
PRINCIPLE 7: RESPONSE: Addressing the context of 
the project site is 3 basic and crucial start to 
the building design. An understanding of the 
surrounding building design, scale, and material 
should be the first step in project visioning. The 
Scottsdale Collection should look to respect

. Design elements should be included to reflect surrounding context but to also establish a new
I 1 L ..L r L i» context due to its expansive impact over severala human scale, such as the use ot shelter ~ ~

and shade for the pedestrian and a variety of building sites.

Development should show consideration for 
the pedestrian by providing landscaping and 
shading elements as well as inviting access 
connections to adjacent developments.

Building massing and separation on the site 
should recognize scenic view corridors while 
also mitigating heat gain and western solar 
exposure. If western exposure is necessary, 
proper mitigation through horizontal or louvered 
architectural elements may be necessary.

building masses.

RESPONSE: Enhancing the pedestrian 
environment Is Important for the Scottsdale 
Collection. Visually stunning experiences, 
thermal comfort, and engaging public facilities 
and artwork will help define pedestrian corridors. 
The Scottsdale Collection hopes to set the bar 
higher for all future developments within Old 
Town. Improvements serve a dual function of 
extending experiences within the district to 
its perimeter to and connect and engage with 
surrounding areas within Old Town. The internal 
network connects newly developed open space 
and enhance the public realm of Old Town.

At The Scottsdale Collection, the design basis 
of base/middle/top is supported not only In 
reference to building massing, but also in 
programmatic function of each of the sections. 
Ground level commercial functions should 
visually separate the base in conjunction with 
appropriate material and other anchoring 
elements. Refer to the Design Guidelines for a 
detailed description of appropriate materials and 
a description of the base retail expression.

Each of these strategies should be used to design 
buildings that may serve as iconic and visually 
engaging buildings while also improving the urban 
fabric and gateway skyline of Old Town.

PRINCIPLE 9:

PRINCIPLES:
Buildings should be designed with a logical 
hierarchy of masses:

To control the visual impact of a building’s 
height and size

To highlight important building volumes and 
features, such as the building entry

Building function again helps to bolster the 
middle expression of the building. Both hotel 
and residential programming lend themselves to 
a different and unique architectural expression 
of elements that can generate shade and 
shadowing patterns on the ^cade of the building. 
Furthermore, both of those program types 
may house specialty uses on the top level. The 
presence of roof deck amenity programming 
such as, but not limited to, public and or semi- 
public spaces, fitness rooms, and penthouses 
offer the ability to distinguish the top level 
architectural expression from the middle.

The design of the built environment should 
respond to the desert environment:

Interior spaces should be extended Into the 
outdoors both physically and visually when 
appropriate

Materials with colors and coarse textures 
associated with this region should be utilized.

A variety of textures and natural materials 
should be used to provide visual interest and 
richness, particularly at the pedestrian level. 
Materials should be used honestly and reflect 
their inherent qualities

Features such as shade structures, deep roof 
overhangs and recessed windows should be 
incorporated.

RESPONSE: Buildings that blend indoor and 
outdoor spaces, natural lighting, fresh air, and
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landscaping are all ways the Scottsdale Collection 
will embrace the desert environment. Blending 
materials with contemporary design will be used 
to enhance the pedestrian environment in the 
Scottsdale Collection. Shade structures, street 
trees, and art features will also be ways to extend 
the pedestrian environment providing continuous 
pathways for pedestrians throughout the district.

PRINCIPLE 10:

• Developments should strive to incorporate 
sustainable and healthy building practices and 
products.

• Design strategies and building techniques, 
which minimize environmental impact, reduce 
energy consumption, and endure over time, 
should be utilized.

RESPONSE: The Scottsdale Collection with 
embrace passive and active techniques to 
meditate solar exposer to buildings and public 
spaces. Environmental Impacts will also be 
considered in the design of the Scottsdale 
Collection.

PRINCIPLE 11:
• Landscape design should respond to the desert 

en\nronment by utilizing a variety of mature 
landscape materials indigenous to the arid 
region.

• The character of the area should be 
emphasized through the careful selection of 
planting materials in terms of scale, density, 
and arrangement

• The landscaping should complement the built 
environment while relating to the various uses.

RESPONSE: Planting design should 
complement that of neighboring developments. 
Plant palettes should feature hardy, native 
species as a foundation employing non-native 
species where applicable. Monocultures are 
discouraged to prevent mass loss of landscape to 
diseases or pests. Additionally, in urban settings 
such as the Scottsdale Collection, designers must 
be conscious of the specific conditions to which 
each species is suited. Plant species should be 
selected from the Arizona Department of Water 
Resources Low-Water Use and Drought Tolerant 
Plants List for the Phoenix area. However, 
to avoid an overly restrictive or outdated 
permitted plant palette, it is recommended that 
designers also use the City of Scottsdale’s list 
or Recommended Plants for Downtown as a 
suggestion for appropriate plant species.

PRINCIPLED:

• Site design should incorporate techniques for 
efficient water use by providing desert adapted 
landscaping and preserving native plants.

• Water, as a landscape element, should be used 
judiciously

• Water features should be placed in locations 
with high pedestrian activity.

RESPONSE: Plant species should be selected 
from the Arizona Department of Water
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Resources Low-Water Use and Drought Tolerant 
Plants List for the Phoenix area. However, 
to avoid an overly restrictive or outdated 
permitted plant palette, it is recommended that 
designers also use the City of Scottsdale’s list 
or Recommended Plants for Downtown as a 
suggestion for appropriate plant species.

Signage should be designed to be 
complementary to the architecture, 
landscaping and design theme for the site, 
with due consideration for visibility and 
legibility.

PRINCIPLE 13:

The extent and quality of lighting should 
be integrally designed as part of the built 
environment.

A balance should occur between the ambient 
light levels and designated focal lighting 
needs.

RESPONSE; Signage is the way people use to 
navigate spaces. The Scottsdale Collection will 
strive to create a clear sense of direction and 
location by providing appropriate signage. The 
signage will also be incorporated into the design 
of the development, be located In areas to ensure 
viability, used to reinforce store frontages, 
and promote businesses. The signage for the 
Scottsdale Collection will also be illuminated.

Lighting should be designed to minimize glare 
and invasive overflow, to conserve energy, and 
to reflect the character of the area.

RESPONSE: Lighting can be used to highlight 
architectural features on buildings, signage, and 
landscaping. Lighting can also be used to give a 
sense of security during night time activities. The 
Scottsdale Collection will use lighting to highlight 
the design features of the district while providing 
a sense of safety for the community and visitors.

PRINCIPLE 14:

Signage should consider the distinctive 
qualities and character of the surrounding 
context in terms of size, color, location and 
illumination.
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CONNECTIVITY
Connectivity is one of the most Important features 
on any successful site. The Scottsdale Collection 
not only has the ability to improve its connections 
internally, but also has other opportunities to 
connect to neighboring districts in Scottsdale. 
Currently, most of the connection into the site 
focus on vehicular transportation. There are 
multiple access points for vehicles through out the 
Scottsdale Collection. Additionally, the Scottsdale 
Collection contains areas where the pedestrian 
experience of the site can be improved. Scottsdale 
Road acts as a barrier that separates the Scottsdale 
Collection from the Old Town area. There is a 
need to connect the gap between the Scottsdale 
Collection and Old Town, it is important to make 
the connection between the Scottsdale Collection 
and Old Town to strengthen the economic 
growth and tourism of both areas. There are many 
ways In which the Scottsdale Collection can 
improve Its connectivity. Pedestrian, vehicular, 
bicycle, and transit connections will be key in the 
redevelopment of the Scottsdale Collection.
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CONNECTION
PEDESTRIAN
Pedestrian connection in the Scottsdale Collection 
will support Scottsdale’s vision of a vibrant, 
walkable downtown. Pedestrian connections 
to Valley Metro bus lines and to Scottsdale’s 
neighborhood circulator system will be used 
to strengthen a walkable environment in the 
district. Pedestrian movement within parking 
structures and parking lots will be considered in 
the development of the Scottsdale Collection to 
encourage visitors to experience the area from a 
pedestrian perspective.

The Scottsdale Collection will also provide an 
interconnected and easily-navigated network of 
sidewalks that provide access to building entrances, 
parking, open space, transit and connections into 
downtown and beyond. The Scottsdale Collection 
envisions East Shoeman Lane as the functional 
and visual ‘Main Street’ connecting the Scottsdale 
Collection to the canal and Old Town.

By using existing sidewalks, the Scottsdale 
Collection proposes to build from that foundation, 
over time, to create even more comfortable and 
aesthetically-pleasing walking experiences within, 
into and from Old Town and Fashion Square. 
Walkways may be enhanced by pedestrian nodes, 
offering shade and seating, street art work, and art 
shade canopies.
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BICYCLE
Bicycle access to and within the Scottsdale 
Collection is encouraged through linkages to 
Scottsdale’s on-street bicycle facilities and, a short 
distance away, to the regional Indian Bend Wash 
and Crosscut Canal paths. Bicycle parking for 
visitors and employees is proposed throughout the 
Scottsdale Collection. Chaparral Rd and 68th St, 
are designated bike routes in close proximity to the 
Scottsdale Collection and can provide an extended 
bike experience throught the district.

Approximately one mile to the east is the Indian 
Bend Wash path. This path extends almost the 
entire length of Scottsdale, from the McDowell 
Sonoran Preserve to the Tempe border. It Is a 
scenic route used by many bicycle commuters. 
Just west of the Scottsdale Collection; in the 
intersection of Camelback Rd and Scottsdale Rd is 
the Crosscut Canal Path. This path connects with 
the Arizona Canal Path and others to provide a 
primarily off-road route from Phoenix to Glendale 
on the west and through Papago Park to Tempe 
Town Lake on the south. The Scottsdale Collection 
is easily accessible by bicycle commuters from 
either of these two-regional shared-use paths.
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CONNECTION
VEHICULAR
A vehicular circulation network is a critical component 
of future development. Ensuring efficient circulation 
routes to and within the Scottsdale Collection is a 
high priority since a majority of its visitors utilize 
private vehicles. Both Scottsdale Road and Camelback 
provide high capacity regional roadway linkages and are 
effective at conveying vehicular traffic to and around 
the perimeter of the Scottsdale Collection and the 
Downtown area.

Because of the spatial relationship that the Scottsdale 
Collection shares with the Old Town core, enhanced 
consideration has been given to accessibility and 
transitions. Streetscapes can reflect the character 
of Old Town by promoting narrow streets with some 
on-street parking, and a strong pedestrian emphasis. 
Pedestrian street crossings may utilize alternative 
paving materials and special hardscape elements to 
focus driver attention and reduce travel speeds.

The long-term vitality of any downtown area hir\ges on 
the ability to accommodate the localized and regional 
movements of its residents and visitors. The Scottsdale 
Collection recognizes the targe number of visitors and 
employees that depend on public transit to access the 
area. Valley Metro bus service and local city circulators 
both currently provide service to the district. Future 
development may warrant additional opportunities to 
strengthen transit connections between the Scottsdale 
Collection, Old Town and adjoining neighborhoods. In 
addition, ride sharing and the promotion of alternative 
transit use by employees and visitors will continue to 
reduce on-sIte vehicle circulation and parking demand.
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PARKING
The Scottsdale Collection utilizes garages as part of its 
greater circulation system. Automobile access from primary 
streets should be direct and simple. Structured parking vnll 
contribute to Old Town compactness, and provide adequate 
parking spaces for visitors and uses.

By providing parking structures instead large surface 
parking lots, the Scottsdale Collection creates 
opportunities for enhanced pedestrian experiences and 
serves the convenience of visitors while minimizing the 
intrusion on the pedestrian environment. The intent of the 
Scottsdale Collection Is to provide parking that encourages 
a “park once environment" where users can access multiple 
destinations without the need to move their vehicles.

Designing the proposed parking elements for the 
Scottsdale Collection in concert with pedestrian circulation 
Is also key to its success. The intent is to give parking 
structures an enhanced architectural design by integrating 
context-sensitive architecture into the design of the 
parking structures. The Scottsdale Collection will also 
design In conjunction with the approved Downtown Plan, 
where parking locations should be considered to take 
advantage of existing transit systems to reduce parking 
demand.

The Scottsdale Collection Is strategically set up to take 
advantage of shared parking uses, structured perking, 
if properly located, will contribute to Old Town’s 
viability, enhance pedestrian opportunities and serve 
the convenience of visitors without intruding on the 
pedestrian environment. The Scottsdale Collection will also 
prowde frequent building entrances along public streets 
by minimizing the length of parkirtg garages along public 
frontages. Another feature the Scottsdale Collection is 
the use of parking garages as an opportunity to display art. 
The large linear nature of most parking garage structures 
provides a blank canvas where hanging, projected, kinetic, 
mural, or suspended art can be displayed and enjoyed.
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PLACE MAKING
A “place” has special qualities that attract people, 
encourage them to stay around for a while and to 
come back again. They feel good about being at 
that place. Spaces that lack a sense of place can 
feel fungible and somewhat generic unrelated to 
the culture and environment around them.

Places that are engaging develop a sense of 
“ownership” among people who use them. People 
are often attracted to places that are unique and 
have special qualities. Place making is a reflection 
of the history, culture, climate, uses of the built 
enwronment around them. Each place Is different 
in this way.

The Scottsdale Collection will continue to create 
and/or enhance places that attract people, are 
active, well-used, enjoyed, and frequented 
throughout the day. The Scottsdale Collection will 
to enhance Its existing connected system of open 
spaces and successful places.

A successful place is a walkable place and shares 
many attributes with walkable streets and 
pedestrian paths. The Scottsdale Collection 
strives to create successful places, through design, 
planning and management practices that take into 
account four key place making elements including 
local, memory, programing, and comfort.
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PLACE MAKING
LOCAL
An important idea in placemalcing is the concept 
of creating spaces that feel local. To be local is 
to tap into the cultural and historical identity 
of the population and geographical location of 
the project. The Scottsdale Collection has the 
unique opportunity to connect to the emotional 
connection that both residents and visitors to 
Scottsdale associate with this particular location. 
Through the Incorporation of native plants, 
captunng views to local mountain ranges, and 
highlighting the key features that make this site 
distinctive to Scottsdale are all ways in which the 
Scottsdale Collection can connect to the local 
environment. The Scottsdale Collection will also 
create its identity by providing spaces for local 
restaurants, retail, and hospitality, thus connecting 
to Scottsdale’s local economy.

Resolution No. 11878 
Brtiibitl 

Pace 172 of 235
A«,c "■e* « «Ad elMr ■tomaiti of thk 4»a«n«rt af« eeneepCwl «nly •M «vb^ t» fuCbn m« 9-ZN-2020

9/25/2020



I V

•r- ■ ■*.'—'i'>'■ s:.-*

h*

111,11

j** 5^ ^

«|U i
1

PS',' -i
fi

------- r^--i^

er- r

m
t'-n s

?

id
e-v-:

rT-

s *

>*
^irt. •

<? '■ &.* ' ■

-/- :•

.'T>/»'( ’/vrir : . 
y ..■'^‘

'> ! ^
#L’ -i

■4 ■
iff

'.kfe. i

'f
■ .^, .--v..a'

PLACE MAKING
MEMORY
Unique, one of a kind experiences create memory. 
Creating spaces for dynamic and artful visual 
interaction, establishing a background for everyday 
life, and providing a place of safety and comfort 
are all ways in which the Scottsdale Collection 
can invoke memory in Its visitors. Hie Scottsdale 
Collection, through its design and placemaking 
strategies will seek to create an environment that 
establishes the entertainment district as a place of 
memory for families, Individuals, and visitors. When 
a positive memory Is established with a place, It 
encourages people to not only visit but to stay and 
to come back to that destination several times. The 
goal of the Scottsdale Collection is to make the 
Entertainment District, not a one-stop destination, 
but a place where visitors and residence want to 
return over and over again.
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PLACE MAKING
PROGRAMMING
Activities are the basic building blocks of a place. 
Having something to do gives people a reason 
to come to a place and return. The Scottsdale 
Collection will give consideration to how the place 
will be used, who will use it and what activities will 
attract them. This may include:

• Providing public space for activities

■ Creating places where people can gather

• Incorporating variety of different user 
experiences such as; dinning and entertainment 
based activities that address the preferences 
of office workers, shoppers, hotel guests and 
residents.
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PLACE MAKING
COMFORT
Creating a place that promotes the comfort of 
an individual is key to the success of a project.
The Scottsdale Collection will consider the 
comfort of residence and visitors In the design of 
shaded streets and buildings. Comfort includes 
perceptions about safety and cleanliness.

This may include;

• Design public spaces to be consistent with the 
established aesthetics and character of the 
Entertainment District.

• Locate public spaces so they are in the line 
of sight of nearby offices, residential, hotel 
or other activity to encourage “informal 
surveillance”.

• Provide landscaping, shade, materials and 
furnishings.

• Provide comfortable outdoor seating and places 
to work.

• Provide shaded streetscapes to promote 
walkability and outdoor Interaction throughout 
the year

• Maintain public spaces at the Scottsdale 
Collection so they are clean and free of litter.

• Plan for lighting types and intensities to 
highlight public spaces and primary pedestrian 
routes so that they are safe and comfortable for 
use after dark.
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PEDESTRIAN ENVIRONMENT
Pedestrians will be at the center of the 
redevelopment of the Scottsdale Collection. It is 
important that the Scottsdale Collection relates to 
the human experience. The Scottsdale Collection 
should address how architecture and landscape and 
relate to the pedestrian environment.

Pedestrian activity can be stimulated if there 
are things to look at, activity, other people and 
places to pause along the street. Working within 
the constraints represented by the site following 
approaches are among those that may be 
considered:

Public art and display windows at ground floor 
level, display windows should consider, for example, 
showcasing work by artists and displays by the 
Scottsdale Collection tenants. The displays should 
change on a periodic basis to give variety to the 
area.

Distinctive landscaping and street furnishings 
should be considered to lend importance to a 
signature street. By providing places to sit, the 
streetscape can become a place where pedestrians 
are encouraged to spend time.

People attract other people and can evolve into 
being more than just a corridor for getting from 
Point A to Point B. By combining the approaches 
outlined in this section, the Scottsdale Collection 
can enhance its reputation as the “place” to be.
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STORE FRONTS
Development in the Scottsdale Collection 
should design active building frontages to create 
inviting Indoor and outdoor spaces visible from 
the sidewalk and street. Active building frontages 
are an essential ingredient in Scottsdale’s desire 
to strengthen Old Town’s pedestrian character. 
Lobbies, entrances, shops, retail, and restaurants 
should be used to activate the ground level at the 
pedestrian scale. The use of blank walls and other 
“dead” activities on street frontages should be 
avoided when possible.

Providing frequent building entrances along public 
streets will also be used to give the Scottsdale 
Collection a pedestrian atmosphere. Buildings 
should provide openings at ground level to allow 
views of display windows by pedestrians. The 
architecture and landscape of the Scottsdale 
Collection will collaboratlvely work together to 
create an memorable pedestrian experience.
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SIGNAGE
Signage is an important part of the pedestrian 
experience in the Scottsdale Collection. Signage 
should be thought of collectively with the design 
of the architecture and the landscape of the area. 
The Scottsdale Collection is intended to look, work 
and feel like a premium luxury district, of which 
signage Is a vital contribution. It is important to 
keep a consistent design language to communicate 
efFectively.

The ultimate goal is to produce a consistent 
collage of signs that tastefully inform, delight and 
stimulate the visitors while fitting in seamlessly 
with the context of the environment. Due to the 
variety of architectural treatments within the 
Scottsdale Collection, each storefront sign will be 
carefully considered in relationship to its particular 
location. What may be appropriate in one location 
may not work in another. All sign materials must 
be consistent with the design theme, enhancing 
the storefront and evoking a positive image as well 
as reinforcing the high contrast of color present 
throughout the development of the Scottsdale 
Collection.
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SURFACE TREATMENT
Streetscape will also be an important feature in 
the Scottsdale Collection. New buildings should 
incorporate enhanced street scape design by 
providing large sidewalks, changes to materials with 
pedestrian crossing, and surface treatments that 
help designate public area.

It is also Important that the surface treatment 
and streetscape is considered cohesively with the 
architecture and landscape on the site to create a 
built environment that functions as a single entity. 
For more information on the development of 
streetscape and surface treatments please refer to 
the Landscape Architectural Guidelines Section of 
this document.
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OPEN SPACE
Scottsdale’s pedestrian character distinguishes it 
from other places in the Valley, and contributes 
to the vitality of the City, its commerce and 
livability. It serves as an attraction to visitors and 
an important part of the City’s heritage valued by 
residents.

The Scottsdale Collection, with its urban setting, 
will implement Scottsdale’s commitment to open 
space through its connectivity to open spaces as 
well as through its inclusion of gateways and open 
spaces related to the uses within The Scottsdale 
Collection. Types of open spaces within The 
Scottsdale Collection may include gateways, 
pedestrian nodes, primary open spaces, secondary 
open spaces and pedestrian walkways.

Depending on the uses developed within the 
Scottsdale Collection, open spaces to support 
those uses could Include internal plazas, external 
plazas, elevated plazas and open spaces created to 
support future uses. Additional open spaces may 
be created by ground level building entrances, 
removed from the street, as well as by spaces 
enclosed within buildings, including patios, 
courtyards or atrium spaces. These types of spaces 
connect via pedestrian walkways.
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GATE WAYS
Gateways are spaces that utilize Iconic elements 
that help establish the Scottsdale Collection 
identity. Visible from roadways, gateways use 
iconic landscape, hardscape, plantings and lighting 
to identify major entry points to this urban center. 
In the Scottsdale Collection gateways can also be 
integrated art pieces, establishing the Scottsdale 
Collection as the contemporary art destination in 
Scottsdale.

The Scottsdale Collection will incorporate gateway 
monuments that signify entrance Into the district. 
These monuments may span over the public streets 
and/or utilize public space.
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PEDESTRIAN WALKWAYS
Raised open spaces and rooftop terraces are highly 
desirable for ofhce and hospitality/residential uses 
and signihcant sources of semi-public open space 
opportunities. Within the Scottsdale Collection 
open space plan are pedestrian walkways, which 
serve to support pedestrian connectivity and 
comfort while also harmonizing with the design 
character of the Scottsdale Collection and 
adjacent areas.

Open space in the Scottsdale Collection provides 
opportunities for enhanced pedestrian linkages to 
residential areas to the north, east, south and west 
of the district, as well as to nearby ofRce, retail, 
hotel, entertainment, restaurant and mixed use 
spaces. Importantly, pedestrian nodes along these 
walkways should incorporate shade and seating for 
comfort.
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WAY FINDING
Landmarks, art work, view corridors, and signage 
are all ways people use to visually navigate 
their environment. Signs, pavement markings, 
interactive displays; there are many possibilities 
to show pedestrians the way. Creative use of 
wayfinding features should be considered that 
contribute to the character of a place. Taking the 
same route every day may get old. Studies have 
found that being able to vary walking routes gives 
pedestrians a sense of freedom and makes their 
trips more enjoyable.

Variety, choices, changing views, side trips and 
exploration enhance the experience of walking. At 
the Scottsdale Collection, route choices should be 
provided within the overall open space system, at 
intersections, through buildings, and garages and at 
walking path junctions.
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SHADE
Having the Scottsdale Collection be a premier 
destination year round Is a focal point in the 
redevelopment of the Entertainment DistricL 
Part of creating a desirable place for this district 
is addressing the current climate conditions of 
the site. In Scottsdale, the average temperature 
during the peak of summer is around 104 degrees. 
This temperature can also be affected by the 
surrounding radiant reflectivity of materials in the 
site, making temperatures feel even hotter to a 
pedestrian.

The Scottsdale Collection is also affected by the 
number of paved surfaces and hardscape that 
creates an Urban Heat Island effect raising the 
nighttime temperature 10-15 degrees compared to 
rural areas.

The building planning, building design, and 
streetscape design should all focus on utilizing 
elevated quantities and qualities of shade. This 
effort of shade provision will provide relief in 
ambient surface temperatures and create a more 
wallcable and environmentally responsive district 
throughout the year.
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ENHANCED PUBLIC PERIMETER

The purpose of the Enhanced Public Perimeter designation is to provide guidelines 
to achieve an elevated project presentation and experience along major arterial 
frontages. Both Camelback Road and Scottsdale Road are signature thoroughfares 
that define image of the City of Scottsdale. This section of the guidelines will outline 
design expectations of these frontages that will achieve the desired extortionary 
pedestnan and vehicular experience. The frontage elements outlined here address 
Streetscape, Open Space, Building Massing and Building Facade.

STREETSCAPE 

SCOTTSDALE ROAD

Scottsdale Road borders the Entertainment District to the west. It is classihed as a 
Major Urban Arterial, a six-lane road with a center median and attached sidewalks. 
The proposed building setback along Scottsdale Road 40 feet Although pedestrian 
activity is limited along this frontage, it offers a significant opportunity for vehicular- 
scale art and design elements including large scale sculpture, murals and signage that 
can create an immediately recognizable identity for the site even for those simply 
driving through the area. All design elements shall conform to City of Scottsdale 
streetscape design guidelines.

CAMELBACK ROAD
Camelback Road borders the Entertainment District to the north. It is classified as 
a Minor Urban Arterial, a four-lane road with a central turning lane and attached 
sidewalks. The sidewalks do not connect to the intersection of Camelback Road and 
Scottsdale Road due to the exposed corner of the Canal. The proposed building 
setback along Camelback Road is 40 feet along the City Center site and 20-25 feet 
along The Mint site. The frontage along Camelback Road provides a livelier pedestrian 
atmosphere.
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ENHANCED PUBLIC PERIMETER

STREETSCAPE

Spaces between the building and the street serves as 
an extension of architectural design and an extension 
of the adjacent transportation corridor. Within the 
Scottsdale Collection, this area is designed to establish a 
synergistic relationship that provides comfort, function, 
and safety to pedestrians.

While many details of the landscape design will be 
specified at a later point in the development process, 
practices such as selecting design elements that 
reflect or complement the architecture while also 
providing definition and separation to the street 
edge. Strategically creating shade and aesthetic relief 
through the landscape and vertical elements, and 
providing functional furnishings such as seating, waste 
receptacles, and lighting are relevant to the success of 
the streetscape.

These sections and design guidelines set up parameters 
and suggestions for the best methods for achieving 
these goals. The streetscape also serves as a common 
vein that runs throughout the entire development and 
connects it to the surrounding areas. In addition to 
functioning as an extension of architecture, the design 
of the streetscape must also establish consistency 
across corridors of the development.

The overarching concept of the landscape design 
for Scottsdale Collective is based on creating niche 
communities and spaces within the Entertainment 
District, all of which rely on incorporating 
contemporary public art and good design.
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To generate this consistency, a subtle but powerful 
aspect of the streetscape is proportion and scale. 
Despite the varied building heights and street 
widths, the streetscape will aim to engender 
the same feeling of comfort and safety through 
pedestrian-scaled elements and appropriate 
delineation and separation between pedestrian and 
vehicularpathways.
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OPEN SPACE

It is important to identify opportunities for outdoor 
spaces that are visible, accessible and open to the 
public. The alignment of these along major arterials 
improves the pedestrian experience by providing 
visual and special scale variety along frontages.
They also serve as destination nodes to help 
populate the streetscape corridors as connections.

The central design tenet for these spaces Is user 
comfort. The benefit of incorporating exceptional 
open spaces into a development is the draw it 
creates for visitors, and when something is truly 
inspired that draw can reach national or even global 
proportions, particularly in the age of social media.

Attracting more people to the site and enticing 
them to stop and linger, creates greater potential 
income for service and retail establishments within 
the development. These spaces offer extraordinary 
locations for Iconic public art Installations, and 
within an arts district, like the proposed Scottsdale 
Collective, they are crucial to its identity.

“Refer to the Conceptual Community Benefit 
Plans for each par
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ENHANCED PUBLIC PERIMETER

BUILDING MASSING

Within the EPP zone, building massing will be 
enhanced to create a more visually interesting 
built environment with a greatly reduced perceived 
height and volume. Visually diverse building 
elements should be overlapped in a manner to 
break up apparent mass and lar^e continuous flat 
surfaces. As the function of different sections 
of the building changes, care should be taken to 
delineate those gestures in massing offsets.

Integration of both private and public open space 
on upper levels will be one of the primary tools 
used to create offsets and relief of massing within 
the volume of building blocks exposed to these 
frontages.

BUILDING FACADES

Design of building facades facing these frontage 
zones should be enhanced by a variety of different 
strategies. Goals of facade design should be to 
generate texture and depth within the facade by 
the use of integrated building elements. The dual 
function of these element should overlap with 
shading and screening functions when applicable. 
Window recesses, balcony overhangs and extended 
floorlines are possible elements that can add depth 
and shadow to facade expressions.
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OVERALL
ARCHITECTURAL CHARACTER
The architectural character of the Scottsdale 
Collection is a balance of both local and timeless 
iconic expression. This project serves as the 
gateway into the Old Town Scottsdale district and 
should present itself as a defining structure worthy 
of Its location.

Buildings will not represent a specific architectural 
style but will individually respond to the conditions 
of context and use. Variety of building design and 
facade treatment is encouraged with In the district. 
Just as public art and shade are founding principles 
of the public realm, artistic design expression and 
custom responses to solar exposure are highly 
encouraged.
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BUILDING CHARACTER 

RESIDENTIAL
Building design serving residential uses should 
reflect the highest quality building Facade 
materials. Residential units should utiliie louvers, 
overhangs, screens and other techniques to allow 
for visibility from the interior units while also 
mitigating any solar heat gain affects.

Residential amenities should be designed to 
provide the best in class facilities. Planning 
and programming should take advantage of 
seasonal climates that encourage indoor/outdoor 
experiences. Exterior finishes and layout should be 
high end and align with Scottsdale’s reputation as a 
premier residential location.

Resolution ><10.11678 
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BUILDING CHARACTER

Resi^uUon No. 11678 
Bdilbit 1

Page 134 of 235

HOTEL
Building design serving hotel uses should reflect 
the iconic destination of Scottsdale. Form and 
finish shall be high end and provide tourists and 
patrons with a unicjueiy Scottsdale experience.

Hotel amenities should be designed to provide the 
best in class facilities. Planning and programming 
should take advantage of seasonal climates that 
encourage indoor/outdoor experiences. Exterior 
finishes should incorporate high-end materials and 
layout to align with Scottsdale’s reputation as a 
premier hospitality location.
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BUILDING CHARACTER
RETAIL
Building design serving retail uses should provide 
for 8 high end and visually stimulating experience 
for pedestrians at the ground level of the 
development. The ^cade of retail development 
should also provide shade for pedestrians.
Upgraded 6nishes and glazing that provide 
great exposure of the store interior are highly 
encouraged. Design should balance creative variety 
and context blending Into the upper levels.
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BUILDING CHARACTER 

RESTAURANT
Building design serving restaurant uses should 
serve to engage both the patron and the passing 
pedestrian with the energy and atmosphere of 
the establishment. This is accomplished through 
programming, planning, and facade design that 
promotes opening of the interior of the restaurant 
to the public way, while being aware of potential 
noise concerns and context. Operable walls and 
large scale glazing are just two ways to achieve this.

The branding of the restaurant should flow 
into the public way to enhance and inform the 
experience of the pedestrian zone. Outdoor 
dining opportunities are highly encouraged as a 
supplementary effort to enhance the pedestrian 
experience.

Resolution No. 11978 
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BUILDING CHARACTER 

PARKING GARAGE
Buildings serving parking uses should be planned 
with efficient ease of navigation in mind. Exterior 
design of the parking facilities should serve to 
screen the parking function view ffiom public ways. 
Creative and artistic screening solutions are highly 
encouraged for both functional and decorative 
purposes.
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BUILDING CHARACTER 

OFFICE
Building design serving ofBce uses should include 
timeless and contemporary design. Interior and 
exterior design should promote solutions to 
daylighting and solar heat mitigation. Office design 
in this location should properly represent the 
premier destination of Scottsdale.

Resc^utkm No. 11978 
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ENVIRONMENTAL RESPONSE

Orientation, Shade, & Rain Protection

Environmental comfort is one of the basic, underlying tenets that shapes the look and feel of the 
pedestrian oriented streets at The Scottsdale Collection. In response to Scottsdale’s summer climate 
and monsoon season, The Scottsdale Collection provides various shading elements. Shade elements 
such as, but not limited to, suspended canopies, posted canopies, and awnings can be integrated into 
building and storefront designs as a part of the environmental strategy:

Shade/rain protection:

• Horizontal shading canopy are suggested

• Consideration should be given to the height and width ratio for the canopy.

Ground level shade/rain protection:

• For certain streets facing building facades at ground level canopies are suggested

• For certain south facing building facades, at the ground level canopies are suggested 

Partial shade protection:

• Because shading strategies for different locations, with varying solar exposures, can vary greatly, 
partial shading designs will be considered on a case-by-case basis.

• For west and south facing facades’ — afternoon protection is desired

NOTE; Landscape may be utilized and will be considered as part of the shading strategy.

Resolution No. 11978 
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FORM AND SCALE
Building Massing

• Properly address the conteict of the project site as a basic and crucial start to the building design 
by understanding the surrounding building design, scale, and material..

• Use the base/middle/top design basis as a foundation to inform both building massing and 
programmatic functions of mid rise and high rise buildings. The base/middle/top organization does 
not necessarily Imply stepping each section back as the facade goes up. Equal visual interest can 
be obtained by possibly recessing the base and top as a delineation. This has been a success^I 
strategy in urban areas where pedestrian sidewalk width Is crucial

• Regarding programmatic delineation, ground level commercial functions should visually separate 
the base in conjunction with appropriate material and other anchoring elements. Program again 
helps to bolster the middle expression of the high rise. Both hotel and residential programming 
lend themselves to a different and unique architectural expression of elements that can generate 
shade and shadowing patterns on the facade of the building.

• Furthermore, both of those program types typically house specialty uses on the top level.

• The presence of roof deck amenity programming, fitness rooms, lounges, and penthouses offer 
the ability to distinguish the top level architectural expression from the middle.

• Building massing and tower separation on the site should be utilized to balance maximizing scenic 
view corridors while also mitigating heat gain and western solar exposure. If western exposure
is necessary, proper mitigation through horizontal or louvered architectural elements may be 
necessary.

• Massing strategies should be used to design towers that properly serve as Iconic and visually 
engaging buildings while also improving the urban fabric and gateway skyline of Old Town

Resolution No. 11978 
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FORM AND SCALE
Facade Treatment

• Buildings should be composed to form dynamic building expressions and used to break up 
buildings Into clear and distinct architectural elements.

• Quality design and detailing Is encouraged on all sides of every building.

• Variation in building volume and plane and material are encouraged to create dynamic textures 
and venations with shade and shadow that are animated by the sun throughout the course of the 
day.

• Sun shading elements, projecting canopies, and awnings that provide cover and shade along the 
length of the street and shade building facades are encouraged

• The level of detail should be enhanced at the street frontage with refined materials and strong 
entry elements.

• Transparency of building facades Is encouraged at the ground floor when abutting pedestrian 
areas.

Openings

• Doorways should address human scale and comfort and therefore head height for such openings 
may fall into the range of 8’ to 12’.

Roof Treatments

• Buildings that strive to be iconic should be focused on how the top of the building meets the 
sky and alters the skyline of the district. Roof expressions in this district are encouraged to be 
dynamic In a way that supports and improves the skyline of the district. Variation In expression, 
texture, and height is encouraged.

Resolution No. 11978 
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MATERIALS

All building materials in the Scottsdale Collection should reflect a high quality of craftsmanship, 
through the careful design and detail of how materials are used, selected, and featured in 
architecture. Building materials should be used to creature architecture that is both timeless and 
contemporary.

Masonry

Careful attention to detail Is required at all connections and transitions to other materials. Edge 
details should prevent visible unfinished edges. Natural stone must be protected against staining and 
discoloration by means of sealants appropriate to the material.

Limestone

• Regionally sourced
• Varied colors, sizes and textures

Brick

• Natural tones are encouraged
• Blends with limited variation and similar hues

CMU

• Burnished
• Integral color

Other Natural Stone

Finishes for stone may include, but are not limited to:

Polished 
Sandblasted 
Flamed 
Honed 
Split-face 
Carved

Resi^irtiOT No. 11976 
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Concrete

Many precast stone and concrete products are currently available may be appropriate.

• Cast-In-Place

• Precast
• Board or linear formed concrete

Wood

Wood is best used in locations with minimal weather exposure, and the wood used must be kiln 
dried, mill quality, and specified clear with no knots and minimal Imperfections. Care should be used 
with wood in exterior applications due to the environmental wear on the material. Acceptable wood 
species may Include:

. IPE
• Cedar
• Cypress
• Mahogany 
. Oak

Rnishes for wood may include, but are not limited to:

• Painted wood (enamel finish)
• Clear, preservative sealant
• Stained and sealed

Glass

Glass is vital for interior-exterior dialogue, and therefore should be carefully considered to optimize 
uses. Ground level glazing on shall have a visible transmittance (VT) of 0.6 or greater.

Glass may Include, but are not limited to:

Clear
Tinted (Greys, Blues)
Frosted 
Channel Glass 
Stained and sealed

Resoiufion No. 11976 
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Cladding

Extenor cladding in the Scottsdale Collection should be highly detail at all connections and 
transitions to other materials. Exterior edge details must prevent visible unfinished edges. Exterior 
cladding in the Scottsdale Collection can also have a variety of different styles and finishes, but all 
cladding should be complementary to the design of the Scottsdale Collection.

Rnishes for cladding may include, but are not limited to::

• Curtain Walls
• Rainscreens
• Metal profile
• Tile handing

Terracotta

Architectural Terracotta screening can be used in a variety of different ways in the Scottsdale 
Collection.

Terracotta material applications may include, but are not limited to:

• Rainscreens
. Wall Gadding
• Louvers

Limited Rnishes

• Painted CMU (inside of service yards only)

• Stucco Gn back of house locations)

. EIFS

• Polished Mental (should be solid not plated, and should be limited to accent trim 

» Unique treatments of metal (painted, rusted, imprinted, and etched metals)

• Engineered synthetic or composite wood-like materials may be used

Resolution No. 11876 
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Accent Colors

In addition to rich natural earth tones, the desert landscape also contains a diverse range of colors 
and hues that change throughout the seasons. Desert blooms showcase and include, but are certainly 
not limited to, vibrant blue, red, orange, yellow, purple, and gold tones that carpet the desert floor 
at different times throughout the year and in response to variations in natural conditions. Sunsets 
also create a dramatic backdrop to the desert landscape as dynamic colors paint the sky at dusk. The 
Scottsdale Collection will pay homage to the diverse color palette found in the Sonoran Desert.

Such desert bloom color palette applications may include, but are not limited to:

• Accent color on building Meades
• highlight entrances

• Shade and art Installations, permanent and temporary
• Accent materials for hardscape and landscape

Resolutkm No. 11978 
Exhibit 1
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SCREENING

Mechanical Equipment

Mechanical equipment, whether at grade or on a building’s roof, should be screened from ground 
level public view with architectural and/or landscape materials consistent with the buildings at the 
Scottsdale Collection Cmaterials, color, scale, etc.), or they should be located so as not to be visible 
from public wa^.

Utility Equipment

Utility equipment (vents, stacks, gas and water meters, etc.) and associated protective materials 
(bollards, etc.) should be screened and painted so as to blend in with the roof or building. Fencing or 
screens must meet all code and proprietary clearances.

Service Areas

Service areas (trash, recycling, mechanical areas, storage, utility, and meter rooms) should be 
architecturally integrated within the body of the building or located in service alleys at the backs of 
buildings and be screened from ground level public sight. Masonry or opaque steel doors and screens 
may be used. Chain-link with vinyl strips is not acceptable. The effectiveness of the equipment 
screening should also take into consideration future development In the surrounding area.

Using a variety of year-round plant species is ideal when screening equipment. Use plant species 
that are capable of withstanding Arizona desert climate. Maintenance of the plant materials used for 
screening Is required. Refer to the Landscaping and Hardscaping section of these guidelines for more 
information.
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LANDSCAPE ARCHITECTURE
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1:STREETSCAPES
Within the Entertainment District, the streets are the primary means of vehicular and pedestrian conveyance but they are also spaces. They need to cooperate with the buildings and open spaces of the 
development to complete the design intent and establish the identity of the Scottsdale Collective.
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Perimeter Streets 

SCOTTSDALE ROAD
Scottsdale Road borders the Entertainment 
District to the west. It is classified as a Major 
Urban Arterial, a six-lane road with a center 
median and attached sidewalks. The proposed 
building setback along Scottsdale Road 40 feet 
Although pedestrian activity Is limited along this 
frontage, it offers a significant opportunity for 
vehicular-scale art and design elements including 
large scale sculpture, murals and signage that can 
create an immediately recognizable identity for 
the site even for those simply driving through the 
area. All design elements shall conform to City of 
Scottsdale streetscape design guidelines.

CAMELBACK ROAD

Camelback Road borders the Entertainment 
District to the north. It is classified as a Minor 
Urban Arterial, a four-lane road with a central 
turning lane and attached sidewalks. The sidewalks 
do not connect to the intersection of Camelback 
Road and Scottsdale Road due to the exposed 
comer of the Canal. The proposed building setback 
along Camelback Road is 40 feet along the City 
Center site and 20-25 feet along The Mint site. 
The frontage along Camelback Road provides a 
livelier pedestrian atmosphere. For this reason, a 
mixture of vehicular and pedestrian scale

PROPOSED PERIMETER STREETS PLAN
Resolution No. 11978 
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Entry Points (Vehicular & Pedestrian)

The major entry points into the Entertainment District 
are from Camelback Road and Scottsdale Road. 
Establishing the identity of the Scottsdale Collective 
at these points is vital to the success of the district.
In addition, the conceptual design for the proposed 
buildings throughout the site integrate raised platforms 
and overhead structures in several areas of the 
district. Using complementary elements like arches or 
gateways to signify transitions Into or between areas 
within the district can create order and/or hierarchy 
to the development. Other wayfinding or Identifying 
elements to create a distinct flow throughout the site 
are desirable as well.

Vehicular entry points to the site Include the 
intersections of Brown Road and Saddlebag Trail with 
Camelback Road and the intersections of Shoeman 
Lane and Stetson Drive and Scottsdale Road. The 
one-way orientation of Buckboard Trail and Saddlebag 
Trail makes the Intersection of Buckboard Trail and 
Camelback Road an important vehicular egress of 
the district. Importantly, these locations all serve as 
pedestrian access to the district as well. In addition, the 
section of the Arizona Canal adjacent to City Center 
at the Intersection of Camelback Road and Scottsdale 
Road creates two pedestrian-only access points. The 
interaction of the building with the street will form 
a grand, semi-public plaza at the most prominent 
point of the site. Furthermore, Improvements to 
the pedestrian node located at the Intersection of 
Scottsdale Road and Drinkwater Boulevard are already 
underway.
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The Eclectic Quarter

BUCKBOARD TRAIL, SADDLEBAG TRAIL & 
SHOEMAN LANE (EAST)

This portion of the district is currently a 
concentrated area of eating and drinking 
establishments, night clubs, boutique shops and 
other entertainment venues. In particular, the area 
attracts a greater night and weekend crowd. This 
area is more eclectic with a diverse mix of existing 
establishments. The proposed improvements in 
this portion of the district will add visual Interest 
to the streetscene and create a more comfortable 
pedestrian experience. Part of these enhancements 
includes the addition of pedestrian oases at either 
end of Indian Plaza complete with colorful, creative 
shade structures, seating areas and enhanced 
landscaping. Other desired improvements include 
innovative lighting solutions, supplemental/ 
replacement street tree plantings, hardscape 
treatments to the crosswalks/intersections, and 
various other artistic elements.

THE ECLECTIC QUARTER PROPOSEDPLAN
Resolution No. 11678 

Exhibit 1
Page 213 of 235

9-ZN-2020
9/25/2020



if*..- -v.
! ‘R3^

y^rjL,- ,5*-«*.. —. ____

ite Palms

4f.

Wm
iU''' ■

•Jifc ' ' ^ ‘ •■ . ../

1^' f!|
S 5 Vifi

)t ^ ‘M

_ ^y t

IffPedestrian 
II Node :ia ;-v

a •V
v'V
•V r*y i

c

Q
It

INDIAN PLAZA PA COURT

:■*

^ '• V •' .'.,

/ tUli-^Mm^

&•

INDIAN PLAZA

Indian Plaza others a unique opportunity to embrace 
and support the eclectic aspect of the Entertainment 
District. The protected location and intimate 
proportion of the street makes it ideal for outdoor 
events. By closing off the intersections with Buckboard 
Trail and Saddlebag Trail, the street becomes a dynamic 
pedestrian haven. Currently there are several hardy 
date palms planted along Indian Plaza. Using these 
established trees and adding to them to create a theme 
street lined with dense palm trees will provide a sense 
of enclosure and give Indian Plaza a distinctly different 
feel from the other streets within the Entertainment 
District. To maintain a cohesive tone with the rest of 
the district, the other improvements should match 
or complement those applied to Buckboard Trail, 
Saddlebag Trail and Shoeman Lane CEast).
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Enhanced Streets 

SHOEMAN LANE (WEST)
The portion of Shoennan Lane that extends from 
Scottsdale Road to Buckboard Trail is referred 
to in this document as “Shoeman Lane (West)". 
The Scottsdale Collective includes the majority 
of the properties that front onto Shoeman Lane 
(West). As a prominent circulation route through 
the Entertainment District, Shoeman Lane (West) 
sets the tone for users as they traverse through 
the development. Whether driving or walking, 
street trees make a considerable difference both 
as visual relief in the urban landscape and in 
the microclimate of a space through shade and 
transpiration.

WELLS FARGO AVENUE 
With the recent development of The Stetson 
residential buildings on the east side of Wells Fargo 
Avenue, improvements were made to the east side 
of the street including planting large shade trees 
along the right-of-way. However, the west side of 
the street is lacking the shade and visual softening 
that is so prominent across the street. As part of 
the proposed improvements for the Scottsdale 
Collective a study of the best method for adding 
trees into the existing street section without 
affecting the required dimensions of sidewalks, 
parking stalls or drive lanes will be completed.

SECONDARY STREETS & ALLEYS PROPOSED PLAN
Resolution No. 11878 
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2: GATHERING AREAS
Public gathering areas will be interspersed across 
the site providing comfortable places to rest, 
socialize with other users, interact with the space, 
and observe the varied and dynamic activity of the 
district.

Pedestrian Nodes
Pedestrian nodes are important in creating a 
comfortable and inviting environment for people 
exploring a site on foot. Public or semi-public 
outdoor spaces that offer shade and respite are 
particularly well suited to an arts and entertainment 
district. Plant material is a key component of the 
pedestrian node and highly recommended for all

proposed locations. Pedestrian-scale amenities 
can vary widely from a shade tree and a bench to 
a landscaped area with shade structures and tables 
andchairs. Other Items that are appropriate for 
these places would be way finding elements, bicycle 
parking, trash and recycling receptacles, lighting, 
etc.

r

Plazas/Open Spaces Parking
It is important to identify opportunities for outdoor Another key aspect of the streetscape Is parking.

Streo^Iiees _
Colorful Art 

Shade Stnjcture-

1jb>i;k
Date Palms \

'A

spaces that are visible, accessible and open to the 
public. The Scottsdale Collective acheives this . 
The central design tenet for these spaces Is user 
comfort. The benefit of incorporating exceptional 
open spaces into a development Is the draw it 
creates for visitors, and when something is truly

Adequate parking distributed appropriately across 
the district ensures convenience and accessibility 
for visitors and residents. Currently, available 
parking on the site is provided by parallel, angled, 
and 90-degree spaces along most of the streets, 
plus a garage and a small public lot. Improving the

Decorative Crosswalk

inspired that draw can reach national or even global streetscape within the district will require a balance 
proportions, particularly in the age of social media. In reorienting and/or shifting around on-street 
Attracting more people to the site and enticing parking to create space for planting and pedestrian 
them to stop and linger, creates greater potential nodes. Additionally, the Scottsdale Collective is 
Income for service and retail establishments within proposing design solutions like the Image to the left 
the development. These spaces offer extraordinary to fit landscaping into the existing street sections 
locations for iconic public art installations, and where possible,
within an arts district, like the proposed Scottsdale 
Collective, they are crucial to Its Identity.

PEDESTRIAN NODES EXAMPLE

Resolution No. 11978 
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Alley:s

Alleys within the Scottsdale Collection have 
an opportunity to become hidden gems. Often 
overlooked, alleys have the prospect of bringing 
entertaining and unique placemaking features 
to an “off the beaten path” location. Most alleys 
are public ways which will limit the amount of 
Improvement which can be done. Several of these 
improvements will focus on art and lighting* 
improvements that can be achieved simply and 
economically. Outdoor mural art on the side of 
a building Is one way to enhance an alley. Mural 
art can also be enlightening, meaningful as well as 
whimsical.

Lighting Is an Important component of alley 
enhancement. Typically dark, alleys should be well* 
lighted for the safety of the community. Lighting 
can also activate the space and bring it life. Lighting 
can occur from the sides of the buildings as well as 
catenary lighting that can be affixed to buildings 
and/or poles.

The paving In the alley can be a mixture of concrete 
pavers, colored and/or stamped asphalt, or other 
surface types. Another approach is to introduce 
art to the alley on the pavement Itself. Unique and 
cost-effective painting and murals can add a splash 
of color as well as intrigue.
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3: TREE INVENTORY
The existing streetscapes throughout the Entertainment District are a patchwork of old and new 
infrastructure. In many areas the streetscape is severely lacking in shade and amenities. Additionally, 
many trees along the streets are dead, dying or have already been removed. The Street Tree 
inventory and Supplementation Plan on the next page, shows the current condition Cgood, fair or 
poor) of the existing street trees on the site as well as locations for proposed supplemental and 
replacement trees. Designers should note the areas with several trees in fair or poor condition to 
assess the cause of the distress or death of the existing trees and whether a different tree species 
would survive better in that location before replacing them.

Throughout the Entertainment District there are several locations where a space for a tree was 
constructed and either no tree was installed or the tree was later removed. At these locations a 
replacement tree should be installed. Also shown on the plan, are locations where there is a need 
for a tree, but no space has been provided. In these locations, a space should be made in the 
hardscape for the installation of a supplemental tree. Replacement and supplemental tree species 
should be chosen based on the other trees along the street, unless the conditions of the location 
are significantly different from the locations of the existing trees. In general, when planting new 
trees either to add shade to an existing streetscape or as part of the construction process for new 
development, the specific characteristics of each individual location should be considered to reduce 
the loss or failure of landscape material in the future. The trees that line each street within the 
development will help to establish the character of the street and surrounding area.

Because palm trees do not provide an abundance of shade, they are discouraged from use as street 
trees throughout most of the Entertainment District. The exception to this is Indian Plaza, see the 
top right image. As this street is the core of the Eclectic Quarter and the heart of the Scottsdale 
Collective, It is proposed that this street be lined with palm trees to elevate the character of the 
street. In order to offset the reduced shade canopy from the trees along Indian Plaza, the Integration 
of alternative shade solutions Is encouraged.
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

ARTISTIC SHADE APPLICATIONS
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5. FURNITURE
Site furnishings, such as benches, tables and chairs, 
trash and recycling receptables, and bollards 
provide important amenities for pedestrians by 
creating a comfortable setting to rest and socialize 
along streets and public spaces. They should 
be both visually inviting and functional. Each 
application of site furnishings offers an opportunity 
for artistic or creative expression.

Flexible Spaces
An important social aspect of selecting furnishings 
^especially tables and chairs) for public open spaces 
Is ensuring that the furniture is movable. Of course, 
there is a balance between safety and security, 
but movable furniture creates a flexible and more 
inviting space for the users. By providing this 
flexibility, spaces are better able to accommodate 
groups of varying numbers for differing activities 
whether it’s two friends enjoying coffee together, 
a family with children resting on a walk through 
the district or a large group of coworkers on their 
lunch break. If people are able to tailor the space to 
better fit their needs, the space will automatically 
be more comfortable and attract more users. It 
encourages socialization and promotes interaction 
with the entir space.

Seating
In general, seating should be placed in areas 
that also provide shade and comfort for resting 
pedestrians and should be emphasized in areas 
where people are more likely to be waiting for 
something such as entries to buildings, transit 
stops, parking pIck-up/drop-off locations, etc. 
Seating is a braod term and can take the form of 
freestanding benches, movable chairs or stools, 
seatwalls, raised planters, or may even include 
elements that are incorporated into building forms 
or other structres.

Bollards & Barriers
Bollards are used to separate pedestrians or 
streetscape elements from vehicles. They are used 
to prevent vehicles from intruding into pedestrian 
reserved spaces Including sidewalks and plazas and 
can be designed to add interest to streetscapes. 
Bollards can also be temporary, installed to retract 
into the ground or to detach from a mounting plate 
In the concrete.
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Tables & Chairs
These site furnishings can be introduced into select 
areas to promote a comfortable gathering place 
for pedestrians In varying sizes of groups to rest, 
socialize, play games or indulge in a refreshment. 
These areas should be well out of the way of 
vehicular routes and should have adequate visibility 
both tod provide safety and security, but also to 
maintain an open and Inviting feel.

Bike Racks
Bicycle racks will be provided throughout the 
development. Areas that should be considered 
for bicycle parking are entries to buildings, larger 
gathering spaces and near vehicular parking areas. 
Because bike racks are simple structures, they offer 
some of the most creative opportunities for artistic 
expression and interpretation.
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However, movable chairs are desirable for 
more than just practical functionality. Whether 
consciously or subconsciously, human beings feel 
compelled to move their chairs before they settle 
In, even If it’s a seemingly insignificant change. This 
habit helps people to establish a certain amount of 
‘ownership’ over their surroundings making them 
feel more at home.

Trash & Recycling Receptacles
Trash and recycle bins should be provided in heavily 
trafficed pedestrian areas and are essential to 
discourage littering and promote a clean, sanitary 
and pleasant environment. Waste receptacles 
should be furnished in volumes and quantities 
appropriate to the level of use of the area must be 
serviced as regulary as needed. Although they play 
a solely functional role, the bins may be designed 
and Integrated In a creative manner so long as 
they remain highly visible and their purpose easily 
recongnizable.

Games & Play as Art
While physical activity and recreation is not an 
intentional use for the Entertainment District, 
the incorporation of artistic play elements or 
games as a part of interactive art and/or temporary 
Installations is encouraged. Public art Is an excellent 
opportunity to engage people of all ages physically, 
social or intellectually.
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

ARTISTIC SITE FURNISHINGS
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for the sidewalk. One of the primary goals of these Crosswalks

guidelines Is to enhance the streetscape from A feature of safe crosswalks is a change In
existing conditions. This means finding creative appearance and/or material. This makes crosswalks 
solutions to incorporate shade trees and furnishings an exceptional opportunity for creativity, 
into the narrow existing street sections. Although Incorporating intriguing colors, shapes, patterns or

much of the sidewalk within the Entertainment textures enhances crosswalks adding Interest and 
aesthetic treatments applied to groundplane should District is existing, the stretches of sidewalk that identity. Pavement treatments at intersections 
fit the intended programming and complement the w'll demolished and rebuilt offer opportunities to rnay include (but are not limited to) stamped and/

6. HARDSCAPE
Hardscape treaments are another opportunity 
to elevate the level of design within the 
Entertainment District. Materials, colors, and 
textures all play a role In how a paving pattern 
contributes to the percecption of the space. The

other elements In the space. add Interest through color, texture or pattern.

Sidewalks & Paths The proportions ofthe streetscape should relate
, , . . r I to one another: building height, street width, and

bidewalks along streets make up the majority ot the .
, . _ landscape areas should play a role in determining

existing pedestrian routes within the Entertainment _ ^ ®

District. It is important to have amenities along
these routes like shade, benches, trash receptacles,

landscaping and lighting, along with a clear and
uncluttered pathway. Therefore, amenities should
be located along public sidewalks where feasible

without encroaching into the required clearance

or colored asphalt or concrete, pavers or tiles, or 
painted designs. Where feasible, the crosswalks 
within the Entertainment District should employ 
at least one ofthe treatments listed above. Artistic signs, symbols. Insignia, paving patterns or Inserts,

/.WAYFINDING
Wayfinding elements should be placed in highly 
visible locations along pedestrian and vehicular 
pathways. The scale and size of these elements 
should be appropriate for the intended user. 
Infographics are recommended but only when 
It is the most efficient way to communicate the 
necessary information.

Wayfinding elements can come in a variety of 
forms such as vertical or horizontal directional

license within crosswalks and any other vehicular 
the right amount of clear area for the sidewalk. The right-of-way must not interfere with the required 
minimum dimensions for each of these streetscape safety precautions like visibility of crossing signals 
components are determined by the City of or the location or detectability ofthe truncated

Scottsdale standards. domes that signify intersections for the visually

impaired.

walls, lights etc. Wayfinding elements also lend 
themselves to reinforcing the project identity. 
Important wayfinding solutions may be lit if 
appropriate. These solutions can also be temporary, 
used for specific events or during construction 
when some signs and pathways may not yet be 
installed.
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8. LANDSCAPE
The landscape character of the Scottsdale 
Collective is desert contemporary. Selected 
tree species for the streets should come from 
the palettes shown on the Street Tree Master 
Plan. All shade trees, decorative trees, shrubs, 
perennials and accents should come from the

our climate and urban environment.

Trees planted along rIghts-of-way and In heavily 
trafRcked areas should be planted in raised planters 
or beds as often as possible. This will protect the 
tree reducing death and damage of plant material, 
while also adding height to the canopy allowing the

also important to hnd species that can maintain 
their strength despite shallow root systems; species 
that are drought tolerant but also hardy enough to 
withstand occasional flooding.

■> FI

Arizona Department of Water Resources (ADWR) fee to cast mere shade and creating opportunities 
approved plant list. Refer to the City of Scottsdale integrated seating along sidewalks.

Recommended Plants for Downtown (Appendix 
8-1A) for suggested plant species along or in street Msintenancc
rights-of-way. Plant material should be used to Maintenance and upkeep of plant material 
define outdoor spaces and create microclimates throughout the Entertainment District is vital 
where feasible. to maintaining the standard of quality of the

development. Dead or damaged material should 
Elements of good planting design include grouping be replaced in a timely manner. Under and over 
like species and layers plants of differing heights, pruning should be avoided. As a part of the desert 
colors and textures. Also, understanding bloom character, pruning plants into geometric shapes is
times for various species and varieties allow for inappropriate unless it is part of a conscious artistic

visual interest throughout the year. Using plants 
with thorns or spines near areas of pedestrian or 
vehicular activity should be avoided. Turf should be 
minima] and purposeful. All planting areas should 
be filled In with decomposed granite or similar 
material. Selected plant species should promote 
low water use practices.

vision. Trees near vehicular and pedestrian activity 
should be limbed up to maintain the necessary 
clearance.

Trees
Trees along streets and throughout open spaces 
provide shade, aesthetic relief, and character to 
the different spaces within. All of the streets In 
the Entertainment District have been grouped 
into four categories based on character and 
purpose. Each category has been assigned a list 
of appropriate tree species options. These options 
were Incorporated from the City of Scottsdale 
Recommended Plants for Downtown document. 
All trees should be hardy species able to withstand

9. ELEVATED LANDSCAPE
Part of the design concept for the Scottsdale 
Collective involves patios and/or plazas that will be 
architecturally elevated above the ground plane.
Roof gardens and other similar application present 
many challenges to growing healthy, hardy plants.
Planting wells on a roof garden need to be deep 
enough to accommodate the root systems of the 
plants and well drained to prevent drowning the 
plants during heavy rainftlls. They must also be 
structurally engineered to handle the combined 
weight of the plants, soil and water on top of 
the added manufactured components of a roof 
garden system. Selecting plant species that can
tolerate climactic conditions , is important. It is
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10. LIGHTING
The lighting for the Collective combines both a 
functional and aesthetic purpose. The lighting will 
include a combination of streetlights, pedestrian 
pole lights, art Installations, temporary events, light 
bollards and accent lighting.

The existing pedestrian pole lights are reminiscent 
of a contemporary fixture that is well suited for 
the district. Should the poles be replaced in the 
future, they will be replaced with a pole and fixture 
that reflects the design character of the overall 
master plan. The streetlights may be removed and 
replaced/substituted with catenary lighting or other 
fixtures which are part of a larger family of fixtures 
and pole types. All pole lights shall meet the City 
guidelines as well as conform to the overall design 
consistency of the Collective.

The lighting for the Collective will have a unique 
yet consistent look based on a singular family of 
fixture types.
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

LANDSCAPE PLANTING DESIGN
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Perimeter Streets
TREES
Acacia varieties 
Chilopsis varieties 
Prosopis varieties

SHRUBS 
Agave varieties 
Aloe varieties 
Calliandra varieties

City Center Streets

TREES
Acacia varieties 
Chilopsis varieties 
Parkinsonia varieties

SHRUBS
Aloe varieties 
Salvia varieties 
Tecoma varieties

Acacia
Desert Willow 
Mesquite

Agave
Aloe
Fair/ Duster

Acacia
Desert Willow 
Palo Verde

Aloe
Sage
Yellow Bells
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Nightlife Quarter Streets
TREES
Chilopsis varieties 
Reus varieties 
Phoenix varieties 
Ulmus varieties

SHRUBS 
Agave varieties 
Aioe varieties 
Muhlenbergia varieties

Enhanced Streets

TREES
Acacia varieties 
Parkinsonia varieties 
Prosopis varieties

SHRUBS
Caesalpinia varieties 
Justicia varieties 
Tecoma varieties

Desert Willow 
Indian Laurel Rg 
Date Palm (Indian Plaza) 
Elm

Agave
Aloe
Muhly grass

Acacia 
Palo Verde 
Mesquite

Bird of Paradise 
Mexican Honeysuckle 
Yellow Bells
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Mixing Mediums
A mixture of two-dimensional, three-dimensional, 
static, interactive and digital art is strongly 
encouraged. Throughout the Entertainment 
District art installations may be standalone or 
separated from the others; however, it is likely that 
often there will be several different exhibitions or 
Installations happening at one time.

Exhibits of outdoor public art differ from what 
that inside the walls of an art museum. Your 
space Is open, active and lacks the neutrality of 
sterile white walls. When integrating a variety of 
pieces in a public space the organization should 
Incorporate diversity and acknowledge that some 
of the audience is moving through the space with 
purposes other than viewing the art.

Integrating Art into Landscaping
While planting design Is certainly an art in Its 
own right, landscape beds also offer additional 
opportunities to incorporate artwork into a space. 
Particularly during seasonal periods of decline for 
the plant material such as the hottest and coldest 
parts of the year, integrated art installations 
can provide added color and Interest. Art within 
planting areas may blend into or contrast with 
the surrounding species; however, the work 
should be designed and Installed with care not to 
damage the plants or drastically alter their growing 
environment.

Editing
Maybe the most important part of curating a 
collection of art is editing, knowing what art 
will work well together and when a space is too 
cluttered or busy. Throughout a development

like the Scottsdale Collective, there are countless Hiring Local ArtlstS

opportunities for creative, artisitc elements; Emphasis should be placed on selecting local artists
however, it is critical that each individual for work within the Entertainment District. It is
component of the site work cohesively together. important to celebrate and support the existing 
Key points of spatial organization include flow, focal and established culture of Scottsdale and the
point, contrast, proportion and balance.

Many art Installations may be temporary, and 
will eventually be removed or replaced, so the 
design of the site should provide spaces that are 
attractive and interesting without art, but can 
complement different types of artwork without 
competing for the observer's attention. Architects 
should plan out the locations of murals and digital 
art on buidlings. Alternatively, other areas may 
be best for the Incorporation of more interesting 
or elaborate permanent materials or furnishings. 
All art will need to be approved by the City of 
Scottsdale Public Art council to be sure It meets 
city expectations and design goals.

greater metropolitan area. By making a point of 
hiring local artists over bringing in others who 
may have more notoriety, it not only promotes 
the local art community and economy, but it also 
demonstrates the value of our unique culture 
for visitors and residents alike. This is not to say 
that bringing in artists from other cultures or 
backgrounds is discouraged in general, simply that 
special consideration should be given to local artists 
whenever it’s appropriate. In recent years the 
Greater Phoenix area has seen a boom in public art, 
specifically with murals in downtown areas.
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

INTERACTIVE ART INSTALLATIONS
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

TWO DIMENSIONAL ART APPLICATIONS
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LANDSCAPE ARCHITECTURE CHARACTER IMAGERY 

LOCAL ARTISTS & ART CULTURE
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Exhibit A. 
Page 1 of 16 

C.O.S. Contract No. 2020-194-COS 
(Scottsdale Collection) 

(Resolution No. 12008) 
 

EXHIBIT “A” 
 

CITY CENTER PARCELS 
 
Parcel Numbers Title Owner 
 
173-41-004 Triyar Capital LLC/Baseline Acquisition LLC 
173-41-005 
173-41-015A 
173-41-016B 
173-41-017A 
173-41-021A 

































































































































Additional Information for: 

The Scottsdale Collection 

Case: 9-ZN-2020

PLANNING/DEVELOPMENT

1. DEVELOPMENT CONTINGENCIES Each element of this zoning case—including density/intensity, 
lot/unit placement, access and other development contingencies—may be changed as more 
information becomes available to address public health, safety and welfare issues related to 
drainage, open space, infrastructure and other requirements.

2. DEVELOPMENT REVIEW BOARD. The City Council directs the Development Review Board’s attention 
to;

a.

b.

c.

d.

e.

f.

g-
h.

i.

J-

Height and massing at Old Town boundary, 

pedestrian circulation and connectivity through the project, 

building design at the pedestrian level, 

sidewalk widths,

design of City Center public plaza,

contextual compatibility to parcels not included in the Development Plan, 

wall design,

the type, height, design, and intensity of proposed lighting on the site, to ensure that it is 
compatible with the adjacent use,

improvement plans for common open space, common buildings and/or walls, and amenities 
such as ramadas, landscape buffers on public and/or private property (back-of-curb to right- 
of-way or access easement line included), and

signage

3. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE. The developer shall be responsible for 
all improvements associated with the development or phase of the development and/or required 
for access or service to the development or phase of the development. Improvements shall include, 
but not be limited to washes, storm drains, drainage structures, water systems, sanitary sewer 
systems, curbs and gutters, paving, sidewalks, streetlights, street signs, and landscaping. The 
granting of zoning/use permit does not and shall not commit the city to provide any of these 
improvements.

4. EASEMENTS DEDICATED BY PLAT. The owner shall dedicate to the city on the final plat, all 
easements necessary to serve the site. In conformance with the Scottsdale Revised Code and the 
Design Standards and Policies Manual.

5. EASEMENTS CONVEYED BY SEPARATE INSTRUMENT. Prior to issuance of any building permit for the 
development project, each easement conveyed to the city separate from a final plat shall be

Revision 3-11 ATTACHMENT #7 Page 1 of 2



conveyed by an instrument or map of dedication subject to city staff approval, and accompanied by 
a title policy In favor of the City, in conformance w/ith the Design Standards and Policies Manual.

6. FEES. The construction of water and sewer facilities necessary to serve the site shall not be in-lleu of 
those fees that are applicable at the time building permits are granted. Fees shall include, but not 
be limited to the water development fee, water resources development fee, water recharge fee, 
sewer development fee or development tax, water replenishment district charge, pump tax, or any 
other water, sewer, or effluent fee.

Revision 3-11 ATTACHMENT #7 Page 2 of 2
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The Scottsdale Collection
Traffic Impact & Mitigation Analysis

1. INTRODUCTION AND EXECUTIVE SUMMARY
1.1. PURPOSE OF REPORT AND STUDY OBJECTIVES
Lokahi, LLC (Lokahi) was retained by Stockdale Capital Partners, LLC to complete a Traffic Impact & 
Mitigation Analysis for The Scottsdale Collection development. The development is located on the 
southeast corner (SEC) of Scottsdale Road and Camelback Road in Scottsdale, Arizona.

The objective of this Traffic Impact & Mitigation Analysis is to analyze the traffic related impacts of 
the proposed development to the adjacent roadway network. See Figure i for the vicinity map.

1.2. EXECUTIVE SUMMARY
The Scottsdale Collection development will be located on the southeast corner (SEC) of Scottsdale 
Road and Camelback Road, in Scottsdaie Arizona. The project is located directly in the heart of the 
entertainment district in the City of Scottsdale.

The Scottsdale Collection development will, among other properties, include three development 
areas which proposes the following land uses:

Parcel A (City Center) 
o OptLonj 

Hotel
Multl-Fam/ly Residential 
Retail/Restaurant 

o Option 2
Multi-Family Residential 
Retail/Restaurant 

o Option 3 
Hotel
Retd/I/Restaurant 

Parcel B (The Mint) 
o Option 1

Multi-Family Residential 
Retail/Restaurant 

o Option 2 
Hotel
Retd/I/Restaurant 

Parcel C (The Maya)
Hotel

214 rooms 
io6 units
41,109 square feet 

237 units
46,887 square feet

449 rooms 
46,887 square feet

62 units
27,561 square feet

116 rooms 
28,016 square feet

164 rooms

1
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The Scottsdale Collection
Traffic Impact & Mitigation Analysis

The following ten (io) parcels are additional properties identified for future development as part of 
The Scottsdale Collection:

1. Parcel 173-41-086 A
2. Parcel 173-41-083A
3. Parcel 173-41-087
4. Parcel 173-41-145
5. Parcel 173-41-146
6. Parcel 173-41-174
7. Parcel 173-41-257
8. Parcel 173-41-258
9. Parcel 173-41-259
10. Parcel 173-41-265

The redevelopment of these sites is uncertain in terms of timing as well as land use. For the 
purposes of this report, since the sites are currently developed, the trips generated by these sites 
are Incorporated in the existing traffic volumes. At a future date, when and if these sites are 
considered for redevelopment, an updated traffic study can be provided to address the proposed 
development.

This Traffic Impact and Mitigation Analysis includes:

Level of service analysis of existing conditions for the weekday AM and PM peak hours 
Level of service analysis of existing conditions for a ‘event’ peak hour for the entertainment 
district

• Trip Generation calculations
• Most recent 3-year collision history

Level of service analysis for the 5 year (2025) and the 10 year (2030) weekday AM and PM 
peak hours

o 2025 No Build 
o 2025 Build 
o 2030 No Build 
o 2030 Build

Level of service analysis for the 5 year (2025) and the 10 year (2030) ‘event’ peak hour

The ‘event’ peak hour captures the weekend peak generally experienced during weekend evenings. 

The following are the twenty-six (26) intersections included in this study:

Scottsdale Road and Camelback Road (1)
Scottsdale Road and Shoeman Lane (2)
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The Scottsdale Collection
Traffic Impact & Mitigation Analysis

Scottsdale Road and Drinkwater Boulevard (3)
Scottsdale Road and 5th Avenue (4)
Camelback Road and Brown Avenue (5)
Shoeman Lane and Brown Avenue (6)
Drinkwater Boulevard and Stetson Drive/5th Avenue (7)
Camelback Road and Buckboard Trail/73rd Street (8)
Indian Plaza and Buckboard Trail (9)
Shoeman Lane and Buckboard Trail (10)
Drinkwater Boulevard and 6th Avenue (11)
Shoeman Lane and Wells Fargo Avenue (12)
Stetson Drive and Wells Fargo Avenue (13)
6th Avenue and Wells Fargo Avenue (14)
Camelback Road and Saddlebag Trail (15)
Indian Plaza and Saddlebag Trail (16)
Camelback Road and Civic Center Plaza (17)
Indian Plaza and Civic Center Plaza (18)
Stetson Drive and Civic Center Plaza (19)
6th Avenue and Civic Center Plaza (20)
Camelback Road and 75th Street (21)
Indian Plaza and 75th Street (22)
Stetson Drive and 75th Street (23)
6th Avenue and 75th Street (24)
Camelback Road and Miller Road (25)
6th Avenue and Miller Road (26)

During recent weeks Arizona was under “stay at home” orders due to COVID'19 and therefore, was 
experiencing a decline in traffic as well as non-typical traffic patterns. Therefore, this was discussed 
with Scottsdale Transportation staff and it was agreed that collecting data at this time is not ideal. 
Fortunately, there were numerous nearby recent traffic studies complete which included traffic 
count data. Adjustment factors including annual growth rates were applied to these traffic counts 
to create year 2020 existing traffic counts. Traffic count data from prior studies included most of 
the major intersections including arterial and collector roadways. However, traffic count data was 
not available for some of the minor intersections with local roadways. This includes the 
intersections in blue above and therefore, data and analysis are not provided in this report.

Prior traffic count data for all signalized intersections were available and are included throughout 
this Traffic Impact and Mitigation Analysis. The intersections where prior traffic count data was not 
available included only stop-controlled intersections with local roadways. Typically, at these types 
of intersections recommendations are minimal particularly in built out areas such as this.

3
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The Scottsdale Collection
Traffic Impact & Mitigation Analysis

Existing Capacity Analysis
The AM, PM, and 'event' peak hour existing conditions capacity analysis were completed for the 
existing study intersections. The results of the capacity analysis reveal the following locations with 
an existing level of service (LOS) E or F:

Scottsdale Road and Camelback Road (i) - Signalized
• EB left AM and PM peak hours operate at LOS E
• WB left PM peak hour operates at LOS E 

WB shared through-right PM peak hour operates at LOS E 
SB left AM and PM peak hours operate at LOS E

Scottsdale Road and Drinkwater Boulevard (3) - Signalized
• WB right AM and PM peak hours operate at LOS E and F, respectively

Drinkwater Boulevard and Stetson Drive/s^*^ Avenue (7) - Signalized
• EB left AM peak hour operates at LOS E

Camelback Road and Miller Road (25) - Signalized
• Overall intersection PM peak hour operates at LOS E 

EB through PM peak hour operates at LOS E 
EB shared through-right PM peak hour operates at LOS E

• WB left PM peak hour operates at LOS F
• WB through PM peak hour operates at LOS E
• WB shared through-right PM peak hour operates at LOS E

Camelback Road and Street (21) - Unsignalized
• NB shared left-through-right PM peak hour operates at LOS E

Trip Generation
Trip Generation for The Scottsdale Collection development Includes the proposed City Center, Mint, 
and Maya Hotel developments.

Proposed City Center Development
The proposed City Center development has three (3) options. The trip generation was calculated 
for all options and as a conservative estimate the one that generated the most traffic volumes was 
analyzed. For the City Center development, this was Option 3 which includes a 449-room hotel with 
46,887 square feet (SF) of retail/restaurant space.

The proposed development is anticipated to generate 5,450 weekday daily trips with 224 trips 
occurring during the AM peak hour, 417 trips occurring during the PM peak hour, and 168 trips 
occurring during the “event’ peak’ hour.

4
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The Scottsdale Collection
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Proposed Mint Development
The proposed Mint development has two (2) options. The trip generation was calculated for all 
options and as a conservative estimate the one that generated the most traffic volumes was 
analyzed. For the Mint development, this was Option 2 which includes a nS-room hotel with 27,561 
SF of retail/restaurant space.

The proposed Mint development is anticipated to generate 1,650 weekday daily trips with 67 trips 
occurring during the AM peak hour, 143 trips occurring during the PM peak hour, and 36 trips 
occurring during the ‘event’ peak hour.

Proposed Maya Hotel Development
The proposed Maya Hotel Development will be comprised of a 164-room hotel and is anticipated to 
generate 1,211 weekday daily trips with 65 trips occurring during the AM peak hour, 82 trips 
occurring during the PM peak hour, and 48 trips occurring during the ‘event’ peak hour.

Future Development
For the purposes of this report, it was determined that the ten (10) additional parcels identified for 
future development will generate a number of trips consistent with each parcel’s existing land use. 
It is anticipated that the weekday daily trips, AM peak hour, and PM peak hour trips of the future 
developments will be similar to the existing land use and therefore, are captured in the existing 
traffic volumes.

Trip Generation Comparison
City Center
Existing Development vs. Proposed City Center Development
A comparison between the trips generated by the existing office development and the proposed 
City Center development was calculated. The proposed City Center development will produce 4,712 
more weekday daily trips, with 133 more trips during the AM peak hour, 337 more trips during the 
PM peak hour and 164 more trips during the ‘event’ peak hour than the existing development.

Existing Zoning (1.3 F.A.R) vs. Proposed City Center Development
A comparison between the trips generated with the buildout under the existing zoning and the 
proposed City Center development was calculated. The proposed City Center development will 
produce 413 less weekday dally trips, with 65 less trips during the AM peak hour, 121 less trips 
during the PM peak hour, and 129 more trips during the ‘event’ peak hourthan the build out under 
the existing zoning.
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Mint
Existing Deve/opment vs. Proposed Mint Development
A comparison between the trips generated by the existing office and upscale night club 
development and the proposed Mint development was calculated. The proposed Mint 
development will produce 1,590 more weekday daily trips, with 37 more trips during the AM peak 
hour, 136 more trips during the PM peak hour and 137 less trips during the ^event’ peak hour than 
the existing development.

Existing Zoning (1.3 F.A.R) vs. Proposed Mint Development
A comparison between the trips generated with the buildout under the existing zoning and the 
proposed Mint development was calculated. The proposed Mint development will produce 1,830 
less weekday daily trips, with 164 less trips during the AM peak hour, 164 less trips during the PM 
peak hour, and 13 more trips during the ‘event’ peak hour than the build out under the existing 
zoning.

Existing Development vs. Proposed Maya Hotel Development
A comparison between the trips generated by the existing office and restaurant development and 
the proposed Maya Hotel development was calculated. The proposed Maya Hotel development will 
produce 1,157 more weekday daily trips, with 34 more trips during the AM peak hour, 76 more trips 
during the PM peak hour and 25 less trips during the ‘event’ peak hour than the existing 
development.

Existing Zoning (1.3 F.A.R) vs. Proposed Maya Hotel Development
A comparison between the trips generated with the buildout under the existing zoning and the 
proposed Maya Hotel development was calculated. The proposed Maya Hotel will produce 566 less 
weekday daily trips, with 95 less trips during the AM peak hour, 62 less trips during the PM peak 
hour, and 36 more trips during the ‘event’ peak hour than the build out under the existing zoning.

Future Conditions > Year 2025
Year 2025 analyses was completed with and without the build out of the proposed development.
An annual growth rate of 2.0% as well as additional traffic volumes for known developments in the 
area were applied to the existing traffic volumes.
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Year 2025 No Build Capacity Analysis
A capacity analysis was completed for the AM, PM, and 'event’ peak hours for year 2025, without 
the build out of the proposed development. All movements operate at a LOS D or better or at the 
same level of service as the existing conditions, with the exception of the following:

Scottsdale Road and Camelback Road (1) - Signalized
• EB through PM peak hour operates at LOS E
• WB through PM peak hour operates at LOS E

Camelback Road and Brown Avenue (5) - Unsignalized
• NB shared left-right PM peak hour operates at LOS F

Camelback Road and 75^^ Street (21) - Unsignalized
• NB shared left-through-right PM peak hour operates at LOS F
• SB shared left-through-right PM peak hour operates at LOS F

Camelback Road and Miller Road (25) - Signalized
EB through PM peak hour operates at LOS F 
EB shared through-right PM peak hour operates at LOS F

• SB through PM peak hour operates at LOS E 
NB shared left-through-right PM peak hour operates at LOS F 
SB shared left-through-right PM peak hour operates at LOS F

Year 2025 Build Capacity Analysis
A capacity analysis was completed for the AM, PM, and ‘event’ peak hours for year 2025, wLth the 
build out of the proposed development. All movements operate at a LOS D or better or at the same 
level of service as the year 2025 no build conditions.

Future Conditions - Year 2030
Year 2030 analyses was completed with and without the build out of the proposed development. 
An annual growth rate of 2.0% as well as additional traffic volumes for known developments In the 
area were applied to the existing traffic volumes.
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Year 2030 No Build Capacity Analysis
A capacity analysis was completed for the AM, PM, and 'event’ peak hours for year 2030, without 
the build out of the proposed development. All movements operate at a LOS D or better or at the 
same level of service as the existing conditions, with the exception of the following:

Scottsdale Road and Camelback Road (1) - Signalized
• Overall Intersection PM peak hour operates at LOS E 

NB shared through-right PM peak hour operates at LOS E 
SB through PM peak hour operates at LOS E

Camelback Road and Miller Road (25) - Signalized
NB through PM peak hour operates at LOS E

Camelback Road and 75^ Street (21) - Unsignalized
• N B shared left-through-right AM peak hour operates at LOS E
• SB shared left-through-right AM peak hour operates at LOS E

Year 2030 Build Capacity Analysis
A capacity analysis was completed for the AM, PM, and ‘event’ peak hours for year 2030, with the 
build out of the proposed development. All movements operate at a LOS D or better or at the same 
level of service as the year 2030 no build conditions, with the exception of the following:

Scottsdale Road and Camelback Road (1) - Signalized
• EB through PM peak hour operates at LOS F
• NB left PM peak hour operates at LOS E 

NB through PM peak hour operates at LOS E
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Recommendations
In summary and as included in the discussion and analyses throughout this report, the following 
are the recommended improvements with the build out of The Scottsdale Collection development:

Camelback Road and Brown Avenue (5)
o Construct lOO-foot eastbound right turn deceleration lane, 
o Install signing to prohibit northbound left turning movement during peak hours 

(hours to be coordinated with the City of Scottsdale Transportation).

Civic Center Plaza and Driveway G (18)
Buildout of full access driveway at the existing intersection of Civic Center Plaza and Indian 
Plaza.

• Shoeman Lane and Driveway A (27)
Buildout of full access driveway approximately 250 feet east of Scottsdale.

Scottsdale Road and Driveway B (28)
Buildout of right-in/right-out driveway approximately 270 feet south of Camelback Road.

Brown Avenue and Driveway C (29)
Buildout of full access driveway approximately 180 feet south of Camelback.

Brown Avenue and Driveway D (30)
Buildout of full access driveway approximately 280 feet south of Camelback.

Saddlebag Trail and Driveway E (31)
Buildout of access driveway allowing right In and lefts out approximately 140 feet south of 
Camelback Road.

Civic Center Plaza and Driveway F (32)
Buildout of full access driveway approximately 160 feet south of Camelback Road.

Buckboard Trail and Driveway H (33)
Buildout of access driveway approximately 400 feet south of Camelback Road.

As with any new development and potential change in traffic patterns, the following is 
recommended:

Monitor and Adjust Signal Timing
Monitor traffic patterns in the area and if necessary, adjust nearby signal timing

9
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2. PROPOSED DEVELOPMENT
The study area is located at the heart of the entertainment district In the City of Scottsdale, Arizona, 
approximately two miles west of State Route Loop 101 (SR loi L) and four and a half miles north of 
State Route Loop 202 (SR 202L). The proposed site will be located on the southeast corner of 
Scottsdale Road and Camelback Road.

The Scottsdale Collection development will, among other properties, include three development 
areas which proposes the following land uses:

Parcel A (City Center) 
o Option 1 

Hotel
Muiti-Fam/iy Residential 
Retail/Restaurant 

o Option 2
Multi-Family Res/dent/a/ 
Retaii/Restaurant 

o Option 3 
Hotel
Retaii/Restaurant 

Parcel B (The Mint) 
o Option 1

Multi-Family Residential 
Retaii/Restaurant 

o Option 2 
Hotel
Retaii/Restaurant 

Parcel C (Maya Hotel)
Hotel

214 rooms 
106 units
41,109 square feet 

237 units
46,887 square feet

449 rooms 
46,887 squore feet

62 units
27,561 square feet

116 rooms 
28,016 square feet

164 rooms

The following ten (10) parcels are additional properties Identified for future development as part of 
The Scottsdale Collection:

1. Parcel 173-41-0S6A
2. Parcel 173-41-083A
3. Parcel 173-41-087
4. Parcel 173-41-145
5. Parcel 173-41-146
6. Parcel 173-41-174
7. Parcel 173-41-257

10
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8. Parcel 173-41-258
9. Parcel 173-41-259
10. Parcel 173-41-265

The redevelopment of these sites is uncertain in terms of timing as well as land use. For the 
purposes of this report, since the sites are currently developed, the trips generated by these sites 
are incorporated in the existing traffic volumes. At a future date, when and if these sites are 
considered for redevelopment, an updated traffic study can be provided to address the proposed 
development.

See Figure 2 and Appendix A for the proposed site plan.

There are four (4) access points for the proposed City Center development. One (1) along Shoeman 
Lane and three (3) along Brown Avenue.

Shoeman Lane and Driveway A (27) is located approximately 250 feet east of Scottsdale Road and 
will allow all movements into and out of the site.

Scottsdale Road and Driveway B (28) Is located approximately 270 feet south of Camelback Road 
and will allow right-in and right-out movements Into and out of the site.

Brown Avenue and Driveway C (29) is located approximately 180 feet south of Camelback Road 
and will allow all movements into and out of the site.

Brown Avenue and Driveway D (30) Is located approximately 280 feet south of Camelback Road 
and will allow ail movements into and out of the site.

There are three (3) access points for the proposed Mint development. One (1) along Saddlebag Trail 
and the other two (2) along Civic Center Plaza.

Saddlebag Trail and Driveway E (31) is located approximately 140 feet south of Camelback Road. 
Saddlebag Trail is a one-way street and will only allow rights in and lefts out of the site.

Civic Center Plaza and Driveway F (32) is located approximately 160 feet south of Camelback Road 
and will allow all movements into and out of the site.

Civic Center Plaza and Driveway C (18) is located at the existing intersection of Civic Center Plaza 
and Indian Plaza and will allow all movements Into and out of the site.

11
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There is one (i) access point for the proposed Maya Hotel development. It is located along 
Buckboard Trail.

Buckboard Trail and Driveway H (33) is located approximately 400 feet south of Camelback Road. 
Buckboard Trail is a one-way street and will only allow rights in and rights out of the site.

See Figure 3 for study area.
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4. EXISTING CONDITIONS
4.1. EXISTING LAND USE - PLANNED DEVELOPMENT 

The City Center
The existing site is currently occupied by an office complex and a vacant restaurant parcel. The 
proposed City Center development will be on 2.72 acres. According to the Maricopa County 
Assessor's website, the proposed development will be made up of 6 existing parcels that are zoned 
for Highway Commercial (C-3) land uses. See Appendix C for detailed parcel information.

The Mint
The existing site is currently occupied by an office complex and The Mint, an upscale night club. The 
proposed Mint development will be on 1.31 acres. According to the Maricopa County Assessor's 
website, the proposed development will be made up of 8 existing parcels that are zoned for Central 
Business (C-2) and Highway Commercial (C-3) land uses. See Appendix C for detailed parcel 
information.

Maya Hotel
The existing site is currently occupied by an office complex and The Dakota, an upscale night club. 
The proposed Maya development will be on 0.29 acres. According to the Maricopa County 
Assessor's website, the proposed development will be made up of 3 existing parcels that are zoned 
for Central Business (C-2) land uses. See Appendix C for detailed parcel information.

4.2. EXISTING LAND USE - FUTURE DEVELOPMENT
The following parcels are those Identified for future development as part of The Scottsdale 
Collection development. For the purposes of this report, it was determined that the total 
developable area allowed under the current zoning will remain consistent with future 
development.

Parcel 173-41-0S3A, Parcel 173-41-086A, Parcel 173-41-087
The approximate combined 0.28-acre existing site is currently occupied by an office complex. 
According to the Maricopa County Assessor's website, the future development is currently zoned 
for Central Business (C-2) land use. This zoning Is intended to accommodate recurring shopping and 
service needs and is typically associated with office and retail shopping developments. See 
Appendix C for detailed parcel information.

Parcel 173-41-145, Parcel 173-4T145
The approximate combined o.io-acre existing site is currently occupied by Pretty Please Lounge, a 
nightclub. According to the Maricopa County Assessor’s website, the future development is 
currently zoned for Central Business (C-2) land use. See Appendix C for detailed parcel information.
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Parcel 173*41-174
The approximate combined 0.05-acre existing site is currently occupied by a retail store. According 
to the Maricopa County Assessor’s website, the future development is currently zoned for Central 
Business (C-2) land use. See Appendix C for detailed parcel information.

Parcel 173-41-257
The approximate 0.29-acre existing site is currently occupied by El Hefe, a restaurant. According to 
the Maricopa County Assessor’s website, the future development is currently zoned for Central 
Business (C-2) land use. See Appendix C for detailed parcel information.

Parcel 173-41-258
The approximate 0.14-acre existing site is currently occupied by INTL Nightclub. According to the 
Maricopa County Assessor’s website, the future development is currently zoned for Central 
Business (C-2) land use. See Appendix C for detailed parcel information.

Parcel 173-41-259
The approximate 1.13-acre existing site is currently occupied by four (4) restaurants and one (1) bar. 
The existing developments include The District, HI Fi Kitchen and Cocktails, Dierks Bentley’s 
Whiskey Row, Bevvy, and Maya Day and Nightclub. According to the Maricopa County Assessor’s 
website, the future development is currently zoned for Central Business (C-2) land use. See 
Appendix C for detailed parcel Information.

Parcel 173-41-265
The approximate o.i8-acre existing site is currently vacant commercial land. According to the 
Maricopa County Assessor’s website, the future development is currently zoned for Vehicle Parking 
(P-2), land use. This zoning Is intended to provide off-street parking. See Appendix C for detailed 
parcel information.

4.3. EXISTING TRAFFIC COUNTS
At the time of the report traffic conditions were not considered typical due to the Covid-19 
pandemic and the closures associated with it. It was determined that the existing traffic volumes 
for the project would be pulled from reports that were recently completed in the area.

The Traffic Impact and Mitigation Analysis for Marquee Office Building, completed by United Civil 
Croup, dated February 19, 2019 was used for the following four (4) intersections:

Scottsdale Road and Camelback Road (1) 
Scottsdale Road and Shoeman Lane (2)

• Camelback Road and Brown Avenue (5)
• Shoeman Lane and Brown Avenue (6)
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The Southbndge Expansion Traffic Impact and Mitigation Analysis, completed by CivTech, dated May 
2019 was used for the following three (3) Intersections:

Scottsdale Road and Drinkwater Boulevard (3) 
Scottsdale Road and 5^^ Avenue (4)
Drinkwater Boulevard and Stetson Drive/5^^ Avenue (7)

The Troffic Impact Analysis for Waterview, completed by EPS, dated June 2016 was used for the 
following one (1) intersection:

Camelback Road and Buckboard Tran/73'''^ Street (8)

The Don and Chadless Hotel Traffic Impact and Mitigation Analysis, completed by J2 Engineering and 
Environmental Design, dated July 3, 2018 was used for the following three (3) intersections:

Camelback Road and 75*^ Street (21) 
Indian Plaza and 75*^ Street (22) 
Camelback Road and Miller Road (25)

The City of Scottsdale was able to provide counts for the following one (1) intersection:

Stetson Drive and Civic Center Plaza (19)

At the time of the report we were unable to collect any existing count information for the following 
fourteen (14) intersections:

Indian Plaza and Buckboard Trail (9) 
Shoeman Lane and Buckboard Trail (10) 
Drinkwater Boulevard and Avenue (11) 
Shoeman Lane and Wells Fargo Avenue (12) 
Stetson Drive and Wells Fargo Avenue (13) 
6^^ Avenue and Wells Fargo Avenue (14) 
Camelback Road and Saddlebag Trail (15) 
Indian Plaza and Saddlebag Trail (16) 
Camelback Road and Civic Center Plaza (17) 
Indian Plaza and Civic Center Plaza (18)
6^*^ Avenue and Civic Center Plaza (20) 
Stetson Drive and 75^*^ Street (23)
6^^ Avenue and 75^^ Street (24)
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6^^ Avenue and Miller Road (26)

Typically, the turning movement counts would be analyzed for the highest i-hour within each time 
period, but since the volumes for this project were pulled from different reports, taken at different 
times, the peak that was provided was analyzed.

This project is located in the heart of the entertainment district of Old Town Scottsdale. Due to the 
large number of night clubs and late-night activities located in this area It was determined that an 
additional ‘event’ peak hour analysis would be included in the report. From counts received from 
the City of Scottsdale, it was determined that a ‘event’ peak hour was 10:30-11:30 PM on a Friday 
evening. For this ‘event’ peak hour the following ten (10) intersections would be included in the 
analysis:

Camelback Road and Buckboard Trail/73^‘^ Street (8)
Indian Plaza and Buckboard Trail (9)
Shoeman Lane and Buckboard Trail (10)
Shoeman Lane and Wells Fargo Avenue (12)
Camelback Road and Saddlebag Trail (15)
Indian Plaza and Saddlebag Trail (16)
Camelback Road and Civic Center Plaza (17)
Indian Plaza and Civic Center Plaza (18)
Camelback Road and 75*^ Street (21)
Indian Plaza and 75^'^ Street (22)

Due to the fact that all the existing counts were only completed for the typical AM and PM peak 
hour periods, a factor was created using the ADT count along Camelback Road to determine the 
percentage difference between the typical PM peak hour and the ‘event’ peak hour. It was 
determined that the ADT along Camelback Road during the ‘event’ peak hour was approximately 22 
percent of the ADT along Camelback Road during the typical PM peak hour. This factor was used to 
determine the existing traffic volumes for the ‘event’ peak hour.

The City of Scottsdale seasonal adjustment factors were used to adjust the traffic counts. The 
traffic volumes were adjusted based on the month the counts were taken.

See Appendix D for detailed count data.

In order to determine the existing traffic volumes, all existing count data was grown at a 1% annual 
average growth rate to the year 2020.

See Figure 4 for the existing adjusted AM, PM, and ‘event’ peak hour weekday traffic volumes.

30
9-ZN-2020
9/25/2020



The Scottsdale Collection
Traffic Impact & Mitigation Analysis

5. PROJECTED TRAFFIC
5.1. TRIP GENERATION
The trip generation for the proposed development was calculated utilizing the Institute of 
Transportation Engineers (ITE) publication entitled Trip Generation, io^‘^ Edition. The ITE trip 
generation rates and fitted curve equations are based on studies that measure trip generation 
characteristics for various types of land uses. The rates are expressed in terms of trips per unit of 
lane use type. This publication is the standard for the transportation engineering profession.

The City Center 
Existing Development
According to Maricopa County Assessor’s website, the 2.72-acre site was occupied by the following 
land uses:

• Office
Restaurant (Vacant)

68,782 square feet 
1,020 square feet

As of July 2016, the restaurant parcel was vacant, previously The Upton, and so it was not included 
in the trip generation calculations. The trip generation for the existing land uses was calculated 
utilizing ITE Land Use 710 - General Office. In order to determine a rate for the 'event' peak hour 
the time of day distributions found in Appendix A of the Trip Generation, 10^^ Edition were used to 
determine what percentage of the weekday trips that occurred during the 'event' peak hour. Trip 
generation calculations are shown In Table 8 below. Detailed trip generation calculations are 
provided in Appendix G.

Table 8 - Trip Generation - Existing City Center Development

1000 Sr I710 68.78 738 91 78 13 80 13 67 4Cenera Omce 3CFA
rotal

Potentiai Development under Existing Zoning
The existing site is currently zoned for Highway Commercial (C-3) land uses. C'3 zoning Is intended 
to permit most type of commercial activities located along major streets, including shopping and 
office uses. With a total lot area of 118,630 SF (2.72 acres), and a maximum floor-to-area (FAR) of 
1.3, allows for 154,219 SF of developable area.

Utilizing ITE Land Use 710 General Office and Land Use 820 Shopping Center, the trip generation 
under the existing zoning was calculated as shown in Table 9 below. Detailed trip generation 
calculations are provided in Appendix G.
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Table 9 - Trip Generation (Existing Zoning)

lOOtiSF
CFA

Genera Office 815 85 89 14 75 4 3710 77-11 99 14

1000 SF 
CIA

Shopping Center 820 5,038 118 448 18190 73 J'S y3 35 1777.11

Toijl

Proposed Development
The proposed City Center development has three (3) options. The following are the land uses 
proposed for the three (3) possible options:

• Option 1
Hotel
Multi-Family Residential 
Retall/Restaurant

• Option 2
Multl-Faml/y Residential 
Retall/Restaurant

• Option 3
Hotel
Retall/Restaurant

214 rooms 
106 units
41,109 square feet

237 units
46,887 square/eet

449 rooms 
46,887 square feet

For the purposes of this report, as a conservative approach, the option with the highest trip 
generation, Option 3, was selected as the basis for the analysis.

The trip generation for the proposed City Center development were calculated utilizing ITE Land 
Use 310 - Hotel and Land Use 820 - Shopping Center. In order to determine a rate for the 'event' 
peak hour the time of day distributions found in Appendix A of the Trip Generation, 10*^ Edition were 
used to determine what percentage of the weekday trips occurred during the ‘event’ peak hour. 
Trip generation calculations are shown In Table 10 below. Detailed trip generation calculations are 
provided in Appendix C.
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Table io - Trip Generation - Proposed City Center

Hotel 186310 449 Roomt 4.642 90 *59219 *29 3*t *52 95 9*

1000 SF 
CFA

Shaping Center Sio 86 £ 61.770 44 27 17 179 93 11

Total u,
641 16 1? ^.

s32 •13

46.S87 

Internal Interaction (loS)

Other Travel Modes (5X)
Total

Due to the mixture of residential, hotel, and commercial uses within the proposed development 
and the immediate area, some trips will occur without utilizing the adjacent street network by 
walking or by combining trips. Therefore, the number of actual trips generated by the proposed 
development will be lower than the anticipated total trip generation. It is appropriate to apply a 10 
percent reduction to account for this internal capture.

Since the proposed development is located within the entertainment district of Old Town 
Scottsdale, users of the proposed development will have walkable access to alternative modes of 
transportation including the Old Town Trolley and the city buses. To account for alternative modes 
of transportation including walking, biking, and transit, a 5 percent reduction was applied to the 
total trip generation.

The proposed City Center development is anticipated to generate 5,450 weekday dally trips with 
224, 417, and 168 vehicles during the AM, PM, and ‘event’ peak hours, respectively.

The Mint
Existing Development
According to Maricopa County Assessor’s website, the 1.31-acre site was occupied by the following 
land uses:

• Office
• Restaurant

3,860 square feet 
11,168 square feet

From the Maricopa County Assessors site, it was determined that the 11,168 square foot restaurant 
is The Mint, which is an upscale night club. The operating hours for the existing Mint are from 10:00 
PM to 2:00 AM so there are no trips generated for the typical AM and PM peak hours. The trip 
generation for the existing land uses was calculated utilizing ITE Land Use 710 - General Office and 
Land Use 925 - Drinking Place. In order to determine a rate for the ‘event’ peak hour the time of 
day distributions found In Appendix A of the Trip Generation, Edition were used to determine
what percentage of the weekday trips occurred during the ‘event’ peak hour. Trip generation 
calculations are shown in Table 11 below. Detailed trip generation calculations are provided in 
Appendix G.
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Table ii - Trip Generation - Existing Mint Development

1000 SF
GFA

General Office 3-86 2630 5 4 0710 45 4

1000 SF
GFA

Drlnkfne Place N/A Kt/A K/A N/A N/A NA N/A iia11.1689*5 173 55

loin I

Potentffll Deve/opment under Existing Zoning
The existing site is currently zoned for Highway Commercial (C*3) land uses. C'3 zoning Is intended 
to permit most type of commercial activities located along major streets, including shopping and 
office uses. With a total lot area of 56,976 SF (1.31 acres), and a maximum floor-to-area (FAR) of 1.3, 
allows for 74,069 SF of developable area.

Utilizing ITE Land Use 710 General Office and Land Use 820 Shopping Center, the trip generation 
under the existing zoning was calculated as shown in Table 12 below. Detailed trip generation 
calculations are provided in Appendix G.

Table 12 - Trip Generation (Existing Zoning)

I .md Use

General Office

Itf „ Wocliday AM Pc.ik Hc'ur
QlV Uml . , ,

I „• I I.

PM Peak Hour Special I’(m'< 10:30 PM
I ■ 1:- Oui

710 37.03
1000 SF 

GFA
405 61 9 44 7 37 0 2

ShoppIngCenter B20 37-03
1000 SF 

CLA
Total

3.060 170 105 65 261 175 136 21 10 11

Proposed Development
The proposed Mint development has two (2) options. The following are the land uses proposed for 
the two (2) possible options:

• Option 1
Multi-Family Residential 
Retail/Restaurant

• Option 2
Hotel
Retail/Restaurant

62 units
27,561 square feet

116 rooms 
28,016 square feet

For the purposes of this report, as a conservative approach, the option with the highest trip 
generation. Option 2, was selected as the basis for the analysis.

The trip generation for the proposed Mint development were calculated utilizing ITE Land Use 310 - 
Hotel and Land Use 820 - Shopping Center. In order to determine a rate for the ^event’ peak hour 
the time of day distributions found in Appendix A of the Trip Generation, io‘^ Edition were used to
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determine what percentage of the weekday trips occurred during the ‘event’ peak hour. Trip 
generation calculations are shown in Table 13 below. Detailed trip generation calculations are 
provided in Appendix C.

Table 13 - Trip Generation - Proposed Mint

Het« 18116 Rooms 61310 53 3' 22 31 30 35 V

810 >8.ot6 1,058Shoppbig Center 26 16 5610 107 51 7 3 4CFA
I Dial

Internal Interaction (toX) 194 .8 -8•5 •3 •17 •9 •4
Other Travel Modes (sX) -8-97 -4 -4 •2-4

Total

Due to the mixture of residential, hotel, and commercial uses within the proposed development 
and the immediate area some trips will occur without utilizing the adjacent street network by 
walking or by combining trips. Therefore, the number of actual trips generated by the proposed 
development will be lower than the anticipated total trip generation. It is appropriate to apply a io 
percent reduction to account for this internal capture.

Since the proposed development is located within the entertainment district of Old Town 
Scottsdale, users of the proposed development will have walkable access to alternative modes of 
transportation including the Old Town Trolley and the city buses. To account for alternative modes 
of transportation including walking, biking, and transit, a 5 percent reduction was applied to the 
total trip generation.

The proposed Mint development is anticipated to generate 1,650 weekday daily trips with 67,143, 
and 36 vehicles during the AM, PM, and ‘event’ peak hours, respectively.

Maya Hotel 
Existing Development
According to Maricopa County Assessor’s website, the 0.29-acre site was occupied by the following 
land uses:

• Office
• Restaurant

4,651 square feet 
4,692 square feet

From the Maricopa County Assessors site, it was determined that the 4,692 square foot restaurant 
Is The Dakota, which is an upscale night club. The operating hours for the existing Dakota are from 
8:00 PM to 2:00 AM so there are no trips generated for the typical AM and PM peak hours. The trip 
generation for the existing land uses was calculated utilizing ITE Land Use 710 - General Office and 
Land Use 925 - Drinking Place. In order to determine a rate for the ‘event’ peak hour the time of
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day distributions found in Appendix A of the Trip Generation, Edition were used to determine 
what percentage of the weekday trips occurred during the 'event' peak hour. Trip generation 
calculations are shown in below. Detailed trip generation calculations are provided in Appendix G.

Table 14 - Trip Generation - Existing Maya Hotel Development

General Office 54

Qiv

4.65

Lime

1000 SF 
CFA

11 '('il
54

11 il

31

AM 'Yok i;o;ie

17 4 6

I’M r,,-,-ii,

t

Sj.K’ti;*! in: 10 ITM
; iii;il III f'li

5 0 0

Drinking Place »»5 4.69
1000 SF 

GFA
N/A N/A N/A N/A N/A N/A N/A 73 50 i3

Total -.1

Potential Development under Existing Zoning
The existing site Is currently zoned for Highway Commercial (C-3) land uses. C-3 zoning is intended 
to permit most type of commercial activities located along major streets, including shopping and 
office uses. With a total lot area of 12,812 SF (0.29 acres), and a maximum floor-to-area (FAR) of 1.3, 
allows for 16,656 SF of developable area.

Utilizing ITE 820 Shopping Center, the trip generation under the existing zoning was calculated as 
shown In Table 15 below. Detailed trip generation calculations are provided in Appendix G.

Table 15 - Trip Generation (Existing Zoning)

tJtid Use lit
Code

Qty Unit Arvi rtrrtfl liiAil
Total Out

r/vl rvdrv nuut

Total In exit

spei.K>l K;a^• lu;JO ri'vi

Total In Out
lOOOSF

Shopping Center 820 17 1,777 160 61 69 6 699 144 75CLA
lOt.ll

Proposed Development
The proposed Maya development includes the following proposed land use:

Hotel 164 rooms

The trip generation for the proposed Maya Hotel development were calculated utilizing ITE Land 
Use 310 - Hotel. In order to determine a rate for the 'event' peak hour the time of day distributions 
found in Appendix A of the Trip Generation, 10^^ Edition were used to determine what percentage of 
the weekday trips occurred during the 'event' peak hour. Trip generation calculations are shown In 
Table 16 below. Detailed trip generation calculations are provided in Appendix G.
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Table i6 - Trip Generation - Proposed Maya Hotel

Hotel 310 164 Rooms

Internal Interaction (iQZ)| <43

’877 4> 52 97 57 29

I
-a •6•5 -3 •5 •3

Other Travel Modes (4j;i 71 -3
Total

Due to the mixture of residential, hotel, and commercial uses within the proposed development 
and the immediate area some trips will occur without utilizing the adjacent street network by 
walking or by combining trips. Therefore, the number of actual trips generated by the proposed 
development will be lower than the anticipated total trip generation. It is appropriate to apply a io 
percent reduction to account for this internal capture.

Since the proposed development is located within the entertainment district of Old Town 
Scottsdale, users of the proposed development will have walkable access to alternative modes of 
transportation including the Old Town Trolley and the city buses. To account for alternative modes 
of transportation including walking, biking, and transit, a 5 percent reduction was applied to the 
total trip generation.

The proposed Maya Hotel development is anticipated to generate 1,211 weekday daily trips with 65, 
82, and 48 vehicles during the AM, PM, and ‘event' peak hours, respectively.

Future Development
The future land use at each of the ten (10) additional parcels identified for future development as 
part of The Scottsdale Collection development is currently unknown. For the purpose of this report, 
it was determined that the future developments will generate a number of trips consistent with 
each parcel's existing land use and are therefore captured in the existing traffic volumes.

5.2. TRIP GENERATION COMPARISON 

The City Center
Existing Deve/opment vs. Proposed Development
A comparison between the trips generated by the existing development (office complex) and the 
proposed City Center development is shown in Table 17.
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Table 17 - Trip Generation Comparison 
(Existing vs. Proposed City Center)

Existing Land Us« - C«n«ra) Offlc« 78 80 67 3-69 2.69'3 »391

66 82>08 208 168City CenK-r Option 3 - Hotfl A Shopping center '33 9' 417

Difference ijr

Table 17 shows that the proposed City Center development will produce 4,712 more weekday dally 
trips, with 133 more trips during the AM peak hour, 337 more trips during the PM peak hour, and 
164 more trips during the ‘event’ peak hour than the existing development.

Existing Zoning (1.3 F.A.R) vs. Proposed Development
A comparison between the trips generated with the buildout under the existing zoning (C-3) and 
the proposed City Center development is shown in Table 18.

Table 18 - Trip Generation Comparison 
(Existing Zoning vs. Proposed City Center)

city Center-1.3 F.A.R

Weekday AM Peak Hour PM Peak Hour Special Peak 10:30 PM
T.i'ii T.i^.i! In Out T.ii'i In Oul If Out

5,863 289 203 86 537 229 308 39 18 21

aty Center Option 3- Hotel & Shopping Center 5.450 224 '33 9' 4'7 208 208 168 86 82

Difference

Table 18 shows that the proposed City Center development will produce 413 less weekday daily 
trips, with 65 less trips during the AM peak hour, 121 less trips during the PM peak hour, and 129 
more trips during the ‘event’ peak hour than the build out under the existing zoning.

The Mint
Existing Deveiopment vs. Proposed Development
A comparison between the trips generated by the existing development (office complex and night 
club) and the proposed Mint development is shown in Table 19.

Table 19 - Trip Generation Comparison 
(Existing vs. Proposed Mint)

Land Use

Existing Land Use - General Office ?< Drinking Place

'.veexoay AM f-eax riouj AMreaknour afieciai reax - lu:ju PM

Total Total In Out Total In Out Total In Out

45 30 26 4 5 1 4 173 116 55

The Mint Option 2 - Hotel & Shopping i,6S0 67 40 27 '43 70 73 36 18 18

46
9-ZN-2020
9/25/2020



The Scottsdale Collection
Traffic Impact & Mitigation Analysis

Table 19 shows that the proposed Mint development will produce 1,605 more weekday daily trips, 
with 37 more trips during the AM peak hour, 138 more trips during the PM peak hour, and 137 fewer 
trips during the ‘event’ peak hour than the existing development, it should be noted that the 
negative difference during the ‘event’ peak hour is due to the unique hours of operation for the 
existing Mint development.

Existing Zoning (1.3 F.A.R) vs. Proposed Deve/opment
A comparison between the trips generated with the buildout under the existing zoning (C'3) and 
the proposed Mint development is shown in Table 20.

Table 20 - Trip Generation Comparison 
(Existing Zoning (1.3 F.A.R) vs. Proposed Mint Development)

TheMint-i.3F.A.B

vVcul-iJtij
Tot.ll

3.465

■
23'

iU^iO i'M
Tool In Out

'57 74 305 '31 '73 23 ,0 '3

The Mint Option 2 - Motel S. 5hopping t,650 67 40 27 '43 70 73 36

Difference ICO ^3

Table 20 shows that the proposed Mint development will produce 1,815 less weekday dally trips, 
with 164 less trips during the AM peak hour, 162 less trips during the PM peak hour, and 13 more 
trips during the ‘event’ peak hour than the build out under the existing zoning.

Maya Hotel
Existing Deve/opment vs. Proposed Development
A comparison between the trips generated by the existing development (office complex and night 
club) and the proposed Maya Hotel development is shown in Table 21.

Table 21 - Trip Generation Comparison 
(Existing vs. Proposed Maya Hotel)

Existing Land Use - Ceneral Office & Drinking Piece 54 3' 17 4 6 t 5 73 50 2J

The Maya - Hotel 1,211 65 38 27 82 42 4' 48 25 24

Diftoroiwe

Table 21 shows that the proposed Maya Hotel development will produce 1,157 more weekday daily 
trips, with 34 more trips during the AM peak hour, 76 more trips during the PM peak hour, and 25 
fewer trips during the ‘event’ peak hour than the existing development. It should be noted that the 
negative difference during the ‘event’ peak hours Is due to the unique hours of operation for the 
existing Dakota development.
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Existing Zoning (1.3 F.AR) vs. Proposed Development
A comparison between the trips generated with the buildout under the existing zoning (C-3) and 
the proposed Maya Hotel development Is shown in Table 22.

Table 22-Trip Generation Comparison 
(Existing Zoning (1.3 F.A.R) vs. Proposed Maya Hotel)

69 6 6t60 61 <44 75<,777 99

48me Maya - Hotel 3fl 8:65 J5 2417 4J 4<1,2«

Table 22 shows that the proposed Maya Hotel will produce 566 less weekday dally trips, with 95 
less trips during the AM peak hour, 62 less trips during the PM peak hour, and 36 more trips during 
the ‘event' peak hour than the build out under the existing zoning.

5.3. TRIP DISTRIBUTION AND ASSIGNMENT
The trip distribution procedure determines the general pattern of travel for vehicles entering and 
leaving the proposed development. The trip distribution for The Scottsdale Collection 
development is based on the distribution of the existing traffic. This project is being developed in a 
primarily developed area, so it can be assumed that the existing trip distribution will remain. The 
trip distribution is shown in Figure 6.

The trip assignment was generally based on proximity of the driveways, permitted turn 
movements, as well as ease and probability of use.

For the purposes of this report it is assumed that The Scottsdale Collection development will be a 
phased project. For the 5 year (year 2025) analysis it is assumed that both the City Center and the 
Maya Hotel parcels will be complete. For the 10 year (year 2030) analysis is it assumed that all three 
(3) of the proposed parcels will be developed.

It was assumed that once the proposed developments were constructed, the existing 
developments would be removed, so the difference in the existing versus the proposed was used 
as the site generated traffic volumes. The site generated traffic volumes for both the year 2025 and 
the year 2030 are shown in Figure 7, Figure 8, Figure 9, and Figure 10, respectively.
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8. TURN LANE ANALYSIS
8.1.TURN LANE WARRANTS
Turn lanes or deceleration lanes, allow vehicles exiting a roadway to slow to a reduced speed to 
execute a turn without impeding the main flow of traffic. Some intersection traffic volumes were 
not available due to Covid-19, and therefore were excluded from this analysis.

The City of Scottsdale 2018 Design Standards & Policies Manual Section 5.3.206 deceleration lane 
criteria Is analyzed below for the study Intersections where traffic volumes were available.

Right Turn Lane
Deceleration lanes are required at all new driveways on major arterials and at new 
commercial/retail driveways on minor arterials. To determine the need for a deceleration lane on 
streets classified as a minor arterial or collector, use the following criteria:

A. At least 5,000 vehicle per day are expected to be using the street.
B. The roadway’s 85th percentile speed limit is at least 35 mph.
C. At least 30 vehicles will make right-turns into the driveway during a i-hour period.

The site driveways were evaluated using the City of Scottsdale deceleration lane criteria. See Table 

31-

Table 31 -Right Turn Lane Criteria Analysis

Year Scenario

2015 No Build

On

Camelback Road Brown Ave

No. Thru Lanes

2

Speed
Limit

35

ADT

23,186

Right Turn
Peak
Hour Direction Right Warranted

AM
PM

EB
lOS
40

YES

2030 Build Camelback Road SaddlebagTrall 2 25 25,599 AM
PM

EB 9
46 NO

2030 Build Shoeman Lane Driveway A 1 25 4,200
AM
PM

SB
45
69 NO

2030 Build Scottsdale Road Driveway B 3 30 27,306
’ PM

NB ---- ------- NO

2030 Build Brown Ave Driveway C 1 25 3220 AM
PM

SB 9
28

NO

2030 Build Brown Ave Driveway D 1 25 -r SB 7
26 NO

2030 Build Scottsdale Road Shoeman Lane 3 30 27,306 AM
PM

NB 121
95 NO

According to the criteria listed above, an eastbound right turn lane along Camelback Road at Brown 
Avenue, is warranted with background (no-build) 2025 traffic volumes.
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9. RECOMMENDATIONS & CONCLUSIONS
In summary and as included in the discussion and analyses throughout this report, the following 
are recommended improvements:

Cameiback Road and Brown Avenue (5)
o Construct lOO-foot eastbound right turn deceleration lane, 
o Install signing to prohibit northbound left turning movement during peak hours 

(hours to be coordinated with the City of Scottsdale Transportation).

Civic Center Plaza and Driveway G (18)
Buildout of full access driveway at the existing intersection of Civic Center Plaza and Indian 
Plaza.

• Shoeman Lane and Driveway A (27)
Buildout of full access driveway approximately 250 feet east of Scottsdale.

• Scottsdale Road and Driveway B (28)
Buildout of rIght-in/right-out driveway approximately 270 feet south of Cameiback Road.

Brown Avenue and Driveway C (29)
Buildout of full access driveway approximately 180 feet south of Cameiback.

Brown Avenue and Driveway D (30)
Buildout of full access driveway approximately 280 feet south of Cameiback.

Saddlebag Trail and Driveway E (31)
Buildout of access driveway allowing right In and lefts out approximately 140 feet south of 
Cameiback Road.

• Civic Center Plaza and Driveway F (32)
Buildout of full access driveway approximately 160 feet south of Cameiback Road.

Buckboard Trail and Driveway H (33)
Buildout of access driveway approximately 400 feet south of Cameiback Road.

As with any new development and potential change in traffic patterns, the following is 
recommended:

Monitor and Adjust Signal Timing
Monitor traffic patterns in the area and if necessary, adjust nearby signal timing
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1. Executive Summary
Lokahi, LLC (Lokahi) was retained by Stockdale Capital Partners, LLC to complete a Parking Master 
Plan for three components of The Scottsdale Collection development. The development Is located 
on the southeast corner (SEC) of Scottsdale Road and Camelback Road in Scottsdale, Arizona.

The proposed parking provided at all of the proposed development sites • the City Center, Mint, 
and Hotel Maya • will meet and exceed the parking demand. The parking for Hotel Maya Is 
provided at the adjacent W Hotel and proposed flexible plaza located directly south of 
development. The peak parking demand for the proposed developments typically occur overnight 
and on weekends during off-peak times for area office and retail uses.

The Scottsdale Collection development will include three development areas which proposes the 
following land uses:

Parcel A (City Center) 
o Option 1 

Hotel
Multi-Family Residential 
Retail/Restaurant 

o Option 2
Multi-Family Residential 
Retail/Restaurant 

o Option 3 
Hotel
Retail/Restaurant 

• Parcel B (Mint) 
o Qptionj

Multi-Family Residential 
Retail/Restaurant 

o Option 2 
Hotel
Retail/Restaurant 

Parcel C (Maya Hotel)
Hotel

214 rooms
io6 units (53 one-bedroom, 53 two-bedroom) 
41,709 square feet

237 units (118 one-bedroom, 119 two-bedroom) 
46,887 square feet

449 rooms 
46,887 square feet

62 units (31 one-bedroom, 31 two-bedroom) 
27,561 square feet

116 rooms 
28,016 square feet

164 rooms

The multi-family residential units In the City Center and Mint scenarios will be all for-purchase 
condominium units.
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The following ten (io) parcels are additional properties identified for future development as part of 
The Scottsdale Collection:

1. Parcel 173-41-086A
2. Parcel 173-41-083A
3. Parcel 173-41-087
4. Parcel 173-41-145
5. Parcel 173-41-146
6. Parcel 173-41-174
7. Parcel 173-41-257
8. Parcel 173-41-258
9. Parcel 173-41-259
10. Parcel 173-41-265

The redevelopment of these sites is uncertain in terms of timing as well as land use. At a future 
date, when and if these sites are considered for redevelopment, it Is planned to provide adequate 
parking for the specific land use on each respective site.

This Parking Master Plan focuses on Parcels A (City Center), B (Mint), and C (Maya Hotel), where 
conceptual plans are underway.

Proposed Parking
The Scottsdale Collection development anticipates providing the following parking stalls:

Parcel A (City Center) 
Parcel B (Mint)
Parcel C (Maya)

521 parking stalls 
242 parking stalls 
Remote parking agreement

The goal of this Parking Master Plan is to define the parking needs for the three development areas 
for The Scottsdale Collection development without providing an overabundance of parking; for an 
overabundance of parking is a waste of resources (both public and private) and runs counter to 
many principles of more walkable communities, which is a part of the vision for Old Town 
Scottsdale.

Multi-Family
Multi-family residents still depend on vehicles to get around. However, the recent trends show that 
they are less dependent on their vehicles than in past years, particularly in urban areas. Residents 
who choose to live in downtown areas are opting to live where they can walk to bike to nearby 
amenities such as coffee shops, restaurants, stores, etc.
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With the goal of understanding current parking demands of multi-family residences located in 
urban areas, trends both locally and nationally were evaluated

Local - Parking Demand Data Collection
Three Independent parking demand data collection efforts were conducted at Scottsdale 
multi-family developments. All three developments were located within walking and biking 
distance to nearby amenities such as coffee shops, restaurants, retail/shopping, etc. The 
data was collected in recent months on both a typical weekday and typical weekend evening 
and therefore, reflects current parking demand trends.

• Broadstone Waterfront
Broadstone Waterfront provides Its residents a total of 1.53 parking stalls per unit, 
which was found to be more than adequate parking to meet the parking demand of 
its residents. This data collection effort consisted of collecting parking demand data 
at adjacent nearby parking and showed no parking overflow in these areas. The 1.53 
parking stalls per unit provided for Broadstone Waterfront residents may in fact 
reflect an overabundance of parking. For the purposes of this analysis, and as a 
conservative estimate, it Is assumed all of the 1.02 parking stalls per bedroom Is 
needed to meet the Broadstone Waterfront parking demand.

• Dwell
The peak parking demand for Dwell is 0.75 parking stalls per bedroom.

• Las Aguas
The peak parking demand for Las Aguas is 1.09 parking stalls per bedroom.

Local - Census Data
United States Census Bureau census data for vehicle ownership specifically for the area of 
The Scottsdale Collection development was evaluated. The number of vehicles owned per 
household has shown to vary throughout the Phoenix metropolitan area. Therefore, by 
narrowing census data to the development area, the vehicle ownership characteristics of 
residents living in this area is captured. A vehicle ownership rate of 1.13 vehicles per unit was 
reported.

National - ITE and ULI Publications
Two nationally accepted publications, ITE’s Parking Cenerat/on, 5^^ Edition, and ULI’s Shared 
Parking, 3''^ Edition are sources for estimating parking demand based on research and 
experiences of planners, government agencies, consultants, and engineers. The average 
weekend peak period parking demand based on the ITE publication is 0.77 parking stalls per 
bedroom, and using a conservative mix of units, the weekday and weekend ULI publication 
results in a ratio of 0.92 and 0.95 parking stalls per bedroom, respectively.
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National - Parking Trends
There is a great deal of Information in various publications regarding parking needs of multi­
family developments. The overriding theme is that there are ongoing changes in land use 
and transportation that are driving down the demand for parking.

According to ^*People Over Parking” published by the American Planning Association 
(October 2018), “tinkering with minimum parking requirements Is not new...what's different 
now is an evolving understanding that urban lifestyles are changing, traditional parking 
ratios are outdated, and too much supply can be as harmful as too little.” Two groups, 
TransForm and Center for Neighborhood Technology, conducted surveys during the middle 
of the night at apartments on the West Coast and Chicago and found that consistently “one- 
quarter to one-third of spaces sat empty.”

Conclusion
Evaluating data collected at three multi-family residential development located in the 
Scottsdale, analyzing census data of vehicle ownership for the area containing The 
Scottsdale Collection development, examining average peak parking occupancy rates 
reported in two national publications, and factoring in recent parking trends, the parking 
demand falls within a range of 0.75 to 1.09 parking stalls per bedroom.

As a general engineering practice, infrastructure is not built to accommodate absolute peak 
demands. There Is a balance between building-out adequate infrastructure for a reasonable 
demand level. Empty private parking stalls do not serve the interest of the community, 
development, the City of Scottsdale or the public at-iarge.

Therefore, for The Scottsdale Collection development, it is recommended that 1.10 parking 
stalls per bedroom be provided. It should be noted, census data of the area along with 
national data supports even lower parking stalls per unit ratios.

The 1.10 parking stalls per bedroom is an additional 10% over Scottsdale Code. For The 
Scottsdale Collection, where the assumption is a 50/50 split between one and two-bedroom 
units, results in an additional stall for every 7.5 units.

Hotel
Located In the heart of Old Town Scottsdale, The Scottsdale Collection is located within close 
proximity to nearby shopping, restaurants and night life, which promotes and Invites alternative 
modes of travel. Additionally, free trolley services are provided by the City of Scottsdale and the 
growing popularity of rideshare services such as Uberand Lyft, and bikeshare services, all 
contribute to reducing the reliance on personal vehicles, and thereby reducing parking demand.
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RIdeshare data collected from Phoenix Sky Harbor from June 2016 through July 2019 show 
rideshare has grown from approximately 20,000 trips to 171,000 trips over 38 months, which is a 
756.1% growth. Based on the data, rideshare is trending upwards year after year. Hotel parking 
demand is highly tied to ride share statics as hotel patrons are opting to use ride share over renting 
vehicles especially in downtown areas.

With the goal of understanding current parking demands of hotels located in urban areas, trends 
both locally and nationally were evaluated

Local - W Hotel Data
The W Hotel is located between the proposed City Center and Maya Hotel sites. Daily 
overnight parkingtransaction totals were analyzed for four years, 2016 through 2019. The 
maximum parking reduced by 23.7% over the course of the four year for an average annual 
drop of nearly 8% per year. The most recent year showed a maximum occupancy of 0.43 
parking stalls per available guest room.

Local - Parking Demand Data Collection
Three independent parking demand data collection efforts were conducted at three Old 
Town Scottsdale hotel developments. All three developments were located within walking 
and biking distance to nearby amenities such as coffee shops, restaurants, retail/shopping,
etc.

• Old Town Scottsdale Hotel A
Parking demand data was collected at Old Town Scottsdale Hotel A in 2018. The peak 
parking demand for Old Town Scottsdale Hotel A is 0.44 parking stalls per available 
hotel room. Applying the average annual parking reduction experienced at the W 
Hotel to Old Town Scottsdale Hotel A would result in 0.37 occupied parking stalls per 
available room.

Old Town Scottsdale Hotel B
Parking demand data was collected at Old Town Scottsdale Hotel B in 2018. The peak 
parking demand for Old Town Scottsdale Hotel B is 0.59 parking stalls per available 
hotel room. This data was collected when the hotel reported a 91.8% room 
occupancy. Applying the average annual parking reduction experienced at the W 
Hotel to Old Town Scottsdale Hotel B would result in 0.49 occupied parking stalls per 
available room.

• Old Town Scottsdale Hotel C
Parking demand data was collected at Old Town Scottsdale Hotel C in 2020. The peak 
parking demand for Old Town Scottsdale Hotel C is 0.65 parking stalls per available 
hotel room. This data was collected when the hotel reported a 100% room occupancy.
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The Identities are not disclosed to protect the privacy of these hotels.

Local - Experience Scottsdale Data
Experience Scottsdale conducted a survey of Old Town Scottsdale hotel. Based on the 
survey, 89% of the hotel need one parking for every two or three rooms. Using the higher of 
rate results in 0.3 parking stalls per available guest room. Applying the average annual 
parking reduction experienced at the W Hotel would result In 0.42 occupied parking stalls 
per available room.

National - Ace Parking Analysis
Ace Parking provided monthly parking data for more than 80 hotels for the year 2017. The 
data included hotels from across the United States, ranging from a 35 to a 1,628 guest room 
hotel, from ALoft San Francisco to The Phoenician in Phoenix. A detailed parking analysis 
was conducted to determine the parking demand of these eighty plus hotels.

The data showed that on the highest day (Saturday) of each month none of the hotels 
exceed 0.8 parking stalls per total number of guest rooms. Applying the average annual 
parking reduction experienced at the W Hotel to the 2017 Ace data results in a maximum 
parking demand of 0.61 occupied parking stalls per available room.

National - Parking Trends
There is a great deal of recent information in various publications regarding parking needs. A 
recent (February 24, 2018) article found on Fortune.com reports that Ace Parking CEO John 
Baumgardner says that demand for parking in San Diego hotels has dropped. The article 
states: “Even back in 2015, cities were already relaxing zoning requirements that set 
minimum parking allotments, and there are now even more signs that city planners are 
thinking differently about parking.”

Additionally, the growing popularity of rideshare services such as Uber and Lyft, and 
bikeshare services, all contribute to reducing the reliance on personal vehicles, and thereby 
reducing parking demand.

Conclusion
Evaluating the four most recent years of parking data at the W Hotel showed parking 
demand drops year after year for an 8% average drop annually. Analyzing local parking data 
collected at four nearby hotels during peak occupancy periods results in a peak parking 
demand range between 0.43 and 0.65. Experience Scottsdale Old Town hotel surveys 
further confirms this range. Additionally, national parking data at more than 80 hotels was 
evaluated. Applying the annual reduction experienced at the W Hotel, none of the 80 hotels 
would exceed a parking demand of 0.61 parking stall per available hotel room.
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As mentioned previously, the growing popularity of rideshare services such as Uber and Lyft, 
and bikeshare services, has disrupted the hotel parking demand which has been trending 
downward year after year.

As previously mentioned, as a general engineering practice, infrastructure is not built to 
accommodate absolute peak demands. There is a balance between building-out adequate 
infrastructure for a reasonable demand level. Empty private parking stalls do not serve the 
interest of the community, development, the City of Scottsdale or the public at-large.

Therefore, The Scottsdale Collection development would provide sufficient parking 
utilizing a rate of 0.63 parking stalls per available hotel room. However, as a conservative 
approach, a previously accepted rate of 0.80 was utilized to calculate the parking demand.

The recommended parking supply ratios for The Scottsdale Collection are as follows:

• Multi-family development
• Hotel

1.10 per bedroom (max) 
0.80 per guest room (max)

The following City of Scottsdale non-residential parking criteria was used for retail and restaurant 
land uses:

• Mixed-Use Developments 
o Nonresidential area 1 per 350 sf of gross floor area (GFA)

The City Center and Mint are both mixed-use developments where the City of Scottsdale Code of 
Ordinances provides shared use parking calculations.
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City Center Parking Calculations
Applying the maximum recommended multi-family and hotel parking ratios, the City of Scottsdale’s 
parking requirement for the nonresidential component of mixed-use development, and shared use 
parking calculations to the three (3) possible options for the City Center results in the following:

City Center: Option 1 Parking Calculations

Weekday Weekend

General Land Use Classification
Parking

Required i2am-7am 7ani-6pm 6 pm toi2 am I2am*7am 7am*6pm 6pmtoi2am

Residentia 96175 175 149 175 114 I3t

Restauratant and Bars 59 30 41 59 27 41

Retail 59 0 59 47 0 59
Hotel 172 112 172172

Tota 326377

144

59.827-1 39-3 43-5

Difference From Provided 
Difference

City Center: Option 2 Parking Calculations

Weekday

General Land Use Classification

Residential

Weekend
Parking

Required i2am-7am 7am-6pm 6pmtoi2am i2am-7am 7am‘6pm 6pmtoi2am

392 392 216 333 392 255 294

67 6730 47

6754 o 41

422 402

67

29.6%23-S

Restauratant and Bars 67 34 47
Retail 67 0 67

Total

Difference From Provided

% Difference

526

-1.0:

426 330

191

57-9-

F

14.8

City Center: Option 3 Parking Calculations

Weekday

General Land Use Class!ficadon

Restauratant and Bars

Weekend
Parking

Required t2am'7am 7am-6pm 6pmtoi2am i2am-7am 7am>6pm 6pmtoi2am

67 34 47 67 30 47 67

Retail 67 0 67 54 0 67 40

Hotel 360

Total 494

Difference From Provided 27

X Difference 5.5X

360

394

127

32.2X

234

348

324 360

390

t7.iX 33.6

234
348

49.7X

288

395

31.9X
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Using the recommended parking ratios for the muttl-famlly and hotel land uses, paired with City 
of Scottsdale shared parking calculations for mixed use developments, the City Center parking 
demand at a maximum would fall between 410 and 454 parking stalls depending on the site plan 
option selected. With 521 proposed parking stalls provided for the proposed City Center 
development, the three (3) options results in a surplus between 67 (14.8%) and 111 (27.1%) parking 
stalls.

Mint Parking Calculations
Similarly, applying the maximum recommended multi-family and hotel parking ratios, the City of 
Scottsdale’s parking requirement for the nonresidential component of mixed-use development, 
and shared use parking calculations to the two (2) possible options for the Mint results in the 
following:

Mint: Option 1 Parking Calculations

Weekday Weekend

General Und Use Classification

Residential

Parking
Required izam-yam 7am-6pm 6pmtoi2am izam-yam 7am-6pm 6pmtoizam

103 103 57 88 103 67 77

Restauratant and Bars 40 20 28 40 18 28 40

Retail 39 0 39 32 0 39 24
Total 182

Difference From Provided 6o

Z Difference 33.0%

123
119

96.7%

124

118

95.2%

160

82

5'-3*

111 121

12t

100.0%

134

108

80.6%

141

101

71.6%

Mint: Option 2 Parking Calculations

Weekday Weekend

General Land Use Classification

Restauratant and Bars

Parking
Required uam-yam 7am-6pm Bpmtoizam i2am-7am 7am-6pm 6pmtoi2am

41 21 29 41 i8 29 41

Retail 40 0 40 32 0 40 24

Hotel 93 93 6o 84 93 6o 74

Total 174

Difference From Provided 68

X Difference 39.1%

129

”3
87.6%

157
85

54.1%

111

131
118.0%

129

'13
87.6%

139
103

74.1%

Using the recommended maximum parking ratios for the multi-family and hotel land uses, paired 
with City of Scottsdale shared parking calculations for mixed use developments, the Mint parking 
demand at a maximum would fall between 157 and 160 parking stalls depending on the site plan 
option selected. With 242 proposed parking stalls provided for the proposed Mint development, 
the two (2) options results in a surplus between 82 (31.3%) and 83 (34.1%) parking stalls.
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Hotel Maya Parking Calculations
Hotel Maya will consist of 164 hotel rooms and will always operate with a valet service. The valet 
will be located at the entrance to the site, along Buckboard Trail. The valet service will park guest 
vehicles In nearby shared parking garages. The Hotel Maya will have a shared parking agreement 
with the nearby W Hotel, which is also owned and operated by Stockdale Capital Properties, LLC. 
Additionally, Hotel Maya will utilize the proposed 22 parking stalls at the flexible plaza located 
directly south of the proposed hotel.

Parking demand calculations including the maximum hotel parking ratio of 0.80 parking stalls per 
available room was calculated.

For Hotel Maya, 132 parking stalls Is anticipated to provide adequate parking to exceed the 
maximum parking demand.

W Hotel
The W Hotel is located immediately adjacent just west of the proposed Hotel Maya. The peak 
parking demand for the W Hotel is 104 parking stalls. With 218 parking stalls, during peak times 
there is a surplus of 114 parking stalls.

Additionally, the proposed flexible plaza located directly south of the proposed Hotel Maya can 
accommodate an additional 22 parking stalls.

This surplus accommodates the proposed Hotel Maya’s maximum parking demand 100% of the 
time, with an excess of 4 parking stalls.

Additionally, The Scottsdale Collection development also supports a number of the strategies 
included in the City of Scottsdale's 2015 Downtown Parking Study.

More Accurate and Flexible Standards - Adjust parking standards to more accurately reflect demand 
in a particular situation (10-30^ reduction).

The aim of this Parking Master Plan is to provide a more accurate, flexible, customized 
standard for parking based on specific needs of The Scottsdale Collection. The goal of the 
analysis presented is to build adequate parking, but not an overabundance of parking. For 
too much parking is a waste of resources, resources that can be used to better meet the 
goals of the Old Town Scottsdale Character Area Plan. Too much parking works against 
walkabllity. Greater walkability is one of the chief aims of the Character Area Plan.

Smart Growth - Encourage more compact, mixed, multi-modal development to allow more parking 
sharing and use a/ternative modes (10-30^ reduction).
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The overall master plan for The Scottsdale Collection Is based on the very concept of smart 
growth: more compact, mixed, and multi-modal. Much of the circulation plan Is based on 
strengthening pedestrian connections and complete street strategies.

The proposed parking provided at all of the proposed development sites - the City Center, Mint, 
and Hotel Maya > will meet and exceed the parking demand. The parking for Hotel Maya Is 
provided at the adjacent W Hotel and proposed flexible plaza located directly south of 
development. The peak parking demand for the proposed developments typically occur overnight 
and on weekends during off-peak times for area office and retail uses.

11



The Scottsdale Collection
Parking Master Plan

2. Introduction
Lokahi, LLC (Lokahi) was retained by Stockdale Capital Partners, LLC to complete a Parking Master 
Plan for three developments within the The Scottsdale Collection development. The development is 
located on the southeast corner (SEC) of Scottsdale Road and Camelback Road In Scottsdale, 
Arizona.

The Scottsdale Collection development will include three development areas which proposes the 
following land uses:

o

o

o

• Parcel A (City Center)
Qptlonj 
Hotel
Multi-Family Residential 
Retail/Restaurant 
Optioru
Multi-Family Residential 
Retail/Restaurant 
Option 3
Hotel
Retail/Restaurant 

Parcel B (Mint)
O.ptionJ.
Multi-Family Residential 
Retail/Restaurant 
Option 2 
Hotel
Retail/Restaurant 

Parcel C (Maya Hotel)
Hotel

o

o

214 rooms
106 units (53 one-bedroom, 53 two-bedroom) 
41,109 square feet

237 units (118 one-bedroom, 119 two-bedroom) 
46,887 square feet

449 rooms 
46,887 square feet

62 units (31 one-bedroom, 31 two-bedroom) 
27,561 square feet

116 rooms 
28,016 square feet

164 rooms

The multi-family residential units in the City Center and Mint scenarios will be all for-purchase 
condominium units.

The following ten (10) parcels are additional properties identified for future development as part of 
The Scottsdale Collection:

1. Parcel 173-41-086A
2. Parcel 173-41-083A
3. Parcel 173-41-087
4. Parcel 173-41-145
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5. Parcel 173-41-146
6. Parcel 173-41-174
7. Parcel 173-41-257
8. Parcel 173-41-258
9. Parcel 173-41-259
10. Parcel 173-41-265

The redevelopment of these sites is uncertain in terms of timing as well as land use. At a future 
date, when and if these sites are considered for redevelopment, it is planned to provide adequate 
parking for the specific land use on each respective site.

This Parking Master Plan focuses on Parcels A (City Center), B (Mint), and C (Maya Hotel), where 
conceptual plans are underway.

Scope of Study
The goal of this Parking Master Plan is to define the parking needs for the three development 
areas for The Scottsdale Collection development without providing an overabundance of parking; 
for an overabundance of parking is a waste of resources (both public and private) and runs 
counter to many principles of more walkable communities, which is a part of the vision for Old 
Town Scottsdale.

As noted in Urban Land Institute publication The D/mens/ons of Parking, 5^^ Ed.;

“In recent years, three separate but related planning approaches have focused attention on 
the negative Impacts of the “more is better” philosophy of parking: smart growth, transit 
oriented development, and new urbanism. All three approaches strive to use land more 
efficiently, contribute to the availability of affordable housing, reduce dependence on 
automobile travel, and create more livable communities. All three also rely heavily on the 
same things: mixed use, higher density, buildings at the sidewalk, less private and more 
public open space, smaller blocks, narrow streets with wider sidewalks, street trees and 
lighting, lower parking ratios, shared parking, parking behind buildings, and on-street 
parallel parking.”

Many of these components are integral to The Scottsdale Collection development and the Parking 
Master Plan.

Surrounding Area
The Scottsdale Collection development is located in the Entertainment District of Old Town 
Scottsdale. The Entertainment District is bordered by Camelback Road, 6^^ Avenue, Scottsdale 
Road, and Miller Road to the north, south, west, and east, respectively. The Scottsdale Fashion 
Square and Scottsdale Waterfront developments are located to the west, across Scottsdale Road.
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Additionally, several other commercial and residential developments border the Entertainment 
District to the east, north, and south. The Arizona Canal runs northeast beneath the south and east 
legs of the Scottsdale Road and Camelback Road intersection.

The proposed City Center site is bordered by Camelback Road, Shoeman Lane, Scottsdale Road, and 
Brown Avenue to the north, south, west, and east, respectively. The W Hotel is located directly 
east, across Brown Avenue and the proposed Marquee development is located directly south, 
across Shoeman Lane.

The proposed Mint development is bordered by Camelback Road to the north. Civic Center Plaza 
along the developments southern and eastern border, and Saddlebag Trail to the west.
Additionally, commercial developments are located across all bordering roadways.

The proposed Maya Hotel is bordered by Indian Plaza, Shoeman Lane, Buckboard Trail, and 
commercial developments to the north, south, west, and east, respectively. The W Hotel is located 
directly west, across Buckboard Trail. Additionally, commercial developments are located across 
Indian Plaza and Shoeman Lane.

See Figure 1 for a vicinity map.
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3. Proposed Development
The study area Is located at the heart of the Entertainment District In the City of Scottsdale, 
Arizona, approximately two miles west of State Route Loop 101 (SR 101L) and four and a half miles 
north of State Route Loop 202 (SR 202L). The proposed site will be located on the southeast corner 
of Scottsdale Road and Camelback Road.

The Scottsdale Collection development will include three development areas which proposes the 
following land uses:

• Parcel A (City Center)
o Option 1 

Hotel
Multl-Fam/ly Residential 
Retail/Restaurant 

o Option 2
Mu/tl-Fcjm/ly Residential 
Retail/Restaurant 

o Option 3 
Hotel
Retail/Restaurant

• Parcel B (Mint)
o Qp.tion 1

Multi-Family Residential 
Retail/Restaurant 

o Option 2 
Hotel
Retall/Restauront

• Parcel C (Maya Hotel)
Hotel

214 rooms
106 units (53 one-bedroom, 53 two-bedroom) 
41,109 squorefeet

237 units (118 one-bedroom, 119 two-bedroom) 
46,887 square feet

449 rooms 
46,887 square feet

62 units (31 one-bedroom, 31 two-bedroom) 
27,561 square feet

116 rooms 
28,016 square feet

164 rooms

The multi-family residential units in the City Center and Mint scenarios will be all for-purchase 
condominium units.

The following ten (10) parcels are additional properties identified for future development as part of 
The Scottsdale Collection:

1. Parcel 173-41-086A
2. Parcel 173-41-083A
3. Parcel 173-41-087
4. Parcel 173-41-145
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5. Parcel 173-41-146
6. Parcel 173-41-174
7. Parcel 173-41-257
8. Parcel 173-41-258
9. Parcel 173-41-259
10. Parcel 173-41-265

See Figure 2 and Appendix A for the proposed site plan.

Proposed Parking
The Scottsdale Collection development anticipates providing the following parking stalls:

Parcel A (City Center) 
Parcel B (Mint)
Parcel C (Maya)

521 parking stalls 
242 parking stalls
Remote parking agreement (See Section 7)
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4. Multi-Fomily
Multi-family residents still depend on vehicles to get around. However, they recent trends show 
that they are less dependent on their vehicles than in past years, particularly in urban areas. 
Residents who choose to live in downtown areas are opting to live where they can walk to bike to 
nearby amenities such as coffee shops, restaurants, stores, etc. This section analyzes the current 
multi-family parking demand.

4.1. Broadstone Waterfront
Broadstone Waterfront is a luxury multi-family development located in Old Town Scottsdale located 
less than 1,000 feet west of The Scottsdale Collection development. This is a premier residential 
development boasting luxury and elegant living situated in the midst of a multitude of restaurants 
and retail amenities.

There has been recent concern expressed in the community that Broadstone Waterfront is under 
parked and resident parking overflows into the adjacent Nordstrom parking garage and on-street 
parking along Marshall Way. Therefore, in response to this concern, parking occupancy data was 
collected at the Scottsdale Fashion Square Nordstrom parking garage, which is located on the 
north side of Via Soleri Drive. The distance between the entrance to this garage and the Broadstone 
Waterfront garage is approximately 60 feet. Parking occupancy data was also collected for the on­
street parking stalls lined along Marshall Way south of Camelback Road. These on-street angled 
parking stalls are located adjacent and in very near proximity to the Broadstone Waterfront 
development.

Data was collected on a typical weeknight and weekend night, Thursday, April 2, 2020 and Saturday, 
April 4, 2020. Parking occupancy was recorded between the hours of midnight to 6:00 am every 30 
minutes. The results of the data show:

Thursday, April 2, 2020
Nordstrom Parking Garage 
Marshall Way

Saturday, April 4, 2020
Nordstrom Parking Garage 
Marshall Way

midnight to 6:00 am 
midnight to 2:00 am 
2:30 am to 6:00 am

midnight to 6:00 am 
midnight to 6:00 am

0 vehicles parked 
2-3 vehicles parked 
0 vehicles parked

0 vehicles parked 
0 vehicles parked

Detailed parking occupancy data sheets are provided in Appendix B.
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Broadstone Waterfront occupancy at the time of data collection was 95.4%. It should also be noted 
that this parking data was collected during “stay at home” orders during COVID-19 which went Into 
effect on March 31, 2020. This would imply that the majority or all of the vehicles for Broadstone 
Waterfront residents would be parked.

Analyzing the parking occupancy data, it can be concluded that the Broadstone Waterfront 
development provides sufficient parking for their residents as essentially no on-street and garage 
parking was observed. This was also the second time parking occupancy data was collected In this 
area. The prior data collection occurred in June of 2019 and concluded with similar findings.

Broadstone Waterfront has a total of 259 units (130 studio/i-bedroom, and 126 2-bedroom) with a 
total of 396 parking stalls dedicated for residential use. Therefore, a total of 1.02 parking stalls per 
bedroom are provided for the Broadstone Waterfront development which provides more than 
adequate number of parking stalls.
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4.2. Dwell
Dwell is another multi-family development located in Scottsdale near shopping, dining, schools, 
banks and entertainment venues. It is located one-tenth mile north of the intersection of McDowell 
Road and 70^^ Street, and provides 193 multi-family dwelling units. The following is a breakdown of 
the units available at Dwell:

• Studio
• One-Bedroom
• Two-Bedroom

21 units 
92 units 
80 units

Similar to Broadstone Waterfront, data was collected on a typical weeknight and weekend night. 
On Wednesday, March 4^^ and Saturday, March 2020, parking occupancy counts were collected 
every 30 minutes from midnight to 6:00 am. At the time of the data collection. Dwell reported an 
occupancy of 96.9%.

A summary of the parking occupancy data collected at the Dwell development is shown in Table 1 
below. Detailed parking occupancy data sheets are provided in Appendix B.

Table 1 - Dwell Parking Occupancy Data Collection

Date: 3/4/2020 3/7/2020
Day of Week: Thursday Saturday

Time Occupied Stalls Occupied Stalls
12:00AM 198 194
12:30AM 198 195
i:ooAM 205 195
1:30AM 201 195
2:00AM 203 199
2:30AM 205 198
3:00AM 203 200
3:30AM 203 199
4:00AM 203 205
4:30AM 193 196
5:00AM 193 197
5:30AM 190 193
6:ooAM 184 192

Maximum
Ratio (occupied stall/bedroom)

205
0.75

205
0.75
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During the time of the observations, the maximum parking occupancy count was 205 stalls, which 
occurred during both Wednesday and Saturday. The represents a peak parking demand of 0.75 
occupied parking staiis per bedroom.
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4.3. LasAguas
Las Aguas is a multi-family development boasting to be a community located close to everything 
important to their residents- It is located just minutes from Desert Botanical Garden, the Phoenix 
Zoo and ample golf courses with easy access to shopping, dining and recreation. It is located 
approximately one-third mile east of the intersection of McDowell Road and 64^^ Street and 
provides 154 multi-family dwelling units. The following is a breakdown of the units available at Las 
Aguas:

• One-Bedroom
• Two-Bedroom

95 units 
59 units

Similar to Broadstone Waterfront and Dwell, data was collected on a typical weeknight and 
weekend night. On Wednesday, April 2*^^ and Saturday, April 4*^ 2020, parking occupancy counts 
were collected every 30 minutes from midnight to 6:00 am. At the time of the data collection, Las 
Aguas reported an occupancy of 99.3.

Las Aguas provides the following parking options for its residents:

• 101 surface stalls
123 garage stalls 
51 single-vehicle garage stalls

At the time of the data collection. Las Aguas indicated that two (2) of the single-vehicle parking 
garage stalls were being utilized for on-site maintenance operations, while the remaining 49 were 
leased by residents. Therefore, as a conservative approach, the 49 single-vehicle parking garages 
stalls were considered to be fully occupied.

A summary of the parking occupancy data collected at the Las Aguas development is shown in 
Table 2. Detailed parking occupancy data sheets are provided in Appendix B.
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Table 2 - Las Aguas Parking Occupancy Data Collection

Date: 4/1/2020 3/7/2020
Day of Week: Wednesday Saturday

Time Occupied Stalls Occupied Stalls
12:00AM
12:30AM
1:00AM
1:30AM
2:00AM
2:30AM
3:00AM
3:30AM
4:00AM
4:30AM
5:00AM
5:30AM
6:00AM

Maximum
Ratio (occupied stall/bedroom)

229
230
230
230
230
230
230
230
230
230
230
229
227

230
1.08

230
230
232
231
231
231
232
232
233
233
232
230
227

233
1.09

During the time of the observations, the maximum parking occupancy count was 233 stalls, which 
occurred during on Saturday. This represents a peak parking demand of 1.09 occupied parking 
stalls per bedroom.
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4.4. Census Bureau Data
The United States Census Bureau conducts the American Community Survey (ACS), which is an 
ongoing survey that provides information each year on data throughout local communities. The 
ACS contains questions such as: occupation, ancestry, education, income, veteran status, and home 
ownership or rentals. Among the various questions in the survey is a question on how many 
vehicles are kept at the house for use by members of the household.

Utilizing the Maricopa Association 
of Governments (MAG) Arizona 
Demographics map tool, the ACS 
data was obtained for the boundary 
surrounding the study area. See 
Appendix C.

A boundary is provided that 
encompasses the study area, from 
Osborn Road to Camelback Road, 
and from Scottsdale Road to Miller 
Road. The results of the surveys 
completed in this study area 
indicate the following estimates for 
household vehicles ownership:

• No vehicles available
• One vehicle available
• Two vehicles available
• Three or more vehicles available

»T» 'IL

lEi 1 2%

-1-.

C':?; : . 1

11%

■ No vehicle available

■ 2 vehicles available

10.6%
68.7%
18.3%
2.4%

1 vehicle available 

3 or more vehicles available

Assuming three vehicles owned in the three or more category results in a vehicle ownership rate of 
1.13 vehicles per unit (household).
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4.5. ITE Parking Generation
The Institute of Transportation Engineers (ITE) publication titled Parking Generation, 5^^ Edition is 
utilized for estimating parking demand based on research and experiences of transportation 
engineering and planning professionals.

The Parking Generation, 5^^ Edition provides rates for multi-family (mid-rise) developments, of 
which, multi-family (mid-rise) sites were surveyed nationally, and were organized by the following 
setting types:

• Center City Core
• Dense Multi-Use Urban
• General Urban Suburban

The General Urban/Suburban data was selected as an appropriate category for application to The 
Scottsdale Collection development.

The average weekday peak period parking demand for General Urban/Suburban (no nearby rail 
transit) site is 0.75 parking stalls per bedroom, and the average Saturday peak period parking 
demand is 0.77 parking stalls per bedroom.

The Parking Generation, 5^*^ Edition, also indicates that of the 39 multi-family (mid-rise) sites that 
were surveyed in General Urban/Suburban settings, on average, the site provided a parking supply
of 1.0 parking stalls per bedroom.

It should be noted that both of these ratios accommodate parking for residents, guests, visitors, 
and services for the multi-family sites.

4.6. ULI Shared Parking
The Urban Land institute (ULI) publication titled Shared Parking, Edition is an additional source for 
estimating parking demand based on research and experiences planners, government agencies, 
consultants, and engineers. Similar to the ITE Parking Generation publication, ULI’s Shared Parking 
publication provides base parking demand ratios based on various land uses. According to ULI's 
Shared Parking, 3''^ Edition, 80 studies were performed at multi-family sites, of which 23 were in 
urban areas, while the remaining 57 sites (71%) were located in general suburban areas.
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The following are the base weekday and weekend vehicle parking ratio minimums for multi-family 
residential developments:

Weekday
Studio efficiency 
One Bedroom 
Two Bedroom 
Visitor

0.85 per dwelling unit 
0.90 per dwelling unit 
1.65 per dwelling unit 
0.10 per dwelling unit

Weekend
Studio efficiency 
One Bedroom 
Two Bedroom 
Visitor

0.85 per dwelling unit 
0.90 per dwelling unit 
1.65 per dwelling unit 
0.15 per dwelling unit

It is anticipated that for each of the multi-family options for the proposed City Center and Mint, 
there will be approximately 50% one-bedroom units and 50% two-bedroom units provided.

Therefore, applying this percentage distribution to the weekday and weekend ULI shared parking 
ratios results in 0.92 and 0.95 parking stalls per bedroom, respectively. See Table 3 and Table 4.

Ultimately the type of unit Is determined by market conditions and will vary. However, the above 
assumes 50% of two bedroom units which require a greater amount of parking. Therefore, the ratio 
calculated should represent a conservative and reasonable rate.

Table 3 - ULI Shared Parking - Weekday

Unit Type

One-Bedroom

Typical Percentage of 
Total Unit Count

50%

ULI Base Rate 
(parking stalls

[)ci Linit)
0.90

Visitor Rate 
(parking stalls

per Linit)

Total Rate 
(parking stalls

per unit)
0.10 1.00

Total Rate 
(parking stalls
per bedroom')

1.00
Two-Bedroom 50% 1-65 0.10 1-75

Weighted Average
0.88

Table 4 - ULI Shared Parking - Weekend

Unit Type

One-Bedroom

Typical Percentage of 
Total Unit Count

50%

ULI Base Rate 
(parking stalls 

per unit')

Visitor Rate 
(parking stalls 

per unit)

Total Rate 
(parking stalls 

per unit)
0.90 0.15 1.05

Total Rate 
(parking stalls 
per bedroom)

1.05
O.QOTwo-Bedroom 50% 1.65 0.15 1.80

Weighted Average
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4.7, Parking Trends
There is a great deal of information in various publications regarding parking needs. This section 
examines a small sample of books, articles, and significant points of interest related to multi-family 
parking.

The issue of parking needs for residential developments is not a new topic. In his book “The High 
Cost of Free Parking,” published in 2005 by American Planning Association (revised in 2011), UCI_A 
professor Donald Shoup found 129 articles reporting cities that have removed off-street parking 
requirement in their downtowns since 2005 in order “to promote the creation of downtown 
apartments (Greenfield, Massachusetts), to see more affordable housing (Miami), to give business 
owners more flexibility while creating a vibrant downtown (Sandpoint, Idaho), and to prevent ugly 
auto-orlented townhouses (Seattle).”

An extensive 2015 parking study “Right Size Parking” led by King County Metro gathered data from 
over 200 multi-family sites in King County, WA to determine that “existing multi-family parking 
capacity exceeded utilization by an average of 0.4 spaces per housing unit - a 40% oversupply”. 
According to this report the RSP project has attracted national attention. Several regions and cities 
around the country are currently working to replicate the RSP study and web calculator concept for 
their own planning purposes, including the San Francisco Bay Area, Washington, D.C., Boston, and 
Chicago. Many regions are reexamining parking requirements in support of pedestrian-oriented 
design, transit access, and a compact mix of uses to include transportation choices.” Website 
www.rightsizeparking.org also provides a multi-family residential parking calculator for King County 
area as well as guidance on unbundled parking prices and resulting rental prices adjustments.

According to “People Over Parking” published by the American Planning Association (October 
2018), “tinkering with minimum parking requirements is not new...what's different now Is an 
evolving understanding that urban lifestyles are changing, traditional parking ratios are outdated, 
and too much supply can be as harmful as too little.” Two groups, TransForm and Center for 
Neighborhood Technology, conducted surveys during the middle of the night at apartments on the 
West Coast and Chicago and found that consistently “one-quarter to one-third of spaces sat 
empty.”

This new focus on alternative transportation modes can take interesting twists in this new world of 
more cost-effective ride-hailing services, as evidenced by the Aug 8, 2017 article from the Financial 
Post: Ontario Town's Experiment Using Uber As Public Transportation Is Working, Officials Say. The 
following provides excerpts from this article.

The town of Innisfil, Ontario is hailing its two-month old experiment to subsidize Uber as the lone 
form of public transit as a success, with nearly 5,000 trips taken since the pilot project began in 
May. Innisfil —... home to about 36,000 people — has paid $26,462.41, or an average of $5.43 per
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trip, for 4,868 Uber rides taken in the two months since launching the unique-to-Canada project on 
May 15.

Another article entitled. Toward Zero Parking: Challenging Conventional Wisdom for Multi-family, 
by David Baker and Brad Leibon (July 2nd, 2018), mentions additional benefits with the recent shift 
in transportation trends:

“With the ubiquity of ride-hailing services, residents can walk out their front door, hop in a vehicle, 
and get dropped off at their destination rather than risk having to drive themselves, park several 
blocks from their destination, and walk the remaining distance, or walk through a parking garage 
getting to and from a car.”

The author of this article also notes that, “A future not dominated by privately owned cars may be a 
long way off, but increasingly the use of a car is becoming detached from the need for parking.’^

This brief summary of interconnected articles on the topic of parking needs in the news is by no 
means comprehensive but does serve to point to several important issues when assessing parking 
needs.

See Appendix D for the articles referenced in this section.
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4.8. Conclusion
With the goal of understanding current parking demands of multi-family residences located in 
urban areas, trends both locally and nationally were evaluated.

Local - Parking Demand Data Collection
Three independent parking demand data collection efforts were conducted at Scottsdale multi- 
family developments. All three developments were located within walking and biking distance to 
nearby amenities such as coffee shops, restaurants, retail/shopping, etc. The data was collected in 
recent months on both a typical weekday and typical weekend evening and therefore, reflects 
current parking demand trends.

• Broadstone Waterfront
Broadstone Waterfront provides Its residents a total of 1.53 parking stalls per unit, which 
was found to be more than adequate parking to meet the parking demand of its residents. 
This data collection effort consisted of collecting parking demand data at adjacent nearby 
parking and showed no parking overflow in these areas. The 1.53 parking stalls per unit 
provided for Broadstone Waterfront residents may in fact reflect an overabundance of 
parking. For the purposes of this analysis, and as a conservative estimate, it is assumed all of 
the 1.02 parking stalls per bedroom is needed to meet the Broadstone Waterfront parking 
demand.

• Dwell
The peak parking demand for Dwell is 0.75 parking stalls per bedroom.

• Las Aguas
The peak parking demand for Las Aguas is 1.09 parking stalls per bedroom.

Local - Census Data
United States Census Bureau census data for vehicle ownership specifically for the area of The 
Scottsdale Collection development was evaluated. The number of vehicles owned per household 
has shown to vary throughout the Phoenix metropolitan area. Therefore, by narrowing census data 
to the development area, the vehicle ownership characteristics of residents living in this area is 
captured. A vehicle ownership rate of 1.13 vehicles per unit was reported.

National - ITE and ULI Publications
Two nationally accepted publications, ITE’s Parking Generation, 5*^ Edition, and ULI’s Shared Parking, 

Edition are sources for estimating parking demand based on research and experiences of 
planners, government agencies, consultants, and engineers. The average weekend peak period 
parking demand based on the ITE publication is 0.77 parking stalls per bedroom, and using a
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conservative mix of units, the weekday and weekend ULI publication results in a ratio of 0.92 and 
0.95 parking stalls per bedroom, respectively.

National - Parking Trends
There is a great deal of information In various publications regarding parking needs of multi-family 
developments. The overriding theme is that there are ongoing changes in land use and 
transportation that are driving down the demand for parking.

According to “People Over Parking” published by the American Planning Association (October 
2018), "tinkering with minimum parking requirements Is not new...what's different now Is an 
evolving understanding that urban lifestyles are changing, traditional parking ratios are outdated, 
and too much supply can be as harmful as too little.” Two groups, TransForm and Center for 
Neighborhood Technology, conducted surveys during the middle of the night at apartments on the 
West Coast and Chicago and found that consistently "one-quarter to one-third of spaces sat 
empty.”

Conclusion
Evaluating data collected at three multi-family residential development located In the Scottsdale, 
analyzing census data of vehicle ownership for the area containing The Scottsdale Collection 
development, examining average peak parking occupancy rates reported In two national 
publications, and factoring in recent parking trends, the parking demand falls within a range of 0.75 
to 1.09 parking stalls per bedroom.

As a general engineering practice, Infrastructure is not built to accommodate absolute peak 
demands. There Is a balance between building-out adequate Infrastructure for a reasonable 
demand level. Empty private parking stalls do not serve the interest of the community, 
development, the City of Scottsdale or the public at-large.

Therefore, for The Scottsdale Collection development, it is recommended that 1.10 parking stalls 
per bedroom be provided. It should be noted, census data of the area along with national data 
supports even lower parking stalls per bedroom ratios.
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5. Hotel
Located In the heart of Old Town Scottsdale, The Scottsdale Collection Is located within close 
proximity to nearby shopping, restaurants and night life, which promotes and invites alternative 
modes of travel. Additionally, free trolley services are provided by the City of Scottsdale and the 
growing popularity of rideshare services such as Uber and Lyft, and bikeshare services, all 
contribute to reducing the reliance on personal vehicles, and thereby reducing parking demand.

Rideshare data collected from Phoenix Sky Harbor from June 2016 through July 2019 show 
rideshare has grown from approximately 20,000 trips to 171,000 trips over 38 months, which is a 
756.1% growth. Based on the data, rideshare is trending upwards year after year. Hotel parking 
demand is highly tied to ride share statics as hotel patrons are opting to use ride share over renting 
vehicles especially in downtown areas.

This section analyzes the current hotel parking demand.
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Figure 3 - Ride Share Trips
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5.1. W Hotel
The W Hotel is located within the study area, immediately adjacent to the proposed City Center and 
Hotel Maya developments, at the southwest corner of Camelback Road and Buckboard Trail. The W 
Hotel provides a total of 243 guest rooms, with a total of 218 parking stalls dedicated to hotel 
guests and employees, of which 30 of these parking stalls are dedicated for employee use. Dally 
overnight parking transaction totals were received for the year 2016 through the year 2019, see 
Table 5 and Figure 4 below. See Appendix E.

Table 5 - W Hotel Parking Transactions

Year

2016

Occupied Parking Stalls - Overnight (Saturday) 
Average Maximum

53 97
2017 44 73
2018 37 78
2019 41 74

_ 120

"§ 100 
ro
^ 80 

E 60
§
-

0
Q.

i«-

2016 2017

•Average

2018

'Maximum

2019

Figure 4 - W Hotel Parking Transactions

As shown In Table 5, parking demand at this hotel has been steadily reducing over the most recent 
four years. Conservatively assuming that all 30 employee parking stalls are occupied and combining 
that with the 2019 maximum overnight parking demand of 74 parking stalls, this results In a total of 
104 occupied parking stalls. This represents a rate of 0.43 parking stalls per available guest room. 
The Saturday maximum reported overnight parking demand reduced by 23.7% between 2016 and 
2019 for an average reduction of 7.9% per year.
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5.2. Old Town Scottsdale Hotel Data Collection
The parking demand was analyzed for three (3) hotels that are located In the Old Town Scottsdale. 
These three (3) hotels are all located within two-thirds of a mile from Scottsdale Fashion Square, 
and withing one-half mile of The Scottsdale Collection. The Identities are not disclosed to protect 
the privacy of these hotels.

A local data collection firm, Field Data Services of Arizona, Inc., was utilized to collect parking 
occupancy data at two Old Town Scottsdale hotels, Old Town Scottsdale Hotel A and Old Town 
Scottsdale Hotel B. The parking occupancy data was collected every 30 minutes between 8:00 pm 
on Friday, March 23''^, 2018 and 8:00 am on Saturday, March 24^^ 2018, and again between 8:00 pm 
on Saturday, March 24^^ and 8:00 am on Sunday, March 25^^ 2018. Both hotels provide 
approximately one (1) parking stall per each available room, with no additional parking provided for 
the on-site conference facilities or restaurants.

Additionally, Accuracy Counts was utilized to collect parking occupancy data at a third Old Town 
Scottsdale hotel (Old Town Scottsdale Hotel C). Similarly, the parking occupancy data was collected 
every 30 minutes between 10:00 pm on Friday, February 2i^\ 2020 and 7:00 am on Saturday, 
February 22""^, 2020. The data collection window was narrowed based on the peak parking demand 
collected at Old Town Scottsdale Hotels A and B. Old Town Scottsdale Hotel C provides 
approximately one (1) parking stall per each available room.

See Appendix F for parking occupancy data.

5.2.1. Old Town Scottsdale Hotel A

The peak parking demand for Old Town Scottsdale Hotel A occurred at 12:30 am on Sunday, March 
25^^ 2018 with a parking demand of 0.44 occupied parking stalls per available room. The ratio of 
occupied parking stalls per total available guest rooms is shown for every 30 minutes for the data 
collection period in Figure 5. Also shown Is the City of Scottsdale's parking requirement of 1.25 
parking spaces per guest room. The red line does not include the City of Scottsdale's additional 
parking requirement to accommodate conference/meeting space. Applying the average annual 
parking reduction experienced at the W Hotel to Old Town Scottsdale Hotel A would result in 0.37 
occupied parking stalls per available room.

The average observed parking demand for Old Town Scottsdale Hotel A was 0.36 and 0.40 
occupied parking stalls per available room on Friday night and Saturday night, respectively.

As part of booking Old Town Scottsdale Hotel A, a $29 resort fee Is assessed. This fee includes the 
cost of parking, along with other amenities such as Wi-Fi and bikes. This resort fee is charged to all 
reservations. Old Town Scottsdale Hotel A also provides 15,000 square feet of conference/meeting 
space and a restaurant.
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Figure 3 - Old Town Scottsdale Hotel A - Occupied Parking Stalls per Available Room

Hotel occupancy rates were not provided by Old Town Scottsdale Hotel A.

5.2.2. Old Town Scottsdale Hotel B
The peak parking demand Old Town Scottsdale Hotel B occurred at 11:00 pm on Saturday, March 
24^^ 2018 with a parking demand of 0.59 occupied parking stalls per available room. The ratio of 
occupied parking stalls per total available guest rooms is shown for every 30 minutes for the data 
collection period In Figure 6. Similar to Figure 5, also shown is the City of Scottsdale’s parking 
requirement of 1.25 parking spaces per guest room. The red line does not include the City of 
Scottsdale's additional parking requirement to accommodate conference/meeting space. Applying 
the average annual parking reduction experienced at the W Hotel to Old Town Scottsdale Hotel B 
would result in 0.49 occupied parking stalls per available room.

The average observed parking demand for Old Town Scottsdale Hotel B was 0.46 and 0.53 occupied 
parking stalls per available room on Friday night and Saturday night, respectively.

Old Town Scottsdale Hotel B Indicates on their web site that there Is an on-sIte parking fee of $12 
per day, and a valet fee of $16 per day. Hotel B also provides over 14,000 square feet of 
conference/meeting space and restaurant.
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Figure 6 - Old Town Scottsdale Hotel B - Occupied Parking Stalls per Available Room

Room occupancy rates were provided by Hotel B for both nights that parking occupancy data was 
recorded. Beginning on Friday night (March 23*^^, 2018), Old Town Scottsdale Hotel B reported a 
room occupancy rate of 80.7%. Additionally, beginning on Saturday night (March 24^^ 2018), Old 
Town Scottsdale Hotel B reported a room occupancy rate of 91.8%.
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5.2.3. O/d Town Scottsda/e Hotel C
The peak parking demand for Hotel C occurred at 2:30 am on Saturday, February 22"^, 2020, with a 
parking demand of 0.65 occupied parking stalls per available room. The ratio of occupied parking 
stalls per total available guest rooms is shown for every 30 minutes for the data collection period in 
Figure 7. Similar to the previous figures, also shown is the City of Scottsdale’s parking requirement 
of 1.25 parking spaces per guest room. The red line does not include the City of Scottsdale’s 
additional parking requirement to accommodate conference/meeting space.

The average observed parking demand for Old Town Scottsdale Hotel C was 0.58 occupied parking 
stalls per available room on Friday night.

Old Town Scottsdale Hotel C indicated that for the night that parking occupancy data was 
recorded, 100% of the rooms were occupied.
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Figure 7 - Old Town Scottsdale Hotel C - Occupied Parking Stalls per Available Room
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5.3. Experience Scottsdale Survey
The following Is a summary of Old Town Scottsdale hotel parking related survey data provided by 
the City of Scottsdale Transportation Department, as collected by Experience Scottsdale in 2018. 
See Appendix G for the full survey results.

Based on the survey:

50% of the hotel guests use ride share or taxi services
78% need parking for hotel guests only or do not host conferences
89% need one parking for every two or three rooms

Based on the survey, 89% of the hotel need one parking for every two or three rooms. Using the 
higher of rate results In 0.5 parking stalls per available guest room. Applying the average annual 
parking reduction experienced at the W Hotel would result in 0.42 occupied parking stalls per 
available room.

38



The Scottsdale Collection
Parking Master Plan

5.4. Ace Parking Analysis
Analysis of Ace Parking data for over 80 hotels for the year 2017 was presented in the Don and 
Charlie's Hotel Parking Master Plan dated March 13, 2018. See Appendix H for the relevant data 
from the Don and Charlie's Hotel Parking Master Plan. Below is also a summary of the findings 
presented In the March 13, 2018 Don and Charlie's Hotel Parking Master Plan.

The above mentioned report analyzed the monthly Ace Parking data for over 80 hotels by 
converting the monthly data into daily data utilizing the average hotel occupancy rates per day of 
the week as provided by the ITE Parking Generation, 4^^ Edition publication. Under Land Use 310- 
Hotel, the average hotel occupancy rates shown in Table 6 below.

Table 6 - Daily Average Hotel Occupancy Rate (per ITE Parking Generation)

Day of Week

Sunday

Average Hotel 
Occupancy (%)

51
Monday 62
Tuesday 67
Wednesday 69
Thursday 66
Friday 69
Saturday 72

Utilizing the rates shown in Table 6 and the average monthly parking data, the rates were 
converted to daily data. Since Saturday represents the day of the week with highest average hotel 
occupancy rate this was the data that was analyzed further. Table 7 summarizes the ratio of 
occupied parking stalls per total guest rooms on Saturday.
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Table 7 - Occupied Parking Stalls per Total Guest Rooms (Saturday)

Month

January

>•3

16

Occupied Parking Stalis/Total Guest Rooms (Saturday) 

>.4 >.5 >.6 >.7 >.8 >.9 >1

2 1
February 25 10 1 1
March 24 13 5
April 36 14 4 1
May 26 15 4
June 31 15 6 1

July 38 21 12 7 3
August 33 15 10 2 1
September 30 15 6
October 23 10 4
November 20 10 2

December 24 12 1

None of the hotels exceeded 0.8 occupied parking stalls per total guest rooms. Applying the 
average annual parking reduction experienced at the W Hotel to the 2017 Ace data results In 
maximum parking demand of 0.61 parking stalls per available room.
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5.5. Parking Trends
There is a great deal of recent information In various publications regarding hotel parking needs. 
This section examines a small sample of articles and significant points of interest in these articles. 
The issue of parking needs is not a new topic. In May 2001, American City and County published an 
article: Calculating Your Parking Needs. The article points out that determining where parking should 
be located, calculating how many parking spaces are needed, and how much to charge for parking 
Is a complex process involving several variables. It is noted that the ITE parking needs values based 
on land-use are a good start point, but that the most definitive research parking planners can 
conduct is on the local level. This 2001 article points out that it is important to understand the 
impact of transit services on parking needs: “It is not enough to know how many business 
customers or employees come into a particular section of the city each day; planners must also 
understand how they are getting there.” The article did not contemplate the impacts of recent 
innovations such as ride-hailing services like Uber and Lyft or bikeshare services like Lime Bike, Spin, 
Ofo, and GR:D in this important variable.

A recent (February 24, 2018) article found on Fortune.com starts to give some Idea of these 
impacts:

Yes, Uber Really Is Killing the Parking Business

The article reports that Ace Parking CEO John Baumgardner says that demand for parking at hotels 
In San Diego has dropped. The article also points out that parking spaces generate little tax revenue 
or economic activity relative to commercial operations and that parking, by increasing sprawl, may 
actually serve to harm the economy of a city. The article states: “Even back in 2015, cities were 
already relaxing zoning requirements that set minimum parking allotments, and there are now even 
more signs that city planners are thinking differently about parking.”

In January 2018, the City of Scottsdale implemented a ride-hai!ing service, as reported on the city 
website: Scottsdale offers ride-share discounts to visitors. Scottsdale partnered with ride-share 
companies Uber, Lyft and SuperShuttle/ExecuCar to offer discounted rates to visiting travelers 
during this trial program. The post notes: “According to consumer research, travelers believe 
Scottsdale provides fewer tourist transportation options than competitive destinations including... 
Phoenix.”

The post states that a targeted ride share program offers a better use of tax dollars than other 
transportation options. The article quotes, “The city investigated several options, such as scheduled 
trolley service and rental car shuttles, for providing direct connection between Scottsdale hotels 
and Phoenix Sky Harbor International Airport. However, these generalized service concepts were 
dismissed as too expensive. A service focused specifically on visitors and tourist destinations using 
hotel bed tax revenue made the most sense economically.”
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The post also notes: “the program has the potential to alleviate parking issues in downtown 
Scottsdale.”

Additionally, Turo, founded in 2009 and headquartered In San Francisco, is a car sharing 
marketplace where local car owners provide travelers with the perfect vehicle for their next 
adventure. The venture now operates in over 5,500 cities in North America and has facilitated over 
1 million rental days to date. Choose Scottsdale reports that "Turo chose Scottsdale for it first 
expansion outside of San Francisco because of the region’s existing talent and to bolster Its success 
In one of its biggest markets.” The post also quotes Mayor Lane, who said, In response to the 
announcement: "Innovation and technology are key drivers in Scottsdale’s economic growth and 
we are excited to see Turo at the forefront of peer-to-peer car sharing. Their decision to expand 
operations and make additional investment Is a testament to the positive business environment we 
have created In Scottsdale.”

This brief summary of interconnected articles on the topic of parking needs in the news Is by no 
means comprehensive, but does serve to point to several important issues to consider when 
assessing hotel parking needs as part of the continued redevelopment In Old Town Scottsdale. See 
Appendix I for the articles referenced In this section.
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5.6. Conclusion
With the goal of understanding current parking demands of hotels located in urban areas, trends 
both locally and nationally were evaluated

Local - W Hotel Data
The W Hotel is located between the proposed City Center and Maya Hotel sites. Dally overnight 
parking transaction totals were analyzed for four years, 2016 through 2019. The maximum parking 
reduced by 23.7% over the course of the four year for an average annual drop of nearly 8% per year. 
The most recent year showed a maximum occupancy of 0.43 parking stalls per available guest 
room.

Local - Parking Demand Data Collection
Three Independent parking demand data collection efforts were conducted at three Old Town 
Scottsdale hotel developments. All three developments were located within walking and biking 
distance to nearby amenities such as coffee shops, restaurants, retail/shopping, etc. The identities 
are not disclosed to protect the privacy of these hotels.

• Old Town Scottsdale Hotel A
Parking demand data was collected at Old Town Scottsdale Hotel A in 2018. The peak 
parking demand for Old Town Scottsdale Hotel A is 0.44 parking stalls per available hotel 
room. Applying the average annual parking reduction experienced at the W Hotel to Old 
Town Scottsdale Hotel A would result in 0.37 occupied parking stalls per available room.

• Old Town Scottsdale Hotel B
Parking demand data was collected at Old Town Scottsdale Hotel B in 2018. The peak 
parking demand for Old Town Scottsdale Hotel B is 0.39 parking stalls per available hotel 
room. This data was collected when the hotel reported a 91.8% room occupancy. Applying 
the average annual parking reduction experienced at the W Hotel to Old Town Scottsdale 
Hotel B would result In 0.49 occupied parking stalls per available room.

• Old Town Scottsdale Hotel C
Parking demand data was collected at Old Town Scottsdale Hotel C In 2020. The peak 
parking demand for Old Town Scottsdale Hotel C is 0.65 parking stalls per available hotel 
room. This data was collected when the hotel reported a 100% room occupancy.

Local - Experience Scottsdale Data
Experience Scottsdale conducted a survey of Old Town Scottsdale hotel. Based on the survey, 89% 
of the hotel need one parking for every two or three rooms. Using the higher of rate results In 0.5 
parking stalls per available guest room. Applying the average annual parking reduction 
experienced at the W Hotel would result in 0.42 occupied parking stalls per available room.
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National - Ace Parking Analysis
Ace Parking provided monthly parking data for more than 8o hotels for the year 2017. The data 
included hotels from across the United States, ranging from a 35 to a 1,628 guest room hotel, from 
ALoft San Francisco to The Phoenician In Phoenix. A detailed parking analysis was conducted to 
determine the parking demand of these eighty plus hotels.

The data showed that on the highest day (Saturday) of each month none of the hotels exceed 0.8 
parking stalls per total number of guest rooms. In 2017 the 0.8 parking stalls per total number of 
guest rooms accommodates the parking demand of the eighty plus hotels 100% of the time. 
Applying the average annual parking reduction experienced at the W Hotel to the 2017 Ace data 
results in a maximum parking demand of 0.61 occupied parking stalls per available room.

National - Parking Trends
There is a great deal of recent information In various publications regarding parking needs. A recent 
(February 24, 2018) article found on Fortune.com reports that Ace Parking CEO John Baumgardner 
says that demand for parking in San Diego hotels has dropped. The article states: “Even back in 
2015, cities were already relaxing zoning requirements that set minimum parking allotments, and 
there are now even more signs that city planners are thinking differently about parking.”

Additionally, the growing popularity of rideshare services such as Uber and Lyft, and bikeshare 
services, all contribute to reducing the reliance on personal vehicles, and thereby reducing parking 
demand.
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Conclusion
Evaluating the four most recent years of parking data at the W Hotel showed parking demand 
drops year after year for an 8% average drop annually. Analyzing local parking data collected at four 
nearby hotels during peak occupancy periods results in a peak parking demand range between 0.43 
and 0.65. Experience Scottsdale Old Town hotel surveys further confirms this range. Additionally, 
national parking data at more than 80 hotels was evaluated. Applying the annual reduction 
experienced at the W Hotel, none of the 80 hotels would exceed a parking demand of 0.61 parking 
stall per available hotel room.

As mentioned previously, the growing popularity of rideshare services such as Uber and Lyft, and 
bikeshare services, has disrupted the hotel parking demand which has been trending downward 
year after year.

As previously mentioned, as a general engineering practice, infrastructure Is not built to 
accommodate absolute peak demands. There is a balance between building-out adequate 
infrastructure for a reasonable demand level. Empty private parking stalls do not serve the interest 
of the community, development, the City of Scottsdale or the public at-large.

Therefore, The Scottsdale Collection development would provide sufficient parking utilizing a 
rate of 0.65 parking stalls per available hotel room. However, as a conservative approach, a 
previously accepted rate of 0.80 was utilized to calculate the parking demand.
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6. City Center and Mint Parking Calculations
As shown in Section 4 and Section 5, the recommended parking supply ratios for The Scottsdale 
Collection are as follows:

• Multi-family development
• Hotel

1.10 per bedroom 
0.80 per guest room

The Scottsdale Collection proposes retail and restaurant uses at the Civic Center and the Mint sites. 
Table 9.103.B entitled Schedule of Parking Requirements in the Downtown Area within the City of 
Scottsdale Code of Ordinances provides the general parking requirements. See Appendix J. The 
following categories and vehicle parking ratio minimums are relevant to the proposed 
retail/restaurant portions of The Scottsdale Collection development:

• Mixed-Use Developments 
o Nonresidential area 1 per 350 sf of gross floor area (GFA)

The City Center and Mint are both mixed-use developments where the City of Scottsdale Code of 
Ordinances provides shared use parking calculations. Table 9.104.A entitled Schedule of Shared 
Parking Calculations within the City of Scottsdale Code of Ordinances provides shared use parking 
requirements for seven land use categories based upon a time of day. Residential, restaurant, retail, 
and office land uses are among these categories. See Appendix J. See Table 8 for the parking 
percentages for the four land uses broken down by weekday and weekend and hours of the day.

Table 8 - Scottsdale Shared Parking Percentages

General Land Use Classification

Residential

12 am-7 am

100%

Weekday 
7 am - 6 pm

55^
6 pm-12 am 12 am-7 am

83% ioo:(

Weekend 
7 am - 6 pm

63%

6 pm-12 am

73%

Restauratant and Bars 50% 70% 100% 45* 70% 100%

Retail 0* 100% 80% 0% 100% 60%

Hotel 100% 63% 90% 100% 65% 80Z

Specific breakdown of the land uses retail and restaurants uses have not yet been determined for 
the proposed City Center and Mint developments. Therefore, for the nonresidential land uses, it is 
assumed to be 50% restaurant use and 50% retail uses.
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6.1. Multi-Family Parking: City Code vs. Recommended Rate
As previously mentioned, the recommended parking supply rate for the multi-family components of 
The Scottsdale Collection Is i.io parking stalls per bedroom.

Using the recommended rate, the following parking supply rates are shown below for the specific 
units:

• Multi-family development 
o One-bedroom unit 
o Two-bedroom unit

1.1 stalls per unit
2.2 stalls per unit

A comparison of the recommended rates to the parking requirement rates provided in Table 9.103.B 
entitled Schedule of Parking Requirements in the Downtown Area within the City of Scottsdale Code 
of Ordinances is shown in Table 9 below.

Table 9 - Multi-Family Parking Rate Comparison

City Code Scottsdale Collection
(Table 9.103.B.) Recommended Rates

Stalls/Unit Stails/Unit

Dwellings, Multiple-Family One-Bedroom Unit
Two-Bedroom Unit

1.0
2.0

1.1
2.2

As shown in Table 9, the recommended parking supply rates for the multi-family component of The 
Scottsdale Collection development are 10% higher than the City of Scottsdale’s parking 
requirements for multi-family developments.

Ultimately, this additional 10% over Scottsdale Code ratio provides an additional stall for every 10 
one-bedroom units, and an additional stall for every 5 two-bedroom units. For The Scottsdale 
Collection, where the assumption is a 50/50 split between one and two-bedroom units, results in an
additional stall for every 7.5 units.

6.2. City Center
The proposed City Center development has three (3) possible options for development:

• Option 1 
Hotel
Multi-Family Residential 
Retail/Restaurant

214 rooms
106 units (53 one-bedroom, 53 two-bedroom) 
41,109 square feet
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• Option 2
Multi-Family Residential 
Retail/Restaurant

237 units (118 one-bedroom, 119 two-bedroom) 
46,887 square feet

• Option 3 
Hotel
Retail/Restaurant

449 rooms 
46,887 square feet

Applying the maximum recommended multi-family and hotel parking ratios along with the City of 
Scottsdale’s parking requirement for the nonresidential component of mixed-use development to 
the three (3) possible options for the City Center results In the following:

Table 10 - City Center Parking Calculations

Use

Dwellings, Multiple-Family 1.10 Per

Rate

each bedroom

Quantity Units

159 Bedrooms

Parking Stalls

175
co

I
Hotel 0.80 Per each guest room 214 Rooms 172

r*
Co
o.
O

Non-Residential Area

Dwellings, Multiple-Family

1 Per 350 SFGFA

1.10 Per each bedroom

41,109

356

Square Feet

Option 1 Total
Bedrooms

118

392

ro
§*3O.
o

Non-Residentia! Area

Hotel

1 Per 350 SFGFA

0.80 Per each guest room

46,887

449

Square Feet

Rooms

134

Option 2 Total ;

360

Non-Residential Area 1 Per 350 SFGFA 46,887 Square Feet 134

Option 3 Total 494
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Applying the percentages, shown in Table 8 to the parking calculations for the City Center, shown in 
results in Table io, results in the following shared parking calculations:

Table ii - City Center: Option 1 Parking Calculations

Weekday Weekend

General Land Use Classification

Residential

Parking
Required i2am*7am 7am-6pm 6pmtoi2am uam^yam 7am-6pm 6pmtoi2am

175 175 96 149 175 114 131

Restauratant and Bars 59 30 41 59 27 41 59

Retail 59 0 59 47 0 59 35

Hotel 172 172 112 155 172 112 138

Total 463

Difference From Provided 56

% Difference 12.0%

377

144
38.2%

308

213
69.2%

4tO

27-1%

374

147

39-35!

326

59.8%

363

43-5%

Table 12 > City Center: Option 2 Parking Calculations

Weekday Weekend

Cerreral Land Use Classification

Residential

Parking
Required t2am-7am 7am-6pm 6pmtoi2am I2am-7am 7am-6pm 6pmtoi2am

392 392 216 333 392 255 294

Restauratant and Bars 67 34 47 67 30 47 67

Retail 67 0 67 54 0 67 41

Total 526

Difference From Provided -5 
% Difference -1.0%

42G

22.3%

330

191

57.9%

r 454

67

422

99

23.52;

369

152

41.2%

402

119

29.6%

Table 13 - City Center: Option 3 Parking Calculations

Weekday Weekend

General Land Use Classification

Restauratant and Bars

Parking
Required uam-yam 7am-6pm 6pmtoi2am i2am-7am 7am-6pm 6pmtoi2am

67 34 47 67 30 47 67
Retail 67 0 67 54 0 67 40

Hotel 360 360 234 324 360 234 288

Total

Difference From Provided 
% Difference

494 394

127

32.2%

348

173

49.7%

445

76

17.1%

390

13’

33.6%

348

173

49.7*

395

126

31.9%

Using the recommended parking ratios for the multi-family and hotel land uses, paired with City 
of Scottsdale shared parking calculations for mixed use developments, the City Center parking 
demand at a maximum would fall between 410 and 434 parking stalls depending on the site plan
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option selected. With 521 proposed parking stalls provided for the proposed City Center 
development, the three (3) options results in a surplus between 67 (14.8%) and 111 (27.1%) parking 
stalls.

6.3. The Mint
The proposed Mint development has two (2) possible options for development:

• Option 1
Multi-Family Residential 
Retail/Restaurant

62 units (31 one-bedroom, 31 two-bedroom) 
27,561 square feet

• Option 2 
Hotel
Retaii/Restaurant

116 rooms 
28,016 square feet

Applying the maximum recommended multi-family and hotel parking ratios along with the City of 
Scottsdale’s parking requirement for the nonresidentia! component of mixed-use development to 
the two (2) possible options for the Mint results in the following:

Table 14 - Mint Parking Calculations

c

Use

Dwellings, Multiple-Family 1.10 Per

Rate

each bedroom

Quantity Units Parking Stalls

93 Bedrooms 103

93

81

Non-Residential Area
O I

1 Per 350 SFGFA

n
§
I

Hotel 0.80 Per each guest room

27,561

116

Square Feet

Option 1 Total
Rooms

Non-Residential Area 1 Per 350 SFGFA 28,016 Square Feet

Option 2 Total

Applying the percentages, shown in Table 8 to the parking calculations for the Mint, shown in 
results in Table 14, results In the following shared parking calculations:

^ ----------- 50



The Scottsdale Collection
Parking Master Plan

Table 15 - Mint: Option 1 Parking Calculations

Weekday Weekend

General Land Use Classification

Residential

Parking
Required tzam-yam 7am-6pm 6pmtoi2ani laam-yam 7am-6pm 6pmtoi2am

103 103 57 88 103 67 77

Restauratantand Bars 40 20 28 40 18 28 40

Retail 39 0 39 32 0 39 24
Total 182

Difference From Provided 6o

% Difference 33>oX

123

119

96.7*

124

118

95.2%

160

51.3%

121

121

100.0%

134
108

8O.6Z

141

101

71.6%

Table 16 - Mint: Option 2 Parking Calculations

Weekday

General Land Use Classification

Restauratantand Bars

Weekend
Parking

Required i2am*7am 7am-6pm 6pmtoi2am i2am-7am 7am*6pm 6pmtoi2am

41 21 29 41 18 29 41
Retail 40 0 40 32 0 40 24
Hotel 93 93 60 84 93 60 74

Total 174

Difference From Provided 68

% Difference 39.1%

114■ 129

113
87.6%

157

54.1%

111

118.0%

129

113
87.6%

139

103

74.1%

Using the recommended maximum parking ratios for the multi-family and hotel land uses, paired 
with City of Scottsdale shared parking calculations for mixed use developments, the Mint parking 
demand at a rnaxfmum would fall between 137 and 160 parking stalls depending on the site plan 
option selected. With 242 proposed parking stalls provided for the proposed Mint development, 
the two (2) options results in a surplus between 82 (31.3%) and 83 (34.1%) parking stalls.
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7. Hotel Maya
Hotel Maya will consist of 164 hotel rooms and will always operate with a valet service. The valet 
will be located at the entrance to the site, along Buckboard Trail. The valet service will park guest 
vehicles in nearby shared parking garages. The Hotel Maya will have shared parking agreements 
with the nearby W Hotel, which is also owned and operated by Stockdale Capital Properties, LLC.

Parking demand calculation including the maximum recommended hotel parking ratio of 0.80 
parking stalls per available room is shown below:

Table 17 - Hotel Maya Parking Calculation

Use

Hotel

Rate

0.80 Per each guest room

Quantity Units Parking Stalls

164 Rooms

Total

For Hotel Maya, 132 parking stalls is anticipated to provide adequate parking stalls to exceed the 
maximum parking demand at any given time.

W Hotel
The W Hotel is located Immediately adjacent just west of the proposed Hotel Maya. As described in 
Section 5.1, parking demand at the W Hotel has been trending downwards over the past four years. 
The maximum overnight parking demand was 74 parking stalls. As previously mentioned, 30 
parking stalls are dedicated for employee use. Conservatively assuming all 30 parking stalls are 
occupied, this results in a total of 104 parking stalls. With 218 parking stalls, during peak times there 
is a surplus of 114 parking stalls.

Additionally, directly south of the proposed Hotel Maya will be a flexible plaza, which will be able to 
accommodate an additional 22 parking stalls.

The surplus of parking at the W Hotel and the flexible plaza accommodates the maximum Hotel 
Maya parking demand of 132 parking stalls 100% of the time with an excess of 4 parking stalls.
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8. Recommendations & Conclusions
The goal of this Parking Master Plan is to define the parking needs for The Scottsdale Collection 
development without providing an overabundance of parking.

8.1. Multi-Family
Evaluating data collected at three multi-family residential development located in the Scottsdale, 
analyzing census data of vehicle ownership for the area containing The Scottsdale Collection 
development, examining average peak parking occupancy rates reported in two national 
publications, and factoring in recent parking trends, the parking demand falls within a range of 0.75 
to 1.09 parking stalls per bedroom.

As a general engineering practice, infrastructure is not built to accommodate absolute peak 
demands. There is a balance between building-out adequate Infrastructure for a reasonable 
demand level. Empty private parking stalls do not serve the interest of the community, 
development, the City of Scottsdale or the public at-large.

Therefore, for The Scottsdale Collection development, it is recommended that 1.10 parking stalls 
per bedroom be provided. It should be noted, census data of the area along with national data 
supports even lower parking stalls per unit ratios.

8.2. Hotel
Evaluating the four most recent years of parking data at the W Hotel showed parking demand 
drops year after year for an 8% average drop annually. Analyzing local parking data collected at four 
nearby hotels during peak occupancy periods results in a peak parking demand range between 0.43 
and 0.65. Experience Scottsdale Old Town hotel surveys further confirms this range. Additionally, 
national parking data at more than 80 hotels was evaluated. Applying the annual reduction 
experienced at the W Hotel, none of the 80 hotels would exceed a parking demand of 0.61 parking 
stall per available hotel room.

As mentioned previously, the growing popularity of rideshare services such as Uber and Lyft, and 
bikeshare services, has disrupted the hotel parking demand which has been trending downward 
year after year.

As previously mentioned, as a general engineering practice, infrastructure is not built to 
accommodate absolute peak demands. There Is a balance between building-out adequate 
infrastructure for a reasonable demand level. Empty private parking stalls do not serve the interest 
of the community, development, the City of Scottsdale or the public at-large.
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Therefore, The Scottsdale Collection development would provide sufficient parking utilizing a rate 
of 0.65 parking stalls per available hotel room. However, as a conservative approach, a previously 
accepted rate of 0.80 was utilized to calculate the parking demand.

8.3. City Center and Mint Parking Caicuiations
Using the recommended parking ratios for the multi-family and hotel land uses, paired with City of 
Scottsdale shared parking calculations for mixed use developments, the City Center parking 
demand at a maximum would fall between 410 and 454 parking stalls depending on the site plan 
option selected. With 521 proposed parking stalls provided for the proposed City Center 
development, the three (3) options results in a surplus between 67 (14.8%) and 111 (27.1%) parking 
stalls.

Additionally, using the recommended maximum parking ratios for the multi-family and hotel land 
uses, paired with City of Scottsdale shared parking calculations for mixed use developments, the 
Mint parking demand at a maximum would fall between 157 and 160 parking stalls depending on 
the site plan option selected. With 242 proposed parking stalls provided for the proposed Mint 
development, the two (2) options results in a surplus between 82 (51.3%) and 83 (34.1%) parking 
stalls.

8.4. Hotel Maya Parking Calculations
For Hotel Maya, 132 parking stalls is anticipated to provide adequate parking stalls to exceed the 
maximum parking demand. During peak parking demand times the W Hotel, located immediately 
adjacent just west of the proposed Hotel Maya, has a surplus of 114 parking stalls. Additionally, the 
proposed flexible plaza located directly south of the proposed Hotel Maya can accommodate an 
additional 22 parking stalls. This surplus accommodates the proposed Hotel Maya’s maximum 
parking demand 100% of the time, with an excess of 4 parking stalls.

In conclusion, the proposed parking provided at the City Center and Mint will meet and exceed the 
parking demand for the two developments. For Hotel Maya, the parking provided with the surplus 
parking at the adjacent W Hotel will sufficiently meet and exceed the maximum parking demand of 
both hotels occurring simultaneously.
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CITIZEN REVIEW & NEIGHBORHOOD INVOLVEMENT REPORT 

Stockdale Capital- The Scottsdale Collection
October 6,2020

Overview

This Citizen Review Report is being performed in association with a request 
for a Zoning District Map Amendment to D/DMU-3 PBD DO P-3 and 

D/DMU-3 PBD DO on a collection of parcels totaling approximately 

10.25+/- acres site located between Scottsdale Road and Civic Center 

Plaza and between Camelback Road and 6**^ Avenue. The request also 
includes an alley abandonment between Indian Plaza and Shoeman 

Lane. The proposed project would result in a multi-year redevelopment 
consisting of hotel, residential, restaurant, retail, and possibly other 

approved uses. This proposal is in conformance with the City's General 
Plan land use designation of Downtown Multiple-Use and in conformance 
with the Old Town Character Area Plan. This Citizen Review Report will be 

updated throughout the process.

The entire project team is sensitive to the importance of neighborhood 
involvement and creating a positive relationship with property owners, 
residents, business owners, homeowners associations, and other interested 
parties. Communication with these parties will be ongoing throughout the 

process. Work on compiling a list of impacted and interested stakeholders 
and neighborhood outreach began prior to the application filing and will 
also continue throughout the process. Communication with impacted 
and interested parties has taken place with verbal, written, electronic, 
and door-to-door contact.

Community Involvement

The outreach team has been communicating with neighboring property 

owners, HOA’s, business owners, and community members by telephone, 
one-on-one meetings, group meetings, and waking tours since November

ATTACHMENT 13
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2019. Prior to the COVID-19 outbreak, the outreach team held 2 Town Hall 
Meetings and numerous Walking Tours around the subject parcels to get 
feedback on the project. Town Hall Meeting attendees heard 

presentations from the development and public arts teams and were 

then asked for specific feedback on the various proposals that they 

heard. Following the Town Hall Meetings, individual Walking Tours were 

held by the developer and the development team. These Walking Tours 

were not only with Town Hall Attendees but also City Council Members so 

that the development team could get site specific feedback on this 

proposal. In total, 37 people attended the two Town Hall Meetings and 
over one dozen individual Walking Tours were held. Issues were discussed 

including parking, height, the mixture of uses, traffic, art, and timing of 
construction. Overall, a majority of the feedback received was favorable 

to this proposal. During May and June of 2020, numerous update 
presentations were made by the development team via Zoom to City 

leaders, downtown area property owners, and many of the individuals 

that attended the early Town Hall Meetings. Again, feedback was 

positive. Members of the outreach team will continue to be available to 

meet with any neighbors who wish to discuss the project. Additionally, 
they will be contactable via telephone and/or e-mail to answer any 

questions relating to the project.

Additionally, surrounding property owners, HOAs and other interested 
parties were noticed via first class mail regarding the project. The 
distribution of this notification EXCEEDED the City’s 750’ radius mailing 
requirements as specified in the Citizen Review Checklist. This notification 

contained information about the project, as well as contact information 

for the development team. The notification also contained information 

and the online link for the Virtual Neighborhood Open House that was 

held on Monday, October 5, 2020, for those who wished to learn more 

about the project. The Virtual Open House online presentation of the 

project was available for 24 hours and the development team was 

accessible from 4:30 to 6:00 PM online and by phone to allow for the 
opportunity for neighbors to provide comments to the development team 

and ask questions. The website and its accessibility were posted on an 
Early Notification Sign on the property. 77 people viewed the 

presentation. Several citizens called with questions, primarily focused on 

projected infrastructure needs and how those would be paid for.
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The development team will continue to be accessible by phone and 

email subsequent to the Virtual Open House to ensure that surrounding 

property owners and neighbors have ongoing opportunities to comment 
and ask questions.

A vital part of the outreach process is to allow people to express their 

concerns and understand issues and attempt to address them in a 

professional and timely matter. Again, the entire team realizes the 

importance of the neighborhood involvement process and is committed 

to communication and outreach for the project.

Attachments:
Notification Letter 

Notification List 
Town Hall Sign-in Sheets
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eCHNICAL SOLUTIONS

September 21, 2020

Dear Neighbor:

Stockdale Capital Partners owns a significant number of properties (approximately 24 total 
acres) in the Downtown Scottsdale area. Stockdale has consistently reinvested in those properties 
over the years to make Scottsdale an even better place to live, work, and play. Despite current 
economic challenges, Stockdale is planning to continue to reinvest in our City with an 
approximately $400 million plan that will integrate and activate Old Town. Over the past 10+ 
months (mostly before the COVID-19 outbreak), there has been an extensive neighborhood 
focused community outreach program that included several Town Hall type meetings, walking 
tours, one-on-one meetings, and other communications.

We are pleased to tell you about an upcoming request (9-ZN-2020, 1-11-2020, & 9-AB-2020) for 
a long term Master Plan, that incorporates the extensive community input that was received, to 
develop various parcels totaling 10.25+/- acres located between Scottsdale Road and Civic 
Center Plaza and between Camelback Road and 6^^ Avenue. This project, known as The 
Scottsdale Collection, will result in a multi-year redevelopment and revitalization effort that 
includes a mix of hotel, residential, restaurant, retail, and other uses. The Scottsdale Collection 
will also include the most significant private arts investment in the City’s history, will increase 
the pedestrian connectivity of our Downtown, and result in the maturation of the Entertainment 
District area to provide a variety of uses.

The request is for a Zoning District Map Amendment to rezone fi'om C-2, C-3, P-2 & P-3 to 
Downtown/Downtown Multiple Use- Type 3 Planned Block Development with Downtown 
Overlay Parking P-3 District (D/DMU-3 PBD DO P-3) on 2.05+/- acres and 
Downtown/Downtovm Multiple Use- Type 3 Planned Block Development with Downtown 
Overlay (D/DMU-3 PBD DO) on the remaining 8.2+/- acres. This proposal is in conformance 
with the City of Scottsdale’s Old Town Scottsdale Character Area Plan and the City’s General 
Plan land use designation of Downtown Multiple-Use. A much more detailed Development Plan 
Booklet has been filed with the City of Scottsdale that can be accessed at 
https://eservices.scottsdaleaz.gov/bldgresources/Cases.



In accordance with the public safety procedures during the COVID-19 crisis, we will be hosting a Virtual 
Open House to discuss this proposal, which will provide an online presentation about the project and 
provide an opportunity during a scheduled time for you to ask questions or provide comments to the 
project team, just as you would be able to at an in person meeting. The web link 
vvww.technicalsolutionsaz.com/open-house.html will be accessible on Monday, October 5, 2020. The 
project team will be available on October 5,2020 from 4:30 PM to 6 PM to respond to questions or 
comments. Please feel free to call (602^ 957-3434 or email info@technicalsolutionsaz.com during that 
time to talk to the project team.

If you are unable to access the Virtual Open House online, please contact the neighborhood 
outreach team at 602-957-3434 or info@technicalsolutionsaz.com and we will be happy to 
provide you information about the proposal. The City of Scottsdale Project Coordinator for the 
project is Greg Bloemberg, who can be reached at 480-312-4306 or 
GBloemberg@ScottsdaleAZ.gov.

Thank you.

Sincerely,

Susan Bitter Smith 
President



Scottsdale Collective 
Community Meeting Sign-In Sheet 
Thursday. November 21, 2019

I'irsI Niiinc Last Name Street Address City, State & Zip Phone Email
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Scottsdale Collective 
Community Meeting Sign-In Sheet 
Thursday, November 21, 2019
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Scottsdale Collective 
Community Meeting Sign-In Sheet 
Thursday, November 21, 2019
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Scottsdale Collective 
Neighborhood Meeting Sign-In Sheet 
Tuesday, December 17^^, 2019
First Name Last Name Street Address City, State & Zip Phone Email
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Scottsdale Collective 
Neighborhood Meeting Sign-In Sheet 
Tuesday, December 17*^ 2019
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Scottsdale Collective 
Neighborhood Meeting Sign-In Sheet 
Tuesday, December 17*^, 2019
First Name Last Name Street Address City, State & Zip Phone Email
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( ECHNICAL SOLUTIONS

May 11,2020

Dear Neighbor:

Stockdale Capital Partners owns a significant number of properties (approximately 24 total 
acres) in the Downtown Scottsdale area. Stockdale has consistently reinvested in those properties 
over the years to make Scottsdale an even better place to live, work, and play. Despite current 
economic challenges, Stockdale is planning to continue to reinvest in our City with an
approximately $_____ plan that will integrate and activate Old Town. Over the past 6+ months
(mostly before the COVlD-19 outbreak), there has been an extensive neighborhood focused 
community outreach program that included several Town Hall type meetings, walking tours, 
one-on-one meetings, and other communications.

We are pleased to tell you about an upcoming request (229-PA-2020) for a long term Master 
Plan, that incorporates the extensive community input that was received, to develop various 
parcels totaling 10.2+/- acres located between Scottsdale Road and Civic Center Plaza and 
between Camelback Road and Avenue. This project, known as The Scottsdale Collective, will 
result in a multi-year redevelopment and revitalization effort that includes a mix of hotel, 
residential, restaurant, retail, and other uses. The Scottsdale Collective will also include the most 
significant private arts investment in the City’s history, will increase the pedestrian connectivity 
of our Downtown, and result in the maturation of the Entertainment District area to provide a 
variety of uses.

The request is for a Zoning District Map Amendment to rezone to Downtown/Downtown 
Multiple Use- Type 3 Planned Block Development with Downtown Overlay (D/DMU-3 PBD 
DO). This proposal is in conformance with the City of Scottsdale’s Old Town Scottsdale 
Character Area Plan and the City’s General Plan land use designation of Downtown Multiple- 
Use. A much more detailed Development Plan Booklet has been filed with the City of Scottsdale 
that can be accessed at httPSi/Zeservices.scottsdaleaz.gov/bldgresources/Cases .

Given the COVID-19 outbreak and our efforts to keep everyone safe and healthy, we are inviting 
you to attend a Virtual Open House to discuss this proposal. We will have an online presentation
that you can access anytime between the hours of__ am &___pm on May__, 2020. To access
this presentation, please go to www.___________ .

Once you have had a chance to view the presentation, if you have comments or questions, please 
feel free to contact the neighborhood outreach team at 602-957-3434 or 
info@technicalsolutionsaz.com and a member of the team will respond to you promptly.

9-ZN-2020
05/19/20



If you are unable to access the Virtual Open House online, please contact the neighborhood 
outreach team at 602-957-3434 or info@technicalsolutionsaz.coin and we will be happy to 
provide you information about the proposal. The City of Scottsdale Project Coordinator for the 
project is Greg Bloemberg, who can be reached at 480-312-4306 or 
GBloemberg@ScottsdaleAZ.gov.

Thank you.

Sincerely,

Susan Bitter Smith 
President
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Michael P. Leary. LTD
10278 E. HiUery Drive 
Scottsdale, Arizom 85255

ceU (480)991-1111 
michaelplcary@cox.net

Date: November 12, 2020

To: Scottsdale Planning Commissioners

From: Michael Leary

Re: City Center rezoning - support subject to stipulation

I represent the two owners of the Shoeman Lane out-parcels abutting the proposed City Center 
project. Based upon the submitted “conceptual” plans, significant concerns have been raised 
with how City Center would interface with the properties, Shoeman Lane and the Marquee.
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Scott Jackson recently purchased the Upton/Cohn property with the intent to develop a boutique 
hotel currently under preliminary design by the architectural firm Allen & Philp. Steve Cooper 
owns the Scottsdale Road comer and is developing a mixed-use project called "On The 
Waterfront" with a 1st floor restaurant, 2nd floor bar, and penthouse condos on the 3rd and 4th



floors with windows and patios overlooking City Center. The project is in the final phase of 
Plan Review.
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The City Center conceptual site plan below appears to show a landscaped plaza separating the 
City Center towers from shared property lines. However, in reviewing the project narrative 
cross-sections also below, the landscaped plaza is sitting atop a 3-story above-grade parking 
garage along and wrapping the shared property lines which would severely impact their 
properties. The conceptual plan appears to be turning its back to the properties, Shoeman Lane 
and the Marquee project which is under the same ownership as City Center.
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Our understanding is these “conceptual” plans which will be modified substantially as the 
project proceeds to actual development approval and will address such items as building 
setbacks/stepbacks, landscaping buffers, the visual treatment of garage facades, and a strong 
pedestrian connection between the properties, Shoeman Lane and the Marquee. The desired 
goal is to have overall design compatibility, functionality, and pedestrian integration as if all 
three properties were developed as part of one project.

In summary, Scott and Steve support the City Center rezoning including building heights to 
150’ subject to the staff recommended stipulation below:

9. CITY CENTER. With the Development Review Board application, the applicant shall pay particular attention to 
the edge relationship of City Center related to the parcels abutting the southern edge of the site (on the north side of E. 
Shoeman Lane), including integration of pedestrian access to said parcels, Shoeman Lane and the Marquee site.

Your consideration is greatly appreciated.

Best Regards, ML

Cc: City Councilmembers
Randy Grant, Planning Director 
Greg Bloemberg, Senior Planner 
Scott Jackson, Upton/Cohn 
Steve Cooper, On The Waterfront



SUPPORT LETTER

Mayor Lane and Scottsdale City Council 
Scottsdale City Hall 
3939 N. Drink water Blvd.
Scottsdale, AZ 85251

VIA EMAIL: citycouncil@ScotlsdalcAz.gov

Dear Mayor Lane and Scottsdale City Council,

I am submitting this letter to voice my strong support for ease # 9-ZN-2020 for the proposed 
redevelopment project along Camclback and Scottsdale Roads called the Scottsdale Collective 
that seeks to mature and improve a long forgotten pari of Downtown Scottsdale.

The current state of the pandemic has halted Scottsdale’s economy and devastated our tourism 
and hospitality sectors. Economic investments such as the Scottsdale Collective will add new 
restaurants, residences and hotel to the Entertainment District and help the area grown beyond its 
current collections of bars. These improvements and developments will bring added vitality to 
the area, as well as tax revenue that will percolate into the downtown area, galleries and 
businesses alike.

The Scottsdale Collective will contain the single largest investment for private arts in the area in 
the city’s history and will significantly increase the amount of shade, solar, public open space 
and pedestrian connectivity. But what entices me the most is, as a senior, I’ll be able to spend 
time relaxing with friends and family in a more of a “non millennial” environment. Now, we’ll 
have more of a choice!

For these reasons, 1 urge you to approve this important project and help make a better downtown 
Scottsdale that we can all be proud of Scottsdale’s citizens deserve the best. By supporting The 
Scottsdale Collective, they will get it.

Sincerely,

Tom Thompson (Troon North HOA) 

10222 E. Southwind Lane, Villa 1055 

Scottsdale, Arizona 85262



CC: City Manager Jim Thompson

Planning Director Randy Grant



Bloemberg, Greg

From:
Sent:
To:
Cc:
Subject:

Kuester, Kelii
Wednesday, October 14, 2020 5:59 AM
Don Henninger
Bloemberg, Greg
RE: Scottsdale Collective

Hello Mr. Henninger,

Thank you for emailing Mayor Lane and the City Councilmembers and for taking the time to share your Input prior to the 
December 2"“ City Council meeting. Senior Planner Greg Bloemberg is copied on this email and will make sure your 
comments are Included in the case file and Is the best resource should you have any questions on The Scottsdale 
Collection project.

More Information can be found here: httDs://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51069 

Kelli Kuester
Management Assistant to the Mayor
3939 N. Drinkwater Blvd., Scottsdale, AZ 85251
kkuester@scottsdaleaz.gov
(480) 312-7977

From: Don Henninger <donh@scottsdale.com>
Sent: Tuesday, October 13, 2020 3:13 PM 
To: City Council <CityCouncil@scottsdaleaz.gov>
Cc: Thompson, Jim <JThompson@Scottsdaleaz.gov>; Grant, Randy <RGrant@Scottsdaleaz.gov>; Jagger, Carolyn 
<cjagger@scottsdaleaz.gov>
Subject: Scottsdale Collective

A External Email: Please use caution if opening links or attachments!
Dear Mayor Lane and members of City Council:

I am writing today in support of the Scottsdale Collective redevelopment project along Camelback and Scottsdale roads. 

It comes at a critical time and place for the project.

At a time when the COVID pandemic has devastated the economy - especially tourism and hospitality - the addition of 
new restaurants, residents and a hotel is a smart way to position the city for financial growth once the pandemic passes.

The project will strengthen the city's core as an attraction that will benefit the entire area, including the small businesses 
and galleries that are struggling right now. Giving them the hope of more activity and more people - more customers - 
may make a difference In their ability to get through these tough times.

I hope you will support this project going forward.

Respectfully,

Don Henninger

1



Don Henninger
Executive director
SCOTT
Scot^dale Coalition of Today & Tomorrow 
wvwi/.SCOTTnow.com
480-650-2025

2



SUPPORT LETTER

Mayor Lane and Scoitsdale City Council 
Scottsdale City Hall 
3939 N. Drink water Blvd.
Scottsdale, AZ 85251

VIA EMAIL: citycounciKgScottsdalcAz.gov 

Dear Mayor Lane and Scottsdale City Council,

1 am submitting this letter to voice my strong support for ease # 9-ZN-2020 for the proposed 
redevelopment project along Camciback and Scottsdale Roads called the Scottsdale Collective 
that seeks to mature and improve a long forgotten part of Downtown Scottsdale.

The current slate of the pandemic has halted Scottsdale’s economy and devastated our tourism 
and hospitality sectors. Economic investments such as the Scoitsdale Collective will add new 
restaurants, residences and hotel to the Entertainment District and help the area grown beyond its 
current collections of bars. These improvements and developments will bring added vitality to 
the area, as well as tax revenue that will percolate into the downtown area, galleries and 
businesses alike.

The Scottsdale Collective will contain the single largest investment for private arts in the area in 
the city’s history and will significantly increase the amount of shade, solar, public open space 
and pedestrian connectivity. But what entices me the most is, as a senior, I’ll be able to spend 
time relaxing with friends and family in a more of a “non millennial” environment. Now, we’ll 
have more of a choice!

For these reasons, I urge you to approve this important project and help make a better downtown 
Scottsdale that we can all be proud of. Scottsdale’s citizens deserve the best. By supporting The 
Scottsdale Collective, they will get it.

Sincerely,

Tom Thompson (Troon North HOA) 

10222 E. Southwind Lane, Villa 1055 

Scoitsdale, Arizona 85262



CC:Ci,y Manager Jin, Thompson

P'«'>nmgDircc,or Randy Gran,



Bloemberg, Greg

From:
Sent:
To:
Cc:
Subject:

Kuester, Kelli
Friday, November 06, 2020 1:42 PM 
John Nichols
City Council; Bloemberg, Greg 
RE: Times Have Changed

Good afternoon Mr. Nichols,

Thank you for emailing Mayor Lane and the City Councilmembers. The Scottsdale Collection and Shoeman Lane cases 
are scheduled to be heard at the December 2"'’ City Council Meeting and Senior Planner Greg Bloemberg is copied on 
this email. He will make sure your comments are Included in the case file and is the best resource should you have any 
questions.

Links to these cases for more information can be found below:

The Scottsdale Collection
9-ZN-2020 https://eservlces.scottsdaleaz.gov/bldgresources/Cases/Details/51069
I- ll-2020httPs://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51082 
5-DA-2020 https://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51342 
9-AB-2020 https://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51272

Shoeman Lane
14-ZN-2020 https://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51375 
4-TA-2020 https://eservices.scottsdaleaz.gov/bldgresources/Cases/Details/51370
II- UP-2020 https://eservices.scottsdaieaz.gov/bldgresources/Cases/Details/51376

Kelli Kuester
Management Assistant to the Mayor
3939 N. Drinkwater Blvd., Scottsdale, AZ 85251
kkuester@scottsdaleaz.gov
(480) 312-7977

From: John Nichols <johnnchls83@gmail.com>
Sent: Friday, November 6, 2020 7:48 AM 
To: City Council <CityCouncil@scottsdaleaz.gov>
Cc: Arizona Republic <opinions@arizonarepublic.com>; T.F. Thornton <TThornton@newszap.com>; Paul Maryniak 
<pmaryniak(®timespublications.com>
Subject: Times Have Changed

^External Email: Please use caution if opening links or attachments!
I have an uncomfortable feeling that the Yares brothers will try to ram a package through the present City Council 
concerning the "entertainment district" before the new members of the City Council take over. I strongly urge you to 
defer any action on this since these new members represent the thinking of the voters of Scottsdale. We do not want 
more high rises in this area.

John Nichols
10450 East Desert Cove Avenue 
Scottsdale, AZ 85259

1



480 860-5758 
johnnchls83@ gmail.com

2
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The Scottsdale Collective

I r 'm¥MS IL^

ISmsarfte:^

^5®

IT.-.'. a^ilexsaBsroCf^- ?; *-■’
#',^4' ^[MM^.,-. fimmm

1
J\5!irtE--.

F$^5:
*

iV

t'iibi-

wi^PlfSsS^il■'3

m

mm

Pulled Labels 
October 19. 2020

Additional Notifications:
Interested Parties List 
Adjacent HOA’s 
P&Z E-Newsletter 
Facebook 
Nextdoor.com
City Website-Projects in the hearing process

Map Leqend:

Site Boundary 

Properties within 750-feet

Postcards: 611 9-ZN-2020
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SCOTTSDALE DEVELOPMENT REVIEW BOARD 
KIVA-CITY HALL

3939 DRINKWATER BOULEVARD 
SCOTTSDALE, ARIZONA 

Thursday, October 15, 2020

*DRAFT SUMMARIZED MEETING MINUTES*

PRESENT:
Suzanne Klapp, Councilmember
Paul Alessio, Planning Commissioner
Joe Young, Design Member
Shakir Gushgari, Design Member
Doug Craig, Design Member
Michal Ann Joyner, Development Member

ABSENT:
None

STAFF:
Brad Carr 
Joe Padilla 
Chris Zimmer 
Bronte Ibsen 
Lorraine Castro 
Brian Hancock 
Al Kane

CALL TO ORDER
Councilwoman Klapp called the meeting of the Development Review Board to order at 
1:00 PM.

ROLL CALL
A formal roll call was conducted confirming members present as stated above.

* Note: These are summary action minutes only. A complete copy of the meeting 
audio/video is available on the Development Review Board website at: 
http://scottsdale.granicus.com/ViewPublisher.php7view id=36

ATTACHMENT 15



DEVELOPMENT REVIEW BOARD 
MEETING MINUTES

Page 2 of 4

ADMINISTRATIVE REPORT

1. Identify supplemental information, if any, related to October 15, 2020 
Development Review Board agenda items, and other correspondence.

MINUTES
2. Approval of the October 1,2020 Development Review Board Meeting Minutes and 

Study Session Meeting Minutes.
BOARD MEMBER GUSHGARI MOVED TO APPROVE THE OCTOBER 1. 2020
DEVELOPMENT REVIEW BOARD MEETING MINUTES INCLUDING STUDY
SESSION MEETING MINUTES. 2ND BY BOARD MEMBER JOYNER. THE
MOTION CARRIED UNANIMOUSLY IN FAVOR BY COUNCILWOMAN KLAPP.
COMMISSIONER ALESSIO. BOARD MEMBERS GUSHGARI. JOYNER. AND
CRAIG WITH AN AYE VOTE OF FIVE (5) TO ZERO (01.

CONSENT AGENDA
3. 3-PP-202Q fEmerald Hills Ranch)

Request for approval of the preliminary plat for a new 74ot single-family residential 
subdivision with amended development standards on an +/- 8.5-acre site with 
Single-family Residential, Environmentally Sensitive Lands (R1-43 ESL) zoning. 
10030 N. 124th Street Kimley-Horn, Engineer
BOARD MEMBER JOYNER MOVED TO RECOMMEND APPROVAL OF 3-PP-
2020. 2ND BY BOARD MEMBER GUSHGARI. THE MOTION CARRIED
UNANIMOUSLY IN FAVOR BY COUNCILWOMAN KLAPP. COMMISSIONER
ALESSIO. BOARD MEMBERS GUSHGARI. AND JOYNER WITH AN AYE
VOTE OF FOUR (4) TO ZERO (0). WITH BOARD MEMBER CRAIG RECUSED.

REGULAR AGENDA
4. Scottsdale General Plan Update Citizen Review Committee Appointment

Appoint the Development Review Board Vice Chair, or other public member of the 
Development Review Board, to serve on the 2035 General Plan Update Citizen 
Review Committee.
BOARD MEMBER CRAIG MOVED TO RECOMMEND BOARD MEMBER
GUSHGARI TO BE APPOINTED TO THE CITIZEN REVIEW COMMITTEE . 2ND
BY BOARD MEMBER GUSHGARI. THE MOTION CARRIED UNANIMOUSLY IN
FAVOR BY COUNCILWOMAN KLAPP. COMMISSIONER ALESSIO. BOARD
MEMBERS GUSHGARI. JOYNER. AND CRAIG WITH AN AYE VOTE OF FIVE
(srro ZERO (O).



DIiVELOPMENT REVIEW BOARD 
MEETING MINUTES

Page 3 of4

REGULAR AGENDA
5. 14-ZN-2018 (South Scottsdale Mixed-Use)

Pursuant to the requirements of the Planned Unit Development (PUD) zoning 
district, the applicant is requesting a review by the Development Review Board 
with a subsequent recommendation to the Planning Commission and City Council 
regarding the Development Plan and proposed amended development standards 
for a proposed zoning district map amendment from Highway Commercial (C-3) 
zoning to PUD zoning for a new mixed-use development consisting of 281 
dwelling units and 10,125 square feet of commercial floor area, on a +/- 4.32-acre 
site.
1000 N. Scottsdale Road Biltform Architecture Group, Architect/Designer
BOARD MEMBER GUSHGARI MOVED TO RECOMMEND APPROVAL OF 14-
ZN-2018. 2ND BY BOARD MEMBER CRAIG. THE MOTION CARRIED
UNANIMOUSLY IN FAVOR BY COUNCILWOMAN KLAPP. COMMISSIONER
ALESSIO. BOARD MEMBERS YOUNG. GUSHGARI. JOYNER. AND CRAIG
WITH AN AYE VOTE OF FIVE (5) TO ZERO (0).

6. 28-DR-2020 (Axon)
Request by property owner for approval of a site plan, landscape plan, and 
building elevations for a new 5-story corporate office/manufacturing building with 
approximately 400,000 square feet of floor area on a +/- 60-acre site.
SEC of Hayden Road and Loop 101 SmithGroup, Architect/Designer
BOARD MEMBER CRAIG MOVED TO RECOMMEND APPROVAL OF 28-DR-
2020. 2ND BY BOARD MEMBER JOYNER. THE MOTION CARRIED
UNANIMOUSLY IN FAVOR BY COUNCILWOMAN KLAPP. COMMISSIONER
ALESSIO. BOARD MEMBERS GUSHGARI. JOYNER. AND CRAIG WITH AN
AYE VOTE OF FIVE (5) TO ZERO (01. WITH THE REVISED STIPULATION
THAT THE APPLICANT WILL CONTINUE TO WORK WITH STAFF ON THE
DESIGN OF BUILDING AND ENHANCED ACCESS TO THE PROPOSED
DEVELOPMENT.



DEVELOPMENT REVIEW BOARD 
MEETING MINUTES

Page 4 of 4

REGULAR AGENDA
7. 9-ZN-2020 (The Scottsdale Collection)

Pursuant to the requirements of the Planned Block Development (PBD) zoning 
district, the applicant is requesting a review by the Development Review Board 
with a subsequent recommendation to the Planning Commission regarding the 
Development Plan and proposed site development standards for a proposed 
zoning district map amendment for multiple parcels from Central Business, 
Parking P-3 District, Downtown Overlay and Parking P-2 District; Vehicle Parking, 
Downtown Overlay (C-2/P-3 DO and P-2 DO), Central Business, Downtown 
Overlay (C-2 DO), and Highway Commercial, Downtown Overlay (C-3 DO) zoning 
to Downtown/Downtown Multiple Use - Type 3, Planned Block Development, 
Downtown Overlay (D/DMU-3 PBD DO) zoning, with an Infill Incentive (1!) District 
to allow for amended development standards at the Old Town boundary, on an 
overall +/- 10.2-acre (gross land area) site generally located between E. 
Camelback Road to the north, N. Civic Center Plaza to the east, E. 6th Avenue to 
the south, and N. Scottsdale Road to the west.

Nelsen Partners, Architect/Designer
BOARD MEMBER GUSHGARI MOVED TO RECOMMEND APPROVAL OF 9-
ZN-2020. 2ND BY BOARD MEMBER JOYNER. THE MOTION CARRIED
UNANIMOUSLY IN FAVOR BY COUNCILWOMAN KLAPP. COMMISSIONER
ALESSIO. BOARD MEMBERS GUSHGARI. AND JOYNER WITH AN AYE
VOTE OF FOUR (4) TO ZERO (0). WITH BOARD MEMBER CRAIG RECUSED.

ADJOURNMENT
With no further business to discuss, the regular meeting of the 
Development Review Board adjourned at 3:00 PM.
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Request:

Approval of rezone for multiple parcels to D/DMU-3 PBD P-3 

DO, with an Infill Incentive District (II), including Development 

Plan and proposed development standards

Approval of an abandonment of an alley between E. Indian 

Plaza and E. Shoeman Lane



REQUEST SUMMARY

Three primary phases:
> City Center (Parcel A)
> Mint Site (Parcel B)
> Maya Site (Parcel C)

Parking Master Plan proposed (w/ Mixed-Use Shared Parking Program)

No development proposed for “Other” parcels at this time

Proposed bonus building heights up to 156 feet

$869,094 for bonus height to be used for public improvements in Old Town area

No bonus GFAR or density

Northeast corner of development plan abuts Old Town boundary (Infill Incentive 

required to amend standards at boundary)



REQUEST SUMMARY (cont.)

Setbacks and stepbacks adjacent to Old Town boundary (E. Camelback Road)

Proposed development standards for each phase

Abandonment of alley

$250,000 for abandonment of public interest in alleyway

10/15/2020: Development Review Board recommended approval (4-0)

11/18/2020; Planning Commission recommended approval (4-1)
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City Center Development Standards

> Max building height: 156 feet 

(inclusive of rooftop appurtenances)

Building stepback: 2:1 beginning at 

45 feet in height

Building setbacks: 40 feet BOC 

from major streets, 20 feet for all 
other streets
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Mint Site Development Standards

> Max building height:
• East of Saddlebag: 96 feet
• West of Saddlebag: 60 feet

Building stepback:
• East of Saddlebag: 30-foot 

stepback at 50 feet in height
• West of Saddlebag: 2:1 at 45 

feet in height
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> Building setbacks:
• East of Saddlebag: 25 feet BOC
• West of Saddlebag: 20 feet 

BOC
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Maya Site Development Standards

> Max building height:
• 141 feet (max. 55% of site)
• 32 feet (45% of site)

> Building stepback:
• None

> Building setbacks:
• Hotel only: 10 feet adjacent to k 

on-street parking and drop-off 

lane
• Rest of site: 20 feet BOC
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