B 100A-59 
 Scottsdale, AZ 85251 
 T | 602.803.3147 
 

Partner: 
 

Abraham Dewitz 
7014 E. Camelback Road, Suite 1452 
Scottsdale, AZ 85251 
T | 360.907.5746 

 
Project Team: 
 

Spencer Fane LLP 
2415 E. Camelback Road, Suite 600 
Phoenix, AZ 85016 
T | 602.333.5430 
 

heibrid architecture 
6111 N. Cattletrack Road 
Scottsdale, AZ 85250 
T | 602.330.2611 
 

Ardurra (RPA) 
1001 N. Central Avenue, Suite 900 
Phoenix, AZ 85004 
T | 602.263.1177 
 

J2 Design 
4649 E. Cotton Gin Loop, Suite B2 
Phoenix, AZ 85040 
T | 602.438.2221 

 
CivTech 
10605 N. Hayden Road, Unit 140 
Scottsdale, AZ 85260 
T | 480.659.4250 
 

Elliot D. Pollack & Company 
5111 N. Scottsdale Road, Suite 202 
Scottsdale, AZ 85250 
T | 480.423.9200 
 

 
 

ProTex 
1102 W. Southern Avenue, Suite 4 
Tempe, AZ 85282 
T | 602.272.7891 
 

Aqua Design International   
7536 N. La Cholla Blvd. 
Tucson, AZ 85741 
T | 520.219.8929 
 

Atlas Industries 
Mill Court, La Charroterie 
St Peter Port, Guernsey GY1 3XH 
T | 581.781.8564 

 

Corgan 
1850 N. Central Avenue, Suite 300 
Phoenix, AZ 85004 
T | 602.393.6134 

 

 Hue Architecture & Design 
 2160 NE 240th Ave 
 Wood Village, OR 97060 
 T | 503.490.8933 
 

Engineering Wireless Services 
2175 W. 14th Street 
Tempe, AZ 85281 
T | 480.968.6000 
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2.1 Introduction  
 
The City of Maricopa’s vision has unlocked an opportunity for the creation of an iconic mixed-
use development at Copper Sky Park that promotes economic growth; provides healthcare 
solutions including a hospital, an outpatient surgical center and a behavioral health facility with 
sports psychology programs; produces new discoveries through an Innovation Center anchored 
by prestigious universities and entrepreneurs; prepares tomorrow’s leaders through a Sports 
and Science Academy of Virtue; and provides many other amenities such as events, eSports, 
condominiums, apartments, maker spaces, business incubator and a movie studio.  
 
The Fourth Industrial Revolution is not approaching, it is here!  

Building a thriving, resilient, innovative and sustainable real estate development requires a 

critical mass of interconnected, secure, Smart City infrastructure that can support 

interdisciplinary talent working in multiple directions and trades.  

Today’s governments, universities and entrepreneurs have come to understand the importance 

of information and data-driven innovation to create new products and services that will 

ultimately drive economic growth.  

S3 BioTech (S3) is integrating these demands into its Smart City ecosystem along with a work-

life balance and a reasonable cost of living within modern, mixed-use, iconic developments.  
 

 

Overview of D3 PAD Project 

Traditional real estate developments have been heavily dependent on human foot traffic. 

Today’s entrepreneur is dependent on more Internet traffic to increase user bases world-wide 

in order to build unicorn companies. Tomorrow’s tangible real estate developments must 

integrate and orchestrate these intangible entrepreneurial drivers today.  
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District 3 (D3) is a new mixed-use development that will be created on two different campuses, 
the Medical Campus and Innovation Campus, containing over 1.6 million square feet of building 
area on 26.3-acres of under-developed park land.  
 
S3 and City of Maricopa are fast tracking the creation of a dynamic and vibrant, mixed-use 
development built on a foundation of serving the Community and the world through innovation 
and entrepreneurial activity in a 21st Century development.  

 

 
Copper Sky Medical Campus Perspective 

 
The Sports and Science Academy of Virtue will be available to in-state, out of state and 
international students for up to 700 at initial enrollment, increasing up to 1,000 students. 

 

 
Sports and Science Academy Perspective of Innovation Campus  
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2.2 Request 
 
The applicant is requesting the current MU-G (Mixed-Use-General) and TR (Transition) to PAD 
(Planned Area Development) to allow a more consistent and integrated development to be 
constructed at Copper Sky Park. 
 
D3 at Copper Sky Park is a proposed 1.6 million square feet, mixed-use project that will include 
two separate campuses within four parcels totaling approximately 26.3 acres of under-
developed land.  
 
Medical Campus (14.3 acres) – 559,000 square feet of building area 
Parcel 1 – Northwest corner of Copper Sky Park (8.4 acres) 
Parcel 2 – Sliver, Northwest corner of Copper Sky Park along John Wayne Parkway (.89 acres)  
Parcel 3 – Current Police Dispatch Center (Approximately 5 acres) 
 
Innovation Campus (12 acres) – 1,035,000 square feet of building area 
Parcel 4 – Current dog park and soccer fields (12 acres) 
 
 

 
Requested Parcels and General Locations 
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2.3 Copper Sky Park Adjacent Plan and Use 
 
At Copper Sky Park, the adjacent zoning is primarily residential homes to the north, west and 
south.  North of the future Medical Campus, along John Wayne Parkway (SR-347), is a CB-1 
Commercial Zoning Development and Uses (gas station with convenience mart and a small 
office/retail plaza).  
 
Northwest of the future Medical Campus is an undeveloped CB-2 site. The southern edge of the 
site border is a proposed Senior Living Residential complex (PAD Zoning) and a currently 
undeveloped Office/Retail and Multi-Family use site. 
 
The future Innovation Campus adjacent properties zoning is CR-3 Single Family Residential to 
the west and south. The majority of Copper Sky Park area is TR zoning to the east and is MU-G 
zoning to the north (hotel, restaurant and multi-family use are proposed for this location) but 
only the La Quinta Hotel has been built to date. 
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2.4 Overview of Copper Sky Park and D3’s PAD Vision  
 

Overview of Copper Sky Park 
The City of Maricopa had the foresight over 10 years ago to acquire park land as they saw their 
community begin to grow. The original 110-acre facility, known as Copper Sky Recreation 
Complex, was planned through extensive public involvement. Copper Sky Park is the active 
sports complex, fitness, recreation and leisure destination for the City’s residents. The site 
beautifully accommodates multi-use fields, a championship four-plex softball/little league 
baseball complex, restrooms and concession buildings, a maintenance building and a storage 
yard. There are also large turf areas for public events with an amphitheater and a 5-acre urban 
fishing lake surrounded by fishing nodes and picnic ramadas. The Park also includes a dog park, 
skate park, basketball courts, sand volleyball courts, tennis courts, horseshoe pits and a large 
playground area.  
 

 
Copper Sky Aquatic Center 

 

Several years ago, the City’s leadership again had the foresight to purchase additional John 

Wayne Parkway (SR-347) frontage for future commercial development which increased the size 

of the entire Copper Sky Park to 160 acres.  

In addition, the Park’s sports fields were engineered to serve as an overflow flood retention site 

for the area. In the case of a 100-year flood event, storm water overflows into the site and 

begins by filling the dog park, then the south multi-use fields, then the north multi-use fields, 

and then around the lake to Bowlin Road and back to John Wayne Parkway (SR-347). Diverting 

this flood water protects the surrounding neighborhood from the potential flooding of their 
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homes and businesses. Existing buildings at the Park were built above the flood line and are not 

in the FEMA flood plain. All future buildings added to this site will be out of the flood plain by 

raising the building pad above the FEMA flood plain. 

 

Copper Sky Park Multi-Generational Facility 
 
This D3 PAD is the mechanism by which customized building standards and regulations will be 
established and enforced for the projects. The overall development program for the PAD is 
consistent with the extensive prior planning efforts that have been completed for the property 
by the City.  
 

D3’s PAD Vision 
D3’s vision in two key under-developed areas of Copper Sky Park is to build a 21st century state-
of-the-art Medical Campus and an Innovation Campus to provide tomorrow’s healthcare, 
education and community services today. 
 

D3 Medical Campus 
Healthcare is inherently one of the most dynamic and rapidly evolving industries in the entire 
world, experiencing not only phenomenal technological growth in both equipment and 
procedures, but also a fundamental paradigm shift that is rethinking the very purpose and 
nature of medical and patient care. In this ever-fluid environment, successful healthcare 
companies must be highly adaptable, possessing the ability to respond rapidly and nimbly to 
changing market conditions and industry innovations.  
 
Toward this objective, D3 will redevelop the under-developed areas of Copper Sky Park into a 
state-of-the-art Medical Campus that will feature, among other things, the construction of a 
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new hospital facility containing a community-based 24/7 ER hospital that can service 
approximately 90% of healthcare needs of the Community.  
 
At its ultimate build-out, the D3 Medical Campus will be able to provide effective and 
affordable healthcare services to the Community. The most complex cases will be referred to 
regional healthcare centers.  
 

 

Copper Sky Medical Campus Entrance Perspective 

 
D3 Innovation Campus (D3IC) 
Innovation campuses are high-end, mixed-use environments that foster creative collaboration, 
establish a sense of community and attract a talent pool of networked knowledge workers. 
Furthermore, the Innovation Campus provides not only a research environment, but also an 
elite Sports and Science Academy offering the next generation of education.   
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Absolutely paramount to achieving this ambitious project is the establishment and vesting of 

underlying zoning and development entitlements that ensure both certainty and flexibility over 

the long term.  

Furthermore, D3 will create a solid and reliable platform for the property’s continued 

development toward a build-out horizon that may lie five years or more in the future. This D3 

PAD Document will establish standards and land uses that will be necessary to meet these 

multiple and complex objectives.  

With these particular properties, that objective is made more challenging by the fact that the 

current Park was heretofore developed by the City but must now be brought under an 

integrated Master Plan and development framework that is compliant with City of Maricopa 

zoning authority and also recognizes surrounding neighborhood goals.  

 

 

D3 Innovation Campus Perspective 
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2.5 Purpose of the Plan 
 
D3 at Copper Sky Park provides a vision for the development of acreage woven throughout the 
Park. The vision is consistent with Maricopa’s objectives for the comprehensive development of 
the site as well as a catalyst for the remarkable population growth and economic development 
boom that the City will experience over the next 20 years.  
 
D3 will promote employment and economic activity while creating diverse public open spaces 

and a collection of unique places for active community members. D3 will catalyze a dynamic, 

mixed-use economic engine for Maricopa and the region.  

The purpose of the D3 Master Plan draws on this unique location by using a full range of 

planning strategies to create a dynamic place, while delivering a diversity of experiences that 

complement Maricopa’s economic development strategies.  

To create an active community centered around health, education, innovation, sports and 

entertainment, walkability, mixed use, diversity and expanded open space, several key factors 

were considered:  

1. Urban form matters as a way to deliver high-quality, publicly accessible open spaces and 
balance increased density and building height.  

 
2. Vibrant and livable neighborhoods are sustained by a mix of uses that feed the Park’s 

streets with activity throughout the day.  
 

3. The layout of buildings around open spaces provides the foundation for the layering of 
buildings and mix of uses that gives D3 a vibrant identity.  

 
4. A major expansion of the public realm will open to the community.  

 
5. Smart City infrastructure is crucial for economic growth, to allow people to live and 

work anywhere, by providing superior digital connectivity. 
 
A purpose of this document is to ensure that the future of the D3 PAD is consistent with goals 

and principles laid out in the Maricopa 2040 Vision Strategic Plan and the General Plan.  

 
D3 Project Elevation View from John Wayne Parkway (SR-347) 

 

Rodolfo.Lopez
Highlight
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2.6 D3 PAD Specific Goals and Designation  
 
The specific goals of the D3 PAD are the following: 
 

1. Establish a PAD that is integrated into an approved City of Maricopa zoning framework. 
 

2. Establish a PAD that provides a near-term and long-term framework of zoning 
regulation that fully accommodates all proposed near-term and long-term site 
improvements and uses as presently envisioned. 

 
3. Establish a PAD that accommodates the unique design requirements, development 

standards and operational particulars of outpatient care, inpatient acute care, 
emergency and medical research facilities, as well as non-medical users. 

 
4. Establish a PAD that provides requisite flexibility to D3’s tenants to facilitate their 

response, in a competitive timeframe, to ever-changing industry demands and/or 
innovations. 

 
5. Establish a PAD that incorporates and reflects on-going dialogue and coordination with 

the City of Maricopa regarding their long-term plans for neighboring properties. 
 

6. Establish a PAD that reflects on-going dialogue and coordination effort with the 
leadership of the most directly affected, adjacent residential neighborhoods. 

 
7. Establish a PAD that, in the end, facilitates the creation and operation of state-of-the art 

Medical and Innovation Campuses in its facilities, services, staffing, and related 
operations. 

 
8. Establish a PAD which facilitates a built environment that serves as a notable example of 

high-quality architecture and site development for the Community. 

 
9. Establish a PAD to create a true mixed-use development to enable citizens to balance 

work and life in a Smart City environment. 

 
The envisioned D3 PAD designation will: 
 

1. Allow flexibility within the development for the interaction of the various uses. 
 

2. Integrate the multiple buildings’ architecture throughout the entire project. 
 

3. Take advantage of shared parking facilities. 
 

4. Reduce building setbacks within the parcels. 
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5. Strategically utilize open spaces and landscape. 
 

6. Interaction with the current Park programs. 
 

7. Improve entrances to Copper Sky Park. 
 

8. Create a destination. 
 

9. Generate economic growth in the City of Maricopa and the surrounding region. 

 
 

 
Internal Landscape Area within Medical Campus 

 

 
 Open Landscape Area Providing an Activity Space along the Innovation Campus  
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2.7 D3 PAD Guiding Objectives  
 
The healthcare industry is continually evolving, with new regulations, standards, technologies, 
procedures, and emerging paradigms of patient care with no relief in sight. Innovation and 
change now define the standard environment within which hospitals and healthcare providers 
must operate. Remaining an effective and responsive healthcare company in such a fluid 
industry is a challenge under any circumstances. That challenge is compounded when a medical 
campus must have an expansion capability, must have a long build-out horizon and must 
operate within a defined framework of regulatory and zoning entitlements. 
 
With this in mind, the primary guiding objective of this D3 PAD is to implement and effectively 
balance the following interests: 
 

1. The City of Maricopa needs to a have a reliable regulatory tool that provides clear 
direction and specificity under a variety of alternative futures. 
 

2. The D3 PAD site needs to have certainty, going forward, that its envisioned 
development objectives are wholly entitled, while also having a D3 PAD that 
contemplates and provides the requisite flexibility to ensure responsiveness to future 
changes in the healthcare and innovation landscapes. 

 
3. The adjacent neighborhoods need to understand the scope, limits and impacts of the 

ultimate Campus developments so as to foster a sense of stability for those who desire 
to live there and to reinvest in their property and their neighborhood. 

 

 
Example of Architectural Massing 
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2.8 Rationale for Using a PAD Zone  
 
The Planned Area Development (PAD) zone is the only entitlement vehicle appropriate for the 
D3 property for the following reasons:  
 

1. To allow the flexibility of Medical and Innovation Campuses to interact and meet the 
particular needs of hospitals and related services such as R&D and education programs. 
 

2. The Medical and Innovation Campuses comprise a unique land use that, in all practical 
terms, demands the kind of custom-written framework of development standards, 
operational parameters, design guidelines, etc. that only a PAD zone can provide. 

 
3. A PAD zone is the only entitlement vehicle by which a flexible moving-forward and 

phasing plan can be developed that remains viable and effective over the long-term 
buildout of the proposed D3 Medical and Innovation Campuses. 

 

2.9 Community Benefits 
 
The D3 PAD will result in significant community benefits while involving community leadership 
in the PAD process in a substantive and meaningful way. 
 
The D3 PAD will foster significant community benefits: 
 

1. It will ensure significant state-of-the-art improvements and facility upgrades to the 
existing Copper Sky Park, ensuring its long-term role in providing quality medical and 
education services to the entire City of Maricopa and surrounding regions. 

 
2. It will provide emergency services care 24/7 to the Community.  Attracting high paying 

healthcare jobs and improve the overall health of the Community.  
 

3. It will improve Copper Sky Park significantly by adding Medical and Innovation 
Campuses integrated with the current Park and recreational facilities in a coherent 
Master Plan. 

 
4. It will ensure the long-term financial stability and sustainability of the Park. 

 
5. It will significantly expand employment opportunities in skilled and professional 

positions with salary ranges above the median Maricopa income level. 

 
6. It will provide certainty to the surrounding residential neighborhoods by establishing 

defined limits on the ultimate D3 PAD build-out; this certainty creates an environment 
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that fosters neighborhood stabilization and vitality by attracting more commercial 
businesses to the area. 

 
7. It will result in significant improvement or sustained management of the historical 

downstream stormwater flow within the Park and along the John Wayne Parkway (SR-
347) frontage through larger retainage and attractive landscaping.  

 
8. It will ensure an ultimate development and campus environment that is a significant 

community amenity, notable in its architectural quality including an iconic water 
feature along John Wayne Parkway (SR-347), operational efficiency, inviting exterior 
spaces, and overall aesthetics and character. 

 
9. The Park will significantly expand a number of sports programs and recreational uses 

including a variety of sports leagues, tournaments, camps and events. 
 

2.10 Physical, Economic and Environmental Sustainability  
 
The administration of the D3 Campuses under a Planned Area Development is appropriate and 
wholly suitable for this particular land use and this particular location. The site’s physical 
context has been an active community park for a variety of regional events and recreational 
activities for over 10 years.  
 
The proposed D3 PAD Campuses are a continuation of, and significant enhancement of, these 
established uses. In economic terms, the acquisition of under-developed commercial property 
by S3 BioTech and partner companies, together with its significant capital investment in new 
and repurposed facilities, will ensure the long-term economic viability and health of the entire 
Park as well as the addition of much needed services for the Maricopa community. 
 
From an environmental perspective, D3 is dealing with the redevelopment of a fully improved 
site and public spaces. There are no significant natural or environmental resources of note that 
will be impacted. 
 

2.11 General Compatibility with Copper Sky Park Land Uses  
 
The proposed D3 Campuses are generally compatible with the established land use context that 
is consistent with the current commercial development within the Park and City’s vision. The 
center of the Park is the Multi-Generational Community Center; south of MLK Jr Boulevard 
facing John Wayne Parkway (SR-347) is the newly completed La Quinta Inn; at the corner of 
Bowlin Road and Greythorn Avenue is the current Police Dispatch Center; and the remainder of 
the Park serves as an outdoor recreation area.  A majority of the under-developed land facing 
John Wayne Parkway (SR-347) are the Medical Campus and Innovation Campus by S3 BioTech 
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and its partners and third-party developments such as a senior care facility that is currently 
under City plan review.  
 
The southwest corner of Copper Sky Park facing John Wayne Parkway (SR-347) currently serves 
the Community as a dog park, soccer fields and an overflow retention area.  These services will 
be relocated and improved to accommodate the Innovation Campus. 
 
This D3 PAD will include the first step in integrating new development with the existing 
developments such as landscaping, streets, lighting, signage, building designs, retainage areas, 
sports fields and parking lots. Later sections of this PAD document describe the implications 
raised by this integration, together with the proposed strategies for properly addressing them. 
 
The D3 PAD issues are all identifiable, quantifiable and capable of being mitigated.  
 
Together with the specific design solutions and targeted mitigation measures outlined in this 
PAD document, the compatibility of the proposed D3 Campuses with their adjoining uses is 
comprehensively addressed.  See the diagram below for overall proposed land use. 
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2.12 Proposed Facilities per Campuses 
 

Medical Campus (Phase 1A):    Square Feet  Floors  Height 
1. Maricopa ER Hospital    51,000   3  60’ 
2. MOB/Outpatient Surgery Center  108,000  3  60’ 
3. Select-Service Hotel    120,000/150 Rooms 7  100’ 
4. Condominiums/Extended Stay  205,000/100 Units 7  100’ 
5. Smart Parking Structure      2  30’  
6. Extended Care & Physical Therapy Center 75,000   3  50’ 

Total      559,000 
 

 

Innovation Campus (Phase 1B): 
1. Behavioral Health & Sports Psychology 75,000   3  50’ 
2. Life Science & Innovation Center  100,000  5  75’ 
3. Condominiums/Extended Stay  185,000/90 Units 12  150’ 
4. Apartments     375,000/375 Units 5  75’ 
5. Sports & Science Academy   270,000  3  50’ 
6. Makers Shop/Movie Studio   30,000   1  15’ 
7. Smart Parking Structure 

Total      1,035,000  
 
 

 

 

D3 PAD Project POV from Medical Campus 
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2.13 D3 PAD Proposed Land Use Plan 
 
The proposed D3 PAD is, in general terms, the site of the Medical and Innovation Campuses as 
well as related site improvements for parking, vehicular and pedestrian circulation and helistop 
medical transport services.  
 
The specific D3 PAD is comprised of two campuses totaling 1.6 million square feet of building 
area upon completion on 26.3-acres as described below: 

1. The Medical Campus is approximately fourteen (14.3) acres. 
2. The Innovation Campus is twelve (12) acres. 

 
The below illustrates the future development of two campuses within Copper Sky Park.   
 

 
D3 PAD Proposed Land Use Plan 
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Building Use 
The D3 PAD will be developed into state-of-the-art Medical and Innovation Campuses that will 
support the Community and surrounding region. In the ultimate build-out, the Medical and 
Innovation Campuses alone will exceed 1.6 million square feet while repurposing the current 
Police Dispatch Center to an extended care center in conjunction with a physical therapy and 
future medical expansion.  The total land use will be approximately 26.3 acres.  The below 
illustrates the proposed building use in each Campus: 
 

 
Proposed Building Use Diagram 
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2.14 D3 PAD Land Use and Coordination with Park Facilities 
 
All existing uses, facilities, building heights, setbacks, loading zones, parking facilities, driveways 
and streets within the Copper Sky Park as they exist as of the effective date of the D3 PAD are 
considered in accordance with the City of Maricopa’s zoning designations. The Development 
Standards as outlined in this document will apply to the new construction at the Copper Sky 
Park area in accordance with the D3 PAD Site and Phasing Plan. 
 

Coordination with Adjoining Park Facilities 
To assist with the development and preparation of the D3 PAD, the Development Team and its 
Partners will interact extensively with the leadership of the City of Maricopa and as necessary 
with the surrounding neighborhood associations to reasonably address all specific issues raised 
during the review of the proposed facilities and D3 PAD document.  
 

 
Covered Walkway at Medical Campus 

 

 

Medical Campus Perspective 
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2.15 Site Opportunities and Challenges 
 
The D3 PAD offers the following significant opportunities: 
 

1. The Park is located along John Wayne Parkway (SR-347), the commercial transportation 
corridor. Currently the Site is the City’s primary sports and recreation facility. D3 PAD 
will maximize the Park’s convenience and uses to the Community through access to 
24/7 state-of-the-art hospitals. 
 

2. The project represents a major private investment in public health for the entire City of 
Maricopa and surrounding regions. This infusion of private investment into the D3 PAD 
projects will ensure their long-term economic viability, high paying jobs and availability 
to the population. 

 
3. The transfer of the D3 PAD property into private ownership will trigger all applicable 

City of Maricopa regulatory authority to assure the full enforcement and 
implementation of all commitments and representations made in this D3 PAD 
document. 

 
4. The direct coordination and on-going dialogue between D3 and City leadership has 

ensured that timely and accurate information is available to the entire community.  
 

5. The D3 PAD site is proceeding in a fashion that fulfills and demonstrates compliance 
with the existing Park regulatory documents and processes.  

 
6. The primary challenge facing D3, as owner/developer, is undertaking a major 

reconstruction and redevelopment effort within an existing park without adversely 
impacting current facilities and events. D3 and its partner companies possess the 
breadth of experience necessary to successfully meet this challenge. 

 
7. The historical downstream stormwater flow into Copper Sky Park is an issue that will be 

addressed in a comprehensive fashion by the D3 Development Team. D3 PAD provides 
the opportunity to improve the landscaping and water features of the Park while 
providing a long-term solution to existing stormwater issues. 

 
8. The D3 PAD will fulfill the City leadership’s commercial vision along John Wayne 

Parkway (SR-347) and will increase the values of the surrounding properties as well as 
providing convenient services to the Community. 

 
9. D3 will create a smart business hub that can attract and retain talent while connecting 

researchers, entrepreneurs and visionaries around the world. 
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Chapter 3 
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3.1 General Plan Goals and Objectives 
 
A. STATEMENT OF CONFORMITY 
The proposed rezoning request is consistent with the City’s adopted plans and policies. This 
section of the narrative summarizes the applicability of the proposed D3 PAD Master Plan 
request with respect to the General Plan Goals and Objectives for the City of Maricopa. 
 
B. COMFORMANCE WITH GENERAL PLAN OBJECTIVES 
The D3 PAD proposal is consistent with the current General Plan designation of Mixed Use-G. 
The current General Plan acknowledges a continuing shift from farming to one that has a wide 
range of retail trade, healthcare, entrepreneurship, recreation and education. The proposed D3 
PAD Plan is additional evidence of this shift of Maricopa to a multi-faceted, modern Smart City.  
D3 will support the City’s desire to draw other employment uses, including service industries to 
the City.  Development of the D3 PAD master plan is consistent with and supportive of the 
following City General Plan Goals: 
 
General Plan Goal F4.2: PLAN AND FACILITATE A JOINT PUBLIC-PRIVATE VENTURE TO 

DEVELOP THE COPPER SKY COMMERCIAL SITE. 

Objective: Build upon the Town Hall Visioning Session for the Vekol Site and preliminary plan 

and design concepts and entitle (Zone and plat) the Copper Sky Mixed Use Site to market as 

shovel ready sites for public/private development. This may include Final Plat, removal from the 

100-year floodplain designation, rezoning, and site plan approval. 

Objective: Consider a partnership with the abutting commercial corner site to develop a 

comprehensive design plan that is transit oriented and offers a rich sense of place and 

destination for the surrounding area. 

Response: The D3 PAD is a prime example of a public-private venture at the Copper Sky 

Commercial Site that will have a remarkable long-term impact on the economy, healthcare, 

education, housing and quality of life for the citizens of Maricopa. Revitalizing and redeveloping 

properties is a critical part of the economic vitality of the Community as it matures and grows. 

Integrating additional housing options in Copper Sky is essential for the continuing economic 

growth and sustainability of Maricopa as a whole.  

This project exemplifies this revitalization component by integrating residential development in 

a mixed-use setting with nearby access to employment, shops and major transportation 

corridors. With the support of area businesses at the forefront, D3 will reinvigorate the 

adjacent Park components, enhance the quality of life for the residents of Maricopa, and 

stimulate additional taxpayer dollars for area businesses. 
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General Plan Goal B1.3: ENCOURAGE MIXED-USE DEVELOPMENT. 

Objective: Encourage the location of neighborhood commercial and mixed uses adjacent to or 

within residential communities. Implement 2014 Zoning Code provisions to encourage the infill 

of existing residential areas with neighborhood serving commercial uses. 

Objective: Encourage developers to take advantage of opportunities provided by mixed-use 

standards, especially within the designated redevelopment areas and along transit corridors. 

Objective: Promote a variety of commercial and retail spaces to expand opportunities for small 

businesses. 

Objective: Implement mixed-use and transit-oriented zoning districts to permit developments 

with densities and building heights in appropriate locations to create a more sustainable and 

pedestrian-oriented urban form. 

Response: The D3 PAD meets all these objectives. The redevelopment of this site from an 

underutilized/under-developed, vacant property to a synergistic residential community 

promotes the live-work-play philosophy given the surrounding context and mixed-use setting.  

D3 strives to improve the quality of Maricopa’s lifestyle by enhancing existing and future 

neighborhoods and meeting the broader goals of the community. 

The D3 PAD request will allow for the redevelopment of an underutilized/under-developed site 

surrounded by a variety of supporting commercial and residential land uses that will offer 

services to the residents and visitors of D3. Equally, the addition of new residences within D3 

will bring additional sales tax dollars and jobs to Copper Sky Park further strengthening 

Maricopa’s economic stability and promoting the lifestyle qualities the City of Maricopa is 

known for. 
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General Plan Goal H2.D.5: ENCOURAGE THE DEVELOPMENT OF AN ARRAY OF HEALTHCARE 

FACILITIES. 

Objective: Attract and develop state- of-the art hospitals and full-service healthcare facilities 

including specialized medicine, emergency rooms, trauma centers, and air transport. Facilities 

should be located in close proximity to transit corridors and to the populations they serve for 

convenient access to services. 

Objective: Encourage the creation and maintenance of facilities specializing in behavioral 

health, emergency and general psychiatric care. 

Response: One of the core services of D3 is to provide a wide range of healthcare facilities 

including an 24/7 ER hospital for in-patients and out-patients that will serve approximately 90% 

of the citizens’ healthcare issues, an ambulatory surgery center, a Medical Office Building that 

can support the other healthcare needs of the Community, a Behavioral Health Center 

integrated with sports psychology programs, and transportation including ambulances and a 

helistop.  

An integrated Behavioral Health Center with sports psychology programs will provide diverse 

in-patient and out-patient services.  This facility will be able to provide a vast amount of mental 

health services including depression, anxiety, drug and alcohol rehabilitation and a variety of 

sports related services.  The facility will be located along John Wayne Parkway (SR-347) in the 

Innovation Campus next to the Life Science and Innovation Center. 
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General Plan Goal F1.2: PROVIDE RESPONSIVE AND HIGH-QUALITY SERVICES AND PROCESS 

SUPPORT FOR BUSINESSES AT ALL STAGES OF GROWTH. 

Objective: Establish digital resource pages dedicated to issues affecting the startup of a 

business such as potential lending sources, how to write a business plan, what to do as the 

business expands or contracts, and where to look for business growth opportunities. 

Objective: Develop programs that educate business owners and entrepreneurs on the basic 

components of operating a business, how to plan for growth, and how to structure a new or 

restructure an existing company. 

Response: The Innovation Campus will be an ideal partner with the City and other entities to 

create new 21st Century technologies in healthcare and many other industries. The Campus will 

attract prestigious university researchers and other talent from all over the world as well as 

provide Maricopa citizens with opportunities to create and grow businesses.   

The Innovation Campus Business Incubator will play a key role in commercializing discoveries to 

go to market.  We anticipate many of those commercial companies and services will remain in 

Maricopa with many additional spin-offs over time. 
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General Plan Goal H2 H1: ESTABLISH MARICOPA AS A “TOP TIER” SMART CITY. 

Objective: Encourage the use of technology wherever possible to improve efficiency, cost-

effectiveness, and the ability for citizens to participate and contribute. 

Objective: Leverage the knowledge of citizens and their connections within the technology 

industry to enhance support and funding. 

Objective: Partner with companies currently engaged in Smart Cities initiatives. 

Objective: Leverage regionally available resources such as the Center for Urban Innovation at 

Arizona State University. 

Objective: Use the Smart Cities initiatives and processes to guide the City’s decision making and 

to attract technology-oriented employers and educational facilities.  

Response: D3’s overall vision for Copper Sky Park is to create a technology destination for all 

ages. D3 plans to provide Wi-Fi throughout the Campuses, which is vital for a Smart City of this 

caliber. Within the Innovation Campus, citizens will have access to state-of-the art maker’s shop 

and educational curriculum to enhance their technical knowledge.   

D3 has strategically partnered with prestigious universities that are currently involved with the 

creation of Smart City technology. D3’s Innovation Campus will support innovative education 

and research through the Life Science facility, propelling Maricopa to the forefront as a pioneer 

in Smart Cities. Partnered with in and out of state universities, D3 intends to make Copper Sky 

Park a legacy of Maricopa through education, research, technical thinking, hands on learning 

and community involvement. 
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General Plan Goal H2.G.1 EXPAND THE EDUCATIONAL OPPORTUNITIES WITHIN THE CITY TO 

MEET THE NEEDS OF A DIVERSE AND GROWING POPULATION AND TO CREATE A CLIMATE OF 

RICH EDUCATIONAL OPPORTUNITIES AT ALL LEVELS. 

Objective: Use the Smart Cities initiatives and processes to guide the City’s decision making and 

to attract technology–oriented educational facilities. 

Objective: Partner with education institutions at all levels to develop competency-based 

academic programs tied to current and projected industry needs. 

Objective: Develop programs within the education system designed to assist innovative and 

entrepreneurial community members in launching and growing their businesses. 

Objective: Recruit universities, colleges, post-secondary educational institutions, advanced 

education campuses, and technical trade schools to the community to broaden the educational 

choices for workers seeking professional advancement. 

Response: D3 will partner with the City on Smart City initiatives to strengthen their ability to 

attract technology-oriented education facilities. D3 will partner with the most prestigious 

universities in the nation to develop programs tied to industry needs. Through its Innovation 

Campus, D3 will partner with the education system to assist innovative and entrepreneurial 

community members.   

The D3 Sports Science Academy will adopt the Stanford Smile teaching curriculum, that will 

apply active learning curriculum and core values.  This curriculum includes bio-next, nano tech, 

robot of things, virtual coatings, applied STEAMS, sustainability, IC Technology, Space 

Technology, culture, eSports, digital art and others.  The Academy’s core values include respect, 

integrity, dignity, humility, perseverance, loyalty, courtesy, discipline and self-confidence. 
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General Plan Goal F2.1 RECRUIT HIGH PERFORMING AND HIGH-QUALITY COMPANIES THAT 

MATCH THE LABOR PROFILE IN THE COMMUNITY AND/OR COMPLEMENT EXISTING 

INDUSTRIES. 

Objective: Ensure all future development infrastructures include fiber-optic and other desirable 

telecommunication facilities and utilities. 

Objective: Partner with local Nissan and Volkswagen leadership to identify opportunities for, 

and recruit ancillary and complementary businesses, technology, and research and 

development firms to build upon the existing automotive industry in Maricopa. 

Objective: Leverage existing uses and industries to pursue agri-tech and alternative energy 

related businesses to expand the “clean and green” portfolio within the City. 

Objective: Recruit services and industries that fill a gap in local business offerings and support 

other business activity. 

Objective: Create and maintain a business attraction and expansion marketing program 

promoting the business climate of Maricopa. 

Objective: Use local and statewide economic development agencies and tools to make the City 

a more competitive business location, to encourage private sector investment to create new 

jobs and expand the local tax base. 

Response: D3 will work closely with the City and other entities to ensure its Smart City 

initiatives meet or exceed the City’s goals. The D3 Innovation Center will cooperate with the 

City and automobile companies to recruit businesses and R&D firms to the City.  

Today, the fruit and vegetable industry wastes 40% of products during the distribution phase.  

One of our research topics is to create a smart farm system that reduces this waste by 

delivering direct to the consumer through a ”farm to table” approach.  This can be 

accomplished by taking advantage of under-utilized spaces such as roof tops to grow fruits and 

vegetables.   

D3 will assist the City to pursue agri-tech and alternative energy related businesses as well as 

filling other gaps in local business offerings in conjunction with universities.  

D3 will work to align its entrepreneurship marketing programs with the City’s programs within 

the Innovation Center and Incubator. D3 will be pleased to support the City by playing a role 

with local and statewide economic development agencies and tools. 
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General Plan Goal F4.4 ESTABLISH MARICOPA AS A REGIONAL LEADER IN ECONOMIC 

DEVELOPMENT WITH PROPERLY ALIGNED RESOURCES AND TOOLS. 

Objective: Update the City’s Economic Development Strategic Plan and incorporate the 2040 

Vision Strategic Plan Goals and Strategies. 

Objective: Align existing organizations such as MEDA and Chamber of Commerce business 

development and recruitment efforts. 

Objective: Strengthen Business Retention and Expansion (BRE) program to focus on high wage 

employers to understand and identify their business partnerships. 

Response: The D3 project is consistent with the City’s Economic Development Strategic Plan 

and the 2040 Vision Strategic Plan Goals and Strategies.  

D3 will be pleased to work with MEDA and the Chamber of Commerce as well as other 

organizations in business development and recruitment efforts.  

D3 and its tenants will focus on recruiting and retaining high wage employers. Additionally, 

revitalizing, and redeveloping properties is a critical part of the economic vitality of the 

Community as it matures and grows. Integrating additional housing options in the D3 PAD is 

essential for the continuing economic growth and sustainability of Copper Sky Park as a whole.  

The D3 project exemplifies this revitalization component by integrating medical, innovation, 

activities and residential development in a mixed-use setting with nearby access to 

employment, shops, restaurants, casinos, golf courses and major transportation corridors.  

The D3 PAD will reinvigorate the adjacent Copper Sky Park, enhance the quality of life for the 

residents of Maricopa, and stimulate additional taxpayer dollars from area businesses. 
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General Plan Goal F4.6 TO BE KNOWN AS A COMMUNITY WITH A UNIQUE QUALITY OF PLACE 

WITHIN THE REGION THAT ATTRACTS BUSINESSES AND A DIVERSE WORKFORCE. 

Objective: Leverage educational & workforce partners. 

Objective: Continue targeting retail and entertainment concepts. 

Objective: Enhance place assets for tourism and talent attraction. 

Response: D3 will be a major Community player and partner that will hire a diverse workforce 

and attract or start businesses through its Innovation Center and Business Incubator. 

Redevelopment and revitalization of this underutilized Property will contribute towards the 

economic stability to Maricopa by providing high paying jobs. The D3 Behavioral Health Center 

alone will employ an estimated 250 healthcare workers, additional housing options with 

attainable below market rate offerings in the core of the City near abundant cultural amenities, 

support services and large, stable employers.   

Integrating a boutique residential community within the campuses brings physical and 

economic synergy, that will continue to enliven and enhance Maricopa consistent with the 

goals and policies of the General Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



All Rights Reserved ©S3 BioTech LLC, July 2022 41 

General Plan Goal G2.1 UPDATE THE PARKS, TRAILS, AND OPEN SPACE MASTER PLAN. 

Objective: Support the updated Parks Trails and Open Space Master Plan goals within the City’s 

Capital Improvement Projects as well as within the regulations of the Subdivision Ordinance 

and Zoning Code, as required. 

Objective: Align the design standards and connectivity network with the goals and 

recommendations of the Area Transportation Plan. 

Objective: Consider opportunities to expand tourism through recreation destinations and 

sporting events with regional and national interest. Consider proximity to lodging and Copper 

Sky for benefits of serving large crowds and overnight stays. 

Objective: Support Economic Development goals with quality parks and recreation amenities to 

attract and retain high-skilled employers and employees seeking a full-service community. 

Response: D3 will support City initiatives in updating Copper Sky Park, trails and open space 

master plans. Much of D3’s programming will expand tourism through recreation destinations 

and sporting events. D3 will include a hotel and extended stay condominium options for large 

crowds and overnight stays. Of note, pedestrian circulation along the street level and seamless 

interaction with the existing adjacent buildings is a critical design component of D3, as 

numerous land uses are within walking distance from this site. This segment of Maricopa offers 

a pedestrian focused environment surrounded by a range of activities featuring a half-mile 

riverwalk or water features along John Wayne Parkway (SR-347). 

The building design focuses on strong enhancements at the pedestrian level through shade, 

texture, materials, and scale along with increased open space and enhanced landscape settings 

that provide a comfortable walkable streetscape experience. 
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General Plan Goal G4.A2 ESTABLISH PARKS, TRAILS, AND OPEN SPACE AMENITY STANDARDS 

TO MEET THE EXPECTATIONS OF MARICOPA RESIDENTS. 

Objective: Evaluate need and consider best practices to incorporate ADA accessible and special 

needs playground equipment for inclusion in public and private park facilities 

Objective: Update the minimum code requirements for open space and amenities to meet LOS 

identified in the PTOS Master Plan.  

Response: D3’s facilities will be consistent with the standards created by the City.  The D3 PAD 

will meet the open space requirements, playgrounds and incorporate ADA requirements 

throughout the Park amenities integrated with beautiful landscapes. The landscape character 

will include predominately desert-lush designs with a variety of Southwestern plants that will 

provide year-round color, shade, and texture for the site and demonstrated with the landscape 

plan. Vegetation will include plants proven to thrive in our desert climate while creating a 

shaded vegetative pedestrian experience at the ground level.  

Plant selection and thoughtful planting design will use water efficiently throughout the site. 
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3.2 Why Maricopa? 
 
Arizona and Texas are the fastest growing states in the U.S., with Maricopa being the second 
fastest growing city in Arizona and is located approximately 35 minutes from Sky Harbor 
International Airport in Phoenix, one of the busiest airports in the nation. Maricopa is on an 
upward path of significant growth due to its proximity to the Greater Phoenix area, along with 
lower housing costs, excellent quality of life and small-town atmosphere. 
 
Maricopa’s vision is to become Arizona’s next major metropolitan city. The City’s ultimate 
population projection is one million once fully developed. The City recently annexed an 
additional 240 square miles of land, with sufficient water rights, to accommodate future 
growth. The City was voted the #1 Best Place to Raise a Family (homesnacks.net, 2019) and the 
#1 Most Diverse School District in the Phoenix Area (niche.com, 2020). The citizens of Maricopa 
are highly educated, with 65% having obtained a bachelor’s degree or higher. 
 
The current serviceable population is 85,000. Homeowners who purchased properties between 
2009-2015 have seen upwards of an 400% or more increase in value. Home prices have 
continued to increase on average by 18% annually for the past two years. The City’s sole 
apartment complex is fully leased with several hundred people on the waiting list. 
 

Phoenix Metropolitan Area 
The U.S. Census Bureau notes that Arizona leads the nation in domestic in-migration. Phoenix is 

one of the leading destinations for high-tech entrepreneurs in the country. The Greater Phoenix 

area continues to be a top location for conferences, high-profile sporting events and is a highly 

desired convention destination. The emergence of vibrant communities across the 

metropolitan area has created greater enrichment with experiences and amenities.  

ASU and UA continue to be national leaders in graduating talent, driving innovation and serving 
as economic development partners. For the 7th straight year, ASU was chosen as the most 
innovative university in the nation by US News and World Report. Today, the Phoenix economy 
is very diversified with high-tech companies such as Intel, Apple’s Global Command Center, a 
Lucid EV factory, data centers and other semiconductor manufacturing companies.  
 

Challenges and Opportunities 
The current pandemic has caused the construction supply pipeline to slow down. For new 
developments, managing the supply chain and procurement in advance with long lead time 
items mitigates construction delays for financial success. Over the long run, the Phoenix market 
growth factors, combined with an educated labor base, will continue to support demand 
throughout the Phoenix Metropolitan area. 
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4.1 Existing Zoning and General Plan  
 

Existing Zoning: The City of Maricopa has previously conducted a comprehensive evaluation 

of the proposed D3 PAD site. The current zoning for the D3 PAD Medical Campus Area is Mixed 
Use-General or MU-G and currently is undeveloped vacant land. The adjacent site has also been 
identified as a Planned Area Development (PAD).  
 
The current zoning for D3 PAD Innovation Campus Area is Transition (TR). This area currently is 
a dog park, soccer and baseball fields and a parking lot.  All uses envisioned for the D3 PAD are 
those that are allowed by the MU-G zoning designation. 
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General Plan: The current D3 PAD Area which includes an ER hospital, medical office, hotel, 

condominiums, apartments, sports, education and research uses are in line with the City of 
Maricopa’s General Plan. 
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4.2 Parcel Locations and Current Conditions  
 
Parcels 1 and 2 (9.3 acres including .89 acre sliver) - Medical Campus is a currently 
undeveloped site located at the southeast corner of John Wayne Parkway (SR-347) and West 
Bowlin Road with Greythorn Avenue to the east. The Site has 780 feet of frontage on John 
Wayne Parkway (SR-347) and about 650 feet on West Bowlin Road. The Vekol Wash channel is 
between the parcel and John Wayne Parkway (SR-347).  
 
Parcel 3 (5 acres) - Is currently where the City of Maricopa Police Dispatch Center 
(approximately 8,000 square feet) and a large gated impound lot is located. This Parcel is 
surrounded by West Bowlin Road, MLK Jr Boulevard and Greythorn Avenue. 
 
Parcel 4 (12 acres) - The Innovation Campus site is currently serving as a dog park at Copper Sky 
Park. Per City Council action the dog park will be relocated to multiple sites allowing this parcel 
to be developed. This Parcel has about 700 feet of frontage on John Wayne Parkway (SR-347) as 
well as access from the north on the driveway to the existing athletic field parking lot. This 
parcel is currently used as an overflow retention area for the Vekol Wash. 
 
 
 

 
Relevant Parcel Locations Perspective 
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FEMA Flood Zone 
Parcels 1, 2 and 4 - Are located in the FEMA Flood Zone AE. All sites will be filled so that the 
finish floors will be at a minimum of 12” above FEMA flood elevation of 1180’ which will 
remove these parcels out of the FEMA Flood Zone.  
 
Parcel 3 - Is out of FEMA Floor Zone X. This parcel has been fully engineered and built out, with 
storm water retention in the landscape detention areas.  
 
 

 
 
 

 
 



All Rights Reserved ©S3 BioTech LLC, July 2022 49 

4.3 Existing Utility Infrastructure  
 

Public and Private Sewer 
Wastewater services for the entire D3 PAD area is currently provided by Global Water 
Resources (includes Santa Cruz Water Company and Palo Verde Utilities Company).  All new 
development within the D3 PAD will be served by Global Water Resources.  Existing sewer 
mains in the roads surrounding Phase 1A will serve new development within Phase 1A.  An 
existing sewer main running along the south and east sides of Phase 1B will serve Phase 1B.  
The D3 PAD Engineering Team will develop additional sewer mains and private service lines as 
needed to serve the developments within each phase. 
 
Discussions with Global Water Resources and the City have commenced to determine service 
needs.  Since the area (Copper Sky) was master planned previously, the D3 PAD will only need 
to compare the prior Master Plan to the proposed plan to make sure no sewer system upgrades 
are required. 
 

Potable Water 
Water services for the entire D3 PAD area is currently provided by Global Water Resources 
(includes Santa Cruz Water Company and Palo Verde Utilities Company).  All new development 
within the PAD will be served by Global Water Resources.  Existing water mains in the roads 
surrounding Phase 1A will serve new development within Phase 1A.  An existing water main 
running along the west and north sides of Phase 1B will serve Phase 1B.  D3 PAD will develop 
additional water mains and private service lines as needed to serve the developments within 
each phase. 
 
Discussions with Global Water Resources and the City have commenced to determine service 
needs.  Since the area (Copper Sky Park) was master planned, the D3 PAD will only need to 
compare the prior Master Plan to the proposed plan to make sure no water system upgrades 
are required. 
 

Dry Utilities 
Existing infrastructure for natural gas (Southwest Gas), electric (Electrical District 3/ED3), cable 
television and telephone (Century Link) is already in place and well established throughout the 
D3 PAD area in both Phase 1A and Phase 1B.  All necessary contractual arrangements, 
relocations, augmentations, and easement provisions will be arranged with each of these 
various servicing companies during final design and engineering.  Kinder Morgan has petroleum 
and/or natural gas pipeline facilities in the D3 PAD area and Arizona Department of 
Transportation has traffic facilities along the west side of the D3 PAD area.  
 

Overall Project Serviceability  
The D3 PAD is, for all intents and purposes, an extensive infill and redevelopment project. The 
basic framework of utility infrastructure necessary to ultimately serve the project is already in-
place or is project-convenient. While relocations, augmentations, and/or various upgrades will 
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ultimately be necessary, to one extent or another, to provide the improved utility services 
needed for the proposed facilities, and while some of these efforts might be somewhat 
complicated in nature, all of them fall within the realm of the normal engineering and design 
challenges that routinely accompany large-scale urban infill redevelopment. 

 
 

 
 
 
Summary of utility report was provided by RPA. 

 
 
 
 
 
 



All Rights Reserved ©S3 BioTech LLC, July 2022 51 

4.4 Public Utility Service Providers 
 
Agencies and Companies providing services to the Project include: 
 
Electrical: 
 Electrical District No. 3 
 41630 W. Louis Johnson Drive 
 Maricopa, AZ 85138 
 T | 520.424.9021 

 
Water/Sewer: 
 Global Water Resources 
 21410 N. 19th Avenue, Suite 220 
 Phoenix, AZ 85027 
 T | 480.360.7775 

 
Gas: 
 Southwest Gas 
 3401 E. Gas Road 
 Tucson, AZ 85714 
 T | 877.860.6020 

 

Police Department: 
City of Maricopa Police 
39675 N. Civic Center, Plaza S 
Maricopa, AZ 85138 
T | 520.316.6800 

 
Fire Department: 

City of Maricopa Fire/Medical 
39700 W. Civic Center Plaza 
Maricopa, AZ 85138 
T | 520.568.9098 

 
School District: 

Maricopa Unified School District 
44150 W. Maricopa Casa Grande Hwy 
Maricopa, AZ 85138 
520.568.5100 

Communications: 
Orbitel Communications: 
21116 N. John Wayne Parkway, Suite B-9 
Maricopa, AZ 85139 
T | 480.895.8084 

 
Century Link 
100 Centurylink Drive 
Monroe, LA 71203 
T | 318.388.9000 

 
 
Note: See Appendix 6.6 Will Serve Letters from Utility Companies 
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5.1 D3 PAD Proposal 
 
The D3 PAD features several over-arching elements and programs which are consistent with 
and will accelerate the completion of the entire 160-acre Copper Sky Park plan. The primary 
elements of the D3 PAD, as they relate to the Copper Sky Park redevelopment, will be 
integrated with the current Copper Sky Park. All the new amenities will be a state-of-the-art, 
first of its kind development for the City of Maricopa. Furthermore, the D3 PAD Campuses will 
provide the next generation of healthcare needs, an economic engine to grow healthy and 
sustainable Community and tomorrow’s education today. The D3 PAD Proposal features the 
following components broken-down by each Campus: 
 

Medical Campus (Phase 1A): 
1. Maricopa ER Hospital 
2. MOB/Outpatient Surgery Center 
3. Select-Service Hotel 
4. Condominiums/Extended Stay 
5. Smart Parking Structure 
6. Extended Care and Physical Therapy Center 

 
Innovation Campus (Phase 1B): 

1. Behavioral Health & Sports Psychology 
2. Life Science & Innovation Center 
3. Condominiums/Extended Stay 
4. Apartments 
5. Sports and Science Academy of Virtue 
6. Makers Shop/Movie Studio 
7. Smart Parking Structure 

 
 
In practical terms, the D3 PAD is providing a development plan that the City of Maricopa has 
been seeking. For this reason, the subject D3 PAD proposal can be considered in full accordance 
with the City of Maricopa’s 2040 Vision: Strategic Plan and the General Plan. 
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5.2 D3 PAD Proposed Land Use Regulations and Standards 
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Building Heights and Elevations 
The height of the new buildings at each campus will be in accordance with the following 
requirements: 
 

1. Building heights shall be measured from the grade level to the top of the finished roof 
deck. 
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2. Building parapets are allowed to extend above the top of the finished roof deck by a 
maximum of fifteen feet (15’). 

 
3. Roof-top appurtenances are allowed to extend above the top of finished roof deck a 

maximum of fifteen feet (15’). 

 
Existing and Proposed Shared Parking Lots 

The existing Copper Sky Park already contains significant surface parking that can accommodate 
events of various sizes.   
 
D3 PAD Medical Campus smart parking structure will be fully occupied during peak business 
hours while the Copper Sky Park’s surface parking lot (multi-generation facility) will be mainly 
utilized in the afternoon/evening and weekends.  Based on an early study performed by 
CivTech, the D3 PAD Medical Campus will need up to two hundred (200) sharable parking 
spaces for the staff parking requirements during regular business hours, Monday through 
Friday. Evenings and Weekends are not required to have shared parking.  
 
The Innovation Campus is expected to have sufficient parking spaces to meet City of Maricopa 
requirements. 
 

 

Potential Location for Shared Parking (Unpaved Areas) 
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Specialized Vehicle and Bike Parking Requirements 
The specialized vehicle and bicycle parking requirements detailed below apply to the D3 PAD. 
 
Regulatory parking requirements are hereby established for the D3 PAD to meet the unique 
operational demands of the Medical and Innovation Campuses, its professional medical staff, 
research staff, administrative staff, patients and visitors. 
 
The following specific parking requirements for the D3 PAD will follow the City’s parking 
ordinances. Calculations for all categories will be provided at the time of future Development 
Package(s): 
 

1. Accessible parking will be provided in the quantity and size to meet the prevailing 
requirements of the Americans with Disabilities Act. 
 

2. Parking for alternative fuel vehicles will be provided based upon demonstrated need, 
with no specific minimum percentage requirement. 

 
3. Carpool parking spaces will be provided based upon demonstrated need, with no 

specific minimum percentage requirement. Carpool spaces will be located in reasonable 
proximity to primary public and staff entrances. 

 
4. Valet parking will be provided as needed at each campus. 

 
5. Bicycle parking spaces will be provided per City Code. 

 
6. Bicycle storage lockers are not permitted along the public façade of any public building. 
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5.3 D3 PAD Phasing and Sequence 
 
The D3 PAD at Copper Sky Park will occur in two primary phases. The initial phase will include 
the Medical and Innovation Campuses composed of hospitals, medical office buildings, 
outpatient surgery centers, behavioral health and sports psychology, select-service hotel, life 
science and innovation center, sports science academy, apartments, smart parking structure 
and extended stay/condominiums. Due to the stormwater retention issues the site presents, 
the baseball fields will need to be relocated during the construction of Phase 1A to ensure 
sufficient stormwater retention for the overall area. 
 
Once the City relocates its current Police Dispatch Center, D3 will repurpose the old center by 
expanding the Medical Campus to add an extended care and physical therapy center. This 
phase (expansion plan) is to be determined. 
 

The ultimate build-out of all phases within 26.3 acres will result in over 1.6 million square feet 
of diversified building uses as described in the summary below.  
 
Phase 1A: Medical Campus Anticipated Buildout: 1 thru 36 Months 
 
Phase 1B: Innovation Campus Anticipated Buildout: 1 thru 48 Months 

 
S3 is a multi-faceted developer whose end goals and products are beyond construction. S3 
BioTech is a technology orchestrator that utilizes real estate development to bring a critical 
mass of innovators together to invent the future.  D3 already has key anchors to develop new 
healthcare technologies and operators to provide healthcare, education and other services to 
Maricopa and the region. 
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The following illustrates the sequencing diagram: 
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5.4 Height Analysis 
 
Medical Campus (Phase 1A):    Square Feet  Floors  Height 

1. Maricopa ER Hospital    51,000   3  60’ 
2. MOB/Outpatient Surgery Center  108,000  3  60’ 
3. Select-Service Hotel    120,000/150 Rooms 7  100’ 
4. Condominiums/Extended Stay  205,000/100 Units 7  100’ 
5. Smart Parking Structure      2  30’  
6. Extended Care & Physical Therapy Center 75,000   3  50’ 

 
Innovation Campus (Phase 1B): 

1. Behavioral Health & Sports Psychology 75,000   3  50’ 
2. Life Science & Innovation Center  100,000  5  75’ 
3. Condominiums/Extended Stay  185,000/90 Units 12  150’ 
4. Apartments     375,000/375 Units 5  75’ 
5. Sports & Science Academy   270,000  3  50’ 
6. Makers Shop/Movie Studio   30,000   1  15’ 
7. Smart Parking Structure 

 
See below images depicting the proposed heights of potential buildings. 
 

 
Elevation View Noting Heights of Proposed Buildings 
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Rendering of Medical Campus Noting Height of each Potential Building 

 

 
Rendering of Innovation Campus Noting Height of each Potential Building 
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5.5 Architectural Design Guidelines 
 

Architectural Design Guidelines 
The Architectural Design Guidelines section seeks to create a foundation for design that will 
ensure development of an attractive, high-quality mixture of architectural styles unique to the 
Arizona desert and the City of Maricopa. The following guidelines have been organized with 
core proposed initiatives that express the aspirations for the D3 Master Plan and the intended 
design outcome.  
 
While still conceptual in nature, the overall design direction is illustrated in a manner that 
provides clarity and definition to the D3 vision. The Guidelines provide direction as to the scale, 
mass, materials, detailing and overall character of the building design. In addition, the site 
design and landscape are expressed within the context of outdoor spaces and places.  
 
Creative applications of materials, colors and textures will be encouraged. The design of each 
building within D3, including complementary uses such as retail, restaurants, and hotels, will be 
compatible using similar or harmonious materials and colors while creating a strong individual 
identity consistent with their individual use and purpose. In this document, we provide 
representative examples of materials and colors. More detailed and specific information on 
materials finishes and color will be provided with each Final Development Plan/Major Site Plan 
applications. 
 

 
Example of Building Architecture 
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The desirable architectural design elements for the medical, office, hotel, retail, and multi-
family residential buildings (the uses for the initial phases of the project) include: 
 

1. Building modulation, indentations and architectural details. 
 

2. Building entry accentuation. 
 

3. Four-sided architecture. 
 
Primary building entrances shall be emphasized through the use of special building materials, 
architectural design and enhanced landscaping. Windows and glazing areas should include a 
variety of shapes, insets, shading devices, accent mullions or other treatments that 
complement the overall building design.  
 
The D3 PAD has been envisioned to maintain and enhance an active pedestrian environment 
and encourage walkability and social interaction. 
 
The D3 PAD Architecture will be Modern or Contemporary Architectural Styles that project the 
future of the City of Maricopa and that celebrate the context of the desert Southwest with rich 
materials, features and components will be incorporated into the Design Review package.  
 

 
Interior Perspective within the Innovation Campus 
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Building Massing 
The visual impact of a building depends not only on its size, but also on the relationship 
between its length, width, height–the proportions of the building and adjacent buildings. Also, 
features such as primary entries, windows, color and material are factors in the visual 
impression of a building. 
 
Building wall articulation will be required for all of the buildings with appropriate details and 
elements to help create pedestrian scale and a sense of quality.  
 
The building massing elements provide varied architectural components that undulate and 
articulate the façade both vertically and horizontally, providing a base, middle and top.  The 
ground floor is articulated with the movement, texture, relief and layering of elements creating 
depth and shade enhancing the pedestrian experience.  These features also help to reduce the 
overall scale of the building and provide visual interest. Overhangs and metal louvers/fin walls 
will provide solar relief to the glazing. 
 
The development will provide shaded environments for the pedestrian through building 
overhangs, structures and/or landscaping placement. 
 

Building design shall incorporate the following techniques: 

1. Variation in the rooflines and form. 
 

2. Use of ground level arcades and covered area. 
 

3. Use of protected and recessed entries. 
 

4. Use of vertical elements on or in front of expansive blank walls. 
 

5. Use of pronounced wall plane offsets and projections. 
 

6. Use of focal points and vertical accents. 
 

7. Inclusion of windows on elevations facing streets and pedestrian areas. 
 

8. Retaining a clear distinction between roof, body and base of a building. 
 

9. The connectivity and walkability that conjoins each building. 
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Roofs 
Any pitched-roof structures should be covered with “pre-finished” metal roofing or pre-cast 
“color-thru” flat concrete tile. Flat roofs shall be an earth-toned non-reflective material. 
 
Variations in rooflines, parapets and/or other significant roof or canopy forms shall be used to 
reduce the scale of commercial and industrial-flex buildings. Roof size, shape, material, color 
and slope should be coordinated with the scale and theme of the building. Parapets for 
concealing flat roofs shall feature three-dimensional cornice treatments (where appropriate) or 
other similar details that enhance the building architecture. Where not used in conjunction 
with other roof elements, parapets should vary in height. 
 

Elevations and Walls 
Particular attention to detail shall be given to all sides of buildings so that the main 
architectural theme/style is articulated on all sides. Materials shall be carried from the main 
elevation throughout the entire design of the building. 
 
 

 
D3 Medical Campus Northwest Elevation Perspective 
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D3 Medical Campus West Elevation Perspective 
 

 
D3 Medical Campus Northeast Elevation Perspective 

 

 
D3 Medical Campus East Elevation Perspective 
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Building Entrances 
All buildings shall have clearly defined entrance(s) incorporating elements such as: 
 

1. Canopies or porticos 
 

2. Overhangs 
 

3. Recesses/projections 
 

4. Arcades 
 

5. Raised parapets 
 

6. Arches 
 

7. Entrance framed by outdoor pedestrian features or enhanced landscaping 
 

8. Architectural details integrated into the building structure to frame the entryway 
 

9. Integral planters or wing walls that incorporate landscaped areas and/or sitting areas 
 

10. Enhanced pedestrian surfaces. 
 

 

 
Interior Perspective within the Medical Campus Identifying Elements listed above 
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Building Materials 
The buildings may use common clay brick, granite, marble, or other natural stone, concrete 
masonry units (provided that surfaces are integrally colored, painted, stained or have attractive 
exposed aggregate which must be approved as to color and texture) and shall have 
architectural relief, architectural metal, and stucco or plaster (synthetic systems simulating 
stucco or plaster are permitted) provided that finishes must be smooth or sand. 
 
Glass use is encouraged as a major elevation component when appropriate. Glass walls and 
windows should incorporate recesses, shading devices such as overhangs, louvers, screens etc. 
to reduce solar gain.  
 
Durable materials like Metal, either painted, natural unfinished or patinaed are encouraged as 
primary wall coverings or as feature wall accents.  
 
The use of Accent Walls and materials should be used to help frame building compositions, help 
articulate the “3D form” of the buildings.  
 
Concrete may be allowed provided that the building is highlighted with architectural features 
that create a corporate image. All exterior wall materials and design must be approved in 
conjunction with the Final Development Plan (FDP). 
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Color Palette 
Creative applications of materials, colors and textures will be encouraged as will natural 
building material colors. All exterior walls are encouraged to be painted, stained, or integrally 
colored in neutral earth tones. 
 

Accent colors found in the native desert palette are encouraged to provide design interest and 
diversity. All colors and combinations of colors, as well as color scheme for each elevation, must 
be reviewed and approved with the Final Development Plan (FDP). 

 



All Rights Reserved ©S3 BioTech LLC, July 2022 71 

Lighting 
This D3 PAD recognizes the applicability of the City of Maricopa Outdoor Lighting Code (OLC). At 
the same time, federal regulations and guidelines for health care facilities, together with 
existing Copper Sky Park lighting requirements specifically adopted to satisfy these federal 
standards, may contain provisions which lie outside the strict provisions of the OLC. Any 
divergence between these guidelines and the OLC is wholly due to the fact that hospitals 
operate twenty-four hours a day in perpetuity. 
 

 
Example of Current Pedestrian Lighting at Copper Sky Park 

 
Furthermore, around-the-clock video surveillance is required of all major outdoor vehicular 
circulation, parking, and patient and staff drop-offs and entries. These areas, which comprise 
the majority of the campus complex, must receive sufficient lighting to ensure full visitor and 
staff safety, security, visibility and comprehensive video monitoring. In order to meet these 
objectives, light standards and fixtures at heights of up to twenty-five feet (25’) have proven 
necessary in similar campuses and are anticipated at the D3 campuses. This D3 PAD expressly 
intends a final lighting plan and photometric design which satisfies these operational 
requirements and associated federal requirements. 
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Example of Intended Lighting at the Festival Garden/Retail Area 

 

Helistop Area 
The hospital helistop will comply with Federal Aviation Administration (FAA) recommended 
design standards for safety and operational design criteria for hospital helicopter transport and 
helistop area. Emergency helicopter services and related uses in the D3 PAD will be primarily 
focused on the transfer of stabilized patients from the hospital to other facilities that can 
provide the more intensive treatment needed.  The helistop location will be determined in the 
final site plan.  The D3 PAD hospital’s helistop will allow unencumbered access. 

 
Building Service Areas 
Loading and delivery zones, outdoor storage areas, garbage and recycling areas and other 
similar exterior improvements facing residential neighborhoods, public spaces, or perimeter 
edges of the PAD site will be screened with a continuous landscape screen or decorative 
masonry wall.  These walls shall be a minimum of six (6) feet high and designed to prevent 
unreasonable light, noise and visual impacts. This requirement does not apply to the site where 
a loading dock is already substantially screened by buildings or other landscaping. 
 

Specialized Loading Zone Requirements  
The D3 PAD final site plan submittal will designate and specify the required loading zones for 
each applicable building including the following: 
 

1. The loading zone and service facilities will be adjacent to each building and will support 
the operational functions. 
 

2. The loading and service area will be screened from view by a continuous landscape 
screen or by decorative walls not less than six feet (6’) tall. 

 
3. Vertical clearance above the loading and service will be a minimum of fifteen feet (15’). 
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4. Handling of oxygen and other medical gases within the loading and service area will be 
allowed in strict accordance with International Building Code (IBC) requirements. 

 
 

 
 
 

 
Medical Campus Integrated with a Helistop and Specialized Loading Zone 
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Signage 
While signage lies outside of the scope and authority of a PAD document, the signage within 
the D3 PAD will be effectuated within the provisions of the City of Maricopa Sign Code. Below 
illustrates an example of an existing sign at Copper Sky Park. 
 

 
 
The D3 PAD design team will be working separately with City staff to develop customized 
signage standards for the entire Copper Sky Park and D3 PAD and will identify the scope of 
whatever specific Sign Code variances may be necessary and permissible under the 
prescriptions of the Code.  A Comprehensive Sign Plan will be submitted at a later date. 
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The rendering below illustrates the major monument signage locations, Master Plan circulation 
signage and D3 Campus use entry signage. 
 
 

 
 

 

 
Corner of Bowlin Road and John Wayne Parkway (SR-347) Perspective 
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Main Entrance of MLK Jr Boulevard Perspective 

 
 

 
New Entrance from John Wayne Parkway (SR-347) to Innovation Campus Perspective 
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5.6 Landscape Requirements and General Concepts 
 
The D3 PAD will implement a regionally appropriate low water-use, desert-adapted plant 
palette throughout the entire site that will feature varying textures and colors of plant material 
so as to create a world-class inviting and comfortable aesthetic for everyday users, visitors, and 
patients. The landscape design will reinforce vehicular, as well as pedestrian, circulation 
throughout the property by highlighting primary circulation routes and key entry points to all 
site facilities and functions. 

 
Trees will be placed appropriately to provide shade for pedestrians, while also allowing visibility 
for wayfinding and signage to all campus facilities and functions.  
 
A low water-use irrigation system will be utilized for all landscape areas. The system will 
incorporate an automatic controller, flow sensing valves, rain shut-off capability, and will also 
be metered separately to record historical water usage throughout the site. 
 

 
Open Landscape Space along Innovation Campus 

 
The John Wayne Parkway (SR-347) frontage, as well as internal areas within the site, will 
feature water elements designed in a manner appropriate to the local environment. The visual 
attraction will provide a sense of place and significantly enhance the D3 experience as a major 
destination environment within the Maricopa community.   
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Select pedestrian connections will be made with adjacent community sidewalks and designated 
trail routes to allow pedestrians to easily access the campus. Entry monuments and wayfinding 
will be located to emphasize pedestrian nodes and will complement the design theme and 
material/color palette for the campus. Surface drainage and stormflows will be captured within 
landscape areas whenever practical, and use of Low-Impact Development (LID) and Green 
Infrastructure (GI) sustainable design principles will be implemented where feasible.  Below 
illustrates the walkability and connectivity throughout the Park. 
 

 
 
General Landscape Elements and Guiding Objectives  
 

1. Integrate clear pedestrian routes and public spaces that encourage use with pedestrian-
friendly amenities such as benches, pedestrian nodes, and shade. 
 

2. Encourage the use of outdoor public spaces between buildings and along John Wayne 
Parkway (SR-347) frontage by integrating benches, tables and landscape features to 
enhance the usability of these outdoor spaces. 

 
3. The landscape improvements shall provide shade for pedestrian routes and gathering 

areas through the placement of trees and/or building overhangs and shade elements. 
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Open Space Plan 
Passive and active open spaces will be further defined in the Final Site Plan. 
 
 

 

 
Accessible Open Space Areas at the Innovation Campus 

 
Internal Landscape Areas 
Open spaces and green spaces provide peaceful, connected environments from which both 
visitors and patients can benefit. The D3 PAD presents many opportunities for such open 
spaces. These open spaces will be utilized to foster green spaces of varying sizes throughout the 
campus and, as such, establish an overall green infrastructure. Landscaping will be integrated 
into these available spaces and will conform with the overall landscape concept and landscape 
framework character of the larger PAD property.  
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John Wayne Parkway (SR-347) Landscape 
The John Wayne Parkway (SR-347) arterial landscape frontage shall be significantly enhanced 
along the western edge of the D3 PAD site, providing a landscape area that is aesthetically and 
functionally upgraded with the use of water feature elements. The entrances from John Wayne 
Parkway (SR-347) into the D3 PAD site will be gateway entries, inviting visitors – as well as 
everyday users – into the site through an aesthetically beautiful entry zone.  
 

 
John Wayne Parkway (SR-347) Perspective of Medical Campus 

Streetscape Landscape 
The landscape plantings along all roadway/streetscape areas will ensure all visual clearances 
are provided within applicable sight visibility triangles at intersection locations. Screening shall 
be required for all parking lots along the roadways and will be accomplished with low screen 
walls. The street landscape shall require a minimum of one (1) canopy tree for every thirty (30) 
linear feet of landscape border or fraction thereof, excluding vehicular ingress or egress points. 
The required trees may be planted at variable spacings. Vegetative ground cover shall be 
provided by integrating shrubs, accents and ground covers at a rate of at least three (3) plants 
per one (1) tree.  Ground cover consistent with the existing Park shall be used in all landscape 
areas not otherwise covered with vegetation. 
 

 
Internal Ring Road, Streets and Access Lanes 
This new landscaping will conform to the overall landscape concept and landscape framework. 
The street landscape shall require a minimum of one (1) canopy tree for every thirty (30) linear 
feet of landscape border or fraction thereof, excluding vehicular ingress or egress points. The 
required trees may be planted at variable spacings. Vegetative ground cover shall be provided 
by integrating shrubs, accents and ground covers at a rate of at least three (3) plants per one (1) 
tree.  Ground cover consistent with the existing Park shall be used in all landscape areas not 
otherwise covered with vegetation. 
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Finding 
The Arizona Department of Transportation (ADOT) currently owns and maintains the right of 
way (ROW) for John Wayne Parkway (SR-347) that is immediately adjacent to the project site. 
This requires coordination in regard to the improvements within or adjacent to the ROW. 
 

Solution 
As part of the redevelopment of Copper Sky stormwater retention, it will be beneficial for the 
City of Maricopa to secure the ADOT ROW and take over management of the ROW.  However, 
this may take several years to complete.  In the meantime, District 3 will coordinate and obtain 
all necessary permits to complete the improvements within ADOT’s ROW.  This will also provide 
an opportunity to reduce the travel speed in this segment of roadway creating a safe and 
complimentary environment. 
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5.7 Circulation Plan 
 
Emergency Service Vehicle Facilities, Routes and Parking  
Medical Campus - The routing of emergency-service vehicles (ambulances, etc.) within the D3 
PAD will utilize John Wayne Parkway (SR-347) and Bowlin Road. Given the focus of the hospital 
at the Medical Campus, emergency vehicle traffic is anticipated to be light.  There is a dedicated 
emergency vehicle fire life and safety corridor from Bowlin Road and parking for the Maricopa 
ER Hospital.  Upon completion of the Medical Campus there will be multiple entrances and exits 
including John Wayne Parkway (SR-347) for right turn in and right turn out and off Greythorn 
Avenue entrance which will connect the Campus to MLK Jr Boulevard and Bowlin Road. 
 
Innovation Campus - During construction, the Behavioral Health and Sports Psychology 
facilities, located in the Innovation Campus, will be mainly accessible through MLK Jr Boulevard. 
The completion of the Innovation Campus will create cross circulation, providing ingress/egress 
with multiple access points including emergency vehicles.  
 
The diagram below illustrates the overall vehicular circulation throughout the Park and future 
expansion connectivity to the east and surrounding neighborhoods. 
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Copper Sky Park Main Entrance Considerations 

The Copper Sky Park main entrances from John Wayne Parkway (SR-347) will be created into 
grand entrances to the Park. The D3 PAD will maximize the allowable frontage along John 
Wayne Parkway (SR-347) to potentially create a river walk with beautiful landscaping.  
 
Please see major (red) and secondary (blue) entrance locations as illustrated below: 
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Luxury Condominium Perspective 

Reconstruction of MLK Jr Boulevard 
MLK Jr Boulevard will be reconstructed to provide connectivity to future development to the 
east of Copper Sky Park as circled in red below. This area will become the center of the Park and 
will be highlighted with a grand sculpture representing Copper Sky Park. 
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5.8 Parking Demand and Request 
 
S3 BioTech has completed a parking demand analysis for the Medical and Innovation Campuses 
performed by CivTech. Their methodology takes the specific facility use, the likely time of use, 
the duration of the visit and number of employees.   
 

Medical Campus (Phase 1A) 
The parking study concludes that eight hundred five (805) total spaces will be required for the 
functions of the Medical Campus. Currently, the preliminary Medical Campus site plan indicates 
a total of six hundred five (605) parking spaces as broken-down below: 
 

1. The two floor, main parking structure area located under the condominium will need to 
have a minimum of three hundred sixty-seven (367) parking spaces.  
 

2. There will need to be one hundred (100) dedicated spaces to the condominium 
residents within the parking structure. 
 

3. There will be approximately two hundred thirty-eight (238) surface parking spaces 
located around the campus. 

 

Request 
The Medical Campus will need to have a shared parking agreement with the City of Maricopa to 
utilize approximately two hundred (200) parking spaces in the existing adjacent parking area 
that is currently unpaved (multi-generation facility).  This potentially shared unpaved parking 
area will be paved as part of the completion of Phase 1A. This total exceeds the calculated 
demand during peak business hours, Monday thru Friday, 7 am to 5 pm. 
 

Innovation Campus (Phase 1B) 
The parking study concludes that one thousand three hundred forty-three (1,343) parking 
spaces will be required. The D3 PAD Innovation Campus will provide one thousand three 
hundred fifty (1,350) parking spaces. 
 

1. The Majority of parking will be on the new elevated ground level under the entire 
Innovation Campus.  
 

2. Other dedicated parking spaces for ambulances, patient drop offs, visitors, deliveries 
and valet will be provided per each building requirement based on the final site plan. 

 
3. Four hundred sixty-five (465) spaces will need to be reserved for residents, three 

hundred sixty-six (366) will need to be provided for Employees and five hundred twelve 
(512) will be provided for visitors.  
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In summary, the D3 PAD has employed demand-based analysis to ensure adequate functional 
parking.  We are committed to providing safe, efficient and proximate parking for all visitors, 
employees and others who may use the facilities provided.   

 
 
For more information refer to table below and Appendix 6.2 Parking Analysis Summary, all 
information was provided by CivTech. 

 
 
Medical Campus (Phase 1A):    SF/Units Parking Requirements  

1. Maricopa ER Hospital    51,000  1 space per 1,000 SF 
2.  Employees    51,000  .53 space per 1,000 SF  
3. MOB/Outpatient Surgery Center  108,000 3 spaces per 1,000 SF 
4.  Employees    108,000 1.6 spaces per 1,000 SF  
5. Select-Service Hotel    120,000/150  1 space per Unit 
6.  Employees    120,000/150 .15 space per Unit   
7. Condominiums/Extended Stay  205,000/100 1 space per Unit 
8.  Visitor     205,000/100 .15 space per Unit   

 
Innovation Campus (Phase 1B): 

1. Behavioral Health & Sports Psychology 75,000/120 .39 space per Unit   
2. Life Science & Innovation Center  100,000 2.58 spaces per 1,000 SF  
3. Condominiums/Extended Stay  185,000/90  1 space per Unit 
4.  Visitor     185,000/90 .15 space per Unit  
5. Apartments     375,000/375 1 space per Unit 
6.  Visitor     375,000/375 .15 space per Unit   
7. Sports & Science Academy   270,000/150 .3 space per Unit   
8. Makers Shop/Movie Studio   30,000  1 space per 1,000 SF  

Total     

 

 

*Any proposed use not in accordance with this table shall refer to the most recent adopted City 

of Maricopa Zoning Code as determined by the Zoning Administrator. 
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5.9 Smart Parking Structure Design Guidelines 

 

All new surface parking spaces will be above grade, similar to the Copper Sky Recreation 

Complex parking lots and new parking structures will be visually integrated and sufficiently 

screened into the overall character of the project.  

The General Design goals of the Parking Structures should consider the following concepts:  

• Reduce the apparent mass of a parking structure by stepping back upper levels if they 
are multi-level structures. 

• Articulate corners with stair and elevator towers as distinct, taller masses, that intersect 
and balance with the horizontal emphasis of the structure while also orienting users to a 
point of entry. 

• Internalize ramps to minimize the angular geometry of the structure. 

• Design podium parking and ground floor levels of above-grade parking structures to 
incorporate active commercial or residential space, human-scaled elements, and design 
features. 

• Locate at-grade and above-grade parking facilities at the rear or interior portions of a 
site to minimize their visual impacts. When possible, provide vehicular access to these 
facilities from alleys, side streets, or private drives. 

• When parking must be located along the street, minimize the frontage by orienting its 
short dimension along the street edge and treat frontage appropriately. 

• ‘Podium’ style parking structures should be designed so that they visually integrate with 
the building(s) located above them and appear to be one considered design. 

When possible, incorporate active uses such as retail etc. at the street or ground floor of the 

parking structure to enhance the pedestrian experience. Architectural treatments to the 

parking structure as well as landscaping, shading and seating areas should be considered.  See 

example images below of one of the proposed parking structures. 
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Aerial View of a Parking Structure 
 

 
Section Cut through Parking Structure 
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View of Parking Structure with Mixed-Use Usage along Street Frontage 

 

 
Rear View of Parking Structure 

 
 
Benefits of a Smart Parking Structure  
Smart Parking is a parking strategy that combines technology and human innovation in an effort 
to use as few resources as possible –such as fuel, time and space—to achieve faster, easier and 
denser parking of vehicles for the majority of time they remain idol. Typical time spent looking 
for an available space in an average parking structure is 2-5 minutes which creates micro-stress 
on the driver and an unnecessary waste of energy.  One of the benefits of the smart parking 
structure will allow the customer to identify an available space within seconds through the 
smart overhead display. 
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5.10 Interpretation and Modification of D3 PAD  
 
Chapter 5 (Section 5.2 D3 PAD Proposed Land Use Regulations and Standards) of this D3 PAD, 
together with the particular Land Use and Coordination with Park facilities presented Section 
5.3 have been structured to provide for clear interpretation and application to the City 
of Maricopa in regulating a specialized land use and zoning framework for the D3 PAD. In the 
event that supplemental D3 PAD changes or interpretations become necessary in the future, 
they shall proceed in accordance with the parameters described below. 

 

General Administration and Interpretation Authority 
The D3 PAD will not result in the modification or change of any existing City of Maricopa 

building codes or ordinances, except those portions specifically modified in this D3 PAD 

document, together with the modification of the applicable City of Maricopa Zoning Map. 

  
The D3 PAD shall be generally administered under the authority of the Director of the Planning 
and Development Services Department. Whenever a conflict arises between D3 PAD and the 
City of Maricopa Building Code or Ordinance the D3 PAD shall control. When the D3 PAD does 
not specifically address a particular topic, the City of Maricopa Building Code and Ordinance 
shall control. 

  
Amendments to the D3 PAD District 
The City of Maricopa’s Director of the Planning and Development Services Department may 
administratively approve minor changes to the specialized land use regulations and 
development standards set forth in this D3 PAD, provided such changes are not in conflict with 
the overall intent, goals and objectives of the D3 PAD as presented herein. 

  
A. Criteria for Minor Amendments and Associated Processes 
The following shall be considered minor changes that fall within the administrative purview of 

the Director of Planning and Development Services: 
 

1. Addition of new information to the D3 PAD, Site Plan, maps, or text that does not 
change the effect of any regulation, development standard, or guideline. 

2. Changes to the public or private infrastructure as presented herein as necessary to 
properly serve the intended site plan and which do not significantly increase the 
development capacity of the presented Site Plan nor alter the guiding goals and 
objectives of same. 

3. The addition of permitted uses that may not be specifically listed in Section 5.3 of this 
document, but which are determined to be sufficiently similar in type and nature to 
those explicitly listed as permitted. 
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4. Adjustments to the Development Standards in Section 5.3 of this document that are not 
harmful to the interests of the larger community or adjacent neighborhoods, or which 
are not explicitly stated in the D3 PAD, but which are consistent with the guiding goals 
and objectives of the project and which do not create any public health or safety issues. 

5. Adjustments to any aspect of Section 5.3 of this D3 PAD that is required in order 
to comply with changes in local, state or federal safety and/or health codes. 

  

B. Criteria for Major Amendments and Associated Processes 
Major amendments to this D3 PAD shall be those changes or modifications that materially alter 
the guiding goals, objectives, or Site Plan presented in the D3 PAD or which may result in 
significant impacts upon adjacent properties. 
 
Major amendments shall be processed in accordance with the City of Maricopa  
Planning and Development Services through a separate submittal. 
 

 
Innovation Campus Perspective 
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5.11 Pre and Post D3 PAD Approval Deliverables List 
 

1. Final Master Site Plan 

2. Final Engineering Reports 

3. Final Grading and Drainage Reports 

4. Final Grading and Drainage Plans 

5. Final Public Right of Way Scope of Work and Responsibility 

6. Final Traffic Impact Study 

7. Final Economic Impact Study 

8. Final ALTA Surveys  

9. Legal Descriptions 

10. Design Review Package including each Building Schematic, Landscape Plan, Lighting 
Plan, Signage Plan, Final Development Standards and Design Guidelines 

 

 
 

The D3 PAD Proposal will trigger the PAD approval by City Council, however the D3 PAD final 
scope of the project may change based on the City’s approval of the deliverables listed above.  
All Architectural renderings are subject to change until the final site plan and building design 
review phases are approved. 
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5.Appendix 

 

  

      
 

Chapter 6 

Appendix 
 

 
Thoughts produce actions, repeated actions 

become ”artless” art that will lead ubiquitous 
action for success. 
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6.1 Summary of Projected Economic Impact  
 
District 3 at Copper Sky Park represents 1.6 million square feet of truly mixed-use space 
including a medical campus, luxury condo rentals, a hotel, an innovation campus with a sports 
psychology center, a life sciences center, and a sport science academy. The total investment will 
exceed $762.2 million to develop this project and create an estimated 11,500 construction 
related jobs (direct, indirect and induced). 
 
All totaled, the project will create 2,819 total jobs and generate over $289.8 million in 
economic activity every year at buildout.   
 
The construction of project will generate a total of $81.9 million in tax revenues to the State, 
Pinal County and the City of Maricopa.  The City’s construction tax revenue is estimated at 
$17.0 million. 
 
At build out, total tax revenues to state and local governments would be an estimated $20.3 
million annually.  The State of Arizona will collect $10.0 million, Pinal County will collect an 
estimated $4.1 million and the City of Maricopa will collect over $6.3 million (in 2022 dollars) 
each year from primary and secondary tax revenues generated by residents, commercial 
operations and tourists.   
 
Over a 30-year timeline, the total economic output is projected to reach $4.3 billion while the 
total fiscal impact for all jurisdictions will reach an estimated $512.4 million. 

 
 
Summary of Economic Impact Study was provided by Elliot D. Pollack and Associates. 
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6.2 Parking Analysis Summary 
 
The purpose of this analysis is to determine the peak parking demand for all of the proposed 
land uses. The peak parking demand for a typical weekday and weekend will be determined. 
 

 
 
Per the proposed vehicle parking ratios developed for this study and the use of Time-of-Day 
factors reported in ITE’s Parking Generation 5th Edition and ULI’s Shared Parking 3rd Edition, at 
the buildout of Phase 1A, a total of 805 parking spaces are required, 100 of which need to be 
reserved for residents, 202 of which need to be provided for employees off-site, and the 
remaining 504 spaces are to be made available for visitors and shared residential parking.   
  
At the buildout of Phase 1B, a total of 1,343 parking spaces are required, 465 of which need to 
be reserved for residents, 366 of which need to be provided for employees off-site, and the 
remaining 512 spaces are to be made available for visitors. 

 
 
Summary of Parking Analysis Study was provided by CivTech. 
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6.3 Proposed Medical Research and Development 
 
Today’s hospitals are fragmented: 

Not Sharing Information - IT budgets are the 2nd largest cost for hospitals after labor expenses; 
despite the expenditures, hospitals are still inefficient at sharing critical information. 

 
No Standardized System - There is no national or international standardized platform where 
information can be shared inside and outside hospitals, or within the same healthcare systems. 
 
No Patient-Centric Solutions - Worldwide hospital-centric healthcare systems result in 
significant inefficiencies that increase patient risk and the overall cost of healthcare. 
 

The rapidly changing digital healthcare landscape should be driven by one goal: to connect the 

greatest number of people to medical professionals using an intuitive platform to provide the 

best healthcare services, information and user experiences imaginable. 

Imagine a world where you own and control your personal medical information. A place where 

you decide when, where, and with whom you securely share your medical information. 

Fueled by global advances in emerging digital healthcare technology, the future holds 

extraordinary opportunities for exponential growth. At its heart lies the Internet, a driving, 

unifying force spinning off in multiple directions with multiple access points such as smart 

devices. As on-demand services increasingly replace traditional linear services, the shift we are 

witnessing toward digital healthcare platform distribution will only escalate. 

Preventative Healthcare Solutions - Worldwide consumers increasingly demand preventative 

healthcare solutions.  

On-Demand Services - 90% of Americans use digital healthcare tools. The increasing number of 

smart mobile devices is nearing the global population. 

Efficient and Cost-Effective IT Systems - The US spends approximately 18% of its GDP on 

healthcare. However, these expenditures are neither cost effective nor efficiently employed. 

Need New Accessible MRI Machines - According to WHO, 90% of the global population does 

not have access to an MRI machine due to high costs. 

Increased Level of Innovative Education - If the world is going to benefit from precision 

healthcare, it must improve its R&D and educational capabilities. 

 
The D3 PAD Innovation Campus at Copper Sky Park in Maricopa, AZ will become a global center 

for medical innovation and research that will attract national and international talent, will 

create high-paying jobs and will provide significant economic impacts for the City.  
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The world is on an accelerated path of innovation moving towards precision healthcare 

solutions. One of the most important elements in the healthcare industry is to further 

accelerate the development of the new MRI with advanced medical imaging diagnostic data 

sciences to provide personalized care solutions with greater accuracy at the  

“speed of thought.”       

Columbia University (“Columbia”) is recognized as the global leader in Magnetic Resonance 

Imaging (“MRI”), the most comprehensive worldwide medical imaging technology. The science 

behind today's MRI devices was discovered by Dr. Isidor Isaac Rabi at the Columbia University 

Research Lab and he was awarded the Nobel Prize in Physics in 1944. Columbia again wants to 

lead the world in magnetic resonance research and developed many of the essential 

components of new accessible MRI devices.   

 

The drawbacks of existing MRI devices are their large-footprint, tremendous weight, excessive 

operating cost and substantial energy requirements. The result has been slow distribution to 

the global healthcare industry.   

Continuing its MRI legacy, Columbia at the Zuckerman Mind Brain Behavior Institute in 

conjunction with a world-renowned MRI expert John Thomas Vaughan Jr, Ph.D. has developed 

a new smaller scale, lower cost accessible MRI (“aMRI”) device which is integrated with an 

“Automated Optimized Scan Workflow” and is portable. Use of the new aMRI device requires 

less training for the operator, is much more efficient and significantly reduces operating costs. 

The innovative breakthrough makes the MRI portable for the first time at one-tenth the cost of 

a current MRI machine.    

For current 1.5 tesla MRI machines manufactured by GE or Siemens, cost of the machine and 

installation ranges from $2.5 - $8 million including structural reinforcement of the building. 

Maintenance costs include continuous refilling of helium 3 to 4 times a year for the cooling of 

the machines, which is very expensive. Whereas an aMRI will cost approximately $350,000 - 

$450,000 for a compact, all-inclusive unit that operates on a standard 110-V/220V power 

supply and is cooled by standard liquid nitrogen that does not need refilling for the life of the 

device. Placement, installation, and maintenance costs are minimal.   

Through a National Institute of Health (NIH) grant of over $20 million, Columbia has successfully 

developed an aMRI that scans a human head. The University is now looking for a business 

partner, a sponsor and a site to develop a full body scanning aMRI that is portable and does not 

require a mechanical or specialized room. It can also be self-contained on a small trailer and can 

be pulled by a pickup truck to make it accessible anywhere, anytime.   

Arizona University Participation  
Several universities have expressed an interest in long-term research and development 

initiatives at the D3 Innovation and Research Campus at Copper Sky Park.   
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The University of Arizona is interested in exploring next generation medical applications of 

these technologies, such as in trauma centers, to quickly determine the severity of injuries of 

the patients for immediate care. Another breakthrough application, due to portability of the 

device, will be to bring the aMRI to the surgical room rather than moving the patient to an MRI 

Center.  The University is also very interested in exploring AI diagnostic solutions. 

Arizona State University is interested in exploring utilizing the aMRI for diagnostic evaluations, 

such as brain injuries, at area sporting events. ASU is also interested in working with the U.S. 

Department of Defense on use of the aMRI for various military applications on the battlefield 

and post-deployment.   

Accessible MRI Market Potential  
This year alone, the global Medical Imaging market is estimated to be $42 billion. According to 

the World Health Organization only 10% of the world's population currently has access to MRI 

imaging. This is due to high device and operational costs as well as limited MRI device 

availability. Accessible MRI lowers device and operating costs significantly - providing wide 

availability and access to remote locations, smaller hospitals, surgical rooms, individual medical 

offices or anywhere there is a need.   

Traditional MRI manufacturing is dominated by Siemens (23.2% market share) and General 

Electric (22.2% market share). Sales for GE's Systems Division (includes imaging, ultrasound, life 

care solutions and enterprise) was $14.9 billion in 2018. Columbia licenses certain key MRI 

technologies to these companies.   

Currently there are 36,000 MRI devices in the world today and 2,500 devices are sold each 

year. Top MRI device availability per nation is:  

1. First is Japan (55.4 units per million residents),  
 

2. Second is the U.S (37.5 units per million residents),   
 

3. Third is Germany (34.5 units per million residents),  
 

4. Fourth is Italy (28.24 units per million residents), and   

 
5. Fifth is S. Korea (27.0 units per million residents).  

 
There is a steep drop off after that, with the 10th greatest access in Ireland at (15.3 units per 
million residents). Southeast Asian, China, India and African nations are not on the list which 
suggests a large market for aMRIs.   

Estimated Project Cost  
$30 million to build the first two aMRIs (One at Columbia and the second to be located at the 

D3 Innovation and Research Campus at Copper Sky Park).  



All Rights Reserved ©S3 BioTech LLC, July 2022 99 

Conclusion  
Through a partnership among Columbia University, the City of Maricopa, S3 and Arizona’s 

leading universities, we will develop a next generation aMRI device that will become an anchor 

for the Innovation Center at the Copper Sky Park and provide solutions to many urgent global 

precision healthcare challenges.   

S3 BioTech’s Medical Campus Vision  
The ever-changing world of healthcare demands, more than ever, that health systems and 
healthcare companies be guided by a set of principles and values that provide the clarity of 
vision and directional compass for insuring intelligent decisions and leadership. The D3 Medical 
Campus addresses this challenge in head-on fashion through its core mission: making a 
difference in people’s lives through excellent patient care. This mission places the patient at the 
center of everything the S3 BioTech medical partners strive for. 
 
The challenge for the D3 Medical Campus providers, as with all health-system companies, is to 
meet the demands of the healthcare industry in innovative ways that continuously improve 
patient care and the resultant health of our communities, while doing so in a way that also 
ensures the companies collective economic and long-term viability, such that continued 
community health and wellness can be sustained. 
 
S3 BioTech’s vision is to be a national leader that sets new standards through a patient centric 
system, rather than hospital centric systems and services. Through this innovation, patients will 
be able to manage their own appointments and medical records via easy access on their smart 
phones.  The system and convenient location within the community should minimize typical 
bureaucratic problems associated with large healthcare systems.  The quality of services and 
the patient experiences will meet the needs of 21st Century customers.  
 

D3 PAD Innovation Campus Key Research Areas: 
1. Sports Medicine 
2. Advanced Orthopedic Surgical Solutions 
3. Accessible MRI Devices 
4. Mobile Imaging and Testing Units 
5. AI Bio-Medical Imaging Acquisition Diagnostic and Delivery System  
6. DNA Research  
7. Cloud-Based Delivery Systems  
8. Data Management and Storage Solutions  
9. Quantum Computing Integration  
10. Bio-Metric Security Systems  
11. Picture Archiving Communication Systems (PACS)  
12. Advanced Robotic Surgery Solutions and Training  
13. Personalized Pharmaceutical Medicines through 3D Printing  
14. Brain and Spine Injuries  
15. Early Detection of Dementia  
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16. Regenerative Medicine  
17. Cardiovascular Disease  
18. Diabetes Detection and Treatments  
19. Mini-Proton Cancer Treatment Solutions  
20. In-Home Healthcare and IoT Integrated Solutions  
21. Remote Patient Monitoring Solutions  
22. Nutraceutical and Pharmaceutical Delivery Tracking Systems (Traceability)  
23. Virtual Film Production  
24. Smart Personalized Medical App 
25. Digital Immunization Standardized Records 
26. 3D Imaging Diagnostic Systems 
27. Personalized Travel Medical Records 
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Sports and Science Academy of Virtue at Copper Sky Park 
This year alone, mankind will generate more unique information than it has generated in the 
last 5,000 years. World information and communication technology is evolving at an 
unprecedented rate. The 4th Industrial Revolution is pressuring almost every industry to change 
current practices and adapt to today’s consumer demands. 
 
The global educational industry response to this growth is failing with no concrete solution in 
sight. Current educational systems are based on 19th century curricula, with 20th century 
teaching methods, that are not aligned with how today’s students are “wired” to learn. 

•  In the near future, 60% of current jobs will be replaced by technology-based jobs. 

•  Traditional family values are declining. 

•  Family interactions are increasingly infrequent. 
 
It is essential that we teach our students tomorrow’s education today. The Sports and Science 
Academy of Virtue at Copper Sky Park will be employing the international award-winning 
Applied Active Learning Curricula in addition to elite sports programs. The Academy will elevate 
today’s education programs and future career path opportunities. 
 
The Academy will also instill excitement and passion for education by rewarding student 
accomplishments that are guided by a “finish what you start” philosophy. 
Most importantly, a student’s progress is measured by individual effort, dedication, 
perseverance, creativity, contribution and demonstrated proficiency. 
 
The Sports and Science Academy of Virtue will offer unique and diverse academic curricula 

integrated with athletic programs to offer a balanced education for 21st Century students.  The 

Academy’s commitment is to support the improvement of the full potential of individuals to 

become not only elite athletes but also true role models by building self-confident individuals 

with leadership virtues that are valued and appreciated by society.  
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The Academy’s Sports Facilities and Athletic Programs 
The Sports and Science Academy of Virtue at Copper Sky Park is an elite, high-performance 
sports training institution and boarding school that caters to the needs of student athletes and 
professional athletes, who are determined to increase their skill levels in their individual sports. 
Programs include physical skills, mental toughness and most importantly, installing a positive 
attitude and will power integrated with body and mind wellness, self-respect, leadership, 
character building and to help athletes achieve their goals. 
 
The Academy will be comprised of a group of international experts who will carry out applied 
research to develop new and innovative methods for high-performance enhancement and 
training in the following areas:  

• Sports Psychology  

• Strength and Conditioning  

• Sports Biomechanics  

• Talent Identification  

• Sports Physiology  

• Sports Biochemistry 

• Research and Quality Assurance  

• Sports Nutrition 

• Mentorship and Motivation 
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The Academy will also host conferences on important topics within the field of sports science 

and share innovative resources that will positively impact athletic programs around the world. 

Today’s coaches and players rely on relevant data and information to enable athletes to reach 

their full potential. The acquisition of data and the utilization of information has revolutionized 

the world of sports. The Academy’s high-performance sports training facilities will be integrated 

with cutting-edge technologies and advanced equipment necessary to generate relevant 

information required to support and enhance our athletes’ performances.   

The Academy will use a holistic approach to fully support athletes in their searches for 

perfection by integrating all the psychological, physical and physiological variables that 

strengthen athletic performance.  

The focus of each sports department will have the same three-tiered approach:  

• Identify athletes will and desire 

• Develop individual potential 

• Provide personalized training methods based on science and research  

 

 

The Sports and Science Academy of Virtue at Copper Sky Park will become a prime destination 

for aspiring young and experienced athletes who are seeking to reach their greatest potential, 

as well as for recreational athletes who want to intensify their fitness or increase their skill 

level. The Academy’s goal is to be a preferred facility for all individuals who share a common 

passion for growth, success and total athletic development to achieve personal victory. 



All Rights Reserved ©S3 BioTech LLC, July 2022 104 

The Academy will provide the following services: 

• Boarding School for Sports and Science Academy 

• Training Programs for Professional Athletes 

• Sports Camps 

• Sports Clinics 

• Sports Leagues for Youth and Adults 

• Tournaments 

• Online Coaching 

• Team Training and Corporate Retreats 

• Physical Therapy, Rehabilitation and Recovery Center 
 

The Academy will provide the following sports programs in its initial phase: 

• Track and Field 

• Soccer 

• Baseball and Softball 

• Basketball and Volleyball 

• Football 

• Golf 

• Lacrosse 

• Tennis 

• Tae Kwon Do 

• Wrestling 

• Swimming 
 

In the United States the IMG Academy in Florida currently has 1,300 students, in grades 6-12.  

95% of the students will receive athletic scholarships to attend universities.  Annually over 

5,000 students will apply for admission and approximately 12% are accepted.  There is a high 

demand for an elite sports academy located on the West Coast.  

 

 

IMG Academy in Florida 



All Rights Reserved ©S3 BioTech LLC, July 2022 105 

 

Aspire Sports Academy in Qatar 

While the Academy offers elite sports programs, most importantly we will work individually 

with students on best effort-based improvement, to gain self-confidence by instilling their 

positive attitude, dedication to duty, discipline and perseverance.  The Academy’s athletes will 

have passion and excitement on their long journey to accomplish their goals. 

 

Sports and Science Academy at Copper Sky Park 

Strength comes from health, 
Speed comes from effort, 
Will power comes from faith, 
Technique comes from practice, 
Composure comes from experience, 
Progress comes from new methodology. 
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Sports and Science Academy of Virtue Facilities  
 
The Facility will include the following: 

• Student Residence Hall 

• Coach and Staff Housing 

• Welcome Center 

• Team Locker Rooms 

• Visitor Locker Rooms 

• Conference Rooms 

• Team Meeting Rooms 

• Video Rooms 

• Cafeteria 

• Classrooms 

• Science Laboratories 

• Maker’s Shop 

• Athletic Lounge 

• Wellness Spa with Meditation Rooms 

• Physical Therapy 

• High-Performance Training Facility 

• Fitness Center 

 

The Academy’s Training Methodology 
Physical Conditioning – In most sports, endurance and speed are the foundation, reaching top 
physical condition is one of the keys to athletic success. Our experts in the physical conditioning 
program will design a program personalized for each student’s sports requirements and will 
allow each athlete to reach the pinnacle of his or her physical conditioning in a chosen sport. 

• Speed, agility and movement 

• Endurance conditioning 

• Strength and power 

• Flexibility, balance and core 

• Mental composure 
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Sports Science - Includes athlete development pathways, periodization, performance analytics, 
recovery, performance and technology innovation. 
 
 

 

 
Nutrition - Our nutrition experts at the Academy understand that nutrition is the fuel for the 
athlete’s body. Nutrition must support the high demands of the athletic performance as well as 
a high–level and demanding lifestyle.  Our goal is to both educate our athletes as well as train 
them to understand the importance of the right nutrition during training, competing, at home 
resting or while traveling.  

• Optimal everyday nutrition 

• Athlete eating plans 

• Nutrient intake and timing 

• Hydration strategies 

• Dietary supplements 

• Body composition and framework 

• Body weight issues 
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Sports Medicine - Includes injury prevention, evaluation and assessment, injury management, 
mental and physical rehabilitation and return to play management. 
 

 
 
 
Personalized Training - At the Sports and Science Academy our athletes will receive 
personalized, science-based training tailored to their needs in order to reach their athletic 
goals.   
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Cognitive Training - Attention span, muscle memory, vision training, reaction time, decision 
making, ethics and values. 
 
Mental Training and Mental Conditioning - Coaches and athletes are becoming increasingly 
aware of the importance of mental training and conditioning in the development of a successful 
athlete. Mental training guides athletes to develop high-performance mindsets which helps 
them build self-confidence, focus, determination and to compete at their highest levels possible 
physically and mentally.   
 

Mental conditioning includes mental toughness, awareness, energy management, thought 
management, teamwork, concentration, control, composure, consistency, confidence  
and will power. 
 

 
 
 

Conclusion 
It is often said that true business breakthroughs are unprecedented combinations of what has 
come before. The Sports and Science Academy of Virtue at Copper Sky Park is doing just that. 
The remarkable combination of advanced training facilities, education, training programs and 
medical services will be a exceptional opportunity that will put Maricopa, Arizona on the map 
as an elite location for athletes and their success. 
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6.4 ALTA Survey and Legal Description for Medical Campus 
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6.5 ALTA Survey and Legal Description for Innovation Campus 
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6.6 Will Serve Letters from Utility Companies 
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6.7 Existing Environmental Factors 
 
Three primary environmental factors are relevant to the D3 PAD, namely surface drainage and 
hydrology, existing native plant resources and landscaping and soils. Each of these is discussed 
further below. 
 

Existing Drainage Patterns and Site Hydrology  
As indicated in the Existing Conditions in Section 4.2, Parcels 1, 2 and 4 will need to be  
filled, compacted and graded so that the finished floors of the proposed buildings will  
be above the Flood Zone. It is anticipated that the existing “dog park retention basin”  
for the Vekol wash will be re-engineered.  Additional modifications to the existing drainage  
channel that parallels John Wayne Parkway (SR-347) may also be necessary. This modification 
and the relocation of off-site storm water will be addressed further in the Grading and Drainage 
Report (G&D) that will be submitted with the Design Review Permit (DRP). 
 
On site retention will consist of a combination of “open to sky” detention areas and  
underground stormwater detention structures. This will be further discussed in the G&D  
report with the DRP submittal. 
 
The D3 PAD is primarily under-developed land. The proposed solution will accommodate the 
current stormwater retention and outflow in a manner similar to the existing plan.  Currently 
160 acres at one foot of water is being retained and allowed to flow in a controlled manner.  
For example, by going two feet deep would require 80 acres and/or by going 6 feet deep would 
require 27 acres. 
 

Off-Site Characteristics and Downstream Issues  
The offsite flows are coming from the south and flowing north towards Santa Cruz Wash in a 
earthen channel parallel to John Wayne Parkway (SR-347).  This channel located east of John 
Wayne Parkway (SR-347) does not have a capacity to convey 100-year flow.  The total offsite 
flow at the southwest corner of the site is 1,600 cfs per a previous study completed by J2 
Engineering Consultants.  A large concrete weir structure is designed along the east bank of this 
channel to allow 800 cfs to enter into Vekol Basin and remaining 800 cfs continues north in a 
channel.  This channel has a triple reinforced concrete box culvert 8’ X 4’ crossing at MLK Jr 
Boulevard.  This channel makes a 90-degree turn and crosses John Wayne Parkway (SR-347) 
near the Bowlin Road alignment.  There is a triple 8’ X 6’ reinforced concrete box culvert 
crossing at this location.  The downstream project constraints include invert and size of the 
existing box culvert crossing at John Wayne Parkway (SR-347) and Bowlin Road.  The capacity of 
this box culvert is 800 cfs and cannot be increased without major improvements to the box 
culverts under John Wayne Parkway (SR-347).     
 

Regional Watersheds 
The project area is part of the Vekol Wash tributary watershed.  This watershed flows from 
south to north towards Santa Cruz Wash.  There is an existing floodplain encompassing the area 
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documented in FEMA map # 04021C0741F, effective date of 06/16/2014.  The Vekol Park 
Drainage Report prepared by J2 on November 15, 2012, further refined the floodplain and 
removed several properties out of the floodplain.  
 

On-Site Characteristics 
The onsite drainage improvements will include storm drains, and scuppers to capture and 
convey the storm water and discharge it into the adjacent Vekol Wash located just west of the 
development.  In lieu of the 100-yr, 2-hr onsite retention basins, City may require a first-flush 
basins prior to discharging into a regional Vekol Wash drainage channel.  The onsite drainage 
improvement also includes removing part of the detention basin located at the south end of 
the site and providing additional detention volume within the existing baseball field located at 
the southeast corner of the Vekol Park.  An existing open channel will be replaced with the 
proposed underground box culvert system.  An existing weir structure will be replaced with 
junction box structure which will split the flow towards north and east.  The flow split of 800 cfs 
will drain towards east into a newly designed detention basin facility.  The flow split of 800 cfs 
will drain towards north into a newly designed box culvert system up to Bowlin Road.    
 

Finding and Solution 
D3 PAD Site Analysis primary findings are relatively insignificant to integrate with the proposed 
D3 PAD campuses at Copper Sky Park. 
 
Finding 
The current Copper Sky Park required stormwater retention volume is one foot deep over 160 
acres or six feet deep over 27 acres. 
 
Solution 
Due to planned build out of the Innovation Campus, the former dog park area and some of the 
soccer field areas will be raised to street level. The baseball and softball fields located on the 
eastern edge of the project (red circled area) will need to be relocated off-site to mitigate the 
drainage impacts and meet the stormwater retainage requirements. The new soccer fields will 
replace the baseball fields and the elevations will be lowered approximately six feet to 
accommodate the stormwater retention requirements. 

 

 
Conceptual Site Plan for Stormwater Retention Solution 
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6.8 Geotechnical Conditions  
 
The soil conditions underlying Copper Sky Park’s undeveloped land are unremarkable. All 
geotechnical preparations necessary to facilitate the redevelopment of the D3 PAD site can be 
considered routine. The current site conditions are being evaluated by our Geotechnical 
Consultant. 
 
ProTex Team drilling 1/19/2022: 
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6.9 Natural and Built Constraints  
 
Given that the D3 PAD area is already developed as a heavily used community park, there are 
no natural environmental constraints impacting its redevelopment as planned by the D3 PAD 
project. The most important environmental factor that must be addressed is the historical 
drainage impacts that have occurred within the Park. As a result, surface stormwater flows will 
be retained on the sports fields in case of overflows.  
 
A major component of this D3 PAD is the implementation of a retention/detention solution, 
comprised of both underground and surface facilities. Together with relocating the baseball 
fields and re-engineering the retention basin to store more stormwater overflow volume and 
creating subsurface storage along John Wayne Parkway (SR-347), all of which will serve to 
significantly alleviate the drainage impacts to the Park and downstream.  
 
The built constraints impacting the proposed redevelopment of the D3 PAD come in the form of 
those rather standard issues that impact any large infill project, with the following being 
especially challenging in this campus setting:  
 

1. The construction of major new medical facilities while maintaining the Park while other 
facilities must remain in full operation.  

 
2. The provision of needed utility services and upgrades for the new facilities while 

ensuring no interruptions of existing services.  
 

3. Accomplishing all of the above in an environment that places a premium value on the 
Community and use of the Park. While all these issues place their own particular 
demands on the developer, none of them is extraordinary. D3 and its partners are well-
versed in successfully managing such endeavors. 

 

Since the existing MU-G, TR and PAD areas are primarily under-developed land, there are few 
built constraints to address:  

1. To the east is the existing Maricopa Police Dispatch Center whose functions are in the 
process of being relocated.  
 

2. To the south of the Medical Campus area will be an assisted living facility and is 
currently in the planning stage and to the south of the MLK Jr Boulevard entrance from 
John Wayne Parkway (SR-347) is a new La Quinta Inn.  

 
3. The site is also bounded by three streets, John Wayne Parkway (SR-347), Greythorn 

Avenue, and MLK Jr Boulevard. 
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6.10 Visual Analysis of Current Site 
 
Future development within the D3 PAD will maintain the existing major transportation corridor 
along John Wayne Parkway (SR-347). The new Medical Campus will be located at the corner of 
Bowlin Road and John Wayne Parkway (SR-347) providing easy access for the consumers 
through a new grand entry. The Innovation Campus will be located at the southwest corner of 
Copper Sky Park. The current site access is off of John Wayne Parkway (SR-347) at MLK Jr 
Boulevard entrance. A new grand entrance will be created off of John Wayne Parkway (SR-347) 
upon completion of the Innovation Campus. 
 
A detailed viewshed analysis will be provided with each future development package submittal 
attendant to any new building construction within the D3 PAD. These detailed view analyses 
will address views into the D3 PAD from off-site locations, as well as from interior PAD areas 
toward its off-site viewsheds. 
 

Visibility from Surrounding Properties and Land Uses  
The D3 PAD Medical Campus site is primarily visible from the John Wayne Parkway (SR-347) to 
the east. The neighborhoods to the immediate north from the Medical Campus (along Bowlin 
Road) currently view the single-story Police Dispatch Center and a vacant lot. Our current plan 
indicates a 3-story ER Hospital and MOB along Bowlin Road which is consistent with the senior 
care facility adjacent to our project.   
 
The D3 PAD Innovation Campus is located on the southwest corner of the Park adjacent to the 
neighborhood to the south which will be buffered by an irrigation canal and a 125’ landscaped 
setback. To the north of the Innovation Campus is a 4-story La Quinta Inn. The tallest building 
within the Innovation Campus adjacent to the La Quinta Inn will be 150’ overall in height. 
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6.11 Existing Community Facilities and Resources 
 
The D3 PAD is located within the award winning 160-acre Copper Sky Park which is heavily 
utilized by the Community and region for a variety of activities. Key Park facilities include: 
 

Copper Sky Recreation Complex  
Completed in 2014, the Complex is the sporting, fitness, recreation and leisure destination in 
Maricopa. The anchor is the Multi-Generational Center, a 52,000 square foot recreation center. 
The Center includes a top-of-the-line fitness center, an elevated running/walking track, aerobic 
dance studios and classes, two full-size basketball courts, activity and multi-use program 
spaces, a child watch center and a catering kitchen. The Center charges a modest monthly fee 
for membership.  
  
The Complex also has an aquatics facility with an eight- lane competition pool and a 
recreational pool with a splash pad, lazy river slides, a diving well and a climbing wall along with 
water volleyball and aerobics.  
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Copper Sky Lake   
Copper Sky Lake is five acres with a maximum depth of 13 feet. The Lake is stocked regularly by 
the Arizona Game and Fish Department.  The lakeside also includes a picnic area, playgrounds 
and a walking path around the lake which is interconnected to the Park.  
 

 
 

Police Dispatch Center  
In 2016 the Center began offering 9-1-1 and dispatch services in the approximately 8,000 
square foot building. A staff of ten dispatchers, one supervisor and a communication manager 
work 12 hours shifts and acts as the primary answering point for the City police and fire 
departments. The City is currently constructing a new state-of-the-art Public Safety Building 
that is planned to open in 2023.  
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Sports Fields   
Copper Sky Park has eight multi-purpose sports fields (four with lighting), three lighted softball 
fields and one full-size lighted baseball field.  
 

 
 

Dog Park  
In D3’s opinion, the current dog park is the most underutilized portion of the Park. The dog park 
area provides a significant portion of stormwater retention for the Park.  As the future D3 PAD’s 
Innovation Campus site, this area will require the most extensive civil engineering of the project 
due to the new grand entrance to the Park, requiring elevation of the building site, re-
engineering of the stormwater retention area and landscaping with water features.  
 

Other Park Amenities  
The Park currently includes an amphitheater, skate park, basketball courts, volleyball courts, 
sand volleyball courts, tennis courts, pickle ball courts, frisbee golf, horseshoe pits, large event 
green spaces and a large playground area.  
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6.12 Current Developments by Others 
 

La Quinta Inn 
The La Quinta Inn and Suites by Wyndham opened at Copper Sky Park in 2021. The 89-room Inn 
has an indoor pool and spa with easy access to Copper Sky Park amenities. The La Quinta Inn is 
located directly north of the future Innovation Campus.  
 

 
 

 
Season’s Living at Copper Sky    
Shea Connelly Development was granted City approval of its proposed Seasons Living senior 
living facility in 2021. The facility will be more than 125,000 square feet on 3.22 acres south of 
the D3 Medical Campus.  The facility will offer a variety of care levels from independent living, 
to assisted living and to memory care.  This facility will have 146 units.   
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6.13 Existing Transportation and Relevant Public Streets 
 
Within the vicinity of the D3 PAD, several streets provide direct access to Copper Sky Park.  MLK 
Jr Boulevard is in the center of the park and facilitates important circulation functions to and 
from the property.  Currently the intersection of MLK Jr Boulevard and John Wayne Parkway 
(SR-347) does not have a signal light. Bowlin Road provides multiple access points to the Park 
from the north.  The intersection of Bowlin Road and John Wayne Parkway (SR-347) currently 
has a signal light.  
 

 
 

Relevant Public Streets  
Streets that provide for mobility and access to the D3 PAD site are as follows: 
 

John Wayne Parkway (SR-347) 
John Wayne Parkway (SR-347) is the major north-south highway.  This highway provides 
approximately a ½ mile frontage along the west boundary of the D3 PAD and Copper Sky Park. 
John Wayne Parkway (SR-347) is a four-lane highway with medians, bike lanes, sidewalks on 
west side of John Wayne Parkway (SR-347) only, and east side of highway has a drainage 
channel that is unimproved.  D3 PAD plan is to provide the solution to improve the entire ½ 
mile long frontage along John Wayne Parkway (SR-347) and provide grand entrances to the D3 
PAD project and Copper Sky Park.   

 
MLK Jr Boulevard and Bowlin Road 
MLK Jr Boulevard is the main entrance to the Park from John Wayne Parkway (SR-347).  Bowlin 
Road is an east-west arterial roadway that runs directly north of the existing Copper Sky Park 
providing access to services, the Park, the Police Dispatch Center and a Park maintenance 
facility. To the north, Bowlin Road provides access to existing and future neighborhoods. 



All Rights Reserved ©S3 BioTech LLC, July 2022 129 

6.14 Subdivision Platting 
 
The D3 PAD is presently comprised of multiple property tax parcels.  
 
The Medical Campus is currently two parcels totaling approximately 9.7 acres plus a .89-acre 
sliver parcel along John Wayne Parkway (SR-347). S3 BioTech’s understanding is that these 
three parcels were not a part of the original Copper Sky Park development.  Recently, the City 
purchased these parcels with the vision of creating a Mixed Use Commercial district along with 
the enhancement of the Copper Sky Park.   
 
Refer to Appendix 6.4 for the ALTA Survey and Legal Description of the Medical Campus. 
 
The Innovation Campus parcel is a part of the original Copper Sky Park development. Currently 
this area is a dog park, soccer fields and a parking lot which consists of approximately 12 acres 
that will need to be sub-divided and recorded separately from Copper Sky Park.   
 
Refer to Appendix 6.5 for the ALTA Survey and Legal Description of the Innovation Campus. 
 
The current approximate 5-acre Police Dispatch Center is a stand-alone parcel and will be the 
site of future Medical Campus expansion.   
 
Notes: 

1. The public Right-of-Way may need to be reconfigured as determined in the final Master 
Plan and/or through Development Agreements.  

 
2. MLK Jr Boulevard will be reconstructed to provide connectivity to future development 

to the east of Copper Sky Park. This area will become the center of the Park and will be 
highlighted with a grand sculpture representing Copper Sky Park. 
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Project Narrative  
 

Project: 

District 3 (D3) at Copper Sky Park consists of three campuses totaling over 2.5 million square 

feet of buildings on an under-developed area of the Park, comprised of 52.3 acres. 

 

Development Companies: 

• S3 BioTech LLC/Applicant (Master Plan Developer) 

• Abraham Dewitz (Partner) 

 

Why Maricopa: 

• City was voted the #1 best place to raise a family. 

• Second fastest growing city in Arizona. 

• Approximately 35 minutes from Phoenix Sky Harbor International Airport. 

 

Key Anchor Projects: 

• Maricopa ER Hospital 

• Outpatient Surgical Center and MOB 

• Behavioral Health and Sports Psychology 

• Sports and Science Academy 

• Select Service Hotel 

• Life Science and Innovation Center 

 

Project Phase and Timelines: 

• Phase 1A: Medical Campus Anticipated Buildout: 1 thru 36 Months (14.3 acres) 

• Phase 1B: Innovation Campus Anticipated Buildout: 1 thru 48 Months (12 acres) 

 

Future: D3 is an exceptional development that looks to the future, while preserving and 

revitalizing Copper Sky Park in ways that blends its unique amenities with generous public park 

open spaces and many new services for the City of Maricopa. 

 

Vision: D3 embraces the goals set forth in the City’s General Plan and the City’s 2040 Vision 

Strategic Plan. 

 

Opportunity: The District 3 (D3) Planned Area Development (PAD) offers a once in a lifetime 

opportunity to transform an under-developed area of Copper Sky Park into a Medical Campus 

and an Innovation Campus, built to satisfy the needs and desires of the Community and the 

region.  
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Iconic: It is rare to find a half-mile of commercial frontage on a major highway going through 

the heart of a city where an iconic development can rise to represent Maricopa and its future 

prosperity as one of the nation’s fastest growing cities. 

 

Impact: D3’s ultimate vision is to drive economic growth through a true, eventual 52.3-acre 

mixed-use, live and work development composed of three campuses totaling over 2.5 million 

square feet of building area. According to a soon to be released study by Elliot D. Pollack & 

Company, 11,500 construction related jobs and nearly 3,000 annual operation-related jobs will 

be created.  The estimated construction tax revenue to the City is $17.0 million and it will 

collect over $6.3 million each year from primary and secondary tax revenues.  Over a 30-year 

timeline the total economic output is projected to reach $4.3 billion. (See Appendix 6.1 for 

more details). 

 

Elevate: Although the D3 PAD site is currently under-developed, a combination of both careful 

and bold urban design moves will elevate Copper Sky Park to another level including multiple 

grand entrances with beautiful landscaping and water features. 

 

Destination: D3 PAD is a dynamic and unique mixed-use project, and an experience destination 

to benefit the surrounding communities and beyond. 

 

Request: The applicant is requesting the current MU-G (Mixed-Use-General) and TR (Transition) 

to PAD (Planned Area Development) to allow a more consistent and integrated development to 

be constructed at Copper Sky Park. 

 

Conclusion: 

• City of Maricopa is pro-growth and business friendly. 

• Opportunity to build an iconic Smart City of the future. 

• Opportunity to build on the Maricopa brand as an Innovation Hub.  

• Instantly generating over 400 new medical related, high-paying jobs. 

• Upon completion of the project, D3 will create nearly 3,000 annual operational jobs. 
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Project Location Map 
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Site Plan 
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Radius Map of Property Owners Contacted 
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List of Property Owners Contacted 

 

 
 



All Rights Reserved ©S3 BioTech LLC, August 2022  8 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  9 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  10 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  11 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  12 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  13 

 
 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  14 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  15 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  16 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  17 

 
 

 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  18 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  19 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  20 

 
 

 

 



All Rights Reserved ©S3 BioTech LLC, August 2022  21 

Copy of Notification Letter 

 
S3 BioTech LLC 

Suite B100A-59 

7014 East Camelback Road 

Scottsdale, AZ 85251 

 

RE:  Case #PAD 22-03 

 District 3 at Copper Sky Park 

 

This site is generally located at Copper Sky Park within the City of Maricopa incorporated limits. 

 

Dear Neighbor, 

An application has been filed with the City of Maricopa by S3 Biotech LLC and related entities 

for a District 3 at Copper Sky Park development consisting of a Medical Campus and an 

Innovation Campus.  The meeting dates in regard to this request are as follows: 

 

Neighborhood Meeting: 

Thursday, July 28, 2022, at 6:00 p.m. 

Maricopa Library and Cultural Center 

18160 North Maya Angelou Drive 

Maricopa, AZ 85138 

 

Planning and Zoning Commission 

Monday, August 22, 2022, at 6:00 p.m. 

39700 West Civic Center Plaza 

Maricopa, AZ 85138 

 

City Council: 

Tuesday, September 20, 2022, at 7:00 p.m. 

39700 West Civic Center Plaza 

Maricopa, AZ 85138 

 

According to the Pinal County Assessor records, you are a property owner within 600 feet of the 

property under consideration.  In order to better inform you of the public meeting scheduled 

for this matter, this notice is being sent to you via first class mail. 

 

If you wish to provide input on this matter, you may attend each meeting or submit written 

comment before or at the meeting. If you have any questions concerning this matter, please 

contact Rodolfo Lopez at the City of Maricopa Planning Department at 520-568-9098. You can 
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also email him at rodolfo.lopez@maricopa-az.gov with the subject line of Case # PD22-03 and 

District 3 at Copper Sky Park. 

 

Please see additional pages for the project narrative and other exhibits. 

 

Sincerely, 

 

 

 

Britton Lee 

Chairman and CEO 

S3 BioTech LLC 

 

 

 

The Project 

 

District 3 at Copper Sky Park consists of three campuses totaling over 2.3 million square feet of 

buildings on an under-developed area of the Park, comprised of 52.3 acres. 

 

Development Companies: 

• S3 BioTech LLC/Applicant (Master Plan Developer) 

• Abraham Dewitz (Partner) 

 

Why Maricopa: 

• City was voted the #1 best place to raise a family. 

• Second fastest growing city in Arizona. 

• Approximately 35 minutes from Phoenix Sky Harbor International Airport. 

Key Anchor Projects: 

• 24/7 ER Hospital 

• Surgical Center 

• Behavioral Health and Sports Psychology 

• Sports and Science Academy 

• Select Service Hotel 

• Life Science Innovation and Research Center 

• Multi-Purpose Sports Complex 

• Festival Garden/Public Market 

 

Project Phase and Timelines: 

• Phase 1A: Medical Campus Anticipated Buildout: 1 thru 36 Months (14.3 acres) 

• Phase 1B: Innovation Campus Anticipated Buildout: 1 thru 48 Months (12 acres) 
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Future: D3 is an exceptional development that looks to the future, while preserving and 

revitalizing Copper Sky Park in ways that blends its unique amenities with generous public park, 

open spaces and many new services for the City of Maricopa. 

 

Vision: D3 embraces the goals set forth in the City’s General Plan and the City’s 2040 Vision 

Strategic Plan. 

 

Opportunity: The District 3 (D3) Planned Area Development (PAD) offers a once in a lifetime 

opportunity to transform an under-developed area of Copper Sky Park into a Medical Campus 

and an Innovation Campus, built to satisfy the needs and desires of the Community and the 

region. 

 

Iconic: It is rare to find a half-mile of commercial frontage on a major highway going through 

the heart of a city where an iconic development can rise to represent Maricopa and its future 

prosperity as one of the nation’s fastest growing cities. 

 

Impact: D3 plans to drive economic growth through a true, eventual 52.3-acre mixed-use, live 

and work development composed of three campuses totaling over 2.3 million square feet of 

building area. According to a soon to be released study by Elliot D. Pollack & Company, 11,500 

construction related jobs and nearly 3,000 annual operation-related jobs will be created. The 

estimated construction tax revenue to the City is $17.0 million and it will collect over $6.3 

million each year from primary and secondary tax revenues. Over a 30-year timeline the total 

economic output is projected to reach $4.3 billion.  

 

Elevate: Although the D3 PAD site is currently under-developed, a combination of both careful 

and bold urban design moves will elevate Copper Sky Park to another level including multiple 

grand entrances with beautiful landscaping and water features.  

 

Destination: D3 PAD is a dynamic and unique mixed-use project, and an experience destination 

to benefit the surrounding communities and beyond. 

 

Request: The applicant is requesting the current MU-G (Mixed-Use-General) and TR (Transition) 

to PAD (Planned Area Development) to allow a more consistent and integrated development to 

be constructed at Copper Sky Park. 

 

Conclusion: 

• City of Maricopa is pro-growth and business friendly. 

• Opportunity to build an iconic Smart City of the future. 

• Opportunity to build on the Maricopa brand as an Innovation Hub. 

• Instantly generating over 400 new medical related, high-paying jobs. 

• Upon completion of the project, D3 will create nearly 3,000 annual operational jobs. 
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Parcel # 51012014E. 

Proposed hours of operation: Hospital and Behavioral Health Center (24/7); Hotel. 

Condominiums and Apartments (24/7); All other facilities (800 a.m.-10:00 p.m.) 

Intent for the application: PAD designation to begin construction. 
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Proof of Newspaper Notice 
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Map of Neighborhood Meeting Signs 
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Pictures of Neighborhood Meeting Signs 

 

 

Sign Located on Corner of Bowlin and Greythorn 
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Sign Located on Corner of SR 347 and Bowlin 
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Sign Located by Dog Park Facing SR 347 
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Neighborhood Meeting Sign-In Sheet 
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Summary of Meeting 

 

Copper Sky Citizen Participation Meeting 

July 28, 2022, 6:00 pm 

Attenders: Dr. Ed Johnson, Tommy Strassenberg, Len Hack (S3 BioTech) 

Citizens: Alisa Haldin, Cecelia Garzon 

 

Dr. Johnson presented an overview of the project and indicated that there was an August 

meeting scheduled for Planning and Zoning and a September meeting for Council action. 

The floor opened for questions. 

 

1. Where is the dog park going?  The City is identifying multiple neighborhood sites for future dog 

parks to replace the dog park at Copper Sky Park. 

 

2. Where is the Police dispatch center going? The City is constructing new police station and 

dispatch center in the City.  The City will use the dispatch center, less two rooms, until the new 

site is completed next year. 

 

3. Breakdown of where the different fields are going (Soccer Fields are in the Copper Sky and 

baseball fields are locating to another site). The severe shortage of soccer fields was noted by 

both attendees. Dr. Johnson noted that S3 BioTech was required to replace the eastern baseball 

diamonds that will be relocated elsewhere in the City.  There should be additional softball fields 

at that site. 

 

4. What about the schools on site? Dr. Johnson state that a science and sport academy would be 

built for student athletes and other students at the Innovation Campus. S3 BioTech is also 

recruiting a high-profile international soccer team to would to Maricopa for the Academy and 

for “spring training.” 

 

5. Will there be a birthing center at the hospital? Dr. Johnson reported that there have been 

conversations about a center at the Medical Office Building.  Those discussions are ongoing. 

There will be a major pediatrics presence at the MOB. 

 

6. Will there be Smart City options? Dr. Johnson reported that they are working on Smart City 

components for use throughout the City. 
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7. Dr. Johnson discussed Mr. Lee’s background in technology and his goal to create a patient 

centric healthcare information model for the City and beyond.  

 

8. Will there be another letter in the future for residents within 600 FT? Dr. Johnson indicated that 

there would be another letter and citizen meeting if S3 BioTech brings forward another proposal 

for a SportsTainment District at Copper Sky Park. 

 

9. What about jobs? Dr. Johnson noted that a third-party economic impact study projects over 

10,000 construction jobs and over 3,000 permanent jobs at the Park. 
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