Town of Paradise Valley

Meeting Notice and Agenda
Planning Commission

Chair Karen Liepmann
Commissioner Charles Covington
Commissioner Timothy Dickman
Commissioner Pamela Georgelos
Commissioner Kristina Locke
Commissioner William Nassikas
Commissioner James Rose

6401 E Lincoln Dr
Paradise Valley, AZ 85253

Tuesday, May 16, 2023

6:00 PM

PD Auditorium

PLEASE NOTE THIS MEETING WILL BE HELD IN THE POLICE DEPARTMENT AUDITORIUM.

1. CALL TO ORDER/ROLL CALL

2. EXECUTIVE SESSION

3. APPROVAL OR AMENDMENT OF MINUTES

23-150
Staff Contact:

Attachments:

4. PRESENTATIONS

23-178

Staff Contact:

Attachments:

Approval of April 18, 2023 Planning Commission Minutes

Cherise Fullbright, 480-348-3539
4.18.23 PC Draft Minutes

Presentation by Smoke Tree Resort Representatives &
Discussion with Planning Commission on Smoke Tree Resort
Major Special Use Permit, 7101 E. Lincoln Drive

Paul Michaud, 480-348-3574
A. Staff Report

B. Applicant Presentation

Notice is hereby given that members of the Planning Commission will attend either in
person or by electronic conference system, pursuant to A.R.S. §38-431(4).

The Planning Commission may go into 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.
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Planning Commission

Meeting Notice and Agenda May 16, 2023

5. STUDY SESSION

23-172

Staff Contact:

Attachments:

ITEMS

The Study Session is open to the public for viewing, and the following items are
scheduled for discussion among the Planning Commission, Staff, and invited presenters.
Votes will not be made on any of these items, but may be made when the item is
scheduled for final action later in the meeting or at a future meeting. Public comment will
not be invited at this time.

Discussion of Smoke Tree Resort Major Special Use Permit
Amendment

Paul Michaud, 480-348-3574

A. Staff Report

B. Vicinity & Related Maps

C. SUP History
D. Application

E. Narrative & Plans Packet

E. Sign Plan
G. Noise & Lighting Studies

H. Grading, Drainage, & Utilities

|. Parking Statement

J. Traffic Impact Analysis

K. General Plan Policies

L. Guideline _Comparison

M. Statement of Direction

N. Public Comments

O. Presentation

6. PUBLIC HEARINGS - LEGISLATIVE ACTIONS

7. ACTION ITEMS

8. STAFF REPORTS

Items for Public Hearings are Legislative Actions scheduled for action by the Planning
Commission. Staff will present the item, the Planning Commission will have an
opportunity to discuss and ask questions of staff and/or the applicant, the public hearing
will open for public comment, after receiving public comment the public hearing is
closed, the Planning Commission may have further discussion, and lastly, the Planning
Commission will take action on the item by making a motion.

Items for Action are scheduled for action by the Planning Commission. Staff will present
the item, the Planning Commission will have an opportunity to discuss and ask questions
of staff and/or the applicant, and lastly, the Planning Commission will make a motion on
the item. Public comment is not required.
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Planning Commission Meeting Notice and Agenda May 16, 2023

9. PUBLIC BODY REPORTS

10. FUTURE AGENDA ITEMS

11. ADJOURNMENT

AGENDA IS SUBJECT TO CHANGE

*Notice is hereby given that pursuant to A.R.S. §1-602.A.9, subject to certain specified
statutory exceptions, parents have a right to consent before the State or any of its
political subdivisions make a video or audio recording of a minor child. Meetings of the
Planning Commission are audio and/or video recorded, and, as a result, proceedings in
which children are present may be subject to such recording. Parents in order to exercise
their rights may either file written consent with the Town Clerk to such recording, or take
personal action to ensure that their child or children are not present when a recording
may be made. If a child is present at the time a recording is made, the Town will assume
that the rights afforded parents pursuant to A.R.S. §1-602.A.9 have been waived.

The Town of Paradise Valley endeavors to make all public meetings accessible to
persons with disabilities. With 72 hours advance notice, special assistance can also be
provided for disabled persons at public meetings. Please call 480-948-7411 (voice) or
480-483-1811 (TDD) to request accommodation to

participate in the Planning Commission meeting.
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6401 E Lincoln Dr

Town of Paradise Valley Paradise Valley, AZ 85253

Action Report

File #: 23-150

AGENDA TITLE:
Approval of April 18, 2023 Planning Commission Minutes

STAFF CONTACT:
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Town of Paradise Valley 6401 E Lincoln Dr

Paradise Valley, AZ 85253

Minutes — Draft

Planning Commission

Chair Karen Liepmann
Commissioner Charles Covington
Commissioner Timothy Dickman
Commissioner Pamela Georgelos

Commissioner Kristina Locke
Commissioner William Nassikas
Commissioner James Rose

Tuesday, April 18, 2023

6:00 PM Council Chambers

1. CALL TO ORDER /ROLL CALL

Present 7 —

Chair Liepmann called the meeting to order at 6:02 PM.

Chair Karen Liepmann
Commissioner Charles Covington
Commissioner Timothy Dickman
Commissioner Pamela Georgelos
Commissioner Kristina Locke
Commissioner William Nassikas
Commissioner James Rose

STAFF MEMBERS PRESENT

Senior Planner George Burton
Community Development Director Lisa Collins
Planning Manager Paul Michaud

2. EXECUTIVE SESSION

3. APPROVAL OR AMENDMENT OF MINUTES

A. 23-130

Aye:

Approval of the April 4, 2023 Planning Commission Meeting
Minutes

A motion was made by Commissioner Locke, seconded by Commissioner
Covington, to approve the minutes. The motion carried with the following
vote:

7 — Chair Liepmann, Commissioner Covington, Commissioner Dickman,
Commissioner Georgelos, Commissioner Locke, Commissioner Nassikas,
Commissioner Rose

Town of Paradise Valley
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4. PRESENTATIONS

A. 23-124

Discussion Presentation by Scottsdale Plaza Resort
Representatives & Discussion with Planning Commission on
Scottsdale Plaza Resort Intermediate Special Use Permit, 7200 N
Scottsdale Road

Mr. Michaud provided an overview of the item. He mentioned that the
Commission requested the presentation on parking and architecture, and
the applicant would be leading the discussion. Although a parking and
traffic study are not required by the Zoning Ordinance, these are
generally submitted and reviewed with an intermediate amendment. The
Statement of Direction from the Council states that the Planning
Commission has the traffic and parking studies as a resource to
understand the scope of the project and if applicable provide general
input should parking and circulation affect the design or impact to nearby
residents. In terms of architecture, there were no specific directives, but
the General Plan policies attached to the staff report highlighted the need
for context-appropriate, high-quality design. The Commission was only
required to request what was necessary in terms of plans and documents.

Paul Basha, a consulting traffic engineer, presented the findings of the
traffic and parking studies for the Plaza Resort renovations. He
introduced several people representing Highgate Hotels, including Dina
Winder, the property owner; Michael Stromer, the architect with HKS in
Los Angeles; and Tom Galvin, an attorney with Rose Law Group. Mr.
Basha presented an aerial photograph of the existing property and noted
the substantial difference between the available parking and the needed
parking. He then focused on the details of the parking occupancy count
and presented the parking rates needed for hotel guests and conference
room users. He listed the assumptions made about how many parking
spaces were needed for each property use and subtracted the parking
spaces needed for people who were not hotel guests. The initial
calculation was that the property needed 488 parking spaces, but after
examining shared parking models, the recommendation was 571 parking
spaces. The proposed renovation would remove 255 parking spaces,
leaving 483 remaining parking spaces. To reach the required 571 parking
spaces, they proposed adding 88 underground parking spaces and 85
additional valet parking.

Commissioner Nassikas asked about how the parking places for staff
were calculated, given that the new restaurants could have more
employees than the hotel.

Mr. Basha explained that the employee-parked vehicles were included in
the parking occupancy count and that the same rate for future analysis
included the employees. He also mentioned that there were no
designated parking areas for employee parking, but there was sufficient
parking for all users of the property, and the on-site manager would
designate where employees should park.

Town of Paradise Valley

Page 2



Commissioner Georgelos asked about the expectation of staff and traffic
with the redevelopment.

Mr. Basha explained that the parking rate for the three new restaurants
was 121 spaces, which was sufficient for diners and employees. The
number of seats for the restaurants was not yet known, but they were
high-end restaurants with spacious seats and tables designed for
leisurely dining.

Commissioner Dickman expressed concern about the low number of
parking spaces allocated for the restaurants. Mr. Basha clarified that this
was in addition to the number of parking spaces occupied by hotel guests
who were also using the restaurants.

Commissioner Locke asked about the percentage of conference room
users who are hotel guests and expressed concern about the parking
availability for local conference attendees who drive their own cars.

Mr. Basha explained that the plaza resort was intended for hotel guests to
use the conference rooms and that the 20% of conference room users
that they were suggesting as needing parking spaces was already a high
number. He also clarified that the ballroom would still be used regularly,
but the diners would be hotel guests.

Commissioner Rose questioned this reasoning and suggested that
banquets could have outside attendees.

Mr. Basha reiterated that each hotel had its own intended audience, and
the plaza resort was designed for hotel guests to stay in hotel rooms and
use conference rooms.

Commissioner Rose asked if the resort would only book the banquet into
their conference room if guests stayed at the resort.

Dina Winder, representing Highgate Hotel, explained that preference
went to groups bringing in guest room and banquet revenue, but they
would book non-hotel guests if the ballroom was available. However, this
was rare since the business that was booked into the room was generally
associated with a group staying at the resort.

Commissioner Rose suggested that 59 more parking spaces might not be
enough for larger banquets with up to 500 people.

Mr. Basha clarified that the resort had agreements with two other
properties for extra parking, and parking would be accommodated weeks
and months in advance.

Commissioner Nassikas questioned if valet parking at other locations was
the planned practice for big events, and Mr. Basha confirmed.

Town of Paradise Valley
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Ms. Winder explained that they would staff accordingly and had enough
people going back and forth for these types of events.

Mr. Basha explained that events at the resort are planned in advance and
that the resort has arrangements with nearby locations for extra parking.
Commissioner Rose requested a breakdown of parking spaces needed
for guests, restaurants, ballrooms, and the spa and also wanted to know
how the number of employees.

Mr. Basha responded that offsite parking was not needed but was
provided in response to a request from the Town of Paradise Valley. He
also showed a slide that indicated 62% of parking spaces on the property
were unused.

Commissioner Dickman asked if the yellow stacked bar showing parking
for meeting rooms in the shared parking model was sufficient for Friday
night events, and Ms. Basha confirmed it was for the meeting rooms.

Chair Liepmann asked if the green spaces showing parking for the spa in
the shared parking model would be available in the evening, and Mr.
Basha explained they would be because the spa would be closed.

Mr. Michaud reminded the Commissioners to keep in mind that space
usage was not always straightforward, as someone in a restaurant or
meeting room might use parking spaces designated for other areas.

Commissioner Georgelos understood that the resort's standard practice
was to have most of its guests use the accommodations as guests of the
hotel, with deviations for ballroom events. The Commission was looking
at parking lot models and not exact usage. Commissioner Georgelos
noted that the resort had a lot of unused parking spaces in the past.

Chair Liepmann asked about the restaurants and whether they would
serve lunch or breakfast.

Ms. Winder responded that they had not yet identified the operators but
anticipated one would serve both lunch and dinner while the other two
would only serve dinner.

Michael Stromer, an architect for the project, introduced his firm to the
Commissioners, highlighting their international presence and sector-
based practices. He presented some of their past projects, which included
five-star resorts and urban projects worldwide, emphasizing their quality
of work. Mr. Stromer then focused on specific areas of the project they
were asked to provide. He showcased the proposed scale and size of the
restaurants and how they would stand out to serve both the hotel guests
and the local community. He also presented the ‘Big Sister’ lobby
building, a new building that would provide a welcoming approach to
guests. The building was inspired by mid-century modern architecture

Town of Paradise Valley
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and intended to have a different character to provide clear wayfinding.
Lastly, Mr. Stromer talked about the new guest room building, which was
replacing the surface parking area. It was influenced by the existing
architecture and used related materiality and architectural vocabulary to
blend in but not replicate.

Commissioner Nassikas thanked Mr. Stromer for his presentation and
asked about the red tile roofing materials on the existing buildings.

Mr. Stromer confirmed that the clay tile roofs on the guest room buildings
would remain, except for the ‘Little Sister’ porte-cochere, which would be
redesigned to provide a better welcome experience.

Commissioner Dickman asked for clarification on whether the old
buildings would be painted to match the new ones.

Mr. Stromer replied that the plan was to freshen them up and bring in
more natural light.

Commissioner Nassikas asked about the possibility of the restaurant
operators adding their feel to the architecture.

Ms. Winder responded that each restaurant would have its own feel but
would stay in the same style.

Commissioner Georgelos asked how the old buildings would blend with
the new buildings in a resort renovation project.

Mr. Stromer explained that while some areas would have a more
midcentury feel, there would be no major face-lifts of existing buildings to
get them to match. Instead, different architectural styles would allow for
unique guest experiences.

Commissioner Georgelos wanted a cohesive theme running through the
resort.

Mr. Stromer suggested that materiality and wayfinding would tie
everything together visually.

Commissioner Dickman asked if the resort would have one or two brands.

Ms. Winder explained that there would be two separate brands, but the
same team would operate both.

Commissioner Rose asked if the three restaurants in the resort
renovation project would be built at the same time or as they were leased.

Ms. Winder explained that they were still working through the phasing of
the project, which was complicated and would be done in phases.

Town of Paradise Valley
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Because of the underground garage, all three restaurants were expected
to be built at the same time.

Commissioner Nassikas welcomed the team to Paradise Valley and
thanked them for taking the time to answer questions.

5. STUDY SESSION ITEMS

6. PUBLIC HEARINGS - LEGISLATIVE ACTIONS

7. ACTION ITEMS

A. 23-131

Discussion and Possible Action of Club Estates 7 Lot Split
(LS-21-02). 5639 E Joshua Tree Lane (APN: 169-32-932)

Mr. Burton provided an overview of the item. This was a lot split proposal
to the Commission for review and action. The applicant wanted to
subdivide a two-acre parcel into two lots but was requesting two
deviations from the Town Code. The Commission is acting as a
recommending body and will forward a recommendation to the Town
Council for review and action. Lot one maintained the existing home, but
the Ramada must be removed to comply with the floor ratio requirements.
New lot two will be one net acres and will be required the removal of part
of the existing fence wall to comply with the code. The applicant
requested two deviations of unorthodox shaped lots and the new lot line
not perpendicular to the right-of-way, which staff did not support. The
Commission expressed concerns about the modifications and the
applicant provided two options in response. However, neither option
eliminated the requested deviations. The Commission was given three
potential actions: a recommendation of denial, recommendation of
approval subject to stipulations, or continuation of the application for
further review.

Commissioner Dickman asked if the stipulations in the recommendation
for approval were compliant with one of the options.

Mr. Burton explained that the stipulations meant everything would be in
compliance with the submitted plans and documents.

Ms. Collins added that the stipulations would mean recommending in
favor of the deviation.

Commissioner Nassikas asked if the demolition of the house was part of
the deviation, but Mr. Burton clarified that it was not and only the Ramada
will be demolished to comply with the lot coverage requirements.

Commissioner Dickman clarified that the Commission was only asked to
respond to the applicant's request and not evaluate alternatives.

Town of Paradise Valley
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Aye:

Ms. Collins explained that the only thing the Commission was looking at
was whether to support the deviation or not.

Chair Liepmann asked if the Town Council could overrule the
Commission's recommendation of denial and Mr. Burton confirmed this.
They also discussed the possibility of the applicant coming back with
other options if the recommendation was denied.

Mr. Prodanov explained that the project had been in the making for two
years and they had exhausted many options to come up with a solution
for the owner to keep the house and make the necessary site
improvements for the Town to dedicate the drainage. The owner did not
plan on building anything on the lot soon but wanted the option for his
family to build in the future. He explained that the two options were typical
in the Town of Paradise Valley, acknowledging that lot lines did not strictly
follow the code. He suggested that if the Commission considered the
options, they would have the appearance of a straight line with the site
wall, legal access to meet the intent of the code (even though it might not
be visually apparent to other homeowners in the neighborhood).

A motion was made by Commissioner Dickman, seconded by
Commissioner Covington, to have the applicant work with staff and come
up with a proposal that will be supported by the staff. The motion carried
with the following vote:

7 — Chair Liepmann, Commissioner Covington, Commissioner Dickman,
Commissioner Georgelos, Commissioner Locke, Commissioner Nassikas,
Commissioner Rose

8. STAFF REPORTS

9. PUBLIC BODY REPORTS

10. FUTURE AGENDA ITEMS

Mr. Michaud stated that the next meeting would be held on May 2 and
that one item would be discussed.

11. ADJOURNMENT

Aye:

Motion for Adjournment made at 7:25 PM.

A motion was made by Commissioner Nassikas, seconded by
Commissioner Georgelos, to adjourn the meeting. The motion carried with
the following vote:

7 — Chair Liepmann, Commissioner Covington, Commissioner Dickman,
Commissioner Georgelos, Commissioner Locke, Commissioner Nassikas,
Commissioner Rose
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Paradise Valley Planning Commission

By:

Cherise Fullbright, Secretary
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6401 E Lincoln Dr

Town of Paradise Valley Paradise Valley, AZ 85253

Action Report

File #: 23-178

AGENDA TITLE:

Presentation by Smoke Tree Resort Representatives &
Discussion with Planning Commission on Smoke Tree Resort
Major Special Use Permit, 7101 E. Lincoln Drive

STAFF CONTACT:
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TOWN

of

PARADISE VALLEY

STAFF REPORT

TO: Chair and Planning Commission Members

FROM: Lisa Collins, Community Development Director
Paul Michaud, Planning Manager

DATE: May 16, 2023

DEPARTMENT: Community Development Department — Planning Division
Paul Michaud, 480-348-3574

AGENDA TITLE: Discussion Smoke Tree Resort Major Special Use Permit
7101 E Lincoln Drive

SUMMARY STATEMENT:

Request

The applicant requests a Major Special Use Permit (SUP) amendment (SUP-23-01) of the
Smoke Tree Resort. The proposed redevelopment of the existing 5.0 net acre site includes
82 total resort guest units ranging in size from approximately 533 square feet to 1,486 square
feet (includes 5 single-story casitas with small plunge pools and a presidential suite on the
3" floor), a detached fine dining restaurant/bar with cellar and patio dining, all-day market
bistro with outdoor patios, meeting function building with outdoor event lawn, resort pool,
guest fithess and spa facility, and underground parking. The resort is located at 7101 E
Lincoln Drive (Maricopa County Assessor Number 174-64-003A) submitted by Withey
Morris, PLC, on behalf of ST HOLDCO, LLC, a Delaware limited partnership (being the land
asset management and global real estate company called Walton Global Holdings).

Purpose
The primary purpose of the May 16" work session is for the applicant to provide the Planning

Commission with a presentation on the project. Staff will review the scope of the request
focusing on areas of the proposal not meeting Special Use Permit (SUP) Guidelines and will
cover the Statement of Direction (SOD) from the Town Council. The Planning Commission
will have an opportunity to discuss and comment.

ATTACHMENT(S):
A. Staff Report
B. Applicant Presentation
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About the Site

« SEC Lincoln Drive & Quail Run
Roac

Lincoln Plaza
Medical Center

* 5.36 gross acres
e /oned SUP-R

e Surrounding Land Uses:

* North: Ritz Carlton Paradise e N B Whe BN AT 7SN
Valley (SUP-R) N N S e e = SN

e East: Lincoln Plaza Medical
Center (SUP-M)

» South: ANdAZ Scottsdale P ———
Resort & Bungalows (SUP-R) | Peredisevaliey

* West: Single-Family
Residential (R-43)

* Surrounded on three sides by

commercial land uses. WITHEY
hl |I| || MORRIS

wmbatt :
www.wmbattorneys.com N
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SmokeTree History

» Originally constructed in 1954 as
the Diamond Lazy K guest ranch,
consisting of 25 bungalows, a T R T
restaurant, and a beauty salon. . AT '

* Purchased by the Williams tamily in
1966.

¢ Rezoned SUP-Rin 1969,
establishing a new Special Use
Permit tor a resort hotel.

« SUP amended twice in early 19/0s
(SUP 71-6 and 72-12) for site
improvements and renamed

mokeTree Resort. . i P /R

» The SmokeTree Resort along with
The Other Place restaurant,
operated continuously betore

| ‘ . . l WITHEY
permanently closing in 2020. wewwmbattorneys.com lll I I |“ MORRIS

BAUGH




Proposal
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The Living Room of
Paradise Valley
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www.wmbattorneys.com I ll MORRIS
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Overview O

82-guestroom, culinary-centric boutique luxury
resort.

» // guestrooms in main building

» 5 single-story casitas with private plunge
000ls

4,600 SF event space with adjacent event
lawn.

5,300 SF resort spa facility.
Standalone tine-dining restaurant - The French
Cowboy.
* Speakeasy cocktail concept below
restaurant.

All-day restaurant, market, and bar attached to
lobby with short-term surface parking and
outdoor seating areas.

Subterranean parking structure.
e Restaurant back-of-house concealed

underneath hotel.
l WITHEY
Y LTRSS
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Residential
Zoning: R-43
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233,630 sf

Net Site Area:

Gross Area
Level B1:
First Floor:

Second Floor;

5.007 ac

218,096 sf

51,010 sf
64,350 st
26,120 st

Third Floocr: 26,100 sf
Total Gross Area:
167.580 sf

Total Gross Area Above
Grade: 116,570 sf

Lol Coverage: (Gross Areq)
Allowable: 25% 58,408 sf
Proposec: 27.5% 64,350 sf

Open Space: (Gross Areq)
Required Min 40%: 93,452 sf
Provided: 41.2% 96,271sf

Impervious Surfaces:

Allowable: 60% 140,1/8sf
Proposeqa: 58.8% 137,360sf

Room Count

First Floor:

Second Floor:

Third Floar:
Casitas:

20 keys
32 keys

25 keys
S keys

Total Project Keys : 82 keys

Parking
Level B1:
First Floor:

74 spoces
6% spaces

Total Spaces Provided:
143 spaces
1.74 spaces per key

Color Key

RESTROOMS
FOOD & BEVERAGE
© KITCHEN
BOH CIRCULATION
- BOH
LOBBY/FOH CIRCULATION
GUEST ROOMS
BALLROOM
SPA | FITNESS
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Arrival Experience

* Primary entrance on Quail Run
Road.

* Open, airy, palm tree-lined auto
court flanked by The French
Cowboy to the left (north) and event
space to the right (south).

« Valet service tor hotel guests, dining
guests at French Cowboy, and event
space Vvisitors.

» Subterranean parking area
orimarily for valet use.

* Limited surface parking available
around west, north, and east
perimeter.

» Secondary access/primary exit on
Lincoln Drive utilizing shared access
driveway with Lincoln Medical Plaza.




| obby Restaurant,
Market, and Bar

All-day restaurant/caté, market, and

bar attached to lobby, oriented

toward Lincoln Dr

Ve.

e Three-meal restaurant

» Cocktail bar/lounge
» Market bistro with takeaway food

options, wine,

and café.

North-facing patio and outdoor

seating area and fireplace.

bar seating.

duration visits.

Interior dining courtyard with outdoor

Convenient surface parking for short-

l WITHEY
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The French
Cowboy

Fine dining, dinner-only restaurant concept developed by local
chet/restauranteur Matt Carter (The Mission, Zinc Bistro, The Fat Ox).

Prominently featured at the hard southeast corner of Lincoln Drive
and Quail Run Road.

Limited outdoor seating with patio oriented toward Lincoln Drive.

Speakeasy cocktail bar concept underneath restaurant.

l WITHEY
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Main Building/Guest Ay A
Accommodations T DI L et £ Tl

* Three-story main guestroom building
with 77 keys, configured around
guest pool area and outdoor event
lawn.

» Five (5) single-story casitas with
orivate plunge pools in southwest
corner.

* Main guestroom building, resort spa,
casitas, and event space encircle pool
area and event lawn, screening the
surrounding areas from resort activity
and noise.




Parking

* Single-level T
subterranean parking i - =
structure underneath
northern half of site.

» Accessed via ramp
adjacent to service
bay on east end of
site.

» /4 total parking
spaces, primarily for
guest valet.

« Back-of-house for

restaurant
operations.
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Gross Area: 50,950 sf
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Building Height

* Project contorms to SUP
Guidelines resort height maximum

of 36 teet.

o All structures on-site limited to one
story in height (14" to 22') with
exception of main guestroom
building.

e Three-story, 36-foot-tall
elements located in southeast
corner of site.

* Away from streets/residential
and adjacent to other
commercial development.

» Three-story element adjacent to
ANdAZ resort stepped back with
deep, landscaped balconies.
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Setbacks/Open Space Criteria

e SUP Guidelines intended for N

Mminimum 20-acre resort site. o pr R e R~ e i

* Strict application of setbacks ano < ! [ e el 5

Open Space Criteria to 5.36-acre E ~ 1 BT O - ;

site renders site practically by Al

undevelopable. i el B ] J

» Targeted relief from setbacks and S

Open Space Criteria necessary for a s i

viable development: L amy = ;

» Accessory structure setback 5 = 5
relief for the French Cowboy. | ) 5

* Open Space Criteria step-back 5 A P 5

relief tor third story of ; o 5

guestroom building in southeast

Corner° L--L-----—------—--——---—----_::‘-,‘-‘,;::,_:-;: --------------- -
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Guestroom Density

« SUP Guideline ot 1 guestroom/4,000
SF intended for minimum 20-acre site.

* 10.89 guestrooms/acre.

o Strict application of SUP guidelines
would limit site to 58 guestrooms.

e Does not meet minimum viable

ceys tor modern luxury resort/hotel
operators.

» Proposed density consistent with other
recent hotel development along
_incoln Corridor.

« Appropriate level of
density/intensity for site adjacent
to other commercial/lodging
development and in close
proximity to Scottsdale Road.

Ritz-Carlton Hotel 19.09 215 11.35
SmokeTree (proposed) 5.36 82 15.30
Montelucia Hotel 19 293 15.42

l WITHEY
www.wmbattorneys.com ' l l MORRIS
BAUGH
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Summary

» Redevelopment of SmokeTree
resort site with 82-guestroom luxury
boutique resort on 5.36 gross
acres.
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* Designed for visitors, guests, and
residents alike - the Living Room of e | e i
. . i | ‘ | L 2 ll.'l Illl l|| I’
Paradise Valley o B . L] AR !."

 Culinary-centric design with fine
dining concept, all-day
restaurant/bar, and market
bistro/café.

» Subterranean parking structure to
improve open space and maximize
efficiency of site.

« Thoughtful, contextually
appropriate, targeted reliet from
SUP Guidelines mitigated by
design.
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TOWN

of

PARADISE VALLEY

STAFF REPORT

TO: Chair and Planning Commission Members

FROM: Lisa Collins, Community Development Director
Paul Michaud, Planning Manager

DATE: May 16, 2023

DEPARTMENT: Community Development Department — Planning Division
Paul Michaud, 480-348-3574

AGENDA TITLE: Discussion Smoke Tree Resort Major Special Use Permit
7101 E Lincoln Drive

SUMMARY STATEMENT:

Request

The applicant requests a Major Special Use Permit (SUP) amendment (SUP-23-01) of the
Smoke Tree Resort. The proposed redevelopment of the existing 5.0 net acre site includes
82 total resort guest units ranging in size from approximately 533 square feet to 1,486 square
feet (includes 5 single-story casitas with small plunge pools and a presidential suite on the
3" floor), a detached fine dining restaurant/bar with cellar and patio dining, all-day market
bistro with outdoor patios, meeting function building with outdoor event lawn, resort pool,
guest fithess and spa facility, and underground parking. The resort is located at 7101 E
Lincoln Drive (Maricopa County Assessor Number 174-64-003A) submitted by Withey
Morris, PLC, on behalf of ST HOLDCO, LLC, a Delaware limited partnership (being the land
asset management and global real estate company called Walton Global Holdings).

Location

The Smoke Tree resort is located at the southeast corner of Lincoln Drive and Quail Run
Road/Palmeraie Boulevard. It lies approximately 200 feet west of the Town limits and the
City of Scottsdale. It borders two public roads. These are Lincoln Drive, a major arterial,
and Quail Run Road, a local road. To the north of the resort is the Five Star Development
(specifically the proposed attached residences). To the east is a medical plaza. To the
south is the Andaz resort. To the west across the street on Quail Run Road are single-
family R-43-zoned lots.

History/Background
Use of the property as a resort began prior to its annexation into the Town in 1961. Refer
to the SUP History of the property for more information (Attachment C).

Purpose
The primary purpose of the May 16" work session is for the applicant to provide the Planning

Commission with a presentation on the project. Staff will review the scope of the request

focusing on areas of the proposal not meeting Special Use Permit (SUP) Guidelines and will 36
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cover the Statement of Direction (SOD) from the Town Council. The Planning Commission
will have an opportunity to discuss and comment.

Additional Iltems

To move the SOD forward, the applicant as in other recent Intermediate/Major SUP requests
provided applicable submittal items as outlined in Section 1102.3.C of the Zoning Ordinance.
However, these submittals required additional detail at the time of SOD. The applicant plans

to resubmit following the May 16" Planning Commission work session.

Project Data

Text in purple indicates existing conditions not within the SUP Guidelines. Text in red
indicates proposed conditions not within the SUP Guidelines. The applicant’s submittal
uses net acres that excludes only the existing Lincoln Drive right-of-way at 33 feet in width
in lieu of the typical 65 feet half width. The net numbers with the asterisk (*) excludes the
above Lincoln Drive right-of-way and the typical 25-foot half-width Quail Run Road post
dedication right-of-way as the SOD directs to calculate lot coverage and floor area ratio
based on both gross and net area.

SUP Guidelines Existing Proposed
Lot Size Minimum 20 acres 233,630 gross square feet (sf) | 233,630 sf
218,096 net sf 207,250 sf
5.4 gross acres/ 5.0 net acres | 5.4 gross acres/ 4.8 net* acres
Guest Units 58 units (gross) or 55 (net) | 30 units 82 units
Density 1 unit per 4,000 sf 1 unit per 7,788 sf (gross) 1 unit per 2,849 sf (gross)
10.7 units per gross acre | -6 units per gross acre 15.2 units per gross acre
. 1 unit per 7,720 sf (net) 1 unit per 2,660 sf (net)
11.0 units per net acre : i
6.0 units per net acre 16.4 units per net acre
1 unit per 2,527 sf (net) *
17.1 units per net * acre
Total Area 60% all impervious area 29.8% gross, 32.0% net 58.8% gross, 63% net and
Impervious 953,616 sf (Estimated 69,700 sf) 66.3% net * (137,360 sf)
Open Space Minimum 40% 65.0% gross, 70.0% net 41.2% gross, 44.1% net and
(Estimated 152,000 sf) 46.5% net * (96,271 sf)
Lot Maximum 25% 10.3% (24,100 sf — gross) 27.5% (64,350 sf — gross)
Coverage 11.1% (24,100 sf — net) 29.5% (64,350 sf — net)
31.0% (64,350 sf —net) *
Floor Area None 10.3% (24,100 sf — gross) 50.0% (116,570 sf — gross)
Ratio 11.1% (24,100 sf — net) 53.4% (116,570 sf — net)

56.2% (116,570 sf — net) *

*Net includes Quail Run Road post dedication

Scope of the Request

The request is a Major SUP amendment as the proposal is to demolish all the existing
structures and rebuild the entire site. Below is a summary of the proposed site
improvements further outlined in the Guideline Comparison (Attachment L).

= Arrival Building. The arrival building is the largest building in area proposed at the
resort. It is a principal building since it includes guest units. It houses the 3-meal
service market, lobby, event space, spa, fitness, and 77 of the 82 guest units. The
proposal is for three stories with a maximum height of 36 feet 3 inches (with the SUP
Guideline at 36 feet tall and no guideline on the number of stories), with the tallest

37
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height visible at the southeast elevation as viewed from the rear of the adjoining
medical plaza and within the pool courtyard. The second and third floors only have
guest units and mechanical/housekeeping storage rooms. The other parts of the
building range in height from 14 feet, 18 feet, and 22 feet. The building is setback 95
feet to Lincoln Drive (175 feet for the second and third stories), 55 feet to the post
dedication of Quail Run Road (175 feet for the second and third stories), 50 feet to the
east property line adjoining the medical plaza (all three stories), and 44 feet to the
south property line with the Andaz Resort (75 feet for the third story). The SUP
Guideline for height is 36 feet and 100 feet for setbacks on a principal building.

Casitas. There are five casitas attached as one principal building. The building is one-
story and at a height of 14 feet. The casitas complete the courtyard layout with the
arrival building. The casitas are setback 365 feet to Lincoln Drive, 60 feet to the post
dedication of Quail Run Road, 230 feet to the east property line adjoining the medical
plaza, and 50 feet to the south property line with the Andaz Resort. The SUP Guideline
for height is 36 feet and 100 feet for setbacks on a principal building.

French Cowboy Restaurant Building. The detached restaurant building is an accessory
building and pays homage to The Other Place restaurant that existed on the property
for decades with a location near Lincoln Drive. The narrative identifies this restaurant
as a dinner venue with cellar and patio dining options. It is one-story with a maximum
height of 18 feet (although the Conceptual Site Sections in Attachment E identify this
building at a height of 25 feet 5 % inches). The SUP Guideline for height on an
accessory structure is 24 feet. The restaurant is setback 25 feet to Lincoln Drive, 39
feet to the post dedication of Quail Run Road, 305 feet to the east property line
adjoining the medical plaza, and 360 feet to the south property line with the Andaz
Resort. The SUP Guideline for height on an accessory structure is 24 feet and 40 feet
for setbacks.

Event Lawn Gazebo. The event lawn gazebo is a small one-story accessory structure
(expected to be less than 16 feet tall and 20 feet in width and length or approximately
400 square feet) located within the arrival building/casitas courtyard. The gazebo is
setback 320 feet to Lincoln Drive, 160 feet to the post dedication of Quail Run Road,
270 feet to the east property line adjoining the medical plaza, and 135 feet to the south
property line with the Andaz Resort. The SUP Guideline for height on an accessory
structure is 24 feet and 40 feet for setbacks. There is additional detail needed, but this
structure should only be visible within the courtyard and not visible offsite.

Pool Bar/Restrooms. The pool bar/restroom structure is a small one-story accessory
structure at 11 feet tall and 30 feet in width and 35 feet in length or approximately 1,050
square feet under roof) located within the arrival building/casitas courtyard at the resort
pool. The majority of the square footage is covered patio with the bar enclosure at
approximately 200 square feet and the restrooms at approximately 125 square feet.
The bar only serves the resort pool area when it is open. This structure is setback 315
feet to Lincoln Drive, 200 feet to the post dedication of Quail Run Road, 220 feet to the
east property line adjoining the medical plaza, and 125 feet to the south property line
with the Andaz Resort. The SUP Guideline for height on an accessory structure is 24
feet and 40 feet for setbacks. There is additional detail needed, but this structure
should only be visible within the courtyard and not visible offsite.
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= Cabanas. The cabanas are small one-story accessory structures (expected to be less
than 16 feet tall and cover an area 10 feet in width and 70 feet in length or
approximately 700 square feet) located within the arrival building/casitas courtyard at
the resort pool. The cabanas are setback 285 feet to Lincoln Drive, 225 feet to the post
dedication of Quail Run Road, 165 feet to the east property line adjoining the medical
plaza, and 165 feet to the south property line with the Andaz Resort. The SUP
Guideline for height on an accessory structure is 24 feet and 40 feet for setbacks.
There is additional detail needed, but these cabanas should only be visible within the
courtyard and not visible offsite.

= Pools. The main resort pool available to all guests is within the arrival building/casitas
courtyard. This pool is approximately 2,000 square feet in water area with a size similar
to other resort pools (e.g., same water area as the main resort pool at the Andaz
Resort). The resort pool is setback 315 feet to Lincoln Drive, 240 feet to the post
dedication of Quail Run Road, 170 feet to the east property line adjoining the medical
plaza, and 95 feet to the south property line with the Andaz Resort. The SUP Guideline
for setbacks on pools that are generally available to all guests is 65 feet. This pool
should only be visible within the courtyard and not visible offsite. There are also seven
plunge pools that are not available to all guests and therefore there is no SUP
Guideline on setback. These pools are located on the south side of the site (one at
each casita and two at the spa behind a six-foot tall walled area). These pools are
setback 350 feet to Lincoln Drive, 65 feet to the post dedication of Quail Run Road, 125
feet to the east property line adjoining the medical plaza, and 35 feet (casitas) and 30
feet (spa) to the south property line with the Andaz Resort. The size of these plunge
pools are approximately 10 feet in width and 15 feet in length (150 square feet, four of
the pools are at this size), 10 feet in width and 25 feet in length (250 square feet, one of
the pools is at this size), and 7 feet in width and 10 feet in length (70 square feet, two of
the pools are at this size).

= Context Appropriate Design. The policies from the General Plan broadly cover
architecture and address context appropriate development (e.g., scale, massing,
facade articulation) and a high-quality built environment that contribute to the Town’s
identity. The proposed elevations and renderings illustrate the building architecture and
visual impact off-site. The site design mitigates the view of the three stories of the
arrival building from Lincoln Drive by the placement of the approximate 18-foot tall
market, ten-foot ceiling heights of the first and second floors compared to the 12-foot
ceiling height of the third floor, and an approximate two-foot grade difference
underneath the principal building. More review on the design will follow with additional
renderings (e.g., more views from the street, view north from Andaz, more views inside
the event lawn/resort pool area, view of the plunge pools at a casita).

Statement of Direction (SOD)
The Town Council approved the SOD to the Planning Commission at its April 27"
meeting. Below is the SOD direction by topic and the analysis to date.

1. Use. The primary areas for the Planning Commission to study include, and are not
limited to, the design/layout, impact of said uses to the surrounding area outside the
site (specifically noise and light), as well as the specific operational factors (hours of
operation, outdoor seating, etc.) and resort quality standards. For-sale product is
not proposed nor desired at this location.
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Analysis: The type of resort uses are compliant with Section 1102.2 of the Zoning
Ordinance. The site is and has been since incorporation in 1961 used as a resort,
with the resort not in operation for the last couple of years. The uses at the
proposed resort will include additional resort amenities from the past resort. Besides
additional guest units, the proposal offers two different food and beverage options
instead of one restaurant facility, an indoor/outdoor meeting function space, and
fitness/spa facilities. Improvements to the grounds include a large resort pool,
enhanced landscaping, new signage, and underground parking.

. Noise Mitigation/Impact to Adjacent Uses. 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 Qualil
Run Road. In particular, outdoor employee areas and service uses such as
maintenance, maid service/laundry, trash collection/storage, mechanical
equipment (roof/ground), outdoor areas (e.g., restaurant dining,
patios/balconies), and all other noise generating elements shall be studied. The
review shall address site design, location, and orientation; along with the
reasonable separation between incompatible uses and effective buffering of
unwanted noise, light, traffic, views of the buildings offsite, and other adverse
impacts. The Planning Commission take into account mitigation measures based
upon design (e.g., courtyards, walls), technology (e.g., installation of a distributed
audio system), and operational means through stipulations.

Analysis: The submittal includes a noise study. This study demonstrates that
noise will comply with the daytime 56 decibel limits and require the
consideration of stipulations such as the installation of noise mitigation
equipment and/or design modifications to meet nighttime and holiday 45 decibel
limits. Some items requested of the applicant for clarification includes the
impact of the plunge pools/patios and some referenced decibel levels.
Compliance with noise mitigation is under review and will be revisited.

. Density. The Planning Commission shall evaluate how the proposed density
impacts safety and quality of life. The site adjoins non-residential zoning on three
sides, and the proposed site plan has reduced density on the west and south sides
of the site.

Analysis: The site area is and has been five acres, which is a quarter of the SUP
Guideline for resorts at a minimum of 20 acres. Smoke Tree is the smallest resort
by size within the Town. The proposed density at 15.2 units per acre (gross) and
17.1 units per acre (net) falls within the density range for existing Town resorts of
3.9 units per acre (Camelback Inn located at 5201 E Lincoln Drive due to it being
the largest resort by size at 117 total acres) and 20.1 units per acre (Doubletree
Paradise Valley located at 5401 N Scottsdale Road). Based on the five acres, the
maximum number of guest units in accordance with the SUP Guideline is 58 units
(gross) or 52 and 55 (net) and the applicant proposes 82 units. The SOD directs the
Planning Commission to evaluate how the proposed density impacts safety and
quality of life.
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4. Lot Coverage/Floor Area Ratio. The Planning Commission shall consider lot

coverage and floor area ratio while taking into consideration the unique
characteristics of the site located on five acres, its proximity to the City of
Scottsdale, and that non-residential zoning adjoins three sides of the site with the
fourth side adjoining Quail Run Road adjacent to residential R-43 zoning. The
Planning Commission shall also evaluate the lot coverage and floor area ratio within
the context of the immediately adjacent properties. The lot coverage and floor area
ratio shall be calculated based on both net and gross area.

Analysis: The proposed lot coverage at 27.5% (gross) and 31.0% (net) compared to
SUP Guideline of 25% falls near the lot coverage range for existing Town resorts of
7.8% (Camelback Inn located at 5201 E Lincoln Drive due to it being the largest
resort by size at 117 total acres) and 28.7% (Omni Montelucia resort located at
4949 E Lincoln Drive). There are two Town resorts that allow for different lot
coverage requirements. The Montelucia resort allows for the maximum building
footprint (excluding roof overhangs or other projections) not greater than 25% of the
gross area and the maximum lot coverage including building footprints, overhangs,
projections, canopies, shade structures, trellis, pool cabanas and miscellaneous
structures not greater than 31% of the gross area. The Camelback Inn allows for
fully enclosed buildings at a maximum of 20% of the gross area, all other structures
at a maximum of 10% of gross area, and public areas a maximum of 30% of the
gross area. The applicant should provide more detail on lot coverage by footprint,
overhang, and other accessory structures should there be consideration in allowing
total lot coverage above the 25% SUP Guideline. The proposed floor area ratio of
50.0% (gross) and 56.2% (net) would result in the highest floor area ratio
percentage compared to existing Town resorts. The highest being the 35.1%
(Montelucia) and 34.6% (Sanctuary on Camelback Mountain located at 5700 E
McDonald Drive). As the SOD directs the Planning Commission to evaluate lot
coverage and floor area ratio within the context of the immediately adjacent
properties the applicant may want to provide lot coverage and floor area data on
nearby resorts within the City of Scottsdale. Also, the SOD allows for consideration
of lot coverage and floor area ratio based on the unique characteristics of the site
(e.g. five acre size, proximity to the City of Scottsdale, and the site adjoining non-
residential uses on three sides).

. Heights/Viewsheds. The Planning Commission shall evaluate the proposed height
and viewsheds based on its visibility of proposed buildings as seen from off-site
which may require additional visuals (e.g. sight line representation, rendering,
etc.). Lower height is encouraged on the west side of the site nearest to existing
residential properties. Heights shall comply with the SUP Guidelines with
mechanical screening and architectural elements included in the maximum height.
This site is one quarter the suggested 20-acres per the SUP Guidelines and the
location adjoins other non-residential uses. 36 feet or three-story resort
development is the exception in the Town, and will only be considered where
contextually appropriate and mitigated by design. The Planning Commission focus
shall be that the overall mass of the structures are of an appropriate scale, with
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special consideration given to the views from the south side bordering the Andaz
resort and the west side bordering Quail Run Road.

Analysis: The proposed structures are within the SUP Guidelines on height
except for two buildings (French Cowboy building on height over 24 feet and
penetrating the OSC and the arrival building on height over 36 feet and portions
of the third floor penetrating the OSC). The SOD identifies that heights comply
with the guidelines with mechanical screening and architectural elements
included in the maximum height, adding that 36 feet/three story is the exception
and only considered where contextually appropriate and mitigated by design.
The applicant could redesign the French Cowboy building to comply with the
SUP Guidelines as the amount and roof location of the encroachment on this
building is minimal. There may be options for the applicant to evaluate the design
of the third story of the arrival building.

. Setbacks. The Planning Commission shall explore appropriate setbacks for
structures and outdoor spaces, with particular attention to the setback along
Quail Run Road for the residents west of the site, visitors to the medical plaza to
the east of the site, and the Andaz resort guests south of the site related to
privacy and noise levels. 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.).

Analysis: Both the existing and proposed setbacks for the principal buildings are
not within the SUP Guideline of 100 feet. Refer to the Guideline Comparison for
more detail (Attachment L). The setback for the two story and three story elements
of the arrival building exceed a setback of 100 feet from Lincoln Drive and Qualil
Run Road. The placement of the arrival building skewed eastwards results in a
larger setback away from the single-family lots along the west side of Quail Run
Road. Also, it places the guest unit balconies further away from the homes to the
west and the Andaz Resort to the south due to the ‘L’ shape design with the open
part of the ‘L’ facing south. The roof planters on the third floor are setback 15 feet
to 25 feet from the roof edge that will limit the visibility of persons on the roof patio
for the two southernmost third floor guest units. The greatest impact of the third
story is to the east with the medical plaza and the balconies of the resort on this
side. The casitas building at one-story, 14-foot tall may have a setback less than
100 feet to the property lines of Quail Run Road and Andaz Resort, but these are
60 feet and 50 feet respectfully that would be no more impactful than an accessory
structure with a lessor 40-foot setback and 24-foot height. This building also
completes the courtyard that helps in mitigating noise/light from the event lawn.
The setbacks of the French Cowboy restaurant building (footprint/roof-patio
overhang) at the northwest corner of the site are less than the SUP Guideline for
an accessory structure of 40 feet from a public street. Town staff suggests that the
setback from the post Quail Run Road dedication property line not be less than 40
feet. Also, the applicant consider a larger setback to the existing Lincoln Drive
property line (33-foot half width right-of-way line) to account for any future right-of-
way needs.
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7. Landscaping/Buffers. The Planning Commission focus on landscaping/buffers

shall be along the perimeter of the site. This includes, and is not limited to,
appropriate screening or relocation of the utility cabinets along Lincoln Drive,
locations and screening of loading zones and dumpsters, suggested guidelines
along Lincoln Drive from the Town’s Visually Significant Corridors Master Plan
(e.g., Resort Living Character Zone), buffers along the rights-of-way adjoining the
proposed restaurant (particularly the two outdoor patios) at the Lincoln Drive and
Quail Run Road intersection, harmony of the proposed landscaping with the
adjacent landscaping (e.g., Lincoln Drive medians), appropriate type of plant
material for the location (e.g., drought tolerance, scale, seasonal color), review of
plant impact (e.qg., fire/fall hazard, pollen irritants), and appropriate stipulations
(such as maintenance, early phasing of street frontage/perimeter landscaping,
and replacing dead plant material).

Analysis: Neither the existing nor the proposed perimeter landscape and parking
buffers meet the SUP Guidelines. Refer to the Guideline Comparison for more
detail (Attachment L). The proposed plant quantities, hedge materials along the
south and east property lines, and proposed screen/patio walls along the rights-
of-way will buffer the resort as viewed from off the property with additional
changes. These changes may include a greater setback of the French Cowboy
as noted under Setbacks, a wider landscape buffer south of the access driveway
along Quail Run Road, and plant material changes along Lincoln Drive and along
the south and east property lines. Stipulations will be included regarding
maintenance/replacement of plant material along with other applicable
stipulations. Additional analysis is necessary as the applicant provides more
information.

. Exterior Lighting. The Planning Commission focus on exterior lighting shall be
how it meets SUP Guidelines and that the fixtures are of a quality expected for a
Town resort. In particular, some focus areas include lighting along the perimeter
of the site, how illumination might wash building elevations, limits on the visual
impact of string lights and palm tree lights, and impact of lighting at the second
and third floor elevations.

Analysis: The proposed lighting appears to be within the Special Use Permit
Guidelines with more information required on the hooding/shielding of fixtures
CP1, M1, and N1. Also, the material needs to include the proposed light fixtures
for the second and third floors.

. Grading/Drainage & Utilities. The Planning Commission has this information as a
resource to understand the scope of the project and if applicable provide general
input should the drainage, grading, and utilities affect the design or impact to
nearby properties.

Analysis: The site currently provides no onsite retention. The proposed
improvements will utilize parking and drive corridors to drain stormwater east and
north to match current drainage patterns through a series of catch basins and
underground retention basins. Utility improvements are onsite with basic water
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and sewer connections in Lincoln Drive at the shared access with the medical
plaza.

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 has a
positive impact on traffic safety, parking, and circulation which is reviewed by the
Town’s professional staff to ensure compliance to safety and other standards
which may require additional analysis. This analysis shall include, and is not
limited to, necessary queuing areas (e.g., deceleration lanes) and driveway
access functioning (e.g., allowed movements into and out from the driveway,
favorable geometry, sight distance, Quail Run Road primary access
considerations, and visibility). The Planning Commission has this information as a
resource to understand the scope of the project and if applicable provide general
input should these items affect the design or impact nearby residents.

Analysis: The professional staff reviewed the parking analysis and traffic analysis
and staff awaits a response from the applicant. There were aspects of the traffic
and parking analysis requiring clarification such as the categorization of certain
uses related to internal capture rate, time of day reductions, modeling
assumptions related to back of house/employees, any valet mode options, queue
storage, and additional information on warrants for deceleration lane(s).

11.Signage. Planning Commission review shall focus on the impact of sign location,
dimensions, and illumination on the streetscape and compliance with SUP
Guidelines.

Analysis: Based on the conceptual plans the proposed signs should comply with
SUP Guidelines. The applicant will provide a table summarizing the proposed
exterior signs that includes maximum sign area, height from grade to the top of
the sign, quantity, and the type of illumination. Also, the applicant will provide a
typical detail with material identified and dimensions.

12.Walls. Planning Commission review shall evaluate the setback, height, and
design of the proposed perimeter walls to ensure these walls are consistent with
the quality and design of a Town resort. No walls shall be within the post-
dedication rights-of-way.

Analysis: Many of the proposed walls do not meet the SUP Guidelines. Refer to
the Guideline Comparison for more detail (Attachment L). The four proposed
feature walls and the two French Cowboy patio walls are not within the
guidelines on height for the setback proposed. Also, the proposed six-foot tall
wall south of the Quail Run Road driveway is within the post-dedication right-of-
way which may require a larger setback and redesign (e.g., material, meander,
etc.). Additional information on the screening and/or relocation of the APS utility
cabinet north of the proposed French Cowboy restaurant building is needed.
Allowance for some taller walls at a setback closer than the guideline may or
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may not be warranted due to the resort site being a quarter of the recommended
20 acres and that walls help mitigate unwanted noise and other nuisances.

Process

The process for the SUP request is a pre-application review (completed), approval of the
SOD (completed), Planning Commission review of the SUP (in process), a Citizen Review
Session (neighborhood meeting) held by the applicant prior to the Planning Commission
recommendation, a Planning Commission public hearing on the SUP for recommendation
to Council, and Council study session(s) and Council public hearing for action on the SUP.

Public Comment

There is no required noticing or outreach with the SOD. However, Town staff received
some comments on the proposed project (Attachment N).

Next Steps
The next scheduled Planning Commission discussion is tentatively set for June 20%.

ATTACHMENT(S):

A.

OZZIrA“T~IOMMUO®

Staff Report

Vicinity & Related Maps
SUP History

Application

Narrative & Plans Packet
Sign Plan

Noise & Lighting Studies
Grading, Drainage, & Utilities
Parking Statement
Traffic Impact Analysis
General Plan Policies
Guideline Comparison
Statement of Direction
Public Comments
Presentation
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SURVE Y NOTES

This survey and the description used are based on a Commitment for Title
Insurance issued by Fidelity National Title Insurance Company, Order No.
22240874—001-MLG—-MBZ, dated January 25, 2022.

BASIS OF BEARING: The monument line of Lincoln Drive, also being the North
line of the Southeast quarter of Section 10, using a bearing of North 88
degrees 36 minutes 34 seconds East.

The Boundary information shown on this survey is based on a prior survey
prepared by Alliance Land Surveying, LLC, Job No. 120838, dated October 6,
2012, and recorded in Book 1127, Page, 5, M.C.R. The centerline and section
monuments were not re—measured and are shown based on the prior survey.
The Property corners for the subject property have been verified and exist in
the ground as shown on this survey. The bearings and distances depicted
indicate actual field or computed measurements performed during the course
of this survey. This information may vary from documents of record used for
this survey.

The building square footage shown is based on exterior measurements of the
building footprint at ground level and is not intended to reflect the interior or
leaseable area of any building. The building footprint and dimensions depict

the general configuration of the building(s).

The utility information shown is limited to visible above ground evidence. This
survey makes no attempt to depict any underground utilities and there is no
guarantee or warranty to the exact location or presence of any underground
utilities that may actually exist adjacent to or within the boundaries of the
subject property. Prior to any excavation please call an underground utility
locator or "BLUE STAKE” at (602)659—7500 for the precise location and
extent of all utilities in the area.

This Survey has been prepared exclusively for the parties stated in the
certification for use in conjunction with the escrow referenced in Survey Note
No. 1. Reproduction or use of this survey by any other party for any other
transaction or purpose is unauthorized without written authorization from
Alliance Land Surveying, LLC. The use of the word “certify” or "certification”
by a person or firm that is registered or certified by the board is an
expression of professional opinion regarding facts or findings that are the
subject of the certification and does not constitute an express or implied
warranty or guarantee (A.R.S. 32—151).

SCHEDULE "B’ ITEMS
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—@—=—— Property Corner

Reservations contained in the Patent
From: The United States of America
Recording No: Book 115 of Deeds, page 138

(AFFECTS SUBJECT PROPERTY — NOT PLOTTABLE)

(PLOTTABLE MATTERS SHOWN HEREON)

Rights of the public in and to that portion of the herein described Land as shown
on the Map/Plat: Book 6 of Road Maps, page 12
(PLOTTABLE MATTERS SHOWN HEREON)

Easement(s) for the purpose(s) shown below and rights incidental thereto as set
forth in a document:

Purpose: underground electric lines

Recording No: Docket 7328, page 755

(PLOTTABLE MATTERS SHOWN HEREON)

Matters contained in that certain document

Entitled: Resolution No 932

Recording No: 98—-0213661

(AFFECTS SUBJECT PROPERTY — NOT PLOTTABLE)

Easement(s) for the purpose(s) shown below and rights incidental thereto as set
forth in a document:

Purpose: utility

Recording No: 2005-0760319

(PLOTTABLE MATTERS SHOWN HEREON)

Matters shown on record of survey:

Recording No.: Book 865 of Maps, page 15

Recording No.: Book 1127 of Maps, page 5

(DOCUMENT IS A RECORD OF SURVEY AND DOES NOT CREATE ANY PLOTTABLE
EASEMENTS OVER THE SUBJECT PROPERTY)

Easement(s) for the purpose(s) shown below and rights incidental thereto as set
forth in a document:

Purpose: sidewalk/utility and temporary construction
Recording No: 2021—-0627971

(PLOTTABLE MATTERS SHOWN HEREON — PORTIONS OF THE EASEMENT
DESCRIPTIONS & EXHIBITS ARE ILLEGIBLE. — THE APPROXIMATE LOCATION OF THE

EASEMENTS SHOWN HEREON ARE PLOTTED BASED ON THE SURVEYOR'S
INTERPRETATION.)

Matters contained in that certain document

Entitled: Stipulated Final Partial Judgment in Condemnation

Recording No: 2021-0627971

(PLOTTABLE MATTERS SHOWN HEREON — PORTIONS OF THE EASEMENT
DESCRIPTIONS & EXHIBITS ARE ILLEGIBLE. — THE APPROXIMATE LOCATION OF THE
EASEMENTS SHOWN HEREON ARE PLOTTED BASED ON THE SURVEYOR'’S

INTERPRETATION.)
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(See Monument Table)
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(See Monument Table)

See Reference Documents
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Schedule "B” Item
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Concrete Surface
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Traffic Signal Pole
Traffic Signal Box

Dirt Road (
Fence TV Junction Box
Wall Underground Vault
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See Reference Documents
Crosswalk Button

Overhead Electric Line
Back Flow Preventer
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Electric Box

Electric Cabinet
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ALTA 7/ NSPS. LAND TITLE SURVEY

A PORTION OF THE SOUTHEAST QUARTER OF SECTION 10,
TOWNSHIP 2 NORTH, RANGE 4 EAST OF THE GILA AND SALT
RIVER BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA.
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MONUMENT TABLE

CEN. OF SEC. 10 — FND BRASS CAP IN HANDHOLE

E. 1/4 COR. SEC. 10 — FND BRASS CAP IN HANDHOLE

SE. COR. SEC. 10 — FND BRASS CAP IN HANDHOLE

S. 1/4 COR. SEC. 10 — FND BRASS CAP FLUSH
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PARCEL DESCRIPTION

PARCEL NO. 1:

The North half of the Northwest quarter of the Northeast quarter of the Southeast
quarter of Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base
and Meridian, Maricopa County, Arizona.

EXCEPT the East 200 feet, thereof.

PARCEL NO. 2:

The North half of the South half of the Northwest quarter of the Northeast quarter of
the Southeast quarter of Section 10, Township 2 North, Range 4 East of the Gila and
Salt River Base and Meridian, Maricopa County, Arizona.

EXCEPT the East 200 feet, thereof

SITE INFORMATION

ADDRESS: 7101 EAST LINCOLN DRIVE, PARADISE VALLEY, ARIZONA 85253

A.P.N.: 174—64—003A

LAND AREA:
GROSS AREA = 5.363 ACRES — 233,630 SQ. FT.
NET AREA = 5.007 ACRES — 218,096 SQ. FT.

NET AREA IS THE GROSS AREA LESS EASEMENT (6) FOR COUNTY ROAD
STRIPED PARKING SPACE TABULATION:

Regular: 65
Disabled: 4
Total: 69

REFERENCE DOCUMENTS

(R) R.0.S. PER BOOK 865, PAGE 15, M.C.R.
(R1) R.O.S. PER BOOK 1127, PAGE 5, M.C.R.

CERTIFICATION

Wo)ton Global Holdings, LLC, a Delaware limited liability Company; Gentree, LLC, an
Arizona limited liability company; and Fidelity National Title Insurance Company.

This is to certify that this map or plat and the survey on which it is based were made
in accordance with the 2021 Minimum Standard Detail Requirements for ALTA/NSPS
Land Title Surveys, jointly established and adopted by ALTA and NSPS, and includes
Items 1, 2, 4, 7(a), 7(b)(1), 7(c), 8 9, 13, and 14 of Table A thereof. The fieldwork
was completed on March 7, 2022.

March 21, 2022
G. Bryan Goetzenberger
R.L.S. 31020
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1 SMOKETREE RESORT

2 7101 E LINCOLN DRIVE

3 SPECIAL USE PERMIT HISTORY

4

5 [Last Prepared 03-29-2022]

6

7 January 15, 2020 Major SUP Amendment (SUP-18-05)

8

9 WITHDRAWN. Request of a major amendment to the site’s existing Special Use
10 Permit - Resort zoning submitted in May 2018. The proposed redevelopment of this
11 property was a complete demolition of all existing structures and construction of a
12 new resort. The original request was for 165 guest units (120 guest rooms and 30
13 resort residential units with 15 lock-offs), 145,000 square feet total floor area, lot
14 coverage at 80,000 square feet, some 3-story components with architectural portions
15 up to 45-foot tall and at a 20-foot setback to the south and east property lines. The
16 applicant later revised the proposed development for 122 guest rooms, 128,150
17 square feet total floor area, lot coverage at 58,832 square feet, a reduced 3-story
18 area along the east property line, and heights varying from 1-foot tall to 36-foot tall
19 (including an interior area near the pool at 38-foot tall).
20
21 2007 through 2008 Substantial Compliance to Special Use Permit
22
23 Building permits related to mechanical screening on the restaurant building. As part
24 of the renovation of the long-standing “The Other Place” restaurant for a new
25 restaurant tenant “REM.” Various improvements to the restaurant building fronting
26 along Lincoln Drive were made in 2007 and 2008. The mechanical roof screening on
27 the restaurant building was the most visible element completed. The improvements
28 were all in substantial compliance with the existing Special Use Permit. REM never
29 opened.
30
31 July 13,1972 Special Use Permit Amendment
32
33 Approval to change Cottage I to a non-public use, and construct additional space by
34 connecting Cottage I with "The Other Place" to provide additional kitchen facilities
35 for "The Other Place" and a rest area for its employees. Approved in accordance
36 with the recommendations of the Planning and Zoning Commission (which according
37 to the June 6, 1972 minutes was a stipulation that all equipment that will be
38 constructed on the roof area will be screened by effective means) and with special
39 consideration for Fire protection with fire hydrants.
40
41  May 27, 1971 Special Use Permit Amendment
42
43 Approval to convert a living unit to a private dining room or meeting room and
44 additional public dining space in connection with "The Other Place" restaurant. [No
45 specific stipulations were noted in the minutes. However, there is a site plan dated
46 April 23, 1971 that indicates 30 units inclusion of the office and restaurant, 11
47 buildings, 17,100 square feet for the 30 units, and 7,000 square feet for the
48 commercial.]
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59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75
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79

March 13, 1969 New Special Use Permit

Approval to modify and enlarge the existing resort including some changes in the
rooms, in front to place a new facade on the premises, to improve the parking by

paving all the dirt areas, and increased landscaping. Mention of 7 feet of dedication

along Lincoln Drive for a total width of 80 feet (40-foot half-width) and possible
condemnation of 110 feet total (55-foot half width) by Maricopa County. Approval

was subject to the following stipulations:

1.

That a condition, approved by the Town Attorney and with the approval of the
Applicant that in the event of condemnation, the condemner shall pay the actual
cost to the then owners of the property as to that portion taken. [The minutes note
that cost for condemnation is when an appraiser will break down a property to a
square foot value based on the financial statement of the owner’s cost of the land
aside from the special use thereof; noting in the motion that this apply only in the
event that the condemner uses federal funds. ]

That any new leases of commercial space within the resort be approved by the
Council.

Representations made by the applicant as to the use of the property as
recommended by the Planning & Zoning Commission be further approved and
that any other new use would have to be approved by the Council. [This refers to
the February 18, 1969 Planning & Zoning hearing for recommendation of the
Special Use Permit and a memo dated January 10, 1968 as part of the January 16,
1698 Planning & Zoning Minutes that stated the site has twenty-eight rental units,
a restaurant, public bar, private bar, hairdressing salon, and two meeting rooms]

March 12, 1964 Annexation

Annexation of the resort and other areas via Ordinance 28.
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Gulf
Leisure
(Conttd.):

Motions

Roll Call:

Scottsdale
Baptist
Church:

Smoke Tree
Resgort:

Motion:

2\ w\lir et

property owners were present to object. They included Mr, and Mrs.

John Kronenberg, Mrs. L. E. Zuhn, Mr. and Mrs. M. J. Wilton, Mr, and
Mrs. Dave Manning and Mr. W. G. Mizell, Jr. Mrs. Kronenberg read a
prepared statement citing the residents' objections, which were pri-
marily devaluation of property and invasion of privacy. A protesting
petition was also presented. No reply was forthcoming to the Mayor's
question as to what the residents would consider an acceptable use of
the land in question. Mayor Tribken pointed out that if the present
petitioners were refused, construction over which the Town would have

no control could take place in the future. Vice-Mayor Donegan mentioned
current litigation with respect to the property which could result ‘in
the construction of a Seven‘story office building on the site, In answer
to the question "Why are we changing -our Zoning Ordinance?", Council=~
woman vonAmmon advised that the Town already has resort zoning. Nearby
homeowners were concerned about drainage and flood control, and Mayor
Tribken assured them that if plans for such were not adequate and ap-
proved by the Town Engineer and State Flood Control Authorities, a
building permit would not be issued.

In answer to objections of balconies on the second story rooms, Mr. Pierce
stated that all balconies would be removed, Vice-Mayor Donegan moved to
grant a Special Use Permit for a resort hotel provided flood control
drainage were approved by the Town Engineer and State Authorities, The
question as to the final height of the buildings was raised. Mr. Plerce
stated that this would depend on how much the site would have to be éle-
vated in order to accomplish proper drainage, something which is not known
at the present time.

Councilman Kleban suggested approval of final building height be incorporated
into the motion, and Mr. Pierce wanted approval of landscaping also to be
included. Mr. Harry Ekdahl, assistant to the Planning and Zoning Commission,
suggested that the motion state that the flood control and drainage program
take into consideratiorn the nearby property owners.

The motion, as amended, was restated: "To grant a Special Use Permit for

a resort hotel with site plan approval to include landscaping, final building
height and proper flood control drainage taking into consideration the needs
of the surrounding homes.'' Councilman Worthington seconded. Mr. John
Kronenberg asked the Council by what authority it could ignore the recommen=
dation for denial by the Planning and Zoning Commission. Mayor Tribken re-
plied that the function of the Planning and Zoning Commission is advisory
orily, and that final authority lies with the Town Council: A roll call vote
was taken, and the motion carried four to two with the negative votes being
cast by Councilman Palmer and Councilwoman vonAmmon.

The hearing of Scottsdale Baptist Church was continued to the next Council
meeting as the petitioner was not present.

Mr. Curtis Williams, owner of Smoke Tree Resort requested an amendment to a
Special Use Permit to change Cottage I to a non-public use, and construct
additional space by connecting Cottage I with "The Other Place" to provide
additional kitchen facilities for "The Other Place" and a rest area for its
employees. Councilman Palmer moved to approve the amendment to the Special
Use Permit in accordance with the recommendations of the Planning and Zoning
Commission and with special consideration for Fire protection with fire
hydrants. Vice-Mayor Donegan seconded the motion, and it carried unanimously.

-3
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Motion

Smoke Tree Resort- =
Application for
Amended Special

Use Permit

coor el —

is reached between the City of Phoenix and the Town
réegarding installation and maintenance of fire hydrants.
Town Attorney Robertshaw stated that he had received

copies of the proper bond,

Councilman Donegan suggested a letter be written,

dated May 18, 1971, stating that the Mirada Los Arcos
developers agreed to install three fire hydrants,

to be hooked to City of Phoenix water lines within a

year provided agreement referred to above 1s reached
between the City of Phoenix and the Town within that

time. Mr. William Goodheart, representing Mirada Los Arcos,
agreed to sign such a letter, Town Attorney Robertshaw
composed the letter and Mayor Huntress read it.

Mr., William Goodheart signed the letter as a representative
of Mirada Los Arcos Subdivision.

Councilmen Donegan moved that the Final Plat for

Mirada Los Arcos Subdivision be approved, subject to

the provisions of the letter referred to above.

Councilman Crook seconded the motion. The motion was
carried unanimously.

Mayor Huntress read from the Minutes of the Planning
and Zoning Commission of May 18, 1971 in which the
Commission recommended approval of the Application for
an Amendment to the Special Use Permit by Smoke Tree
Resort to permit conversion of a& living unit to a
private dining room or meeting room and additional
public dining space in connection with "The Other Place"
restaurant, After the Council's discussion of aeating
capacity and available parking space, Councilman Crook
moved that the Application as submitted be approved.
Councilman Donegan seconded the motion., The motion
was carried unanimously.

Town Manager's - Town Manager's Report:

Report

a. The Arizona Public Service Power Pole move
back along Scottsdale Road between Jackrabbit
Road and Orange Blossom Lane as previously
outlined was reported upon as being caused by
the Town of Paradise Valley's granting a
Special Use Permit to the Scottsdale Baptist
Church snd widening of Scottsdale Road. A
permit, to expire at the end of ten years,
had been granted to Arizona Public Service
Compsny to build this line (69 Kv) overhead.
After considerable discussion it was decided
that APS would have to file an application
for an amendment to this permit to move the
affected poles approximately 25 feet to the
west along this stretch of Scottsdale Road.

b. The list of articles to be suctioned off by
the Town Marshal's Office, and the date set
for the auction July 15, 1971 at 10:00 a.m.
was also reported upon. Instructions to
post a list of articles and notice of auction
on 811 Town bulletin boards and have an
article in the Scottsdale Daily Progress

-2-
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MINUTES OF REGULAR MEETING OF
THE TOWN COUNCIL OF THE TOWN
OF PARADISE VALLEY, ARIZONA

March 13, 1969

A regular meeting of the Town Council for the Town of Para=-
dise Valley, Arizona, was called to order by Mayor Jack B,
Huntress at 7:30 P,M., Thursday, March 13, 1969, in the
Council Chambers at the Town Hall, 6325 North Invergordon
Road, Mayor Huntress led Council members and guests in the
Lord's Prayer and Pledge of Allegiance to our Flag.

The following Council members were present:

Mayor Jack B. Huntress
Vice-Mayor E. Robert Tribken
Councilman A, Irving Scherer

" Richard D. Fellars
' 0Oscar C. Palmer, Srs
w ' J., Stephen Simon

"

Also present weres:

Town Manager Henry Penfield
Town Attorney Fred Robertshaw
Town Engineer Gerry Sudbeck
Town Marshal Lester Naumann
Lt. Richard Kaar

Vice Mayor Tribken moved, and Councilman Simon seconded the
motion that the absence of Councilman Philip E. vonAmmon be
approved as he is out of town on businesgss. Motion passed
unanimously. ‘

Regarding the minutes of February 27, 1969, there being no
corrections or additions, Councilman Fellars moved they be
approved as submitted; seconded by Councilman Scherer and

passed unanimously. ‘

Smoketree - The Mayor proceeded to read from the minutes of the Plan-

Inn ing & Zoning Commission meeting of February 18, 1969, re-
garding the application of the Smoke Tree Inn, regarding a
request for a Used Permit to modify and enlarge the present
premises. Mr. Frank Haze Burch, Attorney for the principals
of Smoke Tree Inn presented the new site plan and explained
what is proposed to the Council. He stated that the purpose
of the application was to allow them to rehabilitate what is
now a use which has deteriorated because of problems of owner-
ships Western Savings and Loan was forced to foreclose and
take possession. This application will allow some changes in
the rooms; in front to place a new facade on the premises so
it won't be as.dismal as it is now. To improve the parking
by paving all the dirt areas and increased landscaping across
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COMMUNITY DEVELOPMENT DEPARTMENT
SPECIAL USE PERMIT APPLICATION GUIDE

Town of Paradise Valley ® 6401 East Lincoln Drive ® Paradise Valley, Arizona 85253 @ Phone: (480) 348-3693

APPLICANT & CONTACT INFORMATION

Please check the appropriate box for the Type(s) of Application(s) you are requesting
Special Use Permit

1 Managerial Amendment [ Intermediate Amendment
O Minor Amendment ml Major Amendment/New SUP

Project Name: SMokeTree Resort
Date: 2/17/23

Existing Zoning: SUP-R w Net Acres: ﬂ

7101 E. Lincoln Drive
174-64-003A

Proposed Zoning:

Property Address:

Assessor’s Parcel Number:

owner: ST HOLDCO, LLC

Address: 8800 N. Gainey Center Drive, Suite 345, Scottsdale, AZ 85258

Phone number: 480-581-8882

E-mail address: Mkeister@walton.com (Matt Keister, SVP Business Development)

Signature:
(Or provide a separate letter of authorization)

Jason Morris/Benjamin Tate

Company Name (if Applicable): Withey Morris, PLC

Address: 2925 E. Arizona Biltmore Circle, Suite A-212, Phoenix, AZ 85016
Phone number; ©02-346-4610

E-mail address: Jason@witheymorris.com  ben@witheymorris.com

Applicant/Representative:

—~
~

Signhature: T

—T

/

——
THE ABOVE APPLICANT HEREBY APPLIES FOR AN APPLICATION AS INDICATED IN THE SUBMITTED NARRATIVE,
PLANS, AND DOCUMENTS IN ACCORDANCE WITH THE TOWN CODE AND TOWN POLICIES.

FOR DEPARTMENTAL USE ONLY

SUP-23-01 02-17-2023
App.#: Submittal Date: Expiration Date:

October 21, 2020
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Unofficial
20Document
RECORDING REQUESTED BY

AND WHEN RECORDED MAIL TO: 16
Ho

ST Holdco, LLC

c/o Walton Global Holdings, LLC

8800 N. Gainey Center Dr., Suite 345

Scottsdale, Arizona 85258

Attention: Legal Department

2 200 §75

SPECIAL WARRANTY DEED

For good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, GENTREE, LLC, an Arizona limited liability company (“Grantor™), hereby conveys to
ST HOLDCO, LLC, a Delaware limited liability company (“Grantee”), the following described property
located in Maricopa County, Arizona (the “Property”):

See Exhibit “A” attached hereto and by this reference made a part hereof;,

TOGETHER WITH all of the right, title and interest of Grantor, if any, in and to all easements,
rights of way, privileges, appurtenances, and rights to the same, belonging to and inuring to the benefit of
the Property, together with any building, structures and improvements on the Property.

SUBJECT TO covenants, conditions and other instruments of record listed in Exhibit “B”
attached hereto and by this reference made a part hereof (the “Permitted Exceptions”).

AND THE GRANTOR hereby binds itself and its successors to warrant and defend the title
against the acts of the Grantor and no other, subject to the Permitted Exceptions.

[Signature page to follow]
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_. IN WITNESS WHEREOF, the Grantor has caused this Special Warranty Deed to be executed
this l’day of June, 2022.

GRANTOR:

GENTREE, LLC, an Arizona limited liability company

STATE OF [Ar: 2001, )

company, on behalf of the company.

My Commission Expires:

q.15.20

A KELLI J-VOS

; Notary Public - Arizona

/5§ Maricopa Co. ! #586972
Expires 09/15/2024
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Exhibit “A”
Legal Description

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF
MARICOPA, STATE OF ARIZONA, AND IS DESCRIBED AS FOLLOWS:

PARCEL NO. 1:

The North half of the Northwest quarter of the Northeast quarter of the Southeast quarter of Section 10,
Township 2 North, Range 4 East of the Gila and Salt River Base and Meridian, Maricopa County,
Arizona,

EXCEPT the East 200 feet, thereof,

PARCEL NO. 2:

The North half of the South half of the Northwest quarter of the Northeast quarter of the Southeast quarter
of Section 10, Township 2 North, Range 4 East of the Gila and Salt River Base and Meridian, Maricopa
County, Arizona.

EXCEPT the East 200 feet, thereof.

APN: 174-64-003A

Unofficial Document
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Exhibit “B”
Permitted Exceptions

1. Property taxes, which are a lien not yet due and payable, including any assessments collected with
taxes to be levied for the year 2022,

2. Reservations contained in the Patent

From: The United States of America
Recording No.: Book 115 of Deeds, page 138

3. Water rights, claims or title to water, whether or not disclosed by the public records.

4. Rights of the public in and to that portion of the herein described Land as shown on the

Map/Plat: Book 5 of Road Maps, page 28

5. Rights of the public in and to that portion of the herein described Land as shown on the

Map/Plat: Book 6 of Road Maps, page 12

6. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: underground electric lines
Recording No.: Docket 7328, page 755

Unofficial Document

As shown on the Survey dated March 21, 2022, last revised June 17, 2022, Job No. 220302, prepared by
Alliance Land Surveying LLC.

7. Matters contained in that certain document

Entitled: Resolution No. 932
Recording No.: 98-0213661

8. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: utility
Recording No.: 2006-0760319

As shown on the Survey dated March 21, 2022, last revised June 17, 2022, Job No. 220302, prepared by
Alliance Land Surveying LLC.

9. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: sidewalk/utility
Recording No.: 2021-06627971

10. Matters contained in that certain document

Entitled: Stipulated Final Partial Judgment in Condemnation
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Recording No.: 2021-0627971
11. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: utility
Recording No.: 2008-779388

As shown on the Survey dated March 21, 2022, last revised June 17, 2022, Job No. 220302, prepared by
Alliance Land Surveying LLC.

Unofficial Document
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SmokeTree

7101 E. Lincoln Drive
Major SUP Amendment
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Development Team

Developer
Walton Global
8800 N. Gainey Center Drive
Suite 345
Scottsdale, AZ 85258
Attorneys/Representative Architect
W“ Withey Morris, PLC Allen + Philp Partners
2525 E. Arizona Biltmore Circle 7154 E. Stetson Drive
WITHEY MORRIS®E g \ie A_D1D Fourth Floor
Phoenix, AZ 85016 Scottsdale, AZ 85251
Public Relations Development Consultant
Rose + Allyn PR High Mountain Consulting
7144 E. Stetson Drive 69730 High way 111
Suite 400 Suite 213
Scottsdale, AZ 85251 Rancho Mirage, CA 92270
Landscape Architect Lighting Design
FLOYOR Floor Associates EXP
TSt 1425 N. 15t Street 7450 Arroyo Crossing Parkway
Suite 200 Suite180
Phoenix, AZ 85004 Las Vegas, NV 89113
Engineer Traffic Engineer
CVL Consultants CivTech
4550 N. 12t Street 10605 N. Hayden Road
Phoenix, AZ 85014 Suite 140

Scottsdale, AZ 85260
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Introduction

This pre-application is being submitted on behalf of Walton Global Holdings, LLC (“Walton”), the owner
and proposed developer of approximately 5.36 gross acres located at 7101 E. Lincoln Drive in Paradise
Valley, Arizona (the “Property”), as illustrated by the Aerial Map attached as Exhibit 1. The Property is
currently zoned SUP-R (Special Use Permit - Resort) as shown in the Zoning Map at Exhibit 2 and
identified on the 2022 General Plan with a land use designation of Resort/Country Club, as shown in the
General Plan Map at Exhibit 3.

The Property is currently improved with a bungalow-style resort known as SmokeTree Resort, originally
constructed in 1954. The existing resort is currently vacant and has not undergone a meaningful update
or redevelopment since its original inception. Walton seeks to amend the existing SmokeTree Special
Use Permit to redevelop the site with a 82-key boutique luxury resort that is worthy of its promient location
at the eastern gateway to the Town of Paradise Valley, pays homage to the rich history of the site and
the Town, and raises the bar for boutique luxury resort hospitality in the Valley.

General Site Information and SUP History

As noted above, SmokeTree Resort was originally constructed in 1954 - seven years prior to the Town of
Paradise Valley’s incorporation. The resort was originally conceived as the Diamond Lazy K, consisting
of 25 apartment bungalows, a restaurant, and a beauty salon. After a period of financial difficulty, the
Property was purchased by Melinda and Curtis Williams in 1966.

The Property was rezoned to SUP-R in 1969, establishing a new Special Use Permit to allow for a resort
hotel. In the early 1970s the SUP was amended twice (SUP 71-6 and 72-12) to accommodate
improvements on-site and the Property was renamed SmokeTree Resort. SmokeTree operated
successfully for several decades in the Town of Paradise Valley, with The Other Place restaurant on the
Property becoming a local staple.

In recent years, modern resorts have established heightened guest expectations for what the Paradise
Valley resort experience should be. SmokeTree was simply unable to keep pace with these expectations
without a major redevelopment. Walton recognized an opportunity to not only build a boutique luxury
resort, but to create something truly special that captures the essence of the Paradise Valley experience
and honors the long and unique history of the SmokeTree Resort.

Surrounding Land Uses

The Property is unique within the Town of Paradise Valley in the sense that it is a commercial land use
almost entirely surrounded by commercial land uses. The established land use pattern in the immediate
area and the location of the Property at the eastern gateway to the Town provide an ideal setting for a
boutique luxury resort.

North: Paradise Valley Ritz Carlton Resort (SUP-R)
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East: Lincoln Plaza Medical Center (SUP-M)
South: ANdAZ Scottsdale Resort & Bungalows (SUP-R)
West: Single-Family Residential (R-43)

Proposed Amendment to SUP

Walton seeks to amend the existing SmokeTree Resort SUP for the development of a brand new 82-
room boutique luxury resort on the Property. The foundational principle of this project is to create a unique,
welcoming, and visually stunning resort environment that will have as much to offer the residents of
Paradise Valley as it will visitors and guests. As the “Living Room of Paradise Valley”, the proposed resort
will serve as a place for visitors and residents alike to gather, mingle, dine, and relax in casual yet refined
and upscale surroundings.

With a developable area of 5 acres, efficient use of the site is at a premium, and both subterranean and
vertical elements are necessary to maximize the usable area of the Property. Each component of the
resort has been thoughtfully designed to provide a visually stunning, comfortable environment at a scale
that is harmonious with surrounding development. Consequently, as outlined in the Development Plan
section below and illustrated by the conceptual drawings enclosed with this narrative, only a minimal
amount of relief from the SUP Guidelines is necessary.

The SmokeTree Resort site presents an enormous opportunity to create both a local gathering space and
a destination resort experience in singular, truly unique setting. The proposed project will capture the
spirit and rich legacy of the Property in a modern, culinary-centric luxury boutique resort. Designed at an
scale and intensity befitting its prominent location at the eastern gateway to the Town, The Living Room
of Paradise Valley will be as welcoming to the international traveler as it will be to the family around the
corner.

Development Plan

Overview

The proposed resort is anchored by an 82-guestroom boutique hotel and two culinary concepts that will
serve as the social center of gravity for the project - an all-day market bistro and a dinner-only fine dining
restaurant known as the French Cowboy. See Conceptual Site Plan at Exhibit 4. Prominently located
near the main entrance off Quail Run Road and oriented toward Lincoln Drive, the Market Bistro and
stand-alone French Cowboy are conveniently located to serve the both the local community and guests,
with adjacent surface parking equally accommodating both a 15-minute coffee stop and a 3-hour fine
dining experience. A large north-facing Market Patio provides a comfortable space for patrons and visitors
to enjoy a sandwich, catch up with friends over a glass of wine, and even find a quick respite with their
favorite four-legged companion.

Context and scale are fundamental to the design of the proposed resort, and each element has been
carefully planned to be harmonious with neighboring development. As illustrated by the Conceptual Site
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Plan, the vast majority of the proposed structures are single story. The primary guestroom building is the
only three-story structure on the Property and has been oriented and configured to mitigate visual impact
and preserve view corridors on Lincoln Drive. Guestrooms surround a centralized pool and amenity area,
flanked by an event lawn and indoor event space to the west. Five guest casitas with private plunge pools
occupy the southwest corner of the site.

To maximize efficient use the site and minimize visible parking areas, approximately half of the total
parking is located below grade. Approximately 74 spaces will be located below grade, with the remaining
69 surface parking spaces distributed between three parking areas on the north, west, and east sides of
the Property. Minimizing the parking at grade allows significantly more of the site to be utilized for active
uses and the buildings to be more evenly dispersed throughout the site. The site layout and building
configuration are intended to not only be attractive, intuitive, and welcoming for residents and visitors, but
for adjacent neighbors as well.

Site Standards

Lot Area 5.36 acres (Gross) 5.007 (Net)

Bulk and Density Standards

Maximum Building Height

e Principal Structures 36 Feet
e Accessory Structures 24 Feet
e Service Structures 18 Feet

Lot Coverage

e Total of All Structures (Max) 27.5%/64,350 SF (Gross)
e Total of All Impervious Surfaces (Max) 60%
e Open Space (Min) 40%

Guest Units (Max) 82

Perimeter Standards

Principal Structure Minimum Building Setbacks

e North (Lincoln Drive) 85 Feet
e East (Lincoln Medical Center) 50 Feet
e South (ANdAZ Resort) 40 Feet
e West (Quail Run Road) 55 Feet
Accessory Structure Minimum Building Setbacks
e North (Lincoln Drive) 25 Feet
e East (Lincoln Medical Center) 40 Feet
e South (ANdAZ Resort) 40 Feet
e West (Quail Run Road) 28 Feet
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Guest Pool Minimum Setbacks

¢ North (Lincoln Drive) 310 Feet
e East (Lincoln Medical Center) 150 Feet
e South (ANdAZ Resort) 90 Feet

e West (Quail Run Road) 220 Feet

Parking Lots and Interior Drives
e Adjacent to Public Streets and Non-Residential Uses Lincoln Drive: Average 20’
Quail Run Road: 15’

Landscape Buffers

e Adjacent to Non-Residential Use 30 Feet / 2’ Adjacent Existing
Non-Conforming Conditions

e Adjacent to Arterial Street 18’ Average

e Adjacent to Collector Street 30’ North of site Access
15’ South of Access

Parking Standards

Total Parking Provided 143 Spaces

Minimum Lot Area

The Resort Special Use Permit guidelines prescribe a minimum lot size of twenty (20) acre for resort
development, with the exception of properties that have existing Special Use Permits for resort uses. As
noted above, the original SmokeTree resort SUP was approved in 1969, decades before the current SUP
guidelines were created. The applicant is simply requesting to maintain the existing lot size for this SUP
and nothing less. Despite being undersized, the Property is an ideal location for a boutique resort in the
context of the surrounding land uses and the Property’s location at the eastern gateway to the Town of
Paradise Valley. It is surrounded on three sides by commercial land uses - two of which are resorts also
zoned SUP-R. The design guidelines and development standards detailed in this narrative are carefully
tailored to provide the framework for an appropriately scaled boutique resort on the Property.

Lot Coverage

As indicated by the development standards table above, Walton is requesting minimal relief from the 25%
lot coverage maximum noted in the SUP Guidelines for resorts. Despite the enormous constraints on the
project due to the undersized site, Walton has been able to maintain a lot coverage percentage close to
the SUP Guideline maximum by incorporating significant subterranean parking and a responsibly
designed three-story guestroom building into the overall site design. The result is a site with ample open
space and an open, unimposing feel despite its small size.

Building Height

The proposed resort will remain within the SUP-R height limitation of 36 feet.
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Guest Unit Density

The guest unit density of 1 unit per 4,000 square feet of site area prescribed by the SUP guidelines
contemplates a minimum site area of twenty (20) acres and would yield a maximum of 217 guest units.
At five (5) acres, however, the Property would only yield 54 guest units if the SUP Guidelines are strictly
adhered to. Quite simply, the fixed costs associated with this Property and its development cannot be
sustained by a 54-unit resort. Although the Property could support significantly greater density - Walton
has developed a site plan that balances the economic needs of the site with the Town’s vision for the
Lincoln Drive corridor and a sensitivity to the intensity of surrounding development. At 82 units, the
proposed boutique hotel is significantly lower in intensity than previous proposals for the Property and is
balanced by other accessory uses that collectively provide a substantial amenity to the residents of
Paradise Valley.

As described above, Walton’s vision is for SmokeTree to become the “living room” of Paradise Valley.
The restaurants and market are envisioned as a social, communal place for residents, visitors, and guests
to eat, drink, mingle, and relax. The proposed guest room density will support these operations while still
remaining a balanced component of the overall development.

Building Setbacks and Open Space Criteria

The most challenging set of development standards for the Property are the building setbacks and Open
Space Criteria. Because the SUP-R Guidelines were drafted and adopted with a minimum 20-acre site in
mind, applying the setback requirements to a site a quarter of the size severely restricts the buildable
area of the Property. See Setback Overlay Exhibit at Exhibit 5. As illustrated by the Setback Overlay
Exhibit, the setbacks prescribed by the SUP Guidelines create a series of increasingly restrictive building
envelopes that render the site effectively unbuildable if followed strictly.

These challenges are further compounded by the Open Space Criteria outlined in Section 3 of the SUP
Guidelines, which require a 1-to-5 step-back from the property line, beginning from a building height of
16 feet and a building setback of 20 feet. Following these criteria would result in a requirement of a 150-
foot setback for any 36-foot-tall structure on the Property. For a site that is only approximately 460 feet
by 462 feet in total area, a strict application of the Open Space Criteria would push the tallest elements
of the project exclusively into the center of the site - in conflict with the input received from staff and the
community, as well as the intent of the criteria - and into an area too small for meaningful development.

To align with the intent of the Open Space Criteria and the SUP Guidelines - protecting view corridors
and minimizing impacts on adjacent properties - the tallest elements of the proposed resort are pushed
away from public rights-of-way and adjacent to areas of neighboring properties that are not frequented
by visitors, guests, or customers where the visual impact will be minimal. As illustrated by the Height
Exhibit at Exhibit 6, the three-story guest room building is largely reserved to the southeastern quarter of
the Property and with a limited footprint as a percentage of the overall site.

As illustrated in the Site Section Exhibit at Exhibit 7, only a small portion of the three-story guest room
building falls within the 1-to-5 step-back plane prescribed by the Open Space Criteria. The building was
designed and configured to minimize both visual impact and the amount of necessary relief. Relative to
the Lincoln Plaza Medical Center to the east, the guest room building was pushed as far south as possible
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to align the massing with the medical office’s surface parking area on the south side of the building, where
the visual effect of the height is minimized.

In relation to the Andaz Scottsdale Resort & Spa to the south, the nearest portion of the guest room
building is oriented with the long axis perpendicular to the resort, minimizing the massing of the building.
Additionally, the southern end of the guest room building nearest to the ANdAZ property line will step
back away from the property line. The first block of guest units on the south side of the building will only
be two stories, with only patios for the third-story units above. See Third Floor Plan on the Conceptual
Site Plan at Exhibit 4.

Permitted Uses

Primary and accessory uses shall be permitted in accordance with Section 1102.2.A of the Paradise
Valley Zoning Ordinance.

Architectural Design

The design inspiration for the proposed resort was derived from French agrarian compounds. Historically,
these courtyarded farmsteads consisted of utilitarian buildings housing various independent functions
arranged around a central courtyard. This central space became an open workspace that provided
protection from the elements and defended the nobility. In this context, SmokeTree is designed around a
series of courtyards intended to activate the guest’s experience, take advantage of microclimates, and
screen activity, both visually and audibly from intruding into adjacent properties. See Elevations and
Conceptual Renderings at Exhibits 8 and 9.

Arrival

Guests arrive on site from the west via Quail Run Road into the arrival court. This auto court is enclosed
by the French Cowboy restaurant to the north, lobby to the east, and event space to the south. This space
is further enclosed by an entry feature assembled from eight-foot-tall sandstone wall elements that act as
a threshold to the project, monument signage, and a sound baffle to dampen any noise generated by
arrival activity.

The arrival court is set with pavers similar in color and texture to the surrounding pedestrian paths, which
continue through into the lobby and dining courtyard beyond. Delineation between pedestrian and
vehicular traffic zones is provided by a flush stone gutter that encircles the auto court to reinforce the
connection to its European influence. From arrival court, guests have four options: proceed east to be to
the lobby, turn south into the event arrival space, turn north toward the French Cowboy, or proceed
through the arrival court to the northern surface parking area serving the market bistro and lobby
restaurant.

Resort

In general terms, the resort has three masses with complementary, but slightly different architectural
expressions. The first is the amenity and support wing, which includes the lobby/arrival space, the hotel
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restaurant, and the kitchen and supporting program. This section is dominated by a low, flat roof with
deep overhangs to provide ample shade. The elevations of the amenity spaces are articulated with a
composition of solid and void. The void is composed of large glass walls that allow views from the street
and exterior through the restaurant and lobby into the dining courtyard beyond. The solid exhibits as
sandstone-clad masses that break up the glass expanses. These masses enclose utilitarian programs
like restrooms, stairs, and iconic eating experiences within the restaurant. These clad volumes are further
articulated with slot windows and small punched openings to add depth.

The second mass is the hotel room wing, a three-story lightly-colored “L” shaped wing that rises from
behind the restaurant and lobby. This volume is passively shaded from the Arizona sun by deep
continuous balconies and a perimeter column arrangement meant to add verticality to the composition.
This column configuration rings the pool area and is meant to reflect a cloistered abbey.

The last mass is an arrangement of four one-bedroom and one two-bedroom casitas to the southwest
corner of the site. This group is a low residential scaled group of stucco-clad boxes with slightly pitched
roofs. These structures have sandstone detailing to reinforce the character from the arrival. Living walls
have also been added to soften the guest's arrival and provide passive cooling at the casita entrees.
These upscale units open to the south to private yards each with its own splash pool.

Restaurant

The final component of the resort is the French Cowboy, the free-standing restaurant at the hard corner
of Lincoln Drive and Quail Run Road. The French Cowboy will be a dinner-only experience that fuses a
locally-sourced Southwestern menu elevated through French technique. This structure represents the
most literal interpretation of the French agrarian design concept, acting as the “stable” of the compound.
The building is organized as two low post and beam bays with exposed wood ceilings adjacent to a high
bay with a cathedral ceiling of exposed beams terminating at the exhibition kitchen. The clerestory
windows wrap the lower bays creating a romantic introspective space shielding guests from traffic noise
while allowing the building to be a beacon from the exterior. The high bay space is more open with views
to the west. Clad in brick, reclaimed wood, and board-formed concrete, the building speaks to its utilitarian
inspiration.

Lighting

The lighting design for the proposed resort consists of four separate sub-areas tied together by a central
theme. The four sub-areas are the Arrival Court/Parking/Site, French Cowboy/Lounge/Dining, Pool
Deck/Event Lawn, and Guestrooms/Casitas as shown in the Lighting Plan at Exhibit 10:

Arrival Court/Parking/Site

Lighting throughout the site will adhere to Dark Sky requirements while evoking the atmosphere of a high-
end resort. The arrival court will be illuminated using landscape lighting, low-level pathway luminaries,
and linear accents at sandstone benches. Throughout the site, pathways will be illuminated at a
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comfortable level using bollards, and pedestrian-scale poles with wood detailing will provide light at the
parking areas.

French Cowboy/Lounge/Dining

The overall atmosphere of the lounge and dining spaces will be warm and inviting, with sophisticated
lighting scenes to transition the areas from day into evening looks. Decorative pendants and sconces will
be supplemented by architectural lighting that will highlight features of the buildings and provide task
lighting for guests.

Pool Deck/Event Lawn

Shielded luminaries and landscape lighting will visually activate the pool deck and event lawn after
sundown to provide a relaxing and enjoyable experience for guests. The pool bar will be illuminated with
linear LED lighting and decorative pendants, while pathways throughout will be lit by bollards. The event
lawn will feature catenary mounted string lights for general lighting and sparkle across the lawn.

Guestrooms/Casitas

The complement the high-end hospitality feel of the architecture and interior design, the guestrooms will
be illuminated with decorative and architectural lights that enhance the design features and provide
comfortable task lighting. The casitas will feature romantic lighting in the garden areas, including
decorative exterior sconces, bollards, and linear lighting under the fire pits.

Screening, Fencing, and Walls

Parking areas, refuse enclosures, and equipment will be screened by materials and structures
complementing the overall building form. All parking areas will be screened with a combination of
decorative walls and landscape buffers along both Lincoln Drive and Quail Run Road. See Wall Plan at
Exhibit 11.

Infrastructure, Grading & Drainage

The SmokeTree resort wastewater system will be a private system which will outlet to the Town of
Paradise Valley system within Lincoln Drive. The system is maintained by the City of Scottsdale. The
on-site system will consist of private gravity sewer lines which will convey wastewater to an on-site lift
station. A force main will then be utilized to convey the wastewater to a public manhole which will then
connect to the existing 8-inch sewer line in Lincoln Drive.

Domestic and fire protection water will be provided on-site through a 12-foot EPCOR water easement.
An 8-inch water line will connect to the existing 16-inch water line in Lincoln Drive and an existing 12-inch
water line stub in Quail Run Rd.

The site is designed to utilize underground storage tanks for storm water retention. These tanks are
located along the perimeter of the site and will utilize drywells for ultimate dewatering of the site. Lincoln
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Drive was previously improved by the Town and no alterations are anticipated beyond pavement cuts for
utility connections. Half-street pavement improvements will be provided for Quail Run Road on the west
edge of the property. Catch basins will be utilized to direct storm water to the underground retention
tanks.

Roadway Standards & Circulation

At full build-out, the Property will have two access points - a primary entrance on Quail Run Road and a
secondary shared access on Lincoln Drive. In its current form, the Property has two driveways on Lincoln
Drive and no Quail Run Road access. Relocating the primary access from an arterial street (Lincoln Drive)
to a collector roadway (Quail Run Road) allows SmokeTree guests and visitors to have a more intimate,
enjoyable arrival experience that doesn’t feel hurried or rushed. The Property’s western Lincoln Drive
access will be closed due to its proximity to Quail Run Road and conflict with the location of the French
Cowboy restaurant.

Quail Run Road is currently a narrow local street that will be improved by both this project and adjacent
residential development on the west side of the roadway. The developer will dedicate additional right-of
way and construct half-street improvements to bring Quail Run Road up to its ultimate collector street
cross-section. Although Lincoln Drive is already built out to its ultimate arterial street pavement section,
new curb, gutter, sidewalk, and landscape improvements will be constructed consistent with the Visually
Significant Corridors Master Plan.

On-site vehicular circulation will be provided by a drive aisle that traverses the west, north, and east sides
of the site, with access to the underground parking structure at the northeast corner of the Property. To
provide full emergency access to all corners of the Property, an emergency access-only driveway will be
provided along the south and east sides of the Property connecting the southwest corner of the main
drive aisle and surface parking area to the eastern terminus of the drive aisle near the service area. The
emergency access lane will be paved with decomposed granite matched to the landscape palette.

Parking

The proposed resort will provide a total of 143 parking spaces to serve the 82 guest rooms, market,
restaurants, spa, and event space. As noted above, parking for the site is provided a series of surface
lots on the north, east, and west sides of the Property along with a subterranean parking structure that
accommodates just over half the total on-site parking.

Because of the interrelated nature of the land uses on site, the differences in peak demand among those
uses, and the site’s ability to take advantage of valet service and ridesharing, the anticipated parking
demand is significantly lower than the number of parking spaces that would otherwise be required by the
Zoning Ordinance. A full analysis of these factors was performed in the Parking Study prepared by
CivTech that is enclosed with this application. The Parking Study concludes that the in-season peak
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parking demand for the proposed resort is 140 spaces. The proposed site plan offers a total of 143
spaces, accommodating the peak anticipated parking demand for the site.

Landscaping

The landscape design for the proposed resort is intended to create shaded pedestrian-focused spaces
that provide opportunities for gathering. The Lincoln Drive streetscape includes new native shade trees
within a massing of deer grass and sculptural accents such as Agave and Desert Spoon to create a lush
green environment. Large sculptural trees placed within raised steel planters serve as landmarks,
highlighting entries and other points of interest. Low walls draped with bougainvillea to screen parking
as well as provide a burst of color. The entry plaza is highlighted with stone walls and pavers creating a
sense of arrival as well as serving to slow vehicles down as they enter this pedestrian focused space.

The various courtyard spaces provide opportunities for outdoor dining, gathering and small events. Each
of these spaces will be crafted to provide shade, vertical green and color and year-round interest. Large
shade trees line the property edges to knit into the existing palette of adjacent properties. The palette will
be composed of low-maintenance and low-water-use desert plants and accents supported by drip
irrigation to reflect local context and provide interpretive opportunities for visitors. See Landscape Plan at
Exhibit 12.
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Aerial Map

SEC Lincoln Drive & Quail Run Road — Paradise Valley, AZ
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Zoning Map

SITE

SEC Lincoln Drive & Quail Run Road — Paradise Valley, AZ
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General Plan Map
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1. Executive Summary

1.1.

1.2.

The project is a hotel tower with a mix of guestroom types. The building includes a lobby with retail,
restaurant, fithess room, meeting room, and exterior amenities including an event lawn. Lighting will
meet all local codes and standards and will have a quality lighting design that is warm and inviting.

Significant project features include:

Lobby, Elevator Lobby

Guest Accessible Common Areas
Restaurant and Bar

Guestrooms, including Suites
Fitness

Meeting Room

Outdoor Pool Decks & Cabanas
Event Lawn

2. Applicable Codes, Guidelines & Standards

2.1

2.2,

2.3.

2.4,

2.5.

2.6.

Design will be in accordance with all applicable codes, guidelines, and standards as noted below.
Where differences arise between any Code, Standard or Guideline, Codes shall prevail. In all cases,
where an edition number is not indicated, the current accepted edition will be used.

2.1.1. 2021 International Building Code
2.1.2. Applicable NFPA codes
2.1.3. IESNA The Lighting Library

2.1.4. Maricopa County Environmental Health Code (Chapter 6, Section 6, Regulation 4 — Lighting
for Public Swimming Pools)

Equipment selections will be from manufacturers whose products comply will current industry
accepted design and testing standards.

Equipment selection, specification and installation practices will reflect a commitment to long-term
longevity of system, ease of maintenance and energy efficiency.

The intended level of quality of all wiring devices will be specification grade.
The intended level of quality of all luminaires will be specification grade.

Proposed manufacturers of major equipment will be as indicated below.

Equipment
Lighting Control — Public Spaces
Lighting Control - Guestrooms

Manufacturer(s)
Lutron, ETC
Lutron

3. Lighting System

3.9.

3.10.

3.11.

occupancy sensing switches are used, the occupant will be given the ability to turn the
lights off upon exiting the room.

3.8.2. Exterior lighting will be phased; landscape lighting will come on at dusk. Landscape lighting
will turn off at a predetermined time. Photosensors shall be used to reduce or eliminate
artificial lighting when daylight is available.

3.8.3. Lighting control equipment will be comparable to a Lutron or ETC distributed system, with
an integrated digital controller.

3.8.4. For emergency lighting controlled by a wall switch, an ELCU will be provided to
automatically turn emergency lighting on in the event of loss of normal power.

Lighting and Room Device Control for Guestrooms

3.9.1. The control system will be intuitive, simple, and easy to use for all levels of guests. Several
types of lighting control devices may be used include:

° Standard switches and circuits.

o Smart switches with built-in dimmer. Each light switch shall be capable to have up to
8 customized touch buttons in a single backbox installation.

o Advanced lighting control systems based on intelligent programmable control panels
to microprocessor units, which in turn control associated lighting relays and dimmer
modules.

Emergency Lighting
3.10.1. Under normal conditions, lighting will be provided by the normal lighting luminaires. Upon

loss of normal power, the emergency generator will start and restore power to the normal
luminaires.

Lighting Fixtures (Luminaires)
3.11.1. Luminaires located exterior to the building and/or in unconditioned damp spaces, in direct
contact with the weather or washdown areas, or under cover from direct weather exposure
shall be UL listed as “Suitable for Wet Locations” unless noted otherwise.

3.11.2. Luminaires installed with direct contact with insulation shall have an “IC” rating for direct
contact with insulation.

3.11.3.  All front of house luminaires shall be integral LED wherever possible and shall be a
minimum of 90 CRI and a standard CCT of 2700K. Some specialty areas may include
warm-dim or color changing LEDs. Where integral LED is not possible, retrofit LED lamps
shall be used.

3.11.4. Refer to Section 4, Building Lighting, for descriptions of proposed light luminaires for all
front of house areas and their respective considerations.

4. Building Lighting

4.1.

Interior Public Spaces

3.1. Lighting system is comprised of luminaires, controls and emergency lighting equipment. This basis of
design covers front-of-house lighting only. All back-of-house lighting will be as selected by the
electrical engineer.

3.2. Emergency and exit/egress lighting will be provided in accordance with NFPA 101, local codes, and
IESNA guidelines.

3.3. Front-of-house luminaires will be as indicated below with a common CCT of 2700K and a CRI of at
least 90 (unless otherwise noted), and listing per Underwriter’s Laboratory (UL) or equivalent.

Area Luminaire Type

Lobby, Elevator Lobby, Meeting Rooms
(Front of House)

Recessed LED downlights, decorative
sconces & pendants, Linear LED

Restaurant, Lounge/Bar, Kitchen

Recessed LED downlights, linear LED
product displays, decorative sconces &
pendants, linear LED accents

Guest Accessible Common Areas

Recessed LED downlights, decorative
sconces & pendants, linear LED cove lights

Fitness Center/Spa

Recessed LED downlights, recessed LED
linears, linear LED cove lights, decorative
sconces & pendants

Guestrooms, including Casitas

Recessed LED downlights, decorative
sconces & pendants, linear LED coves

Lawn

Outdoor Pool Decks, Cabanas, and Event

Fully shielded luminaires, pole lights, low
mounted light sources, LED step lights

Site Lighting, including building facades,
pathways, and landscape lighting

Fully shielded, low mounted light sources,
LED step lights, landscape lighting

3.4. Lighting Illumination Levels:

lllumination levels shall be in accordance with recommendations of the llluminating Engineering
Society (IES), and the minimum levels as specified herein, along with the Special Use Permit
Guidelines of the Town of Paradise Valley. Per the NFPA 101, all paths of egress should have a
minimum of 1 footcandle of illumination during normal power and 0.1 footcandle of illumination during
emergency protocol.

Recommended Ranges of lllumination in Foot Candles:

Public Areas

Porte-Cochere 15 fc
Front Desk 20 fc
Lounges 5-15fc
Guest Elevator & Foyer 10-20 fc
Food and Beverage Outlet

¢ Restaurant 1.5-10 fc
Meeting Room 3-30fc
Fitness Center 15-40 fc
Locker Room 10-20 fc
Restrooms 5-20 fc
Guest Corridors 1-10 fc

4.1.1. The general illumination will be achieved by using small aperture, dimmable, warm white
(2700K) LED recessed downlights. In specialty areas, such as bars and restaurants, warm
dim (2400K-2700K) LEDs will be used

4.1.2. Decorative sconces and pendants may be added throughout to add sparkle and additional
soft indirect illumination, specified by the interior designer.

4.1.3. Adjustable accents may be incorporated to highlight any areas of architectural interest such
as exposed wood beams on the ceiling.

4.1.4. Warm white linear LED tape light incorporated into millwork under cabinets or under
shelving may be used to provide light to counters and retail displays. Luminaires may also
be mounted under countertops to wash face of cabinetry beneath.

4.1.5. Special artwork and featured displays will be highlighted by adjustable accents or individual
art lights.

4.1.6. Warm white linear LED luminaires incorporated into ceiling cove pockets may be used to
provide indirect cove lighting.

4.1.7. Decorative sconces may be used between mirrors over restroom sinks to provide lighting at
face level, specified by interior designer.

4.2. Interior Guest Units

4.2.1. The general illumination in the space will be achieved by varying sources including
decorative sconces, floor lamps, table lamps and recessed downlights. All sources shall
utilize warm white (2700K) LED.

4.2.2. Bathroom illumination will be achieved by using small aperture, warm white (2700K) LED
recessed downlights, beam optics vary by condition.

4.2.3. Decorative sconces may be used between mirrors over sinks to provide lighting at face
level, specified by interior designer.

4.2.4. Decorative pendants may be incorporated in living areas, specified by the interior designer.

5. Exterior Public Spaces
5.1. General Exterior Approach

5.1.1. All exterior light sources shall be shielded and have BUG ratings compliant with Dark Sky,
unless they meet the Special Use Permit guidelines for up lighting (300 lumens or less).

5.1.2. Porte Cochere areas may be lit by fixed or adjustable downlights — beam optics and output
vary by condition.

5.1.3. Low level pathway or bollards may be used to provide lighting on sidewalks for proper
egress levels as well as general aesthetic appeal. Luminaire heights may be 16” — 39",
varying based on conditions.

5.1.4. LED step lights may be used to provide illumination on stairs or ramps.

Conceptual Lighting Design

Design Specification

7101 E Lincoln Drive
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Guestrooms 2-40 fc
* General & Entry 2 fc
« Kitchenette 40 fc
e Casual chair & Headboard 15-20 fc
Guest Baths 5-20 fc
e Lavatory 5-10 fc
e Shower & Bath 10-15 fc
* Vanity 15-20 fc
Exterior Paths & Walkways 0.5-1 fc
Parking Lots max of 1.6 fc

Exterior Driveways

0.8-1.5 fc, max of 5fc

Pool Deck Areas & Outdoor Function Areas max of 5 fc

Outdoor Dining Areas

3.4.1.

3.4.2.

max of 10 fc

Continuous, even illumination is neither required nor desirable. Shadow is as important in
defining the quality of space as light.

From a safety standpoint, in areas where illumination is lower, the following requirements shall
be met:

. All walking areas should have no obstructions that could cause tripping.

. All changes of elevation including beginning and end of ramps are illuminated to a
minimum of 1 footcandle.

. All changes of elevation including stairs are illuminated to a minimum of 10
footcandles.

. All obstructions are either illuminated to define their shape or have some type of
restraining device to prevent direct approach. Defining a shape by illumination does
not necessarily mean that it needs to be lit directly. For example, a lit area behind a
unit obstruction could define the edges of the obstruction enough to provide a safe
level of illumination.

3.5. Light Quality

3.5.1.

3.5.2.

5.1.5.

5.1.6.

5.1.7.

5.1.8.

5.1.9.

5.1.10.

Quiality of light is as important, if not more so, than quantity. Our eyes are stimulated not only
by the amount of light, but also by the color. Generally, we feel safer in environments lit by
warm, bright light where colors are vibrant and easily identifiable. Recent advances in lamp
technology now offer light sources with long life, dim ability, and high color rendering ability.
LEDs will be the principle start of this project. Wherever possible, this source will be used.

Quality Level Definitions ranging from the highest expected quality level down to cost
competitive quality levels:

. Commercial — High level of quality for equipment and materials, reflecting heavy
daytime use and light nighttime use. This quality level reflects the expectation of the
contractors to provide competitively priced equipment and systems which meet the
intent of the specifications. The installation approach should be focused on
balancing cost-competitiveness with ease of maintenance.

Linear handrail LED lights may be used to provide egress illumination on stairs or ramps,
beam optics vary by condition.

LED wall sconces may be used to illuminate secondary building entrances and BOH
entries.

Landscape lighting will be coordinated with the landscape designer. Adjustable warm white
LED luminaires will highlight trees, plants, and design features for pathway and ambience
lighting. Luminaires may be ground mounted or tree strap mounted.

Area lighting will be provided for event areas as required by ownership.

Non-egress paths will be illuminated for safety, comfort, and aesthetic appeal. Obstructions
will be illuminated to define their shape. For example, a lit area behind an unlit obstruction
could define the edges of the obstruction enough to provide a safe level of illumination. In a
similar way, planters could be defined by providing LED tree uplights to define the space
instead of additional lamp posts or bollards.

Parking areas will be lit with pedestrian scale light poles that do not exceed 16’-0” in height.
Such poles will be set back from the nearest property line a distance equal to or greater
than the height of the device above natural ground level.

5.2. Pool Deck & Bar

5.2.1.

5.2.2.

5.2.3.

5.2.4.

5.2.5.

5.2.6.

5.2.7.

5.2.8.

SMOKETREE RESORT

Paradise Valley , Arizona

Pool deck areas shall be illuminated by a mix of illumination sources, which may include
pedestrian height decorative posts, flush mounted ingrade fixtures or decorative fixtures.

Submersible-grade LED floodlights specified by the pool designer may be used to provide
underwater lighting. The location of the underwater luminaires shall be such that the
underwater illumination is as uniform as possible.

Non-egress paths will be illuminated for safety, comfort, and aesthetic appeal. Obstructions
will be illuminated to define their shape. For example, a lit area behind an unlit obstruction
could define the edges of the obstruction enough to provide a safe level of illumination. In a
similar way, planters could be defined by providing LED tree uplights to define the space
instead of additional lamp posts or bollards.

LED step lights or illuminated handrails will provide illumination on stairs or ramps.

The general pool bar illumination will be achieved by using small, warm white (2700K) LED
downlights or accent lights, beam optics vary by condition.

Warm white linear LED tape light located under the bar top will provide vertical illumination
for the bar face. Luminaires may also be mounted under countertops to wash face of
cabinetry beneath.

Warm white linear LED tape light located under the counter of the back of the bar will
provide bar height task lighting for bartenders.

Decorative sconces and pendants may be added throughout to add sparkle and additional
soft indirect illumination.

Date :
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3.6.

3.7.

. Light Commercial — Cost competitiveness of equipment and materials is encouraged
by the Owner since the duty of the systems will be light. The expectation of
installation quality and workmanship shall be high. Cost competitive equipment and
material substitutions will be entertained as long as minimum code standards are
maintained.

. Hospitality — Guestroom spaces may include some residential grade equipment, but
common spaces shall reflect Commercial grade.

3.5.3. The intended level of quality of all lighting luminaires will be commercial grade.

Concept and Design Approach

3.6.1. The overall approach will be warm and inviting hospitality lighting. To compliment the
architectural and interior design of natural elegance, we will highlight selected areas and
expose shadows in others. As the user progresses through the property, the lighting will provide

balance while activating certain elevations.

Lighting control will be as indicated below.

Area Control Type

General Circulation, Lobby, Elevator Lobby

Local dimming, automated dimming control
with central tie in.

Restaurant, Bar, Cafe, Retalil

Local dimming, automated dimming control
with central tie in.

Meeting Room

Local dimming, automated dimming control
with central tie in.

Fitness Center

Local dimming, automated dimming control
with central tie in.

Restrooms

Ceiling mounted occupancy sensors

Guest rooms

Master switch with individual
switches/dimmers

Exterior Lighting

Lighting control relay panel

3.8.

Lighting Control — Project Wide

It is desirable to integrate new lighting controls into the project-wide, distributed lighting control
system of controlled dimming devices. The control system should be of a type that allows subdivision
into control zones that can operate autonomously. Localized dimming and switching racks shall be
linked through a project wide communications loop that offers centralized control with local access as
needed. This would apply to all lighting within scope and may include all remaining general lighting
project-wide. This system would also have an internal astronomical time clock to allow automatic
changes due to variations in events keyed to rising or setting of the sun. A system such as this has
the following advantages:

Maintenance of design aesthetic

Energy conversation / energy code compliance

Conservation of maintenance personnel resources

Repeatability

Flexibility in providing global changes for special events or season variations in operations

3.8.1. Occupancy sensors are used in locations where occupancy is deemed intermittent.
Occupancy sensors will dim or turn lights off at a predetermined amount of time. Where

Allen Elgallls Partners
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Lincoln Drive

Sandstone Monument
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©
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Sandstone Clad Masonry Wall *2
o
(@))
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Quail Run

New Stuccoed Block
Screen Wall: 6' Tall

293’

Existing Landscape Hedge
w New 5’ Painted Stuco
Block Wall

Existing 5" High Painted
I Stuccoed Block Wall
to Remain
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SITE PLAN - NORTH
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AZ Offi CA Offi
AC O U ST | CS 4960 S. GiII(b:eert Road, Ste 1-461 1197 Los AI\(rigeeles Avenue, Ste C-256

Sound Solutions for Planning and Design Chandler, AZ 85249 Simi Valley, CA 93065
p. (602) 774-1950 p. (805) 426-4477

February 8, 2023

Mr. Matthew J. Kosednar, Partner
Allen + Philp Partners Architects
7154 East Stetson Drive, 4th Floor
Scottsdale, AZ 85251

Subject: The Smoke Tree Resort— Noise Study and Recommendations — Town of Paradise Valley, AZ
Dear Mr. Kosednar:

MD Acoustics, LLC (MD) is pleased to provide this noise study and recommendations report as it relates to
proposed operations and events at the Smoke Tree Resort located at 7101 E Lincoln Drive, Paradise Valley,
AZ. The project was assessed with regard to potential operations and event noise, such as weddings, and
other gatherings. For your reference, Appendix A contains a glossary of acoustical terms.

1.0 Assessment Overview

This assessment evaluates the Project Noise Levels from the pool areas, event space/event lawn, grab and
go services, and the patios of the French Cowboy and Market and compares the projected noise levels to
the Town's noise ordinance. Exhibit A below shows the site plan.

Exhibit A: Site Plan
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The Smoke Tree Resort
Noise Study and Recommendations
Town of Paradise Valley, AZ

Recommendations are provided to ensure that the project operations meet the Town’s noise ordinance.
MD traveled to the project site and performed several baseline measurements to gather the existing
condition at or near the site. Measurements were performed at the property boundaries which were used
to define the existing noise condition at the site. MD utilized Type 1 sound level meters that meet ANSI S.4
engineering standards to record minute-by-minute baseline data.

2.0 Local Acoustical Requirements

MD compared the results of the noise assessment to Section 10-7-3 of the Town of Paradise Valley, Town
Code. The Town Code states: “Table 1 sets forth the noise level limits for stationary sources, and it is
unlawful to project a sound or noise, except those caused by motor vehicles, from one property into another
in excess of the stated limits”.

Table 1: Limiting Noise Levels for Stationary Sources

MAXIMUM ALLOWABLE

TIME NOISE LEVEL dB (A)
7:00 a.m. to 10:00 p.m. 56
10:00 p.m. to 7:00 a.m. and on all
Sundays and specified legal holidays 45

Therefore, project operations must comply with the Town’s noise limit of 56 dBA during daytime (7AM to
10PM) hours and 45 dBA during nighttime (10PM to 7AM) hours and on all Sundays and specified legal
holidays.

3.0 Study Method and Procedure

Existing Noise Condition/Baseline

On July 7, 2020 four (4) 10-minute baseline noise measurements were conducted at the project site from
9:10 AM to 10:01 AM. The project site is adjacent to Lincoln Drive (a major arterial roadway) to the north
and resort property beyond Lincoln Drive continuing north, special use medical on the east, resort to the
south, and residential to the west. Noise data indicate that the ambient noise level ranges from 47.0 dBA
Leq near the residence on the west to 63.9 dBA Leq near E Lincoln Drive on the north. Additional field notes
and photographs are provided in Appendix B. While on site, MD noted that the primary source of noise was
traffic and construction on E Lincoln Drive.

Current noise levels along Lincoln Drive exceed the Town’s 56 dBA noise ordinance. Per the Town’s noise
ordinance, traffic noise is exempt; however, it should be noted that the baseline conditions were monitored
for reporting purposes. The noise level of 63.9 dBA was recorded within 40 feet of the centerline of the
roadway. The noise would be approximately 60 dBA at 100 feet. This information is relevant because it
demonstrates that the project site operational noise level (e.g. patios) are impacted by existing traffic
conditions.

Stationary Noise Level Prediction Modeling

SoundPlan Acoustic Modeling Software (SP) was utilized to model the operational noise levels from the
project site. SP acoustical modeling software is capable of evaluating stationary noise sources (e.g.,
loudspeakers for live events, parking lots, crowds, loading/unloading, patios, etc.) and much more. SP’s
software utilizes algorithms (based on inverse square law) to calculate noise level projections. The software
allows the user to input specific noise sources, spectral content, sound barriers, building placement,
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topography, and sensitive receptor locations. In addition, SP can model the noise sources as point sources,
line sources, and area sources. Noise level output data is located in Appendix C.

The future worst-case noise level projections were modeled using referenced sound level data for the
various stationary on-site noise sources. The model assumes noise projections at 5-feet above the ground

level. Table 2 below outlines the referenced noise levels used to calibrate the models.

Table 2: Reference Sound Level Measurements for SoundPlan Model

Source Source Type Reference Level (dBA) | Distance (ft)
Outdoor Pools Area Source 65 1
Outdoor Dining Area Source 65 1
Loading/Unloading Area Point Source 75 10
Event Lawn/Audience (200 people)! Area Source 63 50
Event Lawn/Audience (35 people)! Area Source 55 50
Loudspeakers Point Source 84 5

1.  Seereference levels from Bollard Acoustics, (Winery and Farm Brewing Zoning Acoustical Study, 2019), Appendix D. Bollard Acoustics measured 60 dBA for
100 people however doubling or halving the number of audience would result in a 3 dBA increase or reduction per logarithmic addition following acoustical
principles.

SoundPlan modeling software was used to show to the noise impact from the French Cowboy outdoor
dining areas, the outdoor market area, grab and go services, the loading dock, the outdoor pool, and the
event lawn. Four (4) scenarios were used to evaluate the noise impact from the event lawn based on
different usage scenarios. Recommendations are provided to ensure noise from the event lawn does not
exceed the Town’s noise ordinance.

The resort pool was modeled as an area source with reference levels of 65 dBA at 1 feet. This represents
low level music and patrons utilizing the pool area based on measurements performed at a similar amenity
located in Paradise Valley.

The outdoor patios and grab and go services were modeled as area sources with a reference noise level of
65 dBA at 1 feet. This represents noise levels associated with patron conversation and low-level music. This
level was used for outdoor dining at the French Cowboy, at the market courtyard, and at the grab and go
service areas.

The loading/unloading area (delivery location) was modeled as a point source with a reference level of 75
dBA at 10 feet. This is to represent the average noise level of an idling truck and would be a temporary
increase. MD has provided reference sound level cut sheet from measurements performed at MD’s facility.

Event Lawn Assumptions

Scenario 1: 200 People, No Amplified Sound

Monday — Saturday — 7AM to 10PM

Scenario 1 assumes the event lawn hosts a gathering of 200 people with light music (acoustic instruments,
e.g., violins, harps, acoustic guitars, etc.) or speech. The event lawn/audience was modeled as an area
source with a reference noise level of 63 dBA at 50 feet.
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Scenario 2: Typical Audio System

Monday — Saturday — 7AM to 10PM

MD has completed noise studies at several resorts in Paradise Valley, including The Sanctuary, Andaz,
Scottsdale Plaza Resort, El Chorro, and others. The most common sound system used at outdoor events
consists of two speakers mounted at about 5’ high with a microphone for speech. Scenario 2 assumes the
event lawn hosts an event where such an audio system is in use, with the levels limited to 84 dBA at a
distance of 5 ft so as not to exceed the Town’s noise limit. For speech, it is assumed that the amplified
system would be used for wedding vows or speeches.

Scenario 3: Distributed Audio System

Monday — Saturday — 7AM to 10PM

Scenario 3 shows the effect of using a distributed audio system with several loudspeakers set at a lower
volume to better distribute the sound around the event lawn area. This scenario shows that more speakers
set at lower levels can provide better sound coverage within the event lawn while maintaining the same
noise levels at the property lines.

Scenario 4: 35 People, No Amplified Sound

Sundays and Holidays — 7AM to 10PM

Scenario 4 assumes the event lawn hosts a maximum of 35 people with light music (acoustic instruments)
or speech. The event lawn/audience was modeled as an area source with a reference noise level of 55 dBA
at 50 feet.

The SP model assumes that all noise sources are operating simultaneously (worst-case scenario), when in
actuality the noise will be intermittent and lower in noise level.

4.0 Findings and Recommendations

Scenario 1: 200 People, No Amplified Sound

Monday through Saturday — 7AM to 10PM

Scenario 1 - Description

Scenario 1 assumes 200 people with no amplified sound. This represents the background noise level due to
people mingling in the event lawn area, presumably during the dinner portion of an event or cocktail hour.
Light ambient music from acoustical instruments and the sound of people talking and laughing characterize
this scenario. It is assumed that gatherings of this size are only allowed Monday through Saturday between
7 AM and 10 PM.

Scenario 1 - Project Operational Noise Levels

Appendix C shows the operational Project Noise Levels at the property lines. Operational Project Noise
Levels at the adjacent uses are anticipated to range between 43 dBA to 50 dBA Leq (depending on the
location), which complies with the Town’s noise limit of 56 dBA.

Scenario 1 - Project Plus Ambient Operational Noise Levels

Table 3 demonstrates the operational Project Noise Levels plus the ambient noise levels which is
provided to demonstrate the change in noise level as a result of the event lawn, resort pool, outdoor
dining patios, and delivery location. Project plus ambient noise level projections are anticipated to range
between 48 to 54 dBA Leq at receptors (R1 - R3).
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Table 3: Event Lawn Scenario 1 — Worst-case Predicted Operational Leq Noise Level®

. .. Project .
Existing Noise Total Daytime Exceeds
q Ambient Noise Combined (7AM - 10PM)
Receptor™ | Floor Level . . ... Standard
Level (dBA Noise Level Stationary Noise Limit Yes/No
(dBA, Leq)? Leq); (dBA, Leq) (dBA, Leq)

1 1 47 50 52 No

51 50 54 56.0 No

3 1 47 43 48 No

Notes:

1 Receptors 1-3 represent the adjacent property lines.

% See Appendix B for ambient noise data.

3 See Appendix C for the operational noise level projections at said receptors.

As shown in Table 3, the project does not exceed the Town’s noise ordinance at the property lines.

Scenario 2: Typical Audio System

Monday through Saturday — 7AM to 10PM

Scenario 2 - Description

Scenario 2 models the portion of an event where an audio system with two (2) loudspeakers is in use. The
loudspeakers are placed at the east end of the event lawn with the levels limited to 84 dBA at a distance of
5 ft so as not to exceed the Town’s noise limit. It is assumed that this type of audio system is only allowed
Monday through Saturday between 7 AM and 10 PM.

Scenario 2 - Project Operational Noise Levels

Appendix C shows the operational Project Noise Levels at the property lines for this scenario. Operational
Project Noise Levels at the adjacent uses are anticipated to range between 44 dBA to 53 dBA Leq at the
property lines (depending on the location), which complies with the Town’s noise limit of 56 dBA.

Scenario 2 - Project Plus Ambient Operational Noise Levels

Table 4 demonstrates the operational Project Noise Levels plus the ambient noise levels which is
provided to demonstrate the change in noise level as a result of the event lawn, resort pool, outdoor
dining patios, and delivery location. Project plus ambient noise level projections are anticipated to range
between 49 to 55 dBA Leq at receptors (R1 — R3), which complies with the Town’s noise ordinance.

Receptor 4 is provided to show the noise limit applied to the audio system at a distance of 5 ft. Receptor
5 is provided to show the noise level at the back of the event lawn for illustrative purposes.

<Table 4, next page>
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Table 4: Event Lawn Scenario 2 — Worst-case Predicted Operational Leq Noise Level®

. .. . . Total Daytime
Existing Ambient Project . g Exceeds
a . . Combined (7AM - 10PM)
Receptor® | Floor Noise Level Noise Level Noise Level | Stationary Noise Limit Standard?
dBA, Leq)? dBA, Leq)? Yes/No
(dBA, Lea) (dBA, Lea)™ | (4B, Leq) (dBA, Leq) /
1 1 47 53 54 No
2 1 51 53 55 56.0 No
3 1 47 44 49 No
4 1 NA 84 NA NA NA
5 1 NA 70 NA NA NA
Notes:
L Receptors 1-3 represent the adjacent property lines. Receptor 4 is the maximum allowable limit 5' from the speakers to not exceed the Town
limit. Receptor 5 is provided to illustrate noise level at a point in the event lawn furthest from the typical speakers.
2 See Appendix B for ambient noise data.
3 See Appendix C for the operational noise level projections at said receptors.

As shown in Table 4, the project does not exceed the Town’s noise ordinance at the property lines.

Scenario 3: Distributed Audio System

Monday through Saturday — 7AM to 10PM

Scenario 3 - Description

Scenario 3 models the portion of an event where a distributed audio system with several loudspeakers is in
use. The loudspeakers are placed throughout the event lawn with the levels limited to 79 dBA at a distance
of 5 ft so as not to exceed the Town’s noise limit. It is assumed that this type of audio system is only allowed
Monday through Saturday between 7 AM and 10 PM.

Scenario 3 - Project Operational Noise Levels

Appendix C shows the operational Project Noise Levels at the property lines for this scenario. Operational
Project Noise Levels at the adjacent uses are anticipated to range between 44 dBA to 53 dBA Leq at the
property lines (depending on the location), which complies with the Town’s noise limit of 56 dBA.

Scenario 3 - Project Plus Ambient Operational Noise Levels

Table 5 demonstrates the operational Project Noise Levels plus the ambient noise levels which is
provided to demonstrate the change in noise level as a result of the event lawn, resort pool, outdoor
dining patios, and delivery location. Project plus ambient noise level projections are anticipated to range
between 49 to 55 dBA Leq at receptors (R1 — R3), which complies with the Town’s noise ordinance.

Receptor 4 is provided to show the noise limit applied to the audio system at a distance of 5 ft. Receptor
5 is provided to show the noise level at the back of the event lawn for illustrative purposes.

<Table 5, next page>
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Table 5: Event Lawn Scenario 3 — Worst-case Predicted Operational Leq Noise Level®

. .. . . Total Daytime
Existing Ambient Project . g Exceeds
2 . . Combined (7AM - 10PM)
Receptor™ | Floor Noise Level Noise Level . . . . . | Standard
(dBA, Leg)? (dBA, Leg)? Noise Level Stationary Noise Limit Yes/No
! ! (dBA, Leq) (dBA, Leq)
1 1 47 52 53 No
2 1 51 52 55 56.0 No
3 1 47 44 49 No
4 1 NA 79 NA NA NA
5 1 NA 74 NA NA NA
Notes:
1 Receptors 1-3 represent the adjacent property lines. Receptor 4 is the maximum allowable limit 5' from the speakers to not exceed the Town
limit. Receptor 5 is provided to illustrate noise level at a point in the event lawn furthest from the typical speakers.
% See Appendix B for ambient noise data.
3 See Appendix C for the operational noise level projections at said receptors.

As shown in Table 5, the project does not exceed the Town’s noise ordinance at the property lines. The
distributed audio system provides better sound coverage within the event lawn space while preventing
the resort from exceeding the noise limits at the property lines.

Sundays/Holiday

Scenario 4:

Scenario 1 assumes a maximum of 35 people with no amplified sound. This represents the background noise
level due to people mingling in the event lawn area, presumably during the dinner portion of an event or
cocktail hour. Light ambient music from acoustical instruments and/or the sound of people talking and
laughing characterize this scenario. It is assumed that gatherings are limited to this size on all Sundays and
specified holidays in order to comply with the Town’s noise limit.

Scenario 4 - Project Operational Noise Levels

Appendix C shows the operational Project Noise Levels at the property lines. Operational Project Noise
Levels at the adjacent uses are anticipated to range between 43 dBA to 45 dBA Leq (depending on the
location), which complies with the Town’s noise ordinance.

Scenario 4 - Project Plus Ambient Operational Noise Levels

Table 6 demonstrates the operational Project Noise Levels plus the ambient noise levels, which is
provided to demonstrate the change in noise level as a result of the event lawn, resort pool, outdoor
dining patios, and delivery location. Project plus ambient noise level projections are anticipated to range
between 48 to 52 dBA Leq at receptors (R1 — R3).

<Table 6, next page>

MD Acoustics, LLC 7

JN: 09822204_Letter Report

140



The Smoke Tree Resort
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Table 6: Scenario 4 - Worst-case Predicted Operational Leq Noise Level®

. .. Project
Existing Noise Total Exceeds
A Ambient Noise Combined Stationary Noise Limit
Receptor™ | Floor Level . . Standard
Level (dBA Noise Level Sundays and Holidays Yes/No
(dBA, Leq)? Leq); (dBA, Leq) (dBA, Leq)

1 47 42 49 No

2 51 45% 52 45.0 No

3 47 43 48 No

Notes:

1 Receptors 1-3 represent the adjacent property lines.
% See Appendix B for ambient noise data.
3 See Appendix C for the operational noise level projections at said receptors.
4 Receptor 3 reads 48 dBA at the property line wall; however, the contours show that the levels are less than 45 dBA at all points south of the property
line wall; therefore, the value on the opposite side of the wall is used.

As shown in Table 6, the project does not exceed the Town’s noise ordinance at the property lines.

Mitigation Measures

To meet the Town’s Daytime 56 dBA limit the analyzed portion of the project must implement the following

mitigation measures.

Loudspeaker/PA system must not exceed 84 dBA at 5-feet from the speakers for Scenario 2
configuration. These limits will be built into the contract and levels will be set by computer to reduce
user error.

Loudspeaker/PA system must not exceed 79 dBA at 5-feet from the speakers for Scenario 3
configuration. These limits will be built into the contract or a limiter will be built into the house
sound system and levels will be set by computer to reduce user error.

All live music or events (e.g., live performers, string quartets) must be concluded and be moved
indoors at or before 10:00 PM per the Town’s noise ordinance on Monday through Saturday.

Any background or directional speakers at the pool area and/or patios must not be perceptible at
the property line. This can be achieved via the volume adjusted through the volume control knob.

The project must implement 6’ tall CMU (or equivalent) walls at the west edge of the property to
block noise to the adjacent properties.

To meet the Town’s Sunday/Holiday 45 dBA limit the analyzed portion of the project must implement
the following mitigation measures.

e Only non-amplified events with a maximum of 35 people on the lawn area provided the said
event noise level does not exceed the Town's 45 dBA limit at the property line. Levels will be
measured using on-site sound level meter.

e Loudspeaker/PA system must not be perceptible at the property lines.
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5.0 Conclusions

MD is pleased to provide this noise study and recommendations for The Smoke Tree Resort. No sound levels
would exceed the Town’s standard if the required mitigation measures are followed. If you have any
guestions regarding this analysis or need further review, please call our office at (602) 774-1950.

Sincerely,
MD Acoustics, LLC

;@L{’ e Didgeran

Samuel Hord, INCE Mike Dickerson, INCE
Acoustical Consultant Principal
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Glossary of Terms

A-Weighted Sound Level: The sound pressure level in decibels as measured on a sound level meter
using the A-weighted filter network. The A-weighting filter de-emphasizes the very low and very
high frequency components of the sound in a manner similar to the response of the human ear. A
numerical method of rating human judgment of loudness.

Ambient Noise Level: The composite of noise from all sources, near and far. In this context, the
ambient noise level constitutes the normal or existing level of environmental noise at a given
location.

C-Weighted Sound Level: The sound pressure level in decibels as measured on a sound level meter
using the C-weighted filter network. The C-weighting filter greatly de-emphasizes very high
frequency components of the sound and slightly de-emphasizes the very low frequency
components. A numerical method of rating human judgment of loudness.

Community Noise Equivalent Level (CNEL): The average equivalent A-weighted sound level during
a 24-hour day, obtained after addition of five (5) decibels to sound levels in the evening from 7:00
to 10:00 PM and after addition of ten (10) decibels to sound levels in the night before 7:00 AM and
after 10:00 PM.

Decibel (dB): A unit for measuring the amplitude of a sound, equal to 20 times the logarithm to the
base 10 of the ratio of the pressure of the sound measured to the reference pressure, which is 20
micro-pascal<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>