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I. Property Information 
 
Location:  6210 E. Oak Street, 600 feet west of the northwest corner of 64th Street &    

Oak      
      
Property Size:  436,010+/- s.f. or 10+/- gross acres 
 
APNs: 129-24-002D, 129-24-002C, 129-24-003B & 129-24-001E 

South Parcel:  8.62+/- acres 
• Current General Plan:   Office  
• Proposed General Plan: Urban Neighborhoods  

 
North Parcel: 1.38+/- acres 

• Current General Plan to Remain: Suburban Neighborhoods (1.3+/- acres) 
 
North & South Parcel: 10+/- acres  

• Current Zoning:  S-R (Service Residential)  
• Proposed Zoning:  R-3 (Multifamily Residential) 

 
Surrounding Zoning/ Uses: 

• North: R1-10 and R-5, Valley Field Riding & Polo Club 
• East: R-5, Elk’s Lodge #2148 
• South: R1-6 (Phoenix), US Army Reserve Center, Papago Park & Sports Fields  
• West: R-4, Heritage East  
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Zoning Map 
 

 
II. Request 
 
The rezoning request seeks to modify the zoning designation from S-R (Service 
Residential) to R-3 (Medium Density Residential) on an approximately 10+/- gross acre 
site located west of 64th Street and Oak (6210 E. Oak Street)  for a new luxury for-sale 
residential development in Southern Scottsdale.  The request also includes a non-major 
General Plan Amendment from Office to Urban Neighborhoods on the south parcel 
(approximately 8.62+/-acres)  while the north parcel will remain consistent with the 
current General Plan land use designation of Suburban Neighborhoods (approximately 
1.38+/- acres).   
 
The Property is currently occupied by a Vitalant (Formerly Blood Systems) blood service 
provider, however, the business plans to vacate the building and relocate their operations 
to the Salt River Pima Maricopa Indian Community.  The proposal is to redevelop the 
10+/- acre Property with 89 luxury for-sale residential homes (a density of 8.9 du/ac) 
bringing additional vitality to the McDowell Corridor Revitalization Area (map below) and 
Southern Scottsdale fulfilling a demand for additional housing diversity in this area of the 
City.    
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Ex isting General P lan Land Use Map 

 

K. Hovnanian has taken special consideration with the site plan layout by providing a 
single-family lot configuration that is sensitive to the existing residential townhomes to 
the west.  The proposed zoning and density fit well given the surrounding context with 
the Valley Riding & Polo Club to the north, Elk’s Lodge to the east, and U.S. Army Reserve 
Center to the south.  The site location is ideal for residential development with proximity 
to Old Town Scottsdale, Downtown Phoenix, Sky Harbor International Airport, and 
Tempe.  The proposed residential community will benefit from the nearby Crosscut Canal 
linkage, nearby Papago Park and proximity to the Phoenix Zoo and Desert Botanical 
Gardens.   
 
Additionally, the integration of additional for-sale homes with high-income residents 
within the McDowell Corridor Revitalization Area will strengthen the nearby existing retail 
and commercial businesses, as well as implement the City’s goals and policies set forth 
in the 2010 adopted Southern Scottsdale Character Area Plan (“SSCAP”).  The homes and 
site layout were designed with attention to buffering the existing residential neighborhood 
to the west and enhancing the street frontage with a fresh modern/contemporary design 
and sustainable building methods and materials.   
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III.  2001 General Plan 
 
The request includes a Minor General Plan Amendment (“GPA”) from Office to Urban 
Neighborhoods on the southern approximately 8.62+/- acre portion of the site to 
accommodate the R-5 rezoning request and a change from “Group E” to “Group C” per 
the land use matrix in the 2001 General Plan (pg. 62).  Additionally, the land use change 
is under the 10-acre threshold for Major GPA’s.  The northern portion of the Property, 
which is approximately 1.38+/- acres in size will maintain its current Suburban 
Neighborhoods designation as the density on this portion of the site does not exceed 8 
dwelling units/ acre.   
 

Proposed General Plan Amendment 
 

 
The Urban & Suburban Neighborhoods land use categories: 
 

URBAN NEIGHBORHOODS:  This category includes areas of multifamily 
dwellings/apartments.  Densities in Urban Neighborhoods are usually more than 
eight dwelling units per acre.  These high-density uses are generally located near 
retail centers, offices, or other compatible non-residential uses. Care must be taken 
to minimize impacts on other residential areas and to provide adequate circulation 
to accommodate the traffic volumes. Access to transportation choices (ie: 
pedestrian, bicycle, transit, etc.) is key consideration for Urban Neighborhoods.  
Areas containing high-density residential development should have minimal 
environmental constraints.   
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SUBURBAN NEIGHBORHOODS:  This category includes medium to small lot 
single-family neighborhoods or subdivisions.  Densities in Suburban 
Neighborhoods are usually more than one house per acre, but less than eight 
houses per acre.  This category also includes some townhouses and can also be 
used for small lot single-family home such as patio homes.  It can be incorporated 
into neighborhoods near the Downtown area and in or adjacent to other non-
residential activity centers.  These uses may be used as a transition between less 
intense residential areas and non-residential areas such as offices and retail 
centers. The terrain should be relatively flat, or gently sloping, to accommodate 
this density.  Preservation of environmental features (particularly in desert settings 
near the mountains) is a key consideration and in the past has often been 
accommodated through master-planned communities or clustering.  

 
The General Plan sets forth a collection of goals and approaches intended to integrate 
the Guiding Principles into the planning process and provide a framework for proposed 
development and the built environment. The CityShape 2020 planning process 
recommended a three-level approach to planning including:  Level I – Citywide Planning 
(the General Plan), Level 2 – Character Planning (Southern Scottsdale Character Area 
Plan) and Level 3 – Neighborhood Planning (there is no neighborhood plan for this area 
of the City). 
 
The CityShape 2020 effort also established the “Six Guiding Principles.”   Per the City’s 
2001 General Plan, Six Guiding Principles articulate how the appropriateness of a land 
use change to the General Plan is to be qualified.  These Six Guiding Principles are as 
follows: Value Scottsdale’s Unique Lifestyle & Character, Support Economic Vitality, 
Enhance Neighborhoods, Preserve Meaningful Open Space, Seek Sustainability, Advance 
Transportation.   
 

1. Value Scottsdale’s Unique Lifestyle & Character- Redeveloping and revitalizing the 
site will strengthen the existing character of the surrounding neighborhoods and 
promote Scottsdale’s unique lifestyle by providing more housing options for the 
community. 
 

2. Support Economic Vitality - Revitalizing and redeveloping properties is a critical part 
of the economic vitality of the community as it matures. Integrating new residential 
development within the McDowell Corridor Revitalization Area is essential for the 
continued economic growth and sustainability of the City as a whole.   
 

3. Enhance Neighborhoods- Key design elements that were considered with the Luna 
on Oak development plan include a modern architectural design, pedestrian 
connectivity and attention to the neighborhood edge conditions, most notably the 
existing residential to the west.  
  

4. Preserve Meaningful Open Space- Meaningful pedestrian connectivity, common 
areas, and edge treatments will be addressed through streetscape design themes. 
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5. Seek Sustainability- Many of the design features and building practices will address 

sustainability, including but not limited to building orientation, green building 
materials and techniques, and native desert landscaping. 
 

6. Advance Transportation- Residential developments integrated within an existing 
mixed-use context naturally lend themselves to alternative modes of transportation 
such as walking, bicycling, trolley and/or mass transit.   The Property is within 
proximity to Thomas Road, McDowell Road, 64th Street/Galvin Parkway and 
Scottsdale Road, and is located approximately 3 miles west of the Loop 101, all of 
which provide vehicular and mass transit regional access.   

 
The Six Guiding Principles are further broken down into specific goals and policies within 
the various elements of the General Plan.  Below is a discussion of the General Plan goals 
and polices that are applicable to the minor GPA and rezoning request.   
 
 Character & Design Element  

 
Character & Design Goal 1. 
Determine the appropriateness of all development in terms of community goals, 
surrounding area character, and the specific context of the surrounding 
neighborhood.  
 
Bullet 1. 
Respond to regional and citywide contexts with new and revitalized development 
in terms of:  

-Scottsdale as a southwestern desert community 
-Relationships to surrounding landforms, land uses and transportation corridors 
-Visual impacts (views, lighting, etc.) upon public settings and neighboring properties 
 

Bullet 2. 
Enrich the lives of all Scottsdale citizens by promoting safe, attractive, and context 
compatible development. 
 
Bullet 3. 
Encourage projects that are responsive to the natural environment, site conditions, 
and unique character of each area, while being responsive to people’s needs.   

 
Bullet 4.  
Ensure that all development is part of and contributes to the established or planned 
character of the area of the proposed location.  Character can cross land uses and 
zoning to include community regions containing a mixture of housing, 
employment, cultural, educational, commercial, and recreational uses.  The overall 
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type of character type that these uses are a part of describes the pattern and 
intensity of how these uses fit together.   

 
Response:  The site is designated as a Suburban Character Type in the 2001 General 
Plan.   The General Plan states that “Suburban Character Types contain medium-density 
neighborhoods that include a variety of commercial and employment centers and resorts.  
A wide variety of recreational and leisure opportunities are integrated into the fabric of 
these districts.  Pedestrian and bicycle linkages from neighborhood to neighborhood and 
from neighborhood to commercial, cultural, educational, and recreational components 
are vital in weaving these areas into a livable community.” 
 
The McDowell Corridor Revitalization Area has evolved over the last 10 years with the 
approval of the Southern Scottsdale Character Area Plan in 2010 and the development of 
SkySong as a regional employment innovation center and the corner of Scottsdale and 
McDowell.   Additionally, several of the car dealerships along McDowell Road (0.5 miles 
to the south) have vacated and been redeveloped along with numerous properties along 
Thomas Road and Scottsdale Road.  As discussed below in the Economic Vitality section, 
additional roof tops will help bolster the existing commercial and employment uses in 
Southern Scottsdale.  The proposed development will bring a medium density luxury for-
sale single family residential community to the neighborhood, providing an appropriate 
land use pattern that will complement the existing uses and nearby recreational 
amenities.   
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Character & Design Goal 2. 
Review the design of all development proposals to foster quality design that 
enhances Scottsdale as a unique southwestern desert community.   
 
Bullet 2.  
Recognize that Scottdale’s economic and environmental well-being depends a 
great deal upon the distinctive character and natural attractiveness of the 
community, which are based in part on good site planning and aesthetics in a 
design and development review process.  
 
Bullet 3.  
Use the design and development review process to enrich the lives of all Scottsdale 
residents and visitors by promoting safe, attractive, and context compatible 
development.  

 
Bullet 5.  
Promote development that respects and enhances the unique climate, topography, 
vegetation and historical context of Scottsdale’s Sonoran Desert environment, all 
of which are considered amenities that help sustain our community and its quality 
of life. 
 
Bullet 6.  
Promote, evaluate and maintain the Scottsdale Sensitive Design Principles that 
when followed will help improve and reinforce the quality of design in our 
community.   

 
Response:  Design features of Luna on Oak include a luxury for-sale single family 
residential community that promotes walkability with easy access to services, restaurants 
and recreational amenities.  The homes will have indoor/outdoor environments for the 
enjoyment of its residents and lush desert landscaping to provide a pleasant setting for 
the community and buffering from adjacent developments.  Sensitive to the desert 
climate, the homes will be built with southwestern appropriate materials, feature and 
treatments utilizing sustainable technologies and building methods.  The development 
will adhere to the Scottsdale Sensitive Design Principles, which are addressed in more 
detail in the section below.   
 
The conceptual site plan graphically illustrates how the Property is planned to be 
developed, including roadway access and connectivity, relationships between buildings, 
parking areas, the general location and size of open spaces and the relationship between 
the project and adjacent uses.  This is a private, gated community that will feature looped 
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internal private streets, ample resident and guest parking (50+/- spaces) as well as 
common and private open space. 
 
The Luna on Oak community will feature two-story homes that are unique to this area of 
Scottsdale.  The units are located on individual, platted lots so that residents will own 
their home and the ground upon which it is built.  The units are designed to be spacious 
and open, two-story homes.  Each will have a private two-stall garage. The architecture 
includes varied rooflines, covered patios and open floor plans.  Along the western edge 
of the community additional single-story parking structures are planned for additional 
resident parking.  In addition, these covered parking structures, along with landscaping, 
will help provide a visual buffer between the existing townhomes to the west and the 
proposed Luna on Oak homes.  Buildings will be separated from the existing townhomes 
to the west by approximately 35+/- average feet (from building to building) with areas 
of larger open space at the northwest and southwest corners 
 

Character & Design Goal 4. 
Encourage “streetscapes” for major roadways that promote the city’s visual quality 
and character, and blend into the character of the surroundings.   

 
Bullet 7.  
Apply streetscape guidelines to all landscaped areas within the public right-of-way.  
Encourage the use of streetscape guidelines in areas between the right-of-way 
and building setback lines or perimeter walls.  
 
Bullet 8. 
Designate specific design standards to be implemented on selected streets where 
a special theme is desired.    
 
Bullet 14. 
Make sure streetlights are consistent with the intensity of adjacent land uses and 
the image of Scottsdale.  In some areas of the city, special streetlight design should 
be used to enhance the unique character of the streetscape.  
 
Bullet 15. 
Place streetlights at intervals and locations to enhance safety.  

 

Response:  The streetscape design goal for Luna on Oak is to balance the functional 
requirements (such as privacy and security) with the aesthetics of the development 
through the application and selection of landscaping, lighting and hardscape design.  Luna 
on Oak contributes towards the pedestrian oriented atmosphere and streetscape by 
reestablishing the pedestrian realm on the Property as compared to the current medical 
office use with the activation of street frontages reducing the number of driveway cuts 
(from four to one), connecting existing sidewalks, and integrating canopy street trees 

aacevedo
Date



April 29, 2020  13 
 

offering a comfortable pedestrian environment.  Existing east-west connectivity is limited 
with no immediate sidewalk connections; both Heritage East and the Elk’s Lodge do not 
have sidewalks along Oak Street.  However, beyond the site to the east of the Elk’s Lodge 
is the continuation of the sidewalk network and to the southwest the Papago Park trails 
provide recreational connectivity.  Beyond the ground plane, design considerations have 
been given to the street frontages and edge conditions by maintaining context 
appropriate building massing (one-story parking structures buffer two-story homes), 
pedestrian-scaled architectural elements, landscape shaded walkways, and enhanced 
hardscape design.  Streetlights will be designed and sited in a manner that strengthen 
the quality of the residential community while maintaining safety for pedestrians and 
dark-sky compatibility with the neighborhood. 

 

Site P lan 
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Character & Design Goal 6. 
Recognize the value and visual significance that landscaping has upon the 
character of the community and maintain standards that result in substantial, 
mature landscaping that reinforces the character of the city. 
 
Bullet 1.  
Require substantial landscaping be provided as part of new development or 
redevelopment. 
 
Bullet 2. 
Maintain the landscaping materials and pattern within a character area. 
 
Bullet 3.  
Encourage the use of landscaping to reduce the effects of heat and glare on 
buildings and pedestrian areas as well as contribute toward better air quality.  

 
Response: Mature landscaping will be integrated throughout the development with the 
goal of providing a vegetated buffer to the adjacent residential, and enhancing the 
streetscape along Oak Street recognizing the adjacent non-residential uses and traffic 
along Oak Street while still providing a meaningful and shaded environment for 
pedestrians.  The amount of mature landscaping planned with the redevelopment of the 
site to residential will substantially increase the amount of vegetation and open space 
(3.4+/- acres provided) on this Property, as compared to the hard surfaces of the existing 
medical office building with asphalt surface parking and sparse trees, thereby, greatly 
reducing the heat island effect.   
 

Character & Design Goal 7.  
Encourage sensitive outdoor lighting that reflects the needs and character of 
different parts of the City. 

 
Bullet 2. 
Encourage lighting designs that minimize glare and lighting intrusions into 
neighborhood settings. 
Bullet 3. 
Encourage creative and high-quality designs for outdoor lighting fixtures and 
standards that reflect the character of the local context. 
 
Bullet 4. 
Discourage lighting that reduces the viability of astronomical observation facilities 
within Arizona.  
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Bullet 5. 
Allow for lighting systems that support active pedestrian uses and contribute to 
public safety. 

 
Response: Lighting will be designed in a manner that is respectful of the surrounding 
neighborhood context while maintaining safety for residents and guests.  Lighting designs 
will be commensurate with the quality architectural style proposed for Luna on Oak; low-
level with no glare or excessive intrusion for adjacent properties.  Lighting will be placed 
in a thoughtful way to provide safe pedestrian wayfinding at night and highlight paths 
and parking areas.  
 

 Land Use Element  

Land Use Goal 3.  
Encourage the transition of land uses from more intense regional and citywide 
activity areas to less intense activity areas within local neighborhoods.  
 
Bullet 1.   
Ensure that neighborhood edges transition to one another by considering 
appropriate land uses, development patterns, character elements and access to 
various mobility networks.  
 
Bullet 6.   
Encourage transitions between different land uses and intestates through the use 
of gradual land use changes, particularly where natural and man-made buffers are 
not available.  

 
Response:  The proposed land use category of Urban Neighborhoods (southern 8.62+/- 
acre parcel) and the proposed density of 8.9 du/ac is appropriate given the surrounding 
context and provides an ideal land use transition from Oak Street and the U.S. Army 
Reserve Center (south) and Elk’s Lodge (east) transitioning to the R-4 Heritage East 
residential neighborhood to the west. Notably, the current S-R zoning allows for up to 12 
du/ac while Luna on Oak density is 8.9 du.ac, a 26% decrease.  The rezoning request 
from S-R to R-5 will allow for a more creative site plan and increased open space.  The 
architecture and building placement are respectful of the existing homes to the west in 
terms of height, massing and setback. The development plan proposes single-story 
parking structures along the western boundary. Buildings will be separated from the 
existing townhomes to the west by approximately 35+/- average feet (from building to 
building) with areas of larger open space at the northwest and southwest corners 
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Land Use Goal 4.  
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. 
 
Bullet 1.   
Allow for the diversity of residential uses and supporting services that provide for 
all needs of the community.  
 
Bullet 4.   
Provide a variety of housing types and densities and innovative development 
patterns and building methods that will result in greater housing affordability.  

 
Response:  The proposed single family residential community will bring new residents 
and increased retail and restaurant demand to Southern Scottsdale.  The residential 
community is consistent with the type of development envisioned in the SSCAP by 
providing a mix of housing types within the McDowell Corridor Revitalization Area 
integrated within the existing residential, commercial, mixed used and recreational 
context.    The site is also located in proximity of the Old Town employment core as well 
as the SkySong regional employment innovation center.  The proposed for-sale luxury 
residential in a medium density setting broadens the range of housing options for 
Scottsdale.   
 

Land Use Goal 5. 
Develop land use patterns that are compatible with and support a variety of 
mobility opportunities/choices and service provisions.  
 
Bullet 1. 
Integrate the pattern of land use and mobility systems in ways that allow for 
shorter and fewer automobile trips and greater choices for mobility. 
 
Bullet 2. 
Encourage non-motorized (pedestrian and bicycle) access/circulation within and 
to mix-use centers to reduce reliance on the automobile. 

 
Response: The Property is well situated to benefit from a range of mobility opportunities 
such as walking, bicycling, trolley and/or mass transit.   The Property is within close 
proximity to Thomas Road, McDowell Road, 64th Street/Galvin Parkway and Scottsdale 
Road, and is located approximately 3 miles west of the Loop 101, all of which provide 
vehicular and mass transit regional access.  The Valley Metro transit system offers a range 
of mass transit options near the Property including Route 72 along Scottsdale Road, Route 
29 along Thomas Road, Route 514 along McDowell Road and Trolley CM68 along 68th 
Street (from the Granite Reef Senior Center through Old Town connecting to Scottsdale 
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Community College).  These transit routes provide connections to regional metropolitan-
wide access.   
 
Oak Street provides a direct connection the Crosscut Canal and pedestrian bridge, which 
is approximately 0.3 miles east of the site.  The Crosscut Canal links north to the Arizona 
Canal Trail though Old Town and beyond, and south to Pagapo Park, the Phoenix Zoo 
and the Desert Botanical Garden connecting into Tempe.   Additionally, the Indian Bend 
Wash (a multi-use path network) is located approximately 1.75 miles directly east of the 
site.   

 
Land Use Goal 8.  
Encourage land uses that create a sense of community among those who work, 
live, and play within local neighborhoods. 
 
Bullet 3.   
Promote development patterns and standards that are consistent with the 
surrounding uses and reinforce an area’s character. 
 

Response:  Revitalization of Southern Scottsdale has been a long-standing City goal, 
inspiring numerous community meetings and charrettes, the formation of the McDowell 
Corridor Task Force in early 2009, and later the adoption of the SSCAP in 2010. The 
SSCAP established a set of goals and policies for Southern Scottsdale and highlighting 
McDowell Corridor Revitalization Area as an important redevelopment opportunity.  Luna 
on Oak will expand and upgrade the housing options for this area and create the “live, 
work, play” environment the City desires.  Luna on Oak will be a luxury for-sale, single 
family development and will add to the housing options in Southern Scottsdale by 
integrating high-end, medium density (8.9 du/ac) residential development compatible 
with the neighborhood.  The Property is within close proximity to a number of employers 
including, but not limited to, SkySong, General Dynamics, City of Scottsdale, Honor Health 
and Arizona State University.    

 
 Economic Vitality Element 

 
Economic Vitality Goal 7.  
Sustain the long-term economic well-being of the city and its citizens through 
redevelopment and revitalization efforts.  
 
Bullet 4.   
Support and encourage appropriate public and private redevelopment and 
revitalization efforts in the community.  

 
Bullet 6.  
Promote residential revitalization to maintain quality housing and thus maintain 
quality of the life and stability of the local economy. 
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Response: The proposed development plan brings reinvestment and revitalization to a 
soon to be vacated medical office building.  The proposal will reenergize the area and 
bring new single family residential living opportunities, further strengthening the range 
of housing options in Southern Scottsdale. The integration of additional rooftops will 
bolster nearby retail and commercial businesses many of which are within 
walking/bicycling distance from the site.   Nearby Old Town offers abundant cultural 
amenities, support services, restaurants, and large, stable employers.  
 
 Housing Element 

 
Housing Goal 2. 
Seek a variety of housing options that blend with the character of the surrounding 
community.  
 
Bullet 1.  
Maintain Scottsdale’s quality-driven development review standards for new 
housing development.  
 
Bullet 2.  
Encourage physical design, building structure, and lot layout relationships between 
existing and new construction to help new developments complement the 
surrounding neighborhoods.   
 
Bullet 3.  
Encourage energy efficiency via integration of the city’s Green Buildings and 
Sustainability programs (or future programs) in new housing design. 
 

Response: Luna on Oak’s design features and building practices will address 
sustainability, including but not limited to building orientation and green building 
materials and techniques. K. Hovnanian uses energy efficient technology in their homes 
incorporating low-e glass, energy star appliances, sustainable building materials, and low 
water use desert landscaping appealing to the expectations of today’s consumer while 
reducing impacts on the environment.  The proposed luxury for-sale single family 
residential community promotes walkability with easy access to services, restaurants and 
recreational amenities.  The homes will have indoor/outdoor environments for the 
enjoyment of its residents and lush desert landscaping to provide a pleasant setting for 
the community and buffering from adjacent developments.  Sensitive to the desert 
climate, the homes will be built with southwestern appropriate materials, feature and 
treatments utilizing sustainable technologies and building methods.   
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Housing Goal 4.  
Encourage housing development that provides for “live, work and play” 
relationships as a way to reduce traffic congestion, encourage economic expansion 
and increase overall quality of life for our residents.  
 
Bullet 1.   
Encourage a variety of housing densities throughout Scottsdale, with mixed-uses 
in areas of major employment and transit hubs, to offer greater live-work choices 
to a broader economic range of households. 
 
Bullet 7.  
Explore opportunities for new or redeveloped housing to serve the employment 
base.  
 
Bullet 8. 
Encourage housing linked/connected to the city’s mobility systems. 
 
Bullet 9.  
Work to adjust the housing mix based on changing demographics and economics 
of the city.  
 

Response: The mix of housing within the McDowell Corridor Revitalization Area has 
evolved over the last five years including many new housing options through both rental 
and for-sale communities.  These developments include, but are not limited to, Diamante, 
Aire, Skye, Las Aguas, SkySong and San Travesia with a range of densities, along with 
newly approved projects slated for construction in 2020 including Alexan Scottsdale, The 
McDowell, Papago Plaza and Scottsdale Entrada. The development of Luna on Oak as a 
luxury for-sale, attached single-family development with a density of 8.9 du/ac will further 
expand and upgrade the housing options in Southern Scottsdale integrating modern 
residential development with context compatible building massing and architectural 
character. This well-located site is within proximity to numerous employers, recreation 
and mobility options offering residents of varying ages a “live, play, work” lifestyle.   
 
 Neighborhoods Element 

 
Neighborhoods Goal 4.  
Preserve and enhance the unique sense of neighborhood found in diverse areas 
of Scottsdale through neighborhood conservation.  
 
Bullet 3.  
Guide revitalization, redevelopment, and infill (new development in established 
areas) development to ensure that such development efforts are context-
appropriate to the surrounding neighborhoods.  
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Bullet 7.  
Create, preserve and enhance pedestrian, vehicular and alternative transportation 
mode connections and links between neighborhoods and other neighborhood-
supporting land uses throughout the community.   
 

Response: The Property is surrounded by a variety of land uses including the Valley 
Riding & Polo Club to the north, Elk’s Lodge to the east, and U.S. Army Reserve Center 
to the south.  Luna on Oak’s site location is ideal for residential development given its 
proximity to Old Town Scottsdale, Downtown Phoenix, and Tempe.  The proposed single 
family residential community will benefit from the nearby Crosscut Canal linkage (0.3 
miles to the east), nearby Papago Park and proximity to the Phoenix Zoo and Desert 
Botanical Gardens.   
 
The proposed request for Urban Neighborhood and R-5 zoning creates a logical land use 
fit in the greater context.   The development plan provides a buffer through landscaping 
and building setback along the western edge of the site. Redevelopment of this Property 
will include improvements to the pedestrian connectivity along the Oak Street frontage 
with sidewalk connectivity, shade, and landscaping consistent with the City’s 
requirements.  As properties in Southern Scottsdale redevelop, the connectivity 
opportunities are enhanced further strengthening the linkages between recreational 
amenities such as Papago Park to the mixed-use core of Old Town.  Additionally, 
integrating residential within the McDowell Corridor Revitalization Area will activate the 
area by increasing pedestrian synergy with new residents who will utilize the sidewalks, 
canal paths, and nearby Papago Park amenities.        
 
 Growth Area Element 

Grow th Area Goal 1. 
Direct and sustain growth and expansion in areas of the city that can support a 
concentration of a variety of uses and are particularly suitable for multimodal 
transportation and infrastructure expansion and improvements. 
 
Bullet 3. 
Promote the coordination of infrastructure development and upgrade with 
opportunities for infill development and development activity where it will 
encourage a mix of uses and support pedestrian and transit activity.  
 

Response: Integrating residential development within the range of land uses in Southern 
Scottsdale will promote both land use synergy and pedestrian/transit activity as residents 
utilize the physical connections, as well as, the existing transit opportunities near the site.  
The proximity of employment, retail, entertainment and service-related land uses 
throughout Southern Scottsdale make this infill site prime for redevelopment and highly 
suitable for residential development, providing housing opportunities within proximity to 
an existing mix of uses.  
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Grow th Area Goal 3. 
Conserve significant natural resources and open space areas in the growth areas 
and coordinate their locations to similar areas outside of the growth areas. 
   
Bullet 1. 
Achieve meaningful open space as an integral part of activity cores and conserve 
significant natural resources and open space areas within growth areas.  

 
Response: Mature landscaping will be integrated throughout the development with the 
goal of providing a vegetated buffer to the adjacent residential community to the west 
and enhancing the streetscape along Oak Street acknowledging vehicular traffic while still 
providing a meaningful and shaded environment for pedestrians.  The amount of mature 
landscaping planned with the redevelopment of the site to residential will vastly increase 
the amount of vegetation and meaningful open space (3.4+/- acres provided) on this 
Property, as compared to the existing medical office building and large asphalt surface 
parking lot.  Additionally, the design proposed for the street frontage with 4-sided modern 
architecture, street-lined tree canopies, and sidewalk connectivity (removing 3 existing 
driveways) integrated with the open space areas along street all help to achieve 
“meaningful open space” sought for this Growth Area.  
 
 Community Mobility Element 

 
Community Mobility Goal 5.  
Relieve Traffic Congestion. 
 
Bullet 3.   
Emphasize work, live, play relationships in land use decisions that will reduce the 
distance and frequency of automotive trips and support alternative modes such as 
pedestrian paths, equestrian trails, cyclists routes, transit, telecommuting and 
technology for moving people and information.  

 
Community Mobility Goal 8. 
Emphasize live, work, play land use relationships to optimize the use of citywide 
systems and reduce the strain on regional and local/neighborhood systems.  

 
Bullet 2. 
Encourage the development and redevelopment of areas that support a balance 
of live, work, play land use relationships and alternative modes of transportation 
that reduce the reliance on the automobile.  
 

Response to both Goal 5 & 8: The Property is located approximately 600-feet west of 
64th Street and has direct access via Oak Street.  This gated entry will be the singular 
access point for the development and has been designed in conformance with section 5-
3 of the City of Scottsdale Design Standards & Policy Manual (DSPM). Oak Street has 
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been designed to conform to the City of Scottsdale’s Minor Collector – Suburban Character 
cross section and will meet all roadway design requirements including a possible 
dedicated left turn lane. 
 
Luna on Oak’s interior streets will be in conformance with the requirements of section 5-
3.20 Local Residential – Suburban Character of the DSPM.  Internal streets will include 
28-feet of pavement located within a 46-foot wide private street tract with 6-foot attached 
sidewalks provided on both sides of the street.  The sidewalk network branches 
throughout the development and connects to exterior pathways near the south end of 
the project to create safe pedestrian routes to a variety of locations. 

 
Redevelopment of this Property will include improvements to the pedestrian connectivity 
along the street frontage and new landscaping in conformance with the City’s guidelines.  
As properties within the McDowell Corridor Revitalization Area redevelop, the connectivity 
opportunities are enhanced strengthening the link between Papago Park, Southern 
Scottsdale and Old Town.  Additionally, integrating new residential in this neighborhood 
will activate the corridor by increasing pedestrian synergy with new residents who will 
utilize the sidewalks, canal paths, and Papago Park amenities.  Of the four existing 
driveway entrances along Oak Street, three will be eliminated and replaced with 
landscaping, sidewalk, curb, and gutter to match the proposed improvements.  The site 
will have only one curb cut for the new residential community greatly improving the 
pedestrian experience along the streetscape.      
 
The Property is located within proximity to an array of land uses (office, retail, support 
services) and the proposed pedestrian connections enhance the environment for 
residential development.  The integration of new for-sale single family residential 
development in this neighborhood will naturally result in reduced travel distances, vehicle 
trips and promote walking and cycling via nearby trails, sidewalks and recreational 
amenities such as the canal path system, Papago Park and Indian Bend Wash.  This type 
of redevelopment reflects how the “live, work, play” philosophy develops through a 
variety of retail services supported by the integration of more rooftops and additional 
community investment.   
 
Lastly, as identified in the traffic study included with this application, the proposed 
residential development will reduce the daily weekday trips from 1,324 to 484; a reduction 
of 840 daily trips or 64%.  
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IV.  Southern Scottsdale Character Area Plan (“SSCAP”) 
 
The City Council adopted the SSCAP in October 2010.  The public outreach process for 
the SSCAP identified five community priorities which are listed below: 
 

1.   Develop a strong economic core with community gathering places 
2.   Focus on local mobility and walkability 
3.   Maintain and enhance existing neighborhoods and identity 
4.   Balance growth 
5.   Promote well designed architecture and sustainability 
 

From its inception, the proposed Luna on Oak residential community utilized these five 
priorities as guiding principles to the overall design and architectural character.  Bringing 
new for-sale single family residential living opportunities to the McDowell Corridor 
Revitalization Area will strengthen the economic core of Southern Scottsdale and enhance 
the existing character of the surrounding neighborhoods.  The project was designed with 
a focus on walkability and also promotes a modern, contemporary architecture sensitive 
to the surrounding context while responding to the current home buying market.  The 
applicant seeks to build a sustainable, desert sensitive project by incorporating 
environmentally responsive building technologies, recessed windows and low water use 
plant materials.  The existing sidewalk along Oak Street will be improved in locations 
where driveway cuts are being removed.   New landscaping will be provided along the 
sidewalk to enhance the pedestrian experience and provide a shaded tree canopy.  
 
Below are the land use goals and policies identified in the SSCAP that apply to the 
proposed development:  
 
 Land Use 

 
Goal LU 1 
Promote residential reinvestment and revitalization through regulatory flexibility.  
 
• Policy LU 1.1 
Update land use regulations to allow for the revitalization and/or expansion of 
residential properties to current market standards. 
 
• Policy LU 1.2 
Encourage new residential development and revitalization that complements the 
established urban form. 

 
Response:  Luna on Oak meets these land use goals by revitalizing and redeveloping an 
older medical office building with a new residential land use that will bring additional 
housing opportunities to the Southern Scottdale.  The site plan has been designed in a 
sensitive manner by providing appropriate buffering to the existing residential to the west.  
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Integrating single family residential will strengthen the “live, work, play” land use 
philosophy within the SSCAP.     
 
The site location is ideal for residential development with proximity to Old Town, 
Downtown Phoenix, Sky Harbor Airport, and Tempe.  Luna on Oak will benefit from the 
nearby canal linkages, Papago Park and proximity to the Phoenix Zoo and the Desert 
Botanical Garden.  Additionally, the integration of additional residential units near 
commercial and employment land uses, will strengthen the existing area retail businesses, 
provide housing options, as well as implement the City’s goals and policies. 
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Goal LU 5 
Create Regional Centers and activity areas to guide future land use types and 
intensities throughout Southern Scottsdale. 
 
• Policy LU 5.1 
Encourage the most intense levels of reinvestment, revitalization, and infill 
development within designated Regional Centers.  These centers are located 
within General Plan designated Growth Areas, on Regional Corridor roadways and 
are considered a valley-wide destination. 
 

Response: Although the Property is not located directly along a Regional Corridor or 
within an Activity Area, the site falls between the Papago Regional Center (McDowell and 
64th) and the Thomas Crosscut Activity Area (Thomas and 64th). Also, McDowell Road, 
which is designated as a Regional Corridor, is located approximately 0.5 miles south of 
the Property.  The proposed single family residential development will strengthen the link 
between these regional/activity nodes and corridors and will accomplish a range of goals 
including the revitalization of an underutilized property (soon to be vacant medical 
building) by integrating high quality, vibrant architecture and creating pedestrian synergy 
that will tie into the nearby canal trail system to the east and Papago Park to the south. 
Given the surrounding context, the proposed density of 8.9 du/ac is appropriate and will 
provide a logical transition from the more intense land uses to the south and east 
transitioning to the existing residential to the west.  

Goal LU 9 
Create new development and connectivity opportunities between Pagago Park and 
Southern Scottsdale.  

 
• Policy LU 9.3 
Promote pedestrian and bicycle connectivity between Southern Scottsdale and 
Papago Park.  

 
Response:  The Luna on Oak for-sale single family residential community will benefit 
from the nearby Crosscut Canal linkage and Papago Park.  The density of 8.9 du/ac is 
appropriate given the surrounding context and provides an ideal land use transition from 
Oak Street, the Elk’s Lodge and U.S. Army Reserve Center to the R-4 homes to the west.  
With the redevelopment of the site, improvements to the pedestrian connectivity will be 
made along the street frontage with sidewalk enhancements and landscaping consistent 
with the City’s guidelines.  As properties within the McDowell Corridor Revitalization Area 
redevelop, the connectivity opportunities are enhanced strengthening the link between 
Papago Park and Southern Scottsdale.  Additionally, integrating residential along this 
corridor enhances the pedestrian realm as new residents utilize the sidewalks, canal 
paths, and Papago Park amenities.    
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 Character & Design 
 
Goal CD 1 
New and redeveloped residential housing should respect existing neighborhood 
character and design.  
 
• Policy CD 1.1 
New and redeveloped residential development should be compatible in terms of 
established neighborhood housing proportion, size, mass, and height.  
  
• Policy CD 1.2 
Architectural housing character should not be restricted to, but remain 
complementary with, existing neighborhood design.   

 
Response: The proposed residential housing brings an exciting new architectural type 
to the area providing a modern, contemporary aesthetic appealing to a segment of the 
market demographic drawn to Southern Scottsdale.    The extensive landscaping, two-
story building proportions, size, and massing are compatible with the adjacent homes to 
the west.  Additionally, the site plan has been designed to provide buffer (average of 
35+/- feet building to building) and mature landscaping along the western edge.   
 

Goal CD 4 
Site and building design of new development and redevelopment should respond 
to the Sonoran Desert Climate.  
 
• Policy CD 4.1 
Encourage new development to incorporate designs such as shade structures, 
deep roof overhangs and recessed windows to address passive solar cooling 
opportunities.  
 
• Policy CD 4.2 
Encourage the use of a variety of textures and natural building materials to provide 
architectural visual interest and richness, particularly at the pedestrian level.  
  
• Policy CD 4.3 
Support landscape design that responds to the desert environment by utilizing 
indigenous and adapted landscape materials that complement the Southern 
Scottsdale built environment.   

 
Response:  The architectural design, window placement, building materials and 
landscaping have been carefully selected to incorporate the vernacular of the Southwest 
and provide desert sensitive design elements with a variety of materials and textures.  
Architecture has been designed to activate all sides of the buildings (see elevations & site 
plan) to create visual interest and activate the streetscape.  The landscape plant palette 
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is consistent with the City’s guidelines and incorporates predominately low water use 
plant materials appropriate for this suburban/urban desert setting.   

 
Goal CD 6 
Promote, plan, and implement design strategies that are sustainable.  
 
• Policy CD 6.1 
Encourage compact development design along Corridors and in Regional Centers 
and Activity areas to help reduce travel distances, encourage walking and cycling, 
and stimulate public transit use.  
   
• Policy CD 6.4 
Encourage the use of sustainable design principles for remodeling and new 
development projects to mitigate building construction and operational impacts on 
the environment.  
 

Response: Being located near McDowell Road (0.5 miles to the south) the Property is 
within close proximity to an array of land uses (office, retail, support services) and 
pedestrian connections, the Property is a highly suitable environment for single family 
residential development.  The integration of more residential development in Southern 
Scottsdale will naturally result in reduced travel distances, vehicle trips and promote 
walking and cycling via nearby trails, sidewalks and recreational amenities such as the 
Crosscut Canal and Arizona Canal Trail path system, Papago Park and Indian Bend Wash.   
 
The single-family residential units will include a ground level private garden space with 
balcony above.   The garden patio spaces will serve as an indoor/outdoor space and an 
extension of the ground level living space.   
 
K. Hovnanian uses energy efficient technology in their homes incorporating low-e glass, 
energy star appliances, sustainable building materials, and low water use desert 
landscaping appealing to the expectations of today’s consumer while reducing operational 
impacts on the environment.  
 
 Economic Vitality  

 
Goal EV 1 
Support reinvestment that updates and/or replaces aging commercial properties. 
 
• Policy EV 1.1 
Support Opportunity and Regional Corridors, Regional Centers and Activity Areas 
for areas of mixed-use and higher-density development as part of an overall 
economic revitalization strategy.  
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Response: The proposed development plan brings reinvestment and revitalization to an 
aging, office site (soon to be vacated), further reenergizing the area bringing new single 
family residential living opportunities strengthening the economic core of Southern 
Scottsdale. The addition of rooftops within the McDowell Corridor Revitalization Area will 
bolster nearby retail and commercial businesses promoting the “live, work, play” 
momentum desired by the City and essential to the long-term sustainability of a healthy 
vibrant city.  

Goal EV 5  
Encourage a strong economic relationship among opportunity and regional 
corridors and associated regional centers and activity areas. 
 
• Policy EV 5.3 
Promote the development and location of a range of housing to meet executive 
and workforce housing needs in the Regional Centers and adjacent mixed-use 
Regional Corridors to support business cluster and employment development.   

 
Response: Per the SSCAP, the Property lies between the Papago Regional Center and 
the Thomas Crosscut Activity Area within close proximity (0.5 miles) of the McDowell 
Road Regional Corridor.  The proposed single family residential development will 
strengthen the link between these nodes and will accomplish a range of goals including 
the revitalization of an underutilized property (soon to be vacated medical office) and 
providing additional housing options for employees of SkySong, General Dynamics, 
HonorHealth, and Arizona State University to name a few.  
 
 Housing  

 
Goal H2 
Embrace a wide range of housing options.  
 
• Policy H 2.4 
Increase availability of housing choices that meet the living activity requirements 
of diverse individuals, families, and for persons with disabilities.   

 
Response: The mix of housing within the McDowell Corridor Revitalization Area has 
evolved over the last five years including many new housing options through both rental 
and for-sale communities.  These developments include, but are not limited to, Diamante, 
Aire, Skye, Las Aguas, SkySong and San Travesia with a range of densities, along with 
newly approved projects slated for construction in 2020 including Alexan Scottsdale, The 
McDowell, Papago Plaza and Scottsdale Entrada. This proposed luxury for-sale, single 
family development will further expand and upgrade the housing stock in Southern 
Scottsdale integrating higher-end, modern residential development on a soon to be 
vacated property with context compatible building massing and architectural character. 
This well-located site is within close proximity to numerous employers, recreation and 
mobility options offering residents of varying ages a “live, play, work” lifestyle.   
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 Community Mobility 
 
GOAL CM 1  
Increase the range of mobility options available to the area residents and 
businesses.  
 
• Policy CM 1.1 
Develop an effective range of safe, reliable, and where feasible, less congested 
mobility systems for Southern Scottsdale. 
 
• Policy CM 1.2  
Promote both internal and external connectivity between mobility modes to create 
an integrated transportation system for the benefit of Southern Scottsdale. 
 

Response: The Property is located within close proximity to an array of office, retail and 
support services and the proposed pedestrian connections enhance the environment for 
residential development.  The integration of new luxury for-sale single family residential 
development in this neighborhood will naturally result in reduced travel distances, vehicle 
trips and promote walking and cycling via nearby trails, sidewalks and recreational 
amenities such as the canal path system, Papago Park and Indian Bend Wash.   
 
As identified in the traffic study included with this application, the proposed residential 
development will reduce the daily weekday trips from 1,324 to 484; a reduction of 840 
daily trips or 64%.  
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V. Scottsdale’s Sensitive Design Principles    
 

The City has established a set of design principles, known as the Scottsdale’s Sensitive 
Design Principles, to reinforce the quality of design in our community.  The following 
Sensitive Design Principles are fundamental to the design and development of the 
Property.  
 
 

1.  The design character of any area should be enhanced and 
strengthened by new  development. 
 

Response: The development plan for this infill Property is designed in a manner that is 
compatible with both the adjacent residential community and adjacent commercial/non-
residential land uses established on the adjacent properties.  The architecture, color 
palette and building materials of the proposed for-sale single family homes will be in 
harmony with the residential neighborhood to the west and compliant with the SSCAP.  
The streetscape design for Luna on Oak will balance the functional requirements (such 
as privacy and security) with the aesthetics of the development through the application 
and selection of landscaping, lighting and hardscape design.  The landscape design will 
conform to the City’s guidelines utilizing a low water use plant palette recognizing the 
significance of a shaded pedestrian experience within the urban context.   

 
2. Development, through appropriate siting and orientation of 

buildings, should recognize and preserve established major vistas, 
as well as protect natural features. 

  
Response: Although the setting of this site is suburban/urban in character and does not 
have natural features such as washes and natural area open space, the developer has 
taken special consideration in providing meaningful open space and recreational 
amenities for the residents. Buildings will be separated from the existing townhomes to 
the west by approximately 35+/- average feet (from building to building) with areas of 
larger open space at the northwest and southwest corners.  The architecture and building 
placement is respectful of the existing townhomes to the west in terms of height, massing 
and setback with single-story parking structures along the western boundary buffering 
the proposed two-story single family homes. 
   

3.  Development should be sensitive to ex isting topography and 
landscaping.  

 
Response: The Property is a relatively flat infill site with an existing office building and 
a large amount of asphalt surface parking that will be demolished with the redevelopment 
of the site.   Mature, low water use landscaping will be integrated throughout the 
development with the goal of providing a vegetated buffer to the adjacent residential to 
the west and enhancing the streetscape along Oak providing a meaningful and shaded 
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environment for pedestrians.  The amount of mature landscaping planned with the 
redevelopment of the site will vastly increase the amount of vegetation and open space 
(3.4+/- acres provided) on this Property, as compared to the hard surfaces of the existing 
building and surface parking, thereby, greatly reducing the heat island effect.   

 
4.  Development should protect the character of the Sonoran Desert 

by preserving and restoring natural habitats and ecological 
processes. 

  
Response: The proposed development will preserve and restore natural habitats and 
ecological processes through the inclusion of desert appropriate landscaping (as well as 
integration of native plants).  Enhanced and improved desert landscaping and additional 
open space will contribute to the urban habitat for wildlife and improve air quality.  Also, 
desert appropriate plants will be able to withstand the variations of the local climate and 
as they mature they will become self-sustaining relative to water demand.   

 
5.  The design of the public realm, including streetscapes, parks, 

plazas and civic amenities, is an opportunity to provide identity to 
the community and to convey its design expectations. 
 

Response: Pedestrian circulation along both the perimeter and internal to the 
community is an important feature of this residential community, as numerous retail, 
restaurant, and recreational uses are within walking distances from this site (see 
pedestrian circulation plan).  The design of these public spaces will be in the character of 
surrounding developments and will comply with the SSCAP. 

 
6.  Developments should integrate alternative modes of 

transportation, including bicycles and bus access, w ithin the 
pedestrian network that encourage social contact and interaction 
w ithin the community. 
 

Response:  Redevelopment of this Property will include improvements to pedestrian 
connectivity along the Oak Street frontage with sidewalk improvements and landscaping 
consistent with the City’s guidelines.  As Southern Scottsdale properties redevelop, the 
connectivity opportunities are enhanced strengthening the link between Papago Park and 
Southern Scottsdale.  Additionally, integrating residential within the McDowell Corridor 
Revitalization Area will help activate the Southern Scottsdale by increasing pedestrian 
synergy with new residents who will utilize the sidewalks, canal paths, and Papago Park 
amenities.    
 
The Property is located within close proximity to an array of land uses (office, retail, 
support services) and the proposed pedestrian connections enhance the environment for 
residential development.  The integration of more residential development will naturally 
result in reduced travel distances, vehicle trips and promote walking and cycling via 
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nearby trails, sidewalks and recreational amenities such as the canal path system, Papago 
Park and Indian Bend Wash.  Additionally, the site is an ideal location for residents to live 
close to Old Town, Downtown Phoenix, Sky Harbor Airport and Tempe.  

  
7. Development should show  consideration for the pedestrian by 

providing landscaping and shading elements as well as inviting 
access connections to adjacent developments. 
 

Response: The proposed development will incorporate design elements that respect 
human-scale, providing shade and refuge through building, site and landscaping with the 
design of the homes.  Connectivity will be provided via sidewalk connections along Oak 
Street well as internal to the community.  To the extent feasible, shade trees will be 
provided along these connection points.   
 

 
8.  Buildings should be designed w ith a logical hierarchy of masses.  

 
Response: Buildings will be separated from the residential property line to the west by 
35+/- average feet (from building to building).  Luna on Oak’s architecture and building 
placement is respectful of the existing townhomes to the west in terms of height, massing 
and setback with single-story covered parking structures along the western boundary, 
which provide a solid visual buffer between the existing townhomes to the west and the 
proposed single family homes. 

9.  The design of the built environment should respond to the desert 
environment. 
 

Response: The proposed development will utilize a variety of desert appropriate textures 
and building finishes, incorporate architectural elements that provide solar shading and 
overhangs, and celebrate the climate by creating abundant outdoor living spaces and 
common amenities for its residents.  

 
10.  Developments should strive to incorporate sustainable and 

healthy building practices and products. 
 

Response: Sustainable strategies and building techniques, which minimize 
environmental impact and reduce energy consumption, will be emphasized. K. Hovnanian 
uses energy efficient technology in their homes incorporating low-e glass, energy star 
appliances, sustainable building materials, and low water use desert landscaping reducing 
operational impacts on the environment. 
 

11.  Landscape design should respond to the desert environment by 
utilizing a variety of mature landscape materials indigenous to 
the arid region. 
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Response: Context appropriate native plant materials will be utilized with the 
development of the Property. The desert character will be upheld through the careful 
selection of plant materials in terms of scale, density, and arrangement.  Also, refer to 3. 
and 4. above.  

 
12.  Site design should incorporate techniques for efficient water use 

by providing desert adapted landscaping and preserving native 
plants. 
 

Response: The proposed development will maintain a low water use plant palette 
consistent with the City’s guidelines.   

 
13.  The extent and quality of lighting should be integrally designed 

as part of the built environment. 
 

Response: Lighting will be designed in a manner that is respectful of the surrounding 
context while maintaining safety for future residents 

 
14.  Signage should consider the distinctive qualities and character of 

the surrounding context in terms of size, color, location and 
illumination. 
 

Response: Project identification will be low-scale and contextually appropriate. 
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