
TOWN OF PARADISE VALLEY

Paradise Valley DoubleTree Resort
Minor Special Use Permit Amendment  

5401 N Scottsdale Road

Work Session

Planning Commission  
June 2, 2026
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2TODAY’S GOAL

 Staff 
 Review request 

 Review compliance 

 Applicant 
 Opportunity to explain 

request

 Commission
 Discuss request 

 Identify any direction to 

staff/applicant 
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3MINOR SUP AMENDMENT PROCESS

PROCESS STEPS STATUS

Pre-Application Completed (Jan 7, 2025)

Minor SUP Submitted Completed (April 3, 2026)

Planning Commission 

Review

In Process (Jun 2, 2026)

Planning Commission Action Scheduled (Jun 16, 2026)
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5GENERAL PLAN

Lincoln Dr 

 General Plan Designation = 

Resort/Country Club

 Applicable Goals
 Encourage renovation of SUP 

sites while protecting the Town’s 

low-density residential character 

and quality of life (Goals LU 3 and 

LU 6 )

 Mitigate the impact to residential 

neighborhoods and adjacent land 

uses (Goals LU 2, LU 6, and 

CC&H 1) 

 Use context-appropriate 

site/building design that is in 

harmony with the natural and built 

environment (Goals LU 2, LU 3, 

LU 4, LU 6, and CC&H 2)  
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6ZONING

Lincoln Dr 

 Special Use Permit 

Resort 

 Proposed 

improvements follow 

the specific process 

outlined in Article XI, 

Zoning Ordinance
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7BACKGROUND

 Annexed in 1961

 Original SUP Zoning in 1973 

 Opened 1985 due to delays

 Minimal SUP amendments since 1985

 Last major SUP in 1997 for Forum Ballroom

 Current owner bought in 2023

 Renovation in phases

 No substantial changes to the resort structures/layout

 (SUP-24-06) Managerial SUP confirming outdoor event use of Paradise Park 

 (SUP-25-04) Managerial SUP for various interior/landscaping 

 Future SUP amendment(s) included use of basement underneath Forum Ballroom



6/2/2026

8REQUEST

1. Add Outdoor Event Lawn Add an approximate 4,580 square-foot 

outdoor event space adjoining the Grand Ballroom (referred to as the 

Camelback Lawn) located between the resort building and Scottsdale 

Road removing 17 existing parking spaces

2. Add Meeting Rooms Convert approximately 7,722 square feet of interior 

space within the basement underneath the Forum Ballroom for breakout 

meeting rooms (resulting in a total net increase of 4,078 square feet 

through the reduction of other covered areas)

3. Redo Exterior Signs Approve new exterior signs

4. Add and modify perimeter improvements Wall, landscaping, and 

lighting

5. Add/Modify existing stipulations 
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9SUP-26-03 AREAS 
General Areas Impacted by SUP-26-03

N
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10[1] ADD OUTDOOR EVENT LAWN

 Adds 4,580 square feet

 Replaces 17 parking spaces 

 Faces Scottsdale Road                   

(views of Camelback Mtn)

 Adjoins Grand Ballroom pre-function

 Have no permanent structures 

 Allow for temporary tents                               

(require Special Event Permit)

 Delineation of outdoor area

 Faux turf

 Agave & palm tree border (inside)

 6-foot-tall block wall

 Ficus hedge (outside wall)

 Walkway (outside wall)
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11[1] ADD OUTDOOR EVENT LAWN

N

Camelback Lawn 
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12[1] OUTDOOR EVENT LIGHTING

 Average 6.75 foot-candles              

(Guideline 5.0)

 Reasons support

 Not near residential homes

 Setback 83’7” from Scottsdale Rd

 Screened by walls & landscaping

 Scottsdale Rd emits as much/more 

illumination 

 Photometrics show 0.0 foot-

candles from area  (No guideline 

adjoining street; 0.5 to residential) 

N
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13[1] OUTDOOR EVENT LIGHTING

3 fixtures

 Palm Tree Mount Light 
 Same light with 2025 SUP

 Stipulation to maximum 16’ height

 Bollard
 3 feet 4 inches tall

 String Lights
 Same light with 2025 SUPs

 Stipulation to maximum 16’ height

 Includes shade to prevent upward light 

trespass 
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14[1] OUTDOOR EVENT SOUND

Noise Study 

 Does not exceed minimum code 56 and 

45 decibel thresholds at property line

 Location mitigates any impact 
 Not near residential homes

 Setback 83’7” from Scottsdale Rd

 Screened by walls & landscaping

 Scottsdale Rd emits as much/more sound

 New noise stipulations 

 Police records show no sound or other 

nuisance calls
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15[2] ADD MEETING ROOMS

 Underneath Forum Ballroom

 Prior Forum Ballroom raised at same finished 

floor as the ground level via 2025 SUP

 Finished height in basement 11 feet 6 inches

 Area underneath Forum Ballroom required to be 

sealed off and inaccessible 

 Plans to use area via future SUP amendment(s) 

 7,722 square feet (4 breakout rooms)

 1,506 square feet hallway

 6,433 square feet remain inaccessible 

 4,078 square feet net added floor area due to 

reductions via SUP-25-04
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16[2] ADD MEETING ROOMS
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17[2] ADD MEETING ROOMS

11’6”

~36’
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18[2] FLOOR AREA CHANGE STUDY



6/2/2026

19[2] SQUARE FOOTAGE DATA

 Lot Coverage at 22% and meets 

25% SUP Guideline

 Lot Coverage is less than prior 

from SUP-25-04

 No Floor Area guidelines but 

increased with basement 

underneath the Forum Ballroom

 Total impervious area decreased 

and total open space increased 

due to Camelback Lawn

 Impervious area and open space 

meet SUP Guidelines 
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20[2] PARKING 

 604 total parking spaces (existing)

 559 onsite

 45 offsite (perpetual agreement from SUP-97-02)

 587 total parking spaces (SUP-26-03)

 542 onsite

 45 offsite (perpetual agreement from SUP-97-02)

 Peak parking demand

 493 spaces (peak)

 407 (off-peak)

 Surplus parking

 94 (peak)

 180 (off-peak)

 Additional analysis to maximize seating 

 586 (peak)

 500 (off-peak)
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21[2] PARKING 
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22[2] PARKING

 No parking impact with the added 

meeting and outdoor space

 No history of parking complaints

 Parking study that models typical to 

worse case demonstrates compliance

 Location on Scottsdale Road on edge 

of the Town provides alternate 

transportation methods 

 Rideshare

 Bus transit

 Resort markets to conference/groups 

which results in less single vehicle 

use and alternative transit modes

Scottsdale Road
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23[2] CIRCULATION  

 No change to the existing 

traffic and circulation 

patterns
 All existing driveways will 

remain

 Driveway opened along 

Jackrabbit Road for 

ongoing construction to be 

converted back to wall and 

landscaping

 Camelback Lawn will 

change the dual drives 

within the parking lot north 

of the porte-cochere but not 

impact the 360-degree 

circulation around the resort 

Driveways

Offsite 

Parking

Gated 

Temporary
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24[3] REMOVE EXISTING EXTERIOR SIGNS

 Remove existing resort identification signs 

 2 south of the middle Scottsdale Rd  

driveway 

 2 north of the northernmost Scottsdale Rd 

driveway

 Porte-cochere building sign
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25[3] RESORT ID EXTERIOR SIGNS

 Add 2 resort 

identification signs
 1 at middle Scottsdale Rd 

driveway

 1 at southeast corner 

Scottsdale Rd & 

Jackrabbit Rd
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26[3] RESORT ID EXTERIOR SIGNS

 Existing resort identification signs 

complied with SUP Guidelines 

except in right-of-way

 New resort identification signs 

comply with SUP Guidelines 

except at 49 square feet instead of 

40 square feet 
 Not in right-of-way 

 Town has approved larger sign area on 

major arterials

 Corner sign on water parcel wall will 

require owner approval (see stipulation)
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27[3] DIRECTIONAL SIGNS

 Add 7 directional signs 

 Meet SUP Guidelines 

except 2 remain in right-of-

way and 1 taller

 2 that replace the existing 

signs south of the middle 

Scottsdale Rd driveway
 Similar size to existing 

 Mix of a resort identification 

sign and directional 

 Meets the size requirements 

of directional 

 Proposed to remain in right-

of-way
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28[3] DIRECTIONAL SIGNS

 1 sign at easternmost 

Jackrabbit Rd driveway
 Meets SUP Guidelines

 Not in right-of-way 
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29[3] DIRECTIONAL SIGNS

 2 on the driveway gate
 Meets SUP Guidelines

 Not in right-of-way

 1 foot 6 inches tall

 3 feet wide

 5 feet from grade. 
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30[3] DIRECTIONAL SIGNS

 2 within the parking lot 

near porte-cochere
 Meets SUP Guidelines

 Not in right-of-way

 7 feet tall (not 6 feet) 

 Added height aid as most 

vehicles are SUVs
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31[3] SIGN LOCATIONS

N
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32[4] PERIMETER IMPROVEMENTS 

 Replace chain with driveway gate
 Decorative metal

 5-foot-6-inch-tall

 Replaces chain been used for decades 

 15-foot setback from travel lane                

(on property line)

 Driveway opening 50 feet (30 feet at gate) 

(compared to residential of 20 feet)

 Pedestrian access remains

 SUP Guideline follows residential         

(10-foot setback; 6-foot tall)

 Setback not to guideline but vehicle 

maneuverability not impacted 

 Existing parking lot/drive aisle 

prohibits meeting setback
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33[4] PERIMETER IMPROVEMENTS 

 Add accent wall lighting along 

Scottsdale Rd
 Uses same ground-mounted fixture as signs 

 531 lumens, 2700 Kelvins

 Spaced approximately 9 feet apart 

 Mounted in turf in front of perimeter wall     

(but in right-of-way)

 No SUP Guideline on accent lighting, unlike 

hillside that prohibits used to light walls or 

building elements for decorative purposes

 General SUP/Code lighting provisions apply 

 Fully shielded

 Not direct light unto another property 

 Uplighting 300 lumens maximum

 No wall lighting along Jackrabbit Rd

 Staff direction 
 Not be placed in right-of-way

 Architecturally integrated onto wall (if allowed)
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34[4] PERIMETER IMPROVEMENTS 

N

Perimeter wall accent lights
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35[4] PERIMETER IMPROVEMENTS 

 Modify entry wall at Scottsdale Rd

 Modification from SUP-25-04
 Removes 5 existing palm trees and wall 

openings 

 New 20 lineal-foot wall segment south 

of middle driveway 

 Similar Ficus hedge and setback  

 Corner vision standards for 

driveways to be met 

SUP-25-04

SUP-26-03
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36[4] PERIMETER IMPROVEMENTS 

 Note substantial compliance from SUP-25-04
 Keep entry fountain same  

SUP-25-04 SUP-26-03
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37[4] PERIMETER IMPROVEMENTS 
 Note substantial compliance from SUP-25-04 (fencing/gate/landscaping at gate)

SUP-25-04 SUP-26-03
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38[4] PERIMETER IMPROVEMENTS 

Before After
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39[4] PERIMETER IMPROVEMENTS 
 Note substantial compliance from SUP-25-04 (fencing/gate/landscaping at gate)

SUP-25-04 SUP-26-03



6/2/2026

40[4] PERIMETER IMPROVEMENTS 

Before After
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41[4] NEW STIPUALTIONS 

1. References to the submitted plans and documents

2. Various noise requirements
 Meet Article 10-7 Town Code 

 Live music end or move indoors at or before 10 pm 

 Resort measure noise 

 Amplified sound discouraged, prohibited 10 pm to 7 am 

3. Various lighting requirements
 Meet approved plan, if unclear SUP Guidelines

 Light-emitting element not visible, if complaint inspection and if valid shield 

 Landscape lighting focused on plantings/site feature 

 16-foot height maximums for palm tree and festoon/bistro lights from SUP-24-06 

 Palm trees above roofline may be replanted if impact views from SUP-24-06

 Scottsdale Rd accent lighting not be in right-of-way, architecturally integrated  

4. Landscaping requirements meet approved plans, be maintained, & have 

irrigation  

5. Signs
 Remove existing signs, ‘v’-shape wall in right-of-way (northern)

Summary
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42[4] NEW STIPUALTIONS 

6. Requirement to obtain a right-of-way encroachment permit for walls/lighting

7. Authorization from owner of water parcel prior to issuance of sign at 

Scottsdale Rd/Jackrabbit Rd intersection

8. Requirement to combine the multiple parcels into one lot via the Town’s 

final plat process

9. Requirement for waiver of claims

10.All existing SUP stipulations remain in full force and effect 

Summary
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43[4] MODIFIED STIPUALTIONS 

1. Remove 850-person local function cap
• Long-standing uses at the resort with no recent complaints

• Parking study with SUP-26-03 support removing 

• Stipulation in SUP-25-04, SUP-87-06, and SUP-85-06

2. Remove tennis-related stipulations from SUP-97-02 and SUP-87-03
• Added when resort had six tennis courts

• Resort now only includes one outdoor sports lawn for general use

• Includes requiring tennis to end at 10:00 p.m., no outdoor amplified sound, no out public 

address system, various lighting and other tennis-specific provisions, and referenced tennis 

court plan sheets

• New SUP-26-03 noise stipulations address various outdoor sounds as at other Town resorts

Summary
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44[4] MODIFIED STIPUALTIONS 

3. Remove low-level lighting requirement of four feet tall from SUP-87-03
• All the exterior lighting is subject to the exterior lighting plan with SUP-25-04

• SUP-25-04 plan shows the location of the perimeter 4-foot-tall parking lot bollards

• Any future exterior light fixture changes (e.g., height) would require following the applicable 

SUP amendment pursuant to Article XI of the Zoning Ordinance

4. Remove completed requirements from SUP-87-03 and SUP-85-06 
• Cost-sharing for the traffic signal at the intersection of Scottsdale Road and Jackrabbit Road 

which has been installed years ago

• Relocation or vaulting of the private well site located at the intersection of Scottsdale Road 

and Jackrabbit Road which was vaulted

• Timing of the east and south perimeter walls which were completed during the construction 

of the resort

Summary



45

Lincoln Dr

Q
u

a
il R

u
n

 R
d

M
o

c
k

in
g

b
ird

 L
n

SUP AMENDMENT CRITERIA
 The request is classified as a Minor SUP due to change of a stipulation.

 The amendment does not:

 Change or add any uses

 Functions and activities with SUP-26-03 remain the same

 Primary use is for resort keys with ancillary uses (i.e., dining)

 Uses align with the uses in Zoning Ordinance

 Increase the floor area more than 5,000 square feet/15% existing 

 5,000 square foot threshold applies

 Net increase in floor area at 4,078 square feet
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SUP AMENDMENT CRITERIA
 Have material effect that cannot be sufficiently mitigated

 Camelback Lawn is along the Scottsdale Rd frontage that adjoins a 

major arterial street and not nearby residential

 Camelback Lawn facing Scottsdale Road will be screened by the 

existing 6-foot-tall perimeter wall and new hedge, sound is within 

the Town decibel standards

 Lighting & signs area mitigated by the location along Scottsdale Rd

 New stipulations that align with other Town resorts on noise, 

lighting, and landscaping to mitigate impact 

 Change the architectural style

 Architecture, exterior materials, and colors associated with the 

proposed modifications of SUP-26-03 are consistent with the resort

 No new separate structures, except for walls and light fixtures  
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47PUBLIC COMMENT SUMMARY

 No noticing requirements for work 

sessions

 Public meeting noticing includes  
 Newspaper

 Property notice

 1,500-foot mailing

 Notice for June 16th public 

meeting completed May 27th
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48NEXT STEPS

 Scheduled discussion and action on June 16th

General Areas Impacted by SUP-26-03

N
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49QUESTIONS?
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51EXISTING SITE PHOTOS

Basement Level near Forum Ballroom                                              Main Resort Pool Area

Parking Lot View of Sports Lawn                   East Property Line near Paradise Park     East Property Line Towards South 
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52EXISTING SITE PHOTOS

East Property Line Towards South           East Property at South                                    View Looking West – South Side 

View Into Office Parking Parking Office Parking Lot                                  South Scottsdale Rd Driveway Chain  
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53EXISTING SITE PHOTOS

South Scottsdale Rd Driveway           Resort Sign – Southernmost                Center Driveway 

Area South of Center Driveway             Front Fountain                                         Area North of Porte-Cochere 
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54EXISTING SITE PHOTOS

Northwest Parking Area Near Grand Ballroom 

View From Scottsdale Rd – Northwest Parking      Northmost Resort Sign                        Jackrabbit Rd Near 1st Driveway  



6/2/2026

55EXISTING SITE PHOTOS

Water Parcel 

Jackrabbit Rd 2nd Driveway           Temp Construction Access – Jackrabbit Rd      Jackrabbit Rd Looking West  


