
Planning Commission

Town of Paradise Valley

Meeting Notice and Agenda

6401 E Lincoln Dr

Paradise Valley, AZ  85253

Council Chambers6:00 PMTuesday, February 26, 2019

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.  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.
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Discussion of Major Special Use Permit Amendment (SUP-18-05)

7101 E Lincoln Drive - Smoke Tree Resort Study Session #8

19-082A.

Jeremy Knapp, Community Development Director, 480-348-3522  Staff Contact:

Attachment A - Application

Attachment B - Vicinity Map & Related Maps

Attachment C.1 - Revised Narrative and Plans (02/12/2019 Application Booklet)

Attachment C.1a - Conceptual South Patio Plans

Attachment C.1b - Quail Run Roadway Section

Attachment C.2 - Traffic Impact Analysis

Attachment C.3 - Parking Analysis and Comment Reponses

Attachment C.4 - Preliminary Drainage Report

Attachment C.5 - Water Impact Study

Attachment D - SUP Guidelines

Attachment E - General Plan Policies

Attachment F - SUP History

Attachment G - Smoke Tree Statement of Direction

Attachment H - Public Comments as of 02/13/2019

Attachment I - Lincoln Median Access Report

Attachment J - DRAFT Ordinance 2019-02

Attachment K - Applicant's Redlines to DRAFT Ordinance 2019-02

Attachments:

5.  PUBLIC HEARINGS

The Public Body may take action on this item.

6.  ACTION ITEMS

The Public Body may take action on this item.

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.

8.  STAFF REPORTS

9.  PUBLIC BODY REPORTS

10.  FUTURE AGENDA ITEMS
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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 #: 19-082

TO: Chair and Planning Commission

FROM: Jeremy Knapp, Community Development Director

DATE: February 26, 2019

DEPARTMENT: Community Development

AGENDA TITLE:
Discussion of Major Special Use Permit Amendment (SUP-18-05)
7101 E Lincoln Drive - Smoke Tree Resort Study Session #8

REQUEST:
Gentree LLC, the property owner of the Smoke Tree Resort is seeking redevelopment of the property
located at 7101 East Lincoln Drive (APN 174-64-003A) via a major amendment to the site’s existing
Special Use Permit - Resort zoning. The application is attached as Attachment A, below.  The
proposed redevelopment of this property will be a complete demolition of all existing structures and
construction of a resort.

MEETING PURPOSE:
The primary purpose of this study session is to review the Stipulations (Attachment J and Attachment
K).

UPDATED SUBMITTAL:
The updated documentation details:

1. Unit Count - Revision of the numbers of units from 180 to 165.  The revised units are
calculated as follows:

a. 120 Hotel Rooms
b. 30 Resort Residential Units
c. 15 Lock Offs

2. Height / Setback - Along the southern property line, the building height has been lowered from
three stories and 36’ to two stories and 24’ in height (see Proposed Site Setbacks and Open
Space Diagram exhibits in Attachment C.1).  This 24’ height is proposed at 20’ from the south
property line for the first 40’ of the building depth.  The max height of 44’ has been situated in a
horseshoe shape more towards the enter of the site.  The height above 36’ is shown as roof
structure and hip roof design to screen mechanical equipment.  The applicant has stated that
a flat roof design could be used to bring height down but prefers the hipped roof.
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File #: 19-082

3. Parking - The applicant has agreed to update the parking for the Resort Residential Units from
57 to 60 spaces, meeting the town guideline for parking of residential.  In addition, the garage
spaces will meet the 9’ by 20’ size requirement where overhangs cannot be provided in the
garage.

4. Signage - Applicant has clarified that signage will not be placed in the Town’s right-of-way
unless an easement is requested by the applicant and granted by the town.  The applicant has
indicated that signage shown is for illustrative purposes and will comply with the SUP
Guidelines.

The applicant submitted a revised packed addressing the Commission’s concerns and (Attachment
C.1).  Any sheet that is new or updated in the application packet is marked in the lower right-hand
corner with “Revised January XX, 2019”.   An updated Traffic Impact Analysis (Attachment C.2) and
Parking Analysis (Attachment C.3) have also been submitted.  Related to this project but completed
in conjunction with Town Staff and the applicant’s traffic engineer for Lincoln Medical Plaza, the Town
Engineer has also made a recommendation for median design and site access for Lincoln Drive for
both Smoke Tree Resort and Lincoln Medical Plaza (Attachment I).  Staff will present the scope of
the revisions to Planning Commission.

Stipulations have been drafted (Attachment J) for the proposal with several areas needing direction
from the commission including the number of units, right-of-way, height, etc.  The stipulations have
been shared with the applicant and their redlines are attached (Attachment K).

BACKGROUND:
Council Statement of Direction
The Town Council issued a Statement of Direction (SOD) on October 25th, 2018.  Height, use,
landscaping, traffic, parking, and circulation were areas identified for review.  On January 24th the
Town Council approved an amended SOD to extend the Planning Commission’s action date to March
6th.  Attachment G is the revised SOD.

History and Conditions
Use of the property for guest services began prior to its annexation into the Town in 1961. At
annexation, the property operated as a resort and restaurant in much the same configuration as it
presently exists. The original Special Use Permit (SUP) was issued on March 13, 1969. There is
limited information on past approvals and stipulations for this property. Historically, the property has
not had many building permits issued or amendments to its Special Use Permit zoning. The latest
activity included renovations to the restaurant in 2007 that never opened. Attached is a SUP History
of the property.

General Plan/ Zoning
The subject property has a General Plan designation of “Resort/Country Club” pursuant to the Town’s
General Plan Land Use Map.  The zoning on the property is “Special Use Permit - Resort”.  The
proposed resort use is in conformance with this designation and zoning.

Several General Plan policies apply related to the request for redevelopment of the Smoke Tree
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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. Attachment E is a more
exhaustive list of pertinent General Plan policies for consideration in review of this application
request.

Enforcement
As of the date of this report, there are no known active code violations on the subject site.

DISCUSSION:
Town staff’s initial review of SUP Amendments is to confirm completeness to a level satisfactory for
SOD consideration.  Additionally, staff reviews the material for initial comparison to the Town’s
Special Use Permit Guidelines and General Plan Policies to identify areas of conformance or
deficiency as a baseline for SOD consideration.  There are several aspects of the proposed project
that do not meet the Town Special Use Permit Guidelines and/or may conflict with several policies of
the Town’s General Plan.

The applicant’s proposed redevelopment of this resort property will be a complete demolition of all
existing structures. The proposed resort site includes the following uses:

· 120 traditional hotel guest room keys for transient occupancy owned by the resort owner.

· 30 resort residential units at approximately 1,250 square feet, 15 with a lock-off feature and
available for transient occupancy through the resort.

· Restaurant and bar/lounge in a similar location to the prior on-site restaurant.

· Accessory uses such as a fresh food market, café/eatery, micro-brewery, speakeasy, pop-up
retail, coffee shop, florist, sandwicheria, bakery, and epicurean retail and sundries.

· Indoor and outdoor space for events, including a resort pavilion for banquets/meetings and
pool areas.

Use
Proposed uses include 120 hotel rooms, 30 resort dwelling units with 15 lock offs, restaurant,
market/retail, and meeting space described on Sheet 9 (narrative) that appear to align with the
Special Use Permit zoning for SUP-Resort. The property is within a designated Development Area
per the General Plan that encourages moderate intensity, mixed-use, and context appropriate resort
development. Accessory uses such as the market, retail, florist and related uses must be accessory
to the resort for the support and service of guests or visitors to functions at the site.

While the primary resort use will not change, more information is needed on the new accessory uses
(retail and function space/event gardens) and the proposed resort residential to ensure such uses are
accessory to the resort. When reviewing the resort residential component, consider FF&E for
consistency with hotel, lock-off feature, parking, guest access, and availability through the hotel rental
program to ensure these units are part of the resort.
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Density
The applicant requests consideration for a density and lot coverage above the SUP Guidelines due to
the site being ¼ the size of the 20-acre minimum for resorts, located in a Development Area, and
adjoining non-residential uses on three sides. Proposed lot coverage of 34% with a floor area ratio of
62%.

Consideration should be given to lot coverage and floor area ratio while acknowledging the unique
characteristics considered in the Development Area. The review shall address reasonable separation
between incompatible uses and effective buffering of unwanted noise, light, traffic, views of the
buildings offsite, and other adverse impacts. There shall be consideration of lowering the proposed
lot coverage and floor area ratio and/or requiring specific mitigation measures.

The proposed 165 units (resort and residential) creates a density of approximately 34 units per acre.
The Planning Commission shall take into consideration the 5.3 acre site area and reduce density on
the west and south sides of the site. Consider how the density impacts safety and quality of life of
town residents.

Height
As presented, the majority of the hotel buildings are 3-story at 44’0” in height, with some architectural
elements at 48’0”. The 44’ height is approximately 60’ from the south and 36’ from the east property
line.  The remaining buildings are proposed at 36’ or less.

Some elements of the buildings have been relocated or altered in order to comply with the Open
Space Criteria as measured from the existing property lines particularly to the west side of the site
(adjacent to residentially zoned property) and the north side of the site, adjacent to Lincoln Drive,
although if this measurement were taken from the newly proposed property lines these may not
comply.  Also, the third story as originally proposed along the south side of the site (adjacent to
Andaz resort) has been removed, although the revision doesn’t comply with the OSC, it is
substantially less intrusive.

Evaluation of the proposed height and its impact on adjacent properties is necessary. The minimum
height is encouraged on the west side of the site closest to existing residential properties,
transitioning to higher heights on the east side of the site adjacent to Lincoln Medical Plaza. A
compelling reason must be given for heights proposed over 36’, with such height to be limited in area
and considered when necessary for mechanical screening and architectural elements.  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 Planning Commission shall consider the impact to adjoining properties of any encroachment
outside of the imaginary plane suggested by the Open Space Criteria. Due to the size of this property
being one quarter the suggested 20-acre size per the Special Use Permit Guideline and the location
adjoining other commercial uses, a limited amount of encroachment may be permissible. Structures
are suggested to generally stair-step from one-story/lowest height closer to the subject site property
lines to not more than three-story/36 feet in height from Lincoln Drive, Quail Run Road, and the
adjoining Andaz resort. The overall mass of the structures shall be reviewed to make sure it is of
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appropriate scale and special consideration shall be given to the views from the south side bordering
the Andaz resort and the west side bordering Quail Run Road.

Setbacks
Building C/M/E, J/K , and G are principal structures.  The proposed setbacks for principal structures
are 75’ from Lincoln Dr (43’ with full ROW dedication), 90’ from Quail Run Rd (65’ with full ROW
dedication) , and 20’ rear and east side.

Remaining proposed buildings have larger setbacks than the SUP Guideline of 40’ such as 133’ from
Lincoln Dr (100’ with full dedication), 120’ from Quail Run Rd (95’ with full dedication), 180’ rear and
215’ east side.

The Planning Commission shall explore appropriate setbacks along the east and south property lines
considering the adjacent uses.  The west side shall also be a focus because the property borders
residential.  Attention shall be paid to privacy and noise levels for these residents.  Consideration
should be given to a 100 foot SUP guideline setback to the adjacent residential property lines. The
Commission shall also identify any mitigating circumstances that may buffer the development (e.g.
the use of vegetation, modified setbacks or heights, reorientation of the structures, etc.).

Impact to Adjacent Uses
The proposal has the resort market (with outside tables) along the western side of the property near
the existing residential uses, with the resort restaurant in direct line of sight from a residential
property. Balconies for the hotel guest room keys and resort residential units also face west.  In
addition, the Planning Commission shall consider impacts including noise, light, traffic and any other
adverse impacts, particularly for those existing residential properties west of the site along Quail Run
Road. In particular, outdoor employee areas and service uses such as maintenance, maid
service/laundry, trash collection/storage, mechanical equipment (roof/ground),and all other noise
generating elements shall be studied.  Relocation or buffering of uses shall be considered.

Landscaping
Proposed landscaping buffers of 16’ to 32’ along Lincoln Dr (includes portion in the right-of-way) and
12’ along Quail Run within the right-of-way).

The submitted narrative explains that the existing vegetation condition is not recommended for
salvage due to age, size, and diseased quality. Evaluation of the existing mature trees shall be
reviewed.

Attention shall be paid to the landscaping along Lincoln Drive and along Quail Run Road.  A
landscape plan shall be required. Hardscaping and pedestrian access shall be considered with the
landscape plan. Special attention shall be given to the Lincoln Drive frontage as this is a gateway to
the Town.  The Draft Visually Significant Corridors Plan shall be considered as well as cohesion with
the planned landscape improvements along the north side of Lincoln Drive.  A stipulation may be
considered to ensure replacement of any landscaping should it die.

Infrastructure Improvements
Drainage and related improvements shall be reviewed. The applicant shall address and identify the
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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.

Will serve letters have been provided by EPCOR, CenturyLink, Cox, APS, and Southwest Gas.  In
addition, the Town is the sewer service provider and the site and will be extending the sewer line in
the area with its own Capital Improvement Project.  The Town will serve the site with sewer and a
sewer buy back will be required for the property.

The Water Service Impact Study indicates that sufficient flow is available in the area but a waterline
extension is required in Quail Run Road to service the property.

The Preliminary Drainage Report has been submitted as well. The report indicates the applicant will
provide the required on site retention but more clarity is necessary on the existing drywell, how the
stormwater in the garage will be handled, and how the off site flows are addressed across the site.

Traffic, Parking, Access, and Circulation
The proposed density 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 Commission shall consider staffs
review and recommendations regarding:

§ Number of access points in/out of the site
§ Emergency access to the site
§ Location and screening of loading zones and dumpsters
§ Coordination with Town improvements along Lincoln, i.e. the entry/exit and roadway medians
§ Deceleration turn lane for eastbound traffic entering the site
§ Cross-access easement(s) with Lincoln Medical Plaza and Andaz Resort.
§ Sidewalk and other pedestrian circulation
§ Necessary roadway dedication for Lincoln Drive and Quail Run Road
§ Number of parking spaces, use of shared parking, and ride-share
§ Full build-out of The Ritz-Carlton Resort Special Use Permit
§ Coordination of improvements/impacts with neighboring non-residential properties
§ Uses that generate quick turn-around trips such as a coffee shop or take-out food

The applicant is proposing the following for right-of-way:

65’ ROW shown on Lincoln Drive. The mix of dedication and easement for this 65’ ROW is
dependent on the proposed uses of the areas. A 49’ Dedication of ROW would be an acceptable
option provided that the remaining 16’ can be used for parking and circulation and that setbacks and
other measurements are not re-indexed from the post-dedication ROW line. Several alternatives
would also be acceptable, and the details of such dedications or easements are being discussed as
part of a potential Development Agreement.  A deceleration lane has been added to the Lincoln Drive
frontage and the western most driveway, nearest Quail Run Road, has been removed.

25’ ROW shown on Quail Run Road with improvements (street and gutter) shown on both sides,
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including in Town owned ROW. The 25’ Dedication would be an acceptable option provided that
setbacks and other measurements are not re-indexed from the post-dedication ROW line. Several
alternatives would also be acceptable, and the details of such dedications or easements are being
discussed as part of a potential Development Agreement.  The applicant is proposing to construction
both sides of Quail Run Road to their southern driveway with two 11’ lanes and two 2’ curbs centered
within the 50’ right-of-way.

To clarify parking, four additional parking spaces have been added to the site for a total of 256 total
parking spaces, 76 surface parking and 180 underground.  The applicant has provided 2 parking
spaces per residential unit in the garage.  The Town Engineer provided comments to the applicant on
the parking analysis and an update or response from the applicant is attached.  The responses
regarding the Traffic Impact Analysis and Parking Study are currently being reviewed by the Town
Engineer.

The applicant has clarified that deliveries to the site will enter off the northernmost driveway on Quail
Run Road and off-load near area Q labeled on the site plan, then continue through internal drives
and exit out onto Lincoln Drive.  A stipulation should be considered stating that deliveries should not
stage or happen on an adjacent town right-of-way.

Signage
The proposed landscape plan shows 3 entry signs, more information is needed on impact of project
sign location, dimensions, and illumination.  Planning Commission review shall focus on the impact of
project sign location, dimensions, and illumination on the resulting impact to the streetscape. The
Commission shall look at the broader signage plan for Lincoln Drive including proposed gateway
signs, identification signs, and Ritz-Carlton and Lincoln Medical Plaza signage, and any Andaz
signage that may be re-located to Lincoln Drive.

The revised plans show one Street Corner Sign located at the southeast corner of Lincoln Drive and
Quail Run Road.  This sign has a total square footage of 81 square feet with a maximum height of 8’.
The towns SUP guidelines permit this sign to a height of 8’ but does restrict the maximum sign area
to 40 square feet.  As such, this particular sign does not meet the guidelines.

Two secondary street signs are proposed as well, one at the driveway entrance on Lincoln Drive and
the other at the northernmost entrance on Quail Run Road.  These signs are proposed at 38 square
feet each with a height of 4’.  The towns SUP guidelines permit one of these signs on Quail Run
Road with a maximum height of 4’ and a maximum sign area to 32 square feet.  As such, these signs
do not meet the guidelines either.

All signs have been relocated to be outside of town right-of-way.

Context Appropriate Design
The Planning Commission may require that the applicant provide more precise information pursuant
to General Plan Section LU 2.1.2.5. This includes impact related to exterior lighting, screening of
mechanical equipment, and the choice of material pallet of the improvements. This may include
providing renderings as they relate to neighboring properties.
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The applicant has provided east and west facing elevations as requested by the commission as well
as photo simulations.

PUBLIC COMMENT AND NOTICING:
To date, several comments have been received in writing to staff.  They can be found in their entirety
in Attachment H in order of receipt as of 1PM on February 13, 2019.  If additional comments are
received between the packet being distributed and the Planning Commission meeting, they will be
forwarded to the Commission via e-mail.

Moving forward, a mailing notification has been completed prior to the Planning Commission’s March
5th hearing along with newspaper advertisement and property posting.  The applicant will be holding
their Citizen Review Meeting is scheduled for 6PM on the property at 7101 East Lincoln Drive on
Monday February 18th, 2019, which meets the required minimum of 10 days prior to the Planning
Commission hearing.

NEXT STEPS:
The revised SOD provides the Planning Commission until March 6th, 2019 to act on the application.
The Planning Commissions Hearing is scheduled for March 5th.

ATTACHMENTS:
Attachment A - Application
Attachment B - Vicinity Map & Related Maps
Attachment C.1 - Revised Narrative and Plans (02/13/2019 Application Booklet)
Attachment C.1a - Conceptual South Patio Plans
Attachment C.1b - Quail Run Roadway Section
Attachment C.2 - Traffic Impact Analysis
Attachment C.3 - Parking Analysis and Comment Responses
Attachment C.4 - Preliminary Drainage Report
Attachment C.5 - Water Impact Study
Attachment D - SUP Guidelines
Attachment E - General Plan Policies
Attachment F - SUP History
Attachment G - Smoke Tree Statement of Direction
Attachment H - Public Comments as of 02/13/2019
Attachment I - Lincoln Median Access Report
Attachment J - DRAFT Ordinance 2019-02
Attachment K - Applicant’s Redlines to DRAFT Ordinance 2019-02

C: Applicant
Case File
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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 purchased the Resort in 2018 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 principlas 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 accessory 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
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PROJECT NARRATIVE - OVERVIEW

The vision for the transformation of the 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 120 guest rooms, 30 resort dwelling units; 
15 of which will have a lock-off feature, 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 engaged adjacent property owners in 
fruitful collaborative dialog, exploring synergistic opportunities along common property lines.
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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 as a commercial office complex and resort, respectively.

The West setback is proposed at 50’ from the property line.  

East Lincoln Drive (“Lincoln”):  Today, the property shows an existing 33’ roadway easement along Lincoln and the two 
existing vehicular access points which allow right and left turns.  The proposed plan shows the elimination of the Western 
driveway and the movement of the Eastern driveway to approximately 80’ from the Eastern property line.  This location may 
adjust as the Town finalizes their plans for Lincoln Drive.  The proposed reminaining access point on Lincoln Drive will provide 
full turning movements and a right-turn deceleration lane the dimensions of which will be based on the Smoke Tree Resort’s 
Traffic and Impact Analysis with review by the Town Engineer.  

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. As shown on the plan, this improvement will provide for the Town’s designated road design for 
this category of roadway.  Improvements will include those shown on the Resort property as well as 11’ of asphalt and 2’ of 
curbing in the Town’s currently owned right-of-way designated as Quail Run Road.

Heights: Per the setback diagram, the proposed buildings are to be no more than 3 stories and within three height  tiers of 
24’, 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. 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.
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PROJECT NARRATIVE - SITE
Coverage:  Calculation of the proposed lot coverage is 34% with a floor area ratio of 62%.   These calculations are based on the 
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 primary access point will 
remain on Lincoln Drive in the newly proposed 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, as well as adjacent residential and SUP properties.

Deliveries and Refuse Collection: In order to address safety concerns and avoid visual blight of deliveries and refuse collection 
from Lincoln Drive, deliveries will be stored in the subterranean garage and refuse will be stored in screened enclosures. Temporary 
loading and unloading from Quail Run Road will be restricted to specific times of the day per the Town’s requirements.
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PROJECT NARRATIVE - LANDSCAPE

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.
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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:
• 120 Guest Room units with various categories of sizes and configurations
• 30 Dwelling Units, 15 of which will have a lock-off feature, and related rental pool (maximum in any scenario of 

combined 165 keys)
• 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 area(s)
• Resort Spa
• 256 parking stalls comprised of 76 surface and 180 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.
• 15 of the Resort dwelling units will have a lock-off feature.
• Participation in 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.
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PROJECT NARRATIVE - CONCLUSION

Until being aquired by Gentree LLC the historic Smoke Tree Resort had 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 
 -On-site 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 Architecture and renowned professionals, have 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.
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SITE PLANS
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Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 1February 11th, 2019
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PROGRAM

A.  Pedestrian Entry
B.  Resort Reception Entry Plaza and Valet
C. Resort Reception (Approx. 1,000 sf.)
D.   Resort Market (Approx. 2,500 sf.)
E.   Resort Restaurant (Approx. 3,500 sf.)
F.   Resort Clubhouse (Approx. 5,000 sf.)
G.  Resort Villas
H.  Surface Parking
I.   Resort Pool
J.  	 Resort	Bedrooms	(first	2	floors)
K. 	 Resort	Residences	(3rd	floor)
L.  Underground parking access
M.  Resort Retail (Approx. 5,000 sf.)
N. Resort Public Area (Approx. 3,500 sf.)
O. SIgnage
P.  Garbage Bins w/Landscape buffer, walls &
  gates
Q.  Delivery Location
R.  Employee Break Area

HOTEL UNITS - 120 Units

-  Connected building
-		Rooms	on	first	and	second	levels

RESORT RESIDENCES (30 Units)

 VILLAS
-  12 units 

 RESORT PENTHOUSE RESIDENCES
-  18 Units 
-  3rd Level of Resort buildings
-  60 Underground dedicated parking (2 per unit)

SURFACE PARKING

-  76 Spaces (4 ADA)

esc. 1” = 30’-0”

Concept Site Plan   | Ground Level

PROPOSED SITE PLAN - GROUND LEVEL

0’ 40’ 80’ 160’N

EAST LINCOLN DRIVE
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PROGRAM

A.  Pedestrian Entry
B.   Resort Reception Entry Plaza and Valet
C.  Resort Reception (Approx. 1,000 sf.)
D.  Resort Market (Approx. 2,500 sf.)
E.   Resort Restaurant (Approx. 3,500 sf.)
F.   Resort Clubhouse (Approx. 5,000 sf.)
G.  Resort Villas
H.  Surface Parking
I.   Resort Pool
J.  Resort Bedrooms (first 2 floors)
K.  Resort Residences (3rd floor)
L.  Underground parking access
M. Resort Retail (Approx. 5,000 sf.)
N.  Resort Public Area (Approx. 3,500 sf.)
O.  SIgnage
P.   Garbage Bins w/Landscape buffer, walls &gates
Q.  Delivery Location
R.   Employee Break Area

HOTEL UNITS - 120 Units
 -  Connected building
 -  Rooms on first and second levels

RESORT RESIDENCES (30 Units)
 VILLAS
 -  12 units 

 RESORT PENTHOUSE RESIDENCES
 -  18 Units 
 -  3rd Level of Resort buildings
 -  60 Underground dedicated parking (2 per unit)

SURFACE PARKING
 -  76 Spaces (4 ADA)
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Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 2February 11th, 2019

PROGRAM

G.  Resort Villas
J.  	 Resort	Bedrooms	(first	2	floors)
S.  Resort Administration 
T.	 Resort	Spa	(Approx.	2,500	sf.)

esc. 1” = 30’-0”
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Concept Site Plan   | Second Level

PROPOSED SITE PLAN - SECOND LEVEL
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EAST LINCOLN DRIVE
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PROGRAM

   G. Resort Villas
   J.  Resort Guestrooms (First Two Floors)
   S.  Resort Administration
   T.  Resort Spa (Approx. 2,500 sf.)
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PROPOSED SITE PLAN - THIRD LEVEL
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PROGRAM

G.  Resort Villas
K.  Resort Residences (3rd floor)

K

K
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Concept Site Plan   | Third Level
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PROGRAM

   G. Resort Villas
   K.  Resort Residences (3rd Floor)  
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PROPOSED SITE PLAN - UNDERGROUND PLAN
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PARKING CALCULATIONS

ABOVE GROUND (SURFACE)

 1. Public (Hotel and Commercial)   76 Spaces

UNDERGROUND PARKING
  
 2. Public (Hotel and Commercial)  120 spaces
 3. Resort Residences        60 spaces

TOTAL PARKING SPACES PROPOSED  256 spaces

Concept Site Plan   | Parking Level

esc. 1” = 30’-0”

EAST LINCOLN DRIVE
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PARKING COUNT

REQUIRED PARKING = 252 TOTAL PARKING SPACES
     - 7 ADA SPACES TOTAL OF THE 252
 - 60 DEDICATED RESORT RESIDENCE SPACES             
       (2 SPACES PER KEY)
 

PROVIDED PARKING = 256 TOTAL PARKING SPACES

 - SURFACE PARKING= 76 SPACES
      (4 ADA SPACES)

 - UNDERGROUND PARKING = 180 
      (3 ADA SPACES)
  PUBLIC= 12O SPACES
  RESORT RESIDENCES= 60 SPACES

TOTAL= 256 SPACES

NOTE:
ALL UNDERGROUND PARKING STALL 
STANDARD SPACES ARE 9’ X 20’ IN SIZE.
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SITE PLAN REVISIONS
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Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 5January 4th, 2019

REVISIONS 01-09-2019

1.  Added Lincoln Dr. civil survey.

2.  Added Employee Break area.

3.  Revised Lincoln Dr. dedicated easement   
  wording.

4.  Revised Quail Run easement wording.

5.  Created concept Resort Residences floor plan.

6.  Created concept room floor plan.

7. Added addtional signage concept elevation.

8. Added blow up site plan with signage location.

9. Revised setback and heights plan.

10. New underground parking concept plan with  
  proposed parking counts.

11. Revised concept sections. Added step down  
  massing closer to setbacks.

Concept Site Plan   | Third Level

esc. 1” = 30’-0”
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SITE PLAN REVISIONS
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REVISIONS 01-09-2019

1.  Added Lincoln Dr. civil survey.

2.  Added Employee Break area.

3.  Revised Lincoln Dr. dedicated easement   
  wording.

4.  Revised Quail Run easement wording.

5.  Created concept Resort Residences floor plan.

6.  Created concept room floor plan.

7. Added addtional signage concept elevation.

8. Added blow up site plan with signage location.

9. Revised setback and heights plan.

10. New underground parking concept plan with  
  proposed parking counts.

11. Revised concept sections. Added step down  
  massing closer to setbacks.

Concept Site Plan   | Third Level

esc. 1” = 30’-0”
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N
0’ 40’ 80’ 160’

SITE PLAN REVISIONS

REVISED FEBRUARY 12TH, 2019

REVISIONS 02-12-2019

1. Quail Run Road - it is centered on the existing Property Line, which in turn should align with Palmerie 
Blvd across Lincoln Drive. Quail Run Road will be two lanes, 22’ width of asphalt, 11’ per lane, with an 
additional 2’ curb on each side. The total width of improvements to be 26’. There will also be 12’ of land-
scaping on the East side of the new curb.

2. Garage parking space sizes - where no overhang is possible, 9’x 20’ spaces are to be provided. If 
overhang is possible, then up to 2’ over overhang will be factored into the calculation.

3. Garage parking spaces count - 2 parking spaces per Dwelling Unit will be provided. Please refer to the 
attached preliminary parking study for detail.

4.	Valet	-	In	the	event	that	the	parking	garage	cannot	accommodate	sufficient	cars,	the	parking	ga-
rage may be converted to Valet Only to accommodate tandem or stacked parking. Preliminary review 
estimates a 15% increase in parking capacity from self-park to valet only.

5. Right of Way (ROW) dedications - as part of any potential ROW dedication, an acceptable land-
scape easement would be requested to accommodate for a future widening of any roadways and 
preserve the proposed surface parking.

6. South Property Line – Andaz – Open Space Criteria (OSC) - step the building back from the South 
property line - the building adjacent to the South property line has been redesigned per this request. The 
Set	Back	Exhibit	has	been	revised	to	reflect	a	two-story	building	stepping	back	to	a	three-story	maxi-
mum. A revised Open Space Criteria Section has been attached.

7. Density - Door count - total door count reduced to 165. As part of the redesign to move units away 
from	the	South	Property	line,	15	of	the	lock-off	doors	were	eliminated	to	provide	a	more	efficient	use	of	
space and access. The revised door count is comprised of 120 hotel doors, 30 residential doors of which 
15 have a lock-off feature.

8.  Open Space Criteria - the revised proposed Amendment complies with the OSC on the West bound-
ary (which is adjacent to residential property) and the North boundary on Lincoln Drive, which is a Visu-
ally	Significant	Corridor,	with	limited	encroachment	on	the	South	and	East	boundaries

9. Signage - Signage will not be placed in the ROW unless an applicable easement is granted by the 
Town.

10.	Lincoln	Drive	access	-	the	access	has	been	shown	in	this	location	and	may	be	fine-tuned	depending	
on	Council’s	final	determination.	Traffic	counts	and	designs	will	be	based	on	Smoke	Tree	Resort’s	use	of	
the access point.

11. Civil Engineering - Drainage – Attached

12. Civil Engineering - Water impact service study - This item is in process and has been discussed with 
the Town Engineer.

13. Stipulations - Applicant comments - comments have been provided

14.	Citizen	Review	Session	-	has	been	scheduled	for	Feb	18th,	2019	at	6:00pm	on	site.	Official	notices	and	
mailings have been mailed and attached and cross referenced with the Town.  

15. Parking screen walls have been added in front of all parking spaces along Lincoln and Quail Run 
Road that face the roadways.

10

6

9

9 9

9

1 1515

15

15

15



20S M O K E  T R E E  R E S O R T 

PROPOSED LANDSCAPE PLAN
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PROPOSED SITE LIGHTING PLAN
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CONCEPT SITE PLAN - CONCEPT FLOOR PLANS

Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 9February 11th, 2019
esc. 1/8” = 1’-0”

Concept Site Plan   | Concept Floor Plans 

A
H1B
H2

R E S O R T  R E S I D E N C E
Unit A - 1,200 sf.
Unit B - 1,200 sf.
esc. 1/8” = 1’-0”

H O T E L  B E D R O O M S
Room #1 - 450 sf.
Room #2 - 450 sf.
esc. 1/8” = 1’-0”
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B
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PROPOSED SIGNAGE  PLAN

REVISED FEBRUARY 12TH, 2019

Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 6February 11th, 2019

Concept Site Plan   | Site Wall Design

1. Hotel Auto Courtyard Access
esc. 3/16” = 1’-0”
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PROPOSED SIGNAGE  PLAN

REVISED FEBRUARY 12TH, 2019

Special Use Permit Application   |  Smoke Tree Resort  |  Town of Paradise Valley, AZ 7February 11th, 2019

Concept Site Plan   | Site Wall Design

38 sf.

5. Garbage Enclosure Walls
esc. 3/16” = 1’-0”

4. Street Signage
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1 PROPOSED EXTERIOR VIEW - LINCOLN EASTBOUND
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KEY MAP- NOT TO SCALE
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2 PROPOSED EXTERIOR VIEW - LINCOLN WESTBOUND
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KEY MAP- NOT TO SCALE
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3 PROPOSED EXTERIOR VIEW - QUAIL RUN LOOKING EAST 

N

REVISED FEBRUARY 12TH, 2019
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KEY MAP- NOT TO SCALE

3



28S M O K E  T R E E  R E S O R T 

4 PROPOSED EXTERIOR VIEW - QUAIL RUN LOOKING NORTH

REVISED FEBRUARY 12TH, 2019
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4 5

KEY MAP- NOT TO SCALE

3



29S M O K E  T R E E  R E S O R T 

5 PROPOSED EXTERIOR VIEW - ANDAZ VIEW NORTH 

REVISED FEBRUARY 12TH, 2019

1 2

4 5

KEY MAP- NOT TO SCALE
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EXTERIOR ELEVATIONS

REVISED FEBRUARY 12TH, 2019

EAST ELEVATION - NOT TO SCALE

WEST ELEVATION - NOT TO SCALE
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OPEN SPACE DIAGRAM - SITE SECTIONS

SECTION A 

SECTION B 0’ 25’ 50’ 100’

20’-0”

20’-0”

REVISED FEBRUARY 12TH, 2019

SPECIAL USE PERMIT OFFICE
(MEDICAL OFFICE BUILDING

30FT HEIGHT)

A

B

C

SPECIAL USE PERMIT OFFICE
(MEDICAL OFFICE BUILDING

30FT HEIGHT)

KEY MAP- NOT TO SCALE
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OPEN SPACE DIAGRAM - SITE SECTIONS

SECTION C

0’ 25’ 50’ 100’

20’-0”

REVISED FEBRUARY 12TH, 2019

SPECIAL USE PERMIT RESORT 
(ANDAZ)

A

B

C

KEY MAP- NOT TO SCALE
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SCHEMATIC WALL SECTION

REVISED FEBRUARY 12TH, 2019
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PROPOSED SITE SET BACKS

0’ 40’ 80’ 160’
N

REVISED JANUARY 25TH, 2019
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ZONING EXHIBIT

N

REVISED FEBRUARY 12TH, 2019

NOTE

Applicant altered the County Zoning Map to show 
residential parcels in the Development Area as “Future 
Development”
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PROPOSED PROJECT DATA

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

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 %

Smoke Tree Resort - Area Calculations
Total interior 

Area (sf)

Total 
Footprint 
Area(sf)
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RENDERINGS & CONCEPTS
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CONCEPT IMAGE

REVISED JANUARY 09TH, 2019
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CONCEPT IMAGE
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CONCEPT IMAGE
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CONCEPT IMAGE
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480.477.1111 | PHXARCH.COM

Design Cocpt-Rert  Arhiectural FetuesDESIGN CONCEPT - RESORT ARCHITECTURAL FEATURES
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480.477.1111 | PHXARCH.COM

Design Cocpt-Rert  Arhiectural Fetues

480.477.1111 | PHXARCH.COM

Design Cocpt-Rert  Arhiectural Fetues
DESIGN CONCEPT - RESORT ARCHITECTURAL FEATURES
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Design Cocpt-Pool , Loby ad Get RoomsDESIGN CONCEPT - POOL, LOBBY AND GUEST ROOMS
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480.477.1111 | PHXARCH.COM

Design Cocpt-Rert  Pavion DESIGN CONCEPT - RESORT PAVILION
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DESIGN CONCEPT - GUEST ROOMS

REVISED JANUARY 09TH, 2019
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DESIGN CONCEPT - RETAIL BUILDING SIGNAGE

REVISED JANUARY 09TH, 2019
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DESIGN CONCEPT - HOTEL BUILDING SIGNAGE

REVISED JANUARY 09TH, 2019
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TRAFFIC IMPACT ANALYSIS

F u l l  1 5 2  p a g e  r e p o r t  h a s  b e e n  s u b m i t t e d 
t o  t h e  T o w n  o f  P a r a d i s e  V a l l e y .

SMOKE TREE RESORT 
TRAFFIC IMPACT ANALYSIS 

7101 E Lincoln Drive 
Town of Paradise Valley, Arizona 

Prepared for: 
Beus Gilbert PLLC 
701 N 44th Street 

Phoenix, Arizona 85008 
 

For Submittal to: 
Town of Paradise Valley 

Prepared By:  

  
CivTech, Inc.  
10605 North Hayden Road 
Suite 140 
Scottsdale, Arizona 85260 
(480) 659-4250 

February 2019 
CivTech Project No. 18-0550 
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Traffic Impact Analysis

7101 E. Lincoln Drive
Town of Paradise Valley, Arizona

February 2019
Project No. 18-0550

Prepared For:

Beus Gilbert, PLC
701 N. 44th Street
Phoenix, Arizona 85008

For Submittal to:

Town of Paradise Valley

Prepared By:

10605 North Hayden Road
Suite 140
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Smoke Tree
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PARKING MEMO

REVISED FEBRUARY 12TH, 2019
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ALTA SURVEY
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LEGAL DESCRIPTION
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WATER, DRAINAGE & SEWER NARRATIVES
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PRELIMINARY DRAINAGE REPORT

REVISED FEBRUARY 12TH, 2019
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Preliminary Drainage Report
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Smoke Tree Resort

Paradise Valley, Arizona

February 11, 2019

Prepared for: 
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3620 E Campbell Ave, Suite B

Phoenix, AZ 85018 

(602) 952-8811

Prepared by:
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WATER SERVICE IMPACT STUDY

REVISED FEBRUARY 12TH, 2019
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Smoke Tree Resort Coe & Van Loo Consultants, Inc. 
Water Service Impact Study Project No.:  1.01.0315301 

i                                         February 12, 2019  
N:\01\0315301\Enviro\Parcel\Reports\Water Service Impact Study.docx 
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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 
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Project Name: EJFT 16154
Project Address: 6720 N Scottsdale Rd, Scottsdale , AZ 85253
Date of Flow Test: 2016-09-30
Time of Flow Test: 7:25 AM
Data Reliable Until: 2017-03-30
Conducted By: Austin Gourley & Eder Cueva (EJ Flow Tests) 602.999.7637
Witnessed By: Lee Huddleston (EPCOR Water) 602.882.4846
City Forces Contacted: 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: 112.0 PSI
Residual Pressure: 100.0 PSI
Flowing GPM: 2,374
GPM @ 20 PSI: 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: 72.0 PSI
Residual Pressure: 60.0 PSI
Flowing GPM: 2,374
GPM @ 20 PSI: 5,240

Static-Residual Hydrant

Flow Hydrant

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

Static-Residual Elevation
1306 ft (above sea level)

Flow Hydrant (F ) Elevation1

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

WATER 
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PROPOSED SITE LIGHTING

ECM/EMM  
EPIC MEDIUM LED

1 - 4 LightBARs

Solid State LED

 
DECORATIVE AREA LUMINAIRE

Invue

SPECIFICATION FEATURES

Construction
TOP: Cast aluminum top housing 
attaches to cast aluminum 
mounting arm hub with four 
stainless steel fasteners. One-piece 
silicone gasket between mounting 
hub and top casting seals out 
moisture and contaminants. 
(See the mounting accessories 
section for a full selection of 
mounting arms. (Only these 
arms are compatible with the 
Epic luminaire). MIDSECTION: 
Continuous silicone gaskets seal 
lens to top casting and shade. The 
mid section features cast aluminum 
construction and stainless steel 
assembly. SHADES: Heavy gauge 
precision spun aluminum shades 
offer superior surface finish and 
consistency in form. DOORFRAME: 
Die-cast aluminum 1/8” thick door 
and doorframe seal to underside of 
shade with a thick wall continuous 
silicone gasket. Mounting hub 
ships attached to mounting arm.

Optics
Choice of twelve patented, high-
efficiency AccuLED Optic™ 
technology manufactured from 

injection-molded acrylic. Optics are 
precisely designed to shape the 
optics, maximizing efficiency and 
application spacing. AccuLED Optic 
technology, creates consistent 
distributions with the scalability 
to meet customized application 
requirements. Offered Standard in 
4000K (+/- 275K) CCT and nominal 
70 CRI. Optional 3000K CCT and 
5000K CC. For the ultimate level 
of spill light control, an optional 
house-side shield accessory can 
be field or factory installed. The 
house-side shield is designed to 
seamlessly integrate with the SL2, 
SL3 or SL4 optics.

Electrical
LED drivers mount to die-cast 
aluminum back housing for optimal 
heat sinking, operation efficacy, 
and prolonged life. Standard 
drivers feature electronic universal 
voltage (120-277V 50/60Hz), 347V 
60Hz or 480V 60Hz operation, 
greater than 0.9 power factor, less 
that 20% harmonic distortion, and 
is suitable for operation in -40°C 
to 40°C ambient environments. 
All fixtures are shipped standard 

with 10kV/10kA common – 
and differential – mode surge 
protection. LightBARs feature 
and IP66 enclosure rating and 
maintain greater than 95% lumen 
maintenance at 60,000 hours per 
IESNA TM-21. Occupancy sensor 
and dimming options available.

Finish
Housing is finished in five-stage 
super TGIC polyester powder coat 
paint, 2.5 mil nominal thickness 
for superior protection against 
fade and wear. LightBAR™ cover 
plates are standard white and 
may be specified to match finish 
of luminaire housing. Standard 
colors include black, bronze, grey, 
white, dark platinum and graphite 
metallic. RAL and custom color 
matches available. Consult Outdoor 
Architectural Colors brochure for a 
complete selection.

Warranty
Five-year warranty.

The EPIC Collection delivers custom luminaire flexibility with high 
quality, yet availability expectations of standard specification grade 
product. The EPIC Collection can be dressed to suit any application. 
Recognizing evolving environmental and legislative trends, the  EPIC 
Collection delivers world class LED optical and performance solutions to 
the decorative luminaire marketplace.

DESCRIPTION

S

YS
TEMS

C

E RT I F I E

D

C E R T I F I C A T I O N  D A T A
UL/cUL Listed
IP66 LIghtBARs
LM79 / LM80 Compliant
2G Vibration Tested
ISO 9001

E N E R G Y  D A T A
Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120-277V 50/60Hz, 347V/60Hz,
480V/60Hz
-40°C Minimum Temperature
40°C Ambient Temperature Rating

E P A
Effective Projected Area: (Sq. Ft.) 0.94

S H I P P I N G  D A T A
Approximate Net Weight:
45 lbs. [20 kgs.]

Catalog # Type

Date

Project

Comments

Prepared by

Maximum Width
24-1/16" [611mm]

Maximum 
Height

21"
[533mm]

See configurations for more detailed information.

Maximum Width
24-1/16" [611mm]

ECM Classical EMM Modern

Maximum 
Height

20" 
[508mm]

DIMENSIONS

TD500028EN
January 4, 2019 8:54 AM

S1

Specifications and 
dimensions subject to 
change without notice.

Eaton 
1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting

HOUSING MID SECTION SHADE

Solid
3-7/16" H x 9-15/16" W

Solid Rings
3-7/16" H x 12" W

Bell
8" H x 24" W

Flute
6" H x 22-1/2" W

Straight Wide
5-1/8" H x 23-15/16" W

Straight Narrow
6-5/8" H x 19-1/8" W

Modern
9-3/8" H 

x 8-7/8" W

MOUNTING OPTION

Height from
ceiling equals

calculated height
of fixture plus

pendant length
and 7/8"Classical

8-5/8" H x 8-3/4" W

CONFIGURATIONS

LUMEN MAINTENANCE

ECM/EMM EPIC MEDIUM LED

LUMEN MULTIPLIER

101
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100

99

98

97

96

95

94

93

92

91

90

Hours (Thousands)

Lu
m

en
 M

ai
n

te
n

an
ce

 (
Pe

rc
en

t)

25°C 40°C 50°C

POWER AND LUMENS BY BAR COUNT (7 LED LIGHTBARS)POWER AND LUMENS BY BAR COUNT (21 LED LIGHTBARS)

Ambient
Temperature

Lumen  
Multiplier

10ºC 1.02

15ºC 1.01

25ºC 1.00

40ºC 0.99

50ºC 0.96

Ambient
Temperature

25,000 
Hours*

50,000 
Hours*

60,000  
Hours* 

100,000 
Hours

Theoretical L70 
(Hours)

25ºC > 99% > 97% > 96% > 93% > 450,000

40ºC > 98% > 97% > 96% > 92% > 425,000

50ºC > 97% > 96% > 95% > 91% > 400,000

* Per IESNA TM-21 data.

Number of LightBARs F01 F02 F03 F04

Drive Current 1A Drive Current

Power (Watts) 26W 55W 78W 102W

Current @ 120V (A) 0.22 0.46 0.66 0.86

Current @ 277V (A) 0.10 0.21 0.29 0.37

Power (Watts) 32W 60W 85W 105W

Current @ 347V (A) 0.11 0.19 0.28 0.30

Current @ 480V (A) 0.09 0.15 0.21 0.22

T2
Lumens 2,434 4,867 7,301 9,735

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T3
Lumens 2,424 4,848 7,272 9,696

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T4
Lumens 2,374 4,748 7,122 9,496

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

5MQ
Lumens 2,521 5,042 7,563 10,084

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G1 B3-U0-G2

5WQ
Lumens 2,466 4,932 7,398 9,864

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,461 4,923 7,384 9,845

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G2 B4-U0-G3

SL2
Lumens 2,376 4,752 7,127 9,503

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,389 4,778 7,167 9,556

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B2-U0-G2

SL4
Lumens 2,331 4,662 6,993 9,323

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

RW
Lumens 2,441 4,883 7,324 9,765

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,159 4,318 6,478 8,637

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G3 B1-U0-G3

Number of LightBARs E01 E02 E03 E04

Drive Current 350mA Drive Current

Power (Watts) 25W 52W 75W 97W

Current @ 120V (A) 0.22 0.44 0.63 0.82

Current @ 277V (A) 0.10 0.20 0.28 0.36

Power (Watts) 31W 58W 82W 99W

Current @ 347V (A) 0.11 0.19 0.28 0.29

Current @ 480V (A) 0.09 0.15 0.20 0.21

T2
Lumens 2,948 5,896 8,844 11,792

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T3
Lumens 2,936 5,873 8,809 11,745

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T4
Lumens 2,876 5,752 8,627 11,503

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G3

5MQ
Lumens 3,054 6,108 9,161 12,215

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5WQ
Lumens 2,987 5,975 8,962 11,949

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,982 5,963 8,945 11,926

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G3 B4-U0-G3

SL2
Lumens 2,878 5,756 8,634 11,512

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,894 5,788 8,682 11,576

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL4
Lumens 2,823 5,647 8,470 11,294

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

RW
Lumens 2,957 5,915 8,872 11,829

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,616 5,231 7,847 10,462

BUG Rating B1-U0-G2 B1-U0-G2 B1-U0-G3 B2-U0-G3
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ECM/EMM  
EPIC MEDIUM LED

1 - 4 LightBARs

Solid State LED

 
DECORATIVE AREA LUMINAIRE

Invue

SPECIFICATION FEATURES

Construction
TOP: Cast aluminum top housing 
attaches to cast aluminum 
mounting arm hub with four 
stainless steel fasteners. One-piece 
silicone gasket between mounting 
hub and top casting seals out 
moisture and contaminants. 
(See the mounting accessories 
section for a full selection of 
mounting arms. (Only these 
arms are compatible with the 
Epic luminaire). MIDSECTION: 
Continuous silicone gaskets seal 
lens to top casting and shade. The 
mid section features cast aluminum 
construction and stainless steel 
assembly. SHADES: Heavy gauge 
precision spun aluminum shades 
offer superior surface finish and 
consistency in form. DOORFRAME: 
Die-cast aluminum 1/8” thick door 
and doorframe seal to underside of 
shade with a thick wall continuous 
silicone gasket. Mounting hub 
ships attached to mounting arm.

Optics
Choice of twelve patented, high-
efficiency AccuLED Optic™ 
technology manufactured from 

injection-molded acrylic. Optics are 
precisely designed to shape the 
optics, maximizing efficiency and 
application spacing. AccuLED Optic 
technology, creates consistent 
distributions with the scalability 
to meet customized application 
requirements. Offered Standard in 
4000K (+/- 275K) CCT and nominal 
70 CRI. Optional 3000K CCT and 
5000K CC. For the ultimate level 
of spill light control, an optional 
house-side shield accessory can 
be field or factory installed. The 
house-side shield is designed to 
seamlessly integrate with the SL2, 
SL3 or SL4 optics.

Electrical
LED drivers mount to die-cast 
aluminum back housing for optimal 
heat sinking, operation efficacy, 
and prolonged life. Standard 
drivers feature electronic universal 
voltage (120-277V 50/60Hz), 347V 
60Hz or 480V 60Hz operation, 
greater than 0.9 power factor, less 
that 20% harmonic distortion, and 
is suitable for operation in -40°C 
to 40°C ambient environments. 
All fixtures are shipped standard 

with 10kV/10kA common – 
and differential – mode surge 
protection. LightBARs feature 
and IP66 enclosure rating and 
maintain greater than 95% lumen 
maintenance at 60,000 hours per 
IESNA TM-21. Occupancy sensor 
and dimming options available.

Finish
Housing is finished in five-stage 
super TGIC polyester powder coat 
paint, 2.5 mil nominal thickness 
for superior protection against 
fade and wear. LightBAR™ cover 
plates are standard white and 
may be specified to match finish 
of luminaire housing. Standard 
colors include black, bronze, grey, 
white, dark platinum and graphite 
metallic. RAL and custom color 
matches available. Consult Outdoor 
Architectural Colors brochure for a 
complete selection.

Warranty
Five-year warranty.

The EPIC Collection delivers custom luminaire flexibility with high 
quality, yet availability expectations of standard specification grade 
product. The EPIC Collection can be dressed to suit any application. 
Recognizing evolving environmental and legislative trends, the  EPIC 
Collection delivers world class LED optical and performance solutions to 
the decorative luminaire marketplace.

DESCRIPTION

S
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E RT I F I E
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C E R T I F I C A T I O N  D A T A
UL/cUL Listed
IP66 LIghtBARs
LM79 / LM80 Compliant
2G Vibration Tested
ISO 9001

E N E R G Y  D A T A
Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120-277V 50/60Hz, 347V/60Hz,
480V/60Hz
-40°C Minimum Temperature
40°C Ambient Temperature Rating

E P A
Effective Projected Area: (Sq. Ft.) 0.94

S H I P P I N G  D A T A
Approximate Net Weight:
45 lbs. [20 kgs.]

Catalog # Type

Date

Project

Comments

Prepared by

Maximum Width
24-1/16" [611mm]

Maximum 
Height

21"
[533mm]

See configurations for more detailed information.

Maximum Width
24-1/16" [611mm]

ECM Classical EMM Modern

Maximum 
Height

20" 
[508mm]

DIMENSIONS
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S2

Specifications and 
dimensions subject to 
change without notice.

Eaton 
1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting

HOUSING MID SECTION SHADE

Solid
3-7/16" H x 9-15/16" W

Solid Rings
3-7/16" H x 12" W

Bell
8" H x 24" W

Flute
6" H x 22-1/2" W

Straight Wide
5-1/8" H x 23-15/16" W

Straight Narrow
6-5/8" H x 19-1/8" W

Modern
9-3/8" H 

x 8-7/8" W

MOUNTING OPTION

Height from
ceiling equals

calculated height
of fixture plus

pendant length
and 7/8"Classical

8-5/8" H x 8-3/4" W

CONFIGURATIONS

LUMEN MAINTENANCE

ECM/EMM EPIC MEDIUM LED

LUMEN MULTIPLIER
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25°C 40°C 50°C

POWER AND LUMENS BY BAR COUNT (7 LED LIGHTBARS)POWER AND LUMENS BY BAR COUNT (21 LED LIGHTBARS)

Ambient
Temperature

Lumen  
Multiplier

10ºC 1.02

15ºC 1.01

25ºC 1.00

40ºC 0.99

50ºC 0.96

Ambient
Temperature

25,000 
Hours*

50,000 
Hours*

60,000  
Hours* 

100,000 
Hours

Theoretical L70 
(Hours)

25ºC > 99% > 97% > 96% > 93% > 450,000

40ºC > 98% > 97% > 96% > 92% > 425,000

50ºC > 97% > 96% > 95% > 91% > 400,000

* Per IESNA TM-21 data.

Number of LightBARs F01 F02 F03 F04

Drive Current 1A Drive Current

Power (Watts) 26W 55W 78W 102W

Current @ 120V (A) 0.22 0.46 0.66 0.86

Current @ 277V (A) 0.10 0.21 0.29 0.37

Power (Watts) 32W 60W 85W 105W

Current @ 347V (A) 0.11 0.19 0.28 0.30

Current @ 480V (A) 0.09 0.15 0.21 0.22

T2
Lumens 2,434 4,867 7,301 9,735

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T3
Lumens 2,424 4,848 7,272 9,696

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T4
Lumens 2,374 4,748 7,122 9,496

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

5MQ
Lumens 2,521 5,042 7,563 10,084

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G1 B3-U0-G2

5WQ
Lumens 2,466 4,932 7,398 9,864

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,461 4,923 7,384 9,845

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G2 B4-U0-G3

SL2
Lumens 2,376 4,752 7,127 9,503

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,389 4,778 7,167 9,556

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B2-U0-G2

SL4
Lumens 2,331 4,662 6,993 9,323

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

RW
Lumens 2,441 4,883 7,324 9,765

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,159 4,318 6,478 8,637

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G3 B1-U0-G3

Number of LightBARs E01 E02 E03 E04

Drive Current 350mA Drive Current

Power (Watts) 25W 52W 75W 97W

Current @ 120V (A) 0.22 0.44 0.63 0.82

Current @ 277V (A) 0.10 0.20 0.28 0.36

Power (Watts) 31W 58W 82W 99W

Current @ 347V (A) 0.11 0.19 0.28 0.29

Current @ 480V (A) 0.09 0.15 0.20 0.21

T2
Lumens 2,948 5,896 8,844 11,792

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T3
Lumens 2,936 5,873 8,809 11,745

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T4
Lumens 2,876 5,752 8,627 11,503

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G3

5MQ
Lumens 3,054 6,108 9,161 12,215

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5WQ
Lumens 2,987 5,975 8,962 11,949

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,982 5,963 8,945 11,926

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G3 B4-U0-G3

SL2
Lumens 2,878 5,756 8,634 11,512

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,894 5,788 8,682 11,576

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL4
Lumens 2,823 5,647 8,470 11,294

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

RW
Lumens 2,957 5,915 8,872 11,829

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,616 5,231 7,847 10,462

BUG Rating B1-U0-G2 B1-U0-G2 B1-U0-G3 B2-U0-G3
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DESCRIPTION

SPECIFICATION FEATURES
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2.23"
[57mm]

2.25"
[57mm]

2.5"
[63mm]

0.75"
[18mm]

4.5"
[114mm]

2.23"
[57mm]

4.5"
[114mm]

3.75"
[96mm]

2.5"
[63mm]

0.75"
[18mm]

2.5"
[63mm]

0.75"
[18mm]

4.5"
[114mm]

2.25"
[57mm]

0.625"
[16mm]

203 203-CRS

203-FM203-FL

Cambria 203 is a small, low voltage dimmable LED and halogen MR16
luminaire. It is available with a fully adjustable side swivel stem (203, 203-FL), 
an adjustable center rear swivel (203-CRS) or a stationary rear flush mount 
(203-FM). Side swivel models 203 and 203-FL provide 340° tilt and 360° 
rotation. Various lenses, louvers and color or dichroic filters can be combined 
- up to three at once - to create multiple lighting effects. The Lumiere 
exclusive Siphon Protection System (S.P.S.) prevents water from siphoning 
into the fixture through its own lead wires.

Material
Housing, hood and mounting 
stem are precision-machined 
from corrosion-resistant billet 
stock 6061-T6 aluminum, C360 
brass, C932 bronze*, C110 copper 
or 303/304 stainless steel.

Finish
Fixtures constructed from 6061-T6
aluminum are double protected 
by an ROHS* compliant chemical 
film undercoating and polyester
powdercoat paint finish, 
surpassing the rigorous demands 
of the outdoor environment. A 
variety of standard colors are
available.

Brass, Bronze*, Copper or 
Stainless Steel
Fixtures constructed from brass,
bronze*, copper or stainless steel
are left unpainted to reveal the
natural beauty of the material.
Brass, bronze* and copper will
patina naturally over time.

Hood
Hood is removable for easy 
relamping and accepts up to three
internal accessories at once (lenses, 
louvers, filters) to achieve multiple 
lighting effects. Model 203, 203-CRS 
& 203-FM: Weep holes prevent water 
and mineral stains from collecting 
on the lens, even in the straight-up 
position. Model 203-FL: The flush lens
design reduces fixture length, 
minimizes debris collection and 
prevents water and mineral stains 
from collecting on the lens.

Gasket
Housing and hood are sealed with
a high temperature silicone o-ring
gasket to prevent water intrusion.

Lens
Tempered glass lens, factory sealed 
with high temperature adhesive to 
prevent water intrusion and breakage 
due to thermal shock.

Mounting Stem
Model 203 and 203-FL include fully
adjustable side-mounted swivel stem, 
providing 340° tilt and 360° rotation for 
easy aiming. Center rear swivel (203-
CRS) or stationary rear flush mount 
(203-FM) models are also available. 
All models include 1/2” NPS threaded 
male fitting. Stainless steel aim-locking 
mechanisms are standard (not available 
on 203-FM). Lumière’s exclusive Siphon 
Protection System (S.P.S.) prevents 
water from siphoning into the fixture 
through its own lead wires.

Hardware
Stainless steel hardware is standard to 
provide maximum corrosion-resistance.

Socket
Ceramic socket with 250° C Teflon® 
coated lead wires and GU5.3 bi-pin 
base.

Electrical
Remote 12V transformer required (not 
included). Initial power draw on LED 
equipped fixtures is 12 watts. When 
sizing transformer use 12 watts per 
LED fixture. Nominal power draw 
after start up is 8 watts. Also, LEDs are 
more voltage sensitive than standard 
halogen MR16 lamps. The LED module 
is designed to operate within the range 
12V +/- 1.2V. Any less or more voltage 
can cause premature failures.

Lamp
Halogen lamp not included. SORAA 
LED modules are included and are 
available in three color temperatures
(2700, 3000 and 4000) or Amber 
(585-595nm) and three distributions 
(spot, narrow, and flood). Both color 
temperature and distribution must be 
specified when ordering. Soraa lamp 
compatible (8W Max).

ORDERING INFORMATION

Sample Number:  203-FL-50MR16-12-NSS

C E R T I F I C A T I O N  D A T A
UL and cUL Wet Location Listed 
LM79 / LM80 Compliant
ROHS* Compliant
IP65 Ingressed Protection Rated

T E C H N I C A L  D A T A
8W LED, L70/60,000 hours at 25°C
Low Voltage: 50W Halogen MR16

*For natural bronze ROHS material consult factory.

203
CAMBRIA

LED
HALOGEN

 
APPLICATIONS:

ACCENT / FLOOD

Series Construction Source
(for LED, select from each column and combine) Voltage Finish

203=LED of MR16 Cambria 
Accent Fixture

__=Standard Side Swivel Stem, 1/2” NPS
CRS=Center Rear Swivel Stem, 1/2” NPS
FM=Rear Flush Mount, 1/2” NPS
FL=Flush Lens, Side Swivel Stem, 1/2” NPS

50MR16=50W max. Halogen MR16 (lamp not included) 12=12V Painted 
BK=Black                        
BZ=Bronze                     
CS=City Silver
VE=Verde
WT=White
Premium Finish
NBR=Natural Brass      
NCP=Natural Copper 
NBZ=Natural Bronze*
NSS=Natural Stainless Steel

8LED=8W LED 27=2700K
30=3000K 
40=4000K 

10=10°  Spot
25=25°  Narrow
36=36°  Wide

5LED=5W LED AM=Amber 
(585-595nm)

25=25° Narrow

Specifications and dimensions subject to change without notice.
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CAMBRIA 203 MR16 HALOGEN PHOTOMETRY DATA

OPTICAL ACCESSORIES - ORDER SEPARATELY

Filters
(2.00" Diameter)

Optical Lenses
(2.00" Diameter)

Optical Louvers (2.00" 
Diameter)

F71 = Peach Dichroic
F72 = Amber Dichroic
F73 = Green Dichroic
F74 = Medium Blue
F75 = Yellow Dichroic
F76 = Red Dichroic
F77 = Dark Blue Dichroic
F78 = Light Blue Dichroic
F79 = Neutral Density Dichroic
F80 = Magenta Dichroic
F22 = Red Color
F33 = Blue Color
F44 = Green Color
F55 = Yellow Color
F66 = Mercury Vapor

LSL=Linear Spread Lens 
(elongates standard beam 
spread)
DIF=Diffused Lens
(provides even illumination) 
OSL=Overall Spread Lens 
(increases standard beam 
spread)

LVR=45° Hex Cell Louver 
(reduces glare)

CONE OF LIGHT

0º D

LAMP WATTAGE MULTIPLIER

20W 0.32

35W 0.57

CCT MULTIPLIER TABLE

Filename 203-50MR16-12-BK-NSP.ies

Lamp 50W MR16 NSP

CBCP 11,000

Distance FC Beam Diameter

2' 2550 1'6"

4' 638 1'0"

6' 283 1'6"

8' 159 2'0"

10' 102 3'0"

15' 45 4'0"

Filename 203-50MR16-12-BK-FL.ies

Lamp 50W MR16 FL

CBCP 2,000

Distance FC Beam Diameter

2' 431 1'6"

4' 106 3'0"

6' 48 5'0"

8' 27 6'6"

10' 17 8'0"

15' 7 12'0"

Filename 203-50MR16-12-BK-NFL.ies

Lamp 50W MR16 NFL

CBCP 3,200

Distance FC Beam Diameter

2' 725 1'0"

4' 181 2'6"

6' 81 4'0"

8' 45 5'0"

10' 29 6'6"

15' 13 10'0"

Filename 203-50MR16-12-BK-WFL.ies

Lamp 50W MR16 WFL

CBCP 1,200

Distance FC Beam Diameter

2' 269 2'0"

4' 67 4'6"

6' 30 7'6"

8' 17 9'0"

10' 11 11'6"

15' 5 17'0"

Horizontal Illuminance on Surface - Cambria 203 Standard Recessed Hood - 50W MR16

MOUNTING ACCESSORIES - ORDER SEPARATELY

Ground Mounting

GS01= 1-1/2”x 6-3/4” (38mm x 171mm) cast zinc ground spike. 
GS03= 2-3/8” x 6-5/8” 960mm x 168mm) aluminum ground spike with integral 12V wiring 
compartment. Specify powder paint finish (BK,BZ,CS,VE,WT)
GS04= 1” x 16-1/2” (25mm x 419mm) aluminum ground spike with integral 12V wiring com-
partment. Specify powder paint finish (BK,BZ,CS,VE,WT)
GS05= 1” x 16-1/2” (48mm x 438mm) black polycarbonate ground spike with 2”-13” height 
adjustment - requires fixture with extended stem.
GS08 = 1-7/8” x 8” (48mm x 203mm) black ABS ground spike.
GS13= 3-3/4” x 4-1/2” (95mm x 114mm) brass/stainless steel 3 prong ground spike.

Surface / Wall Mounting - specify powder paint finish (BK,BZ,CS,VE,WT)

FS1 = 2-7/8”x 4-5/8” (73mm x 117mm) rectagular wall plate or box cover with single 1/2 NPS 
mounting hole. 
FS2 = 2-7/8”x 4-5/8” (73mm x 117mm) rectagular wall plate or box cover with dual 1/2 NPS 
mounting holes. 
RS1= 4-1/2” (144mm) machined aluminum standard round wall plate with single 1/2 NPS 
mounting hole.
RS2= 4-1/2” (114mm) machined aluminum standard round wall plate with single 1/2 NPS 
mounting hole.
TM01= 2-3/16” x 1-1/2” (71mm x 38mm) round mount for installation on trees or other wood 
surfaces with 1/2 NPS mounting hole.
TM05= 3-7/8” x 2” (98mm x 51mm) rectangular tree/surface mount with wiring compartment 
and single 1/2 NPS mounting hole.

Low Voltage  Tree Mounting - specify finish (BK,BZ,CS,VE,WT)

TM04= 2-1/2” x 4-1/4” (64mm x 108mm) expanding tree strap with self adjusting tension 
release for one fixture mount. Designed for a maximum tree diameter of 24” (610mm).
TM04-2= two fixture mount.
TM04-3= three fixture mount.
TM04-4 = four fixture mount.
TM07= tree friendly ring with adjustable stand-offs. Accomidates 18”-24” (457mm - 610mm)
tree diameter. 
TM07-2= two fixture mount.
TM07-3= three fixture mount.
TM07-4 = four fixture mount.
TM07-6 = six fixture mount.

LED LOCATION MR16 LOCATION

1.2"
[30.5mm]

0.47"
[11.9mm]

LAMP OR LED MODULE PLACEMENT

NOTES AND FORMULAS

• Beam diameter is to 50% of maximum footcandles, rounded to the nearest half-foot.
• Footcandle values are initial. Apply appropriate light loss factors where necessary.
• Bare lamp data shown. Consult lamp manufacturers to obtain detailed specifications for their lamps.

Specifications and dimensions subject to change without notice.

ECM/EMM  
EPIC MEDIUM LED

1 - 4 LightBARs

Solid State LED

 
DECORATIVE AREA LUMINAIRE

Invue

SPECIFICATION FEATURES

Construction
TOP: Cast aluminum top housing 
attaches to cast aluminum 
mounting arm hub with four 
stainless steel fasteners. One-piece 
silicone gasket between mounting 
hub and top casting seals out 
moisture and contaminants. 
(See the mounting accessories 
section for a full selection of 
mounting arms. (Only these 
arms are compatible with the 
Epic luminaire). MIDSECTION: 
Continuous silicone gaskets seal 
lens to top casting and shade. The 
mid section features cast aluminum 
construction and stainless steel 
assembly. SHADES: Heavy gauge 
precision spun aluminum shades 
offer superior surface finish and 
consistency in form. DOORFRAME: 
Die-cast aluminum 1/8” thick door 
and doorframe seal to underside of 
shade with a thick wall continuous 
silicone gasket. Mounting hub 
ships attached to mounting arm.

Optics
Choice of twelve patented, high-
efficiency AccuLED Optic™ 
technology manufactured from 

injection-molded acrylic. Optics are 
precisely designed to shape the 
optics, maximizing efficiency and 
application spacing. AccuLED Optic 
technology, creates consistent 
distributions with the scalability 
to meet customized application 
requirements. Offered Standard in 
4000K (+/- 275K) CCT and nominal 
70 CRI. Optional 3000K CCT and 
5000K CC. For the ultimate level 
of spill light control, an optional 
house-side shield accessory can 
be field or factory installed. The 
house-side shield is designed to 
seamlessly integrate with the SL2, 
SL3 or SL4 optics.

Electrical
LED drivers mount to die-cast 
aluminum back housing for optimal 
heat sinking, operation efficacy, 
and prolonged life. Standard 
drivers feature electronic universal 
voltage (120-277V 50/60Hz), 347V 
60Hz or 480V 60Hz operation, 
greater than 0.9 power factor, less 
that 20% harmonic distortion, and 
is suitable for operation in -40°C 
to 40°C ambient environments. 
All fixtures are shipped standard 

with 10kV/10kA common – 
and differential – mode surge 
protection. LightBARs feature 
and IP66 enclosure rating and 
maintain greater than 95% lumen 
maintenance at 60,000 hours per 
IESNA TM-21. Occupancy sensor 
and dimming options available.

Finish
Housing is finished in five-stage 
super TGIC polyester powder coat 
paint, 2.5 mil nominal thickness 
for superior protection against 
fade and wear. LightBAR™ cover 
plates are standard white and 
may be specified to match finish 
of luminaire housing. Standard 
colors include black, bronze, grey, 
white, dark platinum and graphite 
metallic. RAL and custom color 
matches available. Consult Outdoor 
Architectural Colors brochure for a 
complete selection.

Warranty
Five-year warranty.

The EPIC Collection delivers custom luminaire flexibility with high 
quality, yet availability expectations of standard specification grade 
product. The EPIC Collection can be dressed to suit any application. 
Recognizing evolving environmental and legislative trends, the  EPIC 
Collection delivers world class LED optical and performance solutions to 
the decorative luminaire marketplace.

DESCRIPTION
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C E R T I F I C A T I O N  D A T A
UL/cUL Listed
IP66 LIghtBARs
LM79 / LM80 Compliant
2G Vibration Tested
ISO 9001

E N E R G Y  D A T A
Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120-277V 50/60Hz, 347V/60Hz,
480V/60Hz
-40°C Minimum Temperature
40°C Ambient Temperature Rating

E P A
Effective Projected Area: (Sq. Ft.) 0.94

S H I P P I N G  D A T A
Approximate Net Weight:
45 lbs. [20 kgs.]

Catalog # Type

Date

Project

Comments

Prepared by

Maximum Width
24-1/16" [611mm]

Maximum 
Height

21"
[533mm]

See configurations for more detailed information.

Maximum Width
24-1/16" [611mm]

ECM Classical EMM Modern

Maximum 
Height

20" 
[508mm]

DIMENSIONS
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Specifications and 
dimensions subject to 
change without notice.

Eaton 
1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting

HOUSING MID SECTION SHADE

Solid
3-7/16" H x 9-15/16" W

Solid Rings
3-7/16" H x 12" W

Bell
8" H x 24" W

Flute
6" H x 22-1/2" W

Straight Wide
5-1/8" H x 23-15/16" W

Straight Narrow
6-5/8" H x 19-1/8" W

Modern
9-3/8" H 

x 8-7/8" W

MOUNTING OPTION

Height from
ceiling equals

calculated height
of fixture plus

pendant length
and 7/8"Classical

8-5/8" H x 8-3/4" W

CONFIGURATIONS
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POWER AND LUMENS BY BAR COUNT (7 LED LIGHTBARS)POWER AND LUMENS BY BAR COUNT (21 LED LIGHTBARS)

Ambient
Temperature

Lumen  
Multiplier

10ºC 1.02

15ºC 1.01

25ºC 1.00

40ºC 0.99

50ºC 0.96

Ambient
Temperature

25,000 
Hours*

50,000 
Hours*

60,000  
Hours* 

100,000 
Hours

Theoretical L70 
(Hours)

25ºC > 99% > 97% > 96% > 93% > 450,000

40ºC > 98% > 97% > 96% > 92% > 425,000

50ºC > 97% > 96% > 95% > 91% > 400,000

* Per IESNA TM-21 data.

Number of LightBARs F01 F02 F03 F04

Drive Current 1A Drive Current

Power (Watts) 26W 55W 78W 102W

Current @ 120V (A) 0.22 0.46 0.66 0.86

Current @ 277V (A) 0.10 0.21 0.29 0.37

Power (Watts) 32W 60W 85W 105W

Current @ 347V (A) 0.11 0.19 0.28 0.30

Current @ 480V (A) 0.09 0.15 0.21 0.22

T2
Lumens 2,434 4,867 7,301 9,735

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T3
Lumens 2,424 4,848 7,272 9,696

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3

T4
Lumens 2,374 4,748 7,122 9,496

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

5MQ
Lumens 2,521 5,042 7,563 10,084

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G1 B3-U0-G2

5WQ
Lumens 2,466 4,932 7,398 9,864

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,461 4,923 7,384 9,845

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G2 B4-U0-G3

SL2
Lumens 2,376 4,752 7,127 9,503

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,389 4,778 7,167 9,556

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B2-U0-G2

SL4
Lumens 2,331 4,662 6,993 9,323

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

RW
Lumens 2,441 4,883 7,324 9,765

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,159 4,318 6,478 8,637

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G3 B1-U0-G3

Number of LightBARs E01 E02 E03 E04

Drive Current 350mA Drive Current

Power (Watts) 25W 52W 75W 97W

Current @ 120V (A) 0.22 0.44 0.63 0.82

Current @ 277V (A) 0.10 0.20 0.28 0.36

Power (Watts) 31W 58W 82W 99W

Current @ 347V (A) 0.11 0.19 0.28 0.29

Current @ 480V (A) 0.09 0.15 0.20 0.21

T2
Lumens 2,948 5,896 8,844 11,792

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T3
Lumens 2,936 5,873 8,809 11,745

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3

T4
Lumens 2,876 5,752 8,627 11,503

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G3

5MQ
Lumens 3,054 6,108 9,161 12,215

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5WQ
Lumens 2,987 5,975 8,962 11,949

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2

5XQ
Lumens 2,982 5,963 8,945 11,926

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G3 B4-U0-G3

SL2
Lumens 2,878 5,756 8,634 11,512

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL3
Lumens 2,894 5,788 8,682 11,576

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

SL4
Lumens 2,823 5,647 8,470 11,294

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2

RW
Lumens 2,957 5,915 8,872 11,829

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3

SLL/SLR
Lumens 2,616 5,231 7,847 10,462

BUG Rating B1-U0-G2 B1-U0-G2 B1-U0-G3 B2-U0-G3
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RESORT DWELLING UNITS SUPPLEMENT

Original October 1, 2018 Updated February 12, 2019 

 

1 
 

Proposed Smoke Tree Resort SUP- Amendment Supplement 

Resort Dwelling Units 

Consistent with existing and currently approved Town of Paradise Valley Resorts, a small number of Resort 
Residences (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, 15 of which with lock off feature (lock-off 
included in 165 total door count). 

• Access to Rental Program, defined by CC&Rs, and under unified management with Hotel. 
• All Owner use period is covered under “In-Lieu Fee”; collected by the HOA. 

o CC&Rs in alignment with the Town of Paradise Valley’s Ordinances. 
• FF&E packages available, mandatory FF&E required for Rental Program.  
• Rental Program will abide by the Town’s Bed and Non-Residential Rental Business Activity Tax code 
• Adaptation of the “In-Lieu Fee” concept from the Mountain Shadows SUP Development Agreement 

 
Please refer to pages 24-32 of the Amended and Restated Development Agreement dated April 18, 2013 in 
connection with the Mountain Shadows Special Use Permit for additional detail. 

 

 

Resort Total Units Guest Units Resort Residences Percentage for Sale
Proposed Smoke Tree Resort 165 135 30 18%
Ritz Carlton 458 200 258 56%
Andaz 201 201 0* 0%*
Mountain Shadows 331 183 148 45%
Sanctuary 174 161 54 31%
Montelucia 327 303 124 38%
Scottsdale Plaza 404 404 0 0%
Doubletree 378 378 0 0%
Hermosa Inn 49 49 0 0%
Camelback Inn 458 458 458 100%

Notes:
* Cottonwoods (Andaz) SUP 12-08 had 27 Resort Residences under consideration before current ownership 
withdrew the request prior to approval

REVISED FEBRUARY 12TH, 2019
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EXECUTIVE SUMMARY  
This report documents a traffic impact analysis performed for the proposed Smoke Tree 
Resort south of Lincoln Road between Mockingbird Lane and Scottsdale Road in the 
Town of Paradise Valley. The proposed development will consist of maximum of 120 
hotel rooms and a maximum of 30 residential units of 1,200 SF each above the hotel 
rooms, of which 15 will have a lock-off feature.  
CivTech, Inc. has been retained by Beus Gilbert PLLC to perform the traffic impact 
study for the proposed redevelopment. The purpose of this assessment is to address 
the traffic and transportation impacts of the proposed development on the surrounding 
streets and intersections.  
The following conclusions have been documented in this study. 
General 

 The proposed development is anticipated to generate approximately 1,032 
weekday daily trips, with 69 trips occurring in the AM peak hour and 101 trips 
occurring in the PM peak hour. 

Existing Conditions 

 The results of the existing conditions analysis indicates that all intersections 
currently operate at an overall acceptable level of service (LOS D or better), with 
the exception of the intersections of Apartment Driveway & Lincoln Drive and 
AJ’s Driveway & Lincoln Drive under the existing lane configurations. 

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and existing Apartments. It is 
possible that a raised median will be installed along the length of Lincoln 
Drive.  

Opening Year 2020  

 The results of the 2020 opening year Synchro analysis indicates that all study 
intersections are anticipated to experience an acceptable level of service, with 
the exception of the following intersections: 

o The intersection of Mockingbird Lane & Lincoln Drive is expected to 
experience delay on the northbound and southbound approaches during 
the no build and the full build scenario. By increasing the southbound left 
turn phase from 9 seconds to 19 seconds and changing the northbound 
left turn phase from permissive to permissive-protected, the southbound 
approach delay is expected to decrease from 56 seconds per vehicle to 
55.1 seconds per vehicle during the AM peak hour and decrease from 
58.7 seconds per vehicle to 55.4 seconds per vehicle during the PM peak 
hour. The northbound approach delay is expected to decrease from 48 
seconds per vehicle to 43.3 seconds per vehicle during the AM peak hour 
and decrease from 58.7 seconds per vehicle to 57.3 seconds per vehicle 
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in the PM peak hour, which is very close to what is considered an 
acceptable level of service.  

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and the existing Lincoln 
Apartments. The addition of Smoke Tree Resort is not the cause of these 
delays, which remains consistent with the existing condition.  

o The intersection of Scottsdale Road & Lincoln Drive is expected to 
experience delay on the eastbound and westbound approaches during 
both the AM and PM peak hours for both the no build and full build 
scenarios. The intersection is expected to operate at an overall acceptable 
level of service (LOS D or better) during both the AM and PM peak hours 
of both scenarios, however, the eastbound and westbound approach 
delay could be improved by increasing the eastbound phase from 30 
seconds to 32 seconds and increasing the westbound phase from 13 
seconds to 21 seconds. This change is expected to decrease the overall 
intersection delay from 46.4 seconds per vehicle to 25 seconds per 
vehicle in the AM peak and increase the overall intersection delay from 
44.9 seconds per vehicle to 52.1 seconds per vehicle in the PM peak 
hour. Although the PM peak hour overall intersection delay is expected to 
increase, the individual approach delays for the eastbound and westbound 
decrease significantly. The eastbound approach is expected to decrease 
from 82.8 seconds per vehicle to 16 seconds per vehicle and the 
westbound approach is expected to decrease from 63.8 seconds per 
vehicle to 23.7 seconds per vehicle during the PM peak hour.  

o The intersection of Quail Run Road and Access A reports a delay of 
zero seconds using the HCM 6th edition methodology. No LOS is reported 
in the included appendices, however zero seconds of delay would yield an 
LOS of A, shown in the table.  

Horizon year 2025 

 The results of the 2025 horizon year Synchro analysis summarized in Table 7 
indicates that all study intersections are anticipated to experience an acceptable 
level of service, with the exception of the following intersections: 

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and the existing Lincoln 
Apartments. The addition of Smoke Tree Resort is not the cause of these 
delays, which remains consistent with the existing condition.  

o The intersection of Scottsdale Road & Lincoln Drive is expected to 
experience delay on the southbound, eastbound and westbound 
approaches during both the AM and PM peak hours for both the no build 
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and full build scenarios. By decreasing the cycle length from 130 seconds 
to 120 seconds and optimizing the green times, the overall intersection 
delay is expected to decrease from 76 seconds per vehicle to 58.2 
seconds per vehicle during the AM peak hour and decrease from 62.7 
seconds per vehicle to 57.7 seconds per vehicle during the PM peak hour. 
Although this mitigation measure is expected to decrease the approach 
delays and the overall intersection delay, if this signal is coordinated with 
any others along Scottsdale Road, changing the cycle length will interfere 
with the coordination and would not be recommended. The City of 
Scottsdale has stated that they have plans to change the eastbound 
approach configuration to dual left turn lanes and a shared through/right 
turn lane. It is not known when this change will occur, but it could improve 
the delay if the intersection is retimed.  

o The intersection of Quail Run Road and Access A reports a delay of 
zero seconds using the HCM 6th edition methodology. No LOS is reported 
in the included appendices, however zero seconds of delay would yield an 
LOS of A, shown in the table. 

Queue Storage and Sight Distance 

 According to the CivTech study done for the Ritz Carlton, the newly signalized 
intersection of Quail Run Road and Lincoln Drive will have eastbound/westbound 
left turn lanes and a westbound right turn lane striped with 150 feet of storage 
each. While 150 feet is being proposed due to the current development 
agreement with Five Star Development for the Ritz Carlton, less is required to 
meet the recommended AASHTO length. The recommended storage lengths are 
provided for horizon year 2025 using the total traffic projections. 

o The Smoke Tree Resort is requesting a new full access driveway located 
approximately 80 feet west of the eastern most property line. The Town of 
Paradise Valley has stated that an eastbound right turn deceleration lane 
is required at this driveway. Using AASHTO methodology only 25 feet of 
storage is required, however, 50 feet is the minimum that should be 
recommended per AASHTO standards with a 90 foot taper.  

 There are no existing obstructions to sight distance within the project 
intersections or along the included corners of the proposed intersection. 
Adequate site distance must be provided at the intersections to allow safe left 
and right turning movements from the development 

o The contractor should ensure that sight visibility is provided at all 
proposed intersections according to the distances and that sight triangles 
at public intersections are maintained according to the Town Code. All 
vegetation and trees should be maintained according to Town of Paradise 
Valley regulations.  
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INTRODUCTION  

Smoke Tree Resort is currently 26 individual suites and bungalows. The site is being 
redeveloped and is proposed as a hotel with a maximum of 120 hotel rooms and a 
maximum of 30 residential units of 1,200 SF each above the hotel rooms, of which 15 
will have a lock-off feature. The site is located on the south side of Lincoln Drive 
between Mockingbird Lane and Scottsdale road. 

Study Requirements 
This study analyzes the traffic impact due to the proposed development on the 
surrounding street network. The study will be prepared in conformance with the Town of 
Paradise Valley’s Traffic Impact Analysis (TIA) Criteria and Traffic Impact Statement 
(TIS) Criteria, May 2015. The specific objectives of the study are: 

♦ To determine whether the planned street system in the vicinity of the site is 
adequate to accommodate the increased traffic that results from the proposed 
development.  

 To recommend additional street improvements or traffic control devices, where 
necessary, and to mitigate the additional site-generated traffic 

Study Area 
This study is classified as a Category 1 TIA meaning the study area is defined as all 
signalized and major unsignalized intersections within a ¼ -mile radius of the site. The 
following study area intersections have been evaluated:  

 Mockingbird Lane & Lincoln Drive
 Quail Run Road & Lincoln Drive
 Smoke Tree Driveway West & Lincoln Drive
 Smoke Tree Driveway East & Lincoln Drive
 Medical Office Driveway West & Lincoln Drive
 Medical Office Driveway East & Lincoln Drive
 Apartment Driveway & Lincoln Drive
 AJ’s Driveway & Lincoln Drive
 Scottsdale Road & Lincoln Drive

Horizon Years 
Per the study requirements, a Category 1 Traffic Impact and Mitigation Analysis is 
required. Analysis will be conducted on the current conditions, the opening year and 
opening plus five years.  

It is assumed that development will open in October 2020. For purposes of this study, 
the development will be assumed fully built out by 2020. Therefore, the analysis years 
to be analyzed for this study include opening year 2020 and horizon year 2025. A 
location map of the study area is provided in Figure 1. 



Figure 1: Vicinity Map
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EXISTING CONDITIONS 

SURROUNDING LAND USE 

The surrounding area includes various land uses. Directly north of the site, on the north 
side of Lincoln Drive, is the site for the new Ritz Carlton luxury hotel. Bordering the site 
to the east is the site for the proposed Lincoln Medical Center expansion. West of the 
site are detached single-family homes. Northeast of the site is the Lincoln Scottsdale, 
multi-family apartment homes. Also within the vicinity of the site are many retail shops 
and restaurants. 

EXISTING ROADWAY NETWORK 

The existing roadway network analyzed in this study includes Mockingbird Lane, Lincoln 
Drive, Quail Run Road and Scottsdale Road.  

Mockingbird Lane is a north-south three-lane road with one lane in each travelling 
direction and a continuous two-way-left-turn lane north of Lincoln Drive, and a two-lane 
road south of Lincoln Drive. Mockingbird Lane begins at the intersection with McDonald 
Road and continues north for approximately 2 miles before terminating at the 
intersection with Northern Avenue. The posted speed limit is 35 miles per hour (mph). 

Lincoln Drive is an east-west four-lane road with two lanes in each travelling direction. 
Within the vicinity of the site, there are raised medians along portions of the road. 
Lincoln Drive begins just east of the State Route 51 freeway and continues east for 
approximately 7 miles before terminating at the intersection with Cattletrack Road, just 
west of the Arizona Canal. The posted speed limit is 40 mph within the vicinity of the 
site.  

Quail Run Road is a north-south two-lane road with one lane in each travelling 
direction. Quail Run Road begins just north of a private property south of the site and 
continues north for approximately 0.15 miles before terminating at the intersection with 
Lincoln Drive. There is no posted speed limit.  

Scottsdale Road is a north-south six-lane road with three lanes in each travelling 
direction within the vicinity of the site. There are broken, raised medians along the 
whole length of road. Scottsdale Road begins at the intersection with Rio Salado 
Parkway and continues north for approximately 18 miles before terminating at the 
intersection with Carefree Highway. The posted speed limit is 45 mph. 

EXISTING INTERSECTION CONFIGURATION 

The intersection of Mockingbird Lane and Lincoln Drive is a four-legged signalized 
intersection with protected left turns on the southbound and westbound approaches. 
The northbound and southbound approaches each have one dedicated left turn lane 
and a shared through and right turn lane. The eastbound and westbound approaches 
each have one dedicated left turn lane, one through lane, and one shared through and 
right turn lane. There are pedestrian crosswalks across all legs of the intersection.  



Smoke Tree Resort – Paradise Valley, AZ   Traffic Impact Analysis 
 

7  February 2019 

The intersection of Quail Run Road and Lincoln Drive is a four-legged, stop-controlled 
intersection with free movements in the east and west directions. The northbound 
approach has one shared left turn/through/right turn lane. The eastbound approach has 
one through lane and one shared through and right turn lane. The westbound approach 
has two through lanes and a break in the median to allow for dedicated left turns. The 
southbound approach is currently a construction access point with one shared left 
turn/through/right turn lane. 

The intersection of Smoke Tree Driveway West and Lincoln Drive is a three-legged, 
stop-controlled “T” intersection with free movements in the east and west directions. 
The northbound approach has one shared left turn and right turn lane. The eastbound 
approach has one through lane and one shared through and right turn lane. The 
westbound approach has two through lanes and a break in the median to allow for 
dedicated left turns.  

The intersection of Smoke Tree Driveway East and Lincoln Drive is a three-legged, 
stop-controlled “T” intersection with free movements in the east and west directions. 
The northbound approach has one shared left turn and right turn lane. The eastbound 
approach has one through lane and one shared through and right turn lane. The 
westbound approach has two through lanes and a break in the median to allow for 
dedicated left turns.  

The intersection of Medical Office Driveway West and Lincoln Drive is a three-
legged, stop-controlled “T” intersection with free movements in the east and west 
directions. The northbound approach has one shared left turn and right turn lane. The 
eastbound approach has one through lane and one shared through and right turn lane. 
The westbound approach has two through lanes and a break in the median to allow for 
dedicated left turns.  

The intersection of Medical Office Driveway East and Lincoln Drive is a three-
legged, stop-controlled “T” intersection with free movements in the east and west 
directions. The northbound approach has one shared left turn and right turn lane. The 
eastbound approach has one through lane and one shared through and right turn lane. 
The westbound approach has two through lanes and a break in the median to allow for 
dedicated left turns.  

The intersection of Apartment Driveway and Lincoln Drive is a four-legged, stop-
controlled intersection with free movements in the east and west directions. The 
southbound approach consists of one dedicated left turn lane and one dedicated right 
turn lane. The eastbound approach consists of a two-way-left turn lane one through lane 
and one shared through and right turn lane. The northbound approach consists of one 
shared left turn and right turn lane. The westbound approach consists of a two-way left 
turn lane, on through lane and one shared through and right turn lane. 

 The intersection of AJ’s Driveway and Lincoln Drive is a four-legged, stop-controlled 
intersection with free movements in the east and west directions. The northbound 
approach has one shared left turn and right turn lane. The eastbound approach has a 
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two-way-left-turn lane, one through lane and one shared through and right turn lane. 
The southbound approach has one dedicated left turn lane and one dedicated right turn 
lane. The westbound approach has a dedicated left turn lane, one through lane and one 
shared through and right turn lane.  

The intersection of Scottsdale Road and Lincoln Drive is a four-legged signalized 
intersection with split phasing on the eastbound and westbound approaches and 
protected left turns on the northbound and southbound approaches. The northbound 
approach has two dedicated left turn lanes, two through lanes and one shared through 
and right turn lane. The westbound approach has one dedicated left turn lane, one 
through lane and one shared through and right turn lane. The southbound approach has 
one dedicated left turn lane, three through lanes and one dedicated right turn lane. The 
eastbound approach has one dedicated left turn lane, one shared left turn and through 
lane and one dedicated right turn lane. There are pedestrian cross walks across all legs 
of the intersection. 

The existing intersection configurations and traffic control is illustrated in Figure 2. 
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EXISTING TRAFFIC VOLUMES 

CivTech engaged Field Data Services of Arizona, Inc. to record traffic volumes at nine 
study intersections within the project vicinity. Peak hour volume turning movement 
counts were performed from 7:00-9:00 AM and 4:00-6:00 PM on Thursday, May 31, 
2018. Peak hour turning movement counts were conducted at the following study 
intersections: 

 Mockingbird Lane & Lincoln Drive 
 Quail Run Road & Lincoln Drive 
 Smoke Tree Driveway West & Lincoln Drive 
 Smoke Tree Driveway East & Lincoln Drive 
 Medical Office Driveway West & Lincoln Drive 
 Medical Office Driveway East & Lincoln Drive 
 Apartment Driveway & Lincoln Drive 
 AJ’s Driveway & Lincoln Drive 
 Scottsdale Road & Lincoln Drive 

The Town of Paradise Valley requires that a seasonal adjustment factor be applied to 
existing traffic counts taken outside of typical months. These traffic counts were 
conducted in May, and summer months typically have lower amounts of traffic due to 
school not being in session. The seasonal adjustment factor for the month of May is 
1.01, however since they were conducted on the last day of the month, the adjustment 
factor for the month of June will be used to be more conservative. The seasonal 
adjustment factor for June is 1.03, this was applied to all traffic within the study area. 
Existing 2018 traffic volumes with the seasonal adjustment factor applied are presented 
in Figure 3 for the weekday AM and PM peak hours. Raw traffic volume data obtained 
for this study have been included in Appendix B. 



21
6(

14
5)

85
(4

6)
70

(5
7)

           
1

6(
0)

0(
0)

2(
0)

           
2

0(
0)

0(
0)

0(
0)

           
3

0(
0)

0(
0)

0(
0)

           
4

212(228) 39(56) 0(0) 1(0) 0(0) 0(0) 0(0) 0(0)
815(764) 801(805) 962(846) 819(871) 968(848) 818(870) 970(847) 815(870)

29(28) 19(12) 3(1) 2(0) 2(1) 1(0) 0(1) 0(2)

5(
7)

33
(6

0)
15

(1
0)

0(
0)

0(
0)

7(
2)

4(
1)

0(
0)

0(
0)

1(
1)

0(
0)

2(
2)

Mockingbird Lane & Lincoln Dr Quail Run Rd & Lincoln Dr Smoke Tree Drwy West & Lincoln Dr Smoke Tree Drwy East & Lincoln Dr

0(
0)

0(
0)

0(
0)

           
5

0(
0)

0(
0)

0(
0)

           
6

12
(3

4)
0(

0)
5(

7)

           
7

0(0) 0(0) 0(0) 0(0) 26(7) 10(9)
968(849) 815(870) 967(849) 815(869) 912(792) 757(777)

4(0) 0(0) 2(0) 5(0) 34(41) 18(6)

0(
2)

0(
0)

3(
0)

0(
2)

0(
0)

3(
3)

50
(6

6)
0(

3)
29

(4
7)

Medical Drwy West & Lincoln Dr Medical Drwy East & Lincoln Dr Apartment Drwy & Lincoln Dr

12
(7

)
1(

0)
4(

4)

           
8

55
7(

44
9)

15
94

(1
46

1)
48

(5
6)

           
9

3(11) 8(8) 422(461) 45(67)
892(786) 769(775) 37(54) 35(60)

53(53) 43(61) 426(385) 36(54)

6(
14

)
0(

1)
41

(8
9)

26
0(

37
3)

12
51

(1
51

4)
38

(4
4)

AJ's Drwy & Lincoln Dr Scottsdale Rd & Lincoln Dr

Legend NORTH

XX(XX) - AM(PM) Peak Hour Traffic Volumes

Figure 3: Seasonally Adjusted Existing Traffic Volumes

CivTechSmoke Tree Resort Traffic Impact Analysis

1 2 3 4

5 6

8 9

7

SITE Lincoln
Medical
Center

Lincoln Dr.M
oc

ki
ng

bi
rd

 L
n.

Q
ua

il 
Ru

n 
Rd

.

Sc
ot

ts
da

le
 R

d.

2 43 5 6 97 8
1



Smoke Tree Resort – Paradise Valley, AZ   Traffic Impact Analysis 
 

12  February 2019 

EXISTING CAPACITY ANALYSIS 

Peak hour capacity analyses have been conducted for the study intersections based on 
existing intersection configurations and traffic volumes.  All intersections have been 
analyzed using the methodologies presented in the Highway Capacity Manual (HCM), 
Special Report 209, and Updated 2016 and using Synchro software, version 10.0 under 
the HCM 6th edition methodology. 

The concept of level of service (LOS) uses qualitative measures that characterize 
operational conditions within the traffic stream. The individual levels of service are 
described by factors that include speed, travel time, freedom to maneuver, traffic 
interruptions, and comfort and convenience. Six levels of service are defined for each 
type of facility for which analysis procedures are available. They are given letter 
designations A through F, with LOS A representing the best operating conditions and 
LOS F the worst. Each level of service represents a range of operating conditions. 
Levels of service for intersections are defined in terms of delay ranges. Table 1 lists the 
level of service criteria for signalized and unsignalized intersections, respectively. 

Table 1: Level of Service Criteria 

Level of Service Control Delay (seconds/vehicle) 
Signalized Intersections Unsignalized Intersections 

A ≤ 10 ≤ 10 
B > 10-20 > 10-15 
C > 20-35 > 15-25 
D > 35-55 > 25-35 
E > 55-80 > 35-50 
F > 80 > 50 

Source: Exhibit 19-8, Exhibit 20-2, Exhibit 21-8 and Exhibit 22-8, Highway Capacity Manual 2017 

Synchro 10.0 software calculates the LOS per the HCM 6th edition methodology.  The 
6th edition HCM documents the signalized LOS calculation methodology which takes 
into account lane geometry, traffic volumes and cycle length/phasing to compute LOS. 
Synchro analysis worksheets report individual movement delay/LOS and overall 
delay/LOS for signalized intersections; unsignalized intersection worksheets report the 
worst-case delay/LOS and the average overall intersection delay. Signal timing data for 
the intersection of Mockingbird Lane and Lincoln Drive was provided by the Town of 
Paradise Valley. Timing for the intersection of Scottsdale Road and Lincoln Drive was 
provided by the City of Scottsdale. Results of the existing level of service analyses are 
shown in Table 2 for both AM and PM peak hours. The existing conditions analysis 
worksheets have been included in Appendix C. 
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Table 2: Existing Peak Hour Levels of Service 

The results of the existing conditions analysis summarized in Table 2 indicates that all 
intersections currently operate at an overall acceptable level of service (LOS D or 
better), with the exception of the intersections of Apartment Driveway & Lincoln Drive 
and AJ’s Driveway & Lincoln Drive under the existing lane configurations depicted in 
Figure 2. 

The intersections of Apartment Driveway & Lincoln Drive and AJ’s Driveway & 
Lincoln Drive experience delays in the northbound left turn approach and southbound 
left turn. Both of these approaches and driveways are driveways for AJ’s Fine Foods 
and existing Apartments. It is possible that a raised median will be installed along the 
length of Lincoln Drive.  

ID Intersection 
Intersection 

Control 
Approach/ 
Movement 

Existing LOS 
AM (PM) 

1 Mockingbird Lane & Lincoln Drive Signal 

NB 
SB 
EB 
WB 

D(E) 
E(E) 
B(A) 
B(B) 

Overall C(B) 

2 Quail Run Road & Lincoln Drive 2-way stop 
(NB/SB) 

NB Shared 
SB Shared 

EB Left 
WB Left 

B(B) 
C(A) 
A(A) 
B(A) 

3 Smoke Tree Driveway West & 
Lincoln Drive 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(C) 
B(A) 

4 Smoke Tree Driveway East & 
Lincoln Drive 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(B) 
A(A) 

5 Medical Driveway West & Lincoln 
Drive 

1-way stop 
(NB) 

NB Shared 
WB Left 

B(C) 
A(A) 

6 Medical Driveway West & Lincoln 
Drive 

1-way stop 
(NB) 

NB Shared 
WB Left 

B(C) 
B(A) 

7 Apartment Driveway & Lincoln 
Drive 

2-way stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

F(F) 
F(E) 
B(B) 
A(A) 
B(A) 

8 AJ’s Driveway & Lincoln Drive 2-way stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

C(D) 
F(F) 
B(B) 
A(A) 
B(B) 

9 Scottsdale Road & Lincoln Drive Signal 

NB 
SB  
EB 
WB  

C(C) 
D(C) 
E(E) 
E(F) 

Overall D(D) 
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PROPOSED DEVELOPMENT 

SITE LOCATION 

The proposed redevelopment will be located 7101 East Lincoln Drive in the Town of 
Paradise Valley, Arizona. 

SITE ACCESS 

There are three access points proposed for this development, described as follows:  

 Access A is a proposed access from Quail Run Road to the Smoke Tree site. 
The intersection of Quail Run Road and Lincoln Drive will be signalized by build 
out year 2020, and it is expected that some vehicles will utilize Quail Run Road 
to access the Smoke Tree site. This access will be a full movement access on 
the western border of the site.  

 Access B is a proposed full movement access point on Lincoln Drive located 
approximately 80 feet west of the eastern Smoke Tree property line. The two 
existing access points to the site will be removed and replaced with this single 
access. 

 Access C is a proposed access from Quail Run Road to Smoke Tree south of the 
proposed Access A. This access is proposed to be full access, however, due to 
the location, it is unlikely that many vehicles will be using this driveway and 
therefore, it was not included in the analysis of this report. 

The two existing Smoke Tree Driveways, intersections 3 and 4, will both be removed by 
opening year 2020 and replaces with a single, full movement access located 
approximately 80 feet west of the eastern property line. 

The proposed site plan is provided in Figure 4. 
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TRIP GENERATION 

The potential trip generation for the proposed development was estimated utilizing the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition and Trip 
Generation Handbook, 3rd Edition.  The ITE Trip Generation Manual contains data 
collected by various transportation professionals for a wide range of different land uses.  
The data are summarized in the report and average rates and equations have been 
established that correlate the relationship between an independent variable that 
describes the development size and generated trips for each categorized land use. The 
report provides information for daily and peak hour trips. 

Since the Smoke Tree Resort is a proposed redevelopment of the current resort, some 
of the existing traffic counts are existing trips generated by the site. To be conservative, 
these trips were not subtracted from the existing traffic counts, meaning that there will 
actually be less “new trips” then mentioned in this study. 

The proposed development will consist of a maximum of 120 standard hotel rooms, 30 
residential units/condos, 15 lock-off units that will be owned by individuals and rented 
out to the public, and a 3,500 square foot quality restaurant. The lock-off residential 
units have been included in the analysis as part of the total hotel room count to present 
a worst-case scenario where all rooms have been rented at the same time. They have 
been included in the hotel room count since it is assumed that the owners of each unit 
will not use this as their primary residence and will rent it out to guests. The restaurant 
will be on the resort site, but is not intended to serve guests of the resort completely. An 
internal capture reduction reduces the number of external trips being made to the site. It 
is assumed that approximately 50% of all visitors to the restaurant will be off site and 
the other 50% will be guests and residents of the resort. The hotel is not a standard 
hotel, ITE land use code 310, nor would it be considered a resort hotel, ITE land use 
code 330. Custom trip rates were established by averaging the trip rates for a standard 
hotel and a resort hotel for the AM and PM peak hours as well as the daily trips. Table 3 
depicts the trip generation summary for the proposed development. Trip generation 
calculations are provided in Appendix D. 

Table 3: Trip Generation Summary 
  

  
ITE 
LUC 

  
  

Size 

  
  

Units 

Weekday Trips 
  Daily AM PM 

Proposed 
Use Total In Out Total In Out Total 
Hotel  310/330 135 Rooms 700 38 15 53 29 39 68 

Condos 220 30 Dwelling 
Units 186 3 12 15 13 7 20 

Quality 
Restaurant 931 3,500 SF 294 0 3 3 18 9 27 

Total Trips 1,180 41 30 71 60 55 115 
Internal Capture Reduction 
 (Quality Restaurants 50%) 

(148) (0) (2) (2) (9) (5) (14) 

Subtotals 1,032 41 28 69 51 50 101 
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As shown in Table 3, the proposed development is anticipated to generate 
approximately 1,032 weekday daily trips, with 69 trips occurring in the AM peak hour 
and 101 trips occurring in the PM peak hour. 

TRIP DISTRIBUTION AND ASSIGNMENT 

A single trip distribution pattern was assumed for the proposed development. It is 
expected that the resort development will generate trips based on future population 
within a 7-mile radius of the site.  Future total population within a 7-mile radius of the 
site, as predicted by the 2020/2030 socio-economic data compiled by the Maricopa 
Association of Governments (MAG), was used as a basis to estimate trip distribution for 
the resort development 

The resulting trip distribution percentages for the study area are shown in Table 4.  The 
trip distribution calculations are included in Appendix E. 

Table 4: Site Trip Distribution 

Direction (To/From) Trip Distribution 
North on Mockingbird Ln 6% 
South on Mockingbird Ln 4% 

West on Lincoln Dr 25% 
North on Scottsdale Rd 35% 
South on Scottsdale Rd 30% 

Total 100% 

Figure 5 illustrates the trip distribution percentages shown in Table 4 on the existing 
roadway network with the study area. The percentages presented in Figure 5 were 
applied to the site trips generated to determine the AM and PM peak hour site traffic at 
the intersections within the study area. The resulting site generated traffic for the 
proposed development are presented in Figure 6. 
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Figure 6 - Site Volumes.xlsx
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FUTURE BACKGROUND TRAFFIC 

CivTech applied a growth rate to the seasonally adjusted traffic counts for this study in 
order to obtain the background traffic volumes along the adjacent roadway network. In 
reviewing the City of Scottsdale Traffic Counts Map, a 1.7% average growth rate was 
found within the proposed study area. Table 5 shows the expansion factors used for the 
proposed opening year 2020 and horizon year 2025.   

Table 5: Growth Rate Expansion Factors 

Horizon Year Expansion Factor 
2020 1.034 
2025 1.125 

Applying the growth rate expansion factors to the seasonally adjusted existing traffic 
volumes predicts the volume of traffic anticipated on the surrounding area roads for 
opening year 2020 and horizon year 2025. Directly north of the proposed Smoke Tree 
Resort is the new Ritz Carlton Resort. Phase 1 of that development is expected to be 
open by 2020, meaning that it will be adding some site generated trips to the 
surrounding roadway network. Since CivTech was the company that performed the 
analysis for the Ritz Carlton in 2015, the site generated volumes expected for 2020 and 
2025 were added to the grown existing volumes. Directly east of the proposed site is 
another proposed development, Lincoln Medical Center. It is expected that the Lincoln 
Medical expansion and the Smoke Tree Resort will begin and end construction at 
roughly the same time. Lincoln Medical Center is also expected to add additional traffic 
to the surrounding roadway network. The proposed site generated trips were assigned 
to the surrounding roadway network, and these trips were also added to the grown 
existing volumes. 

The same methodology was used for both horizon years. Calculated background traffic 
for opening year 2020 and horizon year 2025 is presented in Figure 7 and Figure 8, 
respectively. Seasonally adjusted existing traffic volumes, Ritz Carlton site volumes, 
Smoke Tree site volumes and more detailed background traffic calculations are 
included in Appendix F.  

TOTAL TRAFFIC 

Total traffic was determined by adding the site generated traffic to the projected 
background traffic. Total peak hour traffic volumes for the opening year 2020 and 
horizon year 2025 are shown in Figure 9 and Figure 10, respectively. 
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TRAFFIC AND IMPROVEMENT ANALYSIS 

INTERSECTION CAPACITY ANALYSIS 

Peak hour capacity analyses have been conducted for all of the intersections within the 
study area. All study area intersections were analyzed using Synchro 10.0 analysis 
software and the methodologies previously presented. Signalized intersections were 
analyzed with signal timing presented by the Town of Paradise Valley and the City of 
Scottsdale. According to the City of Scottsdale, the intersection of Scottsdale Road & 
Lincoln Drive will be restriped in the future to operate with dual left turn lanes and a shared 
through/right turn lane. It is unknown by what year these improvements will be made, so all 
analysis will be conducted using the existing lane configurations. The overall intersection 
and approach levels of service are summarized in Table 6 for the 2020 opening year 
and Table 7 for the 2025 horizon. Detailed analysis worksheets can be found in 
Appendix G and Appendix H. 

Table 6: 2020 Peak Hour Analysis 

ID Intersection 
Intersection 

Control 
Approach/ 
Movement 

2020 LOS AM(PM) 
No-Build Build Mitigated 

1 Mockingbird Ln & Lincoln 
Dr Signal 

NB 
SB 
EB 
WB 

D(E) 
E(E) 
B(A) 
B(A) 

D(E) 
E(E) 
B(A) 
B(A) 

D(D) 
E(E) 
B(B) 
C(B) 

Overall C(B) C(B) C(B) 

2 Quail Run Rd & Lincoln 
Dr Signal 

NB 
SB 
EB 
WB 

B(B) 
B(B) 
B(A) 
D(D) 

B(B) 
B(B) 
B(A) 
D(D) 

[Not 
Mitigated] 

Overall C(C) C(C) 

3 Smoke Tree Drwy West 
& Lincoln Dr 

1-way stop 
(NB) 

NB Shared/Right 
WB Left 

A(A) 
A(A) 

-(-) 
-(-) 

[Not 
Mitigated] 

4 Smoke Tree Drwy East 
& Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(C) 
B(B) 

-(-) 
-(-) 

[Not 
Mitigated] 

5 Medical Drwy West & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(C) 
B(B) 

C(C) 
B(B) 

[Not 
Mitigated] 

6 Medical Drwy East & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared/Right 
WB Left 

B(B) 
B(A) 

B(B) 
B(A) 

[Not 
Mitigated] 

7 Apartment Drwy & 
Lincoln Dr 

2-way Stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

F(F) 
F(F) 
B(B) 
B(B) 
B(B) 

F(F) 
F(F) 
B(B) 
B(B) 
B(B) 

[Not 
Mitigated] 

8 AJ’s Drwy & Lincoln Dr 2-way Stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

C(D) 
F(F) 
B(B) 
B(B) 
B(B) 

C(E) 
F(F) 
B(B) 
B(B) 
B(B) 

[Not 
Mitigated] 

9 Scottsdale Rd & Lincoln Dr Signal 

NB  
SB  
EB  
WB  

C(C) 
D(D) 
F(E) 
E(F) 

C(C) 
D(D) 
F(E) 
E(F) 

D(D) 
E(E) 
E(E) 
E(E) 

Overall D(D) D(D) E(D) 

A Quail Run Rd & Access A 1-way stop 
(WB) 

SB Left 
WB Right 

-(-) 
-(-) 

A(A) 
A(A) 

[Not 
Mitigated] 
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ID Intersection 
Intersection 

Control 
Approach/ 
Movement 

2020 LOS AM(PM) 
No-Build Build Mitigated 

B Smoke Tree Access B & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

-(-) 
-(-) 

C(C) 
B(B) 

[Not 
Mitigated] 

The results of the 2020 opening year Synchro analysis summarized in Table 6 indicates 
that all study intersections are anticipated to experience an acceptable level of service, 
with the exception of the following intersections: 

The intersection of Mockingbird Lane & Lincoln Drive is expected to experience delay 
on the northbound and southbound approaches during the no build and the full build 
scenario. By increasing the southbound left turn phase from 9 seconds to 19 seconds 
and changing the northbound left turn phase from permissive to permissive-protected, 
the southbound approach delay is expected to decrease from 56 seconds per vehicle to 
55.1 seconds per vehicle during the AM peak hour and decrease from 58.7 seconds per 
vehicle to 55.4 seconds per vehicle during the PM peak hour. The northbound approach 
delay is expected to decrease from 48 seconds per vehicle to 43.3 seconds per vehicle 
during the AM peak hour and decrease from 58.7 seconds per vehicle to 57.3 seconds 
per vehicle in the PM peak hour, which is very close to what is considered an 
acceptable level of service.  

The intersections of Apartment Driveway & Lincoln Drive and AJ’s Driveway & 
Lincoln Drive experience delays in the northbound left turn approach and southbound 
left turn. Both of these approaches and driveways are driveways for AJ’s Fine Foods 
and the existing Lincoln Apartments. The addition of Smoke Tree Resort is not the 
cause of these delays, which remains consistent with the existing condition.  

The intersection of Scottsdale Road & Lincoln Drive is expected to experience delay 
on the eastbound and westbound approaches during both the AM and PM peak hours 
for both the no build and full build scenarios. The intersection is expected to operate at 
an overall acceptable level of service (LOS D or better) during both the AM and PM 
peak hours of both scenarios, however, the eastbound and westbound approach delay 
could be improved by increasing the eastbound phase from 30 seconds to 32 seconds 
and increasing the westbound phase from 13 seconds to 21 seconds. This change is 
expected to decrease the overall intersection delay from 46.4 seconds per vehicle to 25 
seconds per vehicle in the AM peak and increase the overall intersection delay from 
44.9 seconds per vehicle to 52.1 seconds per vehicle in the PM peak hour. Although the 
PM peak hour overall intersection delay is expected to increase, the individual approach 
delays for the eastbound and westbound decrease significantly. The eastbound 
approach is expected to decrease from 82.8 seconds per vehicle to 16 seconds per 
vehicle and the westbound approach is expected to decrease from 63.8 seconds per 
vehicle to 23.7 seconds per vehicle during the PM peak hour.  

The intersection of Quail Run Road and Access A reports a delay of zero seconds 
using the HCM 6th edition methodology. No LOS is reported in the included appendices, 
however zero seconds of delay would yield an LOS of A, shown in the table.  



Smoke Tree Resort – Paradise Valley, AZ   Traffic Impact Analysis 
 

27  February 2019 

The signal timing proposed for the 2020 mitigated scenario was applied to the 2025 
horizon year. 

Table 7: 2025 Peak Hour Analysis 

ID Intersection 
Intersection 

Control 
Approach/ 
Movement 

2025 LOS AM(PM) 
No-Build Build Mitigated 

1 Mockingbird Ln & Lincoln 
Dr Signal 

NB 
SB 
EB 
WB 

D(E) 
E(E) 
B(A) 
C(B) 

D(D) 
E(E) 
C(B) 
D(C) 

[Not 
Mitigated] 

Overall C(B) C(C) 

2 Quail Run Rd & Lincoln 
Dr Signal 

NB 
SB 
EB 
WB 

B(B) 
B(C) 
A(A) 
D(D) 

B(B) 
B(B) 
B(A) 
D(C) 

[Not 
Mitigated] 

Overall C(C) C(B) 

3 Smoke Tree Drwy West 
& Lincoln Dr 

1-way stop 
(NB) 

NB Shared/Right 
WB Left 

A(A) 
A(A) 

-(-) 
-(-) 

[Not 
Mitigated] 

4 Smoke Tree Drwy East 
& Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(C) 
B(B) 

-(-) 
-(-) 

[Not 
Mitigated] 

5 Medical Drwy West & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

C(C) 
B(B) 

C(C) 
B(B) 

[Not 
Mitigated] 

6 Medical Drwy East & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared/Right 
WB Left 

B(B) 
B(A) 

B(B) 
B(A) 

[Not 
Mitigated] 

7 Apartment Drwy & 
Lincoln Dr 

2-way Stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

F(F) 
F(F) 
B(B) 
B(B) 
B(B) 

F(F) 
F(F) 
B(B) 
B(B) 
B(B) 

[Not 
Mitigated] 

8 AJ’s Drwy & Lincoln Dr 2-way Stop 
(NB/SB) 

NB Shared 
SB Left 

SB Right 
EB Left 
WB Left 

D(F) 
F(F) 
B(B) 
B(B) 
B(B) 

D(F) 
F(F) 
B(B) 
B(B) 
B(B) 

[Not 
Mitigated] 

9 Scottsdale Rd & Lincoln Dr Signal 

NB  
SB  
EB  
WB  

C(D) 
D(D) 
F(F) 
E(F) 

D(D) 
F(E) 
F(E) 
E(E) 

D(E) 
E(D) 
E(E) 
E(E) 

Overall D(D) E(E) E(E) 

A Quail Run Rd & Access A 1-way stop 
(WB) 

SB Left 
WB Right 

-(-) 
-(-) 

A(A) 
A(A) 

[Not 
Mitigated] 

B Smoke Tree Access B & 
Lincoln Dr 

1-way stop 
(NB) 

NB Shared 
WB Left 

-(-) 
-(-) 

C(C) 
B(B) 

[Not 
Mitigated] 

The results of the 2025 horizon year Synchro analysis summarized in Table 7 indicates 
that all study intersections are anticipated to experience an acceptable level of service, 
with the exception of the following intersections: 

The intersection of Mockingbird Lane & Lincoln Drive is expected to have delay on 
the southbound approach during the AM and PM peak hours of both the no build and 
full build scenario. The delay is due to the volume of southbound right turning vehicles, 
however the approach delay is 55.4 seconds per vehicle during the AM peak hour of the 
full build scenario and 56.2 seconds per vehicle during the PM peak hour, which is 
lower than the no build scenario and very close to the threshold for an acceptable level 
of service (LOS D or better). 
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The intersections of Apartment Driveway & Lincoln Drive and AJ’s Driveway & 
Lincoln Drive experience delays in the northbound left turn approach and southbound 
left turn. Both of these approaches and driveways are driveways for AJ’s Fine Foods 
and the existing Lincoln Apartments. The addition of Smoke Tree Resort is not the 
cause of these delays, which remains consistent with the existing condition.  
The intersection of Scottsdale Road & Lincoln Drive is expected to experience delay 
on the southbound, eastbound and westbound approaches during both the AM and PM 
peak hours for both the no build and full build scenarios. By decreasing the cycle length 
from 130 seconds to 120 seconds and optimizing the green times, the overall 
intersection delay is expected to decrease from 76 seconds per vehicle to 58.2 seconds 
per vehicle during the AM peak hour and decrease from 62.7 seconds per vehicle to 
57.7 seconds per vehicle during the PM peak hour. Although this mitigation measure is 
expected to decrease the approach delays and the overall intersection delay, if this 
signal is coordinated with any others along Scottsdale Road, changing the cycle length 
will interfere with the coordination and would not be recommended. The City of 
Scottsdale has stated that they have plans to change the eastbound approach 
configuration to dual left turn lanes and a shared through/right turn lane. It is not known 
when this change will occur, but it could improve the delay if the intersection is retimed. 

The intersection of Quail Run Road and Access A reports a delay of zero seconds 
using the HCM 6th edition methodology. No LOS is reported in the included appendices, 
however zero seconds of delay would yield an LOS of A, shown in the table. 

The proposed lane configurations are presented in Figure 11.  
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Figure 11: Proposed Lane Configurations and Traffic Controls
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QUEUE LENGTH ANALYSIS 

Adequate turn storage should be supplied on any approach where turn lanes are 
permitted and/or warranted. A queuing analysis was performed for all 
warranted/recommended and existing intersection turn lanes where site traffic is 
expected as well as left turn lanes adjacent to the site. According to the methodology 
documented in A Policy on Geometric Design of Highways and Streets (the AASHTO 
“Green Book”), the storage length for a turn lane is typically estimated as the length 
required to hold the average number of arriving vehicles per two minutes, where 
unsignalized, or per one-and-a half signal cycles, where signalized.1 The formulas used 
for the calculations are shown below. 

For signalized intersections, the storage length is determined by the following formula: 

Storage Length = [1.5 x (veh/hr)/(cycles/hr)] x 25 feet 

For unsignalized intersections, the storage length is determined by the following formula: 

Storage Length = [(veh/hr)/(30 periods/hr)] x 25 feet 

Using the traffic volumes and lane configurations projected for the 2025 horizon year, 
the resulting turn lane storage for turn movements affiliated with the site using AASHTO 
guidelines were calculated with a 130-second cycle length and are summarized in 
Table 8. Calculations for the queue storage length recommendations are provided in 
Appendix I.  

Table 8: Queue Storage Lengths 

ID Intersection 
Intersection 

Control Movement 
Queue Storage 

Existing (1) AASHTO 95th Percentile Recommended 

1 Mockingbird Lane 
& Lincoln Dr Signalized 

NB Left 
SB Left 
EB Left 
WB Left 

85’ 
130’ 
145’ 
100’ 

25’ 
175’ 
500’ 

50’ 

25’ 
95’ 

235’ 
30’ 

85’ 
130’ 

(4)145’ 
100’ 

2 Quail Run Rd & 
Lincoln Dr Signalized 

EB Left 
WB Left 

WB Right 

- 
- 
- 

225’ 
25’ 
50’ 

155’ 
25’ 

- 

150’ 
150’ 
150’ 

9 Scottsdale Rd & 
Lincoln Dr Signalized 

NB Left 
SB Left 
EB Left 
WB Left 
SB Right 
EB Right 

(2)550’ 
185’ 
175’ 

90’ 
315’ 
175’ 

(2)850’ 
125’ 

1,050’ 
125’ 

1,225’ 
925’ 

(2)345’ 
120’ 
500’ 
100’ 
275’ 
350’ 

(2)550’ 
185’ 

(4)175’ 
(5)90’ 

(3)350’ 
(4)175’ 

B 
Smoke Tree 
Access B & 
Lincoln Dr 

1-way stop 
(NB) 

WB Left 
EB Right 

- 
- 

50’ 
25’ 

25’ 
- 

50’ 
50’ 

(1) Measured from stop bar to end of storage length 
(2) Dual left turn lanes. Queue storage includes total storage length of both lanes 
(3) Max storage length recommended for signalized intersection 

                                                 
1 The American Association of Highway and Transportation Officials on pages 714-715 of its publication, Geometric Design of Highways and Streets 
(“AASHTO Green Book”), indicates that storage length for a turn lane, exclusive of taper, “should usually be based on one and one-half to two times 
the average number of vehicles that would store per cycle” at a signalized intersection. 
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(4) Extending this turn will interfere with left turns into AJ’s Fine Foods driveway 
(5) Not the responsibility of the developer 

According to the CivTech study done for the Ritz Carlton, the newly signalized 
intersection of Quail Run Road and Lincoln Drive will have eastbound/westbound left 
turn lanes and a westbound right turn lane striped with 150 feet of storage each. The 
recommended storage lengths in Table 8 are provided for horizon year 2025 using the 
total traffic projections. 

The Smoke Tree Resort is requesting a new full access driveway located approximately 
80 feet west of the eastern most property line. The Town of Paradise Valley has stated 
that an eastbound right turn deceleration lane is required at this driveway. Using 
AASHTO methodology only 25 feet of storage is required, however, 50 feet is the 
minimum that should be recommended per AASHTO standards with a 90 foot taper. A 
minimum of 75 feet of storage is recommended for the right turn deceleration lane, 
however, if interference with other turn lanes is expected with the 75 foot storage length, 
50 feet would be an acceptable storage length. 

SIGHT DISTANCE ANALYSIS 

Adequate sight distance must be provided at intersections and site access driveways to 
allow safe turning movements. There must be sufficient unobstructed sight distance 
along both approaches of a street/driveway intersection and across their included 
corners to allow operators of vehicles to see each other in time to prevent a collision.  

The Town of Paradise Valley maintains sight distance requirements within their City 
Code, standard details and development services guidelines. The Town of Paradise 
Valley measures sight distance using AASHTO methodology except that the sight 
triangle from the driveway is measured from the center of the egress lane, 14.5 feet 
back from the curb return line. Sight distance calculations according to AASHTO 
guidelines are summarized in Table 9. 

Table 9: AASHTO Sight Distance Requirements 

Roadway 

Posted 
Speed 
Limit 
(mph) 

Design 
Speed 
(mph) 

Sight Distance Along Roadway 

Left of 
Driveway 

(Case B2/B3) 

Right of 
Driveway 
(Case B1) 

On Major 
Road 

(Case F) 

Quail Run Rd & Access A - 30 290’ 335’ 245’ 
Smoke Tree Access B & 

Lincoln Dr 40 45 860’ 930’ 795’ 

Quail Run Rd & Access C - 30 290’ 335’ 245’ 

There are no existing obstructions to sight distance within the project intersection or 
along the included corners of the proposed intersection. Adequate site distance must be 
provided at the intersections to allow safe left and right turning movements from the 
development. Recommended distances for these movements can be found in the table 
above. 
The contractor should ensure that sight visibility is provided at all proposed intersections 
according to the distances shown in Table 9 and that sight triangles at public 
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intersections are maintained according to the Town Code. All vegetation and trees 
should be maintained according to Town of Paradise Valley regulations. Sight distance 
worksheets have been included within Appendix J. 
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CONCLUSIONS 
The following conclusions have been documented in this study. 
General 

 The proposed development is anticipated to generate approximately 1,032 
weekday daily trips, with 69 trips occurring in the AM peak hour and 101 trips 
occurring in the PM peak hour. 

Existing Conditions 

 The results of the existing conditions analysis indicates that all intersections 
currently operate at an overall acceptable level of service (LOS D or better), with 
the exception of the intersections of Apartment Driveway & Lincoln Drive and 
AJ’s Driveway & Lincoln Drive under the existing lane configurations. 

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and existing Apartments. It is 
possible that a raised median will be installed along the length of Lincoln 
Drive.  

Opening Year 2020  

 The results of the 2020 opening year Synchro analysis indicates that all study 
intersections are anticipated to experience an acceptable level of service, with 
the exception of the following intersections: 

o The intersection of Mockingbird Lane & Lincoln Drive is expected to 
experience delay on the northbound and southbound approaches during 
the no build and the full build scenario. By increasing the southbound left 
turn phase from 9 seconds to 19 seconds and changing the northbound 
left turn phase from permissive to permissive-protected, the southbound 
approach delay is expected to decrease from 56 seconds per vehicle to 
55.1 seconds per vehicle during the AM peak hour and decrease from 
58.7 seconds per vehicle to 55.4 seconds per vehicle during the PM peak 
hour. The northbound approach delay is expected to decrease from 48 
seconds per vehicle to 43.3 seconds per vehicle during the AM peak hour 
and decrease from 58.7 seconds per vehicle to 57.3 seconds per vehicle 
in the PM peak hour, which is very close to what is considered an 
acceptable level of service.  

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and the existing Lincoln 
Apartments. The addition of Smoke Tree Resort is not the cause of these 
delays, which remains consistent with the existing condition.  
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o The intersection of Scottsdale Road & Lincoln Drive is expected to 
experience delay on the eastbound and westbound approaches during 
both the AM and PM peak hours for both the no build and full build 
scenarios. The intersection is expected to operate at an overall acceptable 
level of service (LOS D or better) during both the AM and PM peak hours 
of both scenarios, however, the eastbound and westbound approach 
delay could be improved by increasing the eastbound phase from 30 
seconds to 32 seconds and increasing the westbound phase from 13 
seconds to 21 seconds. This change is expected to decrease the overall 
intersection delay from 46.4 seconds per vehicle to 25 seconds per 
vehicle in the AM peak and increase the overall intersection delay from 
44.9 seconds per vehicle to 52.1 seconds per vehicle in the PM peak 
hour. Although the PM peak hour overall intersection delay is expected to 
increase, the individual approach delays for the eastbound and westbound 
decrease significantly. The eastbound approach is expected to decrease 
from 82.8 seconds per vehicle to 16 seconds per vehicle and the 
westbound approach is expected to decrease from 63.8 seconds per 
vehicle to 23.7 seconds per vehicle during the PM peak hour.  

o The intersection of Quail Run Road and Access A reports a delay of 
zero seconds using the HCM 6th edition methodology. No LOS is reported 
in the included appendices, however zero seconds of delay would yield an 
LOS of A, shown in the table.  

Horizon year 2025 

 The results of the 2025 horizon year Synchro analysis summarized in Table 7 
indicates that all study intersections are anticipated to experience an acceptable 
level of service, with the exception of the following intersections: 

o The intersections of Apartment Driveway & Lincoln Drive and AJ’s 
Driveway & Lincoln Drive experience delays in the northbound left turn 
approach and southbound left turn. Both of these approaches and 
driveways are driveways for AJ’s Fine Foods and the existing Lincoln 
Apartments. The addition of Smoke Tree Resort is not the cause of these 
delays, which remains consistent with the existing condition.  

o The intersection of Scottsdale Road & Lincoln Drive is expected to 
experience delay on the southbound, eastbound and westbound 
approaches during both the AM and PM peak hours for both the no build 
and full build scenarios. By decreasing the cycle length from 130 seconds 
to 120 seconds and optimizing the green times, the overall intersection 
delay is expected to decrease from 76 seconds per vehicle to 58.2 
seconds per vehicle during the AM peak hour and decrease from 62.7 
seconds per vehicle to 57.7 seconds per vehicle during the PM peak hour. 
Although this mitigation measure is expected to decrease the approach 
delays and the overall intersection delay, if this signal is coordinated with 
any others along Scottsdale Road, changing the cycle length will interfere 
with the coordination and would not be recommended. The City of 
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Scottsdale has stated that they have plans to change the eastbound 
approach configuration to dual left turn lanes and a shared through/right 
turn lane. It is not known when this change will occur, but it could improve 
the delay if the intersection is retimed.  

o The intersection of Quail Run Road and Access A reports a delay of 
zero seconds using the HCM 6th edition methodology. No LOS is reported 
in the included appendices, however zero seconds of delay would yield an 
LOS of A, shown in the table. 

Queue Storage and Sight Distance 

 According to the CivTech study done for the Ritz Carlton, the newly signalized 
intersection of Quail Run Road and Lincoln Drive will have eastbound/westbound 
left turn lanes and a westbound right turn lane striped with 150 feet of storage 
each. While 150 feet is being proposed due to the current development 
agreement with Five Star Development for the Ritz Carlton, less is required to 
meet the recommended AASHTO length. The recommended storage lengths are 
provided for horizon year 2025 using the total traffic projections. 

o The Smoke Tree Resort is requesting a new full access driveway located 
approximately 80 feet west of the eastern most property line. The Town of 
Paradise Valley has stated that an eastbound right turn deceleration lane 
is required at this driveway. Using AASHTO methodology only 25 feet of 
storage is required, however, 50 feet is the minimum that should be 
recommended per AASHTO standards with a 90 foot taper.  

 There are no existing obstructions to sight distance within the project 
intersections or along the included corners of the proposed intersection. 
Adequate site distance must be provided at the intersections to allow safe left 
and right turning movements from the development 

o The contractor should ensure that sight visibility is provided at all 
proposed intersections according to the distances and that sight triangles 
at public intersections are maintained according to the Town Code. All 
vegetation and trees should be maintained according to Town of Paradise 
Valley regulations.   
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APPENDIX A 

REVIEW COMMENTS AND RESPONSES 



CivTech, Inc. Review Comments & Responses Smoke Tree Resort
2ns Submittal

Disposition Codes:   (1) Will Comply     (2) Will Evaluate     (3) Delete Comment     (4) Defer to Consultant/Owner

Reviewer Name, Agency: Paul Mood, Town of Paradise Valley
Item Review Comment (Code) & Response
1. Applicant shall assume staff's recommendation for access onto Lincoln 

Drive which includes 65 feet of right-of-way, eliminated both existing 
driveways and adds a right turn deceleration lane and shared use 
driveway with the Lincoln Medical Plaza approximately 80 feet west of 
the eastern property line. The TIA should be updated accordingly

(1) The analysis and report text have been updated to reflect the change 
in access from the two existing driveways on Lincoln Drive to a single, 
full movement, shared driveway with Lincoln Medical Center. However, 
Lincoln Medical site traffic was not added to this shared driveway, but 
instead kept at their two existing driveways, per the instruction of the 
Town of Paradise Valley.

2. A cross access easement with the Lincoln Medical Plaza shall be 
required

(2) Cross access may be included in the site design, but for the purpose 
of this study, Lincoln Medical site generated traffic was not assumed to 
be using the shared access, but instead kept their two original driveways.

3. Update existing speed limit on Lincoln Drive from 35 mph to 40 mph in 
existing conditions and sight distance analysis sections

(1) Speed limit for Lincoln Drive has been updated from 35 mph to 40 
mph

Appendix A Page 1 of 1

Reviewed Date: 01/03/2019
CivTech Received Date: 02/08/2019

CivTech Entered Date: 02/11/2019
CivTech Response Date: 02/11/2019
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EXISTING TRAFFIC COUNTS 
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Smoke Tree Resort Trip Generation
Proposed

Appendix D
Methodology Overview
This form facilitates trip generation estimation using data within the Institute of Transportation Engineer's (ITE) Trip Generation Manual , 10th Edition and methodology described within ITE's Trip 

Generation Handbook , 3rd Edition. These references will be referred to as Manual and Handbook , respectively. The Manual  contains data collected by various transportation professionals for a 
wide range of different land uses, with each land use category represented by a land use code (LUC). Average rates and equations have been established that correlate the relationship between 
an independent variable that describes the development size and generated trips for each categorized LUC in various settings and time periods. The Handbook  indicates an established 
methodology for how to use data contained within the Manual when to use the fitted curve instead of the average rate and when to adjustments to the volume of trips are appropriate and how to 
do so. The methodology steps are represented visually in boxes in Figure 3.1. This worksheet applies calculations for each box if applicable.

Box 1 - Define Study Site Land Use Type & Site Characteristics
The analyst is to pick an appropriate LUC(s) based on the subject's zoning/land use(s)/future land use(s). The size of the land use(s) is described in reference to an independent variable(s) 
specific to (each) the land use (example: 1,000 square feet of building area is relatively common).

Land Use Types and Size
Proposed Use Amount Units ITE LUC ITE Land Use Name

Hotel and Lock-off Units 135 Rooms 310/330 Standard Hotel/Resort Hotel
Residential Units 30 Dwelling Units 220 Multifamily Housing (Low-Rise)

Quality Restaurant 3.500 1,000 square feet 931 Quality Restaurant

Box 2 - Define Site Context
Context assessment is to "simply determine whether the study sites is in a multimodal setting" and "could have persons accessing the site by walking, bicycling, or riding transit." This
assessment is used in Box 4. The Manual  separates data into 4 setting categories - Rural, General Urban/Suburban, Dense Multi-Urban Use and Center City Core. This worksheet
uses the following abbreviations, respectively: R , G , D , and C . The Manual  does not have data for all settings of all land use codes. See the table on the next page titled "Site Context and
Time Periods" - if this table is not provided, the "General Urban/Suburban" setting is used by default.

Box 3 - Define Analysis Objectives Types of Trips & Time Period
This tool will focus on vehicular trips for a 24-hour period on a typical weekday as well as its AM peak hour and PM peak hour. Other time period(s) may be of interest. 
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Box 4 - Is Study Site Multimodal?
Per the Handbook, "if the objective is to establish a local trip generation rate for a particular land use or study site, the simplified approach (Box 9) may be acceptable but the Box 5 through 8 

approach is required if the study site is located in an infill setting, contains a mix of uses on-site, or is near significant transit service." 

Box 5/Box 9 - Estimate Baseline Trips/Estimate Vehicular Trips (Determine Equation)
Vehicle trips are estimated using rates/equations applicable to each LUC. When the appropriate graph has a fitted curve, the Handbook  has a process (Figure 4.2) to determine when to use it 
versus using the weighted average rate or collecting local data. The methodology requires for engineering judgement in some circumstances and permits engineering judgement to override or 
make adjustments when appropriate to best project (example 1: study site is expected to operate differently than data in the applicable land use code - such as restaurant that is closed in the 
morning or in the evening; example 2: LUC data in a localized area fails to be represented by the typically selected fitted curve/weighted average rate - a small shop/LUC 820, AM peak hour is 
skewed by the high y-intercept).

Equation Type: Equation Used [Equated Rate] (Type Abbreviations: Weighted Average Rate ("WA"), Fitted Curve ("FC"), or Custom ("C") )
Proposed Use ADT AM Peak Hour PM Peak Hour (not used)

Hotel and Lock-off Units WA:  [] FC: T=0.38*X-28.58 [0.17] FC: T=0.52*X-55.42 [0.11] WA:  []
Residential Units FC: T=7.56*X-40.86 [6.20] FC: LN(T)=0.95*LN(X)-0.51 [0.51] FC: LN(T)=0.89*LN(X)-0.02 [0.67] WA:  []

Quality Restaurant WA: T=X*83.84 [83.84] WA: T=X*0.73 [0.73] WA: T=X*7.8 [7.80] WA:  []
N/A:  [] N/A:  [] N/A:  [] N/A:  []
N/A:  [] N/A:  [] N/A:  [] N/A:  []
N/A:  [] N/A:  [] N/A:  [] N/A:  []
N/A:  [] N/A:  [] N/A:  [] N/A:  []
N/A:  [] N/A:  [] N/A:  [] N/A:  []

Box 5/Box 9 - Estimate Baseline Trips/Estimate Vehicular Trips (Apply Equations and in/out Distributions)

Baseline Vehicular Trips
ADT AM Peak Hour PM Peak Hour (not used)

Proposed Use % In In Out Total % In In Out Total % In In Out Total % In In Out Total
Hotel and Lock-off Units 50% 350 350 700 72% 38 15 53 43% 29 39 68 0% 0 0 0

Residential Units 50% 93 93 186 23% 3 12 15 63% 13 7 20 0% 0 0 0
Quality Restaurant 50% 147 147 294 0% 0 3 3 67% 18 9 27 0% 0 0 0

50% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0
50% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0
50% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0
50% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0
50% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0

Totals 590 590 1,180 41 30 71 60 55 115 0 0 0
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Box 6 - Convert Baseline Vehicle Trips to Person Trips
If no vehicle trip reductions are to be applied, this portion may be ignored. The Handbook  states "There are not enough samples to derive precise percentages by mode...however, for all but one,
...the motor vehicle percentage of total person trips is at least 96 percent." and "[vehicle occupancy for] many of the most commonly analyzed land use codes are not [available]." This form 
assumes that the total baseline vehicle trips for all land use codes accounts for 90% of total person trips. Unless otherwise specified, this form later reverses the conversion in Box 8.

Box 7 - Estimate Internal Person Trips, External Walk/Bike Trips, Transit Person Trips, External Person Trips (Internal Capture)
Internal capture occurs for mixed-use developments when a portion of the trips generated by the site are expected to have the both the origin and destination within the site. Internal capture is 
not dependent on mode choice. The table below presents the internal capure percentages and trips in units of vehicle trips. CivTech can provide trips in units of persons if requested.

Adjustments for Internal Trips
ADT AM Peak Hour PM Peak Hour (not used)

Proposed Use Percent In Out Total Percent In Out Total Percent In Out Total Percent In Out Total
Hotel and Lock-off Units 0% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0

Residential Units 0% 0 0 0 0% 0 0 0 0% 0 0 0 0% 0 0 0
Quality Restaurant 50% 74 74 148 50% 0 2 2 50% 9 5 14 0% 0 0 0

Totals 0% 74 74 148 0% 0 2 2 0% 9 5 14 0% 0 0 0

Box 8 - Convert Person Trips to Final Vehicle Trips
The vehicle occupancy and baseline alternate mode are now factored out from the external trips in vehicles, after any adjustments for internal capture and additional alternate mode from Box 7. 
In Box 6, vehicle trips were considered to account for 90% of total person trips. Alternate mode trips in addition to the baseline, if any, are accounted for in Box 7. It is estimated that vehilcle trips 
should be reduced by an additional 0% due to carpooling. The final external trips in vehicles is multiplied by 90% - 0% = 90% to produce the external vehicle trips.

External Vehicular Trips
ADT AM Peak Hour PM Peak Hour (not used)

Proposed Use In Out Total In Out Total In Out Total In Out Total
Totals 516 516 1,032 41 28 69 51 50 101 0 0 0

Box 10 - Estimate Vehicle Trip Subsets Pass-by/Diverted Trips, Truck Trips (Pass-By Trips)
Some trips may be classified as "pass-by" trips, where some vehicle trips generated by the study site are already traveling on an adjacent road and make a stop while passing by. These trips do
not add traffic volume to the roadway. The Handbook does not specify that a 'pair' of pass-by trips must enter and exit the same driveway. The current edition of the Handbook  indicates that 
pass-by trips should have directional distribution applied (%in/%out), though reviewers often comment when pass-by trip "pairs" do not occur within a the specified time period. This is likely due 
to ease of calculation and traditional methodology found in the first edition of the Handbook . As such, the analyst may ignore the direction distribution divide the total pass-by trip volume by 2 to 
apply pass-by "pairs". In addition, the analyst may consider pass-by rates at a reduced rate. Data is not available for all land use codes and all periods, assumtions are highlighted. The 
percentage is applied to total external vehicle trips.
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TRIP DISTRIBUTION 



2020 2030
Quadrant Population Percent Employment Percent Population Percent Employment Percent

North Northwest 65,355            13.6% 32,509         9.9% 13.6% 34,609       9.8%
North Northeast 46,994            9.8% 65,989         20.1% 9.8% 71,138       20.1%

North 112,348          23.4% 98,498         30.0% 23.4% 105,746     29.9%
East Northeast 49,891            10.4% 32,915         10.0% 10.1% 35,109       9.9%
East Southeast 14,233            3.0% 10,959         3.3% 2.8% 11,979       3.4%

East 64,123            13.4% 43,874         13.3% 12.9% 47,088       13.3%
South Southeast 81,730            17.0% 63,866         19.4% 17.8% 71,441       20.2%
South Southwest 92,361            19.2% 51,145         15.5% 19.3% 54,029       15.3%

South 174,091          36.2% 115,011       34.9% 37.1% 125,470     35.5%
West Southwest 69,372            14.4% 54,731         16.6% 14.4% 56,911       16.1%
West Northwest 60,317            12.6% 16,798         5.1% 12.2% 18,279       5.2%

West 129,689          27.0% 71,529         21.7% 26.6% 75,190       21.3%
Totals 480,252          100.0% 328,912       99.9% 100.0% 353,494     100.0%

Radius 3 Offset northern limits
Population radius: 10 miles

2020 2030 2020 2030
Select Analysis Year (2020, 2030, 2040,2050) 13.6% 13.6% 9.8% 9.8%

2020
2030 2020 2030 2020 2030

2040 12.6% 12.2% 10.4% 10.1%
2050

2020 2030 2020 2030
14.4% 14.4% 3.0% 2.8%

2020 2030 2020 2030
19.2% 19.3% 17.0% 17.8%

Pop%

southern limitsE
N

ovem
ber 2018
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10-mile radius
2020 2030 % of 2020 2030 2020 2030 % of 2020 2030

RAZ MPA Population Population TAZ Adjusted Adjusted RAZ MPA Population Population TAZ Adjusted Adjusted
NNW NNE

245 PH 57,570       59,845       30% 17,271     17,954     228 PH 17,962       39,116       5% 898          1,956       
227 PH 56,483       67,265       5% 2,824       3,363       230 SC 33,607       41,394       15% 5,041       6,209       
228 PH 17,962       39,116       10% 1,796       3,912       246 PH 60,062       62,330       25% 15,016     15,583     
246 PH 60,062       62,330       70% 42,043     43,631     247 SC 13,321       13,647       100% 13,321     13,647     
262 PV 14,198       14,871       10% 1,420       1,487       248 SC 37,661       39,019       30% 11,298     11,706     

-                 -                 -               -               262 PV 14,198       14,871       10% 1,420       1,487       
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               

From NNW 65,355     70,346     From NNE 46,994     50,587     
From North 112,348   120,934   
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10-mile radius
2020 2030 % of 2020 2030 2020 2030 % of 2020 2030

RAZ MPA Population Population TAZ Adjusted Adjusted RAZ MPA Population Population TAZ Adjusted Adjusted
ENE ESE

230 SC 33,607       41,394       5% 1,680       2,070       262 PV 14,198       14,871       5% 710          744          
249 SC 21,657       22,818       40% 8,663       9,127       263 SC 36,704       37,882       35% 12,846     13,259     
248 SC 37,661       39,019       70% 26,363     27,313     264 SR 6,766         7,102         10% 677          710          
264 SR 6,766         7,102         5% 338          355          -                 -                 -               -               
263 SC 36,704       37,882       35% 12,846     13,259     -                 -                 -               -               

-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               

From ENE 49,891     52,124     From ESE 14,233     14,712     
From East 64,123     66,836     
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10-mile radius
2020 2030 % of 2020 2030 2020 2030 % of 2020 2030

RAZ MPA Population Population TAZ Adjusted Adjusted RAZ MPA Population Population TAZ Adjusted Adjusted
SSE SSW

262 PV 14,198       14,871       10% 1,420       1,487       262 PV 14,198       14,871       20% 2,840       2,974       
263 SC 36,704       37,882       20% 7,341       7,576       271 PH 67,978       72,784       55% 37,388     40,031     
272 SC 72,339       81,764       95% 68,722     77,676     272 SC 72,339       81,764       5% 3,617       4,088       
264 SR 6,766         7,102         5% 338          355          276 PH 48,517       52,834       100% 48,517     52,834     
288 TE 78,175       107,704     5% 3,909       5,385       -                 -                 -               -               

-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               

From SSE 81,730     92,480     From SSW 92,361     99,928     
From South 174,091   192,407   
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10-mile radius
2020 2030 % of 2020 2030 2020 2030 % of 2020 2030

RAZ MPA Population Population TAZ Adjusted Adjusted RAZ MPA Population Population TAZ Adjusted Adjusted
WSW WNW

262 PV 14,198       14,871       25% 3,550       3,718       349 MC 391            416            100% 391          416          
261 PH 35,232       38,363       100% 35,232     38,363     244 PH 55,833       59,925       35% 19,542     20,974     
271 PH 67,978       72,784       45% 30,590     32,753     262 PV 14,198       14,871       20% 2,840       2,974       

-                 -                 -               -               246 PH 60,062       62,330       5% 3,003       3,117       
-                 -                 -               -               245 PH 57,570       59,845       60% 34,542     35,907     
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               
-                 -                 -               -               -                 -                 -               -               

From WSW 69,372     74,834     From WNW 60,317     63,387     
From West 129,689   138,221   
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APPENDIX F 

BACKGROUND TRAFFIC 



Smoke Tree Resort Background Traffic Calculations

Location of counts: Scottsdale Road between Indian Bend and Lincoln
Source(s): https://www.scottsdaleaz.gov/transportation/studies-reports/traffic-volume

Year Volume
Avg Growth 
Rate to 2012

Expansion 
Factor to 

2012
Beginning 2012 43,500       

End 2014 45,000       1.7% 0.967           

Growth Rate Used 1.7%
Per-Year Multiplier 1.017         

Expansion
Year Factor(s)
2018 1.000         
2019 1.017         
2020 1.034         <- Expansion factor to opening
2021 1.052         
2022 1.070         
2023 1.088         
2024 1.106         
2025 1.125         <- Expansion factor to 5 years after opening
2026 1.144         
2027 1.164         
2028 1.184         
2029 1.204         
2030 1.224         
2031 1.245         
2032 1.266         
2033 1.288         
2034 1.310         
2035 1.332         
2036 1.354         
2037 1.378         
2038 1.401         

November 2018 
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Figure 8: Phase 1 Site Generated Traffic Volumes without Palmeraie Access A
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APPENDIX I 

QUEUE STORAGE ANALYSIS 



Smoke Tree Resort 1: Mockingbird Ln & Lincoln Drive
2025 Total AM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 1

Lane Group EBL EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 269 1209 28 1132 7 69 94 388
v/c Ratio 0.75 0.52 0.13 0.63 0.05 0.29 0.27 0.85
Control Delay 30.1 14.1 8.6 11.4 29.7 34.6 36.4 49.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 30.1 14.1 8.6 11.4 29.7 34.6 36.4 49.1
Queue Length 50th (ft) 86 235 1 23 5 36 64 225
Queue Length 95th (ft) 231 473 m29 #729 13 68 85 310
Internal Link Dist (ft) 105 1255 475 337
Turn Bay Length (ft) 150 95 80 135
Base Capacity (vph) 430 2345 221 1794 299 422 588 730
Starvation Cap Reductn 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.63 0.52 0.13 0.63 0.02 0.16 0.16 0.53

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
m    Volume for 95th percentile queue is metered by upstream signal.



Smoke Tree Resort 2: Quail Run Rd & Lincoln Drive
2025 Total AM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 2

Lane Group EBL EBT WBL WBT NBT SBL SBT
Lane Group Flow (vph) 128 1245 2 1054 10 29 73
v/c Ratio 0.55 0.70 0.02 0.77 0.01 0.05 0.09
Control Delay 35.4 35.7 21.5 38.4 0.0 28.4 0.2
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 35.4 35.7 21.5 38.4 0.0 28.4 0.2
Queue Length 50th (ft) 73 416 1 402 0 15 0
Queue Length 95th (ft) 151 626 6 426 0 42 0
Internal Link Dist (ft) 1255 319 137 291
Turn Bay Length (ft) 25 25
Base Capacity (vph) 297 2382 149 1834 689 562 798
Starvation Cap Reductn 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0
Reduced v/c Ratio 0.43 0.52 0.01 0.57 0.01 0.05 0.09

Intersection Summary



Smoke Tree Resort 9: Scottsdale Rd & Lincoln Dr
2025 Total AM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 3

Lane Group EBL EBT EBR WBL WBT NBL NBT SBL SBT SBR
Lane Group Flow (vph) 300 303 564 46 101 368 1636 61 2016 740
v/c Ratio 0.90 0.90 0.89 0.38 0.37 0.76 0.65 0.50 0.98 0.63
Control Delay 77.0 77.0 35.4 62.1 28.9 60.3 25.1 67.8 50.5 8.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 77.0 77.0 35.4 62.1 28.9 60.3 25.1 67.8 50.5 8.4
Queue Length 50th (ft) 238 241 228 35 16 142 347 46 560 133
Queue Length 95th (ft) #404 #408 #317 73 45 194 436 91 #732 274
Internal Link Dist (ft) 389 130 477 335
Turn Bay Length (ft) 175 90 275 185
Base Capacity (vph) 343 346 641 197 412 497 2524 130 2067 1175
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.87 0.88 0.88 0.23 0.25 0.74 0.65 0.47 0.98 0.63

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.



Smoke Tree Resort 1: Mockingbird Ln & Lincoln Drive
2025 Total PM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 1

Lane Group EBL EBT WBL WBT NBL NBT SBL SBT
Lane Group Flow (vph) 297 1100 30 1216 9 99 78 246
v/c Ratio 0.76 0.43 0.11 0.63 0.05 0.57 0.30 0.62
Control Delay 30.7 9.2 3.3 6.4 37.2 62.3 42.7 25.8
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 30.7 9.2 3.3 6.4 37.2 62.3 42.7 25.8
Queue Length 50th (ft) 115 190 1 22 6 72 54 70
Queue Length 95th (ft) 230 291 m8 578 20 127 91 164
Internal Link Dist (ft) 105 1255 475 337
Turn Bay Length (ft) 150 95 80 135
Base Capacity (vph) 441 2534 263 1915 313 408 566 743
Starvation Cap Reductn 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.67 0.43 0.11 0.63 0.03 0.24 0.14 0.33

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.



Smoke Tree Resort 2: Quail Run Rd & Lincoln Drive
2025 Total PM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 2

Lane Group EBL EBT WBT NBT SBL SBT
Lane Group Flow (vph) 94 1092 1166 3 16 103
v/c Ratio 0.43 0.58 0.78 0.00 0.03 0.14
Control Delay 28.4 19.9 35.7 0.0 31.2 0.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 28.4 19.9 35.7 0.0 31.2 0.4
Queue Length 50th (ft) 41 264 436 0 9 0
Queue Length 95th (ft) 92 289 458 0 29 0
Internal Link Dist (ft) 1255 319 137 291
Turn Bay Length (ft) 25
Base Capacity (vph) 292 2382 1831 648 524 749
Starvation Cap Reductn 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0
Reduced v/c Ratio 0.32 0.46 0.64 0.00 0.03 0.14

Intersection Summary



Smoke Tree Resort 9: Scottsdale Rd & Lincoln Dr
2025 Total PM Mitigated Queues

02/12/2019 Synchro 10 Report
CivTech BR Page 3

Lane Group EBL EBT EBR WBL WBT NBL NBT SBL SBT SBR
Lane Group Flow (vph) 348 352 534 68 163 512 2014 73 1891 607
v/c Ratio 1.01 1.01 0.82 0.49 0.49 0.92 0.83 0.59 1.01 0.56
Control Delay 100.0 99.6 29.0 64.6 29.9 72.4 31.6 73.2 60.5 9.2
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 100.0 99.6 29.0 64.6 29.9 72.4 31.6 73.2 60.5 9.2
Queue Length 50th (ft) ~292 ~295 210 52 30 202 503 55 ~540 138
Queue Length 95th (ft) #495 #501 #346 97 63 #344 597 #120 #658 232
Internal Link Dist (ft) 389 130 477 335
Turn Bay Length (ft) 175 90 275 185
Base Capacity (vph) 343 347 654 197 440 558 2441 130 1877 1080
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 1.01 1.01 0.82 0.35 0.37 0.92 0.83 0.56 1.01 0.56

Intersection Summary
~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.



Queue Length AnalysisSmoke Tree Resort
Signalized Intersection

2025
Length (ft) % Vehicles Veh. Type

Average Vehicle Length (ft): 25 25 100% Passenger Cycles: 2 2
Intersection Cycle Length (sec): 130 75 0% Truck 1.5
Equation Used:  storage length = 2 x (vehicles/hour)/(cycles/hour) x average vehicle length

Intersection Approach AM Peak 
(veh/hr)

Midday 
Peak 

PM Peak 
(veh/hr)

Max vehs per 
2 cycles

Max trucks 
per 2 cycles

Storage 
Length 

NB Left 6 0 8 1 0 25'
SB Left 85 0 70 7 0 175'
EB Left 242 0 267 20 0 500'
WB Left 25 0 27 2 0 50'
NB Right 25 0 21 2 0 50'
SB Right 253 0 169 19 0 475'
EB Right 33 0 32 3 0 75'
WB Right 48 0 71 6 0 150'
NB Left 1 0 1 1 0 25'
SB Left 26 0 14 2 0 50'
EB Left 115 0 85 9 0 225'
WB Left 2 0 0 1 0 25'
NB Right 8 0 2 1 0 25'
SB Right 66 0 93 7 0 175'
EB Right 4 0 2 1 0 25'
WB Right 12 0 25 2 0 50'
NB Left 331 0 461 34 0 850'
SB Left 55 0 66 5 0 125'
EB Left 500 0 569 42 0 1050'
WB Left 41 0 61 5 0 125'
NB Right 43 0 50 4 0 100'
SB Right 666 0 546 49 0 1225'
EB Right 508 0 481 37 0 925'
WB Right 52 0 78 6 0 150'

Scottsdale Rd & Lincoln Dr

Mockingbird Lane & Lincoln Dr

Quail Run Rd & Lincoln Dr
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Queue Length AnalysisSmoke Tree Resort
Unsignalized Intersection

2025
Length (ft) % Vehicles Veh. Type

Average Vehicle Length (ft): 25 25 100% Passenger
75 0% Truck

Equation Used:  storage length = 2 x (vehicles/hour)/(60 minutes/hour) x average vehicle length

Intersection Approach AM Peak 
(veh/hr)

Midday 
Peak 

PM Peak 
(veh/hr)

Veh per 2 
minutes

Trucks per 
2 minutes

Storage 
Length 

NB Left 16 0 18 1 0 25'
SB Left 0 0 0 0 0 0'
EB Left 0 0 0 0 0 0'
WB Left 26 0 36 2 0 50'
NB Right 22 0 34 2 0 50'
SB Right 0 0 0 0 0 0'
EB Right 17 0 20 1 0 25'
WB Right 0 0 0 0 0 0'

Smoke Tree Access B & Lincoln 
Dr

       
        Page 2

February 2019
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APPENDIX J 

SIGHT DISTANCE ANALYSIS 

 



Smoke Tree Sight Distance Analysis
Location: Smoke Tree Access B & Lincoln Dr

Assumptions and/or Givens
Elements of Design from AASHTO 6th Edition AASHTO Ref

Driver Eye Height
Passenger Vehicle 3.50 ft §3.2.6, p 3-14
Truck 7.60 ft §3.2.6, p 3-14

Object Height
Stopping Sight Distance 2.00 ft §3.2.6, p 3-14
Passing Sight Distance 3.50 ft §3.2.6, p 3-14

Vehicle Height 4.25 ft §3.2.6, p 3-14
Driver Eye Location

From Edge of Major Rd Traveled Way 14.50 ft 9.5.3, B1
Deceleration Rate (a)

Passenger Vehicle 11.20 ft/sec2 §3.2.2, p 3-3
Truck N/A ft

Brake reaction time (t) 2.50 sec §3.2.2, p 3-4

Site Specific Data (Bike & turn lanes are outside traveled way and are not considered)
Major Street Design Speed (Vmajor) 45 MPH
Grades - Approaching Minor Street from: (─ = approaching downhill)

Left (GL) 0.00 %
Right (GR) 0.00 %
Approach Grade Adjustment Factor Left 1.0 Tbl 9-4, p 9-35

Right 1.0
Major Road Through Lanes on Each Approach 2.0 (Use 1 for RI/RO[/LI] only)
Median Width (in "Lane Equivalents") 12.0 (Use 0 for RI/RO[/LI] only)
Minor Road Approach Upgrade, if >3% 0.00 %
Minor Road Access (check restricted)

LI LO/Th RO

Stopping Sight Distance = Brake Reaction Distance + Braking Distance
Neglecting Effect of Grade  V2 Eq 3-2, p 3-4

 a

Calculated  d= 359.8 ft
Design  d= 360 ft

With Effect of Grade V2 Eq 3-3, p 3-5
a

32.2

Calculated  d= 359.1 ft - left
360 ft - right

Design  d= 359.1 ft - left
360 ft - right

   SSD's do not consider design for truck operations, since better visibility is 
considered to offset longer braking distance. §3.2.2, p 3-6
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Smoke Tree Sight Distance Analysis
Location: Smoke Tree Access B & Lincoln Dr

Intersection Sight Distances
AASHTO Ref

Case B─Intersections with Stop Control on the Minor Road §9.5.3, p 9-36

Case B1─Left Turn from the Minor Road §9.5.3, p 9-36

Design Vehicle Time Gap (tg)
   Passenger Car 7.5 sec Tbl 9-5, p 9-37
   Single-Unit Tuck 9.5 sec Tbl 9-5, p 9-37
   Combination Truck 11.5 sec Tbl 9-5, p 9-37

Time gap adjustments
   Add'l lanes to cross (1st is assumed)
     Passenger Car 0.5 sec See Notes
     Trucks 0.7 sec below
   Minor Approach Upgrade (Per each 1%>3%) 0.2 sec Tbl 9-5, p 9-37

   Site data
Major Road Lanes on Left Approach 2.0 §9.5.3, p 9-37
Minor Road Approach Upgrade, if >3% 0 % §9.5.3, p 9-37

   Time Gap based on site data
Design Vehicle Gap+Adj for Approach Grade>3%+Adjs for Add'l Lanes & Median
   Passenger Car 14.0 sec
   Single-Unit Tuck 18.6 sec
   Combination Truck 20.6 sec

   ISD to left & right along Major Road  ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37

ISD to Left
and Right

   Passenger Car calculated  ISD= 926.1 ft
design  ISD= 930 ft

   Single-Unit Tuck calculated  ISD= 1230.4 ft
design  ISD= 1235 ft

   Combination Truck calculated  ISD= 1362.7 ft
design  ISD= 1365 ft

February 2019
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Smoke Tree Sight Distance Analysis
Location: Smoke Tree Access B & Lincoln Dr

Intersection Sight Distances (cont'd)
AASHTO Ref

Case B2─Right Turn from the Minor Road §9.5.3, p 9-40
&

Case B3─Crossing Maneuver from the Minor Road §9.5.3, p 9-43

Design Vehicle Time Gap (tg)
   Passenger Car 6.5 sec Tbl 9-7, p 9-40
   Single-Unit Tuck 8.5 sec Tbl 9-7, p 9-40
   Combination Truck 10.5 sec Tbl 9-7, p 9-40

Time gap adjustments - Case B-3 Only*
   Add'l lanes to cross (1st is assumed)
     Passenger Car 0.5 sec See Notes
     Trucks 0.7 sec below
   Minor Approach Upgrade (Per each 1%>3%) 0.1 sec Tbl 9-7, p 9-40

   Site data
Major Road Lanes on Left Approach 2.0 §9.5.3, p 9-40
Minor Road Approach Upgrade, if >3% 0 % §9.5.3, p 9-40

   Time Gap based on site data (sec) B2 & B3 B3 Only
Design Vehicle Gap+Adj for Approach Grade>3%(+Adjs for Add'l Lanes & Median for B3)

   Passenger Car 13.0 13.5
   Single-Unit Tuck 17.6 18.3
   Combination Truck 19.6 20.3

   ISD to left (B2/B3) & right (B3) along Major Rd ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37

ISD to Left ISD to right
(B2 & B3) (B3 Only)

   Passenger Car calculated  ISD= 860.0 893.0
design  ISD= 860 895

   Single-Unit Tuck calculated  ISD= 1164.2 1210.5
design  ISD= 1165 1215

   Combination Truck calculated  ISD= 1296.5 1342.8
design  ISD= 1300 1345

   *Number of major road lanes is irrelevant in Case B2.

   The differences between Case B1 and Cases B2 & B3 are reduced 
time gaps and time gap adjustment for the minor approach upgrade. §9.5.3, p 9-43

February 2019
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Smoke Tree Sight Distance Analysis
Location: Smoke Tree Access B & Lincoln Dr

Intersection Sight Distances (cont'd)
AASHTO Ref

Case F─Left Turns from the Major Road §9.5.3, p 9-51

Design Vehicle Time Gap (tg)
   Passenger Car 5.5 sec bl 9-13, p 9-51
   Single-Unit Tuck 6.5 sec bl 9-13, p 9-51
   Combination Truck 7.5 sec bl 9-13, p 9-51

Time gap adjustments
   Add'l lanes to cross (1 assumed)
     Passenger Car 0.5 sec See Notes to
     Trucks 0.7 sec bl 9-13, p 9-51

   Site data
Opposing Lanes (adj'd for x-wide median) 13.0

   Time Gap based on site data
Design Vehicle Gap+Adj for Add'l Opposing Lanes
   Passenger Car 12.0 sec
   Single-Unit Tuck 15.6 sec
   Combination Truck 16.6 sec

   ISD to front along Major Road  ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37
   Passenger Car calculated  ISD= 793.8 ft

design  ISD= 795 ft

   Single-Unit Tuck calculated  ISD= 1031.9 ft
design  ISD= 1035 ft

   Combination Truck calculated  ISD= 1098.1 ft
design  ISD= 1100 ft

   The differences between Case F and Cases B1, B2 & B3 are reduced 
time gaps and no time gap adjustment for any minor approach upgrade. §9.5.3, p 9-43

SIGHT DISTANCE SUMMARY
Governing Combo

Sight Distance Type Case Car SU Truck Truck
Stopping

Without effect of grade 360 N/A N/A
With effect of grade on left 360 N/A N/A
With effect of grade on right 360 N/A N/A

Intersection
To Right B1 930 1235 1365
To Left B2/B3 860 1165 1300
On Major Road F 795 1035 1100

February 2019
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Smoke Tree Resort Sight Distance Analysis Smoke Tree Resort Sight Distance Analysis
Location: Quail Run Road Location: Quail Run Road

Assumptions and/or Givens Intersection Sight Distances
Elements of Design from AASHTO 6th Edition AASHTO Ref AASHTO Ref

Driver Eye Height Case B─Intersections with Stop Control on the Minor Road §9.5.3, p 9-36
Passenger Vehicle 3.50 ft §3.2.6, p 3-14
Truck 7.60 ft §3.2.6, p 3-14 Case B1─Left Turn from the Minor Road §9.5.3, p 9-36

Object Height
Stopping Sight Distance 2.00 ft §3.2.6, p 3-14 Design Vehicle Time Gap (tg)
Passing Sight Distance 3.50 ft §3.2.6, p 3-14    Passenger Car 7.5 sec Tbl 9-5, p 9-37

Vehicle Height 4.25 ft §3.2.6, p 3-14    Single-Unit Tuck 9.5 sec Tbl 9-5, p 9-37
Driver Eye Location    Combination Truck 11.5 sec Tbl 9-5, p 9-37

From Edge of Major Rd Traveled Way 14.50 ft 9.5.3, B1
Deceleration Rate (a) Time gap adjustments

Passenger Vehicle 11.20 ft/sec2 §3.2.2, p 3-3    Add'l lanes to cross (1st is assumed)
Truck N/A ft      Passenger Car 0.5 sec See Notes

Brake reaction time (t) 2.50 sec §3.2.2, p 3-4      Trucks 0.7 sec below
   Minor Approach Upgrade (Per each 1%>3%) 0.2 sec Tbl 9-5, p 9-37

Site Specific Data (Bike & turn lanes are outside traveled way and are not considered)
Major Street Design Speed (Vmajor) 30 MPH    Site data
Grades - Approaching Minor Street from: (─ = approaching downhill) Major Road Lanes on Left Approach 1.0 §9.5.3, p 9-37

Left (GL) % Minor Road Approach Upgrade, if >3% 0 % §9.5.3, p 9-37
Right (GR) %
Approach Grade Adjustment Factor Left 1.0 Tbl 9-4, p 9-35

Right 1.0    Time Gap based on site data
Major Road Through Lanes on Each Approach 1.0 (Use 1 for RI/RO[/LI] only) Design Vehicle Gap+Adj for Approach Grade>3%+Adjs for Add'l Lanes & Median
Median Width (in "Lane Equivalents") 0.0 (Use 0 for RI/RO[/LI] only)    Passenger Car 7.5 sec
Minor Road Approach Upgrade, if >3% %    Single-Unit Tuck 9.5 sec
Minor Road Access (check restricted)    Combination Truck 11.5 sec

LI LO/Th RO
   ISD to left & right along Major Road  ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37

Stopping Sight Distance = Brake Reaction Distance + Braking Distance
Neglecting Effect of Grade  V2 Eq 3-2, p 3-4 ISD to Left

 a and Right
   Passenger Car calculated  ISD= 330.8 ft

Calculated  d= 196.7 ft design  ISD= 335 ft
Design  d= 200 ft

   Single-Unit Tuck calculated  ISD= 419.0 ft
With Effect of Grade V2 Eq 3-3, p 3-5 design  ISD= 420 ft

a
32.2    Combination Truck calculated  ISD= 507.2 ft

design  ISD= 510 ft
Calculated  d= 196.3 ft - left

200 ft - right
Design  d= 196.3 ft - left

200 ft - right

   SSD's do not consider design for truck operations, since better visibility is 
considered to offset longer braking distance. §3.2.2, p 3-6

November 2018
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Smoke Tree Resort Sight Distance Analysis Smoke Tree Resort Sight Distance Analysis
Location: Quail Run Road Location: Quail Run Road

Intersection Sight Distances (cont'd) Intersection Sight Distances (cont'd)
AASHTO Ref AASHTO Ref

Case B2─Right Turn from the Minor Road §9.5.3, p 9-40 Case F─Left Turns from the Major Road §9.5.3, p 9-51
&

Case B3─Crossing Maneuver from the Minor Road §9.5.3, p 9-43 Design Vehicle Time Gap (tg)
   Passenger Car 5.5 sec bl 9-13, p 9-51

Design Vehicle Time Gap (tg)    Single-Unit Tuck 6.5 sec bl 9-13, p 9-51
   Passenger Car 6.5 sec Tbl 9-7, p 9-40    Combination Truck 7.5 sec bl 9-13, p 9-51
   Single-Unit Tuck 8.5 sec Tbl 9-7, p 9-40
   Combination Truck 10.5 sec Tbl 9-7, p 9-40 Time gap adjustments

   Add'l lanes to cross (1 assumed)
Time gap adjustments - Case B-3 Only*      Passenger Car 0.5 sec See Notes to
   Add'l lanes to cross (1st is assumed)      Trucks 0.7 sec bl 9-13, p 9-51
     Passenger Car 0.5 sec See Notes
     Trucks 0.7 sec below    Site data
   Minor Approach Upgrade (Per each 1%>3%) 0.1 sec Tbl 9-7, p 9-40 Opposing Lanes (adj'd for x-wide median) 0.0

   Site data    Time Gap based on site data
Major Road Lanes on Left Approach 1.0 §9.5.3, p 9-40 Design Vehicle Gap+Adj for Add'l Opposing Lanes
Minor Road Approach Upgrade, if >3% 0 % §9.5.3, p 9-40    Passenger Car 5.5 sec

   Single-Unit Tuck 6.5 sec
   Combination Truck 7.5 sec

   Time Gap based on site data (sec) B2 & B3 B3 Only
Design Vehicle Gap+Adj for Approach Grade>3%(+Adjs for Add'l Lanes & Median for B3)    ISD to front along Major Road  ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37
   Passenger Car 6.5 6.5    Passenger Car calculated  ISD= 242.6 ft
   Single-Unit Tuck 8.5 8.5 design  ISD= 245 ft
   Combination Truck 10.5 10.5

   Single-Unit Tuck calculated  ISD= 286.7 ft
   ISD to left (B2/B3) & right (B3) along Major Rd  ISD=1.47Vmajortg  (ft) Eq 9-1, p 9-37 design  ISD= 290 ft

ISD to Left ISD to right    Combination Truck calculated  ISD= 330.8 ft
(B2 & B3) (B3 Only) design  ISD= 335 ft

   Passenger Car calculated  ISD= 286.7 286.7
design  ISD= 290 290    The differences between Case F and Cases B1, B2 & B3 are reduced 

time gaps and no time gap adjustment for any minor approach upgrade. §9.5.3, p 9-43
   Single-Unit Tuck calculated  ISD= 374.9 374.9

design  ISD= 375 375
SIGHT DISTANCE SUMMARY

   Combination Truck calculated  ISD= 463.1 463.1 Governing Combo
design  ISD= 465 465 Sight Distance Type Case Car SU Truck Truck

Stopping
   *Number of major road lanes is irrelevant in Case B2. Without effect of grade 200 N/A N/A

With effect of grade on left 200 N/A N/A
   The differences between Case B1 and Cases B2 & B3 are reduced With effect of grade on right 200 N/A N/A
time gaps and time gap adjustment for the minor approach upgrade. §9.5.3, p 9-43 Intersection

To Right B1 335 420 510
To Left B2/B3 290 375 465
On Major Road F 245 290 335

November 2018 November 2018
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Comment Response Memorandum 
Smoketree Resort Parking Study 

January 12, 2019 
Page 2 

 

Commissioner Strom spent weeks working with the consulting engineers to develop these values 
based on local data knowing that the Town’s code would result in overparking but also not wanting 
to receive any neighborhood complaints about a lack of parking. An example of the surrounding 
area parking requirements in regards to the assumption of 50 square feet per every two seats in 
a meeting room is shown in the Table below. The final determination of 50 square feet was based 
on the utilization of banquet and meeting rooms in the Town. These rooms are primarily set with 
large round tables, even when being used for meetings.  

Location Land Use Code Location Parking Rate 

City of Phoenix Conference/Meeting Section 4-603 1 space/50 sf 

City of Scottsdale Conference/Meeting Table 9.103.A 1 space/50 sf 

City of Tempe Public Assembly - 
Entertainment Section 702 C 1 space/125 sf 

 

KH Comment 3: The Town code requirement for guest rooms is 1.2 spaces per unit. The 
parking study recommended using a rate of 1.05 based on an interpretation of ITE Parking 
Generation, 4th Edition land use 310 Hotel. The ITE code has a lot of variables against using the 
rate including: 
ꞏ Old data 
ꞏ Limited number of studies 
ꞏ Average size of hotel is not similar to our facility 
ꞏ Studies mostly conducted in California 
ꞏ ITE 310 is based on the peak parking observed and not the supply. Based on a collection 
of data. So, the application of shared parking in addition to utilizing an ITE rate may not 
be appropriate. Kimley-Horn is recommending the Town not accept a rate less than the Town’s 
code without supporting documentation or study of similar sites with similar land use data. 
 
CivTech Response: Hotel was chosen to best represent The Smoketree Resort. According to 
the 5th Edition of Parking Generation, page 201, “A hotel is a place of lodging that provides 
sleeping accommodations and supporting facilities such as a full-service restaurant, cocktail 
lounge, meeting rooms, banquet room, and convention facilities. It typically provides a swimming 
pool or another recreational facility such as a fitness room. All suites hotel (Land Use 311), 
business hotel (Land Use 312), motel (Land Use 320), and resort hotel (Land Use 330) are related 
uses.” Therefore, the rates published by ITE already include all of the uses that are expected to 
park separately using the Town’s Code. The combined rate proposed for the Smoketree Resort 
(1.45 spaces/key traditional parking and 1.67 spaces/key for valet only) surpasses the 
recommended average values presented in Parking Generation and nearly meets the 85th 
percentile recommendation for a weekend which is higher than the rate for a weekday.  
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The current trends for parking, especially at hotels, is a reduction in rate. This is primarily 
attributable to the ease of ride hailing which can now be completed with a smartphone while 
tracking the driver which provides user reliability. This is evidenced in ITE’s 5th Edition of Parking 
Generation which was just released in January of 2019. This version shows that the rates have 
decreased, especially during the weekday. On the weekend, which has less data points, the lower 
range of the rate decreased significantly. These rates still include older data which supported 
higher drive in rates for the Hotel. The City of Scottsdale is allowing the use of 0.8 parking 
spaces/key to account for the changing trend. When evaluating the final parking recommended 
for Smoketree, re-evaluated using the responses to these comments, on overall parking rate of 
1.45 spaces/key is calculated. This falls within the mid-range of Resort Hotel (LUC 330) parking 
rates which range from 0.55-2.17 on a weekday and 0.64-2.11 on a weekend. The average rates 
for a Resort Hotel are 1.06 spaces/key and 0.73 spaces/key on a weekday and weekend, 
respectively. According to Parking Generation, “A resort hotel is similar to a hotel (Land Use 310) 
in that it provides sleeping accommodations, full service restaurants, cocktail lounges, retail 
shops, and guest services. The primary difference is that a resort hotel caters to the tourist and 
vacation industry, often providing a wide variety of recreational facilities/programs (golf courses, 
tennis courts, beach access, or other amenities) rather than convention and meeting business. 
Smoketree does not provide for golf or other recreational amenities on site, thus suggesting the 
Hotel (LUC 310) is the best data fit for the site.  

KH Comment 4: 
ꞏ Include the third outdoor venue (Area B Prominade Venue #1) in the parking study analysis. 
The site plan shows four separate assembly areas. It seems inconsistent to have four separate 
areas and not assume they could be used independently. Provide documentation that supports 
the conclusion that the four venues cannot be rented separately or account for the separate 
venues in the parking analysis. 
ꞏ Provide document provisions ensuring the level of interaction assumed for the meeting rooms. 

CivTech Response: Smoketree’s intent is to utilize the area as analyzed in the CivTech parking 
analysis. The outdoor event space (Event Lawn Venues 1 and 2) will not be used simultaneously 
and only one or the other can be used in combination with the Pavillion. This therefore applies a 
50 percent internal capture for both meetings and events since they cannot occur at the same 
time. Prohibition of using these areas simultaneous with the other areas may be provided in the 
stipulations for the project.  

As mentioned above, the interaction (internal capture) assumed for the meeting space was 
determined using local information from several Paradise Valley hotel operators at the time the 
Montelucia and Hermosa Inn parking studies were being completed. Since both were hotels prior 
to redevelopment or upgrade, they had existing utilization. In addition, interviews were held with 
the other area resorts and data was again supplied by Marriot for the Ritz Carlton parking study. 
This effort was reviewed thoroughly by Commissioner Strom.  

The interaction assumed for the meeting rooms is consistent with the interaction noted at other 
resorts and most specifically Mountain Shadows.   
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Restauran
t (Internal) 

Restauran
t 

(external) 

Retail 
(Internal

) 

Retail 
(external) Spa Fitness Meeting 

Space 
Event 
Space 

Smoketree 60% 50% 100% 50% 90% 90% 50%* 50% 
Ritz Carlton 75% 75% - 80% 90% 100% 50% 50% 

Mountain 
Shadows 60% 50% 100% 50% 90% 90% 50%* 100% 

Sanctuary 
75% 75% 75% 75% 60% - 10% 10% 

Hermosa 
Inn 75% 25% - - 90% 90% 75% 75% 

*The event space is shown with 100% internal capture to eliminate parking generated from the 
use of the outdoor event space. This is due to the restriction on using any of these spaces 
simultaneously. It is assumed that 50% of the people using the event space will be staying at the 
resort. The rate and parking space needs are captured by the parking generated by the Pavillions. 

KH Comment 5: There is an inconsistency in the fitness center internal capture assumption. 
Table 2 on Page 3 of 7 of the Parking Study shows a 90% internal capture reduction for the fitness 
center. The calculations included in the Appendix show a 100% internal capture reduction for the 
fitness center. Is the fitness center truly an amenity for guests or is this facility available to non-
guests? 
 
CivTech Response: The fitness center will not be available to non-guests. However, to maintain 
some flexibility in the case that fitness can be used with the spa, the internal capture will be 
updated to 90% in the calculations. 
 
KH Comment 6: 
ꞏ For the restaurant uses, document your net calculation of building space for buildings E and F. 
ꞏ Since these are standalone facilities, document how you determined internal capture versus 
external utilization. Provide additional description of restaurant, retail, and coffee facilities. 
 
CivTech Response: These plans are very preliminary and there are not more detailed plans 
developed for the restaurant facilities – the parking study will be updated using the same 
assumptions once more detailed plans are developed. Please see the above table. It was 
assumed that the internal restaurant would be less likely to attract non-guests while the external 
restaurant would be more likely to attract non-guests. The rates chosen are similar to Mountain 
Shadows and provide for more utilization by off-site patrons than Ritz Carlton or the Sanctuary.  
 
KH comment 7: The beginning of the first sentence on Page 4 of 7 says “Per Paradise Valley’s 
SUP Guidelines,”. There have been CivTech assumptions and adjustments to Town SUP. 
Update this sentence accordingly. 
 
CivTech Response: This sentence will be updated.  
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KH Comment 8: We are concerned that the 15% may not be achievable. Please provide a valet 
parking plan showing the ability to increase parking supply. The configuration of the underground 
parking and constraints of a single circulation aisle may limit the ability to significantly increase 
the 
available parking supply. 

CivTech Response: The garage plans are preliminary at this time. However, the town has utilized 
the 15% estimate for valet parking on Ritz Carlton, Mountain Shadows, Sanctuary, Hermosa Inn, 
and other resort projects. This has been a historical standard of utilization after showing that more 
than 20% can be achieved through valet plans originally requested. The town, understanding that 
final design plans are not typically completed at the time of zoning, allowed the inclusion of the 
15% increase for valet instead of creating a valet plan for an un-designed location. A formal valet 
plan could be submitted once the garage plans and site plan are formalized. The addition of valet 
parking is likely to result in an additional 29 spaces. 

KH Comment 9: 
ꞏ In the shared parking calculations, removing employees is not relevant because the employees 
aren’t there at night when the peak parking occurs. Hotel guest/rooms need the space for full 
capacity. 
 
CivTech Response: The recommended parking shown in the study includes employees and 
bullet 4 under the Conclusions states the same parking trend as mentioned in Comment 9. The 
removal of employee calculation provides a number of parking spaces that can be utilized by 
patrons at other times of the day or if employees park off-site. The calculation provides guidance 
for the hotel operator since including employees in the hotel rate assumes that they park at the 
same peaks. As mentioned above, they park at different times, heavier during the weekdays and 
less on nights and weekends. 
 
ꞏ Employee office parking is accounted for separately, but application of shared parking and 
hourly percentages based on ITE Parking Generation, 4th Edition Code 701, suburban office, 
is not an appropriate assumption. Hotel employees generally do not leave the resort during 
lunchtime or other times as suburban office employees may do. Resorts typically need those 
office positions to be held consistently throughout the day. 
 
CivTech Response: The hourly variation used for employees suggests that 90% will arrive by 
8AM, 100% by 9AM and will stay at 100% through 3PM. The rate then decreases to 90% at 4PM 
and then gradually lessens to 55% through 9PM. The shared parking percentages do account for 
the employees being on site all-day without a reduction for lunch, etc. No changes are proposed 
to the rates utilized in the evaluation.  
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ꞏ Retail hourly percentages are different than restaurant hourly percentages and should be 
separated in shared parking analysis. 

CivTech Response: ITE does not provide hourly parking percentages for retail land uses that 
resemble the use of this location. The retail uses that could be most similar to this in scale would 
be Apparel Store which provides weekday percentages between the hours of 11AM and 8PM 
only. A proposed hourly distribution for the retail uses will be provided for review. Retail and 
restaurant use will be separated in the shared parking analysis after approval of the hourly 
variation for this small-scale retail. This will not result in a major revision to the parking 
recommendations. The retail parking, at 100% utilization, is limited to 3.33 spaces.  

 
Thank you for consideration of these responses. We would like to set up a meeting to coordinate 
the changes to the parking study. Should you wish to discuss this information further, please 
contact me at (480) 659-4250. 
 
Sincerely 
CivTech 

 

 
Dawn Cartier, PE, PTOE 
President 
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PARADISE VALLEY PARKING REQUIREMENTS  

The Town of Paradise Valley provides for parking ratios in their Special Use Permit Guidelines. 
Table 1 summarizes the parking ratio requirements for each component of a resort hotel.   
 

Table 1: Parking Requirements per the Town SUP Guidelines 

SUP Category Parking Requirement 
i. Each Hotel Key 1.2 spaces 
ii. Each dwelling unit* 2 spaces 
iii. Restaurant 1 space per 50 SF of net dining area 

iv. Meeting Rooms/Auditoriums/Group Assembly 
1 space per two seats of public area 
(assumed to be 50 square feet) 

v. Retail 1 space per 300 SF of net sales area 

vi-a. Office 
1 space per 300 SF of net occupied 
space 

vi-b. 
Service Establishment/Spa/Fitness/Sales 
Establishments 

1 space per 300 SF of net occupied 
space 

*A dwelling unit is any Resort Unit that is not a Hotel Key. 

GUEST ROOM PARKING RATE  

The location of the Smoketree Resort is more urban in nature than many other resorts located in 
the Town. The Resort is located in close proximity to all of the commercial uses on the corners 
of Scottsdale Road and Lincoln Drive. Bus Route 72 provides access north and south on 
Scottsdale Road connecting to location such as medical, shopping (Kierland, Scottsdale 
Quarter, Scottsdale Fashion Square, education (Arizona State University, Sky Song), and other 
entertainment uses. Route 72 is available every 20 minutes during the weekday from 4 AM until 
12 PM. On the weekend, Route 72 is available from 5 AM until 11 PM every 30 minutes. This 
accessibility allows other options for transportation beyond the use of a vehicle. A reduced 
parking rate of 1.05 spaces per key is being considered for the guest rooms associated with the 
Smoketree Resort. Employee parking accounts for 0.25 spaces per room while 0.80 spaces per 
room are considered for the guest parking.  
 
Justification for the lower rate can be found in the Institute of Transportation Engineering’s (ITE) 
Parking Generation which more closely resembles the parking need experienced in the 
downtown area today. ITE Land Use Code, 310, Hotel, shows a range of rates from 0.75-1.02 
vehicles per room during the weekday with a 95 percent confidence interval. The study includes 
data from both suburban locations (12 study sites) and urban locations (5 total sites for weekday 
data but only two considered for the overall data compilation due to lack of information). The 
data was separated into Suburban parking rates and Urban parking rates but no data plot was 
provided for the urban rates “due to disjointed data sets with counts spread over several 
discontinuous time periods”. (page 73, ITE Parking Generation, 4th Edition). It is assumed that 
the higher rates of the confidence interval more closely match the parking requirements in the 
Smoketree Resort area. Therefore, a rate of 1.05 parking spaces per room is proposed.  
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INTERNAL CAPTURE – PARKING UTILIZATION 

The determination of parking requirements for a resort should also consider the utilization of 
many uses within the resort by the same patron staying in the resort. To consider this, parking 
required for each use is prorated by assigning a percentage indicating the overlap from guests 
already staying within the resort (“onsite demand”) vs. drawing new trips (vehicles) from non-
guests (“offsite demand”). All parking for guest rooms and employees were determined to be 
completely “off-site”. Parking generated by all other uses was assumed to be used by Resort 
occupants (“on-site”) and non-Resort occupants (“off-site”). Therefore, overlap percentages 
were applied to these uses to account for the “on-site” occupants who will already be parked as 
part of the resort guest room rate or within the Smoketree Resort Residential units. This 
occurrence is known as internal capture. Table 2 summarizes the internal capture reduction for 
each use based on conversation with the developer and internal capture rates applied at other 
resorts within the Town. 

Table 2: Internal Capture Reduction 

SUP Category Internal Capture Reduction 

i. Guest unit 0% 
ii. Dwelling unit 0% 
iii. Restaurant-separate building 60% 
iv. Meeting Rooms 50% 
v. Retail-associated with Resort Hotel 100% 
v. Retail - separate building 50% 

vi-a. Office/Service Area-Employee 0% 
vi-b. Office/Service Area-Public 100% 
vi-c. Office/Service Area-Fitness 90% 

A detailed summary of the parking demand based on the requirements within the Town’s 
Special Use Permit Guidelines and the applied internal capture for each use is shown in the 
Attachments.  Table 3 summarizes the parking demand per land use. 

Table 3: Parking Demand Summary per Town of PV SUP Guidelines 

Category Parking Demand with Internal Capture Reduction 

Resort Residences 60.00 
Resort Guestrooms(1) 126.00 

Resort Employee Office 3.33 
Resort Meeting/Banquet 

Space 50.00 

Resort Food & Beverage 16.80 
Resort Fitness 0.00 
Resort Retail 8.33 

TOTAL 265 
(1) Rate considers 0.25 spaces/key for employees and 0.80 spaces/key for guests 
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Per Paradise Valley’s SUP Guidelines, the proposed Smoketree resort has a total parking 
demand of 265 parking spaces.   This parking demand does not account for shared parking.  A 
shared parking analysis has been conducted and is described in the following section.  The 
Resort Residences will have their own dedicated 60 parking spaces, and therefore are not 
included in the shared parking analysis. Therefore 205 parking spaces are required for the 
resort operation prior to the application of shared parking.  

SHARED PARKING ANALYSIS 

For projects with a variety of land uses, the parking demand for each land use would peak at 
different hours.  Therefore, the actual number of spaces needed at a given hour is less than 
cumulative parking demand.  Shared Parking Urban Land Institute [ULI] describes shared  
 
“Shared parking is defined as a parking space that can be used to serve two or more individual 
land uses without conflict or encroachment. The opportunity to implement shared parking is the 
result of two conditions: 
 
 Variations in the peak accumulation of parked vehicles as the result of different activity 

patterns of adjacent or nearby land uses (by hour, by day, by season) 
 
 Relationships among land use activities that result in people’s attraction to two or more 

land uses on a single auto trip to a given area or development” 
 
Parking hourly percentages have been established for the weekday and weekend for the 
different land uses within the proposed Smoketree Resort project.  ITE Parking Generation 
manual is the primary source for the hourly percentages. Hourly percentages from ITE Parking 
Generation, 4th Edition were utilized when available.  Other sources were utilized for the hotel 
restaurant and conference/meeting space, since ITE Parking Generation, 4th Edition does not 
provide hourly percentages for these specific uses. The sources utilized for the hourly 
percentages in the shared parking model are summarized in Table 4. 

Table 4: Hourly Percentages utilized for the Shared Parking Model 

Land Use Source for Hourly Percentages 

Resort Guest Rooms Hourly percentages are from ITE Parking Generation, 4th Edition for ITE Code 
310 (Hotel, Suburban). 

Resort Employee/ 
Office 

Hourly percentages are from ITE Parking Generation, 4th Edition for ITE Code 
701 (Office, Weekday). 

Off-site Restaurant Hourly percentages are from ITE Parking Generation, 4th Edition for ITE Code 
932 (High-Turnover Sit-Down Restaurant, Family Restaurant) 

Resort 
Meetings/Conference 

ITE Parking Generation, 4th Edition does not provide hourly percentages for 
conference/meeting space. Hourly percentages from Urban Land Institute's 
Shared Parking, 2nd Edition for Hotel Conference/Banquet were utilized. 

Resort Fitness Hourly percentages are from ITE Parking Generation, 4th Edition for ITE Code 
492 (Health/Fitness Club). 

Resort Employees 
(when subtracting 

from parking demand) 

Percentages from Urban Land Institute's Shared Parking, 2nd Edition for Hotel 
Employee were utilized. 
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Detailed worksheets with the shared parking analyses for the weekday and weekend are 
included as attachments to this letter statement.   
 
The proposed project is determining the amount of parking necessary to support their uses. 
While the current plan indicates there will be 180 parking spaces available, there is some 
flexibility in the plan to provide more spaces if necessary. There is also an option to share 
parking with other adjacent uses that may not need parking when the resort reaches its peak 
demand. The resort residential will have its own dedicated 60 parking spaces, and therefore is 
not included in the shared parking analysis. 
 
Per the analysis, the peak parking demand on a weekday is estimated to be 174 spaces at 9:00 
PM, resulting in a surplus of 6 parking spaces.  The peak parking demand on the weekend is 
estimated to be 172 at 9:00 PM, resulting in a surplus of 8 parking spaces.   
 
An increase of 15 percent may be applied to the available parking when providing valet 
services.  Before applying the 15 percent increase, the employee parking was subtracted from 
the hourly traffic demand assuming that employees would not park via valet.  Per ULI’s Shared 
Parking, the recommended parking ratio for employees is 0.25 spaces per room on weekdays 
and 0.18 spaces per room on weekends. The 0.25 ratio results in 30 designated employee 
parking spaces. Thirty employee parking spaces were applied for the weekday and weekend 
analyses.  The hourly percentages in ULI’s Shared Parking were applied to distribute the 
employee parking and subtract them from the overall demand in the shared parking analysis. 
 
The employee parking for the resort peaks during the day on a weekday and is less during the 
evening and on a weekend.  Therefore, 30 parking spaces were subtracted from the available 
parking spaces from 8 AM to 5 PM resulting in 150 parking spaces available for non-employees.  
Based on the hotel employee hourly percentages, the evening peak employee parking is 18 
parking spaces.  As a result, 18 parking spaces were designated for employees during the 
evening and early morning hours resulting in 162 parking spaces available for non-employees. 
Valet parking allows for parking efficiency therefore the 150 and 162 traditional parking spaces 
available for non-employees in a no valet scenario would equate to 172 and 186 available 
parking spaces for non-employees in a valet only scenario.  
 
Once the employee parking which was removed from the initial calculation is added back in, 
there are a total of 202 available parking spaces between 8 AM and 5 PM and 204 available 
parking spaces between the hours of 6 PM and midnight in the valet only scenario. 
 
With a valet service, there would be a surplus of 28 parking spaces at the resorts peak demand 
on a weekday and a surplus of 32 parking spaces at 9:00 PM during the weekend.   

HOTEL OCCUPANCY HISTORY 

Data compiled from Smith Research Travel for Paradise Valley hotels include historical 
occupancy rates from 2009 to May 2015. A table with the data is included as an attachment.  
Per the table, the maximum occupancy occurred in March 2013 and was 92.7%.  March is 
historically the highest month with an average of 86.9% over the 7 years of data. The data also 
include average occupancy rates per the day of week.  February and March are the only months 
that had a day of week average occupancy greater than 90%. In February, it was only on 
Wednesday (91%).  March had average occupancies of 91.6%, 94.0%, and 92.0% on 
Wednesday, Thursday and Saturday respectively. Therefore, the occupancy on the remaining 
days of the year is expected to be less than 90% with a 61% average occupancy during the 
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summer months (June through September).  The shared parking analysis is based on 100% 
occupancy, and therefore represents the worst-case scenario.  

PARKING TRENDS – DRIVE IN RATE 

Many travelers to resorts are opting to use ride services such as Uber and Lyft in addition to 
Taxi’s. Ride hailing services have become more predictable and easier to use. As a greater shift 
in personal travel is switching to ride hailing, the need for parking spaces at retail, hotel, and 
other venues is decreasing. While there is no specific rate for the number of travelers which 
choose ride hailing, most resorts suggest that it could be as high as 30-40 percent. Data 
collected at the Biltmore Resort suggests that 40 percent of their patrons arrive via ride hailing 
services. Just over 25 percent of the patrons of the Phoenician Resort arrive via ride hailing 
services. Actual measurements for the number of patrons arriving for check-in at the existing 
Smoketree Resort will be collected and may be considered in future updates to this study. 

CONCLUSIONS 

 The proposed project will consist of a resort hotel with 120 key units, resort residential 
with 30 units, a restaurant in a stand along building and a retail/coffee area in a 
standalone building. The retail/coffee building is intended to service resort guests only. 
The resort hotel will include fitness and event/meeting amenities.   
 

 On-site parking will provide 180 parking spaces, not including the resort residential.  The 
resort residential is proposed with its own dedicated 60 parking spaces, and therefore 
was not included in the shared parking analysis. An exhibit illustrating the provided 
parking is attached.  

 
 Per the parking requirements of the Town’s SUP guidelines and the shared parking 

analysis, the peak parking demand on a weekday is estimated to be 174 spaces at 9:00 
PM, resulting in a surplus of 6 parking spaces.  The peak parking demand on the 
weekend is estimated to be 172 at 9:00 PM, resulting in a surplus of 8 parking spaces.   

 
 An increase of 15 percent may be applied to the available parking when providing valet 

services.  Before applying the 15 percent increase, the employee parking was 
subtracted from the hourly traffic demand assuming that employees would not park via 
valet.  The employee parking for the resort peaks during the day on a weekday and is 
less during the evening and on a weekend.  Therefore, 30 parking spaces were 
designated for employees from 8 AM to 5 PM resulting in 150 parking spaces 
designated for non-employees.  Based on the hotel employee hourly percentages, the 
evening peak employee parking is 18 parking spaces.  As a result, 18 parking spaces 
were designated for employees during the evening and early morning hours resulting in 
162 parking spaces available for non-employees.   
 

 Valet parking allows for parking efficiency therefore the 150 and 162 traditional parking 
spaces available for non-employees in a no valet scenario would equate to 172 and 186 
available parking spaces for non-employees in a valet only scenario.  

 
 With a valet service, there would be a surplus of 28 parking spaces at the resorts peak 

demand on a weekday and a surplus of 32 parking spaces at 9:00 PM during the 
weekend.   

 
  The typical monthly and daily occupancies will not necessitate a 100% valet operation. 
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 The parking rate may be further modified once drive-in rate information has been 
collected at the existing (operational) Smoketree Resort. While the long-term trend 
indicates that fewer patrons will drive and park, opting for other ride hailing services, it is 
difficult to predict the percentage reduction in parking. The short-term parking trend can 
already be seen at existing resorts.  
 

 Smoketree Resort is currently discussing options for parking the residential units with the 
Town of Paradise Valley. Updates to this parking study may be required to reflect 
parking rate changes and/or decisions about the inclusion of additional keys beyond the 
120 evaluated herein.  
 

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

Sincerely,  
 
CivTech 
 

 
Dawn D. Cartier, P.E., PTOE 
Project Engineer 

 

Attachments:  
Parking Demand 
Shared Parking Analysis 
Parking Exhibit 
Occupancy Data 
ITE Parking Generation Rate - Hotel 
 



Table 1 (excerpted from Town of Paradise Valley SUP Guidelines & ITE Parking Generation, 4th Ed.)

SUP Category Parking Requirement

i. Each Hotel Key** 1.05 spaces

ii. Each dwelling unit* 2 spaces

iii. Restaurant 1 space per 50 SF of net dining area

iv. Meeting Rooms/Auditoriums/Group Assembly

1 space per two seats of public area (assumed to 

be 50 square feet)

v. Retail 1 space per 300 SF of net sales area

vi‐a. Office 1 space per 300 SF of net occupied space

vi‐b.

Service Establishment/Spa/Fitness/Sales 

Establishments 1 space per 300 SF of net occupied space

*A dwelling unit is any Resort Unit that is not a Hotel Key.

** Revised parking rate providing 0.8 guest spaces/key and 0.25 employee spaces/key

Table 2 (excerpted from similar resorts in the Town of Paradise Valley)

SUP Category Internal Capture Reduction

i. Guest unit 0%

ii. Dwelling unit 0%

iii.

Restaurant‐assocated with Resort 

Hotel/Clubhouse 60%

iii. Restaurant‐Poolside Grill 75%

iii. Restaurant‐separate building 50%

iv. Meeting Rooms 50%

iv. Auditoriums 50%

iv. Group Assembly 75%

v. Retail‐associated with Resort Hotel/Clubhouse 100%

v. Retail ‐ separate building 50%

vi‐a. Office/Service Area‐Employee 0%

vi‐b. Office/Service Area‐Public 100%

vi‐c. Office/Service Area‐Spa/Fitness 90%



18‐0550

SUP CATEGORY Keys/Units

NET 

INTERIOR 

(SF)

COVERED 

EXTERIOR 

(SF)
Internal 

Capture(2)

Apartments Lockable Entries

i 1 Bedroom Suite 2.0 spaces per 1 Unit 30 ‐ 0%

30

i Guestrooms 1.05 spaces per 1 Unit 120 ‐ 0%

120

vi‐a Executive Office 1 spaces per 300 SF ‐ 250 ‐ 0%

vi‐a HR/Accounting Office 1 spaces per 300 SF ‐ 250 ‐ 0%

vi‐a Sales Office 1 spaces per 300 SF ‐ 250 ‐ 0%

vi‐b Front Desk 1 spaces per 300 SF ‐ 250 ‐ 100%
vi‐a Misc Office 1 spaces per 300 SF ‐ 250 ‐ 0%

0 1,250

x Circulation 0 spaces per 0 SF ‐ 0 ‐ 0%

x Lobby 0 spaces per 0 SF ‐ 2,000 ‐ 0%

x Drop‐Off 0 spaces per 0 SF ‐ 0 0%
x Restrooms 0 spaces per 0 SF ‐ 0 ‐ 0%

0 2,000 0

x Pre‐Function Space 0 spaces per 0 SF ‐ 0 ‐
iv Pavilion 1 spaces per 50 SF ‐ 5,000 ‐ 50%

0 5,000 0

iv Event Lawn ‐ Venue 1 1 spaces per 50 SF ‐ 5,000 0 100%
iv Event Lawn ‐ Venue 2 1 spaces per 50 SF ‐ 3,000 0 100%

0 8,000 0

x Valet/Bag+Bell 0 spaces per 0 SF ‐ 0 ‐ 0%

x Housekeeping 0 spaces per 0 SF ‐ 0 ‐ 0%

x Employee Area 0 spaces per 0 SF ‐ 0 ‐ 0%

x Receiving/Eng/Sec 0 spaces per 0 SF ‐ 0 ‐ 0%
x Loading dock 0 spaces per 0 SF ‐ 0 0 0%

0 0 0

iii Restaurant 1 spaces per 50 SF ‐ 2,100 0 60%

0 2,100 0

v Retail Space 1 spaces per 300 SF ‐ 0 ‐ 100%

0 0 0

iii Restaurant 1 spaces per 50 SF ‐ 500 ‐ 50%
v Retail 1 spaces per 300 SF ‐ 2,000 ‐ 50%

0 2,500 0

vi Fitness 1 spaces per 150 SF ‐ 2,500 0.00 100%

0 2,500 0

1. Parking Ratios from Table 1 of Town of Paradise Valley Ordinance & Revised rates per ITE Parking Generation

2. Internal Capture Percentages from other similar operating resorts

Total 0.00
0.00

Administrative

0.00

0.00

Total
Lobby/Public Areas

Net Parking Spaces after 

Internal Capture Reduction

60.00
60.00

11/15/2018

126.00

Dwelling Units

Hotel

Total

126.00

Total

Total 50.00

Back of House

Parking Requirement (1)

0.00

Total 16.80
Retail Space

0.00

Total 0.00

Outdoor Event Space (100% capture rate, since it's used in conjunction with meeting space)

0.00

0.00

Total 0.00
Stand Alone Food and Beverage

0.00

0.00

GRAND TOTAL

0.00

3.33

Total 0.00
Stand Along Retail/Coffee

5.00

Fitness
0.00

Total 0.00

Meeting Space

0.00
50.00

265

Total 8.33

3.33

0.83

0.83

0.83

0.00
0.83

16.80

0.00
0.00
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PEAK USE SHARED PARKING CALCULATIONS‐WEEKDAY 

Parking Demand 204 174

Time of Day

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

PEAK 

Parking 

Demand 

(with 

Emp)

PEAK 

Parking 

Demand 

(w.o 

Emp)

Parking 

available 

minus 

Emp(8)

Parking 

with Valet  

w.o. Emp 

(15% 

increase)

Parking 

Surplus/   

Shortage 

with Valet 

(w.o. Emp)

6:00 AM 100% 126.00 0% 0.00 0% 0.00 26% 2.08 0% 0.00 20% 0.00 5% ‐1.50 129 127 162 186 59 202 73
7:00 AM 96% 120.96 10% 1.70 59% 1.77 44% 3.52 0% 0.00 20% 0.00 30% ‐9.00 128 119 162 186 67 202 74
8:00 AM 90% 113.40 30% 5.10 79% 2.37 57% 4.56 30% 15.00 20% 0.00 90% ‐27.00 141 114 150 173 59 202 61
9:00 AM 87% 109.62 10% 1.70 95% 2.85 76% 6.08 60% 30.00 26% 0.00 90% ‐27.00 151 124 150 173 49 202 51

10:00 AM 82% 103.32 10% 1.70 100% 3.00 85% 6.80 60% 30.00 51% 0.00 100% ‐30.00 145 115 150 173 58 202 57
11:00 AM 77% 97.02 5% 0.85 98% 2.94 92% 7.36 60% 30.00 48% 0.00 100% ‐30.00 139 109 150 173 64 202 63
12:00 PM 77% 97.02 100% 17.00 90% 2.70 100% 8.00 65% 32.50 42% 0.00 100% ‐30.00 158 128 150 173 45 202 44
1:00 PM 75% 94.50 100% 17.00 77% 2.31 90% 7.20 65% 32.50 47% 0.00 100% ‐30.00 154 124 150 173 49 202 48
2:00 PM 73% 91.98 33% 5.61 84% 2.52 53% 4.24 65% 32.50 38% 0.00 100% ‐30.00 137 107 150 173 66 202 65
3:00 PM 70% 88.20 10% 1.70 81% 2.43 42% 3.36 65% 32.50 41% 0.00 100% ‐30.00 129 99 150 173 74 202 73
4:00 PM 71% 89.46 10% 1.70 72% 2.16 42% 3.36 65% 32.50 61% 0.00 90% ‐27.00 130 103 150 173 70 202 72
5:00 PM 70% 88.20 30% 5.10 46% 1.38 76% 6.08 100% 50.00 84% 0.00 75% ‐22.50 151 129 150 173 44 202 51
6:00 PM 74% 93.24 55% 9.35 25% 0.75 83% 6.64 100% 50.00 91% 0.00 60% ‐18.00 160 142 162 186 44 202 42
7:00 PM 75% 94.50 60% 10.20 0% 0.00 63% 5.04 100% 50.00 100% 0.00 55% ‐16.50 160 144 162 186 42 202 42
8:00 PM 79% 99.54 70% 11.90 0% 0.00 66% 5.28 100% 50.00 50% 0.00 55% ‐16.50 167 151 162 186 35 202 35
9:00 PM 85% 107.10 67% 11.39 0% 0.00 63% 5.04 100% 50.00 0% 0.00 55% ‐16.50 174 158 162 186 28 202 28

10:00 PM 87% 109.62 60% 10.20 0% 0.00 48% 3.84 50% 25.00 0% 0.00 45% ‐13.50 149 136 162 186 50 202 53
11:00 PM 97% 122.22 40% 6.80 0% 0.00 44% 3.52 0% 0.00 0% 0.00 45% ‐13.50 133 120 162 186 66 202 69
MIDNIGHT 100% 126.00 30% 5.10 0% 0.00 0% 0.00 0% 0.00 0% 0.00 30% ‐9.00 132 123 162 186 63 202 70

174.00 158.00 28.00 28.00
1.
2.

3.
4. Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 932 (High-Turnover Sit-Down Restaurant, Weekday at a Family Restaurant)
5.

6.
7.  Hourly percentages from Urban Land Institute's Shared Parking, 2nd Edition for Hotel Employees were utilized.
8.

9. At full occupancy and peak event periods, employees could still seld park.  When applying a 15% increase to 150 park spaces and adding back self parking for employees, 202 
parking spaces are available.

30 spaces are alloted for employees from 8-5 resulting in 150 spaces available (180-30=150). 18 spaces are alloted the other hours, resulting in 162 spaces available (180-
18=162).  Employees peak during the day on a weekday. 

Parking WITHOUT employees (30 of 

the 180 parking spaces are 

designated for employees from 8 AM‐

5 PM, which is the peak employee 

period and 18 parking spaces are 

designated during other times)

ITE Parking Generation, 4th Edition  does not provide hourly percentages for a Hotel Restaurant. Hourly percentages from Urban Land Institute's Shared Parking, 2nd Edition for 
Hotel Restaurant/Lounge were utilized.

Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 310 (Hotel, Weekday Suburban).

ITE Parking Generation, 4th Edition  does not provide hourly percentages for conference/meeting space. Hourly percentages from Urban Land Institute's Shared Parking, 2nd 
Edition  for Hotel Conference/Banquet were utilized.

Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 701 (Office, Weekday Suburban).

Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 492 (Health/Fitness Club, Weekday).

NET 

Parking 

Demand 

(w.o. 

Emp)

Hotel 

Meetings & 

Conference (5)

50.003.00

Hotel Fitness(6)

0.00126.00 17.00 ‐30.00

Removing 

Employees from 

Parking Demand(7) 

(0.25 spaces per 

room)

Parking 

available at 

full 

occupancy 

and peak 

events, 

employees 

could self 

park 202 

parking 

spaces.(9)

Parking 

Surplus/   

Shortage 

with Valet at 

full 

occupancy

NET 

Parking 

Demand 

(with 

Emp)

8.00

Land Use

Hotel Guest 

Rooms(1)
Hotel 

Restaurant(2)

Off‐site 

Restaurant & 

Retail(4)

Hotel 

Employee/ 

Office(3)



18‐0550
PEAK USE SHARED PARKING CALCULATIONS‐WEEKEND 

Parking Demand 204 174

Time of Day

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

% of 

Peak

# of 

Spaces

PEAK 

Parking 

Demand 

(with 

Emp)

PEAK 

Parking 

Demand 

(w.o Emp)

Parking 

available 

minus 

Emp(8)

Parking with 

Valet w.o 

Emp (15% 

increase)

Parking 

Surplus/   

Shortage 

with Valet 

(w.o. Emp)

6:00 AM 100% 126.00 0% 0.00 0% 0.00 20% 1.60 0% 0.00 0% 0.00 5% ‐1.50 128 127 162 186 59 202 74
7:00 AM 96% 120.96 10% 1.70 59% 1.77 30% 2.40 0% 0.00 0% 0.00 30% ‐9.00 127 118 162 186 68 202 75
8:00 AM 90% 113.40 30% 5.10 79% 2.37 51% 4.08 30% 15.00 76% 0.00 90% ‐27.00 140 113 150 173 60 202 62
9:00 AM 87% 109.62 10% 1.70 95% 2.85 73% 5.84 60% 30.00 94% 0.00 90% ‐27.00 151 124 150 173 49 202 51

10:00 AM 82% 103.32 10% 1.70 100% 3.00 94% 7.52 60% 30.00 95% 0.00 100% ‐30.00 146 116 150 173 57 202 56
11:00 AM 77% 97.02 5% 0.85 98% 2.94 100% 8.00 60% 30.00 100% 0.00 100% ‐30.00 139 109 150 173 64 202 63
12:00 PM 77% 97.02 100% 17.00 90% 2.70 93% 7.44 65% 32.50 87% 0.00 100% ‐30.00 157 127 150 173 46 202 45
1:00 PM 75% 94.50 100% 17.00 77% 2.31 84% 6.72 65% 32.50 82% 0.00 100% ‐30.00 154 124 150 173 49 202 48
2:00 PM 73% 91.98 33% 5.61 84% 2.52 63% 5.04 65% 32.50 78% 0.00 100% ‐30.00 138 108 150 173 65 202 64
3:00 PM 70% 88.20 10% 1.70 81% 2.43 39% 3.12 65% 32.50 73% 0.00 100% ‐30.00 128 98 150 173 75 202 74
4:00 PM 71% 89.46 10% 1.70 72% 2.16 48% 3.84 65% 32.50 77% 0.00 90% ‐27.00 130 103 150 173 70 202 72
5:00 PM 70% 88.20 30% 5.10 46% 1.38 55% 4.40 100% 50.00 72% 0.00 75% ‐22.50 150 127 150 173 46 202 52
6:00 PM 74% 93.24 55% 9.35 25% 0.75 63% 5.04 100% 50.00 68% 0.00 60% ‐18.00 159 141 162 186 45 202 43
7:00 PM 75% 94.50 60% 10.20 0% 0.00 74% 5.92 100% 50.00 94% 0.00 55% ‐16.50 161 145 162 186 41 202 41
8:00 PM 79% 99.54 70% 11.90 0% 0.00 55% 4.40 100% 50.00 0% 0.00 55% ‐16.50 166 150 162 186 36 202 36
9:00 PM 85% 107.10 67% 11.39 0% 0.00 39% 3.12 100% 50.00 0% 0.00 55% ‐16.50 172 156 162 186 30 202 30

10:00 PM 87% 109.62 60% 10.20 0% 0.00 40% 3.20 50% 25.00 0% 0.00 45% ‐13.50 149 135 162 186 51 202 53
11:00 PM 97% 122.22 40% 6.80 0% 0.00 53% 4.24 0% 0.00 0% 0.00 45% ‐13.50 134 120 162 186 66 202 68
MIDNIGHT 100% 126.00 30% 5.10 0% 0.00 0% 0.00 0% 0.00 0% 0.00 30% ‐9.00 132 123 162 186 63 202 70

172.00 156.00 150.00 30.00 30.00
1.
2.

3.
4.

5.

6.
7.  Hourly percentages from Urban Land Institute's Shared Parking, 2nd Edition for Hotel Employees were utilized.
8.

9. At full occupancy and peak event periods, employees could still seld park.  When applying a 15% increase to 150 park spaces and adding back self parking for employees, 202 
parking spaces are available.

30 spaces are alloted for employees from 8-5 resulting in 150 spaces available (180-30=150). 18 spaces are alloted the other hours, resulting in 162 spaces available (180-18=162).  
Employees peak during the day on a weekday. 

Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 932 (High-Turnover Sit-Down Restaurant, Weekend at a Family Restaurant)

Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 310 (Hotel, Weekday Suburban. Weekend data are not provided in ITE).
ITE Parking Generation, 4th Edition  does not provide hourly percentages for a Hotel Restaurant. Hourly percentages from Urban Land Institute's Shared Parking, 2nd Edition for 
Hotel Restaurant/Lounge were utilized.
Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 701 (Office, Weekend Suburban. Weekend data are not provided in ITE).

ITE Parking Generation, 4th Edition  does not provide hourly percentages for conference/meeting space. Hourly percentages from Urban Land Institute's Shared Parking, 2nd 
Edition  for Hotel Conference/Banquet were utilized.
Hourly percentages are from ITE Parking Generation, 4th Edition  for ITE Code 492 (Health/Fitness Club, Weekend).

Land Use

Hotel Guest 

Rooms(1)
Hotel 

Restaurant(2)

Off‐site 

Restaurant & 

Retail(4)

NET 

Parking 

Demand 

(w.o. 

Emp)

Hotel Meetings 

& Conference 
(5)

50.00

Parking 

available at 

full 

occupancy 

and peak 

events, 

employees 

could self 

park 202 

parking 

spaces.(9)

Parking 

Surplus/   

Shortage 

with Valet 

for Emp at 

full 

occupancy

NET 

Parking 

Demand 

(with 

Emp)

Parking WITHOUT employees (30 of 

the 180 parking spaces are 

designated for employees from 8 

AM‐5 PM, which is the peak 

employee period and 18 parking 

spaces are designated during other 

times)17.00

Removing 

Employees from 

Parking Demand(7) 

(0.25 spaces per 

room)
‐30.00126.00 8.00

Hotel 

Employee/ 

Office(3)

3.00
Hotel Fitness(6)

0.00
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PROGRAM
A. Pedestrian Entry
B. Promenade - Venue #1
C. Hotel Entry Plaza
D. Hotel Reception (2,000 sf.)
E.  Market (2,500 sf.)
F. Restaurant / Retail (3,500 sf.)
G. Pavilion (5,000 sf.)
H. Event Lawn - Venue #2 (5,000 sf.)
I.  Event Lawn - Venue #3 (3,000 sf.)
J.  Resort Villas
K. Surface Parking
L.  Hotel Pool
M. Hotel Bedrooms (first 2 floors)
N. Resort Residences (3rd floor)
O. Underground parking access
P. Adminitration (2nd floor)
Q. Event Drop Off

HOTEL UNITS - 120 Units (60 per level)

-Connected building
-On first and second levels
-Hotel Room Area 51,000 sf.
-Building footprint = 40,000 sf
 (includes hallways, service and balconies)

RESORT RESIDENCES

VILLAS
- 10 units / 10,800 sf
- 1,200 sf. per Villa

HOTEL TOP RESIDENCES
- 20 Units / 25,200 sf.
- 3rd Level of Hotel buildings
- 1,200 sf per Residence
- Exterior uncover parking

SURFACE PARKING = 83 Spaces

esc. 1” = 60’-0”

Site Plan  | Ground Level
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J.  Resort Villas
M. Hotel Bedrooms (first 2 floors)
P. Adminitration (2nd floor)
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Site Plan  | Second Level
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N. Resort Residences (3rd floor)
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Smoketree Resort
Occupancy by Month and Day of Week 

Occupancy (%) -- Paradise Valley Resorts per Smith Travel Research
January February March April May June July August September October November December

2009 59.2 66.0 77.9 67.6 70.8 57.7 52.1 54.5 58.7 69.3 68.4 58.6
2010 74.4 80.9 88.0 79.3 71.4 66.4 51.6 53.8 61.4 74.9 75.3 54.2
2011 74.0 81.6 89.0 82.7 70.5 65.5 59.0 56.8 61.4 68.0 72.8 56.6
2012 74.2 82.7 90.2 75.6 69.6 68.0 54.2 70.2 61.6 74.2 67.6 56.7
2013 79.8 83.4 92.7 84.4 73.2 69.8 58.2 61.1 64.1 74.2 74.2 63.2
2014 69.1 82.0 83.0 76.8 72.7 65.9 63.0 66.8 65.8 73.8 69.3 60.7
2015 73.9 82.6 87.7 80.8 73.2
Avg 72.1 79.9 86.9 78.2 71.7 65.5 56.4 60.6 62.2 72.4 71.3 58.3

Resort Parking January February March April May June July August September October November December
@ 100% Occupancy 220               220               220               220               220               220               220               220               220  220               220               220              

w/ Driver Rate @ 50% 110               110               110               110               110               110               110               110               110  110               110               110              

@ Avg. Occupancy 158               175               191               172               157               144               124               133               137  159               156               128              

w/ Driver Rate @ 50%* 79  88  95  86  79  72  62  66  68  80  78  64 

Occupancy (%) -- Paradise Valley Resorts per Smith Travel Research
Sun Mon Tue Wed Thu Fri Sat Total Month

Jun - 14 47.0 63.1 75.7 73.3 65.2 69.6 72.7 65.9

Jul - 14 46.1 59.3 64.5 62.2 61.6 70.9 76.1 63.0
Aug - 14 54.9 63.5 69.1 66.2 61.3 70.9 80.1 66.8

Sep - 14 55.6 65.5 70.9 69.5 65.5 63.1 68.9 65.8
Oct - 14 55.4 77.1 82.8 77.0 71.8 73.9 78.1 73.8

Nov - 14 48.5 63.3 68.5 79.3 78.7 79.3 72.1 69.3
Dec - 14 54.5 55.1 59.3 66.9 60.8 60.8 67.9 60.7

Jan - 15 55.4 70.3 81.7 87.5 80.0 72.1 70.0 73.9
Feb - 15 78.6 76.7 86.8 91.0 86.4 80.9 77.5 82.6

Mar - 15 79.1 84.0 88.7 91.6 94.0 87.3 92.1 87.7
Apr - 15 61.6 83.2 88.7 86.3 83.3 78.1 82.2 80.8

May - 15 64.9 69.8 77.3 72.5 67.9 77.7 81.1 73.2
Total Year 58.5 69.1 75.8 76.7 73.1 73.7 76.5 71.9

Resort Parking Sun Mon Tue Wed Thu Fri Sat Total Month
@ 100% Occupancy 220               220               220               220               220               220               220               220 

w/ Driver Rate @ 50% 110               110               110               110               110               110               110               110 

@ Avg. Occupancy 128               152               166               168               161               162               168               158 

w/ Driver Rate @ 50%* 64  76  83  84  80  81  84  79 

* The Sanctuary averages a 50% drive‐in rate of occupied rooms.
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2

1.0 INTRODUCTION 

1.1 SCOPE
Coe & Van Loo Consultants, Inc. (CVL) has been contracted by Gen , LLC to provide 

engineering services in support of the proposed improvements to Smoke Tree Resort, herein 

referred to as the site.  The purpose of this report is to provide on-site and off-site hydrologic 

and hydraulic analysis for the proposed development.   

This report is focused on providing design information, evaluation, and analysis for statistical flood 

events up to and including the 100-year storm.  The scope of this assessment does not include, 

neither did CVL’s client request that, evaluation of storm-water runoff resulting from storm events 

exceeding the 100-year frequency event.  Hence, it should be noted that a storm event exceeding 

the 100-year frequency may cause or create the risk of greater flood impact than is addressed and 

presented in this assessment. 

The procedures used herein are derived from, and performed with, currently accepted engineering 

methodologies and practices.   

1.2 REGULATORY JURISDICTION
The development is designed to meet the drainage requirements as stated in the Town of 

Paradise Valley’s Storm Drain Design Manual (1987) [1] and Flood Control District of Maricopa 

County (FCDMC), Drainage Design Manuals for Maricopa County, Arizona, Volume I, Hydrology [2], 

Volume II, Hydraulics [3], and Drainage Policies and Standards Manual for Maricopa County, Arizona 

[4].   
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2.0 SITE CONDITIONS 

2.1 LOCATION  
 The site is located within the Town of Paradise Valley, Maricopa County, Arizona. The site is 

bordered on the north by Lincoln Drive, on the east by commercial property, on the south by the 

Andaz Resort Hotel and on the west by Quail Run Road and custom residences.  Furthermore, the 

site is located within Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and 

Meridian, Arizona. 

2.2 EXISTING CONDITIONS 
 A field reconnaissance of the 5.3-acre resort and its surroundings was performed on 

February 5th, 2019.  It was observed that the site and surrounding properties are flat and generally 

drain to east then to the north towards Lincoln Drive.  The resort’s landscaping is characterized by 

hedges around all but the north perimeter, mature trees throughout the site and open space 

consisting of lawn and dirt drive lanes and parking.   

2.3 PROPOSED CONDITIONS 
The resort was originally opened in 1966 and has yet to undergo any significant 

renovations beyond general maintenance measures.  The resort is notably dated and in need of 

renovations and refurbishment of amenities.  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 site 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. 
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3.0 FLOOD ZONE INFORMATION 
The Maricopa County, Arizona and Incorporated Areas Flood Insurance Rate Map (FIRM), panel 

numbers  04013C1770L, Map Revised October 16, 2013 [5], indicates the site falls within Zone "D.” 

Zone "D" is defined by FEMA as: 

“The Zone D designation is used for areas where there are possible but undetermined flood 

hazards, as no analysis of flood hazards has been conducted. The Zone D designation is also 

used when a community incorporates portions of another community’s area where no map 

has been prepared.” 

Refer to Figure 2 for a copy of the Flood Insurance Rate Map (FIRM). 
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4.0 OFFSITE AND ONSITE RUNOFF 

4.1 OFFSITE RUNOFF MANAGEMENT PLAN 
The offsite watershed affecting the site is urbanized by mainly low density custom 

residential lots to the west.  These residential lots are flat with no concentrated flow paths.  During 

the field reconnaissance, it was observed that some of the custom residences with perimeter block 

walls have weepholes in order to keep flow moving through their sites while others do not.  At a 

meeting with the Paradise Valley Town Engineer on January 30th, 2019, it was agreed that the 

proposed site would handle offsite runoff similarly by allowing it to move through the site.  The 

proposed site will consist of small drainage swales and/or weepholes along the west and east 

perimeter walls to ensure offsite flows are safely conveyed through the site.  Additionally, Quail Run 

Road will be fully improved with curb and gutter from Lincoln Drive to the south boundary of the 

site.  These additional improvements will further reduce the amount of offsite runoff impacting the 

site from the west.    

4.2 ONSITE RUNOFF MANAGEMENT PLAN  
The resort was developed in 1966 when drainage regulations were non-existent.  The site 

has a single small drain/drywell located just south of the abandoned restaurant building for 

localized flow.  The remainder of the site is graded to drain to the east.  The site currently provides 

no onsite retention.  The proposed improvements to the resort will utilize parking and drive 

corridors as drainage pathways to drain flow to the east and north where runoff will be captured by 

grated catch basins.  These catch basins will drain to underground retention basins in the form of 

12-ft diameter pipes.  Onsite retention will be provided for the pre vs. post condition.  Basins will be 

designed to dispose of the storm water within 36 hours through drywells.  Rainfall data was taken 

from NOAA Atlas 14 (see Appendix A).  Retention and drywell calculations can be found in 

Appendix B.  Runoff coefficients based on land use [1] for pre-development and post-development 

condition (see Appendix B).   
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5.0 STORM WATER POLLUTION PREVENTION PLAN 
During final engineering design, the Storm Water Pollution Prevention Plan (SWPPP) will be 

prepared and submitted for approval.  
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6.0 SUMMARY AND CONCLUSIONS 
1. Retention will be provided for pre-development versus post-development conditions. 

2. Underground retention basins will be designed to drain within 36 hours. 

3. According to the FIRM panel number 04013C1770L, Map Revised: October 16, 2013, the 

site is located in Zone “D.” 

4. All finished floor elevations (FFE) will be at least 14 inches above the lowest drainage 

outfall for the site. 
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APPENDIX B  

Runoff Coefficients, Retention and Drywell 
Calculations 

  

 

 

 

 

 

 

 



Used for Pre-Development Conditions

Used for Post-Development Conditions



Development Drainage (1) Drainage (1) Runoff (2) Precipitation (3) Volume (4) Volume (4) Retention 12' Dia. Volume (5) Volume (5)

Condition Area Area Coefficient Depth Required Required Basin/Tank Underground Provided Provided
A A C P Vreq Vreq ID Tank Vprov Vprov

(acres) (feet2) (inches) (acre-ft) (cubic feet) (LF) (acre-ft) (cubic feet)

PRE 0.90 2.19 0.80 34,970
POST 0.55 2.19 0.49 21,371 RET 121 0.31 13,685

DIFFERENCE 0.31 13,600 0.31 13,685

Reference: [1] Storm Drain Design Manual for Town of Paradise Valley (1987)

Notes: 
1. Drainage sub-basin delineated per Drainage Map (Plate 1).
2. Runoff coefficient values of 0.55 for Townhomes and 0.90 for Commercial per Town of Paradise Valley Storm Drain Design Manual (see Appendix B).
3. Precipitation depth per NOAA Atlas 14 rainfall data (see Appendix A).
4. Vreq = A x C x (P/12) = Volume required
5. Vprov = 12' Diameter Pipe LF x π (6')2

Pre vs. Post

SMOKE TREE RESORT
Retention Volume Calculations

4.89 212,908

N:\01\0315301\Hydro\Parcel\Excel Tables\Peak Flow & Retention.xls 2/9/2019



Retention Volume Soil Infiltration Flowrate Required to Drywell Number Of Number Of
Basin Required to Drain(2) Rate(3) Drain Within 36 hrs (4) Flow Rate(5) Drywells Drywells

ID (ft3) (ft3/hr/ft2) (cfs) (cfs) Required (6) Provided*

RET 13,685 0.00 0.11 0.10 2 1
TOTAL 2 1

Notes:
(1) Bottom area per preliminary grading and drainage plans prepared by CVL Consultants, Inc.
(2) Volume required to drain = Volume provided for retention basins.
(3) Soil infiltration rate at the bottom of a compacted basin is below the minimum requirement of 0.5in/hr per DPSM Std 6.10.12, Hence, no infiltration was assumed.
(4)  Flowrate Required to Drain Basin Within 36 hrs =  (Volume Required to Drain)/(36 x 3600)
(5)  Drywell flow rate assumed to be minimum required per DPSM Std 6.10.13. Field test should be performed to calculate actual dry well flow rate.
(6) (Number Of Dry Well(s) Required)=(Flowrate Required to Drain Basin Within 36 hrs)/(Dry Well Flowrate Capacity)

Note to contractor:
*Initially one drywell will be installed and field tests performed per the DPSM Standard 6.10.12 to check the actual flow rate of drywell.  
Drywells will be provided and tested until the percolation requirement is achieved per DPSM Standard 6.10.12.
The amount of drywells needed shall be changed in accordance to the newly calculated flow rate.

SMOKE TREE RESORT
Drywell Calculations

N:\01\0315301\Hydro\Parcel\Excel Tables\Peak Flow & Retention.xls 2/9/2019
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EXECUTIVE SUMMARY 
The proposed Smoke Tree Resort is remodel of an existing resort. The development will be 
constructed on 5.36 acres of existing special use permit resort land on the southeast corner of East 
Lincoln Drive and Quail Run Road. The property lies within the Town of Paradise Valley. Water 
service to the property is provided by EPCOR Water. A 12-inch waterline in Quail Run Road and 
a 16-inch waterline in East Lincoln Drive exist to serve the development.  
 
Demand calculations were prepared based on the design requirement for EPCOR Water. Fire flow 
demands are per the 2018 International Fire Code with City of Phoenix Amendments. The 
calculated demands are as follow 
 

 Average Day Demand :   67,410 gpd (46.81 gpm) 
 Maximum Day Demand:    121,338 gpd (84.26 gpm) 
 Peak Hour Demand:    202,230 gpd (140.44 gpm) 
 Maximum Day + Fire Flow Demands:  1,592.63 gpm 

 
Modeling of the system was conducted utilizing WaterCAD version 8i software. Pressures in the 
proposed development were found to range between 84 and 94 psi for the ADD, MDD, and PHD 
scenarios. Pressures during Fire Flow for all fire flow scenarios were above 10 psi. 
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1.0 INTRODUCTION 

1.1 General Description 
Smoke Tree Resort is a proposed 5.36 acre remodel of a resort with a special use permit for resort 
uses located in Paradise Valley, Arizona. A total of 135 rental rooms and 30 multi-family (condos) 
dwelling units (DU) are planned. This study addresses the water service connections and fire 
protection requirements for the proposed development. EPCOR Water will provide water service 
to the development. EPCOR Water design standards in the Developer and Engineering Guide, 
Dated January 2015 will be used to determine domestic water demands. The Town of Paradise 
Valley will provide fire protection service to the site. Fire flow standards will be based on the 
Town of Paradise Valley design standards.  

1.2 Project Location 
Smoke Tree Resort is located in Section 10 of Township 2 North, Range 4 East of the Gila and 
Salt River Base and Meridian. The development is bordered by East Lincoln Drive to the north 
and Quail Run Road to the west. See Figure 1 and 2.  
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FIGURE 1

VICINITY MAP

SMOKE TREE RESORT
4550 North 12th Street
Phoenix, Arizona 85014

Phone 602-264-6831
http://www.cvlci.com

NOT TO SCALE
1.01.0315301

CELEBRATING60 YEARS

PROJECT SITE
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PROGRAM

A.  Pedestrian Entry
B.  Resort Reception Entry Plaza and Valet
C. Resort Reception (1,000 sf.)
D.   Resort Market (2,500 sf.)
E.   Resort Restaurant (3,500 sf.)
F.   Resort Clubhouse (5,000 sf.)
G.  Resort Villas
H.  Surface Parking
I.   Resort Pool
J.  	 Resort	Bedrooms	(first	2	floors)
K. 	 Resort	Residences	(3rd	floor)
L.  Underground parking access
M.  Resort Retail (5,000 sf.)
N. Resort Public Area (3,500 sf.)
O. SIgnage
P.  Garbage Bins w/Landscape buffer, walls &
  gates
Q.  Delivery Location
R.  Employee Break Area

HOTEL UNITS - 120 Units

-  Connected building
-		Rooms	on	first	and	second	levels

RESORT RESIDENCES (30 Units)

 VILLAS
-  12 units 

 RESORT PENTHOUSE RESIDENCES
-  18 Units 
-  3rd Level of Resort buildings
-  60 Underground dedicated parking (2 per unit)

SURFACE PARKING

-  76 Spaces (4 ADA)

esc. 1” = 30’-0”

Concept Site Plan   | Ground Level
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2.0 WATER SYSTEM DESIGN CRITERIA 
The following criteria will be used in developing the water study. 
 

2.1 Design Criteria 
This water study is based on criteria from the Town of Paradise Valley and EPCOR Water’s 
Developer & Engineering Guide, dated January, 2015. The following criteria were used in 
developing this plan: 
 

o Demand factors 
 Resort Average Day Demand = 446 gpd/room 
 Multi Family Average Day Demand = 240 gpd/dwelling unit 
 Max day factor = 1.8 x Average Day Demand 
 Peak hour factor = 3.0 x Average Day Demand 

o Pressure requirements 
 Minimum  

 20 psi at the meter 
 Maximum = 120 psi 

o Velocity 
 Maximum 

 5 fps for maximum day demand 
 7 fps for peak hour demand 
 10 fps for maximum day demand plus fire flow 

o Unit friction head loss 
 Maximum = 10ft/1,000 ft of distribution lines 

o Hazen-Williams Coefficient = 130 
o Fire Flows = 2,000 gpm 
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3.0 EXISTING INFRASTRUCTURE 
3.1 Existing Waterlines 
Adjacent existing waterlines to the development include a 16-inch waterline in East Lincoln Drive 
and an 8-inch waterline in North Quail Run Road. The nearest fire hydrants are located directly 
east on East Lincoln Drive. See Figure 2. 
 
See Appendix A for an EPCOR Water quarter section for this area. 
 
3.2 Water Quality 
Appendix E contains a copy of the 2017 Water Quality Report. No violations were reported.
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4.0 PROPOSED INFRASTRUCTURE 
4.1 Water Demands 
The water demands for Smoke Tree Resort may be seen below in Table 1. 
 
 

Table 1 – Smoke Tree Resort Water Demands 

Number 
of 

Rooms 

Unit 
Factor 

(gpd/unit) 

ADD 
(gpd) MDF MDD 

(gpd) PHF PHD 
(gpd) 

135 446 60,210 1.8 108,378 3.0 180,630 
30 240 7,200 1.8 12,960 3.0 21,600 

       
Total - 67,410 - 121,338 - 202,230 

 
Fire flow demands of 2,000 gpm will be modeled. 

4.2 Proposed On-Site Water Infrastructure 
A proposed 12-inch waterline is to extend north from the existing 8-inch waterline in North Quail 
Run Road to the development’s southwest entrance. The proposed 12-inch waterline will follow 
the western and northern parking areas of Smoke Tree Resort to connect to the 8-inch waterline 
that extends south from the 16-inch waterline in Lincoln Road to the north of the Medical Plaza. 
See Figure 3. Connection to this 8-inch waterline would require a replacement of the existing 8-
inch x 6-inch reducer with an 8-inch to 12-inch tee and a 12-inch x 6-inch reducer to allow for the 
Medical Plaza to use their existing water meter connected to the 6-inch waterline. See Appendix 
A: Paradise Valley Water Company Block Map PV – 407 for a detailed map of this connection.
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5.0 WATER SYSTEM MODELING 
5.1 Network Analysis Domestic Demands 
The network analysis for the proposed development’s distribution system was completed using 
WaterCAD V8i.  A model was created and modified as necessary to demonstrate that the existing 
and proposed water infrastructure meets the water system design criteria.  All networks were 
analyzed for average day, maximum day and peak hour demand conditions.  The existing 
conditions were determined by a fire flow test completed on October 11, 2018. Results from this 
fire flow test may be seen in Appendix B.  
 
The pipes were sized based on pressure requirements for average day, max day, and peak hour as 
described in Section 2.0.   
 
Input parameters of the water distribution system modeling include: 
 
o Pipe Diameters (inches) 
o Elevations of Nodes/Junctions (feet) 
o System Water Demands (gpm) 
o Hazen-Williams, C=130 
 
Output parameters include but are not limited to: 
 
o Velocities (fps) 
o Pressure (psi) 
o Head Loss (feet) 
o Flow Rates (gpm) 
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5.2 Modeling Results Domestic Demands 
The detailed results of the WaterCAD analysis for the domestic demands are presented in 
Appendix C. Table 2 summarize the results.   
 

Table 2 – Water Model Results Summary for Domestic Demands  

Scenario Flow 
(gpm) 

Pressure (psi) Maximum 
Velocity 

(fps) 

Pipe 
ID Minimum Node Maximum Node 

Average Day 46.81 84.76 J-10 93.84 J-9 0.25 P-64 
Max Day 84.26 84.75 J-10 93.84 J-9 0.45 P-64 
Peak Hour 140.44 84.73 J-10 93.82 J-9 0.76 P-64 

 

5.3 Network Analysis Fire Flows 
The network analysis was performed as described in subsection 5.1 above. The detailed results of 
the Water CAD analysis for the fire flow scenario are shown in Appendix D.  Table 3 
summarizes the results. 
 

Table 3 – Water Model Results Summary for Fire Flow Demands  

Fire Flow 
Available 

(gpm) 

Pressure (psi) Maximum 
Velocity 

(fps) 

Pipe 
ID Minimum Node Maximum Node 

2,140.44 85.61 J-1 87.62 J-6 11.83 P-64 
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6.0 SUMMARY 
This Water Service Impact Study presents the proposed water system connections, and an 
overview of existing infrastructure surrounding the project site.  The following summarizes CVL’s 
findings of the proposed water system to serve Smoke Tree Resort. 
o The water service connections will be made to the existing EPCOR Water system.  
o An existing adjacent waterline to Smoke Tree Resort consist of an 8-inch waterline in North 

Quail Run Road and a 16-inch waterline to the north on East Lincoln Drive.      
o Demands from the Smoke Tree Resort are: 

 Average Day Demand: 0.0674 MGD 

 Max Day Demand: 0.1214 MGD 

 Peak Hour Demand: 0.2023 MGD 
o Pressures within the proposed development are approximately 84-94 psi for all domestic 

demand scenarios which is within the Town of Paradise Valley’s pressure requirements. 
Individual PRVs are required at lots experiencing pressures greater than 80 psi. 

o The nearest fire hydrants to the proposed development is to the east of Smoke Tree Resort.  
o Velocities in the existing system are greater than the 10 fps maximum requirement. The 

maximum velocity that occurs when a fire flow of 2,140.44 gpm is modeled at the site is 11.83 
fps within P-64, the 8-inch waterline that extends south from the 16-inch waterline in Lincoln 
Road to the north of the Medical Plaza. 

o The existing water infrastructure exceeds the maximum velocity requirement of 10 fps during 
maximum day demand plus fire flow. A waiver to allow velocities greater than 10 fps during 
maximum day demand plus fire flow within the 8-inch waterline that extends south from the 
16-inch waterline in Lincoln Road to the north of the Medical Plaza is needed to allow this 
connection to be acceptable to the Town of Paradise Valley and EPCOR Water.  

o Individual PRVs are needed for all sites where pressures at above 80 psi occur. 
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Active Scenario:  Ave Day
FlexTable: Pipe Table

Headloss 
Gradient

(ft/ft)

Velocity
(ft/s)

Flow
(gpm)

Hazen-
Williams 

C

MaterialDiameter
(in)

Length 
(Scaled)

(ft)

Length 
(User 

Defined)
(ft)

Stop 
Node

Start 
Node

Label

0.00000.2539.59135.0Copper8.00612J-31J-7P-64

0.00000.11-39.59130.0Ductile 
Iron12.0040200J-6J-4P-15

0.00000.1139.59135.0Copper12.0034127J-6J-31P-65
0.00000.0746.81130.0Cast iron16.00320PMP-1R-1P-8
0.00000.0746.81130.0Cast iron16.00290J-9PMP-1P-9

0.00000.0746.81130.0Ductile 
Iron16.0069260J-7J-9P-19

0.00000.057.22150.0PVC8.002731,330J-11J-10P-10

0.00000.02-7.22130.0Ductile 
Iron12.0067640J-13J-10P-12

0.00000.02-7.22130.0Ductile 
Iron12.001120J-8J-13P-13

0.00000.027.22130.0Ductile 
Iron12.0063480J-4J-1P-14

0.00000.027.22130.0Ductile 
Iron12.0053307J-28J-11P-56

0.00000.02-7.22130.0Ductile 
Iron12.002675J-28J-1P-57

0.00000.017.22130.0Cast iron16.001981,007J-8J-27P-55
0.00000.017.22130.0Cast iron16.00129490J-30J-7P-60
0.00000.017.22130.0Cast iron16.0065325J-27J-30P-61

0.00000.000.00140.0Asbestos 
Cement6.00220PMP-2R-2P-53

0.00000.000.00140.0Asbestos 
Cement6.00240J-12PMP-2P-52

0.00000.000.00150.0PVC8.00330J-11J-12P-11
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Active Scenario:  Ave Day
FlexTable: Junction Table

Pressure
(psi)

Hydraulic Grade
(ft)

Demand
(gpm)

Elevation
(ft)

Label

84.761,524.900.001,329.00J-10
86.921,524.900.001,324.00J-8
86.921,524.900.001,324.00J-13
89.521,524.900.001,318.00J-11
89.521,524.900.001,318.00J-12
89.951,524.900.001,317.00J-27
90.381,524.900.001,316.00J-28
90.951,524.900.001,314.69J-30
91.251,524.900.001,314.00J-1
91.681,524.900.001,313.00J-6
92.111,524.9046.811,312.00J-4
92.981,524.900.001,310.00J-31
93.411,524.900.001,309.00J-7
93.841,524.900.001,308.00J-9
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Active Scenario:  Ave Day
FlexTable: Reservoir Table

Hydraulic Grade
(ft)

Flow (Out net)
(gpm)

Elevation
(ft)

Label

1,308.0046.811,308.00R-1
1,316.000.001,316.00R-2
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Active Scenario:  Max Day
FlexTable: Pipe Table

Headloss 
Gradient

(ft/ft)

Velocity
(ft/s)

Flow
(gpm)

Hazen-
Williams 

C

MaterialDiameter
(in)

Length 
(Scaled)

(ft)

Length 
(User 

Defined)
(ft)

Stop 
Node

Start 
Node

Label

0.00010.4571.26135.0Copper8.00612J-31J-7P-64

0.00000.20-71.26130.0Ductile 
Iron12.0040200J-6J-4P-15

0.00000.2071.26135.0Copper12.0034127J-6J-31P-65
0.00000.1384.26130.0Cast iron16.00320PMP-1R-1P-8
0.00000.1384.26130.0Cast iron16.00290J-9PMP-1P-9

0.00000.1384.26130.0Ductile 
Iron16.0069260J-7J-9P-19

0.00000.0813.00150.0PVC8.002731,330J-11J-10P-10

0.00000.04-13.00130.0Ductile 
Iron12.0067640J-13J-10P-12

0.00000.04-13.00130.0Ductile 
Iron12.001120J-8J-13P-13

0.00000.0413.00130.0Ductile 
Iron12.0063480J-4J-1P-14

0.00000.0413.00130.0Ductile 
Iron12.0053307J-28J-11P-56

0.00000.04-13.00130.0Ductile 
Iron12.002675J-28J-1P-57

0.00000.0213.00130.0Cast iron16.001981,007J-8J-27P-55
0.00000.0213.00130.0Cast iron16.00129490J-30J-7P-60
0.00000.0213.00130.0Cast iron16.0065325J-27J-30P-61

0.00000.000.00140.0Asbestos 
Cement6.00220PMP-2R-2P-53

0.00000.000.00140.0Asbestos 
Cement6.00240J-12PMP-2P-52

0.00000.000.00150.0PVC8.00330J-11J-12P-11

Page 1 of 127 Siemon Company Drive Suite 200 W  
Watertown, CT 06795 USA  +1-203-755-1666

2/12/2019

Bentley WaterCAD V8i (SELECTseries 6)
[08.11.06.113]

Bentley Systems, Inc.  Haestad Methods Solution 
CenterSmoke Tree Resort 20190108.wtg



Active Scenario:  Max Day
FlexTable: Junction Table

Pressure
(psi)

Hydraulic Grade
(ft)

Demand
(gpm)

Elevation
(ft)

Label

84.751,524.890.001,329.00J-10
86.911,524.890.001,324.00J-8
86.911,524.890.001,324.00J-13
89.511,524.880.001,318.00J-11
89.511,524.880.001,318.00J-12
89.941,524.890.001,317.00J-27
90.371,524.880.001,316.00J-28
90.941,524.890.001,314.69J-30
91.241,524.880.001,314.00J-1
91.671,524.880.001,313.00J-6
92.101,524.8884.261,312.00J-4
92.971,524.880.001,310.00J-31
93.401,524.890.001,309.00J-7
93.841,524.890.001,308.00J-9
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Active Scenario:  Max Day
FlexTable: Reservoir Table

Hydraulic Grade
(ft)

Flow (Out net)
(gpm)

Elevation
(ft)

Label

1,308.0084.261,308.00R-1
1,316.000.001,316.00R-2
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Active Scenario:  Peak Hour
FlexTable: Pipe Table

Headloss 
Gradient

(ft/ft)
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MaterialDiameter
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Length 
(Scaled)

(ft)

Length 
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Defined)
(ft)

Stop 
Node

Start 
Node

Label

0.00030.76118.77135.0Copper8.00612J-31J-7P-64

0.00000.34-118.77130.0Ductile 
Iron12.0040200J-6J-4P-15

0.00000.34118.77135.0Copper12.0034127J-6J-31P-65
0.00000.22140.44130.0Cast iron16.00320PMP-1R-1P-8
0.00000.22140.44130.0Cast iron16.00290J-9PMP-1P-9

0.00000.22140.44130.0Ductile 
Iron16.0069260J-7J-9P-19

0.00000.1421.67150.0PVC8.002731,330J-11J-10P-10

0.00000.06-21.67130.0Ductile 
Iron12.0067640J-13J-10P-12

0.00000.06-21.67130.0Ductile 
Iron12.001120J-8J-13P-13

0.00000.0621.67130.0Ductile 
Iron12.0063480J-4J-1P-14

0.00000.0621.67130.0Ductile 
Iron12.0053307J-28J-11P-56

0.00000.06-21.67130.0Ductile 
Iron12.002675J-28J-1P-57

0.00000.0321.67130.0Cast iron16.001981,007J-8J-27P-55
0.00000.0321.67130.0Cast iron16.00129490J-30J-7P-60
0.00000.0321.67130.0Cast iron16.0065325J-27J-30P-61

0.00000.000.00140.0Asbestos 
Cement6.00220PMP-2R-2P-53

0.00000.000.00140.0Asbestos 
Cement6.00240J-12PMP-2P-52

0.00000.000.00150.0PVC8.00330J-11J-12P-11
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Active Scenario:  Peak Hour
FlexTable: Junction Table

Pressure
(psi)

Hydraulic Grade
(ft)

Demand
(gpm)

Elevation
(ft)

Label

84.731,524.850.001,329.00J-10
86.901,524.850.001,324.00J-8
86.901,524.850.001,324.00J-13
89.491,524.830.001,318.00J-11
89.491,524.830.001,318.00J-12
89.931,524.850.001,317.00J-27
90.351,524.830.001,316.00J-28
90.921,524.850.001,314.69J-30
91.221,524.830.001,314.00J-1
91.651,524.840.001,313.00J-6
92.081,524.83140.441,312.00J-4
92.951,524.850.001,310.00J-31
93.391,524.850.001,309.00J-7
93.821,524.860.001,308.00J-9
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Active Scenario:  Peak Hour
FlexTable: Reservoir Table
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Label
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WaterCAD Results (Fire Flow) 
  



Active Scenario:  Residential Fire Flow
Fire Flow Node FlexTable: Fire Flow Report

Velocity 
of 

Maximum 
Pipe
(ft/s)

Pipe w/ 
Maximum 
Velocity

Junction 
w/ 

Minimum 
Pressure 
(System)

Pressure 
(Calculated 

System 
Lower 
Limit)
(psi)

Pressure 
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Residual)

(psi)

Pressure 
(Residual 
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Limit)
(psi)

Flow 
(Total 

Available)
(gpm)

Fire Flow 
(Needed)

(gpm)

Satisfies Fire 
Flow 

Constraints?

Label

(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-7
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-8
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-9
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-10
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-11
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-12
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-13
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-27
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-28
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-30
(N/A)(N/A)(N/A)(N/A)(N/A)20.00(N/A)2,000.00FalseJ-31
10.40P-64J-1081.1085.6120.002,001.002,000.00TrueJ-1
11.26P-64J-1081.2387.4820.002,085.262,000.00TrueJ-4
11.83P-64J-1081.3087.6220.002,001.002,000.00TrueJ-6
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Active Scenario:  Residential Fire Flow
FlexTable: Reservoir Table

Hydraulic Grade
(ft)

Flow (Out net)
(gpm)

Elevation
(ft)

Label

1,308.0084.261,308.00R-1
1,316.000.001,316.00R-2
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Active Scenario:  Residential Fire Flow
FlexTable: Pump Table

Pump Head
(ft)

Flow (Total)
(gpm)

Hydraulic Grade 
(Discharge)

(ft)

Hydraulic Grade 
(Suction)

(ft)

Elevation
(ft)

Label

216.8984.261,524.891,308.001,307.00PMP-1
0.000.001,524.881,316.001,315.00PMP-2
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Active Scenario:  Residential Fire Flow
Pump Definition Detailed Report:  Pump Definition - 1

Element Details

50ID Notes
Pump 

Definition - 1Label

Pump Definition Type

Standard (3 
Point)Pump Definition Type ft204.67Design Head

gpm0.00Shutoff Flow gpm12,094.00Maximum Operating Flow
ft216.91Shutoff Head ft46.20Maximum Operating Head
gpm2,831.00Design Flow

Pump Efficiency Type

Constant 
EfficiencyPump Efficiency Type %100.0Motor Efficiency

%100.0Constant Efficiency FalseIs Variable Speed Drive?

Transient (Physical)

lb·ft²0.000Inertia (Pump and Motor) SI=25, 
US=1280Specific Speed

rpm0Speed (Full) TrueReverse Spin Allowed?
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Active Scenario:  Residential Fire Flow
Pump Definition Detailed Report:  Pump Definition - 1

Graph
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12,000.0010,000.008,000.006,000.004,000.002,000.000.00
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Active Scenario:  Residential Fire Flow
Pump Definition Detailed Report:  Pump Definition - 2

Element Details

137ID Notes
Pump 

Definition - 2Label

Pump Definition Type

Standard (3 
Point)Pump Definition Type ft140.45Design Head

gpm0.00Shutoff Flow gpm2,848.00Maximum Operating Flow
ft191.27Shutoff Head ft46.20Maximum Operating Head
gpm1,501.00Design Flow

Pump Efficiency Type

Constant 
EfficiencyPump Efficiency Type %100.0Motor Efficiency

%100.0Constant Efficiency FalseIs Variable Speed Drive?

Transient (Physical)

lb·ft²0.000Inertia (Pump and Motor) SI=25, 
US=1280Specific Speed

rpm0Speed (Full) TrueReverse Spin Allowed?
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Active Scenario:  Residential Fire Flow
Pump Definition Detailed Report:  Pump Definition - 2

Graph
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Safety. Quality. 
Community.  
You’ll hear these 
words spoken often 
around EPCOR.

Water. It’s life.

At EPCOR, we’re committed to providing 
you safe, quality, reliable drinking water 
every day. It’s our mission, and it’s an 
honor. Water fuels our daily routine, 

quenches our thirst and breathes life 
into our meals.

But we can’t take it for granted. 
Our water system needs a 
steward, one who’s there 
behind the scenes 24 hours a 

day, 7 days a week to manage, 
maintain and invest in it. 

EPCOR takes this responsibility 
seriously. From daily water quality checks 
that ensure safety and quality to investing 
in your water system, we’re ensuring 
that water will be available for years to 
come, whether your water source is deep 
underground or from rivers and lakes. 

In addition to monitoring the water 
that comes out of your tap, we’re also 
maintaining and improving the miles 
of pipelines, water mains, wells and 
hydrants that make up your water 
system. We’re ensuring that water isn’t 
wasted, and that it’s a resource that will 
be there for the long term.

Because every drop matters. 

Sincerely,

Joe Gysel

President, EPCOR USA, Inc.
epcor.com  |  3

What will I Find in this report?
This report complies with state and U.S. Environmental
Protection Agency (EPA) drinking water regulations.
In it you’ll find information on:

y  Where your water comes from

y  Protecting your water

y  What’s in your water
Information in this report is compiled, in part, from 
analytical data generated by laboratories certified in 
drinking water analysis.

Read this report – and share it!
Reading this report and understanding your community’s 
water is the first step. But it’s also important to 
share this information with those who might 
not receive it directly. If you’re a landlord, 
business, school or hospital, please 
share this report with water users in 
your community.

You want 
to know 
what’s in 
the water 
you’re 
drinking
As your water 
service provider, 
we’re committed to 
ensuring the quality 
and safety of that 
water. That’s why 
you are receiving this 
annual water quality 
report from us. We 
hope it will help you 
understand your 
community’s water 
a little better and 
what we’re doing to 
protect it.

Questions?
EPCOR Customer Care:
1-800-383-0834 
mywater@epcor.com
Este informe contiene información 
muy importante sobre su agua
potable. Tradúzcalo o hable con 
alguien que lo entienda bien.



Getting involved
Consulting with the community is important to us. 
If you have a question, concern or suggestion about 
your local water system, please contact our Customer 
Care team at 1-800-383-0834. 
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ABOUT Your Water
Paradise VAlley/SCottsdale
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NotiCe oF SourCe Water Assessment
In 2004, the Arizona Department of Environmental Quality (ADEQ) 
completed a source water assessment for the seven wells used 
by EPCOR-Paradise Valley. The assessment reviewed the adjacent 
land uses that may pose a potential risk to the sources. These risks 
include, but are not limited to, gas stations, landfills, dry cleaners, 
agriculture fields, wastewater treatment plants, and mining activities. 
Once ADEQ identified the adjacent land uses, they were ranked 
as to their potential to affect the water sources. The results of the 
assessment were that two wells had no adjacent land uses, four 
wells had 10 adjacent land uses that posed a low risk to the source 
and each well also had one adjacent land use that posed a high risk, 
and one well had one adjacent land use that posed a high risk.

The complete assessment is available for inspection at the Arizona 
Department of Environmental Quality, 1110 W. Washington, Phoenix, 
AZ 85007, between the hours of 8 a.m. and 5 p.m. For more 
information please contact ADEQ at 602-771-2300.

About Your DistriCt
• EPCOR provides water service to approximately 4,900 service 

connections in the Paradise Valley district.

Where your water Comes From
• Groundwater in the West Salt River Valley (WSRV) Sub-Basin, 

bordering the Phoenix Mountains

Additional information about the groundwater in 
your area

• The WSRV Sub-Basin is a broad, gently sloping alluvial plain, 
drained by the Gila and Salt Rivers.

• Sources of groundwater recharge include natural recharge from 
stream flows and along mountain fronts, incidental recharge 
from agricultural and urban uses, and intentional recharge at 
constructed recharge facilities. 

How We Protect Groundwater Together
Both groundwater and the associated pumping and delivery facilities 
are part of a complex system that needs not just monitoring, 
but also maintenance. From pipelines to water mains, wells to 
hydrants, we’re ensuring that the groundwater supply is protected 
and accessible. 

How You Can Help
Properly dispose of hazardous household chemicals on hazardous 
material collection days and limit your pesticide and fertilizer use. For 
information on household hazardous material collection days in your 
area, contact the Arizona Department of Environmental Quality at 
602-771-2300 or Earth911.com. 
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What You Can 
expeCt To Find In 
Your Water 

SubstanCes That May Be 
Present In SourCe Water
Microbial Contaminants, such as viruses and bacteria, which may 
come from sewage treatment plants, septic systems, agricultural 
livestock operations or wildlife.
Inorganic Contaminants, such as salts and metals, which can be 
naturally occurring or may result from urban stormwater runoff, 
industrial or domestic wastewater discharges, oil and gas production, 
mining or farming.
Pesticides and Herbicides, may come from a variety of sources, such 
as agriculture, urban stormwater runoff and residential uses.
Organic Chemical Contaminants, including synthetic and volatile 
organic chemicals, which are by-products of industrial processes and 
petroleum production, and may also come from gas stations, urban 
stormwater runoff and septic systems.
Radioactive Contaminants, which can be naturally occurring or may 
be the result of oil and gas production and mining activities.

SourCes oF Drinking Water
The sources of drinking water—both tap water and bottled water—
include rivers, lakes, streams, ponds, reservoirs, springs and wells. 
As water travels over land surfaces or through the ground, it can 
acquire naturally occurring minerals. In some cases it can also 
acquire radioactive material and substances resulting from the 
presence of animals or from human activity.

Drinking water, including bottled water, may reasonably be expected 
to contain at least small amounts of some contaminants. The 
presence of these contaminants does not necessarily indicate that 
the water poses a health risk.

More information about contaminants and potential health effects 
can be obtained by calling the EPA’s Safe Drinking Water Hotline at 
1-800-426-4791.

ensuring Your Water Is SaFe
To ensure that tap water is safe to drink, the EPA 
prescribes regulations limiting the amount of certain 
contaminants in water provided by public water systems. 
To ensure bottled water is safe to drink, U.S. Food and 
Drug Administration regulations establish limits for 
contaminants in bottled water.
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DID YOU KNOW?
y  One-Part-Per-Million (mg/L or 

ppm) is equivalent to one inch in 
16 miles. 

y  One-Part-Per-Billion (ug/L or 
ppb) is equivalent to a single 
4-inch hamburger in a chain of 
hamburgers long enough to circle 
the earth at the equator 2.5 times. 

y  One-Part-Per-Trillion (ng/L or ppt) 
is equal to a single drop of water 
being diluted into 20 Olympic- 
size swimming pools.
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DID YOU KNOW?
Tap water costs a lot less than what you pay for 
other beverages. A gallon of water costs you 
about 1 penny. Compare that to the cost of a 
gallon of these beverages*:  

y  Milk = $3.29/gallon

y  Orange Juice = $2.55/gallon

y  Beer = $15.00/gallon

y  Bottled Water = $1.21/gallon

y  Wine = $25/gallon
* Costs for milk, orange juice and bottled water obtained from Bureau 

of Labor Statistics and Beverage Marketing Association reports. Other 
costs determined by calculating average supermarket pricing for 
bottles of soda, wine and beer and converting to a gallon.
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What You Can 
expeCt To Find In 
Your Water 

Home water 
treatment units
Failure to perform maintenance on your 
home water treatment unit can result 
in poor water quality. If you installed a 
home water treatment system such as 
a water softener or reverse osmosis 
system, please remember to follow 
the manufacturer’s instructions on 
operation and maintenance. For more 
information, contact the manufacturer 
of your treatment system for 
maintenance instructions or assistance. 
Additional information about home 
water treatment systems is available 
from the Water Quality Association at 
630-505-0160 or by visiting wqa.org. 

SpeCial Health InFormation
Some people may be more vulnerable to contaminants in drinking 
water than the general population. Immuno-compromised persons 
such as persons with cancer undergoing chemotherapy, persons 
who have undergone organ transplants, people with HIV/AIDS or 
other immune system disorders, some elderly and infants may 
be particularly at risk from infections. These people should seek 
advice about drinking water from their healthcare providers. EPA/
CDC (Centers for Disease Control and Prevention) guidelines on 
appropriate means to lessen the risk of infection by cryptosporidium 
and other microbial contaminants are available from the EPA’s Safe 
Drinking Water Hotline at 1-800-426-4791.

Lead
EPCOR monitored the water for lead and copper in 2017 at 30 
residences throughout the community and met the federal lead 
and copper standards. The 30 houses sampled were representative 
of the types of houses throughout the system. If your house was 
sampled you would have received the analysis results. If present, 
elevated levels of lead can cause serious health problems, especially 
for pregnant women and young children. Lead in drinking water is 
primarily from materials and components associated with service 
lines and home plumbing. EPCOR is responsible for providing 
highquality drinking water, but cannot control the variety of materials 
used in plumbing components. When your water has been sitting for 
several hours, you can minimize the potential for lead exposure by 
flushing your tap for 30 seconds to 2 minutes before using water for 
drinking or cooking. If you are concerned about lead in your water, 
you may wish to have your water tested. Information on lead in 
drinking water, testing methods and steps you can take to minimize 
exposure is available from the Safe Drinking Water Hotline or at 
www.epa.gov/safewater/lead.



FreQuently 
Asked Questions

Why is Chlorine added to 
my drinking water?
Chlorine is added to your water for your protection and is used as a 
disinfectant to ensure that harmful organisms, such as bacteria and 
viruses, are destroyed in the treatment process.

Are there other ways to 
remove the Chlorine taste 
or smell From my water?
To remove the taste of chlorine from your water, try 
these tips:

y   Place water in a glass container in the refrigerator 
overnight, uncovered. This will let the chlorine dissipate.

y   Bring your water to a rolling boil for five minutes 
and let it stand to cool.

y   Add a slice of lemon or a few drops of lemon juice 
to your glass of drinking water.

Will my home treatment 
deviCe remove Chlorine?
Some home treatment devices can remove chlorine. Once chlorine 
is removed, the water should be treated like any other beverage 
product and used as quickly as possible. We recommend that you 
follow the manufacturer’s instructions for maintaining the device to 
ensure water quality.

What is the white or Colored 
deposit on my dishes or FauCets?
In most cases, the deposits or sediments left behind after water 
evaporates are calcium carbonate. The amount of calcium in the 
water is referred to as hardness. Cleaning with white vinegar 
can help to dissolve and remove deposits. Using a commercial 
conditioner, liquid detergents or the “air-dry” option in dishwashers 
can help to decrease the calcium carbonate found on dishes.

Are the deposits or 
hard water harmFul?
Hardness and/or the deposits left by hard water don’t pose a health 
concern and may have health benefits. We don’t treat drinking water for 
water hardness that can result in hard water deposits.

What is the 
level oF 
hardness in 
my water?
The hardness in your 
water ranges from 
12 to 20 grains 
per gallon (gpg).

Why is my water Cloudy or 
milky in appearanCe when it 
Comes out oF the tap?
Water that appears cloudy or milky is typically caused by trapped 
air (very small air bubbles) in the water. If this occurs, simply let the 
water stand for a few minutes—the air will dissipate leaving a clear 
glass of water.  
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The quality of your water depends on the source water itself 
as well as factors such as the geology and biology of the area 
where the water came from. For some elements that are 
known to have an effect on the aesthetics of the water quality 
parameters, the EPA has established guidance levels known 
as secondary maximum contaminant level standards (SMCLs). 
When levels of these contaminants are found to be above the 
SMCLs, they may impact the aesthetic quality of the water 
(e.g., color, taste and odor). Although aesthetic water qualities 
may vary, your water meets all state and federal regulatory 
standards and is safe to use for all drinking water purposes. 
Secondary contaminants include, but are not limited to, 
manganese, iron and total dissolved solids (TDS).

Degree of water hardness range (gpg)

Soft Less than 1
Slightly Hard 1 to 3.4
Moderately Hard 3.5 to 6.9
Hard 7 to 10.4
Very Hard Greater than 10.5



ppm (Parts per Million): One part substance per million parts water 
(or milligrams per liter).

ppt (Parts per Trillion): One part substance per trillion parts water (or 
nanograms per liter).

SMCL (Secondary Maximum Contaminant Level): Non-
enforceable guidelines regulating contaminants that may cause 
cosmetic or aesthetic effects in drinking water.

Total Dissolved Solids: An overall indicator of the amount of 
minerals in water.

TT (Treatment Technique): A required process intended to reduce 
the level of a contaminant in drinking water.

TTHM (Total Trihalomethanes): Consist of Chloroform, Bromoform, 
Bromodichloromethane and Dibromochloromethane.

UCMR (Unregulated Contaminant Monitoring Rule): Unregulated 
substances are measured, but maximum contaminant levels have 
not been established by the government.

AL (Action Level): The concentration of a contaminant which, if 
exceeded, triggers treatment or other requirements that a water 
system must follow.

GPG (grains per gallon): Used to describe the dissolved hardness 
minerals contained in water and is a unit of weight that equals 
1/7,000 of a pound.

HAA5 (Haloacetic Acids): Consist of Monochloroacetic Acid, 
Dichloroacetic Acid, Trichloroacetic Acid, Bromoacetic Acid and 
Dibromoacetic Acid.

MCL (Maximum Contaminant Level): The highest level of a 
contaminant that is allowed in drinking water. MCLs are set as 
close to the MCLGs as feasible using the best available treatment 
technology.

MCLG (Maximum Contaminant Level Goal): The level of a 
contaminant in drinking water below which there is no known or 
expected risk to health. MCLGs allow for a margin of safety.

MNR: Monitored, not regulated.

MRDL (Maximum Residual Disinfectant Level): The highest level 
of a disinfectant allowed in drinking water. There is convincing 
evidence that addition of a disinfectant is necessary for control of 
microbial contaminants.

MRDLG (Maximum Residual Disinfectant Level Goal): The level 
of a drinking water disinfectant below which there is no known or 
expected risk to health. MRDLGs do not reflect the benefits of the 
use of disinfectants to control microbial contaminants.

NA: Not Applicable.

ND: None Detected.

NTU: Nephelometric turbidity units.

ppb (Parts per Billion): One part substance per billion parts water 
(or micrograms per liter).

pCi/L (Picocuries per Liter): Measurement of the natural rate 
of disintegration of radioactive contaminants in water (also beta 
particles).
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DeFinition 
oF Terms
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How to read your 
water Quality table
Below, you’ll see an analysis of your drinking water. 
Here’s an example of how to read these tables:

your water Quality table
The data shown in the tables below are results from commercial 
laboratories certified in drinking water analysis by the Arizona Department 
of Health Services. 

Start here and 
read across

2016 or 
year prior

The goal 
level 

for that 
substance

Highest 
level of 

substance 
allowed

Highest 
amount that 
was found

Highest and 
lowest amounts 

found
Where substance 
usually originates

Yes means the 
amount found 
is below gov’t 
requirements

The table shows what substances were detected in your drinking 
water during 2017 or the last required sampling period within the last 
five years.

Substance (units) Year 
Sampled MCLG Range of 

Detections
Compliance 

Achieved
Typical SourcesMCL Highest Amount 

Detected

What’s in 
your water

Regulated Substances Measured in the 
Water Leaving the Treatment Facility

 Arsenic (ppb) 2017 0 10 8.11 7.4 - 8.1 YES Erosion of natural deposits
 Barium (ppm) 2017 2 2 0.017 0.017 YES Erosion of natural deposits
 Chromium (ppb) 2017 100 100 25 25 YES Erosion of natural deposits
 Fluoride (ppm) 2017 4.0 4.0 0.37 0.37 YES Erosion of natural deposits
 Nitrate (ppm) 2017 10 10 4.44 4.44 YES Runoff from fertilizer use; leaking from septic 
        tanks, sewage; erosion of natural deposits
 Sodium (ppb) 2017 NA MNR 65 65 YES Erosion of natural deposits
 Gross Alpha excluding radon and 
 uranium (pCi/L) 2014 0 15 5.9 3.7 - 5.9 YES Erosion of natural deposits

Substance (units) Year 
Sampled MCLG Range of 

Detections
Compliance 

Achieved
Typical SourcesMCL Highest Amount 

Detected
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What’s in 
your water
Regulated Substances Measured in the Distribution System

 TTHMs (ppb) 2017 NA2 80 4.5 3.7 - 4.5 YES By-product of drinking water disinfection
 Chlorine Residual (ppm) 2017 4 4.0 1.05 0.74 - 1.05 YES Water additive used to control microbes

Substance (units) Year 
Sampled

MCLG/ 
MRDLG

Range of 
Detections

Compliance 
Achieved

Typical SourcesMCL/ 
MRDL

Highest Running 
Annual Average

Unregulated Substances Measured in the 
Water Leaving the Treatment Facility 

 Hardness (grains/gallon) 2014 11.7 - 19.8 Natural calcium and magnesium content
 pH (units) 2014 7.1 - 8.5 pH is a measure of the acid/base properties
 Total Dissolved Solids (ppm) 2014 470 - 640 Erosion of natural deposits

Substance (units) Year Sampled Range of Detections Typical Sources

Tap Water Samples: Lead and Copper Results

 Copper (ppm) 2017 1.3 1.3 30 0.19 0 YES Corrosion of household plumbing systems;  
         erosion of natural deposits
 Lead (ppb) 2017 0 15 30 ND 0 YES Corrosion of household plumbing systems; 
         erosion of natural deposits

Substance (units) Year 
Sampled MCLG 90th 

Percentile
Number of Samples 
Above Action Level

Compliance 
Achieved Typical SourcesAction 

Level
Number of 
Samples



18  |  epcor.com epcor.com  |  19

What’s in 
your water

1Arsenic: EPCOR’s groundwater arsenic removal facility continues 
to produce water with arsenic levels below the current federal and 
state standards. While your drinking water meets EPA’s standard for 
arsenic, it does contain low levels of arsenic. EPA’s standard balances 
the current understanding of arsenic’s possible health effects against 
the costs of removing arsenic from drinking water. EPA continues 
to research the health effects of low levels of arsenic, which is a 
mineral known to cause cancer in humans at high concentrations 
and is linked to other health effects such as skin damage and 
circulatory problems.
2TTHM/HAA5: Although there is no collective MCLG for this 
contaminant group, there are individual MCLGs for some of the 
individual contaminants: Trihalomethanes: bromodichloromethane 
(0.0 mg/L); bromoform (0.0 mg/L); chloroform (0.07 mg/L); 
dibromochloro-methane (0.06 mg/L). Haloacetic acids: dichoroacetic 
acid (0.0 mg/L); trichloroacetic acid (0.3 mg/L). Monochloroacetic 
acid, bromoacetic acid and dibromoacetic acid are regulated with this 
group but have no MCLGs.

Additional monitoring
In addition to the parameters listed in this table, other parameters 
were monitored for, including regulated pesticides, herbicides, 
petroleum by-products and metals. None of those parameters 
were detected in the water. If you have any questions about this 
report or your drinking water, please call our Customer Care team 
at 1-800-383-0834.

EPCOR encourages feedback related to the quality of water that 
is provided to you. Please feel free to submit comments to us 
directly at mywater@epcor.com. You may also provide feedback 
to the Arizona Corporation Commission (ACC). 

Unregulated Contaminant Monitoring Rule Substances Measured 
at the Treatment Facility and in the Distribution System 

 Vanadium (ppb) 2014 20 - 21 Erosion of natural deposits
 Strontium (ppm) 2014 0.73 - 0.78 Erosion of natural deposits
 Molybdenum (ppb) 2014 1.1 Erosion of natural deposits
 Chromium (Total) (ppb) 2014 27 - 28 Erosion of natural deposits
 Chromium VI (ppb) 2014 26 - 28 Erosion of natural deposits
 Chlorate (ppb) 2014 140 - 150 By-product of drinking water disinfection
 Chlorodifluoromethane (ppb) 2014 0.12 Discharge from industrial chemical factories

Substance (units) Year Sampled Range of Detections Typical Sources



Learn more about your 
water at epcor.com. 
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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 Luminaire is greater than 300 Lumens. 

 
b. Outdoor pole lighting shall be permitted subject to the provisions of subsection A.8.a of this 

section so long as: 
  

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

2. 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 or equivalent Lux 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  

 



 

Section 4  Resorts 
 
1. Site Standards  
 

a. Except for properties that have existing special use permits for resort uses, the minimum site 
area shall be 20 acres which shall not be bisected by any public right-of-way. 

 
b. Except for properties that have existing special use permits for resort uses, the site shall have 

primary access from and frontage of at least 300 feet on a Major or Minor Arterial as 
designated in the Paradise Valley General Plan. 

 
c. Principal structures shall be those containing guest units or those containing guest registration 

areas, facility administrative offices and accessory uses.  Principal structures with guest units 
also may contain permitted accessory uses. 

 
d. Accessory structures shall be those containing accessory uses. 

 
e. Service structures shall include those structures used for support and maintenance of the 

resort.  
 
f. All parking on a site shall be at the surface or underground. 

 
g. No individual retail business, office or business service shall occupy more than 2000 square 

feet.  Entrances to any retail business, office or business service shall be from within a 
principal or accessory structure. 

 
 

2. Bulk and Density Standards 
 

a. Maximum building height: 
 

i. Principal Structures - 36 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. Lot coverage 
 

i.       Total of all structures - 25% 
 

ii.  Total of all impervious surfaces including building footprints - 60% 
 

iii.   Open space, which shall consist of land and water areas retained for active or passive 
recreation purposes or essentially undeveloped areas retained for resource protection 
or preservation purposes, a  minimum of 40% 

 
c. Maximum density of guest units – 1 unit for each 4000 sq. feet of site area 

 



 

3. Perimeter Standards 
 

a. Minimum distance from exterior property lines where the adjacent use is residential: 
 

i. Principal structures - 100 feet 
 

ii. Accessory structure - 60 feet 
 

iii. Service structure - 100 feet 
 

iv. Outdoor game courts and swimming pools which are generally available to all guests - 
200 feet 

 
v. Parking lots and interior drives, excluding exterior points of access –60 feet  

 
vi. Any portion of an equestrian facility, including structures, barns, stalls and corrals - 200 

feet 
 

b. Minimum distance from exterior property lines where the adjacent use is other than residential 
or is adjacent to a public street: 
 

i. Principal structures - 100 feet 
 

ii. Accessory structure - 40 feet 
 

iii. Service structure – 65 feet 
 

iv. Outdoor game courts and swimming pools which are generally available to all guests - 
65 feet 

 
v. Parking lots and interior drives, excluding exterior points of access - 40 feet. 

 
c. There shall be a 40 foot wide landscaped area adjacent to an exterior property line where it 

abuts residentially zoned property. 
 

d. 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. 

 
e. The provisions of Chapter XXIV, Walls, and Fences, of the Town’s Zoning Ordinance shall 

apply. 
 

4. Parking and Circulation  
 

a. On site parking shall be provided as follows: 
 

i. For each guest unit - 1.2 spaces. 
 

ii. For each dwelling unit - 2.0 spaces. 
 

iii. For each 50 square feet of net dining area in restaurants - 1.0 space. 
 

iv. For each two seats or equivalent area in meeting rooms, auditoriums or group assembly 
areas - 1.0 space. 

 
v. For each 300 square feet of net sales areas in retail establishments – 1.0 space.  



 

 
vi. For each 300 square feet of net occupied space in office and service establishments - 1.0 

space. 
 

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 guests or visitors and as contained in an approved traffic and parking analysis. 

 
c. All parking and driveway areas shall be located so as to prevent lights from shining onto 

adjacent residential property. 
 

d. All parking areas and driveways located within 200 feet of adjacent residentially zoned 
property shall be screened with a minimum three foot high, solid, decorative wall or a 
landscaped berm providing equivalent screening or a combination of both. 

 
e. Landscaped islands shall be provided every 100 feet within surface parking areas.  Shade tree 

planters shall be provided between every four stalls. 
 

f. No loading, truck parking, trash containers or outdoor storage area shall be located within 100 
feet of adjacent residentially zoned property. All such areas shall provide visual and noise 
screening to minimize impacts on adjacent residential property. 

 
5. Signs 
 

a. An identification sign may be located at each entrance to the resort from a Major or Minor 
arterial street. The maximum height shall be 8 feet and the maximum sign area shall be 40 
square feet, aggregate.  

 
b. On entrances from all other streets, the maximum height shall be 4 feet and the maximum area 

shall be 32 square feet, aggregate. 
 

c. All signs shall be only backlit or indirectly illuminated according to the standards in Article 
XXV, Signs, of the Town’s Zoning Ordinance.  

 
d. No moving or animated signs shall be permitted.  Changeable copy is permitted within the 

allowable sign area. 
 
e. Traffic and directional signs within the site shall not exceed 12 square feet in area, aggregate, 

and shall not exceed 5 feet in height. 
 
f. A sign, mounted on an exterior wall of any structure shall contain only structure identification 

as necessary for emergency access.  
 

6. Lighting as per Section 2 of the Special Use Permit Guidelines 
 
 
 
 
 



 

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. 

 



 

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 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Section 6 Religious Facility, Private School, Non-Profit Organization, 
Public/Quasi Public 

 
1. Bulk and Density Standards 

 
a. Maximum building height of principal building – 35 feet 

 
b. Maximum building height for all other structures - 24 feet 

 
c. Maximum lot coverage for all buildings - 25% 

 
d. Minimum lot area - 5 acres 

 
e. Towers and other architectural features may exceed building maximum heights subject to 

special use permit or major amendment approval. 
 

f. 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.  

 
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 adjacent 

residentially zoned property. 
 

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

 
e. Parking lots adjoining public streets shall be shielded by a minimum 3 foot high wall or 

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. Places of assembly - 1 space for each 3 seats or for each 54 inches of total pew length 

 
ii. Classrooms - 1 space for each classroom 

 
iii. Administrative offices - 1 space for each 300 square feet of net interior floor area 

 
iv. Professional offices - 1 space for each 300 square feet of net interior floor 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 employees or 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 no higher than 8 feet and no larger than 32 square feet in area shall be 

permitted at each principal entrance to the property. 
 

b. No moving or animated signs shall be permitted. 
 
c. Changeable message panels shall be permitted. 

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

feet in height. 
 

5. Lighting 
 
Lighting as per Section 2 of the Special Use Permit Guidelines 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Section 7 Country Club and Golf Course  
 

1. Bulk and Density Standards 
 

a. Uses may be conducted indoors or outdoors. 
 

b. Structures associated with the facility shall not exceed one story or 24 feet in height 
 

c. Lot coverage of all structures on a site shall not exceed 20% excluding  outdoor game courts 
and swimming pools, and shall not exceed 30% including outdoor game courts and swimming 
pools. 

 
d. Minimum site area - 5 acres 

 
e. 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. 

 
2. Perimeter Standards 

 
a. No tee or hole within any golf course or driving range shall be closer than 100 feet from the 

principal structure on any residentially zoned land. 
 
b. No portion of any outdoor game court or swimming pool and decking shall be closer than 150 

feet from the property line of any residential zoned land.  
 
c. Building setback when property is adjoining residentially zoned property – 40 feet. 

 
d. Building setback when property is adjoining a public street – 40 feet. 

 
e. Parking lots and internal driveways shall be set back a minimum of 60 feet from adjacent 

residentially zoned property. 
 

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

 
g. Parking lots adjoining public streets shall be shielded by a minimum 3 foot high wall or 

landscaped berm providing equivalent screening or a combination of both. 
 

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

 
i. 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. employees - 1 space per employee. 
 
ii. per golf course hole - 2 spaces. 

 



 

iii. per driving range station tee area - 2 spaces. 
 
iv. putting or chipping green - 1 space per 500 square feet. 

 
v. tennis, racquetball or handball - 3 spaces per court. 

 
vi. swimming pool - 1 space per 60 square feet of deck area. 

 
vii. dining areas and bar  - 1 space per 50 square feet of dining area. 

 
viii. retail sales area - 1 space per 300 square feet of gross sales area. 

 
ix. exercise room - 1 space per 150 square feet of gross area. 

 
x. event hall - 1 space per 50 square feet of assembly area or 1 space per 2 fixed or 

portable seats. 
 

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 guests or visitors and as contained in an approved traffic 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 which shall be 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. Changeable message panels shall be permitted. 

 
d. 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 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Section 8 Guardhouse, Gatehouse, and Access Control Gates 
 
1. Bulk, density and design standards 
 

a. The appearance of the guardhouses, gatehouses, and access control gates and related 
improvements shall be architecturally and aesthetically compatible with adjacent buildings, 
structures and landscaping. 

 
b. There shall be a turnaround provided outside a guardhouse, gatehouse, or access control gate 

which shall meet Town standards for cul-de-sacs. 
 

c. An access control gate shall be set back a minimum of 150 feet from the centerline of the 
nearest intersecting street providing access to the facility. 

 
d. Guardhouses and gatehouses shall be no higher than 16 feet in height. 

 
e. No guardhouse or gatehouse shall exceed 250 square feet in area. 

 
f. No access control gate shall be higher than 8 feet. 

 
g. Pedestrian and non-motorized vehicle access shall be provided adjacent to roadway access. 
 

2. Signage 
 

a. One wall sign, not to exceed 6 feet in height or 6 square feet in area shall be permitted. 
 
b. Ground signs, not to exceed 4 feet in height or 2 square feet each in area shall be permitted. 
 

3. Lighting 
 

Lighting as per Section 2 of the Special Use Permit Guidelines 
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Several General Plan policies apply related to the request for a major renovation of the 
Smoke Tree Resort 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. 
 
CC&H 3.2.1.2 Other Housing Types. The Town shall consider less than one acre per residence 
housing only on Special Use Permit resort properties and to serve the Town’s existing resident population, 
including single-owner resort housing. 
 
CC&H 3.2.1.3 Fractional Ownership & Timeshares. The Town shall not allow timeshares or 
fractional ownership residences anywhere in the Town.  
 
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 
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• 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. 
 
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. 
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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. 
 
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  
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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. 
 
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. 
 
R 5.2.1.2 Resort Facilities. The Town shall encourage the use of resort properties for private 
recreation programs and activities for 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 – Smoke Tree Resort 
Use of the property for guest services began prior to its annexation into the Town in 
1961. At annexation, the property operated as a resort and restaurant in much the same 
configuration as it presently exists. The original Special Use Permit (SUP) was issued 
on March 13, 1969. There is limited information on past approvals and stipulations for 
this property. Historically, the property has not had many building permits issued or 
amendments to its Special Use Permit zoning. The latest activity included renovations 
to the restaurant in 2007 that never opened.  
 

 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. Smoke Tree 
Resort 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.  
 

 June 2008. Mechanical Screening on Restaurant Building   
As part of the renovation of the long-standing “The Other Place” restaurant for a 
new restaurant tenant “REM.” Various improvements to the restaurant building 
fronting along Lincoln Drive were made in 2007 and 2008. The mechanical roof 
screening on the restaurant building was the most visible element completed. The 
improvements were all in substantial compliance with the existing Special Use 
Permit. REM never opened. 
 

 2005 – 2007. Compilation of SUP records 
The Planning Department worked on a project to compile records for all Special 
Use Permit properties to better monitor these properties. This included centralizing 
stipulations. Most of the records for Smoke Tree Resort were not found.  
 

 June 1972. Amendment to the Special Use Permit to add more kitchen space 
The Town approved modification of Cottage 1 to a non-public use for more kitchen 
space. This same application appears to have been filed and approved in May 
1971. The only plan from this period is the attached site plan from 1971.   
 

 March 1969. Establishment of the Special Use Permit 
The resort was granted Special Use Permit status in 1969 with two stipulations. 
One stipulation that related to payment for condemnation of right-of-way on Lincoln 
Drive and that any new leases of commercial space be approved by Town Council. 
There are no site plans or other records available. From the attached March 13, 
1969 minutes, it appears that the changes to the site related to façade 
improvements, interior remodel, adding and paving parking areas, and dedication 
of 7 feet of right-of-way along Lincoln Drive to comply with the then 40 feet of half-
width of right-of-way. However, it does not appear the applicant dedicated or 
granted an easement for the additional 7 feet of right-of-way along Lincoln Drive. 
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SUP-18-05 Smoke Tree Resort  
-Statement of Direction- 

October 25th, 2018 January 24th, 2019 
 
 
Gentree LLC submitted a Major Special Use Permit amendment application for redevelopment of the Smoke 
Tree Resort located at 7101 E Lincoln Drive. The proposal is for a complete redevelopment of the 5.3-acre site 
with 150 hotel guest rooms, 30 resort residences, a restaurant, bar, associated resort retail, group meeting 
function space, event gardens, and resort pool areas.  
 
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.  The first presentation was 
on May 24, 2018. The applicant voluntarily put this Statement of Direction on hold on May 25, 2018. The 
application was re-initiated in September of 2018 and the first presentation for purposes of calculating the 45-
day requirement for Town Council to issue a Statement of Direction will be September 27, 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 Smoke Tree Resort: 
 

▪ 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 in a designated Development Area pursuant to the General Plan. As such, in addition to other 
applicable policies, the following policies may be considered: 

 
a. 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). 
 

b. 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). 
 

c. 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: 

 
1. Use.  

While the primary resort use will not change, more information is needed on the new accessory uses 
(retail and function space/event gardens) and the proposed resort residential to ensure such uses are 
accessory to the resort. When reviewing the resort residential component, consider FF&E for 
consistency with hotel, lock-off feature, parking, guest access, and availability through the hotel rental 
program to ensure these units are part of the resort. 
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2. Density. 
The proposed 180 units (resort and residential) creates a density of approximately 34 units per acre. 
The Planning Commission shall take into consideration the 5.3 acre site area and reduce density on the 
west and south sides of the site Consider how the density impacts safety and quality of life of town 
residents.  

 
3. Lot Coverage/Floor Area Ratio.  

The Planning Commission shall consider lot coverage and floor area ratio while acknowledging the 
unique characteristics considered in the Development Area. The review shall address reasonable 
separation between incompatible uses and effective buffering of unwanted noise, light, traffic, views of 
the buildings offsite, and other adverse impacts. There shall be consideration of lowering the proposed 
lot coverage and floor area ratio and/or requiring specific mitigation measures. 

 
4. Height.  

The Planning Commission shall evaluate the proposed height and its impact on adjacent properties. 
The minimum height is encouraged on the west side of the site closest to existing residential properties, 
transitioning to higher heights on the east side of the site adjacent to Lincoln Medical Plaza. A 
compelling reason must be given for heights proposed over 36’, with such height to be limited in area 
and considered when necessary for mechanical screening and architectural elements.  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. 
 

5. Viewsheds.  
The Planning Commission shall consider the impact to adjoining properties of any encroachment 
outside of the imaginary plane suggested by the Open Space Criteria. Due to the size of this property 
being one quarter the suggested 20-acre size per the Special Use Permit Guideline and the location 
adjoining other commercial uses, a limited amount of encroachment may be permissible. Structures are 
suggested to generally stair-step from one-story/lowest height closer to the subject site property lines to 
not more than three-story/36 feet in height from Lincoln Drive, Quail Run Road, and the adjoining 
Andaz resort. The overall mass of the structures shall be reviewed to make sure it is of appropriate 
scale and special consideration shall be given to the views from the south side bordering the Andaz 
resort and the west side bordering Quail Run Road.   
 

6. Setbacks.  
The Planning Commission shall explore appropriate setbacks along the east and south property lines 
considering the adjacent uses.  The west side shall also be a focus because the property borders 
residential.  Attention shall be paid to privacy and noise levels for these residents.  Consideration 
should be given to a 100 foot SUP guideline setback to the adjacent residential property lines. The 
Commission shall also identify any mitigating circumstances that may buffer the development (e.g. the 
use of vegetation, modified setbacks or heights, reorientation of the structures, etc.). 

 
7. Impact to Adjacent Uses 

The proposal has the resort market (with outside tables) along the western side of the property near the 
existing residential uses, with the resort restaurant in direct line of sight from a residential property. 
Balconies for the hotel guest room keys and resort residential units also face west.  .  In addition, the 
Planning Commission shall consider impacts including noise, light, traffic and any other adverse 
impacts, particularly for those existing residential properties west of the site along Quail Run Road. In 
particular, outdoor employee areas and service uses such as maintenance, maid service/laundry, trash 
collection/storage, mechanical equipment (roof/ground),and all other noise generating elements shall 
be studied.  Relocation or buffering of uses shall be considered. 
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8. Landscaping. 
Attention shall be paid to the landscaping along Lincoln Drive and along Quail Run Road.  A landscape 
plan shall be required. Hardscaping and pedestrian access shall be considered with the landscape 
plan. Special attention shall be given to the Lincoln Drive frontage as this is a gateway to the Town.  
The Draft Visually Significant Corridors Plan shall be considered as well as cohesion with the planned 
landscape improvements along the north side of Lincoln Drive.  A stipulation may be considered to 
ensure replacement of any landscaping should it die.   
 

9. Infrastructure Improvements. Drainage and related improvements shall be reviewed. 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. 
 

10. Traffic, Parking, Access, and Circulation.  The proposed density 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 Commission shall consider staffs review and recommendations regarding: 

 
▪ Number of access points in/out of the site 
▪ Emergency access to the site 
▪ Location and screening of loading zones and dumpsters 
▪ Coordination with Town improvements along Lincoln, i.e. the entry/exit and roadway medians  
▪ Deceleration turn lane for eastbound traffic entering the site  
▪ Cross-access easement(s) with Lincoln Medical Plaza and Andaz Resort.  
▪ Sidewalk and other pedestrian circulation 
▪ Necessary roadway dedication for Lincoln Drive and Quail Run Road 
▪ Number of parking spaces, use of shared parking, and ride-share 
▪ Full build-out of The Ritz-Carlton Resort Special Use Permit 
▪ Coordination of improvements/impacts with neighboring non-residential properties  
▪ Coordination with Town improvements along Lincoln Drive 
▪ Uses that generate quick turn-around trips such as a coffee shop or take-out food 

 
11. Signage.  

Planning Commission review shall focus on the impact of project sign location, dimensions, and 
illumination on the resulting impact to the streetscape. The Commission shall look at the broader 
signage plan for Lincoln Drive including proposed gateway signs, identification signs, and Ritz-Carlton 
and Lincoln Medical Plaza signage, and any Andaz signage that may be re-located to Lincoln Drive.   

 
12. Context -Appropriate Design. The Planning Commission may require that the applicant provide more 

precise information pursuant to General Plan Section LU 2.1.2.5. This includes impact related to 
exterior lighting, screening of mechanical equipment, and the choice of material pallet of the 
improvements. This may include providing renderings as they relate to neighboring properties. 

 
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 February March 6, 2019.  







 
 

 
 
 
 
 
 
6909 East Lincoln Drive 
Paradise Valley, AZ 85253 
 
 
February 11, 2019 
 
 
The Honorable Jerry Bein-Willner 
Mayor, Town of Paradise Valley 
Members, Town of Paradise Valley Town Council 
6401 East Lincoln Drive 
Paradise Valley, AZ  85253 
 
Re: Redevelopment of SmokeTree Resort by Geneva Holdings, LLC 
 
Dear Mayor and Council Members, 
 
I would like to officially voice my support of Geneva Holdings’ planned redevelopment of the SmokeTree 
Resort in accordance with the SUP Amendment Application, as submitted in September 2018.   I believe 
Geneva Holdings to be very well-suited for the project and in accord with the spirit of Paradise Valley.  
 
Revitalization of the property is of valuable to our community and will produce additional tax revenue 
for the Town.  I respectfully submit that Council Members, Planning and Zoning, and Town Staff work 
expeditiously and free from undue influence, to grant the amended Special Use Permit. 
 
 
 Sincerely, 
 
Clayton Coady 
Resident & Business Owner  
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From: Planning Commissioner Daran Wastchak
To: Jeremy Knapp
Subject: FW: SmokeTeee Resort update
Date: Friday, February 1, 2019 4:08:27 PM
Attachments: SmokeTree Comps.pdf

Jeremy,
 
Have reviewed Scott’s comments in the email below.  I would like the Commission to discuss, and
staff to address, his comments on parking in the garage.  The balance of his comments I will discuss
with Scott off-line and bring back to Commission if they need discussion by the body.
 
Please forward Scott’s email to the Commission, and the applicant, so they can review prior to
Tuesday’s meeting.
 
Daran
 
=============================
Daran Wastchak
Planning Commissioner
dwastchak@paradisevalleyaz.gov
=============================
 

From: Scott O'Connor   
Sent: Wednesday, January 30, 2019 3:44 PM
To: dwastchak@paradisevalleyaz.gov
Subject: SmokeTeee Resort update
 
Dear Daran,
 
As you know, I have been following the SmokeTree proposal with concern that its density aims are
far in excess of what is appropriate for that site, or for any site in Paradise Valley.
 
Floor Area Ratios
They are requesting a Floor Area Ratio (FAR) far in excess of any Town precedents.  The FAR is total
enclosed building area (including floors above the ground floor) divided by the site land area.  FAR is,
essentially, the best benchmark for building mass density.  It should be measured and presented for
discussion on every project.  If you recall, when Montelucia was under construction, there was a
public uproar, as they did not know how dense the project was when approved.  Yet, SmokeTree is
asking for an FAR 75% higher than Montelucia’s.
 
You are well aware that the Ritz Carlton project was controversial, and was subject to a citizen vote. 
Its FAR on the overall 99 acre site is 41%, while SmokeTree is asking for 50% more than that. 
 
The densest parts of the Ritz Carlton are far from our major public thoroughfares and are buffered
by lower density aspects of the project.  SmokeTree, on the other hand, has no buffering, and
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PV Guidelines Montelucia Mountain Shadows Ritz Carlton Ritz Net of SF SmokeTree


Land Area 871,200               20.0     1,215,961            27.9     916,502      21.0     4,312,440    99.0     1,938,420    44.50   233,630      5.4       


Gross Building Area 427,650               100% 241,515      100% 1,781,225    100% 1,018,100    100% 145,000      


Condos 153,350               36% 76,635        32% 197,175       11% 197,175       19%


Rooms 165,307               39% 155,165      64% 692,525       39% 692,525       68%


Detached Homes 763,125       43% -               0%


Other 108,993               25% 9,715          4% 128,400       7% 128,400       13%


Room Density @ Guideline 218                      10.9     304                      229             1,078           485              58               


Room Density Actual 218                      331                      183             458              347              180             


% of Guideline Achieved 100% 109% 80% 42% 72% 308%


GBA Lot Coverage 25% 25% 7% 25% 25% 34%


Total Coverage (w/patios) 31% 15% 26% 29%


Floor Area Ratio (FAR) 35% 26% 41% 53% 62%


A Comparison of Selected Paradise Valley Resort Developments
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proposes an abrupt transition to 3 plus story building heights very close to the lot lines.
 
Take a look at the attached tables and graphic on SmokeTree versus other town resorts.
 
Resort Guidelines
Our Resort Development Guidelines prescribe minimum standards that all proposals should meet. 
The SmokeTree application states, with no justification provided, that those guidelines simply do not
apply to them.  That is a ridiculous statement.
 
The 3 most recent major resort projects actually all met those guidelines, or were very, very close. 
They all held lot coverage to 25%.  SmokeTree goes to 34%, almost half again beyond the guideline.
 
The recent resorts all stayed within the room density guideline of one room per 4,000 sq ft of land
area, except for Montelucia, which is 9% over.  SmokeTree wants 308% of the guideline, PLUS a
freestanding restaurant on the Lincoln frontage.
 
The Guidelines have, for decades, required a minimum lot size of 20 acres for new resorts.  Such
large sites, coupled with strict lot coverage and room density limits, ensure that there will be
generous setbacks, lower neighborhood impact from building mass, and lots of open space.  A resort
on one of our nonconforming parcels, like SmokeTree, with less than 20 acres, requires the same
governing philosophy of preserving a low density project to reduce its impact on surrounding
properties, and preserving our Town character.  Having less than 20 acres is not a free pass to the
moon.
 
Where are the 100 foot setbacks to all of Smoketree’s principal structures?  Why do they make no
effort to meet the slope triangle for upper floor building massing?  Why do they think they can put
their parking lots, driveways and required landscaping in the public right so way and count that
toward their on site development requirements?  The reason the Town sets right of way standards
for its streets is to accommodate long term street widening options.  Getting a “pretend” right of
way, by letting the developer still use the dedicated land does not preserve the Town’s options.
 
I have not studied the parking count for Smoketree, but I want to call two details to your attention. 
Hotel parking is very transient.  You have out of town guests making several trips per day, using
unfamiliar rental cars.  You have Town residents visiting the restaurants or attending local
conferences in their Escalades, Suburbans, full size luxury pickups and luxury coupes (the ones with
two long doors).  Providing them with only 9x18 foot parking spaces in a 90 degree plan with
relatively narrow two-way aisles is a joke, especially underground, where structural columns take up
part of the allegedly 9 foot spaces.  Transient parking design by pros is what you see in shopping
centers, which prefer 60 degree angled parking and one way aisles, with wider spaces.  This may
seem like a minor detail to you, but it is not if the Town cares about the visitor experience, and for
Town residents’ vehicle finishes.  Why did SmokeTree provide all of its parking at 90 degrees and
9x18?  Because this is the way to cram the most amount of parking spaces into the smallest area,
without regard for ease of use.  FYI, parking spaces at Town Hall are 10 feet wide; they are 9.5 ft at
Mountain Shadows.  That awful garage at Montelucia has 9 foot, 90 degree spaces, if you want to try
it out.



 
The site plan is maximized in every conceivable way.  This pushes garbage management to the lot
lines, employee break areas to the lot lines (and into Quail Run), no room whatsoever for do-overs of
these and similar details, etc.
 
Resort Hotel vs Condo Project
The Town made a mistake on the Ritz project, selling itself short on long term hotel bed tax revenue
(the only reason we entertain resort land uses at all) by allowing much of the project to be “for sale”
product.  Both Montelucia and Mountain Shadows have “for sale” components, to the Town’s
detriment.  SmokeTree wants to have its entire third floor be “for sale.”  When they say they will
keep those units in the resort rental pool, but provide two segregated, reserved parking spaces per

3rd floor unit, and have 40% of the floor area of those units locked off for owner use, their actions do
not match their words.  If you let them build it with a design that walks and talks like a condo, they
(or their successors) will be begging to use them as condos.  Why approve a very predicable
dilemma?
 
General Plan Compliance
This parcel is one of several that were labeled as a Development Area on the General Plan.  The
General Plan text says of this area, “Consideration of projects in the Development Areas should
balance a need for the Town’s fiscal health against a steadfast commitment to the Town’s low-
density residential character.  Development in these areas shall provide reasonable separation of
incompatible land uses from adjacent residential areas.” (emphasis added).  In another section, it
says this area, in particular, should have “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.”
 
“Moderate intensity” cannot plausibly be interpreted to permit by far the most density of any
project in the entire Town.  “Reasonable separation” and “effective buffering” cannot be achieved
by waiving the Resort Development Guidelines.
 
Traffic and Circulation Element
SmokeTree not only encroaches into the proposed rights of way with its plan, it does nothing to
resolve well known circulation problems in the East Lincoln Drive South Development Area. 
Smoketree and the Lincoln Medical Plaza should have a cross access easement between them so
they can share one functioning left run driveway, but their plan ignores this need.  SmokeTree
ignores the need for the property to its south to have reasonable Lincoln Drive access.  Does
Applewood end up with access to a left turn break in a future Lincoln median?
 
Sunchase and Livi Properties
Sunchase entities (Bill Pope) and members of the Livi family own most of the property between
SmokeTree and Applewood, and south to the undeveloped lots between the two Quail Run cul de
sacs.  What is the Town’s positon on this area?  Is Quail Run to be a through street?  These owners
have been trying to sell their land to commercial interests, yet this land is NO in the boundary of the
East Lincoln Drive South Development Area in the General Plan, the west boundary of which is the



western boundary of Andaz Resort.  The Town should be careful to manage the expectations of
these owners relative to what the General Plan allows and contemplates.  It would be unwise for the
Town to approve a version of SmokeTree that did not have a rational plan for the redevelopment
needs of the Sunchase and Livi properties.
 

 
I hope you will share these concerns with your colleagues and staff.
 
 

Sincerely,
Scott H. O'Connor

 
---- __o
---_~\<,
__(_)/ (_)______________ ~ ~ - - . . .

 



PV Guidelines Montelucia Mountain Shadows Ritz Carlton Ritz Net of SF SmokeTree

Land Area 871,200               20.0     1,215,961            27.9     916,502      21.0     4,312,440    99.0     1,938,420    44.50   233,630      5.4       

Gross Building Area 427,650               100% 241,515      100% 1,781,225    100% 1,018,100    100% 145,000      

Condos 153,350               36% 76,635        32% 197,175       11% 197,175       19%

Rooms 165,307               39% 155,165      64% 692,525       39% 692,525       68%

Detached Homes 763,125       43% -               0%

Other 108,993               25% 9,715          4% 128,400       7% 128,400       13%

Room Density @ Guideline 218                      10.9     304                      229             1,078           485              58               

Room Density Actual 218                      331                      183             458              347              180             

% of Guideline Achieved 100% 109% 80% 42% 72% 308%

GBA Lot Coverage 25% 25% 7% 25% 25% 34%

Total Coverage (w/patios) 31% 15% 26% 29%

Floor Area Ratio (FAR) 35% 26% 41% 53% 62%

A Comparison of Selected Paradise Valley Resort Developments
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From: Paul Barker
To: Mayor Jerry Bien-Willner; pdenbox@paradisevalleyaz.gov; Vice Mayor Scott Moore; Council Member Julie Pace;

Council Member Mark Stanton; Council Member Ellen Andeen; Council Member Anna Thomasson; Jeremy Knapp;
Planning Commissioner Daran Wastchak

Subject: Smoke Tree Resort Special Use Permit - Major Amendment Application
Date: Thursday, January 24, 2019 10:04:09 PM

Honorable Mayor and City Council,

We are sending you this  correspondence to officially register our support for the Smoke Tree Resort in its
application currently before you.  Patty and I are residents of Paradise Valley.  We love the unique beauty and the
impressive support and camaraderie which our home city has achieved.  This is not accomplished in a vacuum and
we express our sincere appreciation for all that you and your support staff have contributed through leadership and
dedication. 

We have made it a professional and personal quest to enhance cities and communities in which we live and work. 
As such we are well aware of the the requirements of time, experience, monetary capacity, and heart and soul
necessary to accomplish complex, creative projects.  We have reviewed the plans for the proposed Smoke Tree
Resort and are convinced that it would offer Paradise Valley significant benefits. 

The current use is languishing in its competitive position compared to other newer, well planned, well capitalize
projects within Paradise Valley, Scottsdale and the surrounding communities.  This key location for Paradise Valley
presents the opportunity to capture our communities  benefits and assets in order to enhance the experience of our
citizens, visitors, and surrounding properties.  The use is already established on the site.  With commercial neighbors
on three sides, and significant buffers on the fourth,  the concept of enhancing that use is not disruptive to residential
enjoyment. This development and management team is committed to quality work.  We are very familiar with other
project completed by these individual which have clearly made significant contributions to their communities.   The
combination of the hotel use along with the planned  amenities, in that location can enhance the area for the city and
for the neighbors. 

This project represents an opportunity to improve the existing condition, and to accomplish it with quality,
commitment, and a style that is clearly in harmony with the precepts you as leaders of Paradise Valley have worked
so hard to establish.  Patty and I are hopeful it can proceed and enhance the community which is our home.

Paul and Patty Barker
8300 North 50th Street
Paradise Valley, AZ
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January 16, 2019 
 
 
RE: The Smoketree Resort Amendment 
 
Dear Paradise Valley Town Council Members: 
 
My name is George Jackson and I have been a resident of Paradise Valley for twenty-six years.  
The last seventeen years at 7434 E. Cholla Lane, Paradise Valley, AZ 85253.   I am writing to 
express my strong support for the proposed amendment that is in front of the Paradise Valley 
Town Council to rebuild and revitalize the Smoketree Resort.  I have had the opportunity to 
review the plans for the proposed Smoketree and it is quite clear the new Smoketree Resort 
will be a beautiful, boutique resort that will be a source of pride for Paradise Valley residents.   
 
The proposed new Smoketree Resort will clearly be a major improvement over the existing, 
very old and unsustainable Smoketree property and it fits perfectly with the objectives of the 
General Plan of the Town of Paradise Valley.  This beautiful new resort will enhance this high 
profile area in the visually significant corridor on the very busy Lincoln Drive as people enter 
Paradise Valley.   
 
The landscaped meandering sidewalk that is planned will provide an important pedestrian and 
community connection between Paradise Valley and the commercial properties located along 
the intersection of Scottsdale Rd. and Lincoln Dr.  This pedestrian access along Lincoln Dr. will 
be very popular and will enhance the quality of life for Paradise Valley residents. 
 
As a former Scottsdale School Board member, I also support reducing traffic near Kiva 
Elementary School by terminating the connection of Quail Run Rd. to MacDonald Dr. The 
proposed Smoketree plan will accomplish that with no impact on residential property.  
 
Revitalizing the Smoketree Resort with added full-service rooms, a restaurant and meeting 
spaces will bring this under-utilized and high profile property into current competitive balance. 
It will be a thriving income producing property which will contribute to the long term fiscal 
health of the Town of Paradise Valley.  It will turn an old decaying property into a beautiful, 
vibrant boutique resort that will be a source of pride for Paradise Valley.  
 
Thank you for considering my point of view. 
 
Kind Regards, 
 
George Jackson 
7434 E. Cholla Lane 
Paradise Valley, AZ 85253 

 



Peter M. Gooding 

The Honorable Jerry Bien-Willner 
Mayor, Town of Paradise Valley 
Members, Town of Paradise Valley Town Council 
6401 East Lincoln Drive 
Paradise Valley, Arizona 85253 

Re: Redevelopment of SmokeTree Resort by Geneva Holdings, LLC 

Dear Mayor and Council Members, 

My wife and I have been residents of Paradise Valley for over 14 years. In 20131 served as a 
general member of the Mayor's Task Force on Public Safety. I love our town and want only 
what's in the long-term interest of its residents. I have no association with Geneva Holdings. 

I support Geneva Holdings' planned redevelopment of the SmokeTree Resort to include 180 new 
guestrooms/residential units, a restaurant and bar/lounge, accessory uses, and indoor/outdoor 
event space. I am aware of Geneva Holdings reputation and prior accomplishments; they seem 
to be very well-suited for the project and aligned with the values of the Town of Paradise Valley. 

I have read of concerns about project density, setbacks, ingress/egress, and the appearance of our 
town's East Entrance. I believe town staff, Planning Commission, and Town Council can 
positively address those concerns while approving the SmokeTree Resort redevelopment plan 
generally as submitted. 

Moreover, I believe the planned project will generate a decades-long stream of sustainable tax 
revenue, a vital interest to our town. 

Thank you for your consideration. 

6200 East Quartz Mountain Road, Paradise Valley, Arizona 85253 







Community Development Director
 
Town of Paradise Valley
Ph: 480-348-3522   Cell: 602-505-3992
jknapp@paradisevalleyaz.gov
 
 

From: Gary Stougaard [  
Sent: Tuesday, December 18, 2018 11:48 PM
To: George Burton
Cc: David Sherf 
Subject: Smoketree redevelopment concerns
 
George –
 
Dave Sherf indicated that you had not heard from me relative to my concerns about the proposed
redevelopment of the Smoketree Resort.
 
I thought that I had made my concerns about the Smoketree redevelopment clear to staff and the
Planning Commission when I appeared before them a few months ago.
 
Regardless, here they are:

1. Density.  My understanding is that the developers are planning to build a total of 180 or more
units on this 5 acre site.  Density far in excess of anything in the area – or to my knowledge, in
the Town of Paradise Valley.  Four years ago, I had to beg and plead to get you to approve an
additional 500 square feet – which request was ultimately denied.

2. Building height.  Based upon the renderings and elevations I have seen, several of the
buildings are as much as 45 feet tall.  I believe that the Smoketree property is currently zoned
for structures with a maximum of 30 feet in height.  I note that the height maximum for all
structures on my property was 24 feet – a standard to which I  

3. Setback requirements.  Exacerbating the proposed height of the structures are the proposed
setbacks – particularly south and east sides.  My understanding is that the proposed south
side set backs are as little as 20 feet, far less than the requirements for my property with
which I was required to comply.

4. Use.  The proposed development includes a substantial lodging component which will directly
compete with the Andaz Scottsdale Resort & Bungalows.  The staff and Planning commission
of the Town of Paradise Valley made it clear to me when I purchased my property in 2014 that
it development would have to be consistent with the existing Zoning and other Development
requirements. To allow a competitor entitlements for substantially more development
immediately adjacent to my property is both inconsistent and unfair.

 
George, as proposed Smoketree redevelopment is an egregious overreach and inconsistent with the
existing entitlements and development requirements for this property and the neighborhood.  I am
disappointed that the owners have been allowed to think they have a reasonable opportunity to
build their proposed project and would welcome the opportunity to voice my concerns to staff, the
planning commission or the Paradise Valley Town Council as appropriate.
 

mailto:jknapp@paradisevalleyaz.gov


Please do not hesitate to call me to discuss my concerns in greater detail.
 
Otherwise, I would appreciate being notified of any public meetings or hearings relative to this
proposed development.
 
I can be reached any time at 
 
Best regards,
 
 
Gary Stougaard



From: Jeremy Knapp
To: Planning Commissioner Daran Wastchak; Planning Commissioner Charles Covington; Planning Commissioner

James Anton; Planning Commissioner Jonathan Wainwright; Planning Commissioner Orme Lewis;
Planning Commissioner Pamela Georgelos

Bcc: Brian Dalke; Dawn Marie Buckland
Subject: FW: Smoke Tree Resort redevelopment
Date: Wednesday, December 19, 2018 1:49:00 PM

Chair and Planning Commissioners,
 
Find below comments regarding the Smoke Tree Major SUP Amendment.  I will also be sharing with
the applicant.  This information will be included in future agenda items under the Public Comment
Attachment.
 
Jeremy T. Knapp, AICP
Community Development Director
 
Town of Paradise Valley
Ph: 480-348-3522   Cell: 602-505-3992
jknapp@paradisevalleyaz.gov
 
 

From: Scott O'Connor 
Date: December 12, 2018 at 1:36:23 PM MST
To: "jbienwillner@paradisevalleyaz.gov" <jbienwillner@paradisevalleyaz.gov>,
"pdembow@paradisevalleyaz.gov" <pdembow@paradisevalleyaz.gov>,
"smoore@paradisevalleyaz.gov" <smoore@paradisevalleyaz.gov>,
"jpace@paradisevalleyaz.gov" <jpace@paradisevalleyaz.gov>,
"mstanton@paradisevalleyaz.gov" <mstanton@paradisevalleyaz.gov>,
"eandeen@paradisevalleyaz.gov" <eandeen@paradisevalleyaz.gov>,
"athomasson@paradisevalleyaz.gov" <athomasson@paradisevalleyaz.gov>
Subject: Smoke Tree Resort redevelopment

Dear Mayor and Council.
 
I have been astonished in recent months at how nonchalantly the Town is working on
the Smoke Tree redevelopment, as if the nature of the proposal is not out of the
ordinary.
 
The density and the floor area ratios proposed have no place in our town.  Why would
any development in Paradise Valley ever need to undertake underground parking
except to accommodate excessive density above, and not to preserve the open space
that would have been paved.
 
How is it possible there is even an application process for something so urban in its
design?  When I was on the Council, the sponsor would have been told to apply for a
category that we had guidelines for, and nothing more.
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We used to require a major resort to start with 20 acres, and have low overall floor
area ratios, so the bigger elements could be set far away from neighboring properties,
and the overall impact was compatible with surrounding one acre lot patterns. 
Redevelopment of grandfathered, nonconforming smaller properties required the
overall density and neighborhood impact to remain small (e.g., Hermosa Inn, PCDS).
 
The things Smoke Tree’s new ownership want belong in downtown Phoenix or
downtown Scottsdale, not in Paradise Valley.  If it is approved more or less as
proposed, I would seriously consider a launching recall election against anyone who
votes for it, because it would set a terrible precedent that the reasons we incorporated
are no longer worthy of protection.
 
The General Plan, while labeling the East Lincoln South Development Area for
resort/medical use must still respect other parts of the General Plan, including “balance
a need for the Town’s fiscal health against a steadfast commitment to protecting
adjacent low-density residential character and quality of life.”  Frankly, from a
municipal needs standpoint, the Smoke Tree site is better suited for an assisted living
facility than more hotel rooms, condos, and restaurants.
 
For those of you who do not know me, I moved to what is now Paradise Valley in 1958
at age one.  My parents worked on the incorporation of the Town, and my Dad served
as chairman of the Planning Commission.  Mom and Dad were instrumental in securing
Bill Rehnquist as the Town’s first attorney.  Years later, late 80’s and early 90’s, I served
on the Planning Commission and two terms on the Council. 
 
For about 50 years, the presumed role of a Council member was to say “no” to non-
residential zoning requests, unless it was part of an annexation of county islands.  But,
due to the bloat in Town overhead, revenue from new resorts and resort condo
developments proved irresistible to pay for that bloat, and long established
development standards were tossed.
 
It is time we hit the reset button and look to both our roots and our real needs.  What
Town residents are demanding the development format proposed for Smoke Tree?  I
am not aware of anyone asking for this sort of project besides its sponsors.  Why is our
overhead so much higher when our population has been stable for decades?  We don’t
have substantially more development going on than we did historically.  We just seem
to throw more people and expenses at the process than we used to.
 

Sincerely,
Scott H. O'Connor

 
---- __o
---_~\<,
__(_)/ (_)______________ ~ ~ - - . . .



 



From: Jordan Rose
To: Paul Michaud; Brian Dalke; Jeremy Knapp
Cc: Omar Abdallah; Rebekah Pineda; Jordan Rose
Subject: Public Comment re SmokeTree; Livi/Ruttle families
Date: Tuesday, October 9, 2018 3:34:10 PM

Dear Mr. Dalke, Knapp, and Michaud:
 
We represent the Ruttle and Livi families who live in the residential neighborhood
immediately west of the SmokeTree Resort along North Quail Run Road. 
Together, the Ruttle and Livi families own approximately 5.3 acres of property
situated along Quail Run opposite to the SmokeTree Resort, and make up four of
the seven homes that currently share this road to reach their homes every day. 
Upon hearing of the proposed SmokeTree Resort redevelopment, the Ruttles and
Livis are concerned that it could have a negative impact on their lifestyle.  As they
live in residential homes so near to the proposed redevelopment, our clients
request that they be able to either maintain their residential lifestyle or have the
Town of Paradise Valley indicate that they may rezone to a use more compatible
with that kind of immediately impactful development.  In response to the
proposed redevelopment, we would like to offer some suggestions to mitigate the
impacts on the residential neighborhood.
The Ruttle and Levi family’s primary concerns arise around issues of noise,
privacy and traffic that may result following the new, larger resort. In response,
we would like to offer some suggestions to mitigate the impacts on the residential
neighborhood. 
 
The New Quail Run Road Streetscape - Noise and Privacy Concerns
 
As it currently stands, the SmokeTree Resort’s entire western boundary along
North Quail Run Road is lined by a continuous row of oleander and other
shrubbery that is both dense and tall.  It serves not only as pleasant landscaping,
but also as a visual and sound barrier separating the residential homes on the west
side of Quail Run, and the commercial resort on the east side.  The continuous
row of vegetation makes it so that someone driving on Quail Run could not tell
there was a resort on the other side, and a resort guest could not see into the
neighboring residential homes.
The proposed redevelopment proposes to remove this vegetation, replace it
according to a new landscape plan, and to open up two new access points on
Quail Run Road.  While the plan does offer new trees and shrubs along the Quail
Run border, the wall-like effect of the existing vegetation will be reduced, which
brings concerns regarding increased noise and reduced privacy. According to the
site plan provided, the redevelopment’s “Resort Market” sits at the western side
of the property with outdoor seating facing Quail Run, near the Livi family
residence. Adjacent to the east is the “Resort Restaurant” and the “Resort
Clubhouse.” These uses, existing on the western half of the site plan, will draw
excited guests to an area very close to Quail Run and the Livi family home.
Additionally, the Resort Residences are placed on the western side with balconies
directly facing Quail Run, and potentially looking into, the Livi property.  To
mitigate these potential noise and privacy concerns, we hope that you will
consider the following suggestions:
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·         Maximize the vegetation both placed along Quail Run and at certain
points on the west half of the property so the residential neighbors have a
landscape buffer that is enhanced from what currently exists. This
landscape buffer should mitigate noise coming not only from the
restaurant, market, and clubhouse entertainment, but also from guests that
may linger in the new parking lot along Quail Run.  Additionally, it should
be assessed whether the proposed 36’ trees are tall enough to block the
resort’s balcony views into the neighborhood.  It appears that some
balconies will have a view into the Livi properties as a result of gaps
created by the two new access points.  These gaps can likely be covered
with additional trees placed in certain areas within the landscape plan. 
Alternatively, balconies on the residence units could be eliminated so that
only hotel units, which are further into the property, have balconies.  In
any case, a carefully designed landscape plan that provides for vegetation
that is dense and tall is important not only to beautify the street, but to
maintain the Ruttle and Livi family’s quiet and private lifestyle. 
 
·         Switch the Resort Market and Resort Restaurant buildings with the
Resort Reception and Administration buildings that sit on the east side of
the property. This way restaurant and market guests enjoy their time in an
area further away from the neighborhood. Alternatively, the Resort
Market’s outdoor seating could be moved from the west side of the
building to the east side so that it faces the interior of the resort rather than
the neighborhood.

Parking Lot and New Access Points on Quail Run – Traffic Concerns
 
As discussed previously, the proposal provides for two new access points to the
resort along North Quail Run Road. As the proposal’s outdoor parking is focused
on the west side along Quail Run, the new access points will surely result in
increased traffic coming from resort guests, resort residents, restaurant and market
guests, and a variety of service use trucks. To mitigate these concerns, we suggest
the following:
 

·         That the Town continues to encourage the cross access easement the
applicant has proposed to the commercial properties to the east and south,
so that use of the new access points can be reduced or eliminated entirely.
 
·         If the new access points cannot be eliminated, require that service
trucks must enter and exit only at Lincoln Road.  The redevelopment
narrative does not currently address where and how they will access the
property.  Quail Run is a narrow road used by a few families, and its use
by large trucks will pose a challenge for them. 
 

Thank you for considering the Ruttle and Livi families’ concerns, and we are
looking forward to being involved in this redevelopment proposal as it progresses
forward.  Jordan Rose and Omar Abdullah. 

Jordan R. Rose 

 Rose Law Group pc 
7144 E Stetson Drive, Suite 300
Scottsdale Arizona 85251
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The information contained in this message is privileged and confidential.  It is intended only to
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November 15, 2018      Paul Mood, P.E. 
Town Engineer 
Town of Paradise Valley 

Jeremy Knapp, AICP 
Community Development Director 
Town of Paradise Valley 
 
 
RE:   Lincoln Drive Median Access from Mockingbird Lane to the Eastern Town Limits 
 
The Smoke Tree Resort and Lincoln Medical Plaza have submitted applications for Major 
Special Use Permit Amendments.  Through the Statement of Direction Process (SOD) the 
Planning Commission and Staff were asked to look at the traffic and access related issues.  The 
traffic and access related items from the SODs are as follows: 
 
Smoke Tree Resort & Lincoln Medical SOD: 
Traffic, Parking, Access, and Circulation. The proposed density 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.  
 

• Number of access points in/out of the site  
• Coordination with Town improvements along Lincoln, i.e. the entry/exit and roadway 

medians  
• Deceleration turn lane for eastbound traffic entering the site  
• Full build-out of The Ritz-Carlton Resort Special Use Permit  
• Any cross-access easement(s) with the owners of the AJs to the east/Andaz to the 

south/Smoke Tree to the west. 
 
The Town recently completed 30% design plans for the CIP roadway improvement project for 
Lincoln Drive from Mockingbird Lane to the eastern Town limits.  Traffic data was not available 
from the Smoke Tree Resort or Lincoln Medical Plaza at the time the plans were developed.  The 
30% design plans called for a westbound left turn median break into the Applewood Pet Resort 
and a solid median from Quail Run Rd. to the eastern town limits.  This raised median provides 
for only right in/right out access to the SUP properties. 
 
CivTech was retained by the applicants to provide three potential access options as follows: 
 
Option 1*:  full median access for Smoke Tree Resort and Lincoln Medical Plaza 
Option 2*:  shared full median access for Smoke Tree Resort and Lincoln Medical Plaza 
Option 3*:  right in/right out only access for Smoke Tree Resort and Lincoln Medical Plaza 
 
*All access options include full median access for the Applewood Pet Resort at their western 
driveway. 
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Both applicants have expressed a desire to maintain full access (left in/left out) onto Lincoln 
Drive as their preferred access option.  Since CivTech is a subconsultant on the Town’s Lincoln 
Drive CIP project, Kimley-Horn was retained as a 3rd party to review the following: 
 

• Traffic volume calculations 
• Left turn lane geometry including storage length and minimum taper lengths 
• The need for exclusive right turn lanes 
• Review and comment on the three access options 

 
A copy of Kimley-Horn’s Lincoln Drive Median Access from Mockingbird Lane to the Eastern 
Town Limits 3rd Party Traffic Review Memorandum is attached.  Below are general comments 
from the memorandum as well as brief review of each access option: 
 

• Median access options were reviewed against The American Society of State Highway 
and Transportation Officials (AASHTO) and City of Scottsdale design standards.   

• A traffic volume of 13,870 vpd on Lincoln Drive was taken from the 2015 Ritz Carlton 
Traffic Impact Analysis. 

• Using the projected year 2025 peak hour volumes, the daily traffic volumes on Lincoln 
Drive are estimated to exceed 20,000 vpd. 

• Left turn lanes at Mockingbird Land and Quail Run Road are shown per the Five Star 
Development Agreement for the Ritz Carlton Resort. 

• A new traffic signal at Quail Run Road is shown per the Five Star Development 
Agreement for the Ritz Carlton Resort. 

• Field observations were conducted on October 30, 2018 during the AM and PM peak 
hours.  Eastbound traffic backed up in the inside lane and blocked both of the Lincoln 
Medical Plaza driveways and the Smoke Tree Resort eastern driveway on three occasions 
in the AM peak hour and five occasions in the PM peak hour. 

• Motorists left gaps when traffic backed up so that westbound traffic could turn into the 
AJ’s Shopping Complex.  Near miss collisions were observed by Kimley-Horn. 

• Lincoln Drive does not have sufficient width for U-turn movements. 
 

Applewood Resort Full Median Access 
• Full median access is shown at the Applewood Resort’s western driveway. 
• The western driveway is approximately 714’ east of Mockingbird Lane and 612’ west of 

Quail Run Rd. 
 
Staff Comments:  Staff recommends that the full median access be moved to the Applewood 
Pet Resort’s western driveway in order to maximize the distance from Mockingbird Lane and 
Quail Run Road.  This location will also be positioned for the future South Lincoln Drive 
Development Area access point if necessary.  No other median breaks are recommended between 
Mockingbird Lane and Quail Run Road. 
 
 
Option 1:  Full Median Access (left in/left out) 
Lincoln Medical Access 

• The eastern driveway is right in/right out only and is in its current location. 
• The western driveway has a median break for full access and is in its current location.  
• The western driveway minimum left turn taper length is 90’.  Only 43’-3” is provided. 
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• The western driveway minimum left turn storage requirement is 70’.  A storage length of 
70’ is provided and is adequate. 

• Driveway spacing is approximately 132’ and does not meet the minimum requirement of 
250’.  It should be noted that the Lincoln Medical Plaza only has approximately 200’ of 
frontage on Lincoln Drive. 
 

Smoke Tree Resort Access 
• The western driveway is right in/right out only and is in its current location. 
• The eastern driveway has a median break for full access and is moved to a new location 

approximately 183’ from the Lincoln Medical Plaza western driveway (approximately 
154 feet from the eastern property line).  

• The eastern driveway minimum left turn taper length is 90’.  Only 40’ is provided. 
• The eastern driveway minimum left turn storage requirement is 55’.  A storage length of 

75’ is provided and is adequate. 
• The driveway spacing does not meet the minimum requirements of 250’ from Quail Run 

Rd. or other adjacent driveways. 
 
Staff Comments:  Staff does not recommend full access for both properties as shown since 
driveway spacing is not met and left turn taper lengths do not meet the minimum standards 
necessary to safely transition vehicles from the Lincoln Drive through lane into the left turn 
lanes.  Kimley-Horn’s traffic observations also show that eastbound traffic will back up in front 
of the Lincoln Medical Plaza’s driveways. Lincoln Medical Plaza access should be restricted to 
right in/right out to mitigate potential collisions. 
 
 
Option 2:  Shared Full Median Access (left in/left out) 

• The Lincoln Medical Plaza eastern driveway is right in/right out only and is in its current 
location. 

• The Lincoln Medical Plaza western driveway has been removed. 
• The Smoke Tree Resort western driveway is right in/right out only and is approximately 

134’ east of Quail Run Rd.   
• The shared access driveway minimum left turn storage length on Lincoln Drive is 115’.  

Only 90’ is of storage is provided. 
 
Staff Comments:  Staff recommends that that left in/left out shared access can be provided so 
long as the minimum left turn storage length on Lincoln Drive is extended from 90’ to 115’.  The 
Smoke Tree Resort western driveway shall be removed since it cannot meet the minimum 
spacing requirement of 250’ from both Quail Run Rd. and the shared access driveway.  A 
dedicated right turn deceleration lane (minimum 100’ storage and 90’ taper) is also 
recommended for the shared access driveway.  Additionally, a non-vehicular access easement  
(NVAE) shall be placed along the eastern and southern property lines of the Lincoln Medical 
Plaza parcel to prevent future access from the AJs Shopping Complex and Andaz Resort. 
 
Option 3:  Right In/Right/Out Access 

• The Lincoln Medical Plaza eastern and western driveways are right in/right out only and 
in their current locations. 

• The Smoke Tree Resort western driveway is right in/right out only and is in its current 
location approximately 134’ east of Quail Run Rd.  
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• The Smoke Tree Resort eastern driveway is right in/right out only and is approximately 
66 ’ west of the Lincoln Medical Plaza western driveway (32 feet west of the property 
line).   

 
Staff Comments:  Staff recommends that right in/right out access can be provided so long the 
Smoke Tree Resort driveways and Lincoln Medical Plaza driveways are consolidated into one 
driveway for each property.  The driveways should be located to maximize spacing and each 
driveway shall have a dedicated right turn deceleration lane (minimum 100’ storage and 90’ 
taper).   The right in/right out turning movements are the safest turning movements but may 
result in motorists trying to make U-turns on Lincoln Drive that is not wide enough.   
 
 
Staff Recommendation:  Staff recommends Option 2 (shared full median access) with the 
modifications listed below.  This alternative will achieve full left in/left out access for the Smoke 
Tree Resort and Lincoln Medical Plaza, minimum driveway spacing, minimum left turn storage 
length and minimum taper length required per AASHTO and City of Scottsdale requirements.   
 
Option 2 (shared full median access) should be modified as follows: 

• Extend left turn storage length on Lincoln Dr. from 90’ to 115’. 
• Relocate the shared access driveway location as required to accommodate additional left 

turn storage. 
• Add dedicated right turn lane at shared access driveway (minimum 100’ storage and 90’ 

taper). 
• Eliminate western Smoke Tree Resort driveway. 
• Eliminate western Lincoln Medical Plaza driveway. 
• Provide shared access easement between the Smoke Tree Resort and Lincoln Medical 

Plaza. 
• Provide a non-vehicular access easement (NVAE) along the eastern and southern 

property lines of the Lincoln Medical Plaza parcel. 
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MEMORANDUM

To: Paul Mood, Town Engineer
Paradise Valley, Arizona

From: Kimberly Carroll, P.E., PTOE
Sr. Traffic Engineer
Kimley-Horn and Associates, Inc.

Date: November 9, 2018

Subject: Lincoln Drive, Mockingbird Lane to Town of Paradise Valley (TOPV) Jurisdiction
Median Breaks and Access
Third Party Traffic Review Comments

Dear Paul:

As requested by Town Staff, Kimley-Horn has conducted a third-party traffic review of the Lincoln Drive
Access Assessment Exhibits (Options 1 through 3) prepared by CivTech for Lincoln Drive, from
Mockingbird Lane to the TOPV jurisdictional boundary. We understand that raised medians are
proposed for installation as part of the TOPV capital improvements projects.  We also understand that
two developments (Smoke Tree Resort and Lincoln Medical Plaza) are also proposed within the
corridor.  The developments will generate additional traffic and would like to maintain full access to their
parcels from Lincoln Drive. The purpose is to review each of the Access Assessment Options, traffic
analysis, and data provided by CivTech.  Kimley-Horn’s (KH) evaluation and review consisted of the
following:

l Review of the traffic volume calculations prepared by CivTech, which is the basis for calculating
the storage length requirements

l Left turn lane geometric requirements1 including minimum storage length requirements and
minimum median opening taper rates

l Observation of existing traffic operations and safety during a typical weekday morning and
afternoon peak hour

l Review and comment on the Access Assessment Options exhibits prepared by CivTech

l Evaluate the need for exclusive right turn lanes based on the traffic volumes generated

1 Based on AASHTO, Geometric Design of Highways and Streets and Design Standards, 2011; and City of
Scottsdale, Design Standards & Policies Manual, 2018

Expires: 03/31/21

11/0
9/18
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TRAFFIC VOLUMES AND OPERATIONS REVIEW AND COMMENTS
Lincoln Drive is classified as a major arterial in the TOPV 2012 General Plan, has a 40-mph posted
speed limit between Mockingbird Lane and TOPV jurisdictional boundary, and 13,870 vpd, which was
provided in the 2015 daily traffic volumes collected as part of the Ritz Carlton Resort Traffic Impact
Analysis, prepared by CivTech, 2016.  Using the projected year 2025 peak hour volumes provided by
CivTech, the daily traffic volumes are estimated to exceed 20,000 vpd.

l Existing peak hour turning movement counts were collected at each of the intersections and
existing driveways within the corridor on Thursday May 31, 2018.

KH Comment 1: While the day collected falls on a typical weekday, the data was collected at a
time of the year when volumes drop around the Maricopa Region because school is no longer in
session and winter residents have left the region.  For this reason, we recommend that existing
traffic volumes be seasonally adjusted and traffic analysis be revised based on these adjustments
and comments that follow.

Response to Comment 1: CivTech updated the traffic volumes to reflect a seasonal adjustment
(factored by 1.03).

l Trips were generated based on the Institute of Transportation Engineers (ITE) Trip Generation
Manual, 10th Edition to determine the number of vehicles entering and exiting the driveways of the
proposed developments.  A summary of the trip generation analysis by CivTech is provided in
Appendix 1.

KH Comment 2: Through coordination with TOPV staff we understand the Smoke Tree Resort
is proposed to develop 150 rooms and 30 residential units.  The trip generation analysis conducted
was based on 132 rooms and 20 residential units and is provided in Appendix 1. We recommend
the trip generation be updated to match the proposed development improvements.

Response to Comment 2: CivTech has updated the trip generation rates to reflect 150 rooms, 30
residential units, and 3500 square foot quality restaurant.  The revised trip generation and
calculations are provided in Appendix 2.

KH Comments 3: Smoke Tree Resort analysis was based on ITE Land Use Code (LUC) 330.
The number of rooms proposed for development seem low and inconsistent for a resort hotel. The
number of data points and size of the independent variable more closely align with the Hotel LUC
310, which has higher trip generation rate than resort hotel.  Please provide additional support that
would classify Smoke Tree as a resort (LUC 330) as opposed to a hotel (LUC 310).

Response to Comment 3: CivTech has updated the trip generation rates to reflect a blended rate
between LUC 310 and 330.  The trip generation calculation and approach were considered
acceptable.
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KH Comments 4: Smoke Tree Resort utilized equations as opposed to average rates.  KHA
went through the ITE Trip Generation Handbook process presented in Figure 4.2 assuming
proposed number of units for resort hotel (LUC 330).  The results of this process are presented
below and KH redlines provided in Appendix 1.

Resort hotel (LUC 330) AM peak hour between 7-9am

· The number of rooms is way out of range of the data extremes; the lowest number of
rooms in the manual is roughly 370 compared to the 132 that are proposed

· If you follow the equation, which happens to be a straight line and not a logarithmic
function, then 132 rooms will generate a very low number of trips

· The number of data points is equal to 6
· The R2 value is close to the required 0.75, so you could argue it either way
· The standard deviation is less than 55% of the average rate

Because the rooms are not within the data extremes and the R2 value is less than 0.75, we
recommend the weighted rates be used.  Using the rates as opposed to the equation results
in double the trips being generated in the AM peak hour.

Resort hotel PM peak hour between 4-6pm

· The number of rooms is just outside of the data extremes
· The number of data points is greater than 6
· The R2 value is well above the required 0.75
· The standard deviation is less than 55% of the average rate

Because the number of data points and the R2 value are high enough and the standard
deviation requirement is met, the use of the equation during the PM peak is appropriate.

Response to Comment 4: CivTech has updated the trip generation rates to reflect a blended rate
between LUC 310 and 330 as discussed in response to comment #3. The trip generation
calculations were also revised to reflect 150 rooms, 30 residential units, and 3500 square foot
quality restaurant.  The revised trip generation calculations and approach were considered
acceptable.  The revised trip generation calculations, based on 150 rooms, 30 residential units, and
3500 square foot quality restaurant, are provided in Appendix 2.

KH Comments 5:  A proposed growth of 1.125 was utilized through year 2025.  Please provide
background support on for the growth rate being utilized.

Response to Comment 5: CivTech developed future background volumes by comparing historic
counts from 2012 to 2014 on Scottsdale Road between Indian Bend and Lincoln Drive.

LEFT TURN LANE GEOMETRIC REQUIREMENTS

The physical geometry of the left turn is generally made up of storage length and deceleration length.
Each of the components as it relates to this project are described in more detail as follows:
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l Storage length is described as the queue length necessary to sufficiently store the estimated
number of left turning vehicles during a critical period. In this case, the critical period is the during
the peak hour.  This storage length should be long enough to avoid vehicles from spilling back or
stopping in the through lanes. If the storage length is not sufficient, there is a potential for rear end
collisions due to the spill back or stopping of vehicles in the through lanes.

Per American Association of State Highway and Transportation Officials (AASHTO), A Policy on
Geometric Design for Highways and Streets, 6th Edition, the storage length at unsignalized
intersections should be determined as follows:

“At unsignalized intersection, the storage lengths should be determined by an intersection
traffic analysis based on the number of turning vehicles likely to arrive in an average two-minute
period within the peak hour.  Space for at least two passenger vehicles should be provided.”

AASHTO further recommends using the Transportation Research Board (TRB) Access Control
Manual for additional support.

Based on this review, the storage length calculation2 is summarized as:

L or Q = (V * s * k) / N = (2.0 x V x 25) / 30

L or Q = Storage Length (ft)
V = Estimated left turn volume (vph) during the peak hour
N = Number of cycles per hour, which (Per AASHTO) is based on a two-minute period at
unsignalized intersections (N = 3600 (sec/hr) / 120 (sec/cycle) = 30 cycles/hr)
s = Average vehicle length, including space between vehicles assumed to be 25 feet
k = Factor of 2.0 is commonly used for major arterials to account for the longest expected queue

KH Comment 6: All storage lengths should be updated based on the revised traffic volumes
previously commented above.

Response to Comment 6: CivTech updated exhibits and calculations.  See KH Comments 9
through 13.

KH Comment 7: Calculation presented by CivTech uses an N value of 60 minutes per hour
rather than 30 cycles per hour. One could argue the two-minute period.  The two-minute period is
a function of opposing volumes and the time necessary to make the left turn maneuver. Considering
the high opposing volumes on Lincoln Drive, we recommend that no less than a two-minute period
be utilized. For this reason, all storage lengths for each left turn lane should be updated.
Furthermore, based on AASHTO, the minimum storage length shall be 50 feet (not 25 foot) to
accommodate at least two passenger vehicles.

2 Per Transportation Research Board (TRB), Access Management Manual, Second Edition, Section 16-1.
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Response to Comment 7: CivTech updated calculations.  See KH Comments 9 through 13.

l Deceleration Length is described as the maneuver distance to decelerate from the through lane
into the turn bay (opening taper) plus the distance necessary to complete a stop.  Per AASHTO
Table 9-22, 275 feet of deceleration is necessary for a 40-mph speed.  Where constraints, such as
closely spaced driveways or adjacent intersections exist, deceleration by drivers can be
accomplished before entering the left turn bay as part of the opening taper length.  In this case, the
opening taper is being utilized for deceleration as well as the transition from through lane to the left
turn lane.

The opening taper length is also a function of speed as well as the rate at which vehicles traverse
from the through lane to the left turn lane.  Per AASHTO, an 8:1 rate for design speeds up to 30
MPH and 15:1 rate for design speeds up to 50 MPH or greater.  In short, when a vehicle moves
one (1) foot laterally, the same vehicle will need 8 feet (for 30 mph) or 15 feet (for 50 mph) to travel
longitudinally. Example calculations include:

Traverse Distance from Through Lane to Left Turn Lane = 12 foot
Taper Length (30 mph) = 8 x 12 = 96 feet
Taper Length (50 mph) = 15 x 12 = 180 feet.

It should be noted that AASHTO also suggests that shorter tapers can be utilized in urban
conditions when peak periods result in slower speeds.  In this case and recognizing that the Town
of Paradise Valley may follow the City of Scottsdale Standards, Kimley-Horn defaulted to the City
of Scottsdale’s, Design Standards & Policies Manual, 2018 and Standard Detail 2225 shown on
the next page.  Per the detail, a minimum taper of 90 feet should be provided for a 40 to 50 mph
roadway.
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KH Comment 8: Posted speed limit of Lincoln Drive within the project limits is 40 MPH. We
recommend that at a minimum an opening taper length of 90 feet be provided at all left turn bays
to allow for the deceleration and safe transition of vehicles from the through lane into the left turn
lane.

OBSERVATION OF TRAFFIC OPERATIONS AND SAFETY
Kimley-Horn conducted a field observation on Tuesday, October 30th during the morning (from 7:30 to
8:30 am) and afternoon (from 4:30pm to 5:45 pm) peak hours.  The following was observed:

· Eastbound traffic on Lincoln Drive at Scottsdale Road, queued (stacked) to just west of the existing
Smoke Tree Resort eastern most driveway during both the AM and PM peak hours.  Lincoln
Medical Plaza as well as the eastern most driveway to Smoke Tree Resort was blocked during
these queueing events.  Three of these events were observed during the AM peak hour and five
were observed during the PM peak hour.

· During the afternoon peak, the side friction associated with vehicles turning in/out of the existing
driveways (AJ’s Shopping Center, Lincoln Apartments, and Spectrum Office), between Scottsdale
Road and Smoke Tree Resort eastern driveway, contributed to the stacking of the eastbound
vehicle queuing length.

· The queueing occurred in the inner most eastbound lane leaving the outer lane free for vehicles to
drive to the Lincoln Drive and Scottsdale Road intersection.

· Eastbound traffic provided gaps for left turning vehicles destined for the commercial parcels (AJ
Shopping Center) on the south side of Lincoln Drive.  However, near misses or potential collisions
between eastbound vehicles on Lincoln Drive traveling in the outer eastbound lane and left turning
vehicles were observed.

ACCESS ASSESSMENT OPTION EXHIBITS
Kimley-Horn reviewed the Access Assessment Options, prepared by CivTech, considering the
comments listed above.  The exhibits as well as Kimley-Horn comments are provided in Appendix 3.
A summary of the comments are as follows:

KH Comment 9: This comment applies to all CivTech exhibits prepared.  Traffic volumes were
not available for the driveways between Mockingbird Lane and Quail Run.  In the absence of these
volumes, AASHTO A Policy on Geometric Design of Highways and Street (2011), TRB Access Control
Manual (2nd Edition), City of Scottsdale Design Standards & Policy Manual (2018), and engineering
judgement was utilized to comment and make recommendations for full median break
recommendations on Lincoln Drive between Mockingbird Lane and Quail Run.

· Lincoln Drive functional classification is Major Arterial, per TOPV 2012 General Plan
· Posted Speed Limit = 40 MPH
· Westbound 95% queue length at Mockingbird Lane (301 feet) per CivTech Synchro Results
· Eastbound 95% queue lengths at Quail Run (322 feet) per CivTech Synchro Results
· Per AASHTO (page 9-182), “Ideally driveways should be placed upstream and downstream

outside the functional area of an intersection or the influence area of adjacent driveways.”  Per
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AASHTO, the influence area includes the impact length or distance back from the driveway
that cars begin to be affected, the perception-reaction distance, and the car length.

· Per TRB Access Control Manual (Exhibit 14-12), the Ideal Downstream Functional Distance
Based on Decision Sight Distance to Stop is 690 feet for 40 MPH urban condition.

· Per City of Scottsdale, Design Standards and Policy Manual, Section 5, on minor arterials, full
median breaks should be no closer than 1/8-mile intervals with preferable 1/4 mile spacing.

· Through discussion with Town staff, we understand the southwest quadrant of Quail Run and
Lincoln Drive will be redeveloped in the future.  Access to this future development is expected
to be located on Lincoln Drive west of Quail Run.  While a traffic study has not been completed,
additional traffic is expected to be generated.  The need to accommodate this storage should
be factored into the location of median break and full access Lincoln Drive between
Mockingbird Lane and Quail Run.

· The existing spacing between Mockingbird Lane to Quail Run (centerline to centerline) is
approximately 1325 feet (+/-).

Based on the bullet points above, we recommend that the full access median break distance on Lincoln
Drive between Mockingbird Lane and Quail Run be maximized at 660-foot spacing between the
intersections.  Currently, Applewood Pet Resort western most access is positioned approximately 714
feet east of Mockingbird Lane and approximately 612 feet west of Quail Run (centerline to centerline)
and provides the most desirable location for a full access median break.

Access Assessment Option #1 (Individual Full Access) Exhibit
KH Comment 10: Storage length at Spectrum Office Driveway/AJ Driveway calculation ((29 vph
x 25 feet x2)/30) is 48 feet. Per AASHTO, the minimum storage length is 50 feet.  Exhibit illustrates a
minimum of 50 foot being provided.  This is considered acceptable.

KH Comment 11: As shown in Option #1 exhibit, access improvements include closure of the
existing eastern access on Smoke Tree Resort, a new Smoke Tree Resort access approximately 183
feet west of Lincoln Medical Plaza access, and the existing Smoke Tree Resort western access to
remain as right in/right out.  The proposed improvements result in the following spacing (centerline to
centerline) of driveways:

· Approximately 134 feet from Quail Run to Smoke Tree Resort western right in/right out driveway;
· Approximately 183-feet from Smoke Tree Resort western right in/right out to the proposed Smoke

Tree Resort full access median break;
· Approximately 183-feet from the proposed Smoke Tree Resort full access median break to the

proposed Lincoln Medical Plaza full access median break; and
· Approximately 132 feet from the proposed Lincoln Medical Plaza full access median break to the

eastern Lincoln Medical Plaza right in/right out access.

Per City of Scottsdale Design Standards & Policy Manual (2018), the minimum driveway spacing is
presented in the Figure on the following page. It should be noted that a major arterial in the City of
Scottsdale is configurated as a six-lane divided roadway.  Lincoln Drive is a four-lane divided roadway,
so a minor arterial classification was utilized to determine the minimum spacing required (250 feet) on
Lincoln Drive.
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Based on the results, Kimley-Horn recommends the western Smoke Tree Resort driveway be closed
to achieve the minimum spacing from Quail Run.

KH Comment 12: The storage length shown in Option #1 exhibit for Lincoln Medical Plaza is 70
feet.  Per AASHTO calculations, storage length should be no less than 70 feet to adequately store the
estimated number of vehicles generated by Lincoln Medical Plaza.  This is considered acceptable.  The
storage length for the Smoke Tree Resort eastern driveway is 75 feet.  Per AASHTO calculations,
storage length should be no less than 55 feet to adequately store the estimated number of vehicles
generated by the Smoke Tree Resort.  This is considered acceptable.

KH Comment 13: As shown in Option 1 exhibit prepared by CivTech, opening bay tapers are 40
feet at Smoke Tree Resort and 43-3” feet at Lincoln Medical Plaza.  KH recommends that no less than
a 90-foot opening taper be utilized to safely traverse traffic from the through lane to the left turn lane on
Lincoln Drive, per the criteria and discussion on Page 4, 5, and 6 of this document.  Kimley-Horn
recommends the median be extended and access points to Lincoln Medical Plaza be restricted to right
in/right out only movements for two reasons:

a) A minimum spacing of 290 feet (centerline to centerline), from Spectrum Office Driveway to
Lincoln Medical Plaza driveway, is necessary to adequately store the estimated vehicles
without spilling back into the Lincoln Drive through lanes as well as safely transition vehicles
from the through lane to left turn lane.  Currently the spacing (centerline to centerline) is
approximately 220 feet (+/-) and is less than adequate.  Calculations are summarized as
follows:
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· Peak Hour Left Turn Volume at Lincoln
Medical Plaza = 42 vph

· Lincoln Medical Plaza Storage Length = 2 x
25 x 42 / 30 = 70 feet

· Opening Taper Length = 90 feet (see KH
Comment #8)

· Spectrum Office Storage Length = 50 feet
(minimum per AASHTO)

· Distance (Spectrum centerline to median
nose) = 40-foot (see COS Figure 5-3.28)

· Distance (Lincoln Medical Plaza centerline
to median nose) = 40-foot (see COS Figure
5-3.28)

· Total length (centerline to centerline) = 290 feet

b) The observed queueing during the peak hours coupled with the near misses observed between
the left turning vehicles (discussed on page 6 of this document) further support restricting
Lincoln Medical Plaza access points to right in/right out to mitigate potential collisions between
left turning vehicles into/out of Lincoln Medical Plaza and eastbound Lincoln Drive traffic.

Access Assessment Option #2 (Shared Full Access) Exhibit

KH Comment 14: As shown in Option #2 exhibit, access improvements include closure of the
western Lincoln Medical Plaza access, a new shared access for the Smoke Tree Resort / Lincoln
Medical Plaza approximately 55 feet from the shared Smoke Tree Resort / Lincoln Medical Plaza parcel
line, and right in/right out to all other access points between Quail Run and TOPV jurisdictional
boundary line.  The proposed improvements in this option result in the following spacing (centerline to
centerline) of driveways:

· Approximately 134 feet from Quail Run to Smoke Tree Resort western right in/right out driveway;
· Approximately 284-feet from Smoke Tree Resort western right in/right out to the proposed shared

Smoke Tree Resort/Lincoln Medical Plaza full access median break;
· Approximately 221-feet from the proposed shared Smoke Tree Resort/Lincoln Medical Plaza full

access median break to eastern Lincoln Medical Plaza right in/right out access.

Per City of Scottsdale Design Standards & Policy Manual (2018), the minimum driveway spacing is
presented the minimum spacing required (250 feet) on Lincoln Drive.  Kimley-Horn recommends the
western Smoke Tree Resort driveway be closed to achieve the minimum spacing from Quail Run.

KH Comment 15: As shown in Option 2 exhibit prepared by CivTech, opening bay taper to the
shared Smoke Tree Resort and Lincoln Medical Plaza is 90 feet.  This is considered adequate.

KH Comment 16: The storage length shown in Option #2 exhibit for the shared Smoke Tree
Resort/Lincoln Medical Plaza access is proposed at 90 feet.  Per AASHTO calculations, storage length
should be no less than 115 feet to adequately store the estimated number of vehicles generated by
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Smoke Tree Resort and Lincoln Medical Plaza.  For this option, the shared access should move a
minimum of 25 feet west of the location shown in the CivTech exhibit to accommodate the minimum
storage length necessary to adequately store the estimated left turn volumes without spilling back into
Lincoln Drive through lanes.  This would result in placing the shared driveway a minimum of 80 feet
from the Smoke Tree resort/Lincoln Medical Plaza parcel line.

It should also be noted that moving the driveway west will further improve the spacing between the
shared Smoke Tree Resort/Lincoln Medical Plaza driveway and the Lincoln Medical Plaza eastern right
in/right out driveway.

Access Assessment Option #3 (Full Median - Right In / Right Out Only) Exhibit

KH Comment 17: As shown in Option #3 exhibit, all existing driveways between Quail Run and
eastern Lincoln Medical Plaza access points, will remain and be restricted to right in/right out only.  This
results in the following spacing (centerline to centerline) between the existing driveways:

· Approximately 134 feet from Quail Run to Smoke Tree Resort western right in/right out driveway;
· Approximately 308-feet from Smoke Tree Resort western right in/right out to the existing eastern

Smoke Tree Resort driveway;
· Approximately 67-feet from the eastern Smoke Tree Resort Driveway to the western Lincoln

Medical Plaza driveway; and
· Approximately 132-feet from the western Lincoln Medical Plaza driveway to the eastern Lincoln

Medical Plaza driveway.

Per City of Scottsdale Design Standards & Policy Manual (2018), the minimum driveway spacing is
presented the minimum spacing required (250 feet) on Lincoln Drive.  Kimley-Horn recommends the
western Smoke Tree Resort driveway be closed to achieve the minimum spacing from Quail Run.  We
further recommend that with the improvements to both Smoke Tree Resort and Lincoln Medical Plaza
that the driveways be improved to achieve the minimum spacing.

KH Comment 18: This option does provide the safest option by removing the conflict points that
would occur with left in/left out maneuvers. It should be noted that Lincoln Drive does not provide
enough pavement width necessary to safely make U-turn maneuvers.  Providing an access point that
is located to safely transition and adequately store the estimated left turn volumes will reduce the need
for U-turn maneuvers.  Allowing shared access between the Smoke Tree Resort and Lincoln Medical
Plaza parcels would remove the need for any U-turn maneuvers.  For this option, should it be
determined that shared access will not be provided, Kimley-Horn recommends U-turns be restricted.

EXCLUSIVE RIGHT TURN EVALUATION
Kimley-Horn evaluated the need for exclusive right turn lanes based on the City of Scottsdale, Design
Standards & Policy Manual, 2018, per Section 5-3.206 Deceleration Lanes.  Per Section 5-3.206 (p
325), the criteria to determine the need for exclusive right turn deceleration lanes is provided below:

A. At least 5,000 vpd are expected to use the street;
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Daily traffic volumes collected in 2015 indicate 13,870 vpd travel on Lincoln Drive within the
project limits.  This criterion is met is only expected to increase overtime as the developments
in this area are built out.

B. The 85th percentile traffic speed on the street is at least 35 mph;

Posted speed limit on Lincoln Drive within the project limits is 40 mph.  This criterion is met.

C. At least 30 vehicles will make right turns into the driveway during a 1-hour period.

· All the driveways, shown in Access Assessment Option 1 exhibit, are estimated to generate
less than 30 vehicles.  For Option 1 this criterion is not met.

· The proposed shared Smoke Tree Resort / Lincoln Medical Plaza access, shown in Access
Assessment Option 2 exhibit, is estimated to generate less than 30 vehicles during the
peak hour.  For Option 2, this criterial is met is not met.  However, with the recommended
removal of the Smoke Tree Resort western driveway, the estimated right turn volumes
would increase to 24 vehicles during the AM peak hour at the single access point to Smoke
Tree Resort. In this case, we recommend a right turn deceleration lane (minimum 100-foot
storage with 90-foot taper) be installed at the shared Smoke Tree Resort / Lincoln Medical
Plaza access.

· Review of Access Assessment Option 3 exhibit is summarized as:

o The western access to Lincoln Medical Plaza is estimated to generate more than 30
vehicles during the AM peak hour. The eastern access to Lincoln Medical Plaza falls
short by 4 vehicles from meeting this criterion.  This criterion is met at the Lincoln
Medical Plaza western driveway.  However, Kimley-Horn recommends a right turn
deceleration lane (100-foot storage and 90-foot taper) be installed at both locations. It
should be noted that the western Lincoln Medical Plaza driveway shown in the exhibit
does not have enough frontage along their parcel and would impact the Smoke Tree
Resort parcel to install the recommended right turn deceleration lane.   Consolidation
of the west and eastern Lincoln Medical Plaza driveways into one driveway would
improve the driveway spacing.

o The western driveway to Smoke Tree Resort is estimated to generate 30 vehicles
during the PM peak hour.  This criterion is met at the Smoke Tree Resort western
driveway western driveway.   However, as discussed in KH Comment #17, the spacing
between Quail Run and Smoke Tree Resort western driveway is not available and
should be considered for closure to improve spacing.  It is recommended that the two
Smoke Tree Resort driveways be consolidated to achieve the minimum driveway
spacing between Quail Run on the west and Lincoln Medical Plaza on the east.  With
the consolidation of the two driveways, the estimated right turn volumes would increase
to 42 vehicles during the AM peak hour and 50 vehicles during the PM peak hour.  We
recommend that right turn deceleration lane (100-foot storage and 90-taper) be
installed.  In this option, placing the consolidated access point a minimum of 250 east
of Quail Run would also achieve approximately 270 feet separation from the Lincoln
Medical Plaza western access point.
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APPENDIX 1
CivTech Trip Generation Calculation

Kimley-Horn Trip Generation Review and Redlines
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 1 
 2 
 3 
 4 
 5 

 6 
ORDINANCE NUMBER 2019-02 7 

     8 
AN ORDINANCE OF THE TOWN OF PARADISE VALLEY, 9 
ARIZONA, APPROVING A MAJOR AMENDMENT TO THE 10 
SPECIAL USE PERMIT FOR PROPERTY ZONED SUP 11 
DISTRICT (RESORT) KNOWN AS SMOKE TREE RESORT 12 
LOCATED AT 7101 EAST LINCOLN DRIVE, PROVIDING FOR 13 
REDEVELOPMENT WITH DEMOLITION OF ALL EXISTING 14 
STRUCTURES AND CONSTRUCTION OF A NEW RESORT 15 
HOTEL WITH [insert number here] HOTEL KEYS WITH RESORT 16 
RELATED RESTAURANT, RETAIL, MEETING SPACE, AND 17 
SPA, [insert number here] RESORT RELATED RESIDENCES, AND 18 
SITE IMPROVEMENTS INCLUDING SURFACE PARKING AND 19 
UNDERGROUND PARKING, LANDSCAPING, LIGHTING, AND 20 
IMPROVEMENTS TO SITE INFRASTRUCTURE; PROVIDING 21 
FOR SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE 22 
DATE 23 

 24 
 25 

WHEREAS, the Town of Paradise Valley (the “Town”) Planning Commission held a public 26 
hearing on [insert date here], in the manner prescribed by law, for the purpose of considering an 27 
amendment to the Special Use Permit for The Smoke Tree Resort, and recommended 28 
[insert Planning Commission’s Recommendation here] to the Town Council; and 29 
 30 
WHEREAS, the Town of Paradise Valley Council (“Town Council”) held a public hearing on 31 
[insert date here], in the manner prescribed by law, to hear and to take action on the amendment 32 
to the Special Use Permit for The Smoke Tree Resort, as recommended by the Planning 33 
Commission; and 34 
 35 
WHEREAS, the Town Council finds that the requirements of Section 2-5-2.F, Citizen Review 36 
Process, including holding a Citizen Review Session on [insert date here], to provide a 37 
reasonable opportunity for the applicant, adjacent landowners, and other potentially affected 38 
citizens to discuss issues or concerns they may have with the application has been met; and 39 
 40 
WHEREAS, this amendment to the Special Use Permit for The Smoke Tree Resort is consistent 41 
with the property’s designation as “Resort” in the Town’s General Plan Land Use Map; and 42 
 43 
WHEREAS, upon the effective date of this Ordinance, the zoning district of “Special Use 44 
Permit – Resort” shall now be shown on the Town’s Zoning Map along with a reference to the 45 
new major amendment special use permit reference number on the Town’s official Zoning Map 46 
of “SUP 18-05”; and  47 
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WHEREAS, in accordance with Article II, Section 1 and 2, Constitution of Arizona, the Town 1 
Council has considered the individual property rights and personal liabilities of the residents of 2 
the Town before adopting Ordinance #2019-02 (the “Ordinance”). 3 
 4 
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND TOWN COUNCIL OF 5 
THE TOWN OF PARADISE VALLEY, ARIZONA THAT: 6 
 7 
SECTION I.  In General 8 

 9 
1. The Special Use Permit zoning for Smoke Tree Resort allows for resort uses on the 10 

approximate 5.3 gross acres of land located at 7101 East Lincoln Drive in the Town of 11 
Paradise Valley, Arizona, more particularly described on Exhibit “A,” attached hereto 12 
(the “Property”).  13 
 14 

2. This Major Amendment to the Special Use Permit (SUP 18-05) for Smoke Tree Resort 15 
hereby rescinds all prior Special Use Permits for the Property and creates a new Special 16 
Use permit to allow for redevelopment with demolition of all existing structures and 17 
construction of a new resort hotel with [insert number here] hotel keys with resort 18 
related restaurant, retail, meeting space, and spa,  [insert number here] resort related 19 
residences, and site improvements including surface parking and underground parking, 20 
landscaping, lighting, and improvements to site infrastructure, subject to the Conditions 21 
set forth in Section II of this Ordinance.  22 
 23 

3. To provide historical reference of what is being rescinded a description of prior 24 
amendments to the Special Use Permit for the Property is summarized in Exhibit “B,” 25 
attached hereto. 26 
 27 

4. All prior Special Use Permit approvals on this Property are rescinded and no longer in 28 
full force and effect upon the Effective Date of this Ordinance.   29 
 30 

5. This Major Amendment to the Special Use Permit for this Property is in accordance 31 
with Section 1102.7 of the Zoning Ordinance. 32 

 33 
SECTION II.  Conditions. Pursuant to Article XI of the Zoning Ordinance of the Town of Paradise 34 
Valley, Arizona (the “Town”), the Town hereby grants to Gentree L.L.C., an Arizona Limited 35 
Liability Company, its successors and assigns, Special Use Permit 18-05 by its approval of this 36 
Ordinance (the “SUP 18-05”) governing the use of the Property. All capitalized terms contained 37 
herein shall have the meanings ascribed to them parenthetically or otherwise in this Ordinance. 38 
 39 
This amendment is one of many amendments to the first Special Use Permit on the Property 40 
approved by the Town in 1969.  This Special Use Permit is intended to supersede and replace 41 
all prior Special Use Permits for this Property and rescinds all prior Special Use Permits for the 42 
Property.  This Special Use Permit is being granted by the Town to permit the continued use 43 
and operation of the Property for resort use subject to and in accordance with the stipulations 44 
and other provisions set forth herein as shown in Exhibit “C,” attached hereto. 45 
 46 
SECTION III.  Severability.  If any section, subsection, sentence, clause, phrase or portion of 47 
this Ordinance is for any reason held invalid or unconstitutional by a court of competent 48 
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jurisdiction, such portion shall be deemed a separate, distinct and independent provision and 1 
such holding shall not affect the validity of the remaining portions thereof. 2 
 3 
SECTION IV.  Effective Date.  This Ordinance shall become effective at the time and in the 4 
manner prescribed by law. 5 
 6 
PASSED AND ADOPTED by the Mayor and Town Council of the Town of Paradise Valley, 7 
Arizona, this                 day of                           , 2019. 8 

 9 
 10 
________________________                       11 

       Jerry Bien-Willner, Mayor  12 
 13 
SIGNED AND ATTESTED THIS ____ DAY OF ________________________ 2019. 14 
 15 
 16 
ATTEST:      APPROVED AS TO FORM: 17 
 18 
 19 
_________________________   _________________________ 20 
Duncan Miller, Town Clerk    Andrew Miller, Town Attorney 21 
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EXHIBIT “A” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

 Legal Description  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT 8 

 9 
PARCEL NO. 1 10 
 11 
The North half of the Northwest quarter of the Northeast quarter of the Southeast quarter of 12 
Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and Meridian, 13 
Maricopa County, Arizona. 14 
 15 
EXCEPT the East 200 feet, thereof. 16 
 17 
PARCEL NO. 2 18 
 19 
The North half of the South Half of the Northwest quarter of the Northeast quarter of the Southeast 20 
quarter of Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and 21 
Meridian, Maricopa County, Arizona. 22 
 23 
EXCEPT the East 200 feet, thereof. 24 
 25 
[NOTE- Legal description to be updated with correct right-of-way dedication prior to 26 
recordation of this Ordinance] 27 
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EXHIBIT “B” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

Description of Prior SUP Amendments that are rescinded upon the Effective Date  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT  8 

 9 
The Town annexed the property in 1961.  The Town approved the original Special Use Permit 10 
on March 13, 1969.  The list below summarizes the known amendments to the original Special 11 
Use Permit, all of which are rescinded upon the Effective Date of this Ordinance.   12 
 13 
June 2008 
 

Amendment to the Special Use Permit to renovate the restaurant 
for a new tenant.  Various improvements to the restaurant building 
along Lincoln Drive were made including the screening of roof 
mounted mechanical equipment.  

May 1971 
 

Amendment to the Special Use Permit to add more kitchen space.  
The Town approved modification of Cottage 1 to a non-public use 
for more kitchen space.   

March 1969 
 

Establishment of the property for resort use by Special Use Permit, 
subject to 2 conditions including payment for condemnation of 
right-of-way on Lincoln Drive and that new leases of commercial 
space be approved by Town Council. 
 

 14 
 15 
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 EXHIBIT “C” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

SUP CONDITIONS  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT  8 

 9 
 10 
I. PROJECT DESCRIPTION 11 
 12 
Redevelopment of the Property, that includes a complete demolition of all existing 13 
structures and construction of a new resort hotel with [insert number here] hotel keys 14 
with resort related restaurant, retail, meeting space, and spa,  [insert number here] resort 15 
related residences, and site improvements including surface parking and underground 16 
parking, landscaping, lighting, and improvements to site infrastructure 17 
 18 
II. DEFINITIONS 19 

 20 
“2019 Development Agreement” means a development agreement between the Town 21 
and the Owner entered into pursuant to the terms of A.R.S. § 9-500.05, which is to be 22 
executed contemporaneously with adoption of this SUP.    23 
 24 
“Affiliate” as applied to any person, means any person directly or indirectly controlling, 25 
controlled by, or under common control with, that person or spouse or children of such 26 
person, if such person is a natural person.  For the purposes of this definition, (i) “control” 27 
(including with correlative meaning, the terms “controlling,” “controlled by” and “under 28 
common control”), as applied to any person, means the possession, directly or indirectly, 29 
of the power to direct or cause the direction of the management and policies of that person, 30 
whether through the beneficial ownership of voting securities, by contract or otherwise, 31 
and (ii) “person” means and includes natural persons, corporations, limited partnerships, 32 
general partnerships, joint stock companies, joint ventures, associations, limited liability 33 
companies, limited liability partnerships, limited liability limited partnerships, trusts, land 34 
trusts, business trusts or other organizations, whether or not legal entities.  35 

“Approval Date” means the date on which both of the following have occurred (i) 36 
Ordinance No. 2019-02 is approved (i.e., voted on) by the Town Council of the Town of 37 
Paradise Valley, Arizona and (ii) signed by the Mayor.  38 
 39 
“Approved Plans” means those certain plans and other documents certified by the Town 40 
Clerk that are listed in Schedule “IV,” attached hereto and incorporated herein by this 41 
reference.   42 
 43 
“Branded Residence” means a Resort Residential unit which has been designed and 44 
finished with standards adopted by an organization which provides services for the 45 
branding of residences.  Such Branded Residences are limited to [need to identify 46 
acceptable brands or brand standards—this may also be tied into or described in the 47 
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development agreement], or such other brands as the Town Manager approves, but 1 
provided that the Town Manager has first distributed to the Town Council and staff the 2 
proposed new brand at least two weeks prior to the Town Manager’s decision.  The brand 3 
of the Branded Residences shall be the same as the brand of the Principal Resort Hotel.  4 
While the specifications for Branded Residences may be different from Hotel Keys which 5 
comprise the Minimum Hotel Keys, they should be compatible in design with the Hotel 6 
Keys.  Branded Residences may be sold and resold and or rented and re-rented through 7 
the Resort Rental Management Program or through a program adopted for their 8 
management.  A Branded Residence may not be uniquely customized and furnished by its 9 
owner but instead shall have furnishing, fixtures, and equipment the same as other similar 10 
sized Hotel Keys, or as befitting a luxury or upscaled Hotel Key. 11 
 12 
“CC&Rs” means one or more sets of conditions, covenants and restrictions applicable to 13 
discrete portions of the Property that, among other things, implement provisions of these 14 
Stipulations. 15 
 16 
“Effective Date” means the date on which all of the following have occurred: this SUP 17 
and the 2019 Development Agreement have been adopted and approved by the Town 18 
Council, executed by duly authorized representatives of the Town and Owner, and recorded 19 
(if applicable) in the office of the Recorder of Maricopa County, Arizona, and any 20 
applicable referendum period has expired without referral, or any proposed referendum has 21 
been declared invalid in a final non-appealable judgment by a court of competent 22 
jurisdiction, or this SUP (or the 2019 Development Agreement, as applicable) has been 23 
approved by the voters at a referendum election conducted in accordance with Applicable 24 
Laws 25 

“Floor Area” means the area under roof added to the floor area of any second and third 26 
story; provided, however that “Floor Area” also includes the horizontal solid portion(s) of 27 
trellises and/or open weave roofs, and all the horizontal solid portion of area under roof in 28 
accessory buildings such as gazebos, ramadas and other accessory buildings.  Floor Area 29 
excludes the floor area of any fully subterranean portions of a building, courtyard areas, 30 
and the portion of any roof overhangs which are not over useable exterior spaces.  In the 31 
case of the Principal Resort Hotel, and notwithstanding the preceding sentence, Floor 32 
Area includes subterranean portions of  buildings that are part of the Principal Resort 33 
Hotel and contain areas that are not generally intended to be accessed by the general 34 
public and hotel guests, such as, but not limited to kitchens, employee locker rooms, 35 
cafeterias and/or break rooms, staff offices, security offices, administrative offices, 36 
laundry facilities, storage, maintenance facilities, utility rooms, and other facilities that 37 
are typically described as “back of house” facilities. 38 
 39 
“Hotel Key” means a Resort Unit, served by a single key, which is part of a Resort Hotel, 40 
designed and constructed with all furnishings, fixtures and equipment necessary to 41 
operate as a single unit for transient occupancy use as a part of such Resort Hotel.  Each 42 
Hotel Key shall have at least one full bath and a direct lockable connection from the 43 
exterior or a corridor.  A Hotel Key may be located in a primary Resort Hotel structure 44 
(in a building that includes guest registration, reception and other allowed uses) or in any 45 
number of other buildings integrated or associated with such Resort Hotel through 46 
landscaping or otherwise, including in a building or buildings with Resort Residential.  A 47 
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Hotel Key may be interconnected with another Hotel Key unit through a lockable 1 
connection, so that more than one Hotel Key may be rented as a single unit.   2 
 3 
“Minimum Hotel Keys” means the [insert number here] Hotel Keys included as part of 4 
the Principal Resort Hotel and owned by a single legal Owner which also owns the 5 
Minimum Resort Hotel Improvements.  6 
 7 
“Minimum Resort Hotel Improvements” means the minimum improvements included 8 
in the initial design and construction of the Principal Resort Hotel and including not less 9 
than, all of the following elements:  10 
 11 

(a) The Minimum Hotel Keys. 12 

(b) One (1) full service restaurant with seating capacity for not fewer 13 
than [insert number here] (XXX) persons which, together with other restaurants and food 14 
service areas, are collectively capable of serving three (3) daily meals and providing room 15 
service to the Minimum Hotel Keys. 16 

(c) At least one (1) swimming pool along with facilities (which may be 17 
remote from the pool) intended to provide food and beverage service to Resort Hotel guests 18 
at the pool.  19 

(d) At least one (1) heated whirlpool (such as a “Jacuzzi”). 20 

(e) At least one (1) fitness area to accommodate professional-grade 21 
exercise machines and related equipment. 22 

(f) An area or areas for providing spa services such as massage 23 
services. 24 

(g) A dedicated reception area to accommodate guest check-in, 25 
concierge and cashier. 26 

(h) A dedicated area to accommodate vehicle or passenger drop off 27 
(such as valet parking services) for Resort Hotel guests.  28 

“Open Space Criteria” means the following criteria related to the height and setback of 29 
buildings:  No building shall penetrate an imaginary plane beginning at sixteen (16) feet 30 
above Original Natural Grade and twenty (20) feet from the exterior property lines of the 31 
Property, which plane slopes upward at a ratio of one (1) foot vertically for each five (5) 32 
feet horizontally measured perpendicular to the nearest exterior property line of the 33 
Property.  This limitation shall apply until the maximum allowable height is reached.  See 34 
illustration Sheet [insert sheet number here] of Approved Plans. 35 
 36 
“Original Natural Grade” is defined and set forth on Sheet [insert sheet number here]  37 
of the Approved Plans. 38 
 39 
“Owner” means Gentree L.L.C., an Arizona Limited Liability Company, its successors 40 
and assigns.  An Owner may be an individual, corporation, partnership, limited liability 41 
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company, trust, land trust, business trust or other organization, or similar entity, which in 1 
turn may be owned by individuals, shareholders, partners, members or benefitted parties 2 
under trust agreements, all of which may take any legal form, and may allocate interests 3 
in profits, loss, control or use. 4 
 5 
“Party” or “Parties” means the Town and Owner, or their successors or assigns.  6 

“Principal Resort Hotel” means the Resort Hotel designated as such and which includes 7 
the Minimum Resort Hotel Improvements and not less than XXXX (XXXX) square feet 8 
of Floor Area, provided, however, in the event the Principal Resort Hotel contains not 9 
less than XX (XX) Hotel Keys which are owned by the Principal Resort Hotel Owner the 10 
minimum Floor Area shall be XXX (XXX).  The Principal Resort Hotel shall be owned 11 
by a single legal Owner.   12 
 13 
“Property” means the real property described in Exhibit “A” to Ordinance #2019-02. 14 
 15 
“Resort” means the entire Property and all facilities and other improvements existing, 16 
developed or redeveloped and used or useful on the Property in general conformance 17 
with the Approved Plans and/or these Stipulations.  18 
 19 
“Resort Ancillary Facilities and Uses” means all facilities and uses related or incidental 20 
to the operation of a resort or resort hotel, including specifically, but without limitation: 21 
restaurants, bars and lounges; spas and salons; fitness facilities; barbershops; indoor and 22 
outdoor meeting, convention, display, exhibit, wedding and social function facilities; sale 23 
of food and alcohol (for on or off site consumption); catering facilities; outdoor cooking 24 
facilities; outdoor dining facilities; gourmet food shops (offering any combination of 25 
cooked, frozen, fresh, prepared or pre-packaged foods, beer, wines, liquors, gifts, fresh 26 
fruits and vegetables, groceries, sundries, cosmetics, over the counter pharmaceuticals, 27 
house wares, and related kitchen, indoor and/or outdoor dining items); deli, coffee, tea, 28 
ice cream, yogurt and similar shops or sales; snack bars; central plant, maintenance shop, 29 
engineering facilities, housekeeping facilities, laundry, storage and support facilities; 30 
valet and other parking facilities, parking decks, garages and areas; gift and sundries 31 
shops; flower sales; art and art galleries; jewelry and jewelry shops; fashion eyewear, 32 
footwear and apparel sales; sale of hotel items such as furniture, bedding, art, toiletries; 33 
other resort retail; marketing, sale and resale of Resort Residential (including through a 34 
real estate sales office) and other resort sales and marketing; tour and other off-site 35 
activity offices; administrative, support and other resort offices including temporary 36 
offices and facilities for construction, sales, marketing, and design; indoor and outdoor 37 
entertainment facilities; ramadas; pools; cabanas; tents; amenities, recreational facilities 38 
and fitness facilities. Any such use or facility may be within any Resort Hotel or separate 39 
building(s) including individually or grouped in one or more buildings or facilities.    40 
 41 
“Resort Hotel Manager” means the Owner of any Resort Hotel, including any Affiliate 42 
thereof or a third party hotel management company which manages any Resort Hotel.  A 43 
Resort Hotel Manager may also manage any other portions of the Resort, including but 44 
not limited to the Resort Residential and Hotel Keys.  If any Resort Hotel Manager is not 45 
the Owner of the Resort Hotel (or an affiliate of such Owner), it shall initially be a hotel 46 
management company which has not less than five (5) years’ experience managing full 47 



Date: 01/11/2019 

6 

service hotels or resorts or which currently manages not fewer than five (5) full service 1 
hotels or resorts.   2 
 3 
“Resort Hotel Owner” means the single legal owner of the Resort Hotel. 4 
 5 
“Resort Rental Management Program” means a rental management program offered 6 
and managed by the Owner of any Resort Hotel (or Affiliate thereof) or a Resort Hotel 7 
Manager (or Affiliate thereof) which provides rental management service for all Hotel 8 
Keys for such Resort Hotel and other Resort Units where an Owner elects to include such 9 
residences in such Resort Rental Management Program. 10 
 11 
“Resort Residential” means the Resort Units, exclusive of any Hotel Keys. 12 
 13 
“Resort Unit” means all Hotel Keys and all other residential units (including Resort 14 
Residential), which may include a room or group of rooms which can be locked and 15 
served by a single key (or multiple keys).  A Resort Unit may be served by one or more 16 
bathrooms, and may be with or without cooking facilities or kitchens.  Except for the 17 
requirement that the Minimum Hotel Keys be owned by the Principal Resort Hotel 18 
Owner, a Resort Unit may, subject to these Stipulations, be owned by either an Owner or 19 
a Third Party and may be sold, resold, or may be rented and re-rented from time to time, 20 
including for transient occupancy; and provided further that, except for the requirement 21 
that the Minimum Hotel Keys be owned by the Principal Resort Hotel Owner and 22 
managed by the Resort Hotel Manager thereof, a Resort Unit may only, subject to these 23 
Stipulations, be used for any type of residential occupancy (including transient 24 
occupancy)  and may be created as separate legal units through one or more plats or 25 
horizontal property regimes through one or more maps.   26 
 27 
“Special Use Permit” or “SUP-18-05” or “SUP” shall mean this special use permit as 28 
approved by Town Ordinance #2019-02. 29 
 30 
“Special Use Permit Guidelines” means special use permit guidelines adopted by the 31 
Town and in effect as of the Approval Date. 32 
 33 
“Third Party” means, with respect to a good faith transaction, any individual or entity 34 
other than a Party, an Affiliate of any Party, a principal of a Party or an Affiliate of a 35 
principal of any Party, and a spouse, parent, child of a principal of a Party or of an Affiliate 36 
of any Party. 37 

“Town” means the Town of Paradise Valley. 38 
 39 
“Town Manager” means the Town Manager or his designee.  40 
 41 
“Visually Significant Corridors Master Plan” means the Master Plan approved by the 42 
Town Council dated October, 2018. 43 
 44 
“Zoning Ordinance” means the Town’s zoning ordinance in effect as of the Approval 45 
Date, attached hereto as Schedule “2.” 46 
 47 
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III. STIPULATIONS  1 

A. GENERAL 2 

1. In the event of a conflict between these Stipulations and the Approved 3 
Plans, these Stipulations shall govern.   4 

2. This Special Use Permit, as it may be amended or superseded from 5 
time to time, shall run with the land (i.e., the Property and each part 6 
thereof) and any person having or subsequently acquiring title to the 7 
Property shall be subject to this Special Use Permit.  Once an Owner 8 
(including without limitation any owner of a Resort Unit, including 9 
each Resort Residential unit, Resort Hotel, or any other Owner) no 10 
longer owns a portion of the Property, such prior Owner shall no 11 
longer be subject to this Special Use Permit with respect to such 12 
portion of the Property no longer owned, but the then current Owner 13 
shall be subject to this Special Use Permit. 14 

3. If any portion of the Resort is used in violation of the terms of this 15 
Special Use Permit, the Town may, after fair notice, a hearing and a 16 
reasonable opportunity to correct, impose a monetary sanction on the 17 
then Owner of such portion, in an amount not to exceed the maximum 18 
amount allowed for violations of the Town Zoning Ordinance for each 19 
day such violation exists, in addition to all other orders or sanctions 20 
permitted by applicable laws.  No such remedy shall be applied to any 21 
other Owner or portion of the Resort that is not in violation of this 22 
Special Use Permit. 23 

4. The use of the Property shall at all times conform to all applicable 24 
State laws and Town ordinances, except that if there is a conflict 25 
between this Special Use Permit and any Town ordinance or other 26 
Town requirement, the terms of Stipulation 10 shall be applied to 27 
resolve any such conflict. 28 

5. The redevelopment of, and construction on, the Property shall, subject 29 
to these Stipulations, substantially conform to the intent of the 30 
Approved Plans.  Each of the Approved Plans is hereby incorporated 31 
into this Special Use Permit and made an integral part hereof.   32 

6. A mylar and electronic version of the Approved Plans shall be 33 
submitted to the Town within sixty (60) days after the Approval Date. 34 

7. Nothing in this Special Use Permit or otherwise shall require the 35 
operation of the Resort under the name “Smoke Tree,” “Smoke Tree 36 
Resort” or any similar or other name.  No further consent shall be 37 
required to enable the Owner to transfer all or any portion of the 38 
Resort, name or rename the Resort, or select or reselect brands or 39 
management companies of the Resort, except as may be required by 40 
the 2019 Development Agreement; and further provided that the 41 
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Property shall be subject to this SUP notwithstanding any such 1 
transfer.  None of the Resort Units or any part of the Property shall, at 2 
any time, be operated as a Time-Share Project, as such term is 3 
currently defined by the Town Zoning Ordinance or state law.  4 

8. If any section, subsection, sentence, clause or phrase of this Special 5 
Use Permit is for any reason held invalid or unenforceable in a final, 6 
non-appealable judgment of any court of competent jurisdiction, such 7 
decision shall not affect the validity or enforceability of the remaining 8 
portions of this Special Use Permit. 9 

9. The Town Manager’s approval or determination is provided for in 10 
several instances in these Stipulations.  The Town Manager shall base 11 
his approval on standards and criteria set forth in this SUP, the 2019 12 
Development Agreement, the Town Code, and the Zoning Ordinance, 13 
as reasonably applicable, with the intent to implement the viable 14 
development of the Resort as provided in this SUP and the 2019 15 
Development Agreement.  Recognizing that the final design and 16 
building permit process for which any particular approval of the Town 17 
Manager is sought involves multiple stages, including conceptual, 18 
schematic, design development and construction documents, an Owner 19 
may seek the approval of the Town Manager in writing at one or more 20 
stages of such design.  Notwithstanding the foregoing, no construction 21 
may occur with respect to any particular element or structure until 22 
necessary permits for that element or structure are issued.  An Owner 23 
may rely upon an approval in proceeding from one stage of design to 24 
the next.  Although the Parties intend that this Special Use Permit, 25 
2019 Development Agreement, Zoning Ordinance, and the Town Code 26 
state a consistent relationship between them, the Parties agree that in 27 
the event of a conflict between these documents that the order of 28 
priority shall be the (1) Special Use Permit, (2) 2019 Development 29 
Agreement, (3) Zoning Ordinance and (4) Town Code and agree that 30 
the higher priority document shall control.  31 

B. CONSTURCTION AND DEVELOPMENT STANDARDS 32 

11. A schedule for demolition by Owner of the vertical portions of certain 33 
existing improvements shall be as provided in the 2019 Development 34 
Agreement. 35 

12. All permanent public utilities within the Resort shall be underground 36 
(excluding certain equipment that is typically installed above ground 37 
which shall be appropriately screened, such as transformers, meters, and 38 
other equipment) and located within appropriate easements.  The Town 39 
Manager may, from time to time, require the granting of such easements 40 
to utility companies as deemed reasonably appropriate by entities 41 
providing utilities benefitting the Resort that are not covered by 42 
easements shown on the final plat or set forth in the recorded CC&Rs 43 
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for the Resort, Resort Hotel, Resort Residential.  Sewage shall be 1 
disposed of by connection with an upsized sewer connection to the 2 
existing Town of Paradise Valley.  All new water and sewage facilities 3 
shall be constructed in accordance with plans approved by the Town 4 
Manager. 5 

13. It is anticipated that construction on, and redevelopment of, the Property 6 
will be conducted in phases.  No construction permit shall be issued for 7 
any phase of construction on the Property until appropriate engineering 8 
or architectural plans are submitted to the Town and the issuance of such 9 
construction permit for that particular activity is approved by the Town 10 
Manager.  Submitted plans shall be required to meet the building code 11 
most recently adopted by the Town.   12 

14. During any period of demolition and initial new construction of one or 13 
more phases within the Resort, temporary curb cuts (driveways) shall 14 
be allowed on Lincoln Drive and Quail Run Road to allow construction 15 
access to the Property; such temporary curb cuts and their location shall 16 
be approved by the Town Manager and be coordinated with the Town’s 17 
Capital Improvement Project known as the Lincoln Drive Roadway 18 
Improvements.  Temporary construction driveway locations are subject 19 
to compliance with Storm Water Pollution Prevention Plan Best 20 
Management Practices and the review and approval by the Town 21 
Manager. 22 

15. All new construction shall satisfy all fire department requirements for 23 
each component of work (which may include temporary fire protection 24 
facilities) prior to the issuance of any building permit for such work.   25 

16. Prior to the issuance of a certificate of occupancy for any individual 26 
structure, adequate fire, emergency and other vehicle access and 27 
adequate fire service shall be provided for such structure and the 28 
particular phase of development in which such structure is located, as 29 
determined by the Town Manager.   30 

17. Owner(s) shall submit a construction phasing schedule prior to the 31 
issuance of any building permit for a particular new structure to ensure 32 
compliance with all Town ordinances and in order to minimize 33 
construction nuisances.  This schedule may encompass the building of 34 
multiple new structures within a particular phase, and may be modified 35 
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or amended from time to time.  This construction/phasing schedule shall 1 
provide information on the following: 2 

 • Dust and noise control measures 3 
 • Vehicle /equipment storage/parking 4 
 • Construction days/hours 5 
 • The general location of the following elements, which may be 6 

relocated from time to time: 7 
  - Location(s) of a staging area(s) for construction 8 

supplies/equipment 9 
 - Location of any construction trailer(s) and/or sanitary facility(s) 10 
 - Location of on-site construction materials/debris storage 11 
 - Location of fire lanes during the construction period 12 
 • The approximate beginning and ending for construction of 13 

structures within a phase 14 

18. During the period of demolition or construction of new improvements, 15 
signs shall be posted on the Property (or at the entrance to a particular 16 
phase) indicating the name and phone number of a person the public 17 
may contact with construction-related concerns. Sign details such as the 18 
sign size, height and location shall be reviewed and approved by the 19 
Town Manager. 20 

19. As a pre-requisite to obtaining a building permit for a particular phase 21 
of development, the Owner must demonstrate the existence of adequate 22 
perimeter screening for such phase prior to construction.  For purposes 23 
of this requirement, adequate screening shall consist of an existing 24 
oleander hedge or a six (6) foot chain link fence with green screening. 25 

20. During demolition, site grading, and the initial construction of other on 26 
or offsite improvements, Owner(s) shall coordinate the sweeping of 27 
Lincoln Drive and Quail Run Road adjacent to the Property to remove 28 
construction-related dirt and debris, as reasonably required by the Town 29 
Manager.   30 

21. The precise location and/or required screening of any backflow 31 
preventer or other similar equipment to the extent same would be visible 32 
from Lincoln Drive or Quail Run Road shall be approved by the Town 33 
Manager. 34 

22. One permanent curb cut on Lincoln Drive east of Quail Run Road is 35 
permitted at a location as determined by the Town Manager, and 36 
requires a deceleration lane, which shall be installed by Owner in 37 
conjunction with construction on the adjacent property.  The 38 
approximate locations of permanent curb cuts are shown on Sheet 13 of 39 
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the Approved Plans.  The final locations shall be based upon the Town 1 
Engineer’s review and approval of the Final Traffic Impact Analysis. 2 

23. The Owner shall arrange for construction phasing within any particular 3 
phase in the following sequence: 4 

a. Commence native plant salvage (for those plant materials 5 
required to be salvaged pursuant to Town Code §5-8-4 and 6 
deemed by a Native Plant Preservation Plan to be certain to 7 
survive and worthy of salvage), dust and erosion control 8 
measures, job-site mobilization and set-up, and the like. 9 

b. Upon completion of the salvage, commence horizontal or civil 10 
improvements and site work within such phase, including 11 
appropriate erosion and dust control. 12 

c. Upon or prior to substantial completion of the civil 13 
improvements and site work as reasonably necessary to 14 
commence perimeter walls and landscaping for such phase, 15 
including areas immediately adjoining such phase, the 16 
perimeter landscape plan(s) shall be submitted, reviewed and 17 
approved by the Town Manager.  Installation of perimeter 18 
landscaping shall not be required to commence until adjacent 19 
site or structure improvements are sufficiently complete such 20 
that additional work will not harm the proposed landscape 21 
elements.  Perimeter landscaping is landscaping between 22 
adjacent edge of roadway and any proposed perimeter structure 23 
or parking area on the Property. 24 

d. Any required deceleration lanes on Lincoln Drive or curb cuts 25 
on Lincoln Drive, may be scheduled independently of the 26 
foregoing, in a manner consistent with the anticipated 27 
completion of the Town’s roadway improvements to Lincoln 28 
Drive approved by the Town Manager. 29 

e. The Owner shall, at all times during construction, provide 30 
Quail Run access of at least fourteen (14) feet in width from 31 
Lincoln Drive to the southern Property line. 32 

24. Building architecture, materials, and colors shall be as shown on the 33 
Approved Plans. Any future modifications to exterior materials and 34 
colors shall be approved by the Town Manager, or designee. Changes 35 
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to the architectural style shall only be made by an approved SUP 1 
amendment. 2 

25. The color of the roofs of the buildings shall have a Light Reflective 3 
Value at or less than fifty percent (50%). 4 

26. All mechanical equipment shall be screened so that it is not visible from 5 
adjoining properties not a part of this Special Use Permit and from 6 
adjoining public rights-of-way. Mechanical equipment and mechanical 7 
equipment screens shall be included in the total height of any structure 8 
to which they are attached. If applicable, mechanical screening may 9 
provide the necessary noise attenuation for any mechanical equipment. 10 
All mechanical equipment, along with any screens used for attenuation 11 
of noise, shall comply with the allowable noise levels defined in the 12 
Town's noise ordinance. Noise measurement shall include any installed 13 
screening or other attenuation devices. 14 

27. Screening of backflow preventers, electric transformers, generators, or 15 
other similar equipment (all herein further referred to as “Visually 16 
Unappealing Improvements”) visible from off the Property shall be 17 
located so as to minimize its visual impact and screened from public 18 
view, all of which must first be approved by the Town Manager prior to 19 
approval of construction of any such Visually Unappealing 20 
Improvements. 21 

C. RESORT HOTEL, RESORT RESIDENTIAL, AND ASSOCIATED 22 
USES 23 

28. The Property may be developed to include any Resort Hotel, Resort 24 
Residential, and any Resort Ancillary Facilities and Uses.  The Property 25 
may be developed and redeveloped in one or more phases from time to 26 
time in multiple buildings or structures of various height and character, 27 
subject to these stipulations.  Facilities or structures initially developed 28 
for a particular use may be converted or reused from time to time for 29 
other allowed uses provided that all other requirements of these 30 
stipulations are still met.  The Property may be subdivided with one or 31 
more maps from time to time. Dwelling units are allowed on the 32 
Property as horizontal property regimes as reflected in one or more 33 
maps.  The maximum Floor Area of Resort Residential development 34 
shall be _____thousand (___) square feet (the foregoing _______ (___) 35 
square feet is tabulated based on the actual Floor Area of the Resort 36 
Residential units and not the Floor Area of any other allowed elements 37 
of the Resort, including, but not limited to, any Resort Hotel, Hotel 38 
Keys, or Resort Ancillary Facilities and Uses.  Not later than one (1) 39 
year after the Effective Date, Owner shall submit to the Town a schedule 40 
of development stating when vertical construction of the Principal 41 
Resort Hotel will commence.  The schedule of development in the 42 
preceding sentence may be extended if Owner, in its sole discretion, 43 



Date: 01/11/2019 

13 

gives written notice to the Town stating the length of the extension.  Any 1 
single extension shall not exceed three (3) months. Owner may give 2 
multiple notices of extension. 3 
 4 

29. The Principal Resort Hotel may be constructed in one (1) or more 5 
buildings on the Property provided all such buildings must have an 6 
integrated theme and share design cohesiveness, including architecture, 7 
signage, pedestrian and service vehicle connections to the primary 8 
Resort Hotel structure (the structure which includes guest reception and 9 
registration).   Facilities located on the Property which also provide 10 
function or service for the Principal Resort Hotel such as fitness, spa, 11 
restaurants, locker rooms, meeting rooms, offices, and storage shall be 12 
included in the minimum Floor Area requirement. 13 
 14 

30. The Resort Hotel Owner shall establish a single, unified rental 15 
management program and process for all Hotel Keys which are a part of 16 
such Resort Hotel. 17 

 18 
31. If walls and fences are constructed along Lincoln Drive and Quail Run 19 

Road, such walls and fences shall be in accordance with Article XXIV 20 
of the Town Zoning Ordinance and shall be measured from property 21 
lines; provided that a wall or fence that does not comply with Article 22 
XXIV may be approved by the Town Manager. Said wall shall also meet 23 
the fifty (50) foot corner vision criteria in Town Code Section 8-1-13.   24 

 25 
32. The maximum hours of public operation of the following specific 26 

uses/facilities shall be as set forth below: 27 

a. Vendor deliveries (generally): 7 am - 7 pm.  US Mail, private 28 
courier services such as UPS or FedEx, and emergency 29 
deliveries:  at any time. 30 

b. Pools, spas and jacuzzis (except pools, spas and jacuzzis 31 
located indoors or in enclosed private yards including yards 32 
such as presidential suites or Resort Hotel suites, which may be 33 
used 24 hours/day): 6 am - midnight   34 

c. Restaurants and other food service facilities: 6 am  - 2 am 35 

d. Bars/lounges: 10 am – 3 am 36 

e. Banquet facilities, receptions, weddings and socials:  6 am – 2 37 
am 38 

f. Resort retail: 7 am – midnight 39 

g. Room service:  24 hours/day 40 

h. Guest reception and guest services: 24 hours/day 41 
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j. Parking facilities:  24 hours/day 1 

k. Spa & fitness facilities:  24 hours/day (use of such facilities by 2 
those who are not guests of the Resort, or owners or renters 3 
within the Resort and their guests shall be limited to 5 am – 4 
midnight). 5 

l. Trash pickup:  7 am – 7 pm 6 

m. Outdoor venues, events, or functions with music and/or 7 
amplified sound shall comply with the allowable noise levels 8 
as defined by the Town’s current noise ordinance. 9 

33. Each owner of any Resort Residential unit may occupy it, permit its 10 
guest(s) to occupy it, or make it available for rental for transient 11 
occupancy uses, residential uses or hospitality uses (rental of these units 12 
are not counted towards the Minimum Hotel Keys requirement, but 13 
would be considered a rental of a Resort Unit in excess of the Minimum 14 
Hotel Keys requirement). 15 
 16 

34. Unlicensed support vehicles (that is, golf carts, utility vehicles, etc.) 17 
may be used to service the Resort but such support vehicles shall not 18 
park on public streets.  19 

 20 
35. Parking Structure(s) – Any parking provided or required under this 21 

Special Use Permit may, at the Owner’s choice, be located at-grade, 22 
below grade or a combination thereof in one or more parking structures 23 
or in one or more surface parking areas.  The Owner shall submit plans 24 
(which initially may be conceptual or schematic drawing(s)) of any 25 
proposed parking structures to the Town Manager for determination 26 
whether they comply with this Stipulation.  The following provisions 27 
shall apply to any above or below grade parking structures and surface 28 
parking areas: 29 

 30 
a. Parking structures fully (other than ramps leading to or from) below 31 

grade (under a building or otherwise) are allowed. 32 
 33 

b. Surface parking lots are allowed, subject to the following setback 34 
requirements: 35 

 36 
i. Lincoln Drive: ______ (__) feet 37 

 38 
ii. Quail Run Road: ______(__) feet 39 

 40 
iii. Any other exterior property boundary: twenty (20) feet;  41 

 42 
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iv. Any surface parking area shall be appropriately screened by 1 
a wall or landscaping to minimize the amount of vehicle 2 
headlight trespass off the property. 3 

 4 
v. All surface parking lots may include appropriate signs, 5 

lighting (provided any lighting shall comply with this SUP) 6 
and landscape as provided in this SUP or the Town’s 7 
Special Use Permit Guidelines as applicable or otherwise 8 
approved by the Town Manager. 9 

 10 

36. Buses and other vehicles may be used to shuttle guests or employees to 11 
or from areas not located on the Resort, and between the Resort and 12 
other destinations (e.g., airport, shopping facilities, golf courses, etc.).  13 
All parking on any public street by any Resort guest, any Owner or their 14 
guests, employees of the Resort, any invitee of any Owner, any occupant 15 
of any portion of the Resort or any parking service provider is 16 
prohibited.  Any agreement which allows any person to use the Resort 17 
for any purpose shall contain an acknowledgment that parking on any 18 
public street is prohibited.   19 
 20 

37. At any time when the parking demand within the Resort is expected to 21 
exceed onsite capacity, the Owners of the affected areas shall initiate a 22 
parking management plan which may include valet parking or offsite 23 
parking arrangements (but not the use of parking on any public street 24 
within the Town).  25 

 26 

D. HEIGHT AND HEIGHT MESUREMENT 27 

38. An Original Natural Grade Plan shall be submitted by the Owner’s 28 
Engineer and reviewed by the Town Engineer.  Once the Town 29 
Engineer finds the grades established by the Original Natural Grade 30 
Plan acceptable, it shall be used to establish maximum height of any 31 
new structure built on the Property.  The maximum height of the 32 
structures will conform to _________ of the Approved Plans.  A 33 
height envelope will be established following the contours from the 34 
Original Natural Grade to an elevation certain above Mean Sea Level. 35 
The following building components are allowed to exceed the 36 
maximum height of each structure (or portion thereof) as follows: 37 

a. Chimney – three (3) feet 38 
b. Elevator enclosure – three (3) feet 39 
c. Towers or other architectural features, excluding mechanical 40 

equipment or mechanical equipment screens – three (3) feet 41 

39. Mechanical equipment and mechanical equipment screens shall be 42 
included in the total height of any structure they are attached to. 43 
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E. LANDSCAPING   1 
 2 

40. Landscaping on the Property shall be in substantial compliance with the 3 
Approved Plans.  4 
 5 

41. All landscaping that dies shall be replaced in a reasonable amount of 6 
time, be in general compliance with the approved landscape plan of the 7 
Approved Plans, and shall use material that is on the Approved Plans, 8 
Town’s Landscape Guidelines, and/or the Visually Significant 9 
Corridors Plan for the Property’s character zone.   10 
 11 

42. The Approved Plans show parking spaces along Lincoln Drive that 12 
could be converted to landscaped area. The width of the landscape 13 
buffer along Lincoln Drive may be increased to make this landscaped 14 
area more in compliance to the Special Use Permit guideline of fifty feet 15 
(50’) without an amendment to the Special Use Permit. An updated 16 
landscape plan of this area shall be provided to the Town Manager, or 17 
designee, for review and approval. A parking study/statement, prepared 18 
by a licensed engineer and approved by the Town Engineer, may be 19 
required to demonstrate the Property has adequate parking. This 20 
provision may also apply should there be a request to convert other 21 
parking spaces on the Property to landscaped areas.  22 

 23 

F. RIGHT-OF-WAY, PARKING & CIRCULATION    24 
 25 

43. [STAFF RECOMMENDATION] To Be Determined 26 
 27 

1. [PLANNING COMMISISON LANGUAGE FOR ADJACNET 28 
PROPERTY] The Owner shall deed, by dedication and easement, a 29 
total right-of-way width of sixty-five feet (65’) to the Town; as 30 
measured from the centerline of Lincoln Drive adjoining the Property 31 
(the “Right-of-Way”). 32 
 33 

a. The north portion of this Right-of-Way shall be forty-nine feet 34 
(49’) in width and deeded as a dedication to the Town for 35 
public purposes such as, and not limited to, landscaping, travel 36 
lanes, sidewalk, utilities, and associated public roadway 37 
improvements (the “Public Improvements”).    38 

 39 
b. The south portion of this Right-of-Way shall be sixteen feet 40 

(16’) in width and deeded as a roadway easement to the Town 41 
for future Public Improvements. [It is expected that the 42 
Owner’s reservation of uses in the roadway easement area will 43 
be determined by the Town Council in a development 44 
agreement, or otherwise. The Planning Commission would 45 
recommend shared left turn ingress and egress with adjoining 46 
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property owners be explained, but also expects that this issue 1 
will be determined by the Town Council as well.]  2 

 3 
2. The Owner Shall deed twenty-five feet (25’) of right-of-way to the 4 

Town; as measured from the centerline of Quail Run Road adjoining 5 
the Property (the “Quail Run Road Right-of-Way”).  All travel lanes, 6 
public sidewalk (if any), and associated public roadway improvements 7 
shall be located within this Quail Run Road Right-of-Way. 8 

 9 
3. The Right-of-Way and Roadway Easement deed instrument(s) shall be 10 

recorded with the Maricopa County Recorder, Maricopa County, 11 
Arizona, concurrent or prior to the Effective Date of this Ordinance.  12 

 13 
4. No above ground structures shall be placed in the Right-of-Way, except 14 

for any approved Town monument and/or Town directional sign(s), 15 
utilities, and any other approved structures or uses allowed by this 16 
Special Use Permit.  17 

 18 
5. The Owner shall construct (or provide payment to the Town in lieu of 19 

actual construction) roadway improvements to Quail Run Road as 20 
outlined in the 2019 Development Agreement. 21 
 22 

6. Shared access to the adjoining properties of Lincoln Medical Plaza or 23 
Andaz Resort may be allowable.  The Owner shall demonstrate 24 
through a traffic/circulation/parking study, prepared by a licensed 25 
engineer and approved by the Town Engineer, that such shared access 26 
is safe and does not create negative or adverse traffic impacts. 27 

 28 
7. The minimum parking space size shall be 180 square feet as defined in 29 

Article II, Definitions, of the Town Zoning Ordinance. However, the 30 
Approved Plans identify 9-foot by 18-foot parking spaces with a two-31 
foot overhang in the adjoining landscape area (which meets the 180 32 
square-foot requirement).  Accordingly, this two-foot landscape area 33 
shall, in perpetuity, be kept and maintained clear of structures or plant 34 
material that may restrict the parking of a vehicle within this two-foot 35 
landscape area.  Parking spaces within the underground parking garage 36 
shall meet the minimum size of 180 square feet. 37 

 38 
8. All designated fire lanes shall maintain a vertical clearance of fourteen 39 

(14) feet above actual finished grade and a horizontal clearance of 40 
twenty (20) feet to allow passage of emergency vehicles and must 41 
meet all Department of Transportation standards.   42 

G. SIGNAGE   43 
 44 

52. All signs shall be installed in accordance with the SUP Guidelines.   45 
 46 
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53. No above ground structures shall be placed in the roadway easement 1 
except approved monument signs and any other approved structures 2 
allowed by this Special Use Permit. 3 

 4 
H. LIGHTING 5 

 6 
54. All outdoor lighting shall be in compliance the Approved Plans, 7 

including the wattage and color of each lighting fixture.  In the event 8 
the Approved Plans are not clear, such lighting shall meet the Special 9 
Use Permit Guidelines, as such may be amended from time to time.  10 

 11 
55. Lamps, lighting, or illumination devices within an outdoor light fixture 12 

shall not be visible from outside the Property. If the Town receives a 13 
complaint from an offsite owner that a lamp or lighting or illumination 14 
device within an outdoor light fixture is visible from outside the 15 
Property, the Town Manager or designee may inspect the Property and 16 
require the Owner to shield such lighting fixture if the Town Manager 17 
determines that the light emitting element is visible from outside the 18 
Property.  19 

 20 
I. LANDSCAPING 21 

 22 

56. Perimeter landscaping plans (i.e., for those areas between the back of 23 
curb and adjacent structures of parking areas) shall be submitted to the 24 
Town Manager for review and approval.   Perimeter landscaping along 25 
Lincoln Drive shall be compliant with the Town’s Visually Significant 26 
Corridors Master Plan.  If new construction allowed under this Special 27 
Use Permit does not start within three hundred sixty-five (365) days 28 
from issuance of a demolition permit, Owner must either, at Owner’s 29 
option, replace landscaping or provide other screening where removal 30 
of existing landscaping/screening was necessary for demolition.  31 
Perimeter landscaping will be maintained by the owner in 32 
conformance with the approved plan. 33 

 34 
J. TEMPORARY USES 35 

57. Temporary event tents or pavilions may be erected on the Event Lawn 36 
Area of the Property in accordance with the Town Code Special Event 37 
Permit requirements (Chapter 8).  No event tent shall be higher than 38 
twenty-four (24) feet above Original Natural Grade or closer to any 39 
exterior property line than the minimum setbacks shown for a twenty-40 
four (24) foot height building.  Placement of event tents shall have no 41 
material adverse impact on parking or circulation on site.  Temporary 42 
event tents or structures shall not be allowed for more than fourteen 43 
(14) consecutive days.  Temporary event tents are required to receive a 44 
Tent Permit from the Town. 45 

 46 
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K. CELLULAR ANTENNAS 1 

58. Cellular and other wireless transmission antennas are permitted, 2 
provided that they comply with this Special Use Permit and all 3 
applicable Town ordinances, specifically including the current 4 
requirement to obtain a conditional use permit.  Any cellular antennas 5 
shall be designed as integrated architectural features within the 6 
structures on the Property and any screening shall be in the same finish 7 
and color as the structure on which it is located.  There shall be no 8 
unscreened projections of cellular antennas on any building above the 9 
roofline.  Any lease agreement with a wireless operator will 10 
specifically allow entry by the Town and its agent for the purpose of 11 
inspection and compliance with Town ordinances and will require 12 
compliance with Article XII of the Town Zoning Ordinance.   13 
 14 

L. MANAGEMENT - MAINTENANCE 15 

59. There shall be at least one (1) person designated by the Resort at all 16 
times who has been thoroughly briefed on the provisions of this 17 
Special Use Permit and who has the authority to resolve, or to refer to 18 
others for resolution, all problems related to compliance with this 19 
Special Use Permit.  All calls from Town residents to the Town or 20 
Resort regarding noise or disturbances shall be referred to and 21 
addressed by such person(s).  The name and contact information for 22 
the property manager to be provided to the Town’s Community 23 
Development Department Director, or designee prior to the issuance of 24 
a certificate of completion, and to then be updated within two (2) days 25 
after any property manager change is made.  Maintenance of the 26 
Resort in general and all common areas specifically, shall be 27 
coordinated through a single unified management entity, which may be 28 
the Principal Resort Hotel Owner or a master association of Owners.  29 

 30 
60. All exterior portions of all structures and all driveways, parking areas, 31 

landscaping, walls, and lighting shall be kept and maintained in good 32 
condition and repair. 33 

 34 
61. Interiors of the building on the Property may be remodeled at any time 35 

without an amendment to the Special Use Permit so long as the other 36 
aspects of the Property remain in substantial compliance with the 2019 37 
Development Agreement and the Approved Plans and all applicable 38 
building permits are obtained.  39 

 40 
62. Use of outdoor space by employees for activities such as smoking may 41 

create unintended nuisances for persons on adjoining properties. This 42 
type of activity shall be located near the rear and sides of the building, 43 
away from the perimeter of the Property. 44 

 45 
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63. No storage of outdoor materials is permitted on the Property that can be 1 
seen off site. 2 

 3 
64. A maintenance, repair and replacement regime shall be formulated by 4 

Owner(s) and incorporated into one or more CC&Rs which shall be a 5 
first priority lien (junior only to existing matters of record other than 6 
monetary liens and the 2019 Development Agreement) on the Resort or 7 
each particular phase, as the case may be.  Said regime shall provide for 8 
governance through a master developer of the Resort or of a phase, or 9 
through an authorized or duly formulated association of certain, some, 10 
or all Owners of the Resort or phased parts thereof.  Said regime shall 11 
set forth and contain the minimum following elements:   12 

 13 
a. All exterior portions of all structures and all roadways, parking 14 

areas, landscaping, walls, pools and lighting shall be kept and 15 
maintained in a first-class condition, commensurate with a mixed 16 
use resort project serving multiple uses and Owners so that each part 17 
is benefited by the first class condition of each other part. 18 

 19 
b. Adequate and reasonable assessments shall be made of each Owner 20 

to reasonably fund estimated budgets for the maintenance, repair, 21 
replacement, and care of the completed Resort and/or each phase 22 
thereof.  23 

 24 
c. A governance mechanism to protect all Owners and insure the 25 

reasonable and adequate maintenance of all components of all 26 
phases of the Resort, including the power to access and enter upon 27 
the property of another for the purpose of enforcing the regime.  28 

M. CONDITIONAL APPROVAL 29 

65. This SUP shall be effective as of the Effective Date if, but only if, the 30 
2019 Development Agreement is approved by the Town Council and 31 
signed by Owner.  After this SUP is recorded, if this SUP does not 32 
become effective or if it is no longer effective, then the Town shall 33 
promptly record a notice that this SUP did not become or is no longer 34 
effective. 35 

IV. APPROVED PLANS [Will need to update with the final plans/documents] 36 
 37 
The following plans and documents apply to the Property. In the case of discrepancies 38 
between Approved Plans, those with a later date shall take precedence. In the case of 39 
discrepancies between Approved Plans and Stipulations, the Stipulations shall take 40 
precedence as specified in Section III.A.1.  41 
 42 
 (SUP 18-05) 1. Smoke Tree Resort Major Amendment Application Booklet, 

dated January 9, 2019. 
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2. Smoke Tree Resort Traffic Impact Analysis, prepared by 
CivTech, sealed by Dawn Cartier on November 19, 2018. 

3. Parking Study for Smoketree Resort, prepared by CivTech, 
Sealed by Dawn Cartier on November 20, 2018.  

 1 
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 1 
 2 
 3 

JBW,  and CHA, SJR, STR, WP REDLINE 2/81/2019 4 
 5 

 6 
ORDINANCE NUMBER 2019-02 7 

     8 
AN ORDINANCE OF THE TOWN OF PARADISE VALLEY, 9 
ARIZONA, APPROVING A MAJOR AMENDMENT TO THE 10 
SPECIAL USE PERMIT FOR PROPERTY ZONED SUP 11 
DISTRICT (RESORT) KNOWN AS SMOKE TREE RESORT 12 
LOCATED AT 7101 EAST LINCOLN DRIVE, PROVIDING FOR 13 
REDEVELOPMENT WITH DEMOLITION OF ALL EXISTING 14 
STRUCTURES AND CONSTRUCTION OF A NEW RESORT 15 
HOTEL WITH [insert number here120] HOTEL KEYS WITH 16 
RESORT RELATED RESTAURANT, RETAIL, MEETING 17 
SPACE, AND SPA, [insert number here30] RESORT  RELATED 18 
RESIDENCES, TOGETHER WITH 15 ALLOWED “LOCK-OFF” 19 
UNITS, AND SITE IMPROVEMENTS INCLUDING SURFACE 20 
PARKING AND UNDERGROUND PARKING, LANDSCAPING, 21 
LIGHTING, AND IMPROVEMENTS TO SITE 22 
INFRASTRUCTURE; PROVIDING FOR SEVERABILITY; AND 23 
PROVIDING FOR AN EFFECTIVE DATE 24 

 25 
 26 

WHEREAS, the Town of Paradise Valley (the “Town”) Planning Commission held a public 27 
hearing on [insert date here], in the manner prescribed by law, for the purpose of considering an 28 
amendment to the Special Use Permit for The Smoke Tree Resort, and recommended 29 
[insert Planning Commission’s Recommendation here] to the Town Council; and 30 
 31 
WHEREAS, the Town of Paradise Valley Council (“Town Council”) held a public hearing on 32 
[insert date here], in the manner prescribed by law, to hear and to take action on the amendment 33 
to the Special Use Permit for The Smoke Tree Resort, as recommended by the Planning 34 
Commission; and 35 
 36 
WHEREAS, the Town Council finds that the requirements of Section 2-5-2.F, Citizen Review 37 
Process, including holding a Citizen Review Session on [insert date here], to provide a 38 
reasonable opportunity for the applicant, adjacent landowners, and other potentially affected 39 
citizens to discuss issues or concerns they may have with the application has been met; and 40 
 41 
WHEREAS, this amendment to the Special Use Permit for The Smoke Tree Resort is consistent 42 
with the property’s designation as “Resort” in the Town’s General Plan Land Use Map; and 43 
 44 
WHEREAS, upon the effective date of this Ordinance, the zoning district of “Special Use 45 
Permit – Resort” shall now be shown on the Town’s Zoning Map along with a reference to the 46 
new major amendment special use permit reference number on the Town’s official Zoning Map 47 
of “SUP 18-05”; and  48 
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WHEREAS, in accordance with Article II, Section 1 and 2, Constitution of Arizona, the Town 1 
Council has considered the individual property rights and personal liabilities of the residents of 2 
the Town before adopting Ordinance #2019-02 (the “Ordinance”). 3 
 4 
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND TOWN COUNCIL OF 5 
THE TOWN OF PARADISE VALLEY, ARIZONA THAT: 6 
 7 
SECTION I.  In General 8 

 9 
1. The Special Use Permit (“SUP”) zoning for Smoke Tree Resort allows for resort uses 10 

on the approximate 5.3 gross acres of land located at 7101 East Lincoln Drive in the 11 
Town of Paradise Valley, Arizona, more particularly described on Exhibit “A,” 12 
attached hereto (the “Property”).  13 
 14 

2. This Major Amendment to the Special Use Permit (SUP 18-05) for Smoke Tree Resort 15 
hereby rescinds all prior Special Use Permits for the Property and creates a new Special 16 
Use permit to allow for redevelopment with demolition of all existing structures and 17 
construction of a new resort hotel with [120insert number here] hotel keys with resort 18 
related restaurant, retail, meeting space, and spa,  [30insert number here] resort related 19 
residences, together with 15 “lock-off” units, and site improvements including surface 20 
parking and underground parking, landscaping, lighting, and improvements to site 21 
infrastructure, subject to the Conditions set forth in Section II of this Ordinance.  22 
 23 

3. To provide historical reference of what is being rescinded a description of prior 24 
amendments to the Special Use Permit for the Property is summarized in Exhibit “B,” 25 
attached hereto. 26 
 27 

4. All prior Special Use Permit approvals on this Property are rescinded and no longer in 28 
full force and effect upon the Effective Date of this Ordinance.   29 
 30 

5. This Major Amendment to the Special Use Permit for this Property is in accordance 31 
with Section 1102.7 of the Zoning Ordinance. 32 

 33 
SECTION II.  Conditions. Pursuant to Article XI of the Zoning Ordinance of the Town of Paradise 34 
Valley, Arizona (the “Town”), the Town hereby grants to Gentree L.L.C., an Arizona Limited 35 
Liability Company, its successors and assigns, Special Use Permit 18-05 by its approval of this 36 
Ordinance (the “SUP 18-05”) governing the use of the Property. All capitalized terms contained 37 
herein shall have the meanings ascribed to them parenthetically or otherwise in this Ordinance. 38 
 39 
This amendment is one of many amendments to the first Special Use Permit on the Property 40 
approved by the Town in 1969.  This Special Use Permit is intended to supersede and replace 41 
all prior Special Use Permits for this Property and rescinds all prior Special Use Permits for the 42 
Property.  This Special Use Permit is being granted by the Town to permit the continued use 43 
and operation of the Property for resort use subject to and in accordance with the stipulations 44 
and other provisions set forth herein as shown in Exhibit “C,” attached hereto. 45 
 46 
SECTION III.  Severability.  If any section, subsection, sentence, clause, phrase or portion of 47 
this Ordinance is for any reason held invalid or unconstitutional by a court of competent 48 
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jurisdiction, such portion shall be deemed a separate, distinct and independent provision and 1 
such holding shall not affect the validity of the remaining portions thereof. 2 
 3 
SECTION IV.  Effective Date.  This Ordinance shall become effective at the time and in the 4 
manner prescribed by law. 5 
 6 
PASSED AND ADOPTED by the Mayor and Town Council of the Town of Paradise Valley, 7 
Arizona, this                 day of                           , 2019. 8 

 9 
 10 
________________________                       11 

       Jerry Bien-Willner, Mayor  12 
 13 
SIGNED AND ATTESTED THIS ____ DAY OF ________________________ 2019. 14 
 15 
 16 
ATTEST:      APPROVED AS TO FORM: 17 
 18 
 19 
_________________________   _________________________ 20 
Duncan Miller, Town Clerk    Andrew Miller, Town Attorney 21 
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EXHIBIT “A” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

 Legal Description  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT 8 

 9 
PARCEL NO. 1 10 
 11 
The North half of the Northwest quarter of the Northeast quarter of the Southeast quarter of 12 
Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and Meridian, 13 
Maricopa County, Arizona. 14 
 15 
EXCEPT the East 200 feet, thereof. 16 
 17 
PARCEL NO. 2 18 
 19 
The North half of the South Half of the Northwest quarter of the Northeast quarter of the Southeast 20 
quarter of Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and 21 
Meridian, Maricopa County, Arizona. 22 
 23 
EXCEPT the East 200 feet, thereof. 24 
 25 
[NOTE- Legal description to be updated with correct right-of-way dedication prior to 26 
recordation of this Ordinance] 27 
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EXHIBIT “B” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

Description of Prior SUP Amendments that are rescinded upon the Effective Date  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT  8 

 9 
The Town annexed the property in 1961.  The Town approved the original Special Use Permit 10 
on March 13, 1969.  The list below summarizes the known amendments to the original Special 11 
Use Permit, all of which are rescinded upon the Effective Date of this Ordinance.   12 
 13 
June 2008 
 

Amendment to the Special Use Permit to renovate the restaurant 
for a new tenant.  Various improvements to the restaurant building 
along Lincoln Drive were made including the screening of roof 
mounted mechanical equipment.  

May 1971 
 

Amendment to the Special Use Permit to add more kitchen space.  
The Town approved modification of Cottage 1 to a non-public use 
for more kitchen space.   

March 1969 
 

Establishment of the property for resort use by Special Use Permit, 
subject to 2 conditions including payment for condemnation of 
right-of-way on Lincoln Drive and that new leases of commercial 
space be approved by Town Council. 
 

 14 
 15 
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 EXHIBIT “C” 1 
TO 2 

ORDINANCE NUMBER 2019-02 3 
 4 

SUP CONDITIONS  5 
 6 

TOWN OF PARADISE VALLEY 7 
SPECIAL USE PERMIT FOR THE SMOKE TREE RESORT  8 

 9 
 10 
I. PROJECT DESCRIPTION 11 
 12 
Redevelopment of the Property, that includes a complete demolition of all existing 13 
structures and construction of a new resort hotel with 120[insert number here] hotel keys 14 
with resort related restaurant, retail, meeting space, and spa,  [insert number here30] 15 
resort related residences,  together with 15 “lock-off” units, and site improvements 16 
including surface parking and underground parking, landscaping, lighting, and 17 
improvements to site infrastructure 18 
 19 
II. DEFINITIONS 20 

 21 
“2019 Development Agreement” means a development agreement between the Town 22 
and the Owner, as it may be amended from time to time, entered into pursuant to the 23 
terms of A.R.S. § 9-500.05, which is to be executed contemporaneously with adoption of 24 
this SUP.    25 
 26 
“Affiliate” as applied to any person, means any person directly or indirectly controlling, 27 
controlled by, or under common control with, that person or spouse or children of such 28 
person, if such person is a natural person.  For the purposes of this definition, (i) “control” 29 
(including with correlative meaning, the terms “controlling,” “controlled by” and “under 30 
common control”), as applied to any person, means the possession, directly or indirectly, 31 
of the power to direct or cause the direction of the management and policies of that person, 32 
whether through the beneficial ownership of voting securities, by contract or otherwise, 33 
and (ii) “person” means and includes natural persons, corporations, limited partnerships, 34 
general partnerships, joint stock companies, joint ventures, associations, limited liability 35 
companies, limited liability partnerships, limited liability limited partnerships, trusts, land 36 
trusts, business trusts or other organizations, whether or not legal entities.  37 

“Approval Date” means the date on which both of the following have occurred (i) 38 
Ordinance No. 2019-02 is approved (i.e., voted on) by the Town Council of the Town of 39 
Paradise Valley, Arizona and (ii) signed by the Mayor.  40 
 41 
“Approved Plans” means those certain plans and other documents certified by the Town 42 
Clerk that are listed in Schedule “IV,” attached hereto and incorporated herein by this 43 
reference.   44 
 45 
“Branded Residence” means a Resort Residential unit which has been designed and 46 
finished with standards adopted by an organization which provides services for the 47 
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branding of residences.  Such Branded Residences are limited to [need to identify 1 
acceptable brands or brand standards—this may also be tied into or described in the 2 
development agreement], or such other brands as the Town Manager approves, but 3 
provided that the Town Manager has first distributed to the Town Council and staff the 4 
proposed new brand at least two weeks prior to the Town Manager’s decision.  In the 5 
event both the Residences and Principal Resort Hotel are Branded, then they must be so 6 
under the same brand or within the same related and complimentary brand family.The 7 
brand of the Branded Residences shall be the same as the brand of the Principal Resort 8 
Hotel.  While the specifications for Branded Residences may be different from Hotel 9 
Keys which comprise the Minimum Hotel Keys, they should be compatible in design 10 
with the Hotel Keys.  Branded Residences may be sold and resold and or rented and re-11 
rented through the Resort Rental Management Program or through a program adopted for 12 
their management.  In order to participate in the Resort Rental Program, A a Branded 13 
Residence shall initially have substantially similar furnishings, fixtures, and equipment as 14 
other similar sized Hotel Keys, but a Branded Residence may not be uniquely customized 15 
and furnished by its owner, but and such customizations shall be consistent with the 16 
development standards as set forth in the 2019 Development Agreement. instead shall 17 
have furnishing, fixtures, and equipment the same as other similar sized Hotel Keys., or 18 
as befitting a luxury or upscaled Hotel Key. 19 
 20 
“CC&Rs” means one or more sets of conditions, covenants, and restrictions applicable to 21 
discrete portions of the Property that, among other things, implement provisions of these 22 
Stipulations. 23 
 24 
“Effective Date” means the date on which all of the following have occurred: this SUP 25 
and the 2019 Development Agreement have been adopted and approved by the Town 26 
Council, executed by duly authorized representatives of the Town and Owner, and recorded 27 
(if applicable) in the office of the Recorder of Maricopa County, Arizona, and any 28 
applicable referendum period has expired without referral, or any proposed referendum has 29 
been declared invalid in a final non-appealable judgment by a court of competent 30 
jurisdiction, or this SUP (or the 2019 Development Agreement, as applicable) has been 31 
approved by the voters at a referendum election conducted in accordance with Applicable 32 
Laws 33 

“Floor Area” means the area under roof added to the floor area of any second and third 34 
story; provided, however that “Floor Area” also includes the horizontal solid portion(s) of 35 
trellises and/or open weave roofs, and all the horizontal solid portion of area under roof in 36 
accessory buildings such as gazebos, ramadas and other accessory buildings.  Floor Area 37 
excludes the floor area of any mechanical access areas, any fully subterranean portions of 38 
a building, any utility and/or storage facilities that are located 39 
subterraneanlysubterraneously in order to avoid unsightly view from ground level, 40 
courtyard areas, and the portion of any roof overhangs with at least 95% coverage,  which 41 
are not over useable exterior spaces.  In the case of the Principal Resort Hotel, and 42 
notwithstanding the preceding sentence, Floor Area includes subterranean portions of  43 
buildings that are part of the Principal Resort Hotel and contain areas that are not 44 
generally intended to be accessed by the general public and hotel guests, such as, but not 45 
limited to kitchens, employee locker rooms, cafeterias and/or break rooms, staff offices, 46 
security offices, administrative offices, laundry facilities, storage, maintenance facilities, 47 

Commented [TR1]: Defining brand standards in the 
development agreement is acceptable, recognizing that the branding 
of resort properties has fundamentally changed over the last few 
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utility rooms, and other facilities that are typically described as “back of house” facilities. 1 
Excluding mechanical access areas and any utility and/or storage facilities relocated 2 
subterranean so to avoid unsightly views on surface (example: dumpsters)  3 
 4 
“Hotel Key” means a Resort Unit, served by a single key, which is part of a Resort Hotel, 5 
designed and constructed with all furnishings, fixtures and equipment necessary to 6 
operate as a single unit for transient occupancy use as a part of such Resort Hotel.  Each 7 
Hotel Key shall have at least one domestic water and sewer connectionfull bath and a 8 
direct lockable connection from the exterior or a corridor.  A Hotel Key may be located 9 
in a primary Resort Hotel structure (in a building that includes guest registration, 10 
reception and other allowed uses) or in any number of other buildings integrated or 11 
associated with such Resort Hotel through landscaping or otherwise, including in a 12 
building or buildings with Resort Residential.  A Hotel Key may be interconnected with 13 
another Hotel Key unit through a lockable connection, so that more than one Hotel Key 14 
may be rented as a single unit.   15 
 16 
“Minimum Hotel Keys” means the [insert number here] Hotel Keys included as part of 17 
the Principal Resort Hotel and owned by a single legal Owner which also owns the 18 
Minimum Resort Hotel Improvements.  19 
 20 
“Minimum Resort Hotel Improvements” means the minimum improvements included 21 
in the initial design and construction of the Principal Resort Hotel and including not less 22 
than, all of the following elements:  23 
 24 

(a) The Minimum Hotel Keys. 25 

(b) One (1) full service restaurant with seating capacity for not fewer 26 
than [insert number here] (XXX) persons which, together with other restaurants and food 27 
service areas, are collectively capable of serving three (3) daily meals and providing room 28 
service to the Minimum Hotel Keys. 29 

(c) At least one (1) swimming pool. along with facilities (which may be 30 
remote from the pool) intended to provide food and beverage service to Resort Hotel guests 31 
at the pool.  32 

(d) At least one (1) heated whirlpool (such as a “Jacuzzi”). 33 

(e) At least one (1) fitness area to accommodate professional-grade 34 
exercise machines and related equipment. 35 

(f) An area or areas for providing spa services such as massage 36 
services. 37 

(g)(d) A designated dedicated reception area to accommodate guest 38 
check-in., concierge and cashier.  (Note: not sole use) 39 

(h)(e) A designated dedicated area to accommodate vehicle or passenger 40 
drop off (such as valet parking services) for Resort Hotel guests. (note: not sole use) 41 

Commented [TR2]: Important to Jason’s suggested edits is that 
these are “minimum improvements”. These elements may be 
included, but the preference would be to not have them be required 
as a minimum improvement. 
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“Open Space Criteria” . accordance with the Approved Plans.means the following 1 
criteria related to the height and setback of buildings:  No building shall penetrate an 2 
imaginary plane beginning at sixteen (16) feet above Original Natural Grade and twenty 3 
(20) feet from the exterior property lines of the Property, which plane slopes upward at a 4 
ratio of one (1) foot vertically for each five (5) feet horizontally measured perpendicular 5 
to the nearest exterior property line of the Property.  This limitation shall apply until the 6 
maximum allowable height is reached.  See illustration Sheet [insert sheet number here] 7 
of Approved Plans. In event of conflict between the Open Space Criteria and the 8 
Approved Plans, the Approved Plans shall control. 9 
 10 
“Original Natural Grade” is defined and set forth on Sheet [insert sheet number here]  11 
of the Approved Plans. 12 
 13 
“Owner” means Gentree L.L.C., an Arizona Limited Liability Company, its successors 14 
and assigns.  An Owner may be an individual, corporation, partnership, limited liability 15 
company, trust, land trust, business trust or other organization, or similar entity, which in 16 
turn may be owned by individuals, shareholders, partners, members or benefitted parties 17 
under trust agreements, all of which may take any legal form, and may allocate interests 18 
in profits, loss, control or use. 19 
 20 
“Party” or “Parties” means the Town and Owner, or their successors or assigns.  21 

“Principal Resort Hotel” means the Resort Hotel designated as such and which includes 22 
the Minimum Resort Hotel Improvements and not less than XXXX (XXXX) square feet 23 
of Floor Area, provided, however, in the event the Principal Resort Hotel contains not 24 
less than XX (XX) Hotel Keys which are owned by the Principal Resort Hotel Owner the 25 
minimum Floor Area shall be XXX (XXX).  The Principal Resort Hotel shall be owned 26 
by a single legal Owner.   27 
 28 
“Property” means the real property described in Exhibit “A” to Ordinance #2019-02. 29 
 30 
“Resort” means the entire Property and all facilities and other improvements existing, 31 
developed or redeveloped and used or useful on the Property in general conformance 32 
with the Approved Plans and/or these Stipulations.  33 
 34 
“Resort Ancillary Facilities and Uses” means all facilities and uses related or incidental 35 
to the operation of a resort or resort hotel, including specifically, but without limitation: 36 
restaurants, bars and lounges; spas and salons; fitness facilities; barbershops; indoor and 37 
outdoor meeting, convention, display, exhibit, wedding and social function facilities; sale 38 
of food and alcohol (for on or off site consumption); catering facilities; outdoor cooking 39 
facilities; outdoor dining facilities; gourmet food shops (offering any combination of 40 
cooked, frozen, fresh, prepared or pre-packaged foods, beer, wines, liquors, gifts, fresh 41 
fruits and vegetables, groceries, sundries, cosmetics, over the counter pharmaceuticals, 42 
house wares, and related kitchen, indoor and/or outdoor dining items); deli, coffee, tea, 43 
ice cream, yogurt and similar shops or sales; snack bars; central plant, maintenance shop, 44 
engineering facilities, housekeeping facilities, laundry, storage and support facilities; 45 
valet and other parking facilities, parking decks, garages and areas; gift and sundries 46 
shops; flower sales; art and art galleries; jewelry and jewelry shops; fashion eyewear, 47 
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footwear and apparel sales; sale of hotel items such as furniture, bedding, art, toiletries; 1 
other resort retail; marketing, sale and resale of Resort Residential (including through a 2 
real estate sales office) and other resort sales and marketing; tour and other off-site 3 
activity offices; administrative, support and other resort offices including temporary 4 
offices and facilities for construction, sales, marketing, and design; indoor and outdoor 5 
entertainment facilities; ramadas; pools; cabanas; tents; amenities, recreational facilities 6 
and fitness facilities. Any such use or facility may be within any Resort Hotel or separate 7 
building(s) including individually or grouped in one or more buildings or facilities.    8 
 9 
“Resort Hotel Manager” means the Owner of any Resort Hotel, including any Affiliate 10 
thereof or an experienced professional third party hotel management company. which 11 
manages any Resort Hotel.  A Resort Hotel Manager may also manage any other portions 12 
of the Resort, including but not limited to the Resort Residential and Hotel Keys.  If any 13 
Resort Hotel Manager is not the Owner of the Resort Hotel (or an affiliate of such 14 
Owner), it shall initially be a hotel management company which has not less than five (5) 15 
years’ experience managing full service hotels or resorts or which currently manages not 16 
fewer than five (5) full service hotels or resorts.     17 
 18 
“Resort Hotel Owner” means the single legal owner of the Resort Hotel. 19 
 20 
“Resort Rental Management Program” means a rental management program offered 21 
and managed by the Owner of any Resort Hotel (or Affiliate thereof) or a Resort Hotel 22 
Manager (or Affiliate thereof) which provides rental management service for all Hotel 23 
Keys for such Resort Hotel and other Resort Units where an Owner elects to include such 24 
residences in such Resort Rental Management Program. 25 
 26 
“Resort Residential” means the Resort Units, exclusive of any Hotel Keys. 27 
 28 
“Resort Unit” means all Hotel Keys and all other residential units (including Resort 29 
Residential), which may include a room or group of rooms which can be locked and 30 
served by a single key (or multiple keys).  A Resort Unit may be served by one or more 31 
bathrooms, and may be with or without cooking facilities or kitchens.  Except for the 32 
requirement that the Minimum Hotel Keys be owned by the Principal Resort Hotel 33 
Owner, a Resort Unit may, subject to these Stipulations, be owned by either an Owner or 34 
a Third Party and may be sold, resold, or may be rented and re-rented from time to time, 35 
including for transient occupancy; and provided further that, except for the requirement 36 
that the Minimum Hotel Keys be owned by the Principal Resort Hotel Owner and 37 
managed by the Resort Hotel Manager thereof, a Resort Unit may only, subject to these 38 
Stipulations, be used for any type of residential occupancy (including transient 39 
occupancy)  and may be created as separate legal units through one or more plats or 40 
horizontal property regimes through one or more maps.   41 
 42 
“Special Use Permit” or “SUP-18-05” or “SUP” shall mean this special use permit as 43 
approved by Town Ordinance #2019-02. 44 
 45 
“Special Use Permit Guidelines” means special use permit guidelines adopted by the 46 
Town and in effect as of the Approval Date. 47 
 48 
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“Third Party” means, with respect to a good faith transaction, any individual or entity 1 
other than a Party, an Affiliate of any Party, a principal of a Party or an Affiliate of a 2 
principal of any Party, and a spouse, parent, child of a principal of a Party or of an Affiliate 3 
of any Party. 4 

“Town” means the Town of Paradise Valley. 5 
 6 
“Town Manager” means the Town Manager or his designee.  7 
 8 
“Visually Significant Corridors Master Plan” means the Master Plan approved by the 9 
Town Council dated October, 2018. 10 
 11 
“Zoning Ordinance” means the Town’s zoning ordinance in effect as of the Approval 12 
Date, attached hereto as Schedule “2.” 13 
 14 
III. STIPULATIONS  15 

A. GENERAL 16 

1. In the event of a conflict between these Stipulations and the Approved 17 
Plans, these Stipulations shall govern.   18 

2. This Special Use Permit, as it may be amended or superseded from 19 
time to time, shall run with the land (i.e., the Property and each part 20 
thereof) and any person having or subsequently acquiring title to the 21 
Property shall be subject to this Special Use Permit.  Once an Owner 22 
(including without limitation any owner of a Resort Unit, including 23 
each Resort Residential unit, Resort Hotel, or any other Owner) no 24 
longer owns a portion of the Property, such prior Owner shall no 25 
longer be subject to this Special Use Permit with respect to such 26 
portion of the Property no longer owned, but the then current Owner 27 
shall be subject to this Special Use Permit. 28 

3. If any portion of the Resort is used in violation of the terms of this 29 
Special Use Permit, the Town may, after fair notice, a hearing and a 30 
reasonable opportunity to correct, impose a monetary sanction on the 31 
then Owner of such portion, in an amount not to exceed the maximum 32 
amount allowed for violations of the Town Zoning Ordinance for each 33 
day such violation exists, in addition to all other orders or sanctions 34 
permitted by applicable laws.  No such remedy shall be applied to any 35 
other Owner or portion of the Resort that is not in violation of this 36 
Special Use Permit. 37 

4. The use of the Property shall at all times conform to all applicable 38 
State laws and Town ordinances, except that if there is a conflict 39 
between this Special Use Permit and any Town ordinance or other 40 
Town requirement, the terms of Stipulation 10 shall be applied to 41 
resolve any such conflict.   42 
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5. The redevelopment of, and construction on, the Property shall, subject 1 
to these Stipulations, substantially conform to the intent of the 2 
Approved Plans.  Each of the Approved Plans is hereby incorporated 3 
into this Special Use Permit and made an integral part hereof.   4 

6. A mylar and electronic version of the Approved Plans shall be 5 
submitted to the Town within sixty (60) days after the Approval Date. 6 

7. Nothing in this Special Use Permit or otherwise shall require the 7 
operation of the Resort under the name “Smoke Tree,” “Smoke Tree 8 
Resort” or any similar or other name.  No further consent shall be 9 
required to enable the Owner to transfer all or any portion of the 10 
Resort, name or rename the Resort, or select or reselect brands or 11 
management companies of the Resort, except as may be required by 12 
the 2019 Development Agreement; and further provided that the 13 
Property shall be subject to this SUP notwithstanding any such 14 
transfer.  None of the Resort Units or any part of the Property shall, at 15 
any time, be operated as a Time-Share Project, as such term is 16 
currently defined by the Town Zoning Ordinance or state law.  17 

8. If any section, subsection, sentence, clause or phrase of this Special 18 
Use Permit is for any reason held invalid or unenforceable in a final, 19 
non-appealable judgment of any court of competent jurisdiction, such 20 
decision shall not affect the validity or enforceability of the remaining 21 
portions of this Special Use Permit. 22 

9. The Town Manager’s approval or determination is provided for in 23 
several instances in these Stipulations.  The Town Manager shall base 24 
his approval on standards and criteria set forth in this SUP, the 2019 25 
Development Agreement, the Town Code, and the Zoning Ordinance, 26 
as reasonably applicable, with the intent to implement the viable 27 
development of the Resort as provided in this SUP and the 2019 28 
Development Agreement.  Recognizing that the final design and 29 
building permit process for which any particular approval of the Town 30 
Manager is sought involves multiple stages, including conceptual, 31 
schematic, design development and construction documents, an Owner 32 
may seek the approval of the Town Manager in writing at one or more 33 
stages of such design.  Notwithstanding the foregoing, no construction 34 
may occur with respect to any particular element or structure until 35 
necessary permits for that element or structure are issued.  An Owner 36 
may rely upon an approval in proceeding from one stage of design to 37 
the next.  Although the Parties intend that this Special Use Permit, 38 
2019 Development Agreement, Zoning Ordinance, and the Town Code 39 
state a consistent relationship between them, the Parties agree that in 40 
the event of a conflict between these documents that the order of 41 
priority shall be the (1) Special Use Permit, (2) 2019 Development 42 
Agreement, (3) Zoning Ordinance and (4) Town Code and agree that 43 
the higher priority document shall control.  44 
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B. CONSTRUURCTION AND DEVELOPMENT STANDARDS 1 

11. A schedule for demolition by Owner of the vertical portions of certain 2 
existing improvements shall be as provided in the 2019 Development 3 
Agreement. 4 

12. All permanent public utilities within the Resort shall be underground 5 
(excluding certain equipment that is typically installed above ground 6 
which shall be appropriately screened, such as transformers, meters, and 7 
other equipment) and located within appropriate easements.  The Town 8 
Manager may, from time to time, require the granting of such easements 9 
to utility companies as deemed reasonably appropriate by entities 10 
providing utilities benefitting the Resort that are not covered by 11 
easements shown on the final plat or set forth in the recorded CC&Rs 12 
for the Resort, Resort Hotel, Resort Residential.  Sewage shall be 13 
disposed of by connection with an upsized sewer connection to the 14 
existing Town of Paradise Valley’s sewage facilities.  All new water 15 
and sewage facilities shall be constructed in accordance with plans 16 
approved by the Town Manager. 17 

13. It is anticipated that construction on, and redevelopment of, the Property 18 
will be conducted in phases.  No construction permit shall be issued for 19 
any phase of construction on the Property until appropriate engineering 20 
or architectural plans are submitted to the Town and the issuance of such 21 
construction permit for that particular activity is approved by the Town 22 
Manager.  Submitted plans shall be required to meet the building code 23 
most recently adopted by the Town.   24 

14. During any period of demolition and initial new construction of one or 25 
more phases within the Resort, temporary curb cuts (driveways) shall 26 
be allowed on Lincoln Drive and Quail Run Road to allow construction 27 
access to the Property; such temporary curb cuts and their location shall 28 
be approved by the Town Manager and be coordinated with the Town’s 29 
Capital Improvement Project known as the Lincoln Drive Roadway 30 
Improvements.  Temporary construction driveway locations are subject 31 
to compliance with Storm Water Pollution Prevention Plan Best 32 
Management Practices and the review and approval by the Town 33 
Manager. 34 

15. All new construction shall satisfy all fire department requirements for 35 
each component of work (which may include temporary fire protection 36 
facilities) prior to the issuance of any building permit for such work.   37 

16. Prior to the issuance of a certificate of occupancy for any individual 38 
structure, adequate fire, emergency and other vehicle access and 39 
adequate fire service shall be provided for such structure and the 40 
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particular phase of development in which such structure is located, as 1 
determined by the Town Manager.   2 

17. Owner(s) shall submit a construction phasing schedule prior to the 3 
issuance of any building permit for a particular new structure to ensure 4 
compliance with all Town ordinances and in order to minimize 5 
construction nuisances.  This schedule may encompass the building of 6 
multiple new structures within a particular phase, and may be modified 7 
or amended from time to time.  This construction/phasing schedule shall 8 
provide information on the following: 9 

 • Dust and noise control measures 10 
 • Vehicle /equipment storage/parking 11 
 • Construction days/hours 12 
 • The general location of the following elements, which may be 13 

relocated from time to time: 14 
  - Location(s) of a staging area(s) for construction 15 

supplies/equipment 16 
 - Location of any construction trailer(s) and/or sanitary facility(s) 17 
 - Location of on-site construction materials/debris storage 18 
 - Location of fire lanes during the construction period 19 
 • The approximate beginning and ending for construction of 20 

structures within a phase 21 

18. During the period of demolition or construction of new improvements, 22 
signs shall be posted on the Property (or at the entrance to a particular 23 
phase) indicating the name and phone number of a person the public 24 
may contact with construction-related concerns. Sign details such as the 25 
sign size, height and location shall be reviewed and approved by the 26 
Town Manager. 27 

19. As a pre-requisite to obtaining a building permit for a particular phase 28 
of development, the Owner must demonstrate the existence of adequate 29 
perimeter screening for such phase prior to construction.  For purposes 30 
of this requirement, adequate screening shall consist of an existing 31 
oleander hedge or a six (6) foot chain link fence with green screening. 32 

20. During demolition, site grading, and the initial construction of other on 33 
or offsite improvements, Owner(s) shall coordinate the sweeping of 34 
Lincoln Drive and Quail Run Road adjacent to the Property to remove 35 
construction-related dirt and debris, as reasonably required by the Town 36 
Manager.   37 

21. The precise location and/or required screening of any backflow 38 
preventer or other similar equipment to the extent same would be visible 39 
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from Lincoln Drive or Quail Run Road shall be approved by the Town 1 
Manager. 2 

22. One permanent curb cut on Lincoln Drive east of Quail Run Road is 3 
permitted at a location as determined by the Town Manager, and 4 
requires a deceleration lane, which shall be installed by Owner. in 5 
conjunction with construction on the adjacent property.  The 6 
approximate locations of permanent curb cuts are shown on Sheet 13 of 7 
the Approved Plans.  The final locations of the permanent curb cut(s) 8 
shall be based upon the Town Engineer’s review and approval of the 9 
Final Traffic Impact Analysis. 10 

23. The Owner shall arrange for construction phasing within any particular 11 
phase in the following sequence: 12 

a. Commence native plant salvage, (for those plant materials 13 
required to be salvaged pursuant to Town Code §5-8-4 and 14 
deemed by a Native Plant Preservation Plan to be certain to 15 
survive and worthy of salvage), dust and erosion control 16 
measures, job-site mobilization and set-up, and the like. 17 

b. Upon completion of the salvage, commence horizontal or civil 18 
improvements and site work within such phase, including 19 
appropriate erosion and dust control. 20 

c. Upon or prior to substantial completion of the civil 21 
improvements and site work as reasonably necessary to 22 
commence perimeter walls and landscaping for such phase, 23 
including areas immediately adjoining such phase, the 24 
perimeter landscape plan(s) shall be submitted, reviewed and 25 
approved by the Town Manager.  Installation of perimeter 26 
landscaping shall not be required to commence until adjacent 27 
site or structure improvements are sufficiently complete such 28 
that additional work will not harm the proposed landscape 29 
elements.  Perimeter landscaping is landscaping between 30 
adjacent edge of roadway and any proposed perimeter structure 31 
or parking area on the Property. 32 

d. Any required deceleration lanes on Lincoln Drive or curb cuts 33 
on Lincoln Drive, may be scheduled independently of the 34 
foregoing, in a manner consistent with the anticipated 35 
completion of the Town’s roadway improvements to Lincoln 36 
Drive approved by the Town Manager. 37 

e. The Owner shall, at all times during construction, provide 38 
Quail Run access of at least fourteen (14) feet in width from 39 
Lincoln Drive to the southern Property line. 40 

Commented [TR5]: This section should cover any potential 
impacts to the conceptual access plan that may result from future 
revisions to the TIA. 



Date: 01/11/2019 

12 

24. Building architecture, materials, and colors shall be as shown on the 1 
Approved Plans. Any future modifications to exterior materials and 2 
colors shall be approved by the Town Manager, or designee. Changes 3 
to the architectural style shall only be made by an approved SUP 4 
amendment. 5 

25. The color of any visible thesloped roofs of the buildings shall have a 6 
Light Reflective Value at or less than fifty percent (50%).   7 

26. All mechanical equipment shall be screened so that it is not visible from 8 
adjoining properties not a part of this Special Use Permit and from 9 
adjoining public rights-of-way. Mechanical equipment and mechanical 10 
equipment screens shall be included in the total height of any structure 11 
to which they are attached. If applicable, mechanical screening may 12 
provide the necessary noise attenuation for any mechanical equipment. 13 
All mechanical equipment, along with any screens used for attenuation 14 
of noise, shall comply with the allowable noise levels defined in the 15 
Town's noise ordinance. Noise measurement shall include any installed 16 
screening or other attenuation devices. 17 

27. Screening of backflow preventers, electric transformers, generators, or 18 
other similar equipment (all herein further referred to as “Visually 19 
Unappealing Improvements”) visible from off the Property shall be 20 
located so as to minimize its visual impact and screened from public 21 
view, all of which must first be approved by the Town Manager prior to 22 
approval of construction of any such Visually Unappealing 23 
Improvements. 24 

C. RESORT HOTEL, RESORT RESIDENTIAL, AND ASSOCIATED 25 
USES 26 

28. The Property may be developed to include any Resort Hotel, Resort 27 
Residential, and any Resort Ancillary Facilities and Uses.  The Property 28 
may be developed and redeveloped in one or more phases from time to 29 
time in multiple buildings or structures of various height and character, 30 
subject to these stipulations.  Facilities or structures initially developed 31 
for a particular use may be converted or reused from time to time for 32 
other allowed uses provided that all other requirements of these 33 
stipulations are still met.  The Property may be subdivided with one or 34 
more maps from time to time. Dwelling units are allowed on the 35 
Property as horizontal property regimes as reflected in one or more 36 
maps.  The maximum Floor Area of Resort Residential development 37 
shall be _____thousand (___) square feet (the foregoing _______ (___) 38 
square feet is tabulated based on the actual Floor Area of the Resort 39 
Residential units and not the Floor Area of any other allowed elements 40 
of the Resort, including, but not limited to, any Resort Hotel, Hotel 41 
Keys, or Resort Ancillary Facilities and Uses.  Not later than one (1) 42 
year after the Effective Date, Owner shall submit to the Town a schedule 43 
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of development stating when vertical construction of the Principal 1 
Resort Hotel will commence.  The schedule of development in the 2 
preceding sentence may be extended if Owner, in its sole discretion, 3 
gives written notice to the Town stating the length of the extension.  Any 4 
single extension shall not exceed three (3) months. Owner may give 5 
multiple notices of extension. 6 
 7 

29. The Principal Resort Hotel may be constructed in one (1) or more 8 
buildings on the Property provided all such buildings must have an 9 
integrated theme and share design cohesiveness, including architecture, 10 
signage, pedestrian and service vehicle connections to the primary 11 
Resort Hotel structure (the structure which includes guest reception and 12 
registration).   Facilities located on the Property which also provide 13 
function or service for the Principal Resort Hotel such as fitness, spa, 14 
restaurants, locker rooms, meeting rooms, offices, and storage shall be 15 
included in the minimum Floor Area requirement. 16 
 17 

30. The Resort Hotel Owner shall establish a single, unified rental 18 
management program and process for all Hotel Keys which are a part of 19 
such Resort Hotel. 20 

 21 
31. If walls and fences are constructed along Lincoln Drive and Quail Run 22 

Road, such walls and fences shall be in accordance with Article XXIV 23 
of the Town Zoning Ordinance and shall be measured from property 24 
lines; provided that a wall or fence that does not comply with Article 25 
XXIV may be approved by the Town Manager. Said wall shall also meet 26 
the fifty (50) foot corner vision criteria in Town Code Section 8-1-13.   27 

 28 
32. The maximum hours of public operation of the following specific 29 

uses/facilities shall be as set forth below: 30 

a. Vendor deliveries (generally): 7 am - 7 pm.  US Mail, private 31 
courier services such as UPS or FedEx, and emergency 32 
deliveries:  at any time. 33 

b. Pools, spas and jacuzzis (except pools, spas and jacuzzis 34 
located indoors or in enclosed private yards including yards 35 
such as presidential suites or Resort Hotel suites, which may be 36 
used 24 hours/day): 6 am -– midnight.   37 

c. Restaurants and other food service facilities: 6 am  - 2 am 38 

d. Bars/lounges: 10 am – 3 am 39 

e. Banquet facilities, receptions, weddings and socials:  6 am – 2 40 
am 41 

f. Resort retail:  24 hours/day27/7 7 am – midnight 42 
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g. Room service:  24 hours/day 1 

h. Guest reception and guest services: 24 hours/day 2 

j. Parking facilities:  24 hours/day 3 

k. Spa & fitness facilities:  24 hours/day (use of such facilities by 4 
those who are not guests of the Resort, or owners or renters 5 
within the Resort and their guests shall be limited to 5 am – 6 
midnight). 7 

l. Trash pickup:  7 am – 7 pm 8 

m. Outdoor venues, events, or functions with music and/or 9 
amplified sound shall comply with the allowable noise levels 10 
as defined by the Town’s current noise ordinance. 11 

33. Each owner of any Resort Residential unit may occupy it, permit its 12 
guest(s) to occupy it, or make it available for rental for transient 13 
occupancy uses, residential uses or hospitality uses (rental of these units 14 
are not counted towards the Minimum Hotel Keys requirement, but 15 
would be considered a rental of a Resort Unit in excess of the Minimum 16 
Hotel Keys requirement). 17 
 18 

34. Unlicensed support vehicles (that is, golf carts, utility vehicles, etc.) 19 
may be used to service the Resort but such support vehicles shall not 20 
park on public streets.  21 

 22 
35. Parking Structure(s) – Any parking provided or required under this 23 

Special Use Permit may, at the Owner’s choice, be located at-grade, 24 
below grade or a combination thereof in one or more parking structures 25 
or in one or more surface parking areas.  The Owner shall submit plans 26 
(which initially may be conceptual or schematic drawing(s)) of any 27 
proposed parking structures to the Town Manager for determination 28 
whether they comply with this Stipulation.  The following provisions 29 
shall apply to any above or below grade parking structures and surface 30 
parking areas: 31 

 32 
a. Parking structures fully (other than ramps leading to or from) below 33 

grade (under a building or otherwise) are allowed. 34 
 35 

b. Surface parking lots are allowed, subject to the following setback 36 
requirements: 37 

 38 
i. Lincoln Drive: ______ (__) feetas shown on the attached 39 

plans. 40 
 41 
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ii. Quail Run Road: ______(__) feetas shown on the attached 1 
plans. 2 

 3 
iii. Any other exterior property boundary: twenty (20) feet;  4 

 5 
iv. Any surface parking area shall be appropriately screened by 6 

a wall or landscaping to minimize the amount of vehicle 7 
headlight trespass off the property. 8 

 9 
v. All surface parking lots may include appropriate signs, 10 

lighting (provided any lighting shall comply with this SUP) 11 
and landscape as provided in this SUP or the Town’s 12 
Special Use Permit Guidelines as applicable or otherwise 13 
approved by the Town Manager. 14 

 15 

36. Buses and other vehicles may be used to shuttle guests or employees to 16 
or from areas not located on the Resort, and between the Resort and 17 
other destinations (e.g., airport, shopping facilities, golf courses, etc.).  18 
All parking on any public street by any Resort guest, any Owner or their 19 
guests, employees of the Resort, any invitee of any Owner, any occupant 20 
of any portion of the Resort or any parking service provider is 21 
prohibited.  Any agreement which allows any person to use the Resort 22 
for any purpose shall contain an acknowledgment that parking on any 23 
public street is prohibited.   24 
 25 

37. At any time when the parking demand within the Resort is expected to 26 
exceed onsite capacity, the Owners of the affected areas shall initiate a 27 
parking management plan which may include valet parking or offsite 28 
parking arrangements (but not the use of parking on any public street 29 
within the Town).  30 

 31 

D. HEIGHT AND HEIGHT MESUREMENT 32 

38. An Original Natural Grade Plan shall be submitted by the Owner’s 33 
Engineer and reviewed by the Town Engineer.  Once the Town 34 
Engineer finds the grades established by the Original Natural Grade 35 
Plan acceptable, it shall be used to establish maximum height of any 36 
new structure built on the Property.  The maximum height of the 37 
structures will conform to _________ of the Approved Plans.  A 38 
height envelope will be established following the contours from the 39 
Original Natural Grade to an elevation certain above Mean Sea Level. 40 
The following building components are allowed to exceed the 41 
maximum height of each structure (or portion thereof) as follows: 42 

a. Chimney – three (3) feet 43 
b. Elevator enclosure – three (3) feet 44 
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c. Towers or other architectural features, excluding mechanical 1 
equipment or mechanical equipment screens – three (3) feet 2 

39. Unless contained within the Approved Plans, all Mmechanical 3 
equipment and mechanical equipment screens shall be included in the 4 
total height of any structure they are attached to.  5 

E. LANDSCAPING   6 
 7 

40. Landscaping on the Property shall be in substantial compliance with the 8 
Approved Plans.  9 
 10 

41. All landscaping that dies shall be replaced in a reasonable amount of 11 
time, be in general compliance with the approved landscape plan of the 12 
Approved Plans, and shall use material that is on the Approved Plans,., 13 
Town’s Landscape Guidelines, and/or the Visually Significant 14 
Corridors Plan for the Property’s character zone.   15 
 16 

42. The Approved Plans show parking spaces along Lincoln Drive that 17 
could be converted to landscaped area. The width of the landscape 18 
buffer along Lincoln Drive may be increased to make this landscaped 19 
area more in compliance to the Special Use Permit guideline of fifty feet 20 
(50’) without an amendment to the Special Use Permit. In whichthe 21 
event, of the foregoing, an aAn updated landscape plan of this area shall 22 
be provided to the Town Manager, or designee, for review and approval. 23 
A parking study/statement, prepared by a licensed engineer and 24 
approved by the Town Engineer, may be required to demonstrate the 25 
Property has adequate parking. This provision may also apply should 26 
there be a request to convert other parking spaces on the Property to 27 
landscaped areas.  28 

 29 

F. RIGHT-OF-WAY, PARKING & CIRCULATION    30 
 31 

43. [STAFF RECOMMENDATION] To Be Determined 32 
 33 

1. [PLANNING COMMISISON LANGUAGE FOR ADJACNET 34 
PROPERTY] The Owner shall deed, by dedication and/or easement, a 35 
total right-of-way width of sixty-five feet (65’) to the Town; as 36 
measured from the centerline of Lincoln Drive adjoining the Property 37 
(the “Right-of-Way”), provided however that such dedication and/or 38 
easement shall not affect calculations for density now and in the 39 
future.  .  This shall not reduce Property size for density calculations 40 
now and in perpetuity.  41 
 42 

a. The north portion of this Right-of-Way shall be forty-nine feet 43 
(49’) in width and deeded as a dedication to the Town for 44 
public purposes such as, and not limited to, landscaping, travel 45 
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lanes, sidewalk, utilities, and associated public roadway 1 
improvements (the “Public Improvements”).    2 

 3 
b. The south portion of this Right-of-Way shall be sixteen feet 4 

(16’) in width and deeded as a roadway easement to the Town 5 
for future Public Improvements. [It is expected that the 6 
Owner’s reservation of uses in the roadway easement area will 7 
be determined by the Town Council in a development 8 
agreement, or otherwise. The Planning Commission would 9 
recommend shared left turn ingress and egress with adjoining 10 
property owners be explained, but also expects that this issue 11 
will be determined by the Town Council as well.]  12 

 13 
2. The Owner Shall deed twenty-five feet (25’) of right-of-way to the 14 

Town; as measured from the centerline of Quail Run Road adjoining 15 
the Property (the “Quail Run Road Right-of-Way”).  All travel lanes, 16 
public sidewalk (if any), and associated public roadway improvements 17 
shall be located within this Quail Run Road Right-of-Way. Such 18 
dedication shall not affect calculations for density now and in the 19 
future.  This shall not reduce Property size for density calculations 20 
now and in perpetuity. 21 

 22 
3. The Right-of-Way and Roadway Easement deed instrument(s) shall be 23 

recorded with the Maricopa County Recorder, Maricopa County, 24 
Arizona, concurrent or prior to the Effective Date of this Ordinance.  25 

 26 
4. No above ground structures shall be placed in the Right-of-Way, except 27 

for any approved Town monument and/or Town directional sign(s), 28 
utilities, and any other approved structures or uses allowed by this 29 
Special Use Permit.  30 

 31 
5. The Owner shall construct (or provide payment to the Town in lieu of 32 

actual construction) roadway improvements to Quail Run Road as 33 
outlined in the 2019 Development Agreement. 34 
 35 

6. Shared access to the adjoining properties of Lincoln Medical Plaza 36 
and/or Andaz Resort may be allowable if desired by Owner, and 37 
provided that Owner has .  The Owner shall demonstrated  through a 38 
traffic/circulation/parking study, prepared by a licensed engineer and 39 
approved by the Town Engineer, that such shared access is safe and 40 
does not create negative or adverse traffic impacts. 41 

 42 
7. The minimum parking space size shall be 180 square feet as defined in 43 

Article II, Definitions, of the Town Zoning Ordinance. However, the 44 
Approved Plans identify 9-foot by 18-foot parking spaces with a two-45 
foot overhang in the adjoining landscape area (which meets the 180 46 
square-foot requirement).  Accordingly, this two-foot landscape area 47 
shall, in perpetuity, be kept and maintained clear of structures or plant 48 
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material that may restrict the parking of a vehicle within this two-foot 1 
landscape area.  Parking spaces within the underground parking garage 2 
shall meet the minimum size of 180 square feet. 3 

 4 
8. All designated fire lanes shall maintain a vertical clearance of fourteen 5 

(14) feet above actual finished grade and a horizontal clearance of 6 
twenty (20) feet to allow passage of emergency vehicles and must 7 
meet all Department of Transportation standards.   8 

G. SIGNAGE   9 
 10 

52. All signs shall be installed in accordance with  the Approved Plans, or 11 
the 2019 Development Agreement.  In the event of a conflict between 12 
the 2019 Development Agreement and the Approved Plans, the 2019 13 
Development Agreement shall control. the SUP Guidelines.   14 
 15 

53. No above ground structures shall be placed in the roadway easement 16 
except approved monument signs and any other approved structures 17 
allowed by this Special Use Permit. 18 

 19 
H. LIGHTING 20 

 21 
54. All outdoor lighting shall be in compliance the Approved Plans, 22 

including the wattage and color of each lighting fixture.  In the event 23 
the Approved Plans are not clear, such lighting shall meet the Special 24 
Use Permit Guidelines, as such may be amended from time to time.  25 

 26 
55. Unless otherwise included in the Approved Plans, Llamps, lighting, or 27 

illumination devices within an outdoor light fixture shall not be visible 28 
from outside the Property. If the Town receives a complaint from an 29 
offsite owner that a lamp or lighting or illumination device within an 30 
outdoor light fixture is visible from outside the Property, the Town 31 
Manager or designee may inspect the Property and require the Owner to 32 
shield such lighting fixture if the Town Manager determines that the 33 
light emitting element is visible from outside the Property.  34 

 35 
I. LANDSCAPING 36 

 37 

56. Perimeter landscaping plans (i.e., for those areas between the back of 38 
curb and adjacent structures of parking areas) shall be submitted to the 39 
Town Manager for review and approval.   Perimeter landscaping along 40 
Lincoln Drive shall be compliant with the Town’s Visually Significant 41 
Corridors Master Plan.  If new construction allowed under this Special 42 
Use Permit does not start within three hundred sixty-five (365) days 43 
from issuance of a demolition permit, Owner must either, at Owner’s 44 
option, replace landscaping or provide other screening where removal 45 
of existing landscaping/screening was necessary for demolition.  46 
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Perimeter landscaping will be maintained by the owner in 1 
conformance with the approved plan. 2 

 3 
J. TEMPORARY USES 4 

57. Temporary event tents or pavilions may be erected on the Event Lawn 5 
Area of the Property in accordance with the Town Code Special Event 6 
Permit requirements (Chapter 8).  No event tent shall be higher than 7 
twenty-four (24) feet above Original Natural Grade or closer to any 8 
exterior property line than the minimum setbacks shown for a twenty-9 
four (24) foot height building.  Placement of event tents shall have no 10 
material adverse impact on parking or circulation on site.  Temporary 11 
event tents or structures shall not be allowed for more than fourteen 12 
(14) consecutive days unless located interior to the site, in which 13 
location temporary tents may be allowed for up to ninety (90) 14 
consecutive days.  Temporary event tents are required to receive a 15 
Tent Permit from the Town. 16 

 17 
K. CELLULAR ANTENNAS 18 

58. Cellular and other wireless transmission antennas are permitted, 19 
provided that they comply with this Special Use Permit and all 20 
applicable Town ordinances, specifically including the current 21 
requirement to obtain a conditional use permit.  Any cellular antennas 22 
shall be designed as integrated architectural features within the 23 
structures on the Property and any screening shall be in the same finish 24 
and color as the structure on which it is located.  There shall be no 25 
unscreened projections of cellular antennas on any building above the 26 
roofline.  Any lease agreement with a wireless operator will 27 
specifically allow entry by the Town and its agent for the purpose of 28 
inspection and compliance with Town ordinances and will require 29 
compliance with Article XII of the Town Zoning Ordinance.   30 
 31 

L. MANAGEMENT - MAINTENANCE 32 

59. There shall be at least one (1) person designated by the Resort at all 33 
times who has been thoroughly briefed on the provisions of this 34 
Special Use Permit and who has the authority to resolve, or to refer to 35 
others for resolution, all problems related to compliance with this 36 
Special Use Permit.  All calls from Town residents to the Town or 37 
Resort regarding noise or disturbances shall be referred to and 38 
addressed by such person(s).  The name and contact information for 39 
the property manager to be provided to the Town’s Community 40 
Development Department Director, or designee prior to the issuance of 41 
a certificate of completion, and to then be updated within tenwo (102) 42 
days after any property manager change is made.  Maintenance of the 43 
Resort in general and all common areas specifically, shall be 44 
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coordinated through a single unified management entity, which may be 1 
the Principal Resort Hotel Owner or a master association of Owners.  2 

 3 
60. All exterior portions of all structures and all driveways, parking areas, 4 

landscaping, walls, and lighting shall be kept and maintained in good 5 
condition and repair. 6 

 7 
61. Interiors of the building on the Property may be remodeled at any time 8 

without an amendment to the Special Use Permit so long as the other 9 
aspects of the Property remain in substantial compliance with the 2019 10 
Development Agreement and the Approved Plans and all applicable 11 
building permits are obtained.  12 

 13 
62. Use of outdoor space by employees for activities such as smoking may 14 

create unintended nuisances for persons on adjoining properties. This 15 
type of activity shall be located near the rear and sides of the building, 16 
away from the perimeter of the Property. 17 

 18 
63. Except during construction periods, Nno storage of outdoor materials is 19 

permitted on the Property that can be seen off site.  20 
 21 
64. A maintenance, repair and replacement regime shall be formulated by 22 

Owner(s) and incorporated into one or more CC&Rs which shall be a 23 
first priority lien (junior only to existing matters of record other than 24 
monetary liens and the 2019 Development Agreement) on the Resort or 25 
each particular phase, as the case may be.  Said regime shall provide for 26 
governance through a master developer of the Resort or of a phase, or 27 
through an authorized or duly formulated association of certain, some, 28 
or all Owners of the Resort or phased parts thereof.  Said regime shall 29 
set forth and contain the minimum following elements:   30 

 31 
a. All exterior portions of all structures and all roadways, parking 32 

areas, landscaping, walls, pools and lighting shall be kept and 33 
maintained in working a first-class condition, commensurate with a 34 
mixed use resort project serving multiple uses and Owners so that 35 
each part is benefited by the first class condition of each other part. 36 

 37 
b. Adequate and reasonable assessments shall be made of each Owner 38 

to reasonably fund estimated budgets for the maintenance, repair, 39 
replacement, and care of the completed Resort and/or each phase 40 
thereof.  41 

 42 
c. A governance mechanism to protect all Owners and insure the 43 

reasonable and adequate maintenance of all components of all 44 
phases of the Resort, including the power to access and enter upon 45 
the property of another for the purpose of enforcing the regime.  46 
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M. CONDITIONAL APPROVAL 1 

65. This SUP shall be effective as of the Effective Date if, but only if, the 2 
2019 Development Agreement is approved by the Town Council and 3 
signed by Owner.  After this SUP is recorded, if this SUP does not 4 
become effective within 365 days or if it is no longer effective, then 5 
the Town shall promptly record a notice that this SUP did not become 6 
or is no longer effective. 7 

IV. APPROVED PLANS [Will need to update with the final plans/documents] 8 
 9 
The following plans and documents apply to the Property. In the case of discrepancies 10 
between Approved Plans, those with a later date shall take precedence. In the case of 11 
discrepancies between Approved Plans and Stipulations, the Stipulations shall take 12 
precedence as specified in Section III.A.1.  13 
 14 
 (SUP 18-05) 1. Smoke Tree Resort Major Amendment Application Booklet, 

dated January 9, 2019. 
2. Smoke Tree Resort Traffic Impact Analysis, prepared by 

CivTech, sealed by Dawn Cartier on November 19, 2018. 
3. Parking Study for Smoketree Resort, prepared by CivTech, 

Sealed by Dawn Cartier on November 20, 2018.  
 15 
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