
Planning Commission

Town of Paradise Valley

Meeting Notice and Agenda

6401 E Lincoln Dr

Paradise Valley, AZ  85253

Council Chambers6:30 PMThursday, September 13, 2018

Special Meeting

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.  PRESENTATION

A quorum of the Planning Commission may be present the Town Council meeting to 

receive a staff presentation and comments from the public regarding the East Lincoln 

Drive South Development Area.  The Planning Commission will not give direction and no 

votes or actions will be taken.

Discussion of the East Lincoln Drive South Development Area18-339

Brian Dalke, Interim Town Manager 480-348-3544 Staff Contact:

Staff Introduction - Lincoln Road Development Areas Overview

Lincoln Medical Exhibits

Lincoln Medical Trip Generation Statement - Sealed TGCS v2

ANdAZ Resort Presentation

Ruttle and Livi Comments

SunChase Century Letter

Smoke Tree Resort Presentation

Smoke Tree Reference Materials

Lincoln Drive Reconstruction

Attachments:
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September 13, 2018Planning Commission Meeting Notice and Agenda

4.  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 #: 18-339

TO: Mayor Collins and Town Council Members

FROM: Brian Dalke, Interim Town Manager

DATE: September 13, 2018

DEPARTMENT: Town Manager

AGENDA TITLE:
Discussion of the East Lincoln Drive South/North Development Areas

TOWN VALUE(S):
☐ Primarily one-acre, residential community
☒ Limited government
☒ Creating a sense of community
☐ Partnerships with existing schools and resorts to enhance recreational opportunities
☒ Improving aesthetics/creating a brand
☐ Preserving natural open space

As part of the 2012 General Plan, the Town identified three development areas for the strategic and
well-planned development and redevelopment of vacant and/or transitioning parts of Paradise Valley.
Development Area policies further the Town values by seeking to balance the Town’s fiscal health
and quality of life, minimizing neighborhood incompatibility, planning for sound public infrastructure,
encouraging public/private partnerships, among other considerations.

SUMMARY STATEMENT:
Meeting Purpose
The objective of this upcoming joint Town Council and Planning Commission presentation is to brief
Town officials on design standards and circulation along Lincoln Drive adjacent to the East Lincoln
Drive South and North Development Areas, include a brief update on the projects within these
Development Areas, give the property owners within the South Development Area an opportunity to
provide information and input, and have Town Council make inquiries of staff as deemed appropriate.
Topics that may be discussed include:

• Preservation of character of the area through maintaining appropriate intensities,
• Improvement of safety for businesses, residents and tourists,
• Focus on circulation/ingress/egress for individual properties and compatibility between

properties, and
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File #: 18-339

• Efficient traffic flow on Lincoln Road, with focus on planned improvements the intersection at
Quail Run Road/Palmeraie Boulevard.

2012 General Plan
The East Lincoln Drive South Development Area is comprised of approximately 55 acres including
Smoke Tree Resort, Andaz Resort, Lincoln Plaza Medical Center, the Applewood Pet Resort, and
several properties zoned R-43 residential. The East Lincoln Drive South Development Area is one of
three Development Areas within town limits. The present focus on the East Lincoln Drive South
Development Area is in response to present development within this Development Area and nearby
properties. The second Development Area is the East Lincoln Drive North Development Area. It
consists of the Ritz Carlton project that is directly north of the East Lincoln Drive South Development
Area. The Ritz Carlton project has been approved and is under construction. The third Development
Area is the 56th Street and Lincoln Drive Development Area. It consists of the Mountain Shadows
project that is approximately 1.5 miles west of the East Lincoln Drive South Development Area. The
Mountain Shadows project has been approved, mostly built, with some residential under construction.

Special Use Permit Amendment Process.
An amendment to an existing property zoned Special Use Permit requires several review process
steps. There are four types of amendments: managerial, minor, intermediate, and major. All
amendments first require pre-application review by Town staff. Staff reviews the request against Town
codes and policies, and explains the various application processes that will be required. The next
step is an application submittal from the property owner for the request. Managerial amendments are
approved by the Town Manager. Minor amendments are approved by the Planning Commission, with
appeal to Town Council. For intermediate and major amendments to a property zoned Special Use
Permit, the amendment submittal requires the Town Council give direction to the Planning
Commission via a Statement of Direction (SOD). This SOD is generally reviewed in a study session
(s) and then acted upon at a separate Council meeting. The intermediate and major amendment then
gets reviewed by the Planning Commission over several work session meetings. The applicant holds
a neighborhood meeting before the Planning Commission makes a recommendation to Town Council
at a public hearing. Town Council will then discuss the Planning Commission recommendation at
work session(s) before holding a public hearing to decide on the application.

Smoke Tree Resort
The Smoke Tree Resort was purchased by a new owner in 2018. In May 2018, this owner made
application for redevelopment of the property via a major amendment to the site’s existing Special
Use Permit - Resort zoning. The applicant’s proposed redevelopment of this resort property will be a
complete demolition of all existing structures. The redevelopment will maintain the site as a resort.
The initial proposal includes 150 traditional hotel guest rooms as compared to the existing 32 rooms
approved. It will include indoor and outdoor space for events, including a resort pavilion for
banquets/meetings and pool areas. The proposal includes re-establishing a restaurant/bar on the
site. It also includes construction of 30 resort residential units, among various accessory uses such
as a fresh food market and resort retail. The Major Special Use Permit Amendment for the Smoke
Tree Resort had one study session in May 2018, but was on hold by the applicant based on Council
concerns over density and height. This application is expected back for Town Council SOD discussion
on September 27, 2018.
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File #: 18-339

Lincoln Plaza Medical Center
The Lincoln Plaza Medical Center was purchased by a new owner in 2018. In May 2018, this owner
made application for redevelopment of the property via a major amendment to the site’s existing
Special Use Permit - Medical zoning. The applicant’s proposed redevelopment of this property will be
a complete demolition of all existing structures. The redevelopment will maintain the site for medical
uses. The proposed medical building will be in a similar location as the existing building. It will be two-
stories as the existing building. The proposed building will be taller, up to 36 feet to the top of the roof
parapet, and larger by approximately 5,000 square feet. The Town Council issued the SOD on June
14, 2018. The Planning Commission has discussed the application at two work sessions this summer.
The SOD requires the Planning Commission make a recommendation by its October 18, 2018
meeting. The applicant has not fully submitted all requested material, but there has been progress at
the Planning Commission. This application is tentatively set for Council discussion and action later
this year.

Andaz Resort
The Andaz Resort was the former Cottonwoods Resort. In 2012, the then resort ownership applied for
a major amendment to their Special Use Permit that was later withdrawn. A managerial amendment
was approved in 2014 for extensive remodeling of the resort property. In 2015, the current owner
remodeled the resort and opened the Andaz Resort. In 2018, the resort has done some landscape
lighting and landscaping modifications.

Applewood Pet Resort
In 2013, the Town Council approved Special Use Permit zoning for the pre-existing use of the pet
resort. There are no known current proposed amendments for this site.

R-43 Properties
There are several properties within the East Lincoln Drive South Development Area owned by three
separate parties. There are no known proposed plans for these sites. However, in the past some or
all of these residential properties inquired about redeveloping for residential uses.

Lincoln Drive Reconstruction
The Town has an approved reconstruction project for Lincoln Drive between Mockingbird Lane and
the eastern town limits. These improvements include landscaped medians, a traffic signal at Quail
Run Road, sewer line extension, meandering sidewalks, landscaping, and drainage structures. For
more information refer to the attached presentation.

BUDGETARY IMPACT:
Proposed Lincoln Drive improvements are already part of the approved budget. Related roadway or
other improvements associated with requested amendments to Special Use Permit properties would
be discussed separately as part of the Planning Commission/Town Council meetings for those
applications.

ATTACHMENT(S):
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East Lincoln Drive South Development Area Property Owner Information
Presentation

Town of Paradise Valley Printed on 9/7/2018Page 4 of 4

powered by Legistar™

http://www.legistar.com/


TOWN OF PARADISE VALLEY

Lincoln Road Development Areas 
Overview

Town Council  
September 13, 2018



Study Session Goal
• Receive input from stakeholders, Town staff 
and residents to assist the Town Council and 
Planning Commission in policy deliberations 
related to the Lincoln Road Development 
Areas as defined in the General Plan.
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Agenda for Study Session
• Overview
• Landowners/Representatives to Present

– Lincoln Road Medical Plaza Center
– Andaz
– Applewood Pet Resort
– Sunchase
– Ruttle & Livi (2 residents) 
– Five‐Star 
– Smoke Tree Resort

• Lincoln Road Design
• Public Comment 

– Residents within 1,500 feet of development area
– All other residents

• Council Inquiries to Staff
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General Plan Definition of Areas
• East Lincoln Drive North Development Area: 
comprised of approximately 110 acres, which includes 
the Five‐Star/Ritz Carlton project

• East Lincoln Drive South Development Area: 
comprised of approximately 55 acres including Smoke 
Tree Resort/Bungalows, Andaz Resort, Lincoln Medical 
Complex and the Applewood Pet Resort. The boundary 
also includes some residential properties.
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Development Areas Land Use Map



COADY ENTERPRISES INC

SUNCHASE CENTURY LLC

PATRICIA LIVI

ANGIOLO LIVI

CLAYTON W CODY 
LIVING TRUST

6909 QUAIL RUN LLC

RUTTLE CURT J/MARIA D H 
TR

SUNCHASE HOLDINGS INC

SUNCHASE CENTURY LLC

GENTREE LLC

JAMEL GREENWAY LLC

PV SCOTTSDALE HOTEL 
OWNER SPE LLC

PV HOTEL VENTURE 
SPE LLC

• COADY ENTERPRISES INC
• CLAYTON W CODY LIVING TRUST

Clay Coady

• SUNCHASE CENTURY LLC
• SUNCHASE HOLDINGS INC
• Todd Tupper 

• PATRICIA LIVI
• Patricia Livi Pres.

• Angiolo Livi

• 6909 Quail Run LLC

• RUTTLE CURT J/MARIA D H TR
• Curt and Maria Ruttle

• Gentree LLC
Smoketree Resort
Taylor Robinson

• JAMEL GREENWAY LLC
• Lincoln Medical 
• James M Shough of Jamel Greenway, LLC;
• Jason Morris

• PV SCOTTSDALE HOTEL OWNER SPE LLC
• PV HOTEL VENTURE SPE LLC

Gary Stougaard

LINCON DRIVE 
SOUTH 
DEVELOPMENT AREA



Active SUP Amendments in East 
Lincoln Development Area

7

• Lincoln Road Medical 
Plaza Center

• Smoke Tree Resort



General Plan Goals
• Development Area Goal DA 2.2.1 – Support … 
through orderly and well‐planned development; 
provides needs of existing/future residents; 
makes efficient use of land/infrastructure

• Visually Significant Corridor Policy M 4.4.3.1 –
Implement program to improve/maintain ROW 
corridors along Lincoln (and Tatum) to represent 
positive character/image of Town.
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Elements to Consider…
• Preserve the character of the area through maintaining 

appropriate intensities. 
• Ensure safety is maintained for businesses, residents 

and resort visitors.
• Focus on circulation and ingress/egress for individual 

properties and compatibility between properties.
• Ensure that all traffic flow is consistent and convenient 
on Lincoln Road to include the intersection at Quail 
Run/Palmeraie Blvd.
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Study Session Goal
• Receive input from stakeholders, Town staff 
and residents to assist the Town Council and 
Planning Commission in policy deliberations 
related to the Lincoln Road Development 
areas as defined in the General Plan.
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Lincoln Plaza Medical Center











CivTech Inc. • 10605 North Hayden Road • Suite 140 • Scottsdale, AZ 85260 
Office 480-659-4250 • Fax 480-659-0566 

September 5, 2018 

Mr. Benjamin L. Tate 
Withey Morris, PLC 
2525 East Arizona Biltmore Circle, Suite A-212 
Phoenix, Arizona 85016 

Subject: Trip Generation Comparison Statement for Lincoln Plaza Medical Center, 
7125 East Lincoln Drive, Town of Paradise Valley, Arizona 

Dear Mr. Tate: 

CivTech Inc. has been retained by Withey Morris, PLC to prepare a Trip Generation Comparison 
Statement for a proposed redevelopment of a single-tenant medical office in the Town of Paradise 
Valley, Arizona.  

Currently, Lincoln Medical Center is approximately 25,000 square feet (SF) of gross leasable area 
(GLA), the proposed redevelopment will be a two-story medical center with 31,000 SF of GLA. 
CivTech was asked to compare the trip generation from the existing medical building to the 
proposed medical building.   

TRIP GENERATION 

A generally accepted method of calculating trip generation rates for a proposed development is 
to use regression equations and/or average rates developed by the Institute of Transportation 
Engineers (ITE) through the compilation of the field data collected at sites throughout the United 
States. The 10th edition of ITE’s Trip Generation Manual was used to calculate trip generation 
rates for the proposed development. 

Table 1 presents the trip generation rates for the existing and proposed uses. 

Table 1.  Trip Generation 

Weekday Trips 
ITE Daily AM PM 

Proposed Use LUC Size Units Total In Out Total In Out Total 
Existing 

Medical, dental or 
health office buildings 

and clinics 
720 25 

1,000 square 
feet 872 51 14 65 24 63 87 

Proposed 
Medical, dental or 

health office buildings 
and clinics 

720 31 
1,000 square 

feet 1,104 62 17 79 30 77 107 

Difference 232 11 3 14 6 14 20 



Trip Generation Comparison Statement 
Lincoln Plaza Medical Center 

September 5, 2018 
Page 2 

Based on the results summarized in Table 1, the difference in daily trips is approximately 232 
daily trips, with 14 more in the AM peak hour (11 in/3 out) and 20 more in the PM peak hour (6 
in/14 out). 

CONCLUSIONS 

From the foregoing, the following could be concluded: 

 The existing land use generated approximately 872 total daily trips with 65 in the AM peak
hour (51 in/14 out) and 87 in the PM peak hour (24 in/63 out).

 The proposed redevelopment is expected to generate approximately 1,104 total daily trips
with 79 in the AM peak hour (62 in/17 out) and 107 in the PM peak hour (30 in/77 out).

 The difference daily in trips between the existing development and the proposed development
is approximately 232 daily trips, with 14 more in the AM peak hour (11 in/3 out) and 20 more
in the PM peak hour (6 in/14 out).

Should you wish to discuss this information further, please contact me at (480) 659-4250. 

Sincerely, 

CivTech 

Dawn Cartier, PE, PTOE 
President 



TOWN OF PARADISE VALLEY
Lincoln Drive Development Area

Andaz Resort

September 13th, 2018



ANDAZ / PV HOTEL VENTURES
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Maria and Curt Ruttle 
6316 North Quail Run Road 
Paradise Valley, AZ 85253 
  
September 5, 2018 
 
To: The Town of Paradise Valley Town Council and Planning Commission 
 
 RE: Ruttle and Livi Quail Run Road properties Letter of Concern 
         for Quail Run Road and Lincoln Drive  

Jeremy T. Knapp, AICP 
Engineering Services Analyst 
6401 East Lincoln Drive 
Paradise Valley, Arizona 85253-4399 
 
Dear Jeremy T. Knapp: 
Thank you for the information regarding Quail Run Road and the meeting on Sept. 13, 2018. I am submitting 
this letter Letter of Concern on behalf of the following properties. 
 
6316 North Quail Run Road Paradise Valley 85253 
6428 North Quail Run Road Paradise Valley 85253 
9627 East Quail Run Road Paradise Valley 85253 
6921 East Quail Run Road Paradise Valley 85253 

Our collective family, of the above 4 properties, want to actively participate in the discussions of the East 
Lincoln Drive and surrounding property areas.   

Our properties are directly attached to Quail Run off of Lincoln Drive and therefore we are the most affected by 
any and all changes made to the Quail Run Road and Lincoln Drive areas. 
 
We plan on having representation at the meeting on Sept. 13th, 2018 and all other meetings that have to do with 
The Town Plan. We are interested in participating in all matters that affect our street. 
  
Please keep us informed on all matters regarding Quail Run Road and adjacent properties. You can contact me 
at via phone at  or Email at  and for in writing correspondence at 
6316 North Quail Run Road, Paradise Valley Arizona 85253. 

Sincerely, 
 
 
CC’d 
Maria Ruttle 
Curt Ruttle 
Angiolo Livi 
Patricia Livi 



































SMOKE TREE RESORT
SPECIAL USE PERMIT - MAJOR AMENDMENT APPLICATION  

7101 E LINCOLN DRIVE

PARADISE VALLEY, AZ 85253

September 13, 2018

Geneva Holdings Ventana Hotels & 

Resorts

Beus Gilbert PHX Architecture Coe & Van Loo

Consultants

Greey Pickett Civtech



SMOKE TREE RESORT
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General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § 1.4 Town Vision and Values:

• Protect against “blighted properties”

• The restaurant has been closed for years.

• The property lacks critical amenities and room count, and is functioning on life support. 

• The property looks and feels neglected. 

• Only some of the rooms are being used.

• Provide sufficient revenue – approval of this application will increase the Town’s revenue from 

$30,000 annually to $700,000 annually.



General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• Goal LU 2.1.2 – To encourage the continued revitalization and improvement of SUP properties while 

protecting the adjacent residential neighborhoods.

• This Goal has been our lodestar throughout the design process.

• Areas of greater density and height are located away from residential and closer to the commercial 

areas on the east and south.

• Minimizes visual impact.

• View corridors are maintained throughout the property to enhance open space.

• § LU 2.1.2.1 - The Town shall continue to encourage SUP 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.

• This application stays within its existing boundaries and does not adversely affect the integrity and 

enjoyment of adjacent residential neighborhoods.



General Plan Conformance

SMOKE TREE RESORT

5

• The Smoke Tree Application conforms with the General Plan

• § LU 2.1.2.5 - The Town shall encourage context-appropriate and responsive building design and site 

planning on SUP 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.

• This application accomplishes all of these goals by:

• Varying the building heights;

• Adding architectural elements;

• Avoiding massing by locating height and density along the commercial areas; 

• Inviting pedestrian activity by creating walkable pathways and community gathering areas; 

• Utilizing existing setbacks for consistency;

• Creating movement in the architecture to avoid the appearance of a single block structure.



General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § LU 2.1.3.8 – Major entrances to the Town should be given symbolic markers and landscaping to 

strengthen community identity and to highlight community design standards.

• The Smoke Tree Resort sits at the gateway to Paradise Valley.  

• It makes a statement immediately upon entering the Town. 

• Unfortunately it’s making the wrong statement. 



General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § 2.2 Development Areas

• Development Areas are intended to focus resort development into “targeted areas that are most 

appropriate for accommodating the variety of land uses associated with such use.” 

• The Smoke Tree property is an existing resort and is most appropriate for such use. 

• The property is at the edge of Town, adjacent to commercial use to the east, and major resort 

uses to the north and south. 

• “Development Areas are meant to encourage new resort development and redevelopment that 

reflects the Town’s needs for fiscal health, economic diversification, and quality of life.” 

• The Smoke Tree application will redevelop an existing, but underutilized resort, which will provide 

needed revenue to support the Town’s fiscal health and economic diversification.



General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § 2.2 Development Areas

• § 2.2.1.2 – Consideration of Development Area SUP 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.  

• The Smoke Tree application does both. 

• § 2.2.2.1 – 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. 

• The Smoke Tree application encourages community pedestrian gathering, greatly enhances the 

aesthetics of the existing ramshackle facility, and provides appropriate buffers between the 

Resort and adjacent residential neighbors.



General Plan Conformance

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § 3.1 Community Character

• § CC&H 3.1.2.3 – Encourage SUP properties to incorporate strategically located community 

gathering spots that include small and appropriately scaled community-oriented services or 

amenities designed to support the interaction of residents.

• The Smoke Tree application embodies this Community Character Goal

• § § CC&H 3.1.3.4 and 3.1.4.1 – The Town shall designate Visually Significant Corridors; 

streetscape guidelines will be developed to maintain views and mitigate the negative impact of 

traffic while respecting private property rights.  The Town shall protect and maintain views of the 

mountains seen from Visually Significant Corridors.

• The Smoke Tree application protects views of the mountains for the adjacent residential 

neighbors, and has developed a landscaping plan that will not impede those views.

• § CC&H 3.2.1.2 – The Town shall consider less than one acre per residence housing only on SUP 

resort properties and to serve the Town’s existing resident population, including single-owner resort 

housing.

• The Smoke Tree application includes single-owner resort housing that serves the Town’s existing 

resident population.



Zoning Ordinance

SMOKE TREE RESORT
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• Article XI. Special Uses and Additional Use Regulations

• § 1102 Special Use Permits (SUPs).

• § 1102.2 Uses Permitted

• § A. Resorts

• § 2.a. Allowed Uses - The primary use in a resort is the guest units, including facilities 

necessary for administering and servicing the facility and on site parking.

• The guest units are the primary use in the proposed Smoke Tree site plan. 

• § 2.b.vi. Accessory uses may include - Dwelling units

• Dwelling units have been incorporated into the proposed Smoke Tree site plan as an 

accessory use.



Special Use Permit Resort Guidelines

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• The SUP Guidelines recognize that each SUP request should have enough flexibility to respond to its 

respective unique setting and circumstances.

• § 1, SUP Guidelines - The SUP Guidelines are guidelines and should not be construed as an ordinance. 

• § 1, SUP Guidelines - 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.

• The Town made modifications to the SUP Guidelines in connection with the approvals for:

• Mountain Shadows

• Ritz-Carlton

• Andaz

• The SUP Guidelines are not just for new resorts. 

• The SUP Guidelines acknowledge that there may be properties with existing special use permits for 

resort uses, such as Smoke Tree.



Special Use Permit Resort Guidelines

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• The SUP Resort Guidelines clearly are written for, and intended to apply to, resort properties of 20 or 

more acres.

• § 4.1.a, SUP Guidelines - “Except for properties that have existing special use permits for resort 

uses, the minimum site area shall be 20 acres….” 

• The Smoke Tree Resort is unique even among other unique resort properties in the Town.

• A 5.36 acre property with an existing special use permit for resort uses, not a 20-acre property.

• The developers have made, and will continue to make, every effort to adhere to the SUP Resort 

Guidelines, however some significant modifications are warranted because of the unique nature of the 

property.



Special Use Permit Resort Guidelines

SMOKE TREE RESORT
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• The Smoke Tree Application conforms with the General Plan

• § 4.1.f of the SUP Resort Guidelines suggests an individual office or retail business should be a 

maximum of 2,000 square feet. 

• 2,000 square feet is sufficient for retail uses commonly found in resorts (such as gift shops).

• A small increase is needed here to accommodate a resort market that will primarily serve hotel 

guests and others.

• § 4.2.c of the SUP Resort Guidelines suggests a maximum density of one guest unit for each 4,000 

square feet of lot area. 

• The Smoke Tree Resort is approximately five total acres.

• Equivalent to the “core” of larger resorts.  

• The proposed site plan has roughly equivalent density when compared to the “core” hotel portions 

of other Town resorts.  



Special Use Permit Resort Guidelines

SMOKE TREE RESORT

14

• Density

• 150 rental rooms and 30 for sale units not a number arrived at randomly.

• Location, nearby hotels, and competitive room pricing drive the economics. 

• Smoke Tree will fill a niche not currently present in Paradise Valley.

• In order to make the revitalization economically feasible, and for resort income to exceed operational 

expenses, a “critical mass” of units and square footage is vital.

• Simply put, every unit and every square foot is a piece of the puzzle necessary to make Smoke Tree 

work as a long-term, first-class resort. 
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• The Smoke Tree Application conforms with the General Plan

• § 4.2.a.i. of the SUP Resort Guidelines suggests the principal building height should not exceed 36 feet.  

• The submittal includes principal buildings that reach 44 feet (three stories with architectural 

elements) at limited accent points.  

• The height increase is necessary because the unusually small size of the property will not allow 

lower buildings to spread out over a larger campus.  

• The Ritz-Carlton, which is across the street to the North and on a much larger parcel, is also 

three stories in height, with a small portion up to 48ft.

• The Smoke Tree Resort is in close proximity to the City of Scottsdale where taller buildings have 

been permitted, and adjacent to an existing medical office complex to the East.  

• The site plan has been designed to minimize the visual impact of the proposed height.  

• Taller buildings oriented with the long axis perpendicular to Lincoln Drive or located in the 

Southerly end of the site, significantly limiting the impression of height from Lincoln Drive and 

the residential properties to the West.  

• View corridors are maintained through the property to enhance the feeling of open space.
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• The Smoke Tree Application conforms with the General Plan

• § 4.3.b.i. of the SUP Resort Guidelines suggests a minimum setback of 100 feet from a principal 

structure to a public street.

• The Smoke Tree application proposes a 95-foot setback from the Lincoln Drive centerline.

• Consistent with and maintains the existing setback approved in 1969.  

• Allows existing building faces to be preserved while increasing the right-of-way easement for Lincoln 

Drive from 33 feet to 40 feet.  

• Also provides enhanced interior vehicular circulation and multiple access points, and provides 

convenient screened parking near the restaurant and market.  

• Helps separate the traffic from neighborhood residents.
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• The Smoke Tree Application conforms with the General Plan

• § 4.3.c of the SUP Resort Guidelines suggests providing a 40-foot landscaped area adjacent to 

residentially-zoned property.  

• The Smoke Tree application proposes a 25-foot access easement plus a 25-foot landscape buffer 

with a driveway that would be shared by the residences and the resort.  

• The combination of driveway and landscaped buffer is more beneficial to the residential 

neighborhood than the usual 40 feet of landscaping.

• Provides access to Lincoln Drive without enduring cut through traffic from Lincoln Drive. 

• § 4.3.d of the SUP Resort Guidelines suggests a 50-foot landscape area adjacent to an arterial street.  

• There is limited space between Lincoln Drive and the existing buildings.  

• The existing condition, vehicle driveways, and parking in the Lincoln Drive frontage, has worked well 

for more than 50 years.
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• The Smoke Tree Application conforms with the General Plan

• § 4.2.a.v of the SUP Resort Guidelines suggests conformance with the Open Space Criteria.  

• The Open Space Criteria are exceeded on the West side of the property adjacent to a residential area.  

• However, there are commercial neighbors to the South, East, and North.  

• The developers have compensated for exceeding the Open Space Guidelines by providing view corridors throughout the 

site, and orienting the structures in a way that allows visual openness into the resort. 

• § 4.2.b.i of the SUP Resort Guidelines suggests a lot coverage limit of 25% of the gross property area.

• The Smoke Tree application requests approximately 34% lot coverage of the gross property area.  

• Proposal designed with transition density. 

• Contemplates structures required to achieve the resort use with the amenities necessary to provide a quality resort 

commensurate with the Town’s standards.

• § 4.2.b.iii of the SUP Resort Guidelines suggests a minimum of 40% open  space.  

• The property is limited in size and must balance the minimum improvements needed for a quality resort as well as large 

open spaces.  

• The buildings have been shifted to the East to set back from the adjacent residential neighborhood, and to the West and 

to maintain view corridors through the site. 

• The proposed height and density allows for as much of the site to become open spaces as is possible and avoid 

sprawling buildings.
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Pre-
Application

Statement of 
Direction

Special Use 
Permit Review

Council Vote Design Review

• Development Areas are meant to encourage new resort development and redevelopment that reflects the Town’s needs for fiscal 

health, economic diversification, and quality of life. (General Plan 2.2)

• 5 Acre size is a pre-existing special use permit that is one quarter of the typical resort size. […] 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. (Special Use Permit Guidelines Section1 General Purpose)

• Paradise Valley Character - 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. (General Plan 3.1.2.3 

“Community Character”)
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Existing

• $30,000 Tax Revenue to Town

• Use – Resort

• Density – 24,000sf footprint

• Height – 36ft

Proposed

• $700,000 Tax Revenue to Town

• Use – Resort

• Density – 80,000sf footprint

• Height – 44ft (arch details only)
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PROPOSED SITE PLAN

A

B

D

C ME

H

H

H

I

J

K

J K

J K

G

F

L

L

N

0’ 40’ 80’ 160’

EAST LINCOLN DRIVE
A

SMOKE TREE RESORT

22



SMOKE TREE RESORT

23



SMOKE TREE RESORT

24

QUALITY OF DESIGN
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DESIGN CONCEPT



DENSITY

Town Code, Guideline, or Policy Proposed by Applicant Basis Proposed SOD

• DA2.2.3.3 - Development Area

• CC&H 3.2.1.2 – Single-Owner Resort Units

• 25% Lot Coverage

• 1 Unit/4,000SF

• 180 total doors

• 1 Unit/1,300SF

• 34% Coverage

• The Sanctuary effective density is 34%

• Omni (Montelucia) is 53%

• ROW dedication reduces useable area by 33%

• Parking is underground as opposed to surface

• Minimize impact on adjacent Residential 

Parcels

• Grant 180 units at 34% coverage

• Guide PZ to evaluate setbacks, heights, etc. 

based on a sample of existing PV resort’ 5-acre 

core

SMOKE TREE RESORT
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Proposed Smoke Tree Resort

34% Coverage

Camelback Inn

42.8% Coverage

Omni (Montelucia)

53.7% Coverage
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SCOTTSDALE CAMELBACK INN RESORT & SPA
APPROX DENSITY 5 ACRE: 42.8%

PROPOSED SMOKE TREE RESORT
APPROX DENSITY 5 ACRE: 34%

ANDAZ SCOTTSDALE RESORT & SPA
APPROX DENSITY 5 ACRE: 30.2%

OMNI SCOTTSDALE RESORT & SPA AT MONTELUCIA
APPROX DENSITY 5 ACRE: 53.7%
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Final site plan  

deferred

MOUNTAIN SHADOWS RESORT
APPROX DENSITY 5 ACRE: 40.1%

THE RITZ-CARLTON RESORT - VILLAS
APPROX DENSITY 5 ACRE: 47.9%

C
RESIDENCES

RESIDENCES
B

DOUBLE TREE SCOTTSDALE RESORT
APPROX DENSITY 5 ACRE: 65.1%
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THE SCOTTSDALE PLAZA RESORT
APPROX DENSITY 5 ACRE: 51.8%

SANCTUARY CAMELBACK MOUNTAIN RESORT
APPROX DENSITY 5 ACRE: 34.0%

THE HERMOSA INN EL CHORRO
APPROX DENSITY 5 ACRE: 22.2% APPROX DENSITY 5 ACRE: 26.4%
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SMOKE TREE RESORT  

PROPOSED DESIGN
5 acres = 217,800 sqft

74,085 COVERAGE / 217,800 sqft =

34% COVERAGE

ANDAZ SCOTTSDALE 

RESORT AND SPA
5 acres = 217,800 sqft

65,685 COVERAGE / 217,800 sqft =

30.2% COVERAGE

SCOTTSDALE CAMELBACK  INN 

RESORT & SPA
5 acres = 217,800 sqft

93,317 COVERAGE / 217,800 sqft =

42.8% COVERAGE

OMNI SCOTTSDALE RESORT  & 

SPA AT MONTELUCIA
5 acres = 217,800 sqft

117,023 COVERAGE / 217,800 sqft =

53.7% COVERAGE

MOUNTAIN SHADOWS  

RESORT
5 acres = 217,800 sqft

89,263 COVERAGE / 217,800 sqft =

40.1% COVERAGE

THE RITZ-CARLTON RESORT -

VILLAS
5 acres = 217,800 sqft

104,223 COVERAGE / 217,800 sqft =

47.9% COVERAGE

A1

ALL CALCULATIONS ARE APPROXIMATE BASED ON ARIEL VIEWS.



DENSITY STUDY

SMOKE TREE RESORT

35

5 ACRE  

COVERAGE
CALCULATION

5 ACRES = 217,800 SQFT

%  

COVERAGE

DOUBLE TREE SCOTTSDALE RESORT 141,720 SF 141,720 COVERAGE / 217,800 SQFT 65.1%

OMNI RESORT & SPA AT MONTELUCIA 117,023 SF 117,023 COVERAGE / 217,800 SQFT 53.7%

THE SCOTTSDALE PLAZA RESORT 112,743 SF 112,743 COVERAGE / 217,800 SQFT 51.8%

THE RITZ-CARLTON RESORT - VILLAS 104,223 SF 104,223 COVERAGE / 217,800 SQFT 47.9%

SCOTTSDALE CAMELBACK INN RESORT & SPA 93,317 SF 93,317 COVERAGE / 217,800 SQFT 42.8%

MOUNTAIN SHADOWS RESORT 89,263 SF 89,263 COVERAGE / 217,800 SQFT 40.1%

SANCTUARY CAMELBACK MOUNTAIN RESORT 74,118 SF 74,118 COVERAGE / 217,800 SQFT 34.0%

PROPOSED SMOKE TREE RESORT 74,085 SF 74,085 COVERAGE / 217,800 SQFT 34.0%

ANDAZ SCOTTDALE RESORT & SPA 65,685 SF 65,685 COVERAGE / 217,800 SQFT 30.2%

EL CHORRO 57,534 SF 57,534 COVERAGE / 217,800 SQFT 26.4%

THE HERMOSA INN 48,388 SF 48,388 COVERAGE / 217,800 SQFT 22.2%

1

2

3

4

5

6

7

8

9

10

11

1 2 3 4 5 6 7 8 9 10 11
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Proposed SUP Amendment20-Acre Guideline Application

Town Code, Guideline, or Policy Proposed by Applicant Basis Proposed SOD

• Setback on North to be 75’ • North setback to be 65’ • Consider views corridors

• Setback along Lincoln Drive to  energize the 

street scape and create  a walkable 

environment

• Setback to the adjacent  neighborhood with 

parking as an  additional buffer

• Tier building heights to consider the impact

and views along the Lincoln corridor

• Improve Lincoln corridor

• Integrated landscaping and  pedestrian 

corridors for neighborhood  access

• No typical walls or gates surrounding  the 

perimeter

• Minimize impact on adjacent  Residential 

Parcels

• Setback on West to be 75’ • West setback to be 50’

• Setback on East to be 50’ • East setback to be 20’

• Setback on South to be 50’ • South setback to be 20’
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Smoke Tree Resort Lincoln Medical Office

Ritz-Carlton



Previously Submitted SUP Amendment Application 
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PROJECT TEAM

Geneva Holdings, LLC
3620 East Campbell Avenue, Suite B

Phoenix, AZ 85018

(602) 952-8811

Ventana Hotels & Resorts
9170 East Bahia Drive, Suite 102

Scottsdale, AZ 85260

(480) 788-0431

PHX Architecture
15990 North Greenway Hayden Loop, C-100

Scottsdale, AZ 85260

(480) 477-1111

Beus Gilbert
701 North 44th Street

Phoenix, AZ 85008

(480) 429-3000

Coe & Van Loo Consultants
4550 North 12th Street

Phoenix, AZ 85014

(602) 264-6831

Greey Pickett
7144 East Stetson Drive, Suite 205

Scottsdale, AZ 85251

(480) 609-0009

Civtech
10605 North Hayden Road, Suite 140

Scottsdale, AZ 85260

(480) 659-4250
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PROJECT NARRATIVE - OVERVIEW

The Smoke Tree Resort, located at 7101 East Lincoln Drive in the Town of Paradise Valley, is  
designated for Resort Use (SUP-R zoning) under the General Plan and within the designated East  
Lincoln Drive Development Areas (the “Resort”). Gentree LLC recently purchased the Resort and  
is proposing a Major Amendment to the existing Special Use Permit that is harmonious with Town  
Plan Goal 2.2.
“Development Areas are meant to encourage new resort development and  redevelopment that 
reflects the Town’s needs for fiscal health, economic diversification,  and quality of life.”
Gentree LLC is comprised of Arizona-local member principles with development project 
experience  of this scale and within the Hotel/Resort sector.

Originally opened in 1966 and operating in perpetuity since, the 5.3-acre Resort resides at the
commercial interface of Lincoln Drive and Scottsdale Road. The resort has historical presence at
the entrance to the Town of Paradise Valley and serves as the gateway to the Town. Since
inception, the Resort has yet to undergo any significant renovations or expansions beyond general  
maintenance and upkeep. Restaurant operations ceased over a decade ago, the Resort is notably  
dated in comparison to other resorts in the Town of Paradise Valley and has become a clear  
candidate for revitalization. The viability of the Resort today is dependent upon expansion of the  
guest room inventory coupled with a refurbishment of amenities.

The intent of this submittal is to set forth standards for Gentree LLC’s revitalization of the Resort  
subject to the following key considerations:
a)Alignment with pre-existing resort and accesory uses and building setbacks
b)Given its size of less than 20 acres, guidelines and stipulations need to be modified
c)Acknowledgment of its proximity to the adjacent commercial corridor via an  appropriate level of 
programmatic interaction
d)Special consideration that this unique as the intimate site requires to make a  revitalization viable

SMOKE TREE RESORT
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PROJECT NARRATIVE - OVERVIEW

The vision for the transformation of the Smoke Tree Resort is to welcome guests to a four-
star “local-centric” hospitality experience in both form and substance. This is to be achieved  
through active forward-facing components and lifestyle programmatic aspects. The existing  
resort often goes unnoticed in its unassuming character along Lincoln Drive, with only 23 of  
its 32 guest rooms currently in use. The revitalization of the Resort will retain its charming  
essence while providing the scale and quality of amenities sought by today’s traveler; the  
specifics of which include 150 guest rooms, 30 resort dwelling units, special event venues,  
and a neighborhood local-centric fresh market & eatery concept. The relaxed, pedestrian  
friendly environment will not include the typical resort perimeter walls or gates; instead,  
setbacks that align with existing buildings are desired, including a bicycle/pedestrian path  
that shall weave the resort into the local tapestry.

Gentree LLC understands that thoughtful design, unified independent management, and  
attentive local stewardship are key ingredients for the success of this project at such a  
pivotal location and has already engaged adjacent property owners in fruitful collaborative  
dialog, exploring synergistic opportunities along common property lines.

SMOKE TREE RESORT
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PROJECT NARRATIVE - SITE

The Resort property occupies a tidy 5.363 acres of land at 7101 East Lincoln Drive in the Town of Paradise Valley. The
existing Resort is comprised of 11 buildings, a closed restaurant, a pool and surrounding pool area, 2 bocce courts and 130
surface parking spaces. Attached exhibits reveal the current conditions with visuals of sight lines, existing oleander
perimeters, and setbacks.

Setbacks: The attached setback exhibit outlines existing setbacks, which are proposed to be maintained in the 
revitalization  of the property. The objective is to retain the existing building relationships along East Lincoln Drive and the
65-foot set
back from the County roadway easement which is at the center line of East Lincoln Drive, by either keeping a portion of the  
existing building face intact or construction of a new building(s) along the existing northern foundation footer.

The East and South setbacks are proposed at 20’ in conformance with the existing site conditions and in consideration of the 
abutting SUP property uses.

The West setback is proposed at 50’ from the property line (25’ from the western access easement) which exceeds the Town  
of Paradise Valley’s Open Space Criteria (“OSC”) in relation to the neighboring residential lots.

East Lincoln Drive (“Lincoln”): As illustrated in the setback diagram, plans accurately reflect the existing 33’ roadway  
easement along Lincoln and the two existing vehicular access points which allow right and left turns and are designated  as 
primary access for the Resort in order to minimize any related increase in traffic through the existing residential  
neighborhood to the Southwest.
Western Boundary: It is proposed to limit improvement of the western boundary access easement (“WBA”) to only a
section from Lincoln to a secondary access point for the Resort on the WBA to maintain the neighborhood-centric feel and  
functions of the revitalized interface.

Heights: Per the setback diagram, the proposed buildings are to be no more than 3 stories and within two height tiers of  
36’ and 44’ as illustrated by shading in the exhibit. The 44’ tier area is requested to accommodate the primary hotel 
facility,  events pavilion and related roof structure design and screened equipment. The height is proposed to be 
measured from  finished grade to the top of the finished structure. This request is complimentary to the characteristics of 
other nearby  developments to the North and East along Lincoln and derived in a methodology that yields consideration of 
adjacent  property uses in context of the Town of Paradise Valley’s Open Space Criteria (“OSC”). Specific to the OSC, the 
Resort  is abutted on two sides (East and South) by Special Uses, for which the OSC is not intended to apply, and on the 
West  boundary, as previously indicated, the Resort exceeds the OSC in relation to the residential lots.

SMOKE TREE RESORT
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PROJECT NARRATIVE - SITE

These calculations are based on theCoverage: Calculation of the proposed lot coverage is 34% with a floor area ratio of 62%.  
existing parcel boundaries per the legal description.

The SUP guideline of 25% maximum is for resorts greater than 20-acres and is not applicable here. At 5.3 acres, the Resort falls
into a void of objective guidelines, therefore, the proposed plans have been thoughtfully derived in consideration of Goal 2.2 and  
Implementation Policy 2.2.3.3 which state:
“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.”

Ingress/Egress: The ingress and egress diagram illustrates the proposed access points for the Resort. The two primary access  
points will remain at the existing Lincoln locations. Two secondary access points are proposed along the western boundary.
Civtech, Inc. has begun work on the related traffic study to provide more information on the points of access.

Sidewalk: The ingress and egress diagram illustrates a proposed pedestrian path integrating the Resort within the existing  
network of sidewalks and providing pedestrian connectivity to nearby commercial areas. Within the site, the pedestrian path  
transverses the forward-facing Resort area, connects the lobby/entrance, and is within the proposed landscaping easement along  
Lincoln.

Parking: The proposed revitalization plan will have a mix of surface and underground parking. The existing parking along  
Lincoln Drive is to be kept in place to allow for convenient local patron access to the forward-facing Resort features. Dedicated  
hotel guest, dwelling owner and valet parking will be available in a subterranean parking garage. Civtech, Inc. has begun work  
on the related parking study to provide more information on the following items: shared parking, parking for all proposed uses, 
overflow parking during special events, dedicated parking for the Resort Dwelling units and drop off/pick up circulation/parking
since many persons may use ride share vehicles or means other than their private vehicle.

Emergency Vehicle Access: The ingress and egress diagram depicts the proposed Emergency Vehicle Access route,  
including an alternate entrance on the western boundary to the property south of the site. We would propose to share access  
North and East through the site for emergencies.

View Corridors: The revitalization of the Resort will allow for several view corridors into the site providing scenic features for the  
public.

SMOKE TREE RESORT
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PROJECT NARRATIVE - LANDSCAPE

Landscape Design
Landscape Design: As evaluated by Greey Pickett, the existing landscape on site consists of mature Eucalyptus and Pines  
with exposed root systems that have begun losing their form due to mature branches splitting off. There are also Mexican Fan 
Palms, all of which are different ages and heights, and Oleander and Sage bush that have become woody due to age and over  
pruning. There is no native planting or cacti on site that would need to be salvaged. The salvageability of the existing trees is  
not recommended due to age, size, and diseased quality.

The proposed forward-facing landscaping palette is anticipated to be comprised of regionally appropriate selections, low 
water- use trees, shrubs, ground cover and accent plants to enhance the entry and provide shade for pedestrians. Landscape 
and  related lighting along Lincoln Drive will be conforming with the Town guidelines.

SMOKE TREE RESORT
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PROJECT NARRATIVE - RESORT, DWELLINGS & DESIGN

Resort: The independent four-star Resort will be owned by Gentree LLC 
and  operated by an affiliated resort operator:
-
-
-

-

-
-
-

150 Guest Room units with various categories of sizes and configurations  
30 Dwelling Units and related rental pool
Forward facing resort facility to include a combination of 3-5 of the
following potential components: Fresh Market, Café/Eatery, Restaurant,
Bar/Lounge, Micro-Brewery, Speakeasy, Private dinning vignettes, Pop-up
Retail, Coffee Shop, Florist, Sandwicheria, Bakery, Epicurean Retail and
Sundries
Resort Pavilion: appropriately sized for banquets, meetings, ceremonies,  
and special events
Open space gardens and grounds  Resort pool areas
180 parking stalls comprised of 90 surface and 90 subterranean garage

Resort Dwelling Units: In the tradition of other Town of Paradise Valley  
Resorts, a small number of resort dwelling units (30) will be marketed and sold to  
individual owners in compliance with Section 1102.2 of the Zoning Ordinance:
-
-
-
-
-

-

Average size of approximately 1,250 sf, two bedrooms, with lock off feature.  
Access to Resort rental program
Multiple FF&E packages available (mandatory for rental program)  Owner 
use only restrictions – unless in Resort rental program  CC&R’s in 
alignment with the Town of Paradise Valley’s Zoning &  Ordinance
Rental program will abide by the Town’s Bed and Non-Residential Rental  
Business Activity Tax code

Architectural Design: Within the property, each component will speak its  
own dialect, but all within a common design language. This is desired as a
means to guide patrons through the variety of areas and purposes via the use of  
visual cues achieved via the architecture. The predominate architectural design  
pallet will be strongly rooted in Spanish Revival but accentuated with notably  
transitional components.

SMOKE TREE RESORT
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PROJECT NARRATIVE - CONCLUSION

Conclusion:
The historic Smoketree Resort has been operated and maintained continuously by the Williams family
for over 50 years as a charming, small-scale retreat where the Town of Paradise Valley meets the City
of Scottsdale. Development at this interface has well outpaced the venerable cluster of private rooms
still maintained behind Dale Anderson’s long-closed “Other Place”. The time has come to revitalize this
important contributor to The Town with the following updates:
-Additional hotel rooms with resort residence quality
-Neighborhood amenities: local-centric Café/Market/Restaurant/Bar
-Onsite entertainment venues for small events and family gatherings
-Integrated landscaping and pedestrian corridors for neighborhood access
-Modern guest amenities and building design to compliment the pivotal site
-Tax Revenue increase estimated at twelve times current level
The local team of new owners and operator, together with PHX Architects, has crafted an exciting plan  
of moderate-intensity which synergies with the Town’s need for fiscal health, economic diversification,  
and quality of life. Balancing the critical mass of modern day resort programming within the small scale  
of this 5-acre Lincoln Drive frontage site can be achieved within the flexibility of the current resort zoning  
and the East Lincoln Drive Development overlay to the best interests of the Town of Paradise Valley.

SMOKE TREE RESORT
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PROPOSED SITE PLAN - GROUND LEVEL
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PROPOSED SITE PLAN - SECOND LEVEL
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PROPOSED LANDSCAPE PLAN
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OPEN SPACE DIAGRAM - SITE SECTIONS
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OPEN SPACE DIAGRAM - SITE SECTIONS
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PROPOSED PROJECT DATA

Smoke Tree Resort - Area Calculations

Total interior  

Area (sf)

Total

Footprint  

Area(sf)

Total Areas 145,000 sf. 80,000 sf.

SMOKE TREE RESORT
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Site Gross Area 233,630 sf.

Site Coverage (Footprint Area / Site Gross  Area * 100) 34.24 %

F.A.R. Total Interior Area / Site Gross Area * 100) 62.06 %
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RENDERINGS
& CONCEPTS



CONCEPT IMAGE
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CONCEPT IMAGE
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CONCEPT IMAGE
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CONCEPT IMAGE
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DESIGN CONCEPT - RESORT ARCHITECTURAL FEATURES
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DESIGN CONCEPT - RESORT ARCHITECTURAL FEATURES
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DESIGN CONCEPT - POOL, LOBBY AND GUEST ROOMS
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DESIGN CONCEPT - RESORT PAVILION
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SMOKE  TREE RESORT

CONSULTANT REPORTS



ALTA SURVEY
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LEGAL DESCRIPTION
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WATER, DRAINAGE & SEWER NARRATIVES

SMOKE TREE RESORT
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WATER

2355 West Pinnacle Peak Road, Suite 
300  Phoenix, AZ 85027 USA
epcor.com

April 5, 2018

Coe & Van Loo Consultants, Inc.  Attn:  Fred Fleet, P.E.
4550 N. 12th Street  Phoenix, AZ 85014

Sent via e-mail to: fef_@cvlci.com

Re: Will-Serve Letter for Water Service  7101 E. Lincoln Drive, Paradise Valley  APN 174-64-
003A

Dear Mr. Fleet;

This letter is in response to your request to EPCOR Water Arizona Inc. (“EPCOR”) regarding EPCOR’s  
willingness to provide water service to a proposed resort hotel to be located at 7101 E. Lincoln Drive in  Paradise 
Valley (the “Development”) as shown in Exhibit A. EPCOR provides the following information  for your 
consideration:

1.EPCOR has confirmed that the Development is located within the area encompassed by  EPCOR’s Certificate 
of Convenience & Necessity (“CC&N”) for water service as issued by the  Arizona Corporation Commission.
2.Water service to the Development by EPCOR may be conditioned upon developer entering into  a Main 
Extension Agreement (an “MXA”) with EPCOR in a form acceptable to EPCOR, and  upon EPCOR and 
developer fully performing its respective obligations under the MXA. The  MXA, if needed, will provide, among 
other things, that developer will be responsible for  constructing at its cost all water main extensions necessary to 
distribute water from EPCOR’s  water system to the individual service line connections in the Development. The 
design and  construction of all such main extensions will be subject to EPCOR’s approval, and ownership of  the 
main extensions, together with related real property easement rights, must be transferred to  EPCOR prior to the 
initiation of water service in the Development.
3.Based on the water service currently provided by EPCOR in the CC&N, EPCOR will have  adequate water 
capacity for normal use in the Development upon EPCOR’s and developer’s  fulfillment of its respective 
obligations under the MXA. Please note that EPCOR does not  guarantee the adequacy of its water capacity for 
fire protection.
4.Developer will also be required, as a condition to EPCOR providing water service to the  Development, to pay 
all required fees pursuant to EPCOR’s tariffs and as may be provided in  the MXA.

This letter assumes that construction of the main extensions within the Development will begin within  one (1) 
year after the date of this letter.

If developer begins construction of any water mains in the Development or any other water service  infrastructure 
intended to serve the Development without, in each instance, the prior written approval of  such construction by 
EPCOR, developer will be proceeding with such construction at its own risk.

This letter does not independently create any rights or obligations in either developer or EPCOR, and is  
provided for information only. Any agreement between developer and EPCOR for water service in the  
Development must be memorialized in a written agreement executed and delivered by their respective  
authorized representatives.

For additional information, please contact me at (623) 445-2402 or at bfinke@epcor.com.

Sincerely,

Brad Finke, P.E.  
Engineering Manager

Enclosure:  Exhibit A – Location Description of Development

EXHIBIT A

Location of Development

SMOKE TREE RESORT
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WATER

Project Name:  Project 
Address:  Date of Flow 
Test:  Time of Flow 
Test:  Data Reliable 
Until:  Conducted By:  
Witnessed By:
City Forces Contacted:

EJFT 16154
6720 N Scottsdale Rd, Scottsdale , AZ 85253  2016-09-30
7:25 AM
2017-03-30
Austin Gourley & Eder Cueva (EJ Flow Tests) 
602.999.7637  Lee Huddleston (EPCOR Water) 
602.882.4846
EPCOR Water (602.882.4846)

City of Scottsdale requires a maximum static pressure of 72 psi for use as a safety factor

Raw Flow Test Data
Static Pressure:  
Residual Pressure:  
Flowing GPM:  GPM @ 
20 PSI:

112.0 PSI
100.0 PSI  

2,374  
7,131

Hydrant F1

Pitot Pressure (1): 50 PSI
Coefficient of Discharge (1): 0.9
Hydrant Orifice Diameter (1): 2.5 inches
Pitot Pressure (2): 50 PSI
Coefficient of Discharge (2): 0.9
Hydrant Orifice Diameter (2): 2.5 inches

Data With A 40 PSI Safety Factor
Static Pressure:  
Residual Pressure:  
Flowing GPM:  
GPM @ 20 PSI:

72.0 PSI
60.0 PSI  

2,374  
5,240

Static-ResidualHydrant

FlowHydrant

Main Size  8 inches
Distance Between F1 and 
R  382 ft (measured linearly)

Static-Residual Elevation  
1306 ft (above sea level)

Flow Hydrant (F1) Elevation  1306 ft 
(above sea level)

Elevation & distance values are approximate

EJ Flow Tests, LLC
21505 North 78th Ave. | Suite 125 | Peoria, Arizona 85382 | (602) 999-7637 | www.ejengineering.com John L. 
Echeverri | NICET Level IV 078493 SME | C-16 FP Contractor ROC 271705 AZ | NFPA CFPS 1915

Page 1

Static-Residual Hydrant Flow Hydrant (only hydrant F1 shown for clarity)

Approximate Project Site

Water Supply Curve - N1.85 Graph

EJ Flow Tests, LLC
21505 North 78th Ave. | Suite 125 | Peoria, Arizona 85382 | (602) 999-7637 | www.ejengineering.com John L. 
Echeverri | NICET Level IV 078493 SME | C-16 FP Contractor ROC 271705 AZ | NFPA CFPS 1915

Page 2

SMOKE TREE RESORT
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PROPOSED LANDSCAPE LIGHTING

SMOKE TREE RESORT

35



INTERNET SERVICE
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ELECTRIC & GAS
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TOWN OF PARADISE VALLEY
Lincoln Drive Roadway Improvements

September 13th, 2018



PROJECT LIMITS
2

September 13th, 2018

Town Limits

Project Limits

Development Area
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PROJECT SCOPE
3

September 13th, 2018

• Reconstruct Lincoln Drive 
between Mockingbird Lane 
and Town Limits

• Improvement include:
• Landscaped medians
• Quail Run Signal
• Sewer Line Extension
• Meandering Sidewalks
• Landscaping
• Drainage structures



DESIGN CONSIDERATIONS
4

September 13th, 2018

• What drives design?

• General Plan, specifically Mobility Element

• Visually Significant Corridors Master Plan

• Development Agreement

• Engineering Standards (McDOT, CoS, Etc.)



GENERAL PLAN
5

September 13th, 2018

• Classifies Lincoln Drive as a Major Arterial



GENERAL PLAN
6

September 13th, 2018

• Policies include:



VISUALLY SIGNIFICANT CORRIDOR
7

September 13th, 2018

• Lincoln Drive at eastern town limits is a designated gateway



DEVELOPMENT AGREEMENT
8

• Elements required to be incorporated per the Development Agreement, Exhibit E:

• Westbound Lincoln to northbound Mockingbird right hand turn lane

• Signalize the intersection of Quail Run Road and Lincoln Drive, modify median east and 
west for 150 linear feet of storage

• Construct Lincoln Drive to 
Visually Significant Corridor Standards

• Install Town entry signs on 
north and south side of Lincoln Drive

• Existing ADT per 2015 TIA – 13,870

• 2033 ADT per 2015 TIA – 21,800

September 13th, 2018



ENGINEERING DESIGN STANDARDS
9

• Driveway Location Guidelines

September 13th, 2018

Description of Criteria Design Requirements Code Section

Number of Driveways Each parcel – one two‐way driveway or pair of one‐way driveways. Where a 
property has access to more than one road, access may be limited to the lowest 
volume road where the impacts of a new access will be minimized. Access on 
higher volume roads may be denied.

For sites that have frontage on two streets, primary access should be onto
the minor street frontage. A maximum of two driveway openings is permitted to 
a site or parcel from the abutting street(s).

MCDOT 7.8

COS 5‐3.201

Driveway Spacing 360 ft minimum

330 ft standard
250 ft minimum

MCDOT 7.9.2

COS 5‐3.201

Joint Access Joint access required for two adjacent developments where a proposed new 
access will not meet spacing requirements.

Where development adjoins other similarly zoned property or compatible land 
uses, a cross access easement may be required to permit vehicular movement 
between the parcels.

MCDOT 7.9.3

COS 5‐3.201



ENGINEERING DESIGN STANDARDS
10

Spacing and Location of Median Openings COS 5-3.123 F

If a street has a raised median, it is not possible to provide an opening in the 
median for every street intersection or driveway location. Full median openings 
should occur at not less than 1/4-mile intervals (1320 feet) on TRANSPORTATION 
CHAPTER 5 Design Standards & Policies Manual Page 309 City of Scottsdale -
2018 major arterial streets. Partial median openings, which allow only left turns off 
the major street, are acceptable at 1/8 mile spacing (660 feet). On minor arterials, 
full median breaks should be no closer than 1/8-mile intervals with preferable 1/4 
mile spacing. In built up areas, where reasonable alternate access is not available, 
median openings may be provided at smaller intervals with the approval of the 
Transportation Department.

September 13th, 2018



DESIGN CHALLENGES
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September 13th, 2018
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DESIGN CHALLENGES
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30% DESIGN
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30% DESIGN
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SCHEDULE
15

September 13th, 2018

• 30% plans delivered in August

• First public meeting in late September

• 60% plans expected in October

• 90% plans expected in December

• Second public meeting in January 2019

• Construction contract award in January 2019

• Construction February 2019 to March 2020 on all phases of 
project



THANK YOU!

LINCOLN DRIVE ROADWAY IMPROVEMENTS 16

September 13th, 2018
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