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General:

Built over 30 years ago at the South East corner of Tatum and Shea Blvd’s, Mountain
View Medical Center, has seen significant redevelopment occur on the three corners
surrounding this intersection of Phoenix and Paradise Valley. To maintain the Medical
Centers future viability, and its ability to attract premier medical providers to Paradise
Valley, the Owners are proposing to redevelop the 9.79-acre site into a new competitive
medical center.

Total existing building area is 59,969 sf in a six-building configuration. New building area
will be 93,262 sf (gross) in a six-building arrangement. Combining gross ground floor
building area, covered canopies and covered parking for employees the total lot
coverage is 25% - which is within the allowable lot coverage of 25% (106,686 Sf).

Phasing and Intensity:

To accomplish this redevelopment and honor current tenant commitments, the project
will be split into three phases between opening year 2019 and horizon year 2024. The
proposed medical center will be composed of 93,262 sf once fully built out. Phase 1
consists of 19,084 Sf of medical use. Phase 2 adds 16,131 Sf for a total of 35,215 Sf.
Phase 3 adds 58,047 Sf for the total of 93,262 Sf. Phase 1 is expected to openin 2019,
Phase 2 is planned to be completed by in the spring of 2022 and Phase 3 is anticipated
to be completed by 2024.

During Construction, each phase of the work will be staged and temporarily fenced to
accommodate construction worker parking within the phase. The construction fence

will keep the main south loop road accessible for business’s not impacted by the work
and emergency vehicles.

Site Design:

The design intent is to keep as much of the site and infrastructure in place and
undisturbed. Driveway locations, site circulation, grading and drainage flows, retention
and landscape building setbacks will remain as they are. Although the existing driveway
off Shea Blvd into the site and the internal drive way on the southern side of the site
does not comply with the required setback of 60' from a residential property (they’re
currently at 35" and 26’ respectively), keeping the driveway in place allows the new
buildings to be positioned further away from the adjoining residential property. This
has the benefit of creating a greater new building(s) setback distance to the residential
property. The existing trash enclosures currently located in the south landscape setback
adjacent to the residential area will be relocated and screened from view approximately
28’ further north (away from) the existing homes to comply with the 60’ setback



requirement. This will reduce noise to below current levels and positioning them along
the outer loop road will prevent large waste management trucks from circulating
through pedestrian intensive areas of the site.

Building locations are determined by the phasing requirements. Each existing building
will be demolished as part of its building phase and replaced with a new building(s) in
approximately the same location as shown on the site plan. Parking requirements for
this project type in the Town of Paradise Valley are based on a 5 per 1,000 sf (or 1/200
sf) ratio. At a buildout total of 91,318 sf (net sf) the total required is 457 spaces. We are
requesting a reduction of approximately 11% or 47 spaces bringing the total parking
ratio down to 4.8 per 1,000 sf (or 1/223). This request for a reduction in parking is
based on actual current parking counts at the campus and comparative requirements of
other municipalities along with the impact of ride sharing programs that reduce on-site
parking. A parking study that validates this request is included with this submittal.

Landscaping will keep many of the mature shrubs and trees and protect the scenic views
and comply with the Rural Elegance Character Zone. Layered colorful and naturally
massed planting will be used as shown on the Landscape Plan. To reduce water usage,
we anticipate reducing the amount of grass areas and replacing it with a drought
tolerant desert plant palette. We anticipate no significant increase in water demand to
the site and a Water Impact Service Study is in the works based on the square footage
and occupancy types to confirm this. We do not expect any significant or visual impact
to the site due to utility improvements. Site lighting will be designed to be consistent
with the Town of Paradise Valley requirements for light levels. The design intent is to
create a variety of lighting levels that create interest, accentuate the visual corridor at
the street frontage, provide safety for tenants and visitors and reduce light spillage to
the adjoining residential neighborhood.

The architectural and engineering design team will work with the Town’s Police
Department to incorporate site security measures as recommended by the “Crime
Prevention through Environmental Design Strategies” handbook. Concepts planned to
make the Mountain View Site safer include: Natural Surveillance - Keep site lines into
the site as open as possible. Natural Access Control — Providing high quality locks and
doors. Territorial Reinforcement — Creating Clear connections between buildings to
keep an open campus familiar to tenants. Maintenance and Management — The Owners
of the Mountain View Campus are committed to maintaining the property and buildings
to insure a high occupancy level.

Building Design Character:

The required site setbacks and functional program of these buildings is a primary driver
of building geometry. Physician’s offices, imaging and exam room uses function best in
a regular pattern. The result is a straightforward organization of spaces that create a
rectilinear building envelope.



The building height for all one-story buildings (A, B, E and F) will be a maximum of 21’-0”
to the top of the exterior parapet above natural grade and represents an open space
encroachment of 10”. Building heights for all two-story garden/terrace buildings (C and
D) will be 30°-0” to the top of the exterior parapet above natural grade. Please note
that buildings C and D will be two story buildings with the first-floor set at 5’-0” below
natural grade, which creates a below grade garden level and a terrace level above grade.
The grade will around these terrace areas will be restored and ADA Ramps, Stairs and an
Elevator will provide the access to this level.

The primary building material will be synthetic stucco (EIFS) in a light grey/white color.
Glazing will be non-reflective tinted and clear glass in clear anodized frames. Variation
in the base color will be utilized to identify entry points and enhance way-finding.
Accent walls of Trex Slat walls will identify each suite entry and will be covered with a
solid roof canopy that is hidden behind a painted perforated horizontal metal canopy
(interlocking metal panels) that are offset from the building envelop wall to shade the
exterior of the building and create a pleasant contrast of light and dark surfaces.

Low slope roofs with parapets will provide screening of minimal roof top located
equipment. Main HVAC (mechanical) equipment will be located on the roof and will be
screened by roof parapets. Two story garden/terrace buildings will have a horizontal
canopy that creates the effect of a shaded porch. A taller horizontal canopy at the
North West Corner of the buildings creates a visual connection to the intersection of
Shea and Tatum Blvds. It should be noted that Buildings A and F (perimeter buildings)
are set forward on the site along the Shea and Tatum Blvds property lines in an attempt
to create more separation from the residential units to the south. With a parapet height
of 19’ at these two buildings we are encroaching into the open space requirement by 3’.
The other four new buildings exceed the setback required. When considered as a
campus of 6 buildings the majority of the buildings comply with the Open Space Criteria.

Exterior Building Signage:

In order to attract the highest quality credit medical tenants to our center, it is
absolutely critical that we provide them the option to add exterior building signage.
Without building signage, many of these tenants will not even consider the location.
We realize that based on street frontage this signage may be limited in size, but we
would like to ask for approval to locate signage on exterior parapets. Our intent is to
integrate this into the design of the building fascia where possible. The attached
renderings show this concept.

A Site Sign Plan that shows locations, and sign types is included with our submittal.
Please note that the names of tenants used on Sheet 5.3.1 may or may not represent
future tenants and are shown for dimensional context only. Exterior signs will be
illuminated during business hours only.



Possible Tenant Types:
Possible Tenant Occupancy Types Allowed at All Building Locations (A, B/C, D/E, F):
(Note — Retail Service Uses are not allowed at this site. Unless noted below all services
shall be Medical in use, with a Licensed or Certified Staff Member and all visits shall be
scheduled. Non-medical services are not allowed unless prescribed, ordered or
otherwise requested by a legally qualified physician, dentist, optometrist, chiropodist,
chiropractor, osteopath, or occupational therapist.)
e Physicians Practices
e Dental Offices/Service
e Ophthalmic Specialties and Services
e Physical and Occupational Therapy Services
e QOut-Patient Imaging Services
e Sleep Centers (Will be 24 Hour/7 Day Operating Hours — 48 hours max stay)
e Pain Centers
e Chiropractic Services
e Massage Therapy/Medical Spa Services
e Apothecary/Pharmacy’s limited to one at a maximum of 2,500 sf, 7am-7pm
operating hours*
*Medical Marijuana Dispensaries are not allowed, Special User Permit Required
by Town of Paradise Valley
e Durable Medical Equipment Retail Sales
e Hospice Administrative Services
e Hospital Services Organizations
e Administrative offices for Medical Practices (Private or Hospital owned)
e Nutritional Support and Counselling
e Veterinarian Practices — Limited to Non- Emergency Hospital Practices only with
no outside access for animals
e Aesthetician Offices
e Medical and Dental Laboratory Services
e Behavioral Health / Counseling Offices*
*Drug, alcohol, other substance abuse, or mental health rehabilitation programs
are not be allowed
e Administrative Offices for property management

Possible Tenant Occupancy Types Allowed at Specific Building Locations (A, F):

e Ambulatory / Outpatient Surgery Centers (Will be 6am to 6pm Monday — Saturday
Operating hours). Max of 48-hour patient stays per PV Zoning Ordinance 1102.2).
No emergency vehicles permitted in/out; patients transport self to/from the
center.

e Urgent Care Center, (6am to 8pm operating hours 7 Days Week - extended hours
and days may depend on business operator). No emergency vehicles permitted
in/out; patients transport self to/from the center.

~End
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