Item 21

Meeting Date: December 7, 2020

General Plan Element: Land Use

General Plan Goal: Create a sense of community through land uses
ACTION

The Scottsdale Collection
9-ZN-2020, 1-11-2020 and 9-AB-2020

Request to consider the following:

1. Adopt Ordinance No. 4479 approving a Zoning District Map Amendment for multipte 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, Parking District, Planned Block Development, Downtown Overlay
(D/DMU-3 P-3 PBD DO) zoning, with an Infill Incentive (ll) District to allow for amended
development standards at the Old Town boundary, and a Development Plan with development
standards, and a Parking Master Plan on an overall +/- 10.25-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.

2. AdoptResolution No. 11979 abandoning alley right-of-way, varying in width from 18 feet to 20
feet, between E. Indian Plaza to the north and E. Shoeman Lane to the south, bordered by
parcels 173-41-260, 173-41-182, 173-41-183 and 173-41-259.

3. Adopt Resolution No. 11978 declaring “The Scottsdale Collection Development Plan” as a public
record.

4. Adopt Resolution No. 12008 authorizing Development Agreement 2020-194-COS.

Goal/Purpose of Request

The applicant seeks approval to rezone several parcels to allow for a mixed-use project and
eliminate an existing alley between E. Indian Plaza and E. Shoeman lane.

Key Items for Consideration
¢ Significant reinvestment and revitalization in Old Town Scottsdale

e Development Plan may include new hotel use, which would contribute to the continued vitality
of the Old Town area.

AcUon Taken
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e Proposed setbacks and stepbacks at Old Town Boundary (E. Camelback Road) are less than the
maximum allowed but bring height and massing closer to less intensive zoning across the street
at the northeast portion of the site. (1-11-2020)

o No bonus Gross Floor Area Ratio (GFAR) or density proposed

e Request includes proposal for bonus height {up to 156 feet} at key location (intersection of N.
Scottsdale Road & E. Camelback Road), and up to 141 feet internal to the site.

e Proposal includes allowance for maximum residential density allowed in the Old Town District
(50 du/ac)

e Bonus height contribution of $869,094 to be used for infrastructure improvements in the Old
Town area, as determined by City Council

e Proposal includes Parking Master Plan (PMP) w/ Shared Parking calculations
e All required parking for Maya Hotel would be remote (W Hotel) per Parking Master Plan
e Proposalincludes request to preserve 298 P-3 parking credits as part of Parking Master Plan.

¢ No stepback proposed for Maya hotel building; reduced setbacks also proposed (20 feet back of
curb required, 12 feet proposed)

e Private hotel drop-off proposed in the public right-of-way on N. Buckboard Trail

e Building setbacks reduced along most street frontages in response to lot sizes and shapes, which
may affect pedestrian convenience.

e Parcels included in “Phase 4” are disconnected and will be difficult to develop independently.

e Nodevelopment proposed for “Phase 4” parcels; relationship to remainder of Development
Pian.

e Contextual relationship of proposed buildings to existing buildings not included in Development
Plan, to be addressed by plans for each phase of development

e Compensation for abandonment of alley to be determined by City Council.

e Access not impacted by the proposed abandonment
¢ Conformance to the Transportation Master Plan and Local Area Infrastructure Plan
¢ Public comment received

e Development Review Board considered the zoning case at the 10-15-2020 hearing and
recommended approval with a vote of 4-0.

e Planning Commission considered these cases on 11-18-2020 and recommended approval with a
vote of 4-1.

OWNER

Stockdale Capital Partners
(602) 748-8888
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General Plan

The Land Use Element of the City of Scottsdale 2001 General Plan designates the properties within
the Development Plan as Mixed-Use Neighborhoods, which includes higher density residential
combined with complementary office or retail uses, generally located in areas having access to
mulitiple modes of transportation. Furthermore, the properties are located within a General Plan
designated Growth Area - specific locations within the community that are most appropriate for
development focus, and will best accommodate future growth, new development, and
redevelopment.

Character Area Plan

The properties within the development proposal are located within the boundary of the Old Town
Scottsdale Character Area Plan (OTSCAP), a policy document that guides growth and development
decisions for Scottsdale’s downtown area. The properties are designated as Downtown Multiple Use
within the Type 3 development area, located within both the OTSCAP designated Entertainment
District and Arizona Canal District. Multiple Use areas provide a mix of activities through the
development of mutually supportive land uses. Type 3 development is the most intense
development permitted within Old Town and often includes public open and event spaces at the
pedestrian level. The Entertainment District is generally defined as an area within Old Town that
contains a mix of hotels, nightclubs, restaurants, bars, and a growing number of residences. The
Arizona Canal District is generally defined as an area within Old Town that includes pedestrian and
bicycle friendly pathways along the north and south banks of the canal, with the Marshall Way and
Soleri Bridges providing non-motorized access across the canal, and includes a mix of retail,
restaurants, office, and residential development adjacent to the canal.

Zoning

All the parcels in the Development Plan (DP) area were annexed into the City in 1959 (Ord. No. 78).

A series of zoning actions have taken place within the DP area since annexation, including proposals
for the Marquee (7-ZN-2015) and DC Hotel (2-ZN-2018) that introduced taller buildings to the area.

Most of the parcels in the DP area are presently zoned C-2 or C-3 with the Downtown Overlay.
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Context

Generally located at the southeast corner of North Scottsdale Road and East Camelback Road, the
site is situated in a mature area of Scottsdale that includes a variety of building designs and
intensity. Many projects in the vicinity have introduced building heights and contemporary designs
that contribute to a more urban context. Abutting the development plan area to the north {east of
Saddlebag Trail) is single-story commercial offices originally constructed as single-family residences
in the 1960s. West of Saddlebag Trail, development intensity gradually increases and building
heights rise (Sundial Resort — 48 feet and pending Edition Hotel — 90 feet}. Development west of the
project location includes the Waterfront Towers (130 feet). There is an eclectic mix of architectural
styles in the area, including single-story brick buildings originally constructed in the 1960s. Refer to
context graphics attached.

Adjacent Uses and Zoning

North: Various uses including retail, office, and single-family residences
East: Various uses including retail, office, hotel and multi-family residential
South: Various uses including retail, office, and multi-family residential
West: Various uses including retail, office, and multi-family residential

Other Related Policies, References:

e Scottsdale General Plan 2001, as amended

e 2018 Old Town Scottsdale Character Area Plan

s Old Town Urban Design & Architectural Guidelines
e Zoning Ordinance

APPLICANT’S PROPOSAL

Development Information

The Development Plan proposes several buildings across +/- 6.5 acres (net) with a mix of uses
including multi-family residential, office, restaurants and travel accommodations. The Development
Plan is comprised of several buildings, ranging in height from 60 feet (three stories) to 156 feet (12
stories), consisting of up to 580,451 square feet of commercial floor area, up to 512 units of multi-
family residential and a the potential for a 164-room hotel. Other project features include a
significant Public Art presence throughout the DP area, public open space plazas, enhanced paving
treatments and the potential for an enhanced pedestrian connection at the intersection of N,
Scottsdale Road and E. Camelback Road (pending SRP approval).

The proposed zoning district map amendment would amend the current zoning from Central
Business District, Parking District, Downtown Overlay and Parking Regulations, Downtown Overlay
{C-2/P-3 DO and P-2 DO}, Central Business District Downtown Overlay, (C-2 DO), and Highway
Commercial, Downtown Overlay (C-3 DO), to Downtown/Downtown Multiple Use - Type 3, Planned
Block Development, Downtown Overlay, Parking District (D/DMU-3 PBD DO P-3). The rezoning
request is also accompanied by an Infill Incentive District request to allow for amended property
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development standards for setbacks and stepbacks along the Old Town boundary, located at E.
Camelback Road along the northeastern boundary of the project.

Existing Use:

Proposed Use:

Parcel Size:

Building Height Allowed:

Building Height Proposed:

Parking Required:

various
Mixed-Use
+/- 6.5 acres (net)

Base height (without PBD bonuses) in a Type 3 area: 84 feet
{(inclusive of rooftop appurtenances)

Maximum bonus height in a Type 3 area w/ PBD: 156 feet (inclusive
of rooftop appurtenances)

City Center site: 156 feet {(inclusive of rooftop appurtenances

Mint site east of N. Saddlebag Trail: 96 feet {inclusive of rooftop
appurtenances)

Mint site west of N. Saddlebag Trail: 60 feet {inclusive of rooftop
appurtenances

Maya site: 141 feet (inclusive of rooftop appurtenances; hotel and
55% of remaining Maya site)

Maya site: 32 feet {inclusive of rooftop appurtenances) for 45% of
the remaining Maya site

Per Parking Master Plan w/ Shared Parking calculations: 746 spaces
(see parking section of this report on Page 14 for additional
information)

e Parking Provided: 763 spaces

e Open Space Required: None required in Old Town area

e Open Space Provided: 61,399 square feet (1.4 acres, including frontage open space)
e GFAR Allowed: 1.4 (without bonuses in a PBD; non-residential floor area only)
e GFAR Proposed: 1.3

¢ Density Allowed: 50 du/ac

e Density Proposed: 50 du/ac

IMPACT ANALYSIS

Zoning Map A 1

Land Use

The proposed project would redevelop and revitalize multiple sites that are presently underutilized;
while adding alternative housing options in the Old Town area close to shops, restaurants and
pedestrian amenities. The northwest corner of the site abuts the Arizona Canal, which over the
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years has been transformed into one of the primary pedestrian amenities in the Old Town area;
providing a vibrant pedestrian realm for residents. In addition to the residential, office, travel
accommodations and restaurants are among the uses anticipated for the development, all of which
should contribute to the vibrancy of the Old Town area. The applicant is seeking approval of a PBD
to allow flexibility of development standards and provide a mix of uses that will further promote the
Downtown area as a 24-hour community.

PBD Criteria

in accordance with Section 6.1304.B of the Zoning Ordinance, the Planning Commission shall make a
recommendation to City Council, based on the following criteria specified in the PBD overlay:

Standard Criteria

1. The Development Plan shall reflect the goals and policies of the Character & Design chapter of
the Old Town Character Area Plan.

The Old Town Scottsdale Character Area Plan places importance on the character
created by new building design, and how it may address adjacent development and still
be architecturally interesting (Character & Design Chapter, Goals CD1 and CD 9). The
applicant’s Development Plan states that future development resulting from the
proposal will utilize materials, massing, and architecture inspired by both the local desert
environment as well as Old Town’s established urban context. This includes “specific
design considerations have been given to the street frontages maintaining context
appropriate building massing, pedestrian-scaled architectural elements, landscape
shaded walkways, and enhanced hardscape design to allow for meaningful open space
features in and around the site”.

The Old Town Scottsdale Character Area Plan addresses the importance of the
pedestrian environment and how interaction with open spaces - and landscaping — can
enhance such (Policies CD 1.5,CD 3.2,CD 4.1,CD 4.3, Goal CD 6,CD 7, M 1, and M 2).
The applicant’s Development Plan addresses the pedestrian environment, open space
areas, and landscaping:

o Pedestrian Environment - The Development Plan includes detail and direction
regarding the pedestrian environment on all street frontages that are affected by
this proposal via the Proposed Conceptual Streetscape Master Plan and the
Connection Pedestrian exhibit. The Plan states that the proposal will “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”.

o Open Space — Large swaths of open space are programmed and provided within
the City Center, Mint, and Maya Conceptual Art and Community Open Space
Location Plan. These exhibits provide detail specific to amount of open space
provided along with how these spaces will conceptually interact with public art.
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o Landscaping - The applicant states that a variety plants of differing color, texture,
and shade will be utilized throughout the pedestrian environment. In review of
the Development Plan, the applicant provides a specific, cohesive plant palette
for use in streetscaping, plaza spaces, and other open space areas.

The Old Town Scottsdale Character Area Plan (Character & Design Chapter, Policies CD
5.5, CD 6.3, and CD 9.4; Mobility Chapter, Policy M1.3; and, the Arts & Culture Chapter)
focuses on the importance of public art as a cultural and place-making amenity.
Throughout the submitted Development Plan, it is noted that the importance of arts and
culture will be realized as a result of this plan— remarking that “Art will be unifying theme
for the Scottsdale Collection incorporating, but not limited to, ground level experiences,
shade elements, hardscape/seating, and architectural design creating unique art
encounters and visual experiences for residents and visitors”. As discussed above, the
Development Plan provides City Center, Mint, and Maya Conceptual Art and Community
Open Space Location Plans. These exhibits provide detail specific to placement and type
of public art - including murals, interactive, and shade art.

Lighting within Old Town is important as it can provide a safe and inviting environment
for all (Goal CD 8). The Development Plan states that, “Streetlights will be designed and
sited in a manner that strengthen the unique design of the project while maintaining
safety for pedestrians.” Furthermore, the Development Plan provides generalized
direction related to future lighting utilized throughout the project, ensuring consistency
throughout.

Criteria to achieve bonus{es):

1. The proposed Development Plan reflects noteworthy investments to provide public benefits,
improve the quality of life in the community, and assist in achieving the goals and policies of
the General Plan, Downtown Plan and City objectives in the vicinity where the development
will be located.

In order to achieve the proposed bonus heights for this development, the applicant is
required to contribute a minimum of $869,094 toward special improvements in the vicinity

that are “above and beyond” those improvements normally required for the development.

In this case, said improvements will ultimately be determined by the City Council. Potential

options identified for this development include:

» Public parking

» Public open space

» Pedestrian circulation improvements

In addition to the criteria above, the Development Review Board recommended approval based on the
following PBD criteria:

5. Criteria for a PBD Overlay District application in a Type 3 Area:
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a. The Development Plan Shall reflect the goals and policies of the Character & Design
Chapter of the Downtown Plan.

Applicant Narrative: The proposed rezone allows for higher intensities in a mixed-use
setting to encourage an urban lifestyle and appropriate balance of land uses with a rich
pedestrian environment. The requested bonus provisions requested allow for larger,
connective open space amenities throughout the development. The property is ideally
situated in a downtown setting that offers all ingredients for a successful mixed-use
redevelopment site. The proposed urban design, architectural character, landscaping
and hardscaping, and art elements will respect the unique climate, vegetation and
Scottsdale’s Old Town urban context by providing contextually appropriate building
materials and colors with an emphasis on shade, connectivity and art.

Further, the Scottsdale Collection enhances the pedestrian oriented Old Town
atmosphere by completely transforming the pedestrian experience within the Property
through the activation of street frontages lining to the range of established uses in the
area. Additionally, art will be a focal element of the project. It will be a unifying theme
for the project incorporating, but not limited to, ground level experiences, shade
elements, hardscape/seating and architectural design creating unique art encounters
and visual experiences for residents and visitors. Landscaping will include plants proven
to thrive in our desert climate while creating a shaded vegetative pedestrian experience
at the ground level.

Staff Analysis: From a context perspective, there are developments in the vicinity of
similar intensity either fully constructed or pending construction; including The Marquee
(7-ZN-2015; 150 feet in height), W Hotel (22-ZN-2004; 72 feet in height) and DC Hotel (2-
ZN-2018; 78 feet in height). The City Center component (Parcel A), with heights up to
156 feet, is located in an area where height and massing are more prevalent, and is
therefore more contextually compatible. However, this is a non-contiguous Planned
Block Development proposal, meaning the parcels that make up the development plan
area are not all connected. As such, there will be some contextual contrast where single-
story buildings are abutted by much taller buildings. This may be a natural evolution of
what is anticipated to be a much more intense area of Old Town in the coming years,
being that this area is designated as a Type 3 area by the Old Town Character Area Plan.

Additionally, the proposed development abuts the Old Town boundary at E. Camelback
Road, where transition of building height and massing is critical. The W Hotel set a
precedence along this frontage; however it is close to the intersection of N. Scottsdale
Road and E. Camelback Road where the adjacent development to the north is a utility
substation, and the majority of building massing is not immediately on the E. Camelback
Road street frontage. The yet to be constructed Edition Hotel (90 feet in height), also
located just north of the W Hotel, will eventually improve contextual compatibility in this
area. There is one building proposed on the east side of N. Saddlebag Trail that will be
upwards of 96 feet in height along Camelback Road. Where this building is located, the
buildings across the street to the north are small-scale single-story buildings averaging 16
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feet in height. As such, transition of height along E. Camelback Road is a critical
consideration. Though some stepbacks are proposed for these buildings (1:1 at 30 feet
in height, 1:3 at 43 feet in height) there will still be a contrast between the proposed
buildings and the less-intensive development on the north side of the street. The
building on the west side of N. Saddiebag Trail will be limited to 60 feet (inclusive of
rooftop appurtenances).

b. The site development standards and building form shall be in conformance with the
Downtown Plan Urban Design & Architectural Guidelines.

Applicant Narrative: Of the overall development plan area, a segment of less than 100
feet touches the Old Town boundary (Parcel B). Massing at this location has been
carefully planned by setting back building height deeper on the site versus vertically
positioned on Camelback Road. Additionally, building height at this location will be
limited to 96 feet east of N. Saddlebag Trail and 60 feet west of N. Saddlebag Trail, versus
the potential 156 feet permitted in the Type 3 area. The hierarchy of massing and
height, coupled with the varying architectural components, which will undulate and
articulate the facade both vertically and horizontally, will prevent monolithic vertical
buildings. These elements combined with strategic building placement will provide
thoughtful transitions to/from the existing and future Old Town context.

Staff Analysis: The Old Town Urban Design & Architectural Guidelines (OTUDAG) stress
the importance of coordinating new building form with the surrounding context. More
intense building mass, height and activity should be located away from existing
development at the Old Town boundary. Additionally, setbacks and stepbacks should be
utilized that reduce the apparent size and mass of buildings through architectural design
that subdivides buildings into horizontal components consisting of a base, middle and
top.

The City Center component (Parcel A), with heights up to 156 feet, is located in an area
where height and massing are more prevalent, thus promoting contextual compatibility.
Additionally, the buildings are setback a sufficient distance from the perimeter streets to
further reduce the impacts of height and massing. While additional stepbacks are
encouraged for the taller building on Parcel B, design responds favorably to the OTUDAG
by utilizing a variety of materials and planer differentiation to create visual interest and
reduce apparent massing. The Maya Hotel (Parcel C), though also lacking a stepback, is
designed to minimize glazing, resulting in reduced solar heat gain; and includes a large
recess on the east elevation, again to reduce apparent massing. Integrated balconies
provide an amenity for guests that provides views of the surrounding context.

c. The building form shall reflect the planned character of development within which the
development project will be located.

Applicant Narrative: The Downtown ordinance-required setbacks and stepbacks are
adhered to with the exception of the proposed amendments. The amendments are
needed due to the smaller infill condition of the various properties, and the floor plate of
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the hotel and residential uses, while respecting the importance of transitions to the
overall urban context and streetscape.

Staff Analysis: The Development Plan area is designated as a Type 3 area by the Old
Town Character Area Plan. Type 3 areas are intended to provide opportunity for the
most intensive development in the Old Town area, with allowed building heights up to
156 feet. The applicant’s proposal is consistent with the intent of the Type 3
designation.

d. The Development Plan shall incorporate standards for development within three hundred
fifty (350) feet of the Downtown Boundary that address appropriate transitions in building
height and building massing between the proposed development and the zoning districts
abutting or adjacent to the development.

Applicant Narrative: Of the overall development plan area, a segment of less than 100
feet touches the Old Town boundary. As such, massing at this location has been
carefully planned by setting back building height deeper on the site versus vertically
positioned on Camelback Road. Additionally, building height at this location will be
limited to 96 feet, versus the potential 156 feet permitted in the Type 3 area. The
hierarchy of massing and height, coupled with the varying architectural components,
which will undulate and articulate the fagade both vertically and horizontally, will
prevent monolithic vertical buildings. These elements combined with strategic building
placement will provide thoughtful transitions to/from the existing and future Old Town
context.

Staff Analysis: Massing at the Old Town boundary (E. Camelback Road) is a
consideration, primarily at Parcel B (The Mint site}. The parcels along the E. Camelback
Road frontage, on the west side of N. Saddlebag Trail, are very shallow, averaging 70 feet
in depth, limiting the potential for development to achieve the allowed height in the D
district and Type 3 areas (156 feet) and still minimize massing. The applicant
understands the challenge and is proposing maximum building heights of 60 feet
{inclusive of rooftop appurtenances) west of N. Saddlebag Trail. The parcels east of N.
Saddlebag Trail are deeper and can better accommodate higher buildings while
addressing impacts from massing. Proposed design for the buildings at this location
includes stepbacks in an effort to reduce massing, starting at 45 feet in height.
Additionally, a variety of materials are utilized that establish a hierarchy to reduce
apparent massing at the Old Town boundary.

e. The Development Plan for development within one hundred (100} feet of a Type 1 area,
Type 2 area and/or Type 2.5 area shall address appropriate transitions in building heights,
building massing and landscape materials between the proposed development and the
Type 1 area, Type 2 area or Type 2.5 area.

Applicant Narrative: Proposed buildings adjacent to the Type 2 or Type 2.5 areas will be
designed with a stepped transition depending on location and use of the building, while
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respecting the surrounding context and typology. The hierarchy of massing and height
coupled with the varying architectural components, which will undulate and articulate
the fagade both vertically and horizontally, will prevent monolithic vertical buildings.

Staff Analysis: The City Center site (Parcel A} is located adjacent to the existing W Hotel
(72 feet in height), the pending Marquee office building (150 feet) and the pending
Edition Hotel site (90 feet). The Edition Hotel site is the only one of the three designated
as a Type 2 area. Additionally, though not immediately adjacent, the Waterfront Towers
at 145 feet are in the vicinity. Once built, development on Parcel A will be generally
consistent with the surrounding context. The same condition applies to Parcel C {Maya
Hotel site), which does not abut any Type 2 or Type 2.5 areas. See analysis from previous
criterion for Parcel B.

f. The Development Plan shall incorporate standards for development adjacent to public
streets that Include sidewalks, pedestrian linkages, building forms and architectural
features that address human scale and pedestrian orientation

Applicant Narrative: Active street frontages are provided throughout the Scottsdale
Collection and will allow for parking, integration of shade trees and human-scale
landscaping and hardscape, including sidewalks and furniture for pedestrians.
Architecturally, the buildings will likely invoke a contemporary design with elements
inspired by the evolving Old Town character, providing for a higher quality pedestrian
environment inspired by a variety of refined building elements rather than a single, large
unarticulated mass.

Staff Analysis: The circulation plan calls for sidewalks as wide as 10 feet, with no
sidewalk less than 6 feet in width. Parcel A provides an enhanced elevated pedestrian
plaza that includes a large plaza space, walkway and connection to N. Buckboard Trail
from the intersection of N. Scottsdale Road and E. Camelback Road. The Maya Hotel
(Parcel C) attempts to establish a pedestrian scale by providing shade devices over the
ground level that conceal the proposed height and massing from pedestrian walking on
the street; however, a building setback of 10 feet and a drop-off lane are also proposed
for the hotel site which substantially reduces the desired sidewalk width (20 feet
minimum) on N. Buckboard Trail. Overall, the proposal includes public open space
plazas, both at street level and elevated; however, the lack of cohesiveness within the
Development Plan area makes consistent pedestrian connectivity between sites and
open space plazas challenging. The applicant has agreed to a phasing plan that will
address this issue.

The applicant has submitted a Traffic Impact Analysis (TIMA) however, the land uses and
densities for parcels around the one-way loop in the Entertainment area make a
thorough review of traffic impacts difficult. Conceptually, it is difficult to project that this
development will not impact vehicular circulation within the Entertainment loop by
creating more congestion, as there are no street improvements anticipated to address
this concern. With each phase of development, a traffic study will be required, and
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approval will be based on demonstration of a satisfactory level of service being
maintained.

g. The pedestrian circulation shall be accessible and easy to navigate, and incorporate open
space and pedestrian linkages to the public pedestrian circulation network.

o Applicant Narrative: The existing network of pedestrian linkages will be celebrated and
enhanced with the proposed development. Alternative modes of transportation, such as
by foot, bicycle, bus and/or trolley will be encouraged. Encouraging these alternative
means of transportation is inherent to downtown development as the proposed
Development Plan is located near numerous established retail, restaurants and cultural
destinations.

o Staff Analysis: The proposed Development Plan will inject significant pedestrian volume
to internal streets. It is not clear from the Development Plan how this volume will be
accommodated. Ideally a minimum 20-foot wide sidewalk should be provided for
internal streets {(with no private encroachments) to promote a safe and comfortable
pedestrian experience. Along perimeter streets {N. Scottsdale Road and E. Camelback
Road) that are perhaps not utilized by pedestrian as much as the internal sidewalks, a
minimum 10-foot clear width will be provided. One challenge with this proposal, as
previously indicated, is the lack of continuity. Individual properties within the
development are scattered, rather than being connected in a single Planned Block
Development (PBD). In order to promote consistency and a cohesive streetscape, each
phase of the development will be required to improve the right-of-way between
properties owned by the applicant.

Property Development Standards

The Development Review Board shall review any proposed amendments to the property
development standards included in the Development Plan and provide a recommendation to the
Planning Commission. The applicant is proposing several amendments to the property
development standards of the D District as part of the proposed PBD and the companion Infill
Incentive District request. A detailed description of those amendments can be found in the
narrative portion of the Development Plan (Attachment #3). The following is a summary of the
proposed property development standards (by parcel):

Parcel A (City Center):

» Maximum building height of 150 feet + 6 feet for rooftop appurtenances (allawed by PBD
w/bonuses)

» Building setback of 40 feet from back of curb, excluding deceleration lane and bus bays (no
change from stondard requirement)

» Building stepback plane of 2:1 beginning at 45 feet in height on streets (no change from
standard requirement)
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Parcel B (The Mint)

» Maximum building height of 90 feet + 6 feet for rooftop appurtenances east of N. Saddlebag
Trail, 60 feet west of N. Saddlebag Trail (up to 150 feet + 6 feet for rooftop appurtenances
allowed w/ PBD})

» Building setback of 20 feet along E. Camelback Road west of N. Saddlebag Trail, 25 feet east of
N. Saddlebag Trail (standard zoning requirement: 40 feet)

» Building stepback plane for eastern 100 feet of 30 feet beginning at 50 feet in height; for
remaining portion, 2:1 beginning at 45 feet (standard zoning requirement: 1:1 beginning at 30
feet in height, 1:3 thereofter}

Parcel C {(Maya Block)

» Maximum building height of 135 feet + 6 feet for rooftop appurtenances (up to 150 feet + 6 feet
for rooftop appurtenances ollowed w/ PBD; not requested with this application)

» For the portion of the Maya block not proposed for the hotel site, buildings shall be a maximum
of 141 feet on 55% of the property and a maximum of 32 feet on 45% of the property

» Building setback of 12 feet adjacent to on-street parking and drop-off lane (standard zoning
requirement: 20 feet from back of curb}. This setback shall be clear with no encroachments for
private improvements, including patios.

» No stepback from street frontages (standard zoning requirement: 2:1 beginning at 45 feet in
height)

**Other Parcels (future phases)

» Maximum building height of 65 feet for rooftop appurtenances (up to 150 feet + 6 feet for
roaftap appurtenances allowed w/ PBD; not requested with this application) on the
southernmost property at N. Wells Fargo & E. Stetson only; 50 feet on all other properties

» Building setback of 10 feet from back of curb (standard zoning requirement: 20 feet fram back
of curb} This setback shall be clear with no encroachments for private improvements, including
patios.

> Building stepback plane of 2:1 beginning at 60 feet in height (standard zaning requirement: 2:1
beginning at 45 feet in height)

**No development proposed as part of this application. Standards would apply to future
development.

Downtown Infill Incentive Plan

The Downtown Infill Incentive District and Infill Incentive Plan allow modifications to the Property
Development Standards of the Downtown District beyond those that may be permitted in
accordance with the Planned Block Development (PBD) Overlay District. These include potential
modifications to building height and other development standards and related criteria. The goals of
the Downtown Infill Incentive Plan (DIIP) provide additional criteria for amending these standards
and mirror the PBD criteria discussed in this report. The most significant goal and objective of the
DIIP related to this application is, Goal 2 and Objective 2.3, which states “Any new development,
infill development and redevelapment adjacent to the Downtawn baundary sholl incorporate
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contextually appropriate tronsitions to the estoblished development outside the Downtown
boundary”.

Staff Analysis: As previously discussed, the Mint site (Parcel B) has the most direct impact on the E.
Camelback Road frontage due to its proximity to less-intensive development on the north side of E.
Camelback Road. Several steps are taken by the applicant in an attempt to mitigate the impacts of
height and massing along this frontage; however, due to the shallow parcel depths (70 feet in some
areas), it is challenging to achieve the desired height and still provide appropriate transition of
height and massing at the Old Town boundary. As proposed, buildings at this location will be
vertical up to 45 feet without a stepback. Additionally, the proposal includes a reduction of the
standard building setback from 40 feet back of curb to 25 feet back of curb along E. Camelback
Road, which results in buildings being closer to the street. The applicant has reduced the proposed
height from the maximum allowed in Type 3 to 60 feet west of Saddlebag Trail and 90 feet east of N.
Saddlebag Trail.

Transportation

The development associated with the proposed zoning district amendment is located in the
downtown area bounded by Scottsdale Road, Civic Center Plaza, Camelback Road, and Shoeman
Lane. The street system in this area is complete and major changes in street cross sections,
alignments, and traffic control are not being proposed with this development. Sidewalks and
pedestrian facilities will be enhanced as the individual parcels are developed. Transportation staff
has recommended that an eastbound deceleration lane be constructed on Camelback Road at the
Brown Avenue intersection. Due to the proximity of the Brown Avenue intersection on Camelback
Road to Scottsdale Road, Transportation staff is recommending to restrict the northbound left-turn
movement during the peak traffic hours. Transportation staff is also in the process of installing a
traffic signal at the Camelback Road and Saddlebag Trail intersection due to the high volume of
pedestrian crossings during weekend evenings.

A Traffic Impact and Mitigation Analysis (“TIMA”} was submitted for the proposed development.
The approval of the zoning district change for the proposed project will result in an estimated 8,257
trips generated per day to and from the project site. The development is estimated to generate 355
a.m. peak hour trips, 638 p.m. peak hour trips, and 251 trips during the late evening peak hour
starting at 10:30 PM. This represents an increase of 6,736 (+442%) weekday daily trips over the
existing land uses. Due to the COVID-19 conditions the traffic consultant was unable to collect traffic
volumes at all of the study intersections. As a result, the case stipulations require that the applicant
provide an update traffic impact analysis with each Development Review Board application for
parcels that are included in this rezoning application. It is not anticipated that the proposed site
generated traffic will create capacity issues at the major intersections along the boundary of the
site. The street system within the planned development has several routes that can be utilized for
access which will help to disperse traffic as needed.

Transportation staff does have concerns regarding the enhanced pavement markings shown on the
site plans and crosswalks proposed at intersections that do not have traffic control to stop vehicles.
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The site plan also shows a pedestrian crossing on Scottsdale Road in between Shoeman Lane and
Camelback Road that does not include any traffic control. The stipulations require that these issues
be resolved with staff prior to final development approval.

Parking

A Parking Master Plan (PMP) was submitted as part of this application. As allowed in Section
9.104.E of the Zoning Ordinance, the PMP utilizes a Mixed-Use Shared Parking Program (MUSPP) as
the basis for determining required parking for the project. The MUSPP determines needed parking
based on hours of operation and peak demands. For example, an office use typically only needs
parking between the hours of 8:00 AM to 5:00 PM. After hours, no parking is required for the office
users, and can be utilized for other uses during this time. The objective of the MUSPP is to
encourage the use of alternative means of transportation and reduce pavement and impermeable
surfaces.

The Parking Master Plan also recommends parking ratios based on market analysis and parking
trends. For this project, 1.1 spaces per residential bedroom is proposed. Analysis in the PMP
suggests residents in an urban setting are less dependent on their vehicles, and the PMP cites the
Broadstone Waterfront community as an example. That development provides 1.53 spaces per unit
however, it is suggested that 1.02 spaces per bedroom is sufficient, based on its urban location
close to restaurants and retail, to meet demand. For this project, it is suggested that a 1.1 space per
bedroom ratio results in an additional parking space for every 7.5 units. For the hotel use, a ratio of
0.8 spaces per key is recommended. This is consistent with the ratio utilized for both the Canopy
Hotel (21-ZN-2017) and the DC Hotel (2-ZN-2018); justification being that most hotel guests no
longer rent vehicles or drive their own vehicles to a hotel. Ride sharing options are now the
preferred method, to get to and from the hotel and to get to nearby activities and restaurants. The
PMP cites analysis of other hotels in the Old Town area as justification for a 0.43 to 0.65 per key
ratio.

A total of 763 physical parking spaces are proposed for this development. Utilizing recommended
ratios for multi-family and hotels, combined with the MUSPP, parking demand for the City Center
site would be between 410 and 454 spaces. A total of 521 spaces are proposed on the City Center
site, leaving a surplus of between 67 and 111 spaces. Utilizing the same analysis and MUSPP ratios,
the Mint site would require between 157 and 160 spaces. A total of 242 spaces are proposed,
leaving a surplus of between 82 and 85 spaces. Finally, for the Maya site, all parking for the hotel
use (132 spaces) is proposed to be provided remotely, utilizing valet service. The PMP suggests that
the adjacent W Hotel is able to accommodate most of the needed parking for the Maya Hotel. 218
spaces are provided at the W Hotel. The PMP suggests maximum parking demand for the W Hotel
is 104 spaces, leaving a surplus of 114 spaces. Combined with the 22 spaces presently proposed at
the plaza space south of the hotel site, a total of 136 spaces are provided for the hotel.

Water/Sewer

Basis of Design (BOD) reports for water and sewer were submitted and have been accepted by the
Water Resources Division, with conditions. Upsizing and rerouting of sewer infrastructure will be
required, to handle demands generated by the City Center site and accommodate the proposed
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hotel use. Similar improvements will be required for the water infrastructure, though in general
existing lines are sufficient to accommodate the project.

Public Safety

The City’s public service divisions have reviewed the proposal and determined that existing facilities
are sufficient to provide service to the proposed uses. No impacts to existing service levels are
anticipated.

Open Space

Though no open space is required in the Old Town area, the proposal includes publicly accessible
open space, mostly contained within the public plaza proposed for the City Center site (15,000
square feet) and a publicly accessible elevated bridge over N. Saddlebag Trail that will connect the
west int site to the east Mint site. The open space plan for the project includes a significant plaza
area on the City Center site that will announce the project at the intersection of N. Scottsdale Road
and E. Camelback Road and provide a pedestrian connection through the City Center site to the rest
of the project. The applicant is coordinating with SRP to enhance the canal at the intersection,
which would improve/widen the sidewalk connection. Internal and perimeter sidewalks will be
widened to accommodate anticipated pedestrian traffic. Sidewalks along the E. Indian Plaza and E.
Shoeman Lane street frontages for the Maya Hotel site are proposed to be a minimum of 12 feet.
For a use that generates significant pedestrian traffic, a minimum of 20 feet in width is
recommended.

Abandonment

Traffic/Trails

The alley is mostly utilitarian, providing access for refuse collection and parking spaces on the
adjacent parcels; all of which is proposed to be relocated to make way for the proposed hotel. The
proposed abandonment will not affect access to any of the adjacent properties. There are no
existing trails affected by the proposed abandonment.

Emergency/Municipal Services
All existing emergency and service vehicle access to properties surrounding the site will be
maintained and provided by existing streets. No impacts to service levels are anticipated.

Public Utilities

All public utilities have been notified of the applicant’s request. There are existing dry utilities in the
alley and the applicant is coordinating with the individual utility providers to relocate and/or bury
lines as needed. In addition to the dry utilities, there are existing water and sewer lines in the alley.
These lines were identified during Water Resources review of the BOD'’s and the applicant will be
responsible for relocating these lines.

Community Involvement

Over 500 property owners within 850 feet of the Development Plan boundary (750 feet required),
and the City’s Interested Parties List have been notified by mail of the applicant’s request.
Additionally, the proposal was advertised on the City’s P&Z Link and application materials were
made available on the City’s website for public view. Prior to COVID, the applicant team held two
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town hall meetings and walking tours of the DP area to get feedback. Per the applicant’s Citizen
Outreach Report, a total of 37 people attended the two town hall meetings. Issues raised included
parking, building height, use mix, traffic, art and timing of construction. The report indicates that
the majority of feedback was favorable.

During May and June, in response to COVID, numerous update presentations were presented via
Zoom to property owners in the area and many of the individuals who attended the town hall
meetings. Per the report, response from these presentations was also generally favorable. See
timeframe below.

11/21/2019: Community meeting prior to submittal (Galleria; 25+ attendees)
12/17/2019: Community meeting prior to submittal (W Hotel; 20+ attendees)
1/27/2020: walking tour with interested parties
1/28/2020: walking tour with interested parties

5/27/2020: Heads-up postcard sent to property owners within 750 feet of the Development
Plan boundary (when case was first submitted).

9/24/2020: Site posted with Early Notification sign announcing 10/5/2020 virtual open house
9/30/2020: Site posted with a sign announcing 10/15/2020 Development Review Board hearing

10/9/2020: Site posted with Hearing Sign announcing the 11/18/2020 Planning Commission
hearing.

11/2/2020: Heads-up postcard sent to property owners within 750 feet of the Development
Plan boundary announcing the 11/18/2020 Planning Commission hearing.

11/5/2020: Hearing sign posted at site updated to announce the 12/2/2020 City Council
hearing.

Community Impact/Policy Implications

Significant pedestrian improvements in and around the Development Plan area

Publicly accessible plaza space at the intersection of N. Scottsdale Road and E. Camelback Road
Significant Public Art presence throughout the Development Plan area

Significant reinvestment in the Old Town area

Parking reduction from standard ordinance requirements proposed as part of Parking Master
Plan

Reduced building setbacks and stepbacks proposed along Old Town boundary (E. Camelback
Road) at northeast corner of project
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e Reduced building setbacks, and private drop-off in the public right-of-way on N. Buckboard Trail
proposed at Maya Hotel site

OTHER BOARDS & COMMISSIONS

Development Review Board

The Development Review Board considered the zoning case at the 10/15/2020 hearing and
recommended approval with a 4-0 vote. During discussion, there was an inquiry about the potential
for an enhanced pedestrian connection across N. Scottsdale Road. Additionally, the applicant as
urged to pursue the enhancements for the triangle of land at the intersection of N. Scottsdale Road
and E. Camelback Road.

Planning Commission

Planning Commission considered these cases at the 11/18/2020 hearing and recommended
approval with a vote of 4-1. There were 4 requests to speak, all of whom were in favor of the
proposal. The Commissioner who dissented expressed concern that, due to the size and
sighificance of the project cases should be continued, to a date to be determined, so they could be
considered in a public forum; where citizens could voice their concerns/opinions directly to the
Planning Commission, rather than remotely.

Staff's Recommendation to Planning Commission

1. Staff recommended that the Planning Commission find that the Planned Block Development
Overlay criteria have been met, and determine that the proposed zoning district map
amendment is consistent with and conforms to the adopted General Plan, and make a
recommendation to City Council for approval of a 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, Parking District, Planned Block Development,
Downtown Overlay {D/DMU-3 P-3 PBD DO} zoning, with an Infill Incentive () District to allow for
amended development standards at the Old Town boundary, and a Development Plan with
development standards, and a Parking Master Plan on an overall +/- 6.5-acre {net 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, per the attached stipulations.

2. Staff recommended that Planning Commission make a recommendation to City Council for
approval to abandon alley right-of-way, varying in width from 18 feet to 20 feet, between E.
Indian Plaza to the north and E. Shoeman Lane to the south, bordered by parcels 173-41-260,
173-41-182, 173-41-183 and 173-41-259, subject to the following:

a. All existing water and sewer lines, including fire lines, in the alley shall be removed or
relocated to the satisfaction of the Water Resources Division.

b. The property owner shall pay compensation to the City, in an amount to be determined by
City Council, for abandonment of the public interest in the alley right-of-way.
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RECOMMENDATION

1. Adopt Ordinance No. 4479 approving a 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, Parking District, Planned Block Development, Downtown Overlay
(D/DMU-3 P-3 PBD DO) zoning, with an Infill Incentive () District to allow for amended
development standards at the Old Town boundary, and a Development Plan with development
standards, and a Parking Master Plan on an overali +/- 6.5-acre (net 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.

2. Adopt Resolution No. 11979 abandoning alley right-of-way, varying in width from 18 feet to 20
feet, between E. Indian Plaza to the north and E. Shoeman Lane to the south, bordered by
parcels 173-41-260, 173-41-182, 173-41-183 and 173-41-259.

3. Adopt Resolution No. 11978 declaring “The Scottsdale Collection Development Plan” as a public
record.

4. Adopt Resolution No. 12008 authorizing Development Agreement 2020-194-COS.

RESPONSIBLE DEPARTMENT

Planning and Development Services
Current Planning Services

STAFF CONTACT

Greg Bloemberg

Senior Planner

480-312-4306

E-mail: gbloemberg@ScottsdaleAZ.gov
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ORDINANCE NO. 4479

AN ORDINANCE OF THE COUNCIL OF THE CITY OF SCOTTSDALE,
MARICOPA COUNTY, ARIZONA, AMENDING ORDINANCE NO. 455, THE
ZONING ORDINANCE OF THE CITY OF SCOTTSDALE, BY AND FOR THE
PURPOSE OF CHANGING THE ZONING ON THE “DISTRICT MAP® TO ZONING
APPROVED IN CASE NO. 9-ZN-2020 AND CASE NO. 1-1-2020 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, PARKING P-3 DISTRICT DOWNTOWN OVERLAY (D/DMU-3
PBD P-3 DO) ZONING, WITH AN INFILL INCENTIVE (il) DISTRICT TO ALLOW
FOR AMENDED DEVELOPMENT STANDARDS AT THE OLD TOWN
BOUNDARY, AND A DEVELOPMENT PLAN WITH DEVELOPMENT
STANDARDS, AND A PARKING MASTER PLAN ON AN OVERALL +/- 10.2-
ACRE 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.

WHEREAS, the Planning Commission held a hearing on November 18, 2020;
WHEREAS, the City Council held a hearing on December 2, 2020; and

WHEREAS, the City Council finds that the proposed development is in substantial harmony
with the General Plan of the City of Scottsdale and will be coordinated with existing and planned
development; and

WHEREAS, the City Council finds that the following Planned Block Development criteria
have been met:

a. The proposed development subports the land use elements of the General Plan
and the Downtown Plan.

b. . Each proposed land use helps maintain a balance of land uses in the Downtown
Area in accordance with the Downtown Plan.
c. Each proposed land use is compatible with the adjacent development, and

strengthens the mix of land uses and activities in the Downtown Area.

d. Each proposed land use substantially impléments the pedestrian oriented,
twenty-four (24) hour downtown community goals of the Downtown Plan.

18513012v1 Ordinance No. 4479
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e. The proposed Development Plan reflects noteworthy investments to provide
public benefits, improve the quality of life in the community, and assist in
achieving the goals and policies of the General Plan, Downtown Plan and City
objectives, in the vicinity where the development will be located.

WHEREAS, it is now necessary that the comprehensive zoning map of the City of Scottsdale
(“District Map”) be amended to conform with the decision of the Scottsdale City Council in Case No.
9-ZN-2020.

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Scottsdale, as follows:

Section 1. That the “District Map” adopted as a part of the Zoning Ordinance of the City of
Scottsdale, showing the zoning district boundaries, is amended by rezoning a +/-10.2-acre site
generally located between E. Camelback Road to the north, N. Civic Center Plaza to the east, E. 6%
Avenue to the south, and N. Scottsdale Road to the west and marked as “Site” (the Property) on the
map attached as Exhibit 2, incorporated herein by reference, fromy 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 Overay (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 (I1) District, and
by adopting that certain document entitied “The Scottsdale Collection Development Plan® declared
as public record by Resolution 11978 which is incorporated into this ordinance by reference as if fully
set forth herein.

Section 2. That the above rezoning approval is conditioned upon compliance with all
stipulations attached hereto as Exhibit 1 and incorporated herein by reference.

PASSED AND ADOPTED by-the Council of the City of Scoftsdale this __of ____ -
2020.

ATTEST: CITY OF SCOTTSDALE, an Arizona
municipal corporation

By: By:
Carolyn Jagger, City Clerk

'W.J. “Jim" Lane, Mayor

APPROVED AS TO FORM:
- OFFICE OF THE CITY ATTORNEY

s @uﬂt&
Shérry R. Scott, City Attomey
By: Joe Padilla, Deputy City Attomney
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Case 9-ZN-2020

Stipulations for the Zoning Application:
The Scottsdale Collection
Case Number: 9-ZN-2020 and 1-11-2020

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

Text in bold print and strikethrough represents changes made after the Planning Commission hearing.

SITE DESIGN

1.

CONFORMANCE TO DEVELOPMENT PLAN. Development shall conform to the Development Plan,
entitled “Scottsdale Collection Development Plan,” which is on file with the City Clerk and made a
public record by Resolution No. 11978 and incorporated into these stipulations and ordinance by
reference as if fully set forth herein. The Development Plan is contingent upon the fulfilment of
special public improvements requirements as outlined in and governed by the associated
Development Agreement. Any proposed significant change to the Development Plan, as determined
by the Zoning Administrator, shall be subject to additional action and public hearings before the
Planning Commission and City Council. Where there is a conflict between the Development Plan and
these stipulations, these stipulations shall prevail.

CONFORMANCE TO DEVELOPMENT STANDARDS. Development shall conform to the development
standards included as part of the Development Plan. Any change to the development standards shall
be subject to additional public hearings before the Planning Commission and City Council.

CONFORMANCE TO DEVELOPMENT AGREEMENT. Development shall conform with the associated
Development Agreement, Contract No. 2020-194-COS (approved by Resolution No. 12008). The
property owner shall provide special public improvements in accordance with and as governed by
the Development Agreement, including requirements for timing of completion of special public
improvement and/or equivalent payments. Proposed special public improvements are subject to the
approval of the Zoning Administrator. Should the Development Agreement not become effective, or
if the Developer does not comply with the terms of the Development Agreement for payment of the
bonus amount, the bonus building height as set forth in the Development Plan shall become null

and void. Any change to the Development Agreement shall be subject to City Council approval.
Where there is a conflict between the Development Agreement and these stipulations the
Development Agreement shall prevail.

MAXIMUM DWELLING UNITS/MINIMUM NON-RESIDENTIAL FLOOR AREA. Maximum dwelling units
and minimum non-residential floor area shall be as indicated in the Land Use Budget Table on the
following pages.
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Exhibit 1
Page 1of 10




Case 9-ZN-2020

Land Use Budget Table

City Center Parcel A

Exhibit 1
Page 2 of 10

Parcel Gross Max DU/AC Max # of Units
Acres
173-41-004
173-41-005 /35
173-51-015A acres 85 du/ac (2) 300 units
173-41-0168 (gross)
173-41-017A
173-41-021A
Non-Residential Floor Area {including hotel)
Minimum Square Footage retail/ Maximum Square Footage
restaurant of Non-Residential
(1) 30,000 square feet 300,000 square feet
Mint Site Parcel B
173-41-216
173-41-153
173-41-152 +/-2.3
173-41-151 ’ .
173-21-150 (:::::) 62.5 du/ac {2) 125 units
173-41-149
173-41-119A
173-40-123
Non-Residential Floor Area (including hotel)
Maximum Square Footage
of Non-Residential
100,000 square feet
Maya Site Parcel C
173-41-260
173-41-182 +/-2.75
173-41-183 acres 80 du/ac {2) 200 units
173-41-259 (gross)
173-41-265
Non-Residential Floor Area (including hotel)
Version 7- 17 Ordinance No. 4479
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Maximum
Non- Proposed # | Minimum
Residential of hotel # of hotel
Square rooms rooms
Footage
250,000 square 164 164
feet
Other Parcels

173-41-174

173-41-146

173-41-145

173-a1257 | Y7

acres 50 du/ac (2) 150 units
173-41-258
{gross)

173-41-087

173-41-086A

173-41-083A

Non-Residential Floor Area (including hotel}
Maximum Non-
Residential Square
Footage
100,000 square feet

1} A minimum of 12,500 square feet shall be provided per residential/hotel/office building
2) Not to exceed 512 total units for the entire Development Plan

Allocation of dwelling units and/or non-residential floor area is subject to the maximum density in
the Land Use Budget Table and subject to city staff approval. The property owner's redistribution
request shall be submitted with the preliminary plat or the Development Review Board submittal
and shall include a revised Master Development Plan and a revised Land Use Budget Table indicating
the parcels with the corresponding reductions and increases.

MAXIMUM GROSS FLOOR AREA RATIO. The maximum gross floor area of non-residential floor area
for the Development Plan shall not exceed 1.3. Any increase in the gross floor area ratio shall be
subject to additional action and public hearings before the Planning Commission and City Council
and modification of the associated Development Agreement.

RETAIL/RESTAURANT ON CITY CENTER SITE. The minimum 30,000 square feet of retail/restaurant
on the City Center site shall be in locations that activate the public plaza space(s}), in conformance
with Stipulation #8 10.

MAXIMUM RESIDENTIAL DENSITY. The overall residential density for the Development Plan area
shall not exceed 512 dwelling units.

MAXIMUM BUILDING HEIGHT/BONUS BUILDING HEIGHT. Maximum building heights for the
Development Plan shall be as follows:
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Parcel/Phase Maximum Building Height
{inclusive of rooftop appurtenances)

City Center 156 feet

Maya Site 141 feet (55% of site, including hotel)
32 feet {45% of site)

Mint Site 96 feet (east of N. Saddlebag Trail)
60 feet {(west of N. Saddlebag Trail

65 feet (southernmost parcel only at intersection

“Other Parcels” (Phase 4) of N. Wells Fargo and E. Stetson Avenue)

50 feet (all other parcels)

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.

10. PUBLICLY ACCESSIBLE OPEN SPACE ON CITY CENTER SITE. The City Center site shall include a
publicly accessible grade-level plaza with a minimum area of 15,000 square feet.

11. ENHANCED PEDESTRIAN CONNECTION. Subject to Salt River Project approval, the applicant shall
provide an enhanced pedestrian connection that includes a sidewalk and landscaping at the
intersection of N. Scottsdale Road and E. Camelback Road. Design of the connection shall also be
subject to Development Review Board approval.

12. STREETSCAPE IMPROVEMENTS. All required streetscape improvements, including sidewalks,
landscaping, lighting, seating elements, etc., shall be installed in accordance with the Streetscape
Improvements Phasing Plan included as part of the Development Plan. Maintenance and upkeep of
all streetscape improvements for each phase shall be the responsibility of the master developer and
as otherwise set forth in Development Agreement.

13. MAYA SITE STREET SIDEWALKS. The street sidewalks along the west, south and north sides of the
Maya Hotel shall be a minimum of 12 feet in width {unobstructed) and a street sidewalk with a
minimum width of 20 feet (unobstructed) shall be provided along the rest of the Maya Site. No
private improvements shall encroach into the minimum unobstructed width.

14. ENHANCED PAVING IN RIGHT-OF-WAY. Maintenance of any enhanced paving treatments in
intersections, at locations specified in the Development Plan, shall be the responsibility of the
Version 7- 17 Ordinance No. 4479
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15.

16.

17.

18.

19.

20.

21.

22.

23.

master developer and as otherwise set forth in the Development Agreement. All private paving
treatments in the right-of-way shall be subject to execution of a Private Improvements in the Right-
of-Way Agreement prior to construction.

SCOTTSDALE ROAD STREETSCAPE DESIGN GUIDELINES. The applicant shall demonstrate to the
Development Review Board compliance with the City's Scottsdale Road Streetscape Design
Guidelines where applicable.

SHOEMAN LANE STREETSCAPE. Streetscape improvements to E. Shoeman Lane shall be consistent
with the streetscape approved as part of the Marquee Development Plan (Resolution No. 11533).

SADDLEBAG TRAIL/INDIAN PLAZA STREETSCAPE. All angled parking along N. Saddlebag Trail and E.
Indian Plaza adjacent to the project site shall be replaced with parallel parking to match existing
design elsewhere within the development plan area.

ACCESS RESTRICTIONS. Access to the development project shall conform to city published standards
and requirements, at time of project development, with no new driveways to N Scottsdale Road
allowed.

PARKING IN EXISTING P-2 AREAS. Existing parking along alleys {P-2 zoned) shall remain in place until
development of the parcel(s) associated with the P-2. If removed, the spaces shall be replaced
elsewhere in the Development Plan or deducted from the P-3 credits.

MULTI-FAMILY LOADING AREAS. Each multi-family project site design shall accommodate loading
areas outside of city rights-of-way and in conformance with city published standards and
requirements, at time of project development, with associated site plan modifications to
accommodate as needed.

SERVICE VEHICLE SERVICE AREA. Each project site design shall accommodate service vehicle areas
outside of city rights-of-way and in conformance with city published standards and requirements, at
time of project development, with associated site plan modifications to accommodate as needed.

REFUSE. Each project site design shall accommodate refuse infrastructure in conformance with city
published standards and requirements, at time of project development, with associated site plan
maodifications to accommodate as needed.

PROTECTION OF ARCHAEOLOGICAL RESOURCES. Any development on the property is subject to the
requirements of Scottsdale Revised Code, Chapter 46, Article VI, Protection of Archaeological
Resources, Section 46-134 - Discoveries of archaeological resources during construction.

DEDICATIONS

24.

RIGHT-OF-WAY DEDICATIONS. Prior to issuance of any permit for the development project, the
property owner shall make the following fee-simple right-of-way dedications to the City of
Scottsdale with adjustment to site as required to accommodate:

a. ECAMELBACK ROAD. Forty-five (45) south half-right-of-way width.
b. N SCOTTSDALE ROAD. Fifty-five (55) foot east half right of way width.
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25.

26.

27,

28.

c. ALLEY. Ten (10) foot half alley right of way width for alleys abutting any portion of development
project.

d. E CAMELBACK ROAD and BROWN AVENUE INTERSECTION. Intersection right of way width as
needed to accommodate a city standard deceleration lane (or as approved by the
Transportation Director), at time of project development, along E Camelback Road at Brown
Avenue.

PUBLIC TRANSIT FACILITY AND ACCESS EASEMENT. Prior to issuance of any permit for the
developmentproject City Center site, the property owner shall dedicate Public Transit Facility and
Access Easement to the City of Scottsdale as needed to contain city standard transit facility
improvements that are to be constructed in accordance with the infrastructure requirements below.

PUBLIC NON-MOTORIZED ACCESS EASEMENT. Prior to issuance of any permit for the development
project a project phase, the property owner shall dedicate a continuous Public Non-Motorized
Access Easement to the City of Scottsdale to contain the public sidewalk in locations where the
sidewalk crosses onto private property of the development project.

PUBLIC NON-MOTORIZED ACCESS EASEMENT (CITY CENTER). Prior to issuance of any permit for the
development project, the property owner shall dedicate a minimum 20-foot wide continuous Public
Non-Motorized Access Easement to the City of Scottsdale to connect N. Scottsdale Road and N.
Brown Avenue.

EASEMENTS. Prior to the issuance of any permit for the development-project-a project phase, the
property owner shall dedicate all project related easements, per city published standards and
requirements, to the City of Scottsdale either via plat or map of dedication, with site modification as
needed to accommodate the easements.

INFRASTRUCTURE

29.

30.

31,

CONSTRUCTION COMPLETED. Prior to issuance of any Certificate of Occupancy or Certification of
Shell Building, whichever is first, for any phase of development project, the property owner shall
complete all the infrastructure and improvements associated with that phase, required by the
Scottsdale Revised Code and these stipulations.

STANDARDS OF IMPROVEMENTS. Except as otherwise provided in these stipulations or approved
by the Development Review Board, all improvements (curb, gutter, sidewalk, curb ramps,
driveways, pavement, concrete, water, wastewater, etc.) shall be designed and constructed in
accordance with the applicable City of Scottsdale Supplements to the Maricopa Association of
Governments (MAG) Uniform Standard Specifications and Details for Public Works Construction,
Maricopa Association of Governments (MAG} Uniform Standard Specifications and Details for Public
Works Construction, the Design Standards and Policies Manual (DSPM), and all other applicable city
codes and policies.

CIRCULATION IMPROVEMENTS. Prior to issuance of any permit, excluding demolition for the
development project, the property owner shall submit and obtain approval of construction
documents to construct the following improvements per the Streetscape Phasing Plan, with
adjustment to site as required to accommodate:

a. N Scottsdale Road.
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A ten (10) foot minimum, separated from back of curb, or a twelve (12) foot minimum, curb
attached, sidewalk along project frontage. Wider sidewalks adjacent to SRP Canal shall be
subject to SRP approval.

An at-grade pedestrian crossing, with associated traffic control measures, between E
Cameiback Road and N. Drinkwater Blvd. with Transportation and Streets Department
Director approval prior to final plan submittal, or an in-lieu fee shall be paid for said
improvements.

b. E. Camelback Road.

c. NB

A ten (10) foot minimum, separated from back of curb, or a twelve (12) foot minimum, curb
attached, sidewalk along project frontage. Wider sidewalks adjacent to SRP Canal shall be
subject to SRP approval.

An east bound right turn deceleration lane at Brown Avenue.

Two (2) transit facilities (bench, bike rack, and trash cans) at the existing transit stop
locations abutting project development.

Install signage restricting north bound left turn movement from Brown Avenue during
weekday peak hours, 7am to 9am and 4pm to 6pm.

uckboard Trail. A curb separated valet drop off adjacent to hotel project.

d. Local Streets.

1. An eight (8) foot minimum width, separated from back of curb, or a ten (10) foot minimum,
curb attached, sidewalk along any project frontage with said roadway classification.

2. Enhanced paving/markings shall only be allowed to be applied within crosswalks that are
approved by the Transportation Director, or at controlled intersections (all-way stop or
traffic signal). The crosswalks associated with these enhanced designs must be located near
the curb returns, consistent with national standards, and be approved by the Transportation
Director. A maintenance agreement will be required for any enhanced pavement
application.

3. Any proposed modifications to the existing street alignments, including curb
relocation/modification, shall require approval of the Transportation and Streets Director.

4. Alllocations where existing driveways are proposed to be removed shall be replaced with
on-street parking and/or curb, gutter and sidewalk.

e. Alleys.

1. Reconstruction, to include positive drainage, full width of and to all alleys abutting any
portion of development project.

2. Reconstruction and construction of pedestrian crossings at alley intersection with city
streets, within the City right-of-way or on the applicant’s property, to all such occurrences
abutting any portion of development project.

3. Construction work in alleys shall be coordinated with the city’s solid waste department with
disruption to refuse service routes mitigated by project owner.
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32. STREET LIGHTING. Prior to issuance of any permit for the-development-project a project phase, the
property owner shall submit and obtain approval of construction document to reconstruct all city
lighting within right-of ways adjacent to and through project phase in accordance with the
Streetscape Phasing Plan, not meeting city published standards and requirements at time of
development, with adjustments to site as required to accommodate.

33. TRAFFIC IMPACT STUDY. Prior to or in conjunction with all future Development Review Board case
submittals, the property owner shall submit and obtain approval of a traffic impact study meeting
city published standards and requirements at time of submittal. Recommendations of approved
traffic study or studies are hereby incorporated into these stipulated project requirements and are
to be fulfilled accordingly.

34. WATER LINE. Prior to issuance of any permit for the-development-project a project phase, the
property owner shall submit and obtain approval of construction documents to construct the
following improvements:

a. City Center. An eight (8) inch water line loop from E Camelback Road adjacent to, and
previously through, the ‘City Center’ project.

b. Mint. Install a water line tee for existing line and services and extend an eight (8) inch
watermain to west end of developing Mint parcel and cap, with desire to eventually loop this
watermain to Buckboard.

35. WASTEWATER LINE. Prior to issuance of any permit for a project phase, the property owner shall
submit and obtain approval of construction documents to construct the following improvements:

a. City Center. If the southern portion of the City Center project conflicts with the existing
gravity sewer line, Fthe city center project is shall be contingent upon the relocation of city
public sewer running in an easement bisecting the as proposed City Center project. The
rerouting of this sewer shall require the following:

1. The project development shall relocate any laterals and make any necessary plumbing
modifications to all impacted parcels to maintain continuous sewer service.

2. In the final basis of design report the project development shall provide written concurrence
from all impacted property owners, or official reps, confirming responsibility for revising
respective already approved plans or otherwise responsibility for necessary coordination
items related to sewer and service lateral modifications.

3. The project owner shall provide documentable written confirmation from the Marquee
project development Engineer that the required sewer extension along E Shoeman Lane will
not conflict with the current Marquee project development design.

4. Approximately one hundred ninety (190) feet of new eight (8) inch gravity sewer system
extension along E Shoeman Lane from its current terminus west, to serve all relocated
sewer system parcels, with either vertical realignment of necessary water lines or, at each
crossing, concrete encase both water and sewer lines within ten (10) feet where vertical
clearance less than two (2) feet. Crossings shall only be made in the middle of the water
main pipe segment.

5. Abandonment, through removal, of existing sewer system within easement bisecting
project, assuring sewer service at all times to parcels being served from this line until such
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time as those parcels may be served by new eight (8) inch sewer in E Shoeman Lane as
stipulated above.

b. E Camelback Road.

1. Twelve (12) inch sewer extension from the western most property line boundary to N
Buckboard Trail and fifteen (15) inch sewer extension from N. Buckboard Trail to N 75™
Street. Construction shall include all required manholes per City Standards. Design of
these sewer extensions, in slopes and elevations, shall accommodate connection of
potential future redevelopment north of E Shoeman Lane and west of N Brown Avenue and
north of E Indian Plaza between N Brown Avenue and N 75" Street. Oversizing of these
ewer extensions, in accordance with city oversizing provisions, may be required by Water
Resources either through final basis of design approval or plan approval.

2. Abandonment, through removal, of existing sewer system along southside of E Camelback
Road along project development frontage, assuring sewer service at all times to parcels
being served from this line until such time as those parcels may be served by new twelve-
inch sewer extension as stipulated above.

¢. Maya Hotel.

1. If the connection of the existing eight (8) inch gravity sewer serving properties to the
north of the Maya Hotel cannot be routed into the proposed north-flowing N. Buckboard
Trail sewer line deemed necessary for routing the Maya Hotel flows per case 14-ZN-2020,
Aapproximately two hundred (200) feet of new eight (8) inch gravity sewer system shall be
installed along E Indian Plaza from the abandoned alley east to the existing city gravity
sewer system.

2. Existing eight (8) inch sewer system within alley to be abandoned through removal, assuring
sewer service at all times to parcels being served from this line until such time as those
parcels may be served by new eight {8) inch sewer in E Indian Plaza as stipulated above.

3. Approximately three hundred twenty-one (321) feet of new eight (8) inch gravity sewer,
incorporating a minimum of two (2) manholes, along N Buckboard Trail from the Maya Hotel
to E Camelback Road, to serve all of the Maya Hotel sewer flows.

36. WASTEWATER IN LIEU PAYMENT. The property owner shall make an in lieu of construction payment
to the city for the project development’s sewer discharge in exceedance of city sewer system
capacity into E Camelback Road sewer system between N 75" Street and N Miller Road. Payment
amount shall be finalized and documented in the final basis of design report for each development
submittal and payment shall be made prior to plat recordation or building permit, whichever comes
first.

37. WATER AND WASTEWATER IMPROVEMENTS. The property owner shall provide all water and
wastewater infrastructure improvements, including any new service lines, connection, fire-hydrants,
and manholes, necessary to serve the development.

38. FIRE HYDRANT. The property owner shall provide fire hydrant(s) and related water infrastructure
adjacent to lot, in the locations determined by the Fire Department Chief, or designee.

39. UTILITY LINES. All existing above ground 12k utility and cable lines within and adjacent to project
development, and any new or relocated utility lines, shall be placed underground.
Version 7- 17 Ordinance No. 4479
Exhibit 1
Page 9 of 10



Case 9-ZN-2020

REPORTS AND STUDIES

40. DRAINAGE REPORT. With the Development Review Board submittal, the property owner shall
submit a final Drainage Report in accordance with the Design Standards and Policies Manual for the
development project.

41. BASIS OF DESIGN REPORT (WATER). With each Development Review Board submittal, the property
owner shall submit a Final Basis of Design Report for Water for the development project in
accordance with the Design Standards and Policies Manual and Water Resources approved as noted
preliminary design report comments.

42. BASIS OF DESIGN REPORT (WASTEWATER}. With each Development Review Board submittal, the
property owner shall submit a Final Basis of Design Report for Wastewater for the development
project in accordance with the Design Standards and Policies Manual and Water Resources
approved as noted preliminary design report comments.
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