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Meeting Date: July 17, 2025 
General Plan Element: Character and Design 
General Plan Goal: Foster quality design that enhances Scottsdale as a unique 

southwestern desert community. 

ACTION 
Palm Lane 
Residences - Phase 1 

Request for approval of a site plan, landscape plan, and building 
elevations for a new multi-family residential development project 
comprised of three (3) detached units at 2-stories in height on a +/-0.25-
acre site located at 7300 E Palm Lane with Multiple-family Residential (R-
5) zoning.

27-DR-2024

SUMMARY 
Staff Recommendation 
Approve, subject to the attached stipulations (Attachment #6) 

Items for Consideration 
• Conformance with Development Review Board Criteria – staff confirms
• Integration of Sensitive Design Principles – staff confirms
• Community input received

BACKGROUND 

Location: 7300 E. Palm Lane 
Zoning: Multiple-family Residential (R-5) 
Adjacent Uses 
North: An existing 2-story assisted living facility; zoned Multi-family 

Residential (R-5) 
East: An existing 2-story assisted living facility; zoned Multi-family 

Residential (R-5) 
South: E. Palm Lane abuts the property to the south. Beyond E. 

Palm Lane are existing one-story single-family residences 
(Scottsdale Estates Amended), zoned Single-family 
Residential (R1-7). 

West: An existing 48-foot-tall multi-family residential development; 
zoned Planned Unit Development (PUD) 

Property Owner  Architect/Designer 
Palm Lane Devco, LLC  Curve Development 

Applicant  Engineer 
Huellmantel & Affiliates/Lauren Proper Potter 
480-921-2800

 RCC Design Group LLC 
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DEVELOPMENT PROPOSAL  
The applicant is requesting approval for a new residential development comprised of three (3) 
detached units, 2-stories in height and associated site improvements.  

Significant Updates to Development Proposal Since Initial Submittal 
During staff review of the development proposal, comments were provided to the applicant to 
update the development proposal which resulted in the following updates: 
• Site plan updated to provide the minimum 10-foot setback between all buildings 
• A shared 14-foot-wide pedestrian connection between phase 1 and 2  
• Color palette revised to incorporate more desert appropriate design with shades of tans and 

browns with brick accents 
• Six-foot-wide internal sidewalks 
• Roof shingles revised from black to brown to match the overall building color and consistent with 

surrounding residences 
• Increased quantity of trees and shrubs within the interior of the site and along the Palm land 

street frontage 

Development Review Board Criteria 
Staff confirms that the development proposal generally meets the applicable Development Review 
Board Criteria. For a detailed analysis of the Criteria, please see Attachment #4. 

Sustainability 
The City of Scottsdale promotes the goal of sustainability through the incorporation of appropriate 
design considerations in the development of the built environment. This development proposal 
incorporates several design elements that align with the City’s goal of sustainability including energy 
code compliant homes with solar ready roofs and garages outfitted with outlets for charging 
stations, deep roof overhangs and a landscape palette consisting of low water use, drought tolerant 
species. Additionally, shade trees wrap the perimeter of the site providing shade for the sidewalks 
and common areas.  

STAFF RECOMMENDED ACTION 
Staff recommends that the Development Review Board approve the Palm Lane Residence Phase I 
development proposal per the attached stipulations, finding that the Character and Design Element 
of the General Plan and the Southern Scottsdale Character Area and Development Review Board 
Criteria have been met. 
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RESPONSIBLE DEPARTMENTS STAFF CONTACTS 

Planning and Development 
Services 
Current Planning Services 

Meredith Tessier 
Senior Planner 
480-312-4211 Email:mtessier@ScottsdaleAZ.gov 

 
 

Public Works 
Traffic Engineering 
 
Planning & Development Services 
Stormwater Management 
 
 
Engineering Services 
Water Resources 
 
 
 
Planning & Development Services 
Plan Review 
 
 
Public Safety-Fire 
Fire & Life Safety Services 

 

  Sam Taylor                   
Principal Traffic Engineer 
480-312-7010                            Email: Staylor@scottsdaleaz.gov 

  Ghassan Aouad 
Senior Stormwater Engineer 
480-312-7055 
 
Levi Dillon 
Senior Water Resource 
Engineer 
480-312-5319 
 

  Eliana Hayes 
Development 
Engineering Manager 
480-312-2757 
 
Doug Wilson 
Senior Plans Examiner 
480-312-2507 
 

Email: GAouad@scottsdaleaz.gov 
 
 
 
Email: LDillon@scottsdaleaz.gov 
 
 
 
 
Email: Ehayes@scottsdaleaz.gov 
 
 
 
Email: DoWilson@scottsdaleaz.gov 

APPROVED BY 
 

 

 
06/16/2025 

Meredith Tessier, Senior Planner, Report Author  Date 
  

7/10/2025 
Brad Carr, AICP, LEED-AP, Planning & Development Area Manager 
Development Review Board Liaison 
Phone: 480-312-7713            Email: bcarr@scottsdaleaz.gov 

 Date 

 
 
 
 
 
 
 
 
 
 

mailto:GAouad@scottsdaleaz.gov
mailto:LDillon@scottsdaleaz.gov
mailto:Ehayes@scottsdaleaz.gov
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ATTACHMENTS 
1. Context Aerial 
2. Close-up Aerial 
3. Applicant’s Narrative 
4. Development Review Board Criteria Analysis 
5. Development Information 
6. Stipulations / Zoning Ordinance Requirements 
7. Site Plan 
8. Site Plan Details 
9. Floor Plans 
10. Open Space Plan 
11. Landscape Plan 
12. Building Elevations (black & white) 
13. Building Elevations (color) 
14. Perspectives 
15. Materials and Colors Board 
16. Exterior Photometrics Plan/Cutsheets 
17. Zoning Map 
18. City Notification Map 
19. Correspondence 
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DEVELOPMENT REVIEW BOARD CRITERIA ANALYSIS 
Per Section 1.904. of the Zoning Ordinance, in considering any application for development, the 
Development Review Board shall be guided by the following criteria: 

1. The Board shall examine the design and theme of the application for consistency with the design 
and character components of the applicable guidelines, development standards, Design 
Standards and Policies Manual, master plans, character plan and General Plan. 
• The applicant states that project aligns with the goals of the General Plan and Southern 

Scottsdale Character Area as the residential development focuses on respecting the 
surrounding character with a site that is emblematic of the existing design principles of the 
existing communities.  

• Staff finds that the General Plan Land Use Element designates the site as Suburban 
Neighborhoods where densities are typically more than one dwelling unit per acre, but less 
than eight dwelling units per acre. This category includes townhomes and small-lot single 
family homes, such as patio homes. Suburban Neighborhoods may be used as transitions 
among less intense residential areas to non-residential uses. The subject site is located 
within the Southern Scottsdale Character Area Plan (SSCAP), which is a plan that promotes 
revitalization, reinvestment and infill projects.  

2. The architectural character, landscaping and site design of the proposed development shall: 
a. Promote a desirable relationship of structures to one another, to open spaces and 

topography, both on the site and in the surrounding neighborhood; 
b. Avoid excessive variety and monotonous repetition; 
c. Recognize the unique climatic and other environmental factors of this region to respond to 

the Sonoran Desert environment, as specified in the Sensitive Design Principles; 
d. Conform to the recommendations and guidelines in the Environmentally Sensitive Lands 

(ESL) Ordinance, in the ESL Overlay District; and 
e. Incorporate unique or characteristic architectural features, including building height, size, 

shape, color, texture, setback or architectural details, in the Historic Property Overlay 
District. 

• The applicant states the design of the residential development will be compatible with the 
established neighborhood in proportion and size, blending the multi-family to the northwest 
to the more residential scale to the southeast. Shallow roof lines and elevation design will 
share the style of traditional Arizona gable construction, while supporting an outdoor living 
space. The orientation and site layout of the homes will provide natural shading from home-
to-home minimizing expansive southern wall utilizing passing cooling. Street trees will be 
provided in all open spaces and drive aisles to soften the buildings and provide shade.  

• Staff finds that The Scottsdale Sensitive Design Principles encourage design that “responds 
to the desert environment” using “colors and coarse textures associated with the region” and 
“a variety of textures and natural materials” that “provide visual interest and richness”. The 
design of the residential development reflects a contemporary design utilizing muted earth 
tones that are consistent with the City policies and guidelines. 

3. Ingress, egress, internal traffic circulation, off-street parking facilities, loading and service areas 
and pedestrian ways shall be designed as to promote safety and convenience. 
• The applicant states that a common driveway serves as ingress and egress to Palm Lane. 
• Staff finds that access to the site will be served with a new driveway along E. Palm Lane. 

Parking for the proposed site accounts for providing six garage parking spaces and 1 guest 
parking space to meet the minimum parking requirements.  
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4. If provided, mechanical equipment, appurtenances and utilities, and their associated screening 
shall be integral to the building design. 
• The applicant states that they will underground all new and existing utilities. Additionally, the 

refuse area will be screened from public view to maintain a clean aesthetic.  
• Staff finds that mechanical equipment is proposed to be ground-mounted in the rear private 

open space of each unit and will be concealed behind a screen wall.  

5. Within the Downtown Area, building and site design shall: 
a. Demonstrate conformance with the Downtown Plan Urban Design & Architectural 

Guidelines; 
b. Incorporate urban and architectural design that address human scale and incorporate 

pedestrian-oriented environment at the street level; 
c. Reflect contemporary and historic interpretations of Sonoran Desert architectural traditions, 

by subdividing the overall massing into smaller elements, expressing small scale details, and 
recessing fenestrations; 

d. Reflect the design features and materials of the urban neighborhoods in which the 
development is located; and 

e. Incorporate enhanced design and aesthetics of building mass, height, materials and intensity 
with transitions between adjacent/abutting Type 1 and Type 2 Areas, and adjacent/abutting 
Type 2 Areas and existing development outside the Downtown Area. 

• This criterion is not applicable. 

6. The location of artwork provided in accordance with the Cultural Improvement Program or Public 
Art Program shall address the following criteria: 
a. Accessibility to the public; 
b. Location near pedestrian circulation routes consistent with existing or future development or 

natural features; 
c. Location near the primary pedestrian or vehicular entrance of a development; 
d. Location in conformance with Design Standards and Policies Manual for locations affecting 

existing utilities, public utility easements, and vehicular sight distance requirements; and 
e. Location in conformance to standards for public safety. 
• This criterion is not applicable. 
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DEVELOPMENT INFORMATION 
Zoning History 
The site was annexed into the City in 1965 (Ord. #273) and zoned to the Single-family Residential (R1-
7) zoning designation. In 1983, the site was rezoned from Single-family Residential (R1-7) to Multiple-
family Residential (R-5) and obtained a Conditional Use Permit for a minimal residential healthcare 
facility.  

Community Involvement 
With the submittal of the application, staff notified all property owners within 750 feet of the site. In 
addition, the applicant has been in communication with property owners surrounding the site. As of 
the publishing of this report, staff has not received any community input regarding the application. 

Context 
Located approximately 358 feet east of the E. Palm Lane and N. 72nd Place intersection, the 
surrounding developments are single-family residential, multi-family residential, residential 
healthcare facility and a former place of worship.  

Project Data 
• Existing Use: One-story residence 
• Proposed Use: 3-unit, detached residential development 
• Parcel Size: 13, 500 square feet / 0.30 acre (gross) 

10, 800 square feet / 0.25 acre (net) 
• Building Description: Two-story, detached residences 
• Building Height Allowed: 36 feet (inclusive/exclusive of rooftop appurtenances) 
• Building Height Proposed: 25 feet 2 1/4 inches (inclusive of rooftop appurtenances) 
• Parking Required: 6 spaces and 1 guest space 
• Parking Provided: 6 spaces and 1 guest space 
• Open Space Required: 2,376 square feet / 0.05 acre 
• Open Space Provided: 2,788 square feet /0.06 acre 
• Frontage Open Space Required: 1,800 square feet / 0.04 acre 
• Frontage Open Space Provided: 1,804 square feet / 0.04 acre 
• Number of Dwelling Units Allowed: 7 units 
• Number of Dwelling Units Proposed: 3 units 
• Density Allowed: 23 dwelling units per acre 
• Density Proposed: 9.68 dwelling units per acre 
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Stipulations for the  

Development Review Board Application: 

Palm Lane Residences - Phase 1 

Case Number: 27-DR-2024 
 

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

APPLICABLE DOCUMENTS AND PLANS: 

1. Except as required by the Scottsdale Revised Code (SRC), the Design Standards and Policies Manual 
(DSPM), and the other stipulations herein, the site design and construction shall substantially 
conform to the following documents: 

a. Architectural elements, including dimensions, materials, form, color, and texture shall be 
constructed to be consistent with the building elevations prepared by RCC Design Group, LLC, 
with a city staff date of 04/24/2025. 

b. The location and configuration of all site improvements shall be consistent with the Site Plan 
prepared by RCC Design Group, LLC, with a city staff date of 04/24/2025. 

c. Landscape improvements, including quantity, size, and location shall be installed to be 
consistent with the preliminary landscape plan prepared by Werk, LLC, with a city staff date of 
04/24/2025.  

d. The case drainage report submitted by “RCC Design Group, LLC” and accepted in concept by the 
Stormwater Management Department of the Planning and Development Services. 

e. The water and sewer basis of design report submitted by RCC Design Group, LLC and approved 
as noted by the Water Resources Department.  

Ordinance 

A. At the time of review, the applicable cases were 40-ZN-1983, 143-ZN-1984, 26-UP-1983, and 69-UP-
1984.  

ARCHAEOLOGICAL RESOURCES: 

Ordinance 

B. Any development on the property is subject to the requirements of Scottsdale Revised Code, 
Chapter 46, Article VI, Section 46-134 - Discoveries of archaeological resources during construction. 

ARCHITECTURAL DESIGN: 

Ordinance 

C. Building heights shall not exceed one (1) story within 50 feet of any R-1, R-2, R-3, R-4, R-4R, or M-H 
district boundary line.  
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DRB Stipulations 

2. At time of final plans, the applicant shall identify and dimension the required 50-foot building height 
setback. 

3. All exterior window glazing shall be recessed a minimum of fifty (50) percent of the wall depth, 
including glass windows within any tower/clerestory elements. The amount or recess shall be 
measured from the face of the exterior wall to the face of the glazing, exclusive of external detailing. 
With the final plan submittal, the developer shall provide head, jamb and sill details clearly showing 
the amount of recess for all window types. 

4. All exterior doors shall be recessed a minimum of thirty (30) percent of the wall depth, the amount 
of recess shall be measured from the face of the exterior wall to the face of the glazing, exclusive of 
external detailing. With the final plan submittal the developer shall provide head, jamb and sill 
details clearly showing the amount of recess for all door types. 

5. All exterior shade devices shall be designed so that the shade material provides a shading density of 
75%, or greater. With the final plans submittal, the property owner shall provide section drawings of 
all exterior shade devices that demonstrate the minimum shading density. 

SITE DESIGN: 

Ordinance 

D. Building height shall not exceed one (1) story within fifty (50) feet of any R-1, R-2, R-3, R-4, R-4R or 
M-H district boundary line. 

DRB Stipulations 

6. At time of final plans, the applicant shall identify and dimension the required 50-foot-wide building 
height setback for any structure over one story that is adjacent to any R-1, R-2, R-3, R-4, R-4R or M-H 
district boundary line. 

7. At time of final plans, the applicant shall identify and dimension the required 10-foot-wide building 
setback when adjacent to any district other than R-1, R-2, R-3, R-4, R4-R or M-H.  

8. All drive aisles that are fire lanes shall have a width of twenty-four (24) feet. 

9. Prior to issuance of any building permit for the development project, the property owner shall 
submit plans and receive approval to construct all refuse enclosures in conformance with the City of 
Scottsdale Supplements to MAG Standard Details, detail 2147-1. 

10. At time of final plans, the applicant shall provide stamped concrete or pavers where pedestrian 
cross vehicular traffic.  

11. Project is required to be a part of its own condominium regime and that of the project known as 
Palm Lane Residences Phase 2 such that the refuse for this project is provided on and through a 
private pedestrian connection to Phase 2.  This project shall never request nor be granted individual 
refuse services.   

12. A private pedestrian connection to Palm Lane Residence Phase 2 in conformance to Site Plan shall 
be provided. 
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LANDSCAPE DESIGN: 

Ordinance 

E. The property owner shall obtain approval of a Salvage/Native Plant Plan Application, and obtain a 
permit to remove any tree.  

DRB Stipulations 

13. Prior to the issuance of any building permit for the development project, the property owner shall 
submit landscape improvement plans that demonstrate how the salvaged vegetation from the site 
will be incorporated into the design of the landscape improvements.  

14. With the final plans submittal, the property owner shall update the landscape plans to show all 
utility lines and ensure that all new trees are placed at least eight (8) feet away from any utility lines.  

EXTERIOR LIGHTING: 

Ordinance 

F. All exterior luminaires shall have integral lighting shield and be directed downward, including 
landscape lighting.  

G. All exterior luminaires mounted eight (8) feet or higher above finished grade, shall be directed 
downward and have an integral lighting shield.  

H. Any exterior luminaire with a total initial lumen output of greater than 1600 lumens shall have an 
integral lighting shield.  

I. Any exterior luminaire with a total initial lumen output of greater than 3050 lumens shall be 
directed downward and comply with the Illuminating Engineering Society of North America (IES) 
requirements for full cutoff.  

DRB Stipulations 

15. All exterior luminaires shall meet all IES requirements for full cutoff and shall be aimed downward 
and away from property line except for sign and landscape lighting.  

16. Incorporate the following parking lot and site lighting into the project’s design: 

a. The maintained average horizontal luminance level, at grade on the site, shall not exceed 2.0 
foot-candles.  All exterior luminaires shall be included in this calculation. 

b. The maintained maximum horizontal luminance level, at grade on the site, shall not exceed 8.0 
foot-candles.  All exterior luminaires shall be included in this calculation. 

c. The initial vertical luminance at 6-foot above grade, along the entire property line shall not 
exceed 0.8 foot-candles. All exterior luminaires shall be included in this calculation. 

d. All exterior lighting shall have a color temperature of 3,000 Kelvin or less. 

e. The total lumen per luminaire shall not exceed 24,000 lumens. 

STREET INFRASTRUCTURE: 

Ordinance 

J. All street infrastructure improvements shall be constructed in accordance with this City of 
Scottsdale (COS) Supplement to MAG Specifications and Details, and the Design Standards and 
Policies Manual. 
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K. Prior to the issuance of any building permit for the development project, the property owner shall
submit and obtain approval of civil construction documents to construct improvements in
conformance with Site Plan.

DRB Stipulations 

17. All curb ramps for public and pedestrian sidewalks that intersect public and private streets, or
driveways that intersect public and private streets, shall have truncated domes that are colored to
match OSHA Safety Yellow, FED-STD-595C, 13591.

WATER AND WASTEWATER: 

DRB Stipulations 

18. All water and wastewater infrastructure improvements shall be constructed in accordance with this
City of Scottsdale (COS) Supplement to MAG Specifications and Details, and the Design Standards
and Policies Manual.

19. WATER AND WASTEWATER SYSTEM IMPROVEMENTS. Prior to issuance of any permit for the
development project, the property owner shall submit and obtain approval of construction
documents to construct water and waste water systems in conformance with the Phase 1 and 2
Master Water and Sewer basis of design reports as approved by the Water Resources Department
and the Preliminary Utility Plan by Stuart W. Rayburn, signed and sealed on 03/14/2025.

20. Prior to the issuance of any building permit for the development project, the property owner shall
submit and obtain approval of civil construction documents to construct improvements in
conformance approved as noted water and sewer basis of design reports, addressing all as noted
comments.

21. Existing water and sewer service lines to this site shall be utilized or shall be disconnected at the
main pursuant to the Water Resources Department requirements.

DRAINAGE AND FLOOD CONTROL: 

DRB Stipulations 

22. With the civil construction document submittal, the property owner shall submit a final drainage
report that demonstrates consistency with the DSPM and the case drainage report accepted in
concept by the Stormwater Manager or designee.

EASEMENTS DEDICATIONS: 

DRB Stipulations 

23. Prior to the issuance of any building permit for the development project, the property owner shall
dedicate the following easements to the City of Scottsdale on a final plat or map of dedication:

a. A sight distance easement, in conformance with figures 5.3-26 and 5.3-27 of Section 5.3 of the
DSPM, where a sight distance triangle(s) cross on to the property.

b. A continuous Public Non-Motorized Access Easement to the City of Scottsdale to contain any
portion of the public sidewalk in locations where the sidewalk crosses on to the lot.

c. A minimum twenty (20) foot wide Water + Sewer Facilities Easement to contain public water
and sewer infrastructure located outside public right-of-way
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ADDITIONAL ITEMS: 

DRB Stipulations 

24. All signs including monument signs require separate staff review, approval and permit.  

25. CONSTRUCTION MANAGEMENT PLAN.  Prior to any permit issuance, a construction management 
plan that includes construction traffic routes, work force vehicle parking, and construction vehicle 
parking shall be provided to staff for review and approval.  

26. MARSHALLING AND STORAGE YARD(S).  Any use of City right-of-way, including alleys, for marshalling 
and/or storage yards shall require prior approval of the City’s Transportation Department and 
payment of any associated fees through the application of a Marshalling and Storage yard permit.  
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Site Boundary

Properties within 750-feet

Postcards: 172

Map Legend:

City Notifications – Mailing List Selection Map

Palm Lane Towns - Phase 1 DR

27-DR-2024

Additional Notifications:
Interested Parties List

Adjacent HOA’s

P&Z E-Newsletter

Facebook

Nextdoor.com

City Website-Projects in the hearing process

Labels Pulled
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