How Thistle Landing Office Park became
MD-PHX1 Data Center

A records-based look at the City of Phoenix zoning procedures used to approve Project 23-1632
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We ask questions and cite our sources

Registered 501(c)(3)

The Ahwatukee Community Alliance is a
non profit organization incorporated in
Arizona in May 2026, formed to inform

residents about Project 23-1632.

AHWATUKEE COMMUNITY ALLIANCE e PROJECT 23-1632

Every claim is sourced

Everything in tonight's presentation comes
from the City of Phoenix's own public
records: permit files, hearing letters,
Council documents, and ordinances.

We're not asking you to
conclude anything

We're laying out a documented timeline
and asking the City to answer specific,
written questions about the process it

used.
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ZONING 101

Not every approval gets the same review

The City of Phoenix uses different review paths depending on how big a change is. Think of it like home construction permits: repainting
a wall doesn't need a hearing, but adding a second story does. Zoning works the same way — bigger changes are supposed to get more
public notice and more review.

Examples: sign plan tweaks, technical corrections, minor time extensions Examples: rezoning, new land uses, text amendments to the zoning code
MINOR / ADMINISTRATIVE MAJOR / LEGISLATIVE
Fewer neighbors notified, less review Broad notice, neighborhood meetings, committee review

The question tonight: which end of this scale did Project 23-1632 actually go through — and does that match the size of what was
approved?
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The major zoning vehicles: six paths that need public input

Rezoning GPA (General Plan Amendment)

Changes what zoning district applies to a property — the base rulebook for what can be Changes a property's future land-use designation on the City's long-range General Plan
built there. map.

Special Permit PUD (Planned Unit Development)

Allows a specific use not normally permitted in a zoning district, usually with added A custom, site-specific zoning district that lets a developer tailor design, height,
conditions. density, and uses for one parcel.

PCD Amendment (Planned Community District) TA (Text Amendment)

A change to a Planned Community District — a custom, master-planned zoning district A formal proposal to change the wording of the City's Zoning Ordinance itself —
covering alarger area. citywide, not just one property.

All six of these paths require Village Planning Committee (VPC) review and broader neighborhood notice
unless a ‘fast track’” process applies.
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The fast track: two paths built for minor changes

PHO — Planning Hearing Officer Variances / Use Permits

A city official who holds hearings, typically once a month, on narrow Administrative-level approvals for narrow deviations from code, such as a
categories of requests: reduced setback or a specific minor use.

Stipulation modifications — changing or deleting specific conditions on
an already-approved rezoning
Time extensions — more time on a conditional zoning approval

. , . Il i ius of i h
Sign plan tweaks — minor changes to an approved sign plan SIS O RIS @I 17 (B 2K

Zoning reversions — reverting a property back to its prior zoning NE MEETSeinEee] MEs g Mt s

T e [ T e e No Village Planning Committee review

No Village Planning Committee review

Source: City of Phoenix Planning & Development Dept.
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What each path actually requires

Major Zoning Vehicles That Require Public Input Fast Track

Rezoning / Special
Permit / PCD
(Planned Community
District)

GPA PUD TA PHO
(General Plan (Planned Unit (Text (Planning Hearing
Amendment) Development) Amendment) Officer)

Variance /
Use Permit

Property owners notified 600 ft 600 ft 600 ft 600 ft 300 ft 150 ft
Neighborhood orgs notified 1 mile 1 mile 1 mile 1 mile 600 ft 600 ft
Neighborhood meetings required 1 1 2 1 0 0
Public sign size 4'x 8' 4'x 8' 4'x 8' 4'x8' 2'x2' 2'x 2!
. . Only if
VPC recommendation required Yes Yes Yes Yes . No
Chair elects

PHO and Variance/Use Permit reviews carry the smallest notice radius, no required neighborhood meetings, and no mandatory Village Planning Committee recommendation.

Source: City of Phoenix Planning & Development Dept., Zoning Review Requirements summary.



e
It started as an office park, not a data center B8

A conventional commercial rezoning

The property was rezoned in 1996 for commercial/office park use — the kind of everyday rezoning case shown on the left side
of the comparison chart, with full notice and review.

October 1997: stipulations set the limits

A Planning Hearing Officer report formalized development stipulations, including a height limit and a required comprehensive
sign plan — typical conditions for an office/commercial park development.

“That no buildings shall exceed two stories in height...” — 1997 PHO stipulation

Variance /
-—

600 ft 600 ft 300 ft 150 ft

Original rezoning case Z-
127-96-6

AT A GLANCE — FROM THE FULL COMPARISON CHART

Property owners notified

Neighborhood meetings required 1 2 1 0 0
VPC recommendation required Yes Yes Yes iny if No
Chair elects

Source: Planning Hearing Officer Report, October 15, 1997 (Case Z-127-96-6).



alula
A data center, requested through the minor-review process B8

The request came in as a stipulation modification

Attorneys for the developer asked the Planning Hearing Officer — the fast-track path built for minor corrections — to raise the
height limit from one story to 56 feet and delete the required comprehensive sign plan.

The letter itself names the use

The same letter states plainly what the new use would be.

“By changing to a less ‘traffic’ intensive primary use (data center)... the Project will be an enhancement and benefit to the
Snell & Wilmer letter to the community.”
Planning Hearing Officer

Source: Snell & Wilmer letter to the Planning Hearing Officer, December 11, 2023.



e
The project's own drawings called it a data center B8

Gensler design drawings, two months before Council action

Architectural drawings prepared by Gensler and submitted as part of the project record were titled “THISTLE DATA CENTER” —
roughly two months before the project reached the Village Planning Committee and City Council.

The vehicle used, however, was a minor stipulation modification

That is the review path built for sign-plan tweaks and technical corrections — not the path built for introducing a new large-
scale industrial use, shown on the “major review” side of the comparison chart.

AT A GLANCE — FROM THE FULL COMPARISON CHART

Rezoning / Variance /
Special Permit / Use Permit
PCD

Architectural drawings
submitted to the City

Property owners notified 600 ft 600 ft 600 ft 600 ft 300 ft 150 ft
Neighborhood meetings required 1 1 2 1 0 0

. . Onlyif
VPC recommendation required Yes Yes Yes Yes No

Chair elects

Source: Gensler architectural drawing set submitted with the PHO stipulation modification application.



alude
Presented to the City as “not strictly a data center” B8

Approved via the stipulation modification vehicle

The project was presented to the Village Planning Committee and, ultimately, City Council as “not strictly a data center” and a
“quiet user” — while the Gensler drawings on file described it plainly as a data center.

Why the label matters

A stipulation modification does not carry the same notice radius, neighborhood-meeting requirement, or mandatory

committee recommendation as a rezoning, Special Permit, or PUD — the paths that would normally apply to a new large
industrial use of this scale.

CITY OF P'HOENIX
@ i HEARING |

PLANNING | | cuscrmmorsezimace]

HEARING Southeast corner of
I EﬂFEl | m::"sll‘!ﬂlm!

Village Planning Committee
& Council review

< 204000
{006

PHO-1-24-Z-127-96-6_ADDITIONAL PHO-1-24-2-127-96-6

®

Source: City of Phoenix Village Planning Committee and Council hearing record, January 2024.



e
Renamed three weeks after Council ratified it B8

From “quiet user” to “Technology Center”

Approximately three weeks after City Council ratified the project, the developer renamed it from its working data-center name
to “Thistle Technology Center” — the name residents now see on public materials.

The underlying zoning record did not change

The rename did not involve a new rezoning, GPA, PUD, or Special Permit process — it followed the same stipulation-
modification framework used since December 2023.

Legistar File 24-0357

Source: Phoenix Legistar File 24-0357, March 20, 2024.



e
Phoenix later wrote a real rule for data centers B8

A citywide Text Amendment (TA), not a PHO stipulation

City Council adopted a Text Amendment creating, for the first time, a dedicated Special Permit requirement specifically for new
data centers — the kind of major review shown on the right side of our comparison chart.

A grandfather clause — and a quiet wording change

The ordinance exempts projects that already had “preliminary site plan approval” before August 2, 2025. The Planning

Commission's draft had required the higher bar of “final site plan approval” — the word changed to “preliminary” between the
Commission's vote and Council's adoption.

AT A GLANCE — FROM THE FULL COMPARISON CHART
. e i) Variance /
Ordinance G-7396 (Z-TA-2- Special Permit / poanee
PCD se Permit
25-Y)
Property owners notified 600 ft 600 ft 150 ft
Neighborhood meetings required 1 1 2 0 0
. . Onlyif
VPC recommendation required Yes Yes Yes . No
Chair elects

Source: Phoenix Planning & Development Dept. memo, July 1, 2025 (Item 108 / Ordinance G-7396).



e
The permit timeline has an unexplained gap B8

Preliminary approval expired before Final was approved

The Preliminary Site Plan (PRLM 2402543) was approved May 13, 2024, and expired May 10, 2026. The Final Site Plan (SCM)J
2504023) was approved May 26, 2026 — 13 days after the preliminary approval had already expired.

The Final Plat remains open

The Final Plat (PLAT 250089) is currently open and pending — abandonment steps must be completed before a certificate of
occupancy can be issued.

Why this matters

Preliminary & Final Site
Plan record

City approvals are generally expected to stay continuously valid for a project to keep moving through the permit process. Because the
Preliminary Site Plan had already expired when the Final Site Plan was approved, there is an open question about whether that chain of
approval stayed unbroken. ACA has referred this specific timeline to outside legal counsel for review before drawing any conclusion
about what it means.

Source: City of Phoenix permit records, PRLM 2402543, SCMJ 2504023, PLAT 250089.



The open question we're asking the City to answer

Across five separate written questions — numbers 1, 2, 3, 22, and 28 — the City has not identified the specific zoning

use classification (Section 626.F.2) under which this project is actually operating.

The original 1996 zoning case was for commercial/office park use.

Every change since — height, sign plan, and ultimately the primary use — has moved through the PHO stipulation-modification path, not
a rezoning, GPA, PUD, TA, or Special Permit.

The City's own 2025 ordinance shows it now recognizes data centers need a Special Permit — a major review, not a minor one.
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Reading the physical facts

Not a legal classification — an observation about what's actually being built

Power draw

257 MW is utility-scale — in the range of what a small city draws, not what an
office park or call center (the 1996 stipulations' original use) would need.

Dedicated electrical infrastructure

A standalone substation (SRP's Cactus Bloom Switchyard feeding Menlo's Magenta
Sands substation) is infrastructure built for a power plant or industrial campus, not
an office building.

Backup generation at industrial scale

100+ on-site diesel generators amount to a power plant's worth of backup
generation — a defining feature of the use, not an accessory to it.

Water and cooling demand

A sewer capacity increase (12" to 15") driven by cooling-system blowdown and
reverse osmosis reject water — not employee sanitary demand — points to
industrial process water use.

Building form

Five large single-tenant structures with parking cut over 90% from the office-park
design read as server/equipment buildings, not workplaces meant to hold people.

Together, these characteristics read closer to a heavy industrial or utility/infrastructure use than anything in the commercal or office family — likely why Phoenix's 2025 ordinance

had to create a brand-new “data center” use definition and Special Permit requirement even within the A-1/A-2 industrial districts. The existing categories didn't already have a clean
box for it.

This reflects an assessment of the physical facts, not a legal classification. Assigning the actual code section is a job for a zoning attorney reviewing the ordinance text.
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WHAT WE'RE ASKING FOR

Two specific, answerable requests

alulin

Name the zoning classification Explain the permit gap

Clarify the 13-day lapse between the Preliminary Site Plan's
expiration and the Final Site Plan's approval before further
permits move forward.

Publicly and in writing identify the exact Section 626.F.2 use
classification this project operates under.

Two minutes helps: call or email Council District 6 and ask for the City's written classification of the project's zoning use

council.district.6 @phoenix.gov



Stay informed. Stay involved.

nodatacenterahwatukee.org

info@ nodatacenterahwatukee.org

Ahwatukee Community Alliance is a registered 501(c)(3) nonprofit.
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