
Planning Commission

Town of Paradise Valley

Meeting Notice and Agenda

6401 E Lincoln Dr

Paradise Valley, AZ  85253

Council Chambers6:00 PMTuesday, August 7, 2018

1.  CALL TO ORDER

2.  ROLL CALL

Notice is hereby given that members of the Public Body will attend either in person or by 

telephone conference call, pursuant to A.R.S. §38-431(4).

3.  EXECUTIVE SESSION

The Public Body may convene into an executive session at one or more times during the 

meeting as needed to confer with the Town Attorney for legal advice regarding any of the 

items listed on the agenda as authorized by A.R.S. §38-431.03.A.3.

4.  STUDY SESSION ITEMS

Work/Study is open to the public however the following items are scheduled for 

discussion only.  The Public Body will be briefed by staff and other Town 

representatives.  There will be no votes and no final action taken on discussion items.    

The Public Body may give direction to staff and request that items be scheduled for 

consideration and final action at a later date.  The order of discussion items and the 

estimated time scheduled to hear each item is subject to change.

Citizen Review of Hillside Code Amendments to Article XXII of the 

Zoning Ordinance.

Draft Ordinance 2018-15.

18-304A.

Andrew, 480-348-3526Staff Contact:

Discussion of Major Special Use Permit Amendment (SUP-18-06)

7125 E Lincoln Drive - Lincoln Medical Plaza

18-306B.

Paul Michaud, 480-348-3574Staff Contact:

5.  PUBLIC HEARINGS

The Public Body may take action on this item.

6.  ACTION ITEMS

The Public Body may take action on this item.
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7.  CONSENT AGENDA

All items on the Consent Agenda are considered by the Public Body to be routine and 

will be enacted by a single motion. There will be no separate discussion of these items. 

If a Commissioner or member of the public desires discussion on any item it will be 

removed from the Consent Agenda and considered separately.

July 17, 2018 Planning Commission Meeting Minutes18-305A.

8.  STAFF REPORTS

9.  PUBLIC BODY REPORTS

10.  FUTURE AGENDA ITEMS

11.  ADJOURNMENT

AGENDA IS SUBJECT TO CHANGE

*Notice is hereby given that pursuant to A.R.S. §1-602.A.9, subject to certain specified 

statutory exceptions, parents have a right to consent before the State or any of its 

political subdivisions make a video or audio recording of a minor child. Meetings of the 

Planning Commission are audio and/or video recorded, and, as a result, proceedings in 

which children are present may be subject to such recording. Parents in order to exercise 

their rights may either file written consent with the Town Clerk to such recording, or take 

personal action to ensure that their child or children are not present when a recording 

may be made. If a child is present at the time a recording is made, the Town will assume 

that the rights afforded parents pursuant to A.R.S. §1-602.A.9 have been waived.

The Town of Paradise Valley endeavors to make all public meetings accessible to 

persons with disabilities. With 72 hours advance notice, special assistance can also be 

provided for disabled persons at public meetings. Please call 480-948-7411 (voice) or 

480-483-1811 (TDD) to request accommodation to

participate in the Planning Commission meeting.
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Town of Paradise Valley

Action Report

6401 E Lincoln Dr
Paradise Valley, AZ  85253

File #: 18-304

Town of Paradise Valley
Action Report

TO: Chair and Planning Commission

FROM: Andrew Miller, Town Attorney
  Paul Michaud, Interim Community Development Director
  Eva Cutro, Special Projects Manager
  George Burton, Planner

DATE: August 7, 2018

CONTACT:
Andrew, 480-348-3526

AGENDA TITLE:
Citizen Review of Hillside Code Amendments to Article XXII of the Zoning Ordinance.
Draft Ordinance 2018-15.

BACKGROUND:
History
Hillside related matters can be found throughout the Town Code but are most prevalent in Article
XXII, Hillside Development Regulations, of the Zoning Ordinance which is often referred to as the
“Hillside Code.”  The Town recently update the Hillside Code and adopted a Hillside Safety
Code/Manual.  The updates to the Hillside Code (Article 22) were adopted by the Town Council on
May 10, 2018 and the Hillside Safety Code/Manual was adopted by the Town Council on June 14,
2018.

Scope of Hillside Code Update:
This update address three items:  it updates several definitions to reflect terms that are used in the
Hillside Code, it identifies the expiration limits of a hillside application, and it identifies the
requirement for a pre-application submittal as part of the hillside review process.

Definitions
After the Hillside Safety provisions were determined to be best added to Article V of the Town Code
(in the Building Permits section), some of the definitions in the Hillside Code were no longer needed,
so they have now been struck. Also, some additional technical definitions, such as the “Storm
Drainage Design Manual” have now been added for clarity.
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Pre-Application Submittal Requirement
Since the Hillside Safety Code/Manual was adopted after the recent amendments to the Hillside
Code (Article 22), there is a discrepancy regarding the two codes. The Hillside Safety
Code/Manual identifies that the applicant must submit a pre-application as part of the hillside
review process; however, the pre-application requirement is not addressed in the Hillside Code
(Article 22).

Therefore, language has been added to the code to identify the requirement of a pre-application
submittal and review. The first step in the process is pre-application submittal; where staff will
perform a preliminary review of the project and inform the applicant of the applicable hillside codes,
the appropriate hillside review process (e.g. chair, combined, concept, or formal review), and the
applicable safety improvement plan requirements.  The pre-application submittal is a new
requirement, but is similar to the current process in which staff typically has a preliminary meeting
with the applicant to go over the project and outline the hillside review process.

Expiration of Hillside Application
The Hillside Code identifies that an applicant must submit a building permit within 12 months from
the date of the Hillside Committee approval. However, the code does not clearly identify how much
time an applicant has to receive Hillside Committee approval. As a result, staff is proposing to add
language to clarify the expiration limits for a hillside application.

Similar to the treatment of building permit applications, hillside applications have an expiration.
Therefore, a hillside application that fails to receive Hillside Building Committee or Hillside Building
Committee Chair approval within eighteen months from the date of submittal, will expire and will be
null and void.

However, extensions may be granted. An applicant may apply for a one-time six-month extension.
After that six-month extension, the Town Manager or designee may grant up to two additional
extensions based upon circumstances beyond the applicants control. The applicant must identify the
circumstances in writing for Town Manager review. If granted, these two additional extensions will be
limited to a maximum limit of one hundred eighty days each.

Planning Commission Discussion
The Planning Commission reviewed the code amendments at the July 17, 2018 work session. The
Commission had no edits regarding these proposed code amendments.

NEXT STEPS
The draft ordinance is scheduled for Planning Commission review at the August 21, 2018 Public
Hearing.

ATTACHMENTS:
Draft Ordinance 2018-15
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File #: 18-304

Town of Paradise Valley
Action Report

TO: Chair and Planning Commission

FROM: Andrew Miller, Town Attorney
  Paul Michaud, Interim Community Development Director
  Eva Cutro, Special Projects Manager
  George Burton, Planner

DATE: August 7, 2018

CONTACT:
Andrew, 480-348-3526

AGENDA TITLE:
Citizen Review of Hillside Code Amendments to Article XXII of the Zoning Ordinance.
Draft Ordinance 2018-15.

BACKGROUND:
History
Hillside related matters can be found throughout the Town Code but are most prevalent in Article
XXII, Hillside Development Regulations, of the Zoning Ordinance which is often referred to as the
“Hillside Code.”  The Town recently update the Hillside Code and adopted a Hillside Safety
Code/Manual.  The updates to the Hillside Code (Article 22) were adopted by the Town Council on
May 10, 2018 and the Hillside Safety Code/Manual was adopted by the Town Council on June 14,
2018.

Scope of Hillside Code Update:
This update address three items:  it updates several definitions to reflect terms that are used in the
Hillside Code, it identifies the expiration limits of a hillside application, and it identifies the
requirement for a pre-application submittal as part of the hillside review process.

Definitions
After the Hillside Safety provisions were determined to be best added to Article V of the Town Code
(in the Building Permits section), some of the definitions in the Hillside Code were no longer needed,
so they have now been struck. Also, some additional technical definitions, such as the “Storm
Drainage Design Manual” have now been added for clarity.
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Pre-Application Submittal Requirement
Since the Hillside Safety Code/Manual was adopted after the recent amendments to the Hillside
Code (Article 22), there is a discrepancy regarding the two codes. The Hillside Safety
Code/Manual identifies that the applicant must submit a pre-application as part of the hillside
review process; however, the pre-application requirement is not addressed in the Hillside Code
(Article 22).

Therefore, language has been added to the code to identify the requirement of a pre-application
submittal and review. The first step in the process is pre-application submittal; where staff will
perform a preliminary review of the project and inform the applicant of the applicable hillside codes,
the appropriate hillside review process (e.g. chair, combined, concept, or formal review), and the
applicable safety improvement plan requirements.  The pre-application submittal is a new
requirement, but is similar to the current process in which staff typically has a preliminary meeting
with the applicant to go over the project and outline the hillside review process.

Expiration of Hillside Application
The Hillside Code identifies that an applicant must submit a building permit within 12 months from
the date of the Hillside Committee approval. However, the code does not clearly identify how much
time an applicant has to receive Hillside Committee approval. As a result, staff is proposing to add
language to clarify the expiration limits for a hillside application.

Similar to the treatment of building permit applications, hillside applications have an expiration.
Therefore, a hillside application that fails to receive Hillside Building Committee or Hillside Building
Committee Chair approval within eighteen months from the date of submittal, will expire and will be
null and void.

However, extensions may be granted. An applicant may apply for a one-time six-month extension.
After that six-month extension, the Town Manager or designee may grant up to two additional
extensions based upon circumstances beyond the applicants control. The applicant must identify the
circumstances in writing for Town Manager review. If granted, these two additional extensions will be
limited to a maximum limit of one hundred eighty days each.

Planning Commission Discussion
The Planning Commission reviewed the code amendments at the July 17, 2018 work session. The
Commission had no edits regarding these proposed code amendments.

NEXT STEPS
The draft ordinance is scheduled for Planning Commission review at the August 21, 2018 Public
Hearing.

ATTACHMENTS:
Draft Ordinance 2018-15
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ZO-XXII-1 
Article XXII - Hillside Development Regulations Ordinance #2018-15 
July 2018 

 

ORDINANCE NUMBER 2018-15 
 

AN ORDINANCE OF THE TOWN OF PARADISE VALLEY, 
ARIZONA AMENDING THE PARADISE VALLEY ZONING 
ORDINANCE, ARTICLE XXII, HILLSIDE DEVELOPMENT 
REGULATIONS   

 
WHEREAS, Article III Amendments, Section 306, establishes the authority and procedures for 
amending the Zoning Ordinance; and 

 
WHEREAS, the Town Council desires to make some technical corrections to Article XXII, the 
Hillside Development Regulations, to provide consistency with other recently adopted changes 
to the Town Code; 

 
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND TOWN COUNCIL OF 
THE TOWN OF PARADISE VALLEY, ARIZONA AS FOLLOWS: 

 
Section 1. Article XXII, Hillside Development Regulations, Section 2203 is hereby amended 
(with deletions shown as strikethroughs and additions shown in bold): 
 
Section 2203 HILLSIDE DEFINITIONS.  Where definitions are not defined in this 
section, the definitions in Article II shall control.  For purposes of this Article, the terms 
contained in the Article shall have the following meanings: 
 
Acre - 43,560 square feet as measured on the horizontal plane. 
 
Alter the Mountain Top Ridge Line –Any Development on the Primary Ridge Line shown on 
FIGURE 3 that disturbs or alters the natural mountain top profile. 
 
Applicant – The person or entity desiring to improve or otherwise engage in any Development of 
property in the Hillside Development Area, including the owner of the property and any agents 
acting on behalf of the owner. 
 
Building Pad – The total area under roof of all structures proposed for the property.   
  
Building Pad Slope - The percent of slope measured at right angles to the natural contours along 
a line passing through the center of the proposed building and terminating at the ends of the 
Disturbed Area limits of the Building Site. 
 
Building Site - That portion of the Lot or parcel, excluding driveways, upon which a building 
and appurtenances are to be placed or are already existing, including but not limited to; adequate 
areas for parking, turnaround areas not separated by driveways, sewage disposal, clearance, and 
proper drainage which conforms to the requirements of the provisions of this Article and the 
Town Code. 
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Cantilever – A rigid structural element of a building, deck, or walking surface that is anchored at 
one end of a support from which it protrudes more than two feet.  This excludes roof overhangs 
that do not have a walking surface above them. 
 
Chair - The chair of the Hillside Building Committee as selected by the members of the 
Hillside Building Committee pursuant to Town Code Section 2-5-6(D). 
 
Code - The Code of Ordinances of the Town of Paradise Valley, Arizona in effect as of the date 
of these Regulations and as may be amended.  
 
Commission - The Planning and Zoning Commission of the Town of Paradise Valley. 
 
Committee or Hillside Building Committee - The Hillside Building Committee of the Town of 
Paradise Valley as constituted pursuant to Town Code Section 2-5-6. 
 
Conservation - Retention or acquisition of land for the purpose of preservation in a natural state. 
 
Conservation Easement - A permanent open space easement granted to the Town or to a public 
land trust to prohibit Development of property including roads and utilities and to retain and 
preserve the land for the scenic enjoyment of the general public. 
 
Council - The Town Council of the Town of Paradise Valley. 
 
Cut - The land surface which is shaped through the removal of soil, rock, or other materials. 
 
Development - Any Grading, excavation or construction. 
 
Disturbed Area - That area of natural ground excluding the Footprint of the residence that has 
been or is proposed to be altered through Grading, Cut and Fill, removal of natural vegetation, 
placement of material, trenching, or by any means that causes a change in the undisturbed natural 
surface of the land or natural vegetation (Please reference Section 2207.III). 
 
Driveway – A paved or unpaved area providing access to the property, located between the right-
of-way and the parking area or garage of the property. 
 
Fill - The deposit of soil, rock, or other materials placed by man. 
 
Finished Grade - The final grade and elevation of the ground surface after Grading is completed.   
 
Footprint - That area of the residence measured from the outside walls (excluding any 
overhanging portions) which includes indoor uses such as attached garage, carports, utility room, 
laundry, etc., but excludes outdoor uses such as patios and breezeways.   
 
Grading - Any excavating, or filling or combination thereof, including the conditions resulting 
from any excavation or Fill.  
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Hillside Development Area - Those areas marked in FIGURE 1 and to all lands where the 
natural terrain under the building pad has a slope of ten percent (10%) or greater, whether shown 
in FIGURE 1or not.  However, a 10% or greater slope, in an area not denoted on Figure 1, 
created by a natural wash on land that otherwise would not be classified as hillside land shall be 
exempt from the hillside regulations. 
 
Hillside Wash – A natural watercourse at least two feet deep from the top of the bank and measuring 
at least five feet wide at the top of the bank.         
 
Lot - A legally subdivided parcel of land occupied or intended for occupancy by one main 
building, together with any accessory buildings including the open spaces required of the 
Hillside Regulations and having adequate frontage on a public or private street. 
 
Natural Grade - The undisturbed natural surface of the land, including washes. 
 
Off-Site Storm Water – Water that originates during precipitation events that comes from other 
parcels and flows onto the subject Lot. 
 
On-Site Storm Water - Water that originates during precipitation events that falls directly onto 
the subject Lot. 
 
Primary Ridge Line - That line running from the highest point along the mountain top downward 
along a divide to the 1500 foot mean sea level elevation as shown on FIGURE 3. 
 
Raised Outdoor Living Area – Uncovered areas such as porches, decks, platforms, and retained 
areas which extend three (3) feet or more above grade.      
 
Retaining Wall  - A wall or terraced combination of walls, including, planters, negative edge 
pools, used solely to retain more than eighteen inches (18") of material, water, or to support or to 
provide a foundation or wall for a building. 
 
Raw Spill Slope – An area created by causing or allowing earth or other material to fall, flow or 
run down the slope, thereby creating a change in the natural appearance and topography. 
 
Sheet Flow – A shallow and wide overland flow of water. 
 
Significant Natural Features - Include Hillside Washes, Significant Vegetation, and Significant 
Rock Outcroppings provided these features are in their undisturbed natural state. 
 
Significant Rock Outcroppings - Any surface rock or group formation of rocks covering an area 
of 200 square feet or larger or any surface rock formation with a height greater than ten feet from 
the lowest surrounding grade. 
 
Significant Vegetation - A living single tree or cactus having a height greater than 15 feet or 
three or more trees or cacti, located within a radius of 15 feet, each having a height greater than 
12 feet. 
 

https://en.wikipedia.org/wiki/Precipitation_(meteorology)
https://en.wikipedia.org/wiki/Precipitation_(meteorology)
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Storm Drainage Design Manual – The manual adopted pursuant to Town Code Section 5-
10-3. 
 
Steep Slopes – Slopes 20% or greater within a 200’ radius of the proposed Building Site. 
 
Subsurface or Seismic Damage - Knowledge of subsurface or seismic damage that may have 
resulted from adjacent or previous development and should be verified through seismic 
refraction survey. 
 
Subterranean - That space which lies totally underground, and which cannot be seen from 
outside the exterior perimeter of the structure on the same horizontal plane which originates at 
that point where the building intersects the ground. 
 
Town - The Town of Paradise Valley. 
 
Unique Topography -  Non-uniform grades throughout the lot. 
 
Veneered Rock Slope – A group formation of rocks of similar colors that blend in with the 
surrounding natural setting. 
  
View Fencing (View Fence) – Fencing that is constructed in such a manner as to achieve 80% 
overall openness. 
 
Section 2. Article XXII, Hillside Development Regulations, Section 2205, is hereby amended 
(with deletions shown as strikethroughs and additions shown in bold): 
 
Section 2205 REVIEW AND DEVELOPMENT PROCESS.  The Hillside Building 
Committee shall review Development plans, as outlined in Section 2204, prior to the issuance of 
a building, Grading or other Development permit.  The review and development process consists 
of up to four stages, depending upon the nature and scope of the proposed Development.  In 
addition, safety reviews and measures may be required as outlined in Section 2205.VI. 
 
I. Pre-Application Review:  All applications for development or building and 

construction within Hillside Development Areas are required to submit a pre-
application to determine the need for all such applications to comply with certain 
requirements pursuant to the Hillside Development Regulations and the Hillside 
Safety Improvement Measures and Process Manual.  The Applicant shall submit a 
completed pre-application prior to submitting an Administrative Hillside Chair 
Review, Combined Hillside Building Committee Review, Concept Plan Review, or 
Formal Hillside Building Committee Review application. 

 
III. Administrative Hillside Chair Review:  The Applicant shall submit a completed 

application and the required fees to the Town.  Proposed accessory structures and 
additions may be reviewed by the Hillside Building Committee Chair provided the 
proposed improvements do not: (i) exceed or increase the building height of the main 
residence; (ii) increase the existing building Footprint by more than 100 square feet; (iii) 
create more than 100 square feet of additional Disturbed Area; (iv) increase the length of 
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walls by more than 15 lineal feet; (v) propose a significant addition of exterior lighting;  
or (vi) create a significant adverse visual impact. The Chair shall review the submittal for 
compliance with the goals, purposes, and specific criteria of this ordinance. 
 

IIIII. Combined Hillside Building Committee Review Meeting:  The Applicant shall submit all 
materials outlined in Section 2206 (III) to the Town.  The Hillside Building Committee 
shall then review the submittal for compliance with the goals, purposes, and specific 
criteria of this ordinance and either approve, approve with stipulations or changes, or 
deny the submittal.  Minor remodel/additions, site improvements (such as, but not limited 
to, solar panels, pool and spa additions), shall be reviewed as a Combined Hillside 
Committee Review.    
 

IIIIV. Concept Plan Review Meeting:  The Applicant, along with their architect and engineer 
shall submit a completed application and the required fees, to the Town Manager or 
designee at the time they request a concept plan review meeting (pre-hillside meeting) 
with the Hillside Building Committee.  All new single-family residences and major 
remodel/additions require a Concept Plan Review Meeting.  The purpose of this meeting 
is to discuss, review, and give suggestions and guidance to the Applicant regarding the 
proposed development including: the location of the building pad and accessory uses; 
how these relate to Significant Natural Features; the preservation of existing vegetation; 
Grading concepts and their adaptation to the natural hillside topography; and how the 
requirements pursuant to these hillside regulations and purpose statement will guide the 
proposed Development.   
 

IVV. Formal Hillside Building Committee Review Meeting:  At this stage, in addition to those 
materials previously submitted, the Applicant shall submit all materials outlined in 
Section 2206 (III) to the Town Manager or designee.  The Hillside Building Committee 
shall then review the submittal for compliance with the goals, purposes, and specific 
criteria of this ordinance and either approve, approve with stipulations or changes, or 
deny the submittal.  All new single-family residences and major remodel/additions 
require a Formal Hillside Committee Review Meeting. 
 

VVI. Safety Measures and Reviews.  Refer to Chapter 5 of the Town Code for Safety Measure 
and Review Requirements. 

  
VIVII. Building Permit Review:  The final construction plans submitted to the Town Community 

Development Department for review and approval shall comply with the final approval of 
the Hillside Building Committee. Any variation from excavation and Grading 
requirements within the Town Code must be accompanied by a soils engineering report 
from a testing laboratory or geological engineer approved by the Town Engineer.  No site 
preparation or construction shall commence until the Town has issued a Grading, 
demolition, or building permit.   

 
A. The plans, including any safety measures and reports, for any Development in the 

Hillside Development Area, must be approved by the Town and appropriate legal 
permit(s) issued before any clearing and grubbing, Grading, bulldozing, blasting, 
or movement of earth is commenced.  Building permit applications must be 
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submitted within a twelve month period after the date of approval from the 
Hillside Building Committee or Hillside Building Committee Chair.  If a building 
permit application is not submitted within a twelve month period, the approval 
shall be null and void.  If appropriate, based upon circumstances outside the 
control of the Applicant, a one-time six (6) month extension may be granted by 
the Town Manager or designee.  If the permit expires, at no time after that 
expiration period does the applicant have any vested prior approval rights. 

 
B. When a building, demolition, or Grading permit is required under the provisions 

of these regulations or any other provision of the Town Code for new single 
family residences, major remodels or additions, major site improvements, and 
minor remodel/additions and minor site improvements, the Applicant shall first 
provide the Town with a form of financial assurance, and a right of entry and 
temporary construction easement agreement, acceptable to the Town Attorney.   

 
The financial assurance shall be in an amount sufficient to place the Town in an 
assured position to do or to contract to be done the necessary work to cover, 
restore, and landscape exposed fills and cuts to blend with the surrounding natural 
terrain and to restore the property back to natural grade to the extent possible.  
The financial assurance shall be calculated in a dollar amount equal to thirty-five 
(35) times the Grading Permit Fee specified in the Town’s Master Fee Schedule 
or in such greater amount as deemed appropriate by the Hillside Building 
Committee and Town Manager or designee with the Committee to evaluate a 
higher fee when there is demolition (with or without Cut and Fill) or the building 
site has loose fill or boulders, significant washes or drainage ways, or steep and 
difficult to access terrain that would dictate the need for a higher assurance 
amount in order to complete restoration of a particularly difficult hillside property 
site.   
 
The Grading permit for new single-family residences, major remodel/additions, 
and major site improvements shall be based upon the total number of cubic yards 
of Cut and Fill needed to restore the property back to Natural Grade.  The Grading 
permit for minor remodel/additions and minor site improvements shall be based 
upon the total number of cubic yards of Cut and Fill associated with the project 
that is needed to restore the affected portions of the property back to Natural 
Grade.   
 
In the event that work or Development on the site has commenced and then 
subsequently been abandoned for more than six (6) months the building, 
demolition, or Grading permit shall be revoked and become void; the financial 
assurance shall be forfeited to the Town at that time; and the financial assurance 
may be used by the Town, in its discretion, in such amounts as are necessary to 
restore the hillside property construction site to its original condition (based upon 
the scope of work - new single family residence, major remodel/additions, major 
site improvements or minor remodel/additions and minor site improvements).   
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Further, in the event that at any time during building, demolition, or Grading (or 
other construction at the site), unhealthy or unsafe conditions arise or are created 
by the Applicant and are not promptly addressed or remediated so as to cure the 
unsafe condition, the financial assurance may be used by the Town to address and 
remediate an unhealthy or unsafe condition.  The Applicant or property owner 
shall, upon reasonable notice from the Town, provide access to the property for 
the purpose of restoration of the construction site to its original condition (based 
upon the scope of work - new single-family residence, major remodel/additions, 
major site improvements or minor remodel/additions and minor site 
improvements) or to address any health or safety conditions that arise or are 
created by the Applicant.  In the event that building, demolition, or Grading has 
not commenced within six months from the date of issuance of the building, 
demolition, or Grading permit, the plan approval and permit shall expire and the 
financial assurance shall be returned or cancelled.  

 
VIII.   Issuance of Certificate of Occupancy:  Prior to the issuance of any Certificate of 

Occupancy for any building constructed pursuant to these Regulations, the applicant shall 
obtain from the Town certification of compliance with this Article.  For projects that are 
ready for Certificate of Occupancy (C of O) or Certificate of Completion (C of C) 
between the months of May 15th and September 15th, the applicant may request a 
temporary deferment on the installation of the landscaping (in which the C of O or C of C 
may be released without the installation of the landscaping).  The temporary landscape 
deferment is subject to the following conditions: 

1. The landscaping shall be installed in accordance with the approved plan, 

2. The Town will hold the financial assurance until the landscaping is installed, 
and 

3. The landscaping must receive an approved inspection by the Town within five 
(5) months from the issuance of the C of O or C of C. 

IX. Expiration of Applications.  A hillside application that fails to receive Hillside 
Building Committee or Hillside Building Committee Chair approval within eighteen 
(18) months from the date of hillside application submittal is null and void.  
Thereafter, the Applicant must file a new application (along with the applicable 
application fee and submittal requirements) and the new Application is subject to the 
ordinance in effect at the time of the new Application.  Expired Applications that did 
not receive Hillside Building Committee review may request a partial refund of 80% 
of the original application fee.  Expired permits that received Hillside Building 
Committee review (that is, a Concept Plan Review) are not subject to a refund.  
However, an applicant may apply for a one-time six (6) month extension.  The 
maximum extension is measured from the original date of expiration.  After such 
one-time extension, the Town Manager or designee may extend the time if the Town 
Manager or designee finds that the Applicant establishes, to the satisfaction of the 
Town Manager or designee, a hardship or other circumstance beyond the Applicant’s 
control that has led to the delay.  The Town Manager or designee may then grant up 
to two (2) additional “extensions” for periods not exceeding one hundred eighty (180) 
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days each.  All requests for extensions shall be in writing and shall specify the 
hardship or other circumstance beyond the Applicant’s control that justifies the 
extension request.  The application expiration shall be tolled during the time period 
of any court action that delays the application.  For applications file prior to June 21, 
2018, the date of June 21, 2018 shall be used as the application submittal date for 
purposes of expiration of all hillside applications. 

 
Section 3. Article XXII, Hillside Development Regulations, Section 2207.V., is hereby 
amended (with deletions shown as strikethroughs and additions shown in bold): 
 
V. GRADING AND DRAINAGE STANDARDS. 
 

A. There shall be no clearing, grubbing, Grading, importing or stockpiling of Fill 
material on, or to, any site prior to approval of such Development by the Hillside 
Building Committee and approval of a Grading plan by the Town, unless such 
clearing, grubbing, or Grading, is required by the Town for public safety purposes.  
If applicable, approval of a Grading plan and drainage report prepared by a 
registered Engineer may be required for Town review and approval. 

B. The maximum depth of Fill shall not exceed 7.5 feet except beneath the Footprint of 
the main residence.  All exposed Disturbed Area Fill shall be contained behind 
Retaining Walls or covered with a natural rock veneer and treated with an aging 
agent and landscaped with indigenous plant material. 

C. Veneered Rock Slopes may be allowed provided that they are approved by the 
Hillside Building Committee, and: 

 
1. The vertical height of the Veneered Rock Slope does not exceed the 

vertical height of the exposed Cut with the base of the Veneered Rock 
Slope structurally engineered for stability. 

2. The Veneered Rock Slope does not exceed a one to one slope. 

3. Retaining Walls used to limit the height of the Veneered Rock Slope are 
color treated or veneered to blend in with the surrounding natural colors. 

D. Raw Spill Slopes are prohibited.  Any violation will be subject to a stop work order 
until the spill slope is removed, restored to its Natural Grade, re-vegetated and 
approved by the Town. 

E. Storm water requirements for Off-Site Storm Water and On-Site Storm 
waterWater shall be per the Town of Paradise Valley Storm Drainage Design 
Manual. 
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F. A Hillside Wash may be realigned in accordance with Chapter 5 of the Town Code 
and The Town’s the Storm Drainage Design Manual. 

G. Washes located on a property shall be maintained in accordance with Chapter 5 and 
Chapter 8 of the Town Code and the Town’s Storm Drainage Design Manual.  

 
Section 4.  Any person found guilty of violating any of the provisions of this ordinance shall be 
guilty of a misdemeanor, and upon conviction thereof shall be punished by a fine not to exceed 
$2,500, or imprisonment not to exceed six months, or by both such fine and imprisonment. 
Each day that a violation continues shall be a separate offense punishable as described. A 
violation of the provisions of this Ordinance or amendments thereto may constitute a civil offense, 
and any person who is served with a citation charging such violation and who admits, or is 
found responsible for such offense shall be liable to pay to the Town a civil sanction in an amount 
not to exceed seven hundred fifty dollars. Each day that a violation continues shall be a separate 
offense punishable as described. 
 
Section 5.     If any section, subsection, sentence, clause, phrase or portion of this ordinance or 
any part of “Article XXII - Hillside Development Regulations July 2018” adopted herein is for 
any reason held to be invalid or unconstitutional by the decision of any court of competent 
jurisdiction, such decision shall not affect the validity of the remaining portions thereof. 
 
Section 6.  This Ordinance shall become effective in 30 days.   
 
Section 7. In accordance with Article II, Sections 1 and 2, Constitution of Arizona, the Town 
Council has considered the individual property rights and personal liberties of the residents of 
the Town before adopting this ordinance. 
 

PASSED AND ADOPTED by the Mayor and Council of the Town of Paradise Valley, Arizona, 
this ____ day of July 2018. 

 

      __________________________________ 
      Michael Collins, Mayor 
 
ATTEST: 
 
 
___________________________________ 
Duncan Miller, Town Clerk 
 
 
 
APPROVED AS TO FORM: 
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___________________________________ 
Andrew M. Miller, Town Attorney 
 
 
 



Town of Paradise Valley

Action Report

6401 E Lincoln Dr
Paradise Valley, AZ  85253

File #: 18-306

TO: Chair and Planning Commission

FROM: Dawn-Marie Buckland, Deputy Town Manager
  Paul Michaud, Interim Community Development Director

DATE:  August 7, 2018

CONTACT:
Paul Michaud, 480-348-3574

AGENDA TITLE:
Discussion of Major Special Use Permit Amendment (SUP-18-06)
7125 E Lincoln Drive - Lincoln Medical Plaza

REQUEST
Jamel Greenway L.L.C., the property owner of the Lincoln Medical Plaza, is seeking redevelopment
of the existing medical plaza located at 7125 E Lincoln Drive (Assessor Parcel No. 174-64-003B).
The proposed redevelopment of this property will be a complete demolition of all existing structures

for medical office uses.

MEETING PURPOSE
The primary purpose of this study session is to present updates received since the last meeting, to
review the Council Statement of Direction (SOD), to describe additional material still needed, and to
continue to review the application request.

BACKGROUND
Planning Commission Discussion and Revisions
The Planning Commission discussed this application at the July 17th Work Session. At that time the
Commission expressed concern and/or requested additional information on:

· Building height,

· Building signage,

· Landscape buffer along Lincoln Drive,

· Right of Way dedication along Lincoln Drive,

· Parking and traffic impact, and

· Circulation in and out of the property.

The applicant has revised their submittal to address some of the above items:
· Renderings and elevations of the building have been updated and the narrative revised to
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provide a technical explanation for the building height
· A conceptual landscape plan has been submitted and the narrative revised to further explain

the spatial limitations on the property
· Narrative details landscape buffer and requests placement of the landscape buffer within the

area requested for ROW dedication
· Site plan has been updated to reflect the applicant’s desire to utilize both existing driveways

onto Lincoln Drive (the applicant is no longer proposing to close the existing eastern driveway
onto Lincoln Drive).

· An Andaz sign has been placed on the Site Plan along the eastern most entrance to the site.

· A drainage statement has been submitted

· CivTech is working on a traffic analysis but it is not complete at this time

Due to the late submittal of the revisions, staff has not had adequate time to fully review the changes
and provide detailed comments in this action report. Staff will provide additional detail during the
work session presentation and provisional comments are provided below.

DISCUSSION/FACTS

Site Location/Size
Minor modifications have been made to the property size since the last meeting.  The lot size
decreased from 2.14 acres to 2.13 acres.  This created slight modifications in the lot coverage and
Floor Area Ratio calculations.  The proposed lot coverage is 18.3-percent. The proposed floor area
ratio is 33-percent.  The existing and proposed lot coverage are within the Special Use Permit
Guideline of 25-percent. There is no guideline for Floor Area Ratio.

Landscaping/Buffering
The applicant’s revised narrative addresses the landscape buffer.  The applicant is proposing a 24
foot landscape buffer within the right-of-way dedication area.  The narrative states that the plantings
in the buffer will be consistent with the Visually Significant Corridors Master Plan and a detached six-
foot meandering sidewalk is proposed.  However, along Lincoln Drive the predominant tree species is
Arizona Ash and this is not within the Visually Significant Corridors Landscape Guidelines, nor is
barrio ruella or turf grass which are both proposed along Lincoln Drive.  The granite size and color
should match the granite used along 56th Street and Mountain Shadows Resort frontage.  The buffer
is also half the width of the 50’ guideline.

Height
The applicant has modified the narrative to more accurately describe the proposed height of the two-
story structure.  The maximum height of 30 feet to the top of the roofline remains the same but the
36’ height now includes both the mechanical roof equipment screening and entryway feature.  Height
is still measured from the finished floor elevation. Finished floor is not an appropriate measurement
point.  It is recommended that all heights be taken from existing finished grade. If any portion of the
rooftop is visible off-site, care should be taken to minimize the impact.  White roofing material is
discouraged if visible off-site.
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Additional Information
The applicant has been reminded that there are additional information/submittal items noted at time
of submittal and during the SOD. These items include a title report, updated site plan, traffic-
circulation-parking study, drainage study, water impact service study, exterior lighting plan, exterior
wall/fence details, exterior sign plan, and updated elevations/cross sections/renderings.

PUBLIC COMMENT & NOTICING
Mailing notification will be done in advance of the scheduled hearing to all property owners within a
radius of 1,500 feet, along with a newspaper advertisement and property posting. There is no
required notification for work sessions. To date, no comments have been received to the Planning
Division on this application request.

NEXT STEPS
The SOD provides the Planning Commission until October 16, 2018 to act on the application.
However, the Planning Commission does have the ability to request an extension from the Council
should more time be necessary. It is anticipated that there will be multiple work sessions by the
Planning Commission to review this request. The next work session will be August 21, 2018.

ATTACHMENTS
1. Vicinity Map/Aerial/General Plan/Zoning
2. Application/Narrative
3. General Plan Policies
4. SUP History
5. SUP Section 1102.2
6. Major Arterial Cross-Section
7. SUP Medical Guidelines
8. East Lincoln Development Area Boundary Map
9. Existing - Proposed Comparison
10. Compliance to SOD
11. SOD
12. Applicant Material

C: - Applicant
- Case File
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Lincoln Medical Plaza Major Special Use Permit Amendment (2018) 
7125 E Lincoln Drive 
 

1 
 

Several General Plan policies apply related to the request for a major renovation of the 
Lincoln Medical Plaza property. Primary policies that apply include the policies of Goal 
LU 2.1.2, Special Use Permit Property Revitalization, and several of the policies of Goal 
DA 2.2.1, Development Area Policy. The subject site is located in a designed 
Development Area. Below is a more exhaustive list of pertinent General Plan policies for 
consideration in review of this application request. As applicable, other policies may be 
considered.  
 
Encourage renovation of SUP sites 
 
LU 2.1.2.4 Special Use Permit Property Maintenance. The Town shall encourage, and where 
subject to redevelopment require, owners of closed or poorly maintained Special Use Permit properties to 
upgrade existing structures and properties to improve their physical condition to acceptable standards or 
require such structures to be removed or demolished. 
 
Consider alternative uses and density in Development Areas 
 
DA 2.2.3.3 East Lincoln Drive Development Areas. The Town should encourage moderate 
intensity, mixed-use, and context appropriate resort development within the East Lincoln Drive 
Development Areas that includes reasonable separation between incompatible uses and adjacent 
residential areas and effective buffering of unwanted noise, light, traffic and other adverse impacts. 
 
Mitigate the impact to residential neighborhoods and adjacent land uses  
 
LU 2.1.2.1 Encourage Revitalization. The Town shall continue to encourage Special Use Permit 
property revitalization and improvement within their existing geographic boundaries as long as such 
improvement does not adversely affect the integrity and enjoyment of adjacent residential neighborhoods. 
 
LU 2.1.2.2 Require Impact Assessments. The Town shall require that proposals for revitalization 
and improvement of Special Use Permit properties include community impact assessments that address 
beneficial as well as adverse project impacts, including but not limited to noise, traffic, parking, open 
space or mountain views, and light pollution. 
 
LU 2.1.2.3 Compatibility of Adjoining Uses. The Town shall ensure that development within Special 
Use Permit properties is compatible with adjacent land uses, particularly residential uses, by requiring 
such features as: 
• Increased building setbacks from rear or side yard property lines adjoining single-family residential 
uses; 
• Building heights stepped back from sensitive adjoining uses to maintain appropriate transitions in scale 
and to protect privacy; 
• Landscaped off-street parking areas, loading areas, and service areas screened from adjacent residential 
areas, to the degree feasible; 
• Lighting shielded to minimize impacts on adjacent residential uses and protect dark skies; and 
• Operational restrictions to limit the adverse impact of noise, light, and traffic and minimize the risk of 
crime to adjacent residences. 
 
DA 2.2.1.2 Balanced Consideration. Consideration of Development Area Special Use Permit 
applications should balance a need for the Town’s fiscal health against a steadfast commitment to 
protecting adjacent low-density residential character and quality of life. 
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DA 2.2.1.3 Minimize Neighborhood Incompatibility. The Town shall require development or 
redevelopment within Development Areas to provide reasonable separation of incompatible land uses 
from adjacent residential areas through context- and scale appropriate land planning and architectural 
design, greater setback distances, noise mitigation, resort property programming, and landscape 
buffering. 
 
OS 5.1.9.1 Mountain View Consideration. The Town shall place a high priority on the preservation 
and restoration of mountain views from public rights-of-way during any new, intermediate or major 
Special Use Permit amendment process. 
 
EP 6.1.3.5 Glare. The Town shall require, through development design features, new development 
avoid the creation of excessive glare that makes seeing difficult due to the presence of reflected 
sunlight or artificial light such as floodlights. 
 
Use context-appropriate site/building design 
 
LU 2.1.2.5 Building Design and Site Planning. The Town shall encourage context-appropriate and 
responsive building design and site planning on Special Use Permit properties that mitigates the scale of 
larger buildings through careful use of building massing, setbacks, facade articulation, fenestration, varied 
parapets and roof planes, and pedestrian-scaled architectural details. 
 
LU 2.1.3.1 Visual Openness. The Town shall maximize the benefits of visual openness throughout the 
Town by specific limits on floor area ratio, setbacks, side yards, and building and wall heights. 
 
LU 2.1.3.2 Conservation. The Town shall encourage energy and water conservation by the appropriate 
orientation and design of buildings and the use of low-water use landscaping. 
 
CC&H 3.1.3.2 Responsiveness to Context. The Town shall promote building design that respects and 
responds to the local context, and scale, including use of local materials where feasible, responsiveness to 
the Sonoran Desert climate, and consideration of the cultural and historic context of the Town of Paradise 
Valley’s neighborhoods and centers. 
 
CC&H 3.1.3.6 Architecturally Significant Buildings. The Town shall encourage the development of 
architecturally significant public and private buildings and resort development in key locations to 
create new landmarks and focal features that contribute to the Town’s structure and identity and value the 
Town’s location, climate and historic legacy. 
 
CC&H 3.1.4.4 Dark Skies. The Town shall continue to balance the low light levels of the Town with the 
safety and security of residents and visitors. 
 
OS 5.1.7.1 Landscape Guidelines. The Town shall adopt landscape guidelines and require they be 
used on all Town projects and in public rights-of-way while allowing a diverse range of treatments 
on individual properties. Residents and builders shall be encouraged to utilize the guidelines to further 
the preservation and enhancement of the community’s natural environment. 
 
EP 6.1.1.3 Mature Landscape Preservation. The Town shall require new development and 
redevelopment to preserve mature indigenous and compatible landscaping on-site where feasible. 
 
EP 6.1.1.5 Maximum Feasible Preservation. The Town shall monitor new development and 
redevelopment to ensure the maximum feasible preservation of native plants and wildlife and existing 
vegetation. 
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EP 6.1.2.4 Urban Heat Island Effects. The Town shall continue to promote planting indigenous and 
compatible shade trees with substantial canopies, and require site design which uses trees to shade, where 
feasible, parking facilities, streets, and other facilities to minimize heat island effects. 
 
EP 6.1.3.3 Standards for SUP Development. The Town shall require that Special Use Permit 
developments not create major adverse impacts on the town’s natural and semi-urban landscapes. 
 
WR 6.2.1.5 Water Conservation. The Town shall encourage water conservation for new and existing 
developments through the use of water-conserving fixtures and devices, conversion and installation of 
desert adapted landscaping, and other conservation techniques. 
 
S 7.2.4.4 Impervious Surface Reduction. The Town shall limit the scope of new impervious surfaces 
and encourage reduction of existing impervious surfaces for all new developments in order to reduce 
storm water runoff. 
 
Highlight the entrance into PV via gateway markers 
 
LU 2.1.3.8 Community Gateways. Major entrances into the Town should be given symbolic markers 
and landscaping to strengthen community identity and to highlight community design standards. 
Symbolic markers may include signs, monuments, landscape, and hardscape. 
 
CC&H 3.1.3.3 Enhanced Town Gateways. The Town shall ensure that public improvements and 
private development work together to enhance the sense of entry at key gateways to the Town through 
consistent decorative elements such as signage, landscaping, and art that captures the values of the Town 
and its setting. 
 
CC&H 3.1.3.4 Visually Significant Corridors. The Town shall designate highly visible, prominent, 
streets, including Lincoln Drive and Tatum Boulevard, as Visually Significant Corridors. Streetscape 
design guidelines will be developed, to include a reasonable range of treatments of individual properties, 
to improve and manage landscape conditions as a means to demonstrate a positive and unique character 
and image of the Town, maintain views, and strive to mitigate the negative impact of traffic impacts while 
respecting private property rights. 
 
M 4.4.3.2 Visually Significant Corridor Treatment. Town rights-of-way along Visually Significant 
Corridors shall have attractive, experientially rewarding, and cohesive design elements, including signage, 
landscaping, medians, interchanges and sidewalks while permitting a reasonable range of treatments of 
individual properties. Elements that create visual clutter such as unnecessary signage or utility boxes will 
be eliminated, or their visibility reduced. 
 
M 4.4.3.3 Other Right-of-Way Treatment. All other public roadway right-of-way corridors will 
demonstrate high-quality landscaping elements consistent with Town Landscaping Guidelines while 
permitting a diverse range of treatments of individual properties. 
 
Provide community spaces/public benefit  
 
DA 2.2.2.1 Open Space. The Town shall seek to provide open spaces in Development Areas that 
encourage public gathering, enhance aesthetics, and serve as buffers between uses of significantly 
differing function and intensity. 
 
DA 2.2.2.3 Public Space. The Town shall work with Development Area Special Use Permit properties 
to integrate pedestrian amenities, traffic-calming features, plazas and public areas, attractive streetscapes, 
shade trees, lighting, and open spaces in keeping with the character of the Town. 
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DA 2.2.2.4 Public Art. The Town should encourage the integration of public art into the visual 
character of Development Areas. 
 
CC&H 3.1.2.3 Community Gathering Spots. The Town shall encourage Special Use Permit 
properties to incorporate strategically located (e.g., accessible to surrounding neighborhoods) community 
gathering spots that include small and appropriately scaled community-oriented services or amenities 
designed to support the interaction of Town residents. 
 
To direct orderly and well-planned development within Development Areas to support 
infrastructure improvements 
 
DA 2.2.3.1 Public Infrastructure. The Town should promote the public and private construction of 
timely and financially sound public infrastructure within Development Areas through the use of 
infrastructure funding and financing that is coordinated with development activity and funded by the 
developer whenever possible. 
 
M 4.2.1.2 Comprehensive System. The Town shall maintain existing sidewalks, paths, bicycle lanes, 
and trails, and seek ways through transfer, gift, easement, or governmental action to extend or to fill in 
the system, to better serve the health, welfare, aesthetic, and sociability needs of pedestrians and cyclists. 
 
 



SUP History – Lincoln Medical  
Use of the property for medical office use was established by the Town in 1974 by 
Special Use Permit approval. Prior to annexation in 1961, the site had a structure on the 
south end of the site. The latest approvals were for a pharmacy and urgent care center 
in 2011. Attached is a SUP History of the property.  
 

• December 2012. Adoption of General Plan 
55 acres near the southeast area of Lincoln Drive and Mockingbird Lane were 
designated as a redevelopment area in the Town’s General Plan. Lincoln Medical 
Plaza is located in the “East Lincoln Drive South Development Area.” This 
development area is encouraged to have moderate intensity, mixed-use, and 
context-appropriate resort development. Refer to the attached General Plan 
policies for more information.  
 

• December 11, 2011. Approval of a pharmacy/apothecary and urgent care center 
The Town Council approved an intermediate Special Use Permit amendment 
application to operate a pharmacy/apothecary and an urgent care center.  Both 
the pharmacy and urgent care center were approved in Building A (Suite A-101 
and Suite A-103 respectively). Approval was subject to the following stipulations: 
 
1. All existing Special Use Permit stipulations shall remain in full force and effect, unless 

changed or modified by the Intermediate Amendment SUP-11-2. 
 

Pharmacy 
 

2. Only one (1) pharmacy shall be allowed.   
 

3. The total square footage for the pharmacy shall not exceed 2,079 square feet and the 
pharmacy shall be located in Suite A-101, as identified on the attached Site Plan and Floor 
Plan (Exhibit A and Exhibit C, respectively). 

 
4. Tenant signage shall be permitted on Building A at the entrance to the pharmacy, but such 

sign shall be no larger than the signs for other tenants of the building or for similar buildings 
at the Lincoln Plaza Medical Center. 

 
5. The pharmacy shall not sell, dispense, lease or market any non-medically related 

paraphernalia, products and sundries. 
 

6. The pharmacy’s days and hours of operation shall be limited to Monday through Saturday, 
8:00 am to 6:00 pm. 

 
7. All activity related to the pharmacy shall be conducted in compliance with State and Federal 

rules and regulations; and other implementing state statutes and administrative regulations. 
 

8. The pharmacy security measures shall be substantially compliant with the Floor Plan and the 
narrative. 

 
9. An apothecary may be located in Suite A-101.  The apothecary must comply with all State 

and Federal rules and regulations, and all SUP pharmacy stipulations.   
 

 
 
 
 
 
 
 



SUP History – Lincoln Medical  
Urgent Care Center 
 
10. The total square footage for the urgent care center shall not exceed 2,170 square feet and 

the urgent care center shall be located in Suite A-103, as identified on the attached Site Plan 
and Floor Plan (Exhibit A and Exhibit D, respectively). 

 
11. The urgent care center shall not have any out-patient surgical facilities, ambulatory services 

or sell any prescription drugs. 
 

12. The urgent care center’s days and hours of operation shall be limited to Monday through 
Friday, 8:00 am to 5:00 pm. 

 
13. The east and west monument sign copies shall be substantially compliant with the sign 

elevation plans and the narrative.  
 
14. Tenant signage shall be permitted on Building A at the entrance to the urgent care center, but 

such sign shall be no larger than the signs for other tenants of the building or for similar 
buildings at the Lincoln Plaza Medical Center. 

 
15. Directional signs for the urgent care center shall not be visible from off site, must comply with 

the Special Use Permit Guidelines and shall be limited to a maximum/total number of three 
(3) signs.  

 
• July 8, 1976.  Approval to construct an aviary 

See attached SUP recorded document 11795/934-935. 
 

• January 8, 1976.   Approval to construct a site wall at the front of the property 
and construct new windows for both buildings. 
See attached SUP recorded document 11624/893-894. 
 

• November 13, 1975. Approval of an extension for the completion of the plaza 
See attached SUP recorded document 11624/891-892. 
 

• December 19, 1974. Approval of an extension for the completion of the plaza 
See attached SUP recorded document 11624/887-890. 
  

• June 27, 1974. Establishment of the Special Use Permit 
The medical center was granted Special Use Permit status in 1974. See attached 
SUP recorded document 11624/884-886. 
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iv. Restaurants, banquet rooms and food service facilities which may 
include live music, entertainment and dancing. 

v. Meeting and public assembly facilities. 

vi. Dwelling units. 

vii. Any other resort-related use specifically approved in a Special Use 
Permit 

3. Signs

All signs shall comply with Article XXV, Signs, or as may have been 
previously specified in a particular Special Use Permit.  

B. Medical Office, Kennels and Veterinary Clinics 633 658

1. Definition 

A medical office, including a medical clinic, consists of a building or part of a 
building used solely for the purpose of consultation, diagnosis, and treatment of 
patients by one or more legally qualified physicians, dentists, optometrists, 
chiropodists, chiropractors, osteopaths, and occupational therapists, together 
with their qualified assistants, and without limiting the generality of the 
foregoing, the building may include reception areas, administrative offices, 
waiting rooms, consultation and treatment rooms, minor operating rooms, 
pharmacies and dispensaries directly associated with the medical office/clinic.  
A kennel, including a veterinary clinic, consists of a building or a part of a 
building used for reception areas, administrative offices, waiting rooms, play 
areas and animal retaining/caging units, consultation and treatment rooms, 
minor operating rooms, and rooms for the diagnosis and treatment of animals by 
one or more legal qualified veterinarians, together with their qualified assistants. 

2. Allowed uses 

a. Offices for medical practitioners and veterinarians; and kennel uses. 

b. Outpatient surgical facilities where patient stays do not exceed 48 hours.

c. Medical laboratories. 

d. Physical therapy facilities. 

e. Pharmacies, subject to specific approval of such use by the terms of an 
approved Special Use Permit,  and pursuant to the following restrictions: 



ZONING ORDINANCE 

ZO-XI-5

i. There shall be no external signage for a pharmacy other than a tenant 
identification sign for the surrounding medical office SUP complex. 

ii. Addition of a pharmacy use within a Medical Office Special Use 
Permit Zone shall be permitted only upon the approval of an 
Intermediate Amendment to the Special Use Permit as provided for in 
Section 1102.7(C). 

iii. Hours of operation shall be not earlier than 8:00 a.m. and not later than 
6:00 p.m. – Monday through Saturday. 

f. Medical Marijuana Dispensaries, subject to the following restrictions: 

i. The number of medical marijuana dispensaries within the Town of 
Paradise Valley shall be limited to no more than one within the 
boundaries of the Town.  Said dispensary shall be allowed only in the 
Medical Office SUP District and only upon the approval of an 
Intermediate Amendment to a Special Use Permit. 

ii. The minimum requirements of this section shall apply to all 
applications for a medical marijuana dispensary use in a SUP Medical 
Office District as well as proof of compliance with all DHS regulations 
related to medical marijuana dispensaries. 

iii. In addition to the foregoing requirements, applicants for a medical 
marijuana dispensary shall provide the following: 

(1)  Copy of the operating procedures adopted in compliance with 
A.R.S. § 36-2804(B)(1)(c). 

(2)  Proof of a valid registration certificate and identification number 
from DHS for the dispensary and its board members and agents. 

(3)  A security plan showing a floor plan, type and description of and 
specifications for security measures that the medical marijuana 
dispensary will use to secure, enclose and lock the dispensary as 
required by State law and DHS regulations. 

(4)  Exterior site and parking plan. 

iv. Additional Regulations and Standards for Medical Marijuana 
Dispensaries

(1) Prior to Town approval of the occupancy of any tenant or 
operator of a medical marijuana dispensary, the owner of the medical 
office complex shall submit for Town Manager review and approval 
criminal background information and releases regarding the 
prospective tenant and all employees to be hired by the tenant; audited 
financial statements evidencing that the entities or persons who will 
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own or operate the medical marijuana dispensary have adequate assets, 
financing, and net worth to appropriately fund a safe and secure 
medical marijuana; and detailed operations evidencing appropriate 
policies, protocols and operations procedures to ensure that the 
medical marijuana dispensary will run and operate in a safe and secure 
manner.  

(2) Medical marijuana dispensaries shall be limited to the use of 
dispensing medical marijuana products, and shall be prohibited from 
any other or related use such as a bookstore, spa, restaurant, or coffee 
shop.

(3) No drive-through service shall be allowed at any medical 
marijuana dispensary. 

(4) No on-site consumption of any product containing medical 
marijuana shall be allowed at any medical marijuana dispensary.   

(5) Medical marijuana dispensaries located within the Town of 
Paradise Valley shall be prohibited from making any home deliveries 
of marijuana.

 (6) Medical marijuana dispensaries shall be prohibited from 
offering free or discounted samples of their merchandise.   

(7) Means of preventing smoke, odors, debris, dust fluids and 
other substances from exiting a medical marijuana dispensary shall be 
provided.

(8) No minors, under 21 years of age, are permitted within a 
medical marijuana dispensary unless accompanied by a parent or 
guardian.

(9) No youth activities, including, but not limited to, outdoor 
basketball hoop structures, playgrounds, and skate parks, shall be 
permitted on the same medical office complex site that has an 
approved medical marijuana dispensary use.   

(10) If the State prohibits any medical marijuana dispensary 
within the Town, any Amendment to a Special Use Permit adding a 
medical marijuana dispensary use shall be deemed immediately revoked 
by operation of law. The underlying Special Use Permit shall remain.

(11) A medical marijuana dispensary shall be at least 1,500 feet 
from the following existing uses, as measured within the Paradise 
Valley municipal limits only:  (a) educational institutions (b) places of 
worship (c) parks and recreational facilities (d) youth centers; and at 
least 5,280 feet from any other medical marijuana dispensary, as 
measured within the Paradise Valley municipal limits only.  
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Measurements are taken from nearest property lines of the medical 
office use and each of the uses noted above.  The location of the 
dispensary shall optimize distance from residentially zoned property.  
Residential spacing shall be the primary consideration for all reviews 
of intermediate SUP amendment applications for medical marijuana 
dispensaries.

(12) A medical marijuana dispensary shall have operating hours 
not earlier than 8:30 a.m. and not later than 2:30 p.m. – Monday 
through Friday or as prescribed in an intermediate Special Use Permit 
amendment.

(13) There shall be no external signage including, but not limited 
to, any special event signage, for a medical marijuana dispensary other 
than a tenant identification sign for the surrounding medical office 
SUP complex, and no symbols, representations, or slang for the word 
“marijuana” or its components shall be used on any external signage.

(14) All activity related to medical marijuana dispensaries shall be 
conducted in compliance with Arizona Revised Statutes, Title 36, 
A.R.S. § 36-2801 et seq., DHS rules and regulations and other 
implementing state statutes and administrative regulations. 

(15) An SUP amendment for a medical marijuana dispensary shall 
not become effective until the owner of a Medical Office SUP District 
property has completed all DHS requirements and obtained a license.   

C. Religious Facility, Private School, Non-Profit Organization, Public/Quasi Public 

1. Definitions.  Any of the following that can demonstrate an exclusively non-
profit or non-commercial or purely public purpose. 

a. Religious Facility - an institution primarily used for the gathering of people 
for the practice of religious faiths. 

b. Private School - an institution, including private charter schools, for 
instruction and education of children or adults and that is not operated by a 
public school district. 

c. Non-Profit Organization - an organization that provides social, religious, 
educational, family support or similar services to individuals and which is 
certified as a not for profit organization by appropriate state or federal 
agencies. 

d. Public/Quasi Public:  Structures and uses principally of an institutional 
nature and serving a public need, such as religious institutions, schools, 
libraries, governmental offices, museums, post offices, police and fire 
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Section 1 General Purpose

The following guidelines should not be construed as an ordinance. These guidelines are a result of joint 
discussions between the Town Planning Commission and Town Council to provide a generally-
accepted vision of appropriate site, bulk, density, perimeter, parking, sign, lighting, and other related 
standards during the review of a new or amended Special Use Permit for a non-residential 
development in the Town of Paradise Valley. The nature of the request, the architecture of the 
development, the unique characteristics of the site, among other factors; may merit less or more 
restrictive standards as determined during a complete review of each individual request. It should be 
noted that meeting all the guidelines listed below does not obligate the Town to grant a Special Use 
Permit or amendment thereto. These guidelines supplement the regulations as set forth in Article XI, 
Additional Use Regulations and Special Uses, of the Town Zoning Ordinance.   

Section 2 Lighting

The following lighting guidelines shall apply to all non-residential properties requiring a Special Use 
Permit.  

a. Outdoor lighting shall be permitted so long as: 

i. the light emitting element is shielded so that no beam of light extends above a 
horizontal plane placed at the lowest level of any exposed portion of the light emitting 
element; and 

ii. the light emitting element and reflecting device of all lighting or illumination units is 
hooded or shielded so that it is not visible from any adjacent lot or real property; and 

iii. such outdoor lighting or illuminating units do not direct light, either directly or through 
a reflecting device, upon any adjacent real property. 

iv. uplighting shall be permitted so long as no light emitting device is greater than 25 
watts or emits more than 250 lumens. 

b. Outdoor pole lighting shall be permitted subject to the provisions of subsection A.8.a of 
this section so long as: 

i. the height of such lights or illumination does not exceed 16 feet measured from the 
natural ground level; and   



ii. Each lighting or illuminating device shall be set back from the nearest property 
line a distance equal to or greater than the height of the device above natural 
ground level.  

c. Outdoor light levels, measured in foot candles in accordance with Illuminating 
Engineering Society of North America (IESNA) standards, shall not exceed the following 
levels in the locations specified: 

i. parking lots – 1.6. 

ii. entrance roadways, interior driveways and drop off areas – 5.0. 

iii. adjacent to service buildings and loading docks – 5.0. 

iv. in conjunction with architectural lighting adjacent to all other structures – 3.0. 

v. outdoor pool decks and function areas – 5.0. 

vi. outdoor dining areas – 10.0. 

d. No outdoor lighting shall be permitted within any setback area adjacent to a residential 
property unless: 

i. the lighting measured at the property line does not exceed 0.5 foot candles; and 

ii. all light emitting elements are less than three (3) feet in height.  

Section 3 Open Space Criteria

The following Open Space Criteria shall apply to all non-residential properties requiring a 
Special Use Permit. To maintain view corridors around the perimeter of a property, building 
heights shall be limited around property lines.  No building shall penetrate an imaginary plane 
beginning at 16 feet above the natural grade and 20 feet from exterior property lines, which 
plane slopes upward at a ratio of one foot vertically for each five feet horizontally measured 
perpendicular to the nearest property line, as illustrated in Figure 3-1.  This limitation shall 
apply until the maximum allowable height is reached.  All height measurements shall commence 
at the ground elevation at the 20-foot beginning line.  Building height measurements shall be 
taken from the high points of the structure to the closest point on the 20-foot beginning line 
perpendicular to that portion of the structure. Notwithstanding the foregoing, no structure shall 
be located closer to an exterior property line than as otherwise permitted for that use.  

Figure 3-1
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Section 5 Medical Office

1. Bulk and Density Standards 

a. Maximum building height 

i. Principal Structures – 30 feet

ii. Accessory structures – 24 feet

iii. Service structures – 18 feet

iv. Towers and other architectural features may exceed maximum building heights, 
subject to special use permit or major amendment approval.

v.  To maintain view corridors around the perimeter of a property, building heights 
shall be limited around property lines in accordance with the Open Space Criteria 
per Section 3 of the Special Use Permit Guidelines. 

b. Maximum lot coverage for all  buildings - 25%

c. Minimum lot area - 5 acres

2. Perimeter Standards 

a. Building setback when property is adjoining residentially zoned property – 60 feet

b. Building setback when property is adjoining a public street - 40 feet

c. Parking lots and internal driveways shall be set back a minimum of 60 feet from 
adjoining residential zoned property

d. Parking lots shall be shielded with a minimum 3 foot high wall or landscaped berm 
providing equivalent screening or a combination of both so that no vehicle lights shall 
shine onto adjacent residential property.

e. Parking lots adjoining public streets shall be screened with a minimum three foot high, 
solid, decorative wall or a landscaped berm providing equivalent screening or a 
combination of both.

f. There shall be a 40 foot wide landscaped area adjacent to an exterior property line 
where it abuts residentially zoned property.

g. There shall be a minimum 30 foot wide landscaped area where an exterior property line 
abuts a public or private local or collector street and a 50 foot wide landscaped area 
where an exterior property line abuts a Major or Minor Arterial.

3. Parking

a. On-site parking shall be provided as follows:

i. Medical offices - 1 space for each 200 square feet of interior floor area.

ii. Outpatient surgical facilities - 1 space for each 2 employees plus 1 space for each 
surgical room.
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iii. Medical laboratories - 1 space for each 2 employees.

iv. Physical therapy facilities - 1 space for each 1.5 employees.

v. Pharmacy – 1 space for each 300 square feet of interior area.

b. These requirements may be modified in conjunction with special use permit or major 
amendment approval based on information documenting overlapping usage of on-site 
facilities by staff and visitors and as contained in an approved traffic and parking 
analysis.

4. Signage 

In addition to the provisions of Chapter XXV, Signs, of the Town’s Zoning Ordinance, the 
following regulations shall apply: 

a. One ground sign that is no higher than 8 feet and no larger than 40 square feet in area 
shall be permitted at each principal entrance to the property.

b. No moving or animated signs shall be permitted.

c. Traffic and directional signs within the site shall not exceed 12 square feet in area or five 
feet in height.

5. Lighting  

        Lighting as per Section 2 of the Special Use Permit Guidelines 
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Figure 2-3: Development Areas



 
 

BACKGROUND 
Lincoln Medical Plaza 

 
 
Council Statement of Direction 
The Town Council issued a Statement of Direction (SOD) on June 14, 2018. Height, use, 
landscaping/buffering, and traffic, parking, and circulation were of particular concern.  
 
History and Conditions 
Use of the property for medical office use was established by the Town in 1974 by 
Special Use Permit (SUP) approval. Prior to annexation in 1961, the site had a structure 
on the south end of the site. It is unclear from available records the use of the site prior 
to 1974. The latest SUP approvals were for a pharmacy and urgent care center in 2011.  
   
Use 
The property is currently utilized for medical office, along with the proposed use. Section 
1102.2 of the Zoning Ordinance defines medical office and lists various medical office 
uses that may be permissible via a Special Use Permit such as offices for medical 
practitioners, outpatient surgical for patient stays not exceeding 48 hours, medical 
laboratories, and physical therapy, among other uses. See the attached Section 1102.2 
for more information. 
 
While the use will not change, more information is needed on the type of medical office 
uses targeted for the site including overnight stays or other late hour use of the facility. 
Hours of operation for the facility shall also be reviewed and limited.  Weekend hours 
may be a concern.   

 
The site’s location adjacent to several existing high-density residential and commercial 
retail establishments, along with known traffic access and congestion issues along 
Lincoln Drive resulted in the Town Council’s SOD suggesting the limitation on allowable 
uses and discouraging uses that generate quick turn-around trips at this medical plaza. 
These discouraged uses include, but are not limited to, retail and medical marijuana 
dispensaries. The traffic-circulation-parking study has not been submitted and will be 
important in assessing the impact of the uses on this site. 
 
General Plan/Zoning 
The subject property has a General Plan designation of “Medical Office” pursuant to the 
Town’s General Plan Land Use Map. The zoning on the subject property is “Special Use 
Permit – Medical Office”. The proposed medical office use is in conformance with this 
designation and zoning.  
  



 
Several General Plan policies apply related to the request for redevelopment of the 
Lincoln Medical Plaza property. Primary policies that apply are the policies of Goal LU 
2.1.2, Special Use Permit Property Revitalization, and several of the policies of Goal DA 
2.2.1, Development Area Policy. The site is located in the East Lincoln Development 
Area that encourages moderate intensity, mixed-use, and context appropriate resort 
development that includes reasonable separation between incompatible uses and 
adjacent residential areas and effective buffering of unwanted noise, light, traffic and 
other adverse impacts. Also, the General Plan encourages upgrading existing structures 
and properties to improve their physical condition to acceptable Town standards.  
 
Enforcement   
There are no known active code violations on the subject site.  
 

Site Location/Size 
The subject site is unique in that it does not directly adjoin residential-zoned property. 
The AJs shopping plaza is to the east, the Andaz resort is to the south, and the Smoke 
Tree Resort is to the west. The site and land south and west are also part of the East 
Lincoln Development Area that encourages moderate intensity, mixed-use, and context 
appropriate resort development. The boundary of this Development Area is shown on 
the attached map. Retaining the medical use on this site will maintain a mix of uses 
within the East Lincoln Development Area. This Development Area presently has 
medical office, resort, and residential uses.  
 
The site is located on the east end of the Town along the main west-east route through 
Town. This area is near the new development of the Ritz Carlton, along with many 
commercial and retail uses within the City of Scottsdale. Traffic access and congestion 
along Lincoln Drive is known to exist between Mockingbird Lane and Scottsdale Road.  

 
The subject site is 2.1 acres. This parcel size is approximately half the size of the 
suggested minimum site size for a medical plaza by the Town’s Special Use Permit 
Guidelines. The Special Use Permit Guidelines suggest a minimum site area of five 
acres. These Guidelines did not exist in 1974 when the Town approved the medical use 
on this site. However, the property has managed to accommodate medical office use 
without any substantial violations or negative impact to the surrounding area over the 
last several decades.  
 
Right-of-Way  
The applicant has been asked to provide clarification of the existing dedicated right-of-
way width, along with the proposed right-of-way dedication and/or easement width 
along Lincoln Drive. From available records, the existing right-of-way width appears to 
be either 33 feet or 40 feet in width. Per the Major Arterial cross-section of the Town 
General Plan, the typical required half-width of right-of-way along Lincoln Drive is 65 
feet. Further discussion on this point will be necessary as the project moves forward. 
Timing with the Town’s existing improvement project for Lincoln Drive is critical for 
median construction and any water, sewer, and utility improvements.  



 

The Town is not looking to add any additional travel lanes, but there will be intersection 
improvements made at Quail Run Road, median improvements and new sidewalk.  
 
Right-of-way dedication can affect how various metrics are calculated, such as lot 
coverage, landscape buffers, measurement of Open Space Criteria, and setbacks. 
Typically, these metrics are calculated based on the post-dedicated area. The SOD 
does provide some flexibility in considering calculation using the pre-dedication 
condition. Options may exist for a mix of right-of-way dedication and easement. Staff 
suggests the applicant dedicate the typical 65 feet of half width along Lincoln Drive.  
 
Landscaping/Buffering 
The existing landscape buffer along Lincoln Drive varies between 27 feet and 34 feet 
from the back of the existing curb, with approximately 10 feet of this depth within the 40-
foot right-of-way. 17 feet to 24 feet of this landscape buffer depth is within the 
boundaries of the subject site. Right-of-way dedication to a 65-foot depth under the 
existing built condition would result in all the landscape buffer falling within the right-of-
way. The existing landscape buffers along the sides and rear yard are approximately 
3.5 feet in depth.  
 
The Special Use Permit Guidelines recommend a 50-foot landscape buffer adjacent to 
Lincoln Drive. The SOD states particular attention shall be paid to the buffer along 
Lincoln Drive based on the Ritz property just to the north. A stipulation may be 
considered to ensure replacement of any buffer should the landscaping die.  A 
landscape plan shall be required. The Commission shall evaluate the proper balance of 
landscaping to soften the building while not obscuring it from the street. Hardscaping 
and pedestrian access shall be considered with the landscape plan. The applicant has 
been asked to consider plant material of the draft Visually Significant Corridors Plan as 
the location of the property is at a major gateway in/out of the Town.  
 

Setbacks 
The existing buildings have a front yard setback of 80 feet from the closest point of the 
building to the south point along the 40-foot dedicated right-of-way line. Other portions 
of the building have a front yard setback of 94 feet. With a 65-foot dedication along 
Lincoln Drive, the existing front yard setback reduces to 55 feet from the closest point of 
the building to the south point along a 65-foot dedicated right-of-way line. Other portions 
of the building would have a front yard setback of 69 feet. There is still confusion 
regarding the exact setback until the applicant provides a title report for this property.  
Existing side yard setbacks are 49 feet. The existing rear yard setback is 130 feet to the 
main building and 45 feet to the covered parking.  
  



 
 
This site is unique in that the adjoining properties are all non-residential. As such, the 
only Special Use Permit Guideline that applies on setback is the suggested 40-foot 
setback from a public street. The proposed front yard setback is 67 feet from the closest 
point of the building to the south point along the 40-foot dedicated right-of-way line. 
Other portions of the building have a proposed front yard setback of 72.5 feet. With a 
65-foot dedication along Lincoln Drive, the proposed front yard setback reduces to 42 
feet from the closest point of the building to the south point along a 65-foot dedicated 
right-of-way line. Other portions of the building would have a front yard setback of 47.5 
feet. Proposed side yard setbacks are 56 feet. The proposed rear yard setback is 185 
feet to the main building and unclear regarding any covered parking. 
 
Setbacks meet Special Use Permit Guidelines. However, setbacks may need to be 
increased along Lincoln Drive to accommodate the recommended 50-foot wide 
landscape buffer adjoining a major arterial. The SOD states in evaluating the 
appropriate depth of the landscape buffer relative to the Special Use Permit Guidelines, 
the Planning Commission shall take into consideration, at a minimum, the property’s 
irregular shape, undersized lot, existing conditions, scope of the proposed development, 
and the Town’s desire for additional right-of-way along Lincoln Drive. 
 

Height   
The existing buildings are two-story. The maximum height is 27 feet to the top of the 
mechanical roof screening, with some screens lower in height. The height to the top of 
the roof deck is 24 feet. These heights are measured from finished floor.  
 
The applicant is proposing a two-story structure with a maximum height of 30 feet to the 
top of the roofline and 36 feet to the top of the mechanical roof equipment screening 
and entryway feature.  Height is measured from the finished floor elevation. The Special 
Use Permit Guideline for medical offices suggest a height of 30 feet for principal 
structures, with possible consideration for higher height to accommodate architectural 
features. Mechanical screening is generally not considered an architectural feature. The 
proposed height measurement from the highest portion of the building to the finished 
floor elevation is also not a method the Town has used to measure height. 
 
The SOD recommends that the Planning Commission evaluate the proposed height as 
to its impact to adjacent properties and the operational needs for medical office use; 
minimizing height where possible through means such as articulation of the roofline, 
reducing the area of the roof mechanical equipment screening, and reduction of the 
overall height. A compelling reason must be given for height proposed over 30 feet.  
Please refer to the applicant’s narrative for a detailed description of the request for the 
additional height including ceiling heights, duct clearances, and mechanical screening 
requests.  
  



 
 
Finished floor is not an appropriate measurement point.  It is recommended that all 
heights be taken from existing finished grade. If any portion of the rooftop is visible off-
site, care should be taken to minimize the impact.  White roofing material is discouraged 
if visible off-site. 
 

The SOD recommends that the Planning Commission evaluate the proposed height as 
to its impact to adjacent properties and the operational needs for medical office use; 
minimizing height where possible through means such as articulation of the roofline, 
reducing the area of the roof mechanical equipment screening, and reduction of the 
overall height. A compelling reason must be given for height proposed over 30 feet.  
Please refer to the applicant’s narrative for a detailed description of the request for the 
additional height including ceiling heights, duct clearances, and mechanical screening 
requests.  
 
 



Lincoln Medical Plaza  
Comparison Existing & Proposed 

August 7, 2018 Planning Commission Work Session 
 
 

No. Topic Existing Proposed  
1 Height The Special Use Permit Guidelines for medical 

office suggest a maximum height of 30 for principal 
structures, with possible consideration for higher 
height to accommodate architectural features 
 
 
27’ to the top of the mechanical roof screening – 
screening varies in height, 24’ to the top of the roof 
deck, and height measured from finished floor   
 

 
 
 
 
 
 
32’ and 36’ to the top of the mechanical 
roof equipment screening and entry 
feature, 30’ to the top of the roof deck, and 
height measured from the finished floor 
elevation 
 

2 Building 
Setbacks 

Site adjoins are all non-residential. As such, the only 
SUP Guideline that applies on setback is the 
suggested 40’ setback from a public street (Lincoln 
Dr).  
 
80’ front yard (closest point), 94’ (other portions) 
based on 40’ wide existing right-of-way 
 
55’ front yard (closest point), 69’ (other portions) 
with full 65’ half right-of-way 
 
 
49’ side yards 
 
130’ rear yard (45’ to covered parking) 
 

 
 
 
 
 
60’ front yard (closest point -posts 
overhang), 65.5’ (other portions) based on 
40’ wide existing right-of-way 
 
35’ front yard (closest point -posts 
overhang), 40.5’ (other portions) with full 
65’ half right-of-way 
 
56’ side yards 
 
185’ rear yard (+/- 60’ to covered parking) 
 

3 Lot 
Coverage/ 
FAR/ 
Footprint 

The 2.1-acre site is smaller than the recommended 
SUP Guideline of 5.0 acres. 
 
25% lot coverage (SUP Guideline).  No guideline on 
floor area ratio 
 
Existing lot coverage at 13.5%  
 
Existing at 27.8% 
 
Existing Footprint 12,325 sf (excluding overhangs) 
 
Existing Total Square Footage at 25,444 sf 

 
 
 
 
 
 
Proposed lot coverage at 18.3%  
 
Proposed at 33% 
 
Footprint 17,065 sf (excluding overhangs) 
 
Total Square Footage at 31,000 sf   

4 Landscape/ 
Buffering 

50’ buffer along major roads (SUP Guideline) 
Resort Living Character Area draft VSC Plan 
 
27’ - 34’ back of curb on Lincoln Dr (~10’ in existing 
40’ wide right-of-way)  
 
Entire existing buffer within the full 65’ half right-of-
way 
 
3’6” sides and rear yard 

 
 
20’ - 36’ Lincoln Dr (~10’ in existing 40’ 
wide right-of-way) 
 
Entire existing buffer within the full 65’ half 
right-of-way 
 
4’ sides yards, 7’ rear yard 
 



Comparison  
SUP-18-06 
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5 Open 
Space 
Criteria  

Existing structures do not fully comply. A setback of 
60’ is required to have a 24’ height and 75’ for a 27’ 
height. If the full 65’ half width right-of-way 
dedication is provided, this further makes the 
existing structures out of compliance with the open 
space criteria.  

Applicant did not provide any Open Space 
Diagram Site Sections. However, based on 
the proposed setback, height, and right-of-
way dedication matter; the proposed 
structure will be more out of compliance 
with the open space criteria.  A setback of 
120’ is required for a 36’ height.     
 

6 Parking SUP Guideline 1 space/200 sf interior area 
 
Existing interior area at 25,444 sf 
SUP Guideline suggest 127 parking spaces 
153 existing parking spaces  

 
 
Proposed interior area at 31,000 sf 
SUP Guideline suggest 155 parking 
spaces 
144 proposed parking spaces 
Parking spaces are undersized at 9’ x 16’.  
Town Code requires 180 square feet. 

7 Urgent 
Care & 
Pharmacy 

Section 1102.2 of the Zoning Ordinance for SUP-
Medical may allow offices for medical practitioners 
and veterinarians, kennel uses, outpatient surgical 
facilities where patient stays do not exceed 48 
hours, medical laboratories, physical therapy 
facilities, pharmacies with conditions, and medical 
marijuana dispensaries with conditions. 
 
2011 Council approval allowed one pharmacy, 2,079 
sf in size, not sell non-medical items, Mon – Sat, 
8:00 a.m. – 6:00 p.m., Apothecary allowed 
 
2011 Council approval allowed one urgent care 
center, 2,170 sf in size, specific to Suite A-103, no 
out-patient surgical facilities, ambulatory facilities or 
sell prescription drugs, Mon -Fri, 8:00 a.m. – 5:00 
p.m.  
 
 
 

The applicant wants to retain the urgent 
care and pharmacy use. The SOD 
discourages quick turn-around uses 
including urgent care 
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Paradise Valley 
Major Special Use Permit  

Lincoln Medical Plaza 
7125 E Lincoln Drive  

-Compliance to Statement of Direction- 
 

The Major Special Use Permit for the redevelopment of Lincoln Medical Plaza located at 7125 E 
Lincoln Drive complies with the Statement of Direction (SOD) as follows: 
 
[Note: The portion of how the application request complies with the SOD will be completed as the 
Planning Commission continues its review]  
 
SOD Focus Points  Description How Meet Focus Point 
[1] INTENSITY-USE:  
While the use will not change, more information is 
needed on the type of medical office uses targeted for 
the site including overnight stays or other late hour use 
of the facility. Hours of operation for the facility shall also 
be reviewed and limited.  Weekend hours may be a 
concern.   

 
The site’s location at the border of the City of Scottsdale 
is adjacent to several existing high-density residential 
and commercial retail establishments. Traffic access and 
congestion issues are known to exist along this corridor. 
Also, the 2.1-acre site is more than half the size of the 
suggested minimum size for a medical plaza by the 
Town’s Special Use Permit Guidelines that will limit the 
parking capacity at this facility. As such, the Council 
believes it may be prudent to limit some of the allowable 
uses and discourage uses that generate quick turn-
around trips at this medical plaza. These discouraged 
uses include, but are not limited to, retail and medical 
marijuana dispensaries. 

 
Medical uses bring different safety considerations than 
other type of uses. There are risks associated with drugs 
used and stored at medical facilities, access to patient 
records, patient safety, possible targets for illegal acts, 
among other risks. Many of these security measures will 
be handled independently by the medical operator via 
security cameras, key card access, or other similar 
methods. There are other security measures that may 
have visual or other impact externally, such as the use of 
physical deterrents at entry points, that may require 
review by the Planning Commission and Town Council. It 
is encouraged that applicant work with the Town’s Police 
Department on such security measures, including 
application of any pertinent Crime Prevention Through 
Environmental Design (CPTED) strategies.  
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[2] HEIGHT:  
It is recommended that the Planning Commission 
evaluate the proposed height as to its impact to adjacent 
properties and the operational needs for medical office 
use; minimizing height where possible through means 
such as articulation of the roofline, reducing the area of 
the roof mechanical equipment screening, and reduction 
of the overall height. A compelling reason must be given 
for height proposed over 30’.   

 
Finished floor is not an appropriate measurement point.  
It is recommended that all heights be taken from existing 
finished grade. If any portion of the rooftop is visible off-
site, care should be taken to minimize the impact.  White 
roofing material is discouraged if visible off-site. 
 

 

[3] VIEWSHEDS:  
The Planning Commission shall evaluate the impact to 
adjoining properties by the additional encroachment 
outside of the imaginary plane suggested by the Open 
Space Criteria. However, due to the small size of this lot, 
it’s location adjoining other commercial uses, and that 
the existing structures do not meet the Open Space 
Criteria, a heavy focus on preserving view corridors is 
not necessary.  If Open Space Criteria is applied the 
measurement may be taken from the existing property 
line along Lincoln Drive. 
 
 
 
 

 

[4] SETBACKS:  
Setbacks meet SUP Guidelines but may need to be 
increased along Lincoln Drive to accommodate the 
recommended 50-foot wide landscape buffer adjoining a 
major arterial. If covered parking is provided, setbacks 
from these structures will also need to be reviewed. 
 
In evaluating the appropriate depth of the landscape 
buffer relative to the Special Use Permit Guidelines, the 
Planning Commission shall take into consideration, at a 
minimum, the property’s irregular shape, undersized lot, 
existing conditions, scope of the proposed development, 
and the Town’s desire for additional right-of-way along 
Lincoln Drive. 
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[5] IMPACT TO ADJACENT USES: 
The Planning Commission shall consider how the 
proposed setbacks, building heights, location of uses, 
and any other related design aspect of the project may 
negatively impact nearby properties located outside the 
subject site with or regarding unwanted noise, light, 
traffic and other adverse impacts. Of particular concern, 
is any outdoor employee areas and service uses such as 
maintenance, trash collection, mechanical equipment 
(roof/ground), etc. They should be explained or shown. 
In particular, trash pickup/storage shall be studied. 
 
 
 
 
 
 

 

[6] DENSITY AND LOT COVERAGE:  
The proposed lot coverage increases from 13.5% to 
18.7%, still under the 25% Special Use Permit Guideline.  
The floor area ratio increases from 27.8% to 37%.  There 
are no guidelines for Floor Area. The proposed density 
and lot coverage are consistent with Special Use Permit 
Guidelines, and are generally acceptable.  
 
 
 

 
 
 

[7] LANDSCAPING/BUFFERING: 
The Special Use Permit Guidelines recommend a 50-
foot buffer adjacent to Lincoln Drive. Particular attention 
shall be paid to the buffer along Lincoln Drive based on 
the Ritz property just to the north.   A stipulation may be 
considered to ensure replacement of any buffer should 
the landscaping die.  A landscape plan shall be required.  
The Commission shall evaluate the proper balance of 
landscaping to soften the building while not obscuring it 
from the street.  Hardscaping and pedestrian access 
shall be considered with the landscape plan. 
 

 
 
 
 

.  
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[8] INFRASTRUCTURE AND UTILITY 
IMPROVEMENTS:   
The applicant shall address and identify the location of 
on-site retention and identify how the on-site retention 
may affect parking and circulation. Utility improvements 
that may have a visual impact or service level impact 
should be explained and mitigated.  Water impact 
service study, utility information, and hydrology report 
shall be reviewed. 
 
 
 
 
 

 

[9] TRAFFIC, PARKING, AND CIRCULATION:   
The primary concern when evaluating impact of this 
project is safety. Safety for motorists, pedestrians, and 
any persons that access Lincoln Drive or the properties 
nearby. Attention shall be beyond the subject site. Staff 
and/or applicant shall present relevant information to the 
Planning Commission for consideration that may include: 
 

 Number of access points in/out of the site 
 Emergency access to the site 
 Design of entry/exit and roadway medians related 

to the restriction of vehicular movements in/out of 
site (e.g. right in/right out movements) 

 Deceleration turn lane for eastbound traffic 
entering the site  

 Any cross-access easement(s) with the owners of 
the AJs to the east/Andaz to the 
south/SmokeTree to the west.  

 Sidewalk and other pedestrian circulation 
 Necessary roadway dedication/easement, with 

consideration of what may be necessary in the 
short term and long-term  

 Number of parking spaces, use of shared 
parking, and ride-share 

 Full build-out of the Ritz Special Use Permit 
 Coordination of improvements/impacts with 

neighboring non-residential properties  
 Coordination with Town improvements along 

Lincoln Drive 
 
The Planning Commission shall refer to Council any 
significant decision points that would be based upon 
incomplete information for further direction.  
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[10] SIGNAGE: 
Planning Commission review shall focus on the impact of 
project sign location, dimensions, and illumination on the 
resulting impact to the streetscape. Particular attention 
shall be paid to any building mounted signage. The 
Commission shall look at the broader signage plan for 
the whole of this area of Lincoln Drive including 
proposed gateway signs, identification signs, and Ritz-
Carlton and Smoketree signage, as well as any Andaz 
signage that may be re-located to Lincoln Drive.   
 
The Planning Commission shall refer to Council any 
significant decision points that would be based upon 
incomplete information for further direction. 
 
 
 
 

 

[11] COMMUNITY SPACES/PUBLIC BENEFIT: 
More review and information shall be explored regarding 
community spaces/services that will provide public 
benefit(s) to Town residents.  There is no defined 
connection from the future sidewalk on Lincoln Drive to 
the building. This area is important for pedestrian 
connections within the immediate vicinity. Pedestrian 
circulation shall be addressed, as well as any hardscape 
improvements. 
 
 

 
 

 

[12] CONTEXT -APPROPRIATE DESIGN: 
As necessary, the Planning Commission may require 
that the applicant provide more precise information to 
verify how the project meets the vision and policies of 
the General Plan related to context-appropriate design. 
This includes impact related to exterior lighting, 
screening of mechanical equipment, and the choice of 
material pallet of the improvements. This may include 
providing at least one west-east and one north-south 
building cross section and updating provided renderings. 
 

 

 



Lincoln Medical Plaza 
-Statement of Direction- 

June 14, 2018 
 
The Lincoln Medical Plaza submitted a Major Special Use Permit amendment application for 
redevelopment of the property located at 7125 E. Lincoln Drive. The approximate 2.1-acre 
property has been in operation as a medical office since 1974. A new owner purchased the site 
in 2018. The new owner is proposing a complete renovation of the site with the continued use 
as a medical office.  
 
Section 1102.3 of the Town’s Zoning Ordinance states the Town Council must issue a 
Statement of Direction for the Special Use Permit application within 45 days of the first staff 
presentation.  In this case, the Statement of Direction must be issued on or before July 8, 2018.   
 
The Statement of Direction is not a final decision of the Town Council and does not create any 
vested rights to the approval of a Special Use Permit.  Any applicant for a Special Use Permit 
shall not rely upon the matters addressed in the Statement of Direction being the same as those 
that may be part of an approved Special Use Permit.  
 
Therefore, the Town Council issues the following Statement of Direction for the Lincoln Medical 
Plaza: 
 
 The General Plan encourages the continued revitalization and improvement of the 

Town’s Special Use Permit properties while protecting the adjacent residential 
neighborhoods (General Plan Land Use Policy 2.1.2). 
 

 The site is located in a designated Development Area pursuant to the General Plan. As 
such, in addition to other applicable policies, the following policies may be considered: 
 

o Consideration of Development Area Special Use Permit applications should 
balance a need for the Town’s fiscal health against a steadfast commitment to 
protecting adjacent low-density residential character and quality of life (General 
Plan Land Use Policy 2.2.1.2). 

o The Town shall require development or redevelopment within Development 
Areas to provide reasonable separation of incompatible land uses from adjacent 
residential areas through context and scale appropriate land planning and 
architectural design, greater setback distances, noise mitigation, resort property 
programming, and landscape buffering (General Plan Land Use Policy 2.2.1.3). 

o The Town should encourage moderate intensity, mixed-use, and context 
appropriate resort development within the East Lincoln Drive Development Areas 
that includes reasonable separation between incompatible uses and adjacent 
residential areas and effective buffering of unwanted noise, light, traffic and other 
adverse impacts (General Plan Land Use Policy 2.2.3.3). 

 
 The Planning Commission shall focus their review on the visible, audible, and 

operational effects the amendment may have on the neighbors.  In particular, the 
Planning Commission shall focus their review on: 
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o Intensity-Use.  The property is currently utilized as a medical office. The 
proposed use is for medical office. 
 
Section 1102.2 of the Zoning Ordinance defines medical office and lists various 
medical office uses that may be permissible via a Special Use Permit such as 
offices for medical practitioners, outpatient surgical for patient stays not 
exceeding 48 hours, medical laboratories, physical therapy, among other uses.  
 
While the use will not change, more information is needed on the type of medical 
office uses targeted for the site including overnight stays or other late hour use of 
the facility. Hours of operation for the facility shall also be reviewed and limited.  
Weekend hours may be a concern.   
 
The site’s location at the border of the City of Scottsdale is adjacent to several 
existing high-density residential and commercial retail establishments. Traffic 
access and congestion issues are known to exist along this corridor. Also, the 
2.1-acre site is more than half the size of the suggested minimum size for a 
medical plaza by the Town’s Special Use Permit Guidelines that will limit the 
parking capacity at this facility. As such, the Council believes it may be prudent to 
limit some of the allowable uses and discourage uses that generate quick turn-
around trips at this medical plaza. These discouraged uses include, but are not 
limited to, retail and medical marijuana dispensaries. 
 
Medical uses bring different safety considerations than other type of uses. There 
are risks associated with drugs used and stored at medical facilities, access to 
patient records, patient safety, possible targets for illegal acts, among other risks. 
Many of these security measures will be handled independently by the medical 
operator via security cameras, key card access, or other similar methods. There 
are other security measures that may have visual or other impact externally, such 
as the use of physical deterrents at entry points, that may require review by the 
Planning Commission and Town Council. It is encouraged that applicant work 
with the Town’s Police Department on such security measures, including 
application of any pertinent Crime Prevention Through Environmental Design 
(CPTED) strategies.  
 

o Height.  The applicant is proposing a two-story structure with a maximum height 
of 36 feet to the top of the mechanical roof equipment screening, 30 feet to the 
top of the roof, and height measured from the finished floor elevation.  The SUP 
Guideline for medical offices suggest a height of 30 feet for principal structures, 
with possible consideration for higher height to accommodate architectural 
features. The mechanical screen is not considered an architectural feature. The 
proposed height measurement from the highest portion of the building to the 
finished floor elevation is also not a method the Town has used to measure 
height. 
 
It is recommended that the Planning Commission evaluate the proposed height 
as to its impact to adjacent properties and the operational needs for medical 
office use; minimizing height where possible through means such as articulation 
of the roofline, reducing the area of the roof mechanical equipment screening, 
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and reduction of the overall height. A compelling reason must be given for height 
proposed over 30’.   
 
Finished floor is not an appropriate measurement point.  It is recommended that 
all heights be taken from existing finished grade. If any portion of the rooftop is 
visible off-site, care should be taken to minimize the impact.  White roofing 
material is discouraged if visible off-site. 
 

o Viewsheds.  The Open Space Criteria is a Special Use Permit Guideline to 
preserve viewsheds, encouraging the massing of tall structures in the center of 
the site.  It does not appear that the Open Space Criteria can be met as a 
setback of 120 feet is required for a 36-foot height.  Only a 56-foot setback is 
provided on both sides, and 67-foot front yard setback (prior to roadway 
dedication). The rear yard setback is over 120 feet.  
 
The Planning Commission shall evaluate the impact to adjoining properties by 
the additional encroachment outside of the imaginary plane suggested by the 
Open Space Criteria. However, due to the small size of this lot, it’s location 
adjoining other commercial uses, and that the existing structures do not meet the 
Open Space Criteria, a heavy focus on preserving view corridors is not 
necessary.  If Open Space Criteria is applied the measurement may be taken 
from the existing property line along Lincoln Drive. 

 
o Setbacks.   This site is unique in that the adjoining properties are all non-

residential. As such, the only Special Use Permit Guideline that applies on 
setback is the suggested 40-foot setback from a public street.  The proposed 
setbacks of 67 feet in the front yard (35 feet with full right-of-way dedication), 56 
feet in the side yards, and 185 feet in the rear yard is consistent with Town 
Special Use Permit Guidelines.  
 
Setbacks meet SUP Guidelines but may need to be increased along Lincoln 
Drive to accommodate the recommended 50-foot wide landscape buffer 
adjoining a major arterial. If covered parking is provided, setbacks from these 
structures will also need to be reviewed. 
 
In evaluating the appropriate depth of the landscape buffer relative to the Special 
Use Permit Guidelines, the Planning Commission shall take into consideration, at 
a minimum, the property’s irregular shape, undersized lot, existing conditions, 
scope of the proposed development, and the Town’s desire for additional right-of-
way along Lincoln Drive. 
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o Impact to Adjacent Uses.  Adjacent uses include resort guest units to the south 
and future resort guest uses/residences proposed to the west of the site. 
 
The Planning Commission shall consider how the proposed setbacks, building 
heights, location of uses, and any other related design aspect of the project may 
negatively impact nearby properties located outside the subject site with or 
regarding unwanted noise, light, traffic and other adverse impacts. Of particular 
concern, is any outdoor employee areas and service uses such as maintenance, 
trash collection, mechanical equipment (roof/ground), etc. They should be 
explained or shown. In particular, trash pickup/storage shall be studied. 
 

o Density - Lot coverage.  The proposed lot coverage increases from 13.5% to 
18.7%, still under the 25% Special Use Permit Guideline.  The floor area ratio 
increases from 27.8% to 37%.  There are no guidelines for Floor Area Ratio.   
 
The proposed density and lot coverage are consistent with Special Use Permit 
Guidelines, and are generally acceptable.  
 

o Landscaping/Buffering.  The Special Use Permit Guidelines recommend a 50-
foot buffer adjacent to Lincoln Drive.  Currently a 34-foot Lincoln Drive buffer (16-
foot in the right-of-way) exists.   
 
Particular attention shall be paid to the buffer along Lincoln Drive based on the 
Ritz property just to the north.   A stipulation may be considered to ensure 
replacement of any buffer should the landscaping die.  A landscape plan shall be 
required.  The Commission shall evaluate the proper balance of landscaping to 
soften the building while not obscuring it from the street.  Hardscaping and 
pedestrian access shall be considered with the landscape plan. 

 
o Infrastructure and Utility Improvements.  Drainage and related improvements are 

reviewed with redevelopment projects. The material provided to-date does not 
give enough information to evaluate these improvements.  

 
The applicant shall address and identify the location of on-site retention and 
identify how the on-site retention may affect parking and circulation. Utility 
improvements that may have a visual impact or service level impact should be 
explained and mitigated.  Water impact service study, utility information, and 
hydrology report shall be reviewed. 
 

o Traffic, Parking, and Circulation.  The proposed medical use and location within a 
heavily-traveled and mixed-use density area near the City of Scottsdale creates a 
heightened need for ensuring the proposed redevelopment does not have a 
negative impact on traffic safety, parking, and circulation.  
 
The primary concern when evaluating impact of this project is safety. Safety for 
motorists, pedestrians, and any persons that access Lincoln Drive or the 
properties nearby. Attention shall be beyond the subject site. Staff and/or 
applicant shall present relevant information to the Planning Commission for 
consideration that may include: 
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 Number of access points in/out of the site 
 Emergency access to the site 
 Design of entry/exit and roadway medians related to the restriction of 

vehicular movements in/out of site (e.g. right in/right out movements) 
 Deceleration turn lane for eastbound traffic entering the site  
 Any cross-access easement(s) with the owners of the AJs to the 

east/Andaz to the south/SmokeTree to the west.  
 Sidewalk and other pedestrian circulation 
 Necessary roadway dedication/easement, with consideration of what may 

be necessary in the short term and long-term  
 Number of parking spaces, use of shared parking, and ride-share 
 Full build-out of the Ritz Special Use Permit 
 Coordination of improvements/impacts with neighboring non-residential 

properties  
 Coordination with Town improvements along Lincoln Drive 

 
The Planning Commission shall refer to Council any significant decision points 
that would be based upon incomplete information for further direction.  
  

o Signage.  The elevation shows a sign on the front elevation of the building and 
the site plan shows an entry monument that is ground mounted.  
 
Planning Commission review shall focus on the impact of project sign location, 
dimensions, and illumination on the resulting impact to the streetscape. Particular 
attention shall be paid to any building mounted signage. The Commission shall 
look at the broader signage plan for the whole of this area of Lincoln Drive 
including proposed gateway signs, identification signs, and Ritz-Carlton and 
Smoketree signage, as well as any Andaz signage that may be re-located to 
Lincoln Drive.   
 
The Planning Commission shall refer to Council any significant decision points 
that would be based upon incomplete information for further direction. 
 

o Community Spaces/Public Benefit.  There are General Plan policies that address 
Development Areas providing public gathering areas, pedestrian amenities, and 
public art.  
 
More review and information shall be explored regarding community 
spaces/services that will provide public benefit(s) to Town residents.  There is no 
defined connection from the future sidewalk on Lincoln Drive to the building. This 
area is important for pedestrian connections within the immediate vicinity. 
Pedestrian circulation shall be addressed, as well as any hardscape 
improvements. 
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o Context -Appropriate Design. Several General Plan policies encourage context-
appropriate and responsive building design and site planning on Special Use 
Permit properties that mitigates the scale of larger buildings through careful use 
of building massing, setbacks, facade articulation, fenestration, varied parapets 
and roof planes, and pedestrian-scaled architectural details. The applicant 
provided several visuals on conceptual architectural design, material, and colors.  
 
As necessary, the Planning Commission may require that the applicant provide 
more precise information to verify how the project meets the vision and policies 
of the General Plan related to context-appropriate design. This includes impact 
related to exterior lighting, screening of mechanical equipment, and the choice of 
material pallet of the improvements. This may include providing at least one 
west-east and one north-south building cross section and updating provided 
renderings. 

 
As per Section 1102.3.C.3.c of the Zoning Ordinance, at any time during the review process, the 
Planning Commission may request clarification and/or expansion of this Statement of Direction 
based on additional information that has evolved.  However, the Planning Commission shall 
complete their review of this application no later than October 16, 2018. 
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6401 E Lincoln Dr

Paradise Valley, AZ  85253Town of Paradise Valley

Minutes - Draft

Planning Commission

6:00 PM Council ChambersTuesday, July 17, 2018

1.  CALL TO ORDER

Chairman Wastchak called the meeting to order at 6:00 p.m. 

2.  ROLL CALL

Commissioner Daran Wastchak

Commissioner James Anton

Commissioner Thomas G. Campbell

Commissioner Charles Covington

Commissioner Pamela Georgelos

Commissioner Orme Lewis

Commissioner Jonathan Wainwright

Present 7 - 

3.  EXECUTIVE SESSION

None

4.  STUDY SESSION ITEMS

A. 18-281 Consideration of a proposed lot split (LS 18-01) 

5617 N Huntress Drive (APN: 169-43-122)

Eva Cutro, Special Projects Coordinator, presented the application. 

Subject site is part of the Mountain Shadows Resort property. Ms. Cutro 

explained that the site was originally approved as two lots in a 40 lot 

subdivision in 2014.  In 2016 the two lots were combined into one.  Now the 

applicant is  requesting to split the property back into two lots in the same 

configuration as the original 2014 plat. 

Ms. Cutro explained there is a difference on the rear yard setback from 

what is shown on the plat in the packet. Lot 25B requires a 20' rear yard 

setback and Lot 26B an average rear yard setback of 25'.

The approval process was explained.  If approval is unanimous the lot split 

does not need to go to Town Council.

The stipulations were reviewed.

The Commission had no comments or questions.
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There was no comment from the public.

No Reportable Action

5.  ACTION ITEMS

A. 18-283 Consideration of a proposed lot split (LS 18-01) 

5617 N Huntress Drive (APN: 169-43-122)

A motion was made by Commissioner Wainwright, seconded by Commissioner 

Campbell, to approve the Mountain Shadows Resort Estates III Lot Split, 

subdividing approximately 0.461 acres into two (2) residential lots of 10,000 

square feet and 10,500 square feet each, subject to the following stipulations:

1. The lot split plat must be recorded with the Maricopa County Recorder’s 

Office, in substantial compliance with the survey plat prepared by CVL 

Consultants, dated June 13, 2018.

2. Within 60 days of approval of the plat, the applicant shall submit Mylars and 

an electronic version in a pdf format for the Town’s permanent record.

The motion carried by the following vote:

Aye: Commissioner Wastchak, Commissioner Anton, Commissioner Campbell, 

Commissioner Covington, Commissioner Georgelos, Commissioner Lewis and 

Commissioner Wainwright

7 - 

6.  STUDY SESSION ITEMS (CONTINUED)

A. 18-288 Discussion of a Minor Amendment to the Hermosa Inn Special Use Permit 

(SUP-18-08)

5532 N. Palo Cristi Road (Assessor No. 170-03-129)

George Burton, Planner, described the application request. There will be 

no change to the previously approved 49 keys and 69,038 sf, the changes 

are to the locations and elevations of structures.

 

Mr. Burton gave background on the prior approvals. 

Mr. Burton reviewed each aspect of the request describing each building, 

how it compared to the 2016 approval, and showed 

photographs/illustrations. He did not break out the prior managerial and 

minor SUP approvals but, rather, used the 2016 SUP amendment as the 

baseline. 

Commissioner Campbell questioned the elevation of the middle building. 
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He also discussed the proposed string lights and possible visibility from 

the street.  It was recommended that the applicant set up the lights for 

viewing by the Commissioners. 

Commissioner Anton verified that both proposed tents in the event area 

can be erected at the same time and that the tents will be visible from the 

street. Commissioner Lewis had concerns with the tents being erected for 

up for 16 continual days. Commissioner Campbell noted that the new tent 

location is far superior to the previous area. It was discussed that the Town 

noise ordinance will apply.  The noise at the property line shall not exceed 

56 or 45 decibels. Police will go out with a noise meter if necessary. 

Chairman Wastchak is less concerned with noise since the tents are more 

internal to the site. It was recommended that the stipulation that prohibits 

amplified music also include any music associated with the tent. Applicant 

will consider this stipulation modification. 

Mr. Burton reviewed the parking history, including removal of the garden 

and construction of a 10' screen wall. He noted that the neighbor to the 

north had concerns about the wall, measured from their grade and not 

Hermosa's grade. Neighbor is asking for a 13' tall wall. Doug Jorden, 

representing the applicant, noted that the wall is proposed to the west end 

of the parking area. Mr. Jorden states the applicant can extend the wall 

past the west end of the parking lot. Applicant is also requesting additional 

parking, although the parking is not required. Commissioner Georgelos 

asked what the parking requirements are for this site. Mr. Burton 

responded that 156 spaces are required. 

There was discussion on the location and height of the proposed lights. 

The pole light height is proposed at 10'. 

Mr. Burton stated he received 4 comments from the public.  There were 

concerns with the intensity of use, noise, and light. 

The application is scheduled for action at the August 21, 2018 

Commission meeting. There were concerns about having a hearing before 

Labor Day.  It was decided that the Commission will hear this item on 

August 21st, take any public comment, and then continue the hearing until 

September 18th.

There was more discussion regarding parking and the need to increase 

parking for employee vehicles.  Mr. Jorden will provide a parking analysis 

at the next meeting. 

Controlled access to the site and fire access also need additional review. 
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Commissioner Campbell suggested additional landscaping at the 

northwest area, west of the parking lot.

There was discussion on the proposed wall and whether an additional 3 

feet will have any effect on restricting noise.  There was also a concern that 

if a "no man's land" will exist between the walls it should be gated and 

secured.  It was noted that a gate will be added at each end of tall wall. 

Commissioner Lewis had concerns on drainage.  Mr. Jorden 

acknowledged that they will need to comply with the new manual. They will 

provide additional detail at the permit stage. There was discussion on the 

lack of retention on the site.  It was noted that a stipulation should be added 

regarding drainage and that additional information is necessary. 

Changes to the spa were discussed.  It was noted that the spa currently has 

one treatment room.  They are proposing to increase to 3 treatment rooms 

and 5-6 pieces of exercise equipment. It was explained that there used to 

be a friends of Hermosa program, the narrative will be revised to explain 

this in more detail. 

Lastly, Commissioner Anton had concerns regarding the proposed string 

lights and their visibility. One idea is to add shields to the lights. Perhaps a 

stipulation can be added to provide shields if there are any complaints.  

The Commission would like photos of the possible shields. 

No Reportable Action

B. 18-279 Discussion of Major Special Use Permit Amendment (SUP-18-06)

7125 E Lincoln Drive - Lincoln Medical Plaza

Paul Michaud presented the application in accordance with the application 

packet.

Chairman Wastchak asked when the public hearing is scheduled.

Mr. Michaud noted the hearing is scheduled for October 16th and then it will 

go to Council for review.
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Mr. Michaud reviewed the Statement Of Direction (SOD).

Chairman Wastchak asked if the applicant has a landscape plan in 

accordance with the Visually Significant Corridors Plan.

The applicant stated that he can discuss the landscaping, but has no plan 

at this time.

Mr. Michaud continued to discuss and outline the development (setbacks, 

height, floor area, etc.).

Mr. Michaud presented each SOD item to the Commission and the next 

steps.

Additional information is still needed from the applicant.  Mr. Michaud 

identified the pending items that are needed.  

Chairman Wastchak noted there will not be a break in the Commission 

review.  The Planning Commission will continue to review documents as 

they are provided.  Chairman Wastchak advised the Commission to be 

mindful of the SOD items.  He also asked Mr. Michaud to identify which 

SOD items are satisfied as the application goes through Commission 

review.  Chairman Wastchak stated it is ok if the SOD tracking document 

is sent to Commission even a day before the meeting in order to keep it as 

fresh as possible.

Jason Morris, applicants' representative, introduced Ben Tate, who will 

give the applicants' presentation.  He stated the proposal provides a 

similar use that is better than what is currently there.  The additional height 

is needed to accommodate current medical standards.  Also, they don't 

have any residential neighbors.  

He reiterated that they are building a better version of what's there.  This is 

their goal.  Mr. Tate outlined the scope of the request and history of the lot.  

The current building does not meet the current medical office needs and 

standards.

Chairman Wastchak asked for additional information on the increase in 

height.  He noted that the lobby is an architectural feature that is at the 

maximum height.

Mr. Tate stated that the additional height will not affect the view sheds.  He 

discussed the medical standards, in which medical HVAC equipment 

requires a 5' clearance which results in 15' floor to floor, in addition to the 
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required roof mechanical screens.  

Chairman Wastchak is not satisfied that there is a need for roof mounted 

ac units, and that ground mounted systems are an option.  He wants the 

applicant to vet this point.

Jason Morris noted ground mounted units will result in more ground space 

being utilized which may take up parking spaces.

Chairman Wastchak requested that the applicant provide realistic 

perspectives (e.g. what is the view or massing from the property line), 

including perspectives from across the street looking south (back towards 

the building).  Also, show a comparison of the existing and new building 

from across the street.

Commission Campbell questioned whether the applicant has considered a 

central ac plan.  That is not known at this time.

Mr. Tate explained the requested height.  He stated it is contextual 

appropriate.  He identified the height of the buildings on the surrounding 

properties. He noted, that although the building does not meet the OSC, it 

will not block any existing view sheds. 

Chairman Wastchak noted that additional landscape buffer is necessary 

along Lincoln Drive.  Something can be done.

Jason Morris stated he does not believe the Town has the legal right to 

require the dedication of land along Lincoln Drive. 

Andrew Miller does not necessarily agree with Mr. Morris's assessment.  

Mr. Tate stated there needs to be give and take with the ROW dedication 

and the landscape buffer for this project to work, as there is simply not 

enough land.  The more landscaping that is added will hide the building 

from those trying to find it.  

Chairman Wastchak asked if the landscaping will be compliant with the 

VSC requirements.

Mr. Tate stated this has not yet been considered.  

Chairman Wastchak stated this is an important element that should be 

complied with.  How well does your plan meet VSC?  Maybe it can be 

accomplished even without all of the ROW dedication.
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Mr. Tate noted their proposed landscape plan balances both visibility and a 

sufficient amount of plants.  Ben presented the proposed landscape pallet.  

Civ Tech is working on a traffic impact analysis; however, since it is the 

same use and roughly the same size building, it will not have any adverse 

impacts and can accommodate the new building.  

The applicant discussed signage and the request for building mounted 

signage.  

Commissioner Lewis questioned the architecture of the building.  He does 

not believe it is very inviting.  Wants a more friendly building that gives you 

a sense of confidence.  

Commissioner Wainwright stated he wants a class A building, and that the 

proposal is an improvement over the existing site.  

Commissioner Covington believes there is no context around it, and that 

this building would stand out.  The building will not disappear with 

additional landscaping.  

Commissioner Campbell is supportive of the 15' floor to floor since he 

works on a lot of medical buildings.  Believes there will be enough height 

on adjacent properties so it will be in context.  Willing to give the extra 

height for the dedication of the right-of-way.  Additional landscaping is 

needed at the street frontage.  Wants to hide the building more due to the 

additional height.  

Commissioner Georgelos believes the key word is flexibility.  Must be 

workable for the future.  The architecture should fit into the community.  

Commissioner Anton's concern is from the building on out.  He doesn't 

want more traffic and believes this is our gateway to the Town. We will 

need the extra footage on the roadway.  We can be flexible on the 

landscaping.  This is doable.  

Paul Mood explained that he will be getting the 30% plans for Lincoln Drive.  

Also, the applicant has parking spaces located in the ROW which is not 

allowed and the parking spaces are smaller than that recommended by 

code.  The parking analysis must address all access points.  

Chairman Wastchak requested that the applicant confer with CivTech on 

the traffic study being done for Smoke Tree Resort.  There was discussion 

of shared entrances between SmokeTree and the Medical facility.

No Reportable Action

Page 7Town of Paradise Valley



July 17, 2018Planning Commission Minutes - Draft

C. 18-290 Discussion to Amend Article 22, Hillside Building Regulations, to 

incorporate pre-application process and related matters

Mr. Miller, Town Attorney, explained the Hillside Code Amendment in 

accordance with the packet.  

Chairman Wastchak clarified that these changes are just a clean up after 

the technical code update.

Mr. Miller agreed.

No Reportable Action

D. 18-289 Discussion of Amendment to ArticleXVI, Home Occupation; Section 1603, 

of the Town Zoning Ordinance.

Andrew Miller, Town Attorney, presented the home occupation amendment 

in accordance with the packet.  

Chairman Wastchak noted that the town will not be pro-active on parking 

on lawns in general, unless it is in relation to a home occupation to 

accommodate that use.

Mr. Miller clarified that the home occupation will include short term rentals.

No Commission comments.

No Reportable Action

7.  PUBLIC HEARINGS

None

8.  CONSENT AGENDA

A. 18-280 Approval of June 19, 2018 Planning Commission Minutes

Approval of minutes.  There was a correction at the bottom of page 3.  

Change to Commissioner Lewis preferred to keep it a 50%; another 

correction on page 4 at the end of page - Ordinance is mis-spelled.  

Commissioner Lewis motion to approve and second by Commissioner 

Georgelos.

Approved as amended 7 to 0.

A motion was made by Commissioner Lewis, seconded by Commissioner 

Georgelos, to approve the June 19, 2018 minutes with two edits. A correction on 

Page 3 that only Commissioner Lewis stated keeping the homeowner good box 

at 50% and to correct the misspelling of ordinance on Page 4. The motion carried 
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by the following vote:

Aye: Commissioner Wastchak, Commissioner Anton, Commissioner Campbell, 

Commissioner Covington, Commissioner Georgelos, Commissioner Lewis and 

Commissioner Wainwright

7 - 

9.  STAFF REPORTS

10.  PUBLIC BODY REPORTS

Commissioner Wainwright will not be at the 8/7 meeting and 

Commissioner Georgelos may not be able to attend.

11.  FUTURE AGENDA ITEMS

12.  ADJOURNMENT

Motion by Commissioner Campbell and seconded by Commissioner 

Anton.  Approved 7 to 0 at 9:13 pm.  

A motion was made by Commissioner Campbell at 9:12 p.m., seconded by 

Commissioner Anton, to to adjourn the meeting.  The motion carried by the 

following vote:

Aye: Commissioner Wastchak, Commissioner Anton, Commissioner Campbell, 

Commissioner Covington, Commissioner Georgelos, Commissioner Lewis and 

Commissioner Wainwright

7 - 
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