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SITE CONTEXT
The Ritz-Carlton Resort is located on 105 acres of undeveloped land abutting the City of 
Scottsdale to the east and bounded by Lincoln Drive on the south, Mockingbird Lane on the 
west and Indian Bend Road on the north.

The adjoining properties on the north, west and south are predominately single family 
residences. Saint Barnabas on the Desert Episcopal Church is surrounded on three sides by 
the project site.

The property offers spectacular views of Camelback Mountain to the southwest and Mummy 
Mountain to the west, which the Project is designed to capture.
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INTRODUCTION
Five Star Development Resort Communities, LLC (“Five Star”), in cooperation with the Ritz-
Carlton group of hotels, is submitting this application for a Special Use Permit for the 105-
acre property northeast of the corner of Lincoln Drive and Mockingbird Lane. The project’s 
features will help ensure this resort development becomes one of the crown jewels of 
Paradise Valley. The centerpiece of the project is a new Ritz-Carlton resort and hotel which 
promises to be one of the finest properties of its kind ever built in Arizona.

Due to the Town Council’s summer recess beginning in June, the timing of this submittal 
is necessary to obtain the Town’s Statement of Direction prior to the recess. Five Star 
understands that even with the submittal of this formal application, the process will be fluid 
and allow for improvements to the project over the coming months.  Specifically, Five Star 
intends to work directly with the Judson Estates Homeowner’s Association and other adjacent 
neighbors to ensure the quality and compatibility of the development meets the community’s 
expectations. 

With the economy now recovering, project developer Five Star is poised to move forward 
with a thoughtfully refined development plan for the Ritz-Carlton resort and residential 
properties sensitive to the realities of a new economic landscape. The refined and improved 
plan also reflects the reality of development which has recently taken place adjacent to 
Paradise Valley in Scottsdale, where building heights now reach 48 feet with a density of 31 
dwelling units per acre at the northwest corner of Scottsdale Road and Lincoln Drive.  With 
the existing building intensity in Scottsdale, the proposed development is perfectly positioned 
to serve as the key transitional property between Scottsdale’s bordering uses to the east and 
existing residences within Paradise Valley to the west.

THE RITZ-CARLTON RESORT FULFILLS THE INTENT OF 
THE 2012 GENERAL PLAN
The Ritz-Carlton Paradise Valley plan, inclusive of the proposed heights, densities, and 
resort-related retail uses, is consistent with the vision of the voter-approved 2012 General 
Plan.  As a tool designed to guide future development of the Town, the General Plan 
specifi cally designates the Property as the largest of only three “Development Areas” 
within the Town. The General Plan labels the Property as an “East Lincoln Drive North 
Development Area.”  The 2012 General Plan states “Development Areas are meant to 
encourage new resort development and redevelopment that refl ects the Town’s needs for 
fi scal health, economic diversifi cation, and quality of life.”  See 2012 General Plan, p. 2-5. 
The Development Area designation further justifi es the proposed location of the Ritz-Carton 
resort and the uses proposed therein, as each aspect of the proposed Ritz-Carlton will have 
direct positive impacts on the fi scal health and economic diversifi cation of the Town. 

With the 2012 General Plan being the most recently articulated vision for the Town, any 
Special Use Permit Resort guidelines found with the Town Ordinance must be examined 
against the more recently stated intent of the General Plan, which affords unique 
development opportunities to offi cially approved Development Areas. One of the core goals 
of the 2012 General Plan is “SUP Revitalization” with the specifi c intent to “evaluate and 
amend the SUP Guidelines” which have become outdated or inapplicable to Development 
Areas. See 2012 General Plan, p. 2-10.  For example, the SUP Guidelines were generally 
written to address resort properties averaging 20-30 total acres and did not anticipate 
the currently proposed 105 acre master planned development. Unlike the SUP Guidelines, 
the 2012 General Plan’s Goals and Policies were designed to encourage a creative and 
unparalleled resort development.  Specifi cally, General Plan Policy DA 2.2.3.3 states that 
within the East Lincoln Drive Development Area, “the town should encourage moderate 
intensity, mixed use” resort development.  See 2012 General Plan, p. 2-7.  The proposed 
Ritz-Carlton resort development responds directly to Policy DA 2.2.3.3 and provides a unique 
mix of resort, residential, and resort-related retail uses and adheres to the Town’s decree to 
provide a level of “moderate intensity” through heights and densities only appropriate on the 

eastern most border of the Town against the existing heights and densities within the City of 
Scottsdale.

The SUP Guidelines (Town of Paradise Valley Zoning Ordinance Article XI) written in 2005 
do provide general guidance for development in order to “facilitate creative, high quality 
development that incorporates the implementation of the goals and policies of the General 
Plan.”  As stated within the Ordinance, the SUP guidelines strive to facilitate the goals of the 
General Plan.  Therefore, where a confl ict occurs between the two documents, the General 
Plan guidelines should control.

The Ritz-Carlton Master Plan was designed to adhere to the planning and economic 
development principles of the 2012 General Plan.  The General Plan Development Area 
Policy (DA 2.2.1) goal is to “support limited, targeted and context appropriate development 
and redevelopment . . . that provides for the needs of existing and future residents, and 
makes effi cient use of land and infrastructure.” See 2012 General Plan, p. 2-6.  The 
proposed development takes into consideration the needs of the existing Paradise Valley 
residents and the Town. This approach yields a Master Plan that will sustain the test of time 
both architecturally and economically by providing a mix of resort, residential, retail, and 
dining uses targeted to support the resort and fi scal health of the Town. 

According to Development Area Policy (DA 2.2.1.3), “development or redevelopment 
within Development Areas [should] provide reasonable separation of incompatible land 
uses from adjacent residential areas through context and scale appropriate land planning 
and architectural design, greater setback distances, noise mitigation, resort property 
programming, and landscape buffering.” See 2012 General Plan, p. 2-6.  The Ritz-Carlton 
Resort and resort related uses will step down in height and density and serve as a transition 
between the more intense uses east of the site in Scottsdale and the single family detached 
residences to the west along Mockingbird Lane and to the north along Indian Bend Road.

Development Area Policy (DA 2.2.1.2) states that “consideration of Development Area 
Special Use Permit applications should balance a need for the Town’s fi scal health against a 
steadfast commitment to protecting adjacent low-density residential character and quality of 
life.” Id.  The Ritz-Carlton Resort and resort related uses have been planned with this policy 
in mind. The uses proposed, along with the scale, density and location of each use, provides 
this balance to the Town and neighboring properties. 

The Land Use and Development Implementation Program of the General Plan (Table 2.3-1, 
No. 21) calls for “open spaces in Development Areas that encourage public gathering, 
enhance aesthetics, serve as buffers, connect with other open areas, integrate pedestrian 
amenities, traffi c calming feature, plazas and public areas, attractive streetscapes, shade 
trees, lighting, and public art.” The Ritz-Carlton Resort and resort related uses have been 
carefully designed to provide the most pedestrian friendly environment. From streetscapes 
to public open spaces, each area of the site is designed to provide seamless design and 
connectivity between all uses.  

Regarding proposed heights and densities within the development, Policy DA 2.2.3.3 of 
the 2012 General Plan encourages an increase in intensity related to mixed use resort 
developments, especially if a “moderate intensity” would result in signifi cant positive 
impacts to the Town’s fi scal health and economic diversifi cation.  Creating a sustainable 
and economically viable development within the Ritz-Carlton resort area requires density 
and height on the eastern most portion of the site refl ective of the adjacent three and 
four story properties in the City of Scottsdale. The development is designed to allow both 
height and density to step down and decrease toward the western boundary of the site. In 
order to provide a mix of uses to support the resort and the fi scal health of the Town, the 
Master Plan provides a variety of residential and retail uses which exhibit the “moderate 
intensity” envisioned by the 2012 General Plan. This overall design approach provides the 
best possible experience for homeowners, guests, and retail customers which will allow the 
Ritz-Carlton resort to create and maintain a productive economic engine for the Town in 
perpetuity.

MASTER PLAN VISION
As a unique destination in a distinctive community, this 105 acre site includes over 78 acres 
of open space, includes dramatic views of Camelback Mountain and Mummy Mountain and is 
currently the largest undeveloped parcel in the desert enclave of Paradise Valley.

Five Star is setting out to create a world-class resort with associated residential and 
mixed use development that will not only draw visitors to Paradise Valley from around the 
world, but will also meet the current and future needs of local residents and neighboring 
communities. The first phase of the development is slated to open in the fall of 2017. The 
detailed Master Plan can be found on page IV-3 and the Master Phasing Plan can be found 
on page IV-1.

The Master Plan is built on four unifying themes:

• Allow the history and beauty of the region to prevail by showcasing the spectacular 
natural features of Paradise Valley and by capturing the earthy spirit of the Sonoran 
desert.

• Consistent with the Town of Paradise Valley General Plan - Community Character and 
Housing 3.1.3.6, create a unique and memorable 21st century resort epitomizing the 
lifestyle of the desert southwest and serving as a world class asset for the Town of 
Paradise Valley.

• Introduce a sensitive and appropriate transitional use between Scottsdale Blvd, the 
Ritz-Carlton Hotel and the more rural areas of Paradise Valley honoring the Town’s 
distinctive character.

• Introduce and sustain a wide variety of residential opportunities and recreational and 
entertainment amenities exceeding the expectations of current and future residents of 
Paradise Valley and its visitors.

Along with the exceptional Ritz-Carlton property, several other noteworthy project features 
are planned to elevate the new development to one of the finest attractions in the region.

• Plans for the project include creation of an open space area along Mockingbird Lane 
that will serve as a buffer between resort uses and the existing church to the north, 
and residential development to the west.

• Plans also include significant improvements along Lincoln Drive, including a 
gateway feature at the Paradise Valley border on Lincoln Drive, as well as significant 
improvements to the median running through the middle of the street.

• Plans include a pedestrian-friendly greenbelt open to the public that will provide 
a walking/hiking/biking path running from Mockingbird Lane through the project, 
improving pedestrian access to the Scottsdale Road corridor.

The Master Plan proposes several different uses throughout the site:

• Area A – Ritz-Carlton Resort Hotel (20.3 Acres, 200 Rooms)

• Area A1 – Ritz-Carlton Resort Villas Attached Residential (10 Acres, 80 units)

• Area B – Resort Branded Single Family Residences (28.7 Acres, 101 units)

• Area C – Ritz-Carlton Branded Single Family Residences (22.3 Acres, 59 units)

• Area D – Resort Branded Mixed-Use (8.3 Acres, 250 units)

• Area E – Palmeraie Resort Related Mixed-use Residential and Commercial (16.2 Acres, 
200 units)
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21ST CENTURY RESORT
The centerpiece of the project is a new Ritz-Carlton resort and hotel which promises to be 
one of the finest properties of its kind ever built in Arizona. The hotel (Areas A & A1 on 
the Master Plan) is proposed to have 200 suites and bungalow rooms and 80 resort villas. 
The hotel includes features that will ensure its place as the premier resort destination in 
the region. The most recent revisions to the Master Plan have reduced the heights of the 
Villas (Area A1) from four stories down to three stories to allow for appropriate transition of 
height between Scottsdale Road and Mockingbird Lane.  The opening of the Ritz-Carlton will 
be one of the most noteworthy events in the history of the hotel industry in Arizona. The 
new Ritz-Carlton’s 80 resort villas are much larger than normal resort rooms with superior 
amenities and design and will be available for private ownership with an option for inclusion 
in the Ritz-Carlton hotel guest suite inventory for nightly rental.  All Villas will be Ritz-Carlton 
branded with the same fi t, fi nish, and standards as the core resort hotel rooms.  Arizona’s 
dramatic natural features provide the design inspiration for the new Ritz-Carlton Re-sort and 
associated development in Paradise Valley.  In a lush pocket of the Sonoran desert with 
breathtaking views of Camelback Mountain and Mummy Mountain, this legacy resort will 
provide a relaxing retreat for visitors drawn to the area’s natural beauty, 5-star recreational 
amenities, world-class restaurants, and luxury retail stores. The wide range of rooms and 
suites, with their corresponding square footage, will allow the resort to accommodate both 
short-term and long-term stays.  

The hotel building massing will be horizontal and linear with a sinuous layout branching 
from a central axis echoing the iconic cottonwood and willow groves of Sonoran desert river 
valleys. The central axis, dominated by water features, has been oriented toward the direct 
views of Camelback Mountain. 

The arrival experience to the resort will be built on a gentle rise that delivers the guest to 
the stunning Grand Lobby situated above the rest of the project and with open views of 
the nearby mountains. The Grand Lobby will be the highest point on the project and will 
create an iconic architectural presence for the new Ritz-Carlton. The resort will include water 
features that cascade down from the elevated Grand Lobby through the project, down to 
where the world-class spa will be located in the southwest portion of the property.

Further homage is paid to the natural order of the desert landscape by creating a new 
topography on site.  The guest approach to the hotel lobby building from Lincoln Avenue 
will be slightly raised and the Hotel lobby will be approximately 22 feet above existing 
grade.  The elevated prominence of the lobby will allow for an enhanced view of Camelback 
Mountain, and from portions of the public spaces, a view of Mummy Mountain and western 
sunsets.  The site has been designed so that the guestroom casitas, nestled in an oasis 
of vegetation, will be stepped down behind the lobby buildings in three separate tiers on 
either side of the hotel’s central axis.  The central axis contains the hotel’s swimming pools 
and other water features positioned in a meandering layout in separate tiers stepping down 
to the Spa complex at the foot of the axis and located six feet below current grade.  This 
will enable the spectacular views to be maximized while reinforcing the visitor’s sense of a 
river winding its way between canyon walls down the hotel’s central axis and out towards 
Camelback Mountain.

The design for the resort hotel and villas will employ simple elegant forms to create relaxed 
comfortable spaces in the time-honored tradition of luxury architecture.  Rooms and suites 
will be connected by quiet courtyard gardens and shaded walkways – evoking the sense of 
a village.  Large windows with deep overhangs promote the resort’s indoor – outdoor living 
ethos and provide unobstructed views of Camelback Mountain and the dark star-studded 
skies of the Arizona night.  The restaurants, ballrooms and meeting rooms also flow into 
adjacent outdoor spaces to take advantage of Arizona’s climate. 

terraces for indoor / outdoor living. The attached residences will be three and four 
stories and will serve as a buffer from the 4-story multi-family residences and 3-story 
offi ce complex on the site’s eastern boundary, and will step down toward Lincoln Drive 
and the Ritz-Carlton Hotel. The proposed use of luxury attached residences, while 
unique within Paradise Valley, is not unprecedented.  Both Montelucia and Mountain 
Shadows were approved with the option of attached-residences within areas much 
closer to the center of Town.  In this case, however, the proposed use falls within the 
General Plan’s largest “Development Area” against the Towns most eastern border 
on land abutting intense Scottsdale uses and heights.  Five Star acknowledges the 
eastern-most section of the 105 acre Master Plan may, in fact, be the only appropriate 
portion of a Development Area within the Town for this type of luxury housing option.

• Non-branded attached residential uses are located between the Scottsdale City limit 
line and the resort in Area E of the Master Plan. These two, three and four story 
buildings will step down toward the Ritz-Carlton Hotel. This luxury residential product 
will provide a buffer from the variety of buildings and massing along Scottsdale Road. 
The residential use in this area will have a total 243,000 square feet of fl oor area. 

Ritz-Carlton has the option to brand the residences in Areas B and D of the Master 
Plan. A more detailed overview of densities, total fl oor area and average lot sizes for 
each residential use is provided on page IV-2. Throughout this application, additional 
narrative detail can be found relating to development standards, design guidelines, 
infrastructure development, and phasing proposed for each area of the Master Plan.

Building materials appropriate for a desert climate will be chosen to enhance a quality of 
organic desert-bred naturalness for the resort; living roofs on the casitas amplify the sense of 
riverine oasis; local stone and tile, wood, plaster, and glass, will be used to promote a sense 
of modern elegance and intimacy while paying homage to the essential elements distinctive 
of the Sonoran desert.

VARIETY OF RESIDENTIAL LIFESTYLES
The Master Plan envisions a variety of residential units (Areas B, C, D, and E) for the site 
intended to provide for the different lifestyle needs of current and future Paradise Valley 
residents. The undeveloped project site has long acted as an outlying vacant barrier 
between the intensity of development on Scottsdale Road and neighboring communities 
and the residences of Paradise Valley. While the site cannot remain vacant in perpetuity, the 
proposed Master Plan recognizes the desirability of an appropriate transitional use for this 
development which will employ the principle of buffering density and massing in the various 
residential components as they recede from Scottsdale Road towards the existing residential 
areas of Paradise Valley.

To meet this goal, the Master Plan provides a variety of residential options:

• Currently, Ritz-Carlton has agreed to fully brand Area C and reserves the ability to 
brand Areas B and D.  Ritz-Carlton branded detached single family residences in Area 
C of the Master Plan are within the Resort itself and have access to its amenities. From 
a quality, design, and architectural appearance perspective, there will be no visual 
difference between the single-family homes found in Areas B and C.  The notable 
differences occur within the residences, as the Ritz-Carlton brand for Area C includes 
various services and luxury interior amenities. All single-family homes within the 
development will be associated with the resort at some level with the possibility of 
access to resort amenities and services.  Area B, for example, will not be developed 
as a stand-alone community, but rather as an integrated extension of the resort 
community. 

These detached single family residential areas offer slightly smaller homes than most 
other areas in Paradise Valley, but still provide homeownership opportunities on 
individual lots with a luxury design and privacy.  Areas B and C have two different 
average lot sizes. Area B has a total of 323,200 square feet of fl oor area with 4.68 
dwelling units per acre; and Area C has a total of 236,000 square feet of fl oor area 
with 3.52 dwelling units per acre.

The proposed densities of the detached single family residential areas are refl ective 
of other existing and planned developments within Paradise Valley such as Colonia 
Miramonte, Montelucia, and Mountain Shadows Resort. The densities of these 
comparable developments range from 4.36 to 5.45 dwelling units per acre and the 
detached single family residential range from 3.52 to 4.68 dwelling units per acre 
and lot sizes from 9,000 square feet to 21,500 square feet. A detailed comparison is 
provided in the Comparative Developments Table on page III-5.

• The Resort branded mixed-use in Area D of the Master Plan is also closely related to 
the hotel site and will feature stunning views of Camelback and Mummy Mountain. 
Along the northern end of Area D, connecting the development to the Shops at 
Palmeraie, will be 15,000 square feet of restaurant uses. Attached luxury residences 
will range in size from 1000 – 3,500 square feet for each unit, with a total of 
300,000 square feet of residential fl oor area. Units will feature large decks and rooftop 
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PALMERAIE
The Palmeraie, shown as Area E on the Master Plan, will be home to an unparalleled 
selection of the world’s most prestigious brands and specialty retailers. With premier 
designer boutiques, world-class dining, and renowned residences, the Palmeraie will deliver a 
stylish and unique experience unlike any other in Paradise Valley.

The Palmeraie is situated within both the Town of Paradise Valley and the City of Scottsdale. 
The development is bifurcated by a roadway along the City/Town boundary lines with a 
portion of the residential and retail uses on both sides of the site. Only the portion of the 
site on the west side of the bifurcated roadway will be subject to review by the Town of 
Paradise Valley.

On the Paradise Valley portion of the site, the Shops at the Palmeraie will be home to 
approximately 130,600 square feet of exceptional retailers and over 27,700 square feet of 
premiere dining destinations showcasing celebrated international chefs and regional favorite 
talents to provide services to resort guests, visitors and area residents. It will also feature 
a new 36,400 square foot neighborhood grocery store on the Paradise Valley portion of 
the site to not only serve guests of the resort, but also Paradise Valley residents.  While 
serving the public generally, this will be Paradise Valley’s fi rst resort-related grocery store 
assisting guests with longer stays with their daily food, beverage, and personal item needs.  
Palmeraie will offer approximately 243,000 square feet of high-end attached residential. The 
development will be served by a below grade parking garage.

The typical boutique shop at the Palmeraie will range between approximately 2500 and 
5000 square feet.  The unique mix of resort-related retail uses within the Palmeraie brings 
light to another example of how the current SUP Guidelines did not anticipate the scale of 
the Ritz-Carlton resort.  Section 4(1)(g) of the SUP Guidelines states no individual retail 
business should occupy more than 2000 SF, excluding service and spa related uses.  See 
2005 SUP Guidelines, p. 3.  When this guideline was written, it may have been appropriate 
as applied to a fi ve acre parcel located in the center of the Town.  As applied to a 105 acre 
resort and mixed-use development, however, the SUP Guideline is inapplicable and contrary 
to the market demands for a luxury, high-quality boutique shopping pavilion.  As previously 
noted, the Palmeraie does support the overarching General Plan’s Development Area Policy 
goals of furthering economic development to support the Town’s fi scal health through 
the abundance of tax-generated revenue collected through the proposed development. 
Furthermore, the proposed resort-related retail comingled with residential and resort uses 
is specifi cally in line with Policy DA 2.2.3.3 which states that within the East Lincoln Dive 
Development Area, “the town should encourage moderate intensity, mixed use” resort 
development.  See 2012 General Plan, p. 2-7. 

Palmeraie is designed to provide resort-related retail options for the Ritz-Carlton guests and 
residents. With its walkable, pedestrian-friendly urban streetscape, the Palmeraie provides a 
natural connection to the Ritz-Carlton. Palmeraie’s vehicle circulation and parking destinations 
will provide safe pedestrian linkages within and to the center. Meaningful public gathering 
spaces will be created for multiple uses including community gatherings and other events. 
The retail areas are designed for ideal solar orientation with wide, shaded sidewalks and 
multiple outdoor dining patios. Lush contextual landscape will be provided along with water 
features to naturally cool outdoor spaces and create a sense of place. Palmeraie’s design will 
ensure cross-shopping opportunities and connections within the shopping center and from 
the Ritz-Carlton Resort. The residential, retail and dining at Palmeraie will have a symbiotic 
relationship with the world-class Ritz-Carlton Resort, and will provide a new and vibrant 
destination for Paradise Valley and Scottsdale.

COMMUNITY AND INTER-CONNECTIVE DESIGN
The Master Plan envisions the Ritz-Carlton Hotel becoming an integral part of the local 
community.  While the main access to the Ritz-Carlton Hotel is via Lincoln Drive, the Hotel 
will also enjoy a connection via a walking Plaza to the Palmeraie Shopping Center to be 
constructed on the portion of the site within the City of Scottsdale. This central Plaza with 

its open air restaurants, outdoor cafes, boutiques and adaptive open spaces will be an 
entertainment draw for visitors, residents and hotel guests alike with special events. Along 
Indian Bend in the Shops at Palmeraie, ground fl oor community oriented retail will meet the 
daily needs of the residents for quality specialized food and services. The hotel’s specialty 
restaurant will anchor the west end of the central square furthering the symbiotic relationship 
between the hotel and its community.

Vehicle circulation within each development area is planned to be cognizant of the traffi c 
patterns and roadway types adjacent to the site. The primary access for the hotel and single 
family residential immediately to the south is from Lincoln Drive, which will be the main 
entrance to the resort hotel; Palmeraie is accessed from Indian Bend Road and Cactus Wren 
Road; and the resort-branded attached residences may be accessed from Cactus Wren Road 
via Scottsdale Road. There will be no entrance to the development from Mockingbird Lane, 
which is specifi cally designed to protect and preserve our neighbors to the west, including 
the Judson Estates Homeowner’s Association.

To ensure minimal disruptions to nearby neighborhoods, the development team will be 
focused on keeping the construction period as short as reasonably possible. The project 
is also anticipated to have a positive impact on nearby property values, due namely to the 
quality and reputation of the Ritz-Carlton brand and the anticipated price of the Ritz-Carlton 
branded residences.

The project is designed to direct traffi c to a primary entrance off of Lincoln Drive, away from 
existing residential neighborhoods, thereby mitigating any possible traffi c impacts on nearby 
residents. The project’s design will also include extensive landscaping on the perimeter 
that will not only enhance the overall beauty of the project, but also complement nearby 
neighborhoods and improve the landscaping along the streets surrounding the project.

The new Ritz-Carlton will truly be the fi nest resort development ever completed in Arizona, 
and one that Paradise Valley residents will be proud to consider as a sensitive and benefi cial 
neighbor.

KEYS TO SUCCESS
Five Star appreciated the opportunity to be part of the “Community Conversation” on the 
Ritz-Carlton Paradise Valley project held on February 12, 2015. It was a positive experience 
that generated a great deal of excitement and enthusiasm about the project as well as 
constructive commentary from members of the community and Town Staff. 

Per Town Staff’s request, this section will provide a narrative on how the “Keys to Success” 
outlined in the Community Conversation are intended to be incorporated into this application. 

FORM

The Ritz-Carlton Paradise Valley will be designed and constructed to not only compliment 
but also enhance the character of Paradise Valley, while making the Town’s “brand” even 
stronger by adding in a world-class resort destination and community. 

The project will incorporate many innovative design features with the goal of creating a 
world-class project while addressing land-use challenges outlined in the Town’s voter-
approved General Plan. The appropriate plan for this site has been carefully studied and the 
proposed development will provide signifi cant open space, ensuring single-family residential 
uses along the portions of the property bordering Paradise Valley, signifi cant underground 
parking and exceptional architectural design. 

The project’s height and density will achieve a balance between preserving the character 
of the community, making the project fi nancially viable and achieving the General Plan’s 
designation of providing a “transitional” zone to taller projects directly adjacent to the project 
in Scottsdale. 

As for the community’s questions related to the Town’s traditional one-acre lots, we 
understand that a signifi cant portion of the Town is designated for one-home-per-acre 
zoning. However, the Town’s voter-approved General Plan recognizes this property is 
better suited for other land uses. Additionally, the land uses proposed for this project are 
consistent with land uses developed within other resort projects in the community. There 
are several similar communities in Paradise Valley that enhance the character of Paradise 
Valley and which provide a model for the Ritz-Carlton such as Colonial Miramonte and 
Mountain Shadows. Another goal of the “Keys” document is to “Provide residential options 
for residents who wish to downsize but still live in Paradise Valley.” The Ritz-Carlton Paradise 
Valley will achieve this goal while serving a niche in Paradise Valley real estate which is in 
high demand in today’s market. 

FUNCTION

As previously mentioned, the Ritz-Carlton Paradise Valley’s branded residences will be 
built to provide exceptional quality with the intent to enhance nearby property values while 
providing new residential opportunities for Paradise Valley residents who wish to downsize 
from larger lots. The residences will be designed to be the premier single-family homes of 
their size in Paradise Valley, with exceptional quality and fi nishes. 

The traffi c circulation plan is outlined in the traffi c study included within this application, 
and is designed to minimize traffi c impacts on all nearby neighborhoods. The Ritz-Carlton 
Paradise Valley project will generate signifi cant revenue for the Town of Paradise Valley, both 
from construction and from ongoing resort and supporting retail operations. This impact will 
be well into the millions of dollars and will have a positive effect on the Town’s long-term 
fi nancial picture. 

Finally, the Ritz-Carlton Paradise Valley will include all the features one might expect from a 
world-class resort, including dining options, a spa, and supporting retail services. The design 
also includes a greenbelt retention trail running through the property and would be available 
for the public to utilize and enjoy. 

PROCESS

This application is designed to create a new Ritz-Carlton Paradise Valley project consistent 
with the character of the community and the General Plan while taking into account changes 
in the marketplace and the effects of nearby development in Scottsdale. The primary features 
of the Ritz-Carlton development remain the same and the land use is consistent with the 
General Plan and other resorts in the area. 

The Town of Paradise Valley, the City of Scottsdale, and Five Star are in conversations to 
ensure development in both Paradise Valley and Scottsdale are well-designed and planned to 
alleviate any negative impacts. 

Five Star has an agreement with the Ritz-Carlton for the operation, management and 
marketing of the Ritz-Carlton Paradise Valley.  The agreement is a standard 30-year 
operating contract with extension options.  The resort portion of the project will be built 
in the initial phase along with surrounding residential to ensure construction impacts are 
minimal and both the resort and residential use open concurrently. Therefore,  residents 
can immediately take advantage of resort amenities and the resort will not be impacted by 
residential construction. 

Five Star looks forward to working proactively with the Town of Paradise Valley throughout 
this process, and to an extensive community outreach effort that will provide residents with 
multiple opportunities for input and involvement intended to improve and perfect the Ritz-
Carlton Paradise Valley development.
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COMPARABLE SINGLE FAMILY DETACHED DEVELOPMENTS - DENSITIES AND LOT SIZES

Single Family Developments Location Density (du/acre) Lot Sizes (Sq. Ft.)

Casa Blanca Estates* NWC Chaparral Road & 68th St 1.36 32,000

Cheney Estates** SW corner of Scottsdale Rd and Mockingbird Ln 1.65 26,329

Colonia Miramonte* NWC 56th St & Lincoln 4.36 10,000

Firebrand Ranch* NWC 50th St & Beryl Ave 2.42 18,000

Gross Pointe* 70th Pl & Vista Drive 2.42 18,000

Montelucia** NEC Tatum & Lincoln 5.42 8,031

Mountain Shadows Resort (old)* SWC 56th St & Lincoln 4.36 10,000

"Mountain Shadows Resort  
Residential Area E (new)*"

SEC 56th St & Lincoln 5.45 & 4.36 8,000 & 10,000

Mountain View* NEC of Tatum & Mountain View 2.42 18,000

Orange Valley Estates* 69th Place & Vista Drive 2.42 18,000

Ritz Carlton Area B** Indian Bend Road and Mockingbird Lane 4.68 9,300

Ritz Carlton Area C** Lincoln Drive and Mockingbird Lane 3.52 12,350

*Density calculated by using the minimum lot size allowed within the zoning district   

**Density calculated by using an average of the specifi c lot sizes as depicted on the site plan.   
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MASTER PLAN

Area Description Acreage 

A | A1 Ritz-Carlton Hotel and Villas 30.3 

B Single Family Resort Branded Residential 28.7 

C Single Family Ritz-Carlton Branded Residential 22.3 

D Attached Residences - Resort Branded Residential 8.3 

E Palmeraie Resort Related Mixed Use 16.2 

 TOTAL 105.8 Acres
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2015 Proposed SUP Overview

Area Land Use Product Gross 
Acreage

Proposed 
Residential Units

Average 
Residential Lot 

Sizes
Setbacks (3)

Average 
Dwelling 
Unit Size

Residential 
Square 
Footage

Resort 
Related 
Square 
Footage

Area 
Coverage 

(1)

Maximum 
Height (2)

A The Ritz-Carlton
Resort Hotel

20.3 Public Spaces A to B:  50' 110,000 28.5% 48'

 200 Hotel Rooms A to C:  30' 180,000 24'

A1  10.0 80 Resort Villas  A1 to D: 30'   242,750 19.5% 36'

B
Ritz-Carlton

Detached Single Family
Residential

28.7 101 9,000 sf min Front:  20'/25'/35' 3,200 sf 323,200 25.9% 24'

 9,300 sf avg Side: 10'  total

 Rear: 20'/35'

C
Ritz-Carlton

Detached Single Family
Residential

22.3 59 12,000 sf min Front:  20'/25'/35' 4,000 sf 236,000 24.3% 24'

 12,350 sf avg Side: 10'

 Rear: 20'/35'

D Ritz-Carlton
Resort Related Mixed-Use

8.3 30' 26.6%

 - Attached Residences 250 1,200 sf 300,000 36' & 48'

 - Food & Beverage 15,000 24'

E Resort Related Mixed-Use 16.2 30' 27.3%

  - Retail 130,600 24'

  - Attached Residences 200 1,200 sf 243,000 36' & 48'

  - Food & Beverage 27,700 24'

  - Grocery 36,400 24'

Totals 105.8 1,102,200 742,450 25.7%

Total Square Footage
Residential  1,102,200

Resort Related 742,450

Total  1,844,650  SF

Parcel Setbacks
North of Lincoln Drive: 25’

East of Mockingbird Lane: 25’

South of Indian Bend Road: 25’

Notes:

(1)  Area coverage is calculated using condition space at grade and does not necessarily 
include all proposed shade structures needed to enhance pedestrian walkways and 
gathering spaces.  As additional data is obtained regarding the totality of drip line 
structures, Five Star will work with Town Staff to determine an appropriate means of 
measuring overall area coverage for the development.

(2)  The existing site slopes downward approximately 25’ from the southwest to the 
northeast.  Balancing of the hotel site will occur, to create terraced buildings pads, 
ranging from 6’ of cut up to 22’ of engineered fi ll.  The maximum heights indicated 
are from engineered grades.

(3)  Residential Setbacks adjust as follows:
Front Setback: 20’ ground fl oor, 25’ second story, 35’ to the garage;
Rear Setback:  20’ ground fl oor, 35’ second story; 
Area B Sideyard:  Sum of sideyard setbacks equals min. 10’,  zero lot line allowed.



PHASING + TIMING

The phasing of the Project:

PHASE I   WINTER 2015 to SPRING 2016 

  Wash excavation and cstrutuction

  Grading + Infrastructre at key internal streets

PHASE II  SPRING 2016 to WINTER 2017

  Ritz - Carlton Hotel Construction

  Ritz-Carlton Residential Villas

  Resort Residentai

  Retail shopping center

PHASE III  WINTER 2017 to FALL 2018

  Attached Residential Construction 

PHASE IV  2017 to 2020

  Attached Residential | Mixed Use Construction 
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contact: George A Melara
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LEGEND

 

 Three Story Building 28’ - 36’ above  nish grade

 Four Story Building  48’ above  nish grade
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Lincoln Drive | Mockingbird Intersection - 
Toward Site

Lincoln Drive at Town of Paradise Valley Mockingbird -  Looking North across from Judson Estates
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SECTION V - Resort Hotel
(Areas A1 + D)
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LEGEND

1 Arrival Court | Reception

2 Ballroom Dropoff

3 Lobby

4 Ballrooms | Meeting Space

5 Outdoor Function areas

6 Oasis Pool Area

7 Guestroom Casitas
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9 Ritz-Carlton Residential Villas

10 Palm Court Plaza
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ed-Use Architecture
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act: George A Melara

RESORT HOTEL 
Hotel Program | Suite Locations
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HOTEL SUMMARY PROGRAM

GUESTROOMS

Typical Guestrooms (160) 96,000 sf

Suites  (40) 42,000 sf

Guestroom Support 13,800 sf

PUBLIC AREAS

Lobby | Lobby Bar | Reception | Retail 7,000 sf

Restaurants (2) 6,000 sf

Ballrooms | Meetings 35,000 sf

Spa | Fitness | Club Lounge 15,000 sf

Misc 15,000 sf

BACK OF HOUSE AREA 60,200 sf

TOTAL HOTEL 290,000 sf

Underground Parking (480 stalls) 168,000 sf

RITZ-CARLTON RESIDENTIAL VILLA PROGRAM

VILLA UNITS (80 units - 2000-3600 sf) 196,200 sf

VILLA SUPPORT (Lobby | support | circulation | MEP) 48,550 sf

TOTAL RESIDENTIAL VILLA 242,750 SF

Underground Parking (260 stalls) 91,000 sf
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3 Lobby
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5 Outdoor Function areas

6 Oasis Pool Area

7 Guestroom Casitas
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9 Ritz-Carlton Residential Villas
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LEGEND
RITZ-CARLTON HOTEL
1 Porte Cochere
2 Reception
3 Hotel Lobby
4 Hotel Lounge
5 Specialty Restaurant
6 Casual Restaurant
7 Pool Bar and Grill
8 Ballroom
9 Junior Ballroom
10 Meeting | Board Room
11 Prefunction
12 Hotel Parking (Valet)
13 Mechanical | Electrical
14 Administrative Offi ces
15 Back of House
16 Laundry | Employee Facilities
17 Cart Staging
18 Remote Service Building
19 Kitchen

RITZ-CARLTON HOTEL - Amenities
20 Spa
21 Family Pool
22 Adult Pool
23 Outdoor Function

RITZ-CARLTON RESIDENCES
30 Attached Residences
31 Attached Residences Lobby
32 Residents’ Pool
33 Residents’ Parking

Palm Court
40 Central Plaza | Park
41 Retail | Restaurants
42 Residential Units
43 Ritz-Carlton Function Drop-off
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Level  1 Plan - Ballroom (el 10)
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OASIS POOLS

The central axis of the Ritz-Carlton Hotel is a modern architectural interpretation of the riv-
erbeds in the canyons of the Sonoran desert.  These natural lush corridors winding through 
spectacular rock formations create connecting oas s of life in the desert landscape.

The hotel lobby and public spaces sit at the head of the axis  25 feet above existing grade 
with a spectacular view of the resort’s water features, pools and streams, as they meander 
down through lush landscaping towards the distant view of Camelback Mountain. This “me-
ander”  ows through a series of fractured and layered concrete and stone elements softened 
with landscaping to create the cliff walls reminiscent of a desert canyon upon which the 
Casitas sit.

On either side of the canyon, the Casitas step up the uestroom Casitas rise for the  
level toward the Lobby to about 12 feet above the pool deck. The canyon walls are a series 
of  and layered concrete and  e l ments to create the cliff walls.   

The  in this area is lush with a variety of shade trees, trellis elements to provide 
shade.   Water spray and fountains will provide cooling elements as well.  

The  is the  sanctuary located at the end of the axis. Centered around a quiet lap 
pool, the spa  rooms will open to quiet gardens and relaxation areas.   The Fitness 

enter and the Club Lounge will be part of the more active areas of this zone and bring 
guests to this part of the site.  
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Ballroom

SECTION - OASIS POOL AREA

PLAN - OASIS POOL AREA
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S

OASIS POOLS
The central axis of the Ritz-Carlton Hotel is a modern architectural interpretation of the 
riverbeds in the canyons of the Sonoran desert.  These natural lush corridors winding 
through spectacular rock formations create a connecting oasis of life in the desert landscape.

The hotel lobby and public spaces sit at the head of the axis, 22 feet above existing grade 
with a spectacular view of the resort’s water features, pools and streams, as they meander 
down through lush landscaping towards the distant view of Camelback Mountain. This 
“meander” flows through a series of fractured and layered concrete and stone elements 
softened with landscaping to create the cliff walls reminiscent of a desert canyon upon 
which the Casitas sit.

On either side of the canyon, the guestroom Casitas rest on tiered gradations that provide 
exquisite views of the surrounding mountains.  The canyon walls are a series of fractured 
and layered concrete and so the elements to create the cliff walls.  

The landscaping in this area is lush with a variety of shade trees and trellis elements to 
provide shade.  Water spray and fountains will provide cooling elements as well.  

The Spa is the quiet sanctuary located at the end of the central axis. Centered around a 
quiet lap pool, the spa treatment rooms will open to quiet gardens and relaxation areas.  The 
Fitness Center and the Club Lounge will be part of the more active areas of this zone and 
will be a destination point for guests.  
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GUESTROOM CASITAS

The asitas are one and two story buildings which are grouped into three tiers that step 
down the hill toward Camelback Mountain.  This creates spectacular views from the 
guestrooms.   The zones between the tiers are landscaped open space that provides  
private outdoor area off each unit.   The hotel has a higher than normal quantity of suites  
many of which connect  typical guestrooms to provide compounds for families – utilizing 
the entry courtyard.    Additional amenities will vary but could include outdoor showers, 
plunge pools  private outdoor  re pit

Casita building heights will be a mix of mostly one and two stories – which will provide a 
variety of roo ines and massing which will give the casitas a village like ambiance.  

Walkways meander thr  shaded landscaped courtyards and narrow passages like a small 
village. Lush gardens, outdoor communal  replaces and sitting areas enliven the walk to 
each unit.   Each suite has an entry courtyard which an intimate private space  the 
living and bedrooms open to.  The sense of discovery in the wandering pathways will 
offer the guest a special opportunity to enjoy all the resort has to offer.  

The architecture of the casitas are simple modern buildings – made of natural integral 
colored stucco and stone accent walls.  Roof planes with large overhangs will  oat above 
the lower building mass  and use liberal qualities of glass to create a strong indoor / outdoor 
life style that the 21st century guest will expect at a unique resort.  The overhangs and trellis 
elements will control the sun on the large expanses of glazing to create comfortable indoor 
outdoor spaces. The
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ELEVATION - Guestrooms

PLAN - Guestrooms

GUESTROOM CASITAS
The casitas are one and two story buildings which are grouped into three tiers that step 
down the hill toward Camelback Mountain.  This creates spectacular views from the 
guestrooms.   The zones between the tiers are landscaped open space which will provide 
a private outdoor area for each unit.  The hotel has a higher than normal quantity of 
suites, many of which connect to typical guestrooms to provide compounds for families 
with connected entry courtyards.  Additional amenities will vary but could include outdoor 
showers, plunge pools and a private outdoor fire pit.

Casita building heights will be a mix of mostly one and two stories – which will provide a 
variety of roofl ines and massing to give the casitas a village like ambiance.  

Walkways will meander through shaded landscaped courtyards and narrow passages like a 
small village.  Lush gardens, outdoor communal fi re settings enliven the walk to each unit.   
Each suite will have an entry courtyard which is an intimate private space that the living 
and bedrooms open up to.  The sense of discovery in the wandering pathways will offer the 
guest a special opportunity to enjoy all the resort has to offer.  

The casitas will be simple modern buildings made of natural integral colored stucco and 
stone accent walls.  Roof planes with large overhangs will float above the lower building 
mass, and use liberal qualities of glass to create a strong indoor / outdoor life style that 
the 21st century guest will expect at a unique resort.  The overhangs and trellis elements 
will control the sun on the large expanses of glazing to create comfortable indoor outdoor 
spaces.  The fl at sections of the roofs will have living roofs to protect views from units on 
upper tiers and the lobby bar.
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RITZ-CARLTON - MAIN BUILDING

 

     

C I V T E C H ,  I N C
Traf  c Engineering

10605 N Hayden Road | Ste 140
Scottsdale, AZ 85260-5595
480.659.4250
contact: Dawn Carter

C V L  C O N S U L T A N T S
Civil, Landscape, Planning, & Survey

4550 N 12th St 
Phoenix, AZ 85014
602.264.6831
contact: Ryan Weed

M A S O N  A R C H I T E C T S
Architecture & Master Planning

2995 Woodside Rd | Ste 400
Woodside, CA 94062
650.851.8810 
contact: Peter Mason

The Ritz-Carlton Resort
Paradise Valley Special Use Permit Application

May 4, 2015

N E L S E N  PA R T N E R S
Mixed-Use Architecture

15210 N Scottsdale Rd | Ste 300
Scottsdale, AZ 85254
480.949.6800 
contact: George A Melara

RESORT HOTEL 
 Main Building | Lobby | Ballrooms

V-11

RITZ-CARLTON - MAIN BUILDING
The guest enters the resort off Lincoln Drive.  A shade covered single lane road sweeps up 
toward the entry courtyard of the Ritz-Carlton Hotel.  Natural stone walls surround the entry 
court.  The reception area sits up three steps, with a lush garden backdrop.  The lobby areas 
are the highest elevation of the resort and have commanding views.   

The lobby stretches along the central axis with Camelback Mountain at one end and the 
grand stair to the ballrooms on the level below at the other end.   The lobby bar opens to the 
view of Camelback Mountain and the Oasis Pool below – offering spectacular views of the 
mountain and the resort. 

The architecture of the Main Building has simple forms, natural materials and glass opening 
to the views.   Large overhangs and sunshades provide protection from the sun and quiet 
places to enjoy the views.

The ballrooms and meeting spaces are located on the lower level.   The pre-function areas 
open into courtyards and outdoor meeting spaces.  The buildings are one and two stories.
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THE PALM COURT PLAZA

The Ritz Carlton Hotel – will become an integral part of the local community.  While the main 
access to the Ritz-Carlton hotel is via Lincoln Drive, the hotel will also enjoy a connection via 
a Plaza to the Palmeraie Shopping Center to be constructed on the portion of the site within 
the City of Scottsdale. 

The Plam Court with its open air restaurants, outdoor cafes, boutiques and adaptive open 
spaces will be an entertainment draw for visitors, residents and hotel guests alike with spe-
cial events.  The hotel’s specialty restaurant will anchor the west end of the central square 
furthering the symbiotic relationship between the hotel and it’s community.   

LEGEND

5 Ritz-Carlton Speciality Restaurant 

8  Ballroom

9 Jr Ballroom

10 Meeting Rooms

23 Meeting Outdoor Courtyards

40 Palm Court Plaza

41 Restaurants with Residential above

43 Ballroom Dropoff
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THE PALM COURT
The Ritz-Carlton Hotel will become an integral part of the local community.  While the main 
access to the Ritz-Carlton hotel is via Lincoln Drive, the hotel will also enjoy a connection via 
a Plaza to the Shops at Palmeraie.

The Palm Court central plaza with its open air restaurants, outdoor cafés, boutiques and 
adaptive open spaces will be an entertainment draw for visitors, residents and hotel guests 
alike with special events.  The hotel’s specialty restaurant will anchor the west end of the 
central square furthering the symbiotic relationship between the hotel and its community.     
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RITZ-CARLTON RESIDENTIAL VILLAS

Adjacent to the Hotel, the branded Ritz-Carlton Residential Villas will offer whole ownership 
luxury attached residences.   There will be 80 residential units within the two and three story 
buildings.  The property has a dedicated staff that is dedicated to serving only the residence 
owners.   Many hotel services are included, as well “a la carte” services like housekeeping, 
room service etc.   

The architecture of the Residential Villas follows the general direction of the Ritz Carlton 
Hotel with simple forms and natural materials.   Each unit is oriented toward the views of 
Camelback and Mummy Mountains and will have expansive outdoor patios, roof terraces and 
plunge pools.   The units will have high open ceilings with expansive windows overlooking 
the views.   Deep overhangs and sun shades will to the interest of the exterior facades.  

The building massing steps back from Lincoln Drive and off the resort entry drive.    This will 
create roof terraces for each unit as well as break down the building massing.   

The Residential Villas will have amenities that include a separate resort style swimming pools, 
lobby and concierge underground parking with direct elevator access to each unit.    
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RITZ-CARLTON RESIDENTIAL VILLAS
Adjacent to the Hotel, the branded Ritz-Carlton Residential Villas will offer whole ownership 
luxury attached residences.  There will be 80 residential units within the two and three story 
buildings.  The property will have staff dedicated to serving only the residence owners.  
Many hotel services are included, as well “a la carte” services like housekeeping and room 
service.   

The architecture of the Residential Villas follows the general direction of the Ritz-Carlton 
Hotel with simple forms and natural materials.   Each unit is oriented toward the views of 
Camelback and Mummy Mountain, and will have expansive outdoor patios, roof terraces and 
plunge pools.  The units will have high open ceilings with expansive windows overlooking the 
views.   Deep overhangs and sun shades will add to the interest of the exterior facades.  

The building massing steps back from Lincoln Drive and off the resort entry drive.  This will 
create roof terraces for each unit as well as break down the building massing.   

The Residential Villas will have amenities that include a separate resort style swimming pool, 
lobby, concierge, and underground parking with direct elevator access to each unit.    
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RESORT RESIDENTIAL 
Resort Branded Mixed Use - Parcel D
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AREA D - RITZ-CARLTON RESORT RELATED MIXED USE 
Area D residential is a critical zone for softening and quieting between Scottsdale Road, the 
Ritz-Carlton Hotel, and the more open and quiet of Town of Paradise Valley.   

The attached units are whole ownership, resort-branded attached residential of two, three, 
and four stories.  The facades will be broken down and stepped to provide a variety of 
massing and scale.  This approach will tend to mask the existing four story apartment 
complex and office buildings along Scottsdale Road.   

The building massing creates a series of courtyards both internal and with the neighboring 
Ritz-Carlton Residential Villas project.   
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AREA E – PALMERAIE
RESORT RELATED MIXED USED
Area E is a vibrant resort related mixed-use zone with restaurants, retail, offi ce 
and hotel uses.  Half of the parcel is within the Town of Paradise Valley and 
half lies within the City of Scottsdale.  Located between Scottsdale Road, and 
the Ritz-Carlton Hotel this area will become a shopping, restaurant and retail 
mecca for the surrounding area.   

The residential units will be in separate complexes as well as mixed use 
buildings with residential above ground fl oor retail.  This mix will provide a 
dynamic area and a unique place for residents to live, work and shop.   

The retail areas also include commercial retail for the residents of Paradise 
Valley - easily accessible off Indian Bend Road.  The building massing creates a 
series of courtyards, both internal and public spaces, which further encourage 
pedestrian activity and integration of resort and retail uses.  

The summary for the program on the site within Paradise Valley is a follows:

 Retail 130,600 sf

 Residential 243,000 sf

 Food & Beverage 27,700 sf

 Grocery 36,400 sf

 Total Site SF 437,700 sf
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RESORT LANDSCAPE MASTER PLAN
The Ritz-Carlton hotel is central to the site, attracting local residents and hotel guests to its amenities.  
Landscape Architecture plays a key role in providing these amenities and ties to the local and regional 
character by using native and naturalized plant species and surrounding landforms, indigenous materials 
and quality construction methods.

Within the overall resort, the landscape transitions from an informal natural character at the perimeter to a 
formal landscape around the main hotel building and pool area, and along the primary internal streets.  The 
plant palette varies from more native planting along the arroyos to a lush and colorful oasis plant palette in 
the resort core.

Vehicles arriving to the site are valet parked in a well screened parking garage.  Circulation within the site 
is on foot or by cart transportation.  Shaded walkways connect the site, landscaped courtyards, pools, 
outdoor functions spaces, and amenities for families and their children.

IRRIGATION

The separately zoned irrigation system employs spray and drip technology using pop-up spray and rotary 
heads for turf grasses, and point source drip emitters for shrubs and tree plant materials, providing effi cient 
low-water use application of water.  Potable water is used.  Control and monitoring of the irrigation system 
is facilitated by a computerized central control system equipped with a satellite interface.  Irrigation heads 
are spaced so as to not exceed the manufacturer’s recommended maximum spacing and to avoid over-
spray onto hard surfaces and non-irrigated areas.

LANDSCAPE ILLUMINATION

Landscape plantings and pedestrian pathways are illuminated to provide a safe and engaging evening 
experience.  The landscape illumination utilizes low voltage ornamental fi xtures along the paths, tree up-
and downlighting to highlight plant architecture and underwater fi xtures for fountains and pools. Wiring, 
transformers and timers are screened from public view.  Illumination is zoned separately to offer timing 
options for energy effi ciency and to meet Paradise Valley’s Dark Sky Initiative.  Pole lighting refl ects a 
residential scale with pole height limited to 10-12’.  Poles and bollards illuminate the emergency access 
areas.
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Hotel / Oasis

Casitas / Oasis

Streets / Oasis

Mixed Use / Oasis

Riparian Desert

Residential / Lush Desert

Streets / Lush Desert

Residential / Transitional Desert

Streets / Transitional Desert

RESORT LANDSCAPE MASTER PLAN (CHARACTER AREAS)
The Ritz-Carlton Resort landscape provides a key opportunity to express a sense of place in context to the 
Sonoran Desert character of Paradise Valley.  At the same time, the fabric of the landscape will tie together 
the various uses within the resort while transitioning from the urban oasis character along Scottsdale Road 
to the xeric residential landscape along Mockingbird and further west.  The following Landscape Character 
Areas have been integrated into the resort design to accomplish these goals.

Hotel / Oasis Landscape Character Area
The Hotel / Oasis Landscape Zone will be comprised of a mixture of native Sonoran Desert, desert 
adapted, and tropical/exotic plants to create a rich and varied plant palette.  Palm trees will provide fi ltered 
shade for the entry courtyard and pool areas, and create a sense of oasis within the desert.  Turf areas will 
be utilized for outdoor functions and to enhance the oasis character.

Guest Casitas / Oasis Landscape Character Area
Similar to the hotel, the Guest Casitas / Oasis Landscape Zone will be comprised of a mixture of native 
Sonoran Desert, desert adapted, and tropical/exotic plants, but will be less formal in character.

Mixed Use / Oasis Landscape Character Area
This zone will be formal in design, with low level plant masses defi ning outdoor uses while providing 
visibility, and tree alleys providing shade for pedestrian comfort.  Thorny and spiny plant material will be 
minimized near pedestrian areas.

Luxury Attached Residences/ Lush Deser t Landscape Character Area
Similar to the Mixed Use zone, this higher density lifestyle zone will be landscaped for comfort, while also 
minimizing water use.  Terraced living areas will be accented with cascading desert adapted vines, while 
elevated planters bring more detailed and fi nely textured plant palette closer to the resident.

Residential Villas / Transitional Deser t Landscape Character Area
The single family residential areas provide a transition point to the Sonoran Desert landscape.  Planting 
within these areas will be selected from the Arizona Low Water Use Plant List, yet will highlight the brighter 
more vibrant colors of the desert.

Riparian Deser t Corridor Landscape Character Area
The Riparian Desert Corridor Landscape Zone will emphasize native Sonoran Desert plants that 
naturally grow along desert arroyos, rivers, and springs to create a lush desert feel.  Native plants will be 
supplemented with naturalized plant material that are riparian in character and will coincide with on-site 
drainage channels, retention areas, and constructed arroyos.

Interior Streets and Entries / Oasis Landscape Character Area
This character area begins at the main resort entry off of Lincoln, and includes the approach to the hotel, 
the palm court and the street entering from Indian Bend Drive.  This zone will create a unique entry 
experience for residents and resort guests, and will be characterized by formal planting arrangements, palm 
trees, and sculptural accent plant masses. 

Perimeter Streets / Lush Deser t Landscape Character Area
This area of Lincoln Drive will transition from the Oasis character of the entry drive, to the xeric landscape 
along the west boundary.  Planting will be informal, with sweeping masses of desert color.

Perimeter Streets / Transitional Deser t Landscape Character Area
Mockingbird Lane, and the western portion of Indian Bend will be planted in a naturalized desert character 
utilizing native and desert adapted planting, strictly selected from the Arizona Low Water Use Plant List.

NOTES:
• Transitional desert streetscape will include relocated plants salvaged from Town of Paradise Valley 

right-of-way.

• Private rear-yard landscapes for the residential lots, and courtyards within the luxury attached 
residence developments are excluded from the above landscape zones.
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8’ Solid (6’ Wall + 2’ Berm)

6’ Solid

6’ View

Primary Entry Monument

Residential Entry Monument

Branding

LEGEND

RESORT WALL MASTER PLAN
Initial locations of site walls have been identifi ed in the exhibit to the right.  The design intent 
of the walls will be to provide both security for residents and guests, while also respecting 
view corridors and a sense of open space.  As such, view fences have been used where 
possible, and solid walls and screen walls are limited to areas that require enhanced privacy 
or security, or to shield resident views to utility or back of house uses.

Perimeter walls have been identifi ed on this exhibit.  The Hotel area will contain additional 
landscape walls of varying heights to defi ne open space areas and uses.

Notes:

• Private yard walls provided by owner.

• Screen wall and fence guidelines:  Screen walls are used to shield delivery areas, 
service areas, truck courts, mechanical, electrical, plumbing, and fi re protection 
equipment, storage areas, recycling containers, dumpsters, and the like, from public 
view.  Screen walls must respond in form to architecture.  The height of screen walls 
should be as low as possible, but are limited to fi fteen feet (15’), as measured from 
the grade of the outside of the wall.  Top of wall elevations must have a minimum 
of two plane changes.  Uninterrupted linear lengths without a horizontal change of 
alignment may not exceed twenty feet in length.  Screen walls and fences following lots 
lines without a variation in horizontal and vertical alignment are not acceptable.
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6’ Major Pathway  (Public)

6’ Minor Pathway  (Public)

Varying Width Resort Pathway  (Ritz-Carlton Controlled Public Access)

6’ New Perimeter Sidewalk  (Public)

5’ Neighborhood Walk  (Private)

8’ Soft Paved Trail  (Public)

20’ Emergency Access Lane/Pedestrian Pathway
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SAGE LANDSCAPE ARCHITECTURE AND ENVIRONMENTAL
SINCLAIR SITE
NATIVE PLANT INVENTORY BY DESIERTO VERDE, INC.

SALVAGE-
ABLE

"TREE
ID #"

SPECIES
"CACTI

HT 
(FT.)"

"CACTI
ARMS
TOTAL 

FT."

"CACTI
NUM. OF
ARMS"

"TRUNK
DIA. IN."

COMMENTS

Y 1 NATIVE MESQUITE 15.0 

Y 2 TEXAS EBONY 9.0 

N 3 TEXAS EBONY 7.0 ANGLED TRUNK

Y 4 OCOTILLO/BAREROOT 7.0 

Y 5 OCOTILLO 8.0 

Y 6 YUCCA ELATA 10.0 

Y 7 YUCCA ELATA 8.0 

N 8 YUCCA ELATA 5.0 DEHYDRATED

Y 9 SAGUARO 17.0 20.0 9.0 

Y 10 SAGUARO 17.0 8.0 4.0 

Y 11 SAGUARO 19.0 6.0 3.0 

Y 12 YUCCA ELATA 8.0 

Y 13 YUCCA ELATA 10.0 

Y 14 OCOTILLO 10.0 

N 15 BLUE PALO VERDE 6.0 PARTIALLY DEAD

N 16 DESERT WILLOW 9.0 PARTIALLY DEAD

N 17 NATIVE MESQUITE 22.0 WIDE BASE

Y 18 NATIVE MESQUITE 25.0 

N 19 NATIVE MESQUITE 14.0 PARTIALLY DEAD

N 20 NATIVE MESQUITE 16.0 ANGLED TRUNK

N 21 IRONWOOD 20.0 BROKEN BRANCHES

N 22 NATIVE MESQUITE 15.0 ANGLED TRUNK

N 23 IRONWOOD 40.0 WIDE BASE

Y 24 IRONWOOD 18.0 

Y 25 NATIVE MESQUITE 8.0 

N 26 NATIVE MESQUITE 10.0 ANGLED TRUNK

N 27 NATIVE MESQUITE 20.0 WIDE BASE

N 28 NATIVE MESQUITE 10.0 ANGLED TRUNK

N 29 NATIVE MESQUITE 25.0 WIDE BASE

N 30 NATIVE MESQUITE 20.0 WEAK STRUCTURE

N 31 NATIVE MESQUITE 16.0 PARTIALLY DEAD

N 32 IRONWOOD 25.0 WIDE BASE

Y 33 SAGUARO 9.0 TWIN

Y 34 BARREL CACTUS 4.0 

N 35 NATIVE MESQUITE 40.0 WIDE BASE

N 36 NATIVE MESQUITE 8.0 ANGLED TRUNK

SALVAGE-
ABLE

"TREE
ID #"

SPECIES
"CACTI

HT 
(FT.)"

"CACTI
ARMS
TOTAL 

FT."

"CACTI
NUM. OF
ARMS"

"TRUNK
DIA. IN."

COMMENTS

Y 37 NATIVE MESQUITE 6.0 

N 38 NATIVE MESQUITE 5.0 WEAK STRUCTURE

Y 39 NATIVE MESQUITE 10.0 

N 40 NATIVE MESQUITE 7.0 WEAK STRUCTURE

N 41 NATIVE MESQUITE 9.0 WEAK STRUCTURE

Y 42 NATIVE MESQUITE 22.0 

N 43 NATIVE MESQUITE 9.0 WEAK STRUCTURE

N 44 NATIVE MESQUITE 9.0 WEAK STRUCTURE

N 45 NATIVE MESQUITE 13.0 WEAK STRUCTURE

Y 46 NATIVE MESQUITE 15.0 

N 47 TEXAS EBONY 10.0 DAMAGED CAMBIUM

Y 48 OCOTILLO 12.0 

Y 49 TEXAS EBONY 10.0 

Y 50 OCOTILLO 12.0 

Y 51 TEXAS EBONY 11.0 

Y 52 OCOTILLO 7.0 

Y 53 IRONWOOD 12.0 

Y 54 OCOTILLO 8.0 

Y 55 TEXAS EBONY 10.0 

Y 56 MEXICAN FAN PALM 4.0 

Y 57 MEXICAN FAN PALM 6.0 

Y 58 TEXAS EBONY 10.0 

Y 59 NATIVE MESQUITE 11.0 

Y 60 IRONWOOD 13.0 

N 61 IRONWOOD 7.0 BROKEN BRANCHES

Y 62 GREYTHORN 10.0 

Y 63 NATIVE MESQUITE 12.0 

N 64 NATIVE MESQUITE 17.0 DAMAGED CAMBIUM

Y 65 NATIVE MESQUITE 10.0 

N 66 NATIVE MESQUITE 18.0 PARTIALLY DEAD

N 67 GREYTHORN 10.0 WEAK STRUCTURE

N 68 NATIVE MESQUITE 17.0 DAMAGED CAMBIUM

N 69 NATIVE MESQUITE 20.0 SUCKER GROWTH

Y 70 NATIVE MESQUITE 18.0 

N 71 NATIVE MESQUITE 25.0 WIDE BASE

N 72 NATIVE MESQUITE 20.0 WEAK STRUCTURE

Y 73 GREYTHORN 10.0 

N 74 NATIVE MESQUITE 15.0 PARTIALLY DEAD

N 75 NATIVE MESQUITE 15.0 ANGLED TRUNK

SALVAGE-
ABLE

"TREE
ID #"

SPECIES
"CACTI

HT 
(FT.)"

"CACTI
ARMS
TOTAL 

FT."

"CACTI
NUM. OF
ARMS"

"TRUNK
DIA. IN."

COMMENTS

N 76 GREYTHORN 7.0 IN WASH

N 77 NATIVE MESQUITE 20.0 PARTIALLY DEAD

N 78 NATIVE MESQUITE 17.0 PARTIALLY DEAD

N 79 NATIVE MESQUITE 8.0 WEAK STRUCTURE

N 80 NATIVE MESQUITE 12.0 WIDE BASE

N 81 NATIVE MESQUITE 11.0 WIDE BASE

N 82 NATIVE MESQUITE 10.0 PARTIALLY DEAD

N 83 NATIVE MESQUITE 13.0 PARTIALLY DEAD

N 84 NATIVE MESQUITE 14.0 PARTIALLY DEAD

Y 85 NATIVE MESQUITE 13.0 

N 86 NATIVE MESQUITE 22.0 WIDE BASE

Y 87 NATIVE MESQUITE 17.0 

N 88 NATIVE MESQUITE 19.0 ANGLED TRUNK

Y 89 BLUE PALO VERDE 12.0 

N 90 NATIVE MESQUITE 30.0 DAMAGED CAMBIUM

Y 91 GREYTHORN 9.0 

N 92 NATIVE MESQUITE 28.0 WIDE BASE

N 93 NATIVE MESQUITE 29.0 WEAK STRUCTURE

Y 94 GREYTHORN 10.0 

N 95 NATIVE MESQUITE 25.0 BROKEN BRANCHES

N 96 GREYTHORN 14.0 PARTIALLY DEAD

Y 97 GREYTHORN 6.0 

Y 98 GREYTHORN 6.0 

N 99 NATIVE MESQUITE 18.0 PARTIALLY DEAD

N 100 NATIVE MESQUITE 25.0 WIDE BASE

Y 101 GREYTHORN 14.0 

Y 102 GREYTHORN 10.0 

N 103 NATIVE MESQUITE 15.0 PARTIALLY DEAD

N 104 NATIVE MESQUITE 20.0 PARTIALLY DEAD

N 105 NATIVE MESQUITE 22.0 PARTIALLY DEAD

N 106 NATIVE MESQUITE 20.0 PARTIALLY DEAD

N 107 NATIVE MESQUITE 14.0 DAMAGED CAMBIUM

N 108 NATIVE MESQUITE 25.0 DAMAGED CAMBIUM

Y 109 GREYTHORN 11.0 

N 110 NATIVE MESQUITE 15.0 WEAK STRUCTURE

N 111 NATIVE MESQUITE 20.0 PARTIALLY DEAD

Y 112 GREYTHORN 10.0 

N 113 NATIVE MESQUITE 20.0 PARTIALLY DEAD

N 114 NATIVE MESQUITE 10.0 DAMAGED CAMBIUM
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650.851.8810 
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SALVAGE-
ABLE

"TREE
ID #"

SPECIES
"CACTI

HT 
(FT.)"

"CACTI
ARMS
TOTAL 

FT."

"CACTI
NUM. OF
ARMS"

"TRUNK
DIA. IN."

COMMENTS

N 115 NATIVE MESQUITE 13.0 DAMAGED CAMBIUM

Y 116 GREYTHORN 5.0 

N 117 GREYTHORN 7.0 WIDE BASE

N 118 NATIVE MESQUITE 15.0 WEAK STRUCTURE

Y 119 GREYTHORN 10.0 

Y 120 NATIVE MESQUITE 10.0 

N 121 NATIVE MESQUITE 35.0 WIDE BASE

N 122 NATIVE MESQUITE 28.0 WIDE BASE

Y 123 NATIVE MESQUITE 16.0 

N 124 NATIVE MESQUITE 25.0 PARTIALLY DEAD

N 125 GREYTHORN 9.0 WEAK STRUCTURE

N 126 NATIVE MESQUITE 15.0 DAMAGED CAMBIUM

N 127 NATIVE MESQUITE 17.0 PARTIALLY DEAD

N 128 NATIVE MESQUITE 12.0 DAMAGED CAMBIUM

N 129 NATIVE MESQUITE 20.0 WEAK STRUCTURE

N 130 NATIVE MESQUITE 25.0 ANGLED TRUNK

Y 131 GREYTHORN 10.0 

N 132 NATIVE MESQUITE 12.0 ANGLED TRUNK

N 133 NATIVE MESQUITE 25.0 PARTIALLY DEAD

N 134 GREYTHORN 6.0 WEAK STRUCTURE

N 135 GREYTHORN 7.0 PARTIALLY DEAD

N 136 GREYTHORN 5.0 PARTIALLY DEAD

N 137 GREYTHORN 6.0 PARTIALLY DEAD

N 138 NATIVE MESQUITE 16.0 PARTIALLY DEAD

N 139 NATIVE MESQUITE 9.0 DAMAGED CAMBIUM

Y 140 NATIVE MESQUITE 16.0 

N 141 NATIVE MESQUITE 25.0 WIDE BASE

N 142 NATIVE MESQUITE 18.0 WEAK STRUCTURE

N 143 GREYTHORN 12.0 WIDE BASE

N 144 NATIVE MESQUITE 20.0 PARTIALLY DEAD

Y 145 NATIVE MESQUITE 18.0 

N 146 NATIVE MESQUITE 10.0 PARTIALLY DEAD

N 147 NATIVE MESQUITE 17.0 ANGLED TRUNK

Y 148 NATIVE MESQUITE 20.0 

Y 149 NATIVE MESQUITE 10.0 

N 150 NATIVE MESQUITE 6.0 WEAK STRUCTURE

N 151 NATIVE MESQUITE 8.0 WIDE BASE

N 152 NATIVE MESQUITE 9.0 ANGLED TRUNK

N 153 NATIVE MESQUITE 18.0 PARTIALLY DEAD

SALVAGE-
ABLE

"TREE
ID #"

SPECIES
"CACTI

HT 
(FT.)"

"CACTI
ARMS
TOTAL 

FT."

"CACTI
NUM. OF
ARMS"

"TRUNK
DIA. IN."

COMMENTS

Y 154 GREYTHORN 12.0 

Y 155 OCOTILLO 12.0 

Y 156 TEXAS EBONY 11.0 

Y 157 OCOTILLO 10.0 

Y 158 SAGUARO 17.0 3.0 3.0 

Y 159 OCOTILLO 12.0 

Y 160 SAGUARO 15.0 4.0 4.0 

Y 161 OCOTILLO 12.0 

Y 162 OCOTILLO 12.0 

N 163 BANANA YUCCA 3.0 DEHYDRATED

Y 164 YUCCA ELATA 12.0 

Y 165 YUCCA ELATA 12.0 

Y 166 TEXAS EBONY 10.0 

Y 167 OCOTILLO 7.0 

Y 168 TEXAS EBONY 8.0 

Y 169 OCOTILLO 7.0 

Y 170 OCOTILLO 9.0 

Y 171 TEXAS EBONY 8.0 

Y 172 OCOTILLO 12.0 

Y 173 OCOTILLO 12.0 

SALVAGEABILITY CODES:
Y = YES

N = NO

R = REMAIN IN PLACE

CACTUS TABLE
Species SALVAGABLE NON-SALVAGABLE TOTAL

Qty Ft. Qty Ft. Qty Ft.

BANANA YUCCA 0.0 0.0 1.0 3.0 1.0 3.0 

BARREL CACTUS 1.0 4.0 0.0 0.0 1.0 4.0 

MEXICAN FAN PALM 2.0 10.0 0.0 0.0 2.0 10.0 

OCOTILLO/BAREROOT 1.0 7.0 0.0 0.0 1.0 7.0 

SAGUARO 6.0 135.0 0.0 0.0 6.0 135.0 

TOTALS 10.0 156.0 1.0 3.0 11.0 159.0 

TREE TABLE
Species SALVAGABLE NON-SALVAGABLE TOTAL

Qty Ft. Qty Ft. Qty Ft.

BLUE PALO VERDE 1.0 12.0 1.0 6.0 2.0 18.0 

DESERT WILLOW 0.0 0.0 1.0 9.0 1.0 16.0 

GREYTHORN 14.0 133.0 10.0 83.0 24.0 216.0 

IRONWOOD 3.0 43.0 4.0 92.0 7.0 135.0 

NATIVE MESQUITE 19.0 272.0 75.0 1295.0 94.0 1567.0 

OCOTILLO 16.0 162.0 0.0 0.0 16.0 162.0 

TEXAS EBONY 9.0 87.0 2.0 17.0 11.0 104.0 

YUCCA ELATA 6.0 60.0 1.0 5.0 7.0 65.0 

TOTALS 68.0 769.0 94.0 1507.0 162.0 2283.0 
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TRAFFIC REPORT - EXECUTIVE SUMMARY 

This report documents a traffi c impact analysis performed for a mixed use development 
consisting of a resort surrounded by residential dwelling units and commercial land uses. 
The site is located north of Lincoln Drive, south of Indian Bend Road, east of Mockingbird 
Road and west of Scottsdale Road. The site area bounded by these major streets excludes 
the existing Church (St. Barnabus of the Desert), Spectrum Offi ce Development, the Lincoln 
Center Offi ce Development, and the Alliance residential mixed use development leaving a net 
site area of 130 acres. This land is currently undeveloped. A majority of the development 
(110 acres) is located within the Town of Paradise Valley with the northeastern 20 acres 
located within the City of Scottsdale. While the 20 acres within the City of Scottsdale are 
not a part of this application, traffi c generated by the future buildout of this area has been 
considered. 

CivTech Inc. has been retained by Five Star Development to perform the traffi c impact 
analysis for the proposed Ritz-Carlton Resort. The report was previously prepared and 
approved for a mixed use plan in 2007. The site is being re-planned to contain additional 
residential dwelling units and an increase in the total square footage of retail development. 

The purpose of this study is to address traffi c and transportation impacts of the proposed 
development on the surrounding streets and intersections. This traffi c impact analysis was 
prepared based on criteria set forth by the Town of Paradise Valley, the City of Scottsdale 
and the development team. The specifi c objectives of the study are:

1. To evaluate lane requirements on all existing roadways and at all existing intersections 
within the study area.

2. To determine future level of service for all proposed major intersections within the 
study area and recommend any capacity related improvements.

3. To determine necessary lane confi gurations at all major intersections within the 
proposed development to provide acceptable future levels of service.

4. To evaluate the need for future traffi c control changes within the proposed 
development.

5. To evaluate the need for auxiliary lanes at stop and signal controlled intersections.

6. To evaluate the need for deceleration lanes at each site access.

7. To assess any safety concerns on the existing roadways and provide options to ensure 
they are not intensifi ed with an increase in traffi c.

The report documents traffi c impacts generated by the proposed Ritz-Carlton development. 
The development is proposed with a 200 room resort hotel including a spa, lodge, meeting 
facilities, gardens, outdoor function space, and retail. It also includes 80 units of “Resort 
Villas”. The residential component of the plan consists of 160 lots/units of low density 
single family residential and 250 units/lots of luxury attached residences.  The commercial 
component of the site is planned to consist of 454,000 square feet of retail/restaurant use 
and 400 multi-family residential dwelling units.  

The study area was determined during a scoping meeting with staff from the Town of 
Paradise Valley utilizing the original TIA, the Traffi c Impact and Mitigation Measure guidelines 
from the City of Scottsdale and public input received during the planning effort in 2007.

The following recommendations have been documented in this study:

• All existing intersections operate at acceptable levels of service under the existing lane 
confi gurations and stop control.

• This study evaluates three (3) horizon year, the opening year of 2018, opening plus 
fi ve years (2023) and opening plus twenty years (2038).  The future study horizon 
years were analyzed to ensure that future off-site impacts were constructed with the 
current plan.

• According to Figure 3-C from the City of Scottsdale Street Classifi cation Map, from 
the most recent edition of the General Plan dated October 2003, Scottsdale Road is 
classifi ed as a Principal Arterial Road. It currently operates as a six-lane urban arterial 
within the project vicinity.

• Indian Bend Road, west of Scottsdale Road, is classifi ed as a collector street as 
depicted in the Town of Paradise Valley’s Circulation Plan as presented within the 
General Plan. It currently operates as a two lane roadway adjacent to the site

• Lincoln Road, west of Scottsdale Road, is an existing 4-lane urban arterial located 
within the Town of Paradise Valley. It provides a direct connection to Tatum 
Boulevard/44th Street and serves as the primary access point to the proposed Ritz-
Carlton Resort. 

• Mockingbird Lane is classifi ed as a two-lane minor arterial road. There will be no 
access to the Ritz-Carlton development from Mockingbird Lane. 

• The proposed development will provide three main entry points for ingress/egress from 
the surrounding street network. The primary access to the development will be located 
on Lincoln Drive. The second access will be located through the Spectrum Offi ces to 
an existing traffi c signal (6750 North) located along Scottsdale Road. The third access 
will provide a direct connection for the large acreage residential units on the north side 
of the development to Indian Bend Road at the existing traffi c circle. An internal street 
network will connect the three access points. 

• Two additional secondary access points are anticipated; one from Indian Bend Road for 
the commercial parcel and one for the attached residences parcel from Lincoln Drive. 
These driveways have not yet been located but must be places in a safe location for 
the existing commercial driveways along Lincoln Drive and the existing resort along 
Indian Bend Road.

• The commercial and attached residences parcels will utilize the access through the 
Spectrum Offi ces as their primary ingress/egress. 

• The proposed development is expected to generate approximately 3,108 daily 
external trips in 2018, with 327 occurring in the AM peak hour and 291 occurring 
in the PM peak hour. To ensure that the estimate of traffi c impacts is conservatively 
calculated, it is assumed that the development will attract 100 percent of the assumed 
trips upon opening in 2018.

• The proposed development is expected to generate approximately 24,470 daily 
external trips in 2038, with 1,011 occurring in the AM peak hour and 1,784 occurring 
in the PM peak hour. To ensure that the estimate of traffi c impacts is conservatively 
calculated, it is assumed that the development will attract 100 percent of the assumed 
trips upon buildout in 2023.

• All intersections experience an acceptable level of service in the future horizon years 
under the proposed lane confi gurations and stop control as shown in Figure 15, with 
the exception of Quail Run Road and Lincoln Drive intersection.

• The intersection of Quail Run Road and Lincoln Drive intersection will experience an 
unacceptable level of service due to the proposed southbound left-turn resort traffi c.  
It is recommended that this intersection be signalized to help improve the future levels 
of service.  Signal warrants are not met in the opening year of the resort (2018) but 
are met when the resort is fully built-out (2023). It is also anticipated that a traffi c 
signal is warranted to assist with event traffi c. The timing if the installation of the traffi c 
signal should be further evaluated to see if safety or event traffi c triggers the warrant 
prior to the 2023 horizon year. 
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