
LEGEND
PROPERTY LINE

EASEMENT / SETBACK LINE

CAR OVERHANG, MEASURED FROM FACE
OF CURB AS DIMENSIONED ON SITE PLAN

6" CURB

SITE WALL

SALT FINISH CONCRETE SIDEWALK WITH
AN INITIAL SOLAR REFLECTANCE VALUE
OF 29 OR MORE

PAINT STRIPING ON PAVEMENT

FIRE DEPARTMENT CONNECTION

ACCESSIBLE ROUT / PATH OF TRAVEL

FIRE RISER

1ST FLOOR
OFFICE

PARKING CALCULATIONS

28
2
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TOTALS

VETERINARY

TOTAL:

2,609 S.F.

REQUIRED PARKING CALCULATIONS
OCCUPANCY S.F. FACTOR TOTAL
OFFICE
VETERINARY

TOTAL:

1/300 4.81

29.95 = 30

PARKING PROVIDED
TOTAL REGULAR SPACES
TOTAL ACCESSIBLE SPACES
TOTAL SPACES ON SITE

BICYCLE PARKING CALCULATIONS
RATIO REQUIRED PROVIDED

2 31/25 PARKING SPACES

PROJECT:

ADDRESS:

OWNER:

SCOPE:

ASSESSOR PARCEL NO.:

PINNACLE PEAK VETERINARY
CLINIC
7474 EAST PINNACLE PEAK ROAD
SCOTTSDALE, ARIZONA  85255
PINNACLE PEAK VETERINARY
CLINIC LLC
15957 N. 81ST ST., SUITE 101
SCOTTSDALE, AZ
A NEW COMMERCIAL BUILDING

LEGAL DESCRIPTION: SEE CIVIL
212-05-531
C-O ESL
+/- 62,668 S.F. +/- 1.44 ACRES

CURRENT ZONING:
GROSS SITE AREA:

BUILDING AREA:
STORIES:
LOT COVERAGE:
LANDSCAPE AREA:
LANDSCAPE COVERAGE:
OCCUPANCY:
CONSTRUCTION TYPE:
BUILDING HEIGHT:

8,985 S.F. GROSS

TWO STORY
12.65%
4,171 S.F.

12.6%
B
V-B w/ A.F.E.S.
31'-0"

BUILDING AREA CALCULATIONS
OCCUPANCY

1,444 S.F.
2,609 S.F.

8,985 S.F.

2,609 S.F.

ALLOWED HEIGHT: 48'-0" (PER C-O ZONING)
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ELECTRIC VEHICLE CHARGING SPACE CALCULATIONS
RATIO REQUIRED PROVIDED
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SHEET KEYNOTES
EXISTING SITE WALL TO BE REMOVED

EXISTING UTILITY JUNCTION BOX

EXISTING CONCRETE HEADWALL TO REMAIN

EXISTING ASPHALT DRIVE, TYP.

EXISTING CONCRETE APRON TO REMAIN

EXISTING PARKING TO REMAIN, TYP.

EXISTING INTERIOR DRIVE TO REMAIN, TYP.

EXISTING MONUMENT SIGN TO REMAIN

LEVEL 2 ELECTRIC VEHICLE CHARGING STATION

FUTURE LEVEL 2 ELECTRIC VEHICLE CHARGING
STATION - PROVIDE CONDUIT AND POWER DURING
CONSTRUCTION PHASE
PERMEABLE ARTIFICIAL TURF, INSTALL PER
MANUFACTURER'S SPECIFICATIONS - GC TO
COORDINATE WITH OWNER FOR PRODUCT AND
COLOR
REFUSE ENCLOSURE PER CITY OF SCOTTSDALE
STANDARD DETAIL 2146-1
ASPHALT OVER ABC - SEE CIVIL DRAWINGS AND GEO
TECHNICAL REPORT

BIKE RACK - SEE SITE DETAILS

PARKING SCREEN WALL, TYP. - SEE SITE DETAILS

LIGHT POLE, TYP. - SEE ELECTRICAL DRAWINGS AND
SITE DETAILS

LANDSCAPING, TYP. - SEE LANDSCAPE DRAWINGS

ACCESSIBLE CURB RAMP PER CITY STANDARDS - SEE
SITE DETAILS

PROVIDE PAINTED PARKING STRIPING, ADA SIGNAGE,
AND WALKWAY STRIPING PER CITY STANDARDS

EXISTING LIGHT POLE TO REMAIN - PROTECT DURING
DEMOLITION AND CONSTRUCTION PHASES
EXISTING DRIVEWAY TO REMAIN - SEE CIVIL
DRAWINGS
EXISTING TRANSFORMER TO REMAIN - SEE CIVIL AND
ELECTRICAL DRAWINGS
EXISTING LANDSCAPE TO REMAIN - SEE LANDSCAPE
DRAWINGS

EXISTING RETENTION BASIN, TYP.

EXISTING SIDEWALK AND RAMP TO REMAIN

2021 IgCC COMPLIANT PERMEABLE CONCRETE
PAVERS OVER ABC - PAVERS TO BE LIGHT COLORED
WITH AN INITIAL SOLAR REFLECTANCE VALUE OF 29
2021 IgCC COMPLIANT CONCRETE PAVING OVER ABC
- CONCRETE TO HAVE AN INITIAL SOLAR
REFLECTANCE VALUE OF 35
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This drawing, including the architectural
concept, design, and data, is an instrument
of service and shall remain the property of
Cawley Architects Inc. This drawing is for use
at the location described herein and shall
not be used in other locations. Any other use
or release of these drawings may result in
civil damages.

All discrepancies found in these documents
or conflicts between these documents and
field conditions shall be reported to Cawley
Architects Inc. for resolution before the
commencement of the work.
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Arizona Flow Testing LLC 

Arizona Flow Testing LLC   480-250-8154   www.azflowtest.com    floyd@azflowtest.com 

 

HYDRANT FLOW TEST REPORT  
 

Project Name:      Pinnacle Peak Veterinary Clinic    
Project Address:                         7474 East Pinnacle Peak Road, Scottsdale, Arizona, 85255 
Client Project No.:   Not Provided 
Arizona Flow Testing Project No.:   26127 
Flow Test Permit No.:   ROW-00037-2026 
Date and time flow test conducted: February 24, 2026 at 6:10 AM 
Data is current and reliable until:   August 24, 2026 
Conducted by:     Floyd Vaughan-Az Flow Testing, LLC (480-250-8154) 
Witnessed/Coordinated by:  Ray Padilla – City of Scottsdale-Inspector (602-541-0586) 
    

 
Raw Test Data      Data with 12 PSI Safety Factor  
  
Static Pressure:                      84.0 PSI                  Static Pressure:              72.0  PSI 
(Measured in pounds per square inch)   (Measured in pounds per square inch)  
 
Residual Pressure:    42.0 PSI              Residual Pressure:          30.0 PSI   
(Measured in pounds per square inch)     (Measured in pounds per square inch) 
          
Pitot Pressure:        18.0 PSI 
(Measured in pounds per square inch) 
    
       Approx. distance between hydrants: 320 Feet 
Diffuser Orifice Diameter: One 4-inch Pollard Diffuser    
(Measured in inches)  Main size:     Not Provided  
  
Coefficient of Diffuser:  0.9  
 
Flowing GPM:                                            1,823 GPM  Flowing GPM:    1,823 GPM   
(Measured in gallons per minute)             
                 
 
 
GPM @ 20 PSI:                                          2,288 GPM  GPM @ 20 PSI:        2,045 GPM                                                    
   

                                              
Flow Test Location    North  
         
   
     
     
   

   Pressure Fire Hydrant 
(Approx. elevation is  

1,879 Feet ASL) 

 
Project Site 

7474 East Pinnacle Peak 
Road 

Flow Fire Hydrant 
(Approx. elevation is  

1,883 Feet ASL) 
  

Scottsdale requires a 

maximum Static 

Pressure of 72 PSI for 

AFES Design. 

East Pinnacle Peak Road 

East Los Portones Drive 

https://protect.checkpoint.com/v2/r01/___http://www.azflowtest.com/___.YzJ1OnRpZmZhbnlib3NjbzE6YzpvOjI4YTVkMGEzZWZiMzUyYzhhNGE5MjY4YTY4YjdmYjJkOjc6MzU2YTowYzcwYWFjZDdjZjYwYWE5YTQzNjEzYmMxZDc4NGQ0ZjcxNzUyMDM4YTFmZjViYzdlMGFhMGNjNWVlYTM0MjVlOnA6VDpG


Arizona Flow Testing LLC 

Arizona Flow Testing LLC   480-250-8154   www.azflowtest.com    floyd@azflowtest.com 

 

  

 
 

Flow Test Data Graph 
 

Raw Data  GPM @ 20 PSI: 2,288 GPM 

 

 
 
 
 

Safety Data GPM @ 20 PSI: 2,045 GPM 

 
 

https://protect.checkpoint.com/v2/r01/___http://www.azflowtest.com/___.YzJ1OnRpZmZhbnlib3NjbzE6YzpvOjI4YTVkMGEzZWZiMzUyYzhhNGE5MjY4YTY4YjdmYjJkOjc6MzI3YTo4NmI1YTZkMzIxMjc5NjE3YTYxNjQ3MDYwZGZhOGQ1MDdiNzlhNGE3Njg0MTlhYjc3MjViMzgzYmJmZWFhMTg4OnA6VDpG
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ADA PATH OF EGRESS
CONNECTING TO
EXISTING TO ACCESS
PINNACLE PEAK ROAD

MINIMUM 2000lbs EACH (3)
  GRANITE BOULDER (BURY 1/3)
3'x3'x3' SURFACE SELECT

5 GALLON (4)
  DESERT SPOON
DASYLIRION WHEELERII

5 GALLON (41)
  BRITTLE BUSH
ENCELIA FARINOSA

5 GALLON (40)
  SOAPTREE YUCCA
YUCCA ELATA

5 GALLON (19)
  CHUPAROSA
JUSTICIA CALIFORNICA

CONSTRUCTION
  PROTECT FROM
EXISTING TREE

LANDSCAPE LEGEND

3-STALK GROUPING (2.5', 2', 1' TALL) (2)
  NIGHT BLOOMING CEREUS
PENIOCEREUS GREGGII

10" ROUND (MATCHING) (16)
  FISHHOOK BARREL CACTUS
FEROCACTUS WISLIZENII

5 GALLON (14)
  CREOSOTE
LARREA TRIDENTATA

5 GALLON (9)
  GREEN HOP BUSH
DODONEA VISCOSA

5 GALLON (52)
  BUR SAGE
AMBROSIA DELTOIDEA

2" DEPTH IN ALL LANDSCAPE AREAS
  DECOMPOSED GRANITE
1/4" SIZED MADISON GOLD

5 GALLON (3)
  COMPASS BAREL CACTUS
FEROCACTUS CYLINDRACEUS

10 CANE MIN. 7'T MIN. (3)
  OCOTILLO
FOUQUIERIA SPLENDENS
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T-24

T-51
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MATURE
SEE NATIVE PLANT INVENTORY
SALVAGED TREE

T-1
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T-50

T-47

T-46

T-45

T-44
T-42

T-43

T-40

T-39

T-41

T-38

T-18

T-17

T-20 T-21

T-34

T-33

T-32

T-29 T-30

T-28

T-37

T-36

T-35

T-31

T-22

T-27

T-19T-16

T-15

T-3

T-XX

T-XX

DN

LANDSCAPE DATA:

PARKING LOT LANDSCAPE: 3,079 SQ.FT.
ON-SITE LANDSCAPE: 6,877 SQ.FT. (NOT INCLUDING NAOS)
OFF-SITE LANDSCAPE: (NO NEW ALL NAOS)

LANDSCAPE PLAN

P.(602)265-0320
Scottsdale, Arizona 85258

10450 N. 74th Street , Suite 120

SITE PLANNING
URBAN DESIGN

LANDSCAPE ARCHITECTURE
T.J. McQUEEN & ASSOCIATES, INC.

EMAIL: timmcqueen@tjmla.net

CONSENT FROM TJMLA.

T.J. McQUEEN & ASSOC., INC. LANDSCAPE ARCHITECTURE

OBTAINING THE  EXPRESSED WRITTEN PERMISSION &
THEY TO  BE ASSIGNED TO ANY THIRD PARTY  WITHOUTCOPIED IN ANY FORM OR MANNER WHATSOEVER, NOR ARE

THESE PLANS ARE NOT TO BE REPRODUCED,  CHANGED  OR
(TJMLA) EXPRESSLY RESERVES  ITS COMMON LAW COPYRIGHT

& OTHER   PROPERTY   RIGHTS IN  THESE  PLANS. COPIED IN 
FIRST

E

IPX
ER S

6202/03/60

02.16.26
CERT. OF OCCUPANCY IS ISSUED.

CITY OF SCOTTSDALE INSPECTION SERVICES BEFORE
REAPPROVAL. LANDSCAPE INSTALLATION TO BE APPROVED BY
WITH THIS PLAN AND ANY AND ALL DEVIATIONS WILL REQUIRE

CONSTRUCTION AND INSTALLATION SHALL BE IN ACCORDANCE

CASE NUMBER   

CITY OF SCOTTSDALE
APPROVED

LANDSCAPE PLAN

APPROVED DATE

Case No: XX - DR - 2023

ALL SIGNS REQUIRE SEPARATE APPROVALS & PERMITS.

LANDSCAPE NOTES:
CITY OF SCOTTSDALE

AREAS WITHIN THE SIGHT DISTANCE TRIANGLES IS TO BE
CLEAR OF LANDSCAPING, SIGNS, OR OTHER VISIBILITY
OBSTRUCTIONS WITH A HEIGHT GREATER THAN 1'-6".
TREES WITHIN THE SAFETY TRIANGLE SHALL HAVE A
CANOPY THAT BEGINS AT 8 FEET IN HEIGHT UPON
INSTALLATION. ALL HEIGHTS ARE MEASURED FROM
NEAREST STREET LINE ELEVATION.

ANY EXISTING LANDSCAPE MATERIALS  INCLUDING
TREES DAMAGED OR DESTROYED AS A RESULT OF
THIS CONSTRUCTION SHALL BE REPLACED,TO THE
SATISFACTION OF  CITY STAFF, WITH LIKE KIND AND
SIZE PRIOR TO RECEIVING A CERTIFICATE OF
OCCUPANCY.

ALL RIGHT OF WAYS ADJACENT TO THIS PROPERTY
SHALL BE  LANDSCAPED AND MAINTAINED  BY THE
PROPERTY OWNER

PROVIDE 8% SLOPE AWAY FROM WALK OR CURB FOR
5' ALONG ALL STREETS.

ALL LANDSCAPE AREAS WILL BE TOP-DRESSED WITH
A 2" DEPTH OF DECOMPOSED GRANITE,

AN AUTOMATIC IRRIGATION SYSTEM WILL BE
INSTALLED GUARANTEEING 100% COVERAGE TO ALL
LANDSCAPE AREAS.

ALL SLOPES ON SITE ARE 4:1 MAX

NO TURF AREAS ARE TO BE PROVIDED.

SEE ARCHITECTURAL SITE PLAN FOR SETBACK DIMENSIONS.

SEE ARCHITECTURAL FOR SITE LIGHTING LOCATIONS. SEE
ELECT. DRAWINGS FOR ALL LIGHTING SPECIFICATIONS.

SEE ARCHITECTURAL FOR SITE WALL ELEVATIONS, COLORS

SEE CIVIL DRAWINGS FOR ALL RETENTION AREAS, SECTIONS,
AND SLOPE RATIOS.

SEE ARCHITECTURAL FOR BIKE RACK DETAILS.

"SETBACK ALL SPRAY & STREAM TYPE IRRIGATION HEADS 1'-0"
FROM BACK OF CURB OR SIDEWALK TO REDUCE OVER SPRAY".

A MINIMUM 50 PERCENTAGE (UNLESS OTHERWISE STIPULATED BY
THE DEVELOPMENT REVIEW BOARD, and/or THE ZONING ORDINANCE
REQUIREMENTS) OF THE PROVIDED TREES SHALL BE MATURE
TREES, PURSUANT TO THE CITY OF SCOTTSDALE'S ZONING
ORDINANCE ARTICLE X, SECTION 10.301, AS DEFINED IN THE CITY OF
SCOTTSDALE'S ZONING ORDINANCE ARTICLE III, SECTION 3.100.

A SINGLE TRUNK TREE'S CALIPER SIZE, THAT IS TO BE EQUAL TO OR
LESS THAN 4-INCHES, SHALL BE DETERMINED BY UTILIZING THE
SMALLEST DIAMETER OF THE TRUNK 6-INCHES ABOVE FINISHED
GRADE ADJACENT TO THE TRUNK.

A TREE CALIPER SIZE, FOR SINGLE TRUNK TREES WHICH HAVE A DIAMETER
GREATER THAN 4-INCHES, SHALL BE DETERMINED BY UTILIZING THE SMALLEST
SMALLEST DIAMETER OF THE TRUNK 12-INCHES ABOVE FINISHED GRADE
ADJACENT TO THE TRUNK.

A MULTI TRUNK TREE'S CALIPER SIZE IS MEASURED AT 6-INCHES ABOVE THE
LOCATION THAT THE TRUNK SPLITS ORIGINATES, OR 6-INCHES  ABOVE
FINISHED GRADE OF ALL TRUNKS ORIGINATE FROM THE SOIL.

RETENTION/DETENSION BASINS SHALL BE CONSTRUCTED SOLELY
FROM THE APPROVED CIVIL PLANS.  ANY ALTERATION OF THE
APPROVED DESIGN (ADDITIONAL FILL, BOULDERS, ECT.) SHALL
REQUIRE ADDITIONAL FINAL PLANS STAFF REVIEW AND APPROVAL.

NO LIGHTING IS APPROVED WITH THE SUBMITTAL
THE LANDSCAPE SPECIFICATION SECTION'S) OF THESE PLANS HAVE
NOT REVIEWED AND SHALL NOT BE A PART OF THE CITY OF
SCOTTSDALE'S APPROVAL.

NEW LANDSCAPING, INCLUDING SALVAGED PLANT MATERIAL, AND
LANDSCAPING INDICATED TO REMAIN, WHICH IS DESTROYED, DAMAGED,
OR EXPIRES DURING CONSTRUCTION SHALL BE REPLACED WITH LIKE
SIZE, KIND, AND  QUALITY PRIOR TO THE ISSUANCE OF THE CERTIFICATE
OF  OCCUPANCY / LETTER OF ACCEPTANCE TO THE SATISFACTION OF
THE INSPECTION SERVICES STAFF.

ALL RIGHT-OF-WAY ADJACENT TO THIS PROPERTY
SHALL BE LANDSCAPED AND MAINTAINED BY THE
PROPERTY OWNER.

THORNY TREES, SHRUBS AND CACTI SHALL BE
PLANTED SO THAT THEIR MATURE SIZE / CANOPY WILL
BE AT LEAST 4 FEET AWAY FROM ANY WALKWAYS OR
PARKING AREA CURBING.

THORNY TREES, SHRUBS AND CACTI SHALL BE PLANTED
SO THAT THEIR MATURE SIZE/CANOPY WILL BE AT LEAST
4 FEET AWAY FROM ANY WALKWAYS OR PARKING AREA CURBING.

LANDSCAPE MAINTENANCE
THIS SITE INCLUDING THE R.O.W. WILL BE MAINTAINED
BY THIS PROPERTY OWNER TO CITY OF SCOTTSDALE
STANDARDS.
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PROJECT INFORMATION

PROJECT: PINNACLE PEAK VET CLINIC
PROJECT DATA ZONING: C-O ESL
GROSS SITE AREA: +/- 62,668 S.F. (+/- 1.44.ACRES)
NET SITE AREA: +/- 41,418 S.F. (+/- 0.95 ACRES)
BUILDING HEIGHT: 29'-6"

NATURAL AREA OPEN SPACE (NAOS)

CITY OF SCOTTSDALE ORD. SEC. 6.1060 - OPEN SPACE
REQUIREMENTS, TABLE 6.1060.1, MINIMUM PERCENTAGE
NAOS BASED ON SLOPE AND LANDFORM CATEGORY

PER CIVIL ENGINEERING SLOPE ANALYSIS:
BETWEEN 2% AND 5%

LANDFORM CATEGORY:
LOWER DESERT (PER ESLO DESIGNATION)

PERCENTAGE OF NAOS REQUIRED:
25% OF GROSS SITE AREA

NAOS REQUIRED:
0.25 x 62,668 S.F. = 15,667 S.F.

NAOS PROVIDED = 16,009 S.F. (0.37 ACRES)

NAOS CALCULATIONS
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SCALE:

ADA PARKING STALL
1/8" = 1'-0"8

VAN

5'-0"

TRACTION GROOVING IN CONCRETE
SURFACE 1/4" x 1/4" TOOL OR
SAWCUTS AT 1" O.C.

CONCRETE HARDSCAPE - SEE SITE
PLAN

GRADE LEVEL CONC CURB

48" MIN CLEAR ACCESSIBLE ROUTE

ACCESSIBLE ROUTE SEE SITE PLAN
5% RUNNING SLOPE, 1:20 MAX.
2% CROSS SLOPE, 1:50 MAX.

9
A1.2

10
A1.2

7
A1.2

6'
-0

"

6'-0" 6'-0"

ACCESSIBLE ROUTE

TRACTION GROOVING IN CONCRETE
SURFACE 1/4" x 1/4" TOOL OR
SAWCUTS AT 1" O.C.

GRADE LEVEL CONC CURB

CONCRETE AT LEVEL SURFACE

PAVING OVER BASE COURSE, SEE
CIVIL, SOILS REPORT

1/2" RADIUS EDGE TOOLED JOINT

SLOPE TO DRAIN AWAY FROM
BUILDING 1/8" TO 1/4" PER FOOT

4" CONCRETE OVER 4" ABC

#5 CONT.

TOOLED JOINT

6"

6"

12
" M

IN
.

6"

COMPACTED SUB BASE

SCUPPER AT SIDEWALK, 13/A1.2, AS
OCCURS

3"

2"
NOTE: COORDINATE WITH CIVIL FOR
ANY BATTERED FACE AT CURB

SCALE:

SIDEWALK / CURB AT ASPHALT
1 1/2" = 1'-0"1

3"

8"
 M

IN
.

PAVING OVER BASE COURSE, SEE
CIVIL, SOILS REPORT

1/2" RADIUS EDGE TOOLED JOINT

SLOPE TO DRAIN AWAY FROM
BUILDING 1/8" TO 1/4" PER FOOT

4" CONCRETE OVER 4" ABC

#5 CONT.

COMPACTED SUB BASE

DETECTABLE WARNING - AS
REQ'D

SCALE:

SIDEWALK / CROSSWALK CURB CUT AT ASPHALT
1 1/2" = 1'-0"2

LANDSCAPE AREA - SEE LANDSCAPE
DRAWINGS

1/2" RADIUS EDGE TOOLED JOINT

SLOPE TO DRAIN AWAY FROM
BUILDING 1/8" TO 1/4" PER FOOT

4" CONCRETE OVER 4" ABC

#5 CONT.

TOOLED JOINT

6"

6"

12
" M

IN
.

6"
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N
LE

SS

COMPACTED SUB BASE

2"
NOTE: COORDINATE WITH CIVIL FOR
ANY BATTERED FACE AT CURB

SCALE:

SIDEWALK AT LANDSCAPE
1 1/2" = 1'-0"4
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4. CONCRETE CURBS CONFORM TO SECT.
340.

5. MAXIMUM SPACING OF CONSTRUCTION
JOINTS IS 10'-0".

6. CONCRETE TO BE CLASS 'B' PER SECT. 725.

7. WHEN PAVEMENT AND BASE COURSE
EQUALS OR EXCEEDS 10" IN DEPTH, THE
ENTIRE ROADWAY SIDE OF THE CURB
SHALL BE FORMED.  THE TOTAL CURB
HEIGHT REMAINS 18" UNLESS NOTED
OTHERWISE

NOTES:

1. ALL VERTICAL SURFACES TO FORMED

2. VERTICAL SURFACES DOWN FROM 2" BELOW UNDISTURBED SOIL MAY BE
PLACED AGAINST NEAT CUT IF APPROVED BY THE ENGINEER AND
CONCRETE WILL NOT EXTEND MORE THAN 1" BEYOND THEORETICAL
FACE.

3. ALL EXPOSED SURFACES TO BE STRIPED GREEN AND TROWEL FINISHED.

SCALE:

CURB TERMINATION M.A.G. STD. DET. #222
1 1/2" = 1'-0"3

6" WIDE X 12" DEEP CONCRETE
PERIMETER CURB SET 1/4" BELOW TOP
OF PAVERS

1" BEDDING SAND

LANDSCAPE AREA - SEE LANDSCAPE
DRAWINGS

CONCRETE PAVERS

COMPACTED SOIL SUBGRADE

CONCRETE BASE, 4" MIN.

SCALE:

PAVERS AT LANDSCAPING
1 1/2" = 1'-0"6

SCALE:

ACCESSIBLE PARKING SIGN
1 1/2" = 1'-0"10

COS STANDARD DETAIL 2124
NOTE:  PROVIDE "VAN ACCESSIBLE" SIGN AT
LOCATION PER SITE PLAN SHEET A1

1'-0"

6" SYMBOL
ROYAL BLUE
SOLID WITH
WHITE SYMBOL

0.875" LETTERS

0.5" LETTERS

2" LETTERS

2'
-0

"

SUBSTRATE: 0.080 GAUGE TREATED
ALUMINUM

BOTTOM OF SIGN SHALL BE NOT LESS
THAN 3'-0" NOR MORE THAN 6'-0"
ABOVE FINISH SURFACE

NOTE: LETTERING SHALL BE FHWA
SERIES "B" ALPHABET.
ONE SIGN AT EACH ACCESSIBLE
PARKING STALL

MOUNTING OPTIONS
A)  Flexible P.E. Post With Surface Mount
Base - Epoxy To Pavement Surface
B)  Perforated Galvanized Tubing Per COS
Detail  2131.  Install In Landscape Areas
Only.
C)  Surface Mount To Structure
D)  Mount As Detailed On Plans

GREEN BORDERS AND TEXT, AND
BLUE SYMBOL ON WHITE
RETOREFLECTIVE BACKGROUND
(TYP.)

BACKGROUND: SUPER ENGINEER
GRADE OR HIGH INTENSITY SHEETING

COPY: SUPER ENGINEER GRADE OR
HIGH INTENSITY SHEETING

TOP VIEW

CONTROL
JOINT

MARKED "CJ" ON PLAN

EXPANSION
JOINT

MARKED "EJ" ON PLAN

1/4"

1"

4" CONCRETE SLAB WITH 6 x 6 WWF
OVER 4" A.B.C.

1/2" RADIUS TOOL JOINT

1/2" NON-ASPHALTIC EXPANSION
MATERIAL

TRAFFIC SEALANT (COLOR TO MATCH
CONCRETE)

A

B

SCALE:

SIDEWALK CONTROL JOINTS
1" = 1'-0"5

SCALE:

LIGHT POLE
1" = 1'-0"13
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LIGHT POLE BASE COVER

3" x 5" MIN. HANDHOLE W/ COVER

SINGLE OR DOUBLE HEAD LIGHT, SEE
ELECTRICAL

ELECTRICAL CONDUIT BY ELECTRICAL,
SEE ELECTRICAL

ADJACENT FINISH GRADE/PAVED
SURFACE

LIGHT POLE AND BASE  CONNECTION BY
ELECTRICAL

CHAMFER EDGES 1/2" TO 1"

NO SHRINK GROUT

DOUBLE SETTING NUTS ON BOLTS
PATTERN PER ELECTRICAL

MIN.
OVERHANG

CONCRETE BASE PER STRUCTURAL

HOUSE SIDE SHIELD WHERE NOTED

SE
E 

ST
R

U
C

TU
R

AL

SCALE:

PAINTED ACCESSIBLE PAVEMENT SYMBOL
1/2" = 1'-0"9

6" WIDE WHITE LOGO ON
CONTRASTING BLUE FIELD WITH 4"
WIDE SAFETY YELLOW STRIPING

5'-0"

5'
-0

"

VAN LABEL ADDED AS REQUIRED BY
PARKING STIPULATIONS

TRACTION GROOVING IN CONCRETE
SURFACE 1/4" x 1/4" TOOL OR
SAWCUTS AT 1" O.C.

6'-0" 5'-0" 6'-0"

6'
-0

" M
IN

CONCRETE HARDSCAPE - SEE SITE
PLAN

GRADE LEVEL CONC CURB

48" MIN CLEAR ACCESSIBLE ROUTE

6"

SLOPE 1:10
MAX.

ACCESSIBLE ROUTE SEE SITE PLAN
5% RUNNING SLOPE, 1:20 MAX.
2% CROSS SLOPE, 1:50 MAX.

SL
O

PE
1:

12
 M

AX
.

SCALE:

CURB RAMP
1/4" = 1'-0"7

2
-

CONCRETE FILLED, STEEL
PIPE BOLLARDS, TYP.

STEEL TRASH ENCLOSURE GATES,
TYP.

CONCRETE SLAB AND REFUSE TRUCK
BAD PER C.O.P. STANDARDS, TYP. -
SEE CIVIL PLANS

20
A1.3

24
A1.3

18
A1.3

14
A1.2

15
A1.2

22
A1.3

SCALE:

TRASH ENCLOSURE
1/4" = 1'-0"16

MASONRY ENCLOSURE
WALLS, TYP. - SEE
STRUCTURAL PLANS

BIKE RACK FABRICATION BY STEEL
CONTRACTOR. SEE SITE PLAN FOR
EXACT QUANTITIES.

28"CLR.

12"

ISOMETRIC VIEW

18 1/2" 6'-0"

34
"

18"

3'-0"

3/16"

7 1/2" RADIUS - PAINTED

PROVIDE 4" THK CONC SLAB - EACH
BIKE POST REQUIRES 2'x6' PAD

1" X 2", 11 GAUGE RECTANGULAR
STEEL TUBE BASE RAIL TO BE
ANCHORED INTO SLAB.

1/4" DIA. QUICK-BOLT AT 48" O.C. MAX
ATTACHMENT

GALVANIZED FINISH ON 1 1/2" DIA. 11
GAUGE STEEL PIPE, WELD TO BASE

SCALE:

BIKE RACK
3/4" = 1'-0"11

3

5'
-0

" T
YP

. U
.N

.O
.

SE
E 

PL
AN

S.
3'

-0
"

3"

4" 4"

6" DIA. STEEL PIPE BOLLARD AS
NOTED.  FILL SOLID WITH CONCRETE,
PAINT SAFETY YELLOW.
(4" DIA. STEEL PIPE BOLLARD AT
TRASH ENCLOSURE GATE)

PAVING / CONCRETE AS OCCURS, SEE
CIVIL

CONCRETE FOOTING AT BASE

SCALE:

PIPE BOLLARD
3/4" = 1'-0"15

28"CLR.

28"CLR.

28"CLR.

BIKE RACK TO BE PER CITY OF
SCOTTSDALE DETAIL 2285 AS
SHOWN IN DETAIL 25/A1.3

14 1/2"

24
"

9"

4"x4"x1/4" CONCRETE FILLED, STEEL TUBE
BOLLARD

INDUSTRIAL POWER HINGE,
3,000 POUND CAPACITY PER PAIR
MANUFACTURED BY ELITE ACCESS
SYSTEMS OR EQUAL

3"x3"x1/4" STEEL ANGLE FRAME.
GRIND WELDS, CORNERS
SMOOTH

22 GA. GALVANIZED METAL
"B" DECK

GATE IN OPEN POSITION
GATE IN CLOSED POSITION

3"

C.M.U. WALL

1/
4"

O
FF

SE
T

CL

SCALE:

GATE HINGE
3" = 1'-0"14
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SITE DETAILS
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SCALE:

ROOF DRAIN
3/4" = 1'-0"29 SCALE:

SECTION THROUGH ROOF DRAIN
3/4" = 1'-0"30
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ROOF DRAIN WITH DRAIN GUARD /
STRAINER

OVERFLOW ROOF DRAIN  2" ABOVE
ROOF DRAIN WITH GUARD / STRAINER

T.O.L. - LOWPOINT OF ROOF

SLOPESLOPE

2'-0" MIN.

2'
 M

IN
.

EXTERIOR WALL

LEDGER

B

2 X 4 BLOCKING

PLYWOOD DECK

TAPER 1" FOAM TO DRAIN OPENING
AND EXTEND FINISH COATING
SYSTEM TO INSIDE BOTTOM OF DRAIN
CASTING

TAPER 1" FOAM TO DRAIN OPENING
AND EXTEND FINISH COATING
SYSTEM TO INSIDE BOTTOM OF DRAIN
CASTING

TRUSS- SEE STRUCTURAL DRAWINGS

2 X 4 TO MATCH LEDGER- SEE
STRUCTURAL DRAWINGS

SLOPE
1/4" :1'-0"1/4" :1'-0"
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SCALE:

TRASH ENCLOSURE ELEVATION
1/2" = 1'-0"18

SCALE:

TRASH ENCLOSURE ELEVATION
1/2" = 1'-0"22

SCALE:

TRASH ENCLOSURE ELEVATION
1/2" = 1'-0"20

SCALE:

TRASH ENCLOSURE ELEVATION
1/2" = 1'-0"24
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"
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"

6'
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"

4"

6'-4"4" 6'-4" 4"

13'-4" OVERALL

8" 12'-0" CLEAR BETWEEN ENCLOSURE WALLS 8"

1/2" DIA. CANE BOLT WITH PIPE
SLEEVES IN CONC. APRON (PROVIDE
SLEEVES IN PAVED SURFACE AT HOLD
OPEN POSTION AND CLOSED)

LOCKABLE HASP

INDUSTRIAL POWER HINGE ON 4"
SQUARE CONC. FILLED POST, TYP.

22 GA. GALVANIZED METAL
"B" DECK, PAINT TO MATCH BLDG.

2" x 1/4" STEEL PLATE, TYP.
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CivTech Inc. • 10605 North Hayden Road • Suite 140 • Scottsdale, AZ  85260 
Phone: 480.659.4250 • Fax: 480.659.0566 

February 24, 2026 

Ms. Madison Terp 
Pinnacle Peak Veterinary Clinic 
8229 East Whispering Wind Drive 
Scottsdale, Arizona 85255  

RE: TRIP GENERATION STATEMENT FOR PINNACLE PEAK VETERINARY CLINIC – SCOTTSDALE, ARIZONA  

Dear Ms. Terp: 

Thank you for retaining CivTech to provide a traffic statement for Pinnacle Peak Veterinary Clinic, 
LLC for the client’s proposed redevelopment located at 7474 East Pinnacle Peak Road in Scottsdale, 
Arizona. The project will consist of Maricopa County Assessor Parcel Number (APN) 212-05-531 and 
contain approximately 0.95 acres of vacant land that is currently zoned for C-O, “Commercial Office” 
use. The Project is a veterinary clinic of approximately 9,000 square feet (SF) with associated outdoor 
space with approximately 1,740 SF outdoor exercise courtyard. A site plan has been provided as 
Attachment A.  

This statement will compare two developments of the site. First, the Pinnacle Peak Office Park 
assumed this parcel would develop as a drive-in bank. Previously, the accepted traffic statement used 
this land use, which was determined by the Institute of Transportation Engineers (ITE) Trip 
Generation Manual, 11th Edition for the intended C-O land zoning. However, the current proposal is 
for a Veterinary Clinic. The Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th 
Edition will be used to determine the traffic anticipated by developing the site into this use. The 
purpose of this traffic statement is to address the City 
of Scottsdale’s requirement for a Traffic Impact Study 
that will document the trip generation of the proposed 
use and a comparison to the existing intended land 
zoning. 

EXISTING CONDITIONS 
Existing Land Use 
The project site is currently vacant land zoned for 
Commercial Office use. The surrounding commercial 
offices use includes several medical businesses, 
including a dentist, a pediatric dentist, chiropractor, 
massage therapy, prosthodontics, and eye care uses. 
The site is not proposing direct access to the public 
right-of-way, but will have shared access within the 

Pinnacle Peak Rd 

SITE 

A 

B 

FIGURE 1 — VICINITY MAP 
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Pinnacle Peak Office Park. The Pinnacle Peak Office Park has two (2) existing driveways. Access A is 
a full movement driveway to Pinnacle Peak Road at the west end of the complex. Access B is a 
restricted right-in/right-out/left-in access to Los Portones Drive, which intersects with Pinnacle Peak 
Road for full movement access. The vicinity of the site is provided in Figure 1. 

Existing Roadway Network 
Pinnacle Peak Road is an east-west minor arterial street that begins to the west at Cave Creek 
Road, where it converts from Desert Peak Parkway and terminates to the east, approximately 2 miles 
east of 93rd Street. There are two (2) lanes of travel both eastbound and westbound, separated by a 
raised median within the vicinity of the Project site. The posted speed limit within the vicinity of the 
site is 45 miles per hour (mph). 

Los Portones Drive is a north-south local street that begins to the south at Pinnacle Peak Road 
where it converts from 74th Street and terminates to the northwest at Scottsdale Road. There is one 
(1) lane of travel both northbound and southbound, separated by a median within the vicinity of the 
project site. The posted speed limit within the vicinity of the site is 25 mph. Los Portones Drive 
provides access to gated residential communities north of the existing medical office complex; 
therefore, very little through traffic beyond the commercial driveway exists on Los Portones.  

Site Access 
The site is not proposing direct access to the public right-of-way, but will have shared access within 
the Pinnacle Peak Office Park. The Pinnacle Peak Office Park has two (2) existing driveways. Access A 
is a full movement driveway to Pinnacle Peak Road at the west end of the complex. Access B is a 
restricted right-in/right-out/left-in access to Los Portones Drive, which intersects with Pinnacle Peak 
Road for full movement access.  

TRIP GENERATION AND COMPARISON 
Typical traffic statements utilize the most recent version of the Institute of Transportation Engineers 
(ITE) Trip Generation Manual, 12th Edition and Trip Generation Handbook, 3rd Edition. The ITE Trip 
Generation Manual contains data collected by various transportation professionals for a wide range 
of different land uses. The data are summarized in the report and rates and equations have been 
established that correlate the relationship between an independent variable that describes the 
development size and generated trips for each categorized land use. The report provides information 
for daily and peak hour trips.  

This situation is somewhat unusual in that the vested traffic associated with the site, as a drive-in 
bank, was determined using the Trip Generation Manual, 11th Edition. The traffic established for the 
site under that scenario was not adjusted, since it has vested rights. The traffic associated with the 
veterinarian clinic now proposed for the site was determined using the Institute of Transportation 
Engineers (ITE) Trip Generation Manual, 12th Edition. Detailed trip generation calculations are 
provided in Attachment B. 
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Existing Zoning Comparison 

A comparison of the weekday daily and peak hour trip generation potentials of the existing zoning to 
those of the proposed veterinary clinic are shown in Table 1. The ITE LUC 912 – Drive-In Bank was 
utilized to represent a possible use of the current zoning of the site.  

TABLE 1 – TRIP GENERATION COMPARISON (EXISTING ZONING) 

Land Use 
ITE 

Code Quantity Units+ 

Trips Generated 
Daily 
Total 

AM Peak Hour PM Peak Hour 
In  Out Total In Out Total 

 Existing Zoning (CO) 

Drive-In Bank 912 6.552 KSF 658 38 27 65 69 69 138 

Bank Pass-by  
 

9 9 18 24 24 48 

Bank New (Destination) 29 18 47 45 45 90 

 Veterinary Clinic 
Pinnacle Peak Veterinary 

Clinic 640 9.00 KSF 194 22 11 33 11 22 36 

Trip Generation 
Increase/(Reduction) 6.552 KSF (464) (7) (7) (14) (34) (23) (54) 
Notes: + KSF = 1,000 square feet 

As summarized in Table 1, the existing zoning was estimated using a drive-in bank. For this analysis, 
the size of the bank can be quantified by either its number of drive-in lanes or its square-footage. 
CivTech performed this comparative analysis with 6,552 SF. The 6,552 SF bank is estimated to 
generate up to 658 weekday daily trips, with 65 trips (38 in/27 out) occurring during the AM peak 
hour and 138 trips (69 in/69 out) occurring during the PM peak hour. Note that pass-by trips are 
associated with this land use. Therefore, the net new (destination) trip associated with this land use 
were used in this comparison. 

When comparing the number of trips the bank would likely generate to the proposed Pinnacle Peak 
Veterinary Clinic, the proposed clinic is likely to have less impact to the surrounding roadway network 
as it is expected to generate 14 less trips occurring during the AM peak hour and 54 less trips 
occurring during the PM peak hour than the zoned bank facility.  
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TRIP DISTRIBUTION AND ASSIGNMENT 
A single trip distribution pattern was assumed for the proposed development. The resulting trip 
distribution percentages for the study area are shown in Table 2.  

TABLE 2 – SITE TRIP DISTRIBUTION 
Direction (To/From) Percentage 

(1) Northwest on Los Portones Drive (north of Pinnacle Peak Road) 3% 
East on Pinnacle Peak Road (east of Los Portones Drive) 40% 
West on Pinnacle Peak Road (west of Existing Access A) 57% 

Total 100% 
(1) Site traffic is anticipated to be to/from the gated residential communities north of the medical office complex. 

 

Figure 2 illustrates the AM and PM peak hour traffic due to the proposed Pinnacle Peak Veterinary 
Clinic at the existing accesses to the complex.  

 
Figure 2 – Site Generated Traffic Volumes 
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CONCLUSIONS 
The following can be concluded from the above analysis: 

 The existing C-O zoning allows for a drive-in bank land use to be constructed. The original 
traffic statement for this site assumed a drive-in bank for this parcel.  

 The proposed Pinnacle Peak Veterinary Clinic is estimated to generate up to 33 trips (22 in/11 
out) occurring during the AM peak hour and 36 trips (14 in/22 out) occurring during the PM 
peak hour. 

o When comparing to the 6,552 SF bank, the proposed Pinnacle Peak Veterinary Clinic 
has the potential to generate 14 less trips occurring during the AM peak hour and 54 
less trips occurring during the PM peak hour, when the pass-by trips are factored in. 

o The Pinnacle Peak Veterinary Clinic is expected to have less impact on the surrounding 
roadway system than a drive-in bank (allowed by current zoning). 

 This number of new projected trips are not expected to have an impact on the existing 
accesses to the complex or to the surrounding roadway network that would require any 
mitigation measures.  

o The only site generated trips expected from the north on Los Portones will be from 
customers that live in the gated community. These number of trips are expected to 
be very low. 

Thank you for allowing CivTech to provide engineering services for this project. Should there be any 
questions please contact me at (480) 659-4250. 

Sincerely, 

CivTech 

 

Sean Messner, P.E. 
Attachments (2) 

A. Site Plan 
B. Trip Generation Calculations 
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Pinnacle Peak Vet Clinic Trip Generation
Proposed

Methodology Overview

Box 1 - Define Study Site Land Use Type&Site Characteristics, | Box 2 - Define Site Context | Box 3 - Define Analysis Objectives Trip Types&Time Period

Land Use Types and Size
Proposed Use Amount Units ITE LUC ITE Land Use Name
Veterinary Clinic 9.000 1,000 square feet 640 Animal Hospital/ Veterinary Clinic

Equation Type: Equation Used [Equated Rate] (Type Abbreviations: Weighted Average Rate ("WA"), Fitted Curve ( Type: Equation Used [Equated Rate]
Proposed Use ADT AM Peak Hour PM Peak Hour (not used)
Veterinary Clinic WA: T=X*21.5 [21.50] WA: T=X*3.64 [3.64] FC: T=4.75*X-6.96 [3.98] N/A:  []

Baseline Vehicular Trips
ADT AM Peak Hour PM Peak Hour (not used)

Proposed Use % In In Out Total % In In Out Total % In In Out Total % In In Out Total
Veterinary Clinic 50% 97 97 194 67% 22 11 33 40% 14 22 36 0% 0 0 0

 February 2026

This form facilitates trip generation estimation using data within the Institute of Transportation Engineer's (ITE) Trip Generation Manual, 11th Edition and methodology described within ITE's Trip 
Generation Handbook, 3rd Edition. These references will be referred to as Manual and Handbook, respectively. The Manual contains data collected by various transportation professionals for a 
wide range of different land uses, with each land use category represented by a land use code (LUC). Average rates and equations have been established that correlate the relationship between an 
independent variable that describes the development size and generated trips for each categorized LUC in various settings and time periods. The Handbook explains the methodology for how to 
use data contained within the Manual, such as when to use the fitted curve instead of the average rate, when adjustments to the volume of trips are appropriate, how to make them, etc. The 
methodology steps are represented visually in boxes in Figure 3.1. This worksheet applies calculations for each box if applicable.

The analyst is to pick an appropriate LUC(s) based on the subject's zoning/land use(s)/future land use(s). The size of the land use(s) is described in reference to an independent variable(s) specific 
to (each) the land use (example: 1,000 square feet of building area is relatively common). Context assessment is to "simply determine whether the study sites is in a multimodal setting" and "could 
have persons accessing the site by walking, bicycling, or riding transit." This assessment is used in Box 4. The Manual separates data into 4 setting categories - Rural, General Urban/Suburban, 
Dense Multi-Use Urban and Center City Core. This worksheet uses the following abbreviations, respectively: R, G, D, and C. The Manual does not have data for all settings of all land use codes. 
The "General Urban/Suburban" setting is used by default.

This tool will focus on vehicular trips for a 24-hour period on a typical weekday as well as its AM peak hour and PM peak hour. Other time period(s) may be of interest. 
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Pinnacle Peak Vet Clinic Trip Generation
Currently Approved

Methodology Overview

Box 1 - Define Study Site Land Use Type&Site Characteristics, | Box 2 - Define Site Context | Box 3 - Define Analysis Objectives Trip Types&Time Period

Land Use Types and Size
Proposed Use Amount Units ITE LUC ITE Land Use Name
Bank, Drive-In 6.552 1,000 square feet 912 Drive-In Bank

Equation Type: Equation Used [Equated Rate] (Type Abbreviations: Weighted Average Rate ("WA"), Fitted Curve ( Type: Equation Used [Equated Rate]
Proposed Use ADT AM Peak Hour PM Peak Hour (not used)
Bank, Drive-In WA: T=X*100.35 [100.35] WA: T=X*9.95 [9.95] WA: T=X*21.01 [21.01] N/A:  []

Baseline Vehicular Trips
ADT AM Peak Hour PM Peak Hour (not used)

Proposed Use % In In Out Total % In In Out Total % In In Out Total % In In Out Total
Bank, Drive-In 50% 329 329 658 58% 38 27 65 50% 69 69 138 0% 0 0 0

  February 2026

This form facilitates trip generation estimation using data within the Institute of Transportation Engineer's (ITE) Trip Generation Manual, 11th Edition and methodology described within ITE's Trip 
Generation Handbook, 3rd Edition. These references will be referred to as Manual and Handbook, respectively. The Manual contains data collected by various transportation professionals for a 
wide range of different land uses, with each land use category represented by a land use code (LUC). Average rates and equations have been established that correlate the relationship between an 
independent variable that describes the development size and generated trips for each categorized LUC in various settings and time periods. The Handbook explains the methodology for how to 
use data contained within the Manual, such as when to use the fitted curve instead of the average rate, when adjustments to the volume of trips are appropriate, how to make them, etc. The 
methodology steps are represented visually in boxes in Figure 3.1. This worksheet applies calculations for each box if applicable.

The analyst is to pick an appropriate LUC(s) based on the subject's zoning/land use(s)/future land use(s). The size of the land use(s) is described in reference to an independent variable(s) specific 
to (each) the land use (example: 1,000 square feet of building area is relatively common). Context assessment is to "simply determine whether the study sites is in a multimodal setting" and "could 
have persons accessing the site by walking, bicycling, or riding transit." This assessment is used in Box 4. The Manual separates data into 4 setting categories - Rural, General Urban/Suburban, 
Dense Multi-Use Urban and Center City Core. This worksheet uses the following abbreviations, respectively: R, G, D, and C. The Manual does not have data for all settings of all land use codes. 
The "General Urban/Suburban" setting is used by default.

This tool will focus on vehicular trips for a 24-hour period on a typical weekday as well as its AM peak hour and PM peak hour. Other time period(s) may be of interest. 
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BUILDING FRONTAGE - SE CORNER VIEW



BUILDING FRONTAGE - SW CORNER VIEW
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