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Meeting Date: March 16, 2023 
General Plan Element: Character and Design 
General Plan Goal: Foster quality design that enhances Scottsdale as a unique 

southwestern desert community. 

ACTION 
Magnolia Waterside @ 
Old Town 

Request for approval of a site plan, landscape plans, building elevations, 
and associated improvements for a new mixed-use project, consisting of 
54 dwelling units and 900 square feet of commercial floor area in a four-
story building with tuck-under parking, on a +/- 1-acre site. 

10-DR-2022 

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 
• Location of required on-site loading/unloading zone  
• Conceptual development plan, including preliminary building elevations and site plan, approved 

as part of case 1-ZN-2020 
• DRB recommended approval of development plan (1-ZN-2020) with direction to original applicant 

to revisit building design (applicant for this case is different from zoning case).  See Summary of 
DRB direction on Page 2 of the DRB Criteria Analysis (Attachment #4).   

• Site design includes pedestrian connection from 5th Avenue to canal bank  
• Public comment received 

BACKGROUND 
 

Location: 6824 E Indian School Rd 

 

Zoning: D/DMU-2 PBD DO 
Adjacent Uses 
North: SRP Canal  
East: Single-story office/health studio, constructed in the 1960s 
South: Two-story bank, originally constructed in the 1980s, minor 

exterior remodel approved in 2013 (24-SA-2013) 
West: SRP Well Site 

 

Property Owner   Architect/Designer 
MPC Indian School, LLC   Don Wilder / Wilder Architects 
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Applicant   Engineer 
Taylor Farden, MPC Indian School, LLC 
817-791-3840 

  Sustainability Engineering Group 

DEVELOPMENT PROPOSAL 
The applicant seeks approval of a mixed-use project, consisting of one four-story multi-family 
residential building that includes 900 square feet of commercial floor area at the southwest corner of 
the building.  There is no direct access to the site from Indian School Road.  Instead, all ingress and 
egress will occur at the alley along the east property line.  With the exception of six surface spaces 
along the southern edge of the site, all resident parking is provided in a tuck-under garage at grade 
level.  As required by the zoning case (1-ZN-2020), a pedestrian connection is proposed along the east 
edge of the site to connect pedestrians from 5th Avenue to the canal.  The connection will be clearly 
marked and include pedestrian scale lighting.   

Development Review Board Criteria 
Staff confirms that the development proposal generally conforms to 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 design elements that align with the City’s goal of sustainability, including recessing and 
deep roof overhangs over balconies and windows to mitigate solar heat gain. 

STAFF RECOMMENDED ACTION 
Staff recommends that the Development Review Board approve the Magnolia Waterside @ Old Town 
development proposal per the attached stipulations, finding that the Character and Design Element 
of the General Plan, Old Town Scottsdale Urban Design & Architectural Guidelines, and Development 
Review Board Criteria have been met. 
 
   

RESPONSIBLE DEPARTMENTS STAFF CONTACT 
Planning and Development Services 
Current Planning Services 

Greg Bloemberg 
Principal Planner 
480-312-4306 gbloemberg@ScottsdaleAZ.gov 

APPROVED BY 
 

 

 

3/6/2022 
Greg Bloemberg, Report Author  Date 

 
 

3/8/2023 
Brad Carr, AICP, LEED-AP, Planning & Development Area Manager 
Development Review Board Liaison 
Phone: 480-312-7713            Email: bcarr@scottsdaleaz.gov 

 Date 
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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. Combined Context Aerial and Site Plan 
8. Site Plan 
9. Site Plan (Loading/Unloading) 
10. Landscape Plan 
11. Open Space Plan 
12. Circulation Plan 
13. Building Elevations (black & white) 
14. Building Elevations (color) 
15. Perspectives 
16. Materials and Colors Board 
17. Exterior Photometric Analysis 
18. Exterior Lighting Cutsheets 
19. Community Involvement 
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MAGNOLIA WATERSIDE @ OLD TOWN 
6824 E Indian School Rd 

Scottsdale, AZ. 85251 
 

PROJECT NARRATIVE 
25 March 2022 

 

 
 

 Magnolia Property Co. 
2435 E Southlake Blvd, S. 150 

Southlake, TX  76092 
817.769.2580 

 
 

Wilder Architects, LLC 
16904 Club Hill Dr 
Dallas, TX  75248 

214.616.5196 
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 1.  PROPERTY INFORMATION 
 
Location: 
E Indian School Road & N 68th Street 
 
Property Size: 
Net Area 38,160 SF 
 
Total Site Area: 
51,393 SF (approx. 1.17 Acres ) 
 
 
Approved Zoning: Case 1-ZN-2020 was approved by City Council on 8/24/2020; Current 

Zoning is D/DMU-2 PDB DO 
 
Context Aerial: 
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 2.  PROJECT OVERVIEW 
 
Magnolia Waterside is a new Multifamily project designed to complement the unique character of 
the downtown setting and existing neighborhood fabric.  The development site is an unusually 
shaped infill site that is bordered to the north by the Arizona Canal, and to the southwest by Indian 
School Road.  The site is located in the Arizona Canal District and acts as the terminus to the 
Fifth Avenue District, and also borders the Scottsdale Arts District. 
 
The proposed development includes 54 residential units and ground floor non-residential space, 
consistent with the zoning approval (1-ZN-2020).  The project is also consistent with numerous 
City goals and policies, including the Old Town Scottsdale Character plan and associated design 
guidelines.  The project site is surrounded by a variety of retail, live/work, resort, residential and 
entertainment businesses within close proximity to the gallery district and a range of employment 
opportunities. 
 
Photos of existing condition at the site: 
  

 
 View from Indian School Road 
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 View from Indian School Road 
 
 

 
 View from 5th Avenue 
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 View from 5th Avenue 
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3.  DRB CRITERIA DISCUSSION 

 
 
DEVELOPMENT REVIEW BOARD CRITERIA 
 
Sec. 1.904:  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. 

 
Response:  Magnolia Waterside is supportive of the desired values defined in the General Plan, 
which include goals and policies that benefit the community.  As demonstrated in detail with the 
recently approved zoning case for Canalside (case 1-ZN-2020), the development plan conforms 
to the General Plan, Old Town Scottsdale Character Area Plan, Old Town Scottsdale Urban 
Design & Architectural Guidelines (“OTSUDAG”), the Planned Block Development (“PBD”) 
Criteria, and the Scottsdale Sensitive Design Principles.  Key development considerations from 
the zoning case are carried through with this DRB application. Further, this narrative provides 
design details specific to the OTSUDAG and Scottsdale Sensitive Design Principles.   
 

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; 
 

Response:  The development request will allow for the redevelopment of an underutilized site 
surrounded by a variety of supporting cultural, employment, commercial and residential land uses 
that will offer services to the residents. Equally, the addition of residential units within the Arizona 
Canal District, adjacent to the Fifth Avenue District and Scottsdale Arts District, will further 
strengthen Old Town Scottsdale’s range of synergist land uses.      
 
The streetscape design embraces the OTSUDAG principles (as identified in more detail below) 
and will provide a welcoming pedestrian environment for Old Town residents and patrons walking 
along 5th Avenue and Indian School Road.  Magnolia Waterside will provide a comfortable and 
safe streetscape designed with human-scale elements, shade and movement through both 
hardscape and building forms. The project creates a strong anchor for the corner given its unique 
location between 5th Avenue and 68th Street along Indian School Road.   The development 
strengthens and extends the walkability of the neighborhood.  Circulation is encouraged with 8’ 
wide sidewalks that connect 5th Avenue and the Arizona Canal walkway and to an inviting urban 
plaza at the corner of 5th Ave and Indian School. Vegetation will be used to create a comfortable 
microclimate as well as providing visual relief that will enhance the pedestrian experience along 
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the street edge and encourage the use of sidewalks to get from one destination to another further 
enhancing the walkable character of Old Town. 
 
 

b. Avoid excessive variety and monotonous repetition; 
 
Response:  Magnolia Waterside’s proposed building materials, massing and architecture are 
inspired by some of the existing Old Town vernacular and character, both new and old.  From a 
context perspective to the west of the site is a Salt River Project irrigation well and the property 
itself was previously slated for a substation for the Salt River Project.  A variety of architectural 
styles are present in the area – including a two-story full glass building across 5th Avenue.  The 
most prominent building in the immediate area is the Hotel Valley Ho, which is a striking example 
of mid-century modern architecture and seems at home in its location.  The use of masonry, cast 
stone, poured concrete and large areas of glass create a close connection between the building 
and its environment. Magnolia Waterside’s design vocabulary was inspired by the Hotel Valley 
Ho and the building’s Architectural massing, colors, materials, roof eaves, and vertical fins are 
modern in approach and context appropriate.  Proposed materials include, but are not limited to, 
breeze block, brick, rustic siding, stucco, and dark-bronze window framing.   
 
 

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; 

 
Response:  Please see the Scottsdale Sensitive Design Principles section below.  
 

d.  Conform to the recommendations and guidelines in the Environmentally 
Sensitive Lands (ESL) Ordinance, in the ESL Overlay District; and 

 
Response:  Not applicable. 
 

e. Incorporate unique or characteristic architectural features, including building 
height, size, shape, color, texture, setback or architectural details, in the Historic 
Property Overlay District. 

 
Response:  Not applicable.  
 
 

3. Ingress, egress, internal traffic circulation, off-street parking facilities, loading and 
service areas and pedestrian ways shall be so designed as to promote safety and 
convenience. 

 
Response:  The Property is situated on the northwest corner of 5th Avenue and Indian School 
Road; Indian School being a major arterial.  The site is also approximately 2.6+/- miles west of 
the Loop 101, which provides regional access.  By creating a comfortable and inviting pedestrian 
experience along the adjacent streets, this proposed project will encourage alternative modes of 
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transportation, such as by foot, bicycle, bus and/or trolley. Encouraging these alternative means 
of transportation is inherent to downtown development as the Property is located near numerous 
restaurants, retail, and cultural destinations.  Additionally, the site is located along the Arizona 
Canal Trail system and is within approximately 1.3+/- miles of the Indian Bend Wash multi-use 
path network, both of which offer easy pedestrian access and movement. The building and site 
design encourages residents, guests, and visitors to utilize Old Town for their everyday dining, 
social interaction, recreational, and cultural needs.  Parking for will be provided completely on-
site at the ground level with access from the alley that connects to 5th Avenue as to not impede 
the pedestrian environment along the streetscape. 
 
 

4. If provided, mechanical equipment, appurtenances and utilities, and their 
associated screening shall be integral to the building design.  

 
Response: Mechanical equipment, appurtenances and utilities, and their screening methods will 
be integrated into the site and building design.  
 

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.  

 
Response:  The development conforms to the OTSUDAG as outlined below and provides a 
pedestrian-oriented development to engage Old Town residents and patrons through streetscape 
design. Architectural elements take inspiration from the adjacent Valley Ho with mid-century 
modern influences, respecting the use of shade, overhangs/projections, appropriate massing, and 
material/color selection.  See OTSUDAG guidelines below for more details on design, character, 
and compatibility.  
 
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;  
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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 the 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.  
 
Response: As required by the approved PBD zoning approval, the 1% public art budget at this 
time is estimated at approximately $91,000 will be contributed to the Old Town Cultural 
Improvement Trust Fund at the time of permitting 
 
B.  The property owner shall address all applicable criteria in this section.  
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 4.  OTSUDAG CONFORMANCE 
 

“Old Town Scottsdale Urban Design & Architectural Guidelines” 
 
Human Connectivity 
Primary Guideline No. 1 - Create an interconnected, walkable downtown. 
 
1.1. Provide circulation connections to, from, and within a site to support pedestrian activity and 

other mobility options, and enhance interconnectivity within Old Town. 
1.2. Expand the pedestrian network throughout Old Town by incorporating pedestrian links to 

neighboring developments through the use of covered or shaded walkways, passageways, 
courtyards, and plazas. 

1.3. Maintain the Old Town pedestrian grid pattern found within the context of each Old Town 
district. (See Map 2 - Old Town Districts). 

1.4. Design street-spaces that support the pedestrian. Incorporate pedestrian amenities such as 
safe, comfortable surfaces, seating, lighting, shade, landscape and hardscape, crosswalk 
refuge areas, and curb and sidewalk extensions into Old Town design. 

1.5. Coordinate the design of pedestrian, auto, parking, and service areas to minimize pedestrian 
interruptions and pedestrian-vehicular conflicts. 
 

Our response: The project creates a strong anchor for the hard corner of Indian School Road 
and 5th Avenue.  The development strengthens and extends the walkability of 
the neighborhood.  Circulation is encouraged with 8’ wide sidewalks that 
connect 5th Avenue and the Arizona Canal walkway to an inviting urban plaza 
at the corner of Indian School Road.  The new plaza will feature enhanced 
paving, shaded areas and public art, and the connection to the Arizona Canal 
joins the pedestrian environment of 5th Avenue with leisure and recreational 
opportunities. 

 
 

Primary Guideline No. 2 - Maintain a consistent street edge and continuity of street-spaces. 
A strong street edge defines and strengthens the pedestrian experience in an urban space. 

 
2.1. Align new buildings with existing buildings, and minimize the space between buildings to 

define a continuous building-street edge. 
2.2. Locate the majority of building frontage to a common setback line and parallel to the street. 

Variations to the building setback that support the pedestrian experience may be 
considered. 

2.3. Create a defined street-space where building frontages do not exist by incorporating design 
elements such as site walls, landscaping, overhead trellis, or covered walkway. 

2.4. Convey a unified street appearance through the provision of complementary street furniture, 
paving, lighting, and landscape plantings. 

2.5. Locate linear and rhythmic landscape planting at the street edge, and at site features such 
as intersections, entry drives, sidewalks, and courtyards. 
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2.6. Locate outdoor dining where it will not impede public right-of-way, pedestrian clear widths, 
landscape areas, and other locations needed for safety and mobility. 

2.7. Design outdoor dining improvements to maintain the openness of the adjacent street or open 
space by utilizing permanent fencing that is low and predominantly transparent. Specifically, 
these low walls/fences are to be a maximum of 3 feet in height and be 80% transparent. 

2.8. Accommodate table seating, lighting, menu signs, host stations, patron queuing, and other 
features associated with outdoor dining and entertainment venues, on private land. 

2.9. When outdoor dining space is separate from the building, design access to minimize conflict 
with the pedestrian clear width. 

 
Our response: Our project creates a strong urban streetscape along Indian School Road by 

locating the majority of the building at the minimum building setback, 
culminating in an urban plaza as the building turns to address 5th street.  The 
building is anchored by two corner towers that feature wrap around balconies 
and a dramatic roof shade structure.  The plaza will serve as an amenity to the 
residents as well as the general public and encourage pedestrian connections 
through the neighborhood. 

 
Primary Guideline No. 3 - Incorporate open landscaped spaces in Old  Town to encourage 
human interaction. 
 
3.1. Provide open space for public and private outdoor activities, special events, and day-to-day 

activities. Incorporate temporary and permanent infrastructure into open space and 
streetscape designs to support activities and events year-round. 

3.2. Utilize a cohesive palette of design elements such as fixtures, landscape plantings, 
hardscape, street furniture, and integrated infrastructure to support design continuity in 
downtown public spaces. 

3.3. Design private development to complement and reinforce the design of adjacent public 
spaces 

3.4. Implement design techniques in and around open space areas to reduce the impacts of 
noise on sensitive uses. 

 
Our response: The urban plaza at the corner of the site will be a signature, defining element of 

the project and provide a backdrop for public and private activities.  The plaza 
will feature native landscape elements that will provide color, texture and shade.  
The building also features a “folded plate” style awning at the public entry. 

 
Primary Guideline No. 4 – Connect Old Town open spaces to the surrounding context. 
 
4.1 Visually and physically connect open spaces to other spaces such as walkways, gather and 

activity areas and adjacent development sites. 
4.2 Understand the relationship between open spaces and adjacent buildings.  Connect public 

open space with adjacent private space, such as ground floor uses.  Design adjacent 
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buildings as the “walls” that frame open spaces, where covered walkways, vertical plant 
materials, or other design treatments define this vertical edge.  

4.3 Connect the open spaces of neighboring development sites through common entry courts, 
linked courtyards and patios, and via coordinated landscape. 

4.4 Distinguish between public and private spaces.  Design public spaces to be transparent and 
welcoming and design private spaces to have a larger sense of privacy.  Provide a clearly 
defined transition between public and private space. 

4.5 Provide open space at intersections for pedestrian mobility and link these open spaces to 
other public areas. 

4.6 When residential units occupy the ground floor, direct access to adjacent open space is 
encouraged. 

 
Our response: The site is an important piece of the existing urban fabric, and our project will 

link the existing 5th Avenue pedestrian to Old Town Scottsdale and the existing 
canal recreational path.  There are no ground floor residential units in the 
project. 

 
Site & Surrounding Context 
 

Primary Guideline No. 5 - Manage access and exposure to sunlight;  provide shade. 
 
5.1. Design for filtered or reflected daylighting of new buildings. 
5.2. Manage the seasonal solar exposure of site features through building orientation, 

vegetation, and architectural design. 
5.3. Provide shade along pathways, in public and private outdoor spaces and  as part of building 

design. 
5.4. Minimize, or shade, materials that absorb and retain heat. Consider utilizing materials that 

dissipate heat. 
 

Our response: Our building features significant shading elements that provide shade to the 
urban plaza at the corner of the site, as well as portions of the sidewalks 
throughout the site.  Existing and new landscape elements will also provide 
shade. 

 
Primary Guideline No. 6 - Design with context-appropriate vegetation. 

 
6.1. Emphasize a variety of drought tolerant and Sonoran Desert plants that provide water 

conservation, shade, seasonal color, and a variety of textures and forms. 
6.2. Take into account mature vegetation sizes, characteristics, and maintenance requirements 

with site layout and design. 
6.3. Design landscape elements and palette to relate closely to the character and function of 

site architecture, and coordinate with neighboring properties and adjacent public areas. 
6.4. Utilize vegetation that is multipurpose, such as landscaping that reinforces the character of 
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an area by providing shade, wayfinding, heat island relief, prominent site feature emphasis, 
and/or screens utility equipment and building service areas that are to be hidden from public 
view. 

6.5. Incorporate low impact development practices into site design. 
 

Our response: The landscaping for the development will feature drought resistant, native 
plants which thrive in the desert environment and provide shade, texture and 
color. 

 
 The overall landscape architecture will complement the architecture and 

provide screening to the parking area and provide a buffer between public and 
private spaces. 

Primary Guideline No. 7 - Ensure continuity of site development. 
 

7.1. Orient buildings and active uses towards streets, pedestrian corridors, and other public 
areas. 

7.2. Incorporate courtyards and other outdoor spaces into site design and link them with 
outdoor spaces on neighboring sites, and to the street. 

7.3. Design site layouts to appropriately integrate historic resources into new development. 
7.4. Plan for temporary and permanent public art in site and streetscape design. 
 
Our response: The building defines a strong urban streetscape along Indian School Road, 

and turns to allow address 5th Avenue.  The urban plaza at the corner of these 
two roads acts as the primary outdoor space and will feature landscape 
elements, shade elements and public art. 

Primary Guideline No. 8 - Design new development to be compatible and  complementary 
to existing development. 
 
8.1. Design buildings to reflect and enhance the existing character of an area. Establish new 

urban design and architectural character where downtown development patterns are 
fragmented or evolving. 

8.2. Create a balance between new design elements and existing architectural features and 
materials. 

8.3. Design new development to be compatible with historic resources. 
8.4. Building design that incorporates corporate or user branding is discouraged. 
 
Our response: The area is currently undeveloped and represents a strategic location at the 

corner of Indian School Road and E. 5th Avenue.  To the west of the site is a 
Salt River Project irrigation well and the property itself was previously slated 
for a substation for the Salt River Project.  A variety of architectural styles are 
present in the area – including a two-story full glass building across 5th from 
the site.  The most prominent building in the immediate area is the Hotel Valley 
Ho.  The Hotel Valley Ho is a striking example of mid-century modern 
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architecture and seems at home in its location.  The use of masonry, cast 
stone, poured concrete and large areas of glass create a close connection 
between the building and its environment. 

 
Our project’s design vocabulary was inspired by the Hotel Valley Ho.  Our 
building’s Architectural massing, colors, materials, roof eaves, and vertical fins 
are modern in approach and context appropriate. 

 
 
Primary Guideline No. 9 - Minimize the visual and physical impacts of utility equipment 
and building service areas. 
 
9.1. Locate building service areas so as to minimize visibility from public view  and reduce 

potential conflicts with on-site circulation. 
9.2. Conceal utility equipment, such as mechanical, electrical, solar, and communications 

equipment, from public view, other on-site users, and neighboring properties. 
9.3. Locate utility equipment and building service and delivery areas on the development site – 

along the alley or within the site’s interior. 
9.4. Site planning that incorporates rideshare queuing and drop off is encouraged. 
9.5. Consider building improvements such as lighting and signage on facades that face onto 

alleyways. 
 

Our response: The trash enclosure will be located adjacent to the existing alley and utility 
easement.  The enclosure will be full height masonry with decorative metal 
access gates.  Transformers and other utility components will be screened 
from public view.  The surface parking layout will provide ample room for ride-
share pickups and food deliveries.  Decorative lighting will be incorporated 
into the development – particularly at building entries. 

 
Primary Guideline No. 10 - Contribute to the ambiance, character, and safety of Old Town 
through architectural and site lighting (Refer to Section 7.600 of the Scottsdale Zoning 
Ordinance). 

 
10.1. Reinforce architectural design of a building, and the surrounding context, through 

complementary exterior decorative light fixtures. 
10.2. Emphasize architectural features when illuminating building facades via concealed 

lighting. 
10.3. Design lighting systems to minimize glare, excessive brightness, and visual hot spots; 

and, incorporate transitional light levels between lower and higher illuminance. 
10.4. Encourage exterior and interior building lights that illuminate windows and doors and 

contribute to increasing the light levels in pedestrian areas. 
10.5. Provide pedestrian scale lighting to supplement street lighting and combine street and 

pedestrian lighting on one support pole. 
10.6. Provide evenly distributed lighting beneath covered walkways.  Fixtures that produce light 

at a warm color temperature are preferred (2700-3000 Kelvin). 
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10.7. Emphasize artwork in the public realm through complimentary exterior lighting. 
 
Our response: An exterior lighting plan is included indicating light fixtures that comply with the 

criteria listed above. 
 
Primary Guideline No. 11 - Utilize signage that supports Old Town character and function 
(Refer to Article VIII of the Scottsdale Zoning Ordinance). 

 
11.1. Incorporate signage that complements development design  and the surrounding area. 
11.2. Coordinate sign locations with building and landscape design to ensure   visibility. 
11.3. Provide permanent business signage at the primary street frontage. 
11.4. Provide shingle signs under covered walkways in the Downtown Core. Located shingle 

signs perpendicular to the face of the building, and at the height of no less than seven foot 
and six inches above the sidewalk. 

11.5. Illuminate wall signs with indirect lighting from a shielded light source. 
11.6. Illuminated cabinet signs are strongly discouraged in Old Town. 
11.7. Monument signs are prohibited in the Downtown Core (Type 1 Development areas) and 

strongly discouraged in all other areas of Old Town. 
 

Our response: The project will not include any cabinet signs or monument signs. All signage 
and graphics for the site will comply with the downtown signage guidelines. 

Building Design 
 

Primary Guideline No. 12. - Design buildings to complement the existing context. (Refer 
to Section 5.3006 of the Scottsdale Zoning Ordinance). 

 
12.1. Provide compatible transition in building scale, height, and mass. 
12.2. Although new buildings may be different sizes, design the first few stories to visually relate 

to adjacent buildings and the surrounding context, by integrating architectural elements 
and design details of similar scale and proportion. 

12.3. Locate more intense building mass, height, and activity of a development away from 
existing development at the Old Town boundary. 

12.4. Utilize building form as the primary method to make compatible transitions between 
different Development Types, internal to the Old Town boundary. 
 

Our response: Most of the buildings in the immediate context of our site are small retail 
buildings along 5th Avenue.  Our project contains a 1-story base that fronts onto 
an urban at the corner of Indian School and 5th Avenue.  The building is 
articulated with recessed, shaded balconies and decorative shade structures. 

 
Primary Guideline No. 13 - Reduce apparent building size and mass. 

 
13.1. Reducing apparent size and mass of buildings through architectural design that subdivides 
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the building into horizontal components consisting of a base, middle, and top is preferred. 
13.2. Incorporate setbacks and stepbacks into building design to reduce their visual impact. 
13.3. Subdivide large building mass through the addition of architectural features and material 

articulation. 
13.4. Avoid long or continuous blank wall planes and monotonous wall treatments. Incorporate 

projections, recesses, or other architectural variation into wall planes to provide strong 
shadows and visual interest and help the eye divide the building into similar parts. 

13.5. Provide physical and visual access points every 100 to 300 feet, subdividing building mass 
at regular vertical intervals. 

 
Our response: The awkward shape of the site led to a unique layout and solution for the 

building. The unique shape provides distinct views of the building from the 
immediate surroundings.   The use, scale and massing of the project is 
appropriate for the Old Town location and provides an appropriate buffer to the 
more mature neighborhoods to the west and south. 

 
Primary Guideline No. 14 - Design high-rise buildings to reflect design excellence and 
fit within the surrounding context. 
 
Our response: The proposed project is not a high-rise. 
 
Primary Guideline No. 15 - Design parking facilities that fit within the surrounding 
context. 
 
15.1. The preferred location for structured parking is below-grade.  Design underground 

structures to provide natural air and light. 
15.2. When developed above-grade, design the parking structure to integrate  into the 

neighborhood context: 
• Reduce the apparent mass of a parking structure by stepping back upper levels; 
• Delineate sections in the building design; 
• Articulate corners; 
• Recess or offset the wall plane horizontally; 
• Design stair and elevator towers as distinct, taller masses, that intersect and balance with 

the horizontal emphasis of the structure while also orienting users to a point of entry; and, 
• Internalize ramps to minimize the angular geometry of the structure. 

15.3. When parking must be located adjacent to public areas, incorporate architectural features 
such as a rhythm of wall-mass to window openings or variation in colors, materials, and 
textures to minimize the visual identity of an above-grade parking structure and disguise 
its basic structural components. 

15.4. Design podium parking and ground floor levels of above-grade parking structure to 
incorporate active commercial or residential space, human-scaled elements, and design 
features. 

15.5. Locate at-grade and above-grade parking facilities at the rear or interior portions of a site 
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to minimize their visual impacts.  When possible, provide vehicular access to these 
facilities from alleys, side streets, or private drives. 

15.6. When parking must be located along the street, minimize the frontage by orienting its short 
dimension along the street edge and treat frontage appropriately. 

15.7. Design the portions of above-grade parking structures adjacent to residential areas to 
maintain the rhythm and pattern of the overall architectural design while minimizing 
openings to avoid noise and light transmission directed toward residences. 

 
Our response: The project has at grade, surface parking on the interior of the site.  Screening 

for the parking is achieved with breeze blocks to provide visual interest while 
still maintaining light and air to the parking zone.  Access to the site parking 
will be from the alley that connects to 5th Avenue. 

 
Primary Guideline No. 16. - Design building facades and architectural  features to fit with 
the surrounding context. 

 
16.1. Design similar floor-to-floor building heights to define the visual continuity of an area. 
16.2. Align architectural features such as window bands, cornice lines, belt courses, moldings, 

and other features, as appropriate. 
16.3. Repeat architectural elements such as covered walkways, recessed  bases or similar 

roof forms to link existing and new development. 
16.4. Within the Downtown Core, provide either a continuous building edge  with covered 

walkway or a shallow courtyard behind a covered walkway. 
16.5. Outside of the Downtown Core, provide a continuous shaded walkway  along pedestrian 

corridors. 
16.6. Utilize variety in building design that integrates surface detail, articulated architectural 

features, and other elements that enrich character, visual interest, shadow, contrast, and 
color. 

 
Our response: Floor to floor heights are consistent with other developments in the immediate 

area.  The architecture follows a mid-century modern aesthetic and features 
horizontal banding and large cantilevered overhangs.  The palette of exterior 
materials includes light colored masonry, stucco, wood tone siding, and 
decorative metal railing.  The building also features two towers that anchor the 
building face along Indian School Road. Each tower has a dramatic, sloped 
awning which creates a signature look while providing shade to the wrap 
around balcony. 

 
Primary Guideline No. 17 - Design buildings that are inviting. 

 
17.1 Activate the ground floor of buildings to provide interest and a safer pedestrian 

environment. 
17.2 Provide a clearly defined public entrance to the building façade that reflects the 

existing scale of surrounding building entrances. 
17.3 Orient the main entrance of a building toward the street. 
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17.4 Provide frequent building entrances to minimize blank walls and other dead spaces. 
• For Type 1 Development, incorporate at least one (1) entrance for every thirty to fifty 

(30- 50) feet of building frontage. 
• For Type 2, 2.5, and 3 Developments, incorporate at least one (1) entrance for every 

thirty to fifty (30-50) feet of building frontage, but not to exceed 100 feet. 
17.5 Within Type 1 Development areas and along streets designated as Pedestrian Place, 

maintain a ground-level window-to-wall percentage of 80% to 20%, utilizing well-insulated, 
transparent glass. 

(Refer to Old Town Scottsdale Character Area Map - Pedestrian Connectivity) 
 
Our response: The urban plaza at the corner of Indian School Road and 5th Avenue serves as 

the front door to the development.  This creates a very welcoming connection 
to the strong pedestrian environment of the immediate context.  The main 
entrance to the building faces the urban plaza and is shaded by a folded plate 
style, cantilevered awning. 

 
Primary Guideline No. 18 - Use context-appropriate materials, colors and textures in Old 
Town development. 
 
18.1. Use materials with colors and coarse textures that are associated with  the desert 

southwest. 
18.2. Use materials that complement the existing area in texture, finish, scale, color, and other 

design aspects. 
18.3. Use colors and materials that emphasize shadow patterns. 
18.4. Reflective materials that create glare and façades that are more than 80% glass are 

discouraged. 
18.5. Emphasize muted desert colors (Main Color) having a value of less than seven (7) and a 

chroma between three (3) and fourteen (14), as indicated in the Munsell Book of Color. 
The Light Reflectance Value is to be 70% or less. Intense, saturated colors are only 
encouraged as accents. 

18.6. Exterior finish materials such as concrete, brick, and tile to be left in their  natural color or 
colored integrally, as opposed to being painted, stained  or coated. 

18.7. Natural materials are preferred over simulated materials, particularly at the ground level of 
buildings and other locations where direct contact by pedestrians occur. 

18.8. Changes in paint color, building material, and/or texture that occur with a change in 
horizontal wall plane, or with strongly pronounced scoring, expansion joints, reveals or 
other similar wall details are encouraged. Abrupt changes in materials, colors, and textures 
are discouraged. 

18.9. Vertically stacked materials ordered by perceived material weight, with the “heaviest” 
materials at the bottom, and the “lightest” materials towards the top, are encouraged. This 
ordering method contributes to the appearance of the building being anchored to the 
ground plane, and  upper levels being supported by the building base. 
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Our response: The building features a palette of materials that includes light-colored masonry, 
light colored stucco, white stucco banding, and wood-tone accent siding.  The 
architectural expression follows a mid-century modern aesthetic and takes 
visual clues from the nearby Hotel Valley Ho.  The exterior materials are 
compatible with the nearby Old Town Scottsdale district. 

 
Arizona Canal District 

Primary Guideline No. AC 1 - Promote the character and identity of the Arizona Canal 
District through open space, landscape, and urban design. 

 
AC 1.1. Relate project design to the district themes of water, desert oasis, and the natural and 

human history of the Southwest. 
AC 1.2. Utilize landscape and open space design to reinforce district themes, support special 

events, and provide access to the natural environment. 
AC 1.3. Promote district visibility and identity by incorporating gateways, such as enhanced 

landscape and urban design features, at key district entry points. 
AC 1.4. Design bridges, entry points, pathways, seating, and other urban design elements to 

promote a unified district aesthetic. 
AC 1.5. Utilize landscape design to convey a desert water oasis and to unify the diverse 

architectural environment along the canal corridor. 
 
Our response: Our project address the canal in a strong way with a clearly marked connection 

from the canal side path to the streetscape of 5th Avenue.  The urban plaza at 
the corner of Indian School and 5th Avenue.  This plaza creates a walkable, 
shaded environment with native landscaping providing texture and color. 

 
Primary Guideline No. AC 2 - Activate the Arizona Canal District and corridor through building 
and site design. 
 
AC 2.1. Incorporate stepbacks, recesses, and projections into the horizontal building wall plane 

to open views onto the canal corridor, while creating an enhanced frame and edge. 
AC 2.2. Incorporate architectural cover, deeply recessed windows, raised planters, base 

plantings, and other treatments to strengthen the base of buildings that front the canal 
corridor. 

AC 2.3. Promote views into and out of the canal corridor by breaking up building massing at 
regular intervals and stepping height away from the canal. 

AC 2.4. Provide pedestrian canal corridor access at 100- to 300-foot intervals, by incorporating 
spaces between buildings. Align access points with existing paths and future bridge 
and pedestrian connection opportunities. 

AC 2.5. Design buildings with frontages along the Arizona Canal to provide a public entrance at 
the canal level and at Old Town street level. 
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AC 2.6. Enhance the human scale of the canal corridor by visually reducing the distance 
between opposing canal banks through canal bank design, such as cantilever sections, 
landscaping, and vertical elements at the canal edge. 

AC 2.7. When a Type 2 Development adjacent to the canal exceeds 30-feet in total height, as 
measured from the top of the canal bank, it is recommended that the building mass step 
back at a ratio of 1:1, until reaching a building height of 45- feet. Stepback additional 
building height above 45 feet at a ratio of 2:1 until the maximum building height is 
reached. 

AC 2.8. When a Type 3 Development adjacent to the canal exceeds 45-feet in total height, as 
measured from the top of the canal bank, it is recommended that the building mass 
step back at a ratio of 2:1. Observe a ratio of 2:1 until the maximum building height is 
reached. 

AC 2.9. Outdoor dining areas are encouraged to locate along the canal corridor and adjoining 
public open spaces. 

AC 2.10. Outdoor dining patios located along a canal corridor building frontage may extend a 
distance from the building that still maintains a pedestrian clear width. It is 
recommended that outdoor dining patios adjacent to canal corridor buildings occupy no 
more than 50% of the linear building frontage. 

AC 2.11. Building terraces that create a defined edge along the canal corridor are encouraged. 
 
Our response: The building face along the canal serves as a backdrop to the recreational trail.  

The building has a base of breeze block, which provides visual interest while 
provided light and air to the parking zone.  The site features an easily identified 
connection from the trail to 5th Avenue. The canal building face is anchored by 
a stair tower on the north, and features banding, balconies with decorative 
railing as well as privacy screens to portions of the balconies. 

Primary Guideline No. AC 3 - Reduce the impacts of noise at the source, in spaces where 
sound travels, and at locations with noise-sensitive land uses. 
 
AC 3.1. Analyze the noise compatibility of proposed development projects during the building 

design phase to minimize the impacts of noise generated and received once built. 
AC 3.2. In open areas where sound may travel, utilize walls, sound absorbing materials, 

landscaping, and other exterior site improvements to block, deflect, and attenuate noise. 
AC 3.3. Incorporate sound attenuation and sound proofing in buildings with noise-sensitive uses 

through the combination of materials and building design. Building design techniques 
might include, but are not limited to, orientation of building openings, ventilation system 
planning, and siting of uses within the planned building envelope. 

 
Our response:  Our building acts as a noise buffer for the residential areas to the north of the 

canal.  Landscaping and architectural features will also help further reduce 
sound and noise pollution from Indian School Road and environmental factors. 
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Primary Guideline No. AC 4 - Strengthen the Arizona Canal District identity through 
integrated public art. 

 
AC 4.1. Incorporate permanent public art throughout the Arizona Canal District that contributes 

to the district’s “sense of place” by incorporating unique characteristics about Scottsdale, 
the desert, and the Arizona Canal, particularly in the design of gateways, plazas, bridges, 
pathways, and landscape features. 

AC 4.2. Accommodate large-scale temporary public art to enhance the canal corridor as one of 
the primary special event and public gathering places in Old Town. 

 
Our response: Our project includes visual interest along the canal with architecture that 

features unique ground floor materials, decorative railing on the building and 
at the canal connection, as well as public art in the urban plaza at the corner 
of Indian School and 5th Avenue.  
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 5.  SCOTTSDALE SENSITIVE DESIGN CONFORMANCE 
 
The Character and Design Element of the General Plan states that “Development should respect 
and enhance the unique climate, topography, vegetation and historical context of Scottsdale’s 
Sonoran Desert environment, all of which are considered amenities that help sustain our 
community and its quality of life.”  The City has established a set of design principles, known as 
the Scottsdale Sensitive Design Principles, to reinforce the quality of design in our community.  
The follow Sensitive Design Principles are fundamental to the design and development of the 
Property. 
 
1. The design character of any area should be enhanced and strengthened by new 

development. 
 
Our response: The design aesthetic for the project is complementary to the surrounding 

developments in the neighborhood.  The architecture is appropriate to the 
desert environment with natural materials as the exterior material palette and 
significant shading and overhang elements.  Ample private exterior spaces are 
provided for residents. 

 
2. Development, through appropriate siting and orientation of buildings, should recognize and 

preserve established major vistas, as well as protect natural features. 
 
Our response:  Our site is an urban infill vacant site that does not have any significant natural 

site features.  Our design includes strong connectivity from the canal pathway 
to 5th Avenue and the rest of Old Town Scottsdale. 

 
3. Development should be sensitive to existing topography and landscaping. 
 
Our response:  The current site is vacant and virtually flat; and the new development will not 

change the topography.  All new landscaping will be drought resistant and 
appropriate to the desert environment. 

 
4. Development should protect the character of the Sonoran Desert by preserving and 

restoring natural habitats and ecological processes. 
 
Our response:  The new development will use desert appropriate landscaping which will help 

preserve the natural habitats and existing ecological environment. 
 
5. The design of public realm, including streetscapes, parks, plazas and civic amenities, is an 

opportunity to provide identity to the community and to convey its design expectations. 
 
Our response: The development will encourage additional pedestrian activity.  The 

connections to the canal, 5th Avenue and Old Town Scottsdale will be 
strengthened.  The urban plaza at the intersection will provide a strong signature 
to the pedestrian environment. 
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6. Developments should integrate alternative modes of transportation, including bicycles and 
bus access, within the pedestrian network that encourage social contact and interaction 
within the community. 

 
Our response:  The walkability of the immediate area will be increased with this development.  

Our project is withing walking distance of multiple retail, restaurant and other 
commercial outlets as well as major employment centers including Honor 
Health.  Additionally, the connection to the canal recreational trail further 
strengthens these connections. 

 
7. Development should show consideration for the pedestrian by providing landscaping and 

shading elements as well as inviting access connections to adjacent developments. 
 
Our response:  Our project will incorporate design elements that are appropriate to human 

scale, and provide shade for public and private landscaped spaces. 
 

8. Buildings should be designed with a logical hierarchy of masses. 
 
Our response:  The project has a strong masonry base of the building and the ground floor.  

There are two towers anchoring the corners of the building along Indian School 
Road.  The upper levels are marked with strong horizontal banding at each 
floor. 

 
9. The design of the built environment should respond to the desert environment. 
 
Our response:  The project uses an appropriate palette of exterior material for the desert 

environment.  The use of shade elements and landscape elements also 
respond to the desert environment. 

 
10. Developments should strive to incorporate sustainable and healthy building practices and 

products. 
 
Our response:  The project will incorporate sustainable and green building techniques and 

materials where possible. 
 

11. Landscape design should respond to the desert environment by utilizing a variety of mature 
landscape materials indigenous to the arid region. 

 
Our response:  The new landscape design will be appropriate and consistent with the existing 

desert environment.  Planting and other landscape elements will add texture, 
color and shade to the site. 

 
12. Site design should incorporate techniques for efficient water use by providing desert 

adapted landscaping and preserving native plants. 
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Our response:  The new landscape elements will be low-water and contextually appropriate, 
and will enhance the existing neighborhood. 

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

environment. 
 
Our response:  Lighting for the building and site will be primarily decorative in nature, and will 

provide safe lighting levels while minimizing any light pollution. 
 

14. Signage should consider the distinctive qualities and character of the surrounding context 
in terms of size, color, location and illumination. 

 
Our response:  Project signage will be elegant and minimal and will be addressed  separately 

as the project progresses. 
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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. 

GOAL CD 1: The design character of any area should be enhanced and strengthened by new 
development that promotes contextual compatibility. 

• The design character of the area is comprised of a mix of small- and large-scale 
developments that span more than 50 years.  The proposed building form is comprised of 
vertical and horizontal building forms that introduce a new contemporary urban character 
to the area; and responds to the Downtown urban environment and contextual design 
area by incorporating building forms that are complementary and assist in establishing 
urban character that respects and contributes to the existing and evolving context, as well 
as the Sonoran Desert (DP CD 1.1, 1.2, and 1.4).  

GOAL CD 2: Development should sensitively transition in scale, height, and intensity at the 
downtown plan boundary and between adjoining urban neighborhoods of differing 
development. 

• Per the Old Town Scottsdale Character Area Plan, the proposed development site is 
located within the Arizona Canal District and is designated as Type-2.  Development 
“Types” were established to “guide the physical and built form of Downtown Scottsdale” 
(DP Goal LU 3).  One aspect of this objective is appropriate transition of massing and 
building height between higher-scale development types and lower-scale development 
types.  In this case, the project site is located at the boundary of Old Town where the 
boundary abuts the Arizona Canal, east of N. 68th Street.  On the north side of the canal 
are single-story single-family residences (zoned R1-10), approximately 15-20 feet in height.  
The site is separated from the single-family residential by the Arizona Canal, 
approximately 235 feet from the nearest single-family residence, which helps to mitigate 
any negative impacts from height and/or massing.     

GOAL CD 3: Downtown development should respect and respond to the unique climate and 
context of the southwestern Sonoran Desert. 

• The proposed development includes upper-level balconies for each residential unit.  Most 
of the balconies are recessed and integrated into the building design.  The remaining 
balconies are tucked back between exaggerated overhangs to lend the appearance of 
physical integration.  Design of balconies promotes shading, enhances the appearance of 
the building and mitigates solar heat gain.  Additionally, the proposed balconies provide 
usable outdoor space for residents and attractive gathering areas that provide views to 
the northwest toward Camelback Mountain, east into the Old Town area and northeast to 
the McDowell Mountains (DP Policy CD 3.1).    

GOAL CD 4: Strengthen pedestrian character and create strong pedestrian linkages. 

• This proposal responds favorably to this directive by providing a new 8-foot-wide 
pedestrian connection along the eastern edge of the project that includes a stairway at 
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the canal bank.  Because of the grade differential from the project site to the canal bank, 
an accessible ramp is not possible without cutting heavily into the bank to provide either a 
switchback or elongated straight ramp, which is not feasible.  Instead, signage is proposed 
at the entrance to the connection directing those who need accessible access to the canal 
bank to the intersection of N. 68th Street and E. Indian School Road where an existing 
accessible connection is located.  Additionally, an enhanced area of open space at the 
intersection of E. Indian School Road and E. 5th Avenue is proposed to further improve the 
pedestrian experience along the street.  Finally, a 900 square foot commercial space is 
proposed near the intersection of 5th Avenue & Indian School that will be accessible to 
pedestrian from the street.  This space could be used for a juice bar or coffee shop to 
serve walk-up traffic.       

GOAL CD 5: Create coherent and consistent street spaces. 

• The proposed development creates a consistent street space on both frontages by 
providing street trees and wider sidewalks detached from the street curb.     

GOAL CD 6: Incorporate a regional landscape palette that complements the downtown urban 
character. 

• Most exterior landscape opportunities for the proposed development plan are within the 
public right-of-way; and are required to be drought tolerant plants in accordance with the 
Scottsdale Revised Code (SRC).  As part of this development, the proposal incorporates a 
streetscape design that is consistent with the established theme along both E. Indian 
School Road and E. 5th Avenue, contributing to what is anticipated to be an enhanced 
pedestrian experience.    

GOAL CD 7: The extent and quality of lighting should be integrally designed as a part of the 
built environment. 

• The proposed illumination levels are anticipated to comply with the Design Standards & 
Policies Manual for the Downtown Area, which should illuminate public and private 
spaces, and building accents (DP CD 7.1).  A comprehensive exterior lighting plan will be 
provided with the Development Review Board application.     

GOAL CD 8: Implement high quality design in downtown architecture. 

• Building design was a primary concern during the zoning process.  The Board reviewed 
the Development Plan, as required for a Planned Block Development (PBD), and 
ultimately recommended approval of the Development Plan with direction to revisit the 
conceptual building design prior to returning for formal DRB consideration.  Below is a 
summary of the Board’s direction.    

 Revisit building design prior to returning to the Board for final design approval.  
Specifically, the applicant was instructed to pay particular attention to the north 
elevation facing the canal bank.  The Board indicated this project will serve as the 
gateway to this portion of Old Town, and as such should set a positive precedence 
for future redevelopment on the south side of the canal. 

 Explore alternative colors and materials to enhance visual interest and respond more 
favorably to the City’s guidelines.  
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 Explore the opportunity to landscape the proposed pedestrian connection along the 
alley and possibly add a Public Art element to the refuse enclosure, to enhance the 
pedestrian experience 

Additionally, the zoning case was narrowly approved by City Council (4-3 vote in favor) 
as some on Council believed the conceptual building design at the time was not iconic 
enough for a site that is essentially a gateway into Old Town.  For this application, staff 
worked with the applicant through three review cycles in an effort to enhance design as 
much as possible to respond to these directives and is generally supportive of the final 
design.            

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 that this request will allow for redevelopment of an underutilized site 
surrounded by a variety of supporting cultural, employment and commercial land uses that will 
offer services to the residents of this project.  The streetscape design embraces the OTUSDAG 
principles and will provide a welcoming pedestrian environment for Old Town residents and 
patrons walking along 5th Avenue and Indian School Road.  This project will provide a 
comfortable and safe streetscape designed with human-scale elements, shade and movement 
through both hardscape and building forms.  Walkability will be strengthened by the addition 
of a new eight-foot-wide sidewalk that connects pedestrians to the canal bank from 5th 
Avenue, and the same on Indian School Road that leads to an inviting urban plaza at the 
intersection of 5th Avenue and Indian School Road.   

Proposed materials, massing and architecture are inspired by some of the existing Old Town 
vernacular and character, both new and old.  A variety of architectural styles are present in the 
area, including a two-story full glass building south of the site.  The most prominent building in 
the area is the Valley Ho, which is a striking example of mid-century modern architecture that 
seems at home in its location.  The use of masonry, cast stone, poured concrete and large 
areas of glass create a close connection between the building and its environment.  This 
project’s design vocabulary was inspired by the Valley Ho and the buildings’ massing, colors, 
materials, roof eaves and vertical fins are modern in approach and context appropriate.  
Materials include but are not limited to, breeze block, brick, rustic siding and stucco.  The 
building also features a “folded plate” style awning at the public entry.     

The architecture is appropriate to the desert environment with natural materials and 
significant shading and overhang elements.  Building design incorporates a strong masonry 
base at the ground floor and there are two towers anchoring the corners of the building along 
Indian School Road.  Upper levels are marked with strong horizontal banding at each floor.       
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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 property is situated at the northwest corner of 5th Avenue and Indian School, with Indian 

School being a Major Arterial.  The applicant states that, by creating a comfortable and 
inviting pedestrian experience along the adjacent streets, this project will encourage 
alternative modes of transportation, such as walking, bicycle, bus and/or trolley.  Encouraging 
these alternatives is inherent to downtown development, as the property is located near 
numerous restaurants, retail and cultural destinations.  Additionally, the site is located along 
the Arizona Canal trail system and is within approximately 1.3 miles of the Indian bend Wash 
muti-use path network.  Building and site design encourage residents, guests and visitors to 
utilize Old Town for everyday dining, social interaction, recreational and cultural needs.  
Parking will be provided completely on-site at the ground level with access from the alley that 
connects to 5th Avenue so as not to impede the pedestrian environment along the streets.    

4. If provided, mechanical equipment, appurtenances and utilities, and their associated screening 
shall be integral to the building design. 
• The proposal responds favorably to this criterion.    

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. 

• The applicant states that this project creates a strong urban streetscape along Indian School 
Road by locating the majority of the building at the minimum building setback, culminating in 
an urban plaza as the building turns to address 5th Avenue.  The plaza will serve as an amenity 
for residents and the general public, encouraging pedestrian connection through the 
neighborhood, and serve as a signature, defining element of the project; providing a backdrop 
for public and private activities.  The plaza will feature native landscape elements that will 
provide color, texture and shade.  Overall landscaping for the project will complement the 
architecture and provide screening of the parking area, and provide a buffer between the 
public and private spaces.   

From a building design perspective, the awkward shape of the site led to a unique layout and 
solution for the building, providing distinct views of the building from off-site.  The use, scale 
and massing of the project is appropriate for the Old Town location and provides an 
appropriate buffer for the mature neighborhoods to the west and south.  Floor to floor heights 
are consistent with other development in the area.  Architecture follows a mid-century modern 
aesthetic and features horizontal banding and large cantilevered overhangs.  The palette of 
exterior materials includes light colored masonry, stucco, wood tone siding and decorative 
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metal railing.  The two towers that anchor the building face along Indian School Road include 
dramatic, sloped awnings which create a signature look while providing shade to wrap around 
balconies.  The project has at-grade parking interior to the site.  Screening for the parking is 
achieved with breeze blocks to provide visual interest while still maintaining light and air to the 
parking area.       

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. 
• The applicant states that, as required by the approved PBD zoning for the project, one-percent 

(1%) of the building valuation, estimated at $91,000, will be contributed to the Old Town 
Cultural Improvement Fund.   



 

 ATTACHMENT #5 Page 1 of 2 

DEVELOPMENT INFORMATION 
Zoning History 
The site was annexed into the City in 1960 (Ord No. 89A) and assigned C-2 zoning.  In 2003, the City 
adopted the Downtown Overlay, which was added to this site to amend the zoning to C-2 DO.  No 
zoning activity has occurred for the site since the original annexation; however, the site was tied to a 
zoning case from 2007 (9-ZN-2007) that included relocation of an electrical substation to this site.  
That approval later expired.   

Community Involvement 
During the zoning process, the site is posted with the required signage and written notification was 
sent to property owners within 750 feet of the site, and the City’s interested Parties List.  
Additionally, the applicant held an Open House on 1/6/2020 at the Hotel Valley Ho from 5:00 PM to 
6:00 PM.  According to the applicant’s Citizen Review & Neighborhood Involvement Report, five 
people attended the Open House.  Discussion focused primarily on traffic, parking and potential 
impact on views.  A second Open House was held on 3/23/2020, again at the Hotel Valley Ho, from 
5:30 PM to 6:30 PM.  As this Open House occurred at the height of the COVID restrictions, the 
applicant team was prepared to greet attendees at the door and distribute information about the 
project, to prevent a group setting.  Per the applicant’s report, there were no attendees at the second 
Open House.  With the submittal of this 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 date of this report, staff has received two written comments regarding this 
proposal.   

Context 
Located just east of the intersection of E. Indian School Road and E. 5th Avenue, the site is situated at 
the Old Town boundary (north of the site) and is surrounded by development of varying intensity and 
design; including the Hotel Valley Ho to the south, which includes a 7-story main hotel building and is 
protected by Historic Property (HP) zoning to preserve the unique architecture.  Other buildings in 
the area include a two-story office building and several single-story buildings constructed in the 
1960s.  The proposed building is separated from the single-family neighborhood to the north by the 
Arizona Canal and is approximately 235 feet from the nearest single-family residence (measured 
building to building).  Refer to attached context graphics.  

Project Data 
• Existing Use:      Vacant 

• Proposed Use:     Mixed-Use Development 

• Buildings/Description:       One 54,600 square foot residential building (includes 900 square 
                                                                   feet of commercial floor area) 

• Parcel Size:      +/- 1.17 acres (gross) 

• Building Height Allowed:      66 feet (inclusive of rooftop appurtenances) 

• Building Height Proposed:       56 feet (inclusive of rooftop appurtenances) 

• Parking Required:     60 spaces (57 for residential, 3 for non-residential) 

• Parking Provided:     66 spaces (includes 6 guest spaces) 

• Open Space Required:     None required within Old Town boundary 

• Open Space Provided:     9,455 square feet (publicly accessible) + 2,055 square feet of off- 
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    site landscape improvements to canal bank 

• Gross Floor Area Ratio Allowed: 1.3 (non-residential only) 

• Gross Floor Ratio Proposed:        0.01 (900 square feet) 

• Density Allowed:      50 dwelling units per acre (58 units) 

• Density Proposed:                          46 dwelling units per acre (54 units) 
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Stipulations for the  
Development Review Board Application: 

Magnolia Waterside @ Old Town 
Case Number: 10-DR-2022 

 

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 
consistent with the building elevations submitted by Wilder Architects, with a city staff date of 
12/19/2022.  

b. With the exception of loading/unloading, location and configuration of all site improvements 
shall be consistent with the site plan submitted by Wilder Architects, with a city staff date of 
2/7/2023.   

c. Landscape improvements, including quantity, size, and location shall be installed to be 
consistent with the preliminary landscape plan submitted by RVI, with a city staff date of 
7/18/2022.   

d. The case drainage report submitted by Sustainability Engineering Group 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 Sustainability Engineering and 
accepted “as-noted” by the Water Resources Department.  

RELEVANT CASES: 

Ordinance 

A. At the time of review, the applicable Zoning case for the subject site was:  1-ZN-2020.  

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: 

DRB Stipulations 

2. 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. 
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With the final plan submittal, the developer shall provide head, jamb and sill details clearly showing 
the amount of recess for all window types. 

3. 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. 

SITE DESIGN: 

Ordinance 

C. A minimum eight-foot-wide sidewalk shall be provided along the eastern edge of the project site to 
connect pedestrians from 5th Avenue to the canal bank.  The connection shall include pedestrian 
scale lighting along the sidewalk and step lights at the staircase leading up to the canal bank.  
Signage shall be provided at the entrance to the connection on 5th Avenue directing those with 
disabilities to the ADA compliant connection at the intersection of 68th Street & Indian School.   

D. On-site loading/unloading shall be located per the 7/18/2022 version of the site plan and shall be 
striped and marked accordingly.  No parking spaces shall be designated for loading/unloading.   

E. Prior to issuance of any permits, except underground infrastructure and grading, a final plat to 
assemble the three parcels that make up the site into one parcel shall be approved and recorded.   

DRB Stipulations 

4. Prior to issuance of any building permit for the development project, the property owner shall 
submit plans and receive approval to construct a refuse enclosure in conformance with the City of 
Scottsdale Supplements to MAG Standard Detail 2146-1 for single enclosures.  Method of collection 
shall be a vertical compactor with a minimum capacity of two cubic yards.   

LANDSCAPE DESIGN: 

DRB Stipulations 

5. Landscape pots and/or raised landscape planters shall be a minimum of 36 inches in diameter, a 
sufficient depth to support the root system of the plants located in the pots/planters, and an 
automatic irrigation system.   

6. 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. 

EXTRIOR LIGHTING: 

DRB Stipulations 

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

8. 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 six feet above grade, along the entire property line shall not 
exceed 1.0 foot-candles. All exterior luminaires shall be included in this calculation.  
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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.  

VEHICULAR AND BICYCLE PARKING: 

Ordinance 

F. With the final plan submittal, the site plan shall be revised to show the location of required bike 
parking (racks).  Bike racks should be located near the main entrance to the building and so they are 
not obstructing pedestrian circulation.   

STREET DEDICATIONS: 

DRB Stipulations 

9. Prior to the issuance of any building permit for the development project, the property owner shall 
make the following fee simple right-of-way dedications to the City of Scottsdale:  

a. E. 5TH AVENUE and E. INDIAN SCHOOL ROAD INTERSECTION.  Twenty-five-foot radius where 
street rights-of-way intersect  

b. N. SCOTTSDALE ROAD.  Twelve-foot dedication for a total north half street of fifty-five feet.   

STREET INFRASTRUCTURE: 

DRB Stipulations 

10. 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 the following 
improvements: 

a. E. INDIAN SCHOOL ROAD. 

i. Minimum eight-foot-wide sidewalk, detached from street curb along entire project frontage 

b. E. 5TH AVENUE.   

i. Minimum eight-foot-wide sidewalk, detached from street curb along entire project frontage 

c. ALLEY. 

i. Reconstruction/re-pavement along entire project frontage, including positive drainage  

11. 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 brick red or terracotta.  

WATER AND WASTEWATER: 

Ordinance 

G. 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. 

DRB Stipulations 

12. Prior to issuance of any permit for the development project, the property owner shall submit and 
obtain approval of construction documents to construct all water and wastewater improvements, 
including but not limited to, the following: 
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a. E. 5TH AVENUE. 

i. Replacement of the six-inch main along the property frontage with a new 12-inch ductile 
iron pipe (DIP) main (approximately 175 linear feet) 

ii. Connection of the existing fire hydrant, and all domestic and fire line services, to the new 
12-inch DIP main 

iii. New sewer service line out falling into a new or existing sewer manhole in 5th Avenue 

b. E. INDIAN SCHOOL ROAD. 

i. Reconstruction of the connection from the existing 12-inch asbestos cement pipe (ACP) 
main in Indian School Road to the new  12-inch DIP main in 5th Avenue, and replacement of 
a segment of the ACP main with DIP 

ii. Removal of existing meter in Indian School Road.  Meter can eb credited against the new 
meter for the development.   

13. 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 

14. 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 

15. 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. 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 crosses on to the project site.  

b. Sight Distance Easement over the Traffic Safety Triangle at the intersection of 5th Ave. and Indian 
School Road.  

c. Continuous Public Non-Motorized Access (PNMA) Easement to the City of Scottsdale to contain 
any portion of the pedestrian connection from 5th Ave. to the canal bank.  

d. Minimum twenty (20) foot wide Water + Sewer Facilities Easement to contain public water and 
sewer infrastructure located outside public right-of-way.  

e. One-foot-wide Vehicular Non-Access (VNA) easement along the 5th Avenue and Indian School 
Road site frontages. 

ADDITIONAL ITEMS: 

DRB Stipulations 

16. 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.  
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17. 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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PROJECT INFO

APN:
PROJECT ADDRESS: 6824 E INDIAN SCHOOL RD

SCOTTSDALE, AZ 85251

SITE
SITE AREA (APPROX GROSS): 51,393 SF (1.17 AC)
NET AREA 41,885 SF
TOTAL ALLOWABLE UNITS (1.17 x 50DU/AC) 58
TOTAL UNITS PROVIDED 54

BUILDING AREA
RESIDENTIAL

LEVEL 2 (without BALCONY) 18,200 SF
LEVEL 3 (without BALCONY) 18,200 SF
LEVEL 4 (without BALCONY) 18,200 SF
GROSS BUILDING AREA 54,600 SF
NET LEASABLE AREA 47,649 SF

ALLOWABLE GFR 1.3
GFR PROVIDED (54,600 / 51,393 SF) 1.06

LEVEL 1 NON-RESIDENTIAL
LEASING / RESIDENT AMENITY 950 SF
COMMERCIAL 900 SF

HEIGHT LIMIT - PREVIOUSLY APPROVED: 57'
BUILDING HEIGHT: 56'-6"'
MAX DENSITY 50 DU per ACRE

REQ'D SETBACKS (FROM BACK OF CURB) Table 5.3006.C
INDIAN SCHOOL 25' (PREVIOUSLY APPROVED)
5TH AVE 25'
CANAL 0

PARKING Table 9.103.B
REQ'D RESIDENTIAL
1 SPACE per STUDIO / 1BR (48) 48
2 SPACES per 2BR (6) 12

REQ'D COMMERCIAL
1 SPACE per 300 SF 3

TOTAL PARKING REQ'D 63 SPACES

PARKING PROVIDED 65 SPACES
2 TANDEM SPACES

67 SPACES

MIN. ACCESSIBLE PARKING REQ'D 3
ACCESSIBLE PARKING PROVIDED 3

BIKE PARKING REQ'D
  (2 SPACES FOR EVERY 10 CAR SPACES) 4
BIKE PARKING PROVIDED 12

REQUIRED OPEN SPACE
TOTAL OPEN SPACE MIN. 25% OF NET LOT AREA

38,160 SF x 0.25 = 9,540 SF

PROVIDED OPEN SPACE
FRONTAL OPEN SPACE: 5,005 SF
OPEN SPACE OTHER THAN FRONTAL OPEN SPACE: 9,177 SF

14,182 SF (37%)

PROVIDED PARKING LOT LANDSCAPE 2,588 SF
( 11% OF 24,200 SF PARKING AREA )

REFUSE CALCULATIONS
PER CITY OF SCOTTSDALE, 1 ENCLOSURE FOR EVERY 20 UNITS
54 / 20 = 2 CONTAINERS REQ'D
2 CONTAINERS @ 4 CU. YDS. = 8 CU. YDS. REQ'D

SITE / PARKING PLAN
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bcarr
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PROJECT INFO

APN:
PROJECT ADDRESS: 6824 E INDIAN SCHOOL RD

SCOTTSDALE, AZ 85251

SITE
SITE AREA (APPROX GROSS): 51,393 SF (1.17 AC)
NET AREA 41,885 SF
TOTAL ALLOWABLE UNITS (1.17 x 50DU/AC) 58
TOTAL UNITS PROVIDED 54

BUILDING AREA
RESIDENTIAL

LEVEL 2 (without BALCONY) 18,200 SF
LEVEL 3 (without BALCONY) 18,200 SF
LEVEL 4 (without BALCONY) 18,200 SF
GROSS BUILDING AREA 54,600 SF
NET LEASABLE AREA 47,649 SF

ALLOWABLE GFR 1.3
GFR PROVIDED (54,600 / 51,393 SF) 1.06

LEVEL 1 NON-RESIDENTIAL
LEASING / RESIDENT AMENITY 950 SF
COMMERCIAL 900 SF

HEIGHT LIMIT - PREVIOUSLY APPROVED: 57'
BUILDING HEIGHT: 56'-6"'
MAX DENSITY 50 DU per ACRE

REQ'D SETBACKS (FROM BACK OF CURB) Table 5.3006.C
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PARKING Table 9.103.B
REQ'D RESIDENTIAL
1 SPACE per STUDIO / 1BR (48) 48
2 SPACES per 2BR (6) 12

REQ'D COMMERCIAL
1 SPACE per 300 SF 3

TOTAL PARKING REQ'D 63 SPACES

PARKING PROVIDED 65 SPACES
2 TANDEM SPACES

67 SPACES

MIN. ACCESSIBLE PARKING REQ'D 3
ACCESSIBLE PARKING PROVIDED 3

BIKE PARKING REQ'D
  (2 SPACES FOR EVERY 10 CAR SPACES) 4
BIKE PARKING PROVIDED 12

REQUIRED OPEN SPACE
TOTAL OPEN SPACE MIN. 25% OF NET LOT AREA

38,160 SF x 0.25 = 9,540 SF

PROVIDED OPEN SPACE
FRONTAL OPEN SPACE: 5,005 SF
OPEN SPACE OTHER THAN FRONTAL OPEN SPACE: 9,177 SF

14,182 SF (37%)
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From: Ruenger, Jeffrey
To: Bloemberg, Greg
Subject: RE: CASE 10-DR-2022 Magnolia Waterside @ Old Town
Date: Tuesday, December 27, 2022 9:12:24 AM

jckn1746@gmail.com
 

From: NoReply <NoReply@Scottsdaleaz.gov> 
Sent: Sunday, December 25, 2022 4:00 PM
To: Projectinput <Projectinput@Scottsdaleaz.gov>
Subject: CASE 10-DR-2022 Magnolia Waterside @ Old Town
 
City of Scottsdale

The answer is "no". four story height blocks views, don't need more new residential units that
most people probably wouldn't be able to afford and where is the water source? -- sent by
Carolyn Kinville (case# 10-DR-2022)

mailto:JRuenger@scottsdaleaz.gov
mailto:GBLO@Scottsdaleaz.gov
http://www.scottsdaleaz.gov/
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