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DEVELOPMENT REVIEW BOARD REPORT

Meeting Date: November 17, 2016 Item No. 4
General Plan Element: Character and Design
General Plan Goal: Foster quality design that enhances Scottsdale as a unique

southwestern desert community.

ACTION

China Mist Mixed Use
33-DR-2016

Location: 7363 East Scottsdale Mall

Request: Request approval of the site plan, landscape plan, and building elevations for a new
four-story mixed-use building, with approximately 11,000 square feet of commercial
building area and approximately 6,660 square feet of residential building area, all on
a 0.15-acre site.

OWNER

The Clayton Companies
602-989-7295

ARCHITECT /DESIGNER

Aline Architecture Concepts
480-688-3825

APPLICANT CONTACT

Brian Krob
480-688-3825

BACKGROUND

Zoning
This site is zoned Dewntown/Dewntown-Multiple Use
Downtown/Downtown Civic Center — Type 2 (D/DCC-2).

Context
Located approximately 380 feet north of the northeast corner of North Wells Fargo Avenue and East
2" Street, the surrounding developments are civic, municipal, office, and restaurant uses.

Adjacent Uses and Zoning

e North An existing restaurant, zoned Downtown/Retail Speciality — Type 1 Downtown
Overlay (D/RS-1 DO)
e South An existing mixed use commercial building, zoned Downtown/Retail Speciality — Type

1 Downtown Overlay (D/RS-1 DO)

Action Taken
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e West Scottsdale Civic Center Mall Parking Garage, zoned Central Business Downtown
Overlay (C-2 DO)

Key Items for Consideration
e Downtown Urban Design and Architectural Guidelines

DEVELOPMENT PROPOSAL

Goal/Purpose of Request

The applicant is requesting approval of the site plan, landscape plan, building elevations, and
exterior lighting for the redevelopment of an existing commercial building into a mixed-use
development, containing approximately 11,000 square feet of commercial space and three dwelling
units in 6,660 square feet of residential space on an approximate 0.15-acre site.

Neighborhood Communication

The applicant and City staff have notified all property owners within 750 feet of the site. In addition,
a hearing notice sign has been posted at the site. City Staff has not received any comments or
inquiries regarding the proposal.

DEVELOPMENT REVIEW BOARD CRITERIA ANALYSIS

Located approximately 380 feet north of the northeast corner of North Wells Fargo Avenue and East
2" Street, and fronting the mid-west end of the Scottsdale Civic Center Mall the proposed
development is not anticipated to have a negative impact on the adjoining properties. The proposed
mixed-use (office, retail, and residential use) of the property is consistent with the General Plan
mixed-use neighborhoods designation that includes related uses that would support the
complementary office, personal care services, residential, restaurant, and retail uses in the area.

Existing developments in the contextual design area are comprised of various building forms,
materials, and colors. Most of the building in the area of the Scottsdale Civic Center Mall, to the
east, west, and south of the proposed development were developed in the early and mid-1970s and
many have had facade renovations over the past 15 years to provide an update to their southwest
architecture appearance. The buildings to the north were developed in the late 1980s and mid
2000s and represent a contemporary southwest architect appearance.

The proposed development responds to the contextual area through the use of various forms,
volumes, and massing that provide a hierarchy to the building features and elements that assist in
providing a complementary human scale consistent in conformance with Scottsdale Sensitive Design
Principles, Downtown Plan Urban Design & Architectural Guidelines and the Design Guidelines for
Office Development. In addition, the design incorporates contextual materials (glass, metal, stucco,
steel, and wood) that promote a supportive design relationship. In addition, the proposed design
represents a contemporary architectural style that similar to the existing developments to the
north.

The existing pedestrian access walkway on the north side of the building that provides access to the
building, the development to the north and the Scottsdale Civic Center Mall and parking garage will
be reconstructed as part of this development, which will provide more of an open appearance. The

pedestrian orientation of the building will be enhanced through the incorporation of large grade-to-
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ceiling windows on the first and second floors adjacent to the pedestrian walk and Scottsdale Civic
Center Mall. In addition, large grade-to-ceiling windows are incorporated on the third and fourth
floor, to a lesser degree. These modifications essentially provide an indoor/outdoor experience for
the pedestrians, users, and residents. To assist in reducing a pedestrian-perceived size and bulk of
the building, the third and fourth levels are setback from the face of the building. This allows the
areas of the building that are setback to be utilized as balconies and outside circulation, which
further contribute to the user, resident, and pedestrian experience.

Vehicular access will be provided from the abutting alley on the east side of the property that
connects to North Wells Fargo Avenue and East 2™ Street. Parking will be accessed from the alley,
and public parking is available in the Scottsdale Civic Center Mall parking garage.

Development Information

e Existing Use: Vacant building

e Proposed Use: Mixed use development

e Parcel Size: 0.15 gross acres
0.14 net acres

e Commercial space: 11,000 square feet

e Gross Floor Area Ratio Allowed: 1.8

e Gross Floor Area Ratio Proposed: 1:72

e Building Height Allowed: 66 feet, including rooftop appurtenances

e Building Height Proposed: 66 feet, including rooftop appurtenances

e Parking Required: 23 spaces

e Parking Provided: 3 new parking spaces, 53 Parking Improvement
District Credits

e Density Allowed: 50 dwelling units per acre

e Density Proposed: 22 dwelling units per acre

STAFF RECOMMENDATION

Recommended Approach:
Staff recommends that the Development Review Board approve China Mist Mixed Use, per the
attached stipulations, finding that the Development Review Criteria have been met.

RESPONSIBLE DEPARTMENT

Planning and Development Services

Current Planning Services

STAFF CONTACT

Dan Symer, AICP

Senior Planner

480-312-4218

E-mail: dsymer@ScottsdaleAZ.gov
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APPROVED BY
%MZ/ W /4‘7/ // / Z / /¢
Dan Symer, AICP, Report Author Date
5372(/-(/ M //
Steve Venker, Development Review Board Coordinator Date

Date

ATTACHMENTS

A. Stipulations/Zoning Ordinance Requirements
S Context Aerial

2. Close-Up Aerial

3. Applicant’s Narrative

4. Combined Context Aerial and Site Plan
5. Site Plan

6. Building Elevations

7 ¢ Perspective

8. Material and Color Board

9. Landscape Plans

—
o

Electrical Site Plan
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CASE NO. 33-DR-2016

Stipulations for the
Development Review Board Application:
China Mist Mixed Use
Case Number: 33-DR-2016

These stipulations are intended to protect the public health, safety, welfare, and the City of Scottsdale.

APPLICABLE DOCUMENTS AND PLANS:
1. Except as required by the Scottsdale Revised Code, the Design Standards and Policies Manual

(DSPM), and the other stipulations herein, the site design and construction shall substantially
conform to the following documents:

a. Architectural elements, including dimensions, materials, form, color, and texture shall be
constructed to be consistent with the building elevations submitted by Aline Architecture
Concepts, LLC, with a city staff date of 09/22/2016.

b. The location and configuration of all site improvements shall be consistent with the site plan
submitted by Aline Architecture Concepts, LLC, with a city staff date of 10/17/2016.

c¢. Landscape improvements, including quantity, size, and location shall be installed to be
consistent with the preliminary landscape plan submitted by Berghoff Design Group, with a
city staff date of 07/26/2016.

d. The water and sewer basis of design report submitted by NOE Engineering and accepted in
concept by the Water Resources Department.

RELEVANT CASES:
Ordinance

A. At the time of review, the applicable Zoning District Map Amendment for the site was Case #22-
ZN-2016.

ARCHITECTURAL DESIGN:
Ordinance

B. Prior to the submittal of any construction documents, the property owner shall obtain approval
from the City Council to allow the balcony encroachments in to the airway above the Scottsdale
Civic Center Mall property in a form satisfactory to the City Attorney, or designee.

DRB Stipulations

2. All exterior window glazing shall be recessed a minimum of fifty (50) percent of the wall depth,
including glass windows within any tower/clerestory elements. The amount or recess shall be

Version 4-15 ATTACHMENT #A Page 1 of 3
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Wednesday, September 14, 2016

China Mist Mixed Use
7363 E. Scottsdale Mall
Scottsdale, Arizona 85251

re: 862-PA-2015
Dear Development Review Board,

This Zoning District Map Amendment (rezoning) / Design Review Board application entails a
new four story structure fronting on the Scottsdale Civic Park. This application precludes new
zoning which allows 66™-0" overall height. The structure will be mixed use with ground level
retail with mezzanine level above alley access garages, second level office, and third and fourth
floor residences. The zoning stepbacks create deck areas for the residential levels. The
stepbacks have been adapted for the current conditions that is per code on the east, facing
the park, 2:1 stepping from 30-0" on the north and west facing AZ88 and the parking
structure respectively, and 2:1stepping from the fourth floor on the south demising wall with
the adjacent building. A proposed patio area for the second level office creates ground level
shading on a organically shaped garden for the retail which retains the existing park
hardscape for edges, and extends over the park walkways for additional shade. The pedestrian
space in between the new mixed use building and AZ88 will be enhanced with an accessible
ramp and stairs and new native grass flanked walkway. The site is currently zoned C-2, but
the City has overlaid a new Land Use designation of Downtown Civic Center Type 2, which is
consistent with the General Plan, and consistent with the Downtown Plan.
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1. This design follows all applicable guidelines and development standards by responding to its urban
context within the Civic Park. It maintains and builds upon the character and quality design
features Scottsdale is known for with a carefully considered design, and unique mixed use
experience of retail that engages the public, office destination, and residential components that
activate the area around the clock. Our use of contemporary materials such as embossed
concrete panels, channel glass, in addition to stainless steel trim accents and stucco fields that
relate it to the adjacent structures and provide shade, texture and depth to the open spaces
contribute to the streetscape, neighborhood and broader community. Enhancing the connection
between the parking structure and alley to the Civic Park, as well as access to the entry of the
retail at the ground level will bolster pedestrian traffic, Lighting, signage and noise levels are
considered with respect to the neighbors and alleyway in an effort to remain a comfortable
environment and yet feel safe and inviting. Ample use of landscaping at ascending levels of the
structure, patio balconies, and projected shade features minimize sound transference to and
from the patio balconies while enhancing the character of the project. The new structure fits
within the confines of the property envelope and overall height restrictions.
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2. a. This design promotes a desirable relationship between structures, open spaces and
topography as well as the neighborhood by enhancing and activating the Civic Park with carefully
considered architectural features, landscaping and site planning. The architecture uses
contemporary construction and materials while keeping the design integral to the park landscape
adjacent, inviting with the use of outdoor lighting features, landscape planters at multiple levels,
shade features, and patio balconies. These architectural elements work together with the
adjacent Civic Park landscaping which also provides shade and visual character that engages and
enhances the urban environment. Building heights are kept to within established standards.

b. This design avoids excessive variety and monotonous repetition with a carefully selected
palette of materials and design features. The facades and patios are designed with respect to the
surrounding structures and Civic Park with shading features and private balconies that are
activated on multiple levels, that create an inviting environment. This design is well balanced and
proportioned in its use of materials, massing and overall design.

c. This design strengthens and enhances the character of the area by contributing thoughtful
design with materials and landscaping that will age well. These materials include textured
concrete, wood cladding, stainless steel and channel glass used in proportions appropriate to the
character of the desert climate and context of the site. Well-designed projects such as Hotel
Valley Ho, Camelview at Optima, Safari Drive, and other progressive buildings with classic modern
character are echoed in our design by using clean simple forms that are well proportioned, while
maintaining variety in texture, color, massing and landscaping. It engages the neighborhood with
landscaping and both pedestrian and bike friendly features such as entrance-ways, outdoor
lighting and landscaping, and bike racks at the main entrance on the Civic Park. Landscaping
includes native plants and trees such as Jamaican Plums, Ironwood, Purple Threawn, among
others to embrace the Sonoran Desert. The architecture and landscaping are designed to age
well over the decades and make a strong contribution to the revitalization of the Downtown
Scottsdale area.

d. - With balcony levels on every level of the four story structure, each level has a vista overlooking
the park, and in some cases looking westward toward Camelback Mountain, Papago Buttes, and
off onto the horizon in unobstructed views above the third level.

e. - The site development is new. We are demolishing the existing 1 story restaurant and
replacing it with a new 4 story mixed use structure. The adjacent landscape and hardscape will
be enhanced to reflect new entries from the Civic Park, and enhanced pedestrian access from
the parking structure, and new private garages from the alley.

f. -We are providing landscape improvements to the site and adjacent areas including the
pedestrian access easement.

g. -The Civic Park frontage design was extensively considered through the use of carefully
proportioned features, materials that age well, and architectural elements that add to the
character of the neighborhood and provide a standard of design that will greatly enhance the
area. Trees and other landscaping provide a connection to the park and shade for pedestrians.
h. Accessibility to multiple entries to the structure and improvement of the pedestrian access
easement enhances interaction with the community, and visual interest to the project.

i. - Shade structures and landscape elements provide shade and human scale. Material changes
at every level promote a multitude of human scaled elements that encourage exploration of the
space and access between neighboring sites.

j. - The main volume of the building is at 66"-0" high. Entrances and volumetric elements are
differentiated by use of material changes such as textured concrete, wood, stucco, and channel
glass, Proportions of these elements are designed to work with the landscaping, human scale
and park and distant views.

k. - Architectural features designate the multiple levels of the project to create different
environments per the use. The ground floor remains open with connections to the exterior with
shade elements to protect the main eastern storefront. The office level has a rainscreen
enclosure with punched windows that extends up to create the railings of the patios above. The
residential levels have a series of perimeter projects and inlets that create exterior areas as well
as sun protection. Shade devices such as louvers are used on the west side to protect against



direct setting sun. The north and east corners of the residences have pocketing glass doors that
merge the interior with the exterior. The application of the various materials work together to
express the inherent qualities of these spaces in a balanced way that enriches the community and
neighborhood.

l. - Landscaping is chosen to enhance the natural beauty of the Sonoran Desert, and surrounding
neighborhood. Jamaican Plum, Ironwood, and Purple Threawn are chosed to provide shade,
texture, and a pleasant environment. The size, shade qualities and visual character of these
plants are all chosen to integrate with the architecture and surrounding neighborhood.

m. - All landscaping is considered for its low water consumption and ability to live in the Sonoran
Desert.

n. - All directed exterior light will highlight landscaping and architectural features and face away
from the adjacent structures to minimize glare. Ambient light will be included throughout the
exterior patio with custom outdoor light fixtures.

o. - All signage is thoughtfully considered. The size, placement and illumination are designed to
work with the architecture of the building while promoting visibility and respect for the
surrounding neighborhood.

3. Allingress/ egress, internal traffic circulation, off-street parking facilities, loading and service areas
and pedestrian ways are designed to meet applicable codes and ordinances (IBC 2012 & ADA
2010), and promote the overall health and safety of the patrons. The alley to the west of the site is
enhanced to promote ease of ingress/ egress to garages of the site. An enhanced pedestrian
access easement utilizes an accessible ramp to aide pedestrian ingress and egress from the
parking structure.

4. All mechanical equipment/ utilities are screened by parapet walls at a height of 66™-0" and fit with
the overall architectural character.

Respectfully,

Brian Krob, NCARB

Principal

Aline Architecture . Concepts, LLC
7340 E. Main St. #220
Scottsdale, AZ 85251
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PARUNG REQUIRED
-RESIDENTIAL DWELLING UNIT /1 3 THAEE SEDADOMS. ©
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OROINANCE) /350 » 2.6
“TOTAL PARKING REQUIRED: 0 + 22 46 » 22.86 DR 23 SPACGES
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mvwm
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THIS PAOJECT CONSISTS OF A WEW THAEE STORY MIXED USE
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OF MAPS. PAGE 20. RECORDS OF MARICOM COUNTY.
building data

PROPERTY ADDRESS 7363 [ SCOTTSOALE MALL SCOTTSOALE AZ

-y
ELSTING 20NNG
PROPOSED ZONING DOWNTOWN CrAC CENTEA TYPE 7
FIRET LEVEL AREA (RETARL) 350085
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