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Lifestyle Communities SW, LLC 
 
From: Shelly Sorensen, PE, PTOE 

 
Job Number:   23.5599 

 
RE:   Artessa Pinnacle Peak 

 Transportation Impact & Mitigation Analysis 
– Category I 

 
 
 

Date:      July 17, 2024 

 
 
INTRODUCTION 
Lōkahi, LLC (Lōkahi) has prepared a 
Transportation Impact & Mitigation Analysis 
– Category I for the proposed Artessa 
Pinnacle Peak, generally located on the 
northwest corner of Alma School Parkway 
and Greythorn Drive in Scottsdale, Arizona. 
See Figure 1 for the vicinity map. 
 
The proposed site will be comprised of 67 
dwelling units within an age qualified equity 
contract retirement community. Of the 67 
dwelling units, 53 dwelling units will be 
located within two (2) buildings, the 
remaining 14 dwelling units will be located 
within casita style units. See Attachment A 
and Figure 2 for the site plan. 
 
The objective of this Transportation Impact 
& Mitigation Analysis Category I is to analyze 
the proposed development’s traffic related 
impacts to the adjacent roadway network. 

  

Figure 1 - Vicinity Map
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EXISTING CONDITIONS 
The approximate 374,282 square foot site consists of one (1) existing parcel, APN 216-81-381. 
APN 216-81-381 consists of vacant, undeveloped land and is zoned for Planned Community 
Center (PCC). See Attachment B for Maricopa County Assessor’s parcel information. 
 
The proposed development is bordered by Alma School Parkway to the east, commercial 
developments to the north and east, and undeveloped land borders the proposed 
development to the west and south. 
 
Alma School Parkway is a north-south roadway that provides two (2) through lanes for each 
direction of travel with a raised median, south of Dynamite Boulevard/Rio Verde Drive. The City 
of Scottsdale classifies Alma School Parkway south of Dynamite Boulevard/Rio Verde Drive as a 
major collector, according to the City of Scottsdale Transportation Master Plan, dated July 5, 
2016. The City of Scottsdale’s 2022 Average Daily Segment Traffic (ADT) Volumes map reports an 
ADT of 9,400 vehicles per day (vpd) along Alma School Parkway. There is a posted speed limit 
of 40 miles per hour (mph). 
 
Dynamite Boulevard/Rio Verde Drive is an east-west roadway that provides two (2) through 
lanes in each direction of travel, with a raised median. The City of Scottsdale classifies Dynamite 
Boulevard/Rio Verde Drive as a minor arterial, according to the City of Scottsdale Transportation 
Master Plan, dated July 5, 2016. The City of Scottsdale’s 2020 Average Daily Segment Traffic 
(ADT) Volumes map reports an ADT of 18,200 vehicles per day (vpd) along Dynamite Boulevard, 
between Pima Road and Alma School Parkway. The map also reports an ADT of 15,900 vpd 
along Rio Verde Drive, between Alma School Parkway and 136th Street. There is a posted speed 
limit of 50 mph. 
 
Greythorn Drive is a roadway that provides one (1) through lane in each direction of travel. 
There is an unposted speed limit of 25 mph. 
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COLLISION RATES 
The City of Scottsdale’s 2022 Traffic Volume & Collision Report provides collision rate and traffic 
volume information on major roadway segments and at major intersections within the City. 
Segment collisions are collisions that occur on a major street more than 100 feet from the major 
intersections that define the segment, including at minor intersections within the segment. 
Intersection collisions are collisions that occur at or within 100 feet of a major intersection. The 
collision rate and city-wide ranking for study roadway segments and intersections are shown in 
Table 1 and Table 2, respectively. 
 

Table 1 – Collision Rates - Study Roadway Segment(s) 
 

 
 

Table 2 – Collision Rates – Study Intersection(s) 
 

 
  

Segment From To Collision Rate Rank

Dynamite Boulevard/Rio Verde Drive Alma School Parkway 136th Street 0.90 155

Dynamite Boulevard Pima Road Alma School Parkway 0.15 273

1.172022 City of Scottsdale Average Segment Collision Rate

Intersection Collision Rate Rank

Alma School Parkway and Dynamite Boulevard 0.27 152

2022 City of Scottsdale Average Intersection Collision Rate 0.51
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PROPOSED DEVELOPMENT 
The proposed site will be comprised of 67 
dwelling units within an age qualified equity 
contract retirement community. Of the 67 
dwelling units, 53 dwelling units will be 
located within two (2) buildings, the 
remaining 14 dwelling units will be located 
within casita style units. 
 
The proposed development will have one (1) 
main access point located on the east side of 
the development. 
 
Two (2) additional emergency-only access 
points are located on the north side of the 
development. 
 
Modifications to the proposed site plan have 
eliminated direct access for the residential 
use to Dynamite Road. As such, in order to 
access Dynamite Road, the residential traffic 
will most likely exit the site along Alma 
School Parkway at Greythorn Drive, head north and make the left at the signalized intersection 
onto Dynamite Road. 

 
TRIP GENERATION 
The trip generation for the proposed Artessa Pinnacle Peak was calculated utilizing the Institute 
of Transportation Engineers (ITE) publication entitled Trip Generation, 11th 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 land use type. This publication is the standard for the transportation engineering profession. 
 
Previously Approved Development (Phase 3) 
Phase 3 of the previously approved site consisted of approximately 17,500 square feet of office 
space and 79,745 square feet of mixed commercial uses. See Attachment C for previously 
approved site. 
 
The trip generation for the previously approved development was calculated utilizing ITE Land 
Use 710 – General Office Building and ITE Land Use 821 – Shopping Plaza (40-150k). Trip 

Figure 2 - Site Plan
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generation calculations are shown in Table 3. See Attachment D for detailed trip generation 
calculations. 
 

Table 3 – Trip Generation (Previously Approved Development – Phase 3) 
 

 
 
The previously approved development generates 7,790 weekday daily trips, with 318 trips 
occurring during the AM peak hour and 759 trips during the PM peak hour. 
 
Proposed Development 
The trip generation for the proposed development was calculated utilizing ITE Land Use 251 – 
Senior Adult Housing – Single-Family and ITE Land Use 252 – Senior Adult Housing - Multifamily. 
Trip generation calculations are shown in Table 4. See Attachment D for detailed trip 
generation calculations. 
 

Table 4 – Trip Generation (Proposed Development) 
 

 
 
The proposed development is anticipated to generate 289 weekday daily trips, with 20 trips 
occurring during the AM peak hour and 23 trips occurring during the PM peak hour. 
  

Weekday

Total Total In Out Total In Out

251 14
Dwelling 

Units
111 9 3 6 10 6 4

252 53
Dwelling 

Units
178 11 4 7 13 7 6

289 20 7 13 23 13 10

AM Peak Hour PM Peak Hour

Senior Adult Housing - Multifamily

Senior Adult Housing - Single-Family

Total

Land Use
ITE 

Code
Qty Unit
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TRIP GENERATION COMPARISON 
Proposed Development versus Previously Approved Development 
A trip generation comparison between the proposed development and the previously approved 
development is shown in Table 5.  
 

Table 5 – Trip Generation Comparison 
(Proposed Development vs. Previously Approved Development) 

 

 
 
The build-out of the proposed development is anticipated to generate 7,501 (96%) fewer 
weekday trips, with 298 (94%) fewer AM peak hour trips and 736 (97%) fewer trips during the 
PM peak hour than the previously approved development.  
 

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 and trip assignment for the 
proposed Artessa Pinnacle Peak development is generally based on the distribution of existing 
traffic along the surrounding roadway network, permitted movements at the proposed site 
driveways, and probable routes. The trip distribution is shown in Figure 3. 
 
The trip assignment was generally based on proximity of the site driveway to the major 
roadway network routes, permitted turn movements, as well as ease and probability of use. 
The site generated traffic volumes are also shown in Figure 3. 
  



FIGURE 3 | SITE DISTRIBUTION AND TRAFFIC VOLUMES
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SUMMARY 
The proposed Artessa Pinnacle Peak site is generally located on the northwest corner of Alma 
School Parkway and Greythorn Drive in Scottsdale, Arizona, and is comprised of 67 dwelling 
units within an age qualified equity contract retirement community. Of the 67 dwelling units, 53 
dwelling units will be located within two (2) buildings, the remaining 14 dwelling units will be 
located within casita style units. 
 
The proposed development will have one (1) main access point located on the east side of the 
development. 
 
Two (2) additional emergency-only access points are located on the north side of the 
development. 
 
Modifications to the proposed site plan have eliminated direct access for the residential use to 
Dynamite Road. As such, in order to access Dynamite Road, the residential traffic will most 
likely exit the site along Alma School Parkway at Greythorn Drive, head north and make the left 
at the signalized intersection onto Dynamite Road. 
 
Trip Generation 
At full build-out, the proposed Artessa Pinnacle Peak is anticipated to generate 289 weekday 
daily trips, with 20 trips occurring during the AM peak hour and 23 trips during the PM peak 
hour. 
 
Trip Generation Comparison 
The build-out of the proposed development is anticipated to generate 7,501 (96%) fewer 
weekday trips, with 298 (94%) fewer AM peak hour trips and 736 (97%) fewer trips during the 
PM peak hour than the previously approved development. 
 
The recorded daily traffic counts indicate 9,400 vpd along Alma School Parkway, south of Dynamite 
Boulevard/Rio Verde Drive. As shown in Figure 3, assuming 100% of the weekday trips utilize Alma 
School Parkway to access the proposed development would represent an approximate increase of 3.1% 
in average weekday traffic along Alma School Parkway. 
 
Similarly, 18,200 vpd were recorded along Dynamite Boulevard/Rio Verde Drive, between Pima Road 
and Alma School Parkway. Assuming the remaining 65% of the weekday trips utilize Dynamite 
Boulevard/Rio Verde Drive to access the proposed development would represent an approximate 
increase of 1.03% in average weekday traffic along Dynamite Boulevard/Rio Verde Drive. 
 
In conclusion, the traffic generated by the proposed Artessa Pinnacle Peak is anticipated to 
result in minimal traffic impacts to the existing roadway network and the surrounding area.  
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ATTACHMENT A – PROPOSED SITE PLAN 
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PROJECT NAME ARTESSA PINNACLE PEAK

PROJECT USE RESIDENTIAL

PARCEL ADDRESS N ALMA SCHOOL PY

SCOTTSDALE, AZ 85262

PARCEL ZONING EXISTING PCC ESL (HD/HC)

PARCEL ZONING PROPOSED

CONFORM TO EXISTING PCC STANDARDS (2-ZN-1995) PCC ESL (HD/HC)

SITE AREA (GROSS) 15 MINIMUM ACRES / 30 MAXIMUM ACRES

APN 216-81-381 374,282.73 SF (8.59 AC)

APN 216-81-379 300,557.54 SF (6.90 AC)

APN 216-81-380 85,993.64 SF (1.97 AC)

APN 216-81-383 58,171.23 SF (1.34 AC) 

APN 216-81-382 150,911.41 SF (3.46 AC)

TOTAL DEVELOPMENT AREA 969,916.55 SF (22.26 AC)

SITE AREA (NET)

APN 216-81-381 374,195.58 SF (8.59 AC)

APN 216-81-379 248,198.91 SF (5.7 AC)

APN 216-81-380 70,168.65 SF (1.61 AC)

APN 216-81-383 48,526.62 SF (1.11 AC)

APN 216-81-382 127,193.69 SF (2.92 AC)

TOTAL DEVELOPMENT AREA 868,283.45 SF (19.93 AC)

DENSITY

TOTAL RESIDENCES ALLOWED 89 RESIDENCES (4/AC = 89.04)

TOTAL RESIDENCES PROVIDED 67 RESIDENCES

FLOOR AREA RATIO

TOTAL RESIDENCES ALLOWED 0.25 (BUILDING AREA / LOT AREA)

TOTAL RESIDENCES PROVIDED 0.23 (86,796 SF / 374,282.73 SF)

ZONING REQUIREMENTS REQUIRED PROVIDED

BUILDING SETBACKS

FRONT 0' 70'

REAR 80' 211'

SIDE 80' 83'

LANDSCAPE BUFFERS

FRONT 0' 0'

REAR 15' 15'

SIDE 15' 15'

BUILDING AREA

RESIDENTIAL AREA 77,796 SF

(14) CASITA

(15) ONE BEDROOM

(35) TWO BEDROOM

(3) THREE BEDROOM

AMENITY AREA 9,000 SF

TOTAL AREA 86,796 SF

TOTAL RESIDENCES 67 RESIDENCES

BUILDING HEIGHT

BUILDING HEIGHT ALLOWED 36'-0" (40'-0" PARAPET)

BUILDING HEIGHT PROVIDED 36'-0" (40'-0" PARAPET)

OPEN SPACE REQUIRED

MAXIMUM BUILDING HEIGHT 36'-0"

FIRST 12' OF HEIGHT 16% x NET LOT AREA

.16 x 868,283.45 = 138,925.35 SF

NEXT 24' OF HEIGHT 24' x .004 x 868,283.45 = 83,355.21 SF

OPEN SPACE REQUIRED 138,925.35 + 83,355.21 = 222,280.56 SF (26%)

OPEN SPACE PROVIDED 364,891 SF (132,519 SF + 232,372 SF)

FRONTAGE OPEN SPACE REQUIRED OPEN SPACE REQUIRED x 0.35

222,280.56 x 0.35 = 77,798.19

FRONTAGE OPEN SPACE PROVIDED 132,519 SF

PARKING LOT LANDSCAPING REQUIRED PARKING LOT AREA x 15%

270,998 SF x .15 = 40,649 SF

PARKING LOT LANDSCAPING PROVIDED 56,931 SF

TOTAL OPEN SPACE 421,822 SF (132,519 SF + 232,372 SF + 56,931 SF)

COURTYARD AREA COURTYARD AREA / LOT AREA > 1%

37,613.96 SF / 374,195.58 = 10%

PARKING SPACES REQUIRED

RESIDENTIAL PARKING REQUIRED

29 ONE BEDROOM (1.3 SPACES PER RESIDENCE) 37.7 SPACES

35 TWO BEDROOM (1.7 SPACES PER RESIDENCE) 59.5 SPACES

3 THREE BEDROOM (1.9 SPACES PER RESIDENCE) 5.7 SPACES

TOTAL RESIDENTIAL PARKING REQUIRED 103 SPACES

GUEST PARKING REQUIRED

67 RESIDENCES (1 SPACE PER 6 RESIDENCES) 11.2 SPACES

TOTAL GUEST PARKING REQUIRED 12 SPACES

TOTAL PARKING REQUIRED 115 SPACES

ACCESSIBLE PARKING REQUIRED (4%) 5 SPACES

EV CHARGING REQUIRED (4%) 5 SPACES

EV CHARGING INFRASTRUCTURE REQUIRED (10%) 12 SPACES

PARKING SPACES PROVIDED

RESIDENTIAL PARKING PROVIDED (COVERED) 76 SPACES

RESIDENTIAL PARKING PROVIDED (COVERED-EV CHARGING) 6 SPACES (6 EV + CAPABLE INFRASTRUCTURE)

RESIDENTIAL ACCESSIBLE PROVIDED (COVERED) 4 SPACES (4% OF COVERED)

RESIDENTIAL PARKING PROVIDED (GARAGE) 23 SPACES

RESIDENTIAL ACCESSIBLE PROVIDED 1 SPACE (4% OF GARAGE)

TOTAL RESIDENTIAL PARKING PROVIDED 110 SPACES

GUEST PARKING PROVIDED 11 SPACES

GUEST ACCESSIBLE PROVIDED 1 SPACE (8% OF GUEST)

TOTAL GUEST PARKING PROVIDED 12 SPACES

TOTAL PARKING PROVIDED 122 SPACES 

BICYCLE SPACES REQUIRED

115 PARKING SPACES REQUIRED (1 SPACE PER 10 PARKING) 12 SPACES

BICYCLE SPACES PROVIDED 12 SPACES

ON SITE RENEWABLE ENERGY 2 WATTS X ROOF AREA

PV REQUIRED 90,000 W/FT2 (2 WATTS X 45,000 SF)

PV PROVIDED (PARKING CANOPIES) 195,000 W/FT2 (13,000 SF X 15 WATTS)
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ATTACHMENT B – MARICOPA COUNTY 
ASSESSOR  
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ATTACHMENT D – TRIP GENERATION 
 



Completed:

Checked:

251 Senior Adult Housing - Single-Family

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

251 14 Dwelling Units 4.31 50% 50% 0.24 33% 67% 0.3 61% 39% 60 30 30 3 1 2 4 2 2 Average

251 14 Dwelling Units 2.9 50% 50% 0.13 33% 67% 0.17 61% 39% 41 20 21 2 1 1 2 1 1 Minimum

251 14 Dwelling Units 6.66 50% 50% 0.84 33% 67% 0.95 61% 39% 93 46 47 12 4 8 13 8 5 Maximum

Equation % In % Out Equation % In % Out Equation % In % Out Total In Out Total In Out Total In Out

251 14 Dwelling Units Ln(T)=0.85Ln(X)+2.47 50% 50% Ln(T)=0.76Ln(X)+0.16 33% 67% Ln(T)=0.78Ln(X)+0.20 61% 39% 111 55 56 9 3 6 10 6 4 Equation

1.07 0.1 0.12

15 34 35

646 557 556

0.94 0.88 0.86

252 Senior Adult Housing - Multifamily

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

252 53 Dwelling Units 3.24 50% 50% 0.20 34% 66% 0.25 56% 44% 172 86 86 11 4 7 13 7 6 Average

252 53 Dwelling Units 2.59 50% 50% 0.13 34% 66% 0.16 56% 44% 137 69 68 7 2 5 8 4 4 Minimum

252 53 Dwelling Units 4.79 50% 50% 0.27 34% 66% 0.36 56% 44% 254 127 127 14 5 9 19 11 8 Maximum

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

252 53 Dwelling Units T=2.89(X)+24.82 50% 50% T=0.19(X)+0.90 34% 66% T=0.25(X)+0.07 56% 44% 178 89 89 11 4 7 13 7 6 Equation

0.53 0.04 0.06

6 9 9

72 73 73

0.99 0.85 0.84R2

Weekday AM Peak Hour PM Peak Hour

Senior Adult Housing - Multifamily

Senior Adult Housing - Multifamily

Standard Deviation

Number of Studies

Average Size

Qty Unit
Weekday AM Peak Hour PM Peak Hour

Senior Adult Housing - Multifamily

Senior Adult Housing - Multifamily

Senior Adult Housing - Multifamily

Land Use
ITE 

Code

AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour
Land Use

ITE 

Code
Qty Unit

Weekday

Weekday AM Peak Hour
Qty Unit

Weekday AM Peak Hour PM Peak Hour PM Peak Hour

Senior Adult Housing - Single-Family

Senior Adult Housing - Single-Family

Senior Adult Housing - Single-Family

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Land Use
ITE 

Code

R2

Number of Studies

Senior Adult Housing - Single-Family

Senior Adult Housing - Single-Family

Standard Deviation

Average Size



Completed:

Checked:

710 General Office Building

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

710 17.5 1000 SF GFA 10.84 50% 50% 1.52 88% 12% 1.44 17% 83% 190 95 95 27 24 3 25 4 21 Average

710 17.5 1000 SF GFA 3.27 50% 50% 0.32 88% 12% 0.26 17% 83% 57 29 28 6 5 1 5 1 4 Minimum

710 17.5 1000 SF GFA 27.56 50% 50% 4.93 88% 12% 6.2 17% 83% 482 241 241 86 76 10 109 19 90 Maximum

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

710 17.5 1000 SF GFA Ln(T)=0.87Ln(X)+3.05 50% 50% Ln(T)=0.86Ln(X)+1.16 88% 12% Ln(T)=0.83Ln(X)+1.29 17% 83% 255 128 127 37 33 4 39 7 32 Equation

4.76 0.58 0.6

59 221 232

163 201 199

0.78 0.78 0.77

821 Shopping Plaza (40-150k) (w/ Supermarket)

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

821 79.7 1000 Sq Ft GFA 94.49 50% 50% 3.53 62% 38% 9.03 49% 51% 7,535 3,767 3,768 281 174 107 720 353 367 Average

821 79.7 1000 Sq Ft GFA 57.86 50% 50% 1.88 62% 38% 5.35 49% 51% 4,614 2,307 2,307 150 93 57 427 209 218 Minimum

821 79.7 1000 Sq Ft GFA 175.32 50% 50% 6.62 62% 38% 16.45 49% 51% 13,981 6,990 6,991 528 327 201 1,312 643 669 Maximum

Equation % In % Out Equation % In % Out Equation % In % Out Total In Out Total In Out Total In Out

821 79.7 1000 Sq Ft GFA T=76.96(X)+1412.79 50% 50% N/A N/A N/A T=7.67(X)+118.86 49% 51% 7550 3,775 3,775 N/A N/A N/A N/A N/A N/A Equation

26.55 1.17 2.37

17 16 51

81 86 87

0.50 N/A 0.62

Scenario 1 - Previously Proposed Development (Phase 3)

R2

Shopping Plaza (40-150k) (w/ Supermarket)

Standard Deviation

Number of Studies

Average Size

AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Shopping Plaza (40-150k) (w/ Supermarket)

Shopping Plaza (40-150k) (w/ Supermarket)

Land Use
ITE 

Code
Qty Unit

Weekday

PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Shopping Plaza (40-150k) (w/ Supermarket)

Shopping Plaza (40-150k) (w/ Supermarket)

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour

R2

General Office Building

Standard Deviation

Number of Studies

Average Size

AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

General Office Building

General Office Building

Land Use
ITE 

Code
Qty Unit

Weekday

PM Peak Hour Weekday AM Peak Hour PM Peak Hour

General Office Building

General Office Building

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour


