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Application Review methodology.
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PINNACLE VISTA

6239 E Pinnacle Vista Drive, Scottsdale, Arizona
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a. Scottsdale General Plan
b. Desert Foothills Character Plan
4. Conclusion
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1. Introduction

Overview

The development at Pinnacle Vista is a proposed attached single family condominium project in
the City of Scottsdale. The project consists of 16 condominium residences ranging from
approximately 863 to 1024 square feet each, plus a common pool/amenity area. There will be
an equal mix of 8 two-bedroom/two-bathroom residences and 8 one-bedroom/one-bathroom
residences; all containing a living/dining room and kitchen.

The developer has a successful track record, having built more than a thousand residences in
Scottsdale, Phoenix, Mesa and Chandler.

Location

The project is located on the Southwest side of E Pinnacle Vista Drive and North 64" Street, at
6239 E Pinnacle Vista Drive. The parcel has been zoned R-3 since 1982. The R-3 zoning category
is intended to fulfill the need for medium-density residential development while maintaining an
environment compatible with single-family neighborhoods. The Assessor’s Parcel # is 212-11-
005L.

Relationship to Surrounding Properties

The property is located at 6301 E Pinnacle Vista Drive,
Scottsdale.

#To the North: Alterra, a gated community with 25
homes-

e To the East: Ironwood Condominiums, a 20-unit multi-
family development with a pool, built in 1971.

¢ To the South: Ironwood Preserve, a gated community
with 20 custom homes.

¢ To the West: Single-family homes that are not included
in a subdivision.
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2. Development Plan

Project Layout

The project consists of 16 attached condominiums located at 6239 E Pinnacle Vista Drive. The

residences are divided into two buildings — one with ten (10) residences and the other with six
(6), both with a mix of one and two bedroom residences. The buildings are positioned so that

most residents will have an open view of the scenic wash and/or natural desert landscape.

Context

The Proposed development strives to be contextually appropriate desert character of the
Desert Foothills area. The perimeter of the site incorporates outdoor living space, outdoor
recreational space and shaded, landscaped, pedestrian access on compacted decomposed
granite along the street frontage that is consistent with other development in the area.

Architectural Character and Materials

The proposed development substantially conforms to the Desert Foothills guidelines as it
relates to facade location and massing. The intent is to create a mass that defines the street
while still providing recess, repetition and interest; the facade reflects a rhythm consistent with
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the intent of those requirements. Materials are layered onto the facade to create visual interest
and variety.

Consistent with the Desert Foothills Character Area Plan (DFCAP), the project will blend with
the land and reinforce its natural form, utilizing a limited color palette and non-reflective
building materials that blend into the background hues and textures of the natural desert
setting. The paint will meet the LRV requirements to minimize the impact of the sun as well as
complement the buildings in the area and meet the recommendations of the DFCAP Guidelines.
The color palette and building materials are consistent with those that are predominate in the
area including stucco, stone veneer and painted metal.

Landscape Character and Materials

Consistent with Scottsdale’s Sensitive Design Principles, the plants and trees in the landscape
plan will highlight the architecture and provide a visual stimulus to passers-by, yet are
indigenous to the arid region and have been selected for their low water use and tolerance to
drought conditions. The goal is to provide a year-round tapestry of colors that will never be
dormant. Natural desert landscaping will be retained and used to the greatest extent possible.
Hardscape is minimized by the use of pavers for the driveway entrance.
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3a. Conformance to the General Plan

The property is designated as a Rural/Rural Desert Character Neighborhood on the Character
Types Map of the 2001 General Plan. The Pinnacle Vista project complies with for the General
Plan’s Goals and Approaches for this Neighborhood type.

You will find below a cross section of goals and policies with which this project aligns with the
goals of the General Plan.

Land Use Element

LU1: Recognize Scottsdale’s role as a major regional economic and cultural center, featuring
business, tourism, and cultural activities.

e Strengthen the identity of Scottsdale by encouraging land uses that contribute to the
character of the community and sustain a viable economic base.

e Encourage land uses that preserve a high quality of life and define Scottsdale’s sense of
place within the region.

e Promote land uses that accommodate destination resorts along with the recreation,
retail, residential, and cultural uses that support tourism activity and sustain a resort-
like lifestyle.

Response: This project will
provide residents unparalleled
access to Scottsdale's more

rural neighborhoods in the

Desert Foothills area. Currently
most of the housing in the area

is single-family homes on large 1
lots; this project is designed to |
transform a vacant lot into a {
housing opportunity for those ,

who want to live in the Desert
Foothills area, but not on an acre of land.

LU4: Maintain a balance of land uses that support a high quality of life, a diverse mixture of
housing and leisure opportunities and the economic base needed to secure resources to
support the community.
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e Allow for a diversity of residential uses and supporting services that provide for the
needs of the community.

* Provide a variety of housing types and densities and innovative development patterns
and building methods that will result in greater housing affordability.

Response: This infill fills a void that currently exists for newer, smaller, attached single-family
housing.

Economic Vitality Element

EV7: Sustain the long-term economic well-being of the city and its citizens through
redevelopment and revitalization efforts.

e Encourage and support the renovation and reuse of underutilized or vacant parcels /
buildings / shopping centers.

* Promote residential revitalization to maintain quality housing and thus maintain quality
of life and stability of the local economy.

Response: it will support the economic vitality of the area by offering condominium housing for
those who wish to live and work in the area, but not on an acre of land.

Housing Element

HE2: Seek a variety of housing options that blend with the character of the surrounding
community.

® Encourage physical design, building structure, and lot layout relationships between
existing and new construction to help the new developments complement the
surrounding neighborhoods.

e Encourage energy efficiency via integration of the city’s Green Building and
Sustainability programs (or future programs) in new housing designs.

e Consider incentives that encourage the development of diverse housing types, including
smaller, more affordable residences.

Response: The proposed project strives to complement the surrounding neighborhoods by
reducing massing with buildings perpendicular to Pinnacle Vista, utilizing a limited color palette
and non-reflective building materials that blend into the background hues and textures of the
natural desert setting. The paint will meet the LRV requirements to minimize the impact of the
sun as well as complement the buildings in the area and meet the recommendations of the
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DFCAP Guidelines. The color palette and building materials are consistent with those that are
predominate in the area including stucco, stone veneer and painted metal.

The project will utilize green building strategies including building orientation, passive solar
design, natural day lighting, and passive cooling techniques, and promote the use of energy
efficient systems and construction methods.

HE3: Seek a variety of housing options that meet the socioeconomic needs of people who live
and work here.

e Encourage and establish appropriate incentives for development of aesthetically
pleasing housing that will accommodate a variety of income levels and socioeconomic
needs.

e Find creative solutions to encourage the development of new housing that is more
affordable to entry level and moderate-income households for both homeowners and
renters.

¢ Consider incentives that encourage the development of diverse housing types, including
smaller, more affordable residences.

Response: Currently most of the housing in the area is single-family homes on large lots, but
this new development, with residences ranging from approximately 863 to 1024 square feet,
will be designed to offer more options for those that look to live in the community.

Neighborhood Element

NE1: Enhance and protect diverse neighborhoods so they are safe and well-maintained.

- & Provide for a range of housing opportunities.

Response: As noted above, most of the housing currently available in the area is single-family
homes on large lots, but this new development will be designed to offer more options for those
that look to live in the community.

NE3: Sustain the long-term economic well-being of the city and its citizens through
redevelopment and neighborhood preservation and revitalization efforts.

¢ Maintain and create opportunities for quality housing for all citizens. This is a crucial
component of Scottsdale’s local economy.

e Establish appropriate incentives for the development of aesthetically pleasing, infill
housing that serves a variety of income levels.
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e Encourage “green building” techniques and alternatives that incorporate healthy,
resource- and energy-efficient materials and methods in design, construction, and
remodeling in conjunction with revitalization, neighborhood conservation and
redevelopment efforts.

Response: The new development will be designed to offer a lifestyle free from the upkeep
associated with larger homes and lots.

NE5: Promote and encourage context-appropriate new development in established areas of
the community.

e Encourage new development efforts toward existing developed areas in Scottsdale.

e Promote the use of existing infrastructure as an incentive to encourage more infill
development within the community.

e Promote existing developed areas of the community as opportune economic
development infill sites.

e Encourage green building and sensitive design techniques and alternatives in
conjunction with infill development.

Response: The Pinnacle Vista project will utilize green building strategies including building
orientation, passive solar design, natural day lighting, and passive cooling techniques, and
promote the use of energy efficient systems and construction methods.

Open Space and Recreation Element

OSRE1: Protect and improve the quality of Scottsdale’s natural and urban environments as
defined in the quality and quantity of its open spaces.

e Provide ample opportunity for people to experience and enjoy the magnificent Sonoran
Desert and mountains, balancing access with preservation.

e Promote creative residential and commercial development techniques consistent with
the Character Plan for an area, to further preserve meaningful and accessible open
space.

e Protect and use existing native plants, the design themes of character areas within
which they are sited, and response to local conditions in landscape designs.

e Promote project designs that are responsive to the natural environment, people’s
needs, site conditions, and indigenous architectural approaches to provide unique
character for the city.
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e Continue to work with developers in designing land use plans that respect the
topography, view corridors, wildlife corridors, and open space that exists. Where
possible, enhance existing viewsheds as areas are developed and redeveloped.

Response: The development will provide more housing options in the northern part of
Scottsdale, giving residents an option to choose a more rural location that gives them the ability
to be closer to the desert and mountains than they would have if they lived in a more urban
area of Scottsdale.

Pinnacle Vista strives to match the scale and design of the rural desert character of the Desert
Foothills area. The perimeter of the site incorporates outdoor living space, outdoor recreational
space and shaded, landscaped, pedestrian access on compacted decomposed granite along the
street frontage that is consistent with other development in the area. The buildings are
positioned so that most residents will have an open view of the scenic wash and/or natural
desert landscape.

Consistent with Scottsdale’s Sensitive Design Principles, the plants and trees in the landscape
plan will highlight the architecture and provide a visual stimulus to passers-by, yet are
indigenous to the arid region and have been selected for their low water use and tolerance to
drought conditions. The goal is to provide a year-round tapestry of colors that will never be
dormant. Natural desert landscaping will be retained and used to the greatest extent possible.
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3b. Conformance to the Desert Foothills Character Plan

The General Plan “sets forth the long-range vision” of the Desert Foothills to “promote or
enhance the character of the Desert Foothills area for maintaining the natural qualities of the
upper desert, open space areas, and the rural lifestyle found in the area.” There are many ways
in which the proposed project aligns with that vision.

You will find below a cross section of goals and policies with which this project aligns with the
goals of the Downtown Plan.

Goal 1. Preserve the natural, visual qualities of the lush upper Sonoran Desert
by using desert-sensitive building techniques that retain and blend with the
natural desert character of the area.

Goal 1, Strategy 1: Blend all types of buildings and structures into the natural desert setting
by using principles of minimal visual impact set forth by the Great Sonoran.

e Encourage the use of colors and non-reflective building materials that blend into the
background hues and textures of the natural desert setting.

e Natural desert landscaping should be retained and used to the greatest extent possible.

e Promote “dark skies” through minimizing outdoor lighting so it is virtually invisible from
adjacent properties.

Response: Consistent with the DFCAP, the project will blend with the land and reinforce its
natural form, utilizing a limited color palette and non-reflective building materials that blend
into the background hues and textures of the natural desert setting. The paint will meet the LRV
requirements to
minimize the impact of
the sun as well as
complement the
buildings in the area and
meet the
recommendations of the
DFCAP Guidelines.
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Natural desert
landscaping will be
retained and used to the
greatest extent possible.
The plants and trees in
the landscape plan will
highlight the
architecture and provide
a visual stimulus, yet are
indigenous to the arid
region and have been

selected for their low
water use and tolerance to drought conditions. The goal is to provide a year-round tapestry of
colors that will never be dormant.

The project is designed to meet the “Intrinsically Dark” sky requirements for rural areas of
Scottsdale. All light-emitting sources will be shielded from visibility of the light source; site
lighting will be provided with bollard lights throughout the pedestrian areas, downlights at the
unit doors and shielded lights under the car canopies. These techniques will reduce light
spillage to neighboring properties and reduce glare from light sources.

Goal 1, Strategy 2: Promote the use of site planning techniques which minimize the visual
impact of development and promote a Rural Desert Character.

e To maintain the dominance of the desert vegetation, encourage the use of native
landscaping. Discourage turf in areas visible from surrounding properties or streets.

e Where walls are used they should undulate with the natural terrain, use desert tone
colors to blend into adjacent natural desert, and should provide breaks or gaps for
indigenous wildlife migration routes and maintain open vista corridors.

e Promote building envelopes and construction envelopes to minimize disturbance of the
natural site, to create a sense of openness, and to provide meaningful open space.

e Designate grading/construction envelopes during the development of a site to protect
the surrounding natural desert areas from construction encroachment.

Response: Natural desert landscaping will be retained and used to the greatest extent possible;
no turf is planned in any area of the development. The plants and trees in the landscape plan
will highlight the architecture and provide a visual stimulus, yet are indigenous to the arid
region and have been selected for their low water use and tolerance to drought conditions. The
goal is to provide a year-round tapestry of colors that will never be dormant.
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Building envelopes are as compact as possible to maximize the amount of open space on the
site, and separate the buildings, parking and site amenities to create open view corridors
through the site and provide a feeling of open space. During construction, grading and
construction envelopes will be designated and fenced to ensure that the natural area is
protected during all phases of construction.

Goal 1, Strategy 3: Sensitively integrate infrastructure into the natural desert setting and
rural lifestyle.

Utilities:

e Encourage underground placement of electric utility lines, were feasible, to preserve the
visual qualities of the area.

e Encourage utility providers to blend all above-ground cabinets and structures with the
surrounding natural environment. If equipment is located along major streets with a
defined color palette, keep consistent colors and textures and screen with native
vegetation.

Response: Electric utility lines will be placed underground to preserve the visual qualities of the
area. Although equipment for this development will not be located along a major street, all
above-ground
cabinets and
structures will
utilize earth-tone
colors and textures
— or screens of
natural vegetation
—to blend with the
surrounding
natural
environment.
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4. Conclusion

This proposed project
demonstrates how a
small site - with infill
placement of a wash
cutting diagonally
through the property-
can be sensitively
developed to provide
housing choices for
those that do not want a
large home on a large

lot. As demonstrated in

this narrative, the project is in conformance with the City of Scottsdale’s General Plan and the
Desert Foothills Character Area Plan.

It is the goal of the entire design and development team to create a product that can serve as
an example of how to create environmentally-sensitive modern desert architecture on an
underutilized infill for smaller single-family residences.
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SIGNED BY KELLY LONNAN ON 3/23/2017
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