
 

 

 

 

 
 

June 1, 2017 
 

Parcel B, Azure Luxury Homes at the Ritz Carlton Resort 
SEC of Indian Bend Road and Mockingbird Lane, Paradise Valley, AZ 

 

Minor Amendment to SUP 01-15 (Ordinance No. 694) 
 

Application Narrative 
 
I. Introduction 

 
On April 10, 2008, the Paradise Valley Town Council approved a Special Use Permit 
(“SUP”) to allow the development of a new Ritz-Carlton resort and associated 
residential properties on the approximate 105 acres generally located at the southwest 
corner of Indian Bend and Scottsdale Roads (Ordinance No. 603).  On December 21, 
2015, the Paradise Valley Town Council approved an amendment to the SUP which 
provided for substantial revisions to the development plan in light of significant shifts in 
the market and demand for certain product types, while still adhering to the same 
principles and sensitivity to surrounding uses as the 2008 plan (SUP 01-15 - Ordinance 
No. 694) (the “2015 SUP”).   
 
The 2015 SUP provides for a Ritz Carlton Resort Hotel (Parcel A), Resort Villas (Parcel 
A1), Resort Related Luxury Homes (Parcel B), Resort Branded Homes (Parcel C), 
Resort Related Attached Residences (Parcel D), and Resort Related Retail (Parcels E1 
and E2) (collectively, the “Resort”), as generally shown on the approved Land Use Plan 
attached at Tab 1.  Parcel B is generally located at the southeast corner of Indian Bend 
Road and Mockingbird Lane in the Town of Paradise Valley, Arizona. See Aerial Map 
attached at Tab 2.  A final plat for Parcel B was recorded with the Office of the Maricopa 
County Recorder on March 17, 2017 for a subdivision of 66 single-family lots with an 
average size of 13,546 square feet.  See Parcel B Final Plat attached at Tab 3. 
 
Shea Homes Limited Partnership (“Shea”) recently purchased Parcel B in order to 
develop Azure, a single-family subdivision of 66 resort-related luxury homes.  Azure will 
offer unique luxury single-family residential homes through the use of quality materials 
and skillful design both on a macro and micro level.  Careful attention has been made to 
the architectural detailing, ample open space, sensitivity to streetscape, and adherence 
to the overall design guidelines. 
 
In an ongoing effort to provide a superior luxury home product both for the Resort and 
the Town of Paradise Valley, Shea is now seeking a minor amendment to the 2015 SUP 
to achieve its vision.  Through this application, Shea is seeking approval from the Town 
for the following changes to the 2015 SUP: 
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1) Modifications to the existing 5’ x 10’ standard-size basement-level light wells 
more fully described below; and 
 

2) Removal of the requirement of a “5-foot Neighborhood Walk” referenced in 
Exhibit G-4 of the Approved Plans.   

 
These two amendments will help enhance the value and unique design of this luxury 
development, while still providing a product consistent with previous approvals and 
expectations. 
 
II. Expanded Light Wells  

 
Current Light Well Design 

 
The 2015 International Building Code, as adopted by the Town of Paradise Valley 
requires that every story, basement, or portion thereof must have at least two exits 
(Section 427.4.2.1 - Number of Exits).  Each of the five floorplans offered by Shea for 
Azure includes a basement level with multiple light wells to provide this secondary exits.  
See Standard Light Well Diagram attached at Tab 4.  In the current design, the light 
wells are 5-foot by 10-foot in size, as permitted by Zoning Ordinance Article X.  This 
design satisfies the Building Code while introducing an insignificant amount of light into 
the basement levels.  It is safe to say that, at its best, this design is purely utilitarian and 
lacking in unique of features or qualities the remainder of this project provides and 
which the Town sought.   
 

Expanded Light Well Design 
 
After considerable discussion with its architects and additional design effort, Shea 
concluded that by widening, elongating and/or connecting the existing light wells, it 
could enhance the perceived size and value of the homes to such an extent that it could 
justify building an entire subdivision of 1-story homes with basements rather than 
introducing the additional height of full 2-story homes in a portion of Azure.  The result is 
a Building Code requirement that now enhances the design and value of the home and, 
perhaps most importantly, creates a much better life safety feature (i.e. ingress / egress 
from the expanded light wells is far greater and easier than provided by a standard light 
well design).   

 
The expanded light well design takes two forms. See Light Well Options plan and cross 
section exhibits at Tab 5.   

 
Design 1:  As seen in the exhibit, the home on the left has one contiguous 
light well that extends 5 feet from the house.  In lieu of multiple 5’ x 10’ 
light wells along this elevation (which is permitted by the Building Code), a 
single, elongated light well takes its place.  In this Option, the light well 
extends into the required 15-foot side yard setback, which is permitted by 
code for standard 5’ x 10’ light wells. 
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Design 2:  As seen in the exhibit, the home on the right has single, 
contiguous light well similar to Design 1.  In Design 2, however, the light 
well is widened, extending farther than 5 feet from the exterior wall.  
Design 2 will applied only to lots in which the building envelope permits a 
widened light well that does not encroach into the building setback. 

 
By transforming the individual light wells into one contiguous space and positioning the 
light well wall farther away from the exterior wall of the basement, Shea will be able to 
create a unique outdoor space on the basement level that opens up the interior 
basement level, provides significantly more natural light for the indoor basement space, 
and allows for convenient ingress and egress (including life safety) from the basement 
level to the exterior ground level via a large sliding glass door. 
 

Compliance with Zoning Ordinance and SUP 
 
It should be noted, the Zoning Ordinance does not place a limitation on the depth of a 
light well.  It only requires that any light well with a depth greater than 44-inches provide 
a ladder or steps.  A ladder will be incorporated in the development of Design 1 and an 
exterior staircase will be included in Design 2.     

 
Furthermore, Section 1001 of the Town Zoning Ordinance dictates that basement exits 
including window wells, stairways, and patio areas shall not be included in the height 
measurement if the earth has been restored so as to fully screen the portion of the 
basement from view at natural grade level.  As illustrated in the Expanded Light Well 
Diagrams, Shea’s proposed design complies with this requirement and, as a result, 
adds no additional height to the current home designs.   
 
Lastly, should the Town choose to include the new light well exterior area in the homes 
square footage totals, Shea is committed to keeping the full project within the Floor Area 
Ratios approved in the 2015 SUP.   
 

The Basement Level Remains Subterranean 
 
The basement level, whether exposed by standard light wells or by the proposed 
expanded light wells, remains subterranean and, per Ordinance Section 1001 shall 
remain excluded from Floor Area Ratio calculations.  A standard light well does not 
negate a basement’s subterranean status.  The inclusion of an expanded light well, 
even with its myriad of benefits, does not change this condition.  The term 
“subterranean” is not defined in Article II of the Town Zoning Ordinance nor in the 2015 
SUP.  In fact, the only article of the Town Zoning Ordinance that defines subterranean is 
Article XXIII - Hillside Development Regulations: 

 
“That space which lies totally underground, and which 
cannot be seen from outside the exterior perimeter of the 
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structure on the same horizontal plane which originates at 
that point where the building intersects the ground.” 
 

This definition appears to require that, in order for a basement floor of a structure to be 
considered subterranean, all four walls of the floor must be fully below natural grade 
and in full contact with the surrounding earth.  This may make sense in a Hillside 
context, however for several reasons, this definition does not apply to any structure 
outside of the Hillside Development Area.  First, Section 2202 explicitly states: 

 
“…the provisions of the Article shall apply to all land within a 
Hillside Development Area as denoted on FIGURE 2 – 
HILLSIDE DEVELOPMENT AREA and to all lands where the 
natural terrain under the building pad has a slope of ten 
percent (10%) or greater whether shown in Figure 2 or not.”   

 
By the plain language of this section, the provisions of Article XXIII apply only to lands in 
the Town that fall within these requirements, and Parcel B is both on level ground and 
outside of the Hillside Development Area.  See Hillside Development Area Map, 
attached at Tab 6. 

 
Next, the last sentence of Section 1001 states that “[h]eight measurement as defined 
herein shall not be applicable in Hillside Development Areas.”  This sentence confirms 
that the methods for measuring height and defining floors in Article XXIII are unique to 
Hillside Development Areas, to the exclusion of all other areas in the Town of Paradise 
Valley. 

 
Finally, it is logical to interpret this definition of “subterranean” as applicable only to 
Hillside Development Area lands because of the unique characteristics of residential 
development on steep terrain.  Because of the slope, floors may be partially exposed 
and partially in the earth.  As a result, having a definition that requires a “subterranean” 
floor to be fully covered by dirt on all four walls would absolutely be necessary for the 
purposes of maximum building height, among other things.  Otherwise, a property 
owner could theoretically build a 10-story house with 9 “subterranean” stories that are 
only partially inset into the hillside and call it a one-story house. 

 
Because the definition of “subterranean” found in Article XXIII does not apply to any 
other article of the Zoning Ordinance, where it is found elsewhere in the code the word 
should be given its plain-language meaning: below the surface of the earth.  A 
basement can be fully subterranean (completely below natural grade) without all four 
exterior walls of the structure completely covered by earth, as is the case here.  A level 
that is fully below natural grade does not suddenly cease to be subterranean merely by 
virtue of door and staircase being installed in the exterior wall.  The basement level of 
Shea’s home offerings in Azure, therefore, should not be counted included the FAR of 
the development merely because of the expanded light wells. 
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III. Removal of 5-foot Neighborhood Walk  
 
Exhibit G-4 of the Approved Plans calls for a “5’ Neighborhood Walk” in Parcel B which 
circumnavigates the interior private drive of the subdivision.  See Pedestrian Pathway 
System attached at Tab 7. It should be noted, the tem “neighborhood walk” was never 
defined in the ordinance nor in the approved SUP.  Likewise, an exhibit or section-cut 
detailing what a “neighborhood walk” would look like was never included in the SUP.  In 
the pre-application meeting with Shea, Town Staff rightly pointed out that the inclusion 
of a 5-foot Neighborhood Walk in Parcel B was only a requirement because it was 
included among the Approved Plans in the 2015 SUP.  The Town Ordinance does not 
otherwise require that residential developments in the Town include a sidewalk or 
walking path through the neighborhood.   

 
In an effort to create a neighborhood environment more in line with an exclusive, luxury 
development, this application requests the deletion of this 5-foot neighborhood walk 
requirement in Parcel B of the Approved Plans.  Not only will the removal of the 
Neighborhood Walk contribute to the charm and exclusivity of Azure, it will provide a 
degree of consistency with the surrounding neighborhoods of the same character.  
Notably, the surrounding neighborhoods of Finisterre, Cheney Estates, and the 
immediately adjacent Judson Estates are all devoid of sidewalks and walking paths.   
 
IV. Conclusion 
 
As noted above, the proposed Minor Amendment will provides an opportunity to 
enhance and improve upon and already remarkable development plan.  The expanded 
light wells not only enhance the enjoyment of the basement levels with increased 
natural light and atmosphere, they also provide a functional, unique expansion of 
subterranean space that provides simpler egress/ingress from the backyard.  All of 
these value enhancements are provided without creating additional height or altering 
the appearance from the outside.  Additionally, the removal of the neighborhood walk 
will help enhance the sense of exclusivity of the Azure development by providing an 
experience more in line with a luxury residential neighborhood.   
 
Approval of the requested modifications will allow Shea to offer a luxury home product 
in Azure that is unsurpassed in quality and unique in design, and will have no negative 
impact on the 2015 SUP as a whole.  Rather, the implementation of the expanded light 
wells and removal of the Neighborhood Walk will improve the allure and exclusivity not 
just of the individual homes in Azure, but of the Resort as a whole.  All of these 
elements will tie together to provide a thoughtfully designed and defined identity for the 
neighborhood that complements the area and creates a distinctive environment for both 
residents and guests.   
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MASTER PLAN
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A1 Ritz-Carlton Resort Villas  

B Resort Related Luxury Homes  

C Ritz-Carlton Resort Branded Homes  

D Resort Related Attached Residences  

E1 Resort Related Retail

E2 Resort Related Mixed Use (Final Site Plan Deferred)  
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2015 Proposed SUP Overview 

Area Land Use Product Gross 
Acreage

Proposed 
Residential Units

Residential Lot 
Sizes

Average
Unit Size

Conditioned, 
sf  (9)

Maximum 
Total

Residential
Floor Area, 

sf  (4)

Maximum 
Total

Resort 
Related

Floor Area, 
sf  (4)

Lot
Coverage: 

Drip
Line Area, sf

Area
Coverage,
Percentage 

(1)

Maximum
Height, ft (2)

A The Ritz-Carlton 
Resort Hotel 

18.1 Public Spaces 352,000 234,000 29.7% 48'

 200 Hotel Rooms 24'

Accessory & Service Structures 15,000 16'

A1 Ritz-Carlton Resort Villas 11.1 94 Resort Villas 328,000 149,000 30.8% 36'

 - Food & Beverage 32,000 24'

Subtotals  - A & A1 29.2 727,000 383,000 30.1%

B
Resort Related
Luxury Homes

31.3 66 10,000 sf min 4,000 453,750 336,600 24.7% 20' /24' (3)

 13,540 sf avg (9)

 20,320 sf max (9)

C
Ritz-Carlton

Resort Branded Homes

22.5 45 12,000 sf min 4,000 309,375 236,250 24.1% 20' /24' (3)

 14,191 sf avg (9)

 37,605 sf max (9)

D
Resort Related Attached 

Residences

8.8 53 2,800 197,175 94,918 24.6% 20'/24'/36' (5)

E1 Resort Related Retail 7.2 78,400 78,400 25.0% 30'

Accessory & Service 
Structures

3,000 16'

E2 Resort Related Mixed-Use 
(Deferred)

5.7 (10)

Subtotals B,C,D & E1 69.8 972,825 81,400 748,200 24.6%

Total All Parcels (excluding E2) 99.0 Post Dedication 972,825 808,400 1,131,200 26.2%

Notes:
(1) Area coverage is calculated using drip line of structures including trellises at 50% coverage.  

Current area coverage values are an approximation.  Area Coverage in Area B and Area C will 
be permitted up to the limits established by the maximum Floor Area for each area. 

(2) The maximum heights indicated are measured from fi nish grade.  Finish grade is no more than 
2’ above existing grade or as depicted on Page E-6 and/or H Page H-6.

(3) Residential lots adjacent to public roadway are limited to one story and a 20’ maximum height.  
Specifi c lots are depicted on Page F-2 and F-3.

(4) Gross area including at-grade garages, patios, trellises, overhangs but excluding fully 
subterranean basements

(5) 36’ (three story) height only occurs as a buffer along the eastern border.  Third fl oor: interior 
area will not exceed 50%, exterior covered will not exceed 10%,  exterior uncovered will not 
exceed 10% of the second fl oor area.   One story units are limited to 20’ in height, two story 
units are limited to 24’ in height.  See Page F-4 for specifi c unit height limitations.

(6) Post-dedication acreage excluding the 1.1 acres earmarked for the Lincoln Drive right-of-way 
dedication

(7) Pre-dedication acreage including the 1.1 acres earmarked for the Lincoln Drive right-of-way 
dedication

(8) Improved Acres include landscaped right-of-way (to the back of curb) in addition to the 
perimeter Area Setbacks

(9) Illustrative values only
(10) The acreage for Area E2 is excluded from the overall Area Coverage calculation

Total Square Footage
Residential 960,300

Resort Related 808,400

Total Proposed 1,768,700 sf

Area Setbacks 
(from post dedication proper ty lines)
North of Lincoln Drive: 50'

East of Mockingbird Lane: 50'

South of Indian Bend Road: 30'

North and East of St. Barnabas 
Church

10'

Single Family Dwelling Units per Acre
Parcel B 66 du

Parcel C 45 du

Total 111 du

Net Acres 53.8 ac (6) 2.06 du/ac

Gross Acres 54.5 ac (7) 2.04 du/ac

Improved Acres 56.5 ac (8) 1.96 du/ac
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Aerial Map

SEC Indian Bend Road & Mockingbird Lane
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LIGHT WELL OPTIONS
SITE PLAN DIAGRAM



ENLARGED LIGHT WELL
SECTION CUT DIAGRAM



STANDARD LIGHT WELL
SECTION CUT DIAGRAM
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ZONING ORDINANCE 

ZO-XXII-3 

 
 

FIGURE 2 – HILLSIDE DEVELOPMENT AREA 
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